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City Council Regular Meeting Agenda 

Monday, September 20, 2021, 7:00 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 so 

reasonable accommodations can be made (28 CFR 35.102-35.104 ADA Title 1) 

 

How to join meeting: 

OPTION 1 - 
    1. Go to www.zoom.us and download the app or click “Join A Meeting” and use Meeting ID – 
957 8352 2703 
    2. Or, from any device click https://zoom.us/j/95783522703  

OPTION 2 - Join by phone (audio only): 
    1. Dial 877-853-5257 and use meeting ID# 957 8352 2703 

To simply observe the meeting, go to the City's Public Meetings page - 
www.cityofcamas.us/meetings and click the "Watch Livestream" on the left of the page. 

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

 

CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

PUBLIC COMMENTS 

STAFF PRESENTATIONS 

1. Stormwater Management Action Plan Professional Services Agreement 

Presenter:  Sam Adams, Utilities Manager 

Time Estimate:  5 minutes 
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2. Lake Management Plan - Quality Assurance Project Plan 

Presenter:  Steve Wall, Public Works Director 

Time Estimate:  10 minutes 

CONSENT AGENDA 

NOTE: Consent Agenda items may be removed for general discussion or action. 

3. June 14, 2021 Camas City Council Town Hall Minutes and September 7, 2021 Camas 

City Council Regular and Workshop Meeting Minutes 

4. Automated Clearing House and Claim Checks Approved by Finance Committee 

5. $8,840.00 DKS Associates, Citywide Traffic Signal Controller Upgrades Professional 

Services Agreement Supplement 2 (Submitted by James Carothers, Engineering 

Manager) 

6. 2021 Facility Condition Assessment Professional Services Agreement (Submitted by 

Denis Ryan, Public Works Operations Supervisor) 

NON-AGENDA ITEMS 

7. Staff Miscellaneous Updates 

Presenter:  Jeff Swanson, Interim City Administrator 

Time Estimate:  10 minutes 

 

8. Council 

MAYOR 

9. Mayor Announcements 

MEETING ITEMS 

10. Public Hearing for the 2021 Annual Comprehensive Plan Amendments 
Presenter:  Sarah Fox, Senior Planner 
Time Estimate:  15 minutes 

11. Ordinance No. 20-010 Annual Comprehensive Plan Amendments 
Presenter:  Sarah Fox, Senior Planner  
Time Estimate: 10 min.  

12. Public Hearing Regarding an Amendment to the Development Agreement for the 

Green Mountain PRD 

Presenter:  Steve Wall, Public Works Director 

Time Estimate: 10 min 

13. Public Hearing regarding an Amendment to the Development Agreement relating to 

Sewer Service for the Green Mountain PRD 
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Presenter:  Steve Wall, Public Works Director 

Time Estimate: 10 min 

14. Resolution No. 21-008 Amending the 2019 Water System Plan to include Green 

Mountain Estates Phase 4 Booster Station 

Presenter:  James Carothers, Engineering Manager 

Time Estimate:  Five minutes 

PUBLIC COMMENTS 

ADJOURNMENT 
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Staff Report 
September 20, 2021 Council Workshop Meeting 

 

Stormwater Management Action Plan Professional Services Agreement 

Presenter:  Sam Adams, Utilities Manager 

Time Estimate:  5 minutes 
 

Phone Email 

360.817.7003 sadams@cityofcamas.us 
 

BACKGROUND:  The Stormwater Management Action Plan (SMAP) is a planning process that will 

help the City determine which part of Camas will benefit the most from stormwater capital 

improvements and/or retrofits, short and long term. The SMAP is part of the City’s Stormwater 

NPDES Permit requirement. 

SUMMARY: The SMAP process consists of generating a prioritized watershed inventory, 

development of a process that ultimately results in selection of a high priority area to implement 

improvements, public engagement, and development of the Stormwater Management Action 

Plan. A consultant will be working closely with the City to perform these tasks. The City and various 

stakeholders will be part of the decision making process.   

The City issued a Request for Qualifications (RFQ) on April 2, 2021 to obtain Statement of 

Qualifications from interested consulting firms. Staff received four proposals. The proposals were 

reviewed and scored by three staff members based on the criteria set forth in the RFQ. After 

considering the proposals and scores, two firms were interviewed to obtain additional information 

and determine the preferred consultant. Parametrix was ultimately selected and has provided the 

attached scope of work and fee proposal. 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item?  

 The SMAP is a planning process that will help the City determine which part of Camas will 

benefit the most from stormwater capital improvements and/or retrofits, short and long 

term. 

What’s the data? What does the data tell us?  

 The data developed by this project will help the City determine which area in Camas 

should be focused on for stormwater improvements. 

How have communities been engaged? Are there opportunities to expand engagement?  
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 The communities have not yet been engaged but public engagement will be part of 

the SMAP process.  

Who will benefit from, or be burdened by this agenda item?  

 The City as a whole should benefit from this project.  

What are the strategies to mitigate any unintended consequences?  

 Strategies will be discussed as part of the SMAP process.  

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?  

 N/A 

What potential hurdles exists in implementing this proposal (include both operational and 

political)?  

 When the project engages the public during the SMAP process, staff may receive 

contradictory suggestions or ideas on where future improvements should occur.  

How will you ensure accountabilities, communicate, and evaluate results?  

 Staff will notify Council of all major milestones. Council will be part of the major 

decision-making process of the SMAP.  

How does this item support a comprehensive plan goal, policy or other adopted resolution?  

 This project will help the City meet the Stormwater NPDES Permit requirements. 

BUDGET IMPACT:  This project is partially funded by a Stormwater Financial Assistance 

Program grant from the Department of Ecology. The grant requires a 25% contribution 

(match) from the City. The consultant fees are $130,000. A 25% contribution would result in 

$32,500 expenditure from the Stormwater Fund. This was included and approved in the 2021 

Spring Omnibus. 

RECOMMENDATION:  This item is for Council information only. Staff recommends this item 

be placed on the October 4, 2021 Consent Agenda for Council’s consideration.   
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Client: City of Camas
Project: NPDES Stormwater Management Action Plan
Project No: P5531683808
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$200.72 $127.95 $128.99 $281.29 $128.12 $189.38 $116.51 $208.39 $127.47 $105.07 $143.49 $134.58
Task Subtask Description Labor Dollars Labor Hours
01A Project Management $8,382.56 56 16 32 - - - - - - - - - 8
01A 01    Project Management $8,382.56 56 16 32 8
01B Project Initation and Needs Assessment $12,588.62 76 20 - 24 8 20 2 - - - - 2 -
01B 01    City Staff Workshop $3,759.36 20 8 4 4 4
01B 02    Data Collection $3,572.12 22 4 4 2 8 2 2
01B 03    Gap Analysis Technical Memorandum $5,257.14 34 8 16 2 8
02 Receiving Water Assessment $16,159.16 104 18 - 32 8 32 6 8 - - - - -
02 01    Basin Boundary Check $1,808.64 12 2 4 4 2
02 02    Watershed Inventory $8,534.28 56 8 16 4 16 4 8
02 03    NPDES Table & Map $3,422.34 22 4 8 2 8
02 04    City Check-In Meeting $2,393.90 14 4 4 2 4
03 Receiving Water Prioritization $28,097.60 182 38 - 56 12 56 4 8 - 4 2 2 -
03 01    Watershed Prioritization $15,952.80 100 24 24 8 32 4 8
03 02    City Check-In Meeting $2,393.90 14 4 4 2 4
03 03    Public Engagement Support $2,967.32 22 2 4 16
03 04    Prioritization Technical Memorandum $6,783.58 46 8 24 2 4 4 2 2
04 Surface Water Management Action Plan $59,620.96 386 56 - 72 8 32 78 102 16 6 8 8 -
04 01    Action Identification $32,987.72 212 16 24 4 12 60 80 16
04 02    Public Engagement and Open House $4,645.90 30 4 8 2 8 4 4
04 03    SMAP Report (incl Ecology draft) $18,981.66 126 32 36 8 12 16 6 8 8
04 04    City Check-In Meeting $3,005.68 18 4 4 2 4 2 2
05 Contingency Effort $4,817.28 24 24 - - - - - - - - - - -
05 01    As Needed $4,817.28 24 24

Labor Totals: $129,666.18 828 172 32 184 36 140 90 118 16 10 10 12 8
Totals: $129,666.18 $34,523.84 $4,094.40 $23,734.16 $10,126.44 $17,936.80 $17,044.20 $13,748.18 $3,334.24 $1,274.70 $1,050.70 $1,721.88 $1,076.64

Other Direct Expenses
Mileage $250.00
Other Direct Expenses Total: $250.00

Project Total $129,916.18

Billing Rates:

2021.09.10
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Parametrix Puget Sound Billing Rates - October 1, 2020 through September 30, 2021

Classification Grade Classification Grade

CADD Operator I 8 95 115 Jr. Planner 8 95 115
CADD Operator II 9 105 125 Planner I 10 110 130
CADD Operator III 11 120 150 Planner II 11 120 145
CADD Supervisor/Technical Lead 12 130 160 Planner III 12 125 155
CADD Services Manager 14 145 175 Planner III 13 130 160

Planner IV 14 150 180
Jr. Designer 8 95 115 Sr. Planner 15 165 205
Designer I 10 115 135 Sr. Planner 16 180 220
Designer II 11 120 150 Sr. Planner 17 195 240
Designer III 12 130 160
Designer III 13 140 170 Jr. Scientist/Biologist 8 95 115
Designer IV 14 150 180 Scientist/Biologist I 10 110 130
Sr. Designer 15 165 205 Scientist/Biologist II 11 120 145
Sr. Designer 16 180 220 Scientist/Biologist III 12 125 155
Sr. Designer 17 195 240 Scientist/Biologist III 13 130 160

Scientist/Biologist IV 14 150 180
Jr. Engineer 8 100 120 Sr. Scientist/Biologist 15 165 205
Engineer I 10 120 145 Sr. Scientist/Biologist 16 180 220
Engineer II 11 125 150 Sr. Scientist/Biologist 17 195 240
Engineer III 12 130 160
Engineer III 13 145 180 Environmental Technician I 7-8 95 115
Engineer IV 14 160 195 Environmental Technician II 9 105 125
Sr. Engineer 15 175 215 Environmental Technician III 10 110 130
Sr. Engineer 16 190 230
Sr. Engineer 17 210 255 Jr. Hydrogeologist 8 95 115
Sr. Consultant 18 225 275 Hydrogeologist I 10 110 130
Sr. Consultant 19 240 295 Hydrogeologist II 11 120 145

Hydrogeologist III 12-13 130 160
Electrical Designer I 11 120 150 Hydrogeologist IV 14 150 180
Electrical Designer II 12 135 165 Sr. Hydrogeologist 15 165 205
Electrical Designer III 13 150 180 Sr. Hydrogeologist 16 180 220
Electrical Designer IV 14 160 195 Sr. Hydrogeologist 17 195 240
Sr. Electrical Designer 15-16 185 225
Sr. Electrical Designer 17 205 250 GIS Technician 9 105 125
Electrical Engineer I 11 120 150 GIS Analyst 10 110 130
Electrical Engineer II 12 130 160 Sr. GIS Analyst 11 120 145
Electrical Engineer III 13 145 175
Electrical Engineer IV 14-15 165 205 Graphic Designer 10-11 120 145
Sr. Electrical Engineer 16-17 190 230 Sr. Graphic Designer 12-13 130 160
Sr. Electrical Engineer 18 220 270

Publications Specialist I 8 95 115
Jr. Surveyor 8 95 115 Publications Specialist II 9-10 110 130
Surveyor I 9 105 125 Sr. Publications Specialist 10-11 120 145
Surveyor II 10 110 130 Publications Supervisor 12-13 130 160
Surveyor III 11 120 150 Technical Editor 10-11 120 150
Sr. Surveyor 12 130 160 Sr. Technical Editor 12-13 130 160
Sr. Surveyor 13 160 200
Survey Supervisor 14-16 170 210 Technical Aide 7 85 105
Survey Supervisor 17 185 225 Sr. Technical Aide 8 95 115
Survey Prevailing Wage* Project Coordinator 9 105 125

Sr. Project Coordinator 10 110 130
Jr. Inspector 8 95 115 Project Controls Specialist 11 120 145
Construction Inspector 10-11 115 145 Sr. Project Controls Specialist 12-13 130 160
Sr. Construction Inspector 12-13 130 160
Resident Engineer 13 140 170 Project Accountant 9 105 125
Resident Engineer 14 150 180 Sr. Project Accountant 10-11 115 145
Construction Manager I 12-14 150 180 Accounting Specialist 9 105 125
Construction Manager II 15-17 160 200 Sr. Accounting Specialist 10-11 110 130
Sr. Construction Manager 15 170 210
Sr. Construction Manager 16-17 190 230 Admin Assistant 7 85 105
Owner's Representative 18-19 210 260 Sr. Admin Assistant 8 95 115

Office Administrator 10-11 115 145
Division Manager 16-17 195 240 Sr. Office Administrator 12-13 125 155
Regional Division Manager 18-19 210 260 Office Administrative Manager 14-15 150 180
Operations Manager 16-17 195 235 Business Manager 15-16 160 200
Operations Manager 18-19 225 275 Sr. Contract Administrator 10-11 130 160
Program Manager 19-20 230 280 Director of Risk Management 20 250 300
Principal Consultant 19 225 275
Principal Consultant 20 245 300 UAV Pilot 12-13 155 190
Vice President/Sr. Vice President 18-20 245 300 Expert Witness 350 430

* Prevailing Wage Rates apply to construction surveying on all Washington Public Works Projects.

ZWA 2020-2021
10/1/2020

Min/Max Rate Min/Max Rate
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         Project No. D1011. 
 

STORMWATER MANAGEMENT ACTION PLANNING 
 

 THIS AGREEMENT is entered into between the City of Camas, a municipal corporation, 
hereinafter referred to as "the City", and Parametrix, Inc. hereinafter referred to as the "Consultant", in 
consideration of the mutual benefits, terms, and conditions hereinafter specified. 

1. Project Designation.  The Consultant is retained by the City to perform professional services in 
connection with the project designated as the Stormwater Management Action Planning. 

2. Scope of Services.  Consultant agrees to perform the services, identified on Exhibit "A" attached 
hereto, including the provision of all labor, materials, equipment, supplies and expenses. 

3. Time for Performance.  Consultant shall perform all services and provide all work product 
required pursuant to this agreement by no later than April 30, 2023, unless an extension of such 
time is granted in writing by the City, or the Agreement is terminated by the City in accordance 
with Section 18 of this Agreement.  

4. Payment.  The Consultant shall be paid by the City for completed work and for services rendered 
under this agreement as follows: 

a. Payment for the work provided by Consultant shall be made as provided on Exhibit "B" 
attached hereto, provided that the total amount of payment to Consultant shall not exceed 
the amounts for each task identified in Exhibit “A” (Scope of Services) inclusive of 
labor, materials, equipment supplies and expenses.  Consultant billing rates are attached 
as Exhibit “C”. 

b. The consultant may submit vouchers to the City once per month during the progress of 
the work for payment for project completed to date. Vouchers submitted shall include the 
Project Number designated by the City and noted on this agreement.  Such vouchers will 
be checked by the City, and upon approval thereof, payment will be made to the 
Consultant in the amount approved.  Payment to the Consultant of partial estimates, final 
estimates, and retained percentages shall be subject to controlling laws. 

c. Final payment of any balance due the Consultant of the total contract price earned will be 
made promptly upon its ascertainment and verification by the City after the completion of 
the work under this agreement and its acceptance by the City. 

d. Payment as provided in this section shall be full compensation for work              
performed, services rendered and for all materials, supplies, equipment and incidentals 
necessary to complete the work. 

e. The Consultant's records and accounts pertaining to this agreement are to be kept 
available for inspection by representatives of the City and of the State of Washington for 
a period of three (3) years after final payment.  Copies shall be made available upon 
request. 

 
 

 

 
CITY OF CAMAS 

PROFESSIONAL SERVICES AGREEMENT 
 

616 NE 4th Avenue 
Camas, WA 98607 
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5. Ownership and Use of Documents.  All documents, drawings, specifications, electronic copies 
and other materials produced by the Consultant in connection with the services rendered under 
this Agreement shall be the property of the City whether the project for which they are made is 
executed or not.  The Consultant shall be permitted to retain copies, including reproducible 
copies, of drawings and specifications for information, reference and use in connection with 
Consultant's endeavors. 

6. Compliance with Laws.  Consultant shall, in performing the services contemplated by this 
agreement, faithfully observe and comply with all federal state, and local laws, ordinances and 
regulations, applicable to the services to be rendered under this agreement.  Compliance shall 
include, but not limited to, 8 CFR Part 274a – Control of Employment of Aliens, 
§ 274a.2   Verification of identity and employment authorization. 

7. Indemnification. Consultant shall, indemnify and hold the City of Camas, its officers, officials, 
and employees harmless from any and all injuries, damages, losses or suits including attorney 
fees, arising out of or resulting from the negligent acts, errors or omissions of the Consultant in 
performance of this Agreement, except for injuries and damages caused by the concurrent 
negligence of the City. 

However, should a court of competent jurisdiction determine that this Agreement is subject to 
RCW 4.24.115, then, in the event of liability for damages arising out of bodily injury to persons 
or damages to property caused by or resulting from the concurrent negligence of the Consultant 
and the City, its officers, officials, employees, and volunteers, the Consultant’s liability, including 
the duty and cost to defend, hereunder shall be only to the extent of the Consultant’s negligence.  
It is further specifically and expressly understood that the indemnification provided herein 
constitutes the Consultant’s waiver of immunity under Industrial Insurance, Title 51 RCW, solely 
for the purposes of this indemnification.   This waiver has been mutually negotiated by the 
parties.  The provisions of this section shall survive the expiration or termination of this 
Agreement. 

88..  CCoonnssuullttaanntt''ss  LLiiaabbiilliittyy  IInnssuurraannccee..    

a. Insurance Term. The Consultant shall procure and maintain for the duration of this 
Agreement, insurance against claims for injuries to persons or damage to property which may 
arise from or in connection with the performance of the work hereunder by the Consultant, its 
agents, representatives, or employees. 

b. No Limitation. Consultant’s maintenance of insurance as required by  the Agreement shall 
not be construed to limit the liability of the Consultant to the coverage provided by such 
insurance, or otherwise limit the City’s recourse to any remedy available at law or in equity. 

c. Minimum Scope of Insurance.  Consultant shall obtain insurance of types and coverage 
described below: 

1. Automobile Liability insurance with a minimum combined single limit for bodily 
injury and property damage of $1,000,000.00 per accident.  Automobile Liability 
insurance covering all owned, non-owned, hired and leased vehicles.  Coverage shall 
be at least as broad as Insurance Services Office (ISO) form CA 00 01. 

2. Commercial General Liability insurance shall be written with limits no less than 
$2,000,000.00 each occurrence, $2,000,000.00 general aggregate.  Commercial 
General Liability insurance shall be at least as broad as ISO occurrence form CG 00 
01 and shall cover liability arising from premises, operations, stop-gap independent 
contractors and personal injury and advertising injury.  The Public Entity shall be 
named as an additional insured under the Consultant’s Commercial General Liability 
insurance policy with respect to the work performed for the Public Entity using an 
additional insured endorsement at least as broad as ISO endorsement form CG 20 26. 
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3. Professional Liability insurance appropriate to the consultant’s profession.  
Professional Liability insurance shall be written with limits no less than 
$2,000,000.00 per claim and $2,000,000.00 policy aggregate limit. 

4. Workers’ Compensation coverage as required by Industrial Insurance laws of the 
State of Washington. 

5. Verification. Consultant shall furnish the City with original certificates and a copy of 
the amendatory endorsements, including but not necessarily limited to the additional 
insured endorsement, showing the City of Camas as a named additional insured, 
evidencing the Automobile Liability and Commercial General Liability of the 
Consultant before commencement of the work. 

d. Other Insurance Provision.  The Consultant’s Automobile Liability and Commercial General 
Liability insurance policies are to contain, or be endorsed to contain that they shall be 
primary insurance as respect to the City.  Any Insurance, self-insurance, or self-insured pool 
coverage maintained by the City shall be excess of the Consultant’s insurance and shall not 
contribute with it. 

e. Acceptability of Insurers.  Insurance is to be placed with insurers with a current A.M. Best 
rating of not less than A: VII. 

f. Verification of Coverage.  Consultant shall furnish the City with original certificates and a 
copy of the amendatory endorsements, including but not necessarily limited to the additional 
insured endorsement, evidencing the insurance requirements of the Agreement before 
commencement of the work. 

g. Notice of Cancellation.  The Consultant shall provide the City with written notice of any 
policy cancellation within two business days of their receipt of such notice. 

h. Failure to Maintain Insurance.  Failure on the part of the Consultant to maintain the insurance 
as required shall constitute a material breach of contract, upon which the City may, after 
giving five business days notice to the Consultant to correct the breach, immediately 
terminate the Agreement or, at its discretion, procure or renew such insurance and pay any 
and all premiums in connection therewith, with any sums so expended to be repaid to the City 
on demand, or at the sole discretion of the City, offset against funds due the Consultant from 
the City. 

i. City Full Availability of Consultant Limits.  If the Consultant maintains higher insurance 
limits than the minimums shown above, the City shall be insured for the full available limits 
of Commercial General and Excess or Umbrella liability maintained by the Consultant, 
irrespective of whether such limits maintained by the Consultant are greater than those 
required by this Agreement or whether any certificate of insurance furnished to the City 
evidences limits of liability lower than those maintained by the Consultant. 

9. Independent Consultant.  The Consultant and the City agree that the Consultant is an independent 
Consultant with respect to the services provided pursuant to this agreement.  Nothing in this 
Agreement shall be considered to create the relationship of employer and employee between the 
parties hereto.   

Neither Consultant nor any employee of Consultant shall be entitled to any benefits accorded City 
employees by virtue of the services provided under this Agreement.  The City shall not be 
responsible for withholding or otherwise deducting federal income tax or social security or for 
contributing to the state industrial insurance program, otherwise assuming the duties of an 
employer with respect to Consultant, or any employee of Consultant. 

10. Covenant Against Contingent Fees.  The Consultant warrants that he/she has not employed or 
retained any company or person, other than a bonafide employee working solely for the 
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Consultant, to solicit or secure this contract, and that he has not paid or agreed to pay any 
company or person, other than a bonafide employee working solely for the Consultant, any fee, 
commission, percentage, brokerage fee, gifts, or any other consideration contingent upon or 
resulting from the award or making of this contract.  For breach or violation of this warranty, the 
City shall have the right to annul this contract without liability or, in its discretion to deduct from 
the contract price or consideration, or otherwise recover, the full amount of such fee, commission, 
percentage, brokerage fee, gift, or contingent fee. 

11. Discrimination Prohibited.  During the performance of this Agreement, the Consultant, for itself, 
its assignees, and successors in interest agrees to comply with the following laws and regulations: 

• Title VI of the Civil Rights Act of 1964 
   (42 USC Chapter 21 Subchapter V Section 2000d through 2000d-4a) 

• Federal-aid Highway Act of 1973 
   (23 USC Chapter 3 Section 324) 

• Rehabilitation Act of 1973 
   (29 USC Chapter 16 Subchapter V Section 794) 

• Age Discrimination Act of 1975 
   (42 USC Chapter 76 Section 6101 et seq.) 

• Civil Rights Restoration Act of 1987 
   (Public Law 100-259) 

• Americans with Disabilities Act of 1990 
   (42 USC Chapter 126 Section 12101 et. seq.) 

• 49 CFR Part 21 
• 23 CFR Part 200 
• RCW 49.60.180  

In relation to Title VI of the Civil Rights Act of 1964, the Consultant is bound by the provisions 
of Exhibit "D" attached hereto and by this reference made part of this Agreement, and shall 
include the attached Exhibit "D" in every sub-contract, including procurement of materials and 
leases of equipment, unless exempt by the Regulations or directives issued pursuant thereto. 

12. Confidentiality.  The Contractor agrees that all materials containing confidential information 
received pursuant to this Agreement shall not be disclosed without the City’s express written 
consent.  Contractor agrees to provide the City with immediate written notification of any person 
seeking disclosure of any confidential information obtained for the City. 

13.  Work Product.  All work product, including records, files, documents, plans, computer disks, 
magnetic media or material which may be produced or modified by the Contractor while 
performing the Services shall belong to the City.  Upon written notice by the City during the 
Term of this Agreement or upon the termination or cancellation of this Agreement, the Contractor 
shall deliver all copies of any such work product remaining in the possession of the Contractor to 
the City.  

14. Certification Regarding Debarment, Suspension, or Ineligibility and Voluntary Exlusion—
Primary and Lower Tier Covered Transactions.   

a. The Contractor, defined as the primary participant and its principals, certifies by signing these 
General Terms and Conditions that to the best of its knowledge and belief that they:  

6. Are not presently debarred, suspended, proposed for debarment, declared ineligible, 
or voluntarily excluded from covered transactions by any Federal or State department 
or agency.  

7. Have not within a three-year period preceding this contract, been convicted of or had 
a civil judgment rendered against them for commission of fraud or a criminal offense 
in connection with obtaining, attempting to obtain, or performing a public or private 
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agreement or transaction, violation of Federal or State antitrust statutes or 
commission of embezzlement, theft, forgery, bribery, falsification or destruction of 
records, making false statements, tax evasion, receiving stolen property, making false 
claims, or obstruction of justice;  

8. Are not presently indicted for or otherwise criminally or civilly charged by a 
governmental entity (federal, state, or local) with commission of any of the offenses 
enumerated in paragraph (1)(b) of this section; and  

9. Have not within a three-year period preceding the signing of this contract had one or 
more public transactions (federal, state, or local) terminated for cause of default.  

b. Where the Contractor is unable to certify to any of the statements in this contract, the 
Contractor shall attach an explanation to this contract.  

c. The Contractor agrees by signing this contract that it shall not knowingly enter into any lower 
tier covered transaction with a person who is debarred, suspended, declared ineligible, or 
voluntarily excluded from participation in this covered transaction, unless authorized by the 
BOARD.  

d. The Contractor further agrees by signing this contract that it will include the clause titled 
“Certification Regarding Debarment, Suspension, Ineligibility and Voluntary Exclusion-
Lower Tier Covered Transaction,” as follows, without modification, in all lower tier covered 
transactions and in all solicitations for lower tier covered transactions:  

LLoowweerr  TTiieerr  CCoovveerreedd  TTrraannssaaccttiioonnss  

1. The lower tier contractor certifies, by signing this contract that neither it nor its 
principals is presently debarred, suspended, proposed for debarment, declared 
ineligible, or voluntarily excluded from participation in this transaction by any 
Federal department or agency.  

2. Where the lower tier contractor is unable to certify to any of the statements in this 
contract, such contractor shall attach an explanation to this contract.  

e. The terms covered transaction, debarred, suspended, ineligible, lower tier covered 
transaction, person, primary covered transaction, principal, and voluntarily excluded, as used 
in this section, have the meanings set out in the Definitions and Coverage sections of the rules 
implementing Executive Order 12549. You may contact the BOARD for assistance in 
obtaining a copy of these regulations. 

15. Intellectual Property. 

a. Warranty of Non-infringement. Contractor represents and warrants that the Contractor is 
either the author of all deliverables to be provided under this Agreement or has obtained and 
holds all rights necessary to carry out this Agreement. Contractor further represents and 
warrants that the Services to be provided under this Agreement do not and will not infringe 
any copyright, patent, trademark, trade secret or other intellectual property right of any third 
party. 

b. Rights in Data. Unless otherwise provided, data which originates from this Agreement shall 
be a "work for hire" as defined by the U.S. Copyright Act of 1976 and shall be owned by the 
City.  Data shall include, but not be limited to reports, documents, pamphlets, advertisements, 
books, magazines, surveys, studies, films, tapes, and sound reproductions.  Ownership 
includes the right to copyright, patent, register, and the ability to transfer these rights.  

16. Assignment.  The Consultant shall not sublet or assign any of the services covered by this 
agreement without the express written consent of the City. 
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17. Non-Waiver.  Waiver by the City of any provision of this agreement or any time limitation 
provided for in this agreement shall not constitute a waiver of any other provision. 

18. Conflict of Interest. It is recognized that Contractor may or will be performing professional 
services during the Term for other parties; however, such performance of other services shall not 
conflict with or interfere with Contractor's ability to perform the Services. Contractor agrees to 
resolve any such conflicts of interest in favor of the City. Contractor confirms that Contractor 
does not have a business interest or a close family relationship with any City officer or employee 
who was, is, or will be involved in the Contractor’s selection, negotiation, drafting, signing, 
administration, or evaluating the Contractor’s performance. 

19. City's Right to Terminate Contract.  The City shall have the right at its discretion and 
determination to terminate the contract following ten (10) calendar days written notice.  The 
consultant shall be entitled to payment for work thus far performed and any associated expenses, 
but only after the city has received to its satisfaction the work completed in connection with the 
services to be rendered under this agreement. 

 
20. Notices.  Notices to the City of Camas shall be sent to the following address: 

Jackie Caldwell 
City of Camas 
616 NE 4th Avenue 
Camas, WA 98607 
PH:  360-817-7388 
EMAIL:  jcaldwell@cityofcamas.us  

 
Notices to Consultant shall be sent to the following address: 

Julie Brandt 
Parametrix, Inc. 
719 2nd Avenue. Suite 200 
Seattle, WA 98104 
PH:  206-394-3661 
FX:  855-542-6353 
EMAIL: JBrandt@parametrix.com 
 

21. Integrated Agreement.  This Agreement together with attachments or addenda, represents the 
entire and integrated agreement between the City and the Consultant and supersedes all prior 
negotiations, representations, or agreements written or oral.  This agreement may be amended 
only by written instrument signed by both City and Consultant.  Should any language in any 
Exhibits to this Agreement conflict with any language in this Agreement, the terms of this 
Agreement shall prevail.  Any provision of this Agreement that is declared invalid, inoperative, 
null and void, or illegal shall in no way affect or invalidate any other provision herof and such 
other provisions shall remain in full force and effect. 

22.   Litigation.  In the event a dispute shall arise between the parties to this Agreement, it is hereby 
agreed that the dispute shall be settled by litigation in Clark County, Washington. 

23. Governing Law.  This Agreement shall be governed by and interpreted in accordance with the 
laws of the State of Washington. 

24. Venue.  The venue for any dispute related to this Agreement or for any action to enforce any term 
of this Agreement shall be Clark County, Washington. 

25. Remedies Cumulative.  Any remedies provided for under the terms of this Agreement are not 
intended to be exclusive, but shall be cumulative with all other remedies available to the City at 
law or in equity. 
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26. Counterparts.  Each individual executing this Agreement on behalf of the City and Consultant 
represents and warrants that such individual is duly authorized to execute and deliver this 
Agreement. This Agreement may be executed in any number of counter-parts, which counterparts 
shall collectively constitute the entire Agreement. 

 
 
DATED this ____________ day of ____________________, 2021. 
 
CITY OF CAMAS:    CONSULTANT: 
      Authorized Representative 
 
 
By ____________________________________  By ___________________________________  
 
 
Print Name _____________________________  Print Name ____________________________ 
 
 
Title __________________________________  Title __________________________________ 
 
 

Jenifer Young

EP&C Division Manager
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EXHIBIT “A” 
SCOPE OF SERVICES 
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EXHIBIT “B” 
COSTS FOR SCOPE OF SERVICES 
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EXHIBIT “C” 
CONSULTANT BILLING RATES 
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EXHIBIT “D” 
TITLE VI ASSURANCES 

 
 
During the performance of this AGREEMENT, the CONSULTANT, for itself, its assignees, and 
successors in interest agree as follows: 

1. Compliance with Regulations:  The CONSULTANT shall comply with the Regulations relative 
to non-discrimination in federally assisted programs of the AGENCY, Title 49, Code of Federal 
Regulations, Part 21, as they may be amended from time to time (hereinafter referred to as the 
“REGULATIONS”), which are herein incorporated by reference and made a part of this 
AGREEMENT. 

2. Equal Opportunity Employer:  The CONSULTANT, In all services, programs, activities, hiring, 
and employment made possible by or resulting from this Agreement or any subcontract, there 
shall be no discrimination by Consultant or its selection and retention of sub-consultants, 
including procurement of materials and leases of equipment, of any level, or any of those entities 
employees, agents, sub-consultants, or representatives against any person because of sex, age 
(except minimum age and retirement provisions), race, color, religion, creed, national origin, 
marital status, or the presence of any disability, including sensory, mental or physical handicaps, 
unless based upon a bona fide occupational qualification in relationship to hiring and 
employment. This requirement shall apply, but not be limited to the following: employment, 
advertising, layoff or termination, rates of pay or other forms of compensation, and selection for 
training, including apprenticeship. Consultant shall comply with and shall not violate any of the 
terms of Chapter 49.60 RCW, Title VI of the Civil Rights Act of 1964, the Americans With 
Disabilities Act, Section 504 of the Rehabilitation Act of 1973, 49 CFR Part 21, 21.5 and 26, or 
any other applicable federal, state, or local law or regulation regarding non-discrimination. 

3. Solicitations for Sub-consultants, Including Procurement of Materials and Equipment:  In all 
solicitations either by competitive bidding or negotiations made by the CONSULTANT for work 
to be performed under a sub-contract, including procurement of materials or leases of equipment, 
each potential sub-consultant or supplier shall be notified by the CONSULTANT of the 
CONSULTANT’s obligations under this AGREEMENT and the REGULATIONS relative to 
non-discrimination of the grounds of race, color, sex, or national origin. 

4. Information and Report:  The CONSULTANT shall provide all information and reports required 
by the REGULATIONS or directives issued pursuant thereto, and shall permit access to its books, 
records, accounts, other sources of information, and its facilities as may be determined by 
AGENCY, STATE or the Federal Highway Administration (FHWA) to be pertinent to ascertain 
compliance with such REGULATIONS, orders and instructions.  Where any information required 
of a CONSULTANT is in the exclusive possession of another who fails or refuses to furnish this 
information, the CONSULTANT shall so certify to the AGENCY, STATE or FHWA as 
appropriate, and shall set forth what efforts it has made to obtain the information. 

5. Sanctions for Non-compliance:  In the event of the CONSULTANT’s non-compliance with the 
non-discrimination provisions of this AGREEMENT, the AGENCY shall impose such 
AGREEMENT sanctions as it, the STATE or the FHWA may determine to be appropriate, 
including, but not limited to: 

• Withholding of payments to the CONSULTANT under the AGREEMENT until the 
CONSULTANT complies, and/or; 

• Cancellation, termination, or suspension of the AGREEMENT, in whole or in part. 
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6. Incorporation of Provisions:  The CONSULTANT shall include the provisions of paragraphs (1) 
through (5) in every sub-contract, including procurement of materials and leases of equipment, 
unless exempt by the REGULATIONS, or directives issued pursuant thereto.  The 
CONSULTANT shall take such action with respect to any sub-consultant or procurement as the 
AGENCY, STATE, or FHWA may direct as a means of enforcing such provisions including 
sanctions for non-compliance. 

Provided, however that in the event a CONSULTANT becomes involved in, or is threatened 
with, litigation with a sub-consultant or supplier as a result of such direction, the CONSULTANT 
may request the AGENCY and the STATE enter into such litigation to protect the interests of the 
AGENCY and the STATE and, in addition, the CONSULTANT may request the United States 
enter into such litigation to protect the interests of the United States. 
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TThhee  UUnniitteedd  SSttaatteess  DDeeppaarrttmmeenntt  ooff  TTrraannssppoorrttaattiioonn    
AAppppeennddiixx  AA  ooff  tthhee    

SSttaannddaarrdd  TTiittllee  VVII//  NNoonn--DDiissccrriimmiinnaattiioonn  AAssssuurraanncceess  
DDOOTT  OOrrddeerr  NNoo..  11005500..22AA  

  

DDuurriinngg  tthhee  ppeerrffoorrmmaannccee  ooff  tthhiiss  ccoonnttrraacctt,,  tthhee  ccoonnttrraaccttoorr,,  ffoorr  iittsseellff,,  iittss  aassssiiggnneeeess,,  aanndd  ssuucccceessssoorrss  iinn  iinntteerreesstt  
((hheerreeiinnaafftteerr  rreeffeerrrreedd  ttoo  aass  tthhee  ““ccoonnttrraaccttoorr””))  aaggrreeeess  aass  ffoolllloowwss::  

11..  CCoommpplliiaannccee  wwiitthh  RReegguullaattiioonnss::  TThhee  ccoonnttrraaccttoorr  ((hheerreeiinnaafftteerr  iinncclluuddeess  ccoonnssuullttaannttss))  wwiillll  ccoommppllyy  wwiitthh  tthhee  
AAccttss  aanndd  tthhee  RReegguullaattiioonnss  rreellaattiivvee  ttoo  NNoonn‐‐ddiissccrriimmiinnaattiioonn  iinn  FFeeddeerraallllyy‐‐aassssiisstteedd  pprrooggrraammss  ooff  tthhee  
UU..SS..  DDeeppaarrttmmeenntt  ooff  TTrraannssppoorrttaattiioonn,,  FFeeddeerraall  HHiigghhwwaayy  AAddmmiinniissttrraattiioonn  ((FFHHWWAA)),,  aass  tthheeyy  mmaayy  bbee  
aammeennddeedd  ffrroomm  ttiimmee  ttoo  ttiimmee,,  wwhhiicchh  aarree  hheerreeiinn  iinnccoorrppoorraatteedd  bbyy  rreeffeerreennccee  aanndd  mmaaddee  aa  ppaarrtt  ooff  tthhiiss  

ccoonnttrraacctt..  

22..  NNoonn‐‐ddiissccrriimmiinnaattiioonn::  TThhee  ccoonnttrraaccttoorr,,  wwiitthh  rreeggaarrdd  ttoo  tthhee  wwoorrkk  ppeerrffoorrmmeedd  bbyy  iitt  dduurriinngg  tthhee  ccoonnttrraacctt,,  wwiillll  
nnoott  ddiissccrriimmiinnaattee  oonn  tthhee  ggrroouunnddss  ooff  rraaccee,,  ccoolloorr,,  nnaattiioonnaall  oorriiggiinn,,  sseexx,,  aaggee,,  ddiissaabbiilliittyy,,  iinnccoommee‐‐lleevveell,,  oorr  

LLiimmiitteedd  EEnngglliisshh  PPrrooffiicciieennccyy  ((LLEEPP))  iinn  tthhee  sseelleeccttiioonn  aanndd  rreetteennttiioonn  ooff  ssuubbccoonnttrraaccttoorrss,,  iinncclluuddiinngg  
pprrooccuurreemmeennttss  ooff  mmaatteerriiaallss  aanndd  lleeaasseess  ooff  eeqquuiippmmeenntt..  TThhee  ccoonnttrraaccttoorr  wwiillll  nnoott  ppaarrttiicciippaattee  ddiirreeccttllyy  oorr  

iinnddiirreeccttllyy  iinn  tthhee  ddiissccrriimmiinnaattiioonn  pprroohhiibbiitteedd  bbyy  tthhee  AAccttss  aanndd  tthhee  RReegguullaattiioonnss  aass  sseett  ffoorrtthh  iinn  AAppppeennddiixx  EE,,  
iinncclluuddiinngg  eemmppllooyymmeenntt  pprraaccttiicceess  wwhheenn  tthhee  ccoonnttrraacctt  ccoovveerrss  aannyy  aaccttiivviittyy,,  pprroojjeecctt,,  oorr  pprrooggrraamm  sseett  ffoorrtthh  iinn  

AAppppeennddiixx  BB  ooff  4499  CC..FF..RR..  PPaarrtt  2211..  

33..  SSoolliicciittaattiioonnss  ffoorr  SSuubbccoonnttrraaccttss,,  IInncclluuddiinngg  PPrrooccuurreemmeennttss  ooff  MMaatteerriiaallss  aanndd  EEqquuiippmmeenntt::  IInn  aallll  
ssoolliicciittaattiioonnss,,  eeiitthheerr  bbyy  ccoommppeettiittiivvee  bbiiddddiinngg,,  oorr  nneeggoottiiaattiioonn  mmaaddee  bbyy  tthhee  ccoonnttrraaccttoorr  ffoorr  wwoorrkk  ttoo  bbee  

ppeerrffoorrmmeedd  uunnddeerr  aa  ssuubbccoonnttrraacctt,,  iinncclluuddiinngg  pprrooccuurreemmeennttss  ooff  mmaatteerriiaallss,,  oorr  lleeaasseess  ooff  eeqquuiippmmeenntt,,  eeaacchh  
ppootteennttiiaall  ssuubbccoonnttrraaccttoorr  oorr  ssuupppplliieerr  wwiillll  bbee  nnoottiiffiieedd  bbyy  tthhee  ccoonnttrraaccttoorr  ooff  tthhee  ccoonnttrraaccttoorr’’ss  oobblliiggaattiioonnss  

uunnddeerr  tthhiiss  ccoonnttrraacctt  aanndd  tthhee  AAccttss  aanndd  tthhee  RReegguullaattiioonnss  rreellaattiivvee  ttoo  NNoonn‐‐ddiissccrriimmiinnaattiioonn  oonn  tthhee  ggrroouunnddss  ooff  
rraaccee,,  ccoolloorr,,  nnaattiioonnaall  oorriiggiinn,,  sseexx..  AAggee,,  ddiissaabbiilliittyy,,  iinnccoommee‐‐lleevveell  oorr  LLEEPP..  

44..  IInnffoorrmmaattiioonn  aanndd  RReeppoorrttss::  TThhee  ccoonnttrraaccttoorr  wwiillll  pprroovviiddee  aallll  iinnffoorrmmaattiioonn  aanndd  rreeppoorrttss  rreeqquuiirreedd  bbyy  tthhee  AAccttss,,  
tthhee  RReegguullaattiioonnss  aanndd  ddiirreeccttiivveess  iissssuueedd  ppuurrssuuaanntt  tthheerreettoo  aanndd  wwiillll  ppeerrmmiitt  aacccceessss  ttoo  iittss  bbooookkss,,  rreeccoorrddss,,  

aaccccoouunnttss,,  ootthheerr  ssoouurrcceess  ooff  iinnffoorrmmaattiioonn,,  aanndd  iittss  ffaacciilliittiieess  aass  mmaayy  bbee  ddeetteerrmmiinneedd  bbyy  tthhee  RReecciippiieenntt  oorr  tthhee  
FFHHWWAA  ttoo  bbee  ppeerrttiinneenntt  ttoo  aasscceerrttaaiinn  ccoommpplliiaannccee  wwiitthh  ssuucchh  AAccttss,,  RReegguullaattiioonnss  aanndd  iinnssttrruuccttiioonnss..  WWhheerree  
aannyy  iinnffoorrmmaattiioonn  rreeqquuiirreedd  ooff  aa  ccoonnttrraaccttoorr  iiss  iinn  tthhee  eexxcclluussiivvee  ppoosssseessssiioonn  ooff  aannootthheerr  wwhhoo  ffaaiillss  oorr  rreeffuusseess  
ttoo  ffuurrnniisshh  tthhee  iinnffoorrmmaattiioonn,,  tthhee  ccoonnttrraaccttoorr  wwiillll  ssoo  cceerrttiiffyy  ttoo  tthhee  RReecciippiieenntt  oorr  tthhee  FFHHWWAA,,  aass  aapppprroopprriiaattee,,  

aanndd  wwiillll  sseett  ffoorrtthh  wwhhaatt  eeffffoorrttss  iitt  hhaass  mmaaddee  ttoo  oobbttaaiinn  tthhee  iinnffoorrmmaattiioonn..  

55..  SSaannccttiioonnss  ffoorr  NNoonnccoommpplliiaannccee::  IInn  tthhee  eevveenntt  ooff  aa  ccoonnttrraaccttoorr’’ss  nnoonnccoommpplliiaannccee  wwiitthh  tthhee  NNoonn‐‐  
ddiissccrriimmiinnaattiioonn  pprroovviissiioonnss  ooff  tthhiiss  ccoonnttrraacctt,,  tthhee  RReecciippiieenntt  wwiillll  iimmppoossee  ssuucchh  ccoonnttrraacctt  ssaannccttiioonnss  aass  iitt  oorr  tthhee  

FFHHWWAA  mmaayy  ddeetteerrmmiinnee  ttoo  bbee  aapppprroopprriiaattee,,  iinncclluuddiinngg,,  bbuutt  nnoott  lliimmiitteedd  ttoo::  

aa..  wwiitthhhhoollddiinngg  ppaayymmeennttss  ttoo  tthhee  ccoonnttrraaccttoorr  uunnddeerr  tthhee  ccoonnttrraacctt  uunnttiill  tthhee  ccoonnttrraaccttoorr  
ccoommpplliieess;;  aanndd//oorr  

bb..  ccaanncceelllliinngg,,  tteerrmmiinnaattiinngg,,  oorr  ssuussppeennddiinngg  aa  ccoonnttrraacctt,,  iinn  wwhhoollee  oorr  iinn  ppaarrtt..  

IInnccoorrppoorraattiioonn  ooff  PPrroovviissiioonnss::  TThhee  ccoonnttrraaccttoorr  wwiillll  iinncclluuddee  tthhee  pprroovviissiioonnss  ooff  ppaarraaggrraapphhss  oonnee  tthhrroouugghh  ssiixx  iinn  eevveerryy  
ssuubbccoonnttrraacctt,,  iinncclluuddiinngg  pprrooccuurreemmeennttss  ooff  mmaatteerriiaallss  aanndd  lleeaasseess  ooff  eeqquuiippmmeenntt,,  uunnlleessss  eexxeemmpptt  bbyy  tthhee  AAccttss,,  tthhee  RReegguullaattiioonnss  
aanndd  ddiirreeccttiivveess  iissssuueedd  ppuurrssuuaanntt  tthheerreettoo..  TThhee  ccoonnttrraaccttoorr  wwiillll  ttaakkee  aaccttiioonn  wwiitthh  rreessppeecctt  ttoo  aannyy  ssuubbccoonnttrraacctt  oorr  pprrooccuurreemmeenntt  
aass  tthhee  RReecciippiieenntt  oorr  tthhee  FFHHWWAA  mmaayy  ddiirreecctt  aass  aa  mmeeaannss  ooff  eennffoorrcciinngg  ssuucchh  pprroovviissiioonnss  iinncclluuddiinngg  ssaannccttiioonnss  ffoorr  
nnoonnccoommpplliiaannccee..  PPrroovviiddeedd,,  tthhaatt  iiff  tthhee  ccoonnttrraaccttoorr  bbeeccoommeess  iinnvvoollvveedd  iinn,,  oorr  iiss  tthhrreeaatteenneedd  wwiitthh  lliittiiggaattiioonn  bbyy  aa  
ssuubbccoonnttrraaccttoorr,,  oorr  ssuupppplliieerr  bbeeccaauussee  ooff  ssuucchh  ddiirreeccttiioonn,,  tthhee  ccoonnttrraaccttoorr  mmaayy  rreeqquueesstt  tthhee  RReecciippiieenntt  ttoo  eenntteerr  iinnttoo  aannyy  
lliittiiggaattiioonn  ttoo  pprrootteecctt  tthhee  iinntteerreessttss  ooff  tthhee  RReecciippiieenntt..  IInn  aaddddiittiioonn,,  tthhee  ccoonnttrraaccttoorr  mmaayy  rreeqquueesstt  tthhee  UUnniitteedd  SSttaatteess  ttoo  eenntteerr  
iinnttoo  tthhee  lliittiiggaattiioonn  ttoo  pprrootteecctt  tthhee  iinntteerreessttss  ooff  tthhee  UUnniitteedd  SSttaatteess..  
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TThhee  UUnniitteedd  SSttaatteess  DDeeppaarrttmmeenntt  ooff  TTrraannssppoorrttaattiioonn    
AAppppeennddiixx  EE  ooff  tthhee    

SSttaannddaarrdd  TTiittllee  VVII//  NNoonn--DDiissccrriimmiinnaattiioonn  AAssssuurraanncceess  
DDOOTT  OOrrddeerr  NNoo..  11005500..22AA  

DDuurriinngg  tthhee  ppeerrffoorrmmaannccee  ooff  tthhiiss  ccoonnttrraacctt,,  tthhee  ccoonnttrraaccttoorr,,  ffoorr  iittsseellff,,  iittss  aassssiiggnneeeess,,  aanndd  ssuuccccoorrss  iinn  iinntteerreesstt  
((hheerreeiinnaafftteerr  rreeffeerrrreedd  ttoo  aass  tthhee  ““ccoonnttrraaccttoorr””))  aaggrreeeess  ttoo  ccoommppllyy  wwiitthh  tthhee  ffoolllloowwiinngg  nnoonn‐‐ddiissccrriimmiinnaattiioonn  ssttaattuutteess  aanndd  

aauutthhoorriittiieess,,  iinncclluuddiinngg,,  bbuutt  nnoott  lliimmiitteedd  ttoo::  
PPeerrttiinneenntt  NNoonn‐‐DDiissccrriimmiinnaattiioonn  AAuutthhoorriittiieess::  

••  TTiittllee  VVII  ooff  tthhee  CCiivviill  RRiigghhttss  AAcctt  ooff  11996644  ((4422  UU..SS..CC..  §§  22000000dd  eett  sseeqq..,,  7788  ssttaatt..225522)),,  pprroohhiibbiittss  
ddiissccrriimmiinnaattiioonn  oonn  tthhee  bbaassiiss  ooff  rraaccee,,  ccoolloorr,,  nnaattiioonnaall  oorriiggiinn));;  aanndd  4499  CCFFRR  PPaarrtt  2211..  

••  TThhee  UUnniiffoorrmm  RReellooccaattiioonn  AAssssiissttaannccee  aanndd  RReeaall  PPrrooppeerrttyy  AAccqquuiissiittiioonn  PPoolliicciieess  AAcctt  ooff  11997700,,  ((4422  UU..SS..CC..  

§§  44660011)),,  ((pprroohhiibbiittss  uunnffaaiirr  ttrreeaattmmeenntt  ooff  ppeerrssoonnss  ddiissppllaacceedd  oorr  wwhhoossee  pprrooppeerrttyy  hhaass  bbeeeenn  aaccqquuiirreedd  bbeeccaauussee  
ooff  FFeeddeerraall  oorr  FFeeddeerraall‐‐aaiidd  pprrooggrraammss  aanndd  pprroojjeeccttss));;  

••  FFeeddeerraall‐‐AAiidd  HHiigghhwwaayy  AAcctt  ooff  11997733,,  ((2233  UU..SS..CC..  §§  332244  eett  sseeqq..)),,  pprroohhiibbiittss  ddiissccrriimmiinnaattiioonn  oonn  tthhee  bbaassiiss  ooff  
sseexx));;  

••  SSeeccttiioonn  550044  ooff  tthhee  RReehhaabbiilliittaattiioonn  AAcctt  ooff  11997733,,  ((2299  UU..SS..CC..  §§  779944  eett  sseeqq..)),,  aass  aammeennddeedd,,  pprroohhiibbiittss  
ddiissccrriimmiinnaattiioonn  oonn  tthhee  bbaassiiss  ooff  ddiissaabbiilliittyy;;  aanndd  4499  CCFFRR  PPaarrtt  2277;;  

••  TThhee  AAggee  DDiissccrriimmiinnaattiioonn  AAcctt  ooff  11997755,,  aass  aammeennddeedd,,  ((4422  UU..SS..CC..  §§  66110011  eett  sseeqq..)),,  pprroohhiibbiittss  
ddiissccrriimmiinnaattiioonn  oonn  tthhee  bbaassiiss  ooff  aaggee));;  

••  AAiirrppoorrtt  aanndd  AAiirrwwaayy  IImmpprroovveemmeenntt  AAcctt  ooff  11998822,,  ((4499  UU..SS..CC..  §§  447711,,  SSeeccttiioonn  4477112233,,  aass  aammeennddeedd,,  
((pprroohhiibbiittss  ddiissccrriimmiinnaattiioonn  bbaasseedd  oonn  rraaccee,,  ccrreeeedd,,  ccoolloorr,,  nnaattiioonnaall  oorriiggiinn,,  oorr  sseexx));;  

••  TThhee  CCiivviill  RRiigghhttss  RReessttoorraattiioonn  AAcctt  ooff  11998877,,  ((PPLL  110000‐‐220099)),,  BBrrooaaddeenneedd  tthhee  ssccooppee,,  ccoovveerraaggee  aanndd  
aapppplliiccaabbiilliittyy  ooff  TTiittllee  VVII  ooff  tthhee  CCiivviill  RRiigghhttss  AAcctt  ooff  11996644,,  TThhee  AAggee  DDiissccrriimmiinnaattiioonn  AAcctt  ooff  11997755  aanndd  
SSeeccttiioonn  550044  ooff  tthhee  RReehhaabbiilliittaattiioonn  AAcctt  ooff  11997733,,  bbyy  eexxppaannddiinngg  tthhee  ddeeffiinniittiioonn  ooff  tthhee  tteerrmmss  ““pprrooggrraammss  oorr  
aaccttiivviittiieess””  ttoo  iinncclluuddee  aallll  ooff  tthhee  pprrooggrraammss  oorr  aaccttiivviittiieess  ooff  tthhee  FFeeddeerraall‐‐aaiidd  rreecciippiieennttss,,  ssuubb‐‐rreecciippiieennttss  aanndd  
ccoonnttrraaccttoorrss,,  wwhheetthheerr  ssuucchh  pprrooggrraammss  oorr  aaccttiivviittiieess  aarree  FFeeddeerraallllyy  ffuunnddeedd  oorr  nnoott));;  

••  TTiittlleess  IIII  aanndd  IIIIII  ooff  tthhee  AAmmeerriiccaannss  wwiitthh  DDiissaabbiilliittiieess  AAcctt,,  wwhhiicchh  pprroohhiibbiitt  ddiissccrriimmiinnaattiioonn  ooff  tthhee  bbaassiiss  ooff  
ddiissaabbiilliittyy  iinn  tthhee  ooppeerraattiioonn  ooff  ppuubblliicc  eennttiittiieess,,  ppuubblliicc  aanndd  pprriivvaattee  ttrraannssppoorrttaattiioonn  ssyysstteemmss,,  ppllaacceess  ooff  ppuubblliicc  
aaccccoommmmooddaattiioonn,,  aanndd  cceerrttaaiinn  tteessttiinngg  eennttiittiieess  ((4422  UU..SS..CC..  §§§§  1122113311  ––  1122118899))  aass  iimmpplleemmeenntteedd  bbyy  
DDeeppaarrttmmeenntt  ooff  TTrraannssppoorrttaattiioonn  rreegguullaattiioonnss  4499  CC..FF..RR..  ppaarrttss  3377  aanndd  3388..  

••  TThhee  FFeeddeerraall  AAvviiaattiioonn  AAddmmiinniissttrraattiioonn’’ss  NNoonn‐‐ddiissccrriimmiinnaattiioonn  ssttaattuuttee  ((4499  UU..SS..CC..  §§  4477112233))  ((pprroohhiibbiittss  
ddiissccrriimmiinnaattiioonn  oonn  tthhee  bbaassiiss  ooff  rraaccee,,  ccoolloorr,,  nnaattiioonnaall  oorriiggiinn,,  aanndd  sseexx));;  

••  EExxeeccuuttiivvee  OOrrddeerr  1122889988,,  FFeeddeerraall  AAccttiioonnss  ttoo  AAddddrreessss  EEnnvviirroonnmmeennttaall  JJuussttiiccee  iinn  MMiinnoorriittyy  PPooppuullaattiioonnss  aanndd  
LLooww‐‐IInnccoommee  PPooppuullaattiioonnss,,  wwhhiicchh  eennssuurreess  ddiissccrriimmiinnaattiioonn  aaggaaiinnsstt  mmiinnoorriittyy  ppooppuullaattiioonnss  bbyy  ddiissccoouurraaggiinngg  
pprrooggrraammss,,  ppoolliicciieess,,  aanndd  aaccttiivviittiieess  wwiitthh  ddiisspprrooppoorrttiioonnaatteellyy  hhiigghh  aanndd  aaddvveerrssee  hhuummaann  hheeaalltthh  oorr  
eennvviirroonnmmeennttaall  eeffffeeccttss  oonn  mmiinnoorriittyy  aanndd  llooww‐‐iinnccoommee  ppooppuullaattiioonnss;;  

••  EExxeeccuuttiivvee  OOrrddeerr  1133116666,,  IImmpprroovviinngg  AAcccceessss  ttoo  SSeerrvviicceess  ffoorr  PPeerrssoonnss  wwiitthh  LLiimmiitteedd  EEnngglliisshh  PPrrooffiicciieennccyy,,  
aanndd  rreessuullttiinngg  aaggeennccyy  gguuiiddaannccee,,  nnaattiioonnaall  oorriiggiinn  ddiissccrriimmiinnaattiioonn  iinncclluuddeess  ddiissccrriimmiinnaattiioonn  bbeeccaauussee  ooff  lliimmiitteedd  
EEnngglliisshh  pprrooffiicciieennccyy  ((LLEEPP))..  TToo  eennssuurree  ccoommpplliiaannccee  wwiitthh  TTiittllee  VVII,,  yyoouu  mmuusstt  ttaakkee  rreeaassoonnaabbllee  sstteeppss  ttoo  
eennssuurree  tthhaatt  LLEEPP  ppeerrssoonnss  hhaavvee  mmeeaanniinnggffuull  aacccceessss  ttoo  yyoouurr  pprrooggrraammss  ((7700  FFeedd..  RReegg..  aatt  7744008877  ttoo  7744110000));;  

TTiittllee  IIXX  ooff  tthhee  EEdduuccaattiioonn  AAmmeennddmmeennttss  ooff  11997722,,  aass  aammeennddeedd,,  wwhhiicchh  pprroohhiibbiittss  yyoouu  ffrroomm  ddiissccrriimmiinnaattiinngg  bbeeccaauussee  ooff  sseexx  
iinn  eedduuccaattiioonn  pprrooggrraammss  oorr  aaccttiivviittiieess  ((2200  UU..SS..CC..  11668811  eett  sseeqq))..  
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SCOPE OF WORK 

City of Camas 
SMAP (NPDES Stormwater Management Action Planning) 

 

PROJECT UNDERSTANDING 

The City of Camas (City) is contracting with Parametrix to develop the City’s Stormwater Management Action Plan 
(SMAP), which is required by the Washington State Department of Ecology (Ecology) National Pollutant Discharge 
Elimination System (NPDES) Phase II Municipal Stormwater Permit (Permit).  Parametrix will apply Ecology 
guidance to conditions unique to the City to prepare a SMAP that is based on Permit requirements. 

The project is funded by a Stormwater Financial Assistance Program (SFAP) grant from Ecology; therefore, the 
project schedule is based on both the grant award timeline and the Permit deadlines. 

TASK 1A – PROJECT MANAGEMENT  

The purpose of this task is to track, manage, document, and report on the work effort. 

Approach 

Parametrix will track and administer this contract with the City, including preparing monthly invoices and 
coordinating work efforts with the City’s project manager. Parametrix’s project manager will have routine phone 
and email contact with the City’s project manager as needed. 

Assumptions 

• Project management will extend through April 30, 2023 (23 months). 

• The City will track and administer its grant contract for the SMAP with Ecology. 

Deliverables 

• Monthly invoices and progress reports 

• QA/QC review documentation (delivered upon request) 

TASK 1B – PROJECT INITIATION AND NEEDS ASSESSMENT 

This purpose of this task is to define the project objectives, establish team member roles and communications, 
and define data gaps and needs. 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 2 September 2021 
    

Approach 

City Staff Workshop: Parametrix will prepare for and facilitate a project kickoff workshop with City staff. The 
workshop will include introduction of the project team; definition of the project objectives; review of the scope of 
work and schedule milestones; describe the communications plan; and prepare the risk register.  

Data Collection: The City does not have an in-house geographic information system (GIS) department, so 
Parametrix will collect and analyze available, public GIS data from external organizations such as Clark County, 
Ecology, the U.S. Geologic Service, and others to compile the basin characteristics for the SMAP. The City will 
provide any information it does have. Data may include but are not limited to: 

• Basin hydrography/water feature mapping, including streams and lakes or other receiving waters 

• Basin topography 

• Aerial photos 

• Watershed catchment delineations 

• Drainage system maps 

• Stormwater facility location and type maps 

• Land cover, including soils, vegetation type, tree canopy, and condition  

• Impervious surfaces 

• Public rights-of-way 

• Vacant land maps (if available) 

• Future proposed land use (if applicable)  

• Critical areas, such as wetlands, steep slopes or geologic hazards, buffers, and floodplains 

• Water quality and stream conditions 

• Environmental justice (using USEPA’s EJ Screen, the Washington State Department of Health Washington 
State’s Health Disparity Map, and data from local regional groups as available). 

Data not available will be assessed in the data gaps analysis (see below). 

Data Gap Analysis: Parametrix will prepare a data gaps summary memorandum discussing: 

• Data not available,  

• Quality of available data,  

• Gaps recommended to be filled for the project, and  
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 3 September 2021 
    

• Gaps that can be accepted and addressed through assumptions or extrapolation from other sources. 

Assumptions 

• Up to 3 Parametrix staff members will participate in the kickoff meeting. One 2-hour meeting is assumed. 

• The City will identify and invite other City staff to participate in the workshop. The City will coordinate the 
kickoff meeting location and time and have key City staff at the meetings based on planned topics. 

• Where available, the City will provide Parametrix with information in electronic format via email, FTP site 
transfer, or file a share platform hosted by Parametrix (such as OneDrive/SharePoint or Project Wise). 

• If available in the City’s current records, the City will provide the following information: 

➢ GIS data listed above 

➢ Most recent NPDES annual reports and stormwater management program documents 

➢ Water quality data from surface water or stormwater monitoring programs 

➢ Existing modeling data on the City’s stormwater system and drainage basins within the City, if 
available. 

➢ Results of recent stormwater system needs assessment, including map of problem areas and basic 
project sheets developed to-date. 

• The City will provide Parametrix with document review comments from all City reviewers consolidated 
into a single electronic file. 

• Data gaps that the City chooses to be filled for the project will be addressed by the City. (Parametrix can 
collect certain data for additional scope and fee.) 

• Data gaps that cannot be filled will be addressed through assumptions or extrapolation from other 
sources to the extent possible. 

Deliverables 

• Agenda for City Staff Workshop 

• Draft Data Gaps Assessment technical memorandum for City review in Microsoft Word and PDF 
electronic file formats (3 to 5 pages, not including attachments) 

• Final Data Gaps Assessment technical memorandum in Microsoft Word and PDF electronic file formats 
(3 to 5 pages, not including attachments) 

TASK 2 – RECEIVING WATER ASSESSMENT 

The goal of this task is to assess existing information collected in Task 2 to document relative conditions of the 
local receiving waters and contributing areas. 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 4 September 2021 
    

Approach 

Basin Boundary Check: Parametrix will review watershed catchment delineations and potentially resize, combine, 
or subdivide drainage areas based on analysis units compatible with SMAP review. 

Watershed Inventory: Parametrix will: 

• Identify common basin characteristics for reviewing and categorizing condition and need. 

• Review data gathered in Task 2 pertaining to landscape characteristics (land use and cover, road density, 
impervious area, stream buffers, intact floodplains, and crossings) that usually affect surface water 
conditions.  

• Assess the relative development potential in the basin using available vacant (undeveloped parcels) and 
developable (non-floodplain, steep slope, or similar critical areas) land. 

• Work with the City to identify water quality conditions to that may need improvement. 

NPDES Table and Map: Parametrix will prepare a Watershed Inventory and accompanying web map documenting 
the drainage areas based on Permit requirements. The inventory will be in table format and will include: 

• Each receiving water name, its total watershed area, the percent of the total watershed area that is in the 
Permittee’s jurisdiction 

• A brief description of the relative conditions of the receiving waters based on currently available basic 
water quality assessment information and the contributing areas condition based on current land cover 
and known stormwater management. 

• Findings of the stormwater management influence assessment for each basin and indication of which 
receiving waters will be included in the S5.C.1.d.ii prioritization process. 

• Parametrix will also include a web map of the delineated basins with references to the watershed 
inventory table. If needed, Parametrix will create a copy of the web map with select layers for the City to 
share with Ecology. 

City Check-In Meeting: Parametrix will facilitate a meeting with City staff at the beginning of the City’s review 
period to present the draft Watershed Inventory, answer questions, and collect preliminary comments. 

Assumptions 

• Parametrix will base the assessment on data collected during Task 2. No new data will be collected for 
this effort. 

• The City will provide Parametrix with document review comments from all City reviewers consolidated 
into a single electronic file. 

• For interim grant-required deliverables to Ecology, Parametrix will submit technical content to the City, 
and the City will prepare the stand-alone grant deliverables and submit them to Ecology.  

• The City will take the lead on responding to all comments from Ecology, with Parametrix support on 
technical issues as needed. 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 5 September 2021 
    

• The schedule includes a lag of 10 business days for Ecology review of draft deliverables; however, 
Parametrix will continue or suspend effort on this task based on direction by the City.  

• For Permit-required documents, Parametrix will submit documents to the City, and the City will submit 
the Permit documents to Ecology. 

Deliverables 

• City Draft Watershed Inventory technical memorandum for City review in Microsoft Word and PDF 
electronic file formats (3 to 5 pages, not including data table, map, and attachments). 

• Final Watershed Inventory technical memorandum for City review in Microsoft Word and PDF electronic 
file formats (3 to 5 pages, not including data table, map, and attachments). 

TASK 3 – RECEIVING WATER PRIORITIZATION 

The purpose of this task is to establish prioritization of watershed protection needs to help identify which of the 
City’s local receiving waters are most likely to benefit from stormwater management planning.  

Approach 

Watershed Prioritization: Parametrix will work with the City to prioritize watersheds using an approach based in 
part on the Stormwater Management Action Planning Guidance (Ecology 2019, Publication 19-10-010) and 
Building Cities in the Rain (Washington Department of Commerce 2016, Publication 006). Through this process, 
Parametrix will: 

• Prepare prioritization metrics for local watersheds for review and agreement by the City. 

• For each watershed and receiving water, evaluate current “treated” and “untreated” lands as defined by 
stormwater management system coverage.  

• Identify restoration or protection goal(s) for each watershed or watershed group based on basin 
characteristics and protection needs. 

• Evaluate current and potential opportunities to address watershed restoration and protection goals for 
each watershed or watershed group. 

• Prioritize watersheds or watershed groups based on agreed metrics using a GIS/spreadsheet scoring tool. 

• Work with the City to identify additional, non-quantifiable opportunities and constraints such as political 
support, funding applicability, community perception, etc. in the watershed prioritization. 

• Identify a single watershed or watershed group to target for stormwater management planning in Task 4.  

City Check-In Meeting: Parametrix will facilitate a meeting with City staff at the beginning of the City’s review 
period to present the draft Watershed Prioritization, answer questions, and collect preliminary comments. 

Public Engagement Support: Parametrix will prepare a web-based GIS story map suitable for distribution to the 
Public and for the City to share with Ecology. 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 6 September 2021 
    

Assumptions 

• Parametrix will base the prioritization on data collected during Task 2. No new data will be collected for 
this effort. 

• The City will provide Parametrix with document review comments from all City reviewers consolidated 
into a single electronic file. 

• The City will perform all public advertisement, outreach, and distribution of the web-based GIS story map 
provided by Parametrix. 

• For interim grant-required deliverables to Ecology, Parametrix will submit technical content to the City, 
and the City will prepare the stand-alone grant deliverables and submit them to Ecology.  

• The City will take the lead on responding to all comments from Ecology, with Parametrix support on 
technical issues as needed. 

• The schedule includes a lag of 10 business days for Ecology review of draft deliverables; however, 
Parametrix will continue or suspend effort on this task based on direction by the City.  

• For Permit-required documents, Parametrix will submit documents to the City, and the City will submit 
the Permit documents to Ecology. 

Deliverables 

• Draft Receiving Water Prioritization technical memorandum for City review in Microsoft Word and PDF 
electronic file formats (approximately 10 pages, not including appendices) 

• Final Receiving Water Prioritization technical memorandum in Microsoft Word and PDF electronic file 
formats (approximately 10 pages, not including appendices) 

• A web-based GIS story map suitable for distribution to the public and for the City to share with Ecology 

TASK 4 – STORMWATER MANAGEMENT ACTION PLAN 

The goal of this task is to identify and document high-level stormwater management activities that may improve 
the condition of the high-priority watershed identified in Task 3.  

Approach 

Action Identification: Parametrix will work with the City to identify and create a list of: 

• Concept-level potential stormwater facility retrofits for the area, including identification of BMP types (in 
broad categories such as distributed LID retrofits, regional flow control facilities, targeted water quality 
media filtration for particular pollutants, etc.) and preferred locations where possible (in general 
categories such as regional vs. site-specific facilities, retrofits in the right-of-way vs. parcels, excluded 
areas such as protected natural resources, etc.) 

• Land management/development strategies and/or actions for water quality management 

• If applicable, changes needed to local long-range plans to address SMAP priorities 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 7 September 2021 
    

• A proposed implementation schedule and budget sources for short- and long-term actions 

• A process for future assessments and feedback to inform future changes 

Public Engagement Support: Parametrix will: 

• Support the City in preparing for a virtual/online Public Open House to present the SMAP process so far 
and outline the potential identified actions. 

• Update the web-based GIS story map for use during the Open House and suitable for distribution to the 
Public afterwards to facilitate comment collection. 

SMAP Report: Parametrix will develop a SMAP report that outlines the identified actions and incorporates 
adjustments based on public comment, as approved by the City. 

City Check-In Meeting: Parametrix will facilitate a meeting with City staff at the beginning of the City’s review 
period to present the draft SMAP Report, answer questions, and collect preliminary comments. 

Assumptions 

• Up to 3 Parametrix staff members will participate in the Public Open House. One 2-hour meeting is 
assumed. 

• The City will identify and invite other City staff to participate in the Public Open House, coordinate the 
online platform and time, and conduct public advertising of the event leading up to it. 

• Parametrix will be responsible for developing the figures which will be included in the SMAP. 

• The Receiving Water Assessment and Receiving Water Prioritization technical memoranda prepared 
under earlier tasks will be included as appendices to the SMAP Report. 

• The City will provide Parametrix with document review comments from all City reviewers consolidated 
into a single electronic Excel table file.  

• For interim grant-required deliverables to Ecology (with the exception of the Ecology Draft SMAP), 
Parametrix will submit technical content to the City, and the City will prepare the stand-alone grant 
deliverables and submit them to Ecology.  

• The City will take the lead on responding to all comments from Ecology, with Parametrix support on 
technical issues as needed. 

• The schedule includes a lag of 10 business days for Ecology review of draft deliverables; however, 
Parametrix will continue or suspend effort on this task based on direction by the City.  

• For Permit-required documents, Parametrix will submit documents to the City, and the City will submit 
the Permit documents to Ecology. 

Deliverables 

• An update to the public web-based GIS story map to facilitate comment collection. 
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SCOPE OF WORK (continued) 
 

 

City of Camas  553-1683-808 
SMAP (NPDES Stormwater Management Action Planning) 8 September 2021 
    

• Draft list of stormwater management actions for structural retrofits and targeted areas for City review in 
Microsoft Word and PDF electronic file formats 

• City Draft SMAP Report for one high-priority basin for City review in Microsoft Word and PDF electronic 
file formats, approximately 30 pages (not including appendices) 

• Ecology Draft SMAP Report for one high-priority basin for City review in Microsoft Word and PDF 
electronic file formats, approximately 30 pages (not including appendices) 

• Final SMAP Report for one high-priority basin in Microsoft Word and PDF electronic file formats, 
approximately 30 pages (not including appendices) 

TASK 5 – CONTINGENCY SUPPORT 

The purpose of this task is for Parametrix to provide general support to the City SMAP development in 
supplement to the above tasks on an as-needed basis beyond what is scoped in the previous sections.  

Approach 

For each work element under this task, the City will make a request for support and Parametrix will respond with 
an estimated level of effort, budget, and schedule. This task is based on allowed schedule and budget, and 
development of a specific number of deliverables is not determined. 

Assumptions 

This task scope is based on level of effort, and the budget assumes up to 24 hours of Parametrix Senior Engineer 
staff time. 

Deliverables 

• Draft tables, figures, or technical memorandums for City review in electronic Microsoft Office format 
(Word, Excel, PDF, etc.), as determined when the request is made. 

• Final tables, figures, or technical memorandums in electronic Microsoft Office format (Word, Excel, PDF, 
etc.), as determined when the request is made. 
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Staff Report 
September 7, 2021 Council Workshop Meeting 

 

Lake Management Plan - Quality Assurance Project Plan 

Presenter:  Steve Wall, Public Works Director 

Time Estimate:  10 minutes 
 

Phone Email 

360.817.7899 swall@cityofcamas.us 
 

BACKGROUND:  The City entered into a professional services agreement with Geosyntec 

Consultants in May 2021 to assist the City in completing what has been referred to as “Phase 1” 

of a larger project to complete a Lake Cyanobacteria Management Plan (aka Lake Management 

Plan) for Lacamas, Round and Fallen Leaf Lakes. Phase 1 is intended to: 

 Review background data to understand lake water quality and data gaps. 

 Identify short-term actions to improve lake water quality. 

 Identify funding and volunteer actions to improve lake water quality. 

 Talk with stakeholders to understand concerns about the lakes. 

 Plan how we’ll do the work of creating the actual Lake Management Plan. 

 

Phase 1 is nearing completion. The next Phase of the work that has been identified through the 

current efforts is to develop a Quality Assurance Project Plan (QAPP). Development of the QAPP 

was originally anticipated to be completed with the “Field Data Collection and Analysis” shown 

below in Phase 2 of Figure 1; however, information obtain in the Phase 1 work efforts have pushed 

the project team into moving forward on the QAPP prior to starting work anticipated with the rest 

of Phase 2.  

 

Figure 1:  Lake Management Plan Development Phases 
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SUMMARY:  The QAPP, as identified by the Department of Ecology, “is intended to ensure that 

projects which collect or analyze environmental data develop plans for field, laboratory, and 

analytical activities that meet quality standards appropriate to the goals and scope of the project.” 

Prior to collecting or analyzing any data to be used in the Lake Management Plan (LMP), the City 

is required to develop a QAPP that will identify “exactly what needs to be accomplished, when and 

how it will be done, and by whom”. The QAPP is required to be reviewed and approved by the 

Department of Ecology prior to any sampling or monitoring work being completed.  

Staff has worked with Geosyntec to develop the attached Scope of Work to complete a QAPP for 

development of an LMP. As discussed above, originally, development of the QAPP was anticipated 

to be completed with development of the LMP in Phase 2; however, after discussing the timelines 

with Ecology, staff and the consultant team are proposing to get started on the QAPP as soon as 

possible. Ecology staff have indicated it may take two to three months to get through their review, 

which doesn’t start until the City’s team gets a completed draft prepared. After Ecology’s review, 

the project team anticipates additional time to make any necessary revisions and get the final 

document approved by Ecology.  

As an additional item of interest, the project team is also working on developing the Scope of 

Work for the full Phase 2 effort. The scope of work for development of the LMP will be a separate, 

third contract amendment with Geosyntec Consultants that will be presented to Council later this 

fall.  

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? 

 Provide information to Council regarding the level of effort and requirement needed 

to complete a Quality Assurance Project Plan (QAPP) associated with development of 

a Lake Management Plan (LMP) for Lacamas, Round and Fallen Leaf lakes. 

What’s the data? What does the data tell us? 

 The City must complete a QAPP and have it reviewed and approved prior to collecting 

any data that will be used in development of an LMP. 

How have communities been engaged? Are there opportunities to expand engagement? 

 There are extensive community outreach efforts and opportunities during both Phase 

1 and Phase 2 that are included in the City’s workplan. Phase 1 has included initial 

outreach to potential stakeholders and a brief electronic survey. Phase 2 will include 

development of a full Public Involvement and Outreach Plan and significant public 

input.  
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Who will benefit from, or be burdened by this agenda item? 

 N/A 

What are the strategies to mitigate any unintended consequences? 

 N/A 

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? 

 N/A 

What potential hurdles exists in implementing this proposal (include both operational and 

political)? 

 Though not a significant hurdle, based on past experience it may take significant time 

working with Ecology to meet all requirements of a QAPP and get it reviewed and 

approved by Ecology. 

How will you ensure accountabilities, communicate, and evaluate results? 

 The QAPP will identify how the project will ensure accountability, communicate and 

evaluate the technical results from the sampling, testing and monitoring that gets 

completed. Additionally, the City’s Freshwater Algae Control Program grant funding is 

contingent on the City completing a QAPP. 

How does this item support a comprehensive plan goal, policy or other adopted resolution? 

 This item supports environmental and recreational goals and policies with the City’s 

adopted Comprehensive Plan and adopted Parks, Recreation and Open Space Plan. 

Additionally, the development of an LMP supports the direction provided by Council 

in Resolution No. 20-016. 

BUDGET IMPACT:  The QAPP is estimated to cost approximately $22,700 total, including 

meetings with Ecology and reasonable revisions that may be necessary after the Department of 

Ecology’s review of the draft document.  

The Phase 1 contract signed with Geosyntec Consultants includes a $7,000 Contingency Task to 

collect data from the three lakes over the summer months. Since a QAPP is required to be 

completed prior to collecting any data, staff is proposing to use the Contingency Task to begin 

development of the QAPP. The remainder of the funds required to complete the work ($15,700) 
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are eligible for and are anticipated to come from a portion of the $50,000 Freshwater Algae 

Control Program grant funds received for the Project.  

RECOMMENDATION:  This item is for Council’s information only. Staff is recommending the 

Professional Services Contract Amendment with Geosyntec Consultants be included on the 

October 4, 2021 Consent Agenda for Council’s consideration.   
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920 SW 6th Ave, Suite 600 

 Portland, Oregon 97204 
PH 503.222.9518 

FAX 971.271.5884 

www.geosyntec.com 

 

 

 

VIA ELECTRONIC MAIL 

August 23, 2021 

Mr. Steve Wall, P.E. 

Public Works Director 

City of Camas 

616 NE 4th Avenue 

Camas, WA  98607 

Subject: Phase 2a Scope of Work, Lake Management Planning, Quality Assurance 

Project Plan (QAPP) Development 

Dear Mr. Wall, 

On behalf of Geosyntec Consultants, Inc. (Geosyntec), we are pleased to present you with our draft 

scope of work for Phase 2a of the Lake Management Planning support to the City of Camas (City).  

This interim phase is focused on development of a Quality Assurance Project Plan (QAPP) for 

developing a Lake Cyanobacteria Management Plan consistent with the Washington State 

Department of Ecology (Ecology) guidance. Geosyntec’s team with MacKay Sposito and JLA 

have developed this draft scope of work and budget for developing the QAPP for Lacamas, Round 

and Fallen Leaf Lakes. 

The scope of work and budget serves as Exhibit A and B in the Professional Services Agreement 

between the City of Camas and Geosyntec (Project No. D-1010).  

PHASE 2A SCOPE OF SERVICES 

Objective 

The objective of this task is to develop a QAPP for collecting field data to support a Lake 

Cyanobacteria Management Plan (LCMP) consistent with the Washington State Department of 

Ecology guidance. The format for a LCMP is sufficiently similar to the format of a Lake 

Management Plan previously envisioned by the City of Camas and the Geosyntec team that we 

recommend combining these to be consistent with the Ecology’s guidelines for an LCMP.  

Activities 

 Hold up to 2 meetings with the City to discuss progress in developing the QAPP. 
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Phase 2a Scope of Work, QAPP Development  

August 26, 2021 

Page 2 

 

 

 Hold up to 2 meetings with Ecology personnel to ask questions, seek clarifications and 

discuss the progress in developing the QAPP. 

 Develop Draft QAPP document. 

 Develop Final QAPP document to submit to Ecology after addressing City of Camas 

comments. 

 Participate in up to 2 additional meetings with Ecology personnel to discuss Ecology 

comments and requests for revisions. 

 Participate in 1 additional meeting with the City to discuss progress in revising the 

QAPP. 

Deliverables 

 Draft QAPP for review by the City  

 Draft QAPP for submission to Ecology 

 Revised QAPP based on Ecology comments 

Assumptions 

 City personnel will have an opportunity to provide one round of comments on the draft 

QAPP prior to submission to Ecology. 

BUDGET 

Geosyntec is pleased to provide you this quotation for the Phase 2a Scope of Work, to be completed 

in 30 days, on a time and materials basis of $22,700. We recommend using the $7,000 allocated 

to a Contingency Task under Phase 1 to start development of the QAPP. Therefore, an additional 

$15,700 is needed to complete the QAPP. We assume that $3,000 of this work would be conducted 

by MacKay Sposito and the remainder would be conducted by Geosyntec. MacKay Sposito’s role 

would be to assist in scoping specific field studies, such as stormwater sampling and an aquatic 

vegetation survey. Table 1, below, shows a breakdown of hours by labor category. 
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Phase 2a Scope of Work, QAPP Development  

August 26, 2021 

Page 3 

 

 

Table 1. Cost Estimate for Phase 2a, QAPP Development. 

Description 
Senior 

Principal 

Project 
Professi

onal 

Professi
onal 

Senior 
Staff 

Admin 
Mackay 
Sposito Cost* 

Meetings and Admin                             7               8                                                 4  $3,900 

QAPP Development                             6.5           18.25         20            22                                 20 $15,700 

Post QAPP Submission Support          3                8                                4  $3,100 

Total  16.5    34.25 20 26    4                                   20   $22,700 

 *Line-item costs used hourly bill rates and the communications fee shown in the rate schedule below. 
MacKay Sposito Labor would be marked up 10%. 

 

CLOSURE 

If you have any questions regarding our draft scope of work for Phase 2a, QAPP Development, 

please feel free to contact me at (971) 271-5906, (503) 936-0115, or by email at 

RAnnear@geosyntec.com. 

Thank you for the opportunity to submit this draft scope of work for your consideration. 

Respectfully,  

 

 

Robert Annear,  Ph.D., P.E.(OR, WA, ID, FL, NC) 

Senior Principal Engineer 

971.271.5906 

RAnnear@geosyntec.com 

Geosyntec Consultants 
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These materials are archived electronically by the City of Camas. DESTROY AFTER USE. 

City Council Town Hall Minutes - Draft 

Monday, June 14, 2021, 6:30 PM 

REMOTE MEETING PARTICIPATION 
 

 

WELCOME! 

Communications Director Bryan Rachal called the Town Hall meeting to order at 6:30 p.m. 

Present: Mayor Pro Tem Ellen Burton and Council Members Greg Anderson, Bonnie Carter, 

Don Chaney, Steve Hogan, Shannon Roberts, and Melissa Smith 

Staff: Bernie Bacon, Jennifer Gorsuch, Cathy Huber Nickerson, Mitch Lackey, Trang Lam, 

Robert Maul, Bryan Rachal, Nick Swinhart, Connie Urquhart and Steve Wall 

Press:   Kelly Moyer, Camas-Washougal Post-Record 

CITIZEN ENGAGEMENT 

1. Your elected representatives invite you to participate in this open public meeting in order 
to communicate directly with the City Council. 

The following topics were discussed during the Town Hall: 

 Timing of when the City facilities will be open to the public 

 Housing development and the City’s population and demographics 

 Future Camas Mayor election and considering diversity 

 Homeless population in the area 

 Georgia-Pacific (GP) mill property and 20-year vision 

 Discover Recovery facility location 

 Council Member term limits 

 Grass Valley bird sanctuary and wetlands 

 Achievements and challenges as a Council Member 

 Maintain hometown feel while the City grows and prospers 

 Future of the City’s public health, specifically to address cardiac arrest 

 Lacamas Lake water quality 

 Fireworks in the City 

 Website’s Engage Camas feedback 

 Number of signs along streets and sidewalks 

 Lake Road development and North Shore expansion 

 City Administrator hiring process 

 Camas’ 10-year growth and the Asian population 

 City’s Equity Committee work 

 Land Use Petition Act (LUPA) matter 

ADJOURNMENT 

The meeting adjourned at 8:19 p.m. 
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These materials are archived electronically by the City of Camas. DESTROY AFTER USE. 

City Council Workshop Minutes - Draft 
Tuesday, September 07, 2021, 4:30 PM 
REMOTE MEETING PARTICIPATION 

 

NOTE: Please see the published Agenda Packet for all item file attachments 

SPECIAL MEETING 

CALL TO ORDER 

Mayor Ellen Burton called the meeting to order at 4:30 p.m. 

ROLL CALL 

Present: Council Members Greg Anderson, Bonnie Carter, Don Chaney, Melissa Smith and 
Steve Hogan (Due to connectivity issues, there were brief periods when Council 
Member Hogan was not in the meeting) 

Excused: Council Member Shannon Roberts 

Staff: Phil Bourquin, James Carothers, Sarah Fox, Jennifer Gorsuch, Cathy Huber 
Nickerson, Trang Lam, Robert Maul, Bryan Rachal, Heather Rowley, Denis Ryan, Jeff 
Swanson, Connie Urquhart and Steve Wall 

Press: Kelly Moyer, Camas-Washougal Post-Record (4:46 p.m.) 

PUBLIC COMMENTS 

No one from the public wished to speak. 

Public comments received via publiccomments@cityofcamas.us are attached to these minutes. 

WORKSHOP TOPICS 

1. Camas-Washougal Fire Department Partnership Analysis Update 
Presenters: Nick Swinhart, Fire Chief; Rob Moody and Courtney Seto, Merina+CO  
 
Moody and Seto provided an update about the Fire Department Partnership Analysis. 
Discussion ensued. This item will be placed on a future Council Workshop agenda for 
further discussion. 
 

2. Overview of 2021 Annual Comprehensive Plan Amendment 
Presenter:  Sarah Fox, Senior Planner 
 
Fox reviewed the proposed Comprehensive Plan Amendments. A public hearing will 
be scheduled for the September 20, 2021 Regular Meeting Agenda. 
 

3. Citywide Traffic Signal Controller Upgrades Professional Services Contract 
Supplement 
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Presenter:  James Carothers, Engineering Manager 
  
This item will be placed on the September 20, 2021 Consent Agenda for Council’s 
consideration. 
 

4. Water System Plan Amendment, Including Green Mountain Estates Booster Station 
Presenter:  James Carothers, Engineering Manager 
 
This item will be placed on the September 20, 2021 Regular Meeting Agenda for 
Council’s consideration.   
 

5. 2021 Facility Condition Assessment  
Presenters:  Denis Ryan, Public Works Operations Supervisor and Steve Wall, Public 
Works Director 
 
This item will be placed on the September 20, 2021 Consent Agenda for Council’s 
consideration. 
 

6. Amendments to Green Mountain PRD Development Agreements 
Presenter:  Steve Wall, Public Works Director 
 
A public hearing will be scheduled for the September 20, 2021 Regular Meeting 
Agenda. 
 

7. Staff Miscellaneous Updates 
Presenter:  Jeff Swanson, Interim City Administrator 
  
Maul commented about annual code updates. Discussion ensued. 
 
Wall provided updates about Lacamas Lodge, the water quality advisory at Lacamas 
Lake, and the annual Lacamas Lake drawdown and clean-up event. 
 
Lam commented about the end of summer rentals and the parking lot attendant at 
Heritage Park. 

COUNCIL COMMENTS AND REPORTS 

Carter, Anderson and Burton attended equity listening sessions and are preparing a presentation 
for a Council Workshop in November. 

Carter and Hogan attended the Mayor’s Meet and Greet event at the Camas Library. 

Carter attended the Library Board of Trustees meeting and will attend the Meet the Mayor event 
at the Camas Farmers Market. 

Anderson commented about the Camas-Washougal Fire Department’s (CWFD) 9/11 event and 
will attend a C-TRAN Board meeting. Anderson requested routine Council updates about Stoel 
Rives’ efforts, which has also been placed on the September 7, 2021 Consent Agenda. 

Chaney attended the Columbia River Emergency Services Agency (CRESA) Board meeting. 

Hogan will attend the CWFD 9/11 event.  
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Mayor commented about the Community Conversations key initiative, which includes the Camas-
Washougal Chamber presentation, the Meet the Mayor events at the Camas Library and the 
Camas Farmers Market as well as the upcoming Town Hall.  

Mayor recognized Camas Police Officer Tim McNall and commented about the upcoming the 
Police Activities League (PAL) fundraiser.  

Mayor attended a Steigerwald Lake Wildlife Refuge tour. 

PUBLIC COMMENTS 

John Ley, 444 NW Fremont, Camas, commented about the Mayor’s Meet and Greet at the 
Camas Library and the Lacamas Lake water quality. 

ADJOURNMENT 

The meeting adjourned at 6:08 p.m. 
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From: Douglas Strabel
To: Public Comments
Subject: Four (4) Items for Discussion at the 09/07/2021 CITY COUNCIL MEETING
Date: Tuesday, September 7, 2021 3:49:02 PM

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.

After the CC Meeting (6/07) and the last Town Hall
Meeting (6/14) it has become very apparent that YOU
have decided to avoid DIRECT PUBLIC CONTACT as
much as possible. Some of the responses by your selves
and especially from your fire wall (Dir of Public
Relations) have made that very clear. Therefore the
following questions are STILL OPEN and NEED to be
ADDRESSED.

 

We, the CITIZENS of CAMAS find it amazing that you will
not address the HARD TOPICS – Such as a Solution for
the FIREWORKS ISSUE and keep kicking that can down
the street for another year YET you spend 15 MINUTES
on the topic of PARKING TICKETS.

 

Four (4) Items for the 9/07/2021 CITY COUNCIL
MEETING:

 

1.  Since the City has announced TO ONCE AGAIN SHUT
DOWN City Facilities effective Sept 1st 2021 on what
date will the City Council Meetings move from the Zoom
Format back to a face to face format with
Taxpayer/Citizens in attendance? And additionally
address Item #2?
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2.  Resolution #1252  (dtd 02/2020)  states
Citizens/Taxpayers are currently NOT ALLOWED to
engage in a conversation, ask questions and expect a
response or debate of any type.  The response during
the TH Meeting ONLY mentioned DEBATE. The resolution
covers CONVERSATIONS, Q&A and RESPONSE also.

 

There needs to be a Modification, Amendment or Repeal
of Sec III Note E to thereby allow Conversation, Debate
or Q&A.

 

 

3.  NW Lake Road and NW Sierra Street Traffic Signal:

This item has been moved again and is now listed as #8
on the City of Camas 2022-2027 Six Year Street
Priorities with a schedule date of Jan 2024.

It now has a $380K estimated cost.

 

This item was listed as a $2.5M line item as part of the
$78M in the Failed Prop 2 in the 2019 Election.

 

Will it take a tragedy to get the project moved up in the
priority list?

Why is this project LOWER than other items which have
no potential for injury or death?

 

4.  Northshore Development Phase 2 Consultant
Contract:
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If memory serves, the majority of Camasonians were
not in favor of this project.

There are approx 25K people in Camas. Less than 1K
participated in the Visioning portion of Phase 1.

 

When did the MAJORITY of 25,000 citizens ask for this
Development?

 

Why are CONSULTANTS constantly being used to SELL
ideas to the taxpayers/citizens?

 

The only winners when this is all said and done will be
the Consultants (WSP), the Developers, the Contractors
and those that have sold land to the city of Camas.

 

Not the CITIZENS.

 

What is the REAL PLAN for the almost 900 acres that are
25% owned by the City of Camas?

 

When do the citizens FIND OUT?

 

 

 

Douglas Strabel

4307 NW Oregon St.

Camas, WA
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These materials are archived electronically by the City of Camas. DESTROY AFTER USE. 

City Council Regular Meeting Minutes - Draft 
Tuesday, September 07, 2021, 7:00 PM 
REMOTE MEETING PARTICIPATION 

 

NOTE: Please see the published Agenda Packet for all item file attachments 

SPECIAL MEETING 

CALL TO ORDER 

Mayor Ellen Burton called the meeting to order at 7:00 p.m. 

PLEDGE OF ALLEGIANCE 

ROLL CALL 

Present: Council Members Greg Anderson, Bonnie Carter, Don Chaney, Steve Hogan and 
Melissa Smith 

Excused: Council Member Shannon Roberts 

Staff: Phil Bourquin, Jennifer Gorsuch, Cathy Huber Nickerson, Trang Lam, Shawn 
MacPherson, Robert Maul, Bryan Rachal, Heather Rowley, Denis Ryan, Jeff Swanson, 
Connie Urquhart and Steve Wall 

Press: No one from the press was present 

PUBLIC COMMENTS 

Marie Tabata-Callerame, 5724 NW El Rey Drive, Camas, commented about lake water quality. 

STAFF PRESENTATIONS 

1. Camas Fund Balance Presentation with ARPA and ERP Considerations 
Presenter: Cathy Huber Nickerson, Finance Director 
Time Estimate:  30 minutes 
 
Huber Nickerson reviewed the presentation. Discussion ensued. This item will be 
placed on a future Council Workshop agenda for further discussion. 

CONSENT AGENDA 

NOTE: Consent Agenda items may be removed for general discussion or action. 

2. August 16, 2021 City Council Regular and Workshop Meeting Minutes, and August 
23, 2021 City Council Special Meeting Minutes 

3. $ 1,320,047.73 Automated Clearing House and Claim Checks Numbered 148473 to 
148595; $2,311,847.72 Automated Clearing House, Direct Deposit and Payroll Check 
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Numbered 7918 and Payroll Accounts Payable Checks Numbered 148464 through 
148472 

4. 2021 Public Works Operations Facility Site and Space Needs Analysis (Submitted by 
Denis Ryan, Public Works Operations Supervisor) 

5. Green Mountain Master Plan Phase 1 Park Impact Fee Credits 
(Submitted by James Carothers, Engineering Manager) 

6. Green Mountain Master Plan Phase 2 Park Impact Fee Credits 
(Submitted by James Carothers, Engineering Manager) 

7. Stoel Rives Engagement Letter (Submitted by Jeff Swanson, Interim City 
Administrator) 

It was moved by Anderson, and seconded, to approve the Consent Agenda. The 
motion carried unanimously. 

NON-AGENDA ITEMS 

8. Staff  

 Maul commented about Code Updates. Discussion ensued. 

9. Council 

 There were no updates from Council. 

MAYOR 

10. Mayor Announcements 

 Mayor invited everyone to the Meet the Mayor event at the Camas Farmers Market. 

MEETING ITEMS 

11. Grass Valley Park Tennis Court Resurfacing 
Presenter:  Denis Ryan, Public Works Operations Supervisor 

It was moved by Carter, and seconded, to approve the Agreement for the Grass 
Valley Park Tennis Court Resurfacing Project with Hellas Construction for 
$50,811.42 and authorize the Mayor to sign. The motion carried unanimously. 

12. Ordinance No. 21-009 Remote Meetings Code Update 
Presenter:  Jennifer Gorsuch, Administrative Services Director 

It was moved by Anderson, and seconded, that Ordinance No. 21-009 be read by 
title only. The motion carried unanimously. 

It was moved by Anderson, and seconded, that Ordinance No. 21-009 be 
adopted and published according to law. The motion carried unanimously. 

PUBLIC COMMENTS 
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No one from the public wished to speak. 

ADJOURNMENT 

The meeting adjourned at 8:31 p.m. 
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Supplemental Agreement 
Number 

Organization and Address 

Phone: 

Original Agreement Number 

Project Number Execution Date Completion Date 

Project Title New Maximum Amount Payable 

Description of Work 

The Local Agency of 
desires to supplement the agreement entered in to with 
and executed on  and identified as Agreement No. 
All provisions in the basic agreement remain in effect except as expressly modified by this supplement.  
The changes to the agreement are described as follows: 

I 
Section 1, SCOPE OF WORK, is hereby changed to read: 

II 
Section IV, TIME FOR BEGINNING AND COMPLETION, is amended to change the number of calendar days 
for completion of the work to read: 

III 
Section V, PAYMENT, shall be amended as follows: 

as set forth in the attached Exhibit A, and by this reference made a part of this supplement. 
If you concur with this supplement and agree to the changes as stated above, please sign in the Appropriate 
spaces below and return to this office for final action. 

By: By: 

Consultant Signature Approving Authority Signature 

Date 
DOT Form 140-063
 Revised 09/2005

2 DKS Associates
720 SW Washington St. Ste. 500
Portland, OR 97205

503-243-3500
LA 10020

CM-0060(002) June 30,2022

Small Cities ATPM (T1015) $64,090.00

Produce a Public Interest Finding (PIF) and associated Plans, Special Provisions, and Estimate (PS&E)
revisions in order to readvertise for bid.
Previous Maximum Amount Payable: $55,250.00
Additional Amount Payable per Supplement 2: $8,840.00

City of Camas
DKS Associates

2/18/2020 LA 10020

The attached Exhibit A: Scope of Work describes the additional tasks needed to produce a Public Interest
Finding (PIF) and associated Plans, Special Provisions, and Estimate (PS&E) revisions in order to readvertise
for bid.

No change

No change
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Exhibit A: Scope of Work 
 

Page 1 of 2 
 

VAST Small Cities ATMS – Amendment 2 
 
The proposed Scope of Work describes the tasks needed to produce a Public Interest 
Finding (PIF) and associated Plans, Special Provisions, and Estimate (PS&E) revisions 
in order to readvertise for bid.  

Scope of Services  

City of Camas (Task 2) 

Task 2.3.2 - Final PS&E (REVISED) 

Consultant shall develop and submit to City of Camas final PS&E package. 

Consultant shall: 
 Update Plans, Special Provisions, and Engineer’s Cost Estimate and bid item list 

based on PIF. 
 Prepare, stamp and sign final Plans and any necessary detail sheets. 
 Prepare, stamp and sign final Special Provisions including required “Boiler Plate” 

updates.  
 Prepare a final Engineer’s Cost Estimate and bid item list. 

Task 2.3.2 Deliverables:  
 One set of final paper plans in 11” x 17” plan sheet format. 
 Electronic files of plans in AutoCad format.  
 Final bid documents consisting of one electronic set and one hard-copy set of the 

Project Special Provisions and Engineer’s Cost Estimate. 

Task 2.3.3 – Public Interest Finding (NEW) 

Consultant shall develop and submit to City of Camas the Public Interest Finding form 
and backup material for submittal to WSDOT Local Programs. 

Consultant shall: 

 Complete WSDOT form 140-050 for Agency procured equipment. 
 Provide and attach cost justification material in coordination with equipment 

providers. 
 Request Buy America compliance documentation from equipment providers. 
 Address and respond to comment from WSDOT Local Programs. 

Task 2.3.3 Deliverables:  
 Draft and Final WSDOT form 140-050 with attachments 

Task 2.5 – Construction Support (NO CHANGE TO SCOPE AND FEE, REFERENCE 
ONLY) 
Consultant shall conduct the following to support the City of Camas during construction: 

 Provide answers to written questions received during the bidding process.  
 Provide formal clarification of design intent and design revisions due to design 

errors or omissions. 
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Exhibit A: Scope of Work 
 

Page 2 of 2 
 

 Prepare Project addenda letter(s) and addendums to plans as necessary.  
 Review and comment in writing on adequacy of Construction Contractor 

submittals and re-submittals as required. 
 Perform and provide “as constructed” drawing revisions to the portions of the 

project they designed. Changes will be provided by the City. 

Task 2.5 Deliverables: 
 Responses to Contractor questions during bidding. 
 Formal clarification of design intent or design revisions due to design errors or 

omissions within three working days upon receipt of request from City.  
 Addenda in electronic (Microsoft Word or pdf) format. Plan sheets with 

addenda shall be on paper and stamped and signed.  
 Reviewed submittals in electronic format. 
 Complete “As Constructed” drawings. 

Task 2.5 Assumptions 
 The level of effort is assumed to be 40 hours of consultant time. 
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DKS Associates

Exhibit B - Fee Estimate

VAST Small Cities ATMS - Amendment 2

Task #

Hours Labor Cost Total Cost

2 City of Camas

2.3 Develop PS & E 46 8,840$            8,840$           

2.3.2 Final Plans

Cost Estimate

Special Provisions

2.3.3 Public Interest Finding

City of Camas Total 46 8,840.00$       8,840.00$      
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STAFF REPORT  
Annual Comprehensive Plan Amendments 

City File Number: CPA21-01 
  
 

TO: Mayor Burton 

City Council 

 

 DATE:   

               

September 8, 2021 

FROM:                         Sarah Fox, Senior Planner on behalf of the Planning Commission 

 

LOCATION:                          4555 and 4615 NW Camas Drive (4.80 acres) 

 

PUBLIC NOTICE: A public hearing notice was posted on the city’s website and published in 

the Camas Post Record on September 9, 2021. Notices were mailed to 

property owners within 300-feet on September 8 and June 9.    

WA Department of 

Commerce:  
Notice of intent to adopt amendments was received by the Department of 

Commerce on  May 10, 2021(Material ID #2021-S-2641). The 60-day notice 

period ended on July 5, 2021.  

STATE 

ENVIRONMENTAL 

POLICY ACT (SEPA) 

The city issued a SEPA determination of Non-Significance Non-Project Action 

on July 29 with a comment period ending on August 12 (Legal Publication 

No. 581760). No comments were received or appeals filed. 

APPLICABLE LAW:  Camas Municipal Code Chapters (CMC) Chapter 18.51 

 

CONTENTS: 

I. COMPREHENSIVE PLAN AMENDMENT PROCESS ............................................................................. 2 

II. BACKGROUND ...................................................................................................................................... 2 

III. LAND INVENTORY .................................................................................................................................. 2 

IV. APPLICABLE COMPREHENSIVE PLAN GOALS & POLICIES .............................................................. 4 

V. PROPOSED AMENDMENT .................................................................................................................... 5 

VI. PUBLIC COMMENT ................................................................................................................................ 7 

VII. STAFF RECOMMENDATION .................................................................................................................. 7 

VIII. TABLE 1 –2021 COMPREHENSIVE PLAN ACREAGE (PROPOSED) .................................................. 8 

IX. ZONING REGULATIONS ...................................................................................................................... 10 

X. DEVELOPMENT STANDARDS – CHAPTER 18.09 ............................................................................... 11 
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CPA 2021| Page 2 of 11 

This Staff Report will: 

 Analyze the City’s Comprehensive Plan policies and goals 

 Analyze the issues set forth in CMC 18.51 

I. COMPREHENSIVE PLAN AMENDMENT PROCESS  

Each year in the months leading up to January, the City announces that proposed amendments to 

the Comprehensive Plan will be received for 30 days.  The 2021 announcement was published in the 

Camas Post Record and ran weekly from November 5 to December 3, 2020. The City received one 

application (File: CPA21-01).  

Planning Commission held a public hearing on June 15 and unanimously recommended approval.  

II. BACKGROUND 

In 2016, the city adopted a cover to cover update to its comprehensive plan and map, titled Camas 

2035 (Ord. 16-010). The city’s comprehensive plan guides land use development and public facility 

investment decisions, consistent with the state’s Growth Management Act (GMA) and Clark County’s 

Community Framework Plan.  

The plan includes six elements that work together to achieve the community’s vision and long-term 

economic vitality. Those elements include policies and goals as follows: Land Use; Housing; Natural 

Environment; Transportation and Street Plans; Public Facilities, Utilities, and Services; and Economic 

Development.   

The plan anticipated that the city would have a total population of 34,098 in 2035 and would add 

11,182 new jobs. The city’s population according to the 2020 Census is 26,025, which was a 34.7% 

increase from the 2010 Census and a 4.3% growth from 2019. 

The City must evaluate proposed comprehensive plan changes in order to provide a balance of 

residential and employment lands. The City must also carefully evaluate the amount of developable 

land for each use, after deducting for critical areas or other challenges. The following report will 

discuss the city’s compliance with the population and employment allocations to date and provide 

an analysis of the proposed amendments.   

III. LAND INVENTORY 

EMPLOYMENT LANDS 

The city’s vision for economic development (Camas 2035, Section 6.1) in part reads, “In 2035, the 

economy has grown to attract a variety of businesses that offer stable employment opportunities and 

family wage jobs in the medical and high tech fields.”  

The City has approximately 3,398 acres designated for employment (combined commercial and 

industrial lands), or 33% of the overall acreage.  Based on Clark County’s Vacant Buildable Lands 

Model, it is estimated that there is 1,124 net acres of vacant and underutilized employment land in 

Camas. The model estimates that the city needs 337 net acres of Commercial land and 493 acres of 

Industrial land (total of 830 net acres) to create 11,182 additional jobs by 2035. According to the 

calculations, there is excess capacity of 294 net acres of employment land.  

Given the high-level nature of the buildable lands analysis, there may be additional land that cannot 

be developed when detailed site plans are researched, or alternatively, a new employer may 
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exceed the estimated jobs per acre based on whether their industry can expand vertically instead of 

lineally.    

The Industrial comprehensive plan designation is comprised of the following zones: Light Industrial (LI); 

Light Industrial Business Park (LI/BP); Business Park (BP); and Heavy Industrial (HI). The city’s industrial 

lands include the top employers, some school district properties, and provide family-wage jobs. 

Commercially designated properties include the following zones: Regional Commercial (RC); 

Downtown Commercial (DC); Mixed Use (MX); Neighborhood Commercial (NC); and Community 

Commercial (CC). The most recent commercial developments and preliminary approvals have 

occurred in the city’s downtown and along NW 38th Avenue.  

RESIDENTIAL LANDS 

The majority of land in Camas is designated for 

single family residential uses (45%). Together with 

multifamily, residentially designated lands 

comprise approximately 53% of total acreage. 

Camas 2035 states that the city must add 3,868 

new residential units within residentially 

designated areas by 2035 to meet the growth rate 

of 1.26 percent population growth per year. Since 

adoption in 2016, there has been an average of 

250 residential units built per year.  

In July, the city adopted the Camas Housing 

Action Plan (Res. 21-006), which provides detailed 

background information on the city’s current 

housing stock, and strategies to further the 2035 

goals of achieving a greater mix of housing types, sizes, and affordability levels. The following chart is 

an excerpt from the plan. The full plan is available on the city’s website at: 

https://www.cityofcamas.us/com-dev/page/camas-housing-action-plan.  

Multifamily Apartment and Townhouse Developments in Camas, 2020 

Development Name Type Year Built 
NUMBER OF 

UNITS 

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

Hill Crest Apartments, 1222 NW Couch Street Apartments 1971 5 

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

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

Crown Villa, 1529 Division Street Apartments 1986 19 

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

Russell Street Townhouses, 1820 SE Seventh Ave Townhomes 1996 9 

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

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

Camas Ridge, 1420 NW 28th Avenue Apartments 2011 51 

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

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

Stoneleaf Townhomes, 5843 NW 26th Avenue Townhomes 2015 12 

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

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

Clara Apartments, 608 NE Birch Street Apartments 2020 32 

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

Parklands at Camas Meadows, NW Longbow Lane Townhomes 2020 24 

Single 

Family

92%

2-4 Units

5%

5+ Units

3%

Percentage of Total Housing 

Units by Structure Type
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IV. APPLICABLE COMPREHENSIVE PLAN GOALS & POLICIES 

In order to support changes to the comprehensive plan, Camas 2035, the city must determine that 

the plan is deficient or should not continue in effect. Further, the city must agree that the proposed 

amendments comply with and promote the goals of the growth management act. 

Commercial and industrial properties are where we focus job growth in the city. The 2035 Plan 

includes goals and policies for job growth within the Economic Development element of the plan (Ch. 

6). The subject property is located within the “Grass Valley” area of the city, which is within an 

economic development target area. The applicant proposes to amend the Industrial designation to 

Commercial, with an associated zoning of Mixed Use.     

Employment Land Use (Camas 2035, Ch. 1): “Goal LU-2: Create a diversified economy and serve 

Camas residents and tourists by providing sufficient land throughout the City to support a variety of 

business types and employment opportunities.” 

Housing (Camas 2035, Ch. 2): The city’s housing goals and policies focus on increasing housing 

diversity and affordability over the next 20 years. Citywide housing goal (H-1) states, “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.” The following policies are 

particularly applicable to the proposed amendments:    

H-2.3: Any comprehensive plan designation change that increases residential capacity should 

require a quarter (25 percent) of the new units to be affordable to households earning 50 to 80 

percent of Camas’ MHI at the time of development. 

H-2.4: All affordable housing created in the City should remain affordable for the longest 

possible term, whether created with public funds, through development agreements, or by 

regulation. 

Policy Lu-2.7: Protect employment land from conversion to residential uses in order to ensure 

an adequate supply of commercial and industrial land to meet 20-year employment 

projections. 

Economic Development (Camas 2035, Ch. 6):  

Grass Valley Economic Development Goal, ED 3: Promote a cooperative industrial business park in 

which businesses and the City share resources efficiently to achieve sustainable development, with 

the intention of increasing economic gains and improving environmental quality. 

Policy ED-3.3: Protect employment land from conversion to residential uses by requiring an 

analysis of adequate buildable lands in Grass Valley to meet 20-year employment projections 

prior to land conversion approval. 

EVALUATION CRITERIA – CMC SECTION 18.51.030 (A-D) 

The application materials must include responses to eight general questions (A-H, of CMC§18.51.010).   

After considering whether or not the current plan is deficient, the Planning Commission must 

recommend whether to support, reject or defer the amendments to City Council. The code provides 

the following criteria at CMC§18.51.030:  

A. Impact upon the city of Camas comprehensive plan and zoning code;  
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B. Impact upon surrounding properties, if applicable;  

C. Alternatives to the proposed amendment; and  

D. Relevant code citations and other adopted documents that may be affected by the proposed 

change. 

At the following section, staff will address the applicable criteria for each proposal. At Section VIII of 

this report, there is a summary of the proposed changes to land use acreages. There are also detailed 

maps of each proposal at Section X.    

V. PROPOSED AMENDMENT 

A. VANPORT PROPERTY (FILE #CPA21-01) 

Description: Amend comprehensive plan to “Commercial” with an associated rezone to “Mixed Use” 

at a 4.8 acre site that is currently vacant. 

 

Site Description: The combined 4.8 subject property is designated Industrial with a zoning of Light 

Industrial/Business Park (LI/BP). The site is currently vacant. The same designation lies to the north, west 

and south of the site. To the north is the Camas Meadows Golf Course and across the street, to the 

south is an industrial business park.  To the east of the subject site, properties owned by Lofts at Camas 

Meadows were amended last year to Commercial with an concurrent rezone of Mixed Use. Further to 

the southeast are multifamily designated properties, with one project, the Village at Camas Meadows 

under construction. Another multifamily development is located north of the golf course. To the east 

of the golf course, there is a Business Park zone with a mixed use development planned.  

Discussion: The applicant requests that the comprehensive plan designation of Industrial on the 

subject parcels be amended to Commercial, with a concurrent rezone to Mixed Use (MX).    

In order to better evaluate the proposal, the city must consider the comprehensive plan goals and 

policies for the Grass Valley Area (Economic Development, Chapter 6) and the zoning regulations of 

the proposed Mixed Use Zone. The comprehensive plan specifically requires an analysis of buildable 

lands, for any proposed conversions within the Grass Valley area of the city, “ED-3.3: Protect 

employment land from conversion to residential uses by requiring an analysis of adequate buildable 

lands in Grass Valley to meet 20-year employment projections prior to land conversion approval.” For 

that reason, the applicant requested that the city include the report provided with the adjacent 
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property proposal (File CPA20-03)“Lands Needs Analysis for Mixed Use Development on a Site in 

Camas, Washington” (Johnson Economics, LLC, April 2020), which was considered with that proposal.  

The analysis found (Johnson Economics, page 15) that conversion of the four acre site to a mixed use 

development could still provide the land necessary to achieve the city’s 20-year job goals given that 

the 2035 Plan includes excess capacity. “An inventory of Grass Valley industrial lands find that 

remaining parcels are sufficient to accommodate 69% of forecasted 20-year industrial employment 

(Figure 3.4), while the rest of the city could also accommodate an additional 63% of the forecast. This 

supports the Camas 2035 finding that there is significant overcapacity of industrial lands (132% of 

demand), and conversion of the subject site to a different use would not violate the policy of 

maintaining a 20-year supply in Grass Valley.” 

Previous to 2020, the Mixed Use Zone was found at two areas of the city—adjacent to downtown and 

north of the intersection of Lake Road and Everett Road. Those areas were targeted for their 

redevelopment potential for transit-oriented developments, given the prevalence of small lots located 

near arterials and collectors. Those areas were also formerly designated a mix of other commercial 

designations that at the time prohibited new residential construction. Mixed Use and Downtown 

Commercial zones are the only commercial zones in the city that allow a variety of residential uses 

outright. Camas 2035 (“Plan”) at Section 1.4.5 states, “Future conversion of commercial or industrial 

areas to MX should consider the benefits to the community, such as providing a gathering place (e.g., 

pocket park), housing options for a variety of income levels, and job opportunities.” This section of the 

Plan includes three policies and the following goal for mixed use areas.  “LU-5: To foster economically 

and socially diverse mixed neighborhoods as the foundation for a healthy city, which includes 

meeting the multi-modal transportation, housing, employment, education, recreation, and health 

needs of the citizens.” 

The LI/BP Zone is almost entirely found on parcels in the northwestern section of the city. Over the past 

few comprehensive plan amendment cycles, properties have converted from LI/BP to either BP or RC 

zones due to the restrictive development standards of the LI/BP zone, which include deep building 

setbacks from property lines (Refer to Section XI of this report). The current zoning requires a minimum 

front setback of 200-feet and rear setback of 100-feet. In comparison, in the MX zone there is a 

maximum front building setback of 10-feet, meaning that a building must be established at the front 

property line or no further back than 10-feet.  

Amendment of a comprehensive plan designation not only includes a consideration of the 

comprehensive plan, development standards of the zoning, but also includes a comparison of the 

allowed land uses within the current zone and proposed zone in order to evaluate the merits of the 

proposal and any unintended consequences of such change. The allowed land uses for each zone 

are found within the Use Authorization Table at CMC Chapter 18.07. There are 73 outright allowed uses 

within the MX zone and of those, there are 41 uses that are not allowed (“X”) within the current zoning 

of the property (see list at Section XI of this report). A variety of residential uses are generally allowed in 

the MX zone, where they are prohibited in the LI/BP zone. The city has a level of concern that 

development of this site and adjacent MX properties could be entirely residential in nature, given that 

the MX does not mandate a mix of uses. However, there is a limit to the amount of residential 

development that could be built, as the MX zone includes a maximum residential density of 24 units 

per acre. The site would be limited to 115 units.  

 EVALUATION CRITERIA 

CMC18.51.030 (A-D) and CMC18.51.010 (C) 
FINDINGS 

Impact upon the city of Camas comprehensive 

plan and zoning code; 

The amendment would decrease industrial 

lands and increase land for residential or 

mixed use development. 

72

Item 10.

https://library.municode.com/wa/camas/codes/code_of_ordinances?nodeId=TIT18ZO_CH18.07USAU


CPA 2021| Page 7 of 11 

Impact upon surrounding properties, if 

applicable; 

The city did not identify any detrimental 

effects to adjacent properties if this change 

was approved.  

Alternatives to the proposed amendment; and The applicant did not propose an 

alternative. 

Relevant code citations and other adopted 

documents that may be affected by the 

proposed change. 

Staff is unaware of any other city plans that 

would be affected if these four acres were 

amended. 

Why the current comprehensive plan is 

deficient or should not continue in effect. 

Specifically: “Protect employment land from 

conversion to residential uses by requiring an 

analysis of adequate buildable lands in Grass 

Valley to meet 20-year employment 

projections prior to land conversion approval.” 

– Policy ED-3.3 

The neighboring site provided evidence to 

support the amendment. Refer to “Lands 

Needs Analysis for Mixed Use Development 

on a Site in Camas, Washington” (Johnson 

Economics, LLC, April 2020) 

 

Pursuant to  CMC18.51.030 a staff report “shall contain the department's recommendation on 

adoption, rejection or deferral of each proposed change”.  

Department Recommendation: To approve the proposed amendment to change the Industrial 

designated properties to Commercial with an associated rezone to Mixed Use (MX).  

 

VI. PUBLIC COMMENT 

At the writing of this report two letters of support from the public were received and are included with 

the materials. Comments that were received in writing after publication of this report will be added to 

the record and announced at the meeting. 

 

VII. PLANNING COMMISSION RECOMMENDATION 

Planning Commission rendered a decision at the conclusion of the public hearing to recommend 

approval of the proposed amendments, which includes designating the properties as “Commercial” 

with an associated rezone to Mixed Use.  

VIII. RECOMMENDATION 

Staff recommends that Council conduct a public hearing on the proposed amendments to the 

Comprehensive Plan and Camas Zoning Map, deliberate and render a decision.  

In accordance with CMC18.51.050, Council may move to adopt as forwarded from the Planning 

Commission, approve with additional conditions, modify, deny, or remand the proposal back to the 

planning commission for further proceedings. 

If Council approves adoption, then the city’s attorney has prepared an ordinance for consideration 

and it is provided with the meeting agenda.  
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IX. TABLE 1 –2021 COMPREHENSIVE PLAN ACREAGE (PROPOSED) 

Comprehensive Plan 

Designations 

Current 

Acres 

CPA21-
01  

Final 

Acres 
Single Family  

· Low Density 866.86  866.86 

· Medium Density 3608.65  3608.65 

·  High Density 437.49  437.49 

Multi-Family 

· Low Density 311.01   311.01 

·  High Density 256.21  256.21 

Commercial 974.56 4.8  979.36 

Industrial 2402.00 -4.8  2418.20 

Park 850.72  850.7 

Open Space / Green Space 492.00  492.0 

Total acreage:   10,200  10,200 

    

Zoning** 2020 
CPA21-

01 

Final 
2021 

Acreage 

Parks/Open Space       

Neighborhood Park (NP) 145.14   145.14 

Special Use (SU) 164.09   164.09 

Open Space (OS) 421.55   421.55 

Industrial       

Heavy Industrial (HI) 858.58   858.58 

Light Industrial (LI) 91.83   91.83 

Business Park (BP) 542.63   542.63 

Light Industrial/Business Park 
(LI/BP) 795.55 -4.8 790.75 

Residential       

Residential-15,000 (R-15) 716.30   716.30 

Residential-12 (R-12) 925.43   925.43 

Residential-10,000 (R-10) 989.29   989.29 

Residential-7,500 (R-7.5) 1534.34   1534.34 

Residential-6,000 (R-6) 191.11   191.11 

Multifamily Residential-10 (MF-10) 224.39   224.39 

Multifamily Residential-18 (MF-18) 312.70   312.70 

Commercial       

Downtown Commercial (DC) 72.22   72.22 

Mixed Use (MX) 41.86 4.8 46.66 

Regional Commercial (RC) 597.93   597.93 

Neighborhood Commercial (NC) 10.57   10.57 

Community Commercial (CC) 237.44   237.44 

Total Acres 8872.95   8872.95 

**Does not include UGB areas    
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X. ZONING REGULATIONS 

USE AUTHORIZATION TABLE – CHAPTER 18.07 

Comparison of land uses that are allowed (“P”) in the MX Zone and uses that are prohibited 

(“X”) in the LI/BP Zone. Residential-type uses are highlighted.  

 

Zoning Districts  MX  LI/BP  

Antique shop 6  P  X  

Appliance sales and service 6  P  X  

Bowling alley/billiards 6  P  X  

Building, hardware and 
garden supply store 6  

P  X  

Clothing store 6  P  X  

Department store 6  P  X  

Furniture repair; upholstery 6  P  X  

Furniture store 6  P  X  

Funeral home 6  P  X  

Grocery, large scale 6  P  X  

Grocery, small scale 6  P  X  

Hospital, emergency care 6  P  X  

Hotel, motel 6  P  X  

Household appliance repair 6  P  X  

Laundry (self-serve)  P  X  

Nursing, rest, convalescent, 
retirement home 6  

P  X  

Pet shops 6  P  X  

Second-hand/consignment 
store 6  

P  X  

Shoe repair and sales 6  P  X  

Theater, except drive-in 6  P  X  

Veterinary clinic 6  P  X  

Auditorium 6  P  X  

Zoning Districts  MX  LI/BP  

Community club 6  P  X  

Church 6  P  X  

Library 6  P  X  

Museum 6  P  X  

Sports fields 6  P  X  

College/university 6  P  X  

Elementary school 6  P  X  

Junior or senior high school 6  P  X  

Private, public or parochial 
school 6  

P  X  

Adult family home  P  X  

Apartment, multifamily 
development, row houses 

C X 

Assisted living  P  X  

Bed and breakfast  P  X  

Designated manufactured 
home  

P  X  

Duplex or two-family dwelling  P  X  

Group home  P  X  

Home occupation  P  X  

Housing for the disabled  P  X  

Residence accessory to and 
connected with a business  

P  X  

Single-family dwelling  P  X  
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XI. DEVELOPMENT STANDARDS – CHAPTER 18.09 

Comparison of development dimension standards that apply to the MX Zone and the LI/BP 

Zone.  

 MX  LI/BP Note 2  

Maximum Density (dwelling 
units/net acre)  

24  n/a  

Minimum lot area (square 
feet)  

1,800  10 acres  

Minimum lot width (feet)  None  Not specified  

Minimum lot depth (feet)  None  Not specified  

Setbacks: Commercial and industrial development setbacks shall be as follows, unless along a flanking 
street of a corner lot. If along flanking street, then the setback must be treated like a front, and provide 

safe sight distance. 

Minimum front yard (feet)  Note 3  5' per 1 foot of building 
height (200' minimum)  

Minimum side yard (feet)  10'  100' for building; 25' for 
parking  

Minimum rear yard (feet)  25'  100' for building; 25' for 
parking area  

Lot Coverage: 

Lot coverage  
(percentage)  

1 story (60%)  

2 stories or more 
(50%)  

1 story (30%)  

2 stories (40%)  
3 stories (45%)  

Building Height  

Maximum building height 

(feet)  

None  60  

 Notes:  
1. If along a flanking street of corner lot.  

2. The densities and dimensions in the LI/BP zone may be reduced under a planned industrial 
development. See Chapter 18.21 Light Industrial/Business Park.  

3. Maximum setback at front building line is ten feet.  

4. Residential dwelling units shall satisfy the front setbacks of CMC Section 18.09.040 Table 2, based on 
comparable lot size.  
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Current 
Comprehensive 
Plan Map
Adopted by Ord. 
20-006

3

3

Total City Acreage

Single Family
48%

Multifamily
5%

Commercial
10%

Industrial
23%

Park
9%

Open 
Space

5%

4

4

Comprehensive Plan Designations Current
Acres

Single Family 
· Low Density 866.86
· Medium Density 3,608.65
· High Density 437.49
Multi-Family
· Low Density 290.01
· High Density 256.71
Commercial 974.56
Industrial 2423.0
Park 850.72
Open Space / Green Space 492.0
Total acreage: 10,200

3

4
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Zoning: LI/BP; BP; HI; LI
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LI/BP 
Zoning

Light Industrial/Business Park Zone

Camas Meadows Dr.
Plexsys

Lightfeet

Reality

Oregon Ice Cream

Logitech

NW Lake Road
Safe Fire 

Almar Tools

Wafer Tech

Samson Sports

NW Pacific Rim Dr.
Kärcher

Furuno

(West-Adjacent) Holland 
Shopping Center
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8
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Zoning: DC; MX; RC; NC; CC
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MX Zoning

Mixed Use Zone

2nd Avenue

South of Safeway 

Chiropractic clinics

Opus Music

School District (Life skills 
home)

Everett Street

Acorn & the Oak

Murano's Deli

L&L Auto

Kayak Rentals
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Evaluation
Criteria

Impact upon 

• Comprehensive Plan or zoning code? 

• Surrounding properties?

• Code & other adopted documents?

• Alternatives to the proposal?  

Vanport
#CPA21-01

Size:  4.8 acres

Current: LI/BP - Industrial

Proposed: MX - Commercial

Current Use: Vacant

Adjacent Use:  Golf Course

14

MX

13

14
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8

Vanport
#CPA21-01

Size:  4.8 acres

Current: LI/BP - Industrial

Proposed: MX - Commercial

Current Use: Vacant

Adjacent Use:  Golf Course

15

Next Steps

 Conduct a public hearing

 Deliberate and render a decision

 Adopt as forwarded from the Planning Commission

 Adopt with additional conditions

 Modify,

 Deny, or 

 Remand the proposal back to the Planning Commission 
for further proceedings.

If adoption, City Attorney has prepared an ordinance for 
consideration

16

15

16
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P.O. Box 97 martin.hertrich@attglobal.net

Boring OR 97009

4555 & 4615 NW Camas Meadows Drive 986035-733 & 172970-000

Camas WA 98607

LI/BP 4.80 acres

Zone Change to Commercial Mixed-Use

Vanport Manufacturing, Inc. & Hertrich Adolf 503   489-1176

P.O. Box 97

Boring 97009OR
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VANPORT MANUFACTURING, INC. 

P.O. Box 97  28590 SE Wally Rd.  Boring, OR  97009 

Phone (503)663-4447  Fax (503)663-1516 

 
January 28, 2021 
 
City of Camas 
Community Development Department/Planning 
Attn: Sarah Fox, AICP 
616 NE Fourth Avenue 
Camas, WA  98607 
 

RE: Proposal Narrative for application to amend the comprehensive plan with a zone change to 
commercial mixed-use with response to criteria in Camas Municipal Code Section 18.51.010. 

 

Comprehensive Plan Amendment 

CMC 18.51.010 Criteria 

A. What is proposed.  To rezone Tax Parcel Numbers 986035-733 and 172970-000 on Camas 

Meadows Drive having the Industrial designation with a Light Industrial/Business Park (LI/BP) 

zone to a Commercial designation with a Mixed-use (MX) zone. 

Why?  1)  To conform to the recently rezoned neighboring parcels and provide continuity in 

development.  2)  To address the lower demand for office space caused by the recent 

acceleration of the trend towards “work from home”.  3)  To provide a mix with nearby 

restaurant, retail and professional office spaces to service the residential component.  4)  To 

allow for land use that is better suited to the sloping topography of the property as well as its 

location next to a golf course. 

B. Impact.  With a total acreage of 4.8 acres, the anticipated impact will cover a relatively small 

area in the existing development.  However, it will also be consistent with the new zoning 

designation on the adjacent 4 acres to the east, thus allowing for a more uniform development. 

C. Current comprehensive plan deficiency.  The subject property is part of the Grass Valley area.  

The proposed change will not entirely replace the uses consistent with the Grass Valley area of 

the CAMAS 2035 plan.  It will, however, add more versatility by addressing the projection of the 

previously unforeseen trend in decline in demand for business office space while also addressing 

housing diversity and supply.  The goal and policy in the city’s comprehensive plan, Camas 2035, 

for Grass Valley, specifically Policy ED-3.3 for the protection of employment land from 

conversion to residential, is met by the limited space used for residential use under the mixed-

use guidelines while at the same time serving to reduce demand on the transportation system.  

Relative to the service industry, fewer new jobs will be located in locations used by the industrial 

sector.  Therefore, the proposed amendment would not affect the Grass Valley area’s ability to 
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meet its share of employment land demand.  Likewise, Camas would still have the employment-

land capacity to meet the 20-year forecast.  Lastly, as stated previously, it will also be consistent 

with the new zone designation of the adjacent property. 

D. How the proposal complies with and promotes the goals and specific requirements of the 

growth management act.  As the property is part of the Camas Meadows Development, some 

of the specific requirements were met during its development, such as public facilities and 

services, preserving historic sites, environmental protection and shoreline management.  The 

proposal is also compatible with the goal of concentrating growth and reducing sprawl.  The 

addition of the residential component in changing the zoning to a mixed-use should serve to 

reduce traffic that is typical between suburbs and commercial and retail centers.  In addition, it 

will increase the availability of housing in answer to demand in Camas, which could affect 

affordability in a positive manner. 

E. What changes, if any, would be required in functional plans if the proposed amendment is 

adopted?  The current zoning in the development is supported by the city’s water, sewer, 

stormwater and shoreline plans and it is unlikely that the proposed amendment would require 

changes to the infrastructure.  This also includes the transportation system which was built to 

accommodate the development of office space and light industry.  Certain trips may be 

eliminated with a community commercial development where residential is supported by 

commercial and retail space within walking distance. 

F. What capital improvements would be needed to support the proposed change which will 

affect the capital facilities plans of the city?  There should be no capital improvements 

necessary to support the proposed change as the existing improvements under the current 

zoning will also support the zoning in the proposed amendment. 

G. What other changes, if any, are required in other city or county codes, plans or regulations?  A 

traffic impact assessment (TIA) will determine if the existing transportation infrastructure is 

adequate and would be done following the submission of the application as well as determining 

if there will be any impact on the park and trail services under the mixed-use zone compared to 

the light industrial and business park. 

Grass Valley Comprehensive Plan Policies 
As already mentioned, the subject property is part of the Grass Valley portion of the 2035 
Comprehensive Plan.  The goals of the Grass Valley Comprehensive Plan include high-tech industrial 
development, promote a cooperative industrial business park, allow businesses and City to share 
resources efficiently, sustainable development, increase economic gains, and improve environmental 
quality.  With the exception of some specific uses, such as high-tech industry development on the 
property, the other goals can still be met under the change to commercial mixed-use. 
 
ED-3.1 The creation and retention of industries that provide family-wage jobs 
The purpose of the change in land use will not only allow for family-wage jobs to continue to occur (with 
the exception of those in the manufacture of high-tech goods and devices) the addition of the 
residential component will potentially also allow employees to live closer to their place of employment.  
The impact on the employment land will be minimal as the subject property is a small portion of the 
Grass Valley Area and larger lots in the Camas Meadows Corporate Center are still available for 
development for light industrial and business park use.  The deficiency in the current zoning for Grass 
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Valley is that there are few options for employers who have employees who wish to locate housing close 
to the place of employment.  And, as one of the purposes of mixed land use is to encourage a more 
compact development, the change in zoning will promote businesses that provide jobs where the 
employee can live closer to work, therefore promoting the growth management goal of reducing urban 
sprawl.  And the infrastructure for a development with businesses where employees can live in walking 
distance from work does not require a change to the city’s functional plans nor will it require additional 
capital improvements.  With the golf course on the back side of the property, walking trails and parks, 
the area is already set for businesses to attract and retain employees who are looking for nearby 
recreation.  Whether this will increase the demand for park and trail services is yet to be determined, as 
well as whether there will be an impact to the transportation system by businesses that have employees 
who live nearby, but will use the traffic infrastructure to leave the area for goods and services not 
available in the vicinity. 
 
ED-3.2 Capitalize on existing facilities and infrastructure and include a mix of uses that and are trail- 
and transit-oriented and designed with high-quality streetscape appeal. 
The purpose of the change to commercial mixed-use is compatible with policy ED-3.2, particularly with 
the addition of the residential component as this type of policy is commonly promoted in residential 
neighborhoods.  Therefore, the impact is expected to be positive with respect to this policy because of 
this compatibility.  And, by allowing for the development of a more walkable community and less 
reliance on a car, a commercial mixed-use zone meets part of this policy more effectively than the 
current zoning.  Not only does the proposed zoning meet the mix of uses required by this policy by its 
very nature, the mix of uses also promotes a more compact design to aid in the goal of concentrating 
growth and controlling urban sprawl.  The existing facilities and infrastructure, including the high-quality 
streetscape developed for the current zoning, will support a commercial mixed-use zone under this 
policy as well, eliminating the need for any changes to the functional plans of the city as well as the need 
to make additional capital improvements.  The possibility of additional use of nearby trails by residents 
of dwellings in a mixed-use zone creating an impact to increase the need for more trail services is yet to 
be determined. 
 
ED-3.3 Protecting employment land from conversion to residential uses. 
Creation of employment land was one of the primary goals of the Camas Meadows Development.  
Commercial mixed-use includes uses that provide employment while providing additional housing in the 
same development and therefore this is not a full conversion to residential. The number of jobs reduced 
as a result of changing to commercial mixed-use, if any, will have minimal impact on this policy.  
Although the current zoning provides for employment land, it does not address one of the growth 
management goals of preventing urban sprawl as well as commercial mixed-use.  The employment land 
is segregated under light industrial/business park zoning which encourages separate developments for 
housing and employment lands where the public commutes to work.  And the current functional plans 
of the city for water, sewer and stormwater that support employment lands will not need to be changed 
with the inclusion of some residential.  Likewise, the current capital improvements on Camas Meadows 
Drive that were installed to support the employments lands should be sufficient to support a mix of 
employment and residential uses.  The existing transportation infrastructure that was designed to 
support the employment lands may also be sufficient but can be confirmed with a traffic impact 
assessment. 
 
 
 
 

Respectfully submitted: 
 
Vanport Manufacturing, Inc. 

____________________________________ 
Martin Hertrich 
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Pedwar Development Group, LLC 

 

May 26, 2021 

 

City of Camas 

Attn: Sarah Fox, Senior Planner 

616 NE 4th Avenue 

Camas, WA 98607 

 

 

RE: Rezoning of properties on Camas Meadows Drive 

 

Dear Ms. Fox, 

I am writing to express my interest and support in the rezoning of several properties to Commercial 

Mixed Use along the North side of NW Camas Meadows Drive.  Vanport Manufacturing, owner of two 

parcels along this road, has applied for a rezoning application.  I, on behalf of Pedwar Development 

Group (owners of property 986026-906), wish to support their efforts and application to rezone insofar as 

the Council supports rezoning our parcel as well. 

The current Light Industrial zoning combined with the location of these properties restricts potential 

development to unique suitors.  With Light Industrial businesses across the street, and new housing 

construction down the road, I believe the addition of a Commercial Mixed Use zone would increase the 

likelihood of development and provide a positive mix of development in the area. 

I am kindly asking for the Council and your support. 

 

Thank you, 

 

 

Chris Williams 

Managing Member 

Pedwar Development Group, LLC 

 

cc: Vanport Manufacturing, Inc. 
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                            H. Lee & Associates, PLLC  
 Civil Engineering, Traffic Engineering, and Planning 
 

MEMORANDUM 

 

 

To: City of Camas Staff 

 

From:  Hann Lee, P.E.                                                                   

 

Date: March 5, 2021 

 

Subject: Vanport Manufacturing Rezone Trip Generation Memorandum Page 1 of 2 

 

 

INTRODUCTION 

 

The proposed Vanport Manufacturing Rezone properties are located at 4555 and 4615 NW Camas 

Meadows Drive and are comprised of tax lots 172970000 and 986035733 in Camas, Washington.  

The existing parcels total 4.8 acres (209,088 square feet) and are zoned IL/BP.   The rezone 

proposal is to change the existing zoning from IL/BP to MX to match the abutting parcels to the 

east. 

 

The build out of the existing IL/BP zoning was based on a floor area ratio (FAR) of 0.25 of the 

net building area (209,088 square feet).  Applying this FAR yields a build out of 52,272 square 

feet of IL/BP space.  For trip generation purposes the build out of the existing zoning was 

assumed to be ITE Code 130 “Industrial Park” use. 

 

The build out of the proposed MX zoning was based on a City of Camas Municipal Code 

(COCMP) Table 18.09.030 and COCMP Chapter 18.24 - Mixed Use.  Based on COCMP Table 

18.09.030, the maximum density for the MX zoning is 24 dwelling units per net acre.  Applying 

the maximum density for the proposed MX zoning to the size of the project site (4.8 acres) yields 

a build out of 115 residential units.  COCMP Chapter 18.24 - Mixed Use gives guidance for the 

MX zoning saying the purpose for the MX zoning is to promote new construction of multi-story 

structures with commercial uses on the ground floor and residential uses on the upper stories.  

Based on the guidance given in COCMP Chapter 18.24 - Mixed Use, HLA assumed a ground 

floor commercial build out of 15,000 square feet.  For trip generation purposes the 115 

residential units were assumed to be ITE Code 231 “Mid-Rise Residential with 1st Floor 

Commercial” use.  For trip generation purposes the 15,000 square feet of first floor commercial 

was assumed to be ITE Code 820 “Shopping Center” use.  

 

 

  

P.O. Box 1849 

Vancouver, WA  98668 

Phone: (360) 727-3119 
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Page 2 of 2 

March 5, 2021 

Vanport Manufacturing Rezone Trip Generation Memorandum 
 

TRIP GENERATION COMPARISON 

 

Estimates of daily, A.M. peak hour, and P.M. peak hour trips generated by the build out of the 

existing and proposed zonings were developed from rates published in “Trip Generation, 10th 

Edition” (Institute of Transportation Engineers, 2017).  The build out of the existing zoning is 

expected to generate 176 daily, 21 A.M. peak hour (2 in, 19 out), and 21 P.M. peak hour (4 in, 17 

out) net new trips and is summarized in Table 1.  The build out of the proposed zoning is 

expected to generate 943 daily, 49 A.M. peak hour (19 in, 30 out), and 79 P.M. peak hour (46 in, 

33 out) net new trips and is summarized in Table 2. The proposed zoning is expected to generate 

767 more daily, 28 more A.M. peak hour (17 in, 11 out), and 58 more P.M. peak hour (42 in, 16 

out) net new trips.  Table 3 summarizes the trip generation comparison of the existing IL/BP 

zoning and the proposed MX zoning. 

 

 

Table 1. Trip Generation Summary for Existing IL/BP Zoning 

 
 

Amount 

 Average 

Daily  

A.M. Peak P.M. Peak 

 In   Out   Total   In   Out   Total  

Existing (IL/BP) Zoning – Industrial Park (ITE Code 130) 

Rate per 1,000 square feet (ksf) 3.37 0.04 0.36 0.40 0.08 0.32 0.40 

Trips 52.272 ksf 176 2 19 21 4 17 21 

 

 

Table 2. Trip Generation Summary for Proposed MX Zoning 

 
 

Amount 

 Average 

Daily  

A.M. Peak P.M. Peak 

 In   Out   Total   In   Out   Total  

Proposed (MX) Zoning – Mid-Rise Residential with First Floor Commercial (ITE Code 231) 

Rate per Dwelling Unit (DU) 3.44 0.08 0.22 0.30 0.25 0.11 0.36 

Trips 115 units 396 10 25 35 28 13 41 
 

Proposed (MX) Zoning – Shopping Center (ITE Code 820) 

Rate per 1,000 square feet (ksf) 37.75 0.58 0.36 0.94 1.83 1.98 3.81 

Trips 15.000 ksf 566 9 5 14 27 30 57 

Pass-By Trips – 34% P.M. Only (19) - - - (9) (10) (19) 

Net Trips for Shopping Center 547 9 5 14 18 20 38 

Net Trips for Proposed MX Zoning 943 19 30 49 46 33 79 

 

 

Table 3. Trip Generation Comparison for Vanport Manufacturing Rezone 

 
  Average 

Daily  

A.M. Peak P.M. Peak 

 In   Out   Total   In   Out   Total  

Existing (IL/BP) Zoning 176 2 19 21 4 17 21 

Proposed (MX) Zoning 943 19 30 49 46 33 79 

Proposed Rezone Trip Increase 767 17 11 28 42 16 58 
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I. INTRODUCTION 

JOHNSON ECONOMICS was retained by ICAP EQUITY to evaluate the feasibility of a mixed-use residential and commercial 
development on a site in northwest Camas, Washington. The site in question is currently zoned Light 
Industrial/Business Park (LI/BP). This report assesses the appropriateness of rezoning the land from the industrial 
designation to a designation that would allow for the mixed-use development.  This analysis compares the suitability 
of the site for the two alternative uses (business park vs. mixed use) based on market and planning criteria. 
 
JOHNSON ECONOMICS aims to inform this decision by taking the following steps: 
 

• Review the City of Camas’ current relevant planning documents and evaluate, update, and/or modify 
forecasts and capacity estimates based on current information; 

• Discuss the relative suitability of the site for either an Industrial Business Park or Mixed Use. 

• Discuss most current projections for employment land needs and land inventory based on estimates from 
the Camas 2035 Comp Plan and Clark County VBLM and Buildable Lands Report. 

• Estimate market demand for residential and commercial uses. 

• Reconcile the above to determine the “need” and suitability for additional LI/BP vs. mixed-use commercial 
land capacity at the subject site. 

 
FIGURE 1.1: SITE CONTEXT 

 
SOURCE: Bing Maps, Johnson Economics 
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FIGURE 1.2: SUBJECT LOCATION 

 
Source: Johnson Economics, Clark County, US Census Bureau TIGER, Metro RLIS 
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II. SITE ANALYSIS 
 

THE SUBJECT SITE 
The subject site is a roughly rectangular-shaped parcel, consisting of four taxlots.  In total, the parcel amounts to 
four acres in size.  The site is currently forested and located on Camas Meadows Drive in Northwest Camas.  The site 
features a downwards slope from the south (Camas Meadows Drive) to the north (golf course fairway).  Access will 
be from Camas Meadows Drive, a three-lane arterial street. 
 
Broadly speaking, the site is located near the boundary of a large area planned for light industrial or business park 
employment uses (to the west) and a large area planned for residential and commercial uses (to the south and east). 
 
The site and much of the surrounding area is zoned LI/BP.  However, there is multi-family zoning (MR-18) located 
directly to the south.  There is business park zoning directly to the east, but this area is now under development as 
the Village at Camas Meadows, which includes multi-family and single-family residential.  Therefore the site sits right 
at the boundary of residential and employment neighborhoods. 
 
Surrounding Uses:  The site is bordered directly to the east and north by the Camas Meadows Golf Club and to the 
south by the driving range.  There is an existing business park development located to the south and west across 
Camas Meadows Drive.  There are new multi-family and single-family residential subdivisions under development 
less than 0.25 miles southeast of the site. 
 
There is also substantial remaining vacant land in the immediate area, mostly in the area zoned LI/BP to the west 
and south, but also in the MR-18 zone directly to the south. 
 
Services:  The subject site lies roughly 1.5 miles by road to the nearest concentration of shopping and commercial 
services on NE 192nd Avenue.  Commercial tenants in the area include Costco, Walmart, JC Penny, PetSmart, Home 
Depot, and Lowe’s, as well as a number of smaller stores, restaurants, and service providers. The site also offers 
good access to recreational amenities, like the Camas Meadows Golf Club, Lacamas Lake, Lacamas Heritage Trail, 
and Harmony Sports Complex. 
 
There is land zoned for commercial use along Lake Road to the south, and in the Green Mountain Village area to the 
north, which will be somewhat closer if in eventually develops with commercial uses.  The site is over 4 miles from 
Downtown Camas via Lake Road and Everett Street. 
 
 

PROPOSED ALTERNATIVE USES 
There is a proposal for change in Comp Plan designation for the subject site, from LI/BP to a commercial designation 
that permits mixed use.  As noted, the site sits at the boundary of employment and residential neighborhoods. 
 
The purpose of the Light Industrial/Business Park (LI/BP) zone according to the Camas Municipal Code is: 
 

The Light Industrial/Business Park (LI/BP) district is intended to provide for employment growth in the 
city by protecting industrial areas for future light industrial development. Design of light industrial 
facilities in this district will be "campus-style," with ample landscaping, effective buffers, and 
architectural features compatible with, and not offensive to, surrounding uses. Commercial 
development in the LI/BP district is limited to those uses necessary to primarily serve the needs of the 
surrounding industrial area, and is restricted in size to discourage conversion of developable industrial 
land to commercial uses. (Chapter 18.21.010) 
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The mix of uses alternatively proposed at the site are likely to include multi-family residential uses and small-format 
commercial uses, such as convenience retail, small dining or small office uses.  The commercial zones which would 
allow for some residential uses as part of a development are the Mixed Use Zone (MX), Community Commercial (CC), 
Downtown Commercial (DC) and Regional Commercial (RC).  The CC, DC and RC zones placed conditions on mixed 
uses that are likely to make them inappropriate for the subject site.  The MX zone allows mixed uses as a conditional 
use and provides for more flexibility in how they might be configured. 
 

MX Mixed Use. This zone provides for a wide range of commercial and residential uses. Compact 
development is encouraged that is supportive of transit and pedestrian travel . (Chapter 18.21.050) 

 
 

SITE SUITABILITY FOR ALTERNATIVE USES 

The following is a general discussion of the suitability for the site for the alternative uses based on market 
considerations, physical configuration, and access.  While the site may be technically suitable for an industrial or 
business park use, there are multiple reasons that it is likely more suitable for a mix of commercial and residential 
uses. 
 
Light Industrial/Business Park 
The site would generally be physically suitable for light industrial or business park development, as evidenced by the 
existing business park developments along Camas Meadows Drive, but due to some site limitations and location 
factors is not as well suited for this use as the alternative.  At four acres, it is of sufficient size to hold one or more 
office, industrial or “flex space” type developments. 
 

• Compatibility:  Some industrial and flex-space users may not be compatible with the existing golf course use 
to the north edge of the site.  These may include businesses that create negative externalities such as noise, 
smoke or other fumes, excessive industrial yard machinery or storage, or heavy truck traffic.  All of these 
factors would make an industrial user an unattractive neighbor to the golf club.  At the same time, employees 
at the site would be unlikely to take advantage of the proximity to the golf facilities during most daylight 
hours, as golf tends to be more of a residential lifestyle amenity than a corporate park amenity. 
 

• Topography:  The sloping topography of the site might present a challenge for industrial users who prefer flat 
land.  The preparation and grading of this land must not be cost prohibitive, because typically industrial users 
pay the least of the major uses for buildable land (i.e. excessive land development costs can render a site 
infeasible for industrial use).    The topography would present less of a challenge to a business park 
development offering more standard office space. 
 

• Traffic/Access:  The area is generally accessible for campus-style employment uses via Camas Meadows Drive 
which is a three-lane arterial.  In theory if enough of the vacant LI/BP lands in the northwest Camas area were 
to build out, this could eventually lead to traffic congestion at high-volume times of the day. 
 

• Market Conditions:  The Camas and East Vancouver submarket has seen healthy growth of industrial and 
office park users and new jobs during the recent economic recovery.  The area has attracted multiple high-
paying professional firms in recent years and remains a draw for Portland-metro business owners looking to 
move to a more favorable tax environment.  According to data from CoStar Analytics, the strength of the local 
office market has fluctuated over time.  While rent levels have risen steadily, vacancy has at times exceeded 
the 10% threshold sought in a healthy market.   
 

Currently, there are thousands of vacant square feet of space available at the Camas Meadows Corporate 
Center across the street from the subject site.  As discussed more in Section III of this report, there is also 
estimated to be an oversupply of industrial and business park land to accommodate new development.  For 
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these reasons, Johnson Economics does not estimate that there is currently a significant shortage or even 
tight supply of industrial, business park or office space in the Camas area for the foreseeable future. 

 
Commercial and Residential Mixed Use 
The site would be physically suitable for a mix of commercial and residential uses and is an adequate size for such a 
development. 
 

• Compatibility:  The site is compatible for a range of small commercial users including convenience retail, small 
dining establishments and small office users.  These uses can benefit from a location between industrial parks 
to the west, residential neighborhoods to the east, and traffic to and from the golf course. 
 
Residential housing is a traditional compatible use next to a golf course, and this development would benefit 
from being near the clubhouse and driving range.  The established neighborhoods to the east around the golf 
course demonstrate that this is a desirable location for residents, offering excellent access to nature, views, 
and livability amenities.  New single-family homes in the area sell in the range of $350,000 to well over one 
million dollars.   
 
The site would be suitable for a range of residential housing types from attached multi-family apartments to 
townhomes to condominiums.  Based on currently achievable rents and construction costs, the likely 
development form for housing on this site would be two-to-three story wood-frame construction. 
 

• Topography:  Multi-family developments are typically feasible on more uneven topography due to the ability 
to locate multiple buildings and parking areas at different elevations.  Commercial uses at the site would need 
more even building sites and parking lots.  However, residential and/or commercial developments can also 
typically afford higher cost for land preparation than industrial uses.   
 

• Traffic/Access:  The area is accessible via Camas Meadows Drive.  The site location is somewhat distant from 
other commercial services. This would provide an advantage for the right mix of commercial businesses at the 
site, who could serve the on-site tenants, local neighborhoods, and nearby employers.  NW Lake Road to the 
south offers access to the regional network of major arterials and highways.  The quiet location is likely to be 
a key attractor to prospective residents at the site. 
 

• Market Conditions:  The subject site is a good location for small businesses, providing good access and 
visibility, with a built-in local customer base.  The greatest concentrations of commercial shopping and service 
are all located more than a mile from this area.  Demand for these businesses will continue to grow as Camas 
experiences strong residential and employment growth.  As Section III of this report presents, the Camas 2035 
plan forecasts strong growth in commercial jobs over coming decades, and significantly outnumbering 
industrial jobs. 
 
Section IV of this report discusses estimates of demand for housing types by age and income groups.  Since 
2000, Camas has grown by nearly 4,000 households, or 86% growth.  This translates to robust annual growth 
of 3.2%, in comparison to 1.4% growth in Washington State, and 0.8% in the United States.  The community 
is forecasted to continue to add an average of roughly 200 households each year over the next five years.  The 
housing supply for both owner and rental units must continue to increase to meet the need of these new 
residents. 
 

Camas is a strong residential development market, with median sale price of homes approaching $500,000 
and 30% higher than the prior peak in 2007.  Annual home sales have increased from 415 to 770 between 
2007 and 2019, and housing units permitted rose from 130 to 650 per year.  This pace already exceeds the 
forecasted growth rate of the Camas 2035 plan. 
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III. LAND CAPACITY VS. DEMAND (CAMAS 2035) 
 

CAMAS 2035 FINDINGS 
Figure 3.1 presents the estimated buildable acres of commercial, industrial and residential land in Camas as 
identified in the City’s most recently adopted Camas 2035 Comp Plan.  Camas 2035 was adopted in 2016 and 
generally reflects the land demand and capacity estimates from 2015.  The original source of the buildable land 
inventory was the 2015 Vacant Buildable Lands Model (VBLM) of Clark County. 
 
The adopted Comp Plan estimated 464 net acres of buildable commercial land (generally retail and office), and an 
estimated 660 net acres of buildable industrial land.  There was an estimated supply of 876 net buildable acres of 
residential land. 
 
After the projected amount of land need over 20 years was factored, the analysis adopted in the Comp Plan finds 
that there is a surplus of land for all three land uses.  The Comp Plan finds the narrowest 20-year surplus of 
commercial land (127 acres), with a larger surplus of industrial lands (167 acres), and the largest surplus of residential 
land (231 acres). 
 
(The most recent 2018 VBLM finds a diminished supply of net buildable lands in all of these categories due to 
development over the last few years.  However, the 2018 VBLM does not include a forecast of job and housing 
growth, making the 2015 figures the best numbers for comparison in this analysis.) 
 

FIGURE 3.1: ESTIMATED LAND SUPPLY AND DEMAND 
CITY OF CAMAS COMPREHENSIVE PLAN (2015 – 2035) 

 
Source:  Camas 2035, Table 1-1; Clark County Vacant Buildable Lands Model (2015) 
 
Forecasted Job Growth (Land Demand):  The Comp Plan presents a forecast of land demand for 337 commercial 
acres and 493 industrial acres over the planning period.  However, due to the higher assumed density of jobs on 
commercial lands (20 jobs/ac.), this amounts to many more commercial jobs than industrial jobs (6,744 vs. 4,438 
respectively). 
 
The Comprehensive Plan projects 11,182 new jobs in Camas by 2035, based on estimates from the Clark County 
Buildable Lands Report (2015). Given the 9,093 jobs from 2013 shown in the Comprehensive plan, this means that 
the city has forecasted average annual employment growth in the range of 3.7% per year.   
 
Though average annual growth in the city was only 1.5% from 2001 to 2015, growth has been rapid since the 
downturn. From 2010 to 2015, the city added jobs at an average annual rate of 5.4%, and at 5.0% after 2016. These 
numbers are both faster than the 3.6% and 4.3% growth seen county-wide in those time frames, respectively. 

Land Use 

Category
Density Jobs Units Acres Net Acres (CP)1 Capacity 

(jobs/units)

Net Acres 

(CP)

Capacity 

(jobs/units)

Commercial 20 jobs/ac 6,744 337 464 9,280 127 2,536

Industrial 9 jobs/ac 4,438 493 660 5,940 167 1,502

Total: 11,182 830 1,124 15,220 294 4,038

Residential 6 units/ac 3,868 645 876 5,256 231 1,388

1
 Acreage based on VBLM, but further refined by City.  Finding of more net acres  than in VBLM.

Demand (2035) Total Land Supply / Capacity Surplus Supply / Capacity
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Supplemental Employment Sector Analysis:  JOHNSON ECONOMICS prepared additional analysis of employment growth 
based on the forecasted growth rate of major industry sectors in Southwest Washington.  This forecast is based on 
10-year growth rates prepared by the Washington State Employment Security Department (ESD) for the broader 
Southwest Washington region.  Because the methodologies differ, the overall job growth forecast does not match 
that found in the Comp Plan.  However, this does provide more granularity on what employment sectors are 
expected to grow fastest in the region, and whether or not these tend to be industrial, office or retail jobs. 
 
 

FIGURE 3.2: ALTERNATE 10-YEAR JOB GROWTH PROJECTION 
CITY OF CAMAS (2015 – 2025) 

 
SOURCE: Washington State Employment Security Department, Johnson Economics 

 
This analysis utilized the estimated employment base level of 9,093 as presented in the Camas 2035 plan, distributed 
across sectors as reported by the US Census Longitudinal Employer-Household Dynamics program.  Applying the 
projected growth rates from the ESD, we see that the fastest growing industries are projected to be Education and 
Health Services (2.2% annually), Professional and Business Services (1.9%), and Construction (1.8%).   
 
In terms of absolute growth in number of jobs, the greatest local growth is expected in Education and Health 
Services, and Professional and Business Services.  There next highest number of jobs are in manufacturing and 
tourism-related sectors.  (These numbers do not match the adopted forecast in the Camas 2035 Plan, and therefore 
should be viewed as an indicator of projected growth relative to other sectors.) 
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This alternate forecast suggests that the greatest number of new jobs will be found in sectors that tend to use 
commercial office and retail space (and land), and fewer new jobs in sectors that use industrial space.  The major 
users of industrial space (manufacturing, transportation/warehousing, construction) are projected to make up 
roughly 16% of new employment under this alternative forecast.  The sectors which are major users of office and 
retail commercial space make up an estimated 82% of new employment. 
 

GRASS VALLEY ECONOMIC DEVELOPMENT AREA 
The subject area is located in the Grass Valley Economic Development Area described in the Camas 2035 plan.  The 
plan leaves the area vaguely defined as a large region of industrial, business park, and commercial zones on the 
western side of the city (Figure 3.3). 
 

FIGURE 3.3: CAMAS ECONOMIC DEVELOPMENT AREAS 

 
SOURCE: Camas 2035, City of Camas 

 
The Camas 2035 Comp Plan describes the Grass Valley Economic Development Area as follows: 

 
Grass Valley is home to several national and international technology and manufacturing firms. Land 
uses in Grass Valley include large technology and manufacturing campuses, surrounded by retail and 
commercial services and residential development. The City has invested in significant infrastructure 
improvements in Grass Valley in support of high-tech industrial development, which is still the focus for 
this area.  (Camas 2035 6.4.3) 
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One of the underlying development policies for Grass Valley relates to maintaining adequate employment land 
supply to meet 20-year needs when conversion of some of the area to other uses is proposed: 

 
ED-3.3: Protect employment land from conversion to residential uses by requiring an analysis of 
adequate buildable lands in Grass Valley to meet 20-year employment projections prior to land 
conversion approval.  (Camas 2035 6.4.3) 

 
JOHNSON ECONOMICS conducted an inventory of remaining buildable employment land in Camas as of 2019, using Clark 
County GIS data. We first filtered out all but commercial, industrial, and multifamily-zoned land. We then filtered 
out projects that are committed to being developed in the short-term.  We then used the following property type 
descriptions to determine the amount of viable land: 

• Prime Developable Ground 

• Unused Land Timbered 

• Unused or Vacant Land – No Improvements 

• Vacant 

This inventory resulted in the following estimates of buildable employment land in the Grass Valley area (supply), 
vs. the total demand for industrial lands forecast in the Camas 2035 Plan (demand).  The estimates are presented in 
the following table and map (Figures 3.4 and 3.5). 
 

FIGURE 3.4: ESTIMATED VACANT, UNUSED AND DEVELOPABLE LANDS 
GRASS VALLEY VS. CAMAS, WA (2019) 

 
SOURCE: Clark County, Camas 2035, Johnson Economics 

 
The inventory suggests that the Grass Valley area has sufficient available land to accommodate 69% of the total 
forecasted 20-year demand for industrial land in the city.  A conversion of the 4-acre subject site to a different use 
would lower this capacity very slightly to 68% of the demand.   
 
At the same time, the industrial areas outside of Grass Valley, most notably the Northshore area, can also 
accommodate a majority (63%) of the 20-year demand.  These two areas alone can accommodate over 130% of 
forecasted need.  This indicates that if the subject site were converted to a different use, that the Grass Valley 
area would retain capacity to meet its share of employment land demand, while the city would maintain the 
capacity to meet well over 100% of the forecasted 20-year demand. 
  

Zone Parcels Acreage Job Capacity

BP 8 94.9 854

LI 4 59.8 538

LI/BP 19 183.3 1,650

Total: 31 338.0 3,042

Indust. Demand (Camas 2035): 493.1 4,438

Grass Valley Share: 69% 69%
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FIGURE 3.5: VACANT, UNUSED AND DEVELOPABLE LANDS, CAMAS, WA (2019) 

 
SOURCE: Clark County, Johnson Economics 
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IV. RESIDENTIAL DEMAND ANALYSIS 
In this section, we analyze the market depth for rental apartments within the City of Camas, to determine the 
potential demand for housing at the subject site as part of a mixed use development. We provide estimates of 
turnover in the existing household base as well as estimates of current demand growth over the coming five years. 
The forecast supports the continued robust growth of the Camas community and need for housing.  
 

HISTORICAL GROWTH  
According to estimates from Environics and the Census, the PMA totals 8,317 households as of 2020, after adding 
over 3,850 households since the turn of the millennium. Over this 20-year period, this translates to an average annual 
growth of 3.2%, which is far above the average growth rate observed in the Portland Metro Area (1.3%).  Since 2000, 
households in Camas have grown significantly older and wealthier on average. 
 
Age of Householder:  The following figure displays how the household growth within the market area has been 
distributed across age groups since 2000. The strongest growth was seen in households aged 45 to 74. All age 
categories except 15-24-year-olds experienced some growth in absolute terms.  But in terms of share of households 
(%), those aged 45 to 74 grew the most. 
 

FIGURE 4.1: AGE PROFILE OF CAMAS HOUSEHOLDS, 2000 AND 2020 

 
 SOURCE: Environics Analytics 

The largest total growth seen within an age group was in those aged 55-64. This age group increased by an estimated 
1,200 households since 2000. The 45-54 age group and the 65-74-year old age group each grew by roughly 1,000 
households since 2000. This group had a smaller population to begin with, however, so the increase represents a 
6.8% annual growth, highest among all age groups. 
 
Household Income:  The area has become quite affluent over the last two decades, though part of the increase can 
be attributed to inflation. The realized growth on a net basis has been among households making at least $75,000 
per year. Growth is particularly strong among households making more than $100,000 per year. Nearly all the 
positive growth came from households with incomes above this threshold. The highest-income households, making 
at least $200,000 per year, increased over ten-fold over the period, faster than any other income group. 
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FIGURE 4.2: INCOME PROFILE OF CAMAS HOUSEHOLDS, 2000 AND 2020 

 
SOURCE: Environics Analytics 

 
 

DEMAND GROWTH (2020 - 2025) 
JOHNSON ECONOMICS has developed a housing demand model that translates estimates of job growth and household 
growth into demand for housing of different forms. Our model begins with household growth estimates stratified 
by age and income, as these are the variables that best predict housing preferences. Our household growth 
estimates are based on projections by Environics, a third-party data provider that draws on various data sources to 
identify trends that impact the household base within specific geographies down to a census block group level. We 
adjust these estimates based on employment growth projections (by age) and migration trends. The goal is for the 
projections to reflect underlying demand rather than expected realized household growth, which is constrained by 
supply. 
 
After developing a segmented projection of overall housing demand for the market area, we use local microdata 
from the U.S. Census Bureau to establish segment-specific rates of housing tenure (owners/renters) and housing 
type (SF detached/SF attached/multi-family), to derive assumptions of future housing propensity within the 
segments.  
 
NEW HOUSEHOLD DEMAND, CAMAS 
Over the coming five years, Johnson Economics projects an increase of roughly 960 households within Camas, or 190 
per year. This represents annual growth of 2.2%. Note that this is based on an extrapolation of historical trends, 
which in turn is based on realized growth rather than underlying demand not limited by supply constraints. Taking 
into account job growth and migration, we believe that the household growth is likely to exceed this rate, therefore 
we believe this is a conservative estimate. 
 
The following chart displays the anticipated change in the number of households by the age of the householder. The 
projections indicate particular demand growth among young households in the early family-stage, as well as 
considerable growth in empty-nester and senior segments, reflecting the aging of the baby boomers. The greatest 
growth is anticipated in those between 55 and 74 years of age. 
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FIGURE 4.3: PROJECTED DISTRIBUTION OF HOUSEHOLDS BY AGE, CAMAS (2020-2025)  

  
SOURCE: Environics, JOHNSON ECONOMICS 

 
With respect to income, the growth is anticipated to be distributed broadly across mid- and upper-income segments, 
but with the greatest growth continuing to be seen in the highest income categories. The city is expected to continue 
to develop as an attractive middle- and upscale community for Clark County and Portland-metro workers.  The 
affluent suburban nature of the community will enhance its attractiveness to prospective new residents. 
 

FIGURE 4.4: PROJECTED DISTRIBUTION OF HOUSEHOLDS BY INCOME, CAMAS (2020-2025)  

 
SOURCE: Environics, JOHNSON ECONOMICS 
 

When we apply estimates of future tenure (rent vs. own) and housing type propensity rates to the projected demand, 
our model indicates that new growth alone will support roughly 240 apartment units over the coming five years, or 
an average of nearly 50 per year. The net new demand is projected to be concentrated among the lower- to middle-
income households who are more likely to rent than own.  This trend supports the need for the continued 
development of new housing options in coming years.  
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FIGURE 4.5: PROJECTED GROWTH IN DEMAND FOR RENTAL APARTMENTS, CAMAS (2020-2025)  

 

SOURCE: Environics, JOHNSON ECONOMICS 

 
A secondary source of demand is turnover in the existing base of apartment households in the city.  When currently 
renting households move out of their units, newer rental properties have the ability to compete for these renters 
with newer facilities and up-to-date amenities.  We project around 445 rental transactions (new and turnover) per 
year in the Camas apartment market. These transactions are expected to represent a wider distribution across age 
and income categories than the net new demand. 
 

FIGURE 4.6: PROJECTED TOTAL ANNUAL DEMAND FOR RENTAL APARTMENTS, CAMAS (2020-2025)   

 

SOURCE: Environics, U.S. Census Bureau, JOHNSON ECONOMICS 

 
Though turnover represents demand for which there already is matching supply, these transactions tend to benefit 
the absorption of new units in the market, as existing renters “trade up” into newer units with less wear and more 
up-to-date features. Based on Clark County taxlot data, analyzed in GIS, the average age of existing apartment 
projects with at least five units in Camas is 35 years, suggesting more up-to-date properties should be able to offer 
a large competitive contrast. Moreover, the data indicates that the average size of these projects is 19 units. Projects 
of this scale rarely offer any community amenities to speak of. 
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V. CONCLUSIONS 
 

 

ALTERNATE USES 
While the subject site is generally suitable for either of the proposed uses, the prospective industrial business park 
development faces some disadvantages while a mixed-use development generally enjoys advantages for feasibility.  
These are mainly related to market forces, demand, and the topography of the site, and compatibility with 
surrounding uses: 
 

• Topography:  The sloping topography of the site might present a challenge for industrial users who prefer 
flat land.  The preparation and grading of this land must not be cost prohibitive, because typically industrial 
users pay the least of the major uses for buildable land (i.e. excessive land development costs can render a 
site infeasible for industrial use). Multi-family developments are typically feasible on more uneven 
topography due to the ability to locate multiple smaller buildings and parking areas at different elevations.  
Higher-value residential and/or commercial developments can also typically support higher cost for land 
preparation than industrial uses. 

 

• Compatibility:  Housing is a classic compatible use next to a golf course, and this development would benefit 
from being near the clubhouse and driving range.  The established neighborhoods to the east around the 
golf course demonstrate that this is a desirable location for residents, offering excellent access to nature, 
views, and livability amenities.  The site is compatible for a range of small commercial users including 
convenience retail, small dining establishments and small office users.  These uses can benefit from a 
location between industrial parks to the west, residential neighborhoods to the east, and traffic to and from 
the golf course. 
 
Some industrial and flex-space users are likely to be incompatible with the existing golf course use to the 
north edge of the site.  These include businesses that create negative externalities such as noise, smoke or 
other fumes, excessive industrial yard machinery or storage, or heavy truck traffic.  Business Park office 
development may be less likely to face these issues.   
 

• Market Conditions:  The Camas and East Vancouver submarket has seen healthy growth of industrial and 
office park users and new jobs during the recent economic recovery.  But according to data from CoStar 
Analytics, the strength of the local office market has fluctuated over time.  While rent levels have risen 
steadily, vacancy has at times exceeded the 10% threshold sought in a healthy market.   
 
Currently, there are thousands of vacant square feet of space available at the Camas Meadows Corporate 
Center across the street from the subject site.  As discussed more below, there is also estimated to be an 
oversupply of industrial and business park land to accommodate new development.  For these reasons, 
Johnson Economics does not estimate that there is currently a shortage or even tight supply of industrial, 
business park or office space in the Camas area for the foreseeable future. 
 
The subject site is a good location for small commercial businesses, providing good access and visibility, 
with a built-in local customer base.  The greatest concentrations of commercial shopping and service are all 
located more than a mile from this area.  Demand for these businesses will continue to grow as Camas 
experiences strong residential and employment growth.  The Camas 2035 plan forecasts strong growth in 
commercial jobs over coming decades, and significantly outnumbering industrial jobs. 

 
Since 2000, Camas has grown by nearly 4,000 households, or 86% growth.  This translates to robust annual 
growth of 3.2%, in comparison to 1.4% growth in Washington State, and 0.8% in the United States.  The 
community is forecasted to continue to add an average of roughly 200 households each year over the next 
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five years.  The housing supply for both owner and rental units must continue to increase to meet the need 
of these new residents. 
 

Camas is a strong residential development market, with median sale price of homes approaching $500,000 
and 30% higher than the prior peak in 2007.  Annual home sales have increased from 415 to 770 between 
2007 and 2019, and housing units permitted rose from 130 to 650 per year.  This pace already exceeds the 
forecasted growth rate of the Camas 2035 plan. 

 

• Job Capacity:  The Camas 2035, using Clark County assumptions assumes that industrial land will develop 
at an average of 9 jobs per acre.  The amount of employment at any one LI/BP development will vary.  Office 
space in a business park is likely to supply jobs at a higher density than a warehouse.  However, it should 
be noted that if a greater job density is assumed, then the forecast of total needed industrial acres over 20 
years should also be lower (i.e. more jobs would be accommodated on less land.)  If that is the case, then 
this would result in an even higher surplus of industrial land in the inventory.  The impact of converting a 
small amount of it to a different use would be even less. 
 
Under the alternative mixed-use scenario for the site, the commercial portion is assumed to accommodate 
an average of 20 jobs per acre, indicating that the transition from industrial to commercial zoning will still 
allow for employment growth at the subject site. 
 
 

 

INDUSTRIAL AND COMMERCIAL LAND SUPPLY 
The Camas 2035 comparison of 20-year land need from job and household growth, with the current buildable lands, 
found a surplus of all the major categories of land in Camas (Figure 3.1, reproduced below).  If the lands build out as 
projected, there will remain a surplus of 127 commercial acres, and 167 industrial acres.  These adopted figures do 
not present a compelling reason to protect a small amount of either of these categories of land from conversion, 
all else being equal. 
 

FIGURE 3.1: ESTIMATED LAND SUPPLY AND DEMAND 
CITY OF CAMAS COMPREHENSIVE PLAN (2015 – 2035) 

 
Source:  Camas 2035, Table 1-1; Clark County Vacant Buildable Lands Model (2015) 
 
 
An inventory of Grass Valley industrial lands find that remaining parcels are sufficient to accommodate 69% of 
forecasted 20-year industrial employment (Figure 3.4), while the rest of the city could also accommodate an 
additional 63% of the forecast.  This supports the Camas 2035 finding that there is significant overcapacity of 
industrial lands (132% of demand), and conversion of the subject site to a different use would not violate the policy 
of maintaining a 20-year supply in Grass Valley. 

Land Use 

Category
Density Jobs Units Acres Net Acres (CP)1 Capacity 

(jobs/units)

Net Acres 

(CP)

Capacity 

(jobs/units)

Commercial 20 jobs/ac 6,744 337 464 9,280 127 2,536

Industrial 9 jobs/ac 4,438 493 660 5,940 167 1,502

Total: 11,182 830 1,124 15,220 294 4,038

Residential 6 units/ac 3,868 645 876 5,256 231 1,388

1
 Acreage based on VBLM, but further refined by City.  Finding of more net acres  than in VBLM.

Demand (2035) Total Land Supply / Capacity Surplus Supply / Capacity
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INDUSTRIAL VS. COMMERCIAL LAND DEMAND 
The Camas 2035 projects a 20-year growth of 11,182 jobs.  A majority of these (60%) are forecasted to be jobs that 
take place in a commercial environment, and 40% in an industrial environment (Figure 3.1).  Additional analysis by 
employment sector using state ESD forecasts supports the conclusion that, despite robust industrial job growth, a 
majority of new employment will be commercial jobs.  This finding is supportive of conversion of a modest amount 
of industrial land to commercial land on the border of the Grass Valley LI/BP area, without significantly impairing 
the ability to meet future industrial demand. 
 
RESIDENTIAL LAND DEMAND 
The Camas 2035 plan likewise finds a surplus of residential lands over the planning period.  Over the coming five 
years, Johnson Economics projects an increase of roughly 960 households within Camas, or 190 per year. This 
represents annual growth of 2.2%, which we consider a conservative estimate.  The demand analysis prepared by 
strongly supports the need for additional housing options of all types over the coming decades.   
 
The subject site is an appropriate location for housing as part of a mixed-use development based on physical, location 
and market factors. 
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May 27, 2021 

City of Camas 
Attn: Sarah Fox, Senior Planner 
616 NE 4th Avenue 
Camas, WA 98607 

RE: Rezoning of properties on Camas Meadows Drive 

Dear Ms. Fox, 

I am writing to express my interest and support in the rezoning of several neighboring properties from 
Light Industrial/Business Park (LI/BP) to Commercial/Mixed-Use (MU) along the North side of NW Camas 
Meadows Drive. The neighboring properties consist of two parcels totaling 4.8 acres owned by Vanport 
Manufacturing Inc. (Martin Hertrich – parcels 986035-733 and 172970-000) and a 5-acre parcel owned 
by Pedwar Development Group, LLC (Chris Williams – parcel 986026-906). Vanport Manufacturing, 
owner of two parcels along this road, has applied for a rezoning application. I, on behalf of iCap Equity 
(owners of neighboring parcels: 175980-000, 172973-000, 17963-000, 986035-734), wish to support 
their efforts and application to rezone. Our property was successfully rezoned last year and we are 
excited about the opportunity to have our neighbors also seeking to rezone as we believe it will improve 
the neighborhood and benefit the community.

The current Light Industrial zoning combined with the location of these properties, restricts potential 
development to unique suitors. With Light Industrial businesses across the street, and new housing 
construction down the road, I believe the addition of a Commercial Mixed-Use zone would increase the 
likelihood of development and provide a positive mix of development in the area. 

I am kindly asking for the support of you and the Council. 

Thank you, 

 Manager 
  Lofts at Camas Meadows Phase I and II LLC 
  iCap Equity 
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Pedwar Development Group, LLC 

 

May 26, 2021 

 

City of Camas 

Attn: Sarah Fox, Senior Planner 

616 NE 4th Avenue 

Camas, WA 98607 

 

 

RE: Rezoning of properties on Camas Meadows Drive 

 

Dear Ms. Fox, 

I am writing to express my interest and support in the rezoning of several properties to Commercial 

Mixed Use along the North side of NW Camas Meadows Drive.  Vanport Manufacturing, owner of two 

parcels along this road, has applied for a rezoning application.  I, on behalf of Pedwar Development 

Group (owners of property 986026-906), wish to support their efforts and application to rezone insofar as 

the Council supports rezoning our parcel as well. 

The current Light Industrial zoning combined with the location of these properties restricts potential 

development to unique suitors.  With Light Industrial businesses across the street, and new housing 

construction down the road, I believe the addition of a Commercial Mixed Use zone would increase the 

likelihood of development and provide a positive mix of development in the area. 

I am kindly asking for the Council and your support. 

 

Thank you, 

 

 

Chris Williams 

Managing Member 

Pedwar Development Group, LLC 

 

cc: Vanport Manufacturing, Inc. 
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Staff Report – Ordinance 
September 20, 2021 Council Regular Meeting 

  

Ordinance No. 20-010 Annual Comprehensive Plan Amendments 

Presenter:  Sarah Fox, Senior Planner  

Time Estimate: 10 min.  

 

Phone Email 

360.817.7269 sfox@cityofcamas.us 
 

INTRODUCTION/PURPOSE/SUMMARY:  The city received a request from property owner to 

change the Comprehensive Plan and zoning designation for two parcels located on NW Camas 

Drive with a combined 4.8 acres. The request is to amend the Comprehensive Plan designation of 

Industrial and zoning of Light Industrial/Business Park to a Comprehensive Plan designation of 

Commercial with a concurrent zone change to Mixed Use.  

The Planning Commission held a public hearing on June 15 and forwarded a recommendation to 

City Council consistent with the Camas Municipal Code Section 18.51.050(B)(3) to accept the 

proposed amendment.  

 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? A: The annual 

What’s the data? What does the data tell us? A: Refer to the Staff Report dated September 8, 

2021 regarding the city’s progress toward it’s comprehensive plan goals.  

How have communities been engaged? Are there opportunities to expand engagement? A: 

The annual comprehensive plan amendment process included a workshop before both the 

Planning Commission and Council and subsequent public hearings. Notices to property owners 

were provided for both public hearings and published online and in the Camas Post Record.  

Who will benefit from, or be burdened by this agenda item? A: This comprehensive plan 

amendment will directly benefit the property owner that made the request, however the city will 

benefit from new mixed use development rather than the land remaining vacant.  

What are the strategies to mitigate any unintended consequences? A: The annual review 

process provides the city the opportunity to adjust if unintended consequences are discovered.  
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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. A: This proposal does not address underserved populations.  

Will this agenda item improve ADA accessibilities for people with disabilities? A: If the 

development includes housing, then a portion of the units will be ADA compliant in accordance 

with the state building codes.  

What potential hurdles exists in implementing this proposal (include both operational and 

political)? A: The city did not identify any hurtles with implementation.  

How will you ensure accountabilities, communicate, and evaluate results? A: The city will 

update its comprehensive plan map and zoning map, which are available online.  

How does this item support a comprehensive plan goal, policy or other adopted resolution? 

A: The Staff Report dated September 8, 2021 provides support for the amendments.  

 

RECOMMENDATION:  Adopt ordinance as attached consistent with the recommendation of 

the Planning Commission.  
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ORDINANCE NO. 21-010 

 

AN ORDINANCE relating to consideration of proposed revisions to 

the City of Camas Comprehensive Plan and adopting revisions to the 

Comprehensive Plan Map and Zoning Map of the City of Camas. 

 

WHEREAS, the City of Camas has heretofore adopted a Comprehensive Plan and 

Comprehensive Land Use Map as required by the provisions of RCW 36.70A, Revised Code of 

Washington, the Growth Management Act, and 

WHEREAS, under Chapter 36.70A, Revised Code of Washington, the City is required 

annually to consider amendments to the land use element of the Comprehensive Plan and 

associated rezones, and 

WHEREAS, the Planning Commission has conducted a public hearing on a request for 

revision submitted to the City, and has forwarded its recommendation to the City Council, and 

WHEREAS, the City Council has conducted a public hearing on the request for revision, 

NOW, THEREFORE, THE COUNCIL OF THE CITY OF CAMAS DO ORDAIN AS 

FOLLOWS: 

Section I 

 A request from property owner to change the Comprehensive Plan and zoning 

designation for two parcels located on NW Camas Drive with a combined 4.8 acres. The request 

is to amend the Comprehensive Plan designation of Industrial and zoning of Light 

Industrial/Business Park to a Comprehensive Plan designation of Commercial with a concurrent 

zone change to Mixed Use. The Planning Commission forwarded a recommendation to City 

Council consistent with the Camas Municipal Code Section 18.51.050(B)(3) to accept the 

proposed amendment.  
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Ordinance No. 21-010 Page - 2 
 

Section II  

  The City Council hereby accepts the recommendation of the Planning Commission, and 

directs the Community Development Director to amend the Camas Comprehensive Plan map, 

and to amend the Camas Zoning map consistent with the table set forth within the attached 

Exhibit “A”.  

Section III 

 This ordinance shall take force and be in effect five (5) days from and after its publication 

according to law.  

PASSED BY the Council and APPROVED by the Mayor this _____ day of September, 

2020. 

 

 

SIGNED:_____________________________ 

Mayor 

 

 

ATTEST:_____________________________ 

Clerk 

APPROVED as to form: 

 

 

_____________________________ 

          City Attorney 
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Exhibit A 
 

 

Ordinance 21-010 

 

The following table describes the amendments to properties owned by Vanport 
Manufacturing, Inc. totaling 4.8 acres located at 4555 and 4615 NW Camas Drive. 

 
Parcel Number Current 

Comprehensive 
Plan  Designation 

Current 
Zoning 

New 
Comprehensive 
Plan  Designation 

New  
Zoning 

986035-733 Industrial Light 
Industrial 
/ Business 
Park 

Commercial Mixed Use 

172970-000 Industrial Light 
Industrial 
/ Business 
Park 

Commercial Mixed Use 

 
 

 
Subject properties indicated with the .  
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Staff Report – Public Hearing for Ordinance 
 September 20, 2021 Regular Meeting 

  

Public Hearing Regarding an Amendment to the Development Agreement for the Green 

Mountain PRD 

Presenter:  Steve Wall, Public Works Director 

Time Estimate: 10 min 

 

Phone Email 

360.817.7899 swall@cityofcamas.us 
 

INTRODUCTION/PURPOSE/SUMMARY:  The City entered into a Purchase and Sale Agreement 

(PSA) with Terrell & Associates, LLC, et. al. effective December 1, 2020 regarding the donation of 

60 acres to the City and purchase of 55 acres by the City. The parcels were originally a part of the 

Green Mountain Planned Residential Development (PRD) and identified as “Phase 3”. The 60-acre 

donation of property to the City (shown below as “Parcel 1” in Figure 1) occurred in December 

2020 and the PSA stipulated that the purchase of the remaining 55 acres for $3.8 million (shown 

as “Parcel 2” in Figure 1) is to close no later than October 31, 2021. As a condition of closing, 

Section 3(j) of the PSA also requires that two existing development agreements associated with 

the Green Mountain PRD be amended to remove the donated and purchased parcels, and 

therefore the City, from any obligations associated with the Green Mountain PRD. 

In accordance with CMC 18.55.340, a public hearing must be held before adopting any 

development agreement via ordinance or resolution. This public hearing is for an amendment 

to the Development Agreement between Green Mountain Land, LLC and the City recorded 

on January 6, 2015 under Clark County Auditor’s file number 5134733 pertaining to specific 

development requirements for the Green Mountain PRD. 

 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? 

 To hold a public hearing regarding an amendment to an existing development 

agreement with Green Mountain Land, LLC. 

What’s the data? What does the data tell us? 

 N/A 
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Figure 1:  Green Mountain PRD Ph. 3 Donation and Purchase 

 

How have communities been engaged? Are there opportunities to expand engagement? 

 This public hearing is intended to provide opportunities for public comment and 

engagement on the proposed amendment.  

Who will benefit from, or be burdened by this agenda item? 

 The City as a whole will benefit from this agenda item as it will remove the City from 

any obligations placed on the Green Mountain PRD through the existing development 

agreement. 

What are the strategies to mitigate any unintended consequences? 

 Review of the PSA occurred prior to signing and a public hearing is being held to 

obtain public feedback. 

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? 

 N/A 
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What potential hurdles exists in implementing this proposal (include both operational and 

political)? 

 None  

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? 

 As discussed in previous staff reports, acquiring the Green Mountain Property meets 

multiple goals within the City’s Comprehensive Plan and PROS Plan.  

RECOMMENDATION:  Staff recommends holding a public hearing to receive testimony, then 

direct staff and the City Attorney to draft a Resolution for consideration by Council at the 

October 4, 2021 Regular Meeting.   
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RETURN ADDRESS 

r<tvnhJl eyt~ 
Lande.a~ 
PIJ W 108/0 

Please print neatly or type Information 
Document Title(s) 

Grantor(s) (Last, First and Middle Initial) 

5134733 AGR 
ReeFee - $196.00 Pages: 75 - LANOERHOLM 

1111~fIjIll~lonliil~ 11111~~lIlIllIllllllllllllIllllIllllilillililimilil~n 1II11 : 23 

Additional Reference #'s on page __ 

Cd; q ~,S t' qrt?rk fJ1~ kzL tLC-
Additional grantors on page __ 

Grantee(s) (Last, Firs! and Middle Initial) 

~ J 6ru.rz., fnlfKJllik; n u..n£ Ltc. 
Addillonal grantees on page _ 

legal Description (abbreviated form: i.e. lot, block plat or sectio", townShip, range, quarter/quarter) 

Qect-;m~ 17) z"D (U1d.. LI 1m) JeoB-
Additional legal Is on page __ 

Assessor's Property Tax Parcel/Account Number 173/78 060 
/72-5'85-000) I 72567-c;>DO J 17:lf}53- DOO} 17,2..1S!7'1-060 I -

11r..34/- 1)()oJ 17/71.7-000, 17/70lj-OW 17o{~G-DOO 

Additional parcel #'s on page _ 

The Auditor/Recorder will rely on the Information provided on this form, The staff will not read the document ID verify 
the accuracy or completaness 01 the Indexing information provided herein. 

I am requesting an emergency nonstandard recordlflg for an additional fee as provided In 
RCW 36,18.010.1 understand that the recQrdlng prQcessing reqUirements may cover up 
or otherwise obscure some part of the text of the original document. 
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After recording, return to: 

RANDALL B. PRINTZ 
Landerholm, Memovich, 

Lansverk & Whitesides, P.S. 
P.O. Box 1086 
Vancouver, WA 98666-1086 

Space Above for Recording Information Only 

DEVELOPMENT AGREEMENT 

This Development Agreement (the "Agreement") is made and entered into by and between 
the CITY OF CAMAS, a Washington Municipal Corporation (hereinafter referred to as the 
"City") and Green Mountain Land LLC (hereinafter referred to as the "Owner") (and 
collectively referred to as "Parties"). 

RECITALS 

WHEREAS, O"''1ler owns or controls certain real property which is located within the 
City'S municipal boundary and which is more fully described in the attached Exhibit "A", 
(hereinafter referred to as the "Property"); and, 

'WHEREAS, the City and the Owner recognize this area will develop over a period of 
years and wish to provide predictability about the development standards that will apply to the 
Property over the course of its full development in order to increase efficient use of urban 
services; provide compatibility amongst the various phases of the Property as they develop; 
and to allow for substantial environmental review to occur prior to any development, 
recognizing that Washington's State Environmental Policy Act discourages piecemeal review; 
and, 

WIIEREAS, the City is a Washington Municipal Corporation with annexation 
powers, and land use planning and pernlitting authority over all land within its corporate 
limits; and, 

WIIEREAS, the Washington State Legislature has authorized the execution of 
Development Agreements between local governments and a person having ownership or 
control of real property within its jurisdiction pursuant to RCW 36. 70B.170(1); and, 

DEVELOPMENT AGREEMENT 
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WHEREAS, pursuant to RCW 36.70B.170, a Development Agreement may set forth 
the development standards and other provisions that shall apply to, govern and vest the 
development, use and mitigation of the development of real property for the duration 
specified in the agreement; which statute provides: 

(1) A local government may enter into a Development Agreement with a person 
having ownership or control of real property within its jurisdiction. A city may enter 
into a development agreement for real property outside its boundaries as part of a 
proposed annexation or a service agreement. A development agreement must set forth 
the development standards and other provisions that shall apply to and govern and vest 
the development, use, and mitigation of the development of the real property for the 
duration specified in the agreement. A development agreement shall be consistent 
with applicable development regulations adopted by a local government planning 
under chapter 36.70A RCW; and 

WHEREAS, the legislative findings supporting the enactment ofthis section provide: 

The legislature finds that the lack of certainty of the approval of development 
projects can result in a waste of public and private resources escalate housing 
costs for consumers and discourage the commitment to comprehensive 
planning which would make maximum efficient use of resources at the least 
economic cost to the public. Assurance to a development project applicant that 
upon government approval the project may proceed in accordance with 
existing policies and regulations, and subject to conditions of approval, all as 
set forth in a development agreement, will strengthen the public plauning 
process, encourage private participation and comprehensive plauning, and 
reduce the economic cost of development. Further, the lack of public facilities 
and services is a serious impediment to development of now housing and 
commercial uses. Project applicants and local governments may include 
provisions and agreements whereby applicants are reimbursed over time for 
financing public facilities. It is the intent of the legislature by RCW 
36.70B.170 through 36.70B.210 to allow local governments and owners and 
developers of real property to enter into development agreements; and 

WHEREAS, for the purposes of this Agreement, "Development Standards" includes, 
but is not limited to, all of the standards listed in RCW 36.70B.170(3); and, 

NOW, THEREJ;'ORE, THE PARTIES HERETO AGREE AS FOLLOWS: 

Section 1. DeVelopment Agreement. This Agreement is a Development Agreement to 
be implemented under the authority of and in accordance with RCW 36.70B,170 through 
RCW 36.70B.21O. It shall become a contract between the Owner and the City upon its 
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Green Mountain Land, LLC Page - 2 -1063638 

140

Item 12.



approval by ordinance or resolution following a public hearing as provided for in 
RCW 36.70B.l70; and upon execution by all parties. 

Section 2. Term of Agreement. This Agreement shall be valid through December 31, 
2029; unless extended or terminated by mutual consent of the Parties; provided however, if 
this Agreement or any initial land use applications related to the Property and filed within one 
year of the effective date of this Agreement, are appealed, the term of this Agreement shall be 
tolled for the time during which the appeal is pending or 18 months, whichever is less. 

Section 3. Previous Agreemeuts. Ibe parties agree that the Pre-Annexation Agreement 
dated May 22, 2008 and recorded under Clark County Auditor's No. 4458438 and the 
Agreement dated December 21, 2009, between GM Camas LLC and the City, recorded under 
Clark County Auditor's No. 4636619 are intended to be completely superseded by this by this 
Agreement with respect to the Property and those agreements will no longer apply to the 
Property or be binding on the parties. 

Section 4. Vesting. Any land use applications submitted with respeet to the Property during 
the term of this Amendment, shall be vested to: (I) the following zoning, land use regulations 
and Development Standards in effect on the effective date of this Agreement, unless 
otherwise provided for in this Agreement: CMC title 13 Divisions I, II, and IV; CMC title 
14.02.050 and resolution 1193 adopting the 2012 SMMWW; CMC title 16.01-16.21; CMC 
16.31; CMC Title 17 and CMC Title 18. Any land use approvals affecting the Propeliy 
issued after the etIective date of this Agreement shall remain in effect during the term of this 
Agreement, regardless of the time period that they would have otherwise been valid for; 
provided however, that preliminary plat approvals shall be valid for a period of seven years 
from the date of the approval, regardless of whether the end of such seven years occurs during 
or after the term of this Agreement. Nothing in this section shall preclude the City from 
extending such preliminary plat approval beyond seven years if the City determines such act 
is appropriate. An archeological pre-determination report shall be required for the project 
with an application for a Planned Residential Development. The City, based upon review of 
the archeological predetermination report, may require additional surveys, studies, or 
mitigation. The City is currently considering amendments to its zoning code that would (a) 
expressly provide for commercially zoned property to be included in a Planned Residential 
Development under certain prescribed conditions. While nothing in this Amendment shall be 
construed as indicating or requiring that the City will adopt such regulations, in the event that 
the City does adopt such regulations, the Property may be developed utilizing those 
regulations without waiving any of the rights vested under this Agreement. The vesting 
provided for under this Agreement shall not apply to System Development Charges, Impact 
Fees or application or review fees. 

Section 5. Master Plan. Attached as Exhibit "B" and incorporated by reference herein, is a 
Mixed Use Master Plan (!v1aster Plan). The Master Plan will provide the Parties v,ith 
predictability regarding the fumre development of the Property including any associated 
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offsite improvements related to transportation or utilities. Future development ofthe Property 
shall be generally consistent with the Master Plan. Planning standards that the Owner may 
utilize for the Master Plan are provided for in Section 5.6. The propelty shall be developed 
with a maximum of 1,300 dwelling units and reserve a net 8.8 acres of undeveloped land for 
construction of commercial uses within the Urban Village area. At the sole discretion of the 
City, for each additional full acre of net developed commercial land within the Urban Village 
area beyond the initial 8.8 acres, an additional residential bonus of 40 units may be granted 
and applied to the overall property. In no event, shall more than 1400 dwelling units be 
developed on the Property. It is contemplated by the parties that due to the number of years it 
will likely take the project to fully build out, changing market conditions, future urban growth 
boundary expansion considerations and other factors, the parties may wish to revisit some 
portions of the Master Plan, including raising the maximum number of residential units or 
commercial square footage. While nothing contained herein shall be construed to obligate 
either party to amend the Master Plan, it is recognized that future evolution of the City may 
wan-ant consideration of such issues. 

Section 5.1 SEPA. Pursuant to the State Environmental Policy Act (SEPA), 
piecemeal enviromnental review is to be discouraged. As such, the Parties wish for SEPA 
review to be accomplished as part of the Agreement for as many of the Master Plan's 
potential adverse environmental impacts as can be reasonably analyzed, based upon current 
information submitted with this Agreement, including, but not limited to, the conceptual 
master plan, traffic study, tree analysis, GIS data as to the general presence of wetlands on 
some portions of the Property, ELS letter addressing off site impacts of sto= water to 
surrounding plant and wetland communities. This may be done under the Consolidated 
Review provisions of SEP A. The SEP A checklist attendant with this Agreement identifies 
various potential adverse impacts including transportation, parks, trees, wetlands sewer, water 
and sto= water. The Checklist also identifies a variety of technical reports or information 
that provides a basis for the proposed mitigation or partial mitigation of these impacts. It is 
the intent of this Agreement and its attendant SEP A process, to have the City issue a 
Threshold Dete=ination (as that te= is utilized in RCW 43.21 C) on the identified impacts of 
the implementation of the Master Plan. Impacts that are identified at future stages of the 
development, i.e., Planned Residential Development approval or Preliminary Plat approval, 
that have been previously analyzed through this or other SEP A processes, shall not be re
analyzed; provided the future identified adverse impacts are substantially similar to and of the 
same or less intensity as those previously analyzed under this or other SEP A processes. 
Nothing in this Section shall preclude the City from requesting info=ation on the potential 
adverse environmental impacts associated with a specific preliminary plat application that 
have not been previously analyzed as required under the State Environmental Policy Act. 

Section 5.2 Parks. The Master Plan includes an extensive park/open space/trail 
network that can easily be accessed on foot, bike or by auto. This network provides 
developed and undeveloped areas of active and passive recreation, connected by a trail system 
that runs throughout the project. Attached as Exhibit "C", which is incorporated by reference 
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herein, is a parks/open space/trail plan and summary sheet which describes the major 
components of the recreational network. It is anticipated that, (assuming appropriate 
amendments are made to the Parks Plan and Park Impact Fee program that provides PIF 
credits in an amount acceptable to the Owner) future development phases of the Property shall 
implement the applicable parks/open space/trail portion of the Master Plan, or something 
substantially similar thereto. The Parties agree that a park in this area that would in whole or 
in part be Park Impact Fee Creditable. However, as of the date of this Agreement, specificity 
as to the size of the park or the extent of improvements of the park; or the amount of Park 
Impact Fee credits that would be available for park land dedication or construction of 
improvements has not yet been determined. Because of these factors, the Parties agree to 
work together through the Parks Plan update and Park Impact Fee program update to arrive at 
an agreement regarding the size and improvements of the park to be created by the Owner and 
the amount of Park Impact fee Credits that would be issued to the Owner for the construction 
and dedication of the park. 

Section 5.3 Transportation. Kittelson and Associates Transportation Engineers and 
the City have analyzed the transportation impacts of the full development of the Property as 
depicted in the Master Plan. The attached analysis includes consideration of the 
transportation impacts of 1,300 hundred residential units. The Property at full development 
will increase the existing number of PM peak hour trips on the transportation system by 1,365 
trips. Based upon Kittelson's and the City's analysis, the future development of the Property 
(PRD and Preliminary Plat approval) shall be conditioned upon the mitigation measures and 
timing of construction as provided for in Exhibit "D", which is attached hereto and 
incorporated herein. The Property shall be vested during the term of this Agreement with 
1,365 PM peak hour and 13,980 average daily trips and no additional off site transportation 
mitigation or analysis will be required during the term of this Agreement; provided however, 
that in the event the Owner proposes uses or intensities of uses that would cause the total 
number of PM Peak or Average Daily trips to exceed the number of trips analyzed as part of 
this Agreement, then the City may require additional transportation analysis and lawful 
mitigation. The transportation vesting provided for in this Section shall be subject to the 
mitigation measures and the timing provided for in Exhibit "D". Some of the transportation 
improvements (either on Goodwin Road, Ingle Road or off site) may be on the City'S 
Transportation Capital Facility Plan. The Owner or successor in interest to the Property, upon 
construction of such qualifying transportation improvement, shall receive Transportation 
Impact Fee Credits, but only if such improvements are eligible for Credits under the City'S 
applicable Capital Facilities Plan and Transportation Impact Fee programs. 

Section 5.4 Tree Preservation. The Property has been previously logged and 
portions cleared for a golf course, but there remain a large number of trees of varying species 
on the Property. In order to enhance the ability to preserve trees in a predictable manner, the 
Parties wish to provide a comprehensive tree preservation plan for the future development of 
the Property, rather than through a piece meal approach whereby tree preservation is 
determined on a phase by phase basis as the Property develops over many years. In addition to 
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the preservation of nearly five thousand trees, over 2,000 trees will be planted in conjunction 
with the development of the property consistent with the City's landscape requirements. 
Attached as Exhibit HE", which is incorporated by reference herein, is a Comprehensive Tree 
Preservation Plan for the Master Plan. Future development phases of the Property shall 
implement and be consistent with the Comprehensive Tree Preservation Plan for each tree 
area identified in Exhibit E, or something substantially similar thereto, as approved by the 
City. Compliance with the Tree Preservation Plan provided for in Exhibit "E" in a future 
PRD or other design or application for the development of the Property, will be deemed to 
satisfy the City's tree preservation regulations for the project as whole, including CMC 
17.19.030. At the time any Preliminary Plat or Site Plan Review application, is applied for, 
the development applicant shall provide a report from a certified arborist or biologist 
regarding the health of the trees to remain in the development applied for to assure that no 
trees will be left standing that will cause an unreasonable risk of harm to future residents of 
the proj eet. 

Section 5.5 Planning Standards. The Parties: in recognizing the critical area 
constraints on the Property, particularly slopes and wetlands; the desire to reduce impacts to 
those critical areas; the Property's variety of different zoning designations, densities and uses; 
and, the desire to create a neighborhood environment that will offer a variety of housing 
types that will be functionally integrated through pedestrian, open space and trail 
connectivity, have created planning standards to enhance the Property's ability to achieve 
these and other goals. These standards may be used in addition to those that would othen'lise 
be available through the City'S PRD or density transfer provisions. Attached as Exhibit "F" is 
a set of these Planning Standards relating to various identified portions of the Conceptual 
Master Plan that may be used in the development of the property. 

Section 5.6 Existing Covenant The parties agree the existing Conservation 
Covenant, recorded with the Clark County auditor under file #9608010075, shall expire and 
no longer apply to the Property upon approval of planned Residential Development of the 
entire property. Such PRD application shall be reviewed in absence of consideration of the 
covenant, but instead evalnate critical areas based upon current analysis and regulations. 
Notwithstanding the expiration of the Conservation covenant, the City may, as part of a 
development review process, require separate conservation covenants to be recorded as part of 
mitigating any critical or sensitive area impacts. 

Section 6 Storm Water Regulations. With respect to Storm water Standards only, 
during the term of this Agreement the Property shall adhere to and be regulated by the rules 
and regulations and ordinances that are in effect on the date of 
this Agreement; specifically, CMC title 14.02.050 and resolution 1193 adopting the 2012 
SlvL.\1WW. The Parties recognize that there may be opportunities for regional storm water 
strategies or facilities in the North Lacamas Lake area. The Parties agree to continue to 
explore with each other and with interested third parties options for regional storm water 
strategies j facilities in this area. 
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Section 6.1. The City shall have no liability for any damages or losses suffered by the 
Owner or the Owner's successors if a federal or state ageney takes action that voids, nullifies 
or preempts the City's agreement to pelmit vesting nnder this Agreement. Owner and 
Owner's successors shall further indemnifY and hold harmless the City of Camas from any 
and all liability, including third party liability, nnder any applicable state or federal 
regulations including, but not limited to, the Clean Water Act, for any actual or alleged 
violation of said regulations arising from the City's agreement to allow the vesting described 
in this Section 6.1 or in the event said third party or agency challenges the adoption of this 
Agreement within the applicable timeframes. In such event, the City, in its sole discretion, 
may require the owner or the owner successors to post a bond in an amonnt deemed 
reasonably sufficient to cover all costs and expenses associated with any claim or action for 
liability as described herein, including reasonable attorney's fees to be incurred by the City in 
defending any third party claim. Upon notice of any claim or action for liability against City 
relating to this Section, the City shall timely notify Owner or Ov·mer's successors of their 
duties for indemnification of the City. Within ten (10) days of such notice, Owner may, at 
Owner's sole discretion, revoke its vested rights to the City's current stonn water standards 
arising under this section by giving written notice of such revocation to the City. Upon such 
revocation, the Owner shall have no further liability to the City or obligation to indemnifY the 
City. The Owner may choose to waive the vesting provided for in Section 6, if it notifies the 
City in writing. In that event, any fully complete development application submitted to the 
City and relatiug to the Property, shall vest to the storm water rules and regulations in effect at 
the time such application is submitted to the City. If the Ov.ncr chooses to waive the vestiug 
provided for in Section 6, then all vested rights created in Section 6, shall become null and 
void, but such choice shall not alIect any other provisions of this Agreement. 

Section 7 Streets cape. Owner agrees to incorporate into its development application 
submittal package streetscape standards for primary streets within the Property addressing 
street specifications, tree spacing and species, sidewalk separation, trash receptacles, benches 
and other street amenities that will create an inviting, safe passage for not only vehicular but 
pedestrian traffic. Owner streetscape standards will be consistent with the streetscape 
standards identified in Exhibit "G" or to the adopted streetscape standards, at the City's sole 
discretion, at the time of development approval. At the time of application, Owner shall 
further be required to meet the current City minimum Street standards in CMC 17.19 and the 
Camas Design Standards Manual. 

Section 8 Significant Views. The property includes land (Green Mountain) that is 
recognized as an important scenic and forested backdrop to Lacamas Lake as viewed from 
roads and vistas aronnd the lake, which in tum plays a role in defming the City's character. 
The City's Comprehensive Plan identifies the goal of "preserving the scenic and aesthetic 
quality of shoreline areas and vistas to the greatest extent possible." The Comprehensive Plan 
also identifies as a strategies to achieve these goals: establislnnent and maintenance of a 
pennanent open space network and greenways; and, preserving the visual integrity of the 
wooded hillsides that provide the backdrop for the City; including the preservation of natural 
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vegetation, minimizing disruption of soils and slopes, maintaining drainage patterns and 
encouraging wildlife habitats. As such, any development application under this Amendment 
shall comply with CMC 16.33 including any necessary mitigation plan, prepared and 
reviewed in accordance with CMC 16.33. Compliance with this section shall include, but not 
be limited to, review of any Development Application for consistency with the policies under 
CMC Section l6.33.010(B) and may be conditioned or denied to mitigate views impacts 
consistent with CMC Section 16.33.01O(B)(4), (5). 

Section 9 Golf Course. The parties acknowledge that a portion of the property is 
currently utilized as a golf course and related uses, subject to a conditional use permit. 
Nothing contained within this Amendment shall be construed as an indication on the part of 
the City that such use is prohibited or constrained in any manner and such use may continue 
after the execution of this Agreement. 

Seetion 10. Remedies. Should a disagreement arise between the City and Developer 
regarding the interpretation and application of this Agreement, the parties agree to attempt to 
resolve the disagreement by first meeting and confen-ing. If such meeting proves 
unsuccessful to resolve the dispute, the disagreement may be resolved by judicial action filed 
in the Clark County Superior Court. 

Section 11. Performance. Failure by either party at any time to require perfonnance by 
the other party of any of the provisions hereof shall in no way affect the parties' rights 
hereunder to enforee the same, nor shall any waiver by a party of the breach hereof be held to 
be a waiver of any succeeding breach or a waiver of this non-waiver clause. 

Section 12. Venue. This Agreement shall be construed in accordance with and, governed 
by, the laws of the State of Washington. The parties agree to venue in the Superior Court for 
Clark County, State of Washington, to resolve any disputes that may arise under this 
Agreement. 

Section 13. Severability. If any portion of this Agreement shall be invalid or 
unenforeeable to any extent, the validity of the remaining provisions shall not be affected 
thereby. 

Section 14. Inconsistencies. If any provisions of the Camas Municipal Code are deemed 
inconsistent with the provisions of this Agreement, the provisions of this Agreement shall 
prevail. 

Section 15. Binding on Successors and Recording. The rights and obligations created by 
this Agreement are assignable and shall be binding upon and inure to the benefit of Owner, 
the City, and their respective heirs, successors and assigns. Only Owner and the City or their 
assigns shall have the right to enforce the tenns of this Amendment. This Agreement shall be 
recorded against the real property indicated on Exhibit" A" ';'lith the Clark County Auditor. 

DEVELOPMEJ>.iT AGREEMENT 
Green Mountain Land, LLC Page - 8 -1063638 
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Section 16. Recitals. Each of the recitals contained herein are intended to be, and are 
incorporated as, covenants between the parties and shall be so construed. 

Section 17. Amendments. 'Ihis Agreement may only be amended by mutual agreement of 
the parties. Pursuant to RCW 36.70B.170(4), the City reserves the authority to impose new or 
different regulations to the extent required by a serious threat to public health and safety. 

Exhibits: 

Exhibit A: 
Exhibit B: 
Exhibit C: 
ExhibitD: 
Exhibit E: 
ExhibitF: 
Exhibit G: 

Legal Description of Property 
Master Plan 
Park Plan 
Transportation Mitigation 
Tree Plan 
Planning Standards 
Streetseape Standards 

IN Wl'INESS WHEREOF, the parties hereto have caused this 
Amendment to be executed as of the dates set forth below: 

GREEN MOUNTAIN LMTI LLC 

By 
Title l/1/}j<2(' 

STATE OF WASHINGTON ) 
) ss. 

County of Clark ) 

I certify that I know or have satisfactory evidence that _" \ohn Q I Ne i \ is 
the person who appeared before me, and said person acknowledged that he signed this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the M(,lnilC4,C- of GREEN MOUNTAIN LAND, LLC to be 
the free and voluntary act of such arty for the uses and purposes mentioned in the instrument. 

DEVELOPMENT AGREEMENT 
Green Mountain Land, LLC Page - 9 -1063638 
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DATED:becero l:::ev a~ ,2014. 

) 
) ss. 
) 

""L~1'Y PUBLI for the State of Washington, 
Residing in the County of Clark 
My Commission Expires: 5-'2.8'-1 Co 

I certify that I know or have satisfactory evidence that Sc Q+\- \:\\?t'CyS .. is 
the person who appeared before me, and said person aeknowledged that e signed this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the M~D( of the CITY OF CAMAS, to be the free and 
voluntary act of such party for the uses and purposes mentioned in the instrument. 

DATED:\)eu.~ 

lEISHA A. COPSEY 
. NOTARY PUBLIC 

STATE OF WASHINGTON 
- 'COMMISSION EXPIRES 

AUGUST 30, 2015 .. .... -.. ' ~"". '''''',"-,'' '----' 

DEVELOPMENT AGREEMENT 

,2014. 

Green Mountain Land, LLC Page - 10 -1063638 

NOTARY PUBLIC for the Stat of ashington, 
Residing in the County of Clark 
My Commission Expires:--<9)L. IL~""-,,llc.:S=>--___ _ 
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,tJU;SN---~~ 
£NG1NEERiNG Jrvc. 

EXHIBIT A 

(160) (jf)j-J585 
fill Broadway 
VClfJcouver. WA 

LEGAL DESCRIPTION FOR GREEN MOUNTAlN LAND, LLC 
PERlMETER 

May 27, 2014 

98660 

A parcel of land in the South half of Section 17, the East half of Section 20, and the 
West half of Sectioll21, all in TOWllShip 2 North, Range 3 East of the Willamette Meridian in 
Clark County Washington, described as follows: 

BEGlNNlNG at the Northeast corner of the Southeast quarter of said Section 17: 

TIlENCE Norih 89° 22" 57" West, along the North line of the South half of saId 
Section 17, a distance cOS14.78 feet, more or loss, to the eentedine of Northeast Ingle Road; 

THENCE South 01° 53' 59" West, alollg said centerline, a dist=e of 477.58 reet to a 
point Oil a 335.00 foot radius curve to the left; 

THENCE along said centerline, and along said 335.00 fool radius curve to the left (the 
long chord of which boars South 19" 58' 22" East, a distance of249,60 feet), an are distance 
af255,77 feet; 

TIlENCE South 41° 50' 43" Ea3l, along said centerline, a distance ofl4L81 feel to lit 
675.00 foot radius curve to the right; 

TIIENCE along said centerline, and along said 675.00 foot radIus curve to the right 
(the long chord of which bears Soutl1 33° 13' 03» East, a dislance of 202.52 feet), an arc 
distance of203.29 feet; 

THENCE South 24° 35' 23" East, along said centerline, a distance of 57.61 feet to a 
point on" 1200.00 foot radius curve to the left; 

TIlENCE along said ceu:terline, and along said 1200,00 faot radius curve to the left 
(the long chord of which bears South 28° 02' 22" East, a distance of 144.41 feet), an arc 
distance of 144.50 feet; 

THENCE South 31 "29' 20" East, along said con1crline, a distance of 190.47 :feet; 

TIIENCE South 30" 43' 55" East, along said centerline, a distence of678.85 reet; 

Z:\EOOO\S90G\8'1jl0\~93S\Lcgaf IXscr1Plior.s1,893eJl008Ieg-Pcri::tctt.\r,Joc 
1MB Page 1 Df4 
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(3(iO) 69:;":385 
1/11 jJroadway 
Vanccuver. WA 

98660 
TIffiNCE South 29° 58' 13" East, along said C<Jl1terliue, a distance of238.24 feet to a 

point wl>ich bears South 59° 56' 15" West from a 112" iron pipe marking the Northwest 
corner of that parcel of land conveyed ro Keith and Gloria Bakker by deed recorded UDder 
Auditor's File No. G 646584, records of Clark County; 

TIlENCE leaving said centerline, North 59° 56' 15" East, a distance of2L66 feet to 
said iron pipe on the North line of said Bakker parcel; 

TIlENCE continuing North 59° 56' 15" East, along said North line, a distance of 
329.81 feet to a 3/4" iron pipe and tha Northeast comer thereof; 

THENCE South 33° 49' 02" East:, along tha East line of said Bakker parcel, a distance 
of 667.95 feet to a 3/4" irnnpipe at tbe Southeast comer thereof; 

THENCE South 49" 37' 59" West, along the South line of said Bakker parcel, a 
distance of353.18 feet, more or less, to the centerline of Northeast Ingle Road; 

TIlENCE South 40° 25' 24" East, along said centerline, a distanee of 178.15 feet to a 
point which bears South 06° IS' 14" West from a 112" iron pipe on an Eesterly line ofilia! 
parcel of land conveyed to James M. Bartmess by deed recorded under Audilor's File No. 
891 I 140220, records of Clark County; 

THENCE NOIth 06" IS' 14" Ea;1, along said Easterly line, a distance of71.63 feet to 
said iron pipe and to !lJl angle point; 

TI-lENCE North 86° 45' 59" East, along the Southerly line of said Ba:1:mess tl'act, a 
distance of 9.94 feet to the Northwest comer ofthat parcel ofland conveyed to Ronald and 
Rhonda Warman by deed recorded Ullder Auditors File No. 9004270087, records of Clerk 
County; 

THENCE North 86° 58' .36" East:, along the Nortlt line of said Warman parcel, a 
distance of 790.14 feet 1:0 the Northeast cOmer thereof; , 

TIffiNCE South 02° 04' 33" West, along ilie East line of said Warman parcel, a 
distance of 973.64 feet, more or less to the Northeasterly right-nf-way line ofNomaast Ingle 
Road as conveyed to Clark County by deed recorded under Anditor's File No. 4217481 D, 
said polut being 3().OO feet from, when merumrcd perpendicular to, ilie centerline of said 
Road; 

TIffiNCE South 40° 25' 24" Ea..ot, along said right-of-way line, a distance of 353.90 
feel to a point on a 2030.00 foot radius curve ro the right; 
Z::\li:OOO\8900\8930\B9J8\lcgal D(!sctiptl(1j\S\893g.OQO&leg~7crirr1ctcr,doc 
1MB Page 2 of4 
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(3611) 695·1385 
III [ Broadway 
VatJc()'uvlJr¥ W"A 

98660 

THENCE along said right-of-way, and along said 2030.00 foot radius curve trJ the 
right (fue long ohord of which bears South 37° 00' 3?~ East, a distance of241.71 fuet), an arc 
distance of 24 1.85 feet; 

TIlENCE Soufu 33" 35' 50" Ea.'<I, along said right-of-way, a distance of 1043.01 feet 
to a point on a 830.00 fuotradius curve to !he right; 

THENCE along said right-ot~way, and along said 830.00 fuot radius Cllrve to fuc right 
(fue long chord of which bears South 23" 12' 47" East, a distance of 299.21 reet), an arc 
distance of300.85 feet; 

THENCE Sonfu 12" 49' 45" East; along said right-of-way, u distance of392.70 fuel to 
a pomton Ii 770.00 mot radius curve to fue left; 

THENCE along said right-of-way, and along said 770.00 foot radius curve to the left 
(the long chord of which beBts South 29" 32' 51" East, a distance of 443.01 feet), an arc 
distance of44936 feet; 

THENCE South 46" 15' 59" East, along said right-of-way, and.fue Southerly 
projection illeroof; a distaoce of 39.01 reel, more or less, to a point on the eenterline of 
Norlheast Goodwin Road; 

THENCE NOJtl143° 58' ~O'' Bast, along said centerline, a distanre of 494.48 feet to a 
point on a 955.00 foot Jadlus curve to tho right; 

THENCE along said centerline, lIDd along said 955.00 foot )'lldiU!l curve to ille right 
(the long chord of which bears North 56" 56' 15" Bas~ adlstance 01'428.71 feet), an arc 
distance of 432.40 fuel; 

THENCEN01th 69" 54' 30" East, along said centerline, a distance of354.&4 reet to a 
point on a. 955.00 foot radius curve to the right; 

THENCE along said oenterline, and along said 955.00 footradius curve to the right 
(the long chord of which bears North 80' 35' 44" East, a distance of354.20 feet), an m'c 
distance of356.26 feet to a point on the South line oftha Northwest qnarter of said Section 
21; 

Z-\i!{lOfilS900\S9JO\.S9JS\Lcgil! Desctiptlons\8931I,OOOSleg-~t)mCltl"doc 
1MB Page 3 of4 
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(360) 695· /38S 
/Ill Broadway 
VUl1ct.!UVet'1 W A 

9866fJ 
THENCE South 88° 43' 02" East, along said South line, a distance of 987.61 feet to 

the SOlltheast comer of said Northwest quarter; 

TI1ENCE North 0 10 27' 15n East, along the Baslline ofsaid Northwest quarter, a 
distance of1314.56 feet to the North line ofjhe South half of the Northwest quarter of said 
Section 21; 

THENCE North 880 42' 01" Wes~ along said North line, a distance ofl800.91 :fuet, 
more or Jess, to the Bast line of me TJ. Flereher Donation Land Claim No. 51; 

THENCE NOlm 01 0 13' 25" ~ along said East line, a distance of 1315.09 feet, 
more or less, to the North line of file Northwest quarter of sold Section 21; 

THENCE North 88° 40' 59" West, along .aid North line, a distance of 830.93 feet to 
the Northwest corner of said Section 21; 

THENCE North 01° 45' 50" East, along the East line oftne Southeast qUlu1er of said 
Section 17, a distance of 2650.46 feet to the POINT OF BEGINNING. 

SUBffiCT TO counly roads. 

EXCEPT that parcel conveyed to Green Mountain Resorts, lno. by d""d recorded 
under Auditor's File No. 9311050364, also known as MOUlltain Glen Subdlvision, recorded in 
Book "J" of Plats, at Page 199, recotdsofClark County. 

ALSO EXCEPT that parcel of land conveyed to R. Lon Imd Rachelle Combs, reoorded 
under Auditor's File No. 4150099 D, records of Clark County. 

Z:IBOD0\89Q0\89JO\S93RiLeg-.:f Dl!S«'fptlmls\S93S.00iJ8ieg·Per!meter.d()~ 
JM3 Page 4 of4 
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GREEN MOUNTAIN 
CONCEPTUAL MASTERPLAN FOR A MIXED USE PRD 

TOTAL SITE AREA 283.3 AC 
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P C:J ;'!1.6 (Pl~ S15()..91HJ') 
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'TOTALS. 181.4 AC 
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CAMAS, WASIlJNGTON 
GREEN MOUNrAIN LAND, LLC. 11 /19/14 
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GREEN MOUNTAIN 
CONCEPTUAL PARK & OPEN SPACE PLAN 
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t'/--'X\\hrt D 
KITTELSON &. ASSOCIATES, INC, 
TRANSPORTATION ENGINEER[NG J PLANNING 

610 SW Alder Street, Buile 700, Portland, OR 97205 503.228.15230: 503.273.8169 

MEMORANDUM 

Date: November 20, 2014 

To: Curleigh Carothers, P.E.; City of Camas 

cc: Ryan Lopossa, P.E.; City of Vancouver 

Jeff Barsness, P.E,; Washington State Department of Transportation 

David Jardin, Clark County 

Randy Printz, Landerholm Law Firm 

John Schmidt and John O'Neil; Green Mountain Land, LLC 

Project ft: 13865 

Fmm: Chris Brehmer, P.E., Kelly Laustsen, and Ribeka Toda; Kittelson & Associates, Inc. 

Project: 

SubJett: 

Green Mountain Master Plan 

Tra nsportation Impact Analysis 

This memorandum documents the results of the transportation impact analysis prepared by 

Kittelson & Associates, Inc. (KAI) for the proposed Green Mountain Master plan development to be 

located at the northeast corner of NE Ingle Road and NE Goodwin Road in Camas, Washington. This 

study concludes that Phase 1 of the site can be developed as proposed while maintaining safe and 

acceptable traffic operations at the study intersections assuming provision of an eastbound left

turn lane on Nt Goodwin Road at NE Ingle Road. Further transportation improvements are 

recommended to accommodate full bUild-out of the proposed development. The methodology of 

our analysis, pertinent findings, and our recommendations are documented in this memorandum. 

INTRODUCTION 

Green Mountain Land, LLC is in the process of preparing a master plan to establish a mixed-use 

development on the 283-acre site. Green Mountain Golf Course Is currently located on a large 

portion of the property; otherwise the site is vacant. The site Is currently zoned for a mix of 

residential uses (R-l0, MF-10 and R-6) and Community Commercial (CC). Figure 1 illustrates the site 

vicinity map. 

The master plan proposes eight phases of development, with the sequence and timing of phases 

largely market dependent, It is expected that Phase 1 will be completed by 2018 and full master 

plan build-out will be assumed by 2029 for traffic impact assessment purposes. 

FiLENAME:': H:\pmj/ile\13865 - Green MOllnw;r: MasterPfao\feporr\upootedNov 2G14\Green Mountain TrafficStudyjJov20.oorx 
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Breen Mountain Master Plan 
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Green Mountain Morter Pk:n 
November 20.2014 

Pra)ectli: :1.3865 
Page 3 

Figure 2 lIIustrates a conceptual image of the master plan site vision. A mix of residential and 

commercial uses is planned in accordance with the zoning, with a mixed use village proposed to 

better Integrate the commercially zoned portion of the property. The village would be located at 

the southwest corner of the project and will encompass approximately twenty-four acres. Further 

project details are provided later in this report. 

SCOPE OF THE REPORT 

This analysis identifies the transportation-related impacts associated with the proposed Green 

Mountain Master Plan development and was prepared In accordance with City of Camas 

transportation impact analysis requirements. The study scope and overall study area for this project 

were selected based on a review of the local transportation system and direction provided by City 

of Camas, City of Vancouver, Clark County, and Washington Department ofTransportation (WSDOT) 

staff. 

Operational analyses were performed at the following intersections; 

• NE 199'" Avenue/NE 58th Street (SR SOD, WSDOT maintained) 

• NE 1920d Avenue/NE 13th Street (City of Vancouver maintained) 

• NW Friberg Street/NE Goodwin Road 

• NE IngJe Road/NE Goodwin Road 

• NE 2320d Avenue/NE 28th Street 

• NE 242nd Avenue (SR 500l/NE 28th Street (WSDOT maintained) 

• NW Friberg Street/NW Lake Road 

• NW Parker Street/NW Lake Road 

• NE Everett Street (SR 500)/SE Leadbetter Road 

• NW Parker Street/NE 38th Avenue 

• NE Everett Street (SR 500)/NE 43,d Avenue (WSDOT maintained) 

• Site-Access Drivewavs 

KittelsQn &Asscr;lates, inc, Portiontf, Oregon 
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Groen Mountain Mast6r Plan 

GREEN MOUNTAIN CAMAS, WASHlNGTON 
CONCEPTIJAL MASTER PLAN FOR A MIXED USE PRO GREEN MOUNT AlN LAND, LLC. 11f191l. 
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As required by the City of Camas, a transportation Impact study was prepared to address the 

following transportation issues: 

• Year 2014 existing land use and transportation system conditions within the site vicinity 
during the weekday a.m. and p.m. peak hours; 

• Planned developments and transportation improvements in the study area; 

• TrIp generation and distribution estimates for the proposed development; 

• Forecast year 2018 background traffic conditions without the proposed development 
during the weekday a.m. and p.m. peak hours; 

• Forecast year 2018 total traffic conditions with the completion of Phase 1 of the 
proposed development during the weekday a.m. and p.m. peak hours; 

• Forecast year 2029 background traffic conditions without the proposed development 
during the weekday a.m. and p.m. peak hours; 

• Forecast year 2029 total traffic conditions with full build-out and occupancy of the 

proposed development during the weekday a.m. a~d p.m. peak hours; 

• Level of service analyses for the study intersections; and 

• On-site access and circulation. 

Conclusions and recommendations are provided following the operational analysis. 

ANALYSIS METHODOLOGY 

All level of service analyses described in this report were performed in accordance with the 

procedures stated in the 2000 Highway Capacity Manual (Reference 1). A description of level of 

service and the criteria by which they are determined is presented in Appendix ':A", Appendix "AN 

also indicates how level of service is measured and what is generally considered the acceptable 

range of leve! of service. 

To ensure that this analysis was based on a reasonable worst-case scenario, the peak 15 minute 

flow rate during the peak hour analysis periods was used in the evaluation of all intersection levels 

of service. For this reason, the analysis reflects conditions that are only likely to occur for 15 

minutes out of each average peak hour. Traffic conditions during other weekday hours and 

throughout the weekend willlike:y be better than those described in this report . 

.. _ ....... _----------
lOtte/son &: Associates. tnc. Portland, Oregon 
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At the City of Vancouver-maintained NE 1920d Avenue/NE 13th Street intersection, the peak 15-

minute flow rate was assessed by applying the peak is-minute volume across the hour and not 

applying a peak hour factor in accordance with guidance provided by the City. 

Operating Standards 

The study intersections are each operated and maintained by one of three impacted jurisdictions: 

WSOOT, the City of Vancouver, or the City of Camas. Each of these jurisdictions has their own 

operating standards. WSOOT requires LOS "E" or better for non-HSS (Highways of Statewide 

Significance) in urban areas, City of Vancouver requires LOS "E" or better and a vic ratio of less than 

0.95 for signalized intersections. The City of Camas requires LOS "0" or better and a vic ratio of 0.90 

or better for all intersections. Table 1 lists the study intersections, the responsible jurisdiction, and 

the corresponding operating standard. 

Table 1: Operating Standards at Study Intersections 

1 NE 199th Avenue/NE 58th Street (SR 500) WSOOT LOS "c" for non-HSS in rural areal 

2 NE 192ml AvenuelNE 13th Street Vancouver LOS "Ell and vic ratio Jess than 0.95 

3 NW Friberg Street/NE Goodwin Road Camas LOS "0" and vic of 0.90 or better 

4 NE Ingle Road/NE Goodwin Road camas LOS "0" and vic ofO,90 or better 

5 N E 232°' Avenue/NE 28'" Street camas LOS liD" and vic of 0.90 or better 

6 NE 242" Avenue (SR 500)/NE 28'h 5tceet W500T LOS lie" for non-HSS in rural areal. 

7 NW Friberg Street/NW Lake Road Camas LOS 110 11 and vic of 0.90 or better 

8 NW Parker SlreetjNW Lake Road Camas LOS "011 and vic of 0.90 or better 

9 NE Everett Street (SR 500)/SE Leadbetter Road WSOOT LOS "C" for non-HSS in rural areal 

10 NW Parker Street/NE 38
th Avenue Camas LOS "0" and vic of 0.90 or better 

11 NE Everett Street (SR 500)/NE 43"' Avenue WSOOT LOS "c" for non-HSS in rural areal 

lThe City ofCarnas TIF Update applied the WSDOT standard for facilities In urban areas (lOS liE" for non-HSS in urban area). Based on 
conversations with W5DOT, the standard for rural areas is currentiyappJicable to the WSDOT study intersections. 

Source: City of Camas Traffic Impact Fee Update (Referencel) 

Kittelson &Associotes, Inc. Portland, Oregon 
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For roadways under Washington State jurisdiction, such as SR 500, WSDOT has defined traffic
volume based turn lane guidelines within the WSDOT Design Manual (Reference 3). left-turn lane 

guidelines are provided In section 131O.04(2)(a) while right-turn lane guidelines are provided in 
section 1310.04(3). 

EXISTING CONDITIONS 

The existing conditions analysis identifies site conditions and the current operational and geometric 

characteristics of roadways within the study area. These conditions will be compared with future 

conditions later in this report. 

The site of the proposed development and surrounding study area was visited and inventoried in 
March 2014. At that time, information was collected regarding site conditions, adjacent land uses, 

existing traffic operations, and transportation facilities in the study area. 

Site Conditions and Adjacent Land Uses 

The area encompassed by the master plan site is largely undeveloped. The southwest corner of the 

property Is occupied by the Green Mountain Golf Course, a portion of which is proposed to remain 

open after completion ofthe Phase 1 master plan development. The areas surrounding the site are 
also largely undeveloped, with a few single family homes situated along NE 28th Street, NE 199'h 

Avenue, and SR 500. 

Transportation Facilities 

Table 2 provides a summary af key transportatiDn facilities In the site vicinity and Figure :I illustrates 

the existing lane configurations and traffic control devices at the study intersections. 

~ .. --.. ----~-------------------

Ktttei501) & Assocfates~ inc, PortJana, Oregon 
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Table 2: ExistingTransportatlon Facilities and Roadwav Designations 

I 
'H5S = Highways of Statewide SlgnlflC<Jllce 

Pedestrian and Bicycle Facilities 

Neither sidewalks nor striped bicycle facilities are provided in the vicinity of the site on e[ther NE 

Ingle Road or NE Goodwin Road/NE 2Sth Street. 

Transit Facilities 

The C-Tran Camas Connector Dial-A-Ride service currently operates within a portion of the study 

area, with a northern boundary of lake Road, western boundary of Parker Street, and eastern 

boundary of SR 500. This service operates by accepting telephone calls from riders to be taken to a 

location Inside a defined boundary. The hours of operation are Monday through Friday from 5;30 

a.m. to 9:15 a.m. and 2:00 p.m. to 7;00 p.m. No service is available on holidays (Reference 4). 

Crash Analysis 

The crash histories of the study intersections were reviewed in an effort to IdentifY potential 

intersection safety Issues. Crash records were obtained from WSDOT. The data represents records 

between January 1, 2008 and November 30, 2013. The crash rate was calculated to determine the 

number of crashes per million entering vehicles (MEV). Generally speaking, a crash rate greater 

than 1.0 crashes per MEV suggests lOcations where crash patterns should be reviewed in greater 

detail. 

K"dteison ~ Associates, Inc.. Portlunrt Oregon 
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A brief discussion of the crash data at key intersections is presented after Table 3. There were no 

fatalities reported at the study intersections during the time periods studied. Appendix "BN contains 
the crash data. 

As shown in Table 3, the two intersections where the highest crash rates were observed were ME 

199·h Avenue/NE 58th Street and NE Ingle Road/NE Goodwin Road. At all other intersections, the 

observed crash rates are well below 1.0 crash per million entering vehicles. 

Table 3: Intersection Crdsh Histories {1/1/2008 -11/30/2013) 

1 PD~ !:::; Property Damage Only MEV;;: Million Enter:ng Vehlcles 

ME 199'· Avenue/ME sEl' Street (SR SOO) 

The second highest crash rate, 057, occurs at the intersection of NE 199th Avenue/NE 58th Street. 
There have been seven reported collisions, including four angle collisions and three fixed-object 

collisions at this intersection. The crash data was reViewed in an effort to identify potential trends. 

Three of the angle crashes involved vehicles making a northbound left turn from NE 199th Avenue 

to NE 58th Street; another involved an eastbound vehicle turning right from NE 58th Street to NE 

199·h Avenue. Of the three fixed object collisions, two involved utiiity poles and one involved a 

domestic animal. Collisions with domestic animals are challenging to eliminate and one of the 

collisions with the utility poles involved a driver asleep at the w'leel. Four of the seven crashes 

occurred dur:ng wet road surface conditions. Given the relatively low number of reported collisions 

port/dna, Oregon 

164

Item 12.



Green Mountain Master Pion 
November 20" 2014 

Project II: 13855 
Page 11 

and the unusual nature of three of the seven collisions (the three fixed-object collisions), there are 

no safety-based mitigation measures recommended at thls intersection at this time in conjunction 

with site development. If an eastbound right-turn lane is added to the intersection in the future 

(which Is currently warranted as will be described later in this report), it may provide safety 

benefits. 

ME: Illgle Road/ME Goodwin Road 

The highest crash rate, 1.03, occurs at the intersection of NE Ingle Road/NE Goodwin Road. There 

have been reported collisions Including 4 four rear-end collisions, 5 five angle collisions, 4 fixed

object collisions (involving e utility pole, a mailbox, a boulder, and a wood sign post), 2 roadway 

ditch collisions, and a pedestrian collision at this intersection, As discussed later in this report, the 

Green Mountain Master Plan proposes to construct an exclusive eastbound left-turn lane on NE 

Goodwin Road at NE Ingle Road in conjunction with the Phase 1 site development. Providing an 

eastbound left-turn lane and potential related reconfiguration of the southBound stop bar location 

(refer to sight distance discussion below) in conjunction with Phase 1 stte development could 

provide a safety benefit at this intersection. 

Two of the angle collisions involved vehicles exceeding reasonably safe speeds while making a 

westbound right-turn at the intersection. One of the recommended mitigation measures for the 

2029 full build-out scenario of the proposed development is the addition of a westbound right-turn 

lane at this intersection, which could provide a safety benefit for turning vehicles. Additional long

term mitigation measures anticipated in conjunction with site development include constructing a 

three-lane roadway section on NE Goodwin Road along the site frontage and Signalizing the 

intersection when warranted. 

I ntersection Sight Dista nee 

Intersection sight distance was observed at the study intersections and was found to meet 

applicable city or WSDOT standards, with the exception of the sight distance at the NE Ingle 

Road/NE Goodwin Road intersection. As shown in Exhibit 1 below, the stop bar on NE Ingle Road is 

set back approXimately 25 feet from the edge of NE Goodwin Road. 

K!tteJs;Qn & Associates" Inc. f'oftJand~ Oregon 
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Exhibit 1: Stop Bar on NE Ingle Road at NE Goodwin Road 

Image source: Google Maps (right image) 

Project#: 13865 
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As indicated in Exhibit 2, vehicles currently pull past the stop bar to obtain sufficient sight distance 

to then execute a turning maneuver. Regardless of the proposed site development, we recommend 

that the City of Camas consider potential improvements to enhance the intersection sight distance, 

such as relocating the stop bar c1oserto NE Goodwin Road. 

'!'!.!~ti!![to Make Left-Turn from NE Ingle Road to NE Goodwin Road 

Existing Traffic Operations 

Manual turning-movement counts were conducted at the study intersections in March and April 

2014. The counts were conducted on a typical mid-week day during the morning peak period (7:00 

to 9:00 a.m.] and the evening peak period (4:00 to 6:00 p.m.] per City requirements. Individual 

Intersection peak hours were then identified for operational analysis purposes. 

Kltte/son & Associates, Inc. Portland., Oregan 
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Figures 4 and 5 provide a summary of the existing turning-movement counts, which are rounded to 

the nearest five vehicles per hour for the weekday a.m. and p.m. peak hours, respectively. Appendix 

"C" contains the traffic count worksheets used in this study. 

As shown in Figures 4 and 5, the study intersections operate acceptably during both study periods. 

Appendix uD" contains the exisring conditions traffic operations worksheets. 

Operations at Nt 192,d Avenue / Nt 13th Street 

As noted in the "Analysis Methodology" section, analysis of the City of Vancouver-maintained NE 

192"" Avenue/NE 13th Street intersection involved application of the peak is-minute flow rate 

across the hour and not applying a peak hour factor. This analysis methodology is In accordance 

with guidance provided by the City. 

During the weekday AM peak hour, significant peaking occurs at the inte rsection related to vehicles 

accessing Union High School on NW Friberg Street. In particular, the southbound left-turning 

volume peaks in advance of the school start at 7:45 AM, as shown in Exhibit 3. During this "peak of 

the peak" period, queueing for the southbound left-turn la ne sometimes exceeds the available 

striped storage (approximately 160 f eet ). Based on field observation, heightened delays and 

queueing for the southbound left-turn movement are contained to about fifteen minutes in 

advance of the school start, during which time some southbound left-turning vehicles do not clear 

through the intersection during ea ch cycle. After this time, volumes decrease significantly and left

turning vehicles consistently clear through the intersection in a single cycle. 

Exhibit 3: Peak Hour Traffic Volumes at NE 192"" Avenue/ NE nth Street 

160 
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The traffic impact analysis identifies how the study area's transportation system will operate upon 

phased build-out of the proposed master plan site. A horizon year of 2018 was selected to assess 

conditions with build-out of Phase 1 while a lS-year 2029 horizon year was assumed for site bulld
out. The impact of site-generated weekday a.m. and p.m. peak hour trips was examined as fo'iows: 

• Planned developments and transportation improvements In the study area were 
identified and accounted for; 

• Trip generation and distribution estimates for the proposed development were 

prepared for Phase 1 and full build-out of the proposed development; 

• Forecast year 2018 background traffic conditions without the proposed development 
were analyzed at the study intersections; 

• Forecast year 2018 total traffic conditions with completion of Phase 1 of the proposed 

development were analyzed at the study intersections; 

• Forecast year 2029 background traffic conditions without the proposed development 
were analyzed at the study intersections; 

• Forecast year 202.9 total traffic conditions with full build-out and occupancy of the 
proposed development were analyzed at the study intersections; and 

• On-site circulation and site-access operations were evaluated. 

Proposed Development Plan 

Green Mountain Land, LLC is proposing to master plan the 283-acre site with mixed-use 

development. Green Mountain Golf Course is currently located on a large portion of the master 

plan property. We understand that a portion of the existing Green Mountain Golf Course may 

remain temporarily availabie for use after completion of Phase 1 site development and that, 

ul~imately, the golf course will be closed prior to fuH master plan build-out. No effort has been 

made to account for "credit" for existing trips to and from the golf course for the purposes of this 

transportation impact analysis report. 

The master plan proposes eight phases of development, with the sequence and timing of phases to 

be finalized pending market conditions. It is expected that Phase 1 will be completed by 2018 and 

full master plan build·out is assumed by 2029 for traffic impact assessment purposes. A mix of 
residential and commercial uses is planned in accordance with the zoning, with a mixed use village 

proposed to better integrate the commercially zoned portfon of the property. The application seeks 

Kittelson hl Associates, Inc. Portlar.d, Oregon 
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approval of an overlay zone for a portion of the site intended for an urban Village. The village would 

be located at the southwest corner of the project and will encompass approximately twenty-four 

acres. 

For traffic impact study purposes, Phase 1 is assumed to consist of a residential component with 

215 single-famUy detached homes. Full build-out of the master plan residential component 

assumed construction of up to 536 apartment units and 764 single-family detached homes. The 

retail portion of the proposed development plan was assumed to develop after Phase 1 and was 

assumed to be a 90,000 square·foot shopping center for trip generation purposes'. 

Access to Phase 1 development is anticipated along NE Ingle Road, with additional access added to 

NE Goodwin Road during later stages of the development. Final details of the number and location 

of site access points will be defined during preparation of indiYidual site plan applications, therefore 

appropriate planning level assumptions have been made for master planning purposes. The 

proposed master plan anticipates two public street neighborhood circulator connections to NE 

Goodwin Road serving the site in conjunction with two public street neighborhood circulator 

co~nectlons along NE Ingle Road. The commercial site is expected to have direct driveway access to 

NE Ingle Road. Same residential areas (not individual residence driveways) not served by the 

a~ticipated neighborhood circulator facilities may also seek direct access to NE Ingle Road or NE 

Goodwin Road as appropriate. 

Trip Generation 

Trip generation estimates for the proposed development were generated based on information 

provided in the standard reference manual Trip Generation, 9'.1 Edition published by the Institute of 

Transportation Engineers (ITE - Reference 7). The internal and pass-by trip rates applied to each 

land use were also determined from ITE's Trip Generation, 9" Edition. Table 4 summarizes the daily, 

weekday a.m., and weekday p.m. peak-hour trips for the Phase 1 assumed development while 

Table 5 summarizes the complete master pian site trip generation estimate. All daily trips have 

been rounded to the nearest te:! and all peak hour trips have been rounded to the nearest five 

trips. 

" The unit mix for phase 1 and buildout VJaS developed based on a reasonable worst-case scenario. Final 

development may result in a less-intense mix of residential unIts. 

KJttefsQn & Associates, Inc, Portland, oregon 

171

Item 12.



Green MountaIn Moster Plan 
November 20" 20.14 

Table 4: Trtp Generation Estimate - Phase 1 

Table 5: Trip Generation Estimate- Build-out (Indudes Phase 1) 

Shopping Center 

Internalization (10% Daify; 11% PM} 

Pass-By Trips (34%) 

Trip DistributiDn 

820 
90,000 
square 
feet 

6,340 

630 

1,940 

145 

o 
50 

90 

o 
25 

55 

a 
25 

550 

60 
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270 

30 

85 

290 

30 

85 

The distribution of site-generated trips onto the study area roadway system was estimated based 

on a review of surrounding roadway characteristics, existing uses, the 2035 travel demand model 

maintained by the Southwest Washington Regional Transportation Council (RTC), and review 

agency guidance. Trip distribution patterns were developed separately for the residential and retail 

trips. Figure 6 lIfustrates the trip distribution patterns for the residential and retail trips. 

Trip Assignment 

The weekday a.m. and p.m. peak hour site trips shown in Tables 4 and 5 were assigned to the 

roadway network based on the trip distribution patterns shown in Figure 6. Figures 7 through 10 

show the assignment of site-generated trips during the weekday a.m. and p.m. peak hours -:'or 

Phase 1 and at Build-out. Note that the site-generated build-out volumes shown in Figures 9 and 10 

include the Phase 1 site-generated trips and thus reflect the total number of trips generated. A 
figure showing the assignment of pass-by trips is provided in Appendix NE". 
-------------------------- .................... -~ 
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Green Mountain Master Plan 
November 2D, 2014 

2018 Background Traffic Conditions 

Praject #: 13865 
PtJge24 

The 2018 background traffic analysis projects how the study area's transportation system will 

operate during the year that Phase 1 of the proposed development is expected to be completed. 

This analysis includes traffic growth due to previously approved in-process developments within the 

study area, but does not include traffic from any of the proposed Green Master Plan development 

phases. Per agency direction, no growth was applied to City of Camas roadways and a 2% growth 

rate was applied to City of Vancouver roadways (Reference 8). 

Planned Developments and Transportation Improvements 

City of Camas staff identified 13 local development projects that are approved but not yet occupied. 

These in-process developments include: 

• Lake Hills • Deerhaven Subdivision 

• Two Creeks • Hadley's Glen 

• The Summit at Columbia Vista • Millshore Downs 

• Parker Village • Fisher Creek Campus 

• The Hills at Round lake • Lacamas Prairie 

• North Hills Subdivision • 192'''' Plaza West 

• Brady Road Subdivision 

Appendix Up' contains the data received pertaining to the in-process trips. 

Planned and f1Jnded transportation improvements within the study area include the Widening of NW 

Friberg Street (between lake Road and NE 13th Street) and the addition of a westbound lefHurr. lane, 

northbound right-turn lane, and eastbound right-tum lane at the NW Friberg Street/NE Goodwin 

Road intersection. Figure 11 shows the lane configuration and traffic control devices assumed in the 

2018 analysis. 

Traffic Operations 

Figures 12 and 13 summarize the year 2018 background traffic operations analysis results at the study 

intersections for the weekday a.m. and weekday p.m. peak-hours, respectively. The projected turning 

movement counts are rounded to the nearest frve vehicles per hour. As shown, the study 

intersections operate acceptably during the weekday a.m. and weekday p.m. peak periods In the 

2018 background conditions. 

Appendix UGH contains the 2018 background conditions traffic operations worksheets. 
-------

Kittelson & Assocfates, Inc. Portlana, oregan 
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Green Mountain Maner PJal1 Projectlf: 13865 

2018 Total Traffic Conditions 

The year 2018 total traffic analysis forecasts how the study area's transportation system will operate 

with the addition of traffic from Phase 1 ofthe proposed development. Phase 1 site-generated trips 

were added to the 2018 background traffic volumes at the study intersections to arrive at the total 

traffic volumes. 

All lane configurations are consistent with background conditions with the exception of the 

intersection of NE Ingle RoadjNE Goodwin Road. The developer proposes to construct an exclusive 

eastbound left-turn lane on NE Goodwin Road at NE Ingle Road in conjunction with the Phase 1 site 

development. Consequently, provision of the turn lane was assumed forthe total traffic analysis. 

Traffic Operations 

Figures 14 and 15 summarize the year 2018 total traffic operations analysis results at the study 

intersections for the weekday a.m. and weekday p.m. peak-hours, respectively. The projected turning 

movement counts are rounded to the nearest five vehicles per hour. As shown, all but one of the 

study intersections are forecast to operate acceptably during the weekday a.m. and p.m. peak 

periods under 2018 total traffic conditions. The southbound movement at the intersection of NE Ingle 

RoadjNE Goodwin Road is anticipated to operate at a LOS E during the weekday p.m. peak hour. 

Operations at this intersection could be mitigated with the addition of an eastbound right-turn lane. 

Based on a sensitivity analysis, this mitigation is triggered by the 203,d unit to be constructed. Up until 

this point, the southbound left-turn lane is forecast to operate at a LOS D. Table 6 provides the 

operations at NE Ingle RoadjNE Goodwin Road during the weekday PM peak hour supporting the 

sensitivity analysis. 

T2ble 6: NE Ingle Road/NE Goodwin Road Operations Assessment - weekday PM peak hour 

Notes: lOS "" level of Service; vJc ratlD := volume-to-capaclty ratIo 
1MlttsiltiQO Includes prOVision of westbound righHUrh lane 

Appendix "H" contains the 2018 total traffic conditions traffic operations worksheets. Appendix "1" 

contains the traffic operations worksheets supporting the sensitivity analysiS ot NE Ingle Rood/NE 

Goodwin Rood. 

Klttel.wn & As£oclCJtes, 1m;, Portland, oregon 
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Green Mountoin Master Pion 
November 20, 2014 

2029 Background Traffic Conditions 

Prejser #:.13865 
Page 31 

The 2029 background traffic analysis identifies how the study area's transportation system will 

operate with regional growth, including completion of Phase 1 development. No further funded 

transportation improvement projects were identified at the study intersections that would be In place 

prior to the year 2029. In addition to the previously described in-process development, a one percent 

annual growth rate was applied to the 2018 background traffic volumes on City of Camas roadways to 

account for regional growth in the area per staff direction. Continued use of a two percent annual 

growth rate was assumed to the City of Vancouver roadways (NE 19Znd Avenue). 

The same lane configurations used in the 2018 analysis were assumed, with the exception of the 

configuration at NE Ingle Road/NE Goodwin Road. As previously noted, the developer proposes to 

construct an exclusive eastbound left-turn lane at the intersection in conjunction with the Phase 1 

site development so this tum lane was assumed for the 2029 analysis. Signal timings were optimized 

with the assumption that signals in the area will be re-timed in the next fifteen years. In addition, 

some peak hour factors (PHF) were increased to account for future traffic char.ges, indudlng: 

• PHF increased to 0.80 in the a.m. peak hour at NW Friberg Street!NE Goodwin Road and 

NE 242" Avenue/NE 28th Street 

• PHF increased to 0.75 In the a.m. peak hour at NW Friberg Street/NW Lake Road; NW 

Parker Street/NW Lake Road; and NW Parker Street/NE 38'" Avenue 

Traffic Operations 

Figures 16 and 17 summarize the year 2029 background traffic operations analysis results atthe study 

intersections for the weekday a.m. and weekday p.m. peak-hours, respectively. As illustrated in the 

figures, all but two of the study intersections are forecast to operate acceptably: 

• The intersection of NE 192nd Avenue/NE 13th Street Is projected to operate at a LOS E and 

over-capacity during the weekday a.m. peak hour and LOS F and over-capacity during be 

p.m. peak hour. 

• The southbound approach to the intersection of NE fngle Road/NE Goodwin Road is 

projected to operate at a LOS E during the weekday p.m. pea< hour (with provision ofthe 
westbound right-turn lane recommended in conjunction with Phase 1 site development). 

Appendix "1" contains the 2029 background conditions traffiC operations worksheets. 

Kittelson & Associates, i()c. Portland, Oregon 
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Gree.n MOllntain Mf1Eter Pion 
November 20, 2014 

2029 Total Traffic Conditions 

Project iI; J3865 
Page 34 

The year 2029 total traffic analysis forecasts how the study area's transportation system will operate 

with full build-out of the proposed master plan development. The year 2029 background traffic 

volumes were added to the full build-out site-generated traffic to arrive at the total traffic volumes. 

Traffic Dperations 

Figures 18 and 19 summarize the year 2029 total traffic operations analysis results at the study 
intersections for the weekday a.m. and weekday p.m. pe.k-hours, respectively. The projected turning 

movement counts are rounded to the nearest five vehicles per hour. As shown, the fo[lowing study 

intersections do not meet standards during either the weekday a.m. or p.m. peak periods: 

• NE 199th Avenue/NE 58th Street (SR 500) (weekday a.m. and p.m. peak hours) 

• NE 192"0 Avenue/NE 13th Street (weekday a.m. and p.m. peak hours, previously was failing 
during background a.m. and p.m. peak hours) 

• NE Ingle Road/NE Goodwin Road (weekday a,m. and p.m. peak hours, previously was 

falling during background p.m. peak hour) 

Potential mitigation measures for these intersections are discussed later in the report. 

Appendix "K" contains the 2029 total traffic conditions traffic operatIons worksheets. 

Turn-Lane Considerations 

As referenced under the "Analysis Methodology," roadways under Washington State jurisdiction are 

subject to the turn lane guidelines contaIned In the WSDOT Design Manual (Reference 3). The 

potential need for turn-lanes at each study intersection was reviewed for the analysis scenarios. 

Intersections that meet turn-lane guldeflnes are further discussed below. 

NE 19if1' Avenue/NE 58'" Street (SR 500) 

Traffic volumes at the intersection of NE 199'" Avenue/NE 58th Street (SR 500) meet WSDOT's 

guidelines for an eastbound right-turn lane on NE 58'" Street under existing conditions and all future 

scenarios during both the weekday a.m. and p.m. peak hour. Construction of a right-turn lane could 

require right-of-way acquisition and will likely impact one or more private driveways along NE 58th 

Street (depending on the length of the deceleration lane constructed). 

Kjttelson & AS50cfares, Jnc:,. Portland, Orego" 
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Green Malli'lwin Marte; plall Project it: 13865 
2014 

The table below assesses volumes at the intersection for various horizon year scenarios and the 

impact ofthe proposed development. 

Table 7: NE 199"' Avenue/NE 58'" Street{SR 500) Eastbound Right-Tum Lane Assessment 

The recorded crash history at the intersection was reviewed to identify potential safety issues that an 

eastbound right-turn lane might address. No crashes were reported involving vehicles making an 

eastbound right-turn. Given the lack of crash history and the relatively small impact of Phase 1, no 

improvements are recommended in conjunction with Phase 1. Nonetheless, given the amount of site

generated traffic that will be added to the eastbound right-turn movement as future phases of the 

master plan build-out, if right turn crashes materially increased, it is possible that a neXUs could be 

established between requiring construction of an eastbound right-turn lane and traffic volume 

increases attributable to master plan trip development. Accordingly, we recommend that future sIte 

plan applications prepared subsequent to Phase 1 provide an updated assessment as to the potential 

need for providing a right-tum taper or lane at the intersection. 

NE 242"0 Avenue (SR SOO}/NE 28th Street 

Traffic volumes at the intersection of NE 242'd Avenue {SR 500)/NE 28th Street meet WSDOT's 

guidelines for a left-turn lane on the eastbound approach under existing conditions and all future 

scenarios during the weekday p.m. peak hour. The table below assesses volumes at the intersection 

for each horizon year scenario and the impact of the proposed development. As shown in the table, 

the Phase 1 development does not add any trips to the eastbound left-turn lane. The trips generated 

by build-out ofthe master plan development are from the retail component and total less than 10. 

KIttelson & Aswc/att5. Inc. pcrrlrmd, Oregoll 
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Table B: NE 242'; Avenue {SR SOO)/NE 2Sth Street Easthound Left-Turn Lane Assessment 

The recorded crash history at the intersection was reviewed to identify potential safety issues that an 

eastbound left-turn lane might address, While two angle crashes were reported from vehicles making 

a southbound left-turn, no crashes Were reported involving vehicles making an eastbound left-turn. 

Based on our review of the information provided above, we find no basis for recommending 

improvements to the NE 242"" Avenue (SR SOO)/NE 28th Street intersection in conjunction with Phase 

1 site development. We base this conclusion on the proposed development adding no trips to the 

left-turn movement in question, the lack of crash history related to left-turns, and the general lack of 

a nexus given the small trip impact of the proposed Phase 1 development at this location. 

Planned Future Intersection Improvements 

The 2012 City of Camas Traffic Impact Fee Update Report (Reference 2) identifies the future need to 

widen NE 28th Street to have a center left-turn lane from Ingle Road to NE 242nd Avenue, A related 

project would create a new NE 242nd Avenue extension south of NE 28th Street. Given the City's 

planned improvements, we recommend the City of Camas make a finding that the traffic impact fee 

payments made by the master plan for Phase 1 and future phases of the project mitigate 

development Impacts at the intersection, and therefore require no additional mitigation. 

Recommended Mitigations 

As discussed above, all study intersections meet operating standards under existing and 2018 

background and total traffic conditions for both the weekday a.m, and p.m, peak hours. Four 

intersections do not meet operating standards In 2029 under background and/or total traffic 

conditions; each is discussed below. 

Kittelson & Associates, iIte. P[Jrtland, Oregan 
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Nt: 199'h Avenue/Nt: 5th Street (SR SOD) 

The minor street northbound left-turn at the intersection of NE 199"' Avenue/NE 5Sth Street (SR SOD) 

is projected to not meet current WSDOT standards in the 2029 total traffic conditions during the 

weekday a.m. and p.m. peak hours. The intersection is projected to operate at a volume-to--capacfty 

(v/c) ratio of 0.72 and lOS 0 during the a.m. peak hour and vic ratio of 0.70 and LOS 0 during the 

p.m. peak hour. It is therefore not within MOOT's LOS requirement (LOS C) for non-HSS facilities in 

rural areas. The intersection is three-legged and stop-controlled on the northbound approach. The 

northbound left.turn is the critical movement at the intersection, with all other movements operating 

at a LOS A and well under capacity. Ouring both the weekday a.m. and p.m. peak hours, the 

northbound left·turn is 3 seconds or less over the delay threshold between LOS C and LOS O. In the 

event that the area around the intersection urbanizes before bUlla-out, the WSOOT performance 

standard will shift to LOS E ana the intersection would operate within WSDOT standards. 

As discussed in the Turn-Lane Considerations section above, the intersection currently meets 

warrants for an eastbound right-turn lane, which would improve operations for northbound left

turning vehicles to a LOS C during the 2029 total traffic conditions. As also discussed above, it is 

expected that a nexus might ultimately be established betv;een requiring construction of an 

eastbound right-turn lane and traffic volume increases attributable to master plan trip development, 

based on LOS and delay at the intersection. Accordingly. we recommend that future site plan 

applications prepared subsequent to Phase 1 provide an updated assessment as to the potential need 

for providing a right-turn taper or lane at the intersection, considering both the need for a right-turn 

taper or lane and delay with the northbound left-turn. 

Appendix PL H contoins the traffic operations worksheets supporting the potential mitigations at NE 
199th Avenue/lifE 5th Street (SR sao). 

ME 19:t'd Avenue/Nt: 13tn Street 

The intersection of NE 1920d Avenue/NE 13th Street is projected to not meet standards in the 2029 

background conditions and the 2029 total traffic conditions dUring both the weekday a.m. and p,m. 

peak hours. The intersection operates over-capacity in all four of these scenarios and at a LOS F 

during the weekday p.m. peak hour in the background conditions and weekday a.m. and p.m. peak 

hours in the total traffic scenarios. 

Potential Future City of Vancouver Improvements 

The City of Vancouver has Identified NE 192nd Avenue as ultimateiy requiring five travel lanes (two 

southbound through lanes, a center left-turn lane, and two northbound through lanes) and includes 

Kittelson & Asscc!ates, 1m:. partkmd, oregon 
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the widening on the City's Traffic Impact Fee (TIF) program project list. Because no near-term funding 

has been programmed for the future five-lane section, the existing section was assumed to be in 

place in 2029 for the purposes of this traffic study. Widening by the City of Vancouver or others In the 

interim would add capacity and change the intersection operations. 

In the event that NE 192,d Avenue is Widened to five lanes through the NE 13'" Street intersection, 

the Intersection is projected to meet City of Vancouver intersection operating standards under 2029 

background conditions. To mitigate total traffic conditions, a westbound right-turn lane would also be 

required. In the event that 192"; Avenue is not widened, a northbound right-turn lane and 

westbound right-turn lane would be sufficient to mitigate 2029 total traffic conditions (mitigation 

assumes maintaining operations eqUivalent to or better than those experienced under 2029 

background conditions with site build-out but does not fully accommodate forecast queuing). 

Potential Master Plan Develapmeht Mitigation Options 

As noted above, the provision of a northbound right-turn lane and westbound right-turn lane would 

offer more than sufficient capacity to mitigate the impact of the master plan site build-out While also 

providing additional capacity to allow for future growth and development. Therefore, we recommend 

the Green Mountain Master Plan provide a proportionate share contribution towards the 

construction of a northbound right-turn lane and a westbound right-turn lane on NE 13th Avenue. The 

City of Vancouver has successfully administered pro-rata share contribution collection systems at 

other intersections, allOWing each development impacting a failing intersection to contribute a "fair

share" of the mitigation cost. 

Appendix "M» identifies a proposed proportionate cost sharing methodology. Under this 

methodology, each trip would be assessed a fee of $391. Therefore the Green Mountain 

development contribution at full build-out would be approximately $123,600. Detofis of the cast 

estimate, capacity generated by the improvements, and impact aJ the propased development 
supporting the proportionate share calculations ore provided in Appendix "M." 

It should be noted that the NE 192nd Avenue/NE 13b Street intersection is listed on the City of 

Vancouver's TIF program project list. In the case of the Green Mountain Master plan, any TIF credits 

issued by the City of Vancouver would only be redeemable for development impacts in Vancouver 

(not Camas). 

NE Ingle Road/NE Goodwin Road 

The intersection of NE Ingle Road/NE Goodwin Road is projected to not meet City of Camas 

Intersection operating standards in the 2029 b",kf'rolmd conditions during the p.m. peak 

Kittelson .& A..o;sociate:;~ inc, Portiand, Oregan 
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hour and the 2029 total traffic conditions during both the weekday a.m. and p.m. peak hours. In 

order to mitigate 2029 background conditions, a two-way left-turn lane could potentially be provided 

east of the intersection to facilitate southbound left-turns, which are the critical movement at the 

intersection. 

The City's long-term plans anticipate significant reconstruction of the intersection and the 

approaching roadways as recorded In the 2012 City of Camas rraffic Impact Fee Update (Reference 

2). Identified Improvement needs in dude: 

• Installation of a traffic signal at NE Ingle Road/NE Goodwin Road; 

• The extension of a new collector roadway from NE Ingle Road south to NE 232"" Avenue; 

• Widening of NE Goodwin Road from two to three lanes between NE Ingle Road and NE 

232nd Avenue; and 

• Widening of NE Goodwin Road from two to five lanes NE between Friberg Stmet and NE 

Ingle Road. 

Considering the Green Mountain Master Pian project location and traffic impacts at the intersection, 

we recommend the fallowing serles of mitigations in conjunction with the proposed development: 

• Construct an eastbound left-turn lane on NE Goodwin Road at NE Ingle Road with the first 

Phase 1 trip. 

• Construct a westbound right-turn lane on NE Goodwin Road at NE Ingle Road with the 

203'd Phase 1 trip (prior to occupancy of 203'· single family home on site). The right-turn 

lane should provide at least 100 feet of storage. (Note, in the long-term future, the City 

could consider restriplng the right-turn lane to a shared through/right lane when widening 

of NE Goodwin Road west of NE Ingle Road develops two westbound receiving lanes). 

• Construct a three-lane roadway section (with center two-way left-turn lane) on NE 

Goodwin Road along the site frontage in conjunction with standard frontage 

improvements as adjacent development occurs. 

• Upon completion of Phase 1 site development (induding construction of the eastbound 

left-turn lane and westbound right-turn lane on NE Goodwin Road at NE Ingle Road with 

Phase 1), the developer shall monitor the need for installation of a traffic signal with each 

future site plan application at the intersection and construct a traffic signal when the 

intersection no longer satisfies City of Camas performance standard (LOS "0" and vIc of 

0.90 or better) and the intersection volumes meet traffic signal warrants (subject to 

direction from the City of Camas). 
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, The monitoring effort is recommended to require preparation of then-current 

trafflc counts, assessment of trafflc signal warrants based on build-out of the then
current site plan application (and all other approved development), and a 

summary report prepared by a licensed professional engineer. The study should 

consider potential turn movement re-routing that is expected to occur at the NE 

Goodwin Road/NE Ingle Road intersection as new connections to the master plan 

site are made to NE Goodwin Road east of NE Ingle Road. 

on-site Circulation and Operations 

We recommend that a detailed review of on-site circulation and operations be prepared in 

conjunction with each future site plan application. This review will provide an opportunity to consider 

site-specific details when they become available and should include consideration of vehicular, 

pedestrian, and delivery vehicle paths. 

On-site landscaping, signage and any above-ground utilities should be provided appropriately to 

ensure that adequate sight distance is provided and maintained and should be considered as part of 
future site plan applications, 

Access Requirements 

The City of camas requires a minimum intersection spacing of 330 feet on three lane collector streets. 

This spacing should be maintained with the proposed development. 

Phase 1 Access Operations 

The portion of the site that will be developed with Phase 1 is noted in Figure 2. As seen, two access 

points are proposed for the Phase 1 development. The proposed lane configuration at these accesses 

and operations is shown in Figure 20. The developer has proposed to maintain access to the existing 

golf course in conjunction with the Phase 1 development. The existing gravel maintenance only 

access will be improved to provide an interim main access to the remaining portion of the golf course 

(reduced to eight holes). The proposed interim golf course access is located approximately 400 feet 

south ofthe proposed southern access, which meets the City's intersection spacing requirements for 

a co Hector street noted above. 

Appendix "NH contains the traffic operations worksheets for the Phase 1 access operations. 
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Build-Dut Access Operations 

An additional five; access points on NE Ingle Road and two access points on NE Goodwin Road are 

anticipated with full build-out of the development. The exact location of the access points may 

change as the plans for the development are refined. We assessed operations at these access points 

assuming the lane configuration shown in Figure 21. As seen in the figure, we expect NE Ingle Road 

will be developed with a center two-way left-tum lane (TWLTL) through access "c" and NE Goodwin 

Road wHi be developed with a TWLTL along the site frontage. Operations at the site acceSSes for the 

weekday a.m. and p.m. peak hours are shown in Figures Z2 and 23. As seen in the figures, all access 

points operate ae a LOS "c" or better, with the exception of the eastern access on NE Goodwin Road. 

The southbound left-turn movement at this intersection operates at a LOS D during the weekday p.m. 

peak hour. 

We recommend further evaluation of poten:ial right-turn deceleration lane needs be considered at 

the time of site plan application. This evaluation should consider the potential need for southbound 

left-turn lanes or northbound right-turn lanes along NE Ingle Road at the remaining acCess points as 

well as corresponding turn lane queue storage reqUirements. Appendix "0" contains the traffic 
operations worksheets for the full build-out access operations. 
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This master plan traffic study documents the transportation implications of the proposed 

development at build-out. There are on-site access, circulation, turn lane, and driveway location and 

design considerations that will need to be addressed when specific SITe plan applications are made. 
Further, the phasing and timing of master plan bUild-out is likely to evolve over time to adapt to 

market conditions. Accordingly, it is recommended that a transportation compliance letter be 
prepared for each preliminary plat or site plan application to address on-site transportation, access 

and pedestrian standards and to ensure that the mitigation measures provided for in this report are 

applied at the appropriate phase of development. The transportation compliance letter shOUld also 

document the trip generation of each phase of development to ensure that the total number of trips 

generated from future development does not exceed the number of trips vested under the 

Development Agreement. 

We recommend each transportation compliance letter could document: 

• The number of site-generated trips (daily, weekday a.m. peak hour, weekday p.m. peak 

hour) estimated to be used by the then-current proposed site development application. 

• The number of site-generated trips (daily, weekday a.m. peak hour, weekday p.m. peak 
hour) previously used by approved site development applications on the master plan site. 

• An aCCOUnting of the number of Site-generated trips (daily, weekday a.m. pea, hour, 

weekday p.m. peak hour) remaining assuming approval of the then-current site plan 

application. 

s Note: In the event that a future site plan application is projected to use more trips 

than were previously assumed through the master plan, additional traffic 

capacity/concurrency analysis would be triggered (unless a traffic count cordon

study of the master plan campus demonstrates the number of trips generated by 

the site is less than projected by standard ITE trip rates and thus the overall 

development impact actually is less than or equal to the number of trips assumed 

by the master plan). 

• Evaluation of outstanding mitigation needs (as appropriate consistent with the Master 

Plan recommendations) atthe intersections of: 

o Need for an eastbound right-turn lane at NE 199th Avenue/NE 58th Street (SR 500J 

• NE Ingle Road/NE Goodwin Road (including traffic signal warrant analysisJ 

Kittefson & Assodates, Inc. Portland, Oregan 
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Based on the results of the transportation impact analysis, Phase 1 of the Green Mountain Master 

Plan (estimated to generate 2,050 daily trips and 215 net new p.m. peak hour trips) can be developed 

while maintaining acceptable levels of service and safety at the study intersections without any 

required off-site mitigations. The primary findings and recommendations of this study are 

summarized below. 

Existing Conditions 

• All of the study intersections currently operate acceptably during the weekday 2.m. and 

p.m. peak hours. 

Proposed Development Activities 

• phase 1 site development includes 215 residential units. It is estimated to generate 160 

net new a.m. peak hour trips (40 in and 120 out) and 215 net new p.m. peak hour trips 

(135 in and 80 out). 

• Build-out of the site development includes 1,300 residential units and 90,000 square feet 

of retail use. Build-out (including Phase 1) is collectively estimated to generate a total of 

995 net new a.m. peak hour trips (290 in and 705 out) and 1,655 net new p.m. peak hour 

trips (965 in and 690 out). 

• Ac<:.ess to phase 1 of the site will be provided via two full movement driveways on NW 

Ingle Road. In the future when the site is bullt out, access will be provided on both NW 

Ingle Road and NW Goodwin Road. 

Year 2018 BaCKground Traffic Conditions 

• Year 2018 background conditions (without construction of the Green Mountain mixed-use 

development) were estimated assuming completion of approved in-process 

developments within the study area and an annual 2% growth rate on City of Vancouver 

roadways. 

• Operational analyses indicate that the study intersections are forecast to continue to 

operate acceptably. 

Kittelson Be Associates, inc, 
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• Year 2018 total traffic conditions Were estimated assuming completion of approved In

process developments within the study area plus Phase 1 of the proposed development. 

• Operational analyses Indicate that the study intersections are forecast to continue to 

operate acceptably under 2018 total traffic conditions with one exception: 

• The southbound movement at the Intersection of NE Ingle Road/NE Goodwin 

Road Is projected to operate at a lOS E during the weekday p.m. peak hour. This 

failure Is triggered by the 203r.i single faml;y residential unit in phase 1 of the 

development. 

Year 2029 Background Traffic Conditions 

• Year 2029 background conditions (with construction of only Phase 1 of proposed 

development but no further phases) were estimated assuming the same in-process 

developments included in the 2018 analysis as well as a one percent growth rate on City 

of Camas roadways and two percent growth rate on City of Vancouver roadways. 

• Operational analyses indicate that the study intersections are forecast to continue to 

operate acceptably under year 2029 background traffic conditions with two exceptions: 

• The Intersection of NE 192"'" Avenue/NE 13th Street is projected to operate at a 

lOS E and over-capacity during the weekday a.m. peak hour and LOS F and over

capacity during the weekday p.m. peak hour, 

e The southbound approach to the intersection of NE Ingle Road/NE Goodwin Road 

is projected to operate at a lOS F during the weekday p.m. peak hour. 

Year 2.02.9 Total Traffic Conditions 

• Year 2029 total traffic conditions were estimated assuming year 2029 background traffic 

and complete build-out ofthe proposed Green Mountain development. 

• Operational analyses indicate that the study Intersections are forecast to continue to 

operate acceptably under year 2029 total traffic conditions, with the exception of: 

• NE 199'" Avenue/NE 58" Street (SR SaO) (weekday a.m. and p.m.) 

• NE 192nd Avenue/NE 13th Street (weekday a.m. and p.m.) 

• NE Ingle Road/NE Goodwin Road (weekday a.m. and p.m.) 

------------------~-------- ................. -~ 
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Turn-Lane Considerations 

• An assessment of turn-lane need was conducted for each study intersection, 

Plojectt/: 13865 
PageS1. 

• The intersection of NE 199m Avenue/NE 53th Street (SR 500) meets WSDOT's guidelines for 

a right-turn lane on the eastbound approach under existing conditions and all future 

scenarios during both the weekday a.m. and p,m, peak hour. 

• The crash history indicates that no crashes were recorded between 2008-2013 

involving vehicles making an eastbound right-turn. 

• Given the lack of crash history related to eastbound right-turns and the relatively 

small impact of Phase 1 (eight eastbound right-turn trips during the weekday a.m. 

peak hour, 27 eastbound right-turn trips during the weekday p,m. peak hour), no 

Improvements are recommended In conjunction with Phase 1. 

• In the future, the provision of a right-turn taper or lane could be conSidered if 

suggested by the crash history at the intersection. 

• The intersection of NE 242M Avenue (SR 500)/NE 23" Street meets WSDOT's guidelines 

for a left-turn lane on the eastbound approach under existing conditions and all future 

scenarios during the weekday p,m. peak hour. 

• The crash history indicates that no crashes were recorded between 2008-2013 

involving vehicles making an eastbound left-turn. 

• The City's long-term plans include a traffic signal and southbound left-turn lane at 

NE 242nd Avenue (SR SOO)/NE 23th Street, 

• Given the lack of recorded crash history, the small impact of the proposed 

development (no Phase 1 eastbound left-turns and less than 10 at master plan 

bulld·out), and future improvement pians at this intersection, no turn-lane 

Improvements a re recommended with phase 1 site development. 

Recommendations 

• Regardless of the proposed master plan application, we recommend that the City of 

Camas consider potential improvements to the intersection of NE Ingle Road/NE Goodwin 

Road to address intersection sight distance limitations associated with the location aftne 

stop bar, such as relocating the stop bar. 

• The roliowing improvements should be provided in conjunction with s:te development: 

• Phase 1. Site Development 

KftteJson 8: Associates, Inc. PortlaT)d~ Oregon 
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• An eastbound left-turn lane with 100 feet of storage should be provided at 

NE Ingle Road/NE Goodwin Road. 

• A westbound right·turn lane on NE Goodwin Road at NE Ingle Road prior 

to occupancy of the 203cd single family home in phase 1. The right-turn 

lane should provide at least 100 feet of storage. 

• On-site and off-site landscaping and any above ground utilities at the site

access driveways and internal roadways should be provided appropriately 

to ensure that adequate sight-distance is maintained. 

" For Phase 1 and all future phases, a Transportation Compliance letter as described 

above should be prepared by a licensed professional engineer and submitted with 

the then-current site plan application. 

• Full Build-Out of Site Development (items to be assessed in TlOnsportatlon 

Compliance letter unless otherwise mitigated]: 

• Future site plan applications should provide an updated assessment as to 

the potential need for providing an eastbound right-turn taper or lane at 

the 199th Avenue (SR SOO]/NE 58th Street Intersection unless otherwise 

deemed mitigated by the project or others. 

• Pay a proportionate "fair-share" financial contribution towards copacity 

mitigations at the intersection of NE 192"d Avenue/NE 13th Street. This 

contribution would partially fund the eventual construction of a 

northbound right-tum lane on NE 192"' Avenue and a westbound right

turn lane on NE 13'" Avenue. 

• Mitigations will be needed to improve NE Ingle Road/NE GoodWin Road in 2029. We 

recommend the following: 

• The applicant construct a three-lane section (with center two-way left-turn lane] 

on NE Goodwin Road along the site frontage. 

, The applicant assess traffic volumes and signal warrants at N E Ingle Road/NE 

Goodwin Road With each phase of development and construct a traffic signal and 

related appurtenances when the intersection no longer satisfies City of Camas 

performance standard (lOS "D" and vic of 0.90 or better) and Intersection 

volumes meet traffic signal warrants. 

~~~~~~~-.... ~ .... ~~~~~~~~~~~~--~~~~~~-

POftJond" Oregon 
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Greet} Moun/ain Master Pion 
2014 

Project.lI: 13865 

• On-site and 'off-site landscaping and any above ground utilities at the site-access 

driveways and internal roadways should be provided appropriately to ensure that 

adequate sight-distance Is maintained. 

We trust this letter adequately addresses the traffic impacts associated with the proposed Green 

Mountain Master Plan development. Please contact us if you have any questions or comments 

regarding the contents of this report or the analysis performed. 

REFERENCES 

1. Transportation Research Board 2000. Highway Capacity Manual. 2000. 

2. DKS Associates. City of Camas Traffic Impact Fee Update. May 2012. 

3. Washington State Department of Transportation. Design Manual. July 2013. 

4. C-Tran. http./lwww.c-tran.com. May 2014. 

5. Oregon Department ofTransportation Research Section. SPR 667 Assessment afStatewide 
intersection Sofety Performance. June 2011. 

6. American Association of State Highway and TransportatIon Officials. Highway Safety Manual. 
2010. 

7. Institute of Transportation Engineers. Trip Generation Manual, 9'b Edition. 2012. 

8. City of Vancouver. Traffic Study GUidelines. December 2013. 

Kittelson & Associates; Inc. Portland~ Oregon 
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EXHIBITE 

Tree Preservation Plan 

Percentage 
TotalTrees Trees of Trees 

Zone Pods Included in Zone in Zone Preserved Preserved 

Zone A (Southeast) D4, D5, D6 E2, E3 170 90 39% 

Zone B (South) H (CC), A1, A2, A3, 85 342 265 77% 

Zone C (Central) 81, 91, 93, C1, (2, D1, D2, D3, El 1,454 488 34% 

Zone D (Northeast) G 3,524 2,345 67% 

Zone E (Northwest) B4, E4, Fl, F2, F3, F4 4,040 1,571 39% 

Tot.1 Site 9,589 4,759 50% 

D ZONE MAP 

c 

A 

The Tree Preservation Plan is based on a complete tree survey of the entire Property. This survey finds 

that nearly 9,600 trees are present on the property. The Property has been dMded into five "zones" 

that identify five distinct areas of future development. The zones were established to assure that 

acceptable numbers oftrees were preserved throughout the Property, not just in one isolated area 

rendering the remaining portions of the site bare of trees. The pen:entage of trees protected in a given 

zone varies from 34% to 77%, with the net result being that at feast 50% of the existing Irees on the 

Property will be preserved. 

Compliance with the Tree Preservation Plan will take place with each future development application 

(PreUmlnary Plat or Site Plan Review), at which time the applicant will demonstrate that the number of 

trees protected will meet or exceed the amount listed in the "Trees Preserved" column in the above 
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table. In the event that a given development application covers only part of a zone, the applicant shall 

demonstrate that the current development application will not preclude the preservation of the 

minimum num ber of trees required to be preserved for that zone when the zone Is fully developed. In 

addition to the trees that will be preserved, thousands of trees will be planted as part of the 

development's landscape requirements, induding in parks, open spaces, streetscapes, and residential 

areas. 

Consistent "nth C"m"s City code, Oregon White Oak trees over 20" dbh are considered habitats ofloc;;1 

importance, as well;;s Oregon White Oaks that form a grove of one acre orlarger. Such oaks shall be 

considered jurisdictlon;;1 for the purposes of this Tree Preservation PI;;n. Any jurisdlctlon;;1 Oregon 

White Oak trees shall be mitigated for;;t a 2:1 stem count ratio and installed within an appropriate area 

on site. Oregon white oak trees Installed as mitigation will be 1.5" caliper at a minimum. Where 

pOSSible, oaks will be planted within vegetetion voids associated with riparian corridors, oak groves and 

green space to increase oak habitat connectivity across the site. The location of oak plantings shall be at 

the direction of a professional biologist or certified arborist. 
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Urban Village Area 

EXHIBIT I' 

URBAN VILLAGE AREA - Mixed Use, Community Commercial, A and B PODs 

Minimum of 8.B acres with ground floor Employment/Commercial Use (as provided for in 18,07,030 Table 1). 
Allow horizontal and vertical Mixed Use 
PODs H, Al, A2, A3, 85 and 100 Units at the Village Center 

DENSITY and DIMENSIONS - Camas MF zones and Green Mountain C, B and A PODS 

The bold,ltalic,pnd underlined standards are the Density, Dimension and use standardsforthe Green Mountain Project C, BandA pods. 

e Pod - 6-10 units/acre - 3000-5000 SF lots B Pod - 6-18 Units/acre -1000 -SOOO SF lots A Pod -12-24 units/acre 

Mf-l0 CPODs MF-18 SPODs MF-24 A PODs 
DENSITY 

Max, du/gac 10 J,O 18 18 24 24 
--- -

Min, du/gae 6 6 6 6 6 12 
STANoARD LOTS 

Min.lotSF 3 000 3000[gJ 2100 1 aOO[a1 1,800 U2DJ:![a/ 
Min. lot wIdth 30 30 20 20 20 20 
Mfn. lot depth 70 70 60 50 60 50 .-
Max,Floor Area per dt! No Max No Max No Mnx No Max No Max No Max 
SETBACKS 

Min.front/at garage 15[18 1Q/18 10/18 61~@OS/18 10/18 J;/pne 
MIn. sld~ 3 [1] 3 3 [1] 3 3 [1] 

--

Min. side Flanklng street 15 1.Q lS 10 15 NQnf!!. [d! ---
MIn. rear (glJI!JlJ.e ~a1Je~l 10 ~O[bl[cl 10 lOCb/ [el 10 Na!l~ fl:.l 

LOT COVERAGe, Max. 55% 55% 65% fYfuLe 75% None 
BUILDING HEIGHTs Ma)[. 35 [2.] 35 45 [2] 45 45 [2] QD 

q. Single Fam,1y Detached hames to be permitted. Far SFD In A POD apply setbacks In B POD. 1. lhe non-attat:he.d side ¢fa dweillng unit .shall be thr~e f~ 
b •. 1.0 feet tOr front access gotrlge. 
c. Minimum rear yard for allev accessed garage is eIther 3! or 1S". 
d. Franchise utilities to be located in front or side yard easements ahuff/ort right at waY. 

Otherwise a "tero~[ot line IS assumed. 
2. MOlXlmtlln b.ullding heIght. three 5tories <Ind a basement 

but not to ext:eed maximum bu11dTng height. 
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ENTRY BOULEVARD 

J" 

CIRCULATOR STREET 
AT CENTRAL PARK. 

EXHIBITG 11/14/14 

10F2 
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I' l' 

}L-------- 54'ROW ------i' 

CIRCULATOR STREET 
ATD&EPODS 

CIRCULATOR STREET 
ATENVIRONMENTAILY SENSITIVE FRONTAGE OR CROSSING & 
AT STREET GRADES GREATER THAN 12% 

EXHIBITG 11/14/14 

20F2 
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Staff Report – Public Hearing for Ordinance 
 September 20, 2021 Regular Meeting 

  

Public Hearing regarding an Amendment to the Development Agreement relating to 

Sewer Service for the Green Mountain PRD 

Presenter:  Steve Wall, Public Works Director 

Time Estimate: 10 min 

 

Phone Email 

360.817.7899 swall@cityofcamas.us 
 

INTRODUCTION/PURPOSE/SUMMARY:  The City entered into a Purchase and Sale Agreement 

(PSA) with Terrell & Associates, LLC, et. al. effective December 1, 2020 regarding the donation of 

60 acres to the City and purchase of 55 acres by the City. The parcels were originally a part of the 

Green Mountain Planned Residential Development (PRD) and identified as “Phase 3”. The 60-acre 

donation of property to the City (shown below as “Parcel 1” in Figure 1) occurred in December 

2020 and the PSA stipulated that the purchase of the remaining 55 acres for $3.8 million (shown 

as “Parcel 2” in Figure 1) is to close no later than October 31, 2021. As a condition of closing, 

Section 3(j) of the PSA also requires that two existing development agreements associated with 

the Green Mountain PRD be amended to remove the donated and purchased parcels, and 

therefore the City, from any obligations associated with the Green Mountain PRD. 

In accordance with CMC 18.55.340, a public hearing must be held before adopting any 

development agreement via ordinance or resolution. This public hearing is for an amendment 

to the Development Agreement between Green Mountain Land, LLC and the City recorded 

on February 5, 2016 under Clark County Auditor’s file number 5254840 pertaining to the 

provisions for sewer service to the Green Mountain PRD. 

 

EQUITY CONSIDERATIONS:   

What are the desired results and outcomes for this agenda item? 

 To hold a public hearing regarding an amendment to an existing development 

agreement with Green Mountain Land, LLC. 

What’s the data? What does the data tell us? 

 N/A 
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Figure 1:  Green Mountain PRD Ph. 3 Donation and Purchase 

 

How have communities been engaged? Are there opportunities to expand engagement? 

 This public hearing is intended to provide opportunities for public comment and 

engagement on the proposed amendment.  

Who will benefit from, or be burdened by this agenda item? 

 The City as a whole will benefit from this agenda item as it will remove the City from 

any obligations placed on the Green Mountain PRD through the existing development 

agreement. 

What are the strategies to mitigate any unintended consequences? 

 Review of the PSA occurred prior to signing and a public hearing is being held to 

obtain public feedback. 

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? 

 N/A 
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What potential hurdles exists in implementing this proposal (include both operational and 

political)? 

 None  

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? 

 As discussed in previous staff reports, acquiring the Green Mountain Property meets 

multiple goals within the City’s Comprehensive Plan and PROS Plan.  

RECOMMENDATION:  Staff recommends holding a public hearing to receive testimony, then 

direct staff and the City Attorney to draft a Resolution for consideration by Council at the 

October 4, 2021 Regular Meeting.   
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After recording, retum to: 

RANDALL B- PRINTZ 
Landerholm, Memovich, 
Lan.sverk & Whitesides, P .S. 
P.O. Box 1086 
Vancouver, WA 98666-1086 

5254840 AGR 02/05/2016 02:43 PM 
Total Pages: 19 Rec Fee: $91.00 
STEWART TITLE- VANCOUVER MAIN 
SIMPLIFILE LC E-RECORDING 
eRecorded in Clark County, WA 

l ll12l 000 l 1.zss-30:0 Space Above for Re~ording Information Only 
\12~1 000 ll:?II~COO 
t"l not.t 0 o o t 1 2.:ss=tcoo 
\l2 <SSSt:J::D DEVELOPMENT AGREEMENT 
1-.,., ~<XX) Cf 25l.P0313C't 4'MPD613:::>"l 

'""' :;>~ ' 9 ~U()31 ~ c:r&vl:87U>SZP 
'This Development Agreement (the "Agreement'') is made and entered into by and between 
the CITY OF CAMAS, a Washington Municipal Corporation Qtere.inafter referred to as the 
"City") and Green Mountain Land LLC (hereinafter referred to as the "Owner'') (and 
collectively referred to as "Parties''). 

RECITALS 

Wa:EREAS, Owner owns or controls certain real property which is located within the 
City's municipal boundary and which is more fully described .in the attached Exhibit "A", 
(hereinafter referred to as the "Property"); and, 

WHEREAS, the City and the Owner recognize the area of the City known as the 
North Urban Growth Area C'NUGA"), will develop over a period of many years; and, 

WHEREAS, the Owner has applied to the City for a Planned Residential 
Development for the Property which is located within the NUGA and will require significant 
investment in sewer infra.st:ructure to develop the Property; and, 

WHEREAS, it is anticipated that certain conditions in the approved Planned 
Residential Development for the Property will require the Owner to complete specific sewer 
improvements which will be considered together with this Agreement; and 

WHEREAS, the City and the Owner wish to provide predictability and efficiency 
about the design. cost and delivery of sewer service to the Property and other properties in 
NUGA;and, 
.Abr. Ugctl~Seetiov) ll) zo,zi Tz rJ f2.3SIAJA-If 
DEVELOPMrnNTAGREEMENT 
Green Mountain Land, LLC Page • 1 • 1062002 
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WHE'REAS, the City intends to construct trunk line sewer improvements identified in 
the City's Capital Facilities Plan ("the Phase B Improv:ements") across the NUGA.to provide 
a more efficient and less costly way to maintain sewer system; the improvements are 
identified on Exhibit B, which is attached hereto and incorporated by reference herein; and 

WHEREAS, the City intends to issue Water and Sewer Revenue Bonds ("Bonds") to 
finance design and construction of the Phase B Improvements; and 

WHEREAS, the City and the Owner recoghlze that :financial contributions from the 
Owner to the City will benefit not only the Property, but also other properties in the NUOA 
served by the Phase B Improvements to be constructed by the City; and, 

WHEREAS, the City is a Washington Municipal Corporation with annexation 
powers, and 1.ruld use planning and penni:tting authority over all land within its co:rporate 
limits; and, 

WHEREAS, the Washington State Legislature has authorized the execution of 
Development Agreements between local governments and a person having ownership or 
control of real property within its jurisdiction pursuant to RCW 36.70B.170(1); and. 

WHEREAS, pursuant to RCW 36.70B.l70, a Development Agreement may set forth 
the development standards and other provisions that shall apply to, govern and vest the 
development, use and mitigation of the developtnent of real property for the duration 
specified in the agreement; which statute provides: 

(1) A local government may enter into a Development Agreement with a person 
having ownership or control of real property within its jurisdiction. A city may enter 
into a development agreement for real property outside its boundaries as part of a 
proposed annexation or a service agreement. A development agreement must set forth 
the development standards and other provisions that shall apply to and govern and vest 
the development, use, and mitigation of the development of the real property for the 
duration specified in the agreement A development agreement shall be consistent 
with applicable development regulations adopted by a local government planning 
under chapter 36.70ARCW; and 

WHEREAS, the legislative findings supporting the enactment of this section provide: 

The legislature finds that the lack of certainty of the approval of development 
projects can result in a waste of public and private resources escalate housing 
costs for consumers and discourage the commitment to comprehensive 
planning which would make maximum efficient use of resources at the least 
economic cost to the public. Assurance to a development project applicant that 
upon government approval the project may proceed in accordance with 
existing policies a:rid regulations, and subject to conditions of approval, all as 

DEVELOPMENT AGREEMENT 
Green Mountain Land, LLC Page • 2 " 1062002 

Clark Auditor Fri Feb 05 14:38:30 PST 2016 5254840 Page 2 
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set forth in a development agreement, will strengthen the public planning 
process~ e~courage private participation and comprehensive planning, and 
reduce the economic cost of development. Further, the lack of public facilities 
and services is a serious impediment to development of new housing and 
commercial uses. Project applicants and local governments may include 
provisions and agreements whereby applicants are reimbursed over time for 
financing public facilities. It is the intent of the legislature by RCW 
36.70B.l70 through 36.70B.210 to allow local governments and owners and 
developers of real property to enter into development agreements; and 

WHEREAS, for the purposes of this Agreement, "Development Standards" includes, 
but is not limited to, all of the standards listed in RCW 36.70B.170(3); and, 

NOW, THEREFORE, THE PARTIES HERETO AGREE AS FOLLOWS: 

Section 1. Development Agreement. This Agreement is a Development Agreement to 
be implemented under the authority of and in accordance with RCW 36.70B.170 through 
RCW 36.70B.210. It shall become a contract between 1he Owner and the City upon its 
approval by ordinance or resolution following a public hearing as provided for in 
RCW 36. 70B.l70; and upon recording of the Agreement, as set forth in Section 12 herein. 

Section 2. Term. of Agreement. This Agreement shall conunence upon the Effective 
Date) and shall be valid for a period of fifteen (15) years; unless extended or terminated by 
mutual consent of the Parties. 

Section 3. As soon as reasonably practical, the City shall begin the process to fund, 
des~ permit, publically bid and construct the Phase B Improvements shown in Exhibit B. 
The City will exercise its best efforts to complete construction of the Phase B Improvements 
by September 30th, 2017 and to complete any sewer improvements "down stream" ofPhase B 
(Down Stream hnprovem.ents''), at the time when such sewer services are needed to provide 
sufficient capacity for the full build out of the currently approved Green Moun.tain PRD. In 
the event the City fails to have the Phase B Improvements constructed such that the Property 
may be connected to the Phase B Improvements for sewer service by September 30,2019, or 
the Down Stream Improvements at the time when needed for the continued build out of the 
Green Mountain PRD as currently approved, then the Owner shall have the right to suspend 
payment of the Annual Payment, until such time as the Phase B or Down Stream 
Improvements are operational and available for use by the Property. Any Annual Payments 
that had not been paid would then be due prior to Owner's connection to the Phase B 
Improvements or the Down Stteam Improvements. In the event that the City does not 
complete the Phase B hnprovements by December 31, 2021, then the Owner shall have no 
finther obligation to make any remaining Annual Payments under this Agreement and the 
City shall refund all Annual Payments made to date and release to the Owner) any security 
provided for under this Agreement. 

DEVELOPMENTAGREEN.ffiNT 
Green Mountain Land, LLC Page - 3 - 1062002 
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Section 4. In lieu of the Owner constructing all of the Phase B Improvements (which are 
provided for in the City's. Capital Facilities Plan to serve the North Urban Growth Area), the 
City shall be paid by the Owner the amounts provided for in Exhibit C at the times provided 
for in Exhibit C (the 10Annual Payments>'). 

Section 5. In order to secure Owner's Annual Payments under this Agreement, Owner 
agrees to provide security to the City (the "Security") in the amount of a minimum of two 
Annual Payments as shown on Exhibit C. The Security may be in one of the following forms: 
(1) cash deposited into a segregated sub-account with a bank designated by the City with 
escrow provisions mutually agreeable to the Parties; (2) a surety bond from a company 
acceptable to the City, or (3) an irrevocable letter of credit. The City shall be the beneficiary 
of any Security and the City may draw on the security in the amount of any Annual Payment 
or portion of any Annual Payment not paid by the Owner by its due date upon receipt by the 
bank or issuer of the Security of a written certificate of the City Finance Director demanding 
payment of the sum identified in the certificate. The City may make consecutive demands fot 
payment under the Security until its entire principal balance has been paid to the City. If the 
surety bond is for a term less than 15 years, the surety bond shall provide that the City may 
draw on the surety bond 30 days prior to its expiration if the Owner has not provided a 
substitute surety bond or other acceptable security prior to the termination of the letter of 
credit. If the letter of credit is for a term less than.l5 years, the letter of credit shall provide 
that the City may draw on the letter of credit 30 days prior to its expiration if the Owner has 
not provided a substitute letter of credit or other acceptable security prior to the termination of 
the letter of credit. Security in the form of cash may be invested by the City in any pennitted 
investments for City funds and interest earnings shall be retained by the City. Any cash 
remaining in this sub account at the tennination of this Agreement shall be returned to Owner. 

An.y of the Annual Payment amounts not secured as provided for iti the preceding paragraph, 
shall be secured by Owner granting the City a first lien position on a portion of the Property 
legally described in Exhibit D 1mder the terms and conditions of Exhibit D (the "Initially 
Liened Property"). The Initially Liened Property shall have a 2015 assessed value, or 
appraised value based on an appraisal acceptable to the City (where such acceptance shall not 
be unreasonably withheld), whichever is greater, not less than $3,724,948.50 (which upon 
execution of this Agreement will be approximately equal to 175% of 13 estimated Annual 
Payments as shown on Exhibit C). Periodically, the Owner may substitute a different portion 
of the Property at Owners discretion, to replace the Initially Liened Property then subject to 
the lien ("Substituted Liened Property"). The Substituted Liened Property must have an 
assessed or appraised value based on an appraisal acceptable to the City, (where such 
Acceptance shall not be unreasonably withheld) of at least 175% of the Annual Payments 
remaining to be paid minus two payments (the ''Remaining Payments"). For example, if there 
are ten Annual Payments remaining to be paid, the Substituted Liened Property must have an 
appraised or assessed value of 175% of eight (8) Annual Payments. Upon the Owner 
identifying any Substituted Liened Property and once the City deems the appraisal acceptable, 
the City shall release the hritially Liened Property from the lien and deed of trust; and shall 

DEVELOPMENTAGREEMrnNT 
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replace it with the Substituted Liened Property. The Owner shall be responsible for any costs 
as.sociated with the substitution of any security under this section. The City will not consent to 
release any Liened Property if the Owner is in default of any obligations under 1bis 
Agreement. 

At any time during this Agreement, the Owner shall have the right to prepay any or all of the 
Annual Payments remaining to be paid, under this Agreement. 

The City shall provide the Owner with notice of default and an opportunity to cure a default 
under this Section in the following manner: City shall provide written notice to the Owner of 
the amount and type of any default under this Section. Upon receipt of such notice of default 
by the Owner under this Section, the Owner shall within 30 days cure such default, subject to 
a. late payment charge of 9% per annum on any Annual Payment amount unpaid as of the due 
date thereof. 

Section 6. The Owner intends (but is not required) to construct interim sewer 
improvements on Goodwin Road to provide service to the Property until such time that 
Phase B improvements are completed (''Phase A Improvements'~). These Phase A 
improvements axe also identified on Exhibit B. The approximate capacity of the Phase A 
Improvements is 350 Equivalent Residential Dwelling Units ("ER.Us"). The City agrees that 
the Owner may utilize the capacity in the Phase A hnprovements or the City may allow others 
("Latecomers") to utilize the remaining actual capacity above 201 ERU's until such time that 
the permanent Phase B improvements are completed. The Owner may request and apply to 
the City for a Latecomer Agreement which would obligate the City to collect from the 
Latecomer a latecomers fee that is equal to the cost of the design, permitting and construction 
of the Phase A Improvements multiplied by the percentage of 350 ERUs utilized by the 
Latecomer. Should the Owner apply for a Latecomer Agreement, it will be considered 
separately by the City from this Agreement. 

In the event that the City h.as not completed construction of the Phase B Improvements prior 
to the exhaustion of the capacity in the Phase A Improvements, the Owner shall have ability at 
its sole cost and expense, to construct and utilize any additional. lawfully available capacity in 
the Phase A system ("Additional Phase A Improvements") utilizing a reasonable design 
approved by the City. The Owner shall be responsible for completing all analyses and 
investigations to document that there is available capacity in the Phase A system aDd the City 
will need to approve all analyses prior to the Owner starting design on any Additional 
Phase A Improvements. 

If Additional Phase A Improvements are constructed by the Owner and the City allows such 
capacity to be used to serve property other than Owners Property, the Owner may request and 
apply to the City for a Latecomer Agreement which would obligate the City to collect from 
the Latecomer a latecomers fee that is equal to the pro rata share of the cost of the design, 
permitting and construction of the Additional Phase A Improvements based upon the 
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percentage of capacity of the Additional Phase A improvements utilized by the Latecomer. 
Should the Owner apply for a Latecomer Agreement, it will be considered separately by the 
City from this Agreement. 

The Owner shall design and construct all temporary Phase A Improvements, Additional Phase 
A Improvements and all temporary sewer improvements on the Property such that they can be 
properly decommissioned or abandoned once the permanent Phase B Improvements are 
completed. Additionally, the Owner shall be responsible for decommissioning or abandoning 
all temporary improvements on the Property once the permanent Phase B improvements are 
completed 

The City shall issue to the Owner, Sewer System Development Charge Credits (SDC Credits) 
in an amount equal to thirty-three percent (33%) of the Annual Payment amount paid by the 
Owner under Exhibit "C''. In the event the Owner constructs any portion of the Phase B 
Improvements, in addition to any SDC credits authorized to be paid to Owner under this 
section, the Owner shall be entitled to thirty-three percent (33%) of the cost of the Phase B 
Improvements constructed by the Owner as estimated in the City's Capital Facilities Plan in 
effect on the date of this Agreement .. 

Section 7. Remedies. Should a disagreement arise between the City and Developer 
regarding the interpretation and application of this Agreement. the parties agree to attempt to 
resolve the disagreement by first meeting and conferring. If such meeting proves 
unsuccessful to resolve the dispute, the disagreement may be resolved by judicial action filed 
in the Clark County Superior Court. The remedies provided for in Section 3, shall be in 
addition to any other remedies the Owner may have for failing to· construct .the Phase B or 
Down Stream Improvements. 

Section 8. Performance. Failure by either party at any time to require performance by 
the other party of any of the provisions hereof shall in no way affect the parties' rights 
hereunder to enforce the same, nor shall any waiver by a party of the breach hereof be held to 
be a waiver of any succeeding breach or a waiver of this non-waiver clause. 

Section 9. Venue. This Agreement shall be construed in accordance with and, governed 
by, the laws of the State of Washington. The parties agree to venue in the Superior Court for 
Clark County, State of Washington~ to resolve any disputes that m.ay arise under this 
Agreement 

Section 10. Severability. If any portion of this Agreement shall be invalid or 
unenforceable to any extent, the validity of the remaining provisions shall not be affected 
thereby. 
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Section 11. Inconsistencies. If any provisions of the Camas Municipal Code are deemed 
inconsistent with the provisions of this Agreement, the provisions of this Agreement shall 
prevail. 

Section 12. Binding on Successors and Recording. The rights and obligations created by 
this Agreement are assignable and shall be binding upon and inure to the benefit of Owner, 
the City, and their respective heirs, successors and assigns, with the exception that any 
assignment by Owner shall be consented to by the City, which consent shall not be 
unreasonably withheld. If Owner properly assigns its rights and obligations under this 
Agreement and no longer owns any portion of the Property, the City shall release Owner frotn 
any further obligation or liability under this Agreement The rights and obligations created 
by this Agreement sba11 also run with the land, but only with respect to those portions of the 
Property that have not received .final plat approval for a subdivision or Site Plan approval for 
a commercial or multi family development. Only Owner and the City or their assigns shall 
have the right to enforce the terms of this Amendment This Agreement shall be recorded 
against the real property indicated on Exhibit "A" with the Clark County Auditor, which date 
shall act as the Effective Date as set forth in Section 2 herein. 

Section 13. Recitals. Each of the recitals contained herein are intended to be, and are 
incorporated as, covenants between the parties and shall be so construed. 

Section 14. Amendments. This Agreement may only be amended by mutual agreement of 
the parties. Pursuant to RCW 36.70B.l70(4), the City reserves the authority to impose new or 
different regulations to the extent required by a serious threat to public health and safety. 

Exhibits: 

Exhibit "N': Legal Description of Property 
Exhibit "B": Phase B Improvements to be constructed by the City and Phase A 
Improvements to be constructed by Owner. 
Exhibit "C": Annual Payment Schedule 
Exhibit "D": Legal Description of Initially Liened Property, 

DEVELOPMENT AGREEMENT 
Green Mountain Land, LLC Pag~- 7- 1062002 

Clark Auditor Fri Feb 05 14:38:30 PST 2016 5254840 Page 7 
234

Item 13.



IN WITNESS WHEREOF, the parties hereto have caused this Amendment to be executed as 
of the dates set forth below: 

GREEN MOUNTAIN LAND LLC 

STATE OF WA:Sf'H'M'(j'f'EtN ) 
O~trn )ss. 

Connty ofG.le:f.kW"-"0\-\\~\-an ) 

I certify that I know or have satisfactory evidence that ::'(aL-. CJ AJ.e""t { is 
the person who appeared before me, and said person acknowledged that he signed this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the ftt ~~ of GREEN MOUNTAIN LAND, LLC to be 
the free and voluntary act of such partffor th~s and purposes men 'oned in the instrument. 

-t(__ 1-, 

~=::=:!;;~~~zoy 

STATE OF WASHINGTON ) 
) ss. 

County of Clark ) 

------------~~~-------------NOTARY PUBLI or the State of~ 
Residing in the County of~ v..)Q.s,n\~~ "' 
My Commission Expires: fl..d~ . 9 1 7...., t "\ 

I certify that I know or have satisfactory evidence that Sc.o\t t\ \ eru (\;, is 
the person who appeared before me, and said person acknowledged that'1le s1gned this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the 110.4..0 ( of the CITY OF CAMAS, to, be the free and 
voluntary act of such party for fue uses and purposes mentioned in the instrument. 

DA1ED: Dc.c. \ ,,.,,1 015. .---
''',·~··· ... ·co"~ ~~v.• n ~-~~":.. 

~ / '"'(". ';.NOTARY PUBLIC for the State ofW ashington, ; t ~C:.~~ r ·~ !Residing in th~ County of Clark · 
~t1..._ Puauc~: SMy Commission Expires; '-t/11/U>tS 

""'"'?; ·J,Ii,. .A\q. .:- r • 
~~~':41a,~·· .:> 

DEVELOPMENT AG~~ WAS~,,, ... 
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F.xhibit ''A" 

GLSCJN LAND SURVEYORS 

fNGINEE~ING JNC. 

LEGAL DESCRIPTION FOR GREEN MOUNTAIN LAND, LLC 
PERIMETER 

May27, 2014 

ENGINEERS 

(360) 695-1385 
I 1 1 1 Brr>adway 
Vanaouve1', WA 

98660 

A parcel of land in the South half of Section 17, the East half of Section 20, and the 
West half of Section 21, all in Township 2 North, Range 3 East of the Willamette Meridian in 
Clark County Washington, described as follows: 

BEGINNING at the Northeast comer of the Southeast quarter of said Section 17; 

THENCE North 89° 22" 57" West, along the North line of the South half of said 
Section 17, a distance of3514.78 feet, more or less, to the centerline ofNortbeast Ingle Road; 

THENCE South 01" 53' 59" West, along said centerline, a distance of 477.58 feet to a 
point on a 335.00 foot radius curve to the left; 

TIIENCE along said centerline, and a1ong said 335.00 foot :r:adius curve to the left (the 
long chord of which bears South 19° 58' 22'' East, a distance of 249.60 feet), an arc distance 
o£255.77 feet; 

TimNCE South 41 o 50' 43" East, along said centerline, a distance of 141.81 feet to a 
675.00 foot radius curve to the right; 

THENCE along said centerline, and along said 675.00 foot radius curve to the right 
(the long chord of which bears South 33° 13' 03., East, a distance of 202.52 feet), an arc 
distance of203.29 feet; · 

THENCE South 24° 35' 23,. East, along said centerline, a distance of 57.61 feet to a 
point on a 1200.00 foot radius curve to the left; 

THENCE along said centerline, and along said 1200.00 foot radius curve to the left 
(the long chord of which bears South 28° 02' 22" East, a distance of 144.41 feet). an arc 
distance of 144.50 feet; 

THENCE South. 31 a 29' 20" East, along said centerline, a distance of 190.47 feet; 

TIIENCE South 30° 43' 55" East, along said centerline, a distance of678.85 feet; 

Z:\B000\8900\8930\89.38\Leg31 Descriptions\89.33.00081eg·Perlmeter.doc 
JMB Paget of4 
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ENGfNHRING INC. 

LAND SURVEYORS 
ENGINEERS 

(360) 695-138$ 
1111 Broadway 
VrmcoWIIr, WA 

98660 
THENCE South 29° 58' 13" East, along said centerline, a distance of238.24 feet to a 

point which bears South 59" 56' 15" West from a 112" iron pipe marking the Northwest 
comer of that parcel of land conveyed to Keith and Gloria Bakker by deed recorded under 
Auditor's File No. G 646584, records of Clark County; 

THENCE leaving said centerline, North 59° 56' 15'' East, a distance of21.66 feet to 
said iron pipe on the North line of said Bakker parcel; 

THENCE continuing North 59° 56' 15" East, along said North line, a distance of 
329.81 feet to a 3/4" iron pipe and the Northeast cornet: thereof; 

THENCE South 33" 49' 02" East. along the East line of said Bakker parcel, a distance 
of 667.95 feet to a 3/4" iron pipe at the Southeast comer thereof; 

THENCE South 49° 37' 59'1 West, along the South line of said Bakker parcel, a 
distance of353.18 feet. more or less, to the centerline ofNortheast Ingle Road; 

THENCE South 40° 25' 24'' East, along said centerline, a distance of 178.15 feet to a 
point which bears South 06" 18' 14" West from a 1/2" iron pipe on an Easterly line of that 
parcel of land conveyed to James M. Bartmess by deed recorded under Auditor's File No. 
8911140220, records of Clark County; 

THENCE North 06° 18' 14" East, along said Easterly line, a distance of 71.63 feet to 
said iron pipe and to an angle point; 

TIIENCE North 86° 45' 59'' East, along the Southerly tine of said Bartmess tra(..'t, a 
distance of 9.94 feet to the Northwest comer of that parcel ofland conveyed to Ronald and 
Rhonda Warman by deed recorded under Auditor's File No. 9004270087, records of Clark 
County; 

THENCE North 86° 58' 36" East, along the North line of said Warman parcel, a 
distance of 790.14 feet to the Northeast comer thereot; 

THENCE South 02° 04' 33" West, along the East line of said Wruman parcel, a 
distance o£973.64 feet, more or less to the Northeasterly right-of-way line ofNortheast Ingle 
Road as conveyed to Clark County by deed recorded under Auditor's File No. 4217481 D, 
said point being 30.00 feet from, when measured perpendicular to, the centerline of said 
Road; 

THENCE South 40° 25' 24" East, along said right-of-way line, a distance of 353.90 
feet to a point on a 2030.00 foot radius curve to the right; · 

Z:\8000\890018930\8938\Legal Descriptlons\8938.000llleg·Porime~~:t,dllc 
1MB 
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ENt;INEERING INC. 

LAND SURVEYOR$ 
ENGINEERS 

(360) 695-1385 
Ill 1 Broadway 
Vancouver, WA 

98660 

TIIENCE along said right-.of·way, and along said 2030.00 foot radius curve to the 
right (the long chord of which bears South 37° 00; 37"' East, a distance of241.71 feet), an arc 
distance of 241.85 feet; 

THENCE South 33° 35' 50" East, along said right-of-way, a distance of 1043.01 feet 
to a point on a 830.00 foot radius curve to the right; 

THENCE along said right-of-way, and along said &30.00 foot radius curve to the right 
(the long chord of which bears South 23° 12' 47" East, a distance of 299.21 feet), an aro 
distance of 300.85 feet; 

THENCE South 12° 49' 45" East, along said ri.ght.o0f~way, a distance of392.70 feet to 
a point on a 770.00 foot radius curve to the left; 

lliENCE along said right-of-way, and along said 770.00 foot radius curve to the left 
(the long chord of which bears South 29° 32' 51" East, a distance of 443.01 feet), an arc 
distance of 449.36 feet~ 

THENCE South 46° 15' 59'' East, along said right-of-way, and the Southerly 
projection thereof, a distance of 39.01 feet, more or less, to a point on the centerline of 
Northeast Goodwin Road; 

TIIENCE North 43° 58' 00'' East, along said centerline, a distance of 494.48 feet to a 
point on a 955.00 foot radius curve to the rightj 

TIIENCE along said centerline, and alang said 955.00 foot radius curve to the right 
(the long chord of which bears North 56° 56' 15" East, a distance of 428.71 feet), an arc 
distance of 432.40 feet; 

TI.IENCE N,orth 69° 54' 30., East, along said centerline, a distance of 354.84 feet to a 
point on a 955.00 foot radius curve to the right; 

TIIENCE along said centerline, and along said 955.00 foot radius curve to the right 
(the long chord of which bears North 80° 35' 44" East, a distance of354.20 feet), an arc 
distance of 3 56.26 feet to a point on the South line of the Northwest quarter of said Section 
21; 

Z:\ll000\8900\893018938\Legal Dcscriptions\B931.0008leg·l'etlrriflcr.doc 
JMB 
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ENGINEERING INC. 

LAND SURVEYORS 
ENGINEERS 

(360) 695.1.38.5 
l l 1 1 Broadway 
Vancouver, WA 

98660 
THENCE South 88° 43' 02'' East, along said South line, a distance of987.61 feet to 

the Southeast comer of said Northwest quarter; 

THENCE North 01° 27' l 5" East, along the East line of said Northwest quarter, a 
distance ofl314.56 feet to the North line of the South half of the Northwest quarter of said 
Section21; 

THENCE North 88" 42' 01" West, along said North line, a distance of 1800.91 feet, 
more or less, to the East line of the T.J. Fletcher Donation Land Claim No. 51; 

THENCE North 01" 13' 25" East, along said East line, a distance of 1315.09 feet, 
more or less, to the Nortb.line of the Northwest quarter ofsaid Section 21; 

TIIENCE North 88° 40' 59., West, along said North line, a distance of 830.93 feet to 
the Northwest comer of said Section 21; 

THENCE North 01° 45' 50" East, along the East line of the Soutb,east quarter of said 
Section 17, a distance of2650.46 feet to the POINT OF BEGINNING. 

SUBJECT TO county roads. 

EXCEPT that parcel conveyed to Green Mountain Resorts, Inc. by deed recorded 
under Auditor's File No_ 9311050364, also known as Mountaln Glen Subdivision, recorded in 
Book "J" of Plats, at Page 199, records of Clark County. 

ALSO EXCEPT that parcel of land conveyed toR. Lon and Rachelle Combs, recorded 
under Auditor's File No. 4150099 0, records of Clark County. 

Z:\8 000\8900\8930\89:33\Legal Descrlpll0115\8938..0008!eg-P!:rlmetcf. doc 
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GREEN MOUNTAIN DEVELOPMENT 

~~ LANDSURVEYORS 
Exhibit"B" 
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C>IY of C3mas WaslHngron 

W,1ter a nil Sewa1 ReveniJC BonOl', 2J 15 

Bond Debt Serv1ce B:cakdwm (FINAL I 

Total Project Flinrl: $ 
City Funded Portion: $ 
Developer Funded Portion:. $ 

Alfin TIC of Debt 
l#ofPmts 

EXHIBITC 

17,000,000 100.00% 
15,100,000 88.82% 

1,900,000 11.18% 

3.4661% 
30 

~ew lllon!!! Portion of Bonds 
Totll Debt Sem'ca il.DIII!!I Dabt SIOO£! 

12/1/2015 $ 158,237 $ 156,237 
611/2016 351,638 
121112016 351,638 $703,275 
6/112017 351,638 
12/1/2017 76 •• ,638 $1,113,275 
6/1/2018 347,538 

12/1/2018 767,538 $1,115,015 
6/1/2019 343,338 
1211/2019 768,3:!8 $M11,675 
6/112020 33B,08a 
12/1/2020 769,088 $1,108,175 
6/11202.1 332,638 

121112021 m,e38 $1,110,275 
6/112022 325,963 
12/112022 785,96S $1,111,92.5 

6/1120.23 316,763 
121112023 796,763 $1,113,5~ 

61112024 304,763 

1.211/2.024 804,763 $1.109,525 
61112025 292,263 

121112025 822,263 $1,114,525 
6/112026 279,013 
12/11.2026 834,013 $1,113,025 

6/1/202.7 265,136 
12/1/2027 1,265,136 $1,530,275 
6/112028 240,138 

12/1}2()28 1,290,138 $1,530,275 
6/1/2029 219,138 
1211/202:9 1,314,138 $1,533,275 

6/1/2030 194,500 
12/112030 1,S39,500 $1,5M,OOO 
6/112031 165,875 
1211/2031 1,365,875' $1,531,750 
6/112032 135,875 
12/11203l 1,395,875 $1,531,750 
6/1/2033 104,375 
12/1/2033 1,4.29,375 $1,533,750 
6/1/2034 71,250 
12/1/2034 1,461,250 $1,532,500 
61112035 36,500 
12/112035 M96,500 $1,533,000 

25,773,087 $ 25,773,087 

peye1oper P9rt!AA 

Jtlllilwl!Uil EMI l!lll!!!i!IPMT 

$81,867 
81,867 163,734 
81,667 
81,867 163,734 
81,867 
81,867 163,734 
81,867 
81,867 163,734 
81,&67 
81,867 163,734 
81,807 
81,867 163,734 
81.867 
81,857 163,734 
81,867 
81,867 163,734 
81,867 
81,867 1S3,734 
81,887 
81,867 163,784 
81,867 
81,867 163,734 
81,887 
a1,as7 163,734 
81,867 
111,867 1113,734 
81,867 
81,887 163,734 
81,867 
81,S67 163,734 

$ 2,455,009 $ 2,456,009 

Payments shall be made either annually o:r semi annually as provided for above. 
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ENG/NEE/liNG INC. 

EXHIBITD 

LAND SURYEYOBS 
ENGINEERS 

(360) 695-1385 
212 E. Evergreen Blvd. 

YIVJCOIIver; W A. 
98660 

LEGAL DESCRIPTION FOR GREEN MOUNTAIN LAND LLC 
INITIALLY LIENED PROPTERTY 

December 18, 201 S 

A parcel of land in the Thomas J. Fletcher Donation Land Claim No. 51 and the East 
half of Section 20, and the West half of Section 21 all in Township 2 North, Range 3 East of 
the Willamette Meridian in Clark County, Washington, descn'bed. as follows: 

COMMENCING at the Northwest comer of said Section 21; 

THENCE South 88° 40' 59" East, along the North line of the Northwest quarter of said 
Section 21, a distance of 830.93 feet to the East line of the Thomas J. Fletcher Donation Land 
Claim No. 51; 

THENCE South 01" 13'2.5" West, along said East line, a distance of1315.09 feet to 
the North line of the South half of said Northwest quarter; 

THENCE South 88" 42' 01" East, along said North line, a distance of 180.00 feet to 
the TRUE POINT OF BEGINNING; 

THENCE South 01° 17' 59'' West, leaving said North line, a distance of214,50 feet; 

THENCE South 43° 42' 01" East, a di.stance.of97 .00 feet; 

TIIENCE South 46° 17' 59" West, a distance of217.43 feet; 

THENCE North43°42' 01" West, a distance of217.20 feet; 

TiffiNCE North 01° 17' 59" East, a distanceof209.50 feet; 

THENCE North 44° 04' 38" West, a distance of 10.00 feet; 

THENCE South 45° 55' 22" West, a distance of 18.00 feet; 

Z:,8000\8900\B930\11938\Legal Dcsoriplions,S938.003 Ueg.dog 
TDH 
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ENGINEERING INC. 

THENCE North44°041 38" West, adistanceof45.00 feet; 

TIIENCE South 45° 55' 2211 West, a distance of25.00 feet; 

THENCE North 44" 04' 38" West, a distance of293.00 feet; 

LAND SURVEYORS 
ENGINEERS 

(J60) 695-1385 
222 E. Evergree11 Blvd. 

YmtCOUver, W'A 
98660 

'l'HENCE South 64° 48' 03" West. a distance of 119.90 feet to a point of a 325.00 foot 
radi:uB curve to the left; 

THENCE along said 325.00 foot radius curve to the left (the long chord of which 
bears South 500 35' 01" West, adistmce of 159.64 feet}> an arc distance of 161.29 feet; 

THENCB South 36° 21' 59" West, a distance ofl52.00 feet; 

THENCE South 53" 3 s• 01" East, a distance of 82.00 feet; 

mENCE South 36° 21' 59" West, adistanc:eof60.08 feet to a point ott·a25.00foot 
radius non-tongent curve to the left; 

THENCE along said 25.00 foot radius non-tangent curve to the left (the long chord of 
which bears South 79° 04' 29'' West, a distance of33.91 feet), an arc distance of 37.27 feet; 

THENCE South 36" 21' 59" West. a distance of10.37 feet to a point ona226.00 foot 
radius curve to the right; 

THENCE along said 226.00 foo1 radius curve to the right (the long cho.rd of which 
bears South 400 24' 28" West. a distance of31.86 feet), an arc distance of31.88 feet; 

THENCE South 44° 26' 57" West, a distance of 116.20 feet to a point on a 25.00 foot 
radius CUIVe to the left; 

TIIENCE along said 25.00 radius curve to the left (the long chord of which bears 
South 10° 50' 12" West, a distance of27.68 feet), an arc distance of29.33 feet; 

THENCE South 52° 11' 03" West,. a distance of52.78 feet to a point on a 174.00 foot 
radius non-tangent curve to the left; 

Z:\8000\8900\1930\8938\J..ogal Do:n:riptions\8938.00311q.doc 
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LAND SURVEYORS 
ENGINEERS 

(360) 695~1385 
122 E. Evergreen Blvd. 

Vancouver, W A. 
98660 

THENCE along said 174.00 foot radius non·tangent curve to the left (the long chord 
ofwbich bears North 41° 41' 00" West, a distance of23.47 feet), an arc distance of23.49 feet; 

THENCE North 45° 33' 03" West; a distance of41.94 feet; 

THENCE South 56° 38' 34" West, a distance of154.02 feet; 

THENCE North 33° 21' 26" West, a distance of 10.00 feet; 

TiiENCE South 56° 38' 34" West, a distance of384.0l feet to the Northeasterly right
of-way line ofNortb.east Ingle Road as conveyed to Clark County by deed recorded und« 
Auditor's File Ntll11ber 4217481 D, said point being 30.00 from, when measured 
perpendicular to, the centerline of said Road; 

THENCE South 33° 35' SO" East,. along said right-of-way line, a distance of334.36 
feet; 

THENCE North.56°24'10" East, leaving said right-of-way line, a distance of337.32 
feet; 

THENCE South 33° 35• 50" East, a di~ttanceof116.84 feet; 

THENCE North 600 11' OS" Bas~ a distance of 517.11 feet: 

THENCE South 18°'43'16'' East, a distance of40.08 feet to a point on a 180.00 foot 
radius curve to the left; 

THENCE along said 180.00 foot radius curve to the left (the long chord of which 
bears South44° 53' 37" East, a distance of 158.79 feet), an arc distanceof164.45 feet to a 
point of compound curvature with a 330.00 foot radius curve to the left; 

THENCE along said 330.00 foot radius curve to the left (the long chord of which 
bears North 83° 01' 06n East, a distance of288.45 feet), an arc diatance of298.52 feet; 

THENCE North 5,., 06' 11" East, a distance of219.78 feet; 

1HENCE South 44° 04' 38" East, a distance of 645.44- feet; 

Z:\8000\8900\8930\8938\Logal J)(;&criptions\8938.0031log.doc 
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SLSCJN 
ENGINEERING INC. 

LAND SURVEYORS 
ENGINEERS 

(360) 695-lJBS 
222 E. Evergretm Blvd. 

Vrmcouver, WA 
98660 

THENCE South 01° 37' 56" West, a distance of296.43 feet to a point on the centerline 
of Northeast Good-win Road, said point being a point on a 955.00 foot radius non-tangent 
curve to the right; 

THENCE along said centerline, and along 955.00 foot radius non-tangent curve to the 
right (the long chord of which bears North ggo 56' 49" East, a distance of 77.84 feet), an arc 
distance of 77.87 feet to a point on the South line of said Northwest quarter, 

TIIENCE South 88" 43' 02" East, along said South line1 a distance of987.61 feet to 
the Southeast comer of said Northwest quarter; 

THENCE North 01° 27' 15., East, along the East line of said Northwest quarter, a 
distance of 1314.56 feet to the North line of the South half of said Northwest quarter, 

THENCE Nonh 88° 42' 01" West, along said North line, a distance of 1620.91 feet to 
the TRUE POINT OF BEGINNING. 

Contains 58.64 Acres, more or less. 

Z:\8000\8900\8930\8938\Legal Dcs~tiOM\8938.0031lcg.doc 
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EXmBIT E 
..SKETCH TO ACCOMPANY LEGAL DESCRIPTION 

POR CREEN MOUNTAIN LAND UC 
INITIALLY UENED PROPERTY 

fl/2 S£CnON 20 .t Wl/2 SECTION 21, T. 2 N., R. J E., W.M. 
CffY OF Clo~ CI.ARK COUNTY. Wr4SHINGrON 
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RESOLUTION NO. 21-008 
 

 
A RESOLUTION amending the 2019 Water System Plan of the City of 
Camas to include the Green Mountain Estates Phase 4 Booster Pump 
Station and Related Report and Appendices.  

        
         
 WHEREAS, City of Camas has heretofore adopted the 2019 Water System Plan 
pursuant to Resolution 19-014; and 
 
 WHEREAS, in accordance with the terms of the Final Order SUB 15-02 for the 
Green Mountain Estates subdivision, the applicant is required to design, fund, and build a 
water booster station to serve certain lots within said subdivision, all as subject to the 
conditions of the Final Order and the provisions of CMC Chapter 17.21; and 
 

WHEREAS, said booster station has been approved pursuant to order issued under 
City Case File No. SPRV21-02; and 

 
WHEREAS, said booster station is not currently included within the 2019 Water 

System Plan as adopted; and 
 
 WHEREAS, the Council desires to include said booster station in the current Water 
System Plan of the City of Camas;  
 
 NOW, THEREFORE, BE IT RESOLVED BY THE COUNCIL OF THE CITY OF  
 
CAMAS AS FOLLOWS: 
 
 

Section I 
 
 The Council of the City of Camas hereby amends the 2019 Water System Plan to 
include the Green Mountain Estates Phase 4 Booster Station and related report and 
appendices, subject to revisions by City staff and the Washington State Department of 
Health. 
 
 ADOPTED by the Council at a regular meeting this _______ day of September, 
2021. 
 
 
 
      SIGNED: ____________________________ 

Mayor 
 
      ATTEST: ____________________________ 

Clerk 
 

 
 
 
APPROVED as to form: 
 
_____________________________ 
City Attorney 
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