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Hearings Examiner Meeting Agenda 

Tuesday, July 09, 2024, 4:00 PM 

Council Chambers, 616 NE 4th AVE 

 

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) 

 

To Participate Remotely: 

OPTION 1 - 
    1.        Go to www.zoom.us and download the app or click “Join A Meeting” and use Meeting ID 
– 811 8613 7132 
    2.        Or, from any device click https://us06web.zoom.us/j/81186137132  

OPTION 2 - Join by phone (audio only): 
    Dial 877-853-5257 and enter meeting ID# 811 8613 7132 

For Public Comment: 
Click the raise hand icon in the app or by phone, hit *9 to “raise your hand”, or email to 
communitydevelopment@cityofcamas.us 

These will be entered into the meeting record. Emails received up until one hour before the start 
of the meeting will be emailed to the Meeting Body prior to the meeting start time.  

CALL TO ORDER 

INTRODUCTIONS AND INSTRUCTIONS 

HEARING ITEM 

1. Camas Meadows Hole 9 Mixed Use (MAJVAR24-01) 
Presenter: Madeline Sutherland 

CLOSE OF MEETING 

LAND USE DECISION 
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STAFF REPORT  
Camas Meadows Hole 9 Major Variance  
File No. MAJVAR24-01 
Report Date: July 3, 2024 

 

TO 

PROPOSAL 

Hearings Examiner                                  HEARING DATE    7/9/2024 

To change the front and side yard setbacks of the residential lots, and increase the 
lot coverage for the townhome lots.  

LOCATION The site is located at 4525 NW Camas Meadows Drive in the NE 1/4 Section 29, 
Township 2 North, Range 3 East, of the Willamette Meridian; and described as tax 
parcel 175980000, 172973000, 172963000, 986035734, 986035733, 172970000, & 
986026906.  

 
APPLICANT/ 
OWNER 

AKS Engineering Attn: Michael 
Andreotti 
9600 NE 126th Ave Suite 2520 
Vancouver, WA 98662 

OWNER Romano Development 
4660 NE 77th Ave 
Vancouver, WA 98662 

APPLICATION 
SUBMITTED 

 
2/27/2024 

APPLICATION 
COMPLETE 

3/18/24 

PUBLIC 
NOTICES 

A consolidated Notice of Application and Public Hearing was mailed to property 
owners within 300 feet of the site and published in the Post Record on 5/23/2024. 
Legal publication #910140.  

 
APPLICABLE LAW:  The application was submitted on 2/27/2024, and the applicable codes are those codes that were in effect at 
the date of the application’s first submittal. Camas Municipal Code (CMC) Title 16 Environment, Title 17 Land Development, and 
Title 18 Zoning, specifically (but not limited to): Chapter 18.43 Variances and Chapter 18.55 Administrative Procedures. [Note: 
Citations from Camas Municipal Code (CMC) are indicated in italic type.] 

 

SUMMARY 

An application has been made to the City of Camas for Major Variance approval to increase the front 
yard setback of the residential lots from a maximum of 10 feet to 15 feet. The second request consists of 
decreasing the side yard setback of the residential lots from a minimum of 10 feet to 5 feet. The third 
request includes increasing the lot coverage for two story townhome lots (lots 1-19, 57-77) from 50% to 
60%.   

The site received conditional approval, preliminary plat, site plan review, critical areas, SEPA, and 
archaeological review to construct a mixed-use development consisting of a commercial building, and a 
mixture of attached and detached single-family residences.  

The subject site is bordered to the north and west by the Camas Meadows Golf Course zoned Light 
Industrial/Business Park. To the east is the Camas Meadows Golf Course Clubhouse and restaurant 
zoned Light Industrial/Business Park and Business Park. To the south are commercial buildings zoned 
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Light Industrial/Business Park and further southeast are townhomes zoned Multi-Family Residential MF-
18. The site is currently vacant and contains several trees and vegetation.   

A major variance is required for “modification of a numerical development standard by more than ten 
percent”. A major modification is required for changes to an approved development. Both of these 
permit criteria are addressed in this staff report.  

The proposed major variance and major modification does or can comply with the applicable standards 
of the Camas Municipal Code (CMC) and Revised Code of Washington (RCW). 

Chapter 18.45 Major Variance 
A. CMC 18.45.040.B - Approval of a major variance must demonstrate with findings of compliance with 

all of the following criteria:  

1. The variance shall not constitute a grant of special privilege inconsistent with the limitation upon 
uses of other properties in the vicinity and zone in which the subject property is located;  

DISCUSSION: The following table states the approved and proposed setbacks that are affected by this 
variance request based on CMC 18.09.030 Table 1 and the Final Order for the Camas Meadows Hole 9 
Mixed Use Development: 

 

18.09.030 Table 1 Density and dimensions—Commercial and industrial zones. 

 Approved Proposed 

Minimum front yard (feet)  Maximum 10’ Maximum 15’ 

Minimum side yard (feet)  10'  5’ 

Lot coverage (percentage)  1 story (60%) 2 stories or more 
(50%)  

1 story (60%) 2 stories or more 
(60%)  

The applicant is proposing to change the front and side yard setback, and the lot coverage. There are 
several single and multi-family residential developments along NW Camas Meadows Drive that match 
the applicants proposed changes. The applicant submitted a vicinity map of these single family and 
townhome developments that meet the setbacks in CMC 18.09.040 – Single Family and Multi-Family 
Residential.   

FINDING: Staff finds the major variance request does not grant special privilege to the specific site as 
there are many properties within the vicinity that have a similar front yard setback.  

2. That such variance is necessary, because of special circumstances or conditions relating to the size, 
shape, topography, location, or surroundings of the subject property, to provide it with use, rights, 
and privileges permitted to other properties in the vicinity and in the zone in which the subject 
property is located;  

DISCUSSION: The first request to change the front yard setback is necessary because it ensures that the 
existing utility easement on NW Camas Meadows Drive, which varies from 12-feet to 15-feet-wide along 
the front of lots 1-21 and lots 57-77 and the future utility easement along the front of lots 22-56 is not 
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encroached on. The intent of the maximum 10-foot front yard setback is to pull forward a mixed use 
building where commercial is on the ground floor. However, this development has separated 
commercial and residential uses, leaving residential uses with a front yard setback that forces the future 
home to encroach on existing and future utility easements.  

Staff is in support of increasing the front yard setback if a condition is added that the garage must be 
set back a minimum of 18-feet for the single-family detached Lots 22-56. An 18-foot setback allows for 
a vehicle to park in the driveway and not block the sidewalk.  

The second request to reduce the side yard setback to 5-feet aligns with the single and multi-family 
zones. CMC 18.09.040 and 18.09.050 require a minimum 5-foot side yard setback for single-family lots 
less than 11,999 square feet, and 3 feet (detached)/0 feet (attached) for townhomes in the multi-family 
zones.  

Staff finds the request to reduce the side yard setback is necessary because it allows the lot to be used 
as other single family and multi-family development in the area.  

There is a 6-foot-wide utility easement along the street side yards of the townhomes, therefore, staff 
recommends that the street side yard setback remain at 10-feet to accommodate the 6-foot-wide public 
utility easements. Staff recommends that the side yard setback abutting the commercial development 
remain at 10-feet as proposed.  

The third request to increase the lot coverage from 50% for two story homes to 60% also aligns with the 
multi-family zone lot coverage requirements in CMC 18.09.050. The maximum lot coverage for town 
homes in the multi-family zone is up to 65%.  

Staff finds the variance is necessary to accommodate a townhome in the mixed-use zoning.  

FINDING: Staff finds the variances are necessary subject to the recommended conditions discussed in 
this section.  

 

3. The granting of such variance will not be materially detrimental to the public welfare or injurious 
to the property or improvements in the vicinity and in the zone in which the subject property is 
located. 

DISCUSSION: The intent of the Mixed Use (MX) zone is for mixed-use buildings with commercial on the 
ground floor and residential above. Single-family residences are outright permitted in the MX zone. 
However, the applicant received conditional use permit approval to construct townhomes. This resulted 
in a separation of commercial and residential uses on site.  

The MX setbacks are intended for mixed use buildings with commercial on the ground floor, and 
residential above. The residential zone setbacks are intended for residential uses. Therefore, the 
applicant has requested variances to setbacks and lot coverage that align with the residential zoning 
code. 

FINDING: Staff finds the variance will not be detrimental to the public because these standards currently 
exist in the residential zone for residential uses which is what was approved to be constructed on site.  
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CMC Section 18.55.290 Major Modification 

Minor amendments or modifications. Minor amendments are those modifications which may affect the 
precise dimensions or location of buildings, accessory structures, and driveways. Minor amendments do 
not effect: 

I. Overall project character, 

FINDING: The project character remains a mixed-use development. There are no changes to the 
proposed uses or lot locations. The request to change setbacks and lot coverage will not affect 
the overall project character.  

II. Increase the number of lots, dwelling units, or density; 

FINDING: The proposal to change setbacks and lot coverage will not increase the number of lots, 
dwelling units, or density. Staff finds this criterion is met.  

III. Decrease the quality or amount of open space, or  

FINDING: No open space will be affected due to the changes in setbacks and lot coverage. The 
lot lines and open space tracts will remain the same. Staff finds this criterion is met.  

IV. Vary from specified dimensional standards of this title. 

FINDING: The proposal will not affect lot sizes; however, it will affect setbacks and lot coverage. 
A major variance is required for “modification of a numerical development standard by more 
than ten percent”. The proposed changes to setbacks and lot coverage includes more than a 
10% change to a numerical development standard. Therefore, the applicant has submitted a 
major variance application. Staff finds this criterion is addressed throughout the major variance 
criteria section in this staff report.  

 

PUBLIC COMMENTS 
As of the writing of this staff report, staff has not received any comments.  

CONCLUSION 
Based on the above findings and discussion provided in this staff report, staff concludes that Camas 
Meadows Hole 9 Major Variance (MAJVAR24-01) should be approved because it does comply with the 
applicable standards if all the conditions of approval are met.  

RECOMMENDATION 
Staff recommends APPROVAL of the preliminary plat of Camas Meadows Hole 9 Major Variance 
(MAJVAR24-01) subject to the following conditions of approval: 

CONDITIONS OF APPROVAL 

Standard Conditions:  
The Standard Conditions of Approval, as noted in the CUP23-01 Final Order, issued September 21, 2023, 
remain in effect. 

Special Conditions of Approval: 
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Except for the following conditions, The Special Conditions of Approval, as noted in the CUP23-01 Final 
Order, issued September 21, 2023, remain in effect. 

1. The front yard setback for the residential lots shall be a maximum of 15 feet. 

2. The garage setback for the single-family detached lots (lots 20-21, 30-48) must be a minimum of 18-
feet to the face of the garage.  

3. The street side yard setback shall remain at 10-feet to accommodate the 6-foot-wide public utility 
easements for lots 3, 4, 19-21, 27, 28, 74, and 75. All other side yard setbacks for the residential lots 
shall be a minimum of 5 feet.  

4. The side yard setback of residential lots (lots 48, 77) abutting the commercial development shall 
remain at 10-feet. 

5. The maximum lot coverage for townhomes is 60%.  
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360-817-1568 | Dermits@citvofcamas.us

General Application Form Case Number:

Aoolicant Information

Applicant/JContact]

Address:

Email Address:

Property Address:

Zoning District

Romano Development
(Attn: Stacey Shields)

AKS Engineering & Forestry
1: Michael Andreotti)

tost4600 NE 77th Avenue, F"'^ 9600 NE 126th Avenue,
Suite 200 I Suite 2520

Phone: (360)904-4759

Suite 200
Street Address

Vancouver, WA 98662

(360)882-0419

r"
Vancouver, WA 98682

Apartment/Unittf

City

stacev@romanofinancial.com

State ZIP Code

andreottim@aks-eng.com

Property Information

4525,4555, 4615, 471 1 NW Camas Meadows Drive, Unit A/B
172970-000, S86035-733, 986035-734, 1 72963-000,
17?97.'5-000 17S9Rn-000. 9Rfin2fi-906

Street Address

Camas

County Assessor ff / Parcel ft

_WA 98607
City

Mixed Use (MX)
State

Site Size 13.81 acres

ZIP Code

Description of Project

The Applicant is requesting a Major Modification and Variance request to reduce the required side
yard setback from 10 feet to 5 feet.

Are you requesting a consolidated review per CMC 18.55.020(8)?

Permits Requested: D Type I D Type II Type I

YES NO

Type IV, BOA, Other

Property Owner or Contract Purchaser

Owner's Name: Romano Development Phone: (360) 904-4759
Last

4660 NE 77th Avenve

First

Suite 200
Street Address

Vancouver

Apartment/Unitff

WA 98662

Email Address:

City

s1acev@romanofinancial.com

State Zip Code

Signature

/ authorize the applicant to make this application. Further, I grant permission for city staff to conduct site inspections of the property.
^4^^WXr^ _o.e=J^-^Signature:

Note: If multiple property owners are party to the application, an additional application form must be signed by each owner. If it is impractical to obtain a property
owner signature, then a letter of authorization from the owner is required.

Date Submitted: Pre-Application Date:

Staff: Related Cases ff Q Electronic Copy Submitted Validation of Fees

Revised: 01/01/2024

Exhibit 1 MAJVAR24-01
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Date:  2/20/2024 
To:  Community Development Department, City of Camas 
From:  Michael Andreotti, RLA 
Project Name: Camas Meadows 
AKS Job No.: 9030 
Project Site: 4525 / 4555 / 4615 / 4711 NW Camas Meadows Drive, Unit A/B, Camas, WA 98607 

Subject: Type III Major Modification and Variance Request 
 

This narrative is written to address the request for a Type III Variance to modify the setbacks of the 

residential side yards for the Camas Meadows Hole 9 Mixed Use project. 

I. Executive Summary 
Through this application, Romano Development (Applicant), requests approval from the City of Camas 

(City) for a Type III Variance, through a Major Modification, to reduce the required side yard setback for 

the residential lots in the approved Camas Meadows Hole 9 Mixed Use (CUP23-01). The subject site 

consists of seven parcels addressed as 4525 / 4555 / 4615 / 4711 NW Camas Meadows Drive, Unit A/B, 

Camas, WA 98607. The subject site is identified at 172970-000, 986035-733, 986035-734, 172963-000, 

172973-000, 175980-000, 986026-906 of the Northeast Quarter of Section 29, Township 2 North, Range 

3 East, Northwest Quarter of Section 28, Township 2 North, Range 3 East, and Southwest Quarter of 

Section 28, Township 2 North, Range 3 East Willamette Meridian. The subject site is ±13.81 acres 

(±601,725 square feet) in size and is zoned Mixed Use (MX) with no zoning overlays. The properties to the 

north, east, and west are zoned Light Industrial / Business Park (LI/BP), and the properties to the south, 

across NW Camas Meadows Drive, are zoned Multifamily Residential-18 (R-18) and LI/BP. The site is 

currently vacant. The surrounding properties to the north, east, and west are developed as Camas 

Meadows Golf Course, the properties to the south are developed as a business park, and the properties 

to the southeast are developed as the driving range for the Camas Meadows Golf Course. 

The Applicant is requesting a Type III Variance to reduce the required residential side yard setbacks. Per 

Camas Municipal Code (CMC), 18.09.030 – Table 1, a minimum of 10-foot side yard setback is required in 

the MX zoning district. The Applicant is requesting to reduce the residential side yard setbacks from 10 

feet to 5 feet for all lots, except the west side of Lots 48 and 77 where they abut the commercial lot. The 

west side of Lots 48 and 77 will maintain the 10-foot side setback. This variance is requested to align with 

typical side setbacks for single-family residential lots. 

This application package includes the materials necessary for the City to review and approve this 

submittal, including this narrative and proposed development plans. The written narrative includes 

findings of fact demonstrating that the application complies with all applicable approval criteria. This 

application package provides substantial evidence to support the findings and allow the City to approve 

the application. 
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II. Applicable Review Criteria  
CITY OF CAMAS MUNICIPAL CODE 

Title 18 – Zoning  

Chapter 18.09 Density and Dimensions   

18.09.030 Density and Dimensions – Commercial and Industrial Zones  

Table 1 – Density and Dimensions for Commercial and Industrial Zones   
 

MX 

Bulk Regulations 

     Maximum Density (dwelling units/net acre) 24 

     Minimum lot area (square feet) 1,800 

     Minimum lot width (feet) None 

     Minimum lot depth (feet) None 

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 

     Minimum side yard (feet) 10’ 

     Minimum rear yard (feet) 25’ 

Lot Coverage 

     Lot coverage (percentage) 1 story (60%)  
2 stories or more (50%) 

     Minimum Usable Open Space 5 N/A 

Building Height 

     Maximum building height (feet) None 
Notes: 

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. 
5. Areas that provide opportunities for active and passive uses and encourage community interaction. These spaces 

are accessible to the general public or to residents, employees, or customers and can include, but are not limited 
to plazas, courtyards, sports courts, and viewpoints (see 18.03.040 "Definitions for development terms"). 

Response: This application is requesting a variance to reduce the required side yard setback for the 

approved Camas Meadows Subdivision (CUP23-01) in the MX zoning district. The 

Applicant is proposing detached and attached single-family lots ranging from 2,000 

square feet to 10,915 square feet. 

According to CMC Section 18.09.030, Table 2, the minimum side yard setback required is 

10 feet for the proposed lots. According to CMC Section 18.09.040, Table 2, the minimum 

side yard setback for single-family lots up to 11,999 square feet is 5 feet. To provide 

additional housing opportunities for future residents and to keep the side yard setbacks 

for the residential lots consistent with the existing single-family lots in the neighborhood 

to the east and elsewhere in the City, the Applicant is proposing to reduce the 10-foot 

side yard setback to 5 feet. Refer to the Proposed Development Plans included with this 

application for more information. 

Chapter 18.45 Variances 

18.45.020 Approval process. 

A. Minor Variance. A minor variance is one that results in the modification of up 
to ten percent of a numerical development standard (other than lot area or 
density) that shall be subject to Type I procedure, pursuant to CMC Chapter 
18.55 Administration and Procedures, and subject to the approval criteria 
contained in CMC Section 18.45.030(A).  

Exhibit 2 MAJVAR24-01
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B. Major Variance. A major variance is one that results in the modification of a 

numerical development standard by more than ten percent. The board of 
adjustment is generally the decision maker regarding major variances. Where 
a variance is consolidated with an application for a Type III decision, the 
decision maker shall be the same as that for the Type III application. A major 
variance shall not be approved unless findings are made by the approval 
authority that all of the approval criteria under CMC Section 18.45.030 are 
satisfied. 

Response: The Applicant is proposing to reduce the side yard setback from 10 feet to 5 feet, which 

is more than a ten percent reduction to the setback; therefore, a Major Variance is 

required per CMC 18.45.020.B. 

18.09.040 Major variance. 

B. Approval of a major variance must demonstrate with findings of compliance 
with all of the following criteria: 

1. The variance shall not constitute a grant of special privilege 
inconsistent with the limitation upon uses of other properties in the 
vicinity and zone in which the subject property is located; 

Response: As previously discussed, the Applicant is requesting a variance to reduce the required side 

yard setback for the approved detached and attached single-family lots in the approved 

Camas Meadows Subdivision (CUP23-01). To keep the side yard setbacks for the 

residential lots consistent with other similarly sized single-family lots, the Applicant is 

proposing to reduce the side yard setback from 10 feet to 5 feet for all lots, except the 

west side of Lots 48 and 77 where they abut the commercial lot. The proposed 5-foot 

setback is consistent with the requirements of CMC Section 18.09.040, Table 2, and 

similarly sized single-family lots just east of the site. The surrounding property is zoned 

for light industrial and multifamily uses, so there will not be any additional single-family 

lots in the immediate vicinity.  Therefore, the proposed variance will not grant special 

privileges inconsistent with the vicinity and zone in which the subject property is located.   

2. That such variance is necessary, because of special circumstances or 
conditions relating to the size, shape, topography, location, or 
surroundings of the subject property, to provide it with use, rights, 
and privileges permitted to other properties in the vicinity and in the 
zone in which the subject property is located; 

Response: The Applicant is requesting a variance to reduce the required side yard setback for the 

approved detached and attached single-family lots in the approved Camas Meadows 

Subdivision (CUP23-01) to 5 feet, consistent with other single-family zones in the City and 

the existing single-family subdivision to the east.  

Special circumstances exist relating to the size and shape of the subject property in 

relation to its surroundings.  The subject property consists of a narrow strip of MX-zoned 

land surrounded entirely by light industrial (on three sides) and multifamily zoning (to the 

southeast).  There is also an existing neighborhood further to the east, with existing five-

foot side yard setbacks.  Given the configuration of this narrow strip of MX-zoned land 

surrounded by light industrial and multifamily zoning, there is no need for 10-foot side 

yard setbacks for the individual residential lots. 

Exhibit 2 MAJVAR24-01
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The required 10-foot setback for the MX zoning district is consistent with commercial lots 

and is not typical for residential lots similarly sized to the approved with the original 

application. To increase housing opportunities for future residents and to keep the side 

yard setbacks for the residential lots consistent with other similarly sized single-family lots 

to the east and elsewhere in the City, the Applicant is proposing to reduce the side yard 

setback from 10 feet to 5 feet for all lots, except the west side of Lots 48 and 77 where 

they abut the commercial lot. Therefore, the proposed variance will provide the approved 

development with the necessary variance to provide it with the same use, rights, and 

privileges permitted to similar residential lots in the vicinity and zone in which the 

property is located. 

3. The granting of such variance will not be materially detrimental to 
the public welfare or injurious to the property or improvements in the 
vicinity and in the zone in which the subject property is located. 

Response: As previously discussed, the proposed variance will provide setbacks consistent with the 

requirements of CMC Section 18.09.040, Table 2 for lots up to 11,999 square feet. The 

proposed 5-foot setback will also be consistent with the setbacks of similarly sized single-

family lots to the east and elsewhere in the City.  The immediately surrounding properties 

are all zoned light industrial or multifamily and will not benefit from increased side yard 

setbacks on individual single-family residential lots. Thus, the reduced setbacks will not 

be materially detrimental to the public welfare or injurious to the property or 

improvement in the vicinity and in the zone in which the subject property is located.  

Chapter 18.55 Administration and Procedures 

18.55.290  Minor Amendments or Modifications 

Response: The Applicant is proposing to reduce the side yard setback from 10 feet to 5 feet for a 

project with preliminary plat approval under CUP23-01. The variance request is more than 

a ten percent reduction to the setback; therefore, a Major Variance is required. Since the 

Major Variance requires a Type III process and the site has preliminary plat approval, a 

Major Modification application is also required. 

III. Conclusion 
The Applicant is requesting a Type III Major Modification and Major Variance for the approved Camas 

Meadows Subdivision (CUP23-01) to reduce the required residential side yard setback the side yard 

setback from 10 feet to 5 feet for all lots, except the west side of Lots 48 and 77 where they abut the 

commercial lot. The requested variance is consistent with setbacks required for residential lots in CMC 

Section 18.09.040, Table 2, and will not grant the lots special privileges and will not be detrimental to 

public welfare or injurious to the site or other properties in the vicinity. 

The submittal requirements have been met and the required findings made for all applicable approval 

criteria. These findings serve as the basis for the City to approve the application and are supported by 

substantial evidence in the application materials. Therefore, the Applicant respectfully requests approval 

of the requested variance. 
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13



 

 

 

Date:  4/25/2024 
To:  Community Development Department, City of Camas 
From:  Michael Andreotti, RLA 
Project Name: Camas Meadows 
AKS Job No.: 9030 
Project Site: 4525 / 4555 / 4615 / 4711 NW Camas Meadows Drive, Unit A/B, Camas, WA 98607 

Subject: Type III Major Modification and Variance Request 
 

This narrative is written to address the request for a Type III Variance to modify the front and side yard 

setbacks for the residential lots and for the lot coverage for two-story buildings for the attached 

townhome lots for the Camas Meadows Hole 9 Mixed Use project (CUP23-01). 

I. Executive Summary 
Through this application, Romano Development (Applicant), requests approval from the City of Camas 

(City) for a Type III Variance, through a Major Modification, to reduce the required side yard setback and 

increase the required front yard setback for the residential lots. The applicant also wishes to  increase the 

lot coverage for two-story buildings for the attached townhome lots (Lots 1-19 and 57-77). The subject 

site consists of seven parcels addressed as 4525 / 4555 / 4615 / 4711 NW Camas Meadows Drive, Unit 

A/B, Camas, WA 98607. The subject site is identified at 172970-000, 986035-733, 986035-734, 172963-

000, 172973-000, 175980-000, 986026-906 of the Northeast Quarter of Section 29, Township 2 North, 

Range 3 East, Northwest Quarter of Section 28, Township 2 North, Range 3 East, and Southwest Quarter 

of Section 28, Township 2 North, Range 3 East Willamette Meridian. The subject site is ±13.81 acres 

(±601,725 square feet) in size and is zoned Mixed Use (MX) with no zoning overlays. The properties to the 

north, east, and west are zoned Light Industrial / Business Park (LI/BP), and the properties to the south, 

across NW Camas Meadows Drive, are zoned Multifamily Residential-18 (R-18) and LI/BP. The site is 

currently vacant. The surrounding properties to the north, east, and west are developed as Camas 

Meadows Golf Course, the properties to the south are developed as a business park, and the properties 

to the southeast are developed as the driving range for the Camas Meadows Golf Course. 

Per Camas Municipal Code (CMC), 18.09.030 – Table 1, a minimum 10-foot side yard setback, maximum 

10-foot front yard setback, and maximum lot coverage of 50 percent are required in the underlying MX 

zoning district. The Applicant is requesting to reduce the residential side yard setbacks from 10 feet to 5 

feet for all lots, except the west side of Lots 48 and 77 where they abut the commercial lot, identified as 

lot 78 on the preliminary plat. The west side of Lots 48 and 77 will maintain the 10-foot side setback. The 

applicant is requesting to increase the maximum front yard setback from 10 feet to 15 feet for the 

residential lots. Additionally, they wish to increase the lot coverage for two-story buildings from 50 

percent to 60 percent for Lots 1-19 and 57-77. This variance is requested to align with typical side setbacks 

for single-family residential lots and typical lot coverage standards for townhome lots. 

This application package includes the materials necessary for the City to review and approve this 

submittal, including this narrative and proposed development plans. The written narrative includes 

findings of fact demonstrating that the application complies with all applicable approval criteria. This 
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application package provides substantial evidence to support the findings and allow the City to approve 

the application. 

II. Applicable Review Criteria  
CITY OF CAMAS MUNICIPAL CODE 

Title 18 – Zoning  

Chapter 18.09 Density and Dimensions   

18.09.030 Density and Dimensions – Commercial and Industrial Zones  

Table 1 – Density and Dimensions for Commercial and Industrial Zones    
 

MX Proposed Status 

Bulk Regulations 

Maximum Density (dwelling 
units/net acre) 

24 6.5 Approved (CUP23-01) 

Minimum lot area (square feet) 1,800 2,000 SF Approved (CUP23-01) 

Minimum lot width (feet) None 20’ Approved (CUP23-01) 

Minimum lot depth (feet) None 100’ Approved (CUP23-01) 

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 15’ Maximum Requested 5’ increase 

Minimum side yard (feet) 10’ 5’ Requested 5’ decrease 

Minimum rear yard (feet) 25’ 25’ Approved (CUP23-01) 

Lot Coverage 

Lot coverage (percentage) 1 story (60%) 
2 stories or 
more (50%) 

1 story (60%) 
Attached Townhomes (60%) 

2 Stories or more (50%) 

10% increase for 
attached townhomes 

that are 2 story 

Minimum Usable Open Space 5 N/A 33,503 square feet Approved (CUP23-01) 

Building Height  

Maximum building height (feet) None - Approved (CUP23-01) 
Notes: 

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. 
5. Areas that provide opportunities for active and passive uses and encourage community interaction. These spaces 

are accessible to the general public or to residents, employees, or customers and can include, but are not limited 
to plazas, courtyards, sports courts, and viewpoints (see 18.03.040 "Definitions for development terms"). 

Response: This application is requesting a variance to reduce the required side yard setback and 

increase the required front yard setback for the residential lots and increase the lot 

coverage for two-story buildings for Lots 1-19 and 57-77 for the approved Camas 

Meadows Subdivision (CUP23-01) in the MX zoning district. The original approval is for 

detached and attached single-family lots ranging from 2,000 square feet to 10,915 square 

feet. 

According to CMC Section 18.09.030, Table 2, the minimum side yard setback required is 

10 feet for the proposed lots. According to CMC Section 18.09.040, Table 2, the minimum 

side yard setback for single-family lots up to 11,999 square feet is 5 feet. To provide 

additional housing opportunities for future residents and to keep the side yard setbacks 

for the residential lots consistent with the existing single-family lots in the neighborhood 

to the east and elsewhere in the City, the Applicant is proposing to reduce the 10-foot 
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side yard setback to 5 feet. Refer to the Proposed Development Plans included with this 

application for more information. 

According to CMC Section 18.09.030, Table 2, the minimum front yard setback for single-

family lots up to 11,999 square feet is 20 feet, with the garage set back five feet from the 

front of the home. In standard residential zoning in City of Camas, townhomes are 

permitted in planned residential development only for single-family residential zoning 

districts and permitted outright in the multifamily residential districts. According to CMC 

Section 18.09.050, Table 1, the minimum front yard setback is 15 feet in the MF-10 zoning 

district and 10 feet in the MF-18 zoning district. It is important to note that the front 

setbacks in all residential zoning districts are minimums. The maximum 10-foot front yard 

setback in the MX zone appears aimed more at commercial uses where buildings should 

be located closer to the street for a pedestrian oriented development. This is not as much 

of an issue for townhomes, where traditionally townhomes are set back a little further 

than commercial buildings in a pedestrian oriented setting. 

The townhomes recently constructed east of the site fronting Camas Meadows drive and 

east of McMaster Drive in the MF-18 zoning district, appear to have been constructed 

with 15–20-foot setbacks. The proposed maximum front yard setback increase from 10 

feet to 15 feet will keep the front yard setbacks consistent with the existing detached and 

attached single-family lots to the east and elsewhere in the City. In addition, a utility 

easement is required in the front yards of Lots 1-19 and 57-77, which extends between 

12 feet and 14.5 feet into the lots. The increased minimum front yard setback would help 

to ensure no structures are within the utility easement. 

According to CMC Section 18.09.050, Table 1, the maximum lot coverage is 55 percent in 

the MF-10 zoning district and 65 percent in the MF-18 zoning district. The proposed 

increase from 50 percent to 60 percent for two-story buildings for Lots 1-19 and 57-77 

(townhome lots) is the average of the MF zoning districts where townhomes are 

permitted outright, and does not go above the lot coverage allowed for single-story 

structures in the MX zoning district, and will be more consistent with the neighboring MF-

18 zoning district to the east and other townhome lots elsewhere in the City. 

Chapter 18.45 Variances 

18.45.020 Approval process. 

A. Minor Variance. A minor variance is one that results in the modification of up 
to ten percent of a numerical development standard (other than lot area or 
density) that shall be subject to Type I procedure, pursuant to CMC Chapter 
18.55 Administration and Procedures, and subject to the approval criteria 
contained in CMC Section 18.45.030(A).  

B. Major Variance. A major variance is one that results in the modification of a 
numerical development standard by more than ten percent. The board of 
adjustment is generally the decision maker regarding major variances. Where 
a variance is consolidated with an application for a Type III decision, the 
decision maker shall be the same as that for the Type III application. A major 
variance shall not be approved unless findings are made by the approval 
authority that all of the approval criteria under CMC Section 18.45.030 are 
satisfied. 
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Response: The Applicant is proposing to reduce the side yard setback from 10 feet to 5 feet, increase 

the maximum front yard setback from 10 feet to 15 feet, and increase the lot coverage 

for two-story buildings from 50 percent to 60 percent, which are all more than a ten 

percent modification to the standard; therefore, a Major Variance is required per CMC 

18.45.020.B. 

18.09.040 Major variance. 

B. Approval of a major variance must demonstrate with findings of compliance 
with all of the following criteria: 

1. The variance shall not constitute a grant of special privilege 
inconsistent with the limitation upon uses of other properties in the 
vicinity and zone in which the subject property is located; 

Response: As previously discussed, the Applicant is requesting a variance to reduce the required side 

yard setback and increase the required front yard setback for the approved detached and 

attached single-family lots and increase the lot coverage for two-story buildings on Lots 

1-19 and 57-77 in the approved Camas Meadows Subdivision (CUP23-01). To keep the 

side yard setbacks for the residential lots consistent with other similarly sized single-

family lots, the Applicant is proposing to reduce the side yard setback from 10 feet to 5 

feet for all residential lots, except the west side of Lots 48 and 77 where they abut the 

commercial lot. The proposed 5-foot setback is consistent with the requirements of CMC 

Section 18.09.040, Table 2, and similarly sized single-family lots just east of the site and 

other areas in the City. 

The proposed 15-foot maximum front yard setback is more consistent with the 

requirement of CMC Section 18.09.040, Table 2, and CMC Section 18.09.050, Table 1, the 

MF-18 zone to the east, and similarly sized detached and attached single-family lots just 

east of the site. 

The proposed 60 percent lot coverage is more consistent with CMC Section 18.09.050, 

Table 1, and the MF-18 zoning district and recently constructed townhomes just east of 

the site. 

The surrounding property is zoned for light industrial and multifamily uses, so there will 

not be any additional single-family lots in the immediate vicinity with standards differing 

from the proposed variance. Therefore, the proposed variance will not grant special 

privileges inconsistent with other properties in the vicinity and zone in which the subject 

property is located. 

2. That such variance is necessary, because of special circumstances or 
conditions relating to the size, shape, topography, location, or 
surroundings of the subject property, to provide it with use, rights, 
and privileges permitted to other properties in the vicinity and in the 
zone in which the subject property is located; 

Response: The Applicant is requesting a variance to reduce the required side yard setback and 

increase the required front yard setback for the approved detached and attached single-

family lots and increase the lot coverage for two-story buildings for Lots 1-19 and 57-77. 

The request will reduce the side setbacks to 5 feet, increase the maximum front yard 

setback to 15 feet, and increase the lot coverage to 60 percent, consistent with other 
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residential and multifamily zoning districts in the City and the existing subdivisions to the 

east.  

Special circumstances exist relating to the size and shape of the subject site in relation to 

its surroundings. The subject property consists of a narrow strip of MX-zoned land 

surrounded entirely by light industrial (on three sides) and multifamily zoning (to the 

southeast). There are also existing neighborhoods further to the east, with existing five-

foot side yard setbacks, no required maximum front yard setbacks, and existing 

townhome lots with an allowed lot coverage of 65 percent. As previously noted, the 

existing townhomes constructed to the east in the MF-18 zoning district are actually set 

back 15-20 feet from the front property line as the required setback is a minimum and 

not a maximum requirement. Given the configuration of this narrow strip of MX-zoned 

land surrounded by light industrial and multifamily zoning, there is no need for 10-foot 

minimum side yard setbacks and 10-foot maximum front yard setbacks for the individual 

residential lots. The proposed lot coverage increase will also better align the townhome 

lots with the recently constructed to the east and the neighboring MF-18 zoning district 

where townhomes are permitted outright. 

The required 10-foot minimum side-yard setback and maximum 10-foot front yard 

setback for the MX zoning district is consistent with commercial lots and is not typical for 

residential lots similarly sized to those approved with the original application. To increase 

housing opportunities for future residents and to keep the side and front yard setbacks 

for the residential lots consistent with other similarly sized single-family lots to the east 

and elsewhere in the City, the Applicant is proposing to reduce the side yard setback from 

10 feet to 5 feet for all lots, except the west side of Lots 48 and 77 where they abut the 

commercial lot. The Applicant is also requesting the lot coverage for two-story buildings 

for Lots 1-19 and 57-77 be increased from 50 percent to 60 percent for two-story buildings 

to be more consistent with neighboring MF-18 zoning district and MF zoning districts 

elsewhere in the City. Therefore, the proposed variance will provide the approved 

development with the necessary variance to provide it with the same use, rights, and 

privileges permitted to similar residential lots in the vicinity and zone in which the 

property is located. 

3. The granting of such variance will not be materially detrimental to 
the public welfare or injurious to the property or improvements in the 
vicinity and in the zone in which the subject property is located. 

Response: As previously discussed, the proposed variance will provide setbacks consistent with the 

requirements of CMC Section 18.09.040, Table 2 for lots up to 11,999 square feet and 

setbacks and lot coverage consistent with CMC Section 18.09.050, Table 1. The proposed 

5-foot minimum side setback and maximum 15-foot front setback will also be consistent 

with the setbacks of similarly sized single-family lots to the east and elsewhere in the City. 

The proposed 60 percent lot coverage will be consistent with the neighboring MF-18 

zoning district and the lot coverage for MF zoning districts and other townhome lots 

elsewhere in the City. The immediately surrounding properties are all zoned light 

industrial or multifamily and will not benefit from increased side yard setbacks, reduced 

maximum front yard setbacks, or reduced lot coverage on individual attached and 
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detached single-family residential lots. Thus, the modified setbacks will not be materially 

detrimental to the public welfare or injurious to the property or improvement in the 

vicinity and in the zone in which the subject property is located.  

Chapter 18.55 Administration and Procedures 

18.55.290  Minor Amendments or Modifications 

Response: The Applicant is proposing to reduce the side yard setback, increase the maximum front 

yard setback, and increase the lot coverage for a project with preliminary plat approval 

under CUP23-01. The variances requested are more than a 10 percent modification to the 

standards; therefore, a Major Variance is required. Since the Major Variance requires a 

Type III process and the site has preliminary plat approval, a Major Modification 

application is also required. 

III. Conclusion 
The Applicant is requesting a Type III Major Modification and Major Variance for the approved Camas 

Meadows Subdivision (CUP23-01) to reduce the required residential side yard setback from 10 feet to 5 

feet for all lots, except the west side of Lots 48 and 77 where they abut the commercial lot, identified as 

lot 78. Increase the maximum front yard setback from 10 feet to 15 feet for all residential lots; and 

increase the lot coverage for two-story buildings from 50 percent to 60 percent for Lots 1-19 and 57-77. 

The requested variance is consistent with setbacks and lot coverage required for residential lots in CMC 

Section 18.09.040, Table 2, and CMC Section 18.09.050, Table 1. The requested variances will not grant 

the lots special privileges and will not be detrimental to public welfare or injurious to the site or other 

properties in the vicinity. 

The submittal requirements have been met and the required findings made for all applicable approval 

criteria. These findings serve as the basis for the City to approve the application and are supported by 

substantial evidence in the application materials. Therefore, the Applicant respectfully requests approval 

of the requested variance. 
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Detailed Tree Inventory for Camas Meadows Subdivsion
AKS Job No. 9030 - Evaluation Date: 3/22/2022 & 1/11/2023 - Evaluated By: BRK

Tree # DBH
(in.)

Tree Species
 Common Name (Scientific name) Tree Units Initial Condition/Comments Windthrow

Rating Reason for Removal Tree Units
Retained

10128 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
10129 7 Black Cottonwood (Populus trichocarpa) 2 Good Condition C Impacts from Lot Grading 0
10130 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0

10131 24,18 Oregon White Oak (Quercus garryana) 11 Sparse canopy; Historic root removal; Large cavities with decay; Some large dead limbsA Impacts from Lot Grading 0

10132 15,11 Red Alder (Alnus rubra) 6 15" stem dead; 11" Broken top; In decline A Impacts from Lot Grading 0
10133 40 Douglas-fir (Pseudotsuga menziesii) 16 Slightly crooked bole C Impacts from Alley Construction 0
10134 44 Douglas-fir (Pseudotsuga menziesii) 18 Slightly crooked bole C Impacts from Lot Grading 0
10142 12,8 Sweet Cherry (Prunus avium) 3 8" stem dead; 12" dead top; In decline A Impacts from Lot Grading 0
10143 10,6 Willow (Salix sp.) 2 Dead with some epicormic stems A Impacts from Lot Grading 0
10153 36 Western Hemlock (Tsuga heterophylla) 14 Dead (~30') A Impacts from Lot Grading 0
10155 32 Western Hemlock (Tsuga heterophylla) 12 Dead (~80') A Impacts from Public Road Construction 0
10157 30 Oregon White Oak (Quercus garryana) 11 1-sided canopy (SW) C Preserve 11
10158 24 Oregon White Oak (Quercus garryana) 8 1-sided canopy (SE) C Preserve 8
10159 18 Douglas-fir (Pseudotsuga menziesii) 5 1-sided canopy (S) C Impacts from Public Road Construction 0
10160 37 Douglas-fir (Pseudotsuga menziesii) 15 Good Condition C Impacts from Public Road Construction 0
10161 30 Western Hemlock (Tsuga heterophylla) 11 Dead (~80') A Impacts from Lot Grading 0
10185 40 Western Hemlock (Tsuga heterophylla) 0 OFFSITE; Evaluated from property line; Dead branches; Dead foliage; Sparse canopy B Preserve 0
10245 40 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0

10246 14 Red Alder (Alnus rubra) 0 OFFSITE; Evaluated from property line; Dead (~40'); Some remaining epicormic limbs A Preserve 0

10247 45 Douglas-fir (Pseudotsuga menziesii) 19 Good Condition C Impacts from Stormwater Facility Construction 0
10248 16 Douglas-fir (Pseudotsuga menziesii) 4 Good Condition C Impacts from Lot Grading 0
10249 20 Douglas-fir (Pseudotsuga menziesii) 6 Good Condition C Impacts from Stormwater Facility Construction 0
10250 6,6,6,6,6 Willow (Salix sp.) 3 Good Condition C Impacts from Public Road Construction 0
10251 9,9 Willow (Salix sp.) 3 Dead Codominant stem; Broken branches; Dead limbs; In decline A Impacts from Public Road Construction 0
10252 40 Douglas-fir (Pseudotsuga menziesii) 16 Good Condition C Impacts from Public Road Construction 0
10253 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Public Road Construction 0
10254 12,11,8 Sweet Cherry (Prunus avium) 5 Sparse canopy; Lean (SE) B Impacts from Public Road Construction 0
10255 10 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
10256 12 Sweet Cherry (Prunus avium) 2 Sparse canopy; Dead limbs; Lean (SE) B Impacts from Public Road Construction 0
10257 13 Sweet Cherry (Prunus avium) 3 Good Condition C Impacts from Stormwater Facility Construction 0
10258 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Stormwater Facility Construction 0
10273 28 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
10274 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Lot Grading 0
10275 27 Bigleaf Maple (Acer macrophyllum) 10 Good Condition C Impacts from Lot Grading 0
10277 53 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0
10290 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Public Road Construction 0
10291 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10292 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10293 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10294 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10295 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10296 6,6,6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10297 6,5 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10298 7,6,6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10299 18 Sweet Cherry (Prunus avium) 5 Some broken limbs; Some dead limbs B Impacts from Lot Grading 0
10301 35 Western Hemlock (Tsuga heterophylla) 14 Good Condition C Impacts from Lot Grading 0
10302 39 Bigleaf Maple (Acer macrophyllum) 16 Some large broken limbs; Dead codominant stem in canopy B Impacts from Lot Grading 0
10303 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10304 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10305 8,8 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10306 26 Western Hemlock (Tsuga heterophylla) 9 Broken top @ 50'; Dead branches; Sparse canopy; Decay A Impacts from Public Road Construction 0
10307 27 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Public Road Construction 0
10308 12 Black Cottonwood (Populus trichocarpa) 2 Good Condition C Impacts from Public Road Construction 0
10309 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10315 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Lot Grading 0
10316 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Lot Grading 0
10317 20 Douglas-fir (Pseudotsuga menziesii) 6 Good Condition C Impacts from Lot Grading 0
10318 14 Douglas-fir (Pseudotsuga menziesii) 3 Lean (E) B Impacts from Lot Grading 0
10319 11 Black Cottonwood (Populus trichocarpa) 2 Good Condition C Impacts from Lot Grading 0
10320 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10321 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10324 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Preserve 11
10325 22 Douglas-fir (Pseudotsuga menziesii) 7 Good Condition C Impacts from Lot Grading 0
10326 24 Douglas-fir (Pseudotsuga menziesii) 8 Good Condition C Preserve 8
10344 26 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line; Sparse canopy B Preserve 0
10346 31 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0
10347 13 Douglas-fir (Pseudotsuga menziesii) 3 Suppressed B Preserve 3
10348 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Preserve 5
10349 24 Douglas-fir (Pseudotsuga menziesii) 8 Good Condition C Impacts from Lot Grading 0
10353 46 Douglas-fir (Pseudotsuga menziesii) 19 Good Condition C Preserve 19
10354 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10355 19 Bigleaf Maple (Acer macrophyllum) 6 Dead and broken top; Epicormic stems; Broken limbs A Impacts from Lot Grading 0
10356 22 Red Alder (Alnus rubra) 0 OFFSITE; Evaluated from property line; Dead top; In decline A Preserve 0
10359 22 Red Alder (Alnus rubra) 7 Sluffing bark; Several cavities with decay; Dead top A Impacts from Lot Grading 0
10363 20 Oregon White Oak (Quercus garryana) 0 OFFSITE; Evaluated from property line C Preserve 0
10368 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10369 36 Western Hemlock (Tsuga heterophylla) 14 Dead; Broken @ 20' A Impacts from Lot Grading 0
10370 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10371 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10372 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10373 18 Willow (Salix sp.) 5 Broken limbs; Dead branches; Small cavity with decay B Impacts from Lot Grading 0
10375 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10376 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0
10377 28 Western Hemlock (Tsuga heterophylla) 10 Dead (~80') A Impacts from Public Road Construction 0
10378 22 Western Hemlock (Tsuga heterophylla) 7 Dead (~80') A Impacts from Public Road Construction 0
10379 22 Douglas-fir (Pseudotsuga menziesii) 7 Good Condition C Impacts from Public Road Construction 0
10380 17 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Lot Grading 0
10381 28 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
10382 22 Douglas-fir (Pseudotsuga menziesii) 7 Good Condition C Impacts from Lot Grading 0
10383 22 Douglas-fir (Pseudotsuga menziesii) 7 Good Condition C Impacts from Lot Grading 0
10384 22 Douglas-fir (Pseudotsuga menziesii) 7 Good Condition C Impacts from Lot Grading 0
10390 24 Douglas-fir (Pseudotsuga menziesii) 8 Good Condition C Impacts from Parking Lot Construction 0

Douglas-fir (Pseudotsuga menziesii) Good Condition Impacts from Lot Grading

Detailed Tree Inventory for Camas Meadows Subdivsion
AKS Job No. 9030 - Evaluation Date: 3/22/2022 & 1/11/2023 - Evaluated By: BRK

Tree # DBH
(in.)

Tree Species
 Common Name (Scientific name) Tree Units Initial Condition/Comments Windthrow

Rating Reason for Removal Tree Units
Retained

Douglas-fir (Pseudotsuga menziesii) Good Condition Impacts from Lot Grading10393 25 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10394 20 Douglas-fir (Pseudotsuga menziesii) 6 Good Condition C Impacts from Lot Grading 0
10395 15 Douglas-fir (Pseudotsuga menziesii) 4 Good Condition C Impacts from Lot Grading 0
10396 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Lot Grading 0
10400 16 Red Alder (Alnus rubra) 4 Dead top half; In decline A Impacts from Lot Grading 0
10401 24 Douglas-fir (Pseudotsuga menziesii) 8 Some dead branches C Impacts from Lot Grading 0
10403 19 Douglas-fir (Pseudotsuga menziesii) 6 Good Condition C Impacts from Lot Grading 0
10405 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10407 31 Oregon White Oak (Quercus garryana) 12 Good Condition C Impacts from Lot Grading 0
10408 28 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
10409 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Public Road Construction 0

10427 47 Western Hemlock (Tsuga heterophylla) 0 OFFSITE; Evaluated from property line; Large bore holes; Small cavities in base with decay;
Many dead branches; In decline A Preserve 0

10428 33 Douglas-fir (Pseudotsuga menziesii) 13 Good Condition C Preserve 13
10432 38 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0
10433 30 Douglas-fir (Pseudotsuga menziesii) 11 Codominant leader; 1-sided canopy (S) B Preserve 11
10434 26 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0
10435 32 Douglas-fir (Pseudotsuga menziesii) 0 OFFSITE; Evaluated from property line C Preserve 0
10440 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Lot Grading 0
10441 16 Douglas-fir (Pseudotsuga menziesii) 4 Good Condition C Impacts from Lot Grading 0
10442 22 Willow (Salix sp.) 7 Broken top; Significant decay; Conks A Impacts from Lot Grading 0
10443 9,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10444 9,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10445 8 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10446 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10447 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10448 35 Douglas-fir (Pseudotsuga menziesii) 14 Good Condition C Impacts from Lot Grading 0
10449 31 Western Hemlock (Tsuga heterophylla) 12 Dead (~60) A Impacts from Lot Grading 0
10745 38 Douglas-fir (Pseudotsuga menziesii) 15 Good Condition C Impacts from Public Road Construction 0
10755 36 Douglas-fir (Pseudotsuga menziesii) 14 Good Condition C Impacts from Lot Grading 0
10756 28 Douglas-fir (Pseudotsuga menziesii) 10 Dead branches B Impacts from Lot Grading 0
10761 28 Western Hemlock (Tsuga heterophylla) 10 Dead (~100') A Impacts from Lot Grading 0
10767 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
10827 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10834 29 Douglas-fir (Pseudotsuga menziesii) 11 Slightly crooked bole C Impacts from Lot Grading 0
10835 50 Western Redcedar (Thuja plicata) 21 Dead top; Sparse canopy; In decline A Impacts from Public Road Construction 0
10836 26 Douglas-fir (Pseudotsuga menziesii) 9 Sweep (S) B Impacts from Public Road Construction 0
10839 8 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Alley Construction 0
10840 28 Douglas-fir (Pseudotsuga menziesii) 10 Dead (~120') A Impacts from Lot Grading 0
10841 19 Oregon White Oak (Quercus garryana) 6 Good Condition C Impacts from Alley Construction 0
10842 25 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10843 25 Douglas-fir (Pseudotsuga menziesii) 9 Dead at very top B Impacts from Lot Grading 0
10866 26 Willow (Salix sp.) 9 Broken top; Decay; Epicormic limbs; In decline A Impacts from Public Road Construction 0
10867 20 Douglas-fir (Pseudotsuga menziesii) 6 Good Condition C Impacts from Lot Grading 0
10868 27 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
10869 35 Douglas-fir (Pseudotsuga menziesii) 14 Good Condition C Impacts from Alley Construction 0
10871 30 Douglas-fir (Pseudotsuga menziesii) 11 Codominant; Crooked bole B Impacts from Public Road Construction 0
10873 18 Oregon White Oak (Quercus garryana) 5 Good Condition C Impacts from Public Road Construction 0
10874 16 Red Alder (Alnus rubra) 4 Dead with some epicormic stems remaining A Impacts from Public Road Construction 0
10875 16 Douglas-fir (Pseudotsuga menziesii) 4 Large cavity with decay up bole; Conks; Slight lean (N) A Impacts from Public Road Construction 0
10876 25 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Public Road Construction 0
10877 15 Oregon White Oak (Quercus garryana) 4 Good Condition C Impacts from Public Road Construction 0
10878 24 Douglas-fir (Pseudotsuga menziesii) 8 Good Condition C Impacts from Public Road Construction 0
10879 16 Oregon White Oak (Quercus garryana) 4 Good Condition C Impacts from Public Road Construction 0
10880 21 Oregon White Oak (Quercus garryana) 7 Good Condition C Impacts from Public Road Construction 0
10881 15 Oregon White Oak (Quercus garryana) 4 Good Condition C Impacts from Lot Grading 0
10882 30 Douglas-fir (Pseudotsuga menziesii) 11 Some dead branches C Impacts from Lot Grading 0
10883 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Lot Grading 0
10889 36,15 Douglas-fir (Pseudotsuga menziesii) 16 Codominant base C Impacts from Lot Grading 0
10890 28 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Preserve 10
10891 32 Douglas-fir (Pseudotsuga menziesii) 12 Dead (~100') A Impacts from Lot Grading 0
10892 12 Sweet Cherry (Prunus avium) 2 Dead (~70'); Lean (W) A Impacts from Lot Grading 0
10893 20 Oregon Ash (Fraxinus latifolia) 6 Good Condition C Impacts from Lot Grading 0
10894 24 Bigleaf Maple (Acer macrophyllum) 8 Some large broken limbs; Decay B Impacts from Lot Grading 0
10895 14 Sweet Cherry (Prunus avium) 3 Dead top; In decline A Impacts from Lot Grading 0
10897 20 Western Hemlock (Tsuga heterophylla) 6 Some dead branches C Impacts from Lot Grading 0
10898 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10899 8,8 Bigleaf Maple (Acer macrophyllum) 2 Good Condition C Impacts from Lot Grading 0
10900 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Lot Grading 0
10901 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10902 7 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
10903 26 Oregon White Oak (Quercus garryana) 9 One broken limbs C Impacts from Lot Grading 0
10904 15 Sweet Cherry (Prunus avium) 4 Dead top with few epicormic limbs; In decline A Impacts from Lot Grading 0
10910 14,12,8 Oregon Ash (Fraxinus latifolia) 6 Codominant base C Impacts from Public Road Construction 0
10911 12 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
10912 18 Douglas-fir (Pseudotsuga menziesii) 5 Good Condition C Impacts from Public Road Construction 0
10913 22 Douglas-fir (Pseudotsuga menziesii) 7 Dead (~80') A Impacts from Lot Grading 0
10914 13 Oregon White Oak (Quercus garryana) 3 Good Condition C Impacts from Lot Grading 0
10915 26 Douglas-fir (Pseudotsuga menziesii) 9 Good Condition C Impacts from Public Road Construction 0
10916 20 Oregon White Oak (Quercus garryana) 6 Slight lean (N) C Impacts from Public Road Construction 0
10917 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Public Road Construction 0
10921 10,9 Sweet Cherry (Prunus avium) 3 Dead top on 10" stem; Broken limbs B Impacts from Lot Grading 0
21121 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21122 7 Sweet Cherry (Prunus avium) 2 Good Condition C Impacts from Lot Grading 0
21123 7 Bigleaf Maple (Acer macrophyllum) 2 Good Condition C Impacts from Lot Grading 0
21161 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21162 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21163 6,6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21164 8 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21373 8 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21374 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21375 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21376 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21378 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21379 Douglas-fir (Pseudotsuga menziesii) Good Condition Impacts from Lot Grading
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Detailed Tree Inventory for Camas Meadows Subdivsion
AKS Job No. 9030 - Evaluation Date: 3/22/2022 & 1/11/2023 - Evaluated By: BRK

Tree # DBH
(in.)

Tree Species
 Common Name (Scientific name) Tree Units Initial Condition/Comments Windthrow

Rating Reason for Removal Tree Units
Retained

Douglas-fir (Pseudotsuga menziesii) Good Condition Impacts from Lot Grading21379 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21418 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21419 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21420 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21422 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21423 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21424 6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21425 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21426 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21427 6,6 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21717 8 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21770 44,30 Douglas-fir (Pseudotsuga menziesii) 22.5 Good Condition C Preserve 22.5
21772 6 Willow (Salix sp.) 2 Lean (W) B Preserve 2
21773 28 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
21774 54 Douglas-fir (Pseudotsuga menziesii) 23 Good Condition C Impacts from Lot Grading 0
21775 77 Douglas-fir (Pseudotsuga menziesii) 31 codominant Top; Dead at very top B Impacts from Lot Grading 0
21778 8 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21798 32 Douglas-fir (Pseudotsuga menziesii) 12 Good Condition C Preserve 12
21803 36 Douglas-fir (Pseudotsuga menziesii) 14 Some abnormal dead limbs at the top B Impacts from Lot Grading 0
21804 37 Douglas-fir (Pseudotsuga menziesii) 15 Good Condition C Impacts from Public Road Construction 0
21806 30 Douglas-fir (Pseudotsuga menziesii) 11 Good Condition C Impacts from Lot Grading 0
21807 23 Douglas-fir (Pseudotsuga menziesii) 8 Lean (W) B Impacts from Lot Grading 0
21809 14 Willow (Salix sp.) 3 Dead top; Broken limbs; In decline A Impacts from Public Road Construction 0
21810 27 Douglas-fir (Pseudotsuga menziesii) 10 Good Condition C Impacts from Lot Grading 0
21811 24 Willow (Salix sp.) 8 Failed leader with decay and bore holes; Large crack up bole A Impacts from Lot Grading 0
21812 9 Bigleaf Maple (Acer macrophyllum) 2 Good Condition C Impacts from Lot Grading 0
21813 8 Willow (Salix sp.) 2 Broken primary stem; Epicormic leaders; Significant decay A Impacts from Lot Grading 0
21814 17 Willow (Salix sp.) 5 Broken primary stem; Epicormic leaders; Significant decay A Impacts from Lot Grading 0
21815 17 Oregon White Oak (Quercus garryana) 5 Good Condition C Preserve 5
21816 16 Sweet Cherry (Prunus avium) 4 Broken top; Significant decay; In decline A Impacts from Lot Grading 0
21817 12 Sweet Cherry (Prunus avium) 2 Broken at 5' with epicormic leaders; Significant decay A Impacts from Lot Grading 0
21818 15 Sweet Cherry (Prunus avium) 4 Broken top; Dead codominant stem; In decline A Impacts from Lot Grading 0
21819 8 Willow (Salix sp.) 2 Dead primary stem with epicormic leaders; In decline A Impacts from Lot Grading 0
21820 36 Douglas-fir (Pseudotsuga menziesii) 14 Good Condition C Impacts from Lot Grading 0
21821 6 Bigleaf Maple (Acer macrophyllum) 2 Good Condition C Impacts from Lot Grading 0
21850 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Lot Grading 0
21851 7 Douglas-fir (Pseudotsuga menziesii) 2 Good Condition C Impacts from Public Road Construction 0
21852 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21853 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0
21854 6 Red Alder (Alnus rubra) 2 Good Condition C Impacts from Lot Grading 0

Total # of Existing Trees Inventoried = 225

Total # of Existing Onsite Trees = 213 Total # of Existing Trees Removed = 199
Total Onsite Existing Tree Units = 1387.5 Total Existing Tree Units Removed = 1247
Total # of Onsite Trees Retained = 14
Total # of Tree Units Retained = 140.5
Minimum Tree Units Required per City Code = 276
(13.81 acres * 20 trees/acre)
Minimum # Trees to Replant = 135.5

Site Area  = 13.81 Acres

Windthrow Rating
A=Least windthrow resistant
B=Moderate windthrow resistant
C=Most windthrow resistant

Arborist Disclosure Statement:
Arborists are tree specialists who use their education, knowledge, training, and experience to examine trees, recommend measures to enhance the health of trees, and attempt to reduce the risk of living near trees. The Client and Jurisdiction may choose to accept or disregard the recommendations of the
arborist, or seek additional advice. Arborists cannot detect every condition that could possibly lead to the structural failure of a tree. Trees are living organisms that fail in ways we do not fully understand. Conditions are often hidden within trees and below ground. Arborists cannot guarantee that a tree will
be healthy or safe under all circumstances, or for a specified period of time. Likewise, remedial treatments, like medicine, cannot be guaranteed. Trees can be managed, but they cannot be controlled. To live near trees is to accept some degree of risk. The only way to eliminate all risk associated with trees is
to eliminate all trees. Neither this author nor AKS Engineering & Forestry, LLC have assumed any responsibility for liability associated with the trees on or adjacent to this site.

At the completion of construction, all trees should once again be reviewed. Land clearing and removal of adjacent trees can expose previously unseen defects and otherwise healthy trees can be damaged during construction.
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Commercial
Building 

*The detached Single Family Residences do not require design review approval. Request is for townhomes and the commercial lot.

Parking
30’ Rear Loaded*
Single Family
Residences
16 Lots

40-50’ Luxury*
Single Family
Residences
21 Lots

20’
Townhomes
40 Lots

Open Space/
Park Area

CAMAS MEADOWS

PAGE 2

PRELIMINARY SITE PLAN
Camas Meadows Subdivision

Romano Capital
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SUBDIVISION

Guarantee/Certificate Number:
Issued By:

612888577

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:25 PM
Page 1 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

FIDELITY NATIONAL TITLE INSURANCE COMPANY
a corporation, herein called the Company

GUARANTEES

City of Camas

herein called the Assured, against actual loss not exceeding the liability amount stated in Schedule A which the Assured
shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.

LIABILITY EXCLUSIONS AND LIMITATIONS
1. No guarantee is given nor liability assumed with respect to the identity of any party named or referred to in

Schedule A or with respect to the validity, legal effect or priority of any matter shown therein.

2. The Company’s liability hereunder shall be limited to the amount of actual loss sustained by the Assured because of
reliance upon the assurance herein set forth, but in no event shall the Company’s liability exceed the liability amount
set forth in Schedule A.

Please note carefully the liability exclusions and limitations and the specific assurances afforded by this guarantee.  If
you wish additional liability, or assurances other than as contained herein, please contact the Company for further
information as to the availability and cost.

Fidelity National Title Company of Washington, Inc.
655 W. Columbia Way, Suite 200
Vancouver, WA 98660

Fidelity National Title Insurance Company
By:

Countersigned By:

Matthew London
Authorized Officer or Agent

Michael J. Nolan, President
Attest:

Marjorie Nemzura, Secretary
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Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:25 PM
Page 2 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

FIDELITY NATIONAL TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 612888577

ISSUING OFFICE:
Title Officer: James R. Copeland

Fidelity National Title Company of Washington, Inc.
655 W. Columbia Way, Suite 200

Vancouver, WA 98660
Phone: 360-601-4370    Fax: 877-334-2993

Main Phone: (360)750-3686
Email: James.Copeland@ctt.com

SCHEDULE A

Liability Premium Tax
$1,000.00 $350.00 $30.10

Effective Date: February 7, 2023 at 08:00 AM

The assurances referred to on the face page are:

That, according to those public records which, under the recording laws, impart constructive notice of matter relative
to the following described property:

SEE EXHIBIT "A" ATTACHED HERETO AND MADE A PART HEREOF

Title to said real property is vested in:

Pedwar Development Group, LLC, a Washington limited liability company

subject to the matters shown below under Exceptions, which Exceptions are not necessarily shown in the order of their
priority.

END OF SCHEDULE A
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EXHIBIT "A"
Legal Description

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:26 PM
Page 3 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

For APN/Parcel ID(s): 986026-906

A parcel of property lying in a portion of Section 28 and Section 29, Township 2 North, Range 3 East of the Willamette
Meridian, Clark County, Washington, described as follows:

COMMENCING at the most Southerly Southeast corner of CAMAS MEADOWS CORPORATE CENTER PHASE 1, a
subdivision recorded in Book 310 of Plats at Page 691, Clark County records, said point being on the South right-of-way
line of Northwest Camas Meadows Drive; thence North 56°35’58” East along the Southeasterly line of said CORPORATE
CENTER 60.00 feet to the North line of NW Camas Meadows Drive, said point being the most Northerly corner of that
tract conveyed to City of Camas by deed recorded in Auditor's File No. 3380524, Clark County records, said point lying
on a 405.00 foot radius curve to the right with a tangent bearing into said curve of South 33°24’02” East of this point;
thence along the Northeasterly line of said City of Camas tract the following courses and distances:  thence around said
405.00 foot radius curve to the right 141.15 feet to the TRUE Point of Beginning; thence continuing around said 405.00
foot radius curve to the right 63.00 feet; thence South 04°31’09” East 225.73 feet to a 470.00 foot radius curve to the left;
thence around said 470.00 foot radius curve to the left 462.68 feet; thence South 60°55’20” East 144.61 feet; thence
North 29°04’40” East leaving said City of Camas tract, 392.97 feet; thence North 63°08’44” West 83.31 feet; thence
North 57°05’57” West 238.78 feet; thence North 47°40’13” West 343.87 feet to a point which bears North 78°46’24” East
from the TRUE Point of Beginning; thence South 78°46’24” West 57.16 feet to the TRUE Point of Beginning.
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FIDELITY NATIONAL TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 612888577

SCHEDULE B

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:26 PM
Page 4 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

SPECIAL EXCEPTIONS

1. Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies
taxes or assessments on real property or by the public records.  Proceedings by a public agency which may
result in taxes or assessments, or notices of such proceedings, whether or not shown by the records of such
agency or by the public records.

2. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance
thereof; (c) water rights, claims or title to water, whether or not the matters excepted under (a), (b) or (c) are
shown in the public records.

3. General and special taxes and charges, payable February 15, delinquent if first half unpaid on May 1, second
half delinquent if unpaid on November 1 of the tax year:

Year: 2023
Tax Account No.: 986026-906
School District/Levy Code: 114031
Assessed Total:    $1,126,015.00
Millage Rate: 9.2956711722
Location Code: 0602

General and Special Taxes:

First Half Billed: $5,238.08
Second Half Billed: $5,237.99
Unpaid: $10,476.07

Prior to close of escrow, please contact the Tax Collector's Office to confirm all amounts owing, including current
fiscal year taxes, supplemental taxes, escaped assessments and any delinquencies.

4. Assessments, if any, levied by the city of Camas.

5. Please be advised that our search did not disclose any open Deeds of Trust of record.  If you should have
knowledge of any outstanding obligation, please contact the Title Department immediately for further review prior
to closing.

6. Development Agreement

Recording Date: July 30, 2004
Recording No.: 3862705

Amended and Restated Development Agreement

Recording Date: September 13, 2005
Recording No.: 4049545
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FIDELITY NATIONAL TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 612888577

SCHEDULE B
(continued)

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:26 PM
Page 5 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

Development Agreement

Recording Date: April 4, 2013
Recording No.: 4957780

7. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

In favor of: Pacific Power & Light Company
Purpose: transmission of electric energy
Recording Date: January 15, 1957
Recording No.: G 232385
Affects: said premises and other property

8. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

In favor of: Adjacent Property Owners 
Purpose: installing and maintaining landscaping
Recording Date: May 16, 2002
Recording No.: 3465118
Affects: said premises and other property

9. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

In favor of: Adjacent Property Owners 
Purpose: storm drainage
Recording Date: May 16, 2002
Recording No.: 3465122
Affects: said premises and other property

10. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

In favor of: Adjacent Property Owners 
Purpose: utilities
Recording Date: May 16, 2002
Recording No.: 3465123
Affects: said premises and other property

11. Easement(s) for the purpose(s) shown below and rights incidental thereto as set forth in a document:

In favor of: Adjacent Property Owners 
Purpose: sewer
Recording Date: November 14, 2005
Recording No.: 4081317
Affects: said premises and other property

12. Restrictive Covenant

Recording Date: April 28, 2000
Recording No.: 3213928
Affects: a portion of said premises and other property
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FIDELITY NATIONAL TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 612888577

SCHEDULE B
(continued)

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:26 PM
Page 6 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

13. Any unrecorded leaseholds, right of vendors and holders of security interests on personal property installed upon
the Land and rights of tenants to remove trade fixtures at the expiration of the terms.

END OF EXCEPTIONS

NOTES
The following matters will not be listed as Special Exceptions in Schedule B of the policy.  There will be no coverage for
loss arising by reason of the matters listed below because these matters are either excepted or excluded from coverage
or are not matters covered under the insuring provisions of the policy.

Note A: Your application for title insurance was placed by reference to only a street address or tax identification
number.  Based on our records, we believe that the legal description in this report covers the parcel(s)
of Land that you requested.  If the legal description is incorrect, the seller/borrower must notify the
Company and/or the settlement company in order to prevent errors and to be certain that the correct
parcel(s) of Land will appear on any documents to be recorded in connection with this transaction and
on the policy of title insurance.

Note B: Note:  The Public Records indicate that the address of the improvement located on said Land is as
follows:

4711 NW Camas Meadows Drive
Camas, WA 98607

Note C: Note:  FOR INFORMATIONAL PURPOSES ONLY:

The following may be used as an abbreviated legal description on the documents to be recorded, per
Amended RCW 65.04.045.  Said abbreviated legal description is not a substitute for a complete legal
description within the body of the document:

Tax Lot #27, Eberhart Schues DLC in Section 29, Township 2 North, Range 3 East
Tax Account No.:  986026-906

Note D: Note:  This map/plat is being furnished as an aid in locating the herein described Land in relation to
adjoining streets, natural boundaries and other land. Except to the extent a policy of title insurance is
expressly modified by endorsement, if any, the Company does not insure dimensions, distances or
acreage shown thereon.
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FIDELITY NATIONAL TITLE INSURANCE COMPANY GUARANTEE/CERTIFICATE NO. 612888577

SCHEDULE B
(continued)

Subdivision Guarantee/Certificate Printed: 02.10.23 @ 12:26 PM
Page 7 WA-FT-FVAN-01530.610025-SPS-1-23-612888577

Note E: Recording Charge (Per Document) for closings on July 26, 2021 and after is the following:

County                                 First Page                                                Each Additional Page
Clark and Cowlitz               Deed $203.50                                           $1.00 each additional page
Clark and Cowlitz               Deed of Trust Basic Fee $204.50             $1.00 each additional page

Note: When possible the company will record electronically.  An additional charge of $4.00 plus sales
tax applies to each document recorded electronically.  As of 11/8/2021 this fee will increase to $4.25
plus sales tax per document.

Note:  A multiple transaction document bears an additional fee for each additional title.

Note:  A document that fails to conform to certain formatting and page one requirements bears an
additional $50.00 charge.

RECORDING AND PROCESSING CHARGES ARE SUBJECT TO CHANGE WITHOUT NOTICE.

Send all Recording Packages to:

Recording Department
655 W. Columbia Way, Ste 200
Vancouver, WA  98660

Email all Releases to:
ClarkWArecordings@fnf.com

END OF NOTES

END OF SCHEDULE B
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Naomi Herman

From: Robert Maul <RMaul@cityofcamas.us>

Sent: Friday, January 19, 2024 1:56 PM

To: Michael Andreotti

Cc: Naomi Herman; Vancouver Project Coordinators; Madeline Sutherland

Subject: RE: Camas Meadows Hole 9 Mixed Use Modification

To help protect your privacy, 
Micro so ft Office prevented  
auto matic downlo ad o f this  
picture from the Internet.

 

IRONSCALES couldn't recognize this email as this is the first time you received an email from this sender RMaul 

@ cityofcamas.us 

 

Proceed with caution: This email hails from an external source. Unverified emails may lead to phishing attacks or malware infiltration. Always exercise 

due diligence.  

 

Hi Michael.  I hope you all have stayed warm and safe through all this crazy weather.  Yes, I will waive the pre-

application for this variance request.  I had a detailed conversation with Stacey and believe we covered the 

process well for everyone’s understanding.  

  

Regards,  

  

Robert 

  

From: Michael Andreotti <andreottim@aks-eng.com>  

Sent: Friday, January 19, 2024 1:46 PM 

To: Robert Maul <RMaul@cityofcamas.us> 

Cc: Naomi Herman <hermann@aks-eng.com>; Vancouver Project Coordinators <vancouverpcs@aks-eng.com>; 

Madeline Sutherland <MSutherland@cityofcamas.us> 

Subject: Camas Meadows Hole 9 Mixed Use Modification 

  

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 recognize the sender as a city 
employee and you see this message this email is a phishing email. If you are unsure, click the Phish Alert button 
to redirect the email for ITD review. 

  

Robert – 
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2

Good afternoon. I am working on documents for a major modification/major variance for the Camas Meadows 

Hole 9 Mixed Use project (CUP23-01). It is my understanding that you have had some discussion with the 

Applicant regarding this variance/modification, but to be safe, the application is to request a variance to reduce 

the side yard setback for the residential lots from 10 feet to 5 feet. The proposed application would not modify 

other aspects of the originally approved application. 

  

Given the limited scope of the proposed variance/modification, we would like to request a waiver of the 

requirement for a pre-application conference. Given that AKS recently completed a similar variance application 

with the City, I believe we will be able to submit adequate application materials for review without a pre-

application conference. 

  

If you could please confirm that the City is willing to waive the pre-application conference for a major 

modification/major variance application for CUP23-01, we will include that in the application materials. 

  

Thank you, 

  

Michael Andreotti, RLA 

Land Use Planner 

 

AKS ENGINEERING & FORESTRY, LLC 
9600 NE 126th Avenue, Suite 2520 | Vancouver, WA 98682 

P: 360.882.0419 Ext. 316 | www.aks-eng.com | andreottim@aks-eng.com 

OCices in: Bend, OR | Keizer, OR | The Dalles, OR | Tualatin, OR | Kennewick, WA | Vancouver, WA | White Salmon, WA 

NOTICE: This communication may contain privileged or other confidential information. If you have received it in error, please advise the 

sender by reply e-mail and immediately delete the message and any attachments without copying or disclosing the contents. AKS 

Engineering and Forestry shall not be liable for any changes made to the electronic data transferred. Distribution of electronic data to others 

is prohibited without the express written consent of AKS Engineering and Forestry. 

  

 

 

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to this e-mail 

account may be a public record. Accordingly, this e-mail, in whole or in part may be subject to disclosure pursuant to 

RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an external party.  
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AKS Engineering 
Attn: Michael Andreotti 
9600 NE 126th Ave Suite 2520 
Vancouver, WA 98662 
sent via email andreottim@aks-eng.com 

COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

 
 

RE:  Camas Meadows Hole 9 Major Variance (MAJVAR24-01) Application Completeness Review 
 
 

Dear Michael Andreotti, 
 

The purpose of this letter is to inform you that the above application submitted on 2/27/2024 has been 
deemed complete in accordance with Camas Municipal Code (CMC) Section 18.55.130. Staff will begin 
reviewing the application and contact you should we have questions/comments. 

 
If you have any questions, please email me: msutherland@cityofcamas.us 

 
 

Respectfully, 
 

Madeline Sutherland, AICP 
Planner 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Page 1 of 1 
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Certified Owner Mailing ListClark County GIS

Mailing AddressOwner Name

6733 NW LONGBOW LANE, CAMAS, WA, 98603BLT CLUB LLC

4660 NE 77TH AVE STE 200, VANCOUVER, WA, 98662CAMAS MEADOWS HOLE 9 LLC

915 W 11TH ST, VANCOUVER, WA, 98660CM #567 LLC

4857 NW LAKE ROAD, SUITE 320, CAMAS, WA, 98607CM#3 LLC

4857 NW LAKE RD #320, CAMAS, WA, 98607COUNTY PROPERTIES EAST LLC

1821 DOCK ST SUITE 100, TACOMA, WA, 98402EAST VANCOUVER OWNER LLC

1505 NE VILLAGE ST, FAIRVIEW, OR, 97024ELDA WA MEADOWS LLC

504 NE 5TH AVE, CAMAS, WA, 98607FAR FROM PAR LLC

2027 NW SIERRA LN, CAMAS, WA, 98607INNOVATIVE PROPERTY GROUP LLC

2370 E 3RD LOOP STE 100, VANCOUVER, WA, 98661LOFTS AT CAMAS MEADOWS PHASE I LLC

2370 E 3RD LP STE 100, VANCOUVER, WA, 98661LOFTS AT CAMAS MEADOWS PHASE II LLC

4900 NW CAMAS MEADOWS DR, CAMAS, WA, 98607PLEXSYS INTERFACE PRODUCTS INC

PO BOX 97, BORING, OR, 97009VANPORT MANUFACTURING INC  & HERTRICH ADOLF

Date Created 1/16/2024

Employee

Number of Pages 1

Employee Name Jesse Manley

This document was created by the Clark County,
Washington Geographic Information System

Number of Records 13

Page 1 of 1
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INNOVATIVE PROPERTY GROUP LLC
2027 NW SIERRA LN
CAMAS, WA 98607

ELDA WA MEADOWS LLC
1505 NE VILLAGE ST
FAIRVIEW, OR 97024

EAST VANCOUVER OWNER LLC
1821 DOCK ST SUITE 100
TACOMA, WA 98402

LOFTS AT CAMAS MEADOWS PHASE I
LLC
2370 E 3RD LOOP STE 100
VANCOUVER, WA 98661

FAR FROM PAR LLC
504 NE 5TH AVE
CAMAS, WA 98607

FAR FROM PAR LLC
504 NE 5TH AVE
CAMAS, WA 98607

CM#3 LLC
4857 NW LAKE ROAD, SUITE 320
CAMAS, WA 98607

LOFTS AT CAMAS MEADOWS PHASE I
LLC
2370 E 3RD LOOP STE 100
VANCOUVER, WA 98661

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

LOFTS AT CAMAS MEADOWS PHASE
II LLC
2370 E 3RD LP STE 100
VANCOUVER, WA 98661

LOFTS AT CAMAS MEADOWS PHASE
II LLC
2370 E 3RD LP STE 100
VANCOUVER, WA 98661

VANPORT MANUFACTURING INC &
HERTRICH ADOLF
PO BOX 97
BORING, OR 97009

VANPORT MANUFACTURING INC &
HERTRICH ADOLF
PO BOX 97
BORING, OR 97009

BLT CLUB LLC
6733 NW LONGBOW LANE
CAMAS, WA 98603

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

CM #567 LLC
915 W 11TH ST
VANCOUVER, WA 98660

CM #567 LLC
915 W 11TH ST
VANCOUVER, WA 98660

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

PLEXSYS INTERFACE PRODUCTS INC
4900 NW CAMAS MEADOWS DR
CAMAS, WA 98607

CM#3 LLC
4857 NW LAKE ROAD, SUITE 320
CAMAS, WA 98607

CAMAS MEADOWS HOLE 9 LLC
4660 NE 77TH AVE STE 200
VANCOUVER, WA 98662

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607
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Certified Situs Address ListClark County GIS

Situs AddressPID

172961002 CAMAS WA 986074901 NW CAMAS MEADOWS DR

172976000 CAMAS WA 986074800 NW CAMAS MEADOWS DR

176155000 CAMAS WA 986074707 NW LAKE RD

175980000 WA 0

175981000 WA 0

172975000 WA 0

986028109 CAMAS WA 986074600 NW CAMAS MEADOWS DR

172973000 WA 0

172964000 WA 0

986035734 CAMAS WA 986074525 NW CAMAS MEADOWS DR UNIT A

172963000 CAMAS WA 986074525 NW CAMAS MEADOWS DR UNIT B

986035733 CAMAS WA 986074555 NW CAMAS MEADOWS DR

172970000 CAMAS WA 986074615 NW CAMAS MEADOWS DR

172972000 CAMAS WA 986074910 NW CAMAS MEADOWS DR

172967000 CAMAS WA 986074200 NW CAMAS MEADOWS DR

175934000 WA 0

175983000 WA 0

175978000 CAMAS WA 986074105 NW CAMAS MEADOWS DR

172980000 CAMAS WA 986074900 NW CAMAS MEADOWS DR

172971000 CAMAS WA 986074700 NW CAMAS MEADOWS DR

986026906 CAMAS WA 986074711 NW CAMAS MEADOWS DR

172962000 WA 0

Date Created 1/16/2024

Employee

Number of Pages 1

Employee Name Jesse Manley

This document was created by the Clark County,
Washington Geographic Information System

Number of Records 22

Page 1 of 1
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Occupant PID 172961002
4901 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172976000
4800 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 176155000
4707 NW LAKE RD
CAMAS, WA 98607

Occupant PID 986028109
4600 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 986035734
4525 NW CAMAS MEADOWS DR
UNIT A
CAMAS, WA 98607

Occupant PID 172963000
4525 NW CAMAS MEADOWS DR
UNIT B
CAMAS, WA 98607

Occupant PID 986035733
4555 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172970000
4615 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172972000
4910 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172967000
4200 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 175978000
4105 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172980000
4900 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 172971000
4700 NW CAMAS MEADOWS DR
CAMAS, WA 98607

Occupant PID 986026906
4711 NW CAMAS MEADOWS DR
CAMAS, WA 98607
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Published in the Post Record on May 23, 2024   Legal Publication # 910140 

Posted at Camas City Hall, Camas Library, City of Camas web site at: http://www.cityofcamas.us   

Mailed to property owners within 300-feet on May 22, 2024 
 

 
 
 
 

 
N o t i c e  o f  A p p l i c a t i o n  a n d  P u b l i c  H e a r i n g  

Camas Meadows Hole 9 Ph 1 Mixed Use Development  
(File No. MAJVAR24-01) 

 

NOTICE IS HEREBY GIVEN that a Major Variance application for the “Camas Meadows Hole 9 Mixed Use 

Development” to change the setbacks was received on 2/27/2024, by Stacey Shields, and deemed 

technically complete on 3/18/2024.   

LOCATION: The subject site consists of seven parcels and is ±13.81 acres in size. The site is addressed as 

4711, 4615, 4555 and 4525 Unit A & Unit B, NW Camas Meadows Drive, Camas, WA 98607. The property 

is identified as Clark County Parcel Numbers 175980000, 172973000, 172963000, 986035734, 986035733, 

172970000, and 986026906 of the northeast, northwest and southwest ¼ of Section 28 and 29, Township 

2 North, Range 3 East, Willamette Meridian. The site is zoned Mixed Use (MX) and is currently vacant with 

no structures on site. 

SCHEDULED PUBLIC HEARING: A virtual and in-person public hearing will be held before the city’s hearings 

examiner on July 9, 2024 at 4 pm.  Instructions and a link to participate will be available on the agenda 

page of the city’s website at least seven days prior to the meeting.  The agenda is located at the following 

link: www.cityofcamas.us/yourgovernment/minuteagendavideo 

APPLICATION MATERIALS: The Camas Meadows Hole 9 Ph 1 Mixed Use Development application included 

the following: narrative, site plan, residential lots map, title report, and other required submittal 

documents.  These documents are available for review at the Community Development Department (616 

NE 4th Ave., Camas, WA) during regular business hours Monday – Friday 8 am-5 pm. 

PARTICIPATE:   All citizens are entitled to have equal access to the services, benefits, and programs of the 

City of Camas.  Please contact the City Clerk at (360) 834-6864 for special accommodation if needed.  The 

city will provide translators for non-English speaking persons who request assistance at least three 

working days prior to a public meeting.  

Public comments and questions are encouraged, and there are several opportunities available to 

interested citizens.  It is preferable that written comments be received five days prior to the public hearing, 

in order to be available with the online agenda and materials.  Comments can also be accepted during the 

public hearing.  The public hearing will follow the quasi-judicial process described within Camas Municipal 

Code §18.55.180.  Comments related to this development may be submitted as follows: (1) In person by 

testifying at the public hearing; (2) by regular mail to Planning Division staff, Madeline Sutherland,  

Planner, at the Camas City Hall, 616 NE 4th Avenue, Camas, WA 98607; (3) by email to: 

communitydevelopment@cityofcamas.us; or (4) by phone (360) 817-7237.  For questions related to this 

application, please contact Madeline Sutherland Planner, at (360) 817-1568 or 

communitydevelopment@cityofcamas.us.  
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BEFORE THE LAND USE HEARINGS EXAMINER 1 
FOR THE CITY OF CAMAS, WASHINGTON 2 

 3 
Regarding an application by Romano Development for ) F I N A L O R D E R 4 
conditional use approval to construct 77 detached and attached ) CUP23-01 5 
homes and a 6,600 square-foot commercial building at 4525 ) (Camas Meadows 6 
NW Camas Meadows Drive, in the City of Camas, Washington ) Hole 9 Mixed Use) 7 
 8 

A. SUMMARY 9 
 10 

1. The applicant, Romano Development, requests SEPA, Archaeological, Critical 11 
Areas, Subdivision Preliminary Plat, Site Plan Review, Design Review, and Conditional 12 
Use Permit (“CUP”) approval to divide a 13.81-acre parcel into 77 lots for detached and 13 
attached single-family homes, an additional lot (Lot 78) for a 6,600 square-foot 14 
commercial building, and tracts for private streets and alleys, open space, and 15 
stormwater. 16 

 17 
a. The parcel proposed for development is located at 4525 NW Camas 18 

Meadows Drive; also known as tax parcel numbers 175980000, 172973000, 172963000, 19 
986035734, 986035733, 172970000, & 986026906 (the “site”). The site is zoned MX 20 
(Mixed Use ). Properties to the north, south, and southwest are zoned LI-BP (Light 21 
Industrial-Business Park). Properties to the southeast are zoned R-18 (Medium Density 22 
Residential, 18 units per acre).  23 

 24 
b. The site is currently vacant, with scattered trees and shrubs. The site 25 

contains Oregon white oak trees and steep slopes, both of which are designated “critical 26 
areas.” 27 
 28 

c. The City of Camas will supply domestic water and sanitary sewer 29 
service to the proposed development. The applicant will collect stormwater from all new 30 
impervious areas on the site and convey it to treatment detention facilities in proposed 31 
Tract F and Lot 78. The applicant will discharge treated stormwater from the detention 32 
facility onto the slopes north of the site at less than predevelopment rates, using a flow 33 
spreader outfall. 34 

 35 
d. The section of NW Camas Meadows Drive abutting the site is fully 36 

improved to current standards. The applicant will extend three new public streets, 37 
proposed 75th, 77th, and 78th Avenues, into the site from NW Camas Meadows Drive. 38 
These roads will intersect a new east-west aligned public street, proposed NW ‘A’ Drive, 39 
within the site. The east end of NW ‘A’ Drive will terminate in the eastern portion of the 40 
site, with a private road, proposed Tract E, extending southeast of the road terminus and 41 
ending in a hammerhead turnaround. The west end of NW A Drive will terminate at the 42 
entrance to the parking lot proposed on Lot 78. 43 

 44 
2. The City issued a Determination of Nonsignificance (“DNS") for the 45 

subdivision pursuant to the State Environmental Policy Act ("SEPA"). The City issued 46 
the DNS on June 15, 2023. The SEPA determination was not appealed and is now final. 47 

 48 
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3. City of Camas Hearing Examiner Joe Turner (the "examiner") conducted a 49 
public hearing to receive testimony and evidence about the application. City staff 50 
recommended that the examiner approve the preliminary plat subject to conditions. See 51 
the Revised Staff Report to the Hearing Examiner dated September 5, 2023 (the "Staff 52 
Report"). The applicant accepted those findings and conditions without exception. No 53 
one else testified orally or in writing. 54 

 55 
4. Based on the findings provided or incorporated herein, the examiner approves 56 

the preliminary plat subject to the conditions at the end of this final order. 57 
 58 

B. HEARING AND RECORD HIGHLIGHTS 59 
 60 

1. The examiner received testimony at a public hearing about this application on 61 
September 7, 2023. All exhibits and records of testimony are filed at the City of Camas. 62 
At the beginning of the hearing, the examiner described how the hearing would be 63 
conducted and how interested persons could participate. The examiner disclaimed any ex 64 
parte contacts, bias or conflicts of interest. The following is a summary by the examiner 65 
of selected testimony and evidence offered at the public hearing. 66 

 67 
2. City planner Madeline Sutherland summarized the Staff Report and her 68 

PowerPoint presentation. 69 
 70 
3. Planner Michael Andreotti appeared on behalf of the applicant, Romano 71 

Development. He accepted the findings and conditions in the Staff Report without 72 
exceptions. 73 
 74 

C. DISCUSSION 75 
 76 
1. City staff recommended approval of the application, based on the affirmative 77 

findings and subject to conditions of approval in the Staff Report. The applicant accepted 78 
those findings and conditions without exceptions. 79 

 80 
2. The examiner finds that the Staff Report identifies all of the applicable 81 

approval standards for the application and contains sufficient findings showing the 82 
application does or can comply with those standards, subject to conditions of approval. 83 
These findings were not disputed and are supported by substantial evidence in the record. 84 
The examiner adopts the findings in the Staff Report as his own. 85 
 86 

D. CONCLUSION 87 
 88 

Based on the above findings and discussion provided or incorporated herein, the 89 
examiner concludes that CUP23-01 (Camas Meadows Hole 9 Mixed Use Development) 90 
should be approved, because it does or can comply with the applicable standards of the 91 
Camas Municipal Code, the Revised Code of the State of Washington. 92 

 93 
E. DECISION 94 

 95 
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Based on the findings, discussion, and conclusions provided or incorporated 96 
herein and the public record in this case, the examiner hereby approves CUP23-01 97 
(Camas Meadows Hole 9 Mixed Use Development), subject to the following conditions 98 
of approval: 99 
 100 

CONDITIONS OF APPROVAL 101 
 102 

Standard Conditions: 103 
1. Engineering site improvement plans shall be prepared in accordance with CMC 104 

17.01.020, CMC 17.19.010, CMC 17.19.040, and the City of Camas Design 105 
Standards Manual (CDSM). 106 

2. The engineering site plans shall be prepared by a licensed civil engineer in 107 
Washington State and submitted to the City’s Community Development (CDEV) 108 
Engineering Department for review and approval. Submittal requirements for first 109 
review are as follows: 110 

a. Submit four (4) full size sets and one (1) half size set of plans. 111 

b. Submit one (1) electronic version of the final (TIR) stormwater report. Do not 112 
submit any hard copies of the Final TIR. 113 

c. Submit a stamped preliminary engineer’s estimate, based on the decision. 114 

3. Community Development (CDEV) Engineering shall collect a total 3% plan review 115 
and construction inspection (PR&CI) fee for the proposed development. 116 

a. Payment of the 1% plan review (PR) fee shall be due prior to the start of the 117 
plan review process. The PR fees are based on the engineer’s estimate and 118 
will be provided by the engineering staff. 119 

b. Payment of the 2% construction inspection (CI) fee shall be due prior to 120 
construction plan approval and release of approved plans to the applicant’s 121 
consultant. The CI fees due will be provided by the engineering staff. 122 

c. Under no circumstances will the applicant be allowed to begin construction, 123 
which includes all land-disturbing activities, prior to construction plan 124 
approval. 125 

4. Installation of public improvements shall be in accordance with CMC 17.21 126 
Procedures for Public Improvements. 127 

5. If applicable, existing wells, septic tank, and septic drain fields shall be 128 
decommissioned in accordance with state and county guidelines, per CMC 17.19.020. 129 

6. Any entrance structures or signs proposed or required for this project will be 130 
reviewed and approved by the city. 131 

a. All designs will be in accordance with applicable City codes. 132 

b. The maintenance of the entrance structure will be the responsibility of the 133 
homeowners. 134 

7. The applicant will be responsible for ensuring that private utilities; underground 135 
power, telephone, gas, CATV, streetlights, and associated appurtenances are installed. 136 

8. A 6-foot private utility easement (PUE) shall be located outside of the right-of-way 137 
on public streets and outside of the tracts on private streets. 138 
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9. A draft street lighting plan shall be submitted to development engineering for review 139 
prior to final plan submittal to Clark Public Utility. 140 

10. The applicant will be required to purchase all permanent traffic control signs, street 141 
name signs, street lighting and traffic control markings for the improved subdivision. 142 

11. Prior to any land-disturbing activities of an acre or more, the applicant shall submit a 143 
copy of the NPDES General Construction Stormwater Permit (GCSWP), which is 144 
issued by the Washington State Dept. of Ecology, and the Stormwater Pollution 145 
Prevention Plan (SWPPP), which is required as a component of the NPDES GCSWP 146 
permit. 147 

12. Prior to commencing any land-disturbing activities of an acre or more, the applicant 148 
shall submit financial security for Erosion and Sediment Control (ESC) in the amount 149 
of 200% of the cost for erosion control measures, per CMC 17.21.030.B and CMC 150 
14.06.200. The amount for the ESC financial security will be provided by CDev 151 
Engineering. 152 

13. In the event any item of archaeological interest is uncovered during a permitted 153 
ground disturbing action or activity, all ground disturbing activities shall immediately 154 
cease, and the applicant shall notify the City and the Department of Archaeology and 155 
Historic Preservation (DAHP). 156 

14. If potential artifacts are discovered during construction, work must immediately 157 
cease, and both the State Department of Archaeological and Historic Preservation and 158 
the City shall be notified. 159 

15. A homeowner’s association (HOA) will be required and a copy of the CC&Rs for the 160 
development will need to be submitted to the City for review and approval. 161 
Specifically, the applicant will need to make provisions in the CC&Rs for ownership 162 
and maintenance of the private storm drainage systems, open spaces, retaining walls, 163 
fencing, walls, landscaping, irrigation, private roads, and tracts or easements outside 164 
of the City’s right-of-way if applicable. Further, all necessary easements and 165 
dedications should be noted on the final plat. 166 

16. Provisions for parking enforcement on private Tracts/access driveways, acceptable to 167 
the Fire Marshal, shall be included in the CC&Rs at the time of final plat. 168 

17. Accessory dwelling units shall not be precluded from in the CC&R’s. 169 

18. Upon completion of all site improvements and prior to issuance of Final Acceptance 170 
from CDEV Engineering, the applicant shall remove all temporary erosion prevention 171 
and sediment control measures from the site, which includes stabilization of all 172 
disturbed soil. 173 

19. Prior to final acceptance, final as-built construction drawing submittals shall meet the 174 
requirements of the Camas Design Standards Manual (CDSM). 175 

a. As-builts are to be submitted in both PDF and in either AutoCAD or Carlson 176 
formats. 177 

b. The original cover sheet approved and signed by the city engineering shall be 178 
included with the as-builts. 179 

c. The as-builts are to be a complete set of plans, including detail sheets. 180 
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20. Final plat submittals shall meet the requirements of the CMC 17.11.060, CMC 181 
17.01.050, and the Camas Design Standards Manual. 182 

21. Per CMC 17.21.060.H Permits for one sales office and/or one model home per plat or 183 
phase may be issued after the final plat is recorded, and prior to final acceptance. 184 

a. Building permit applications for any other residential buildings will not be 185 
accepted until after final acceptance is issued. 186 

22. Prior to final acceptance the two-year warranty maintenance bond is to be submitted 187 
in accordance with CMC 17.21.070.A. Upon final acceptance of the development 188 
improvements a two-year (2) warranty bond commences. 189 

23. Per CMC 17.21.070.E A letter of final acceptance will be issued once all items that 190 
are listed in 17.21.070.B-C are complete. 191 

24. The applicant shall take appropriate measures to ensure landscaping success for a 192 
minimum of three (3) years after issuance of Certificate of Occupancy. If plantings 193 
fail to survive, the property owner shall promptly replace them. 194 

25. Automatic fire sprinklers installed per NFPA 13D or 13R shall be required in all new 195 
residential structures. 196 

Special Conditions of Approval (SUB23-01): 197 

Prior to Final Engineering Plan Submittal: 198 
Engineering: 199 

26. The applicant shall submit an addendum to the March 22, 2023, TIA separating the 200 
number of single-family residential trips from the number of commercial trips to 201 
allow for separate payment of the proportionate share costs to the City of Vancouver 202 
based on the phased uses; Phases 1 and 2, single-family detached and single-family 203 
attached. 204 

27. The applicant shall submit an addendum to the March 22, 2023, TIA providing trip 205 
distributions through all of the proportionate share intersections identified in the 206 
Section 30 Subarea Traffic Study table provided by City of Vancouver. Said 207 
addendum should separate the number of single-family residential trips from the 208 
number of commercial trips to allow for separate payment of the proportionate share 209 
costs to the City of Vancouver based on the phased uses; Phases 1 and 2, single- 210 
family detached and single-family attached. 211 

Prior to Final Engineering Plan Approval: 212 
Planning: 213 

28. A final landscape, tree, and vegetation plan consistent with the landscaping standards 214 
in CMC Chapter 18.13 should be submitted to the City for review and approval. 215 

a. Street trees utilized will need to be per the approved City’s Tree list and per 216 
the Camas Design Manual planting specifications and landscape notes. For 217 
plants not on the approved City list, a characteristic card should be submitted 218 
to the City for review and approval. 219 

b. Wheel stops should be used adjacent to planter areas to protect landscaping 220 
from car overhangs per CMC 18.13.060.F. 221 

c. Required landscaping shall be comprised of a minimum of sixty 222 
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percent native vegetation (or adapted to northwest climate), or drought- 223 
tolerant vegetation, and fifty percent evergreen per CMC 18.13.050.C.1. 224 

d. All off-street parking areas are to be landscaped at all perimeters to include 225 
enough low shrubs to form a continuous screen that is opaque year-round. 226 

e. CMC 17.19.030.F.1 requires one two-inch diameter street tree every 30 linear 227 
feet. 228 

f. The landscape plan shall be updated to provide a five-foot L2 buffer along the 229 
commercial building’s southern side facing NW Camas Meadows Drive. 230 

g. Landscape irrigation shall be shown or noted as required to be design-build by 231 
the landscape contractor on the final engineering plans. Landscape meter 232 
locations and meter sizes are to be shown on the landscape plans and water 233 
utility plans. 234 

h. The tree plan shall be followed. 235 

29. Any landscape, parking lot, or building lighting should be directed, hooded, or 236 
shielded away from surrounding properties. 237 

30. The applicant shall submit a final mitigation plan per CMC 16.51.180 that meets the 238 
WDFW requirements prior to engineering plan approval. 239 

31. Detailed construction drawings per CMC 16.53.050.E.3 of the on and off-site oak 240 
mitigation shall be submitted to the City for review and approval. 241 

32. The applicant shall submit an updated geotechnical report conducted by a qualified 242 
professional that includes geotechnical evaluations, assessments, impacts, and 243 
recommendations CMC 16.59.060. 244 

33. Retaining walls shall comply with CMC 18.17.060. 245 

Engineering: 246 

Water 247 
34. The water utility plans shall be revised to provide an 8-inch water main located in 248 

Tract A, Tract B, and Tract H, to serve Lots 1-19 and Lots 57-74, unless otherwise 249 
approved by the Utility Manager during the final engineering plan review process. 250 

35. The final utility plans shall be revised to include a section of water main extended 251 
north at the intersection of NW 78th Avenue to be located Tract J (future private road) 252 
to provide the following: 253 

a. A minimum 1-inch water service and meter box to each of future Lots 75, 76, 254 
and 77 at the property lines. 255 

b. Additionally, the final utility plans are to locate the water service and meter 256 
box for future Lot 30 on the north side of NW A Drive at the property line for 257 
Lot 30. 258 

37. The applicant shall submit revised utility plans to include the location of an onsite 259 
water sampling station. 260 

38. The applicant shall submit revised water utility plans and landscape plans showing 261 
the locations of all proposed irrigation services and the size of each irrigation meter. 262 
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Storm Drainage 263 
39. The applicant shall submit a complete set of stormwater plans with sizing of 264 

conveyance piping, laterals, and manholes for review and approval, per MR #1. 265 

40. The applicant shall submit a revised stormwater plan that includes limiting impacts 266 
from surface water runoff from Lots 30-48. Said plan should ensure that the adjacent 267 
properties and/or downstream drainageways are not negatively affected by surface 268 
water runoff, per Camas Municipal Code (CMC) 14.02 and 17.19.040.C. 269 

41. The final stormwater report TIR shall be revised to include the maintenance 270 
requirements and contact information for the treatment vaults. 271 

Erosion Control 272 
42. The applicant shall be required to submit a complete set of Erosion Sediment Control 273 

(ESC) plans, as a part of the site improvement plans for review and approval. 274 

Sanitary Sewer Disposal 275 
43. The applicant shall submit revised sanitary sewer utility plans with the following: 276 

a. The community STEP tanks located in Tracts C, G, and J are to be accessible 277 
for inspections and maintenance, including pumping, and are to have traffic- 278 
rated lids and risers. 279 

b. A utility access and maintenance easement over and under the gravity sanitary 280 
sewer mains, located in Tracts A, B, H, and J, is to be granted to the city. 281 

c. A cleanout is to be installed, prior to the gravity sanitary mains entering the 282 
community STEP tanks and at the right-of-way, prior to the tanks discharging 283 
into the sanitary pressure main. 284 

d. The community STEP tanks, from the cleanouts to the tanks and from the 285 
Community STEP tanks to the cleanouts at the right-of-way, are to be owned 286 
and maintained by the homeowners and/or Homeowners’ Association (HOA) 287 
with right-of-entry granted to the city for inspection purposes. 288 

e. The applicant is responsible for sizing the individual community STEP tanks 289 
to serve the applicable number of single-family attached dwelling units. 290 

f. The design, specifications, and sizing calculations for the proposed sanitary 291 
sewer STEP tanks are to be submitted to the city for review and approval. 292 

[Existing wells, septic tanks, and septic drain fields]: 293 
44. There are no existing wells or septic systems on the parcels proposed for 294 

development. 295 

Roads 296 
45. The applicant shall provide road profiles that are to include road grades, 297 

horizontal/vertical curve information, and design information for water, sanitary 298 
sewer, and stormwater utilities, for the following future public roads: NW 75th 299 
Avenue, NW 77th Avenue, NW 78th Avenue, and NW A Drive; and the private roads 300 
located in Tracts A, B, E, H, and J. 301 

[Private Roads] 302 
46. The street plans shall be revised to include the minimum 25-foot curb radii, on both 303 

sides of private roads, Tracts A, B, H, and J, onto all of the future public roads, NW 304 
75th Avenue, NW 77th Avenue, and NW 78th Avenue. 305 
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47. The applicant shall be required to provide a design for a ‘No Parking and 306 
Towing’ sign for review and approval. 307 

a. Said ‘No Parking’ sign is to include contact information for a towing 308 
company. 309 

[Street lighting] 310 
48. All street light locations shall be shown on the utility, street, and landscape plans. 311 

a. Any streetlights provided for private streets are required to be metered 312 
separately and are to be owned and maintained by the HOA / homeowners. 313 

49. Prior to submittal of electrical plans to Clark Public Utilities, the preliminary 314 
electrical plans for streetlights, transformers, J-boxes, etc., which are prepared by 315 
others, are to be submitted to the city for review and approval. 316 

[Storm Facility Landscaping] 317 
50. The applicant shall be required to provide either a minimum 42-inch-high fence to be 318 

installed around the perimeter of Tract F or provide locking lids for the access risers. 319 
The applicant should work with staff to provide an acceptable fencing design. The 320 
fence could be chain link, split rail, or other acceptable fencing. with a minimum 16- 321 
foot-wide double gate to allow for inspections and maintenance accessibility. 322 

[Traffic Impact Analysis (TIA)] 323 
51. The sight-distance triangles are to be included on the street improvement plans and 324 

the landscape plans. 325 

Prior to Land-Disturbing Activities: 326 
Planning: 327 

52. Temporary construction fencing is required that clearly marks critical area buffers 328 
(i.e., Oregon White Oak driplines) in the field and fencing shall remain throughout 329 
permitted construction activities. 330 

Engineering: 331 

53. Prior to any land-disturbing activities the applicant shall submit the required SWPPP, 332 
per MR #2 of the preliminary TIR. 333 

54. Prior to any land-disturbing activities, an electronic copy of Ecology’s NPDES 334 
GCSWP permit, an electronic copy of the SWPPP, and the financial security for 335 
erosion and sediment control are to be submitted to the city. 336 

55. Prior to any land-disturbing activities, which includes tree cutting, clearing, and 337 
grading, an approved set of final engineering plans, including the erosion prevention 338 
and sediment control measures is required to be submitted to the City. 339 

Prior to Final Plat Approval: 340 
Planning: 341 

56. The rear yard setback for lots 22-29 and 49-56 shall be updated to 25 feet. 342 

57. The setbacks shall be updated on lots 1-19 and 57-77 to have a maximum front yard 343 
setback of 10 feet or be at the water easement, whichever is greater, along NW Camas 344 
Meadows Drive and a minimum 25-foot rear yard setback along the alley. 345 

Engineering: 346 
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58. A note should be added to the final plat stating that: 347 
a. Tract A, Tract B, Tract H, and Tract J, private roads, consist of a utility access 348 

and maintenance easement, conveyed to the city, over and under the water 349 
main located in the private roads. 350 

59. The following notes should be added to the final plat stating: 351 
a. Tracts A, B, C, E, H, and J: The stormwater systems located within these 352 

tracts are to be owned and maintained by the homeowners and/or 353 
Homeowners’ Association (HOA) at the end of the two-year warranty period, 354 
which expires two-years after final acceptance. 355 

b. Tract F: The stormwater facilities located in Tract F are to be owned by the 356 
homeowners and/or Homeowners’ Association (HOA). Per CMC 357 
14.02.090.A.1 Tract F will be maintained by the developer during the two- 358 
year warranty period that starts at issuance of final acceptance. Per CMC 359 
14.02.090.A.2 at completion of two-year warranty period, maintenance will be 360 
the responsibility of the homeowners and/or Homeowners’ Association 361 
(HOA). 362 

c. Right-of-entry is to be granted to the city for inspection purposes of the 363 
stormwater facilities located in Tract F. 364 

d. Any private rear or side yard drainage systems are to be owned and 365 
maintained by the HOA or the applicable Lot owners upon which the private 366 
stormwater systems/easements are located. 367 

60. The following notes should be added to the final plat: 368 
a. A utility access and maintenance easement over and under the gravity sanitary 369 

sewer mains, located in Tracts A, B, H, and J, is to be granted to the city. 370 

b. The community STEP tanks, located in Tracts C, G, and J, from the cleanouts 371 
to the tanks and from the Community STEP tanks to the cleanouts at the right- 372 
of-way, are to be owned and maintained by the homeowners and/or 373 
Homeowners’ Association (HOA) with right-of-entry granted to the city 374 
inspection purposes. 375 

c. A utility easement is to be granted to the city for the purpose of inspections, 376 
maintenance, and pumping of each individual STEP tank installed with the 377 
single-family detached dwelling units. 378 

61. The future public roads: NW 75th Avenue, NW 77th Avenue, NW 78th Avenue, and 379 
NW A Drive, which consist of a 52-foot right-of-way width, a 28-foot-wide paved 380 
street width, five-foot-wide sidewalks on both sides, and 4.5 to 7.5-foot-wide planter 381 
strips on both sides are to be dedicated to the City of Camas with final plat approval. 382 

62. The private roads and parking lots provided for the benefit and access to Lots 1-21, 383 
and Lots 57-77 should be placed in Tracts to be owned and maintained by the 384 
homeowners and/or the homeowners association (HOA). 385 

63. All the necessary dedications and easements should be noted on the final plat. 386 

64. The sight-distance triangles are to be included on the final plat. 387 

Prior to Final Acceptance: 388 
Planning: 389 
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65. Permanent signs and fencing shall be installed at the edge of the critical area buffers 390 
per CMC 16.51.210.B and C. Sign and fencing specifications shall be submitted to 391 
the City for review and approval prior to installation. 392 

66. A mitigation bond shall be posted in an amount deemed acceptable by the city to 393 
ensure the oak mitigation is fully functional per CMC 16.51.250. 394 

67. Irrigation and landscaping shall be installed or bonded prior to final acceptance per 395 
CMC 17.19.030.F.3. 396 

Engineering: 397 

68. The applicant shall install the ‘No Parking and Towing’ signs on private 398 
road Tract E, which provides access to future Lots 20, 21 and 30. 399 

69. The applicant should be required to pay the proportionate share amount of $_______ 400 
for Phases 1 and 2 to the City of Vancouver, as identified in the Section 30 Subarea 401 
Traffic Study table provided by the City of Vancouver. The applicant is to provide 402 
Camas staff with documentation of payment of said proportionate share amounts. 403 

70. Prior to final acceptance, the applicant shall remove all temporary erosion prevention 404 
and sediment control measures from the site at completion of all site improvements, 405 
which includes stabilization of all disturbed soil, prior to issuance of Final 406 
Acceptance from CDEV Engineering. 407 

71. Prior to final acceptance, final as-built construction drawing submittals shall meet the 408 
requirements of the Camas Design Standards Manual (CDSM). 409 

a. As-builts are to be submitted in both PDF and in either AutoCAD or Carlson 410 
formats. 411 

b. The original approved and signed by the city engineering cover sheet is to be 412 
included with the as-builts. 413 

c. The as-builts are to be a complete set of plans, including detail sheets. 414 

72. Prior to final acceptance the two-year warranty maintenance bond is to be submitted 415 
in accordance with CMC 17.21.070.A Upon final acceptance of the development 416 
improvements a two-year (2) warranty bond commences. 417 

Prior to Building Permit Approval: 418 
Engineering: 419 

73. The single-family building permit applications are to include information regarding 420 
connection of roof drain downspouts and footing drains/crawl space drains to either 421 
the stormwater laterals or rear yard stormwater systems as shown on the final 422 
engineering stormwater plans. 423 

Prior to Final Occupancy: 424 
Planning: 425 

74. Street trees adjacent to lots should be installed prior to final occupancy or bonded for 426 
per CMC 17.19.030.F.4. 427 

------------------------------------------------------------------------------------------------------- 428 
Special Conditions of Approval (SPRV23-01): 429 

Prior to Final Engineering Plan Submittal: 430 
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Engineering: 431 

[Traffic Impact Analysis (TIA)]: 432 
75. The applicant shall revise and resubmit the March 2023 TIA, with updates using a 433 

LUC for Pass-By-Trips that more closely resembles the proposed use for the 434 
Commercial Development. Staff would support the LUC 932 High-Turnover, Sit- 435 
Down Restaurant. 436 

76. The applicant shall submit an addendum to the March 22, 2023, TIA separating the 437 
single-family residential number of trips versus the commercial number of trips to 438 
allow for separate payment to the City of Vancouver of the proportionate share costs 439 
based on the phased uses: Phase 3, commercial. 440 

77. The applicant shall submit an update to the March 22, 2023, TIA providing trip 441 
distributions through all of the proportionate share intersections identified in the 442 
Section 30 Subarea Traffic Study table provided by City of Vancouver. 443 

Prior to Final Engineering Plan Approval: 444 
Planning: 445 

78. A final landscape, tree, and vegetation plan consistent with the landscaping standards 446 
in CMC Chapter 18.13 should be submitted to the City for review and approval. 447 

a. Street trees utilized will need to be per the approved City’s Tree list and per 448 
the Camas Design Manual planting specifications and landscape notes. For 449 
plants not on the approved City list, a characteristic card should be submitted 450 
to the City for review and approval. 451 

b. Wheel stops should be used adjacent to planter areas to protect landscaping 452 
from car overhangs per CMC 18.13.060.F. 453 

c. Required landscaping shall be comprised of a minimum of sixty 454 
percent native vegetation (or adapted to northwest climate), or drought- 455 
tolerant vegetation, and fifty percent evergreen per CMC 18.13.050.C.1. 456 

d. All off-street parking areas are to be landscaped at all perimeters to include 457 
enough low shrubs to form a continuous screen that is opaque year-round. 458 

e. CMC 17.19.030.F.1 requires one two-inch diameter street tree every 30 linear 459 
feet. 460 

f. The landscape plan shall be updated to provide a five-foot L2 buffer along the 461 
commercial building’s southern side facing NW Camas Meadows Drive. 462 

g. Landscape irrigation shall be shown or noted as required to be design-build by 463 
the landscape contractor on the final engineering plans. Landscape meter 464 
locations and meter sizes are to be shown on the landscape plans and water 465 
utility plans. The tree plan report shall be followed. 466 

79. Any landscape, parking lot, or building lighting should be directed, hooded, or 467 
shielded away from surrounding properties. 468 

80. Bike parking shall be added near the commercial building and shall be shown on the 469 
final engineering plans. 470 

81. Prior to engineering plan approval the applicant shall submit a final mitigation plan 471 
per CMC 16.51.180 that meets the WDFW requirements. 472 
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82. Detailed construction drawings per CMC 16.53.050.E.3 of the on and off-site oak 473 
mitigation shall be submitted to the City for review and approval. 474 

83. The applicant shall submit an updated geotechnical report conducted by a qualified 475 
professional that includes geotechnical evaluations, assessments, impacts, and 476 
recommendations CMC 16.59.060. 477 

84. Retaining walls shall comply with CMC 18.17.060. 478 

Engineering: 479 

Roads 480 
[Private Roads]: 481 
85. As shown on the preliminary site plans the vehicular access within the parking lot 482 

meets the minimum standards as required per Table 1, Note 2.c. 483 

[Refuse and Recycling]: 484 
86. The applicant shall confirm with the service providers for refuse/recycling that the 485 

enclosure sizing and location on site is accessible. 486 

Sanitary 487 
87. The applicant shall be required to submit sanitary sewer utility plans with the 488 

following revisions to the private onsite sanitary sewer system: 489 
a. The proposed STEP tank, located within paved surface, is to be designed with 490 

traffic rated access lids and risers. 491 
b. The applicant is responsible for sizing the STEP tank for future use. 492 

Specifications, design, and calculations for sizing the STEP tank are to be 493 
submitted to the city review and approval prior to installation. 494 

88. A note is to be added to the sanitary sewer utility plans stating, “All components of 495 
the onsite private sanitary sewer system, including the STEP tank shall be privately 496 
owned and maintained by the property owners, with a right-of-entry granted to the 497 
city for inspection purposes.” 498 

Storm Sewer 499 
89. A note should be added to the stormwater plans stating: “All components of the onsite 500 

stormwater system shall be owned and maintained by the applicant/property owner, 501 
with right-of-entry granted to the city for inspections purposes.” 502 

Water 503 
[Onsite Private Water System] 504 
90. The applicant shall submit revised onsite water utility plans for review and approval 505 

with the following changes: 506 
a. A minimum 6-inch domestic water line to serve the proposed commercial 507 

building and the onsite fire hydrant. 508 

b. The proposed size of the domestic water meter. 509 

c. An above-ground reduced pressure backflow assembly (RPBA), which is to 510 
be located behind the water meter and is to be accessible for inspections and 511 
testing. 512 

91. The water utility plans, and the landscape plans are to be revised with the location 513 
and size of the irrigation meter and backflow prevention device shown. 514 
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92. The applicant shall submit revised water utility plans with the FDC located within 75- 515 
feet of the onsite fire hydrant. 516 

93. The applicant shall submit water utility plans with the following revisions to the fire 517 
line water system: 518 

a. A note is to be added to the water utility plans stating, “All components of the 519 
onsite private water system and fire line, including FDCs and fire hydrants 520 
shall be privately owned and maintained by the property owners with right-of- 521 
entry granted to the city for inspection purposes.” 522 

b. A note is to be added to the water utility plans stating that “all private fire 523 
hydrants are to be ordered direct from the factory and factory painted powder 524 
coated red.” 525 

Erosion Control 526 
94. The applicant shall submit a complete set of Erosion Sediment Control (ESC) plans, 527 

as a part of the site improvement plans for review and approval. 528 

Prior to Land-Disturbing Activities: 529 
Planning: 530 

95. Temporary construction fencing that clearly marks in the field critical area buffers 531 
(i.e., Oregon White Oak driplines) shall be installed prior to construction and shall 532 
remain throughout permitted construction activities. 533 

Engineering: 534 

96. Prior to any land-disturbing activities, an electronic copy of Ecology’s NPDES 535 
GCSWP permit, an electronic copy of the SWPPP, and the financial security for 536 
erosion and sediment control are to be submitted to the city. 537 

97. Prior to any land-disturbing activities, which includes tree cutting, clearing, and 538 
grading, an approved set of final engineering plans, including the erosion prevention 539 
and sediment control measures is required. 540 

Prior to Final Acceptance: 541 
Planning: 542 

98. Permanent signs and fencing shall be installed at the edge of the critical area buffers 543 
per CMC 16.51.210.B and C. Sign and fencing specifications shall be submitted to 544 
the City for review and approval prior to installation. 545 

99. A mitigation bond shall be posted in an amount deemed acceptable by the city to 546 
ensure the oak mitigation is fully functional per CMC 16.51.250. 547 

100. Irrigation and landscaping shall be installed or bonded prior to final acceptance per 548 
CMC 17.19.030.F.3. 549 

Engineering: 550 

101. Prior to final acceptance, the applicant shall remove all temporary erosion prevention 551 
and sediment control measures from the site at completion of all site improvements, 552 
which includes stabilization of all disturbed soil, prior to issuance of Final 553 
Acceptance from CDEV Engineering. 554 

102. Prior to final acceptance, final as-built construction drawing submittals shall meet 555 
the requirements of the Camas Design Standards Manual (CDSM). 556 
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a. As-builts are to be submitted in both PDF and in either AutoCAD or Carlson 557 
formats. 558 

b. The original approved and signed by the city engineering cover sheet is to be 559 
included with the as-builts. 560 

c. The as-builts are to be a complete set of plans, including detail sheets. 561 

103. Prior to final acceptance the two-year warranty maintenance bond is to be submitted 562 
in accordance with CMC 17.21.070.A Upon final acceptance of the development 563 
improvements a two-year (2) warranty bond commences. 564 

Prior to Building Permit Approval: 565 
Engineering: 566 

104. The applicant for the commercial phase, Phase 3, shall be required to pay the 567 
proportionate share amount of $_______ to the City of Vancouver. The applicant is to 568 
provide Camas staff with documentation of payment of said proportionate share 569 
amount for Phase 3. 570 

Prior to Final Occupancy: 571 
Planning: 572 

105. Street trees adjacent to lots should be installed prior to final occupancy or bonded for 573 
per CMC 17.19.030.F.4. 574 

 575 

Proposed Plat Notes for SUB23-01 Only 576 

1. A homeowner’s association (HOA) will be required for this development. 577 
Copies of the CC&Rs shall be submitted and on file with the City of Camas. 578 

2. Building permits will not be issued by the Building Department until all 579 
subdivision improvements are completed and Final Acceptance has been 580 
issued by the City. 581 

3. The lots in this subdivision are subject to traffic impact fees, school impact 582 
fees, fire impact fees, and park/open space impact fees. Each new dwelling will 583 
be subject to the payment of appropriate impact fees at the time of building 584 
permit issuance. 585 

4. The maximum lot coverage for a one-story building is 60% and the maximum 586 
lot coverage for a two story or more is 50%. 587 

5. Critical areas and associated buffers shall be maintained in their natural state as 588 
described in the Final Wetland Mitigation Plan (Note: add date after approval) 589 
that is recorded with this plat by the HOA. Any modifications to critical areas 590 
and buffers must be approved in writing by the city after submittal of a revised 591 
critical area report. 592 

6. Tree topping is not permitted within this development, nor removal of more 593 
than 20 percent of a tree’s canopy. Trees that are determined to be hazardous 594 
by a licensed arborist may be removed after approval by the City. Required 595 
street trees shall be promptly replaced with an approved species. 596 

7. In the event any item of archaeological interest is uncovered during the course 597 
of a permitted ground disturbing action or activity, all ground disturbing 598 
activities shall immediately cease, and the applicant shall notify the City and 599 
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INNOVATIVE PROPERTY GROUP LLC
2027 NW SIERRA LN
CAMAS, WA 98607

ELDA WA MEADOWS LLC
1505 NE VILLAGE ST
FAIRVIEW, OR 97024

EAST VANCOUVER OWNER LLC
1821 DOCK ST SUITE 100
TACOMA, WA 98402

LOFTS AT CAMAS MEADOWS PHASE I
LLC
2370 E 3RD LOOP STE 100
VANCOUVER, WA 98661

FAR FROM PAR LLC
504 NE 5TH AVE
CAMAS, WA 98607

FAR FROM PAR LLC
504 NE 5TH AVE
CAMAS, WA 98607

CM#3 LLC
4857 NW LAKE ROAD, SUITE 320
CAMAS, WA 98607

LOFTS AT CAMAS MEADOWS PHASE I
LLC
2370 E 3RD LOOP STE 100
VANCOUVER, WA 98661

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

LOFTS AT CAMAS MEADOWS PHASE
II LLC
2370 E 3RD LP STE 100
VANCOUVER, WA 98661

LOFTS AT CAMAS MEADOWS PHASE
II LLC
2370 E 3RD LP STE 100
VANCOUVER, WA 98661

VANPORT MANUFACTURING INC &
HERTRICH ADOLF
PO BOX 97
BORING, OR 97009

VANPORT MANUFACTURING INC &
HERTRICH ADOLF
PO BOX 97
BORING, OR 97009

BLT CLUB LLC
6733 NW LONGBOW LANE
CAMAS, WA 98603

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

CM #567 LLC
915 W 11TH ST
VANCOUVER, WA 98660

CM #567 LLC
915 W 11TH ST
VANCOUVER, WA 98660

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607

PLEXSYS INTERFACE PRODUCTS INC
4900 NW CAMAS MEADOWS DR
CAMAS, WA 98607

CM#3 LLC
4857 NW LAKE ROAD, SUITE 320
CAMAS, WA 98607

CAMAS MEADOWS HOLE 9 LLC
4660 NE 77TH AVE STE 200
VANCOUVER, WA 98662

COUNTY PROPERTIES EAST LLC
4857 NW LAKE RD #320
CAMAS, WA 98607
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Published in the Post Record on May 23, 2024   Legal Publication # 910140 

Posted at Camas City Hall, Camas Library, City of Camas web site at: http://www.cityofcamas.us   

Mailed to property owners within 300-feet on May 22, 2024 
 

 
 
 
 

 
N o t i c e  o f  A p p l i c a t i o n  a n d  P u b l i c  H e a r i n g  

Camas Meadows Hole 9 Ph 1 Mixed Use Development  
(File No. MAJVAR24-01) 

 

NOTICE IS HEREBY GIVEN that a Major Variance application for the “Camas Meadows Hole 9 Mixed Use 

Development” to change the setbacks was received on 2/27/2024, by Stacey Shields, and deemed 

technically complete on 3/18/2024.   

LOCATION: The subject site consists of seven parcels and is ±13.81 acres in size. The site is addressed as 

4711, 4615, 4555 and 4525 Unit A & Unit B, NW Camas Meadows Drive, Camas, WA 98607. The property 

is identified as Clark County Parcel Numbers 175980000, 172973000, 172963000, 986035734, 986035733, 

172970000, and 986026906 of the northeast, northwest and southwest ¼ of Section 28 and 29, Township 

2 North, Range 3 East, Willamette Meridian. The site is zoned Mixed Use (MX) and is currently vacant with 

no structures on site. 

SCHEDULED PUBLIC HEARING: A virtual and in-person public hearing will be held before the city’s hearings 

examiner on July 9, 2024 at 4 pm.  Instructions and a link to participate will be available on the agenda 

page of the city’s website at least seven days prior to the meeting.  The agenda is located at the following 

link: www.cityofcamas.us/yourgovernment/minuteagendavideo 

APPLICATION MATERIALS: The Camas Meadows Hole 9 Ph 1 Mixed Use Development application included 

the following: narrative, site plan, residential lots map, title report, and other required submittal 

documents.  These documents are available for review at the Community Development Department (616 

NE 4th Ave., Camas, WA) during regular business hours Monday – Friday 8 am-5 pm. 

PARTICIPATE:   All citizens are entitled to have equal access to the services, benefits, and programs of the 

City of Camas.  Please contact the City Clerk at (360) 834-6864 for special accommodation if needed.  The 

city will provide translators for non-English speaking persons who request assistance at least three 

working days prior to a public meeting.  

Public comments and questions are encouraged, and there are several opportunities available to 

interested citizens.  It is preferable that written comments be received five days prior to the public hearing, 

in order to be available with the online agenda and materials.  Comments can also be accepted during the 

public hearing.  The public hearing will follow the quasi-judicial process described within Camas Municipal 

Code §18.55.180.  Comments related to this development may be submitted as follows: (1) In person by 

testifying at the public hearing; (2) by regular mail to Planning Division staff, Madeline Sutherland,  

Planner, at the Camas City Hall, 616 NE 4th Avenue, Camas, WA 98607; (3) by email to: 

communitydevelopment@cityofcamas.us; or (4) by phone (360) 817-7237.  For questions related to this 

application, please contact Madeline Sutherland Planner, at (360) 817-1568 or 

communitydevelopment@cityofcamas.us.  
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Vicinity Map for Camas Meadows Hole 9 Ph 1 (MAJVAR24-01) 
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July 9, 2024 
Camas Community Development 
Attn: Madeline Southerland 
616 NE 4th Avenue 
Camas, WA 98607 
 
RE: Staff Report Response 
 

Below is a list of comments and requested revisions regarding the Type III Staff Report for the Camas 
Meadows Hole 9 Major Variance (MAJVAR24-01), dated July 3, 2024. 
 
Findings 

Page 3, Second Paragraph – CMC 18.45.040.B.2 
Staff is in support of increasing the front yard setback if a condition is added that the garage must be set 
back a minimum of 18-feet for the single-family detached Lots 20 22-56. An 18-foot setback allows for a 
vehicle to park in the driveway and not block the sidewalk. 
 
Request: Revise the finding as shown above. This revision includes all detached single-family lots in the 

finding and provides consistency with the associated Condition 5. 
 

Conditions of Approval 

Page 5, Condition 5 
The garage setback for the single-family detached lots (lots 20-56 21, 30-48) must be a minimum of 18-
feet to the face of the garage. 
 
Request: Revise the condition as shown above. This revision includes all detached single-family lots in the 

condition and provides consistency with the associated finding. 
 
Sincerely, 
AKS ENGINEERING & FORESTRY, LLC 

 
Michael Andreotti 
9600 NE 126th Avenue, Suite #2520, Vancouver, WA 98682 
(360) 882-0419 | andreottim@aks-eng.com 
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Madeline Sutherland

From: Michael Andreotti <andreottim@aks-eng.com>

Sent: Tuesday, July 9, 2024 1:44 PM

To: Madeline Sutherland

Cc: Steve C. Morasch; Vancouver Project Coordinators

Subject: RE: MAJVAR24-01 Staff Report Comments

WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open 
attachments unless you recognize the sender and are expecting the content. If you recognize the sender as a city 
employee and you see this message this email is a phishing email. If you are unsure, click the Phish Alert button 
to redirect the email for ITD review. 

 
Thanks, Madeline. That condition looks good. 
 
Michael Andreotti, RLA 
Land Use Planner 
AKS ENGINEERING & FORESTRY, LLC 
P: 360.882.0419 Ext. 316 | www.aks-eng.com | andreottim@aks-eng.com  

 

From: Madeline Sutherland <MSutherland@cityofcamas.us>  
Sent: Tuesday, July 9, 2024 1:38 PM 
To: Michael Andreotti <andreottim@aks-eng.com> 
Cc: Steve C. Morasch <stevem@landerholm.com>; Vancouver Project Coordinators <vancouverpcs@aks-eng.com> 
Subject: RE: MAJVAR24-01 Staff Report Comments 

 
Thanks for the explanation. I was not aware that there was a discussion to change the rear loaded to 
front loaded. Sta� is in agreement with the proposed changes as long as it only applies to garages at the 
front of the lots. The 25-foot rear yard setback along the alleys remains the same whether or not the 
garage is at the rear.  
 
To clarify this, sta� will recommend the revision below to the examiner:  
 
Page 5, Condition 5: The front yard garage setback for the single-family detached lots (lots 20-56 21, 30-
48) must be a minimum of 18- feet to the face of the garage. 
 
Thanks,  
   

Madeline Sutherland, AICP 
Planner 
Desk 360-817-7237 

Cell 360-326-5524 

www.cityofcamas.us | msutherland@cityofcamas.us
 

 
The City of Camas has gone digital! Apply for permits online through our new Civic Access Portal at 
www.cityofcamas.us/permits.  
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From: Michael Andreotti <andreottim@aks-eng.com>  
Sent: Tuesday, July 9, 2024 1:06 PM 
To: Madeline Sutherland <MSutherland@cityofcamas.us> 
Cc: Steve C. Morasch <stevem@landerholm.com>; Vancouver Project Coordinators <vancouverpcs@aks-eng.com> 
Subject: RE: MAJVAR24-01 Staff Report Comments 

 

WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open 
attachments unless you recognize the sender and are expecting the content. If you recognize the sender as a city 
employee and you see this message this email is a phishing email. If you are unsure, click the Phish Alert button 
to redirect the email for ITD review. 

 
Madeline –  
 
These were initially anticipated to be rear loaded, but during the final engineering process and in 
discussion with potential buyers it was determined these may be better as front load lots due to the 
grades necessary for the townhome lots and the alley. If the condition includes all these lots, then they 
have the option to be either front load or rear load and the City would have the requirement to set a 
garage back 18-feet from the front. 
 
Thanks, 
 
 
Michael Andreotti, RLA 
Land Use Planner 
AKS ENGINEERING & FORESTRY, LLC 
P: 360.882.0419 Ext. 316 | www.aks-eng.com | andreottim@aks-eng.com  

 

From: Madeline Sutherland <MSutherland@cityofcamas.us>  
Sent: Tuesday, July 9, 2024 8:57 AM 
To: Michael Andreotti <andreottim@aks-eng.com> 
Cc: Steve C. Morasch <stevem@landerholm.com>; Vancouver Project Coordinators <vancouverpcs@aks-eng.com> 
Subject: RE: MAJVAR24-01 Staff Report Comments 

 
Proceed with caution: This email hails from an external source. Unverified emails may lead to phishing attacks or malware infiltration. Always exercise 
due diligence.  
 
Micheal, 
 
Sta� did not include lots 22-29 and 49-56 because they are rear alley-loaded, therefore the garage will 
comply with the rear yard setback of 25 ft.  The condition only relates to the front yard because the 
request is to change the front yard setback from 10 ft to 15 ft. I did not see a request in the narrative 
requesting the reduction of the rear yard setbacks. Let me know if I am not understanding the letter 
correctly.  
 
Regards,  
   

Madeline Sutherland, AICP 
Planner 
Desk 360-817-7237 
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Cell 360-326-5524 

www.cityofcamas.us | msutherland@cityofcamas.us
 

 
The City of Camas has gone digital! Apply for permits online through our new Civic Access Portal at 
www.cityofcamas.us/permits.  

 

From: Michael Andreotti <andreottim@aks-eng.com>  
Sent: Tuesday, July 9, 2024 8:37 AM 
To: Madeline Sutherland <MSutherland@cityofcamas.us> 
Cc: Steve C. Morasch <stevem@landerholm.com>; Vancouver Project Coordinators <vancouverpcs@aks-eng.com> 
Subject: MAJVAR24-01 Staff Report Comments 

 

WARNING: This message originated outside the City of Camas Mail system. DO NOT CLICK on links or open 
attachments unless you recognize the sender and are expecting the content. If you recognize the sender as a city 
employee and you see this message this email is a phishing email. If you are unsure, click the Phish Alert button 
to redirect the email for ITD review. 

 
Madeline –  
 
We have reviewed the sta� report and I have attached a letter with a couple of requested changes for 
clarity. 
 
Please let me know if you have any questions or concerns with the requested changes. 
 
Thanks, 
 
Michael Andreotti, RLA 
Land Use Planner 

 
AKS ENGINEERING & FORESTRY, LLC 
Physical: 9600 NE 126th Avenue, Suite 2520 | Vancouver, WA 98682 
Mailing: 13504 NE 84th Street, Suite 103-295 | Vancouver, WA 98682 
P: 360.882.0419 Ext. 316 | www.aks-eng.com | andreottim@aks-eng.com 
O�ices in: Bend, OR | Keizer, OR | The Dalles, OR | Tualatin, OR | Kennewick, WA | Vancouver, WA | White Salmon, WA 

 
 
 
NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to 
this e-mail account may be a public record. Accordingly, this e-mail, in whole or in part may be subject to 
disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an 
external party.  
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Camas Meadows Hole 9 Mixed Use Development 

(MAJVAR24-01) 
Index of Exhibits   

 

 

Exhibit 

No. 

Title/Description Document 

Date 

1 Application Form and Receipt 2/27/24 

2 Narrative 1st Submittal 2/20/24 

3 Narrative 2nd Submittal 4/25/24 

4 Development Sign Posted  

5 Development Sign with Hearing Date  

6 Original Plans 8/3/23 

7 Preliminary Site Plan  

8 Proposed Development Plans 1/19/24 

9 Major Modification Update Plans 4/23/24 

10 Residential Lots Map  

11 Title Report  

12 Pre-Application Waiver Confirmation 1/19/24 

13 Technically Complete Letter 3/18/24 

14 Mailing Labels 1/16/24 

15 Notice of Application and Public Hearing 5/23/24 

16 Final Order 9/21/23 

17 Affidavit of Mailing Notice of Application and Public 

Hearing 

5/23/24 

18 Applicant Response to Staff Report 7/9/24 

19 Staff Response with Updated Condition 7/9/24 
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