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Shoreline Management Review Committee Meeting 

Agenda 

Tuesday, March 02, 2021, 4:00 PM 

REMOTE PARTICIPATION 

 

NOTE: The City welcomes public meeting citizen participation. TTY Relay Service: 711. In compliance with the ADA, 

if you need special assistance to participate in a meeting, contact the City Clerk’s office at (360) 834-6864, 72 hours 

prior to the meeting to  enable the City to make reasonable accommodations to ensure accessibility (28 CFR 35.102-

35.104 ADA Title 1.). 

 

Participate in this virtual Meeting with the online ZOOM application and/or by phone. 

OPTION 1 -- Join the virtual meeting from any device: 

    1. First-time ZOOM users, go to www.zoom.us 
           - To download the free ZOOM Cloud Meetings app for your device 
           - Or, click the Join Meeting link in the top right corner and paste 
- https://zoom.us/j/91285606655 
    2. From any device click the meeting link 
    3. Enter your email and name, and then join webinar. 
    4. Wait for host to start the meeting. 

OPTION 2 -- Join the virtual meeting from your phone (audio only): 

    1. Dial 877-853-5257 
    2. When prompted, enter meeting ID  #91285606655, and then ### 
 

CALL TO ORDER 

INTRODUCTIONS /  ROLL CALL 

MEETING ITEM 

1. Haley Short Plat (SHOR19-02) 

Presenter: Lauren Hollenbeck, Senior Planner 

ADJOURNMENT 
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STAFF REPORT  

HALEY SHORT PLAT (SHOR19-02) 
SHORELINE SUBSTANTIAL DEVELOPMENT PERMIT, SHORT PLAT, CRITICAL AREAS REVIEW, 
SEPA, ARCHAEOLOGICAL REVIEW  

Consolidated File Nos. SP19-01, CA19-01, ARCH19-03 
Related File no. SEPA 19-12 

PUBLIC MEETING DATE:   MARCH 2, 2021 
             

To: Shoreline Management Review 
Committee                                

Applicant:  Planning Solutions 
                     Chris Baumann 
                     PO Box 61406 
                     Vancouver, WA 98666 

Proposal:    To subdivide 1.46-acres into 2 lots for single-family residences 

Location: The project site is located at 4550 SW 5th Avenue in Camas, Washington. Parcel # 
127155-000 within the SE ¼ of Section 8, Township 1 North, Range 3 East of the 
Willamette Meridian.  

Public 
Notices:  

The city mailed notices of application to neighboring properties within 300-feet of the 
subject site on July 4, 2019. The city issued a SEPA Determination of Non-significance 
(file# SEPA 19-12) on June 26, 2019, and the comment period ended on July 11, 2019. 
No SEPA appeals were submitted.  
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Applicable Law 
The application was deemed complete on June 3, 2019, and the applicable codes are those codes that 
were in effect on the date of the application, to include Camas Municipal Code (CMC) Titles 16, 17 and 
18; the Camas Shoreline Master Program (Ord. 15-007) consolidated with Critical Area Review within 
Appendix C (SMP); and the Shoreline Management Act (RCW 90-58) (WAC 173-27). Note: Camas 
Shoreline Master Program (SMP) and the Camas Municipal Code (CMC) citations are in italics 
throughout this report.  

History 
The subject property was short platted in 1998 when the property was located in Clark County 
jurisdiction. Prior to the 1998 short plat, a Concomitant Rezone Agreement and Covenant Running with 
the Land was recorded in 1993 with a required condition that a note is placed on the final plat that “no 
further divisions of these lots shall be proposed” (See Exhibit 24). Following the 1998 short plat, land 
covenants were recorded on the property including 1) an Agreement and Covenant Running With The 
Land, recorded in 2009 (See Exhibit 23), concerning the uses in the existing residence at 4420 SW 5th 
Avenue and 2) a Conservation Covenant, recorded in 2010 (See Exhibit 22), for the required habitat 
mitigation associated with the 1998 short plat. Subsequently, the property was annexed into the City of 
Camas jurisdiction in 2016 and the property boundary lines between 4550 & 4420 SW 5th Avenue were 
adjusted and recorded in 2019 (See Exhibit 15).  

Proposal summary 
Application has been made to the City of Camas for preliminary plat approval for a 2-lot short plat 
located off of SW 5th Avenue in the R-15 single-family residential zone. The preliminary short plat 
approval would create one new lot that will be short platted from the existing 1.46-acre parcel located 
off of SW 5th Avenue in the R-15 single-family residential zone. The existing property contains a single-
family residence that is proposed to remain on one lot (proposed Lot 2) and the vacant lot is planned for 
a single-family residential structure (proposed Lot 1). The future home will be accessed off of SW 5th 
Avenue, a private road, to the north. 

Single-family residential homes also zoned R-15 are located east and west of the site. SW 5th Avenue 
abuts the site to the north while the Columbia River abuts the site to the south. The site’s topography 
generally slopes from the north to the south, while the middle portion of the site is a relatively flat 
bench. Vegetation on site includes mostly grass with some trees close to the river.  

The project site also lies within the regulated shoreline of the Columbia River. The Camas Shoreline 
Master Program (SMP) classifies the shorelines of the property as “Aquatic” and “Medium Intensity”. 
The subdivision of land requires a Shoreline Substantial Development permit as the total cost of the 
development exceeds $6,416.00 or as adjusted by the State Office of Financial Management per SMP 
section 2.3.2.1. Residential uses are permitted within the “Medium Intensity” shoreline environment 
and require a 35-foot setback from the OHWM. The proposed residence is located outside of this 
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required setback approximately 75-feet from the OHWM of the Columbia River. The accessory utilities 
that will serve the proposed residence are considered part of the primary use. No work is proposed 
within the “Aquatic” shoreline environment designation.  

The development is subject to review and approval of the following permits: Shoreline Substantial 
Development Permit, Critical Area permits, SEPA review, Archaeological review and Preliminary Short 
Plat review. The staff report includes the criteria for review for all of these permit types.  

SMP Standards for Evaluation 
Shoreline Substantial Development Permits must be consistent with the approved Shoreline Master 
Program (SMP) element goals, objectives, and general policies of the designated environment; policy 
statements for shoreline use activities; and with use activity regulations.   

Master Program Goals and Policies (Chapter 3)  
At page 3-1 of the SMP, the general goals of the program are to use the full potential of the shorelines in 
accordance with the surrounding areas, the natural resource values, and the unique aesthetic qualities; 
and develop an ordered and diversified physical environment that integrates water and shoreline uses 
while achieving a net gain of ecological function. Primarily, the short plat supports the following 
shoreline goals: 

SMP, Section 3.10 Shoreline Use and Development “The goal for shoreline use and development is to 
balance the preservation and development of shorelines in a manner that allows for mutually compatible 
uses. Resulting in land use patterns will be compatible with shoreline designations and sensitive to and 
compatible with ecological systems and other shoreline resources. To help with this balance, shoreline 
and water areas with unique attributes for specific long term uses such as commercial, residential, 
industrial, water, wildlife, fisheries, recreational and open space shall be identified and reserved.” 

SMP, Section 3.13 Water Quality and Quantity “The goal for water quality and quantity is to protect and 
enhance the quality and quantity of the region’s water resources to ensure there is a safe, clean water 
for the public’s needs and enjoyment; and protect wildlife habitat.”   

FINDING: Staff finds that the project is consistent with the general policies of Chapter 3, given 
that the short plat provides an ecological benefit to the shoreline through water quality 
protection and is designed to not adversely impact shoreline ecological functions.  

Medium Intensity Shoreline Designation (Chapter 4)  
The management policies of the Medium Intensity Shoreline Designation at SMP Section 4.3.4.4 are as 
follows: 

1) The scale and intensity of new uses and development should be compatible with sustaining shoreline 
ecological functions and processes, and the existing residential character of the area.  

FINDING: The short plat is consistent with the density and dimensional standards for 
subdividing land in the R-15 single-family residential zone. The construction of a new 
residential structure is compatible with the existing residential character of the area and the 
vegetation enhancement areas will improve ecological functions and processes of the 
shoreline.  

2) Public access and joint use (rather than individual) of recreational facilities should be promoted.  
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FINDING: Recreational facilities are not proposed within this shoreline designation and 
therefore this criterion is not applicable.   

3) Access, utilities, and public services to serve the proposed development within shoreline should be 
constructed outside shorelines to the extent feasible, and the minimum necessary to adequately serve 
existing needs and planned future development.  

FINDING: The entire subject property is located within shoreline jurisdiction and therefore any 
development is the minimum necessary to adequately serve the needs of the residential 
structure.   

4) Public or private outdoor recreation facilities should be provided with proposals for subdivision 
development and encouraged with all shoreline development if compatible with the character of the 
area. Priority should be given first to water-dependent and then to water-enjoyment recreation 
facilities.  

FINDING: Public and private recreational facilities are not proposed with this short plat and 
therefore this criterion is not applicable.     

5) Commercial development should be limited to water-oriented uses. Non-water-oriented commercial 
uses should only be allowed as part of mixed-use developments where the primary use is residential 
and where there is a substantial public benefit with respect to the goals and policies of the Program 
such as providing public access or restoring degraded shorelines.  

FINDING: Commercial development is not proposed within this shoreline designation and 
therefore this criterion is not applicable.   

General Shoreline Use and Development Regulations (Chapter 5)  
The following general regulations of Chapter 5 Section 5.1 (beginning on page 5-1) are as follows:  
1.  Shoreline uses and developments that are water-dependent shall be given priority. 

FINDING: The development is not water-dependent and is located approximately 75-feet from 
the Columbia River, which will not interfere with other water-dependent uses.   

2. Shoreline uses and developments shall not cause impacts that require remedial action or loss of 
shoreline functions on other properties. 

FINDING: The proposed development will not affect shoreline functions on other properties or 
require remedial action as Best Management Practices (i.e. erosion control, etc.) will be 
implemented throughout project construction.  

3. Shoreline uses and developments shall be located and designed in a manner such that shoreline 
stabilization is not necessary at the time of development and will not be necessary in the future for the 
subject property or other nearby shoreline properties unless it can be demonstrated that stabilization is 
the only alternative to protecting public safety and existing primary structures. 

FINDING: The proposed development will not require shoreline stabilization at the time of the 
development or in the future. 

4. Land shall not be cleared, graded, filled, excavated or otherwise altered prior to issuance of the 
necessary permits and approvals for a proposed shoreline use or development to determine if 
environmental impacts have been avoided, minimized and mitigated to result in no net loss of ecological 
functions.  
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FINDING: The applicant has applied for proper permits, and has not requested to begin work 
prior to receiving approvals. 

5. Single family residential development shall be allowed on all shorelines except the Aquatic and Natural 
shoreline designation, and shall be located, designed and used in accordance with applicable policies and 
regulations of this Program.  

FINDING: The proposed single-family residential structure is to be located within the Medium 
Intensity shoreline designation and approximately 75-feet from the OHWM.   

6. Unless otherwise stated, no development shall be constructed, located, extended, modified, converted, 
or altered or land divided without full compliance with CMC Title 17 Land Development and CMC Title 18 
Zoning. 

FINDING: The proposed development requires compliance with the applicable regulations 
from CMC Title 17 Land Development and CMC Title 18 Zoning.   

7. On navigable waters or their beds, all uses and developments should be located and designed to: (a) 
minimize interference with surface navigation; (b) consider impacts to public views; and (c) allow for the 
safe, unobstructed passage of fish and wildlife, particularly species dependent on migration. 

FINDING: This criterion is not applicable as the proposed project is not on navigable waters or 
their beds. 

8. Hazardous materials shall be disposed of and other steps be taken to protect the ecological integrity of 
the shoreline area in accordance with the other policies and regulations of this Program as amended and 
all other applicable federal, state, and local statutes, codes, and ordinances. 

FINDING: The application does not propose the use of hazardous materials.   

9. In-water work shall be scheduled to protect biological productivity (including but not limited to fish 
runs, spawning, and benthic productivity). In-water work shall not occur in areas used for commercial 
fishing during a fishing season unless specifically addressed and mitigated for in the permit. 

FINDING: This criterion is not applicable as in-water work is not proposed.   

10. The applicant shall demonstrate all reasonable efforts have been taken to avoid, and where 
unavoidable, minimize and mitigate impacts such that no net loss of critical area and shoreline function 
is achieved. Applicants must comply with the provisions of Appendix C with a particular focus on 
mitigation sequencing per Appendix C, Section 16.51.160 Mitigation Sequencing.  Mitigation Plans must 
comply with the requirements of Appendix C, Section 16.51.170 Mitigation Plan Requirements, to 
achieve no net loss of ecological functions.  

FINDING: The application includes critical area reports for fish and wildlife habitat 
conservation areas and geologically hazardous areas with discussions of avoidance and 
minimization efforts. The applicant’s narrative includes a discussion of frequently flooded 
areas.  Further discussion is provided in Section 5.3 below.  

11. The effect of proposed in-stream structures on bank margin habitat, channel migration, and 
floodplain processes should be evaluated during permit review. 

FINDING:  This criterion is not applicable as no in-stream work is proposed.  

12. Within urban growth areas, Ecology may grant relief from use and development regulations in 
accordance with RCW 90.58.580, and requested with a shoreline permit application. 

FINDING: The activity is in city limits and therefore this criterion is not applicable.  
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Archaeological, Cultural and Historic Resources (Section 5.2)  
The application included an archaeological predetermination survey report that was sent to the 
Department of Archaeology and Historic Preservation and Tribal Representatives for review and 
comment. The report concluded that no further archaeological work is necessary.   

FINDING:  If an item of possible archaeological interest is discovered on site, work will 
immediately cease and notification of the findings will be sent to the appropriate parties.  

Critical Areas Protection (Section 5.3)  
The subject parcel includes the following critical areas as regulated by the SMP: Frequently Flooded 
Areas; Geologically Hazardous Areas; and Fish and Wildlife Habitat Conservation Areas.  

Frequently Flooded Areas- SMP Appendix C, Chapter 16.57 
The subject property is currently located within Frequently Flooded Areas per FEMA mapping. The short 
plat includes the creation of one new additional lot to be located outside of the flood hazard area 
consistent with SMP Appendix C Section 16.57.020.D that requires no additional lots to be created in 
frequently flooded areas. Building envelopes will be required to be located outside of the frequently 
flooded areas and conditioned as such.   

Geologically Hazardous Areas- SMP Appendix C, Chapter 16.59 
Clark County GIS mapping identified steep slopes at the northern and southern portions of the property 
and landslide hazard areas. As such, the applicant submitted a Geotechnical Report dated July 24, 2019 
prepared by Earth Engineering, Inc. The proposed location of the new residential structure is at the 
middle of the site, which is mostly flat. The geotechnical report did not identify any signs of erosion or 
unstable slopes and concluded the building site would not likely be impacted by hazards associated with 
landslides. The geotechnical report did recommend the proposed residential structure be setback a 
minimum of 20-feet from the bottom of the slope at the north side of the site (See Exhibit 8). A 
supplemental memo submitted by Earth Engineering, Inc. dated January 8, 2020 clearly identified the 
location of the slope setback line (See Exhibit 9). The preliminary grading and erosion plan shows the 
proposed building foundation approximately 30-feet from the slope setback line. Staff recommends a 
conditions of approval that the building foundation is setback 20-feet from the bottom of the slope 
consistent with the geotechnical report recommendation.    

Fish and Wildlife Conservation Areas- SMP Appendix C, Chapter 16.61  
Clark County GIS mapping identifies the Columbia River along the southern boundary of the project site. 
As such, the applicant submitted a Fish & Wildlife Habitat Conservation Areas Critical Areas Report 
dated October 24, 2019 prepared by Olson Environmental, LLC (See Exhibit 10). According to the report, 
the Columbia River is a Type S stream and therefore is subject to a 150-foot stream buffer setback per 
SMP Appendix C Section 16.61.040.D. Further, stream buffers may be reduced up to 25% pursuant to 
SMP Appendix C Section 16.61.040.D.2.b. The proposed residential structure is located approximately 
75-feet north of the Columbia River OHWM and thereby encroaches into the required 150-foot stream 
buffer more than 25%.  

At page 3 of the applicant’s Critical Areas Report, the applicant is proposing to reduce the buffer as 
allowed under SMP Appendix C 16.61.040.D.4 Alternative Mitigation for Stream Buffers which states, 
“The requirements set forth in this section may be modified at the City of Camas’ discretion if the 
applicant demonstrates greater habitat functions of a per function basis, can be obtained in the affected 
drainage basin as a result of alternative mitigation measures.”  The applicant’s Critical Areas Report 
indicates that limited habitat function is present in the buffer reduction area due to the presence of 
impervious surfaces and lack of vegetation, which will be compensated with a habitat buffer 
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enhancement area to include native tree and shrub plantings and a monitoring, maintenance and 
adaptive management plan, as described in the applicant’s Critical Areas Report.  

The City requested WSP, a third party, to review Olson Environmental LLC’s Fish & Wildlife Habitat 
Conservation Area Critical Areas Report with the requirements of the applicable City of Camas Shoreline 
Master Program Appendix C Chapter 16.51 General Provisions of Critical Areas and Chapter 16.61 Fish 
and Wildlife Habitat Conservation Areas regulations (See Exhibit 11). WSP’s memo dated December 20, 
2019 found that the applicant’s Critical Areas Report dated October 24, 2019 substantially meets the 
requirements of Section 16.51 and 16.61 with the exception of identifying goals and objectives of the 
compensation proposed and analyzing the likelihood of the mitigation project’s success in the Critical 
Areas Report pursuant to 16.51.170.A, which will be conditioned to be addressed in the Final Mitigation 
Plan. WSP’s memo concluded that “Based on the proposed mitigation measures, the applicant will 
provide greater habitat functions, on a per function basis, upon completion of the proposed mitigation 
measures and associated maintenance and monitoring.” As such, staff finds the applicant may reduce 
the buffer as allowed under SMP Appendix C 16.61.040.D.4. A final mitigation plan is required per SMP 
Appendix C Section 16.61.030.F.1 and conditioned as such.  

Staff recommends that a conditional of approval is necessary for the installation of temporary 
construction fencing prior to construction to clearly mark in the field the critical area buffer and fencing 
should remain throughout permitted construction activities. In addition, prior to final short plat 
approval, permanent fencing should be installed at the edge of the habitat conservation area per SMP 
Appendix C Section 16.51.200.C.  Fencing specifications should be submitted to the City for review and 
approval prior to installation.  

A permanent protective mechanism to ensure long-term preservation and maintenance of the 
mitigation actions within the entire buffer enhancement area will be required per SMP Appendix C 
Section 16.61.040.D.2.e and conditioned as such. Further, a copy of the recorded conservation covenant 
document must be submitted to the City prior to final short plat approval.  

Prior to final short plat approval, the applicant will be required to post a mitigation bond in an amount 
deemed acceptable by the City to ensure mitigation is fully functional per SMP Appendix C Section 
16.51.230 and conditioned as such.  

FINDING: Permanent impacts to the stream buffer will be mitigated with best management 
practices for erosion control during construction and native vegetation measures to ensure no 
net loss of ecological functions to the shoreline area and maintain habitat connectivity to the 
shoreline. Staff finds the applicant will comply with the provisions of the Critical Areas 
regulations as conditioned.  

Specific Shoreline Use Regulations (Chapter 6)   
The specific use regulations for residential development begins at page 6-21 of the SMP. The applicant 
addresses the criteria of this section at page 10 of the narrative.  

SMP Section 6.3.12 Residential Development  
1. Residential development shall include provisions to ensure preservation of native vegetation and 
control erosion during construction.  

 FINDING:  No native vegetation is proposed for removal. Erosion control measures and best 
management practices will be implemented to minimize erosion impacts as shown on the 
preliminary grading and erosion control plan.  

2. New residential construction shall be located so as not to require shoreline stabilization measures. 
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 FINDING:  The proposed single-family residential structure is to be located approximately 75-feet 
from the OHWM and therefore will not require shoreline stabilization.  

3. New residential development shall be prohibited in, over, or floating on the water.  

FINDING:  This criterion is not applicable as residential development is not proposed in, over, or 
floating on the water.  

4. New residential development shall be located and designed that the bulk and density of structures 
minimizes view obstructions to and from the shoreline. 

FINDING: The existing railroad right-of-way located immediately north of the property is on an 
elevated levee like earthen structure, which currently blocks views of the shoreline from properties 
to the north. As such, the proposed residential structure will not block shoreline views.  

5. Clustering of residential units shall be allowed where appropriate to minimize physical and visual 
impacts on shorelines.  

 FINDING:  The western lot of the proposed 2-lot short plat contains an existing single-family 
residence and the eastern lot will include the construction a new single-family residential structure. 
Clustering of residential units is not proposed and therefore this criterion is not applicable.  

6. In those areas where only onsite sewage systems are available, density shall be limited to that which 
can demonstrably accommodate protection of surface and groundwater quality.  

FINDING: Public sanitary sewer is not available to this site. The current residence is connected to an 
existing septic system and a new septic system is proposed for the new residential structure. 
Approval from Clark County Health Department will be required prior to installation of the new 
septic system.  

7. New residential development, including sewage disposal systems, shall be prohibited in floodways 
and channel migration zones.  

FINDING: The new septic system is proposed on the north side of the new residential structure, 
which are both located outside of floodways and channel migration zone areas.  

8. Appurtenances, accessory uses, and facilities serving a residential structure shall be located outside 
setbacks and critical areas and buffers unless otherwise allowed under this Program to promote 
community access and recreational opportunities.   

 FINDING: Appurtenances, accessory uses, and facilities are not proposed and therefore this criterion 
is not applicable.  

9. New residential units or lots created through land division in the shoreline shall be sized and 
configured in accordance with the city’s zoning ordinance and shall only be permitted when the following 
standards are met: 

a. Flood hazard reduction measures are not required and will not be necessary during the 
life of the development or use in accordance with Appendix C, Chapter 16.55 Frequently 
Flooded Areas. 

b. Shoreline stabilization measures are not required.  

FINDING: The new residential structure will be located outside of flood hazard areas and 75-feet 
from the OHWM. Therefore, flood hazard reduction measures and shoreline stabilization measures 
will not be necessary.  
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Short Plat Review (CMC 17.09)   
Criteria for Preliminary Short Plat Approval. The community development director or designee shall base 

their decision on an application for preliminary plat approval on the following criteria: 

1. The proposed short plat is in conformance with the Camas comprehensive plan, neighborhood traffic 
management plan, Camas parks and open space comprehensive plan, and any other city adopted plans; 

City of Camas Comprehensive Plan: 
The subject property is designated as Single-Family Low in the city’s Comprehensive Plan, which includes 
the Single-Family Residential (R-15) zone designation. Single-family dwellings are an allowed use in the 
Single-Family Residential zone under CMC 18.07.040 Table 2.  The applicant is proposing lots required to 
meet the R-15 development design criteria, which is further discussed under approval criteria 6 within 
this staff report. The proposed short plat will help accommodate the projected growth through well-
planned utilization of existing land and is compatible with the adjacent residential uses. The proposed 
house, when built, will provide housing opportunities to meet the needs of the community in 
accordance with the Housing element of the Comprehensive Plan.  

Neighborhood Traffic Management Plan: 
The City has a Neighborhood Traffic Management Plan (NTM). The NTM plan identifies the need for 
installation of acceptable traffic calming features when a proposed development will create 700 Average 
Daily Trips (ADTs) or more. The proposed short plat development consists of the addition of one new lot, 
which does not meet the threshold for installation of traffic calming measures.  

Parks and Open Space Plan: 
The 2014 Parks, Recreation and Open Space Comprehensive Plan does not identify a required trail or 
parking improvements adjacent to the subject parcel. Therefore, this plan is not applicable to this 
project.  

FINDING: Staff finds the proposed project can or will be compatible with the applicable 
aforementioned city plans.  

2. Provisions have been made for water, storm drainage, erosion control and sanitary sewage disposal 
for the short plat which are consistent with current standards and plans as adopted in the Camas Design 
Standard Manual; 

Water:  City water is not available to the proposed development. The existing residence on proposed Lot 
2 (4550 SW 5th Ave.) receives water from an existing well located on the parcel to the east at 4420 SW 
5th Avenue and will continue to share the existing well. A 10-foot wide private water service easement 
for the benefit of proposed Lot 2 (4550 SW 5th Ave.) is required. The easement will cross the north east 
portion of proposed Lot 1 in order to continue to provide water service from 4420 SW the Avenue to 
proposed Lot 2 (4550 SW 5th Ave.). 

Staff recommends a condition of approval requiring that prior to final plat approval, the applicant should 
be required to provide a private water service easement across proposed Lot 1 for the benefit of 
proposed Lot 2. The private water service easement is to be recorded and a copy of the recorded 
easement is to be submitted to the City.  

As City water is not available to the proposed development, a new well is planned for proposed Lot 1. 
The new well is proposed to be located in the south eastern portion of proposed Lot 1.  

10

Item 1.



SHOR19-02 

Page 10 of 17 

Staff recommends a condition of approval that prior to drilling the new well, the applicant should submit 
to the Building Department documentation from Clark County Health Department approving the drilling 
of the new well.  

Storm Drainage: A preliminary stormwater report (TIR), prepared by Hale Development Services and 
dated February 20, 2019, was submitted by the applicant. The report states that any land-disturbing 
activities will be specific only to proposed Lot 1 in order to construct the driveway access from SW 5th 
Avenue and for the construction of the single-family residence. The proposed improvements are 
estimated to be approximately 8,500 square feet of impervious pollution generating surfaces (IPGS), 
which includes 3,300 square feet of driveway and 5,200 square feet for the SFR footprint. As the IPGS is 
greater than 5,000-square feet, the project triggers Minimum Requirements (MR) #1-#9 for ‘New 
Development Project Thresholds’ per Ecology’s Stormwater Management Manual for Western 
Washington (SWMMWW).  A MR #6 ‘Runoff Treatment’ is required, as the project exceeds 5,000 square 
feet of IPGS. However, MR #7 ‘Flow Control’ will not be required. Stormwater flows to the Columbia 
River, which is a flow control exempt waterbody.   

Staff recommends a condition of approval that prior to final engineering plan approval, the applicant 
should submit a final stormwater report addressing the latest SWMMWW (effective July 2019).  

Erosion Control: Adequate erosion control measures can or will be provided at the time that site 
improvements are submitted for this short plat in accordance with adopted city standards.  Site 
improvements will be limited to proposed Lot 1 during the construction of the driveway access and 
single family residence.  An Erosion Sediment Control (ESC) plan will be submitted to the City for review 
and approval prior to any land disturbing activities. Staff finds that development will not be required to 
provide an Erosion Control Bond, per CMC 17.21.050.B.3, as the improvements are less than one acre.   

The development of proposed Lot 1 will not require to a NPDES General Construction Stormwater 
Permit (GCSWP) as land-disturbing activities will be less than one acre.  However, the applicant will be 
required to comply with Ecology’s SWMMWW Minimum Requirements (MR) #1-#9, including MR#2 
submittal of a Stormwater Pollution Prevention Plan (SWPPP). 

Sanitary Sewage Disposal: A City sanitary sewer main is not available to the proposed development. The 
existing residence located on proposed Lot 2 (4550 SW 5th Ave.) is connected to its own existing septic 
system, which includes a septic tank and drain field. The existing residence (4550 SW 5th Ave.) will 
remain connected to a septic system. However, the existing residence located on proposed Lot 2 (4550) 
is proposing to decommission the existing septic tank and install a new septic tank.   

Staff recommends a condition of approval that prior to building permit approval, the applicant provide 
documentation to the Building Department that the existing septic tank on proposed Lot 2 (4550 SW 5th 
Ave.), has been is decommissioned in accordance with state and county guidelines.  

The applicant is proposing to install a new septic system for proposed Lot 1, which includes a septic 
tanks and drain field. The new septic system will be located in the north eastern portion of Lot 1. Staff 
recommends a condition of approval that the applicant provide to the Building Department 
documentation of approval to install a new septic system from the Clark County Health Department, 
prior to installation of the new septic system for proposed Lot 1.  

FINDING: Staff finds that as conditioned adequate provisions can or will be made for water, 
stormwater, sanitary sewer, and erosion control improvements that will be acceptable to the city 
and consistent with city requirements.  
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3. Provisions have been made for roads, utilities, street lighting, street trees, and other improvements 
that are consistent with the six-year street plan, the Camas Design Standard Manual and other state 
adopted standards and plans; 

Public Roads: The proposed short plat is located on the south side of the BNSF railroad tracks and is not 
accessible via a public road. 

Private Roads/Lot Access: The proposed short plat and SW 5th Avenue are accessible via a railroad 
crossing located approximately 585-feet west of the proposed development. SW 5th Avenue, which is an 
existing paved private road, provides access to twelve existing single-family residences. Additionally, SW 
5th Avenue is located on the river side of the railroad tracks, within a 100-foot right-of-way owned by 
Burlington Northern - Santa Fe (BNSF) Railroad.  

Per CMC 17.19.040.B Table 1 – Minimum Private Street Standards, private roads with access to five or 
more dwelling units greater than 300-feet in length should have a tract width of 48-feet, with 28-feet of 
paved surface, sidewalks, planter strips, and no parking on one side. The existing roadway is a 12-foot 
wide paved surface, which does not include sidewalks, planter strips, or parking on either side, which 
does not meet the city’s minimum standards for a private road. 

Per CMC 17.19.040.B.10.f, which states “When, on the basis of topography, projected traffic usage or 
other relevant facts, it is unfeasible to comply with the foregoing right-of-way, tract and street width 
standards, the approval authority, upon recommendation from the City Engineer, may permit a deviation 
from the standards of Table 17.19.040-1 and Table 17.19.040-2.” 

As this is an existing private roadway located within a BNSF right-of-way and constrained by railroad 
tracks on its north side and the Columbia River on its south side, a deviation request from the minimum 
private road standards is recommended by the City Engineer. 

Additionally, staff requested the applicant verify with BNSF that the addition of a new driveway within 
BNSF right-of-way was acceptable. The applicant’s consultant provided an email, dated February 5, 
2020, from BNSF’s property management company (See exhibit 26). The email states: 

“agreements aren’t specific to the property but rather the user utilizing the crossing to access the 
property….the current agreement has no term and therefore utilization of the crossing is allowed 
to access any property owned by the permit holder across the crossing. If the lot is sold, 
ownership would change and the new owners would then need to gain an agreement for 
utilization of the crossing.”  

Therefore, per the February 5, 2020 email, upon the sale of proposed Lot 1, the new owner will need to 
contact BNSF to obtain an agreement for utilization of the crossing to access the lot. Staff recommends a 
condition of approval that prior to final plat approval, a plat note should be added stating that future 
owners of Lot 1 and Lot 2 will be required to obtain a “Utilization of Crossing” agreement from BNSF.  

Street lighting: SW 5th Avenue is an existing private street located between the BNSF Railroad tracks and 
the Columbia River. Currently, there is not any existing street lighting along the roadway. Any existing 
lighting is confined to the individual single family residences located on the south side of SW 5th Avenue. 
A deviation from the requirement for street lighting would be supported by the City Engineer.  

Street trees and Landscaping: CMC 17.19.030.F.1 requires each dwelling unit to be landscaped with at 
least one two-inch diameter tree in the planter strip of the right-of-way, or similar location in the front 
yard of each dwelling unit. Because street frontage improvements are not required along SW 5th Avenue 
as discussed above, a two-inch diameter tree should be planted in the front yard and conditioned as 
such. Staff recommends a condition of approval that prior to final engineering plan approval, that the 
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applicant submit to the city for review and approval a final landscape plan consistent with the 
landscaping standards in CMC Chapter 18.13. Street trees should be installed or bonded for prior to final 
occupancy.  

FINDING: Staff finds that the applicant can or will make adequate provisions as conditioned for 
roads, utilities, street lighting, street trees, and other improvement that are consistent with the 
six-year plan, the Camas Design Standard Manual or other state adopted standards and plans.  
 

4. Provisions have been made for dedications, easements and reservations; 

The applicant will be required, prior to final short plat approval, to provide a copy of the water service 
easement across proposed Lot 1 for the benefit of Lot 2 (4550 SW 5th Ave.). 

FINDING:  Staff finds adequate provisions for dedications, easements, and reservations can or will 
be made by the applicant at the time of site plan approval as conditioned.   

 
5. Appropriate provisions are made to address all impacts identified by the transportation impact 
study; 

A traffic impact analysis is required when the projected number of trips are in excess of 199 VPD 
(vehicles per day). The proposed short plat development will not generate an excess of 199 VPD. 
Therefore, a traffic impact analysis is not required for the purpose of short platting.  

FINDING:  Staff finds the applicant was not required to include a transportation impact study due 
to the anticipated low traffic volumes that will be generated with the addition of one lot. Staff 
finds that this provision does not apply to this particular development.  

 
6. The design, shape and orientation of the proposed lots are appropriate to the proposed use for which 
the lots are intended; 

As shown on the preliminary short plat, the proposed lots will have access onto a private street and a 
minimum 40 x 40 square foot building envelope per CMC 17.19.030.D.1-3. The building envelope on 
proposed Lot 1 should not include the existing water easement including any identified critical areas and 
will be conditioned as such.   

Proposed Lot 1 is the oversized lot and is exempt from the lot size requirements per CMC 18.09.040 
Table 1 Footnote 3, “For parcels with an existing dwelling, a one-time exception may be allowed to 
partition from the parent parcel a lot that exceeds the maximum lot size permitted in the underlying 
zone. Any further portioning of the parent parcel or the oversized lot must comply with the lot size 
requirements of the underlying zone.” Therefore, Lot 2, which contains the existing house must comply 
with the maximum lot size requirement of 24,000 square feet of the R-15 zone and meets this 
requirement with a proposed 19,679 square foot lot size.  

Both lots comply with the required 30-foot front yard setback, 15-foot side yard setback and 35-foot 
rear yard setback. As previously discussed under the critical areas section of this staff report, the 
building envelope for Lot 1 will be setback a minimum of twenty (20) feet from the bottom of the slope 
as shown on the preliminary short plat and conditioned as such.   

The maximum building lot coverage is 35% per CMC 18.09.040 Table 1. Lot coverage, setbacks and 
building envelopes should be shown on the final short plat and conditioned as such.  

FINDING: Staff finds that the lots proposed can or will meet the city requirements for residential 
lots as conditioned.  
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7. Provisions are made for the maintenance of commonly owned private facilities; 

The proposed development does not intend to construct any commonly owned private facilities. 
Stormwater facilities will be sized and located on the individual lots with maintenance the responsibility 
of the individual lot owner.  

FINDING: Staff finds this provision does not apply to this particular development.    
 
8. The short plat complies with the relevant requirements of the Camas land development and zoning 
codes, and all other relevant local regulations; and 

As discussed under criterion 6 above, the short plat complies with density and dimensional standards of 
CMC Section 18.09.040 Tables 1 and 2.   

Tree Density: At page 10 of the Applicant’s narrative, no existing trees are proposed for removal and as 
such a tree survey is not required per CMC 18.13.040.B. Per CMC 18.13.051.A Table 1 – Required Tree 
Density, a minimum of 20 tree units (TU) per net (developable) acre is required to be incorporated into 
the overall landscape plan. Tree density may consist of existing trees, replacement trees or a 
combination thereof. Based on the 1.46 – net acres, 29 (TU) is required. Based on the applicant’s 
narrative at page 9, the existing (TU) on site is 57 which exceeds this requirement. To protect the 
existing trees and to ensure the minimum (TU) is met, temporary construction fencing should be 
installed and maintained during construction and placed in a conservation covenant or protective 
easement.  

As discussed under the Critical Areas Review section of this staff report, the short plat can or will comply 
with the critical areas regulations in the SMP as conditioned.  

FINDING: Staff finds the preliminary short plat as conditioned can and will meet the relevant 
requirements of Title 17 Land Development and Title 18 Zoning, as discussed throughout this 
report. Staff also finds the proposed development can and will meet all other relevant 
requirements for stormwater and erosion control per CMC Title 14.  

 
9. That the plat meets the requirements of Chapter 58.17 RCW and other applicable state and local 
laws which were in effect at the time of preliminary plat approval. 

FINDING: Staff finds the proposed preliminary short plat can or will meet the requirements of 
RCW 58.17 and other applicable state and local laws that are in effect at the time of final platting. 
The final short plat will be processed in accordance with the requirements of CMC 17.21.060. 

SEPA Comments  
A SEPA checklist was submitted with a Determination of Non Significance (DNS) was issued June 27, 
2019 for the proposed development due to the presence of environmentally sensitive areas on the 
property. Two SEPA comments were received; one from the Department of Ecology on July 11, 2019 
(Exhibit 16) concerning implementing erosion control measures and one from Southwest Clean Air 
Agency on July 2, 2019 (Exhibit 17) concerning construction dust measures. The comment period ended 
July 11, 2019 and no appeals were submitted.  
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Public Comments  
On August 5, 2019 the City received a joint public comment letter signed by several property owners 
concerning the Haley Short Plat (See Exhibit 18). The primary issues in the letter addressed maintenance 
of the existing private road, the conservation area, current septic tank and impact on assessed property 
value. On October 9, 2019 the City received a second joint public comment letter (Exhibit 19) signed by 
the same property owners in the August 5, 2019 letter concerning the 1993 Concomitant Rezone 
Agreement and Covenant Running With the Land, particularly in regards to the plat note “no further 
divisions of these lots shall be proposed” and the required turnouts for emergency vehicles. With these 
public comment letters, documents were attached and are referenced above under the ‘History’ section 
of this staff report.   

Staff received a letter from the applicant’s attorney dated November 1, 2019 in response to the above 
referenced public comment letters (See Exhibit 25).  

Staff response to public comments:  

Maintenance of the private road: The City cannot require the applicant to maintain an existing private 
road outside the boundaries of the short plat. Further, as discussed in this staff report under criterion 3, 
roadway frontage improvements are not required.   

Conservation area: Habitat mitigation is required and proposed with the Haley Short Plat as discussed in 
this staff report. A condition of approval is the recording of a habitat conservation covenant per City 
code. The existing conservation covenant was a County requirement when the property was under the 
County’s jurisdiction.  

Septic Tank: The proposed preliminary stormwater plan illustrates that the applicant is proposing to 
decommission and install a new septic tank for the existing residence on proposed Lot 2 and the 
property to the east. The applicant is also proposing to install a septic tank for the new residence on 
proposed Lot 1 as discussed in this staff report under criterion 3. 

Assessed value: Assessed value is not a zoning or land development criteria and therefore is not 
applicable.   

Concomitant Rezone Agreement and Covenant Running with the Land: “No further subdivisions of these 
lots shall be proposed” is a plat note on the 1998 short plat when the property was under County 
jurisdiction. Since the property is now under Camas jurisdiction, the applicant requests to terminate the 
Concomitant agreement based on item 4 in that agreement. The current development shall now comply 
with City development codes. 

On January 21, 2021 the applicant submitted to the City a signed letter by the neighbors that submitted 
the joint public comment letters dated August 5 and October 9, 2019 as described above. According to 
the signed letter, the neighbors no longer oppose the Haley Short Plat proposal per a settlement 
agreement with the applicant (Exhibit 27).  

Conclusions 
1. Based upon the submitted plans and reports, staff finds that “short plat and the single-family 

residential construction” is an allowed use activity within the medium intensity shoreline 
designation in accordance with SMP Table 6-1, and may be approved.  

2. As proposed, staff finds that the project is consistent with the general goals and policies of the 
SMP pursuant to SMP Chapter 3 Goals and Policies and Chapter 5 General Use & Development 
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Regulations including the Specific Shoreline Use Regulations of SMP Chapter 6 at Section 6.3.12 
for Residential Development.  

3. The development can comply with the critical area regulations of the SMP, Appendix C 
4. As conditioned, the applicant can comply with the provisions of CMC Title 17 Land Development 

and Title 18 Zoning.  

Recommendation 
Per SMP Appendix C Section IV, the SMRC shall, by majority vote, take one of the following actions: 

1) If the proposal is determined to be of minor significance, it may approve or deny issuance of a 
permit prior to conclusion of the meeting. A recommendation is then forwarded to Ecology for 
their review or, 

2) If the significance of the project is such that it is likely to involve public concern over the 
proposed use of the shoreline, it shall refer the application in a written decision to the Hearings 
Examiner for a public hearing 

Staff recommends APPROVAL of the Haley Short Plat (File #SHOR19-02) Shoreline Substantial 
Development consolidated permit as conditioned below:             

Proposed Conditions of approval: 
1. Site improvement plans shall be prepared in accordance with the City of Camas Design 

Standards Manual (CDSM) and CMC 17.19.040.  

2. The plans shall be prepared by a licensed civil engineer in Washington State and submitted to 
the City’s Engineering Department for review and approval. 

3. A 3% engineering construction plan review and construction inspection fee shall be required for 
this development. The fee will be based on an engineer’s estimate. The estimate shall be 
submitted to the Engineering Department for review and approval. The fee shall be paid prior to 
release of the approved construction plans to the applicant. Under no circumstances will the 
applicant be allowed to begin construction prior to approval of the construction plans. 

4. Any existing wells, septic tanks, and septic drain fields, to be decommissioned, shall be 
decommissioned in accordance with state and county guide lines regardless of lots or properties 
served by such utility, per CMC 17.19.020.  

5. In the event that any item of archaeological interest is uncovered during the course of a 
permitted ground disturbing action or activity, all ground disturbing activities shall immediately 
cease and the applicant shall notify the Community Development Department and DAHP. 

6. The applicant shall remove all temporary erosion prevention and sediment control measures 
from the site at completion of all site improvements, which includes stabilization of all disturbed 
soil. 

7. Final as-built construction drawing submittals shall meet the requirements of the CDSM. 

8. The applicant shall comply with the SEPA agency comments from Ecology and SWCAA. 

9. The applicant shall comply with the geotechnical report recommendations to minimize any 
potential hazards associated with construction, which includes placing the proposed building 
foundation a minimum 20-feet from the bottom of the slope at the north end of the site. 

10. Irrigation or other measures shall be in place to ensure successful establishment of vegetative 
cover for a period of three years.  
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11. The applicant shall install temporary construction fencing to clearly mark in the field the habitat 
conservation area prior to permitted construction activities and should remain throughout 
construction.  

12. Fencing specifications for the habitat conservation area shall be submitted to the City for review 
and approval prior to installation. 

13. Best Management Practices (i.e. erosion control measures) shall be implemented throughout 
project construction. 

14. Prior to drilling the well, the applicant shall submit to the Building Department documentation 
from Clark County Health Department approving the drilling of the new well. 

15. Prior to installation of the new septic system for proposed Lot 1, the applicant shall submit to 
the City Building Department documentation from Clark County Health Department approving 
the installation of a new septic system.  

16. To protect the existing trees and to ensure the minimum required (TU) is met, temporary 
construction fencing shall be installed and maintained during construction. 

Prior to Engineering Plan Approval: 

17. A final mitigation plan, consistent with the SMP Appendix C Section 16.61.030.F, shall be 
submitted to the City for review and approval. Further, the plan shall include identifying the 
goals and objectives of the compensation proposed and analyzing the likelihood of the 
mitigation project’s success pursuant to CMC 16.51.170.A. 

18. The applicant shall submit a final stormwater report addressing the latest SWMMWW (effective 
July 2019). 

19. The applicant shall submit to the City for review and approval a final landscape plan consistent 
with the landscaping standards in CMC Chapter 18.13.  

Prior to Final Short Plat Approval: 

20. Permanent fencing shall be installed along the edge of the habitat conservation area per SMP 
Appendix C Section 16.51.200.C.  

21. A habitat conservation covenant pursuant to SMP Appendix C Section 16.61.040.D.2.e shall be 
recorded with the County and a copy of the recorded covenant document shall be submitted to 
the City. 

22. The applicant shall post a mitigation bond in an amount deemed acceptable by the City per SMP 
Appendix C Section 16.51.230.  

23. The applicant shall record the private water service easement across proposed Lot 1 for the 
benefit of proposed Lot 2 and submit a copy of the recorded private water easement to the City.  

24. A plat note shall be added stating the future owners of Lot 1 and Lot 2 will be required to obtain 
a “Utilization of Crossing” agreement from BNSF. 

25. Lot coverage, setbacks and building envelopes shall be shown on the final short plat.  

26. The building envelope on proposed Lot 1 shall not include the existing water easement or any 
identified critical areas and their associated buffers. 

27. A tree conservation covenant or protective easement shall be recorded and submitted to the 
City.  
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Prior to Final Acceptance: 

28. Habitat mitigation plantings shall be installed.  

Prior to Final Occupancy: 

29. Street trees shall be installed or bonded for and located within the front yard setback with a 
minimum two-inch diameter breast height. Specified trees shall be maintained in good health, 
and damaged or dying trees shall be promptly replaced (within six months) by the homeowner.  

30. The applicant shall provide documentation to the City Building Department that the existing 
septic tank located on proposed Lot 2 (4550 SW 5th Ave.) has been decommissioned in 
accordance with state and county guidelines.  

Plat Notes: 
1. A 10-foot wide private water service easement shall be provided across Lot 1 for the benefit of Lot 

2. 
2. Future owners of Lot 1 and Lot 2 shall obtain a ‘Utilization of Crossing’ agreement from BNSF. 
3. No further short platting or subdividing will be permitted once the final short plat has been 

recorded.  
4. A building permit will not be issued by the Building Department until all site improvements are 

completed and final acceptance is issued by the City. 
5. The lots in this short plat are subject to traffic impact fees, school impact fees, and park/open space 

impact fees. New dwellings are subject to the payment of appropriate impact fees at the time of 
building permit issuance.  

6. New automatic fire sprinkler systems designed and installed in accordance with NFPA 13D or 13R 
are required in all new residences. 

7. The following minimum setbacks shall apply: Front yard 30-feet, Side yard 15-feet and Rear yard 35-
feet. Building envelope for Lot 1 shall be setback 20-feet from the bottom of the steep slope at the 
north end of the site.   

8. Maximum lot coverage is 35%.  

 

Appeal 
Appeal information is found within the Camas SMP, Appendix B (page B-7).  
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October 23, 2019
 
Lauren Hollenbeck, Senior Planner 
City of Camas 
Development Review Services 
616 NE Fourth Avenue 
Camas, Washington 98607
 
 
Regarding: 

 
Haley Short Plat  
Short Subdivision Submittal 

Ms. Hollenbeck, 
 
For the proposed Haley Short Plat project, please find all required 
plans, documents, and fees included for the following applications: 
 

 Short Subdivision Review 
 SEPA  
 Shoreline Permit  
 Critical Areas Review  
 Archaeological Predetermination  
 Tree survey  

 
This application proposes to subdivide a 1.46± acre parent parcel 
into two lots pursuant to Short Subdivisions (CMC 17.09). The 
proposed Short Plat will create one new single-family residential lot 
and utilize an existing private road for access. 
 
The project site is located (Tax Lot 127155-000) is located at 4550 
SE 5th Avenue, Camas, WA, in the SE ¼ of Section 8, Township 
1N, Range 3E of the Willamette Meridian. The lot is zoned Single-
Family Residential (R-15), with a Comprehensive Plan designation 
of Single Family Low (SFL). 
 
 
 
 
 

Planning  
Solutions  
Inc. 
 

A r c h i t e c t u r e  

I n t e r i o r  A r c h i t e c t u r e  

L a n d s c a p e  A r c h i t e c t u r e  

L a n d  U s e  P l a n n i n g  

G r a p h i c  A r t s  

D e v e l o p m e n t  C o n s u l t i n g  

E n v i r o n m e n t a l  P l a n n i n g  

P u b l i c  I n v o l v e m e n t  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
C h r i s t o p h e r  A .  B a u m a n n ,  L A  
P r i n c i p a l ,  D i r e c t o r  o f  L A  
W A  6 3 5 ,  O R  3 5 4  
 
M a r k  D .  D i L o r e t o ,  A I A  
D i r e c t o r  o f  A r c h i t e c t u r e  
W A  8 8 0 9 ,  O R  3 0 8 6 ,  I D  A R 2 6 5 7  
 
 
P . O .  B o x  6 1 4 0 6  
V a n c o u v e r ,  W a s h i n g t o n  9 8 6 6 6  
P h o n e :    3 6 0 - 7 5 0 - 9 0 0 0  
p s i @ p l a n n i n g s o l u t i o n s i n c . c o m  
w w w . p l a n n i n g s o l u t i o n s i n c . c o m  19
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Submittal Requirements Checklist  
Per the general application requirements of CMC 18.55.110 and requirements for a Preliminary 
Short Plat CMC section 17.09.030. All copies have been submitted at the time of application. 
 

 Completed Application and fees. 

 List of permits included in this narrative. 

 Certified Mailing List showing the properties within a 300’ radius of the project 
 parcels. Mailing Labels are attached separately. 

 A Narrative follows this section. 

 Preliminary Proposed Plat plans included in this submittal:  

o Existing Conditions Plan 

o Preliminary Plat 

 Preliminary Stormwater Plans & Report 

 Tree Survey 

 Reduced site development plans (& vicinity map) are included in the Proposed Plat 
plan set. Full-size plans attached separately. 

 A copy of the Preapplication meeting notes. 

 SEPA Checklist. 

 An Archaeological Predetermination and Survey is included. 

 A Fish & Wildlife Habitat Conservation Areas Critical Areas Report is attached. 

 A Slope Stability Assessment is attached 

 Three (3) hard copies submitted at the permit counter and in electronic format. 

 
We ask for the assistance of Staff in processing this application within the minimum time line.  
The Applicant and Consultants are committed to facilitating the efforts of Staff by providing 
their services as needed.  Please contact Chris Baumann, Planning Solutions, Inc., 360/750-
9000, with any request for assistance. 
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NARRATIVE: 
The following responses, as well as the entire submittal, are intended to demonstrate compliance 
with the corresponding section of code.   

 
Existing Use 
The project site is located (Tax Lot 127155-000) is located at 4550 SE 5th Avenue, Camas, WA. 
One single family residence currently exists on the site. 
 
Site Description 
The site currently consists of one tax lot located in the SE ¼ of Section 8, Township 1N, Range 
3E of the Willamette Meridian with approximately 1.46± acres of land. The site is located within 
the City Limits of Camas, Washington and is zoned Single-family Residential (R-15) under 
CMC 18.05 with a Comprehensive Plan Zone Designation of (SFL). 
 
The project site is bordered by S.W. 5th Avenue and the S.P & S. Railroad Right-of-Way to the 
north. The abutting properties to the east and west are both zoned R-15 with single family uses. 
The Columbia River borders the site to the south. 
 
Vegetation on the site consists of lawn areas, several black cottonwoods on the southern portion 
of the property and two Douglas-fir trees within the northern portion of the site. Blackberry 
occurs along the shoreline of the Columbia River. 
 
The site slopes from north to south at ±20% along the northerly 1/3 of the site and is mostly flat 
(±2%) within the middle portion, and then slopes down ±25% to the top bank of the Columbia 
river. 
 
The site’s soils appear to contain Non-Hydric, Newberg Silt Loam (NbB) soils. 
 
There are no mapping indicators for wetlands on the site. 
 
The 100-year flood plain boundary of the Columbia River exists along the southern edge of the 
property. 
 
Proposed Project 
This application proposes a two-lot short plat. The new lot is proposed to be short platted from 
the existing 1.46± acre single-family lot. Access for both lots is from the existing private road, 
SW 5th Avenue. The existing single-family residence on the site will remain on lot 2 of the short 
plat and a new home with associated infrastructure will be constructed on lot 1. 
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Preliminary Plat Approval Criteria - CMC 17.09.030D: (Camas code verbiage in italics) 

Criteria for Preliminary Short Plat Approval. The community development director or 
designee shall base their decision on an application for preliminary plat approval on the 
following criteria: 

1. The proposed short plat is in conformance with the Camas comprehensive plan, 
neighborhood traffic management plan, Camas parks and open space comprehensive plan, 
and any other city adopted plans; 
 
The project site is zoned R-15 which is in conformance with the site’s comprehensive plan 
designation of SFL. Adopted City plans are not applicable to this site. 

 
 
2. Provisions have been made for water, storm drainage, erosion control and sanitary sewage 

disposal for the short plat which are consistent with current standards and plans as 
adopted in the Camas Design Standard Manual; 
 
Water 
Public water is not available to this site and will not be available in the foreseeable future. 
The existing residence on the project site is connected to a shared well located on the 
neighboring property to the east. Lot 2 of the proposed short plat will contain the existing 
residence, which is to remain, and will continue to be connected to the existing well on the 
neighboring property to the east. A new well is proposed for lot 1 of the proposed short 
plat. The new well is proposed within the south-eastern portion of proposed lot 1. Clark 
County Health Department approval will be obtained prior to drilling the new well. 
 
Storm Drainage 
The project’s storm drainage measures have been designed, in conformance to CMC 14.02 
Stormwater Control, by the project civil engineer, Steve Hale of Hale Development 
Services. A preliminary stormwater plan and preliminary stormwater report have been 
included with this application. 
 
The southerly ±35’ of the parcel is within the 100-year floodplain and the entire site 
presently drains to the Columbia River. The Columbia River is a flow control exempt 
waterbody as Referenced in SWMMWW, Flow Control Exempt Surface Waters, Appendix 
I-E (page 133). 
 
Preliminary stormwater plan (sheet 5) shows the contributing basin boundary for the 
proposed driveway for lot 1. A bioretention planter is proposed for treatment of the runoff 
from the proposed driveway. A roof drain lateral is to be supplied as shown on the 
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stormwater plan, with an outfall rip rap pad and flow spreader to be installed approximately 6 
feet from top bank of the river. 
 
The land disturbing activities are to include installation of a driveway and a residential home 
on lot 1. There are no improvements proposed for lot 2. The lot 1 preliminary proposal 
estimates that the new lot could generate as much as 8,500 square feet (sf) of total 
impervious pollution generating surfaces, 5,200 sf of possible residential building area and 
3,300 sf of driveway (impervious). The estimated total impervious area for lot 1 is greater 
than 5,000 sf, triggering the water quality requirements. The stormwater requirements for 
water quantity (detention) are not triggered because this project drains into a flow control 
exempt waterbody, the Columbia River. The proposed project is to meet the runoff treatment 
(water quality) by utilizing a bioretention planter to treat the runoff from the driveway and a 
portion of the paved existing private access road. The project will create more than 5,000 
square feet of impervious surfaces and must comply with Minimum Requirements #1 
through #9 for the new hard surfaces and the converted vegetated areas. 
 
Erosion Control 
The project’s storm drainage and erosion control measures have been designed, in 
conformance to CMC 14.06 Erosion and Sediment Control, by the project civil engineer, 
Steve Hale of Hale Development Services. A preliminary grading & erosion control plan 
has been included with this application. 
 
Sanitary Sewage Disposal 
Public sanitary sewer is not available to this site and will not be available in the foreseeable 
future. The existing residence on the project site is connected to an existing septic system. 
Lot 2 of the proposed short plat will contain the existing residence, which is to remain, and 
will continue to be connected to its existing septic system. A new septic system is proposed 
for lot 1 of the proposed short plat. The new septic system is proposed within the northern 
portion of lot 1. Clark County Health Department approval will be obtained prior to 
installation of the new septic system. 

 
 

3. Provisions have been made for roads, utilities, street lighting, street trees, and other 
improvements that are consistent with the six-year street plan, the Camas Design Standard 
Manual and other state adopted standards and plans; 

 
The project site is accessed via an existing private road, SW 5th Avenue. Water & sanitary 
sewer utilities are described above and electric services is available to the site. Street lighting, 
street trees and other improvements per the six-year street plan & Camas Design Standard 
Manual are not applicable to this site. 
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4. Provisions have been made for dedications, easements and reservations; 
 

No dedication or reservations are required for this project site. Any required easements will 
be recorded with the final plat. 

 
 
5. Appropriate provisions are made to address all impacts identified by the transportation 

impact study; 
 

Traffic trips generated by the project site are less than 199 vehicles per day thus a traffic 
study is not required. 

 
 
6. The design, shape and orientation of the proposed lots are appropriate to the proposed use 

for which the lots are intended; 
 

The proposed lots have been designed per the R-15 zoning standards. Proposed lot 2 will 
contain the existing residence on the site while a new residence will be constructed on lot 
1. 

 
 
7. Provisions are made for the maintenance of commonly owned private facilities; 
 

A maintenance agreement exists for the existing shared well serving the existing residence 
on the site and the neighboring property to the east. 

 
 
8. The short plat complies with the relevant requirements of the Camas land development and 

zoning codes, and all other relevant local regulations; and 
 

CMC Title 16 – Environment 
 

SEPA 
A State Environmental Policy Act (SEPA) form is included with this submittal. A 
determination of non-significance is expected. 
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Archaeological 
An Archaeological Predetermination Survey has been prepared for this project and has 
been included with this submittal. No historic or prehistoric archaeological materials 
were observed, and no further work is recommended. 
 
Critical Areas 
An Environmental Constraints Assessment, Critical Areas Report and a Slope Stability 
Assessment have been included with this submittal. 
 

Frequently Flooded Areas: Per SMP Appendix C Section 16.57.020.D no new lots 
(or construction) are proposed within the frequently flooded areas.  
 
Geological Hazard Areas: Slopes in excess of 15% (approximately 20%) existing 
along the northern boundary of the site and along the southern boundary at the bank 
of the Columbia River. The slope along the northern boundary contains existing SE 
5th Avenue, existing driveways and existing septic drainfields. No new building 
construction is proposed in this area. The southern slope is the bank of the 
Columbia River and no new construction is proposed within this slope area. A 
Slope Stability Assessment has been included with this submittal. 
 
Fish & Wild Habitat Conservation Areas: The Columbia River is located 
immediately south of the project site. The Applicant is proposing to reduce the 
150-foot riparian buffer adjacent to the Columbia River to 75 feet as allowed 
under SMP 16.61.040(D)(4) Alternative Mitigation for Stream Buffers which 
states: The requirements set forth in this section may be modified at the City of 
Camas’ discretion if the applicant demonstrates the greater habitat functions of a 
per function basis, can be obtained in the affected drainage basin as a result of 
alternative mitigation measures. 
 
The project has avoided all direct impacts to the Columbia River. However, the 
project is proposing to reduce the riparian habitat buffer to provide for the 
existing Lot 2 residence and the building area for Lot 1 as allowed under SMP. 
These habitat impacts will be compensated though enhancement of riparian 
habitat on-site along the shoreline of the Columbia River. The project is 
proposing to reduce the 150-foot riparian zone of the Columbia River to allow for 
the construction of a house on Lot 1 and to maintain the house and landscaped 
area on Lot 1. According to SMP Table 6-1 the residential building setback in the 
medium intensity designated shoreline is 35 feet. The Applicant is proposing to 
reduce the riparian buffer to 75 feet as allowed under SMP 16.61.040(D)(3)(4). 
Currently a manufactured home, car port, and compacted gravel occur within the 
150-foot riparian buffer. Due to presence of impervious surfaces and lack of any 
vegetation in this area it provides a fragmented riparian habitat function and is 
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considered functionally isolated. This 4,860 ft² area is therefore not included in 
the buffer reduction calculations.  
 
According to WDFW (Riparian Ecosystems 2018) typical riparian system 
functions include stream temperature modification, water purification, floodwater 
storage, stream channel stabilization, woody debris recruitment, and provided 
areas for fish and wildlife movement. Currently the buffer reduction area consists 
of a house and gravel driveway and parking area in the northwest portion of the 
reduction area (4,860 ft²). The remainder of the riparian buffer reduction area 
(15,078 ft²) is maintained lawn. One black cottonwood tree is within the buffer 
reduction area and this tree will not be removed as a result of the short plat. Based 
on these existing conditions, the reduction area provides minimal riparian habitat 
function for any of the above described functions. To compensate for this buffer 
reduction, the Applicant is proposing to plant the 20,080 ft² area between the 
OHWM and the 75-foot reduced riparian buffer. This area is maintained lawn 
with several black cottonwood trees. No shrub layer exists in this area. This 
planting will consist of a native tree and shrub planting that will provide a diverse 
plant community, increased structure and an overall lift in habitat functions over 
the existing parklike setting. The enhanced buffer is adjacent to the Columbia 
River which will provide a corridor for wildlife to move freely through this area 
to access the river and other habitats that may occur on adjacent properties. In 
addition to the planting, the Applicant will remove and maintain existing non-
native aggressive plant species from the enhancement area and along the 
shoreline. The proposed planting plan details are specified within the submitted 
Critical areas report. 

 
 

CMC Title 17 – Land Development 
This project has been designed in accordance of the provisions of CMC Title 17. The 
applicable sections are discussed below. 

 
Chapter 17.01.040 Dedications 
No dedications, public streets, tracts or public trails are proposed by this short plat. 
 
Chapter 17.01.050 Survey Content 
The submitted preliminary plat and existing conditions plans have been developed in 
accordance with these standards. 
 
Chapter 17.09 Short Subdivisions 
CMC Sections 17.09.030(B) and 17.09.030(D) are addressed earlier in this narrative 
and by the entire contents of this submittal. 
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Chapter 17.19 Design & Improvement Standards 
This short plat has been designed in accordance with these standards as does not 
propose any deviations. 
 
Chapter 17.21 Procedures for Public Improvements 
The applicant understands these procedures for permitting and final approval and does 
not propose any deviations. 
 

CMC Title 18 – Zoning 
 

Chapter 18.05.040 Residential and Multifamily zones. 
The project site is zoned R-15 and per CMC 18.05.040 single family dwellings will be 
proposed on the project lots. This two-lot short plat has been designed to meet the 
minimum density of 2 to 3 dwelling units per acre. 
 
Chapter 18.09 Density and Dimensions 
The project site is zoned R-15 and as noted below meets the R-15 single family density 
and dimensional standards as well as the setback standards noted in CMC 18.09.040. 

 
Project Summary Table – R-15 Zoning Requirements 

Site Area 1.46± AC
 
 Standard* Proposed
Minimum Lot Size 12,000 SF  19,679 SF
Maximum Lot Size 24,000 SF           44,153 SF*
Minimum Lot Width 100 FT    101 FT
Minimum Lot Depth 100 FT    138 FT
Maximum Building Lot Coverage 30%  30% max
Maximum Building Height 35 FT       35 FT max**
Minimum Setbacks  
 Front 30 FT   30 FT
 Side    15 FT  15 FT
 Street Side 30 FT  n/a
 Rear 35 FT  35 FT

*Per CMC 18.09.040 Table 1, footnote 3 an exception to the maximum lot size is 
allowed due to the existence of a single-family residence on the project site that is being 
retained. 
** to roof peak per Shorelines 
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Chapter 18.31.040 Procedures for Landscape, Tree & Vegetation Plans 
No existing trees are proposed to be removed as part of this project. Per CMC 
18.13.040.B a tree survey is not required. 
 
 
Chapter 18.13.51 Minimum Tree Density Requirement 
Per CMC 18.13.051 20 tree units per acre are required. This proposed short plat 
requires 29 tree units and provides 57 tree units via on site existing trees as noted 
below. 
 

            Site Area    Tree Units Req / Acre   Tree Units Required 

             1.46 AC          20 units / acre                  29 

   

Tree Species Dia @ Breast Height (dbh) Tree Units per CMC 18.13.051 
Table 2 

Douglas Fir (north part of lot - 

(Pseudotsuga menziesii) 

12” 2 

Douglas Fir (north part of lot - 

(Pseudotsuga menziesii) 

12” 2 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
36” 14 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
30” 11 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
24” 8 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
24” 8 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
20” 6 

Black Cottonwood (south 

part of lot – Populus balsamifera) 
20” 6 

Total Tree Units T 57 

 
 
9. That the plat meets the requirements of Chapter 58.17 RCW and other applicable state and 

local laws which were in effect at the time of preliminary plat approval. 
 

RCW 58.17.110 
Approval or disapproval of subdivision and dedication -- Factors to be considered -- 
Conditions for approval -- Finding -- Release from damages.  
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(1) The city, town, or county legislative body shall inquire into the public use 
and interest proposed to be served by the establishment of the subdivision and dedication. It 
shall determine: (a) If appropriate provisions are made for, but not limited to, the public 
health, safety, and general welfare, for open spaces, drainage ways, streets or roads, alleys, 
other public ways, transit stops, potable water supplies, sanitary wastes, parks and 
recreation, playgrounds, schools and school grounds, and shall consider all other relevant 
facts, including sidewalks and other planning features that assure safe walking conditions for 
students who only walk to and from school; and (b) whether the public interest will be served 
by the subdivision and dedication.  
 
The project site is accessed via an existing private road, SW 5th Avenue. 
 
City of Camas water service is not available to the site. The western lot will utilized its 
existing shared well and a new well is proposed for the eastern lot. 
 
City of Camas sewer service is not available to the site. The western lot will utilized its 
existing septic system and a new septic system is proposed for the eastern lot. 
 
A Stormwater Report, stormwater plans and erosion control plans have been prepared by the 
project civil engineer Steve Hale that address the City of Camas’s requirements. This report 
and plans has been included as part of the preliminary review package. 
 
(2) A proposed subdivision and dedication shall not be approved unless the 
city, town, or county legislative body makes written findings that: (a) Appropriate provisions 
are made for the public health, safety, and general welfare and for such open spaces, 
drainage ways, streets or roads, alleys, other public ways, transit stops, potable water 
supplies, sanitary wastes, parks and recreation, playgrounds, schools and school grounds 
and all other relevant facts, including sidewalks and other planning features that assure safe 
walking conditions for students who only walk to and from school; and (b) the public use and 
interest will be served by the platting of such subdivision and dedication. If it finds that the 
proposed subdivision and dedication make such appropriate provisions and that the public 
use and interest will be served, then the legislative body shall approve the proposed 
subdivision and dedication. Dedication of land to any public body, provision of public 
improvements to serve the subdivision, and/or impact fees imposed under RCW 82.02.050 
through 82.02.090 may be required as a condition of subdivision approval. Dedications shall 
be clearly shown on the final plat. No dedication, provision of public improvements, or 
impact fees imposed under RCW 82.02.050 through 82.02.090 shall be allowed that 
constitutes an unconstitutional taking of private property. The legislative body shall not as a 
condition to the approval of any subdivision require a release from damages to be procured 
from other property owners.  
 
No dedication are required, the project site is accessed via an existing private road, SW 5th 
Avenue. 
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Camas Shoreline Master Program: (Camas code verbiage in italics) 

The project site is located within the Medium Density shoreline designation where residential 
development is an allowed use. 
 
Chapter 6.3.12 – Residential Development is addressed below. 
 
1. Residential developments shall include provisions to ensure preservation of native vegetation  

and control erosion during construction. 
 

No native vegetation is proposed to be removed as part of this 2-lot short plat. The project’s 
storm drainage and erosion control measures have been designed, in conformance to CMC 
14.06 Erosion and Sediment Control, by the project civil engineer, Steve Hale of Hale 
Development Services. A preliminary grading & erosion control plan has been included 
with this application. 
 
 

2. New residential construction shall be located so as not to require shoreline stabilization 
measures. 

 
No shoreline stabilization is proposed as part of this 2-lot short plat. In addition shoreline 
stabilization will not be required by the future residential construction as the existing 
residence is located 125’ from the ordinary high water mark, and the second new residence 
will be constructed at least 75’ from the ordinary high water mark. 
 
 

3. New residential development shall be prohibited in, over, or floating on the water. 
 

No residential development is proposed in, over, or floating on the water. 
 
 
4. New residential development shall be located and designed that the bulk and density of 

structures minimizes view obstructions to and from the shoreline. 
 
The future residence will not obstruct the view to the shoreline as the railroad right-of-way is 
located on the north side of the property on a levee like earthen structure; this right-of-way 
effectively blocks views of the shoreline from properties to the north. No view exist from the 
shoreline landward. 

 
 
5. Clustering of residential units shall be allowed where appropriate to minimize physical and 

visual impacts on shorelines. 
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N/A. The western lot of this 2-lot short plat will contain an existing residence and the eastern 
lot will contain a new residence. 

 
 
6. In those areas where only onsite sewage systems are available, density shall be limited to that 

which can demonstrably accommodate protection of surface and groundwater quality. 
 
This 2-lot short plat has been designed in conformance with the City of Camas’ R-15 zoning 
district. The new onsite sewage system proposed will be reviewed and approved by the Clark 
County Health Department prior to construction. 

 
 
7. New residential development, including sewage disposal systems, shall be prohibited in 

floodways and channel migration zones. 
 
This project does not propose residential development or sewage disposal systems within 
floodways or channel migration zones. 

 
 

8. Appurtenances, accessory uses, and facilities serving a residential structure shall be located 
outside setbacks and critical areas and buffers unless otherwise allowed under this Program 
to promote community access and recreational opportunities. 
 
No appurtenances, accessory uses, or facilities are proposed as part of this project. 

 
 

9. New residential units or lots created through land division in the shoreline shall be sized 
and configured in accordance with the city’s zoning ordinance and shall only be permitted 
when the following standards are met: 
 
This 2-lot short plat has been designed in conformance with the City of Camas’ R-15 zoning 
district. 
 
a. Flood hazard reduction measures are not required and will not be necessary during the 
life of the development or use in accordance with Appendix C, Chapter 16.55 Frequently 
Flooded Areas. 
 
The future new residence on the new lot will be located and designed so as to not require 
flood hazard reduction measures. 
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b. Shoreline stabilization measures are not required. 
 
Shoreline stabilization will not be required by the future residential construction as the 
existing residence is located 125’ from the ordinary high-water mark, and the second new 
residence will be constructed at least 75’ from the ordinary high water mark. 

Summary 
We believe the establishment of this project is in the best interest of the public as a whole. This 
project will fulfill goals identified within the Comprehensive Plan, such as providing low density 
residential lots. The development goals for the site will be fulfilled resulting in a broader tax base 
that will help furnish funding for projects enjoyed by the public as a whole. 

We ask that Staff utilize this narrative to supplement the entire submittal in order to reach 
findings that will support a recommendation of Approval.  Please give me a call with any 
question that you might have. 
 
Please forward a copy of all correspondence to Planning Solutions, Inc. c/o Chris Baumann, PO 
Box 61406, Vancouver, WA 98666; Phone: 750-9000; email: chrisb@planningsolutionsinc.com 
 
Sincerely, 
 

 
 
Chris Baumann, LA 
Planning Solutions, Inc.  
 
 

attachments:  Subdivision Submittal Plans & Documents
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Posted at the Camas Library, City Hall and City Website  
Mailed to property owners within 300-feet of the property on July 4, 2019. 

 

 
NOTICE OF APPLICATION FOR  

SHORELINE SUBSTANTIAL DEVELOPMENT PERMIT 
Haley Short Plat 

(File #SHOR19-02) 
 

NOTICE IS HEREBY GIVEN that the City of Camas filed an application for a Shoreline Substantial 
Development Permit to construct a two lot short plat located at 4550 SE 5th Ave Camas, WA 
98607. The project is located within the shoreline designation of “Medium Intensity”.  

Application Materials: The application was deemed technically complete on May 31, 2019, and 
included the following documents, which are available for review at the Community 
Development Department (616 NE 4th Avenue): Narrative, Vicinity Map, Development Plans, 
Stormwater Report, SEPA Checklist, Critical Areas Assessment, and other required documents.   

Comment Deadline:  Written comments must be received in the next 30 days, by  
August 5, 2019, before 5:00 p.m.  Mailed comments may be directed to the Community 
Development Department, c/o Shoreline Administrator, 616 NE Fourth Avenue, Camas, WA 
98607, or email your comments to communitydevelopment@cityofcamas.us. Only those persons 
who respond in writing (indicating interest in the project) will be included in future mailings, and 
receive a copy of the final decision.   

Public Meeting: The proposed project will be reviewed by the Shoreline Management Review 
Committee at a public meeting. The meeting date and time have not been scheduled yet. 
Information regarding the public meeting will be posted on the city’s website, and mailed to 
those interested parties, who have responded in writing to this notice. 

For questions related to this application, please contact Lauren Hollenbeck, Senior Planner, at  
(360) 817-7253 or lhollenbeck@cityofcamas.us.  

  

EXHIBIT 4
SHOR 19-02
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Haley Short Plat (SP19-01) 
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Purpose of checklist: 

Instructions for applicants:

Instructions for Lead Agencies: 

Use of checklist for nonproject proposals:

A.  Background

Haley Short Plat 
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Dale Anderson / DEA Investments 

Applicant: Dale Anderson, PMB 364, 16420 SE McGillivray Blvd, Suite 103, Vancouver, WA 98683 
                 (360) 896-9000 
Contact: Chris Baumann, Planning Solutions, Inc. PO Box 61406, Vancouver, WA 98666 
               (360) 750-9000 

04/16/19

City of Camas, WA

The project is proposed to be constructed within five years of preliminary plat approval after which the 
Applicant may elect to file for subsequent extensions.

None at this time

An Environmental Constraints Assessment has been prepared by a biologist Kevin Grosz of The Resource 
Company.
Clark County On-site sanitary sewer approvals have been prepared for the project site.
An Archaeological Pre-determination has been prepared for the site by Archaeological Services, LLC 

None known

City of Camas: 
 Preliminary and Final Short Plat Review 
 SEPA Review 
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 Shoreline Permit 
 Critical Areas Review 
 Archeological Review 
 Fire Department Review 
 Building Permit & Plan Review 

    Engineering Review

This application proposes a two-lot short plat. The new lot is proposed to be short platted from the 
existing 1.46± acre single-family lot. Access for the new lot-2 is from the existing private road, SW 5th 
Avenue. The existing single-family residence on the site will remain on lot 1 of the short plat and a new 
home with associated infrastructure will be constructed on lot 2. 

The project site is located (Tax Lot 127155-000) is located at 4550 SE 5th Avenue, Camas, WA. The site 
currently consists of one tax lot located in the SE ¼ of Section 8, Township 1N, Range 3E of the 
Willamette Meridian 

B.  Environmental Elements

 Earth

_mostly flat with a slope at the 
north and south sides 

25% 

The site’s soils appear to contain Non-Hydric, Newberg Silt Loam (NbB) soils. 
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None know or observed 

No fill is currently proposed. Grading will occur over approximately 3,300 SF for a new driveway 
and for approximately 5,200 SF for the new residence. Final grading quantities will be established 
by the final grading plan

Yes, erosion could occur as a result of clearing or construction, which is the case for all sites.  Site 
grading will be conducted under a site specific Erosion Control Plan developed by the project Civil 
Engineer, Hale Development Services.

Approximately 20% 

A preliminary Erosion Control Plan has been prepared by the project Civil Engineer. The plan 
proposes erosion control measures designed to minimize erosion impacts. The plan calls for 
implementing various temporary Best Management Practices (BMP), which include locating 
silt fences, sediment traps, construction entrances, and diversion swales for clean water, soil 
stabilization techniques, and protection of drainage structures. The  above Erosion Control 
Measures will be placed to preclude impacts to neighboring properties, existing roadways, and 
existing storm systems. At the completion of the construction phase, the site will be permanently 
stabilized with either pavement or a vegetative cover.

2. Air

The construction of this project would result in heavy equipment exhaust and small amounts of 
dust. The dust would be mitigated by  the use of a water truck during construction.  After 
construction, the site will generate automobile exhaust from residents.

No sources of emissions are known 
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The project construction will utilize a water truck when operating during dry conditions. 
The project will have an erosion control plan in place to suppress derelict dust. 

3.  Water

The southern boundary of the project site is bordered by the Columbia River. Wetlands have not 
been observed on the site. 

Yes, the project is located within 200’ of the Ordinary High Water Mark of the Columbia River. 
This project is a 2-lot short plat (land division). In the future a single family residence, driveway, 
on-site sanitary sewer system and water well will be constructed on the newly created residential 
lot. Plans have been included with the project submittal to the City of Camas. 

N/A 

No 

A portion of the project site lies within a 100-year floodplain and has been located on the plans. 
No construction is proposed within the 100-year floodplain. 

This project drains into a flow control exempt waterbody, the Columbia River. The proposed 
project is to meet the runoff treatment (water quality) requirements by utilizing a bioretention 
planter to treat the runoff from the driveway and a portion of the paved existing private access 
road. 
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A new well is proposed for the newly created lot. This well will be used for drinking water and 
other residential uses such as irrigation. Quantities to be withdrawn will be consisten with a 
normal single family residence. No water will be directly discharged to groundwater. A 
bioretention planter is proposed to treat run-off from impervious surfaces. 

A bioretention planter is proposed to treat run-off from impervious surfaces. An on-site sanitary 
sewer system (septic system) is proposed and will discharge domestic sewage into the ground.

This project drains into a flow control exempt waterbody, the Columbia River. The proposed 
project is to meet the runoff treatment (water quality) requirements by utilizing a bioretention 
planter to treat the runoff from the driveway and a portion of the paved existing private access 
road. 

Not likely. Stormwater will be treated before being discharged and domestin 
sewage will be treated and infiltrated via an approved on-site sanitary sewer 
system.

No 

This project drains into a flow control exempt waterbody, the Columbia River. The proposed 
project is to meet the runoff treatment (water quality) requirements by utilizing a bioretention 
planter to treat the runoff from the driveway and a portion of the paved existing private access 
road. 
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4.  Plants

X
X
X

X

X (blackberries) 

Lawn / grass 

No threatened or endangered species of plants have been observed on the site. Oregon 
White Oak and Lily are know to occur within the area of the project site. 

All existing trees will remain on site. Vegetation waterward of the 100 year flood plain will remain 
site. Existing grass/turf area will be removed at a future date when the new residence is constructed. 

Himalayan Blackberry existing along the bank of the Columbia River. 

5.  Animals

hawk, heron, eagle, songbirds, owles, bats. racoon, squirrel, rabit, deer, salmn 
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No threatened or endangered species have been observed on the site. Several species 
of threatened Salmon are known to be in the Columbia River near the project site. 

No specific migration route is known.  However, the entire region is part of the Pacific 
Flyway.

General residential landscape will provide forage and cover for small animals and 
birds.

None Known 

6.  Energy and Natural Resources

Electricity and propone will be used for general household uses including heating. 

No 

The future construction of a single family residence on the project site will be 
executed in accordance with the current energy standards required by Washington 
State and the International Building Code as adopted by the City of Camas Building 
Department. 

7.  Environmental Health

This project anticipates that normal use of heavy equipment (in accordance with OSHA 
guidelines) during the future construction phase will result in low health hazard exposure.  The 
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on-going use is single family residential, which is a low health hazard. 

Emergency services could include:  ambulance, fire, and police.

None Known

This project anticipates that normal use of heavy equipment (in accordance with OSHA 
guidelines) during the future construction phase will result in low health hazard 
exposure.  The on-going use is single family residential, which is a low health hazard. 

Emergency services could include:  ambulance, fire, and police.

No specific health hazard is identified

b.  Noise

The primary source of noise generated off-site would be from the railroad 
located along the northern side of the project site. 

Short Term:  The project will produce noise from heavy construction equipment and 
building construction between 7 AM and 10 PM when the future single family residence is 
constructed  All work activities will comply with state noise levels. 

Long Term:  Vehicular traffic would be the primary source of external noise. 
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None

8.  Land and Shoreline Use

The abutting properties to the east and west are developed with single family residences. This 2 
lot short plat will create one new lot from vacant land. A single family residence will be 
constructed at a future date that is compatible with surrounding residences.

Unknown 

No 

An existing single family residence exist on the site. 

No, the existing single family residence will be retained and contained on the western lot of this 2 lot 
short plat. 

R-15 (Single Family Residential) 

SFL (Single Family Low) 
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Medium Intensity Shoreline 

Yes, portions of the site are located within geologically hazardous areas, frequently flooded areas and 
a fish & wildlife habitat conservation area. The future single residence is not proposed within these 
areas. 

Approximately our (4) people can be expected to live in the future single family residence. 

None

N/A 

The proposed project fulfills the R-15 zoning district with single-family housing.  In addition, 
the project has been designed to comply with City of Cama Codes. 

N/A 

9.  Housing

One future single family residence will be provided on the newly created lot. Middle to High Income. 

None
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N/A 

10.  Aesthetics

No view impacts are anticipatd. 

Landscaping will be provided to enhance the aesthetics of the future residence. 

11.  Light and Glare

Typical residential lighting at night. 

None anticipated 

Neighboring single family residence lighting. 

Exterior lighting will be directed inwards to the site. 

12.  Recreation

The Columbia River existing to the south of the project site. 

No 
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N/A 

13.  Historic and cultural preservation

An Archaeological Predetermination has been conducted and no Archaeological resources 
where observed on the site. 

An Archaeological Predetermination has been conducted and no Archaeological resources 
where observed on the site. 

An Archaeological Predetermination has been conducted and no Archaeological resources 
where observed on the site. 

Excavation operators will observe excavation for artifacts while in process.  If artifacts are found, 
the discovery will be roped off and excavation will continue on the unexpected areas of the site.  The 
Office of Archaeology and Historic Preservation in Olympia, Washington and Heritage trust of 
Clark County will be notified of the find.  The owners of the site understand that failure to report a 
find of a cultural resource may constitute a Class C Felony, subject to imprisonment and/or fines.

14.  Transportation

No 

60

Item 1.



No parking spaces will be provided or eliminated. The future single family residence will provide 
parking in the driveway and/or garage. 

No 

Columbia River shipping utilizes the river and the Portland International Airport’s arrival & 
departures follow the river to and from the airport.

2 to 4, peak volumes would be consistenat with a typical single family residence. 

No 

None

15.  Public Services

No, the project currently falls within the urban growth boundary.  Existing service should be 
adequate to serve this project. 

Impact Fees will be paid as required. 
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16.  Utilities

Electricity: Clark Public Utilities (currently available to site) 
Phone (unknown provider, currently available to site) 
Cable (Comcast, unknown availability) 
Refuse Service: Waste Connections (currently available to site) 
Water: private well (to be drilled) 
Sanitary Sewer: privte septic system (to be constructed) 

C.  Signature

Dale Anderson_/ DEA Investments_____________________

Property Owner

April 2019__________
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EXHIBIT 8
SHOR 19-02
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EXHIBIT 9
SHOR 19-02
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FISH & WILDLIFE HABITAT CONSERVATION AREAS 
 

Project:   Haley Short Plat 
Applicant:     Dale and Leta Anderson, Trustee 
Location:  4550 S.W. 5th Avenue, Camas, Washington 
Legal Description:  SE ¼ of Sec. 8, T01N, R03E, W.M.; Clark County 
Serial Number(s): 127155-000 
Parcel Size: 1.4653 Acres 
Zoning: R-15 
CompPlan: SFL 
Shoreline 
Designation: Medium Intensity/Aquatic 
Watershed: Columbia Slope 
WRIA: Salmon-Washougal (28)  
Jurisdiction: City of Camas 
Project Type:  Residential 
Assessment by:   Kevin Grosz, P.W.S. 
Site Visit(s):   August 8, 2019 
Report Date:  August 9, 2019 
Updated 
Report Date:  September 9, 2019 
Revised 
Report Date:  October 24, 2019 
 
 
INTRODUCTION 
 
This report presents the revised habitat mitigation plan for the Haley Short Plat located at 
4550 S.W. 5th Avenue, Camas, Washington (Fig. 1). The Applicant (Dale & Leta 
Anderson, Trustee) is proposing to divide the 1.4653 acre property into 2-lots as shown in 
Figure 2. The site is located on the north shore of the Columbia River. The Columbia 
River is a shoreline of the state and has 150-foot riparian buffer that is regulated under 
Shoreline Master Programs (SMP) Appendix C 16.61. The Applicant is proposing to 
reduce the riparian buffer as allowed under this Chapter of the SMP. This plan was 
revised to show the changes of the lot numbers which have been exchanged. 
 
EXISTING CONDITIONS 
 
Currently, a house, outbuildings, gravel driveway and parking area occur through the 
central portion of Lot 2 (Fig. 2). The majority of the property is a parklike setting with 
maintained lawn and landscaping. The Columbia River forms the southern property line. 
Trees line the outer edges of the west and south edges of the property. The majority of the 
trees are black cottonwood (Populus balsamifera) and Douglas-fir (Pseudotsuga 
menziesii). Blackberry (Rubus spp.), native willow (Salix spp.) and red-osier dogwood 
(Cornus alba) occur along water ward side the shoreline of the Columbia River. The 
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property is relatively flat, generally sloping from north to south (Fig. 3). The majority of 
the property is located within the shoreline buffer of the river. The shoreline designations 
are medium intensity and aquatic as shown in Figure 4. 
 
FISH AND WILDLIFE HABITAT CONSERVATION AREAS 
 
The City has enacted a fish and wildlife habitat conservation areas ordinance to designate 
and classify ecologically sensitive and hazardous areas and to protect these areas, their 
functions and values while allowing for some reasonable use of property. Identified fish 
and wildlife habitat conservation areas are to be preserved to the greatest extent possible. 
Any adverse impacts shall be mitigated so that there is no net loss of habitat functions or 
area. Regulated fish and wildlife habitat conservation areas include (SMP 
16.61.010(A)(1-7): 
 

1. Areas with which State or Federally Designated Endangered, Threatened and 
Sensitive Species have a Primary Association. Field studies shall be 
conducted to determine the presence of these species within the study area. 

2. State Priority Habitats and Areas Associated with State Priority Species. 
These areas are identified by Washington Department of Fish and Wildlife. A 
description of priority species and habitats is outlined in 16.61.010(A)(2) of 
the SMP. 

3. Locally Important Habitats and Species – specifically Oregon White Oak and 
Camas Lily. Protection requirements for each of these species are outlined in 
16.61.010(3)(a) for Oregon white oak and (b) for Camas lily. 

4. Naturally occurring Ponds under 20-acres – these ponds and their submerged 
aquatic beds provide valuable fish and wildlife habitat. 

5. Waters of the State – as defined by WAC 222-16-031 
6. Bodies of water planted with game fish by a governmental or tribal entity 
7. State Natural Area Preserves and Natural Resource Conservation Areas which 

are defined, established and managed by the Washington Department of 
Natural Resources. 

 
According to the Clark County GIS Habitat Map (Fig. 5) the Columbia River is identified as a 
Shoreline Stream (Type S). Clark County places a 250-foot riparian buffer (as measured from 
the ordinary high water mark (OHWM)) on Type S streams as shown in Figure 5. However, 
this parcel is regulated by the City of Camas under SMP 16.61 which places a 150-foot 
riparian buffer (SMP 16.61.040(D)) on Type S streams. The OHWM of the Columbia River 
and 150-foot riparian buffer are shown in Figure 6. Encroachments into the 150-foot riparian 
buffer will require a habitat permit through SMP 16.61.040(D)(2)(3)(4) as outlined below. 
 
The Columbia River is known to contain fish species listed as threatened under the 
Endangered Species Act (ESA). These fish species include bull trout (Salvelinus confluentus), 
chinook (Oncorhynchus tshawytascha), chum (O. keta), coho (O. kisutch), and steelhead (O. 
mykiss). 
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No other fish and wildlife habitat conservation areas have been identified on or adjacent to the 
property. 
 
MITIGATION SEQUENCING (SMP 16.51.160) 
 
The Applicant has avoided all direct impacts to the Columbia River. However, the 
Applicant is proposing to reduce the riparian habitat buffer provide for Lot 2 which 
contains the existing house and a building area for Lot 1 as allowed under SMP. These 
habitat impacts will be compensated though enhancement of riparian habitat on-site along 
the shoreline of the Columbia River. These impacts and proposed compensations are 
detailed below. 
 
RIPARIAN BUFFER IMPACTS & COMPENSATION (Fig. 6) 
 
The Applicant is proposing to reduce the 150-foot riparian zone of the Columbia River to 
allow for the construction of a house on Lot 1 and to maintain the house and landscaped 
area on Lot 2. According to SMP Table 6-1 the residential building setback in the 
medium intensity designated shoreline is 35 feet. The Applicant is proposing to reduce 
the riparian buffer to 75 feet as allowed under SMP 16.61.040(3)(4). Currently a 
manufactured home, car port, and compacted gravel occur within the 150-foot riparian 
buffer in Lot 2(Fig. 7). Due to presence of impervious surfaces and lack of any vegetation 
in this area it provides a fragmented riparian habitat function and is considered 
functionally isolated. This 4,860 ft² area (Fig. 7) is therefore not included in the buffer 
reduction calculations. The riparian buffer impacts and compensation are outlined below: 
 
IMPACTS/COMPENSATION 
Lots 
The Applicant is proposing to reduce the 150-foot riparian buffer adjacent to the 
Columbia River to 75 feet (Fig. 7) as allowed under SMP 16.61.040(D)(4) Alternative 
Mitigation for Stream Buffers which states: The requirements set forth in this section may 
be modified at the City of Camas’ discretion if the applicant demonstrates the greater 
habitat functions of a per function basis, can be obtained in the affected drainage basin 
as a result of alternative mitigation measures. According to WDFW (Riparian 
Ecosystems  2018) typical riparian system functions include stream temperature 
modification, water purification, floodwater storage, stream channel stabilization, woody 
debris recruitment, and provided areas for fish and wildlife movement. Currently the 
buffer reduction area consists of a house and gravel driveway and parking area in the 
northwest portion of the reduction area (4,860 ft², Fig. 7). The remainder of the riparian 
buffer reduction area (15,078 ft²) is maintained lawn. One black cottonwood tree is 
within the buffer reduction area and this tree will not be removed as a result of the short 
plat. Based on these existing conditions, the reduction area provides minimal riparian 
habitat function for any of the above described functions. To compensate for this buffer 
reduction, the Applicant is proposing to plant the 20,080 ft² area between the OHWM and 
the 75-foot reduced riparian buffer as shown in Figure 7. This area is maintained lawn 
with several black cottonwood trees. No shrub layer exists in this area. This planting will 
consist of a native tree and shrub planting that will provide a diverse plant community, 
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increased structure and an overall lift in habitat functions over the existing parklike 
setting. The enhanced buffer is adjacent to the Columbia River which will provide a 
corridor for wildlife to move freely through this area to access the river and other habitats 
that may occur on adjacent properties. In addition to the planting, the Applicant will 
remove and maintain existing non-native aggressive plant species from the enhancement 
area and along the shoreline. The proposed planting plan details are specified below. 
 
Photographs of the proposed impact and compensation areas are shown in Photo-sheet 1. 
 
PROJECT SCHEDULE 
 
This project is proposed to begin construction as soon as the appropriate permits are 
received. Riparian buffer enhancement activities will take place during the first planting 
season following habitat impacts. 
 
PLANTING PLAN 
 
The riparian buffer enhancement area (20,080 ft²) will be planted with native trees and 
shrubs at a rate of 5 trees and 10 shrubs per 1000 ft². Planting details are provided in 
Figures 8 and 9. 

 
Planting Plan Specifications – Riparian Enhancement Area (20,080 ft²), 5 
trees/10 shrubs per 1,000 sq. ft. (Fig 7). 
Species                       Plant Form Minimum 

Size 
Minimum 
Spacing 

 Required 
Number 

Trees 
Western Red Cedar 
(Thuja plicata) 

Seedling 18” 10’  15 

Douglas-Fir 
(Pseudotsuga menziesii)  

Seedling 18” 10’ 35 

Big-Leaf Maple 
(Acer macrophyllum) 

Bare Root 24” 10’ 20 

Oregon Ash 
(Fraxinus latifolia) 

Bare Root 24” 10’ 30 

Total Trees 100 
Shrubs 
Snowberry 
 (Symphoricarpos albus) 

Bare Root 18-24” 8’ 55 

Indian Plum 
 (Oemleria cerasiformis) 

Bare Root 18-24” 12' 25 

vine maple  
(Acer circinatum) 

Bare Root 18-24” 12’ 10 

Red Flowering Current 
(Ribes sanguineum) 

Bare Root 18-24” 8’ 30 

Hazel Nut 
(Corylus cornuta) 

Bare Root 18-24” 8’ 15 

Native Willow 
(Salix spp.) 

Cutting 6’ 8’ 66 
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Total Shrubs 
 

201 

 
Source of Plant Materials.  All plants will be obtained from nurseries specializing in 
native Pacific Northwest plant materials.  
 
Planting Time.  Bare-root shrubs and trees should be planted between December 1 and 
March 31, when plants are dormant. If planting is conducted outside this time period, 
containerized plant stock will be used and extra care and watering may be needed to 
ensure that plants become adequately established.  
 
Planting Guidelines.  A hole, one foot in diameter and one foot deep, shall be excavated 
for bare root stock. The holes should be large enough to accommodate the plant roots 
without restriction. Plants will be held in place with the top of the root mass at ground 
level.  Topsoil will be backfilled around the roots and lightly tamped to remove any air 
pockets in the soil. Future maintenance should use scarification to keep the 1-foot 
diameter area free of herbaceous vegetation until plants are well established. If the soils 
are not saturated, each plant should be watered at the time of planting. Supplemental 
watering during the dry summer season may also be required to ensure plant survival and 
mitigation success.  
 
PERFORMANCE CRITERIA 
 
Performance measures and standards are used to provide a basis for evaluating whether 
the project’s goals and objectives are being met.  This plan established the following 
criteria as the basis for evaluating mitigation compliance and success.  In order to meet 
the goals and objectives, the mitigation must meet the following criteria: 
 
The City requires a minimum of five (5) years of monitoring and maintenance. The 
criteria listed below are intended to meet the requirements of SMP 16.51.170(D) for this 
project. Performance measures and standards are used to provide a basis for evaluating 
whether the project’s goals and objectives are being met. In order to meet the goals and 
objectives, the mitigation must meet the following criteria: 
 

1. Native Woody Species (Buffer Enhancement Area) 
a. Performance Standard  - Year 1 - Planted, native woody species in the 

buffer area will achieve at least 100 percent survival one year after the site 
is planted.  If dead plants are replaced, the performance standard will be 
met. 

b. Performance Standard Years 2-4 – Native woody species (planted or 
volunteer) will achieve a density of a minimum of 6 shrubs and 3 trees per 
1000 ft² in the enhanced buffer areas. 

c. Performance Standard Year 5 - at least 50 percent aerial coverage of 
native trees and shrubs. Natural colonization can make it difficult to 
separate planted individuals from volunteer trees and shrubs. Therefore, 
naturally colonized species will be included in vegetation monitoring. 
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2. Invasive species (all years) 

a. Performance Standard - During All Years, non-native, invasive plant 
species will not exceed 20 percent aerial cover in the riparian buffer 
enhancement area. 

 
MONITORING AND MAINTENANCE PLANS 
 
The following actions will be implemented as part of the buffer mitigation monitoring 
and maintenance plan on this site: 
 

1. The initial and all successive year plantings will be supervised by a qualified 
professional (as defined by SMP Chapter 7.139) to ensure that correct planting 
procedures are followed; that plantings are done according to the planting 
scheme; and to determine if the enhancement areas are meeting the performance 
standards listed above. 

 
2. Monitoring of all planted areas will commence the summer following the initial 

planting (year 1) and continue in years 2, 3, 4, and 5. Monitoring will be 
conducted by a qualified professional during the late spring or summer time 
period. Monitoring will consist of walking the site during mid- to late summer to 
assess the enhancement area to determine if the performance standards are being 
met. The monitoring report will identify deficiencies in the mitigation progress 
and any contingency measures that will be taken to correct those deficiencies. 
Photographs taken from established photo-stations will be included with these 
reports. For each year that monitoring is required, a report documenting the 
monitoring results will be submitted to the City. 

 
3. To ensure planting success, the Applicant will be responsible for performing 

minor maintenance over the monitoring period. This will include the selective 
removal of undesirable plant species such as blackberry (Rubus spp.) that may be 
hindering the growth and establishment of the favored plant stands. An area, 1-
foot in diameter surrounding each planted woody species, will be kept free of 
competing vegetation. This can be accomplished either by scarifying the area by 
hand or through the use of weed-control rings. 
 

4. Maintenance of all mitigation areas may include irrigation of the planted stock.  A 
watering schedule will be established during the dry months (June through 
September) so that the plants are watered on a weekly basis during this time 
period.  If necessary, a temporary above ground irrigation system capable of 
watering all of the mitigation areas will be installed. 

 
5. Any maintenance that is required within the enhancement area will be supervised 

by a qualified wetland professional (as defined by SMP Chapter 7.139) familiar 
with this project. 
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ADAPTIVE MANAGEMENT PLANS 
 
Adaptive management plans are designed to identify potential courses of action, and any 
corrective measures to be taken when monitoring indicates project goals are not being 
met. Table 2 summarizes the maintenance and contingency requirements for this project. 
In general, the contingency measures for this site are as follows: 
 

1. Replacement Plantings—Replacement plantings will be made throughout the 
monitoring period if monitoring reveals that unacceptable plant mortality has 
occurred. Woody species will be re-planted to the original number of plants 
proposed in the accepted mitigation plan annually throughout the duration of the 
monitoring and maintenance period. 

 
2. Planting Plan Modifications—Modifications to the planting plan (i.e., plant 

species and densities) will be made if monitoring identifies problems with the 
original planting scheme. For example, if annual monitoring identifies that plant 
mortality is attributed to an inappropriate hydrologic regime, the replacement 
plantings should be made using a more suitable plant species. Any recommended 
changes to the planting scheme will be documented in the annual monitoring 
report. The addition of any new plant species, not already included in this 
enhancement plan, must be approved by the City. 
 

3. Soil Erosion—Any areas demonstrating soil erosion problems will be restored as 
soon as possible. If there does not appear to be a problem with the original design, 
the eroded areas will be restored by replacing any lost topsoil and replanted 
according to the original planting scheme.  

 
Table 2.  Maintenance And Adaptive Management Requirements. 
Maintenance 
Component 

Defect Conditions When Maintenance  
is Needed 

Results Expected When 
Maintenance is 
Performed 

 
Enhancement Areas 

 
Trash and debris 

 
Any trash or debris which exceeds  
1 ft3/100ft2 (equal to the volume of a 
standard size office garbage can). In 
general, there should be no evidence of 
dumping. 
 

 
Trash and debris cleared 
from site. 
 

 
Enhancement Areas 

 
Erosion 

 
Eroded damage >2 inches deep where 
cause of damage is still present or 
where there is potential for continued 
erosion. 

 
Eroded areas should be 
stabilized with appropriate 
erosion control BMPs (e.g., 
seeding, mulching, rip rap). 
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Enhancement Areas 

 
Plant mortality 

 
Plant mortality jeopardizes attaining 
the required survival rate. 

 
Plants should be replaced 
according to the planting 
plan. Modifications to the 
planting plan should be 
made if monitoring 
identifies problems with the 
original planting scheme. 
 

 
Enhancement Areas 

 
Invasion of 
undesirable plant 
species. 

 
Undesirable plant species are hindering 
the growth and establishment of the 
favored plant stands. 

 
Undesirable species 
removed by hand, or in 
accordance with 
recommendations of the 
Clark County Weed Control 
Board. 
 

 
DEMARCATION 
 

SMP 16.51.200 - Critical area markers, signs and fencing. 
A. Temporary Markers. The outer perimeter of the management zones and/or critical 
areas may be required to be marked in the field in such a way as to ensure that no 
unauthorized intrusion will occur, and verified by the director prior to the commencement 
of permitted activities. This temporary marking, if required, shall be maintained 
throughout construction, and shall not be removed until permanent signs, if required, are 
in place. 
B. Permanent Signs. The City may require, as a condition of any permit or authorization 
issued pursuant to this chapter, that the applicant install permanent signs along the 
boundary of a critical area or management zone to City standards. 
C. Fencing. 
 1. The director may condition any permit or authorization issued pursuant to this 
 chapter to require the applicant to install a permanent fence to City specifications 
 at the edge of the habitat conservation area or management zone, when, in the 
 opinion of the City, fencing will reasonably minimize or prevent future impacts to 
 the habitat conservation area. 
 2. Fencing installed as part of a proposed activity, or as required in this 
 subsection, shall be designed so as to not interfere with species migration, 
 including fish runs, and shall be constructed in a manner that minimizes habitat 
 impacts. 

87

Item 1.



________________________________________________________________________ 
Haley Short Plat  Page 9  
Preliminary Habitat Mitigation Plan 
Camas, Washington  

LITERATURE CITED 
 
Riparian Ecosystems, Volume 2: Management Recommendations. 2018. Amy Windrope, 
Timothy Quinn, Keith Folkerts, and Terra Rentz. A Priority Habitat and Species Document 
of the Washington Department of Fish and Wildlife, Olympia. 

88

Item 1.



Figure 1

PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Project Location Map
Haley Short Plat

Camas, Washington

Project
Location

N
N.T.S.

89

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 2

Proposed 2-Lot Short Plat
Haley Short Plat

Camas, Washington

GRAPHIC PROVIDED BY:
Planning Solutions, Inc.

ORDINARY HIGH WATER MARK

N

Approximate Scale

1” = 75’

90

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 3

Clark County GIS Topographic Map
Haley Short Plat

Camas, Washington

Study Area

N

Approximate Scale

1” = 75’

91

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 4

Clark County GIS Shoreline Designation Map
Haley Short Plat

Camas, Washington

Study Area

N

Approximate Scale

1” = 75’

92

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 5

Clark County Priority Habitat/Species Map
Haley Short Plat

Camas, Washington

Study Area

N

Approximate Scale

1” = 75’

93

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 6

OHWM and Riparian Buffer
Haley Short Plat

Camas, Washington

OHWM

N

Approximate Scale

1” = 80’

Columbia River
Type S Stream
150-Foot Riparian Buffer

1
5
0
’

B
u
ff
e
r

94

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Figure 7

Proposed Habitat Buffer Reduction/Compensation Areas

Haley Short Plat
Camas, Washington

OHWM

7
5
’

B
u
ff
e
r

1
5
0
’

B
u
ff
e
r

N

Approximate Scale

1” = 80’

Functionally
Isolated Riparian
Buffer Area
= 4,860 sq.ft.

Riparian Buffer
Reduction Area
= 15,078 sq.ft.

Riparian Buffer
Compensation/Enhancement
Area = 20,080 sq.ft.

LEGEND

Lot 2

Lot 1

A

A

95

Item 1.



PROPOSED ACTIVITIES IN:
Columbia Slope Watershed
LEGAL: SE ¼ of Sect. 8, T1N, R3E,
W.M.
NEAR: Camas, Washington
COUNTY: Clark County
DATE: October 24, 2019

Haley Short Plat

APPLICANT:
Dale and Leta Anderson, Trustee
4420 S.W. 5th Avenue
Camas, WA 98607

PURPOSE: Revised Habitat Mitigation
Plan 222 E. Evergreen Blvd., Vancouver, WA 98660 ph: 360-693-4555  fax: 360-699-6242

Planting Plan Specifications – Riparian Enhancement Area (20,080 ft²), 5

trees/10 shrubs per 1,000 sq. ft. (Fig 7).
Species Plant Form Minimum

Size

Minimum

Spacing

Required

Number

Trees

Western Red Cedar

(Thuja plicata)

Seedling 18” 10’ 15

Douglas-Fir

(Pseudotsuga menziesii)

Seedling 18” 10’ 35

Big-Leaf Maple

(Acer macrophyllum)

Bare Root 24” 10’ 20

Oregon Ash

(Fraxinus latifolia)

Bare Root 24” 10’ 30

Total Trees 100

Shrubs

Snowberry

(Symphoricarpos albus)

Bare Root 18-24” 8’ 55

Indian Plum

(Oemleria cerasiformis)

Bare Root 18-24” 12' 25

vine maple

(Acer circinatum)

Bare Root 18-24” 12’ 10

Red Flowering Current

(Ribes sanguineum)

Bare Root 18-24” 8’ 30

Hazel Nut

(Corylus cornuta)

Bare Root 18-24” 8’ 15

Native Willow

(Salix spp.)

Cutting 6’ 8’ 66

Total Shrubs 201

Typical Riparian Buffer Enhancement Area Plantings

50’

2
0
’

Note: Plant locations are approximate.
Actual plant locations will be determined
in the field at the time of planting.

�

�

�

�

Figure 8

Riparian Buffer Enhancement Planting Details
Haley Short Plat

Camas, Washington
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Note: Plants are not to scale. Plant locations
are approximate. Actual plant locations
will be determined in the field at the time
of planting. No excavation or grading
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WSP USA 
Suite 300 

210 East 13th Street 
Vancouver, WA 98660-3231 

+1 360-823-6100 
WSP.com 

Memorandum  
 
Date: December 20, 2019 

Subject: Haley Short Plat – Shoreline Critical Areas Report Peer Review 
(31600141.000) 

From: Dustin Day, PWS 

To: Lauren Hollenbeck, Senior Planner, City of Camas 
 
Route To: Robert Maul, Planning Manager, City of Camas 

 

INTRODUCTION 
The City of Camas (City) contracted with WSP to evaluate the critical areas report (the report) 
prepared by The Resource Company, Inc. (TRC) for the Haley Short Plat dated October 24, 2019. 
The purpose of the evaluation is to review the report and advise and assist the City in determining 
whether the report satisfies the requirements of and/or addresses the applicable criteria found in 
Sections 16.51 and 16.61 of Appendix C to the Camas Shoreline Master Program (SMP).  

Qualifications 
My educational experience includes a bachelor’s degree in Biology from Western Michigan 
University and a master’s degree in Environmental Management from Portland State University. 
I have more than 21 years of professional natural resource experience and have held a 
Professional Wetland Scientist (PWS) certification through the Society of Wetland Scientist for 
9 years. My education and experience meet the minimum qualification established by the City in 
Chapter 7 – Definitions of the SMP.  

SECTION 16.51 OF APPENDIX C – GENERAL PROVISIONS 
WSP reviewed the report to assess its compliance with Section 16.51 (General Provisions) of 
Appendix C. The provisions designate and classify ecologically sensitive and hazardous areas 
and specify protection for them and their functions and values, while allowing some reasonable 
use of property. WSP has concluded that the report generally meets these provisions with the 
following exceptions. 

Section 16.51.170 – Mitigation Plan Requirements 
• Section 16.51.170(A) – Environmental Goals and Objectives. This section requires that the 

mitigation plan identify the goals and objectives of the compensation proposed and analyze 
the likelihood of the mitigation project’s success. The TRC report does not specify goals and 
objectives specific to the project.  

• Section 16.51.170(F) – Financial Guarantees (see also Section 15.51.230 – Bonds). This 
section requires financial guarantees, as determined by the approval authority, to ensure the 
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mitigation plan is fully implemented. It is not known what form of financial guarantee the 
approval authority will require, and no guarantees were proposed in the mitigation plan, but 
the form and amount could be a condition of approval.  

Section 16.51.220 – Critical Areas Protective Mechanism 
• Section 16.51.220(A) requires placing the identified critical areas and their associated buffer 

or management zone in a permanent protective mechanism acceptable to the City. A 
conservation covenant was not proposed but could be a condition of approval.  

SECTION 16.61 OF APPENDIX C – FISH AND WILDLIFE HABITAT 
CONSERVATION AREAS 
WSP has reviewed the report to assess its compliance with Section 16.61 (Fish and Wildlife 
Habitat Conservation Areas [FWHCA]) of Appendix C. WSP has concluded that that the critical 
areas report generally meets these provisions. Specific provision analysis is detailed below.  

Section 16.61.010 – Designation of FWHCA 
The report has identified FWHCA in accordance with the code, identifying the Columbia River 
as an area of primary association for threatened and endangered species and as a water of the 
state. WSP concludes this section of code has been adequately addressed.  

Section 16.61.020 – Critical Area Report Requirements for Habitat Conservation 
Areas 
The report has addressed the criteria established in this section. The report was prepared by a 
qualified professional and discusses the areas that must be addressed, including the project area, 
shoreline areas, water features, floodplains, and other critical areas and buffers, and the project 
design and applicability of buffers. In addition, the report includes a habitat assessment 
documenting existing vegetation and FHWCAs. The report also discusses federal, state, and 
local special management recommendations as well as avoidance, minimization, and mitigation; 
and includes a discussion of monitoring and maintenance management practices.  

Section 16.61.030 – Performance Standards 
The report details the proposed short plat and subsequent residential development. The report 
explains that, because of site constraints posed by steep slopes and proximity to the Columbia 
River, complete avoidance was not feasible. The report describes how the proposed project has 
minimized habitat disruption beyond the extent required to undertake the proposed short plat by 
proposing the future residential development in the outer 50 percent of the stream buffer width 
and mitigating for the reduced stream buffer through buffer enhancements. The mitigation 
measures proposed include several measures discussed in Section 16.61.030(A)(4) of Appendix 
C, including e–j and n–p. The plan also meets Provisions B (Nonindigenous Species Shall Not be 
Introduced) and C (Mitigation Should Result in Contiguous Corridors) of Section 16.61.030. No 
nonindigenous species are proposed in the planting plan and a contiguous corridor along the 
Columbia River has been preserved.  

Additionally, the report meets the mitigation plan requirements detailed in Provision F of Section 
16.61.030, including a planting plan that specifies plan species, quantities, locations, size, 
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spacing and density, along with measures to protect and maintain plants until established, a 
monitoring program, and an adaptive management plan. Based on the information provided, the 
applicant has demonstrated that the proposed project will substantially comply with Section 
16.61.030 of Appendix C.  

Section 16.61.040 – Performance Standards – Specific Habitats 
Section 16.61.040 includes specific habitat performance standards and Section 16.61.040(D) 
pertains to stream buffer widths and is applicable for this project. Section 16.61.040(D)(2)(b) is 
the standard that needs to be meet when reducing and/or averaging stream buffer widths. 
However, Section 16.61.040(D)(4) – Alternative Mitigation for Stream Buffer Areas – allows the 
applicant to propose alternate impacts and mitigation measures provided the applicant 
demonstrates that greater habitat functions, on a per function basis, can be obtained. The report 
addresses the criteria of Section 16.61.040(D)(4), proposing to reduce 20,800 square feet of the 
outer 50 percent of the stream buffer and enhance 20,080 square feet of the inner 50 percent (75 
feet) of the stream buffer with native trees and shrubs at a 1:1 ratio. The report proposes to 
remove existing non-native, aggressive plant species from the enhancement area and along the 
shoreline and perform maintenance to keep the area free of these species. Finally, the report 
states that no existing mature black cottonwood trees will be removed as part of the proposed 
short plat. The proposed buffer reduction area is dominated by maintained grasses and provides 
reduced or limited habitat functions. Based on the mitigation measures proposed in the report, 
the project will provide greater habitat functions, on a per function basis, upon completion, 
including the associated maintenance and monitoring. Based on the information provided, the 
applicant has demonstrated that the proposed project will substantially comply with Section 
16.61.040 of Appendix C. 

CONCLUSION 
The critical areas report dated October 24, 2019, substantially meets the requirements of Sections 
16.51 and 16.61 of Appendix C. Specifically, the report meets the requirements of Section 
16.61.040(D)(4), which requires the applicant to demonstrate that greater habitat functions, on a 
per function basis, can be obtained in the affected drainage basin. The applicant will enhance 
20,080 square feet of the inner 75 feet of the stream buffer with native trees and shrubs (1:1 
ratio). The applicant will also remove existing non-native, aggressive plant species from the 
enhancement area and along the shoreline and perform maintenance to keep the area free of these 
species Finally, no existing mature black cottonwood trees will be removed as part of the 
proposed short plat. The proposed buffer reduction area is dominated by maintained grasses and 
provides reduced or limited habitat functions. Based on the proposed mitigation measures, the 
applicant will provide greater habitat functions, on a per function basis, upon completion of the 
proposed mitigation measures and associated maintenance and monitoring.  

This memorandum documents the conclusions and best professional judgment of WSP. The 
information it provides should not be solely relied upon for determining compliance with 
applicable regulations. 

DDD:llt 
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A. PROJECT OVERVIEW 

 

Existing Conditions 

This 2-lot short plat is a portion of adjust (BLA) lot 1 of Short Plat Bk. 3, Pg. 253, located at 5500 

SW 5th Avenue, Camas, WA. The northern boundary of the site is bounded by the southerly right-of-

way line of S, P. & S. Railroad, and the southerly boundary is the Mean High-Water Mark of the 

Columbia River.  

 

The existing vegetative cover is predominately maintained lawn and some deciduous trees that are to 

remain. The site slopes from north to south at ±20% along the northerly 1/3 of the site and is mostly 

flat (±2%) within the middle portion, and then slopes down ±25% to the top bank of the Columbia 

river. Refer to the existing conditions plan for additional information. The southerly ±35’ of the parcel 

is within the 100-year floodplain and the entire site presently drains to the Columbia River. The 

Columbia River is a flow control exempt waterbody as Referenced in SWMMWW, Flow Control 

Exempt Surface Waters, Appendix I-E (page 133). 

 

Project Description 

The project's storm drainage measures have been designed, in conformance to CMC 14.02 Stormwater 

Control. Preliminary stormwater plan (sheet 5) shows the contributing basin boundary for the proposed 

driveway for lot 1. A bioretention planter is proposed for treatment of the runoff from the proposed driveway. 

A roof drain lateral is to be supplied as shown on the stormwater plan, with an outfall rip rap pad and flow 

spreader to be installed approximately 6 feet from top bank of the river. 

 

B. MINIMUM REQUIREMENTS 
 

 
The land disturbing activities are to include installation of a driveway and a residential home on lot 1. There are no 

improvements proposed for lot 2. The lot 1 preliminary proposal estimates that the new lot could generate as much 

as 8,500 square feet (sf) of total impervious pollution generating surfaces, 5,200 sf of possible residential building 

area and 3,300 sf of driveway (impervious). The estimated total impervious area for lot 1 is greater than 5,000 sf, 
triggering the water quality requirements. The stormwater requirements for water quantity (detention) are not 

triggered because this project drains into a flow control exempt waterbody, the Columbia River. The proposed 

project is to meet the runoff treatment (water quality) by utilizing a bioretention planter to treat the runoff from the 
driveway and a portion of the paved existing private access road. The project will create more than 5,000 square 

feet of impervious surfaces and must comply with Minimum Requirements #1 through #9 for the new hard 

surfaces and the converted vegetated areas.
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Description Area (Sq. Ft) 

1 Existing impervious surface 0 

2 Possible New impervious surface *±8,500 

3 Replaced impervious surface 0 

4 Native vegetation converted to lawn or landscaping 0 

5 Land disturbing activity ±13,600 

*includes estimate of 5,200 sf per residential building area & 3,300 for the driveway

Minimum Requirement #1: Preparation of Stormwater Site Plans:

Stormwater plan is part of the preliminary plan set included in this submittal – completed

Minimum Requirement #2: Construction Stormwater Pollution Prevention Plan

(SWPPP):  SWPPP required with final permit submittal. See SWPPP Elements below

1. Preserve Vegetation/Mark Clearing Limits:

a. Before beginning land disturbing activities, including clearing and grading, clearly mark

all clearing limits, sensitive areas and their buffers, and trees that are to be preserved

within the construction area.

b. Retain the duff layer, native top soil, and natural vegetation in an undisturbed state to the

maximum degree practicable.

2. Establish Construction Access:

a. Limit construction vehicle access and exit to one route, if possible.

b. Stabilize access points with a pad of quarry spalls, crushed rock, or other equivalent

BMPs, to minimize tracking of sediment onto public roads.

c. Locate wheel wash or tire baths on-site, if the stabilized constructions entrance is not

effective in preventing tracking sediment onto roads.

d. If sediment is tracked off site, clean the affected roadways thoroughly at the end of each

day, or more frequently as necessary (for example, during wet weather). Remove sediment

from roads by shoveling, sweeping, or pick up and transport the sediment to a controlled

sediment disposal area.

e. Conduct street washing only after sediment is removed in accordance with 2.d, above.

f. Control street wash wastewater by pumping back on-site, or otherwise prevent it from

discharging into systems tributary to waters of the State.

3. Control Flow Rates:
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a. Protect properties and waterways downstream of development sites from erosion and the 

associated discharge of turbid waters due to increases in the velocity and 

peak volumetric flow rate of stormwater runoff from the project site. 
 

b. Where necessary to comply with 3.a, above, construct stormwater retention or 

detention facilities as one of the first steps in grading. Assure that detention facilities 

function properly before constructing site improvements (e.g., impervious surfaces). 

 

c. If permanent infiltration ponds are used for flow control during construction, protect 

these facilities from siltation during the construction phase. 

 
4. Install Sediment Controls: 

a. Design, install, and maintain effective erosion controls and sediment controls to 

minimize the discharge of pollutants. 

b. Construct sediment control BMPs (sediment ponds, traps, filters, etc.) as one of the 

first steps in grading. These BMPs shall be functional before other land disturbing 

activities take place. 

c. Minimize sediment discharges from the site. The design, installation and maintenance 

of erosion and sediment controls must address factors such as the amount, frequency, 

intensity and duration of precipitation, the nature of resulting stormwater runoff, and 

soil characteristics, including the range of soil particle sizes expected to be present on 

the site. 

d. Direct stormwater runoff from disturbed areas through a sediment pond or other 

appropriate sediment removal BMP, before the runoff leaves a construction site or 

before discharge to an infiltration facility. Runoff from fully stabilized areas may be 

discharged without a sediment removal BMP but must meet the flow control 

performance standard in 3.a, above. 

e. Locate BMPs intended to trap sediment on-site in a manner to avoid interference with 

the movement of juvenile salmonids attempting to enter off-channel areas or 

drainages. 

f. Where feasible, design outlet structures that withdraw impounded stormwater from the 

surface to avoid discharging sediment that is still suspended lower in the water 

column. 

5. Stabilize Soils: 

a. Stabilize exposed and unworked soils by application of effective BMPs that prevent 

erosion. Applicable BMPs include but are not limited to: temporary and permanent 

seeding, sodding, mulching, plastic covering, erosion control fabrics and matting, soil 

application of polyacrylamide (PAM), the early application of gravel base early on 

areas to be paved, and dust control. 

b. Control stormwater volume and velocity within the site to minimize soil erosion. 

c. Control stormwater discharges, including both peak flow rates and total stormwater 

volume, to minimize erosion at outlets and to minimize downstream channel and 

stream bank erosion. 
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d. Soils must not remain exposed and unworked for more than the time periods set forth 

below to prevent erosion: 

• During the dry season (May 1 – September 30): 7 days 

• During the wet season (October 1 – April 30): 2 days 

e. Stabilize soils at the end of the shift before a holiday or weekend if needed based on 

the weather forecast. 

f. Stabilize soil stockpiles from erosion, protect with sediment trapping measures, and 

where possible, locate away from storm drain inlets, waterways and drainage channels. 

g. Minimize the amount of soil exposed during construction activity. 

h. Minimize the disturbance of steep slopes. 

i. Minimize soil compaction and, unless infeasible, preserve topsoil. 

6. Protect Slopes: 

a. Design and construct cut-and-fill slopes in a manner to minimize erosion. Applicable 

practices include, but are not limited to, reducing continuous length of slope with 

terracing and diversions, reducing slope steepness, and roughening slope surfaces (for 

example, track walking). 

b. Divert off-site stormwater (run-on) or ground water away from slopes and disturbed 

areas with interceptor dikes, pipes and/or swales. Off-site stormwater should be 

managed separately from stormwater generated on the site. 

c. At the top of slopes, collect drainage in pipe slope drains or protected channels to 

prevent erosion. 

• Temporary pipe slope drains must handle the peak volumetric flow rate calculated 

using a 10-minute time step from a Type 1A, 10-year, 24-hour frequency storm for 

the developed condition. Alternatively, the 10-year 1- hour flow rate predicted by 

an approved continuous runoff model, increased by a factor of 1.6, may be used. 

The hydrologic analysis must use the existing land cover condition for predicting 

flow rates from tributary areas outside the project limits. For tributary areas on the 

project site, the analysis must use the temporary or permanent project land cover 

condition, whichever will produce the highest flow rates. If using the Western 

Washington Hydrology Model to predict flows, bare soil areas should be modeled 

as “landscaped area.” 

d. Place excavated material on the uphill side of trenches, consistent with safety and 

space considerations. 

e. Place check dams at regular intervals within constructed channels that are cut down a 

slope. 

 

7. Protect Drain Inlets: 

a. Protect storm drain inlets made operable during construction so that stormwater runoff 

does not enter the conveyance system without first being filtered or treated to remove 

sediment. 
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b. Clean or remove and replace inlet protection devices when sediment has filled one- 

third of the available storage (unless a different standard is specified by the product 

manufacturer). 

8. Stabilize Channels and Outlets: 

a. Design, construct, and stabilize all on-site conveyance channels to prevent erosion 

from the following expected peak flows: 

• Channels must handle the peak volumetric flow rate calculated using a 10- minute 

time step from a Type 1A, 10-year, 24-hour frequency storm for the developed 

condition. Alternatively, the 10-year, 1-hour flow rate indicated by an approved 

continuous runoff model, increased by a factor of 1.6, may be used. The hydrologic 

analysis must use the existing land cover condition for predicting flow rates from 

tributary areas outside the project limits. For tributary areas on the project site, the 

analysis shall use the temporary or permanent project land cover condition, 

whichever will produce the highest flow rates. If using the Western Washington 

Hydrology Model to predict flows, bare soil areas should be modeled as 

“landscaped area.” 

b. Provide stabilization, including armoring material, adequate to prevent erosion of 

outlets, adjacent stream banks, slopes, and downstream reaches at the outlets of all 

conveyance systems. 

9. Control Pollutants: 

a. Design, install, implement and maintain effective pollution prevention measures to 

minimize the discharge of pollutants. 

b. Handle and dispose all pollutants, including waste materials and demolition debris that 

occur on-site in a manner that does not cause contamination of stormwater. 

c. Provide cover, containment, and protection from vandalism for all chemicals, liquid 

products, petroleum products, and other materials that have the potential to pose a 

threat to human health or the environment. On-site fueling tanks must include 

secondary containment. Secondary containment means placing tanks or containers 

within an impervious structure capable of containing 110% of the volume contained in 

the largest tank within the containment structure. Double- walled tanks do not require 

additional secondary containment. 

d. Conduct maintenance, fueling and repair of heavy equipment and vehicles using spill 

prevention and control measures. Clean contaminated surfaces immediately following 

any spill incident. 

e. Discharge wheel wash or tire bath wastewater to a separate on-site treatment system 

that prevents discharge to surface water, such as closed-loop recirculation or upland 

application, or to the sanitary sewer, with local sewer district approval. 

 

f. Apply fertilizers and pesticides in a manner and at application rates that will not result 

in loss of chemical to stormwater runoff. Follow manufacturers’ label requirements for 

application rates and procedures. 

g. Use BMPs to prevent contamination of stormwater runoff by pH modifying sources. 

The sources for this contamination include, but are not limited to: bulk cement, cement 

kiln dust, fly ash, new concrete washing and curing waters, waste streams generated 
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from concrete grinding and sawing, exposed aggregate processes, dewatering concrete 

vaults, concrete pumping and mixer washout waters. 

h. Adjust the pH of stormwater if necessary to prevent violations of water quality 

standards. 

i. Assure that washout of concrete trucks is performed off-site or in designated concrete 

washout areas only. Do not wash out concrete trucks onto the ground, or into storm 

drains, open ditches, streets, or streams. Do not dump excess concrete on-site, except 

in designated concrete washout areas. Concrete spillage or concrete discharge to 

surface waters of the State is prohibited. 

j. Obtain written approval from Ecology before using chemical treatment other than CO2 

or dry ice to adjust PH. 

10. Control De-Watering: 

a. Discharge foundation, vault, and trench de-watering water, which have similar 

characteristics to stormwater runoff at the site, into a controlled conveyance system 

before discharge to a sediment trap or sediment pond. 

b. Discharge clean, non-turbid de-watering water, such as well-point ground water, to 

systems tributary to, or directly into surface waters of the State, as specified in 8, 

above, provided the de-watering flow does not cause erosion or flooding of receiving 

waters. Do not route clean dewatering water through stormwater sediment ponds. Note 

that “surface waters of the State” may exist on a construction site as well as off site; 

for example, a creek running through a site. 

c. Handle highly turbid or otherwise contaminated dewatering water separately from 

stormwater. 

d. Other treatment or disposal options may include: 

(i) Infiltration 

(ii) Transport off-site in vehicle, such as a vacuum flush truck, for legal disposal in 

a manner that does not pollute state waters. 

(iii) Ecology-approved on-site chemical treatment or other suitable treatment 

technologies. 

(iv) Sanitary or combined sewer discharge with local sewer district approval, if 

there is no other option. 

(v) Use of a sedimentation bag that discharges to a ditch or swale for small 

volumes of localized dewatering. 

11. Maintain BMPs: 

a. Maintain and repair all temporary and permanent erosion and sediment control BMPs 

as needed to assure continued performance of their intended function in accordance with 

BMP specifications. 

b. Remove all temporary erosion and sediment control BMPs within 30 days after 

achieving final site stabilization or after the temporary BMPs are no longer needed. 

12. Manage the Project: 
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a. Phase development projects to the maximum degree practicable and take into account 

seasonal work limitations. 

b. Inspection and monitoring – Inspect, maintain, and repair all BMPs as needed to 

assure continued performance of their intended function. 

c. Maintaining an updated construction SWPPP – Maintain, update, and implement the 

SWPPP. 

d. Projects that disturb one or more acres must have site inspections conducted by a 

Certified Erosion and Sediment Control Lead (CESCL). Project sites disturbing less 

than one acre may have a CESCL or a person without CESCL certification conduct 

inspections. By the initiation of construction, the SWPPP must identify the CESCL or 

inspector, who must be present on-site or on-call at all times. 

13. Protect Low Impact Development BMPs 

a. Protect all Bioretention and Rain Garden BMPs from sedimentation through 

installation and maintenance of erosion and sediment control BMPs on portions of the 

site that drain into the Bioretention and/or Rain Garden BMPs. Restore the BMPs to 

their fully functioning condition if they accumulate sediment during construction. 

Restoring the BMP must include removal of sediment and any sediment-laden 

Bioretention/rain garden soils, and replacing the removed soils with soils meeting the 

design specification. 

b. Prevent compacting Bioretention and Rain Garden BMPs by excluding construction 

equipment and foot traffic. Protect completed lawn and landscaped areas from 

compaction due to construction equipment. 

c. Control erosion and avoid introducing sediment from surrounding land uses onto 

permeable pavements. Do not allow muddy construction equipment on the base 

material or pavement. Do not allow sediment-laden runoff onto permeable pavements 

or base materials. 

d. Pavements fouled with sediments or no longer passing an initial infiltration test must be 

cleaned using procedures from the local stormwater manual or the manufacturer’s 

procedures. 

e. Keep all heavy equipment off existing soils under LID BMPs that have been 

excavated to final grade to retain the infiltration rate of the soils. 

 
Minimum Requirement #3: Source Control of Pollution: 

Project is installing a bioretention planter and is to be protected form any sediment laden runoff. 

All disturbed and/or exposed soils are to be stabilized prior to installing or completing the full 

soil & gravel section of the planter.  

 
Minimum Requirement #4: Preservation of Natural Drainage Systems and Outfalls: 

There are no existing natural drainage systems on this project. Existing flows infiltrate naturally or 

flow to southerly into the Columbia River.  Maintain as much of the existing lawn (±30 feet) as a 

natural buffer between the edge of construction (home building) and the river bank. 

 
Minimum Requirement #5: On-site Stormwater Management: 
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Refer to the stormwater plan sheet 5 for all on-site stormwater management 

 
Minimum Requirement #6: Runoff Treatment: 

The PGHS = ±8,500 sq. ft. > 5,000 

The PGPS = ±11,000 sq. ft. = 0.25 Acres < ¾ 

Acres - Stormwater treatment facility 

REQUIRED 

 
Minimum Requirement #7: Flow Control: 

N/A – Site drains directly to a flow control exempt waterbody, the Columbia River 

 
Minimum Requirement #8: Wetlands Protection: 

N/A no stormwater discharges to wetlands.  

 
Minimum Requirement #9: Operation and Maintenance: 

See content worksheet below that is to be followed to complete the O&M Manual 

 

Project name: Project Number: 
 

Applicant Use Item Description Staff Use 

OPERATIONS & MAINTENANCE MANUAL 
☐ Narrative for operations and management of the site including 

description of stormwater system and receiving waters for runoff 
that leaves site 

☐ 

☐ Itemized list of stormwater facilities and components found on 
site (quantity of catch basins, pipe, treatment vaults, ponds, etc.) 

☐ 

☐ Project site map including access for maintenance and location of 
facilities including native soil and vegetation protection areas 

☐ 

☐ Specify the ownership of the proposed facilities and clearly 
indicate long-term maintenance responsibility 

☐ 

☐ Funding guidelines for maintenance including planning for higher 
costs during plant establishment, media filter replacements and 
facility life expectancy. Estimate costs for average routine 
maintenance, eventual replacement and how best practices like 
street sweeping and catch basin cleaning can reduce costs. 

☐ 

☐ Inspection checklists for specific facilities on the site using 
Ecology’s Western Washington LID O&M Guidance or Stormwater 
Manual Vol V 

☐ 

☐ Special instruction or attachments for emerging technology or 
proprietary (“brand-name”) systems 

☐ 

☐ Flow dispersion areas delineated with locations of easements or 
separate tracts. 

☐ 
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☐ Disposal guidance on sediments removed from stormwater 

facilities including relevant materials anticipated to be handled on 
site, indicators of contaminants and proper disposal. 

☐ 

☐ Log forms including dates, components inspected or maintained, 
waste disposal and proprietary system reports 

☐ 

 

WATER RESOURCE PROTECTION (POLLUTION SOURCE CONTROL PROGRAM) 
Minimum standards 

☐ Precautions to prevent accidental releases ☐ 

☐ Hazardous materials management protective of human health 
and the environment 

☐ 

☐ Leaks and spills containment, proper cleanup and notification to 
the City of Vancouver 

☐ 

☐ Oil/water separator inspection, cleaning and maintenance 
according to guidance in Stormwater Manual 

☐ 

☐ Pesticide and Fertilizer Management application and 
management according to guidance in Stormwater Manual 

☐ 

☐ Decommissioning water wells in accordance with WAC 173-160- 
381 

☐ 

☐ Operation closure shall include removal and proper disposal of all 
hazardous materials 

☐ 

☐ Mobile washing and pressure cleaning shall be performed 
according to guidance in Stormwater Manual. Wastewater from 
such operations shall be captured and directed to an approved 
discharge location. 

☐ 

 

C. PRELIMINARY SOILS EVALUATION 
 

The site soils are mapped as 3 to 8 percent slope Newberg Silt Loam, mapped as Nobbs. These soil 

well drained and permeability is generally moderate to rapid. The available water capacity is high and 

surface runoff is very slow, and there is no erosion hazard.  
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D. SOURCE CONTROL 
 

All development activities shall apply the Minimum Standards of VMC 14.26.120 as follows 

 

A. Operational Best Management Practices (BMPs): All operations shall adopt the following best 

management practices to ensure their operations minimize potential risks to water resources. 

 

• Precautions: The owner/operator shall take precautions to prevent accidental releases of 

hazardous materials. Hazardous materials shall be separated and prevented from entering Stormwater 

Drainage Systems, septic systems, and drywells. 

 

• Hazardous Materials Management: Hazardous materials shall be managed so that they do not 

threaten human health or the environment or enter water resources. 

 

• Hazardous Material Releases: All hazardous materials that have been released shall be contained 

and abated immediately, and the hazardous materials recycled or disposed of properly. The City shall be 

notified of any release of hazardous materials that clearly impact water resources, as soon as possible but 

no later than 24 hours after the release. The Stormwater Manual provides applicable operational BMPs 

for spills of oils and hazardous substances. 

 
• Oil/Water Separators: Oil/water separators shall be inspected, cleaned and maintained as 

stipulated in the Stormwater Manual. The City may allow an operation to modify the regularity of 

cleanouts if the operation can demonstrate to the City’s satisfaction that the separator operates 

effectively at less frequent cleaning intervals. 

 

• Pesticide and Fertilizer Management. All pesticides, herbicides, fungicides and fertilizers shall be 

applied and managed according to the applicable BMPs for landscaping and lawn/vegetation 

management in the Stormwater Manual, VMC 20.760 Shoreline Management Area, and VMC 20.740 

Critical Areas Protection. 

 
• Stormwater Treatment Systems: Stormwater drainage systems and treatment facilities, including, 

but not limited to, catch basins, wetponds and vaults, biofilters, settling basins, bioretention, pervious 

pavements, and infiltration systems, shall be cleaned and maintained by the responsible party designated 

in VMC 14.25.209 according to the applicable operational BMPs for the maintenance of stormwater, 

drainage and treatment systems in the Stormwater Manual. 

 
 

E. ON-SITE STORMWATER MANAGEMENT BMPs 
 

It is proposed to install a bioretention planter to treat the proposed driveway. A construction entrance, 

and sediment fencing is proposed to be installed with home building. The planter and roof drain will 

both outfall to a rip rap line spreader basin installed with a 10’ long 2”x 12” cedar flow spreader ±6’ 

the river bank. 30’ of grass buffer is to remain between the home site and the river bank. 

 

F. RUNOFF TREATMENT ANALYSIS AND DESIGN 
 

Refer to the WWHM2012 analysis report attached 

indicating that the facility treats 99.95 percent of the 
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runoff from the driveway and meets the treatment 

requirements. 

 

G. FLOW CONTROL ANALYSIS AND DESIGN 
 

N/A – Site runoff flows directly to a flow control exempt waterbody 

 

H. WETLAND PROTECTION 
 

N/A no wetland is within or near the boundaries of this site 

 

I. OTHER PERMITS 
 

N/A No other permits required. 

 

J. CONVEYANCE SYSTEM ANALYISIS AND DESIGN 
 

All conveyance pipes meet City design requirements. 

 
 

K. SPECIAL REPORTS AND STUDIES 
 

N/A. No other reports are included 
 

 

L. MAINTENANCE AND OPERATIONS MANUAL 
 

See content worksheet on page 6 that is to be followed to complete the O&M Manual 
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General Model Information
Project Name: Haley SP-Preliminary Storm

Site Name: Haley Short Plat

Site Address: 4550 SE 5th Ave

City: Camas

Report Date: 2/19/2019

Gage: Troutdale

Data Start: 1948/10/01

Data End: 2008/09/30

Timestep: 15 Minute

Precip Scale: 1.370

Version Date: 2018/03/02

Version: 4.2.14

POC Thresholds

Low  Flow Threshold for POC1: 50 Percent of the 2 Year

High Flow Threshold for POC1: 50 Year
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Landuse Basin Data
Predeveloped Land Use

Existing Basin Condition
Bypass: No

GroundWater: No

Pervious Land Use acre
 SG2, Lawn, Steep    0.279

 Pervious Total 0.279

Impervious Land Use acre
 ROADS FLAT         0.033

 Impervious Total 0.033

 Basin Total 0.312

Element Flows To:
Surface Interflow Groundwater
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Mitigated Land Use

Developed Basin
Bypass: No

GroundWater: No

Pervious Land Use acre
 SG2, Lawn, Steep    0.235

 Pervious Total 0.235

Impervious Land Use acre
 ROADS FLAT         0.033
 DRIVEWAYS STEEP    0.044

 Impervious Total 0.077

 Basin Total 0.312

Element Flows To:
Surface Interflow Groundwater
Surface ion Planterl Surface ion Planterl
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Routing Elements
Predeveloped Routing
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Mitigated Routing

Bioretention Planterl
Bottom Length: 20.00 ft.
Bottom Width: 6.00 ft.
Material thickness of first layer: 1.5
Material type for first layer: SMMWW 12 in/hr
Material thickness of second layer: 0.5
Material type for second layer: GRAVEL 
Material thickness of third layer: 0
Material type for third layer: GRAVEL 
Infiltration On
Infiltration rate: 0.6
Infiltration safety factor: 1
Wetted surface area On 
Total Volume Infiltrated (ac-ft.): 16.47
Total Volume Through Riser (ac-ft.): 0.153
Total Volume Through Facility (ac-ft.): 26.05
Percent Infiltrated: 63.22
Total Precip Applied to Facility: 1.049
Total Evap From Facility: 0.64
Underdrain used
Underdrain Diameter (feet): 0.5
Orifice Diameter (in.): 0.5
Offset (in.): 0
Flow Through Underdrain (ac-ft.): 9.427
Total Outflow (ac-ft.): 26.05
Percent Through Underdrain: 36.19
Discharge Structure
Riser Height: 0.5 ft.
Riser Diameter: 12 in.
Element Flows To:
Outlet 1 Outlet 2

              Bioretention Hydraulic Table

Stage(feet) Area(ac.) Volume(ac-ft.) Discharge(cfs) Infilt(cfs)
0.0000 0.0182 0.0000 0.0000 0.0000
0.0330 0.0179 0.0000 0.0000 0.0000
0.0659 0.0176 0.0001 0.0000 0.0000
0.0989 0.0173 0.0001 0.0000 0.0000
0.1319 0.0169 0.0002 0.0001 0.0004
0.1648 0.0166 0.0002 0.0003 0.0009
0.1978 0.0162 0.0003 0.0009 0.0016
0.2308 0.0159 0.0004 0.0013 0.0021
0.2637 0.0156 0.0004 0.0018 0.0025
0.2967 0.0153 0.0005 0.0020 0.0026
0.3297 0.0149 0.0005 0.0022 0.0027
0.3626 0.0146 0.0006 0.0024 0.0028
0.3956 0.0143 0.0007 0.0025 0.0029
0.4286 0.0140 0.0008 0.0027 0.0031
0.4615 0.0137 0.0008 0.0028 0.0032
0.4945 0.0134 0.0009 0.0029 0.0033
0.5275 0.0131 0.0010 0.0031 0.0034
0.5604 0.0128 0.0011 0.0032 0.0036
0.5934 0.0125 0.0012 0.0033 0.0037
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0.6264 0.0122 0.0013 0.0034 0.0038
0.6593 0.0119 0.0014 0.0035 0.0040
0.6923 0.0116 0.0015 0.0037 0.0041
0.7253 0.0113 0.0016 0.0038 0.0042
0.7582 0.0110 0.0017 0.0039 0.0044
0.7912 0.0108 0.0018 0.0040 0.0045
0.8242 0.0105 0.0019 0.0041 0.0047
0.8571 0.0102 0.0020 0.0042 0.0048
0.8901 0.0100 0.0021 0.0043 0.0049
0.9231 0.0097 0.0023 0.0044 0.0051
0.9560 0.0094 0.0024 0.0044 0.0052
0.9890 0.0092 0.0025 0.0045 0.0054
1.0220 0.0089 0.0027 0.0046 0.0055
1.0549 0.0087 0.0028 0.0048 0.0057
1.0879 0.0084 0.0030 0.0049 0.0059
1.1209 0.0082 0.0031 0.0050 0.0060
1.1538 0.0079 0.0033 0.0051 0.0062
1.1868 0.0077 0.0034 0.0052 0.0063
1.2198 0.0075 0.0036 0.0052 0.0065
1.2527 0.0072 0.0037 0.0053 0.0067
1.2857 0.0070 0.0039 0.0054 0.0069
1.3187 0.0068 0.0041 0.0054 0.0070
1.3516 0.0065 0.0043 0.0055 0.0072
1.3846 0.0063 0.0044 0.0056 0.0074
1.4176 0.0061 0.0046 0.0056 0.0075
1.4505 0.0059 0.0048 0.0057 0.0077
1.4835 0.0057 0.0050 0.0058 0.0079
1.5165 0.0055 0.0052 0.0058 0.0081
1.5495 0.0053 0.0054 0.0059 0.0083
1.5824 0.0051 0.0056 0.0060 0.0085
1.6154 0.0049 0.0058 0.0060 0.0087
1.6484 0.0047 0.0059 0.0061 0.0088
1.6813 0.0045 0.0062 0.0062 0.0090
1.7143 0.0043 0.0064 0.0062 0.0092
1.7473 0.0041 0.0066 0.0063 0.0094
1.7802 0.0039 0.0068 0.0063 0.0096
1.8132 0.0038 0.0070 0.0064 0.0098
1.8462 0.0036 0.0072 0.0065 0.0100
1.8791 0.0034 0.0075 0.0065 0.0102
1.9121 0.0032 0.0077 0.0066 0.0104
1.9451 0.0031 0.0079 0.0066 0.0106
1.9780 0.0029 0.0082 0.0067 0.0109
2.0000 0.0028 0.0083 0.0067 0.0110
              Bioretention Hydraulic Table

Stage(feet)Area(ac.)Volume(ac-ft.)Discharge(cfs)To Amended(cfs)Infilt(cfs)
2.0000 0.0182 0.0083 0.0000 0.2292 0.0002
2.0330 0.0185 0.0089 0.0000 0.2292 0.0004
2.0659 0.0189 0.0096 0.0000 0.2386 0.0006
2.0989 0.0192 0.0102 0.0000 0.2483 0.0009
2.1319 0.0196 0.0108 0.0000 0.2582 0.0011
2.1648 0.0200 0.0115 0.0000 0.2683 0.0013
2.1978 0.0203 0.0121 0.0000 0.2787 0.0015
2.2308 0.0207 0.0128 0.0000 0.2893 0.0018
2.2637 0.0211 0.0135 0.0000 0.3001 0.0020
2.2967 0.0215 0.0142 0.0000 0.3112 0.0022
2.3297 0.0219 0.0149 0.0000 0.3225 0.0025
2.3626 0.0222 0.0157 0.0000 0.3341 0.0027
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2.3956 0.0226 0.0164 0.0000 0.3460 0.0029
2.4286 0.0230 0.0171 0.0000 0.3581 0.0032
2.4615 0.0234 0.0179 0.0000 0.3704 0.0034
2.4945 0.0238 0.0187 0.0000 0.3831 0.0036
2.5275 0.0242 0.0195 0.0483 0.3959 0.0039
2.5604 0.0246 0.0203 0.1574 0.4091 0.0041
2.5934 0.0250 0.0211 0.3014 0.4225 0.0044
2.6264 0.0254 0.0219 0.4712 0.4362 0.0046
2.6593 0.0258 0.0228 0.6597 0.4502 0.0049
2.6923 0.0263 0.0236 0.8600 0.4644 0.0051
2.7253 0.0267 0.0245 1.0650 0.4789 0.0054
2.7582 0.0271 0.0254 1.2676 0.4937 0.0057
2.7912 0.0275 0.0263 1.4606 0.5088 0.0059
2.8242 0.0280 0.0272 1.6378 0.5242 0.0062
2.8571 0.0284 0.0281 1.7939 0.5398 0.0064
2.8901 0.0288 0.0291 1.9255 0.5558 0.0067
2.9231 0.0293 0.0300 2.0318 0.5720 0.0070
2.9560 0.0297 0.0310 2.1153 0.5886 0.0072
2.9890 0.0302 0.0320 2.1826 0.6054 0.0073
3.0000 0.0303 0.0323 2.2755 0.6111 0.0000
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Surface ion Planterl
Element Flows To:
Outlet 1 Outlet 2

Bioretention Planterl
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Analysis Results
POC 1

+ Predeveloped x Mitigated

Predeveloped Landuse Totals for POC #1
Total Pervious Area: 0.279
Total Impervious Area: 0.033

Mitigated Landuse Totals for POC #1
Total Pervious Area: 0.235
Total Impervious Area: 0.077

Flow Frequency Method: Log Pearson Type III 17B

Flow Frequency Return Periods for Predeveloped.  POC #1
Return Period Flow(cfs)
2 year 0.071365
5 year 0.11692
10 year 0.150504
25 year 0.196191
50 year 0.232309
100 year 0.270036

Flow Frequency Return Periods for Mitigated.  POC #1
Return Period Flow(cfs)
2 year 0.008749
5 year 0.022508
10 year 0.040068
25 year 0.07913
50 year 0.127439
100 year 0.200647

Annual Peaks
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Annual Peaks for Predeveloped and Mitigated.  POC #1
Year Predeveloped Mitigated
1949 0.055 0.007
1950 0.054 0.007
1951 0.086 0.007
1952 0.117 0.007
1953 0.080 0.007
1954 0.087 0.007
1955 0.065 0.006
1956 0.144 0.121
1957 0.067 0.007
1958 0.066 0.007
1959 0.047 0.005
1960 0.038 0.006
1961 0.079 0.035
1962 0.061 0.007
1963 0.075 0.007
1964 0.090 0.007
1965 0.083 0.007
1966 0.086 0.007
1967 0.060 0.007
1968 0.092 0.007
1969 0.084 0.007
1970 0.398 0.208
1971 0.039 0.006
1972 0.053 0.007
1973 0.081 0.007
1974 0.122 0.104
1975 0.080 0.007
1976 0.145 0.007
1977 0.021 0.005
1978 0.098 0.071
1979 0.074 0.007
1980 0.065 0.006
1981 0.114 0.066
1982 0.108 0.058
1983 0.136 0.007
1984 0.090 0.007
1985 0.070 0.007
1986 0.029 0.006
1987 0.076 0.007
1988 0.026 0.006
1989 0.024 0.006
1990 0.032 0.006
1991 0.060 0.007
1992 0.049 0.006
1993 0.157 0.007
1994 0.065 0.007
1995 0.041 0.021
1996 0.201 0.207
1997 0.148 0.119
1998 0.130 0.007
1999 0.063 0.007
2000 0.030 0.005
2001 0.019 0.005
2002 0.142 0.007
2003 0.095 0.007
2004 0.028 0.006
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2005 0.022 0.006
2006 0.131 0.007
2007 0.079 0.067
2008 0.083 0.006

Ranked Annual Peaks
Ranked Annual Peaks for Predeveloped and Mitigated.  POC #1
Rank Predeveloped Mitigated
1 0.3979 0.2084
2 0.2010 0.2075
3 0.1574 0.1212
4 0.1480 0.1194
5 0.1453 0.1043
6 0.1439 0.0710
7 0.1422 0.0670
8 0.1361 0.0660
9 0.1310 0.0580
10 0.1300 0.0354
11 0.1219 0.0206
12 0.1170 0.0067
13 0.1144 0.0067
14 0.1075 0.0067
15 0.0975 0.0067
16 0.0949 0.0067
17 0.0925 0.0067
18 0.0896 0.0066
19 0.0895 0.0066
20 0.0869 0.0066
21 0.0859 0.0066
22 0.0857 0.0066
23 0.0839 0.0066
24 0.0835 0.0066
25 0.0829 0.0066
26 0.0813 0.0066
27 0.0804 0.0066
28 0.0797 0.0066
29 0.0788 0.0066
30 0.0786 0.0066
31 0.0762 0.0066
32 0.0754 0.0066
33 0.0741 0.0066
34 0.0698 0.0066
35 0.0667 0.0066
36 0.0664 0.0065
37 0.0650 0.0065
38 0.0649 0.0065
39 0.0648 0.0065
40 0.0631 0.0065
41 0.0611 0.0065
42 0.0601 0.0065
43 0.0598 0.0065
44 0.0552 0.0065
45 0.0536 0.0065
46 0.0525 0.0065
47 0.0493 0.0064
48 0.0468 0.0061
49 0.0406 0.0061
50 0.0391 0.0059
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51 0.0378 0.0059
52 0.0320 0.0057
53 0.0300 0.0057
54 0.0294 0.0056
55 0.0275 0.0056
56 0.0265 0.0056
57 0.0242 0.0054
58 0.0223 0.0052
59 0.0214 0.0050
60 0.0191 0.0049
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LID Duration Flows
The Facility PASSED

Flow(cfs) Predev Mit Percentage Pass/Fail
0.0057 21670 7027 32 Pass
0.0060 19562 5512 28 Pass
0.0063 17723 4281 24 Pass
0.0066 16094 252 1 Pass
0.0069 14674 226 1 Pass
0.0072 13467 223 1 Pass
0.0075 12385 217 1 Pass
0.0078 11481 216 1 Pass
0.0081 10587 214 2 Pass
0.0084 9869 214 2 Pass
0.0087 9240 212 2 Pass
0.0090 8634 211 2 Pass
0.0093 8117 206 2 Pass
0.0096 7629 203 2 Pass
0.0099 7204 200 2 Pass
0.0103 6810 198 2 Pass
0.0106 6444 195 3 Pass
0.0109 6128 194 3 Pass
0.0112 5836 190 3 Pass
0.0115 5539 189 3 Pass
0.0118 5295 186 3 Pass
0.0121 5089 186 3 Pass
0.0124 4904 185 3 Pass
0.0127 4708 184 3 Pass
0.0130 4532 184 4 Pass
0.0133 4376 183 4 Pass
0.0136 4220 181 4 Pass
0.0139 4081 180 4 Pass
0.0142 3949 177 4 Pass
0.0145 3825 176 4 Pass
0.0148 3682 175 4 Pass
0.0151 3585 174 4 Pass
0.0154 3473 170 4 Pass
0.0157 3368 168 4 Pass
0.0160 3274 166 5 Pass
0.0163 3173 165 5 Pass
0.0166 3086 164 5 Pass
0.0169 2994 164 5 Pass
0.0172 2908 162 5 Pass
0.0175 2836 161 5 Pass
0.0178 2769 158 5 Pass
0.0181 2684 157 5 Pass
0.0184 2630 154 5 Pass
0.0187 2567 154 5 Pass
0.0190 2487 154 6 Pass
0.0193 2432 154 6 Pass
0.0196 2379 153 6 Pass
0.0199 2333 151 6 Pass
0.0202 2281 150 6 Pass
0.0205 2228 149 6 Pass
0.0208 2192 148 6 Pass
0.0211 2133 147 6 Pass
0.0215 2084 146 7 Pass
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0.0218 2027 145 7 Pass
0.0221 1979 144 7 Pass
0.0224 1933 142 7 Pass
0.0227 1892 142 7 Pass
0.0230 1837 140 7 Pass
0.0233 1800 137 7 Pass
0.0236 1761 136 7 Pass
0.0239 1714 136 7 Pass
0.0242 1677 135 8 Pass
0.0245 1643 133 8 Pass
0.0248 1612 131 8 Pass
0.0251 1580 130 8 Pass
0.0254 1540 128 8 Pass
0.0257 1508 127 8 Pass
0.0260 1473 126 8 Pass
0.0263 1436 125 8 Pass
0.0266 1406 125 8 Pass
0.0269 1375 124 9 Pass
0.0272 1340 123 9 Pass
0.0275 1318 122 9 Pass
0.0278 1292 119 9 Pass
0.0281 1268 117 9 Pass
0.0284 1242 117 9 Pass
0.0287 1212 117 9 Pass
0.0290 1182 116 9 Pass
0.0293 1159 116 10 Pass
0.0296 1137 116 10 Pass
0.0299 1106 112 10 Pass
0.0302 1080 110 10 Pass
0.0305 1057 109 10 Pass
0.0308 1042 106 10 Pass
0.0311 1015 104 10 Pass
0.0314 998 103 10 Pass
0.0317 983 103 10 Pass
0.0320 968 103 10 Pass
0.0324 954 102 10 Pass
0.0327 937 100 10 Pass
0.0330 919 99 10 Pass
0.0333 906 98 10 Pass
0.0336 883 98 11 Pass
0.0339 866 98 11 Pass
0.0342 848 95 11 Pass
0.0345 829 95 11 Pass
0.0348 814 93 11 Pass
0.0351 802 93 11 Pass
0.0354 790 92 11 Pass
0.0357 780 90 11 Pass
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Duration Flows
The Facility PASSED

Flow(cfs) Predev Mit Percentage Pass/Fail
0.0357 780 90 11 Pass
0.0377 692 86 12 Pass
0.0397 632 82 12 Pass
0.0416 576 75 13 Pass
0.0436 526 72 13 Pass
0.0456 476 70 14 Pass
0.0476 430 67 15 Pass
0.0496 390 60 15 Pass
0.0516 346 57 16 Pass
0.0536 317 53 16 Pass
0.0555 282 52 18 Pass
0.0575 257 51 19 Pass
0.0595 231 47 20 Pass
0.0615 216 44 20 Pass
0.0635 205 38 18 Pass
0.0655 186 37 19 Pass
0.0675 174 33 18 Pass
0.0694 160 30 18 Pass
0.0714 141 28 19 Pass
0.0734 128 28 21 Pass
0.0754 115 25 21 Pass
0.0774 105 23 21 Pass
0.0794 95 21 22 Pass
0.0814 85 21 24 Pass
0.0833 79 21 26 Pass
0.0853 70 21 30 Pass
0.0873 63 19 30 Pass
0.0893 58 19 32 Pass
0.0913 55 17 30 Pass
0.0933 53 17 32 Pass
0.0953 50 17 34 Pass
0.0973 48 16 33 Pass
0.0992 45 16 35 Pass
0.1012 40 15 37 Pass
0.1032 36 15 41 Pass
0.1052 34 12 35 Pass
0.1072 31 9 29 Pass
0.1092 28 9 32 Pass
0.1112 28 8 28 Pass
0.1131 28 8 28 Pass
0.1151 24 8 33 Pass
0.1171 23 8 34 Pass
0.1191 22 6 27 Pass
0.1211 20 5 25 Pass
0.1231 19 4 21 Pass
0.1251 18 4 22 Pass
0.1270 18 4 22 Pass
0.1290 15 4 26 Pass
0.1310 14 4 28 Pass
0.1330 13 4 30 Pass
0.1350 12 4 33 Pass
0.1370 10 4 40 Pass
0.1390 10 4 40 Pass
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0.1409 10 4 40 Pass
0.1429 9 3 33 Pass
0.1449 8 3 37 Pass
0.1469 7 3 42 Pass
0.1489 6 3 50 Pass
0.1509 6 3 50 Pass
0.1529 6 3 50 Pass
0.1549 6 3 50 Pass
0.1568 6 3 50 Pass
0.1588 5 3 60 Pass
0.1608 5 3 60 Pass
0.1628 5 3 60 Pass
0.1648 5 3 60 Pass
0.1668 5 2 40 Pass
0.1688 5 2 40 Pass
0.1707 5 2 40 Pass
0.1727 5 2 40 Pass
0.1747 5 2 40 Pass
0.1767 5 2 40 Pass
0.1787 5 2 40 Pass
0.1807 5 2 40 Pass
0.1827 4 2 50 Pass
0.1846 4 2 50 Pass
0.1866 4 2 50 Pass
0.1886 4 2 50 Pass
0.1906 4 2 50 Pass
0.1926 4 2 50 Pass
0.1946 4 2 50 Pass
0.1966 4 2 50 Pass
0.1985 4 2 50 Pass
0.2005 4 2 50 Pass
0.2025 3 2 66 Pass
0.2045 3 2 66 Pass
0.2065 3 2 66 Pass
0.2085 3 0 0 Pass
0.2105 2 0 0 Pass
0.2124 2 0 0 Pass
0.2144 2 0 0 Pass
0.2164 2 0 0 Pass
0.2184 2 0 0 Pass
0.2204 2 0 0 Pass
0.2224 2 0 0 Pass
0.2244 2 0 0 Pass
0.2264 2 0 0 Pass
0.2283 2 0 0 Pass
0.2303 2 0 0 Pass
0.2323 2 0 0 Pass
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Water Quality
Water Quality BMP Flow and Volume for POC #1
On-line facility volume: 0.0096 acre-feet
On-line facility target flow: 0.006 cfs.
Adjusted for 15 min: 0.006 cfs.
Off-line facility target flow: 0.0038 cfs.
Adjusted for 15 min: 0.0038 cfs.
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LID Report
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Model Default Modifications

Total of 0 changes have been made.

PERLND Changes
 No PERLND changes have been made.

IMPLND Changes
No IMPLND changes have been made.
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Appendix
Predeveloped Schematic
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Mitigated Schematic
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:28 PM
To: ikanim25@gmail.com; office@chinooknation.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Tony Johnson,  
 
Enclosed is an updated archaeological predetermination report for the above referenced project.  This report 
replaces a draft report of the same name, showing new project area boundaries.  
 
Archaeological Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in 
accordance with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253.  
 
Let us know if you have any comments or questions within the next fourteen business days.  
  
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
 

EXHIBIT 13
SHOR 19-02
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 2:05 PM
To: stephanie.jolivette@dahp.wa.gov; SEPA (DAHP)
Cc: Chris@planningsolutionsinc.com; Alexander Gall
Subject: DAHP PROJECT: 2019-04-02770 - Haley Short Plat CoC Predetermination - ASCC 19799

Hi Stephanie,  
 
A predetermination survey report for the above referenced project was just submitted under activity 1 and is 
ready for review. Please send a confirmation of receipt for our records. Thank you.  
 
Best,  
 
Jordan  
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:43 PM
To: nreynolds@cowlitz.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Nathan Reynolds,  
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253. 
  
Let us know if you have any comments or questions within the next fourteen business days.  
 
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:46 PM
To: edavis@shoalwaterbay-nsn.gov
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Earl Davis,  
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253. 
  
Let us know if you have any comments or questions within the next fourteen business days.  
 
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:45 PM
To: keithb@nezperce.org; 2moon@nezperce.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Keith “Pat” Baird and Aaron Miles, 
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253. 
  
Let us know if you have any comments or questions within the next fourteen business days.  
 
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:42 PM
To: Christian.nauer@ctwsbnr.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Mr. Christian Nauer,  
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253. 
  
Let us know if you have any comments or questions within the next fourteen business days.  
 
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:41 PM
To: catherinedickson@ctuir.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Ms. Catherine Dickson, 
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253. 
  
Let us know if you have any comments or questions within the next fourteen business days.  
             
Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:39 PM
To: THPO@grandronde.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Christopher Bailey,  
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253.  
 
Let us know if you have any comments or questions within the next fourteen business days.  
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:36 PM
To: ikanim25@gmail.com; office@chinooknation.org
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: Re: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City 

of Camas, WA

Please disregard the first paragraph in the previous email. This report is not replacing a draft.  
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
 

From: Jordan Haddad 
Sent: Thursday, April 11, 2019 1:27 PM 
To: ikanim25@gmail.com; office@chinooknation.org 
Cc: Alexander Gall; Chris@planningsolutionsinc.com 
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of Camas, WA 
  

Dear Tony Johnson,  
 
Enclosed is an updated archaeological predetermination report for the above referenced project.  This report 
replaces a draft report of the same name, showing new project area boundaries.  
 
Archaeological Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in 
accordance with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253.  
 
Let us know if you have any comments or questions within the next fourteen business days.  
  
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  
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Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Chris@planningsolutionsinc.com

From: Jordan Haddad <Jordan@archaeologicalservices.com>
Sent: Thursday, April 11, 2019 1:33 PM
To: kate@yakama.com; Johnson@yakama.com
Cc: Alexander Gall; Chris@planningsolutionsinc.com
Subject: City of Camas Archaeological Predetermination Report for the Haley Short Plat Project Area, City of 

Camas, WA
Attachments: ASCC 19799 - CoC Predetermiantion Survey for the Haley Short Plat Project Area  - FINAL.pdf

Dear Kate Valdez and Johnson Meninick, 
 
Enclosed is an archaeological predetermination report for the above referenced project. Archaeological 
Services, LLC., has completed a City of Camas Archaeological Predetermination investigation in accordance 
with City of Camas Code 16.31.080 through 16.31.160.  
 
No archaeological resources were identified during the field visit and we've provided recommendations for no 
further work.  
 
Our client is working with Lauren Hollenbeck, Senior Planner at the City of Camas, Washington. Lauren can be 
reached at (360)‐817‐7253.  
 
Let us know if you have any comments or questions within the next fourteen business days.  
            Sincerely, 
 
Jordan Haddad, B.S.  
Staff Archaeologist / Lab Coordinator  

 
Archaeological Services, LLC.  
601 Officers Row 
Vancouver, WA 98661 
Office: (360) 260‐8614 
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Caseday Services, LLC

360-931-085921212 NE 72nd AVE

Battle Ground, WA 98604

11/1/2019

Tax ID: 127155000 Lot:

Location: 4550 SW 5th AV

CAMAS

Residential, Single FamilyUse:

Mail To: Dale E Anderson

14707 SE Rivershore Dr

Vancouver, WA

98684

ON ID: ON0008701

PROPERTY INFORMATION

Dale E Anderson

Fold

Here

Fold

Here
 ON-SITE WASTEWATER TREATMENT SYSTEM INSPECTION REPORT

Inspected: 11/01/2019  -  Inspection Type: ROUTINE  -  Correction Status: All corrections made

Submitted 11/01/2019 by:

Justin Caseday

Work Performed By:

Justin Caseday

Company: Certification - Level 2

Caseday Services, LLC

COMMENTS & GENERAL INSPECTION NOTES

Deficiencies Were Noted: Corrections were made to resolve the deficiencies.

Tanks pumped same day. Found check valve on pump was cracked and leaking, replaced with new check valve.

All accessible components were inspected, secure and in good condition at time of inspection.

Caseday Services, LLC DBA Caseday Septic Services assumes no liability for future performance or problems with system .

The General Site and System Conditions were: Fully Inspected  

All Components accessible for maintenance, secure and in good condition: YES  

Surfacing effluent from any component (including mound seepage): NO  

Components appear to be watertight - no visual leaks: YES  

Improper encroachment (roads, buildings, etc.) onto component(s): NO  

Component settling problems observed: NO  

Abnormal ponding present for one or more of the disposal components: N/A  

Subsurface components adequately covered YES  

Site maintenance required (e.g. Landscape maintenance) If yes, describe in comments: NO  

GENERAL SITE & SYSTEM CONDITIONS

ONSITE SEWAGE SYSTEM INSPECTION DETAIL

TANK: Septic Tank - 2 Compartment D&K 5 lid, Risers about 8" below grade

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Effluent level within operational limits (if NO explain in comments): YES

All required baffles in place (N/A = No baffles required): YES

Effluent Filter Cleaned (N/A = Not Present): N/A

Compartment 1 Scum accumulation (Inches, if other specify): 14

Compartment 1 Sludge accumulation (Inches, if other specify): 10

Compartment 2 Scum accumulation (Inches, if other specify): 0

Compartment 2 Sludge accumulation (Inches, if other specify): 8

Pumping needed: CorrectedYES

Approximate Gallons to be pumped (if needed) by Certified Pumper:

TANK: Pump Basin Riser to grade

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Compartment 1 Scum accumulation (Inches, if other specify): 0

Compartment 1 Sludge accumulation (Inches, if other specify): 6

Pumping needed: CorrectedYES

Approximate Gallons to be pumped (if needed) by Certified Pumper:

View inspection reports online at www.onlinerme.com Page 1 of 2ReportID: 812343

EXHIBIT 14
SHOR 19-02
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Pump: Effluent Pump

This component was: Fully Inspected

Component appears to be functioning as intended: CorrectedNO

Controls functioning: YES

Pump Vault Filter cleaned (N/A = not present): N/A

One-minute draw down test result (inches): 6

Distribution: D-Box no access

This component was: Not Inspected

D-Box in good condition:

D-Box outlets set to allow equal effluent distribution:

Drainfield (disposal): Gravity

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Ponding present? If YES explain in comments: N/A

This report indicates certain characteristics of the onsite sewage system at the time of visit. In no way is this report a guarantee of operation or future performance.

View inspection reports online at www.onlinerme.com Page 2 of 2ReportID: 812343
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Caseday Services, LLC

360-931-085921212 NE 72nd AVE

Battle Ground, WA 98604

11/1/2019

Tax ID: 127155005 Lot:

Location: 4420 SW 5th AV

CAMAS

Use:

Mail To:

ON ID: ON0000855

PROPERTY INFORMATION

Fold

Here

Fold

Here
 ON-SITE WASTEWATER TREATMENT SYSTEM INSPECTION REPORT

Inspected: 11/01/2019  -  Inspection Type: ROUTINE  -  Correction Status: All corrections made

Submitted 11/01/2019 by:

Justin Caseday

Work Performed By:

Justin Caseday

Company: Certification - Level 2

Caseday Services, LLC

COMMENTS & GENERAL INSPECTION NOTES

Deficiencies Were Noted: Corrections were made to resolve the deficiencies.

Pumped tanks same day. 

All accessible components were inspected, secure and in good condition at time of inspection.

Caseday Services, LLC DBA Caseday Septic Services assumes no liability for future performance or problems with system .

The General Site and System Conditions were: Fully Inspected  

All Components accessible for maintenance, secure and in good condition: YES  

Surfacing effluent from any component (including mound seepage): NO  

Components appear to be watertight - no visual leaks: YES  

Improper encroachment (roads, buildings, etc.) onto component(s): NO  

Component settling problems observed: NO  

Abnormal ponding present for one or more of the disposal components: N/A  

Subsurface components adequately covered YES  

Site maintenance required (e.g. Landscape maintenance) If yes, describe in comments: NO  

GENERAL SITE & SYSTEM CONDITIONS

ONSITE SEWAGE SYSTEM INSPECTION DETAIL

TANK: Septic Tank - 2 Compartment Risers to grade

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Effluent level within operational limits (if NO explain in comments): YES

All required baffles in place (N/A = No baffles required): YES

Effluent Filter Cleaned (N/A = Not Present): YES

Compartment 1 Scum accumulation (Inches, if other specify): 14

Compartment 1 Sludge accumulation (Inches, if other specify): 10

Compartment 2 Scum accumulation (Inches, if other specify): 0

Compartment 2 Sludge accumulation (Inches, if other specify): 8

Pumping needed: CorrectedYES

Approximate Gallons to be pumped (if needed) by Certified Pumper:

TANK: Pump Tank Riser to grade

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Compartment 1 Scum accumulation (Inches, if other specify): 0

Compartment 1 Sludge accumulation (Inches, if other specify): 4

Pumping needed: CorrectedYES

Approximate Gallons to be pumped (if needed) by Certified Pumper:

View inspection reports online at www.onlinerme.com Page 1 of 2ReportID: 812341
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Pump: Effluent Pump

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Controls functioning: YES

Pump Vault Filter cleaned (N/A = not present): N/A

One-minute draw down test result (inches): 3

Drainfield (disposal): Gravity

This component was: Fully Inspected

Component appears to be functioning as intended: YES

Ponding present? If YES explain in comments: N/A

This report indicates certain characteristics of the onsite sewage system at the time of visit. In no way is this report a guarantee of operation or future performance.

View inspection reports online at www.onlinerme.com Page 2 of 2ReportID: 812341
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STAFF REPORT & DECISION 

Boundary Line Adjustment 

BLA19-01 Haley Short Plat 

4550 & 4420 SE 5th Ave 

 

Decision Date: January 23, 2019 

Location: 4550 (Lot 1) & 4420 (Lot 2) SE 5th Ave 

Parcel No. 127155000 & 127155005 

Proposal: To relocate the property line to decrease Lot 2 to 28,211 square feet, 

and increase Lot 1 to 63,773 square feet for a future short plat. 

Zoning: Single Family Residential (R-15) 

Applicant: Chris Baumann 

Planning Solutions, Inc. 

PO Box 61406 

Vancouver, WA 98666 

 

Owner(s): 

 

Dale Anderson/DEA Investments 

16420 SE McGillivray Blvd. Suite 103 

Vancouver, WA 98684 

 

FINDINGS: 

 

CMC 17.07.040 Approval Criteria. 

 

The approval authority shall approve, approve with conditions, or deny a request for a 

boundary line adjustment in writing based on findings addressing the following criteria: 

A. No additional lots, sites, parcels, tracts, or divisions are created. 

FINDING: The proposed boundary line adjustment will not add any additional lots, sites, 

parcels, tracts or divisions. 

 

B. The adjustment will not create nonconforming lots, with respect to zoning dimension 

and area standards, zoning setbacks and lot area coverage standards identified in CMC 

Chapter 18.09 or to fire, building, and other applicable codes. 

FINDING: Both lots are considered existing non-conforming because they are currently larger 

than the 15,000 square foot average lot size of the R-15 zone. Lot 1 (parcel no. 127155000) will 

become more non-conforming by about 12,000 square feet. Lot 2 (parcel no. 127155005) will 

decrease in size and become more conforming with the lot size requirements.  

EXHIBIT 15
SHOR 19-02

153

Item 1.



 
 

BLA19-01 Haley Short Plat   Page 2 of 4 
 

The existing building located on Lot 2 (parcel 127155005) will remain in conformance with the 

required setbacks following the boundary line adjustment. Setbacks are based on lot size and 

as such the applicable setbacks for both lots include a minimum front yard of 30-feet, a 

minimum side yard of 15-feet and a minimum rear yard of 35-feet. 

C. The degree of nonconformance on existing nonconforming lots with respect to zoning 

dimension and area standards, zoning setbacks, and floor area ratio are not increased, 

except that a onetime exception may be allowed to create a lot that exceeds the 

maximum lot size permitted in the underlying zone. Any future partitioning/reduction 

of the oversized lot must comply with the lot size requirements of the underlying zone. 

FINDING: Lot 1 will become more non-conforming in respect to lot size which is a one-time 

exception per CMC 17.07.040(C). Lot 2 will become more conforming. Both lots are conforming 

with respect to zoning setbacks. 

 

D. All lots have legal access to a public road. Existing required private road improvements 

and easements are not diminished below city street standards for lots that are served 

by a private road, and shall not create unreasonably restrictive or hazardous access to a 

property; 

FINDING: Both lots currently have access to SW 5th Avenue. The proposal does not impact 

access or easements on either lots. 

 

E. The boundary line adjustment will not result in a lot that contains area in two zone 

designations. 

FINDING: Both lots will remain in the R-15 zone. 

 

F. Boundary lines adjustments that are used to circumvent subdivision or short 

subdivision procedures set forth in this title are not allowed. Factors which indicate that 

the boundary line adjustment process is being used in a manner inconsistent with 

statutory intent include: numerous and frequent adjustments to existing contiguous lot 

boundaries, and/or a large number of contiguous lots being proposed for boundary 

line adjustments at the same time. 

FINDING: This boundary line adjustment does not appear to be circumventing subdivision or 

short subdivision procedures. 

 

G. Approval of a boundary line adjustment shall not result in the need for a reasonable 

use exception as defined in CMC 16.51. 

FINDING: The boundary line adjustment will not result in a need for a reasonable use 

exception.  

154

Item 1.



 
 

BLA19-01 Haley Short Plat   Page 3 of 4 
 

 

H. Existing easements for utilities conform to adopted standards for their intended 

function, or they are extended, moved or otherwise altered to an approved location. 

The applicant shall be responsible for the relocation of any installed utilities. 

FINDING: The boundary line adjustment will not affect any existing easements for utilities on 

the properties, 

 

 

17.070.050 Recording. Upon approval, prior to recording the boundary adjustment, the 

following must be submitted to the community development department for review. 

A.    Survey of the Boundary Line Adjustment. If the approval authority finds, based upon an 

exhibit to the legal descriptions, that conformance with existing area and dimensional 

or use standards will clearly be satisfied without the need of a survey, the approval 

authority may waive the requirement for a survey, otherwise a survey shall be prepared 

by a Washington State licensed professional land surveyor. 

 B.   Legal descriptions of the proposed property configuration. 

 C.   The applicant will be responsible for recording the boundary line adjustment, including 

an exhibit that corresponds to the drawing approved by the city, with the Clark County 

auditor’s office. A copy of the recorded documents must be returned to the planning 

division within one year. 

FINDING: See conditions of approval. 

17.07.060 Expiration. The boundary line adjustment application shall expire if it has not been 

recorded within one year from the date of approval unless a different time frame is specified in 

a decision for a consolidated review. Upon written request from the applicant prior to the 

expiration date, the community development director is authorized to grant one extension, not 

to exceed six months. 
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DECISION: 

Approval is granted to file number BLA19-01, with the following conditions: 

 

CONDITIONS OF APPROVAL: 

 

1. A copy of the final drawing and the new legal descriptions for each lot must be 

submitted to the Community Development Department (as required in CMC 17.07.050, 

above), for review and approval before the documents can be recorded with Clark 

County. 

2. A copy of the recorded documents shall be returned to the planning department. 

3. A copy of this boundary line adjustment approval and the drawings showing the new 

property lines shall accompany any building permits or other development reviews. 

 

 

 

 

________________________________  

Lauren Hollenbeck, 

Senior Planner 

 

 

Appeals: 

In accordance with CMC §18.55.030(A), this Type I Decision is the final decision of the city. There is no 

appeal to any other decision maker within the city.  

 

156

Item 1.



157

Item 1.



158

Item 1.



159

Item 1.



160

Item 1.



161

Item 1.



162

Item 1.



 
STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 
 
July 11, 2019 
 
 
 
Robert Maul, Planning Manager 
City of Camas 
Community Development Department 
616 Northeast Fourth Avenue 
Camas, WA  98607 
 
Dear Robert Maul: 
 
Thank you for the opportunity to comment on the determination of nonsignificance for the Haley 
2-Lot Short Plat Project (SEPA19-12) located at 4550 Southeast 5th Avenue as proposed by 
Planning Solutions, Inc. for DEA Investments.  The Department of Ecology (Ecology) reviewed 
the environmental checklist and has the following comment(s): 

 
SHORELANDS & ENVIRONMENTAL ASSISTANCE: 
Rebecca Rothwell, Wetlands/Shorelands Specialist (360) 407-7273 
 
Ensure that the new parcel is of sufficient size that the proposed development will be able to 
meet shoreline setbacks without requiring a variance. 
 
WATER QUALITY/WATERSHED RESOURCES UNIT: 
Chris Montague-Breakwell (360) 407-6364 
 
Erosion control measures must be in place prior to any clearing, grading, or construction.  
These control measures must be effective to prevent stormwater runoff from carrying soil 
and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 
silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 
 
Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 
violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 
Quality Standards for Surface Waters of the State of Washington, and is subject to 
enforcement action. 
 
Construction Stormwater General Permit: 
The following construction activities require coverage under the Construction Stormwater 
General Permit: 
 

1. Clearing, grading and/or excavation that results in the disturbance of one or more 
acres and discharges stormwater to surface waters of the State; and  

EXHIBIT 16
SHOR 19-02
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Robert Maul 

July 11, 2019 

Page 2 

 
2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 

larger common plan of development or sale, if the common plan of development or 
sale will ultimately disturb one acre or more and discharge stormwater to surface 
waters of the State. 
a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 
more acres, and discharge to surface waters of the State; and 

3. Any size construction activity discharging stormwater to waters of the State that 
Ecology: 
a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 
b) Reasonably expects to cause a violation of any water quality standard. 

 
If there are known soil/ground water contaminants present on-site, additional information 
(including, but not limited to: temporary erosion and sediment control plans; stormwater 
pollution prevention plan; list of known contaminants with concentrations and depths found; 
a site map depicting the sample location(s); and additional studies/reports regarding 
contaminant(s)) will be required to be submitted.    
 
You may apply online or obtain an application from Ecology's website at: 
http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  Construction 
site operators must apply for a permit at least 60 days prior to discharging stormwater from 
construction activities and must submit it on or before the date of the first public notice. 
 

Ecology’s comments are based upon information provided by the lead agency.  As such, they 
may not constitute an exhaustive list of the various authorizations that must be obtained or legal 
requirements that must be fulfilled in order to carry out the proposed action. 
 
If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above. 
 
Department of Ecology 
Southwest Regional Office 
 
(MLD:201903662) 
 
cc: Rebecca Rothwell, SEA 
 Chris Montague-Breakwell, WQ 
 Chris Baumann, Planning Solutions (Contact) 
 Dale Anderson, PMB 364 / DEA Investments (Proponent) 
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Community Development Department 

C/O Shoreline Administrator 

616 NE Forth Avenue 

Camas WA 98607 

 

Re: Shoreline Substantial Development Permit 

Haley Short Plat (File#SHOR19-02) 

 
Dear Ms. Hollenbeck 
The undersigned have reviewed the Application and Documents submitted in the above 
referenced case and believe that they do not adequately address the requirements for the 
granting of the requested permit.  Specifically we believe the Application and Documents do not 
adequately address: 
 
 Maintenance of the existing private road 

 Reduction of the conservation area and additional necessary conservation measures 

 Potential issues with the current septic tank 

 Impact on the assessed value of the property 

The application does not adequately address the required maintenance of the private road to 
the property.  

Approval for a short plat subdivision requires, as outlined in CMC Chapter 17.09.030 – Preliminary 
short plat approval, Paragraph D, item 7.  “Provisions are made for the maintenance of commonly 
owned private facilities;”. 

Access to the property is via a private road on an easement owned by the railroad.  The property 
owners along SW 5th Avenue paved and maintain the road, with the exception of the applicant.  
The applicant refused to contribute to the cost of paving or maintaining the road. 

The proposed short plat will substantially increase the wear and tear on the road during the new 
construction on Lot 2 as well as the additional wear and tear on the road by the addition of 
additional residence traffic.  Since the applicant refused to pay for a proportionate share of the 
cost of paving and maintaining the road, the cost will unfairly fall on the remaining property 
owners with property adjacent to the road.  The application has no provision for the maintenance 
of this commonly owned private facility as is required CMC Chapter 17.09.030 and, thus, is 
inadequate. 

We propose that the applicant be required as a condition of the application to repave Viola, which 
runs approximately 250 feet from SW 6th Avenue to SW 5th Avenue.  Since all of the construction 
vehicles will be required to use this road, it will receive significant wear and tear.  In addition, we 
propose as a condition of the application that the applicant be required to contribute to the 
further maintenance of the road in proportion to the number of residences along the road.  This is 
appropriate since the applicant through this application and his application “Application for 
Placement of a Mobile Home” Case# SEP 2008-0032; ARC 2008-00019; HAB2008-00016; MOH 
2008-0008 has increased the number of residences that use the road from one to three, which is 
an increase from 10% to 25% of the residences along the road, tripling the wear and tear on the 
road for which he refused to contribute to the paving or maintenance.  It will probably be 
necessary to add a covenant to the deed for the continued maintenance of the road.  We would 167
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like to review the covenant since we are likely to have to enforce it.  The applicant has a history of 
disregarding his obligations under the covenant which was a condition of his prior application for 
this property and lacking any evidence to the contrary we expect that the property owners 
adjacent to the road will have to enforce the covenant in court. 

 

The application requests an unwarranted reduction of the in the environmentally sensitive 150 
foot buffer between the Ordinary High Water Mark and proposes no new conservation 
measures to protect this environmentally sensitive area. 

Proposed Lot 2 borders the Columbia River.  In order to protect native wildlife and flora along the 
Columbia River a 150 foot buffer has been established.  We think it would be environmentally 
unsound to reduce this buffer by 50% potentially reducing the habit along the Columbia River for 
native wildlife and flora.   

The application states that “Per SMP Appendix C Section 16.61.040.D.2 the required 150-foot 
buffer from the Ordinary Highwater Mark is proposed to be reduced 50% to 75’”.  However,  SMP 
Appendix C Section 16.61.040 paragraph D, item 2.b. states that states that “The director may 
allow the base stream buffer area width to be reduced in accordance with a critical area port only 
if:”  “(b)  The stream buffer area width is not reduced by more than twenty-five percent in any one 
location;”.  The application does not reconcile these two rules.   If the applicant wishes to rely on a 
proposed rule, the applicant should withdraw his application and wait until the new rule is final.   

The application states that the reduction in the buffer “will place the future residence on new lot 2 
at the same distance from the Ordinary High Water Mark as neighboring properties.” According to 
the drawings submitted with the document, the future residence will not be the same distance as 
neighboring properties; it will be approximately 50’ closer to the Ordinary Highwater Mark than 
the neighboring property directly to the west and the same distance as the deck-on-stilts of the 
neighboring property to the east; approximately 25’ closer than the front wall of the residence 
itself which is 100’ from the Ordinary High Water Mark.  It should be noted that the deck-on-stilts 
was built in the area that was supposed to be the location of the trees that were to be planted for 
habitat mitigation, potentially in violation of the covenant on the property.  See, the applicant`s 
Application for Placement of a Mobile Home” Case# SEP 2008-0032; ARC 2008-00019; HAB2008-
00016; MOH 2008-0008. The applicant is essentially using a violation of the required buffer to 
support his application.  

 

The need for an adequate buffer is further evidenced in this case by the fact that an osprey nest 
with parents and 2 chicks is located in very close proximity to the property and a pair of Great Blue 
Herons regularly use the shoreline as a fishing ground and a movement corridor.  This riverfront is 
also frequented by several species of ducks, including wood ducks and mallards, geese and other 
waterfowl; river otters, etc.  Not maintaining an adequate buffer could impact this nesting area of 
the osprey as well as the fishing grounds and movement corridor of the wildlife.  We are very 
concerned about the sensitivity of the shoreline on the proposed subdivision – the following 
photos taken on August 2, 2019 show the level of erosion that is occurring. 
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We note that the City of Camas required a tree buffer between the proposed mobile home and 
the river when approving the applicant`s Application for Placement of a Mobile Home” Case# SEP 
2008-0032; ARC 2008-00019; HAB2008-00016; MOH 2008-0008.  Even though the applicant does 
not appear to have complied with the covenant requiring the installation and maintenance of the 
buffer, we believe a covenant requiring a similar buffer should be included in any approval of the 
application with at least with respect to Lot 1.   

We are very concerned about the applicant`s intentions with respect to the current old growth 
trees growing on Lot 2.  From the drawings provided as part of the application it appears that 1 old 
growth tree is within 1’ of the proposed river-side wall and another within 5’.  The root system of 
these trees will likely be impacted and consequently their health could be jeopardized.   

In the applicant`s Application for Placement of a Mobile Home” Case# SEP 2008-0032; ARC 2008-
00019; HAB2008-00016; MOH 2008-0008, the applicant was prohibited from cutting down any 
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trees along the river bank.  It appears that the applicant disregarded this requirement.  We 
request that any approval require the maintenance of the currently growing trees on Lot 1 and 2 
and adequate protection of the trees during the construction phase in the strongest possible 
language with significant penalties for failing to abide by the requirement.  Once a tree is cut true 
mitigation takes 50 years. 

We would like the appropriate body to consider, as a condition of the application, requiring 
additional flow control and stabilization of the land between the road and the current and 
proposed structures on Lots 1 and 2.  The land slopes significantly from the road to the Columbia 
River with an especially steep drop between the private road and the north end of the lots.  We 
note that a bioretention is planned but we would like the appropriate body to consider requiring 
additional flow control and stabilization of the land by requiring a natural buffer with a strong root 
system between the road and the existing and proposed structures on Lots 1 and 2. 

 

Septic Tank on Proposed Lot 1 

In the past, we understand that the existing septic tank on proposed Lot 1 did not work properly 
on several occasions.  We request that sufficient tests are undertaken to insure that the septic 
tank is in proper working condition and is adequate for the current dwelling. 

 

Proposed impact on the assessed value of the property as currently configured. 

The applicant`s proposal states that “The development goals for the site will be fulfilled resulting 
in a broader tax base that will help furnish funding for projects enjoyed by the public as a whole”.    
It is not clear that the proposal will increase the tax base and may actually reduce it. 

The current assessed value of the land and building on the property is $675,690 for the land and 
$20,962 for the building for a total assessed value of $696, 642.  The total assessed value of the 
property is similar to the assessed value of the land for other properties in the neighborhood that 
have very significant valuable improvements.  Under Clark County rules the land must be assessed 
at its highest and best use.  As a practical matter, in order to justify the land value, Clark County 
must have assumed that a buyer would construct improvements with a value of between $1-1.5 
million on the current lot.  This would be consistent with the rest of the values in the 
neighborhood.  No one would argue that the current structure would support a land value of 
$675,690. 

Proposed Lot 2 eliminates the river access for Proposed Lot 1.  Eliminating river access for 
proposed Lot 1 is likely to substantially reduce the land value of proposed Lot 1 and its resultant 
assessed value.  In addition, it is unclear how large the building envelope is for Proposed Lot 1.  If 
the building envelope is approximately the same as the current structure, it may be impossible to 
make improvements sufficient to support a robust assessed value for the land thereby further 
reducing the assessed value of lot 1. 

The applicant`s development goals for Proposed Lot 2 are unclear.  We note the current structures 
on the parcel including the previously subdivided parcel at 4420 5th Ave. are $20,962 and $82,201.  
The structure the applicant recently constructed at 4420 5th Ave has a value of $82,201.  If the 
applicant would construct a similar structure on proposed lot 2, it is unlikely that the development 
would support additional value.  If we assume the assessed value of proposed lot 2 is two-thirds of 
the current value or between $450,000 and $465,000, a buyer would only pay that amount for 
land if they intended to demolish the existing structure and build a significantly more valuable 
property on the land.  Therefore, the highest and best use of the property would relate only to the 
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value of the land and the improvements will not increase the assessed value of the property if the 
applicant is considering a similar type of structure on the proposed lot 2.   

We would like to discuss our concerns with the staff at a convenient time.  Please call Alan Shapiro 
at (360) 844-0063 or Miriam van Gerpen at (360) 216-9266.   

Thank you for your consideration. 

 

 

___________________________________________________________ 

Alan Shapiro and Miriam van Gerpen 
4442 SW 5th Avenue, Camas WA  98607 
 
 
 
___________________________________________________________ 

Keith and Krystal Scott 
3920 SW 5th Avenue, Camas WA  98607 
 
 
 
___________________________________________________________ 

Steve Crook and Minou Chau 
4110 SW 5th Avenue, Camas WA  98607 
 
 
 
___________________________________________________________ 

Skip and Carol Collier 
4308 SW 5th Avenue, Camas WA  98607 
 
 
 
___________________________________________________________ 

Vincent and Helen Do 
4412 SW 5th Avenue, Camas WA  98607 
 
 
 
___________________________________________________________ 

/s/ Jordan Naydenov – see attached email of authorization 
5030 SW 5th Avenue, Camas WA  98607. 
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Lauren Hollenbeck

From: Miriam van Gerpen <miriamvangerpen@gmail.com>

Sent: Tuesday, August 6, 2019 12:18 PM

To: Lauren Hollenbeck

Subject: Haley Short Plat (File #SHOR19-02)

Attachments: Anderson family mobile home application.pdf

Hello Lauren, 
 
Thanks much for taking the time to chat with me today.   
 
Attached is the document I was referencing about the prior subdivision.  The area of Public Comments with 
Staff Responses starts on page 22 of the attached document.  My question about how is "family" defined was 
raised in the Staff Response that starts at the top of page 23 of this document - in the second paragraph. 
 
I look forward to meeting with you and the others when you can schedule a time. 
 
Thanks much, 
Miriam van Gerpen 
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Lauren Hollenbeck

From: Miriam van Gerpen <miriamvangerpen@gmail.com>

Sent: Tuesday, August 13, 2019 3:17 PM

To: Lauren Hollenbeck

Subject: Re: Haley Short Plat Subdivision pre-application meeting notes

Attachments: Anderson mobile home placement permit.pdf

Hi Lauren, 
 
I found the recorded Covenant Running With The Land that addresses family-occupied v. renters.  It doesn't 
disallow renters, it just stipulates that a Conditional Use Permit would be obtained first.  I've attached it for your 
reference - the Covenant begins on page 32 of the attached document.   
 
It may be of interest to Mr. Maul as well since we discussed it during our call. 
 
Regards, 
Miriam van Gerpen 
 
On Mon, Aug 12, 2019 at 1:45 PM Miriam van Gerpen <miriamvangerpen@gmail.com> wrote: 
Hi Lauren, 
 
I left a message for Mr. Maul but haven't heard back yet.  Is there a chance you could send me those pre-
application meeting notes as we discussed so I have a chance to look at them before speaking with Mr. Maul? 
 
Thanks so much, 
Miriam van Gerpen 
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Steve C. Morasch  

805 Broadway Street T: (360) 558-5912 
Suite 1000 T: (503) 283-3393 
PO Box 1086 F: (360) 558-5913 
Vancouver, WA 98666 E: stevem@landerholm.com 

 

www.landerholm.com 
 

 
November 1, 2019 

 
Lauren Hollenbeck 
Senior Planner 
City of Camas 
616 NE 4th Ave.  
Camas, WA 98607 
 
 
Re: Haley Short Plat 

Dear Lauren: 

We represent the Applicant and property owner of the proposed Haley Short Plat.  We are 
submitting this letter in response to the two letters submitted by a group of neighbors and project 
opponents dated October 8, 2019 and August 5, 2019.  The October 8, 2019 letter raises a 
number of issues related to several old covenants and plat notes recorded against the property.  
The August 5, 2019 letter raises issues with respect to road maintenance, conservation areas, 
septic tanks and assessed value.  Each of these issues is discussed separately below. 

1. Prior recorded covenants 

There are several prior recorded covenants on the property: 

A. CONSERVATION COVENANT RUNNING WITH THE LAND 

There is a CONSERVATION COVENANT RUNNING WITH THE LAND, dated November 
23, 2010 and recorded at AF# 4720078 (the “Conservation Covenant”) that restricts alteration of 
certain described habitat areas “except as exempted or as authorized by the Responsible Official 
through an approved Habitat Permit.”   

The proposed Haley Short Plat does not propose any impacts in of the areas described for 
protection in the Conservation Covenant.  Only mitigation plantings are proposed for these areas, 
which will further enhance and protect the areas that are protected by the Conservation covenant. 

Further, the express language of the Conservation Covenant allows use of the protected habitat 
areas pursuant to “an approved Habitat Permit.”  Since the Applicant is proposing no impacts to 
the habitat areas protected by the Conservation Covenant and since the Applicant is obtaining a 
habitat permit for the proposed mitigation plantings as part of this Haley Short Plat application, 
the proposal fully complies with the Conservation Covenant. 
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B. AGREEMENT AND COVENANT RUNNING WITH THE LAND 

There is an AGREEMENT AND COVENANT RUNNING WITH THE LAND dated September 
30, 2009 and recorded at AF# 4607275 (“the Agreement and Covenant”).  The Agreement and 
Covenant relates to uses in the existing residence on Lot 2.  Applicant believes the Agreement 
and Covenant may no longer be applicable due to annexation and subsequent code changes, 
including the 2012 amendments to the SMP (See Section 2.b of the Agreement and Covenant); 
however, the issue of whether the Agreement and Covenant remains applicable or is now null 
and void is beyond the scope of this short plat application. 

The Haley Short Plat application is an application to create a new lot, not an application to alter 
uses of the dwelling that is the subject of the Agreement and Covenant.  Since the Agreement 
and Covenant relates only to uses inside an existing dwelling, the Agreement and Covenant is 
irrelevant to the Haley Short Plat application and is inapplicable to any determinations the City 
of Camas needs to make to approve the Haley Short Plat. 

C. CONCOMITANT REZONE AGREEMENT 

There is a CONCOMITANT REZONE AGREEMENT AND COVENANT RUNNING WITH 
THE LAND, DALE E. ANDERSON, REZONE #92-16-813, dated September 7, 1993 and 
recorded at AF# 9309140312 (the “Concomitant Rezone Covenant” or the “Covenant”).   

Also recorded with the Concomitant Rezone was a related resolution, Resolution 1993-08-01, 
adopted August 4, 1993 (“Resolution 1993-08-01”). 

The Concomitant Rezone also refers to Plat Note L (“Plat Note L) on the Short Plat recorded at 
Book 3, page 253, which states:  “L.  Pursuant to Resolution No. 1993-08-01, no further 
divisions of these lots shall be proposed.” 

None of these recorded documents preclude the proposed Haley Short Plat.  Plat Note L merely 
implements the requirements of Resolution 1993-08-01, which in turn is implemented by the 
Concomitant Rezone Covenant. 

Section 4 of the Concomitant Rezone Covenant states: 

“This Covenant shall remain in full force and effect until amended, 
modified or terminated by the action of Applicant and Clark 
County in zoning proceedings appropriate for that purpose.  
Nothing in this Covenant shall be construed in limiting in any way 
the authority of Clark County, or its governmental successors, 
from approving amendments or modifications to this covenant at 
the request of Applicant, its heirs, assigns or successors in interest.  
It is expressly provided that this Covenant may be amended, 
modified, or terminated solely by the approval of Clark County or 
its governmental successors, at the request of Applicant, its heirs, 
assigns, or successors, and under no circumstances shall any 
approval by any other person or entity be required in order for 
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Applicant to amend, modify or terminate this Covenant in whole or 
in part.” 

Thus, based on the express language of the Concomitant Rezone Covenant, “under no 
circumstances shall any approval by any other person or entity be required in order for Applicant 
to amend, modify or terminate this Covenant in whole or in part.”  Additionally, all of the land 
subject to the Short Plat recorded at Book 3, page 253 is still owned by our clients.  Therefore, 
none of the neighbors or project opponents have any standing to prevent modification or 
termination of the provisions of Resolution 1993-08-01, Plat Note L, or the Concomitant Rezone 
Covenant. 

Furthermore, the Concomitant Rezone Covenant expressly states that “this Covenant may be 
amended, modified, or terminated solely by the approval of Clark County or its governmental 
successors, at the request of Applicant.”  Since the subject property has been annexed, the City 
of Camas is the governmental successor of Clark County and has the sole authority to modify or 
terminate the Concomitant Rezone Covenant.  The Applicant hereby requests termination of the 
Concomitant Rezone Covenant. 

The City of Camas does not have any specific procedures governing the termination of 
Concomitant Rezone Covenants, but Section 4 of the Concomitant Rezone Covenant provides 
that the Covenant may be “modified or terminated by the action of Applicant and Clark County 
in zoning proceedings appropriate for that purpose.”  This short plat application process is a 
“zoning proceeding” appropriate for termination of the Concomitant Rezone Covenant. 

Clark County allows modification or termination of a concomitant rezone covenant under UDC 
40.560.020.E.2 if the following criteria are met:     

a.    In the case of full covenant release, whether development of 
the site would be consistent with current zoning regulations and 
comprehensive plan recommendations; and 

b.    In the case of either full or partial covenant release or covenant 
modification, whether adequate public/private services are 
available to support development of the site; and 

c.    In the case of either full or partial covenant release or covenant 
modification, whether the requested action would unreasonably 
impact development undertaken on nearby properties in reliance 
upon the covenant commitments; and 

d.    In the case of partial covenant release or covenant 
modifications, whether future development under current zoning 
will be consistent with existing and planned development. 

As discussed below, each of these criteria are met here and the Concomitant Rezone Covenant 
should be terminated. 
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a. whether development of the site would be consistent with current zoning 
regulations and comprehensive plan recommendations 

As demonstrated in the Applicant’s written narrative and the documents submitted in support of 
the application, the Haley Short Plat application meets all current zoning and comprehensive 
plan provisions.  The Concomitant Rezone Covenant dates back to a time when the property was 
in the unincorporated area of Clark County and had different zoning.   

Since the property has been annexed to the City, and the City of Camas has applied City zoning 
to the property, the original reason for the Concomitant Rezone Covenant no longer exists.   
Since the proposed Haley Short Plat meets all current zoning and comprehensive plan 
regulations, the Concomitant Rezone Covenant is no longer needed and should be terminated. 

b. whether adequate public/private services are available to support 
development of the site 

As demonstrated in the Applicant’s written narrative and the documents submitted in support of 
the application, the Haley Short Plat application, public/private services are available to support 
the Haley Short Plat.  Since public and private services are adequate for the proposed Haley 
Short Plat, the Concomitant Rezone Covenant is no longer needed and should be terminated. 

c.  whether the requested action would unreasonably impact development 
undertaken on nearby properties in reliance upon the covenant 
commitments 

This criterion is inapplicable because there is no development on nearby properties that was 
taken “in reliance on the covenant.”  This criterion would apply if there were a rezone to allow 
particular uses and surrounding property was developed consistent with those uses.  For 
example, if there were a rezoning of industrial to residential, and surrounding properties were 
then developed to residential uses (rather than industrial uses) in reliance on the rezone.  In such 
cases it could be said that surrounding properties were developed in reliance on the covenant 
commitments and it would be unfair to reverse the covenant to allow industrial development next 
to the new residential uses. 

Nothing like that happened here.  Uses and developments on surrounding properties have been 
developed for the same uses as are proposed by the Haley Short Plat – single family residences.  
The proposed Haley Short Plat is in compliance with all zoning and comprehensive plan 
regulations, including those with respect to density and lot size.  To the extent this criterion 
applies at all, it is met because there is nothing unreasonable about undertaking a short plat that 
is in compliance with all applicable regulations. 

d. whether future development under current zoning will be consistent with 
existing and planned development 

The existing and planned development in the vicinity consists of single family residences.  The 
proposed Haley Short Plat creates one additional lot for a new single family residence, which is 
consistent with the existing development.  The Haley Short Plat is also fully consistent with all 
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applicable zoning and comprehensive plan regulations, including those pertaining to lot size and 
density, which makes the proposed Haley Short Plat fully consistent with planned development 
in the vicinity.  Therefore this criterion is met. 

Since there is no longer a valid need or reason for the Concomitant Rezone Covenant and since 
the criteria for modifying or terminating the Concomitant Rezone Covenant are met, the 
Applicant’s request to terminate the Concomitant Rezone Covenant should be granted. 

2. Maintenance of commonly owned private facilities 

The requirement in CMC 17.09.030.D.7 that “Provisions are made for the maintenance of 
commonly owned private facilities” refers to “private facilities” that are “commonly owned” by 
the lots in the short plat.  It does not refer to maintenance of pre-existing private access 
easements over property owned by third parties.  Therefore, to the extent this criterion applies, it 
has been met. 

Additionally, there is no criterion nor evidence in the record to support the neighbors and project 
opponents request that this Applicant pay to repave the private road.  Further, any condition 
imposed on a short plat pertaining to infrastructure improvements would need to comply with 
RCW 82.02.020 and the US Supreme Court cases of Dolan and Koontz related to 
proportionality.  The Haley Short Plat only creates one new lot.  It would not be proportional to 
require a single lot owner to pay for a road repaving that serves multiple lots. 

That said, the Applicant has made good faith and reasonable efforts to negotiate a private 
maintenance agreement with the neighbors and project opponents, but ultimately that effort by 
the Applicant was rebuked.  In any event, there is no lawful basis for a short plat to be denied or 
conditioned on maintenance agreements with third parties.  That is a private civil matter between 
the property owners subject to the pre-existing easement.  Since all of the applicable criteria for a 
short plat are met, the Haley Short Plat should be approved. 

3. Shoreline critical areas 

The neighbors and project opponents have raised an issue under SMP 16.61.040(D)(2)(b), which 
states that the buffer width can’t be reduced by more than 25%.  The neighbors argue that this 
provision limits the Applicant’s ability to reduce buffers, notwithstanding SMP 
16.61.030(E)(3)(e) (buffer averaging), which allows the buffer to be reduced up to 50%.  
Applicant disagrees.  Therefore, based on SMP 16.61.030(E)(3)(e), the application could be 
approved as originally submitted. 

Nevertheless, the City need not resolve this conflict in the SMP because the Applicant has 
submitted a revised Critical Areas Report that reviews the proposal under an entirely different 
“Alternative Mitigation” section of the SMP. 

SMP 16.61.040(D)(4) states:  “Alternative Mitigation for Stream Buffer Areas. The requirements 
set forth in this section may be modified at the City of Camas's discretion if the Applicant 
demonstrates that greater habitat functions, on a per function basis, can be obtained in the 
affected drainage basin as a result of alternative mitigation measures.”  Thus, SMP 
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16.61.040(D)(4) supersedes any limitation in SMP 16.61.040(D)(2)(b) when the Applicant 
demonstrates alternative mitigation measures can obtain greater habitat functions on a per 
function basis. 

In this case, the Applicant has submitted the Updated Critical Areas Report by Olsen 
Environmental dated September 9, 2019 demonstrating that alternative mitigation measures can 
obtain greater habitat functions on a per function basis under SMP 16.61.040(D)(4).  Therefore, 
the application meets the requirements of the SMP and should be approved. 

4. Septic tank issues 

The septic tank referred to in the August 5, 2019 letter from the neighbors and project opponents 
has been inspected and approved by the Health Dept.  A copy of that inspection approval has 
been submitted for the record.   In addition, as part of this project all septic systems will be 
inspected and approved prior to final occupancy.  

5. Assessed value 

Applicant disagrees with the neighbors and project opponents mischaracterizations of the effect 
on assessed values of the subject property.  Nevertheless, the effect on assessed value is wholly 
irrelevant to any of the approval criterion for a short plat.  Therefore, Applicant chooses not to 
respond to these mischaracterizations relating to assessed value because the effect on assessed 
value is irrelevant to any applicable approval criterion.   

In conclusion, since the application meets all applicable approval criterion, as demonstrated 
above and in the applicant’s written narrative and other documents supporting the application, 
including but not limited to the Updated Critical Areas Report by Olsen Environmental dated 
September 9, 2019, the Applicant respectfully requests that the Haley Short Plat application be 
approved. 

Sincerely, 

LANDERHOLM, P.S. 

 
 
 
STEVE C. MORASCH 
Attorney at Law 
 
SCM/jsr 
Enclosure 
ANDD02-000032 - 4447110_1 
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Lauren Hollenbeck

From: Chris@planningsolutionsinc.com
Sent: Wednesday, February 5, 2020 4:23 PM
To: Lauren Hollenbeck; Anita Ashton
Subject: Haley Short Plat FW: Permit No. CX 17008 - Short Plat

Follow Up Flag: Follow up
Flag Status: Flagged

Hi Lauren & Anita, 
 
See below from BNSF’s property management company. The applicant’s current crossing agreement allows for access to 
any lot he owns. Once the lot is created and if title changes hands the new owner would need to get their own 
crossing/access agreement. 
 
Let me know if you need anything else on this. 
 
Thanks, 
Chris Baumann 
Planning Solutions, Inc 
Office (360) 750-9000 / Cell (360) 718-0522 
 

From: Jung, Blake <Blake.Jung@am.jll.com>  
Sent: Wednesday, February 05, 2020 2:43 PM 
To: Chris@planningsolutionsinc.com 
Subject: RE: Permit No. CX 17008 - Short Plat 
 
Chris,  
 
The agreements aren’t specific to the property but rather the user utilizing the crossing to access the property. To my 
knowledge, the current agreement has no term and therefore utilization of the crossing is allowed to access any property 
owned by the permit hold across the crossing. If the kids lot is sold, ownership would change and the new owners would 
then need to gain an agreement for utilization of the crossing.  
 
Thanks,  
 
Blake W. Jung  
Manager,  Permits – Private Crossings & Environmental Access   
JLL Rail Practice Group – Proud Partners of BNSF Since 2001 
4200 Buckingham Road, Suite 110  
Fort Worth, Texas 76155 
Direct:  (817) 2302651  
Customer Service: (817) 230-2649 
 
We are constantly striving to provide excellent customer service.  If you have any compliments or concerns 
about the service you are receiving, please feel free to share your experience with Terri Freeman, Senior 
Manager of Customer Service, at terri.freeman@am.jll.com or 817-230-2649.  Thank you. 
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Lauren Hollenbeck

From: Chris@planningsolutionsinc.com
Sent: Thursday, February 6, 2020 9:53 AM
To: Lauren Hollenbeck; Anita Ashton
Subject: FW: Permit No. CX 17008 - Short Plat

Below is a response from BNSF’s property management company with more explanation. 
 
Chris Baumann 
Planning Solutions, Inc 
Office (360) 750-9000 / Cell (360) 718-0522 
 

From: Jung, Blake <Blake.Jung@am.jll.com>  
Sent: Thursday, February 06, 2020 8:37 AM 
To: Chris@planningsolutionsinc.com 
Subject: Permit No. CX 17008 - Short Plat 
 
Good Morning, 
 
Thank you for your inquiry into the Private Crossing Application Process and I’ve attached the Private Crossing 
Application for your file. BNSF requires an individual to be under a Private Crossing Agreement for utilization of any BNSF 
Private Crossing and a completed Private Crossing Agreement provides that individual permission from BNSF. Please 
note, BNSF Private Crossing Agreements are specific to the individual applying and not necessarily the individual who 
retains ownership. In short, an individual could submit an application for use of BNSF’s Private Crossing but only lease a 
parcel without fully retaining ownership.   
 
The current matter at hand is regarding The Anderson Private Crossing Agreement and I would like to provide a response 
regarding that agreement. The active agreement provides permission from BNSF for Dale & Leta Anderson to utilize the 
crossing. Through discussions, it seems The Andersons are splitting a parcel currently owned but will still retain 
ownership of both parcels after completion. The Anderson’s use of BNSF’s Private Crossing for access to the parcels still 
remains the same and no update is required. If the split parcel is sold to an individual in the future, that individual would 
need to complete a Private Crossing Application and submit to BNSF to gain approval for utilization of the BNSF Private 
Crossing. The Andersons would still retain the current agreement, as to gain access to the retained ownership but the 
individual purchasing would need to go through the process of obtaining an agreement from BNSF for utilization of that 
crossing. Reviewing the location, it seems this crossing is utilized by residents and has multiple users.  
 
Thanks,  
 
Blake W. Jung  
Manager,  Permits – Private Crossings & Environmental Access   
JLL Rail Practice Group – Proud Partners of BNSF Since 2001 
4200 Buckingham Road, Suite 110  
Fort Worth, Texas 76155 
Direct:  (817) 2302651  
Customer Service: (817) 230-2649 
 
We are constantly striving to provide excellent customer service.  If you have any compliments or concerns 
about the service you are receiving, please feel free to share your experience with Terri Freeman, Senior 
Manager of Customer Service, at terri.freeman@am.jll.com or 817-230-2649.  Thank you. 
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One of the 2019 World’s Most Ethical Companies®  
 
Jones Lang LaSalle  
 
For more information about how JLL processes your personal data, please click here.  
 
This email is for the use of the intended recipient(s) only. If you have received this email in error, please notify the sender immediately and then delete it. If you are 
not the intended recipient, you must not keep, use, disclose, copy or distribute this email without the author's prior permission. We have taken precautions to 
minimize the risk of transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to this message. We cannot accept 
liability for any loss or damage caused by software viruses. The information contained in this communication may be confidential and may be subject to the 
attorney-client privilege. If you are the intended recipient and you do not wish to receive similar electronic messages from us in the future then please respond to 
the sender to this effect. 
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Haley Short Plat (SHOR19-02)

Exhibit Index of Exhibits Date

1 Applicant's Narrative 10/23/2019

2 Shoreline Designation Map 11/5/2019

3 Preliminary Plan set 11/5/2019

4 Notice of Application 7/4/2019

5 Development sign 6/3/2019

6 Completeness letter 6/3/2019

7 SEPA DNS & Checklist 6/27/2019

8 Geotechnical Report 7/24/2019

9 EEI Slope setback memo 1/8/2020

10 Critical Areas Report 10/24/2019

11 Critical areas WSP peer review 12/20/2019

12 Preliminary Stormwater Report 2/20/2019

13 Proof of Archaeological emails 4/11/2019

14 Waste water inspection reports 11/1/2019

15 BLA Decision and Recording 1/23/2019

16 Ecology SEPA comment 7/11/2019

17 SWCAA SEPA comment 7/2/2019

18 Neighbors comment letter 080519 8/5/2019

19 Neighbors comment letter 100919 10/9/2019

20 VanGerpen email 080619 8/6/2019

21 VanGerpen email 081319 8/13/2019

22 Conservation Covenant 11/23/2010

23 Agreement and Covenant 10/1/2009

24 Concomitant Agreement 8/23/1993

25 Landerholm letter 11/1/2019

26 Railroad emails 2/5/2020

27 Neighbors signed letter 1/21/2021
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