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Planning Commission Meeting Agenda 

Tuesday, April 15, 2025, 7:00 PM 

Council Chambers, 616 NE 4th AVE 
 

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

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

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

 

To Participate Remotely: 

OPTION 1 - 
    1.        Go to www.zoom.us and download the app or click “Join A Meeting” and use Meeting ID 
– 841 4193 2561 
    2.        Or, from any device clickhttps://us06web.zoom.us/j/84141932561 

OPTION 2 - Join by phone (audio only): 
    Dial 877-853-5257 and enter meeting ID# 841 4193 2561 

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

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

CALL TO ORDER 

ROLL CALL 

PUBLIC COMMENT 

This is the public's opportunity to comment about any item on the agenda, including items up for 
final action. 

MINUTES 

1. March 18, 2025 Planning Commission Meeting Minutes 

MEETING ITEMS 

2. Our Camas 2045 - Housing and Economic Development Element Updates 
Presenter:  Alan Peters, Community Development Director 

MISCELLANEOUS UPDATES 

NEXT MEETING DATE 

CLOSE OF MEETING 
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Planning Commission Meeting Minutes 

Tuesday, March 18, 2025, 7:00 PM 

Council Chambers, 616 NE 4th AVE 
 

CALL TO ORDER 
 
Commissioner Hull called the meeting to order at 7:00 p.m. 

ROLL CALL 

Planning Commissioners Present: Troy Hull, Paul Anderson, Marlo Maroon, Joe Walsh 
and Geoerl Niles  

 Commissioners Excused: Mahsa Eshghi and Shawn High 

 Staff Present: Alan Peters, Madeline Coulter, David Schultz and Carey Certo 
 
PUBLIC COMMENT 

There was no public comment 

MINUTES 

1. February 19, 2025 Planning Commission Meeting Minutes 
 
It was moved by Commissioner Niles and seconded by Commissioner Walsh, to 
approve the minutes of the February 19, 2025, Planning Commission Meeting. 
The motion passed unanimously 
 

MEETING ITEMS 

2. Election of Chair and Vice Chair 
Recommended Action: The Commissioners nominate and approve a Chair and Vice 
Chair for the 2025 Planning Commission. 
 
It was moved by Commissioner Niles and seconded by Commissioner Walsh to 
nominate and approve Commissioner Hull as the Chair. The motion passed 
unanimously. 
 
It was moved by Commissioner Walsh and seconded by Commissioner Maroon 
to nominate and approve Commissioner Niles as the Vice Chair. The motion 
passed unanimously. 
 

3. Open Public Meetings Training 
 
David Schultz reviewed the key rules and laws that affect the planning commission 
meetings and the open public meetings act. 
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4. Public Hearing for the Nourse Road Annexation - Zoning Designation 
 
Madeline Coulter reviewed the Nourse Road annexation and responded to 
Commissioners questions. 

It was moved by Commissioner Niles and seconded by Commissioner Walsh, to 
approve and forward on to City Council, the Nourse Road Annexation. The 
motion passed unanimously. 

MISCELLANEOUS UPDATES 

 No were no miscellaneous updates. 

NEXT MEETING DATE 

 The next meeting is scheduled for April 15, 2025. 

CLOSE OF MEETING 

 The meeting closed at 7:37 p.m. 
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      DRAFT Housing Element Updates 
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Date: March 14, 2025 
To: Alan Peters, City of Camas (cc:ed Nicole McDermott, WSP) 
From: Tyler Bump, Jennifer Cannon, and Mary Chase, ECOnorthwest 
Subject: DRAFT Proposed Housing Element Updates, Our Camas 2045, City of 

Camas Comprehensive Plan Update 

 

Proposed Updates to Housing Element  

Introduction 
This Element of the Comprehensive Plan sets out the vision, goals, and policies to address current and 
projected housing needs for the next 20 years (2025 to 2045), inclusive of the diverse needs of the whole 
community across the income spectrum. The community is facing housing challenges that could benefit 
from improved access to more housing options including more housing for seniors and young adults, 
smaller housing, more rental units, and affordable homeownership opportunities, all of which the City can 
have a role in supporting.  

The Housing Element is supported by a housing needs assessment (provided below) that quantifies 
existing housing stock and projected housing needed to accommodate projected growth. Housing 
analysis is an important exercise as the housing needs in Camas tend to continually evolve based on 
changes in the broader economy, local demographics, and the regulatory environment. In addition to an 
assessment of housing needs based on the best available existing data, the Housing Element goals and 
policies reflect community input, state legislative requirements,  and City of Camas’s priorities.  

The following section provides background on the planning framework and highlights the analytical 
findings associated with current and projected housing including details on Camas’s community 
demographics, housing stock, housing market dynamics, expected housing demand, and special housing 
needs. The insights from this analysis help to build a factual basis for the housing policy updates.  

BACKGROUND 

Planning Framework 
The City of Camas’s first Comprehensive Growth Management Plan was adopted in 1994, which was 
replaced by the current Comprehensive Plan in June 2016 to fulfill the requirements of Washington State’s 
Growth Management Act (GMA). The GMA is a series of state statutes first adopted in 1990 aimed at 
managing population growth, particularly in the state’s fast-growing areas.  In Clark County, RCW 
36.70A.040 requires all cities to “fully plan” for the Elements of a Comprehensive Plan, including land use, 
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      Housing Element Analysis 2 

housing, capital facilities, utilities, transportation, and climate change. 1 The current update process is part 
of a periodic update also required by the GMA, as part of an established schedule by the County.  

At the state level, the GMA requires local jurisdictions to adopt Housing Elements that are consistent with 
statewide goals and objectives. The Housing Element must include an inventory and analysis of existing 
and projected housing needs that identifies the number of housing units by income level necessary to 
manage projected growth including permanent supportive and emergency housing.  

Recent state legislation calls for cities to 
expand middle housing allowances in single 
family residential zones (HB 1110) and support 
Accessory Dwelling Unit development (HB 1337). 
These changes require cities to allow up to two 
Accessory Dwelling Units (ADUs) on all lots 
zoned to allow single-family homes. Lots with 
critical areas or their buffers are exempt from 
the requirements of both HB 1110 and HB 1337.  In 
addition, via HB 1220, the Washington State 
Department of Commerce instructed local 
governments to “plan for and accommodate” 
housing affordable to all income levels.  

The Clark County Countywide Planning Policies 
provide helpful guidance on the Comprehensive 
Plan update. Clark County is currently in the 
process of updating its Comprehensive Plan 
and its Countywide Planning Policies. The 
existing 20-year growth plan spans 2015-2035 
and includes a Housing Element with relevant 
policies for jurisdictions within the County. Please see the Appendix for a summary of the existing 
relevant Clark County Countywide Planning Policies.  

Lastly, the City of Camas completed its Housing Action Plan (HAP) in 2021, including a housing needs 
assessment and a thorough community engagement process focused on learning about housing 
experiences and identifying ways to meet housing needs and overcome core c hallenges. The 
engagement included two virtual public meetings, seven focus groups and interviews, a housing survey 
with over 300 responses, a project website, and written public comments. Key findings helped to shape 
the updates to the Camas Housing Element.  

Community Engagement 
The project team held interactive open houses and interviewed stakeholders to learn about housing 
challenges, opportunities, and actions. Engagement activities identified the following themes that could 
contribute to future decision-making related to housing in Camas. 

                                                             
 

1 The GMA includes other optional Elements for economic development, parks and recreation, conservation, energy, sub areas, 
and ports. 

MIDDLE HOUSING POLICY IN WA 

‘Middle housing’ refers to moderate-density 
housing types between single-family detached 
homes and larger multifamily housing. HB 1110 
became effective in July 2023 and requires that 
designated Growth Management Act (GMA) 
planning cities in Washington must allow certain 
minimum densities for middle housing within 6 
months after their periodic update due date.  

Camas is counted as a Tier 2 city under this 
policy, which must allow for 2 dwelling units per 
lot or higher in predominantly residential zones, 
as well as 4 dwelling units per lot within a 
quarter mile of major transit stops and for 
affordable housing (ESHB 1110, Sec. 3(1)(c)).  
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      Housing Element Analysis 3 

Housing Insights 

 North Shore: Need infill development.  

 General: Are there model cities Camas would strive to look like? (Lake Oswego, Bend, etc .) 

Compare plans with cities that have experienced similar growth? What did they do well? 

 Housing: Allow work/live housing along and around UGA/schools and major transportation 

corridors. Ensure workforce housing is available for current and future workers. Having diverse 

housing options will lead to a more diverse city.  

 Barriers to development and safety issues for pedestrians:  Height restrictions and fees are 

challenging, since rents are lower it is harder to make a project pencil, and need for safer crossings 

on 3rd Ave and difficult to cross 5th in some areas. 

What should the City do? 

 Citywide: Maintain the strength, vitality, and stability of all neighborhoods and promote the 

development of a variety of housing choices that meet the needs of all members of the 

community. This goal seems very wide and difficult to achieve. More focused on affordability? 

 More moderate density in and near Downtown with good connectivity (Safe, lit, easy). 

 Be intentional- positive in messaging about adding middle housing and moderate density so 

community gets accustomed to why it is so important for our community and culture to include 

all. Show that it’s not scary. 

 Consider incentivizing housing developers through zoning, taxes and fees, and partnerships. 

 Partnerships: Partner with Vancouver Housing Authority and other organizations to develop 

affordable housing. Partner with habitat for humanity and housing authority. Proud ground for 

moderate- and low-income housing.  

 Attract a large senior housing project.  

 More 4-5 story multi-family units, especially Downtown. 

 Builder incentives to focus on mixed use/ apartments. 

 Don’t forget the bike paths. 

 Make it easy to build ADUs in backyards.  

 Support yes in my backyard policies. 

 Incentivize small developers (housing & economic development combined!).  

  

6

Item 2.



 

      Housing Element Analysis 4 

Housing Action Plan 

The City of Camas completed its Housing Action Plan (HAP) in 2021, including a housing needs 
assessment and a thorough community engagement process focused on learning about housing 
experiences and identifying ways to meet housing needs and overcome core c hallenges. The 
engagement included two virtual public meetings, seven focus groups and interviews, a housing survey 
with over 300 responses, a project website, and written public comments. Key findings about community 
priorities and HAP goals and strategies are summarized below.   

HAP Goals: 

 Develop Housing to Accommodate Growth.  Thoughtful changes to Camas’s zoning and 

development regulations can allow the City to better accommodate projected growth.  

 Diversify the Mix. A greater variety of housing types can better serve young families, small 

households, seniors, people with disabilities, and people with diverse incomes.  

 Increase Housing Affordability. Young families, seniors, and people who work in Camas may 

have difficulty finding affordable housing in Camas.  

 Preserve Existing Affordable Housing. Camas should adopt strategies to preserve its existing 

affordable housing and prevent the displacement of residents. Community members noted 

concern for preserving existing affordable housing, particularly smaller single-family properties, 

in older neighborhoods near Downtown.  
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      Housing Element Analysis 5 

Housing Targets 
Planning for future housing demand is critical to ensure that the City can meet demand driven by 
population growth. This section summarizes projected future housing dema nd for Camas to provide 
context for the City’s housing policies.  

County Comprehensive Plans and Countywide Planning Policies set population growth targets for 
jurisdictions within them, with current projections to 2044. Clark County is currently in the pr ocess of 
updating the Countywide Comprehensive Plan and growth targets. This analysis uses the County’s 
interim population and housing allocation targets, which are anticipated to be adopted in April 2024. 

Population and Housing Allocations 

Exhibit 1 below demonstrates the City of Camas and Clark County’s anticipated population forecast  
between 2023 and 2045. Since 2000, Camas has grown at a faster rate than the County overall with an 
AAGR of 5.2% in the City (including annexations), compared to the County’s AAGR of 2.4% (Housing 
Appendix,  

Exhibit 4). However, the County’s estimates assume a slower growth scenario for the City in the next 22 
years. With this assumption, new population growth in Camas is estimated to comprise 4.05% of  growth 
in Clark County overall.  

The population growth forecast indicates that the City of Camas will make up 4.05 percent of new 
growth population in Clark County between 2023 and 2045 (Exhibit 1), with an AAGR of 1.2% in the City. 
The County’s methodology also acknowledges Washington State Department of Commerce’s HAPT 
estimates for current housing supply in Camas and allocates a number of net new units for the Urban 
Growth Area(s) (UGAs). 

Exhibit 1. Population Growth Forecast, Camas and Clark County, 2023 to 2045 

Source: Clark County Interim Population Allocations and Clark County Comprehensive Plan 2025 Update, 2025 
Population, Housing, and Employment Allocation – Issue Paper 5.   

JURISDICTION 
2023 EST. 

POPULATION 

VACANT 
BUILDABLE 

LAND MODEL 
PERCENT 

CAPACITY  

2023-2045 
GROWTH  

2045 
ESTIMATE 

CHANGE 
(PERCENT) 

AAGR 

City of Camas 29,352 4.26% 
7,729 

(4.05% of total 
growth) 

37,080 26% 1.2% 

Clark County 527,400 100% 
190,754 

(100% of total 
growth) 

718,154 36% 1.6% 

.  

In May 2024, Clark County adopted housing allocations for jurisdictions located within county 

boundaries. In total, this shows an estimated 4,226 housing units needed by 2045 in the City of Camas 
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      Housing Element Analysis 6 

and UGA(s).2 The City would add about 311 new units to meet the new permanent supportive housing 

target and 1,766 units affordable to low-income households below 80% of AMI by 2045. Camas currently 

has 143 units of housing affordable for households at or below 30% of AMI that are not Permanently 

Supportive Housing (PSH)3 and 14 emergency units4 according to the HAPT estimate. With this allocation, 

the City will need to accommodate 172 new units of temporary emergency housing by 2045. 5 

                                                             
 

2 The Washington State Department of Commerce Housing for All Planning Tool (HAPT) provides two allocation methods for 
determining the share of a County’s housing supply to be met by jurisdictions. Method A assumes all housing needs will be 
accommodated through new housing production. Method B assumes all jurisdictions will accommodate equivalent shares of the 
total countywide housing need at each income level, proportional to their size, in the projection year. Clark County elected to use 
a hybrid method of 75/25 for Camas. 
3 Permanent Supportive Housing is defined as: “subsidized, leased housing with no limit on length of stay that prioritizes people 
who need comprehensive support services to retain tenancy and utilizes admissions practices designed to use lower barriers to 
entry than would be typical for other subsidized or unsubsidized rental housing, especially related to rental history, crimin al 
history, and personal behaviors” Washington RCW 36.70A.030(31). PSH is paired with voluntary services (such as counseling, 
mental health support, or substance abuse treatment) to achieve housing stability, improve health, and connect residents with  
community-based services. This type of housing poses no limits on length of stay and lowers barriers to entry (RCW 36.70A.030 
(31)). PSH typically is located in UGAs in areas with densities supporting multifamily housing and in areas with support serv ices 
such as nearby healthcare facility and accessible to public transit . PSH can be located in new construction on vacant land or in 
converted housing, or within an established affordable housing complex or shelter and the services may be available on -site, in 
the community, or by mobile teams which can be challenging for rural communities to provide.  
4 Temporary emergency housing is defined as: “temporary indoor accommodations for individuals or families who are homeless 
or at imminent risk of becoming homeless that is intended to address the basic health, food, clothing, and personal hygiene 
needs of individuals or families. Emergency housing may or may not require occupants to enter into a lease or an occupancy 
agreement.” – Washington RCW 36.70A.030(14). Emergency housing need often considers factors like occupancy (the number of 
unrelated persons that may occupy a dwelling unit), spacing (distance required between emergency housing shelters and other 
uses), and intensity (total number or density of people in a single location or facility). If jurisdictions can demonstrate that they 
meet certain conditions in supporting documentation, they may not need to quantify emergency housing needs in their LCA. If a  
community offers: 1) one or more zones that allow hotels and emergency housing by right or if zones allow emergency housing 
by right are within one-mile to and from transit and 2) if there are  no regulations that limit the occupancy, spacing, or intensity 
of emergency housing. 
5 Clark County’s interim allocations do not include designated temporary emergency housing units at the City level. Estimates in 
this section for the City of Camas are derived directly from the Department of Commerce HAPT tool.  

HOUSING ALLOCATIONS  

In 2021, HB 1220 created a new way that communities in the state are required to plan for 
housing needs. This legislation requires that jurisdictions plan for sufficient land capacity for 
housing needs, including all economic segments of the population (moderate, low, very low and 
extremely low income, as well as emergency housing and permanent supportive housing). 

» Since 2000, the City of Camas had an average annual growth rate of 221 new housing units 
per year. 

» Comparatively, the City will need to add an average of 195 new housing units per year 
between 2024 and 2045 to reach its allocation of net new units.  
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      Housing Element Analysis 7 

Exhibit 2. Housing Unit Allocations by Income, Camas and its UGA, 2024-2045 

Source: Washington State Department of Commerce HAPT, Clark County Interim Housing Allocations, City of Camas 
Note: Current supply includes both the estimate from the HAPT with the addition of 599 additional units since its 
calibration in 2020. 

 

 

0-30% AMI >30-

50% 

AMI 

>50-

80% 

AMI 

>80-

100% 

AMI 

>100-

120% 

AMI 

>120

% 

AMI 

TOTAL  

EMERGENCY 

HOUSING 

BEDS 

Non-

PSH 
PSH 

2024: Current 

Housing Supply 

Estimate 

143 0 458 1,874 1,182 1,965 4,201 9,832 14 

2024-2045: New 

Housing Unit 

Needed for the 

Allocation 

564 331 811 955 516 249 799 4,226 172 

2045: Total Target 

Supply 
707 331 1,269 2,811 1,627 2,214 4,499 13,459 186 
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Residential Capacity  

Residential capacity is generally defined as the amount of existing housing units plus new housing a city 
can accommodate based on city zoning regulations (e.g., residential density requirements in the zoning 
code) and land available for new development. Residential capacity relat es to residential growth 
allocations in a number of ways. Evaluating residential growth capacity is necessary to determine 
whether the housing growth allocation (determined by the county) can be accommodated within the 
City of Camas and its UGA. Sufficient capacity is available if residential growth capacity is equal to or 
greater than the City’s allocation. If sufficient capacity is not available, the shortfall must be addressed 
by rezoning, or revising allowable density, or by modifying or creating a new UGA or annexed area to 
provide additional area for residential growth capacity.  The Vacant Buildable Lands Model (VBLM) for 
Clark County provided a basis for the available housing capacity in the City of Camas based on available 
buildable land (including both vacant and underutilized land) and current zoning. The existing zoning and 
UGA showed insufficient housing capacity.  

The City of Camas is considering zoning modifications that would allow for more residential capacity. 
Consequently, another analysis was completed to consider future modifications to select zones. 
Considering these modifications, the total available buildable acres and housing units by zone density are 
shown below in Exhibit 3. According to the housing capacity estimates, Camas would have capacity 
for 5,896 housing units which would result in a surplus of around 1,670 housing units over the 2045 
housing target of 4,226 housing units. Results (summarized below) from the updated capacity 
analysis show sufficient residential growth capacity to meet the 2045 housing target.  

Exhibit 3. Residential Supply and Capacity Estimates for Camas, under Alternative 1 

Sources: Camas Municipal Code (Code Section 18.09) and VBLM 2023, Capacity and Yield by Jurisdiction. Notes: Zones 
without residential zoned capacity were omitted.  Underutilized and Vacant acreages were summed for each zone.  

SELECT RESIDENTIAL ZONES BUILDABLE ACRES  HOUSING UNITS 

North Shore Higher Density Residential (HD-NS) 56 783 

North Shore Low Density Residential (LD-NS) 66 325 

Residential-6,000 (R-6) 50 273 

Residential-7,500 (R-7.5) 58 352 

Residential-10,000 (R-10) 112 594 

Residential-12 (R-12) 62 223 

Residential-15,000 (R-15) 108 320 

Multifamily Residential-10 (MF-10) 19 197 

Multifamily Residential-18 (MF-18) 5 83 

Multifamily Residential-24 (MF-24) 17 399 

Multifamily Residential-36 (MF-36) 3 107 

Downtown Commercial (DC) 5 314 

Mixed Use (MX) 115 1038 

North Shore Mixed Use (MX-NS) 74 889 

 750 5,896 

 
Summary of Findings 
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      Housing Element Analysis 9 

A summary of key findings from the housing data analysis is provided below to help describe key insights 
to inform Comprehensive Plan policy updates (please see the Housing Appendix for more detail).  

Community Demographic Trends 

» Since 2000, Camas has grown at a faster rate than Clark County or Washington State overall, 
more than doubling in size by 2023 from 12,462 to 27,420 persons. As population increases, the 
demand for housing also rises and affects planning.  

» In terms of land, Camas has expanded incrementally over time through annexations.  In the 2000’s 
and early 2010’s, the City added large new areas on the north side of Lacamas Lake, with a large 
portion of this area zoned for multifamily housing alongside employment and commercial areas.       

» Camas is becoming a more diverse community. The share of people of color increased from 13% in 
2012 to 24% in 2022 and is slightly more diverse than the county (21% were people of color in 2022).  

» Camas is seeing a larger share of couples and families with children (39%) and has a higher share of 
both groups than the County or State (24%, 22%, respectively). The City also had a larger median 
household size (almost 3 persons) compared to the county (2.65 persons).   

» Median household income in Camas is higher than both Clark County and the state at $133,000 in 
2022. Adjusting for inflation, median income in the City still increased by 31  percentage points since 
2012 which is primarily due to growth in high-income households earning over $100,000 per year.6 

» Four out of five households in Camas owned their homes in 2018-2022, at a higher rate than either 
Clark County or Washington. The share of renter households stayed the same in Camas since 2012, 
showing less than a 1% increase over this time period. 

» County-level trends indicate that homeownership disparities exist for some groups by race and 
ethnicity in Clark County, with households who are Black or African American, American Indian or 
Alaska Native, Native Hawaiian or Pacific Islander, Hispanic or Latino,  or mixed/other races having 
lower rates of homeownership. 

» At the County level, income levels also vary by race and ethnicity.  Households who were Black or 
African American, Native Hawaiian or Pacific Islander, Hispanic or Latino, two or more races, or 
another race had lower median household incomes than the overall average.  

» Overall levels of housing cost burden are decreasing, but more renters and low-income households 
experience higher rates. Around 24% of all Camas households experienced cost burden (2022) with a 
higher share of renter households experienced cost burden compared to homeowners  and with 100% 
of households earning less than $20,000 experienced severe cost burden (paying at least half of their 
monthly income towards housing). Although cost burden is generally lower for homeowners, more 
people of color in Camas who own their homes experience cost burden compared to white, non -
Hispanic homeowners. 

                                                             
 

6 The median income in Camas is above the area median income (AMI) fo r 2023. HUD determined the AMI to be $114,400 for a 

family of four in the Portland-Vancouver-Hillsboro, OR-WA MSA (including Camas). This is lower than median income in Camas itself 

which was $133,000 in 2022 (Exhibit 14) and has been consistently lower th an the City over time. 
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Existing Housing Inventory 

» Camas has seen growth in their number of housing units in the past two decades, with a 108% 
change between 2000 and 2023 (annually this equates with an average of 221 new homes). The City 
of Camas’s growth in housing units was lower than its population change (120%), indi cating that the 
City has not been keeping pace by adding to its supply to meet the rising demand.  

» Camas has steadily low vacancy rates for all housing units in total (4% in 2022 with little change 
over the last decade). This level of vacancy is indicative of a healthy housing market with natural 
rates of turnover; however, the slight decrease could begin to indicate constrained supply of housing.  

» For two-bedroom multifamily units, Camas has seen spikes in vacancy, but these align with new 
construction trends which can temporarily raise vacancy rates for newly delivered units but do not 
indicate long-term vacancy. In 2023, the City saw over 200 new housing units delivered, likely 
accounting for the fluctuation in vacancies, as well as deliveries in 2017 and 2 020. 

» Since 2015, the City has permitted 2,763 new housing units. Single detached homes have accounted 
for the largest share (70%) of new permits in the City of Camas, and another 8 percent were made 
up of attached townhomes. While apartments, condos, and units in mixed-use buildings made up 20 
percent of new permits between 2015-2024, middle housing types like duplexes, triplexes, 
quadplexes, and accessory dwelling units (ADUs) were only 2 percent of all permits.  

» Median home sale prices in Camas has increased over the last ten years, with Camas’s average 
prices generally remaining higher than the County. In 2023, the average home sale price in the City 
was $704,000, increasing by 119% since 2013 which is more expensive than the average home in the 
City of Portland (by $196,000) or Clark County (by $173,000). 

» Prices are also increasing quickly in Camas and Clark County for the average 2 -bedroom 
multifamily rental. The average 2-bedroom apartment rent was over $1,800 in the City and over 
$1,700 in Clark County (2024 year-to-date), indicating a 35% increase since 2010. Average 2-
bedroom multifamily rents in Portland tracked closely with Camas in the 2010’s, while rents in 
Vancouver remained lower (generally following countywide trends).  

» Compared with home sale price and rent increases in Camas, only households earning over 150% or 
more of AMI would be able to afford the average home in the City as of 2023.  However, the 
average 2-bedroom apartment is still affordable to households between 50 and 80% AMI in Camas. 

» The City of Camas had 98 units of regulated affordable housing in 6 buildings according to data 
from Oregon Metro and the City. Approximately half of these units are affordable respectively for 
residents between 30-50% of AMI and 50-80% of AMI. The City also has several long-term care 
residential facilities for older adults providing 135 units.  
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Future Housing Demand 

» Since 2000, Camas has grown at a faster rate than Clark County overall but is expected to slow 
based on County estimates for 2045. The County’s projections assume that new population growth 
in Camas is estimated to grow at an annual rate of 1.2% to account for 4.05% of county growth.  

» County allocations show the need for 4,226 new housing units in Camas by 2045, adding around 211 
new housing units per year.  

» The City would add about 331 new units to meet the new permanent supportive housing target and 
1,766 units affordable to low-income households below 80% of AMI by 2045. 

» Camas residents with disabilities may require additional housing features for accessibility. Around 
8% of residents in Camas had at least one disability (2022), with the most common being cognitive 
difficulties, followed by ambulatory and vision difficulties. These disabilities can require housing 
accommodations such as zero-step entryways, ramps, lifts, or other accessibility features.  
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Vision 
In the year 2045, residents of Camas continue to appreciate their safe, d iverse, and welcoming 

community. Those raised in Camas will return for living-wage jobs and to ultimately retire here. Camas 

is a well-planned and connected city where residents enjoy pedestrian and bicycle paths between 

neighborhoods and to downtown. Camas provides a wide variety of housing options that meets the 

needs of all residents and provides a range of housing for all ages, abilities, needs, preferences, and 

income levels. 

Goals and Policies 
Housing goals and policies are established to ensure adequate housing is developed throughout the City 

to support residents of all ages and income levels. Goals and policies are presented for three housing 

categories: 

 Citywide – establishes a broad housing goal and sets policies to be considered throughout the 

City 

 Housing Choice and Affordability – focuses on the development of a diversified housing stock 

meeting the needs of all economic segments of the community  

 Housing Accessibility and Livability – establishes goals and policies to address the particular 

needs of residents with special needs and seniors  

 Streamlining Permitting for Housing – focuses on the city regulations and procedures that can 

facilitate housing development 

Citywide Housing 

Citywide Housing Goal 

 H-1: Promote safe, attractive, and vibrant neighborhoods with access to jobs, services, schools, 

amenities, and healthy active living  that meet the needs of all members of the community.  

Citywide Housing Policies 

 H-1.1: Provide a range of housing options to support all ages and income levels.  Provide an 

adequate supply of land to accommodate the City’s housing growth target , provide housing 

choices, and to allow housing varieties attainable across various household income levels , 

 H-1.2: Support residential development that minimizes both impervious areas and minimizes site 

grading to retain the natural contours of the land. Low impact development (LID) strategies 

include conserving native vegetation in tracts and considering narrower stre ets, stormwater 

gardens, and other landscape practices that store and filter runoff.  
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 H-1.3: Encourage use of the flexible development options (e.g., planned residential 

developments and development agreements) in order to create a variety of housing types 

within new developments. 

 H-1.4: Require new residential developments to demonstrate how proposed lot, street, and 

utility layouts can accommodate development of single-story dwellings, duplexes, and 

attached or detached accessory dwelling units.  

 H-1.5: Ensure that housing in mixed-use buildings (or developments) will complement the 

commercial and retail portion of the development and increase local living-wage jobs. Amend 

the municipal code to support mixed-use and middle housing development in the Downtown 

Subarea and near other community hubs.  

 H-1.6: Encourage in-fill development on vacant or underutilized sites, subject to design review 

guidelines, that have adequate urban services, and ensure that the development is compatible 

with the surrounding neighborhood. 

 H-1.7: Require all new housing developments to provide a range of housing types and sizes that 

are evaluated through the land use approval process and stipulated on the final plat.  

 H-1.8: Promote the maintenance, repair, and rehabilitation of Camas’ existing housing stock. 

Seek and promote resources that provide financial and other assistance to citizens for 

maintaining or repairing health and safety features of their homes.  

 H-1.9: Support investment in existing neighborhoods to enhance livability, safety, and 

accessibility in a way that preserves unique physical character.  

 H-1.10: Develop objective design standards to ensure new development is compatible in scale, 

architectural style, and landscape composition with existing and planned n eighborhoods. 

 H-1.11: Provide ongoing education and community engagement on the housing needed by the 

community and provide education on available programs and incentives and permit process 

support to affordable housing developers.  

 H-1.12: Achieve and sustain the housing targets by income group allocation for Camas as 

adopted by the Clark County Council. Monitor and assess the City’s progress in meeting housing 

needs at least every five years.  

 H-1.13: Support and encourage housing legislation at the county , state, and federal levels, which 

promotes the City’s housing goals and policies.  

Housing Choice and Affordability 

Housing Choice and Affordability Housing Goal 

 H-2: Create a diversified housing stock that meets the needs of all lifestyles and economic 

segments of the community through new developments, preservation, and collaborative 

partnerships. 

16

Item 2.



 

      Housing Element Analysis 14 

Housing Choice and Affordability Housing Policies 

 H-2.1: Support and encourage a wide variety of housing types throughout the City to provide 

choice, diversity, and affordability and promote homeownership.  

 H-2.2: Promote the preservation and rehabilitation of the City’s existing affordable housing 

stock of all types, including low-cost rentals and more affordable owner-occupied single-family 

homes. Explore measures to preserve affordable housing, such as a home repair programs with 

partners to help rehabilitate existing housing that serves low to moderate -income households. 

 H-2.3: Create opportunities for ownership housing in a variety of settings, styles, sizes , and 

affordability levels throughout Camas. 

 H-2.4: Provide incentives and bonuses to encourage the development of affordable housing  and 

middle housing. H-2.4: Ensure that any affordable housing with the support of city incentives or 

bonuses (including public funds, through development agreements, incentives, or by regulation) 

remains affordable for the longest possible term. 

 H-2.5: Participate in collaborative partnerships with various local and regional public and non -

profit housing groups to ensure that affordable housing and supportive services are provided 

throughout the City. 

 H-2.6: Encourage collaborations between for-profit and non-profit developers to expand 

affordable housing options. 

 H-2.7: Evaluate the existing Multifamily Tax Exemption (MFTE) program provisions and 

participation and potential changes and expansions to test out program options and their 

associated costs and benefits helping to support overall housing production and affordable 

housing targets.7 

 H-2.8: Ensure the Camas Municipal Code is consistent with State guidelines, such as updating 

definitions for affordable housing and residential use related, different income levels, and 

workforce housing. 

 H-2.9: Plan for and accommodate Camas’ allocated share of countywide future housing n eeds 

for moderate-, low-, very low-, and extremely low-income households as well as emergency 

housing, emergency shelters, and permanent supportive housing.  

Housing Accessibility and Livability 

Housing Accessibility and Livability Goal 

 H-3: Encourage and support a variety of housing opportunities for those with special needs, 

particularly those with challenges relating to age, health, or disability . 

                                                             
 

7 Camas Code Chapter 3.86 - MULTIFAMILY HOUSING TAX EXEMPTION. 
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Housing Accessibility and Livability Policies 

 H-3.1: Encourage special needs and senior housing to be dispersed throughout the community 

and close to public transportation, shopping, medical clinics, and other essential services.  

 H-3.2: Encourage, support, and work with partners supporting (such as the Clark County Health 

District) social and health service organizations that offer programs and facilities to help 

persons with special needs remain in the community.  

 H-3.3: Treat residential structures occupied by persons with disabilities the same as residential 

structures occupied by a family or by non-disabled unrelated individuals. 

 H-3.4: Encourage the creation of senior housing and accessible housing types that allow 

residents to “age in place” to support aging populations and allow residents to continue living in 

Camas. 

 H-3.5: Develop a strategy or action plan to work with partners to secure grants and loans by 

agencies, private developers, and nonprofit organizations that are tied to the provision of 

permanent supportive housing, emergency shelter beds, transitional housing, and other housing 

serving at- risk populations. 

 H-3.6: Work with other jurisdictions and health and social service organizations to develop a 

coordinated, regional approach to address the impacts of displacement and people at risk of 

becoming homeless. 

 H-3.7: Work Promote the use of universal design principles for new development or 

redevelopment housing projects to ensure housing is designed for all persons and abilities.  

Streamlining Permitting for Housing 

Streamlining Permitting for Housing Goal 

 H-4: Support the development of quality and sustainable housing in Camas with streamlined 

regulations and processes. 

Streamlining Permitting for Housing Policies 

 H-4.1: Periodically review and update the City's residential zoning regulations, design standards, 
and permitting procedures to promote quality development with timely and predictable 
outcomes. 

 H-4.2: Create regulations and procedures that balance clarity and objectivity with flexibility for 
design innovation. 

 H-4.3: Consider the impacts on housing supply and affordability when making land use policy 
decisions or zoning code amendments.  

 H-4.4: Allow development of middle housing and accessory dwelling units as a permitted use in 
lower density residential zones, consistent with the Growth Management Act.  
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 H-4.5: Ensure policies, codes, and ordinances allow for a compatible mix of housing types and 
variable lot and unit sizes within new subdivisions and development projects.  

 H-4.6: Monitor the number and type of housing units being built annually in Camas and permit 
timelines associated with new housing developments.  
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Housing Appendix 

Community Demographic Trends 
Understanding population and housing characteristics are important for context for developing policies 
that anticipate the needs and goals of Camas. Key trends such as population growth, household size and 
composition, homeownership, and residents’ characteristics like age, income, and race and ethnicity 
provide useful information about how Camas is changing and what changes are affecting housing 
demand in the city. Tracking these trends also helps to work towards equitable outcomes, by recognizing 
where there are existing gaps and what groups may face disproportionate challenges to accessing 
housing that meets their needs. 

This assessment relied on data primarily sourced from the United States Census Bureau’s 5-year 
American Community Survey (ACS) estimates, 8 CoStar, Washington Office of Financial Management 
(OFM), the United States Department of Housing and Urban Development (HUD), and the City of Camas. 
Primary geographies used include the City of Camas, Clark County, and Washington State, as well as 
targeted comparisons with surrounding comparable cities of Battle Ground and Washougal.  

In some cases, the margin of error (MOE) with the Census Bureau’s ACS data and other sources can be 
very high, severely reducing the accuracy of some variables. This typically happens for groups with 
smaller sample sizes or data filtered to smaller geographies. Where data is not available at the city level, 
we include information at the County level.  

The Washington State Office of Financial Management (OFM) provides official state and local population 
estimates and projections for use in the allocation of funds, growth management, and other planning 
functions. This section utilizes official population estimates from 2000-2023 to understand Camas’s 
population growth over the last few decades, as well as estimates of households and projections of 
these data through 2044. 

Population Growth, Age, Race and Ethnicity 

Since 2000, Camas has grown at a faster rate than Clark County or Washington State overall, increasing 
by 120% (or 5.2% annually on average).  The City saw its greatest increases in population in 2004, 2017, 
and 2020 (Exhibit 5). Camas’s peer cities in Clark County like Battle Ground and Washougal have also 
seen higher rates of growth over the County average per year. As the population of these smaller cities 
increase, demand for housing also rises and affects the way that cities like Camas must plan to meet 
residents’ housing needs.  

                                                             
 

8 5-year estimates use data collected over a longer period of time used to increased statistical reliability of the 
data by using a larger sample for geographies with populations under and small groups within a population. Since 
Camas’s population is below the threshold of 65,000 residents, 1-year estimates are not available at the city level. 
This report generally uses the most current estimates at the time of writing ; for ACS data this is 2018-2022, as well 
as comparison over time to 2008-2012 data. 

20

Item 2.



 

      Housing Element Analysis 18 

Exhibit 4. Total Population, Camas, Clark County, Washington, and Comparison Geographies, 2000 -2023 

Source: WA Office of Financial Management (Intercensal and postcensal) 

JURISDICTION 
POPULATION 

CHANGE, 
2000-2023 

PERCENT 
CHANGE, 

2000-2023 

AAGR 
2000-2023 2000 2010 2023 

City of Camas 12,462 19,355 27,420 14,958 120% 5.2% 

Clark County 342,194 425,363 527,400 185,206 54% 2.4% 

City of Battle Ground 9,206 17,571 21,910 12,704 138% 6.0% 

City of Washougal 8,595 14,095 17,490 8,895 103% 4.5% 

Washington State 5,757,761 6,724,540 7,951,150 2,193,389 38% 1.7% 

 

Exhibit 5. Population Growth Change Year-over-Year (YOY), Camas, Clark County, and Washington, 2000-
2023 

Source: WA Office of Financial Management (Intercensal and postcensal) 

 

In terms of land, Camas has expanded incrementally over time through annexations. Although  
annexations can be used to bring in different types of land uses to a city (industrial, open space, etc.), the 
addition of new residential land use areas can increase the City’s population and capacity for new 
housing. Exhibit 6 below shows new annexations in Camas as of 2016. 9 In the 2000’s and early 2010’s, the 

                                                             
 

9 Since the City’s most recent annexation map, it has also annexed an additional 154 acres across four parcels since 
2016. 
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City added large new areas on the north side of Lacamas Lake, with a large portion of this area zoned 
for multifamily housing alongside employment and commercial areas.       

Exhibit 6. City of Camas Annexations Through 2024 

Source: City of Camas 

 

Camas has a quickly aging population.  Between 2008 and 2022, Camas’s share of residents under 18 saw 
the greatest decline from 34 to 30 percent of the population while the share of residents aged 60 years 
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or over increased in this time period from 13 to 19 percent. The share of adults between the ages of 20 
and 59 remained relatively stable.  

Exhibit 7. Age Distribution, Camas, Clark County, and Washington, 2008-2012, 2018-2022 

Source: U.S. Census Bureau, 2008-2012, 2018-2022 ACS 5-Year Estimates. 

 

 

Median age in Camas increased by 4.3 years between 2012 and 2022, rising faster than Clark County or 

the State of Washington overall. Households’ housing needs can change depending on different stages 

of life. For example, early- to mid-career workers (typically falling in the age 20 to 39 years category),  

multigenerational families with children, or older persons entering retirement may all have differing 
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needs for the location, price, size, layout, or other features of their homes . Growth of adults aged 50 

and over is also reflected in shrinking household sizes and changing types shown below in Exhibit 11 and 

Exhibit 12, indicating a growing need for housing accommodating older adults.  

Exhibit 8. Median Age, Camas, Clark County, Washington, and Comparison Geographies 2008, 2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

JURISDICTION 2008-2012 2018-2022 CHANGE 

City of Camas  36 40 +4.3 

Clark County 37 39 +2.0 

State of Washington 37 38 +0.8 

 

Camas is becoming a more diverse community, with the share of people of color increasing between 
2012 and 2022. The City has also become slightly more diverse compared to Clark County overall. In 
2022, approximately one quarter percent of residents in Camas were people of color. The City saw the 
greatest increase since 2012 in the share of residents who are Asian or two or more races; these groups 
grew respectively by 5 and 6 percentage points. Changes to a city’s race and ethnicity profile can 
indicate changing housing needs due to disparate impacts of historic and systemic discriminations faced 
by many people of color for accessing housing.  

Exhibit 9. Population by Race and Ethnicity, Camas and Clark County, 2008-2012, 2018-2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
Note: Labels not shown for values ≤1% 
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Household Trends 

Change in number of households over time is helpful for understanding a number of trends alongside 

overall population growth, such as household formation . Between 2000 and 2023, the City of Camas 

saw a higher annual rate of household growth compared to Clark County and Washington. Comparison 

cities of Battle Ground and Washougal saw similar or greater growth rates, increasing by 4.0 and 2.9% 

respectively per year since 2000. Growth in smaller cities within Clark County and the region require 

intentional planning to make sure new housing needs are being met in the community.  

Exhibit 10. Total Households, Camas and Comparison Geographies, 2000-2023 

Source: OFM 

JURISDICTION 2000 2010 2023 
CHANGE 

2000-2023 

PERCENT 
CHANGE 

2000-2023 

AAGR 
(2000-
2023) 

City of Camas 4,736 5,952 9,833 5,097 108% 3.2% 

Clark County 134,030 167,413 207,044 73,014 54% 1.9% 

City of Battle Ground 3,209 5,952 7,945 4,736 148% 4.0% 

City of Washougal 3,463 5,673 6,655 3,192 92% 2.9% 

State of Washington 2,451,081 2,886,948 3,341,640 890,559 36% 1.4% 

Changing household sizes and types have implications for the different types of housing units needed in 
a City. In Camas, the share of 1- and 2-person households grew between 2012 and 2022,  while the share 
of 3- and 4-person households decreased. This could indicate a ‘downsizing’ trend where many older 
adults may seek out smaller units as adult children establish new households.  

Exhibit 11. Household Size Distribution, Camas and Clark County, 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
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Household types in Camas however indicate a larger share of couples or families with children in the City 
(39%) compared with Clark County (24%) or Washington (22%) overall, with a smaller share of residents 
living alone or with extended relatives. This may indicate a trend of multigenerational households in the 
city, where several generations of a family co-habitate.   

Exhibit 12. Household Type, Camas, Clark County, and Washington, 2018 -2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 

Household Tenure  

Household tenure refers to the ownership status of residents in their homes, either as owners or renters 
of their home. In 2022, 80% of households in Camas owned their homes, at a higher rate than either Clark 
County or Washington. The share of renter households stayed the same in Camas since 2012, showing 
less than a 1% increase over this time period.  
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Exhibit 13. Household Tenure, Camas and Clark County, 2012 -2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 

Camas maintained a larger median household size than the County or the State in both 2012 and 2022,  
with little change in the City. In both periods owner-occupied households tended to be larger than renter 
households. 

Exhibit 14. Average Household Size by Tenure, Camas, Clark County, and Washington, 2012 -2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 CAMAS CLARK COUNTY WASHINGTON 
2008-2012 

Average household size 2.96 2.67 2.52 
Owner-occupied units 3.01 2.75 2.61 
Renter-occupied units 2.74 2.52 2.35 

2018-2022 
Average household size 2.95 2.65 2.53 
Owner-occupied units 3.07 2.72 2.66 
Renter-occupied units 2.48 2.49 2.3 

Change 2008-2012 to 2018-2022 
Average household size -0.01 -0.02 0.01 
Owner-occupied units 0.06 -0.03 0.05 
Renter-occupied units -0.26 -0.03 -0.05 

 

Homeownership rates can often vary by race and ethnicity, as many people of color face historic and 
systemic barriers from a legacy of discriminatory practices in the United States. In Camas today, 
margins of error are too high to disaggregate homeownership by race and ethnicity.  

However, County-level trends indicate that disparities exist for some groups in Clark County, with 
households who are Black or African American, American Indian or Alaska Native, Native Hawaiian or 
Pacific Islander, Hispanic or Latino (of any race), two or more races, or another race not listed had lower 
rates of homeownership. Native Hawaiian or Pacific Islander,  Black or African American, and Latino of 
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any race had the lowest homeownership rates with over half renting their home.  White and Asian 
households both had rates of homeownership above the County average overall ( Exhibit 13) at 69 
percent and 77%. Intentional policies to remove barriers to homeownership can help to reduce these 
disparities. 

Exhibit 15. Homeownership by Race, Clark County, 2022 
Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates 

 

Household Income Trends 

Income is a critical factor for determining housing choices. A household’s level of income influences both 
the type of housing they are able to afford (e.g., single-family detached homes, multifamily units) and 
their tenure (whether a household has the option to purchase a home or rent). Median household income 
in Camas is higher than both Clark County and the state of Washington at $133,000 in 2022. Adjusting for 
inflation, median income in the City still increased by 31% since 2012. This increase is primarily due to 
growth in households earning over $100,000 per year (Exhibit 17). 
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Exhibit 16. Median Household Income, Camas, Clark County, and Washington (2022$)  
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
Note: 2008-2012 values are adjusted for inflation 

 

Exhibit 17. Change in Household Income Distribution, Camas and Clark County, 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 

Median household income is higher in Camas than in the County for all groups by race and ethnicity 
(where data was accurate enough to be interpreted). White residents in Camas had approximately the 
same median income as the City overall, while Black or African American, Asian, and Hispanic or Latino 
residents indicated higher median income. Household income for those who were two or more races was 
the only group estimated to be below average for the City. However, high margins of error for many 
groups in the City of Camas may lead to inaccuracies in this data.  

At the County level, income for white households was generally in line with the overall median, while 
income was higher for American Indian or Alaska Native and Asian households. In Clark County, 
households who were Black or African American, Native Hawaiian or Pacific Islander, Hispanic or  Latino, 
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two or more races, or another race had lower median household incomes than the overall average.  
Considering the high margins of error for the data provided at the City level, it is possible that these 
disparities also exist for the same households of color in Camas.  

Exhibit 18. Median Household Income by Race and Ethnicity, Camas and Clark County, 2022 
Source: U.S. Census Bureau, 2018-2022 ACS 5-Year Estimates 
Note: Due to limited data, median income for some groups is not available at the City level.  

 

Another aspect of analyzing household incomes is the Area Median Income (AMI). AMI is defined as the 
midpoint of a specific area’s income distribution and is defined each year by the Department of Housing 
and Urban Development (HUD). 10 HUD includes Camas as part of the Clark County in the Portland-
Vancouver-Hillsboro, OR-WA MSA. In 2023, HUD determined the AMI to be $114,400 for a family of four in 
the area. This is lower than median income in Camas itself which was $133,000 in 2022 ( Exhibit 16) and 
has been consistently lower than the City over time.  

Exhibit 19. Median Family Income (MFI) for a Family of Four, Camas and Clark County (2023$)  
Source: HUD 

 
EXTREMELY 
LOW (30%) 

LOW (50%) 
MODERATE 

(80%) 
MEDIAN 
(100%) 

HIGH (120%+) 

2019 $26,350 $43,950 $70,300 $87,900 $105.500 

2023 $33,850 $56,400 $90,200 $114,400 $137,300 

                                                             
 

10 AMI/ Median Family Income (MFI) looks at how much each income level can afford in housing costs which is helpful for 
understanding housing affordability. Each year, the HUD uses data from the U.S. Census to define an area’s MFI based on family 
size. The MFI benchmark helps determine eligibility for HUD housing programs (often including rent -restricted housing) and 
supports the tracking of different housing needs for a range of household incomes. If the term AMI is used in an unqualified 
manor, this reference is synonymous with HUD’s MFI.  
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Cost Burden 

Housing costs are typically the largest portion of a household budget, and typically include mortgage or 

rent payment, utilities, interest, and insurance. HUD guidelines indicate that households paying more 

than 30% of their income on housing experience “cost burden” and households paying more than 50% 

experience “severe cost burden.” Using cost burden as an indicator is one method of determining how 

well a city is meeting its need to provide housing that is affordable to all households in a community.  

Cost burdening for owner-occupied households is less common because mortgage lenders typically 

ensure that a household can pay its debt obligations before signing off on a loan. However, cost 

burdening can occur when a household secures a mortgage and then sees its income decline. In 

addition, retired persons subsisting on a fixed income can experience cost burden associated with 

increased property taxes rising above their financial limitations.   

Total rates of cost burdened households decreased in Camas between 2012 and 2022, falling below 
Clark County’s average. In 2022, 24% of all households experienced cost burden, compared to 33% in the 
County overall.   

Exhibit 20. Cost Burden for All Households, Camas and Clark County, 2012 -2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 

Different types of households may face varying levels of cost burden. Renters are often more vulnerable 
to increasing housing costs due to property owner decisions and changing demand trends. In Camas, a 
higher share of renter households experienced cost burden in 2022 compared to homeowners but saw a 
greater decrease since 2012.  
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Exhibit 21. Cost Burden by Tenure, Camas and Clark County 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

 

Cost burden is also higher in Camas for lower-income households, who are often less able to absorb 
changes to monthly housing costs. In 2022, 100% of households earning less than $20,000 experienced 
severe cost burden (paying 50% or more of monthly income towards housing).  In comparison, 93% of 
those earning $20,000 to $34,999 per year were cost burdened or severely cost burdened. The rate of 
cost burden proportionately reduces for those earning higher incomes, with only four percent of those 
earning $75,000 or more per year experiencing any cost burden.   

Exhibit 22. Cost Burden by Income, Camas, 2022 
Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
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Cost burden for people of color in Camas is generally higher compared to White, Non-Hispanic 
households, particularly for homeowners of color . In 2020, 25% of homeowners of color were cost 
burdened, compared to 19% of White, Non-Hispanic homeowners. 

Exhibit 23. Cost Burden for People of Color (POC) and White Households by Tenure, Camas, 2020 
Source: 2016-2020 CHAS 

 

Existing Housing Inventory 
Understanding the City’s existing housing supply and characteristics is critical for planning to meet future 
housing demand. This section provides information about homes in Camas today, including growth over 
time, vacancy rates, housing costs, and implications for housing affordability.  

Housing Units 

Similar to growth in population, Camas and Clark County have both seen growth in their number of 
housing units in the past two decades. Camas has seen a 108% change since 2000 (annually this equals 
4.7% growth or 221 new homes), representing a greater proportionate increase than both the County and 
Washington State. 

The City of Camas’s growth in housing units was lower than its  population change as shown above in  

Exhibit 4 (120% or 5.3% AAGR), indicating that the City has not been keeping pace by adding to its supply 
to meet the rising demand. A sharp spike in housing production in 2017 and 2020 reflected population 
growth trends in the City (Exhibit 25). 
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Exhibit 24. Total Housing Units, Camas, Clark County, and Washington 2000-2022 
Source: OFM 

JURISDICTION 2000 2010 2023 
CHANGE 

2000-2023 

PERCENT 
CHANGE 

2000-2023 

AAGR 
(2000-
2023) 

City of Camas 4,736 7,072 9,833 5,097 108% 4.7% 

Clark County 134,030 167,413 207,044 73,014 54% 2.4% 

State of Washington 2,451,081 2,886,948 3,341,640 890,559 36% 1.6% 

 

Exhibit 25. Household Growth Change Year-over-Year (YOY), Camas, Clark County, and Washington 2000-
2023 
Source: WA Office of Financial Management (Intercensal and postcensal). Note: Some of the spikes in household growth 
were partially attributed to annexations to the City of Camas.  
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Vacancy Rate 

The Census defines vacancy as “unoccupied housing units considered vacant .” 11 Vacancy status is 
determined by how the unit would likely be occupied (e.g., for rent, for sale, or for seasonal use only).  
Vacancy rates are cyclical and represent the lag between demand and the market’s response to 
demand for additional dwelling units. Vacancy rates for rental and multifamily  units are typically higher 
than those for owner-occupied and single-family dwelling units. 

Between 2012 and 2022, Camas and Clark County saw steadily low vacancy rates for all housing units in 
total. This level of vacancy is indicative of a healthy housing market with natural rates of turnover; 
extremely low vacancy rates can indicate a more constrained supply that is not meeting housing 
demand. However, the slight decrease in both the City and County could begin to indicate constrained 
supply of housing. 

Exhibit 26. Vacancy Rate, All Housing Units, Camas and Clark County, 2012 -2023 
Source: ACS 5-Year Estimates 

 

Below, Exhibit 27 shows the 2-bedroom multifamily vacancy rate for Camas according to CoStar (a real 
estate market platform). Camas’s vacancy rate in 2024 year-to-date was high at 18.4 percent, rising 
quickly since 2022. The City’s sharp spike in the past two years  aligns with new construction trends, 
which can temporarily raise vacancy rates for newly delivered units but do not indicate long -term 
vacancy. In 2023, the City saw over 200 new housing units delivered, likely accounting for the fluctuation 
in vacancies, as well as deliveries in 2017 and 2020 that correspond with high vacancies. Two -bedroom 
vacancies have been comparatively low in Clark County overall and stood at 7.4% in 2024 YTD. New 
deliveries have increased over the last decade, with the most annual deliveries in 2023 (1,306 units). 

                                                             
 

11 US Census Bureau, “American Community Survey and Puerto Rico Community Survey 2022 Subject Definitions ,” 
https://www.census.gov/programs-surveys/acs/technical-documentation/code-lists.html, 45-46. 
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Exhibit 27. 2-Bedroom Multifamily Units Vacancy Rate, Camas and Clark County, 2014-2024 (YTD) 
Source: CoStar 

 

Exhibit 28. 2-Bedroom Multifamily Deliveries (Units), Camas and Clark County, 2014-2024 (YTD) 
Source: CoStar 
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Housing Production 

This analysis examined the City’s 
building permit data from 2015 to 
2023 to supplement housing 
development trends. Exhibit 29 
below shows permitting trends for 
2,763 new units by type, ranging 
from single-unit detached homes to 
units in larger multifamily 
developments. 

Over the last decade from 2015 to 
2024 (year to date), single-unit 
detached homes have accounted 
for the largest share (70%) of new 
permits in the City of Camas. The 
second most prevalent type of permitted housing was multi-unit housing (apartments, condos, and units 
in mixed-use buildings) encompassing 20% of new permits. Attached townhomes comprised 8% of the 
total and middle housing types like duplexes, triplexes, quadplexes, and accessory dwelling units (ADUs) 
were only 2% of all permits. 

Exhibit 29. City of Camas Housing Permit Data, 2015-2024 (YTD) 
Source: City of Camas. Note: This includes permits that were finalized.  

 

MIDDLE HOUSING POLICY IN WA 

‘Middle housing’ refers to moderate-density housing types 
between single-family detached homes and larger multifamily 
housing. HB 1110 became effective in July 2023 and requires that 
designated Growth Management Act (GMA) planning cities in 
Washington must allow certain minimum densities for middle 
housing within 6 months after their periodic update due date.  

Camas is counted as a Tier 2 city under this policy, which must 
allow for 2 dwelling units per lot or higher in predominantly 
residential zones, as well as 4 dwelling units per lot within a 
quarter mile of major transit stops and for affordable housing 
(ESHB 1110, Sec. 3(1)(c)). 
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Housing Costs 

Changes in housing costs relative to incomes and demographics trends have important implications for 
cities’ supply of affordable and accessible housing. Median home sale prices in Camas and Clark County 
have increased over the last ten years, with Camas’s  average prices generally remaining higher than the 
County or comparison cities of Battle Ground and Washougal.  In 2023, the average of median home sale 
prices in the City was $704,000, increasing by 119% since 2013. In comparison with surrounding 
jurisdictions, the average home sale in Camas was more expensive than the average home in the City of 
Portland (by $196,000) or Clark County (by $173,000) in 2023. Other suburban cities like Battle Ground 
and Washougal were closer to prices in Camas but still remained lower. 

Exhibit 30. Change in Median Home Sale Price, Camas, 2013-2023 
Source: Redfin 

 

JURISDICTION 2013 2023 CHANGE 2013-2023 
PERCENT CHANGE 

2013-2023 

City of Camas $321,000 $704,000 $383,000 119% 

Clark County $225,000 $531,000 $306,000 136% 

City of Battle 
Ground 

$218,000 $566,000 $348,000 160% 

City of Washougal $244,000 $600,000 $356,000 146% 

City of Vancouver $199,000 $475,000 $276,000 139% 

City of Portland $309,000 $508,000 $199,000 64% 
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Prices are also increasing quickly in the City of Camas and Clark County for the average 2-bedroom 
multifamily rental unit. In 2024 year-to-date, the average 2-bedroom apartment rent was over $1,800 in 
the City and over $1,700 in Clark County (Exhibit 31). This indicates over a 35 percent increase change 
since 2010 in the City and County.  Average 2-bedroom multifamily rents in Portland tracked closely with 
Camas during the 2010’s, while rents in Vancouver remained lower (generally following countywide 
trends). Since 2020, rents in Camas have risen higher than both cities on average.  

Exhibit 31. Average Asking Rent For 2-Bedroom Multifamily Units, 2013-2024 YTD 
Source: CoStar 

 

Rising housing costs also have implications for how many households are able to afford the average 
home. Based on HUD AMI levels in 2022, 49% of Camas households were high-income, at or above 120% 
of median income within the area, and an additional 18% were middle income (80-120% of AMI) (Exhibit 
32). Over this period, 16% of households were considered low-income for the area (50-80% of AMI), 6% 
were very low income (30-50% of AMI), and 10% extremely low income (less than 30% of AMI).  
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Exhibit 32. Share of Households By AMI, Camas, 2022 
Source: HUD, U.S. Census Bureau, 2018-2022 ACS Estimates 

 

Compared with home sale price and rent increases in Camas, only households earning well 150% AMI or 
more would be able to afford the average home in the City as of 2023.  This income group generally 
equates with households with one or more high-earning job like pharmacists, lawyers, and computer 
programmers. Although rents are increasing, the average 2-bedroom apartment is still affordable to 
households between 50 and 80% of AMI in Camas.  
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Exhibit 33. Affordability by Area Median Income, 2023 
Source: HUD, BLS 
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Housing for Special Needs 
In addition to overall housing market trends, some populations require additional considerations to make 
sure that available housing meets their needs. This section covers specific housing types, including 
regulated affordable units, housing for older adults, and accessibility considerations.  

Affordable Housing Inventory 

To date, the City of Camas has 98 units of regulated affordable housing in 5 buildings as of 2020 
according to data from Oregon Metro and the City of Camas. Approximately half of these units are 
affordable respectively for residents between 30-50% of AMI and 50-80% of AMI.  

Exhibit 34. Affordable Housing Units, Camas, 2020 
Source: Oregon Metro RLIS 

 
REGULATED AFFORDABLE UNITS TOTAL 

UNITS <30% AMI 30-50% AMI 50-80% AMI 80-100% AMI 

City of Camas 0 45 53 0 98 
 
 
About half of affordable housing units were built in the 1990’s and will soon near the end of the 30 -year 
affordability requirement for projects receiving Low-Income Housing Tax Credit (LIHTC) funding from 
the US Department of Housing and Urban Development. Although projects may remain affordable past 
this period, these older properties may be more vulnerable to increasing rents due to market pressures 
and redevelopment. 

Exhibit 35. Affordable Housing by Property, Camas, 2020 
Source: Oregon Metro RLIS 

PROPERTY REGULATED AFFORDABLE UNITS YEAR BUILT 

Clara Flats 6 2020 

Camas Ridge Apartments 51 2011 

Mountainview House 8 1996 

940 NW 7th Ave 10 1995 

1152 NE Adams St 4 1995 

Crown Villa 19 1986 
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Housing for Older Adults 

Addressing housing needs for those older adults (aged 60 and over) also requires additional 
considerations for housing choice. Within the group of older adults, housing needs also vary. Nationally, 
the trend shows that “the 82-to-86-year-old cohort dominates the assisted living and more intensive 
care sector” 12 while new or near-retirees may prefer aging in place or active, age-targeted communities.  
Households for adults 65 years or older also typically have different financial situations than younger 
adults; low-income households with older adults may not have the financial resources to afford years in a 
nursing home and may instead choose to downsize to smaller, more affordabl e units. Others living 
nearby relatives may also choose to live in multigenerational households . Although the City of Camas has 
no regulated affordable housing units designated specifically for seniors, the City does have several 
long-term care residential facilities for older adults providing 135 units.  

Exhibit 36. Special Housing for Older Adults, Camas 
Source:  

LONG TERM CARE RESIDENTIAL FACILITY NUMBER OF FACILITIES NUMBER OF UNITS (BEDS) 

Nursing Home 1 83 

Assisted Living 8 52 

Total  9 135 

 

Persons with Disabilities 

Camas residents with disabilities may require additional housing features for accessibility to meet their 
needs. In 2022, 8 percent of residents in Camas had at least one disability, as well as 13 percent in Clark 
County and 14 percent in Washington overall. The most common type of disability in the City was 
cognitive difficulties, followed by ambulatory and vision difficulties. These disabilities  can require housing 
accommodations such as zero-step entryways, ramps, lifts, or other accessibility features.  

                                                             
 

12 Urban Land Institute, ‘Emerging Trends in Real Estate, United States and Canada,’ 2018.  
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Exhibit 37. Share of Persons with Disability by Type, Camas, Clark County, and Washington , 2022 
Source: U.S. Census Bureau ACS 5-Year Estimates 
Note: Individual persons may experience more than one type of disability  
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1 

Date: March 5, 2025 
To: Alan Peters, City of Camas (cc:ed Nicole McDermott, WSP) 
From: Tyler Bump, Jennifer Cannon, and Mary Chase, ECOnorthwest 

Subject: DRAFT Proposed Economic Development Element Updates, City of 
Camas Comprehensive Plan Update 

 

Proposed Revisions to Economic 
Development Element  

Introduction 
The updated City of Camas Comprehensive Plan refined the Economic Development Element  vision, 

goals, and policies to be relevant for the next two decades from 2025 to 2045. The Comprehensive Plan 

is a foundational document that provides a vision and policy direction for managing growth and 

development while considering effects on the built  and natural environment and public facilities. This 

guiding document provides clear linkages with future investments, priorities, land use changes, and can 

lead to revisions of codes and regulations. The updated plan must be responsive to changing 

community dynamics, the strategic vision established by the City Council and include focused goals to 

address social inequities and climate change.  

The current Economic Development Element aims to include goals and policies that help ensure the 

economic development in the City of Camas provides a range of employment opportunities throughout 

the City. The economic health and well-being of the City are tied to commitments to promote a wide 

range of employment opportunities for the citizens of the community and to p rovide a setting and 

quality of life that attracts businesses and residents.  

The approach for updating the Economic Development Element was informed by community input 

(outlined below), state legislation requirements, priorities for the city, a comprehens ive economic profile 

based on the best available data. This Economic Profile Analysis integrate d the best available 

information from public and private data sources to assess the city’s economic trajectory, opportunities, 

challenges, and economic conditions and competitiveness. The insights from this analysis help build a 

factual basis for the economic development goal and policy updates.  
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Community Engagement Findings  
The project team held interactive open houses and interviewed stakeholders to learn abo ut economic 
development strengths, challenges, opportunities, and actions in Downtown Camas and other areas in 
the City. Engagement activities identified the following themes that could contribute to future decision-
making related to economic development in Camas. 

Economic Development Insights 

 North Shore: Need infill development.  

 Grass Valley: Needs mixed/light industrial park with athlete fields/parks. Why no Grass Valley 

Subarea Plan? Be clear on what kinds of businesses would be most beneficial to Camas in Grass 

Valley to build awareness when talking with prospective businesses.  

 General: Need more commercial space, more manufacturing jobs, and a dedicated economic 

development director or staff person (apply for grant), and plan. Focus on tourism and bring in 

money. Are there model cities Camas would strive to look like? (Lake Oswego, Bend, etc .) Compare 

plans with cities that have experienced similar growth? What did they do well ? 

 Housing: Allow work/live housing along and around UGA/schools and major transportation 

corridors. Ensure workforce housing is available for current and future workers. Having diverse 

housing options will lead to a more diverse city.  

Downtown Strengths 

 Strong sense of place: Downtown stakeholders feel supported by Camas community. They 

discussed the quaint, small-town character, with unique features attracting visitors and services  

and how the mix of new and old/established businesses contributes to vitality of Downtown . 

 Positive support for businesses: Good interactions with the DCA, overall good experience working 

with the City and business owners cultivate a collaborative environment . 

 Increases in housing density seen as a positive direction : New housing is opportunity for more 

amenities to support the growth and expansion of amenities can make Downtown more walkable. 

Downtown Opportunities 

 Improvements to public realm to increase / improve street lighting, address issues with street trees 

(some interfere with sidewalks, other infrastructure), improve the civic area of Fire Dept. plan, add 

connectivity to adjacent residential neighborhoods, and open spaces, and provide outdoor dining 

spilling out onto sidewalk. 

 Community gathering spaces: Need more meeting places indoor/outdoor and outdoor spaces for 

children/families, should expand Downtown Core beyond 4th Ave, support redevelopment of 

underutilized land on 3rd and 5th Ave, and should create more spaces for retail that extends 

walkability of Downtown, cohesiveness. 

 Development potential: Explore more ways to activate ground floors and embrace walkability / 

modern parking standards. 
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Downtown Challenges 

 Parking is a concern for some: Two-hour duration (especially difficult for employees)  and Mill 

property / parking lot. 

 Pace of development: Concern over what new development will mean for current businesses and 

need for balance between new development and preserving historic structures in Downtown. 

 Growth opportunities are limited: Need to expand the definition of Downtown (beyond just 4th 

Ave) to expand and provide more amenities. There is limited space on 4th Ave where businesses 

would like to locate.  

 Barriers to development and safety issues for pedestrians: Height restrictions and fees are 

challenging, since rents are lower it is harder to make a project pencil, and need for safer crossings 

on 3rd Ave and difficult to cross 5th in some areas. 

What can the City do? 

 Responsive permitting, ongoing maintenance to public realm supports success of Downtown. 

 More partnerships between City and Downtown businesses : City can increase interaction and build 

relationships with business / property owners. 

 Identify ways to keep local presence and restore historic structures : Some expressed concern over 

losing historic structures and asked for ways to balance preservation with new development. The 

City could provide incentives for existing business owners who would like to  expand or stay in 

Downtown Camas as new development continues. 

 Explore ways to address underutilized property : For example, opportunities at GP parking lot .  

 Pedestrian Safety and Connectivity: Address 3rd and 5th Avenue pedestrian safety and improve 

connections to and from Downtown. Focus on pedestrian activation through plazas and public 

spaces. Address accessibility needs both with ADA and beyond.  

 Improvements: Expand character of Downtown to the broader boundary defined in the plan.  

Accommodate a flexibility of spaces and variety of uses through use of public space (sidewalks, 

parking, etc.). Define the historic character of 4th Avenue through specific streets cape elements.  
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City of Camas Competitive Position  
Given the characteristics of Camas described in the preceding profile, the city’s competitive position can 
be summarized in terms of strengths, weaknesses, opportunities, and threats  (SWOT). These represent 
internal and external factors that can have positive or negative impacts on economic outcomes in 
Camas. Several ideas added to the summary below are based on feedback received through community 
engagement activities.  Exhibit 1 below outlines key findings for these factors in Camas when considering 
potential economic growth and development.  

Exhibit 1. Strengths, Weaknesses, Opportunities, and Threats Summary Analysis 

STRENGTHS WEAKNESSES 

 High quality of life amenities like parks and 

recreation opportunities including new City 

investments in capital projects.  

 Downtown experiencing high visitation and high 

demand for retail spaces (increasing rents, low 

vacancy).  

 Responsive permitting, ongoing maintenance of 

the public realm. 

 No Washington State income tax.  

 Proximity to Portland International Airport.  

 Well regarded public schools.  

 Rising housing costs, purchasing a home is 

unaffordable for those under 120% AMI.  

 High industrial rents and very low 

industrial real estate vacancies.  

 Development standards related to height 

was cited as a barrier by stakeholders.  

 Need Downtown development to be 

feasible to build (pencil).   

 Highly constrained lands may be difficult to 

develop for commercial or industrial land 

uses (such as in Washougal).  
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OPPORTUNITIES THREATS 

 Attract highly skilled workers with locational 

flexibility. 

 Develop pathways for youth to gain skills and 

seek jobs in Camas. 

 Identify target industries for managing land 

capacity and expected growth. 

 Incentives for existing business owners, wishing 

to expand their operations.  

 Opportunities for Downtown redevelopment and 

partnerships with Downtown businesses and 

nonprofits (such as the Downtown Camas 

Association, the Port, Chamber, Farmers 

Market, and more). 

 Develop mill ditch into a compelling, easy, and 

beautiful trail system that is clear to connect 

with from Downtown and improve the trails to 

encourage local resident activity and to attract 

visitors. 

 Need more hotels and conference space.  

 City should partner more with the Downtown 

Camas Association (DCA) on incentive programs 

supporting vibrancy.  

 Improve pedestrian safety throughout 

downtown.  

 

 Unequal rates of homeownership by race 

and ethnicity indicating unequal economic 

opportunities. 

 Disparities between remote and non-

remote workers. 

 Anchor employer changes. 

 Safety threats that could be supported by 

better lighting, street tree improvements,  

safer crossings for pedestrians in the 

Downtown. 

 Need to balance preserving historic 

features with new development in 

Downtown. 

 

 

Planning Context 

Growth Management Act Requirements for Economic Development 

Comprehensive planning in Washington is guided by the Growth Management Act (GMA), a series of 

statutes first adopted in 1990 which requires cities and towns within the state’s most populous counties 

to fully plan for future growth (RCW 36.70A) and develop mandatory comprehensive plan elements. 

State provisions set limits on what actions cities and counties can take to support economic 

development. Article 8, Section 7 of the state constitution specifies that “No county, city, town or other 

municipal corporation shall hereafter give any money, property,  or loan its money, or credit to or in aid 

of any individual, association, company or corporation, except for the necessary support of the poor 
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and infirm.” 1 Given this limitation, cities generally cannot directly use public funds to attract private 

development and instead target policies that facilitate economic growth through land use, 

infrastructure, tourism, marketing, and partnerships with nonprofit community -based organizations.  

Regional Economic Development Planning 

Cities in Washington also coordinate with county-level Associate Development Organizations (ADOs) 

that represent each of Washington’s counties, funded in part by the state Department of Commerce. 

The Columbia River Economic Development Council (CREDC) represents Clark County and presents a 

baseline of goals and objectives for the region. Their former 2018-2023 Comprehensive Economic 

Development Plan outlined goals and actions based on a vision and set of values and guiding principles 

identified through extensive engagement with local partners, which have carried through and expanded 

with the more recent 2024 Comprehensive Economic Development Plan with new supplemental actions 

to encourage economic development for communities within Clark County.  

New objectives in CREDC’s regional economic development plan expand on support for 

entrepreneurship, placemaking investments, fostering development and redevelopment projects, and 

expanding equitable employment opportunities. The Plan also recognizes the growing role of smaller 

cities like Camas outside of Vancouver which are seeing fast population growth and opportunities to 

develop their own employment bases.   

  

                                                             
 

1 RCW 35.21.703 does allow cities to contract with nonprofit corporations to advance economic development.  
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Exhibit 2. Goals and Objectives from 2018-2023 CREDC Comprehensive Economic Development Plan 

Source: CREDC 

 2018 Plan Objectives 2024 Update Objectives 

 

Expand 

the 

Existing 

Base 

 

 Become Industry Experts 

 Strategically Market Industry Clusters 

 Build a Start-Up Ecosystem 

 Reduce Site Infrastructure Hurdles 

 Grow Start-Up Ecosystem 

 Support Permitting Consistency 

 Explore Commercial Code Flexibility 

 Foster Small Business Networking 

 

Support 

People 

 Foster Skills Development 

 Prepare Youth for Economic Opportunity 

 Launch a Brain Gain Initiative 

 Align Workforce with Employer Needs  

 Enhance Access to Career Pathways 

 Support Talent Retention 

 

 

Create 

Place 

 

 Each Community Creates a Placemaking 

Strategy 

 Embrace Economic Opportunity in Urban 

Center 

 CREDC Tells the Story of Place 

 Make Areas Desired by Industry Clusters 

Shovel-Ready 

 Determine All Transportation Needs on a 

Regional Level 

 Leverage Placemaking Investments 

 Encourage Infrastructure Investments 

That Cross Municipal Boundaries 

 

Buildable Land Capacity and Employment Capacity 

Cities fully planning for adequate land capacity to meet the needs of the community must understand 

their current employment base, development trends, workforce housing availability, income segments 

of the population, and future projections.  State statute requires that land use elements must 

“[designate] the proposed general distribution and general location and extent of the uses of land, 

where appropriate, for agriculture, timber production, housing, commerce, industry, recreation, open 

spaces and green spaces, urban and community forests within the urban growth area.” (36.70A.070(1)) 

This includes population densities, building intensities, and estimates of future population growth. To 

fully plan for growth and meet community needs in compliance with state provisions, more suburban 

cities like Camas that are growing in terms of employment must understand the dynamics of the local 

and regional economy, consider where employment is concentrated and how residents and workers 
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access employment opportunities, what industries are growing or declining, and whether there is 

sufficient space to fulfill  anticipated employment land needs alongside other uses.   

Washington’s Review and Evaluation Program (the Buildable Lands Program, RCW 36.70A.215) requires 

certain counties, including Clark County, to establish their own buildable lands programs and review 

past development and density patterns to see if local policies are effective and prepare to plan for the 

next 20 years of growth, through a “Buildable Lands Report” released before a Co mprehensive Plan 

update. Washington legislature E2SSB-5254 (2017) amended the buildable lands statute in an attempt 

to improve the overall accuracy accounting for changes in growth patterns and land status 

classifications.2 RCW 36.70A.215 also includes provisions about determining the development capacity of 

land and identifying sufficient land for employment. Specifically, jurisdictions should identify the “amount 

of land developed for commercial and industrial uses within the urban growth  area since the adoption 

of a comprehensive plan… [and] the amount of land needed for commercial, industrial, and housing for 

the remaining portion of the twenty-year planning period .”3 

Clark County has updated its Vacant Buildable Lands Model (VBLM) as a part of their 2025 periodic 
update of their Comprehensive Plan. This VBLM provides a basis for the available employment capacity 
in the City of Camas based on available buildable land (including both vacant and underutilized land), 
current zoning, and market and employment density assumptions. Exhibit 3 

Exhibit 3 below shows the County’s current allocation of jobs for the City of Camas and the Camas Urban 
Growth Area (UGA) and the 2023 Vacant Buildable Lands Model (VBLM) capacity and yield calculations.4  

This analysis shows that the City of Camas has a job target of 13,658 jobs, with a preliminary 
estimated capacity showing availability for 11,363 jobs, as well as additional assumptions for work 
from home, construction, and government jobs which have specific land need considerations 
documented in Clark County’s 2025 Population, Housing and Employment Allocation memorandum .5 
As shown in the following section, additional analysis was completed by the project team to refine the 
land capacity analysis and determine employment capacity based on key City of Camas zoning and 
UGA modifications. Evaluating employment capacity is necessary to determine whether the job growth 
allocation (determined by the county) can be accommodated within the City of Camas and Camas 
UGA(s). Sufficient capacity is available if employment growth capacity is equal to or greater than the 
City’s allocation. If sufficient capacity is not available, the shortfall must be addressed by rezoning, or 
revising allowable density, or by modifying or creating a new UGA or annexed area to provide additional 
area for employment growth capacity. To help provide geographic context for this analysis, a map of 
the City of Camas and its existing and proposed Urban Growth Areas was created (see Exhibit 4).  

                                                             
 

2 RCW 36.70A.215 (1)a: Determine whether a county and its cities are achieving urban densities within urban growth areas by 

comparing growth and development assumptions, targets, and objectives contained in the countywide planning policies and the 

county and city comprehensive plans with actual growth and development that has occurred in the county and its cities.  
3 The state’s methodology used to evaluate employment land does not differentiate land by any market criteria such as size, 

infrastructure presence, cost, ownership, or  availability. 
4 This has been modified since the County’s 2020 Buildable Lands Report, which identified 963 net buildable acres (296 on 

commercial land, 667 on industrial land) in the Camas UGA (Clark County Buildable Lands Report, 2023).  
5 Clark County Community Planning, ‘Clark County Comprehensive Plan 2025 Update 2025 Population, Housing and Employment 

Allocation – Issue Paper 5,’ April 2024, https://clark.wa.gov/sites/default/files/media/document/2024-04/issue_paper_5_pop-

emp_alloc_4_17_24.pdf.  
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Exhibit 3. Employment Capacity and Allocation by UGA, Clark County 

Source: VBLM 2023, Capacity and Yield by Jurisdiction. Note: The County total estimate is 88,100 jobs accounting for 

government, construction, rural, and work from home jobs. 

JURISDICTION 
2023-2045 

EMPLOYMENT 
ALLOCATION 

2023 VBLM 
CAPACITY 

ASSUMPTIONS 
WORK FROM 

HOME  
CONSTRUCTION  GOVERNMENT  

City of Camas and 
Camas UGA  

13,658 jobs 11,363 jobs 615 jobs 879 jobs 549 jobs 

Total Clark County 
UGAs and Cities  

83,695 jobs 65,091 jobs 3,524 jobs 5,038 jobs 8,600 jobs 

 

Exhibit 4. Map of the City of Camas, Existing and Proposed UGAs 

 

The City of Camas is considering zoning modifications and the addition of a new UGA that would allow 
for additional employment capacity. Consequently, another analysis was completed to consider future 
modifications. Considering these modifications, the total available buildable acres and employment 
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growth are shown below in Exhibit 5. According to the employment capacity estimates, Camas would 
have capacity for 13,803 jobs which would result in a surplus of around 145 jobs over the 2045 
employment target of 13,658 jobs. Results (summarized below) from the updated capacity analysis 
show sufficient employment growth capacity to meet the 2045 employment target.  

Exhibit 5. Commercial and Industrial Land Supply and Job Capacity Estimates for Camas, under 
Alternative 1 

Source: Clark County Buildable Lands Report, VBLM 2023, Capacity and Yield by Jurisdiction. Source of Work from home, 

construction, and government jobs is from the Clark County Comprehensive Plan 2025 Update, 2025 Population, Housing, 

and Employment Allocation – Issue Paper 5.   

SELECT COMMERCIAL, MIXED USE, AND 
INDUSTRIAL ZONES  

BUILDABLE ACRES JOBS 

Community Commercial (CC) 10 193 

Downtown Commercial (DC) 5 66 

Mixed Employment (ME) 241 2169 

Mixed Use (MX) 115 1154 

Neighborhood Commercial (NC) 10 198 

North Shore Commercial (C-NS) 25 499 

North Shore Mixed Employment (ME-NS) 95 590 

North Shore Mixed Use (MX-NS) 74 740 

Regional Commercial (RC) 191 3825 

Business Park (BP) 13 116 

Heavy Industrial (HI) 216 1948 

All Zones  995 11,498 

Work from Home  N/A 615 

Construction-Field N/A 879 

Government N/A 549 

Total Jobs 13,541 

Job Surplus   117 

Clark Countywide Planning Policies 

The Clark Countywide Planning Policies provide guidance on economic development across 

incorporated and unincorporated areas of the County (the County also distinguishes policies specifically 

for unincorporated areas, but not for jurisdictions and their UGAs). These policies (adopted in 2015) are 

currently being updated. The updated version will be reviewed as a part of the policy and goal 

development stage of the Comprehensive Plan update.  
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City of Camas Profile  
More than 10,000 years ago, Native Americans occupied the Columbia River Valley  in the area where 

Camas is now situated . Before Camas was incorporated, a paper mill owned by the LaCamas Colony 

Company was established in 1883 to help supply newsprint for The Oregonian. Shortly thereafter, the 

City of Camas became an incorporated city in 1906. The City is named after the camas lily, a deep blue 

flowered plant with edible onion-like bulbs valued by various Columbia river Native American Tribes. 6 

The paper mill expanded in the early 20th Century playing an important role in the local economy and 

grew to become Clark County’s largest manufacturing company with 2,700 employees by 1971. 7  

Located in the western edge of Downtown Camas along the Columbia River, the mill then experienced 

a downturn beginning in the 1980s that continued into the 21 st Century, resulting in a reduced workforce. 

More recently, in 2018, the mill now owned by Georgia-Pacific, shut down several facilities and all but 

one of its paper machines and downsized its workforce to roughly 150 workers. In 2024, the mill 

continues to operate with a reduced workforce.  

The early economy in Camas was at first dominated by manufacturing but has shifted and diversified 

over time. The 2015 Comp Plan describes a transition where the City’s past economic health was closely 

tied to the paper mill and then shifted to become more diversified supporting many technology and 

manufacturing firms, as well as a growing school system and professional offices. In the last four 

decades, the family-friendly City with close ties to the Portland Metropolitan Region has continued to 

attract more residents especially from 1990 to 2000 by almost doubling in size to almost 13,000 people,  

increasing to a little over 19,000 people in 2010, and then reaching 27,420 people by 2023. Similar to the 

                                                             
 

6 City of Camas history: https://www.cityofcamas.us/community/page/camas-history 
7 Source: https://www.camaspostrecord.com/news/2023/sep/07/camas-mill-celebrates-its-140th-

birthday/#:~:text=An%20entire%20wall%20of%20photos,built%20the%20mill%20to%20produce  

CLARK COUNTY’S BUILDABLE LANDS REPORT, 2023, KEY FINDINGS 

Clark County’s Buildable Lands Report was adopted in June 2022 to update the methodology 

and Vacant Buildable Lands Model (VBLM) and updated with 2023 data.  

» The Clark County Buildable Lands Report and employment allocations and City of Camas 

estimates indicate that there is sufficient employment capacity for employment growth in 

the county through 2045.  

» Camas has the second largest share of total projected jobs in Clark County (17.5%) after 

the City of Vancouver and the Vancouver Unincorporated Urban Area (U). The City  of Camas 

is expected to have capacity to accommodate 11,363 jobs, with about half (55%) of new 

employment on commercial land and half on industrial (45%). 
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City of Vancouver, Camas has experienced high population growth over the last two decades, with an 

average annual growth rate of 5.2% which is double the rate in Clark County and Washington State.  

Today, the City of Camas is a highly desirable place to live, offering a prime location nearby the 

growing cities and employment centers of Vancouver and Portland, and the  smaller cities of Washougal 

and Battle Ground in south Clark County. The City of Camas is sandwiched between the City of 

Vancouver (sharing a border on the west side of Camas) to the west and the City of Washougal to the 

east. At a regional level, the City is interconnected to the Portland Metropolitan region, located 

northeast of Portland (see map below).  

Camas has been working to advance its economic development goals in recent years while investing in 

quality-of-life amenities that make it as competitive location for attracting workers and residents. 

Recently, the City adopted a North Shore subarea plan (2022) to support community vibrancy and 

economic development strategies and the City is working to adopt a new Downtown subarea plan as a 

part of the 2025 Comprehensive Plan periodic update project . The City has also been expanding its 

inventory of parks space by leveraging the County’s Legacy Lands program to expand its offerings of 

natural areas and recreation facilities. As larger economic trends incr ease locational flexibility 

(especially for professional services and traditionally office-based jobs), these types of investments will 

be critical for cities in the region to continue drawing in and retaining a residential base and workforce.  

The Port of Camas-Washougal manages an airport that is outside City limits, but most of the 

developable land in the North Shore area is within the airport influence area.  

Exhibit 6. Camas Compared to Clark County Cities   

Source: Office of Financial Management Population Estimates  

 

Areas Growing Faster Than County Average 

Areas Growing Slower Than County Average  
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Economic Development Overview 
Economic development for the City of Camas is the creation and sustenance of a diverse array of 

employment opportunities, ensuring the tax base currently enjoyed by the City endures and is 

strengthened. The economic health and well-being of the City are tied to commitments to promote a 

wide range of employment opportunities for the citizens of the community and to provide a setting and 

quality of life that attract businesses and residents.  

Planning a diverse and vibrant economy must start by understanding current economic conditions in the 

City and Clark County. While the City’s past economic health was closely tied to the paper mill, in more 

recent years, the City’s economy has diversified and now supports many technology and manufacturing 

firms, as well as a growing school system and professional offices. The figures below compare the 

median household income for Camas, Clark County, and Washington as well as employment and related 

trends over time. 

As illustrated in Exhibit 7, when compared with Clark County, wages in Camas are higher and have 

grown over the last decade. Higher wages can have positive impacts on other aspects of the economy, 

and community members have expressed their desire to support living-wage jobs, particularly in 

healthcare and high technology. 

Exhibit 7. Median Household Income, Camas, Clark County, and Washington 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

Note: 2008-2012 values are adjusted for inflation. Median household incomes are shown in 2022 $.  

 

Growth in employment, population, and housing are interconnected. In general, communities with a high 

ratio of population to jobs can be characterized as “bedroom” or commuter communities, where there 

are fewer jobs than residents in the city. In Camas, there are roughly three residents for ever y one 

employee, indicating a continued trend from the past decade.   

The ratio of jobs to housing has slightly increased from 0.9 to 1.0, indicating a healthy balance of 

housing units in comparison with employment and meeting the jobs-to-housing ratio of 1:1 adopted 
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by Clark County (Resolution 2016-03-01). As the City grows, maintaining this trend can help to 

ensure that there is adequate housing for those who work in Camas .  

Exhibit 8. Population, Employment, and Jobs Comparison Ratios, Camas, 2010-2021 

Source: OFM, LEHD-LODES 

Note: Employment data is currently only available at the City level through 2021.  

 TRENDS RATIOS 

 POPULATION EMPLOYMENT 
HOUSING 

UNITS 
POPULATION : 

JOBS 
JOBS : HOUSING  

2010 19,355 6,508 7,072 3.0 0.9 

2021 26,870 9,558 9,586 2.8 1.0 

Clark County overall has seen fluctuations in employment change since 2000, with the most notable 
decreases in employment in the wake of the 2008 recession and at the onset of the COVID -19 in 2020. 
However, the County has also seen a fast rebound from pandemic trends, with sharp growth in 
employment after 2020. The City of Camas has generally seen positive growth in employment over the 
last two decades. The City also saw less of a decrease during 2020 than Clark County overall, which may 
reflect Camas’s growth in remote workers during this period (Exhibit 9,   
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Exhibit 10). 

Exhibit 9. Total Covered Employment Change YOY, Clark County (2001-2022) 

Source: Washington Employment Security Department 
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Exhibit 10. Total Employment Change YOY (Primary Jobs), Camas Clark County (2011-2022) 

Source: Washington Employment Security Department, LEHD-LODES. Note: LEHD-LODES data for the City of Camas only 

available through 2021 

 

 

The Economic Development Element establishes goals and policies that seek to maintain the 

diversification of employment opportunities and support the continued growth of the Camas economy 

and attainment of the jobs target by 2045. 

The City is targeting businesses that provide a greater proportion of living-wage jobs. Increasing retail 

services in support of residential, industrial, and professional business growth is highly desirable.  Camas 

is also seeing an increasing share of remote workers at a higher rate than the County or State, with 

nearly a quarter of workers falling into this category in 2022. 

Exhibit 11. Share of Remote Workers, Camas, Clark County, and Washington, 2012-2022 

Source: ACS, 2008-2012, 2018-2022 
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Summary of Demographic and Economic Trends 
A summary of key findings from this Economic Development Element analysis is provided below to help 

describe key insights regarding the economic context, economic opportunities and challenges, and to 

inform Comprehensive Plan policy updates (Appendix provides the full findings) .   

» Camas has an aging population with a median age of 40 years in 2022 and a growing share of 
residents aged 60 years and over. This group typically represents late-career workers or retirees. 
Median age in Camas is higher than Clark County overall and quickly growing since 2012, likely 
indicating a combination of natural growth and in-migration of older adults. 

» Camas has a higher share of residents 25 or older with at least a college level bachelor degree 
compared to Clark County or Washington State, with 79% of residents holding these degrees in 
2022. This share of residents rose quickly from only 37% in 2012.  

» Median household income for all households in Camas was nearly $134,000 in 2022, higher than 
Clark County or Washington State. Since 2012, median income for residents of Camas increased by 
about 30% (in nominal dollars, not adjusted for inflation), more than either the County or State . 

» The City of Camas has seen generally positive trends in employment growth over the last two 
decades, with notable increases in the number of workers in 2005, 2010, and 2016. The City of 
Camas employment grew from approximately 6,584 to 9,558 between 2011 and 2021.  

» The current employment to housing ratio in Camas was 1.0 in 2021, meaning that there is about one 
employee working in the City for every housing unit. This ratio indicates that Camas has a well-
balanced housing stock to accommodate workers in the City.  

» In 2021, the top five industries by employment in Camas were Finance and Insurance; 
Manufacturing; Educational Services; Professional, Scientific, and Technical Services; and 
Wholesale Trade. Four of these five top industries paid above average wages (all except Educational 
Services paid below average wages). Finance and Insurance was the City’s fastest growing industry  
(with an average annual growth rate of about  33%).  

» Top employers also reflect many of the County’s largest industries, including professional services 
like finance and insurance, technology, manufacturing, and health care. Four of the City’s top ten 
employers were in the manufacturing industry as of 2020. Within Camas, employment has 
concentrated at two nodes, including the Downtown area to the southeast and corporate campuses 
in the Grass Valley near the border with the City of Vancouver.  

» Camas is part of an interconnected region, with more residents commuting out of Camas for work 
(8,159) than employees commuting in (6,982) as of 2021. Approximately 9,102 people are employed 
in Camas and among this total nearly 90% live in Camas (8,159) but work outside of the city and the 
remaining 10% live and work in Camas (943 people). Top commuting destinations for Camas 
residents are primarily nearby, larger cities with employment hubs like Vancouver and Portland, while 
only 10% remained in the City. Nearly 59% commute less than 10 miles. The fourth most common 
destination for residents was Seattle, likely indicating remote workers at companies based in the 
Puget Sound area. Workers commuting to Camas originated from similar destinations, with one 
quarter coming from Vancouver.  
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» Washington State Employment Security Department projections for future employment growth 
estimated that the Southwest Washington region will grow by about 19% overall by 2031. The 
sectors expected to see the greatest increase in their share of employment are Professional/ 
Business Services, Leisure/ Hospitality, Education/ Health Services, Information, and Other Services.  

» Camas has a larger share of remote workers compared with Clark County and Washington State. 
In 2022 one in four workers in Camas was a remote employee, compared to 15% in both the County 
and State overall. The share of remote workers in Camas has grown since 2012. 

» Since 2020, the City has issued 8,652 new business permits, with the largest volume of new permits 
in 2020 and a decreasing amount annually since. General business establishments accounted for the 
largest portion of these permits (74%), followed by home occupations (25%), and nonprofits (1%).  

» Camas’s taxable retail sales were higher than those in most comparable jurisdictions in Clark 
County over the past decade, competing primarily with the City of Battle Ground for the highest 
annual sales. In 2022, total taxable retail sales reached an all-time high of over $600 million. 

» Retail rents in Camas had slight upward growth since 2014 while vacancies trended downward, 
indicating increasing demand for retail. Industrial real estate in the City of Camas is also 
performing well compared to Clark County in 2024 YTD. The City is home to only about 3.9% of 
Clark County’s industrial real estate in square footage but saw a sharp increase of industrial rents 
PSF in 2022, growing by over 200% year-over-year (YOY) to $23. Vacancy rates for industrial real 
estate were also extremely low in Camas in 2024 YTD at 1.7%, indicating high demand in the industrial 
market.  
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Vision 
In 2045, Camas has cultivated a diverse and thriving economy with stable employment opportunities and 
living-wage jobs across various sectors, including technology, healthcare, manufacturing, retail, 
recreation, and professional services. Camas residents have access to a wide range of services and 
amenities in their community, while benefiting from excellent regional connectivity and the city's 
proximity to Portland International Airport. Camas is a gateway to nature and recreational opportunities, 
supporting regional tourism in the area. Camas is home to a thriving economy and diverse businesses, 
affording residents ample employment opportunities. Neighborhood commercial hubs connect residents 
to daily services and amenities through a network of sidewalks and bike lanes, improving access and 
connectivity. Professional office, medical, and industrial uses typify western Camas,  with retail businesses 
supporting these firms and nearby residents. The North Shore area will fulfill the employment and retail 
needs of the growing population on the northeast  side and reduce trips outside the city. Downtown 
Camas anchors the community with a dynamic economic landscape and retains its historic atmosphere 
as a walkable, attractive place to shop, dine, and gather. Inclusive housing options within the city’s core 
contributes to a town center that supports local businesses.  

Organization of Economic Development Element 
 Economic Development Overview 
 Goals and Policies by Area 

 Citywide 
 Mixed Use and Commercial Areas 
 Mixed Employment and Industrial Areas 

Goals and Policies 
Economic development goals and policies are established to ensure economic development in the City 

of Camas is consistent with the Camas 2045 Vision and provides a diverse range of employment 

opportunities throughout the City. Goals and policies are presented for citywide economic development 

and for various areas of the City (see Exhibit 12) that contribute particular attributes to the City’s overall 

economy. 

The economic health and well-being of the City are tied to commitments to promote a wide range of 
employment opportunities for the citizens of the community and to provide a setting and quality of life 
that attract businesses and residents. 

Exhibit 12. Economic Development Areas  
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Citywide Economic Development 

Citywide Economic Development Goal 

ED-1: Maintain a diverse range of employment opportunities to support all residents and provide a 

setting and quality of life that attract and retain businesses  and living-wage jobs throughout the 

community.8 

Citywide Economic Development Policies 

 ED-1.1: Work with partners to identify strategies to proactively recruit and ensure that tools and 

incentives are in place to attract healthcare and high-tech, sustainable, and innovative industries to 

expand and provide stable living-wage employment. 

 ED-1.2: Work with partners (such as the Chamber of Commerce, education programs) to encourage 

apprenticeships, internships, vocational training schools, entrepreneurship programs, equitable 

opportunities, and on-the-job training in targeted industry sectors. 

 ED-1.3: Encourage appropriate reuse, environmental cleanup, and redevelopment of older and 

deteriorating commercial areas and industrial brownfield sites, identifying opportunities to support 

place-based economic development, provide connections to the waterfront, diver sify the 

economy, and support mixed-use development. 

 ED-1.4: Foster and expand year-round recreational services, lodging, conference spaces, dining, and 

retail options that will capture tourism and benefit residents and employers  and leverage Camas’s 

strong parks and open space assets and opportunities to connect to the waterfront . 

 ED-1.5: Ensure adequate infrastructure is identified (such as the capital facilities plan) and planned 

or in place to nurture and incubate new businesses.  Explore financing tools such as tax increment 

financing to fund infrastructure to support development and investment in targeted areas.  

 ED-1.6: Remain active in regional recruitment organizations to ensure the availability of an adequate 

supply of commercial and industrial employment land to support the City’s economic development 

goals. Evaluate city resources to support economic development planning and implementation by 

designating a point-of-contact for economic development programs and serving as a liaison to the 

business community. 

 ED-1.7: Support retention, expansion, and recruitment of local businesses with a commitment to the 

community. 

 ED-1.8: Ensure that development standards are balanced to promote high-quality building and site 

design and encourage businesses to operate in a sustainable and environmentally responsible 

manner, integrating energy efficient design features. 

                                                             
 

8 A living-wage job is one that pays an income sufficient to cover basic living expenses without financial hardship, allowing an 

individual or family to afford essential needs such as housing, food, healthcare, transportation, childcare, and other necessities 

without relying on public assistance.  MIT Living wage calculation (2024): https://livingwage.mit.edu/counties/53053.  
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 ED-1.9: Prolong support for the Commute Trip Reduction Program and  encourage businesses to 

support remote work when possible and to reduce travel times and trips through implementation of 

a trip reduction program, which includes incentives for carpooling, transit ridersh ip, and other 

options beyond single-occupancy vehicles. 

 ED-1.10: Encourage mixed-use development and complementary businesses throughout the City to 

support industry clusters and leverage resources.  

 ED-1.11: Review regulatory design standards and planning procedures for industrial and commercial 

facilities and provide further economic incentives, as needed, to promote private investment in 

start-up, incubator businesses, and businesses relocating to Camas. 

 ED-1.12: Collaborate with partners and agencies (such as the CREDC and the Port of Camas 

Washougal) to develop economic strategies that promote diversification of business and industry in 

the city and facilitate opportunities for entrepreneurship.  

 ED-1.13: Work with partners to proactively recruit and promote the growth of target businesses and 

industries that provide, at a minimum, cost-of-living wages and economic diversity in alignment 

with the CREDC regional economic development plan.9  

 ED-1.14: Coordinate with Clark County and evaluate adding a Grove Field Urban Growth Area 

(UGA) for employment purposes to support employment targets. 

 ED-1.15: Explore ways to support remote workers such as through code revisions in support of co-

working spaces and by supporting the addition of community hubs, public spaces, and businesses 

(third place).  

 ED-1.16: Explore the creation of an economic development grant program for local businesses , 

connecting with potential partners such as the Chamber of Commerce.  

 ED-1.17: Implement the Downtown Camas subarea plan and the associated goals and actions. 

 ED-1.18: Promote the growth of residential development in the North Shore as described in the 

Camas North Shore Subarea Plan. 

 ED-1.19: Facilitate an environment for the success and growth of small businesses to maintain a 

strong, diverse, and resilient local economy.  

 ED-1.20: Encourage investments and programs that provide resources and support to minority -

owned and woman-owned businesses. 

 ED-1.21: Increase the number of neighborhood business districts to expand local access to goods 

and services. 

 ED-1.22: Consider expanding mixed-use zoning options with ground floor commercial uses that 

allow residents to walk from home.   

 ED-1.23: Encourage shopping local and support for Camas businesses.  

                                                             
 

9 In 2024, the Columbia River Economic Development Council (CREDC) regional economic plan identified key industry clusters 

including Computer and Electronics, Clean Technology, Software, Technology and Enhanced Production, and Life Sciences.  
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Mixed Use and Commercial Areas 

Mixed Use and Commercial Areas Goal 

ED-2: Encourage efficient and innovative development that thoughtfully mixes commercial and 

residential land uses that are pedestrian-friendly and are considerate of the context of the 

surrounding area. 

Mixed Use and Commercial Areas Policies 

 ED-2.1: Develop commercial and mixed-use areas that are safe, comfortable, and attractive to 

pedestrians. 

 ED-2.2: Encourage efficient land use in the mixed-use land use designation by facilitating compact, 

high-density development and minimizing the amount of land that is needed for surface parking.  

 ED-2.3: Promote the growth of businesses such as grocery stores, medical offices, and restaurants 

that will meet the retail and service needs of the population.  

 ED-2.4: Encourage new developments to include provisions for neighborhood parks that are within 

walking and biking distance of a person’s home or work to encourage greater physical activity, 

including shared-use paths (or trails) that link homes, work and commercial centers, public transit, 

and community facilities. 

Mixed Employment and Industrial Areas  

Mixed Employment and Industrial Areas Goal 

ED-3: Maximize opportunities and partnerships by providing a mix of traditional industrial and non -

industrial land uses, to facilitate employers to remain, expand, or locate in Camas.  

Mixed Employment and Industrial Areas Policies 

 ED-3.1: Evaluate the costs and benefits associated with adding the Grove Field Urban Growth Area 

to the North Shore Subarea Plan.  

 ED-3.2: Preserve large tracts of land for large industry and master-planned commercial 

development within mixed employment land use areas.  

 ED-3.3: Support a mix of light industrial, research and development, manufacturing, and office 

spaces through flexible zoning that allows for evolving business needs.  

 ED-3.4: Support the development of business parks, incubators, and innovation hubs that integrate 

industrial and high-tech employment uses. 

 ED-3.5: Ensure zoning and development regulations support both large-scale employers and small 

businesses, including start-ups and maker spaces. 
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Implementation Tools and Strategies  
Realizing the City of Camas economic development goals  requires building on the city’s potential while 
overcoming existing constraints. The  following implementation strategies will generate positive 
momentum toward creating a more balanced and healthy economy. 

Programmatic Strategies 

 Economic Development Committee : Establish a Mayor-appointed committee to help refine and 
implement Camas’s economic development goals and strategies. The committee will: 

o Convene government, private sector, and nonprofit partners to leverage resources or 
secure financial support for economic development initiatives that benefit Camas and the 
broader region. In addition, this committee would help provide input on the Economic 
Development Strategy.  

 Economic Development Strategy : Create an Economic Development Strategic Plan involving the 
Economic Development Committee, local businesses, community groups, school districts, and city 
leadership that further identifies priorities for job creation in targeted industries, infrastructure 
needs, reducing regulatory barriers, and incentives to attract needed and desired businesses.  

o Promote the development of an economic development stra tegy that will capitalize on 
the creation and retention of industries that provide living-wage jobs. 

o Future economic development strategy planning should capitalize on existing facilities 
and infrastructure and include a mix of uses that are trail - and transit-oriented and 
designed with high-quality streetscape appeal. 

o Lead an economic development strategy update every 1 to 3 years.  

Financial Strategies 

 Leverage Grant Dollars : Utilize federal, state, and county grants to support the establishment 
and expansion of small local businesses and infrastructure improvements benefiting economic 
development areas. 

 Incentives: Explore incentives to encourage mixed-use development and provide affordable 
housing options (such as TIF, LID, MFTE changes). 

 Partnership: Coordinate with the Columbia River Economic Development Council (CREDC) or 
other relevant organizations, to explore collaborative opportunities in promoting regional 
workforce development.  

 Opportunity Site Inventory: Identify sites where the city can participate in cost-sharing mechanisms for 

infrastructure development. 

o Establish a policy that prioritizes capital investments to or on opportunities sites or other 
capital projects that better connect commercial nodes. This could include sidewalks, 
trails, bike paths, etc. 
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Regulatory Strategies 
 Code Audit: Ensure the zoning code supports/incentivizes a broad range of needed and desired 

businesses in various zones. 

o Study Allowed Uses:  Ensure needed and desired businesses are allowed in certain 
zones, including accessory uses which can support home-based businesses.  

o Design standards : Consider revisiting existing design standards to ensure they 
adequately support efforts to maintain and enhance existing character without 
compromising development feasibility.  

o Flexible parking standards: Develop flexible parking standards that can respond to site 
conditions. 

o Revised Gateway Corridor Design Standards: Update the design standards and allowed uses 

for gateway corridors to enhance its natural beauty but deemphasize its auto-oriented 

environment.  

Procedural Strategies 
 Capacity Building: Leverage increased tax revenue from population growth to support Camas’ economic 

development strategy. 

 Clear and Objective Development Standards: Establish clear and objective development standards for 

all development types, reducing the need for conditional use processes or other discretionary review 

processes. 

 Monitoring: Monitor the performance of economic development such as with business retention 

and attrition, changes in tax revenues, and permitting of employment facilities. Monitor the 

financial impact of new programs, policies, and regulatory requirements on developm ent 

feasibility by providing a report update every 1-3 years describing key metrics such as 

development changes and infrastructure projects.  
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Economic Development Appendix 

Community Demographic Trends 
Population growth, demographic composition, and income distribution can all have important 

implications for a city’s economic development. Key characteristics such as population growth over 

time, age of residents, median income, and disparities by race and ethnicity provide useful context 

about Camas’s households and recent trends. The purpose of this analysis is to evaluate the 

socioeconomic conditions that will influence demand for different land uses and shape the economic 

opportunities in the city over the current comprehensive plan horizon. This informa tion can also help to 

identify which communities in Camas are not benefiting from current efforts and inform the City’s work 

to address current gaps for equitable economic development as part of the comprehensive plan 

update. 

This section provides an overview of key socioeconomic conditions in Camas that are useful for 

evaluating economic opportunities and challenges. To better understand the City’s standing within the 

region, the analysis also includes comparisons to Clark County and other geographies such  as 

Washington State and surrounding cities as needed to contextualize conditions in Camas.  

Population Growth, Age, Race and Ethnicity 

As cities grow, planning for economic development is important to help ensure opportunities for 

economic prosperity to all residents. See the Camas Housing Inventory Analysis for details about 

projected population and household growth.  

Camas had a median age of 40 in 2022, higher than Clark County and quickly growing since 2012, likely 

indicating a combination of natural growth from the 40- to 59-year-old age group as well as in-

migration of older adults.  

Exhibit 13. Median Age, Camas, Clark County, Washington, and Comparison Geographies 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

JURISDICTION 2008-2012 2018-2022 CHANGE 

City of Camas  36 years 40 years +4.3 

Clark County 37 years 39 years +2.0 

State of Washington 37 years 38 years +0.8 
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The distribution of age categories in the City shows that it has a growing share of residents aged 60 

years and over (typically either late-career workers or retirees), although still lower compared to the 

County and the State (Exhibit 14). 

Exhibit 14. Age Distribution, Camas, Clark County, and Washington, 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates. 

 

 

Educational attainment is an important indicator for economic opportunities and the type of available 

workforce in an area. Economic development strategies may target different types of skill 

development, industry pipelines, or training programs depending on the existing level of education 

among residents. Between 2012 and 2022, Camas saw a sharp increase in residents with bachelor’s 

degrees and higher, as well as a quick decrease in those with some college, a high school degree, or less 

than a high school degree. Educational attainment in the City is generally higher than the County as a 

whole, as well as Washington State.  
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Exhibit 15. Educational Attainment, Camas, Clark County, and Washington, 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates. 

Note: Values less than or equal to 1% not shown on chart. 

 

 

Economic Context 
A number of factors can indicate changes in economic conditions for cities, their residents, and their 

workforce. This section provides context about current conditions and rece nt trends in Camas related 

to household income, employment, commuting, and wages.  

Income 

Overall income levels and distribution are critical indicators of economic prosperity  for cities. Income 

levels directly reflect the purchasing power and standard of living of individuals and households; higher 

incomes generally enable people to afford better education, healthcare, and access to essential goods 

and services, contributing to overall well-being and productivity. The distribution of income and 

disparities between demographic groups are also critical considerations for addressing economic 

inequality and reducing concentrations of poverty.  Median household income in Camas is higher than 

both Clark County overall and the state of Washington at $133,000 in 202 2. Adjusting for inflation, 

median income in the City still increased by 31% since 2008-2012. This increase is primarily due to grown 

in households earning over $100,000 per year (Exhibit 16). 
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Exhibit 16. Median Household Income, Camas, Clark County, and Washington (2022$) 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 

Note: 2008-2012 values are adjusted for inflation 

 

The share of residents living below the poverty was also about the same in the City of Camas 

compared to Clark County and Washington in 2012 at 12% but decreased by 8 %age points by 2018 -2022. 

This change likely reflects new growth in high-income households earning $150,000 or more during this 

period (indicated in the Camas Housing Inventory Analysis). 

 

Exhibit 17. Percent of Population with Income Below Poverty Level in the Last 12 Months, 2012 -2022 

Source: U.S. Census Bureau, 2008-2012 and 2018-2022 ACS 5-Year Estimates 
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Employment Trends 

Clark County overall has seen fluctuations in employment change since 2000, with the most notable 

decreases in employment in the wake of the 2008 recession and at the onset of the COVID -19 in 2020. 

However, the County has also seen a fast rebound from pand emic trends, seeing roughly 6 % positive 

growth between 2020 and 2021. The City of Camas has generally seen positive growth in employment 

over the last two decades, with notable increases in the number of workers in 2005, 2010, and 2016. The 

City of Camas employment grew from approximately 6,584 to 9,558 between 2011 and 2021. The City 

also saw less of a decrease during 2020 than Clark County overall, which may reflect Camas’s growth in 

remote workers during this period (Exhibit 29). 

Exhibit 18. Total Covered Employment Change YOY, Clark County (2001-2022) 

Source: Washington Employment Security Department 

 
Exhibit 19. Total Employment Change YOY (Primary Jobs), Camas and Clark County (2011-2022) 

Source: Washington Employment Security Department, LEHD-LODES. Note: LEHD-LODES data for the City of Camas only 

available through 2021 
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Growth in employment, population, and housing are interconnected. In general, communities with a high  

ratio of population to employment can be characterized as “bedroom” or commuter communities, 

where there are fewer jobs than residents in the City. In Camas, this ratio has changed only slightly 

since 2010, with the number of persons per job decreasing from 3.0 in 2010 to 2.8 in 2021.  In the same 

period, the ratio of jobs to housing has slightly increased from 0.9 to 1.0, indicating a healthy balance of 

housing units in comparison with employment. As the City grows, maintaining this trend can help to 

ensure that there is adequate housing for those who work in Camas . Clark County adopted a jobs-to-

housing ratio of 1:1 (1 job for every housing unit) via Resolution 2016 -03-01 (2016). 

Exhibit 20. Population, Employment, and Jobs Comparison Ratios, Camas, 2010-2021 

Source: OFM, LEHD-LODES 

Note: Employment data is currently only available at the City level through 2021.  

 TRENDS RATIOS 

 POPULATION EMPLOYMENT 
HOUSING 

UNITS 
POPULATION : 

JOBS 
JOBS : HOUSING  

2010 19,355 6,508 7,072 3.0 0.9 

2021 26,870 9,558 9,586 2.8 1.0 

 

In Camas, top employers reflect many of the County’s largest industries, including professional services 

like finance and insurance and technology, manufacturing, and health care. Four of the City’s top ten 

employers were in the manufacturing industry as of 2020. 

Exhibit 21. Top 10 Employers, Camas, 2020 

Source: Camas Housing Action Plan, Washington Employment Security Department, Columbian Newspaper  

EMPLOYER EMPLOYEES 
PERCENT OF TOTAL 

CITY EMPLOYMENT 
INDUSTRY 

Fisher Investments 1,725 20.2% Finance and Insurance 

Wafertech 1,000 11.7% Manufacturing 

Camas School District 800 9.4% Education 

Linear Technology 

(Analog) 
340 4.0% Manufacturing 

Sigma Design 273 3.2% Technology 

City of Camas 226 2.6% Government 

Georgia Pacific 150 1.8% Manufacturing 

Fuel Medical 150 1.8% Health Care 

Plexys 91 1.1% Technology 

Bodycote 50 0.6% Manufacturing 
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Employment locations plays an 

important role in where people 

live and vice versa it can 

influence where people choose to 

relocate. Within Camas, 

employment is concentrated at 

two nodes, including the 

Downtown area to the southeast 

and corporate campuses on the 

northwest side along the border 

with the City of Vancouver 

(Exhibit 22).  
 

 

Exhibit 22. Employment Density, Camas, 2021 

Source: LEHD-LODES 

 

 

Approximately 9,102 people are employed in Camas (as of 2021 according to LEHD-LODES data) and 

among this total nearly 90% live in Camas (8,159) but work outside of the city and the remaining 10% live 

and work in Camas (943 people). Around 6,982 people commute to Camas for work and live outside of 

the City of Camas (2021, LEHD-LODES data). Top commuting destinations for Camas residents are 

primarily nearby, larger cities with employment hubs like Vancouver (26%) and Portland (17%), while only 

10% remained in the city. The fourth most common destination for residents was Seattle, likely indicating 

remote workers at companies based in the Puget Sound area.  Workers in Camas commuted from 

similar destinations, with one quarter coming from Vancouver, as well as shares coming from Portland 

(8%) and Washougal (6%). 

Exhibit 23. Top Destinations Where Camas Residents Worked, 2021 

Source: LEHD-LODES 

2,411 
(26%) 

1,592 
(17%) 

943 
(10%) 

319 
(3%) 

Vancouver Portland Camas Seattle 

 

Exhibit 24. Top Locations Where Camas Workers Lived, 2021 
 

1,995 
(25%) 

943 
(12%) 

629 
(8%) 

593 
(6%) 

Vancouver Camas Portland Washougal 
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Exhibit 25. Camas Commuting Inflow and Outflow, 2021 

Source: LEHD-LODES. Disclaimer Note: The arrows are conceptual graphics showing employees commuting into and outside of 

the City of Camas generally and are not representing the exact direction of commuting.  

  
 

Industry data from the Washington Employment Security Division (ESD) is not available at the city level 

but given the city’s interconnected relationship with surrounding jurisdictions a County and regional 

perspective provides relevant insights on industry grow and wage trends.  

In Clark County, the industries with the largest employment in 2022 were Healthcare and Social 

Assistance; Government; Retail Trade; Construction; and Accommodation and Food Services. Of these 

industries, Government and Construction had average wages per employee above the ave rage wage 

for all covered employment across the county, while  Retail and Accommodation and Food Services paid 

below average wages. Healthcare and Social Assistance paid roughly equivalent wages with the county 

average. 

77

Item 2.



 

      Draft Economic Development Element Update 34 

Exhibit 26. Covered Employment Change, Clark County, 2012-2022 

Source: Washington Employment Security Division 
Note: The top five industries with the highest share of covered employment in 2022 are shown in bold and those paying above 
the county average wage in 2022 are highlighted in green 

 
 

At the city level, data is not available from ESD about employment and wages. However, the US Census 

provides estimates through its Longitudinal Employer-Household Dynamics Origin-Destination 

Employment Statistics (LEHD-LODES) data. This data is generated by merging previously collected 

survey and administrative data on jobs, businesses, and workers  to understand commuting. 10 It provides 

an approximate picture of employment by industry locally but does not include information abou t 

wages. 

In 2021, the top five industries by employment in Camas were Finance and Insurance; Manufacturing; 

Educational Services; Professional, Scientific, and Technical Services; and Wholesale Trade. In the 

County overall in 2021, four of these five top industries paid above average wages (only Educational 

Services paid below average wages). Finance and Insurance was the city’s fastest growing industry, 

gaining over 2,000 new employees over the last decade (with an average annual growth rate of about 

33%). Other top industries saw more moderate increases except for Manufacturing, which remained 

among the city’s top sectors but lost over 350 employees (or about 15% of workers) between 2011 and 

2021. Despite low overall employment in Camas, Real Estate and Re ntal and Leasing as well as 

Construction had high growth rates between 2011 and 2021, more than doubling the number of 

employees in that time period. 

                                                             
 

10 US Census Bureau, ‘LEHD Data,’ https://www.census.gov/programs-surveys/ces/data/restricted-use-data/lehd-data.html, 

November 7, 2022.  
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Exhibit 27. Primary Jobs Change, Camas, 2011-2021 

Source: LEHD-LODES 
Note: The top five industries with the highest share of covered employment in 2021 are shown in bold and those paying above 
the county average wage in 2021 are highlighted in green. 
Timelines for LEHD-LODES data releases are different than the Quarterly Census of Employment and Wages (QCEW) data 
used by ESD for County-level data. 2021 is the most recent year currently available. Due to confidentiality restrictions in QCEW 
data some points on County wages and employment are not available. 
 

 

Regionally, the Washington State Employment Security Department provides projections for future 

employment growth. In 2021, ESD estimated that Southwest Washington was expected to grow by 

about 19 % overall by 2031 (Exhibit 26). The sectors expected to see the greatest increase in their share 

of employment were Professional and Business Services, Leisure and Hospitality, Education and Health 

Services, Information, and Other Services. This increasing share of many service businesses aligns with 

high-wage opportunities in Clark County (such as Professional, Scientific, and Technical Services and 

Information). However, both Education Services and Accommodation and Food Services paid  well 

below the County average as of 2022.  
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Exhibit 28. Growth Target by Sector, Southwest Washington, 2021-2031 

Source: Washington State Employment Security Department 

 

Remote Workers 

Camas has a larger share of remote workers compared with the County and State, which has grown 

since 2008-2012 with the onset of the COVID-19 pandemic influencing this trend in many industries 

nationwide. In 2018-2022, one in four workers in Camas was a remote employee, compared to 15% in the 

County and State overall ( 

Exhibit 29). Median wages for remote workers were about on par with the workforce as a whole in 

Camas in 2018-2022, despite larger gaps between remote and non-remote workers in the County and 

State ( 

Exhibit 29). 
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Exhibit 29. Share of Remote Workers, Camas, Clark County, and Washington, 2012-2022 

Source: ACS, 2008-2012, 2018-2022 

 

Exhibit 30. Annual Median Earnings for Remote and Non-Remote Workers, Camas, Clark County, and 
Washington, 2012-2022 

Source: ACS, 2008-2012, 2018-2022 

 

Business Changes 

The City of Camas began requiring business licenses in 2019, so while local data does not have a long 

history it does help to capture post-pandemic trends in new establishments . Since 2020, the city has 

issued 8,652 new business permits, with the largest volume of new permits in 2020 and a decreasing 

amount annual since. General business establishments accounted for the largest portion of these 

81

Item 2.



 

      Draft Economic Development Element Update 38 

permits (74%), followed by home occupations (25%). Nonprofit organizations were a very small share of 

new establishments (less than 1%).  

Exhibit 31. Business Permits, City of Camas, 2020–2023 

Source: City of Camas 

  
 

In a regional context, 6,241 new business 

applications were filed in Clark County 

in 2022, growing steadily by more than 

double (106%) from the 3,031 business 

applications filed in 2012. The growth 

rate for the four-county area over this 

time period was only 58%, potentially 

indicating that Clark County has been 

successfully growing in their ability to 

attract new firms relative to the region.  

 

Applications in Clark County accounted 

for approximately 26% of all new firms 

started within the four-county metro 

area (including Clark, Clackamas, 

Multnomah, and Washington Counties) 

in 2022. 

Exhibit 32. Annual Business Applications, Clark County and 4-
County Portland Metro (Clark, Multnomah, Washington, and 
Clackamas Counties), 2012–2022 

Source: US Census Bureau, Business Formation Statistics. Note: This data 
is only available at the county level.  
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Fiscal Conditions 
Fiscal conditions are critical indicators for economic development, which have implications for 

jurisdictions’ capacity to invest in essential services and growth. In Washington state, the lack of income 

tax makes sales and other tax trends particularly important for understanding economic trends and 

impact on local budgets.  

The City of Camas’s taxable retail sales were higher than those in most comparable jurisdictions in 

Clark County over the past decade, competing primarily with the City of Battle Ground for the highest 

annual amounts.  

On a per capita basis, Camas had higher taxable retail sales than unincorporated areas of the County, 

but slightly lower sales than the Cities of Battle Ground or Washougal. In 2022, total taxable retail sales 

reached an all-time high of over $600 million ( 

Exhibit 34). In Clark County overall, the City of Vancouver and unincorporated areas had by far the 

highest volume of taxable retail sales, with Vancouver reaching over $6.3 billion in 2022 (  

Exhibit 35). 

Exhibit 33. Per Capita Taxable Retail Sales by Clark County Jurisdictions, 2012-2022 (in 2022$) 

Source: WA Dep. of Commerce, US Bureau of Labor Statistics Inflation Calculator. Average Annual Growth Rate (AAGR).  

JURISDICTION 2012 (IN 2022$) 2022 
% CHANGE 2012-

2022 (ADJ.) 
AAGR 

City of Camas $12,986 $19,214 48.0% 4.8% 

Unincorporated Clark County $8,333 $13,860 66.3% 6.6% 

City of Battle Ground $13,241 $27,629 108.7% 10.9% 

City of Washougal $9,845 $20,295 106.1% 10.6% 

 

83

Item 2.



 

      Draft Economic Development Element Update 40 

Exhibit 34. Total Taxable Retail Sales for City of Camas and Comparison Geographies, 2012-2022 

Source: Washington Department of Commerce 
Note: Total amounts for by year are in nominal dollars (not adjusted for inflation). 

 
Exhibit 35. Total Taxable Retail Sales for City of Camas and Clark County, 2012-2022 

Source: Washington Department of Commerce 
Note: Total amounts for by year are in nominal dollars (not adjusted for inflation). 
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Economic Opportunities 

Real Estate Market Conditions and Trends 
Understanding Camas’s real estate market opportunities can indicate what industries might locate and 

grow in the City, based on historic and current demand patterns across different real estate types. This 

section details Camas’s commercial real estate conditions and identifies market drivers and trends that 

will influence the market appeal and viability of commercial uses in the area.  

This report primarily covers nonresidential commercial real estate including office, industrial, and retail 

building types, as well as multifamily trends to illustrate opportunities for mixed-use development. The 

Housing Needs Assessment portion of this Comprehensive Plan Update covers the residential real estate 

market in greater depth. The exhibits in the section below show historical trends in the average 

effective rent rates and average annual vacancy rates for the analysis. In general, the analysis shows 

trends in Triple-Net (NNN) rents, vacancy rates, and deliveries (these are described below). This section 

also looks back to trends in the past decade years, capturing a longer cycle of real estate trends.  

 Triple-Net (NNN): Represents annual rents on a per-square-foot (PSF) basis, not including any pass-

through expenses such as taxes, insurance, and utilities or maintenanc e costs. 

 Vacancy Rates: Represents how much space per-square-foot (PSF) is vacant in a submarket.  

 Deliveries: Represent the total amount of new square feet of each product type that has been 

added to the market on an annual basis.  

 Net Absorption: Represent annual net square feet of new occupancy or vacancy of space 

accounting for deliveries.  
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Office Market 

Office space in the City of 

Camas made up about 6.5% of 

Clark County’s overall office 

stock in 2023.  

 

Rents PSF for office space grew 

in both the City and the County 

since 2014. The average rent in 

Camas fluctuated over the past 

ten years and were slightly 

below the County average in 

2024 year-to-date (YTD) at 

$22.67 and $25.46 PSF 

respectively. 

Exhibit 36. Average Office Rent per Square Foot, Camas and Clark 
County, 2014-2024 YTD 

Source: CoStar 

 

Vacancy rates in Camas also 

fluctuated over the last ten 

years, falling from a high of 

nearly 16% in 2015. In 

comparison, Clark County’s 

office vacancy rates steadily 

fell in general since 2014, with a 

slight increase in 2020. 

 

While many places throughout 

the United States saw spiking 

office vacancies in 2020 with, 

the City and County avoided 

this trend.  

Exhibit 37. Average Office Vacancy Rate, Camas and Clark County, 
2014-2024 YTD 

Source: CoStar 
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The City of Camas had its 

largest delivery of new office 

space in the last decade in 

2020, adding approximately 

132,000 new square feet to the 

market. Other areas of Clark 

County saw larger deliveries in 

2022 and 2015. 

 

Exhibit 38. Office Deliveries, Camas and Clark County, 2014-2024 
YTD 

Source: CoStar 

 
 

The City and the County have 

generally had positive net 

absorption of office space since 

2014, with some negative 

absorption in the City in 2022 

(approximately 21,000 SF). 

 

 

Exhibit 39. Office Net Absorption, Camas and Clark County, 2014-
2024 YTD 

Source: CoStar 
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Retail Market 

Camas’s square footage of retail 

space made up about 4.2% of 

Clark County’s overall inventory.  

 

Retail rents PSF in Camas 

generally tracked closely with 

Clark County trends since 2014, 

showing slight upward growth. 

Rents in the City were slightly 

lower than the County in 2024 

YTD at $23.52 PSF compared to 

$24.49. 

Exhibit 40. Average Retail Rent per Square Foot, Camas and Clark 
County, 2014-2024 YTD 

Source: CoStar 

 
Retail vacancies have fluctuated 

in Camas and Clark County over 

the past decade, with a general 

downward trend since 2014. 

Retail vacancies were slightly 

higher in Camas than Clark 

County in 2024 YTD at 3.8% 

compared to 3.5%. 

 

Rising rents PSF coupled with 

falling vacancy rates indicate 

increasing demand for retail in 

both areas. However, some level 

of vacancy is indicative of a 

healthy market with natural 

turnover. 

Exhibit 41. Average Retail Vacancy Rate, Camas and Clark County, 
2014-2024 YTD 

Source: CoStar 
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Clark County has seen large 

deliveries of new retail space 

primarily in 2014 and 2015, as 

well as additions of square 

footage in 2018 and more 

recently in 2023. 

 

In Camas, there have been some 

years with small spikes of 

deliveries in the last decade, 

with the largest increase of 

about 27,000 SF in 2018 and 

15,000 SF in 2023. 

 
Exhibit 42. Retail Deliveries, Camas and Clark County, 2014-2024 
YTD 

Source: CoStar 

 

Retail absorption has also been 

generally positive since 2014 in 

both the City and County, with 

the notable exception of about 

229,000 square feet of negative 

absorption in Clark County in 

2020. This is likely due to 

challenges in the wake of the 

2020 pandemic. 

Exhibit 43. Retail Net Absorption, Camas and Clark County, 2014-
2024 YTD 

Source: CoStar 
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Industrial and Manufacturing Market 

The City of Camas is home to 

about 3.9% of Clark County’s 

industrial real estate in square 

footage. 

 

Since 2014, the County has 

generally had slow growth in 

industrial rents PSF, with an 

increase in 2022 and an average 

of $11.04 PSF in 2024 YTD. 

 

The City of Camas saw a sharp 

increase of industrial rents PSF in 

2022, growing by over 200% year-

over-year (YOY). In 2024 YTD, 

industrial rent in Cams was $23.00 

PSF.  

Exhibit 44. Average Industrial Rent per Square Foot, Camas and 
Clark County, 2014-2024 YTD 

Source: CoStar 

 
Vacancy rates for industrial real 

estate were extremely low in 

Camas in 2024 YTD at 1.7%, 

indicating high demand in the 

industrial market locally. Since 

2015, industrial vacancies have 

generally been very low in the City 

with the exception of 2021.  

 

In comparison, industrial vacancies 

in Clark County have been 

generally low and steady, standing 

at 5.2% in 2024 YTD. 

Exhibit 45. Average Industrial Vacancy Rate, Camas and Clark 
County, 2014-2024 YTD 

Source: CoStar 
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Clark County has seen growing 

industrial deliveries in the latter 

half of the 2010s and early 2020’s, 

with large additions of new 

industrial space in 2017, 2020, and 

2022. 

 

Camas has seen fewer new 

deliveries but had its largest 

amount of new square footage 

added in 2020 (75,000 SF). 

Exhibit 46. Industrial Deliveries, Camas and Clark County, 2014-
2024 YTD 

Source: CoStar 

 
 

New industrial space has also 

generally had positive absorption 

in the City and County, although 

new deliveries from 2020 had 

negative absorption initially in 

2021. 

Exhibit 47. Industrial Net Absorption, Camas and Clark County, 
2014-2024 YTD 

Source: CoStar 
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Mixed Use Development Opportunities 

Mixed-use development with commercial and residential retail has seen growing demand nationally in 

recent years, as demand grows for dense, walkable areas. Trends in multifamily real estate in Camas 

show potential for combining demand for rental units with increases in the City’s office or retail 

inventory. 

Multifamily Residential Market 

Camas’s multifamily units make up 

about 4 % of units in the County.  

 

Camas’s multifamily rents PSF 

have closely followed Clark 

County overall, remaining slightly 

lower over the past decade. In 

2024 YTD, multifamily rents in the 

City were $1.84 PSF compared to 

$1.89 PSF in the County. 

Exhibit 48. Average Multifamily Rent per Square Foot, Camas and 
Clark County, 2014-2024 YTD 

Source: CoStar 
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Multifamily rents were high in 2023 

and 2024 YTD in Camas County, 

although this spike corresponds 

with a recent delivery of 389 units 

in 2023 (the largest annual number 

of units delivered in the past ten 

years). Increasing vacancies in 

2017 and 2020 also track with new 

multifamily units delivered. 

 

Multifamily vacancies were 7.8% in 

Clark County overall in 2024 YTD, 

also indicating increasing 

vacancies over time.  

Exhibit 49. Average Multifamily Vacancy Rate, Camas and Clark 
County, 2014-2024 YTD 

Source: CoStar 

 
 

Clark County has seen an increase 

in multifamily deliveries in the past 

ten years, with the largest number 

of new units in 2023 (2,872 units). 

Exhibit 50. Multifamily Deliveries, Camas and Clark County, 2014-
2024 YTD 

Source: CoStar 
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Downtown Camas Analysis  
The following charts measure visitation by visitors, employees, and residents in Downtown Camas from  

2017 to 2024. Visitation trends help in providing insights into how the city is rebounding after the COVID -

19 pandemic, using Placer.ai’s foot traffic analytics platform integrating proprietary artificial intelligence 

to estimate the number of visits based on GPS data. 11 Visitor and employee visits have increased to pre-

pandemic levels and visitation by residents has been trending upward in recent years. Overall, this 

indicates a healthy level of foot traffic in the Downtown area showing an upward trajector y with 

visitors, employees, and residents coming to the Downtown area for shopping, work, or other purposes. 

Market analysis of retail activity in Downtown Camas shows retail rents increasing rapidly from 

approximately $15 per square foot in 2022 to almost $35 per square foot in 2024, the highest rate 

measured from 2017 to 2024. In addition, the vacancy rates for retail have remained very low below 1.5% 

since 2014 which is lower than the retail vacancy rates in both the City of Vancouver (3.7%) and Clark 

County (3.7%) in 2023, likely indicating increased demand for retail space above the available supply.  

 

Exhibit 51. Downtown Camas 

Source: ECOnorthwest, SERA Architects 

 

                                                             
 

11 Placer.ai uses anonymous mobile phone location data to estimate visitation. A “visit” is triggered in Placer.ai’s database when a 
cell phone seeks two Wi-Fi signals five to fifteen minutes apart (this range differs by cell phone operating system; e.g., an 
Android phone scans for Wi-Fi every three to seven minutes). While this means that visitors may be counted multiple times, this 
data is useful to provide a relative picture of trends over time.  
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Exhibit 52. Downtown Camas Visitor Visits, 2017-2024 

Source: Placer.ai 

 

Exhibit 53. Downtown Camas Employee Visits, 2017-2024 

Source: Placer.ai 
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Exhibit 54. Downtown Camas Resident Visits, 2017-2024 

Source: Placer.ai 

 

Exhibit 55. Average Retail Rent per Square Foot and Average Retail Vacancy Rate (%) in Downtown 
Camas, 2014-2024 Year to Date (YTD) 

Source: CoStar 
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