
City Municipal Center, 616 NE 4th Avenue

CITY COUNCIL REGULAR MEETING AGENDA

Monday, March 7, 2016, 7:00 PM

NOTE:  There are two public comment periods included on the agenda. Anyone wishing to address the City 

Council may come forward when invited; please state your name and address. Public comments are typically 

limited to three minutes, and written comments may be submitted to the City Clerk. Special instructions for public 

comments will be provided at the meeting if a public hearing or quasi-judicial matter is scheduled on the agenda.

I. CALL TO ORDER

II. PLEDGE OF ALLEGIANCE

III. ROLL CALL

IV. PUBLIC COMMENTS

V. CONSENT AGENDA

Approve the minutes of the February 16, 2016 Camas City Council Meeting and the Workshop 

minutes of February 16, 2016.

A.

February 16, 2016 Camas City Council Regular Minutes - Draft.pdf

February 16, 2016 Camas City Council Workshop Minutes - Draft.pdf

Approve the claim checks as approved by the Finance Committee.B.

Authorize the write-off of two unpaid final utility accounts in the amount of $557.52. This 

amount represents outstanding water, sewer, garbage, recycling and storm water charges left 

unpaid by previous property owners. (Submitted by Pam O'Brien)

C.

Authorize the Mayor to sign the professional services contract with Gray & Osborne, Inc. for 

preparation of a Spill Control Plan for the Wastewater Treatment Plant in the amount of 

$5,200. (Submitted by Sam Adams)

D.

Gray & Osborne, Inc. Spill Control Plan Contract

Authorize the Mayor to sign the Septic Tank Easement and Use Agreement with Parker 

Village, LLC for access, maintenance, operation and repairs to the community residential 

sewer tank located on the commercial lot in the Parker Village Subdivision. (Submitted by 

James Carothers)

E.

Parker Village STEP Tank Easement and Use Agreement
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Authorize the Engineering Manager to sign the Professional Services Agreement with HDJ 

Design Group, PLLC for environmental documentation, permitting and design for Project 

SS-612C1 Forest Home Road Slide Repair in an amount not to exceed $95,483.05. The 

Stormwater Fund will cover the cost of this work and staff will pursue Federal Emergency 

Relief Administration (FERA) funds for up to 86.5% of the total cost of remedial design and 

construction. (Submitted by James Carothers)

F.

NW Forest Home Road Slide Repair Agreement

Authorize the release of retainage for Project WS-741 2014 STEP/STEF Tank Pumping in the 

amount of $3,062.52 to AAA Septic Service. All city and state project documentation has been 

received and verified. (Submitted by James Carothers)

G.

2014 Tank Pumping Final Pay Estimate

Award the 2016 STEP/STEF Tank Pumping Project WS-763 to Haag & Shaw, Inc. in the 

amount of $87,722.70. STEP/STEF pumping and maintenance costs were an approved 

expense from a budget decision package allocated at $100,000 annually in the 2015-2016 

Budget and those funds are available to complete this work. (Submitted by Sam Adams)

H.

Haag & Shaw Inc. STEP Pump Quote

2016 STEP/STEF (WS-763) Bid Tabs

NOTE:  Any item on the Consent Agenda may be removed from the Consent Agenda for general discussion or 

action.

VI. NON-AGENDA ITEMS

StaffA.

CouncilB.

VII. MAYOR

AnnouncementsA.

VIII. MEETING ITEMS

Plat Alteration of 7th Avenue Townhomes (File No. PlatAlt15-01)

Details:  7th Avenue Townhomes Subdivision is located at 722 NW 7th Avenue near the 

intersection of NW 7th Avenue and NW Greeley Street. A plat alteration to allow a triplex 

development on one lot was approved with conditions at a public hearing before Council on 

August 17, 2015. Council required that a revised final plat drawing be submitted for approval 

that is consistent with the conditions of the plat alteration decision (File Numbers PlatAlt15-01 

and SUB06-10). 

Presenter:  Phil Bourquin, Community Development Director

A.

Recommended Action:  Staff recommends that Council move to approve the Final 

Plat of 7th Avenue Townhomes (File number PlatAlt15-01). 

Staff Report for 7th Avenue Plat Alteration

7th Ave Townhomes Plat Alteration (2016)

7th Avenue Townhomes Bid
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Parklands at Camas Meadows Mixed Use Plan Development (MXPD) Overlay Zone

Details:  Parklands at Camas Meadows, LLC request to apply an MXPD Overlay Zone to 

approximately 15.5 acres of land currently zoned Business Park (BP). The Planning 

Commission held a public hearing to consider the request on January 27, 2016, and has 

forwarded to Council a unanimous recommendation to approve the MXPD Overlay request.

Presenter:  Phil Bourquin, Community Development Director

B.

Recommended Action:  Staff recommends Council move to approve the MXPD 

Overly Zone request based upon the record of the Planning Commission and direct 

the City Attorney to draft an ordinance to be placed on the March 21, 2016 Regular 

Agenda for Council's consideration.

ZC15-01Staff Report Planning Commission

Planning Commission Parklands Presentation Applicant

Planning Commission Exhibit List Parklands MXPD

Exhibit 01 Application and Narrative

Exhibit 02 Parklands Neighborhood Aerial Map

Exhibit 03 MXPD Overlay Map

Exhibit 04 MXPD Overlay Aerial Map

Exhibit 05 The Archery Three Boards

Exhibit 06 Workman letter

Exhibit 07 M Walker Letter

Exhibit 08 A Walker Letter

Exhibit 09 Dearborn Letter

Exhibit 10 Cowlitz Comment

Exhibit 11 Johnson Comment

Exhibit 12 DuBois Comment

Exhibit 13 Tearney Comment

Exhibit 14 Ecology Comment

Exhibit 15 Melissa Castle Comment

Exhibit 16 Mark Castle Comment

Exhibit 17 Harnish Comment

Exhibit 18 Robert Miner Photos

Exhibit 19 Applicants Presentation

Notice of Public Hearing Planning Commission

Parklands at Camas Meadows Development Agreement and Master Plan 

Details:  Public Hearing to consider a Development Agreement and Master Plan under Camas 

Municipal Code (CMC), Chapter 18.22 Mixed Use Plan Development.

Presenter:  Phil Bourquin, Community Development Director

C.

Recommended Action:  Conduct a public hearing to consider the proposed 

Development Agreement and Master Plan. Staff recommends Council move to 

approve the Development Agreement and Master Plan and direct the City Attorney 

to draft a resolution to be placed on the March 21, 2016 Regular Agenda for 

Council's consideration.
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Staff Report Parklands Master Plan and DA

Development Agreement 030716

Master Plan Parklands Development Agreement Exhibit D

Notice of Hearing 030716

Carl Wilson Letter 040116

Gary Knopp Comment

J Tearney Comment

Ordinance No. 16-001 Adopting a New Chapter of the Camas Municipal Code (CMC) Relating 

to Clearing and Grading                      

Details:  City staff prepared a new title for the CMC Chapter 15.50 relating to the permitting of 

clearing and grading activity. The Planning Commission held a public hearing on January 27, 

2016.  The Planning Commission carries a recommendation of approval for the attached 

ordinance.  

Presenter:  Robert Maul, Planning Manager

D.

Recommended Action:  Staff recommends that Council conduct a public hearing, 

deliberate and move to approve Ordinance No. 16-001 adopting a new Chapter 

15.50 of the Camas Municipal Code, relating to the permitting of clearing and 

grading activity.

Ordinance No. 16-001 Adopting a New Chapter 15 50 of the CMC

Clearing and Grading - Exhibit A

Staff Report Public Hearing

Washington State Department of Ecology Comments

Cowlitz Inadvertent Discovery Language / Comments

Cultural Resource Protection Laws

Resolution No. 16-004 Setting the Speed Limit on Public Streets Within the 2015 Annexed 

Areas

Details:  Portions of Brady Road and SW 6th Avenue, also known as the Old Evergreen 

Highway, were annexed into Camas in 2015. Upon engineering investigation, staff finds that 

the county-posted speed limit of 40 miles per hour on both roads is adequate. This resolution 

formalizes the adoption of the currently posted speed limits on these roadways. 

Presenter:  James Carothers, Engineering Manager

E.

Recommended Action:  Staff recommends that Council move to adopt Resolution 

No. 16-004 setting the speed limit on public streets within the 2015 annexed areas.

Resolution No. 16-004 Brady Road and SW 6th Avenue Speed Limit

IX. PUBLIC COMMENTS

X. ADJOURNMENT

NOTE:  The City welcomes participation of its citizens in the public meeting process. Effort will be made to ensure 

anyone with special needs can participate. For more information call 360.834.6864.
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City Municipal Center, 616 NE 4th Avenue

Tuesday, February 16, 2016, 7:00 PM

CITY COUNCIL REGULAR MEETING MINUTES - DRAFT

I. CALL TO ORDER

Mayor Scott Higgins called the meeting to order at 7:00 p.m.

II. PLEDGE OF ALLEGIANCE

III. ROLL CALL

Greg Anderson, Bonnie Carter, Don Chaney, Tim Hazen, Steve Hogan, Melissa 

Smith and Shannon Turk

Present:

Staff:  Bernie Bacon, Phil Bourquin, Pete Capell, Jennifer Gorsuch, Cathy Huber 

Nickerson, Heather Rowley, David Schultz, Steve Wall and Alicia Pacheco (intern)

Press:  No one from the press was present

IV. PUBLIC COMMENTS

No one from the public wished to speak.

V. CONSENT AGENDA

Mayor Higgins requested item H. Contract for Janitorial Services with S&S Janitorial be 

removed from the consent agenda for further discussion. The item was removed.

A. Approved the minutes of the January 29 and 30, 2016 City of Camas Annual Planning 

Conference and the January 30, 2016 Special Council Meeting.

January 29, 2016 Camas City Council Planning Conference Minutes 

-Draft

January 30, 2016 Camas City Council Planning Conference Minutes 

-Draft

January 30, 2016 Camas City Council Special Meeting Minutes - 

Draft

B. Approved claim checks numbered 128674-128802 in the amount of $918,745.52.

C. Authorized the write-off of the January 2016 Emergency Medical Services (EMS) billings in 

the amount of $63,675.00. This is the monthly uncollectable balance of Medicare and 

Medicaid accounts that are not collectable after receiving payments from Medicare, Medicaid 

and secondary insurance. (Submitted by Pam O'Brien)

D. Approved the write-off of accounts receivable invoices in the amount of $14,171.27. This 

amount represents fourteen unpaid invoices from 1998-2014 in which the City has exhausted 

all means of collection. A majority of the invoices are for damage to City property such as 

telephone poles, guard rails, etc. (Submitted by Pam O'Brien)
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E. Authorized Pay Estimate No. 7 to McDonald Excavating, Inc. for Project WS-714 STEP 

Sewer Transmission Main in the amount of $127,844.79 for work through January 31, 2016. 

This project is funded through a Public Works Trust Fund (PWTF) Loan. (Submitted by 

James Carothers)

Sewer Transmission Main Pay Estimate 7

F. Authorized Pay Estimate No. 8 to Rotschy, Inc. for Project WS-709C Slow Sand Water 

Treatment Plant in the amount of $312,500.85 for work through January 31, 2016. This 

project is funded by a Drinking Water State Revolving Fund (SRF) Loan through the 

Washington State Department of Health. (Submitted by James Carothers)

Water Treatment Plant Pay Estimate 8

G. Authorized Pay Estimate No. 9 to AAA Septic Service for Project WS-748 STEP/STEF Tank 

Pumping in the amount of $7,440.46 for work through January 31, 2016. This project 

provides for on-going pumping of STEP and STEF tanks throughout Camas and is funded by 

the Water/Sewer Fund. (Submitted by James Carothers)

STEP Tank Pumping Pay Estimate 9

It was moved by Council Member Smith, seconded by Council Member Carter, to 

approve the Consent Agenda. The motion carried unanimously.

VI. ITEMS REMOVED FROM CONSENT AGENDA

During the February 16, 2016 Council Workshop meeting, Capell stated that Chief Lackey 

recommended the contract be amended in Section 4. Background Check, to include an 

item 4. Local background check (City of Camas). Council agreed.

A. Authorized the Mayor to sign the Contract for Janitorial Services with S&S Janitorial, which 

provides for janitorial services for all City of Camas buildings beginning March 1, 2016, 

ending December 31, 2019.

Contract for Janitorial Services with S&S Janitorial

It was moved by Council Member Smith, seconded by Council Member Anderson, to 

authorize the Mayor to sign the contract for janitorial services with S&S Janitorial 

with the added local background check by the Camas Police Department. The 

motion carried unanimously.

VII. NON-AGENDA ITEMS

A. Staff

There were no comments from staff.

B. Council

Chaney commented about the Camas School District 2016 School Bond.
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VIII. MAYOR

A. Announcements

There were no announcements from Mayor Higgins.

B. Mayor's Volunteer Spirit Award

021616 Bill and Sherri Smith.pdf

Mayor Higgins presented Bill and Sherri Smith with a Volunteer Spirit Award.

IX. MEETING ITEMS

There were no Regular Meeting items.

X. PUBLIC COMMENTS

No one from the public wished to speak.

XI. EXECUTIVE SESSION

A. Property Acquisition

The meeting recessed at 7:08 p.m. for discussion about property acquisition. No further 

action will be taken. The meeting reconvened at 7:28 p.m.

XII. ADJOURNMENT

The meeting adjourned at 7:28 p.m.

NOTE:  The City welcomes the participation of all citizens in the public meeting process. Effort will be made to 

ensure anyone with special needs can participate. For more information, call 360.834.6864.
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City Municipal Center, 616 NE 4th Avenue

Tuesday, February 16, 2016, 4:30 PM

CITY COUNCIL WORKSHOP MEETING MINUTES - DRAFT

I. CALL TO ORDER

Mayor Scott Higgins called the meeting to order at 4:30 p.m.

II. ROLL CALL

Greg Anderson, Bonnie Carter, Don Chaney, Tim Hazen, Steve Hogan, Melissa 

Smith and Shannon Turk

Present:

Staff:  Sam Adams, Bernie Bacon, Pete Capell, James Carothers, Jennifer Gorsuch, Cathy 

Huber Nickerson, Mitch Lackey, Leona Langlois, Robert Maul, Heather Rowley, Nick 

Swinhart, Steve Wall and Alicia Pacheco (intern)

Press: Adam Brice, The Columbian

III. PUBLIC COMMENTS

Cal Stone, 3802 NW 27th Ave, Camas, commented about the Brady Road Street 

Improvements Project and City Administrator Pete Capell responded.

IV. WORKSHOP TOPICS

A. Waste Connections Annual Report

Details:  Scott Campbell provided Council and the public a summary of the Waste 

Connections Annual Report.

Presenter:  Scott Campbell, Waste Connections, Inc.

Waste Connections Annual Report

B. City of Camas 2015 Financial Review

Details:  The presentation included the City's 2015 financial highlights, which contained 

budget to actuals, investment portfolio performance, debt proceeds status, and the outlook 

for 2016.  

Presenter:  Cathy Huber Nickerson, Finance Director

Financial Performance 2015 4th Quarter

Huber Nickerson summarized the Financial Review presentation.

C. Parker Village Septic Tank Easement and Use Agreement

Details:  The City of Camas maintains residential community septic tanks that are part of the 

City system. Parker Village has a large community tank for the high density residential lots. 

Parker Village also has one larger commercial lot at the lowest elevation of the Parker Village 

site. The developer has accordingly placed the community septic tank on the commercial lot. 
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This Septic Tank Easement and Use Agreement provides for the encroachment of the City 

for excavation, inspection, maintenance, operation, repair and replacement of the septic tank 

located on the commercial lot.

Presenter:  James Carothers, Engineering Manager

Parker Village Tank Agreement

This item will be placed on the March 7, 2016 Consent Agenda for Council's consideration.

D. Brady Road and Evergreen Highway Speed Limits

Details:  In 2015, portions of Brady Road and the old Evergreen Highway were annexed into 

Camas. These portions of roadway previously fell under Clark County jurisdiction. Both 

roadways have posted speeds of 40 miles per hour. The Revised Code of Washington 

(RCW) Chapter 46.61.400 states that the basic rule for the maximum speed on city streets is 

25 miles per hour. Per RCW 46.61.415, local speed limits may be altered based on 

engineering and traffic investigation. Engineering staff investigated speeds and recent 

collisions along these segments of the corridor. Staff finds that, based on a limited number of 

collisions and current travel speeds, the 40 mile per hour posted speeds are appropriate for 

both Brady Road and the old Evergreen Highway. Staff recommended that Council formally 

adopt the current posted speeds by resolution.

Presenter:  James Carothers, Engineering Manager

2015 Brady Road & Evergreen Highway Annexation Map

Council directed the City Attorney to draft a resolution to be placed on the March 7, 2016 

Regular Meeting Agenda for Council's consideration.

E. Wastewater Treatment Plant Spill Control Plan Consultant Contract

Details:  As a requirement of the City's Wastewater Treatment Plant's National Pollutant 

Discharge Elimination System (NPDES) Waste Discharge Permit, the City must prepare a 

Spill Control Plan (Plan) for the facility. The Plan must address prevention, containment and 

spill response. Gray and Osborne, Inc. has submitted a scope of work to complete the Plan 

for an amount not-to-exceed $5,200. Sewer funds are available to complete this project.

Presenter:  Sam Adams, Utilities Manager

Wastewater Treatment Plant Spill Control Plan

This item will be placed on the March 7, 2016 Consent Agenda for Council's consideration.

F. Public Works Miscellaneous and Updates

Details:  This is a placeholder for miscellaneous or emergent items.

Presenter:  Steve Wall, Public Works Director

Wall updated Council about the Lacamas Lane and Forest Home Road slides. He also 

commented about upcoming projects going out to bid; the Light Emitting Diode (LED) 

project, as well as overall street lighting throughout the City. Wall commented that staff will 

be bringing more information to future meetings regarding the North Urban Growth Area 

(NUGA) Sewer Transmission Main Project.

G. Plat Alteration of 7th Avenue Townhomes (File No. PlatAlt15-01)

Details:  7th Avenue Townhomes Subdivision is located at 722 NW 7th Avenue near the 

intersection of NW 7th Avenue and NW Greeley Street. Council approved the final plat for 11 
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lots on March 2, 2015. The plat alteration, to allow a triplex development on one lot, was 

approved at a public hearing before Council on August 17, 2015. Council required that a final 

plat drawing be submitted for approval, which is consistent with Council's decision and 

associated conditions of approval of the plat alteration (File Numbers PlatAlt15-01 and 

SUB06-10). 

Presenter:  Phil Bourquin, Community Development Director

Staff Report for 7th Avenue Plat Alteration

7th Ave Townhomes Plat Alteration (2016)

7th Avenue Townhomes Bid

This item will be placed on the March 7, 2016 Regular Meeting Agenda for Council's 

consideration.

H. Clearing and Grading Ordinance 

Details:  Staff recommended an additional chapter to Title 15 of the Camas Municipal Code 

(CMC) regarding clearing and grading activities. 

Presenter:  Phil Bourquin, Community Development Director

Clearing and Grading Draft Code

Clearing and Grading Code Staff Report

A public hearing will be scheduled for March 7, 2016, to consider an ordinance to add an 

additional chapter to Title 15 of the Camas Municipal Code (CMC) regarding clearing and 

grading activities.

I. Parklands at Camas Meadows Development Agreement and Master Plan

Details:  Staff recommended scheduling a public hearing date of March 7, 2016, for 

consideration of a Development Agreement and Master Plan.

Presenter:  Phil Bourquin, Community Development Director

Parklands at Camas Meadows MXPD Overlay, Master Plan & 

Development Agreement

This item will be placed on the March 7, 2016 Regular Council Meeting Agenda for 

Council's consideration, following a public hearing.

J. Parklands at Camas Meadows Overlay Zone Request to Mixed Use Planned Development 

(MXPD)

Details:  Staff recommended scheduling a closed record meeting for March 7, 2016, to 

consider a request for a zone change to apply an MXPD Overlay to property currently zoned 

Business Park

Presenter:  Phil Bourquin, Community Development Director
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Staff Report - Parklands at Camas Meadows MXPD Overlay

Exhibit List Parklands MXPD

Exhibit 01 Application and Narrative

Exhibit 02 Parklands Neighborhood Aerial Map

Exhibit 03 MXPD Overlay Map

Exhibit 04 MXPD Overlay Aerial Map

Exhibit 05 The Archery Three Boards

Exhibit 06 Workman letter

Exhibit 07 M Walker Letter

Exhibit 08 A Walker Letter

Exhibit 09 Dearborn Letter

Exhibit 10 Cowlitz Comment

Exhibit 11 Johnson Comment

Exhibit 12 DuBois Comment

Exhibit 13 Tearney Comment

Exhibit 14 Ecology Comment

Exhibit 15 Melissa Castle Comment

Exhibit 16 Mark Castle Comment

Exhibit 17 Harnish Comment

Exhibit 18 Robert Miner Photos

Exhibit 19 Applicants Presentation

Exhibit 20 Gary Knopp Comment

Exhibit 21 J Tearney Comment

Exhibit 22 Notice of Public Hearing Planning Commission - Copy

This item will be placed on the March 7, 2016 Regular Council Meeting Agenda for 

Council's consideration in a closed record meeting.

K. Community Development Miscellaneous and Updates

Details:  This is a placeholder for miscellaneous or emergent items.

Presenter: Phil Bourquin, Community Development Director

Bourquin commented about the recent Bonneville Power Administration’s (BPA) release of 

an Environmental Impact Statement (EIS) and clarified that the EIS was not a decision to 

build. Bourquin recommended the City continue to work through appropriate counsel to 

review the EIS and provide written comments directly to BPA, prior to a record of decision 

being issued.

L. Janitorial Contract for Services

Details:  The City of Camas issued a Request for Quotes for City-wide janitorial services. 

Three quotes were received and reviewed; staff provided an overview supporting which 

contractor was selected.

Presenter:  Pete Capell, City Administrator
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Janitorial Memo

Contract for Janitorial Service with S&S Janitorial

This item was amended and included on the February 16, 2016 Consent Agenda for 

Council's consideration.

M. City Administrator Miscellaneous Updates and Scheduling

Details:  This is a placeholder for miscellaneous or scheduling items.

Presenter:  Pete Capell, City Administrator 

Capell informed Council about Emergency Management Training on May 26, 2016 at 

Lacamas Lodge.

V. COUNCIL COMMENTS AND REPORTS

Anderson and Hogan commented about the Annual Planning Conference. 

Anderson updated Council about C-TRAN's Service Change Concepts project, their Rapid 

Transit System project and distributed C-TRAN's The Vine Construction Update newsletter. 

He stated he will be attending the East County Fire and Rescue (ECFR) meeting and an 

Economic Development meeting this week.

Chaney, Hazen and Hogan commented about the Downtown Camas Association's (DCA) 

recent downtown video series. 

Chaney commented about the Comcast Franchise Agreement.

Hazen commented about his work schedule.

Hogan stated he will be attending the upcoming Camas-Washougal Economic 

Development Association (CWEDA) meeting.

Carter attended the Library Board of Trustees meeting and will be attending the Planning 

Commission meeting this week. She commented about the Best of Clark County voting.

Turk attended a Jurassic Parliament training and commented about Sister Cities activities. 

Mayor commented about economic development in the City.

VI. PUBLIC COMMENTS

Cal Stone, 3802 NW 27th Ave, Camas, commented about the City's parks and trails, and 

thanked Council and staff for the additional street lights on Pacific Rim Boulevard.

VII. ADJOURNMENT

The meeting adjourned at 5:45 p.m.

NOTE:  The City of Camas welcomes and encourages the participation of all of its citizens in the public meeting 

process. A special effort will be made to ensure that a person with special needs has the opportunity to 

participate. For more information, please call 360.834.6864.
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HDJ Design Group, PLLC

314 W. 15th Street

601-631-442 91-1097492

12/31/16

Forest Home Road Slide Repair

Design engineering, environmental process, public involvement process and other related Architectural and
Engineering services for the Forest Home Road Slide Project. Professional services will include land surveying,
geotechnical evaluation, structural design, environmental documentation & permits, civil design and utility
coordination. Additionally, project coordination and required federal documentation will be performed.

$95,483.05
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CITY OF CAMAS, WASHINGTON

Scope of Work
Forest Home Road Slide – Phase 1

City of Camas Project SS-612C1

The Standard WSDOT Local Agency Consultant Agreement is amended and supplemented to include the
following provisions regarding the Scope of Services.

INTRODUCTION

HDJ Design Group and their Consultant team have been selected by the City of Camas to perform design
engineering, environmental process, public involvement process and other related Architectural and
Engineering services for the Forest Home Road Slide Project. Professional services will include land
surveying, geotechnical evaluation, structural design, environmental documentation & permits, civil
design and utility coordination. Additionally, project coordination and required federal documentation
will be performed.

The project team includes:
· Apex Engineering – Geotechnical exploration
· Aptum Inc. – Structural design
· Normandeau Associates - environmental review and documentation
· Archaeological Investigations Northwest (AINW) – cultural resources documentation
· Epic Land Solutions – right-of-way acquisition

The Forest Home Road Slide Project is federally funded and is intended to address slide repair issues in
the project area.

The  City  of  Camas  is  anticipating  that  environmental  assessment  for  this  Project  will  result  in
“Documented Categorical Exclusion (DCE)” for the National Environmental Policy Act (NEPA) and a “No
Effect”  ESA Determination.   A  Joint  Aquatic  Resource Permit  Application (JARPA)  will  be  completed to
address environmental impacts. A City Critical Areas Ordinance and a State Environmental Policy Act
(SEPA) checklist shall be prepared for the Project. Also the Consultant shall prepare the National Pollutant
Discharge Elimination System (NPDES) application and Storm Water Pollution Prevention (SWPP) Plan for
the Project.

PROJECT DESCRIPTION/BACKGROUND

Forest Home Road is classified as a 2-Lane Minor Arterial on the City of Camas Arterial Map. The existing
roadway consists of two lanes with no shoulder, pedestrian or bicycle facilities. A slide occurred between
approximately MP 0.6 and MP 0.7 on the southerly side of the road. The road is currently closed to all
traffic.

hashk
Text Box
Exhibit A
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SCOPE OF WORK

TASK 1:  PROJECT MANAGEMENT AND ADMINISTRATION

HDJ shall oversee project tasks and coordinate with City representatives to manage the scope, schedule
and budget for the design engineering phase.

Subtask 1.1 – Contract Administration, Invoicing, and Progress Reports

· Prepare and submit monthly invoices. Each invoice will include: date period covered by invoice,
number of hours worked during the billing period with billing rates shown; expenses and associated
mark-ups; total cost for labor and expenses for the billing period; subconsultants fees including
markups for the billing period; and a total amount summarizing labor, expenses, and subconsultant
fees.  The only markup for subconsultants will be for the B&O Tax no additional markup will be
included in the billing by HDJ.

· Prepare a Contract Summary Report to accompany the monthly invoices.  The Contract Summary
Report will list each invoice as well as current invoice with an itemized summary of invoice numbers,
dates, and amounts billed for labor, expenses, and subconsultants as well as total amounts for each
invoice.  The Contract Summary Report will  also list the total amount billed to date, total amount
remaining under contract, and contract expiration date.

· Prepare a brief Project Status Report to accompany the monthly invoices. The Project Status Report
will include: date period covered by Status Report, brief summary of work performed during the billing
period, a notice to CITY raising any issues or concerns that could require a contract
amendment/supplement, a brief summary of completed and/or upcoming project milestones, and
action items needed from CITY for project delivery. Consultant shall monitor the status of the budget
and take corrective actions to correct undesirable budget trends involving the CITY if scope is
impacted.

· Maintain project documentation including a design memorandum, design criteria matrix and design
decisions. Provide copies of project files and records to the CITY for audits and public information
requests.  Final submittal documents shall be provided in electronic format.

Deliverables
· Monthly invoices, Contract Summary Reports, and Project Status Reports.
· Project Documentation, upon request

Subtask 1.2 – Meetings

This item includes the preparing for and facilitating regular meetings to successfully complete the project.

· The Consultant shall schedule Project team meetings and prepare meeting agendas. This includes a
Project kick-off meeting, monthly progress meetings with City staff, and coordination meetings.
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· The Consultant shall organize and hold Project meetings with key Project team members, as well as
representatives from the City of Camas and other agencies, as needed. These meetings shall have
specific agendas addressing and resolving Project issues as they are encountered.

Deliverables
· Meeting Agendas and Meeting Summaries delivered within 5 working days of the meeting

Subtask 1.3 – Management, Coordination, and Direction

· The Consultant shall provide management, coordination, and direction to the Project team in order
to complete the project on time and within budget. The City fosters a partnership approach of all
stakeholders in the Project. The Consultant shall integrate this strategy into the overall management
approach.

· The Consultant shall establish a quality management program and designate responsibility for review
of technical work and other deliverable products.

· The Consultant shall prepare and maintain a project design schedule. The schedule shall identify
CONSULTANT tasks, major milestones and deliverables, and items provided by CITY and other
consultants. The schedule shall be updated every month or as circumstances require.

· The Consultant shall coordinate Consultant tasks and activities with the City. This shall include using
monthly meetings to plan and coordinate upcoming activities.

· The Consultant shall coordinate with private and public utilities, including power, phone, cable, gas
and other utilities.

· The Consultant shall coordinate with property owners adjacent to the Project who will be affected by
the roadway design. Prior approval from the City’s Project Manager will be required before any
contact with neighborhood associations or private property owners occurs.

⩥ Deliverables
· Project Schedule & Schedule Updates
· Summary notes of coordination efforts

Subtask 1.4 – Coordination with WSDOT and FHWA

· The Consultant shall coordinate with Washington State Department of Transportation (Local
Programs Office), and FHWA.

· Prepare Detailed Damage Inspection Report including a betterment justification memo. Provide
copies to the CITY for submittal to WSDOT.

· Prepare LA Prospectus and Agreement. Provide copies to the CITY for submittal to WSDOT.
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⩥ Deliverables
· Coordination meeting agendas and meeting summaries.
· Detailed Damage Inspection Report with a betterment justification memo.
· LA Prospectus and Agreement

TASK 2: DATA COLLECTION

HDJ will perform topographic surveying and data collection services to include the following:

Subtask 2.1: Surveying

· Establish a control network throughout the project limits based on the Clark County horizontal and
vertical datum (NAD 83/91 & NGDV 29/47).

· Conduct research of existing records for information on deeds, surveys, plats, road rights-of-way and
easements along the project corridor.

· The survey field crew will collect data (property corners, right-of-way/centerline monuments, control
and physical boundary/right-of-way features) in the project area and relevant to the project site. The
project surveyor will then review research and field data and determine the right-of-way location.

· Perform topographic survey along project corridor (200' above and below the slide zone, north back
of ditch to 10‘south of the creek bottom). HDJ will conduct research of existing records for information
on available as-built and utility maps, call one-call utility locates and then field survey existing above
ground features  (i.e.  edge of  pavement,  curbs,  sidewalks,  buildings,  trees,  utilities,  etc.)  as  well  as
elevations. Additional surveying to locate wetland flagging.

· Prepare legal descriptions and exhibits for right-of-way acquisition and easement takes. It is assumed
that there will be approximately 2 legal/exhibits to prepare

· Prepare surface model reflecting collected topographic survey and breaklines.

Subtask 2.2: Base Map

· Upon completion of topographic survey and development of surface model, HDJ will prepare an
existing conditions base map showing mapped features and utilities collected from both survey and
as-built plans.

· Consultant shall coordinate with City staff regarding drafting standards and conventions.

Subtask 2.3: Site Visits

· Consultant will conduct site visits to verify design fits field conditions.
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Subtask 2.4: Project Photos

· Consultant will conduct site visits, take project photos of each property along the corridor and conduct
field verification of survey data represented in project base map. Consultant will use photographs to
document pre-project conditions.

Deliverables
· Topographic Survey
· Surface Model
· Base map
· Legal Descriptions and Exhibits
· Project Photos
· Right of way plans

TASK 3:  GEOTECHNICAL

Subtask 3 – Geotechnical Engineering

This task includes completing a geotechnical evaluation for the design of a landslide repair
scheme.  It includes working with the Design Team and City staff to design a revetment that will
stabilize the roadway embankment while maintaining the current creek channel.

The purpose of this study would be to assist the design team in developing a repair for the
landslide.  The key geotechnical issues associated with the project will include:  an investigation
of any potential geologic hazards associated with the project site, evaluating the subsurface soil
and groundwater conditions, and providing design recommendations for a repair system to
stabilize the slope.

· Complete a review of existing geotechnical and geological information available.  This
review will include published geology maps, NRCS soil surveys, and past geotechnical
reports for the area.

· Complete a detailed geologic reconnaissance of the site.  An Engineering Geologist will
walk available portions of the site to observe surface manifestations of geotechnically
related issues and underlying geology.  The reconnaissance will include the condition of
surface improvements (evidence of past settlement or failure), surface vegetation,
surface fills, soil exposures, springs or seeps, soft ground, and evidence of slope
movement.

· Mark the proposed exploration locations in the field in order to complete the necessary
utility location activities.

· Complete three drilled borings evaluate subsurface conditions throughout the landslide
area.  Borings will be completed within the roadway as the slope is too steep to allow for
drill rig access.
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o The borings will each penetrate a minimum of five feet into the underlying
Troutdale formation.

o Samples will be collected and transported to the office for further classification
and testing.

o Borings will be backfilled in accordance with WSDOE regulations.  The
pavement surface will be patched with cold patch.

· Maintain a log of the soils encountered in the explorations and collect soil samples for
laboratory testing.

· Select samples will be transported to a subcontract laboratory.  A suite of classification
and strength tests will be completed to develop information for use in the stability model.

· Complete computerized slope stability analyses using the program SLOPE/W.  A statistical
analysis of all assumed parameters will be included.  The slope stability analysis will be
used to develop a preferred repair methodology and to determine the type, size, and
location of the repair.

· Prepare and submit a draft geotechnical report for the project.  The report will contain
the following:

o Detailed logs of subsurface explorations.
o Site plans indicating the exploration locations and relevant features as well as

interpreted geology.
o Laboratory testing results.
o Comprehensive descriptions of the subsurface conditions prepared by an

Engineering Geologist.
o Description of and results of the stability analysis.
o Preliminary recommendations for the design of the slope repair.

· Consult with the design team to develop the final design.
· Subsequent to the completion of the design process, a final geotechnical report

incorporating requested changes/updates from the project team’s review of the draft
report will be prepared.

· Coordinate geotechnical tasks with other design tasks
· Attendance at up to two project meetings

Assumptions
The above scope of work is based upon the following assumptions:

· The roadway will remain closed and as such, traffic control will not be necessary.
· Field work will be performed during daylight hours.
· The City will issue a street use permit at no cost to the Consultant.

Deliverables
· Draft geotechnical report (electronic PDF copy)
· Final geotechnical report (electronic PDF copy and up to 5 hard copies)
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TASK 4: ENVIRONMENTAL

TASK 4.1 Stream and Wetland Field Review and Report
Phase 1 Scope

The small stream and any associated wetlands at the toe of the slide need to be identified and
demarcated to facilitate project design and reviewed for potential project impacts to Waters of the
U.S. Thus Normandeau will:

· Flag the OHWM of the stream and limits of associated wetlands beyond the OHWM.
Flagging will extend approximately 100 feet beyond either edge of the current slide.

· Conduct office work and field work to complete a preliminary functional assessment and
rating of wetlands, if present, according to Washington State Department of Ecology’s
(Ecology’s) Wetland Rating System (2014).

Assumptions:

· Demarcating of the OHWM will follow Determining the Ordinary High Water Mark on
Streams in Washington State, March 2010 Second Review Draft, Ecology Publication  08-
06-001.

· The Regional Supplement to the US Army Corps of Engineers (USACE) Wetland
Delineation Manual: Western Mountains, Valleys, and Coast Region, ver. 2.0 (2010) will
be followed.

· Normandeau will coordinate with HDJ to survey the location of OHWM and wetland
flags in the field.

Deliverables:

· Sketch map of flagging to HDJ for survey.

TASK 4.2 Joint Aquatic Resources Permit Application (JARPA) and Clean Water Act (CWA)
Compliance
Phase 1 Scope

During Phase 1, the consultant team will coordinate with agency and City staff regarding project
design/goals and issuance of a permit under CWA §404 and certification by Ecology under CWA
§401. For Phase 1 Normandeau will:

· Coordinate with consultant, City, and USACE Seattle District environmental staff
(presumably Mr. David Martin) to request an office visit to present and discuss the
project.

· Attend an office visit with USACE in Seattle (and Ecology staff if they elect to attend) to
review the project and discuss concerns or recommendations agency staff may have
regarding issuance of authorizations under the CWA.
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Assumptions:

· Engineering drawings, Best Management Practices, and related design and construction
information will be provided by others.

· The project will meet Ecology’s §401 General Conditions and thus be Certified under
Nationwide Permit (NWP) 14.

Deliverables:

· Attend an office visit with USACE staff (not to exceed 8 hours including prep, travel,
and meeting time).

TASK 4.3 Washington Department of Fish & Wildlife (WDFW) Hydraulic Project Approval
(HPA)
Phase 1 Scope

The project will require construction activity below the OHWM and thus review for potential
impacts to Waters of the State by WDFW. For Phase 1 Normandeau will:

· Coordinate with consultant, City, and WDFW staff to request an office visit to present
and discuss the project.

· Attend an office meeting with WDFW staff to review project and discuss concerns or
recommendations agency staff may have regarding the project.

Assumptions:

· OHWM demarcation is acceptable to WDFW.

· No resident fish are either present in the stream or of concern to WDFW.
Deliverables:

· Attend an office visit with WDFW staff (not to exceed 4 hours including prep, travel,
and meeting time).

TASK 4.4 National Environmental Policy Act (NEPA) Compliance
Phase 1 Scope

Based on the apparent limited impacts and required design/construction activities, this project
will require a NEPA Categorical Exclusion (CE) Documentation form and follow related
Washington State Department of Transportation (WSDOT) Highway & Local Programs (H&LP)
procedures. Thus documentation based on supporting technical information will be prepared in
accordance with FHWA regulations and WSDOT Environmental Procedures Manual. For Phase
1 Normandeau will:

· Attend an office meeting with WSDOT environmental staff to review project and discuss
concerns or recommendations agency staff may have regarding the project.

· Normandeau will prepare a preliminary CE Documentation form, coordinate with agency
and City staff, and submit the CE Documentation form and supporting documents to
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WSDOT. Part 4 of the CE Documentation form has Environmental Considerations that
are to be addressed as follows:

1. Air Quality: None.
2. Critical/Sensitive Areas: Addressed based on GIS database and Sole Source

Aquifer checklist for aquifers, GIS database and geotechnical report for
geological hazards, Endangered Species Act (ESA) analysis for listed species,
and the WDFW database.

3. Cultural Resources/Historic Structures: Addressed based on cultural
determination.

4. Floodplains and Floodways: None.
5. Hazardous and Problem Waste: Addressed based on HDJ hazardous materials

research and memorandum.
6. Noise: None.
7. Parks, Recreation Areas, Wildlife Refuges, Historic Properties, Wild and

Scenic Rivers/Scenic Byways, or 4 (f)/6 (f): Addressed based on cultural
resource determination or none.

8. Agricultural Lands: None.
9. Rivers, Streams, or Tidal Waters: Addressed based on resource agency

database information.
10. Tribal Lands: Addressed based on cultural resource determination.
11. Visual Quality: Assumed no change in roadside classification, thus not

applicable.
12. Water Quality/Storm Water: Addressed based on HDJ stormwater design.
13. Previous Environmental Commitments: Assumed none, but if there are any

commitments, the City will provide description of commitments.
14. Environmental Justice (EJ): Extent of effort depends upon ROW purchase.

Assumptions:
· Engineering drawings, Best Management Practices, and related design and construction

information will be provided by others.

· Analysis of a detour route is not required.

· Advanced Acquisition of ROW and Environmental Justice: City may need to acquire
ROW prior to or in conjunction with NEPA review. Thus advanced purchase and
associated EJ analysis needs to be addressed.

· No formal NEPA Administrative Record or informal collection of email, faxes, maps,
calculations, project team meeting notes, public comments, public notice affidavits, final
technical reports, etc. will be prepared for the project.

Deliverables:
· Attend an office visit with WSDOT staff (not to exceed 3 hours including prep, travel,

and meeting time).
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· Preliminary NEPA analysis and incorporate into a preliminary CE Documentation
form
(One draft electronic copy to HDJ)

TASK 4.5 Endangered Species Act (ESA) Compliance
Phase 1 Scope

Normandeau will conduct database research and a field survey to identify federally listed species in
the project area. This information will be used to prepare a preliminary ESA compliance document,
presumably a No Effect Letter, addressing potential direct and indirect effects to plant, fish, and
wildlife species that are listed under the ESA. The No Effect Letter will meet the needs and
requirements of WSDOT and support JARPA submittals. For this subtask, Normandeau will:

· Research information on the location and status of special status plants, fish, and wildlife
(i.e., federally listed threatened, endangered or proposed for listing species) target
species. Information will be obtained from Washington Department of Natural
Resources (GIS database), WDFW (website), US Fish and Wildlife (website) and NOAA
Fisheries (website).

· Review literature and scientific data to determine target species distribution, habitat
needs, and other biological requirements.

· Conduct an on-site inspection of the area of potential effect to determine the likely
presence of target species and to determine whether suitable habitat exists within the
project area.

· Review and analyze the potential direct and indirect effects of the project on individuals,
populations, and their functionally suitable habitat (e.g., habitat for documented species
or habitat for target species presumed to occur in the action area). The impacts from
clearing of vegetation and associated loss of habitat will be used to evaluate loss.

· Prepare a No Effect Letter to address all species listed for Clark County. A simple
sentence or two will be included for the species on which the project will have no effect.

Assumptions:

· Neither species nor critical habitats under the jurisdiction of NOAA Fisheries are
present in the project area.

· Impacts to habitat will be quantified (area of temporary and permanent disturbance) by
HDJ for only the final alignment.

· No pre-consultation meetings with the agencies will be required.

· The project will result in no impacts to listed species, critical habitats, or Essential Fish
Habitat, and a No Effect Letter will be sufficient to address ESA compliance.

· Letter report will not exceed 10 pages (with required maps).
Deliverables:

· Preliminary ESA No Effect Letter (one electronic draft to HDJ).
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TASK 4.6 Sole Source Aquifer Program Compliance
Phase 1 Scope

The project is underlain by the Troutdale Sole Source Aquifer and is subject to compliance with the
Safe Drinking Water Act (SDWA) Sole Source Aquifer Program administered by the Environmental
Protection Agency (EPA). For this subtask, Normandeau will complete an EPA Sole Source Aquifer
Checklist based on supporting technical information or reports (such as, a hazardous materials
report and hydraulic report) and project design information.  The checklist will be submitted to EPA
for review and approval. The checklist will be included as a supporting document for Critical Areas
reporting.

Assumptions:

· The project will not cause water quality impacts on the Troutdale Aquifer and thus the
Checklist will be approved by EPA as submitted.

· Technical information or reports on non-natural resources topics, such as hazardous
materials, hydraulics, cultural resources, and project design information will be provided
by others.

Deliverables:

· Preliminary Sole Source Aquifer Checklist (one draft electronic copy to HDJ).

TASK 4.7 SEPA Compliance
Phase 2 Scope

To be defined in Phase 2.

TASK 4.8 City of Camas Critical Areas and Significant Tree Permit
Phase 1 Scope

A Critical Areas report will be required (in Phase 2) to address resources (wetlands, critical aquifer
recharge areas, frequently flooded areas, geologically hazardous areas, and fish and wildlife habitat
conservation areas) impacted. During Phase 1 there will be coordination with City planning staff
regarding project design/goals and issuance of a permit under Critical Areas. For Phase 1
Normandeau will:

· Attend an office visit with City staff to review the project and discuss concerns or
recommendations planning staff may have regarding jurisdiction and critical area issues.

Deliverables:

· Attend an office meeting with city staff (not to exceed 4 hours each including prep,
travel, and meeting time).

Task 4.9 Project Planning and Coordination

Normandeau will support general project planning via attending project team meetings. Task also
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includes non-technical internal project activities, such as invoicing, throughout the project.

Assumptions:

· Normandeau involvement is estimated to begin March 8 through October 31, 2016.

Deliverables:

· Attend project kickoff meeting at HDJ (preparation and attendance limited to 3 hours)

· Attend three technical meetings at HDJ (preparation and attendance limited to 3 hours
per meeting)

Task 4.10 Cultural and Historic Resource

Documentation on EC form.

Assumptions:

· Cultural and historic resources will be documented as exemption A-20.

Remainder of environmental tasks to be added in Phase 2

TASK 5: DESIGN ENGINEERING – PLANS, SPECIFICATIONS & ESTIMATE (PS&E);
EVALUATION OF ALIGNMENT OPTIONS

The Consultant will advance the roadway design through concept / alternatives, 50 percent, 90 percent,
and final construction contract documents as part of this task. HDJ Team will be responsible to provide
design engineering services for the deliverables outlined below for the following submittals:
· concept / alternatives submittal
· 50% Submittal
· 90% Submittal
· Final submittal

Subtask 5.1: concept / alternatives
The Consultant will develop preliminary slide repair concepts and alternatives to the 10 percent design
stage. Review documents will consist of drawings, and a preliminary opinion of probable construction
cost. At this design level, the repair concept for the project is established.

Design tasks include the following
· Develop vicinity map
· Develop of up to four concepts / alternatives for the slide repair.
· Develop cross-sections for each of four concepts.
· Develop probable costs for each of four concepts.
· Create a narrative of environmental, right of way, permitting and other issues for each concept.
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· Develop a list of impacts for each of four concepts.
· Meet with City staff to decide which concept to move forward into design.

The concept / alternative plans shall include:
· Vicinity map
· Legend Sheet
· Typical sections (4).
· Plan over Profile Sheets showing basic roadway geometry information.

Deliverable
· Concept / alternative Plans (3 copies on 11X17 and a PDF of the plan set)
· Estimate of probable costs
· Design decision memo

Additional tasks to be added in Phase 2

TASK 6: STRUCTURAL ENGINEERING

To be added in Phase 2

TASK 7: UTILITY COORDINATION

Task 7.1 - : Utility Coordination

Contact utilities within the project limits and obtain existing system mapping. Review mapping for
consistency with project base map.

Conduct a utility reconnaissance of the project corridor to determine visual evidence of underground and
above ground utility facilities and confirm utility provided facility maps and project base map
completeness.

Identify and discuss with each utility special requirements associated with their facility relocation or
modification.

Subtask 7.2: Utility Meetings

To be added in Phase 2

Subtask 7.3: Conflict Identification, Analysis and Recommended Resolution

To be added in Phase 2
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Assumptions:
· City will provide utility plans, GIS and other supporting documents for City utilities within the project

corridor
· Utility design location fees, if any, are not included in Consultant’s costs and will be paid by the City if

required.
· Utilities will provide as-built system maps of their facilities within the project corridor
· Additional right-of-way and/or easements that may be required for relocated utilities, is the

responsibility of the utilities or the City in the event of prior rights.

Deliverables
· Existing utility system mapping

TASK 8: RIGHT OF WAY

To be added in Phase 2

TASK 9:  PUBLIC INVOLVEMENT

To be added in Phase 2

TASK 10:  PROJECT MANAGEMENT AND DESIGN ENGINEERING SERVICES
DURING CONSTRUCTION

To be added in Phase 2

CITY DELIVERABLES TO THE CONSULTANT

Sample Projects
The City will provide copies of sample City projects, and design guidelines. The City will also provide
electronic files of title blocks, standard details for streets, traffic signal, street lighting and other available
details.

Project Coordination
The City will assist the Consultant in managing relationships with other jurisdictions involved in the
project, adjacent property owners and the public. The City will provide staff to meet and discuss the
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project with the Consultant as needed. The City will provide written comments pertaining to the design
submittals.

Right of Entry Permits
The City will obtain the right of access to private parcels within the project corridor. The Consultant will
identify parcels where entry is required.

Pavement Design
The City will select the pavement type and structural sections based on the pavement recommendation
provided by the Consultant. However, the City reserves the right to alter the pavement and structural
sections provided said alterations provide equal or greater structural strength.

Utility List
The City will provide the Consultant with a list of local contacts for utilities within the project limits. Design
and plan preparation for the addition or relocation of utilities within the project limits will be completed
by others.

Deliverables
· Sample projects
· Project coordination
· Right of Entry permits
· Pavement type & structural sections selection
· Utility list

##.END.##
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Forest Home Road Slide - Phase 1 HDJ Design Group PLLC Phase 1

(Engineering/Management) HDJ Geotechnical RoW Env/PI/Str Archaeological Noise SUB BUDGET

Task and Description Eng-Prncpl Eng Mngr VI Eng-III Des Tech III Survey Prin
Survey Crew -

2 person Survey LSIT CADD-3 Admin Expense TOTAL Apex Aptum Normandeau AINW Epic TOTAL AMOUNT

TASK 1 - PROJECT MANAGEMENT AND ADMINISTRATION $9,942.00 $0.00 $9,942.00

Subtask 1.1  Contract Administration, Invoicing, and Progress Reports 2.00 4.00 1.00 1,082.00 0.00 $1,082.00

Subtask 1.2  Meetings 2.00 4.00 1,020.00 0.00 $1,020.00

Subtask 1.3 Management, Coordination and Direction 2.00 24.00 4,120.00 0.00 $4,120.00

Subtask 1.4: Coordination with WSDOT and FHWA 24.00 3,720.00 0.00 $3,720.00

TASK 2 -Data Collection $15,803.00 $0.00 $15,803.00
Subtask 2.1 Surveying 13,420.00 0.00 13,420.00
Subtask 2.1.1: Control Network 2.00 16.00 8.00 3,630.00 0.00 $3,630.00
Subtask 2.1.2: Conduct records research 2.00 4.00 722.00 0.00 $722.00
Subtask 2.1.3: Preconstruction record of survey and resolution 4.00 8.00 1,444.00 0.00 $1,444.00
Subtask 2.1.4: Topographic Survey 2.00 4.00 24.00 8.00 5,374.00 0.00 $5,374.00
Subtask 2.1.5: Legal Descriptions 4.00 6.00 8.00 2,250.00 0.00 $2,250.00
Other Data Collection 2,383.00 0.00 2,383.00
Subtask 2.2: Base Map 1.00 4.00 8.00 1,371.00 0.00 $1,371.00
Subtask 2.3: Site Vsits 2.00 2.00 2.00 764.00 0.00 $764.00
Subtask 2.4: Project Photos 2.00 248.00 0.00 $248.00

Task 3: Geotechnical Engineering $1,612.00 $31,596.00 $33,208.00

Subtask 3 Geotechnical Engineering 4.00 8.00 1,612.00 31,596.00 31,596.00 $33,208.00

TASK 4: Environmental $2,790.00 $18,699.73 $21,489.73
Subtask 4.1: Stream and Wetland Field Review and Report 2.00 310.00 3,464.11 3,464.11 $3,774.11
Subtask 4.2 Joint Aquatic Resources Permit Application and Clean Water Act 2.00 310.00 2,010.25 2,010.25 $2,320.25
Subtask 4.3 Washington Dept of Fish & Wildlife Hydraulic Project Approval 2.00 310.00 1,189.00 1,189.00 $1,499.00
Subtask 4.4 National Environmental Policy Act (NEPA) Compliance 2.00 310.00 2,156.33 2,156.33 $2,466.33
Subtask 4.5 Endangered Species Act (ESA) Compliance 2.00 310.00 4,327.30 4,327.30 $4,637.30
Subtask 4.6 Sole Source Aquifer Program Compliance 2.00 310.00 1,359.54 1,359.54 $1,669.54
Subtask 4.7 SEPA Compliance 2.00 310.00 0.00 0.00 $310.00
Subtask 4.8 City of Camas Critical Areas and Significant Tree Permit 2.00 310.00 658.25 658.25 $968.25
Subtask 4.9 Project Planning and Coordination 2.00 310.00 3,534.95 3,534.95 $3,844.95
Subtask 4.10: Cultural and Historic Resources 0.00 0.00 0.00 $0.00
Task 5: Design Engineering 11,560.00 0.00 $11,560.00
Subtask 5.1:  Concept / Alternatives 2.00 40.00 40.00 11,560.00 0.00 $11,560.00
Subtask 5.2: 50 % Design 0.00 0.00 $0.00
Subtask 5.3: 90% Design 0.00 0.00 $0.00
Subtask 5.4: Final Design 0.00 0.00 $0.00
Subtask 5.5: QA/QC 0.00 0.00 $0.00

Task 6: Structural Engineering $0.00 $0.00 $0.00
Subtask 6 Structural Engineering 0.00 0.00 $0.00

Task 7 Utility Coordination $1,075.00 $0.00 $1,075.00
Subtask 7.1: Utility Coordination 1.00 8.00 1,075.00 0.00 $1,075.00

Task 8: Right of Way $0.00 $0.00 $0.00
Subtask 8.1: Title Reports/PFE 0.00 0.00 $0.00
Subtask 8.3: Appraisal and Appraisal Review 0.00 0.00 $0.00
Subtask 8.4: Acquisition/certification 0.00 0.00 $0.00

Task 9: Public Involvement $0.00 $0.00 $0.00

Subtask 9: Public Involvement 0.00 0.00 $0.00

TASK 10:  Project Management and Design Engineering $0.00 $0.00 $0.00
Subtask 10.1 Pre-Bid Opening 0.00 0.00 $0.00

Reimbursable Expenses $2,405.32 $0.00 $2,405.32

Copies 500.00 500.00 0.00 $500.00

Expenses 500.00 500.00 0.00 $500.00

Travel 500.00 500.00 0.00 $500.00
B&O Tax 1.8% on Subconsultant amounts 905.32 905.32 $905.32

TOTAL HOURS 8.00 124.00 64.00 8.00 14.00 40.00 38.00 8.00 1.00
HOURLY RATES 200.00 155.00 124.00 115.00 155.00 156.00 103.00 90.00 62.00

TOTAL DOLLARS 1,600.00$ 19,220.00$ 7,936.00$ 920.00$ 2,170.00$ 6,240.00$ 3,914.00$ 720.00$ 62.00$ 2,405.32$ $45,187.32 31,596.00$ -$ 18,699.73$ -$ -$ $50,295.73 $95,483.05

SUBCONSULTANTS (NTE)
EXHIBIT D
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• Apex Engineering – Geotechnical exploration
• Aptum Inc. – Structural design
• Normandeau Associates - environmental review and documentation
• Archaeological Investigations Northwest (AINW) – cultural resources documentation
• Epic Land Solutions – right-of-way acquisition

see attached fee calculations

SS-612C1
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Billing Rates $230 $145 $125 $96 $81 $75 $100 $62
Literature Review and Reconnaisance 4 8 $2,080 $2,080
Field Explorations Including Coordination and Locates 4 20 $2,200 $5,700 $7,900
Laboratory Testing $0 $1,200 $1,200
Analysis 20 $4,600 $4,600
Report Preparation 6 20 30 6 8 $7,806 $7,806
Consulting with Design Team 16 8 $4,840 $4,840
Project Management and Meetings 10 6 $3,170 $3,170

Total 56 46 0 0 50 0 6 8 $24,696 $6,900 $31,596

Summary of Hours and Expenses
SS-612C1 Forest Home Road Slide Repair



City of Camas Forest Home Road Slide Project
Project 

Principal 

Senior 
Principal 
Scientist Sr Scientist Scientist IV      Admin. IV  Total Hours

Billing Total by 
Task

Labor+ Expenses, by 
task & Subtask

Task 1 Stream and Wetland Field Review and Report 0 13 1 14 0 28  $            3,351.61  $                  3,464.11 

0 -$                      -                              
Task 2 JARPA and CWA Compliance 0 11 0 0 0 11 1,762.75$            2,010.25$                  

0 -$                      -                              
Task 3 WDFW Hydraulic Project Approval 0 7 0 0 0 7 1,121.75$            1,189.00$                  

0 -$                      -                              
Task 4 NEPA Compliance 0 5 2 12 2 21 2,156.33$            2,156.33$                  

0 -$                      -                              
Task 5 ESA Compliance 0 5 8 30 1 44 4,290.05$            4,327.30$                  

0 -$                      -                              
Task 6 Sole Source Aquifer Program Compliance 0 2 4 6 1 13 1,359.54$            1,359.54$                  

0 -$                      -                              
Task 7 SEPA Compliance 0 0 0 0 0 0 -$                      -$                            

0 -$                      -                              
Task 8 Camas Critical Areas and Significant Tree Permit 0 4 0 0 0 4 641.00$               658.25$                     

0 -$                      -                              
Task 9 Project Planning and Coordination 0 19 0 0 7 26 3,500.45$            3,534.95$                  
Total Hours 0 66 15 62 11 131 18,183.48$          18,699.73$                
Billing Rate $210.72 $160.25 $120.50 $81.99 $65.10
Total Labor $0.00 $10,576.50 $1,807.50 $5,083.38 $716.10 $18,183.48
Task 99 Expenses $516.25
Total Project $18,699.73

Labor Staffing
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I, Peter Capell, City Clerk hereby certify
that these bid tabulations are correct,

~;J7cl; CP£4~
Peter Capell

Z/U/zOfi:J
Date
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PROJECT NO. WS·763 EngIneer's Estimate Haag & Shaw, Inc. First Call Septic Service, Inc. AM Septic Services, LLC
636 SE 3rd Ave 2210 WMain street, Ste.l07·316 PO Box 1668

DESCRIPTION: 2016 STEP & STEF Tank Pumping Camas,WA 98607 Battle Ground, WA 98604 Brush Prairie, WA 98606
Entered by

DATE OF BID OPENING: February 26,2016 at 10:00 am rls 360.834.2514 360.686.0505 360.687.8960

ITEM DESCRIPTION UNIT QTY UNIT ENGRG UNIT CONTRACT UNn CONTRACT UNIT CONTRACT
NO PRICE TOTAL PRICE TOTAL PRICE TOTAL PRICE TOTAL
1 Resident STEP and STEF Tank Pumoino EACH 800 $0.00 $97.50 $78,000.00 $125.00 $100,000.00 $143.48 $114,784.00

Emergency Residental STEP and STEF Tank
2 Pumoino EACH 15 $0.00 $97.50 $1462.50 $285.00 $4275.00 $286.00 $4,290.00
3 Commercial STEP and STEF Tank Pumnino 1000 Gal. 15 $0.00 $97.50 $1462.50 $125.00 $1 875.00 $127.50 $1912.50

Subtotal
8.4 %Sales Tax

Total

$0.00
$0.00
$0.00

$80,925.00
$6,797.70

$87,722.70

$106,150.00
$8,916.60

$115,066.60

$120,986.50
$10,162.87

$131,149.37



 
 

STAFF REPORT 

Plat Alteration to Seventh Avenue Townhomes Subdivision   
File No. PlatAlt15-01 

Associated Files: SUB06-10, MinMod15-02, DR14-05, FP14-08 (Record #BK 311 P763) 
February 9, 2016 

 
TO:    Mayor Higgins 

City Council 
 
   

FROM: Sarah Fox, Senior Planner   
 

LOCATION: 722 NW 7th Avenue also described as Tax Parcel numbers 085169-000, 085136-000, 
and 08140-000.  

OWNER:  Doug Campbell, Seventh Avenue Townhomes, LLC 

APPLICABLE LAW: The application was submitted May 5, 2015, and the applicable codes are 
those codes that were in effect at the date of application.  Camas Municipal Code Chapters (CMC): 
Title 18 Zoning (not exclusively): CMC Chapter 18.09 Density and Dimensions; and CMC Chapter 
18.55 Administration and Procedures; and RCW Section 58.17.215 Alteration of Subdivision. 
 

 

BACKGROUND INFORMATION 

• 11 Lots (Size range: 2,100 to 7,432 sq. ft.) 

• 12 Units Approved with SUB06-10 

• 13 Units Approved with PlatAlt15-01 

• Zoning: Multifamily residential (MF-18) 

• Total area:  0.83 acres 

• Recreational open space:  0.015 acres 

•  

 
Seventh Avenue Townhomes Subdivision was granted final plat approval for 11 lots and up to 12-
units on March 2, 2015 (File #FP14-08).  On August 17, 2016, a plat alteration was approved by 
Council at a public hearing. The alteration allowed an increase to the density of the development to 
a total of 13-units. Ten of the lots will be developed with attached row houses/townhomes, with a 
single unit on each lot. Lot 11, will be developed with a triplex.     
 

At the public hearing, Council approved the plat alteration with four conditions. The following provides a 

report on compliance with those conditions.  
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Staff Report  

  

 

Conditions of Approval for PlatAlt15-01 Staff Comments 

1. The plat shall include the following note: 
Lots 1 to 10 are limited to one dwelling 
unit, and Lot 11 may contain up to three 
dwelling units.  

Complies. Note is condition number 
11 of the revised plat.  

2. A revised plat, consistent with this 
decision, shall be submitted for final plat 
approval to Council within one year, 
otherwise the plat alteration (PlatAlt15-
01) will be considered expired and only 
Final Plat 14-08 (Record No. BK 311 
P763) will be valid.  

Decision is still valid and has not 
expired. 

3. The revised plat must be filed with the 
county auditor prior to building permit 
application submittal for Lot 11  

Will comply upon Council approval of 
the revised plat drawing. 

4. Landscaping adjacent to NW 6th Avenue 
(within ten-foot easement) must be 
installed prior to final plat approval of 
alteration, and maintained in good 
health until certificate of occupancy is 
issued for Lot 11; alternatively, the 
owner may provide escrow funds or 
bonding to cover 110% of the frontage 
improvement cost as provided by the 
approved plan, and such improvements 
shall be completed within one year of 
the recorded plat modification or prior 
to building occupancy permits.   

Applicant submitted a landscape 
estimate of $3,551.18 

Financial surety was submitted to 
the Finance Department on February 
5, 2016 for 110% of the cost as 
required.  

 

 

 

Recommendation 
Staff recommends Council approve the plat alteration of 7th Avenue Townhomes (File #PlatAlt15-
01) as the revised plat drawing and associated conditions have or will be met.  

 

 

 



CALCULATED POSITlON 
PER SURVEY REFERENCE 
#1; LCR 5 - 179 

S89'31'30"W 

FND 5/8" IR IN CONCRETE SET 
PER SURVEY REFERENCE #1 AT 
SW CORNER OF LOT 19 AND HELD 
FOR NORTH LINE OF SE QUARTER 

FND 1/2" IP; HELD FOR 
CENTERLINE PER SURVEY 
REFERENCE #3 MONUMENT #8 AT 
STA. 11+ 75.01, NORTH 30.24' 

Q I R/W 

FND 3/4" STEEL PLUG IN 
SIDEWALK; HELD FOR 
CENTERLINE PER SURVEY 
REFERENCE #3 MONUMENT #7 
AT STA. 7+58.70, NORTH 27.87' 

-
---------------------------R/W---------

_i R/W 

R/W S89"31'30"W (BASIS OF BEARING)~ 2632.15' 

MON BOX WITH 3/4" IP, BENT, 
TIED AT BEND; HELD FOR 
QUARTER CORNER AND 
CENTERLINE OF NW 7TH 
AVE;STA 0+00 PER SURVEY 
REFERENCE NO 3; LCR 10-147 

11 

PLAT ALTERATION 
7TH AVENUE TOWNHOMES 

A SUBDIVISION IN A PORTION OF 
THE NE 1/4 OF THE SE 1/4 

OF SECTION 10. T1N, R3£ W. M. 
CITY OF CAMAS: CLARK COUNTY. WA 

2631.99 - ·- "' ' 131 oo· -- ~---1 gj I ...r l · ~ S89"31'30"W (WEST) {660.00') 
./ 

FINAL ORDER SUB #()6-10 
DA lED DECEMBER 22, 2006 

~ I '-" o l oo l I Ul 
~ 1 o. ~ I "- 1 N. W. 7TH A VENU£ c...r I g U! 

- I ~ I I S87"56'52"E _ ~ I N g <t -
CITY MAYOR: 
APPROVED AND ACCEPTED BY: 

I · • I n_ - I CJJ. -1 :--......._ 
I ~ t\. _ 158.SB , ~ 1 O' 32.88' p FND 5/8" IR; HELD FOR CXI. I ~ I --........_____CALCULATED CENTERLINE PER 

__ ___.0_._~ . . , u · \1 74 S1' U 62.07 ~ I 22.1 "' I CENTERLINE PER SURVEY I , ......, "' SURVEY REFERENCE NO. 3 
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BOUNDARY LINE ADJUSTMENT I 5 234 SF I ~ "" \ 2,773 SF N 2,108 SF

1 
N 

1
2,125 SF N 2,142 SF I ,.; 
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FND 

W/YPC 

IP 

IR 
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SQ. FT. 

E'SMNT. 

PUE 

SF 

HOA 

SET 5/8" X 30" IRON ROD W/YPC 
INSCRIBED "HALE 35930" 

FOUND MONUMENT AS NOTED 

CALCULA lED POSITION AS NOTED 

FOUND 

WITH YELLOW PLASTIC CAP 

IRON PIPE 

IRON ROD 

DEED BEARING/DISTANCE 

SQUARE FEET 

EASEMENT 

PUBLIC UllLITY EASEMENT 

SQUARE FEET 

HOMEOWNER'S ASSOCIAllON 

FENCE LINE AS NOTED 

ACCESS & UTILITY EASEMENT LINE 
AS NOTED 

LANDSCAPE EASEMENT AS NOTED 

CITY WATER EASEMENT LINE AS NOTED 

I 6' PUE "'::: ' ' I L E'S~NT. "' I • I Co I 
5'- 1- I I 10.50 10.50 I 5' PUE ~ I ~ I ": LOT 5 I 
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EXISTING FENCE EXISTING FENCE --.....!':.. I I \ I N 
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PUBLIC UllLITY EASEMENT LINE AS NOTED 

~----------
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I ~~~ . 

\ 0<o<:>'1 f 1 : I I SEWER E'SMNT PER 

2.4' 

AREA PER QUIT CLAIM DEED 
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* 

SUBDIVISION BOUNDARY LINE 
LOT BOUNDARY LINE 

ROAD CEN1lER LINE 

BUILDING SETBACK LINES 

INDICATES ATTACHED UNIT-SETBACK 0 

PIVOTAL MAKES NO WARRANTIES AS TO MA TTmS OF UNWRITTEN 
TITLE SUCH AS ADVERSE POSSESSION. ACQUIESCENC£, ESTOPP£L, 
ETC. NOR OFFER ANY OPINION ON SAM£. 
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40.00' 

~ 

---------
WIDTH VARIES 

PlAT NOTES 

CITY ANANCE DIRECTOR: 
TH£RE: ARE NO DEUNQIJENT SPCCIAL ASSESSM£NTS ON THIS PROPERrt; 
AND THAT ALL SPCCIAL ASS£SSM£NTS ON ANY OF THE PROPERTY THAT 
IS D£DICA TED AS S7RE£75, ALLEYS OR FOR OTHER PliBl.IC US£ ARE PAID 
IN FULL. 

ATTESTED BY: _____________ ------

CITY FINANCE DIR£TOR DATE 

CITY COMMUNITY DEVELOPMENT DEPARTMENT: 

APPROVED BY:==:::-::::-:===----- ---:-:::-­
DIRECTOR OR DESIGNEE DATE 

CITY ENGINEER: 
A) AU IUPROI/EMENTS HA I£ B££N INSTAUED IN ACCORDANCE IMTH THE 
R£QIIIRENENTS OF THIS 7171.£ AND IMTH THE PRELIMINARY PLA T APPROVAl: 

1. A HOMEOWNERS ASSOCIATION (HOA) IS REQUIRED FOR THIS DEVELOPMENT. COPIES OF 
THE HOA C.C.&:R'S ARE ON FILE WITH THE CITY OF CAMAS. 

B) ALL IUPROI/EMENTS UE£T CI.IRRENT PUBLIC lffJRKS ORAIMNC STANDARDS 
FOR ROAD. U71l1TY AND DRAINAC£ CONSTRUCTION PLANS: 
C) ORIGINAL AND R£PRODIJCIBt£ U'YtAR DR ELECTRONIC RECORDS IN A 
~AT APPROVED BY THE PUBUC lffJRKS DIRECTOR OR OESICNEE ANO 
CERTIF1£D BY THE OESICNINO ENCIN£ER AS BDNC "AS CONSTRUCTED" HA 1£ 
B££N SIJBMITTEO FOR CITY RECORJ)S. 

2. NO FURTHER SHORT PLATTING OR SUBDIVIDING WIUL BE PERMITTED ONCE THE FINAL 
PLAT HAS BEEN RECORDED. 
3. A FINAL OCCUPANCY PERMIT WILL NOT BE ISSUED BY THE BUILIDING DEPARTMENT UNllLL 
ALL SUBDIVISION IMPROVEMENTS ARE COMPLETED AND ACCEPTED BY THE CITY. 
4. THE LOTS IN THIS SUBDIVISION ARE SUBJECT TO TRAFFIC IMPACT FEES, SCHOOL IMPACT 
FEES, AND PARK/OPEN SPACE IMPACT FEES. EACH NEW DWELLING WILL BE SUBJECT TO 
THE PAYMENT OF APPROPRIATE IMPACT FEES AT THE TIME OF BUILIDING PERMIT ISSUANCE. 
5. THE FRONT OF LOTS 1 THROUGH 4 SHALL BE NW 7TH AVENUE AND THE RESULTING 
GRADE OF THE FRONT 15-FEET OF THESE LOTS SHAUL GENERALLY MATCH THAT OF THE 
ROADWAY. ALL LANDSCAPING STANDARDS TO INCLUDE HEIGHT OF FENCING SHAUL CONFORM 
TO FRONT YARD STANDARDS. 

APPROVED BY:=-:-:c::-:-':":":":c::-:=:-:=:::---- ---:-:-::=-­
CITY OF CAAIAS ENCINEER DATE 

ARE DEPARTMENT 
APPROVED BY: 

6. ALL PRIVATE ROADS INCLUDING CURBS, SIDEWALKS, AND STORMWATER FACILITIES ARE 
TO BE MAINTAINED BY THE HOMEOWNERS ASSOCIAllON. CITY OF CAMAS FIRE CHIEF OR OESICNEE DATE 
7. TRACT A (PRIVATE ROAD) AND TRACT B (ADDITIONAL PARKING) ARE TO BE OWNED AND 
MAINTAINED BY THE HOMEOWNERS ASSOCIAllON. CLARK COUNTY ASSESSOR: 
8. INDIVIDUAL ROOF DOWNSPOUT DRAINAGE SYSTEM CONSISllNG OF 6" PERF PIPES FOR 
LOTS 5 AND 6 SHAUL BE INSTALLED AT TIME OF BUILIDING CONSTRUCTION, AND MAINTAINED 
BY LOTS 5 AND 6. 

THIS PLAT U££TS THE REQUIREUCNTS OF RCW 58. I 7. I 7a LAII5 OF WASHINCTrJN 

1961, TO 8£ KNO/Mol AS rot A lfNIJE TOM/HOMES 

9. SUBDIVISION LANDSCAPING SHALL BE MAINTAINED PER APPROVED LANDSCAPING PLAN 
ALONG THE PROJECT'S STREET FRONTAGE. 

PLAT NO. CLARK COUNrt; WASHINCTrJN 

10. IF EXISllNG RESIDENCE AT PARCEL 1/85169-000 IS ALTERED, REPAIRED, EXTENDED OR 
DEMOLISHED AND REBUILT, THEN SUCH MODIFICATIONS MUST CONFORM TO THE REQUIRED 

CLARK COUNTY ASS£SSOR SETBACKS PER CMC 18.41.070(A). DATE 

11. LOTS 1 THRU 10 ARE LIMITED TO ONE DWELLING UNIT, AND LOT 11 MAY CONTAIN UP CLARK COUNTY AUDITOR'S CERTlACA TE 
TO THREE (3) DWELLING UNITS. 

ctmlf£ TABLE 

LENGTH RADIUS DELTA CHORD BRNG. CHORD DIST. 

A 14.87' 40.50' 21'02'23" 

B 7.16' 19.50' 21'02'23" 

c 11.02' 30.00' 21'02'23" 

D 11.02' 30.00' 21'02'23" 

E 7.16' 19.5' 21'02'23" 

F 14.88' 40.53' 21'02'23" 

G 21.87' 14.50' 86'25'42" 

H 22.78' 14.50' 90'00'00" 

I 22.78' 14.50' 90'00'00" 

J 22.78' 14.50' 90'00'00" 

LAND INVENTORY 

A) TOTAL ACREAGE 
B) TOTAL DEVELOPED ACREAGE 
C) TOTAL LOT AREA 
D) TOTAL INFRASTRUCTURE ACREAGE 

N1 0'59'58"W 

N1 0'59'58"W 

N1 0'59'58"W 

N1 0'59'58"W 

N1 0'59'58"W 

N1 0'59'58"W 

S47'15'56"E 

S44'31'13"W 

S45'28' 47"E 

N44'31'13"E 

14. 79' 

7.12' 

10.95' 

10.96' 

7.12' 

14.80' 

19.86' 

20.51' 

20.51' 

20.51' 

0.803 AC. 
0.803 AC. 
0.699 AC. 

(PRIVATE ROAD & PUBLIC E'SMNTS) 0.277 AC. 
E) TOTAL TRACT AREA (TRACTS A & B) 0.103 AC. 
F) TOTAL ACREAGE OF CRITICAL AREAS 0.000 AC. 
G) TOTAL ACR. OF RECREATIONAL OPEN SPACE (PATH) 0.015 AC. 

SURVEY REFERENCES: 
1) NORWWOD TERRACE PHASE 2 PLAT BOOK J, PAGE 443 
2) PRIMARY STATE HIGHWAY NO. 8 CAMAS:LOGAN ST. TO 
ADAMS ST. SHT 3 OF 7; DATED: OCT. 16, 1962 
3) RECORD OF SURVEY BOOK 49, PAGE 54; MONUMENTS 
NO. 1, 2, 5, 6, AND 7 FOUND AND HELD FOR CENTERLINE 
OF NW 7TH AVE. 

LOT S£7BAQ( FOR ATTACHED 

N01lE THAT IRREGULAR SETBACKS ARE LABELED WHERE IT 
OCCURS (E.G. EDGE OF PRIVATE ROAD, UllLITY EASEMENT, 
FRONT = 10' 
REAR = 10' 
SIDE = 5' UNLESS ATTACHED, THEN 0 
LOT COVERAGE MAX.=65% FOR ATTACHED RESIDENTS 
GARAGE SETBACK = 18' 

LOT S£7BAQ( FOR IJNA TTACHED (S/NCI.E) HES/DENC£5 

FRONT = 15' 
REAR = 10' 
SIDE = 10' 
LOT COVERAGE MAX.=55% FOR ATTACHED RESIDENTS 
GARAGE SETBACK = 18' 

ETC.) 

NARRATIVE 

~ 

8 
;;; 

FlL£0 FOR R£CORO THIS OA Y OF 20'---

CLARK COUNTY AUDITOR 

AUDITOR'S F1tE N/JIIBER 

SURVEYOR'S CERTlACA TE: 
I H£Ra1Y CER11FY 7HA T THIS PLAT AS SHO/Mol IS A TRU£ RETURN FROM THE 
FIELD ANO 7HA T THE O£UNIIA T10N IS CORRECT TO THE BEST OF UY KNOIIIL£DC£ 
AND B£1J£F. 

~~ 
STEPHEN G: HAIL PLS II ~ 

11/23/2015 

DATE 

PIVOT/\L 
1101 SE Tech Center Drive 

Suite 185 
Vancouver, WA 98683 

ph.(360)882-4268 

2\ ~ J fax (360)882-4266 

THE PURPOSE OF THIS SURVEY IS TO SUBDIVIDE TAX PARCELS 085169-000, 085136-000, 
AND 085140-000 AT THE REQUEST OF THE OWNER DOUGLAS F. CAMPBELL THIS PLATTING 
IS TO ESTABLISH A 12-LOT TOWNHOME SUBDIVISION AS APPROVED IN CITY OF CAMAS FINAL 
ORDER NUMBER SUB #()6-10, DATED DECEMBER 22, 2006. THE BOUNDARY LINES WERE 
ESTABLISHED PER DEEDS AS COMMENCING FROM THE FOUND NE CORNER OF THE SE 
QUARTER OF SECllON 1 0 AND ALONG THE NORTH UNE OF SAID SE QUARTER AS SHOWN 
HEREON. ADDITIONAL BOUNDARIES WHERE TRACED PER RECORDED QUICK CLAIM DEEDS 
(BOUNDARY LINE ADJUSTMENTS) AS N01lED HEREON. THE PLATTED BOUNDARY AREA = 
34,962 SQ. FT. 

BASIS OF BEARING 
BASIS OF BEARING IS PER THE FOUND AND HELD MONUMENTS AS SHOWN HEREON FOR THE 
NORTH UNE OF THE SE QUARTER OF SECllON 10 PER RECORD OF SURVEY BOOK 44, PAGE 
23. 

SURVEY PROCEDURE 
A FIELID TRAVERSE WAS PERFORMED USING A TRIMBLE 56 ROBOllC TOTAL STATION. THE 
CLOSURE WAS EQUAL TO OR EXCEEDED THE REQUIREMENTS OF WAC 332-130-090. ALL 
CORNERS NOTED AS FOUND WERE VISITED IN JANUARY 2014. 

DEED REFERENCES 
QUICK CLAIM PEEPS: GRANTEE - DOUGLASS F. CAMPBELL. AF NO: 5117230 DATED 
10/24/14; AF NO: 4393500, DATED 11/07/07; AF NO: 0589234, DATED 04/07/06; 
AF NO: 4393500, DATED 11/7 /07; AF NO: 5118585, DATED 11/5/14; AF NO: 5118584, 
DATED 11/5/14; AF NO: 5118582, DATED 10/24/14; GRANTEE - DONALD I. &: CANDIE 
M. ESSEN, AF NO: 5123924, DATED 11/26/14. 

SUBDIVISION GUARANTEE/cERTIFICATE: NUMBER 612826271, ISSUED BY: FIDELITY 
NAllONAL TITLE INSURANCE COMPANY; EFFECTIVE DATE: JUNE 20, 2014 AT 8:00AM. 

SHEET 1 OF 1 



                                                Mailing Address:  27509 SE 15th Street, Camas, WA 98607 

SUNCREST LANDSCAPING                                                           (360) 834-6644, office (360) 513-5161, mobile

          AND DESIGN
PAGE NO. ________OF___________1 of1

PROPERTY NAME AND ADDRESS doug.campbell@crg-inc.net LOCATION
Doug Campbell  CRG INC. 5440 SW Westgate Dr. Portland, Or 97221 CAMAS,WA

CONTACT PERSON PHONE NUMBER DATE

SHAWN RAMIREZ 1-503-715-3120 12/3/2015

PROPERTY MEASUREMENTS

SITE. 7TH AVE. TOWN HOMES 

BED/GARDEN SIZE LAWN SIZE SOIL TYPE   IRRIGATION

NATIVE YES RAINBIRD

PLANTS LABOR

QTY. TREES TYPE SIZE PRICE TOTAL 6 TH AVE. PLANTINGS/ LANDSCAPE 2015 HOURS @ TOTAL

#1 INSTALL A 3-WAY SOIL BLEND PER PLAN FOR 6TH AVE.
INSTALL APPROX. 10 YARDS. 25 PER 10Y $250.00

TOTAL
#2  INSTALL APPROX 12 YARDS OF MED. FIR 
BARK MULCH. PER PLAN 2" LAYER 43.00 12Y $516.00

#3  PLANTINGS PER PLAN FOR 6TH AVE. $895.00
TOTAL 1GAL 8

PRICE
2GAL PURPLE ROCK ROSE 6.00 2GAL
          DWARF RED JAP BARBERRY 6 2GAL
          BLUE HARBOR JUNIPER 7 2GAL

TOTAL
MATERIAL           CAPITAL PEAR 3 2"CAL

QTY. PRICE TOTAL           GIANT GREEN ARBORVITE 6.00 5-6'

PLANTING LABOR/LAYOUT $595.00

#4 INSTALL RAINBIRD IRRIGATION SYSTEM PER  PLAN
POC./ ESP OUT DOOR CONTROLER $195.00
 CABLE /MAIN LINE APPROX. 100 LIN. FT $200.00
COST PER ZONE 1@ 625 $625.00

THIS COST IS FOR 6TH AVE IRRIGATION PLANTINGS

TOTAL
LANDSCAPE FABRIC

QTY. PRICE TOTAL

TOTAL $0.00
HARD MATERIALS

QTY. PRICE TOTAL
STONE
BRICK $0.00
WOOD 

ANY LARGE ROCKS, STUMPS, PIPES OR TOTAL LABOR $3,276.00
TOTAL $0.00 OTHER ITEMS UNDERGROUND THAT CAN NOT TOTAL PLANTS

   The above prices, specifications, and conditions are satisfactory and are BE SEEN MAY HAVE AN ADDITIONAL TOTAL MATERIALS
  hereby accepted.  You are authorized to do the work as specified.  Payment CHARGE FOR THE REPAIR OR REMOVAL  LANDSCAPE FABRIC $0.00
 with be made as outlined above.  I have read the terms and conditions of the OF THAT ITEM. TOTAL HARD MATERIALS $0.00
 agreement and certify that those printed on the terms and agreement are agreed to as if EQUIPMENT CHARGE $0.00
 printed above my signature.  There are no oral or other representations not SUBTOTAL $3,276.00
               included herein.  Faxed signatures are legal and binding. 8.4% TAX $275.18
Signature  ____________________________________________________Date_________ TOTAL $3,551.18



 
  

  

STAFF REPORT 
Parklands at Camas Meadows 

MXPD Overlay 
(Files ZC15-01) 

 
Staff Report Date:  January 20, 2016   

PROPOSAL:  To apply a Mixed-Use Planned Development Overlay Zone over approximately 
15.5 acres currently zoned Business Park (BP). 

TO: Bryan Beel, Chair and Planning 
Commission 

HEARING DATE: January 27, 2016 

LOCATION: The site is located approximately 2/10ths of a mile east of the Camas Meadows 
Golf Course Clubhouse and northeast of the intersection of NW Payne Road and 
NW Camas Meadows Drive intersection.  The property is further located just 
north of the NW Larkspur Road dead end. 
SE and SW ¼ of Section 28, Township 2 North, Range 3 East of the Willamette 
Meridian.  Clark County Parcel ID 175948-000 & 986031-650 and adjacent right 
of way.   

APPLICANT: Parklands at Camas Meadows, LLC. 
20705 SE Evergreen Highway 
Camas, WA  98607 

 

Application Submitted: Aug. 28, 2015 Application Complete:   August 31, 2015 

Revised application materials submitted January 7, 

2016 

APPLICABLE LAW   

The application was originally submitted on August 28, 2015, and the applicable Camas Municipal Codes 
(CMC) are those codes that were in effect at the date of application*.    Camas Municipal Code (CMC) Title 
18, specifically (but not limited to): Chapter 18.05 Zoning Map and Districts; Chapter 18.22 Mixed Use 
Planned Development Overlay (MXPD) and Chapter 18.55 Administrative Procedures. 
 

SEPA Determination: The City issued a Determination of Nonsignificance (DNS) on January 12, 
2016, as file #SEPA15-14.  

Notice of Application 

and Public Hearing: 
Mailed to property owners within 300 feet of the site on January 12, 2016, and 
published in the Post Record on January 12, 2016.   Legal publication #551971. 

Exhibits:  
See attached Exhibit List  

 

                                                             
* Application was submitted prior to the effective date of Ordinance #15-012. 
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I.  BACKGROUND 

 
The subject property is located with a broader 688 acre area planned for under the North Dwyer Creek 
Sub-Area Plan over 15 years ago.   At the request of City Council in 2012,  re-examination of this area was 
commenced and through a collaborative planning effort resulting in amendments to the Comprehensive 
Plan and zoning of the area in 2013. 
 
A portion of the larger North Dwyer Creek planning area includes a site known as the “Chinook Archery 
Property” (Clark County tax parcels #986031-650,  #175948-000, and #175951-000) that was included 
in 2013 amendments to the Comprehensive Plan and Zoning Map.   The specific action occurring in 2013 
on the Chinook Archery Site included the dedication of right-of-way necessary to connect NW Camas 
Meadows Drive to NW Larkspur Road, the amendment of the Comprehensive Plan away from a Light 
Industrial/Business Park and the rezoning  (R-15, BP, MF-18) to allow for the establishment of a mix of 
single-family, business park, and multi-family uses.    
 
The applicant is proposing to further refine, through a master plan and development agreement, the uses 
allowed and development standards that would be applicable within a portion of the area (Clark County 
tax parcels #986031-650 and #175948-000).   In order to move forward with a Master Plan and 
Development Agreement as proposed, a Mixed-Use Planned Development Overlay zone is requested over 
approximately 15.5 acres (Parcel #175948-000) that is currently zoned Business Park.   
 
The requirements for the establishment of the Mixed-Use Planned Development Overlay zone are 
addressed in this Staff Report.     
 
The Planning Commission is a fact finding and recommending body and as such will conduct a public 
hearing on the Overlay Zone request and forward a recommendation to the City Council for a final 
decision in a closed record meeting. 
 
It is anticipated the City Council will hold a hearing on a Development Agreement to include a master plan 
on the same night as they consider a final decision on the Overlay Zone.   
 

II. ANALYSIS AND FINDINGS OF FACT FOR ESTABLISHING AN OVERLAY ZONE. 
 

1.  CMC§18.05.010(D)(1) The use or change in zoning requested shall be in conformity with the adopted 
comprehensive plan, the provisions of this title, and the public interest.. 

City of Camas Comprehensive Plan, Chapter IV. Land Use: 

 

 Primary Goal 3:  To offer a harmonious blend of opportunity for living, working, recreating, and cultural 

activities by protecting natural amenities, and balancing development of services with growth. 

 

 Primary Goal 4:  To expand the existing permanent open space network and trails system throughout the 

City while preserving and protecting natural features, wildlife habitat, and critical areas from incompatible 

land uses. 

 

 Land Use Objective:  Create a balance between housing and employment that produces a more self-

sustaining community; 
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 Policy LU-1.  Support the continuation of a strong residential community rooted amid a blend of 

opportunities for commerce, industry, education, and recreation. 

 

 Policy LU-2.  Support a diverse community in an open and natural setting comprised of stable 

neighborhoods with a variety of housing types and densities; a vibrant, robust downtown, which serves as a 

focal point for the community; the Business Parks; and other employment and commercial centers. 

 

 Policy LU-4. Maintain compatible use and design with surrounding built and natural environment when 

considering new development or redevelopment. 

 

 Strategy LU-3. Support and encourage Planned Developments which can provide “cluster housing” (to 

protect sensitive lands), higher density, and mixed-use residential/commercial (where appropriately zoned), 

and where compatibility can be demonstrated. 

 

 Policy LU-8. Provide the opportunity for a broad range of housing choices to meet the changing needs of 

the community. 

 

 Policy LU-11.  Ensure compatibility with adjacent neighborhoods by using development, design review, 

and landscaping regulations. 

 

 Strategy LU-10. Support the enhancement of Business Parks with emphasis on aesthetic and community 

compatibility. 

 

 Policy LU-13.  Encourage the master planning of mixed use developments that emphasize aesthetics and 

community and neighborhood compatibility. 

 

 Housing Goal 3:  To encourage a variety of residential site planning alternatives that increase housing 

opportunities on residential or commercial land (where appropriately zoned) in a manner that compliments 

or enhances the character of existing development, protects sensitive environmental features, and considers 

transit corridors and land use patterns. 

 

 Policy HO-6. Encourage mixed-use housing opportunities in residential/commercial settings throughout the 

city. 

 

 Strategy HO-5.  Ensure that a mixed-use development complements and enhances the character of the 

surrounding residential and commercial uses. 

 

 Strategy HO-9.  Encourage a variety of housing opportunities close to places of employment. 

 

 Strategy EN-6.  Preserve the visual integrity of the wooded hillsides that provide the backdrop for the city.  

This should include the preservation of natural vegetation, minimizing disruption of soils and slopes, 

maintaining drainage patterns, and encouraging wildlife 

 
Findings:    The Change in zoning requested is to establish a Mixed Use Planned Development Overlay 
Zoning over 15.50 acres ( Clark County tax parcel #175948-000 ) currently zoned Business Park (BP).  
 
Under Camas Municipal Code (CMC) 18.22.010 the stated purpose of the MXPD includes:  “The city 
recognizes that opportunities for employment may be increased through the development of master-planned, 
mixed-use areas. Consistent with this, the city has created the mixed-use planned development zone (MXPD) to 
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provide for a mix of compatible light industrial, service, office, retail, and residential uses. Standards for 
development in the mixed-use planned development zone are intended to achieve a pedestrian friendly, active, 
and interconnected environment with a diversity of uses”. 
 
The applicant has submitted an application and narrative addressing the Comprehensive plan, adopted 
herein by reference.  The proposal also includes a master plan that must be considered in a public hearing 
before the City Council concurrent with a Development Agreement and pursuant to CMC 18.22. 
 
Consistency with the Comprehensive Plan, Title 18 of the Camas Municipal Code and the public interest can 
be achieve through approval of the MXPD Overlay, subject to considerations and mitigation of issues and 
concerns addressed through a Development Agreement and Master Plan.  
 
 

2.  CMC§ 18.05.010(D)(2) The proposed zone change shall be compatible with the existing established 
development pattern of the surrounding area in terms of lot sizes, densities and uses.    

 
Findings:   The proposed zone change is to provide for the establishment of the MXPD overlay on top of a 
15.5 acres parcel (#175948-000 ) zoned Business Park (BP).   The proposed uses within the Overlay 
include four or five commercial/employment buildings totaling at least 90,000 square feet of business 
space, 24 living units integrated into one commercial building, and up to 18 single family lots with 
minimum lots sizes of 15,000 square feet.    
 
Evaluating compatibility with the existing established development pattern of the surrounding area in 
terms of lot sizes, densities and uses is necessary in establishing findings of compatibility.   
 
North:   Clark County tax parcel #986031-650;  20.90 acres; Zoned R-15.    One undeveloped parcel is 
located to the north of the subject parcel,  and includes approximately 11 acres of sensitive lands.  The 
applicant is proposing to include this parcel in a master plan and development agreement of a large area 
that includes the subject property.  The anticipated use includes single-family residential lots and natural 
and passive recreational open spaces. 
 
South:   
 
1) Clark County tax parcel #175951-000;   19.5 acres; Zoned MF-18.  Site is currently characterized as 
underutilized and includes older structures associated with the now defunct Chinook Archery Range.    An 
application is currently pending with the City for a Multi-Family housing development.    
 
2) Larkspur Estates Phase II;  Zoned R-7.5:  Clark County tax parcel #175933072; 0.06 acre tract.   Site is 
currently occupied with utilities.   
 
3) Larkspur Estates Phase I – Tract C; Zoned R-7.5; Clark County tax parcel #175933-062;  0.52 acres;  Site 
is currently developed and utilized as a Storm Water Facility. 
 
4) Lacamas Estates; Zoned R-10:   Four single family residential lots with three single-family dwellings 
constructed and occupied.  Clark County tax Parcels #175967-014,  #175967-016, #175967-018, #175967-
032.    Lots ranging in size from 0.22 acres (9,654 square feet) to 0.37 (15,934 square feet).   
 
East:  Lacamas Shores, Phases 6-C and D; Zoned R-15:   Five single family lots with four existing single 
family dwellings.  Clark County tax Parcels #110187-004; #110187-002, #110186-974,  #110186-972,  
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#110186-970.    Lots ranging in size from 0.36 acres (16,195 square feet) to 0.83 acres (36, 899 square 
feet).    
 
West:   Clark County tax parcel #175978-000;  5.00 acres; Zoned Business Park (BP).  This site include the 
existing Camas Meadows Golf Course Clubhouse which further includes retail sales, restaurant services, 
and events.    
 
The surrounding areas are a mix of existing uses ranging from commercial to recreational and residential.  
The City has reconsidered the planning of the area in 2012-13 and designated additional areas for higher 
density residential which are now beginning to materialize.   The proposed MXPD will provide for 
transition uses from the existing commercial use to the west, the planned higher density residential to the 
south to the lower density residential use planned or developed to the south and east.    

III. PUBLIC COMMENTS 
As of the writing of this report, public comments were received from: 

 Michael Workman MD and Carol Workman MD;  Parcel#110186-970;  3327 NW Lacamas Drive.   

 Mason Walker; Parcel #110186-978;  3240 NW Lacamas Drive.   

 Ashley Walker; Parcel #110186-978;  3240 NW Lacamas Drive.   

 Karla Dearborn; Parcel #110186-968; 3245 NW Lacamas Drive.   

IV. CONCLUSIONS OF LAW 

 ZC15-01 is compatible with the City of Camas Comprehensive Plan.  
 ZC15-01 is generally compatible with the mix of established uses in the area. 
 Development of the land under ZC15-01 can or will be more compatible with the existing 

established development pattern of the surrounding area in terms of lot sizes, densities 
and uses as softer transitions of uses from employment to existing single family 
developed neighborhood will occur.     
 

V. RECOMMENDATION 
Staff requests that the Planning Commission review the application materials, together with any testimony 
received at the public hearing and forward on a recommendation to City Council for APPROVAL of ZC15-
01 contingent upon a concurrent approval of Development Agreement and Master Plan addressing 
compatibility with the surrounding build environment.    
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Jan Coppola 

From: 
Sent: 
To: 
Subject: 

Categories: 

Raymond DuBois <n350zz4@gmail.com> 
Monday, January 25, 2016 11:57 AM 
Community Development Email 
Case SEPA15-14 Parklands of Camas Meadows 

Green Category 

Would like to voice our opposition to a change in the zoning for 
Parklands at Camas Meadows. It is currently zoned Business Park 
and we would like it to stay that way. Trees and forests are being 
removed just like already done for the Lake Hills/Pahlisch Homes. 
This has increased traffic already on NW Larkspur and will increase 
it even more when these homes sell. 

We realized when we bought our home that NW Larkspur would 
eventually be going through to a BUSINESS PARK not a mixed use 
as proposed. 

The intersection ofNW Larkspur and NW 60th Ave. is already a bad 
spot as it was graded incorrectly and people do not always stop 
at the stop sign. IF you do approve this change in zoning would 
request that you consider a signal at this intersection. 

Thank you for your consideration. 

Ray & Julie DuBois 
3 544 NW 61 st Circle 
Camas, W A 98607 

1 
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Jan Coppola 

From: 
Sent: 
To: 
Subject: 

J Tearney <jtearney@hotmail.com> 
Monday, January 25, 2016 10:26 PM 
Community Development Email 
SEPA 15-14 Parklands at Camas Meadows 

1) when NW Larkspur St is extended and widened to Camas Meadows Dr a few things should be addressed. 
The drain at the intersection of Larkspur and 61st Circle does not trap enough of the water flow going down 
Larkspur and much of it goes down 61st Circle. The drains at the bottom of 61st Circle cannot handle the 
excess and flooding between the houses at the bottom ofthe street occurs. I have sent pictures of the 
flooding to the city in the past. No water from Larkspur should be going down 61st Circle. 

2) 61st Circle should have a dead-end sign set up just like Klickitat St. Numerous vehicles go down the street 
and have to circle out. This especially occurs during construction on other streets when the trucks are lost. 

3) The intersection at NW Larkspur and NW 60th Ave will need to have a light put in. All the traffic you are 
funneling down the street is going to cause a host of problems. It is bad enough that 42 new homes are going 
in and now most people will take Larkspur to go by the Golf Course but you are also going to approve an 
additional 77 single family homes and 138 multi-family apartments in the Village at Camas Meadows. 

4) There is a rumor that NW Payne St will revert back to Private. Larkspur needs some relief. People who 
bought homes on Larkspur did not expect it to turn into a freeway. 

5) During the last snowfall Parents and their kids were sledding down Larkspur turning the street into far more 
dangerous ice conditions than expected. In the winter time Larkspur will require more supervision by the city 

if you are going to send so much more traffic down a steep street. 

6) Will the trails in the Parklands be accessible to all or only available for the gated community? 

7) The Village at Camas Meadows is described as a 'Village'. I only see planning for high density lots. One 
massive bedroom community does not make a village. 

1 
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STATE OF WASHINGTON 
DEPARTMENT OF ECOLOGY 

PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 
711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

January 26, 2016 

City of Camas, SEPA Official 
Community Development Department 
PO Box 1055 
Camas, WA  98607 

Dear SEPA Official: 

Thank you for the opportunity to comment on the determination of nonsignificance for the 
Parklands at Camas Meadows Project (SEPA15-14) located east of Camas Meadows Golf 
Course Club House and north of Camas Meadows Drive as proposed by James Kessi, Parklands 
and Camas Meadows LLC.  The Department of Ecology (Ecology) reviewed the environmental 
checklist and has the following comment(s): 

SHORELANDS & ENVIRONMENTAL ASSISTANCE: 
Rebecca Rothwell (360) 407-7273 

Proposed Stormwater Discharge: 
I understand from the SEPA checklist that the applicant is proposing to release treated 
stormwater into the on-site wetland.  The wetland is rated as a Category 3 with a habitat 
score of 5 under the 2014 wetland rating system (20 under the 2004 rating system).  
According to both the 2004 rating and the 2014 ratings, the wetland’s habitat score exceeds 
the maximum score for the wetland to be used for treated stormwater discharge.  I understand 
that Camas has asked the applicant for an ecological rationale in order to consider the 
possibility of allowing stormwater discharge even though the wetland does not meet this 
criterion, because the habitat score is only slightly higher than the cutoff score. 

Per Guide Sheet 2 (Appendix I-D Guidelines for Wetlands when Managing Stormwater) of 
the 2012 Stormwater Management Manual for Western Washington, as Amended in 
December 2014 (Ecology publication #14-10-055), a wetland may not be used for 
stormwater discharge if it scores more than 4 points on the habitat score for the wetland 
rating or contains a breeding population of native amphibian species (highlighting mine): 
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Guide Sheet 2: 
 

A wetland can be physically or hydrologically altered to meet the requirements of a 
treatment or flow control BMP/facility if ALL of the following criteria are met:  
 
Modifications that alter the structure of a wetland or its soils will require permits. 
Existing functions and values that are lost would have to be compensated/replaced.  
 
1. It is classified in Category IV in the “Washington State Wetland Rating System of 
Western Washington,” or a Category III wetland with a habitat score of 19 points or less. 
(19 points corresponds to 4 points in the 2014 rating system)  
 
2. You can demonstrate that there will be “no net loss” of functions and values of the 
wetland as a result of the structural or hydrologic modifications done to provide control 
of runoff and water quality.  This includes the impacts from the machinery used for the 
construction.  Heavy equipment can often damage the soil structure of a wetland.  
However, the functions and values of degraded wetlands may sometimes be increased by 
such alterations and thus would be self-mitigating.  Functions and values that are not 
replaced on site will have to be mitigated elsewhere.  
 
a. Modifications that alter the structure of a wetland or its soils will require permits. 
Check with the agency(ies) issuing the permits for the modification(s) to determine which 
method to use to establish “no net loss.”  
 
b. A wetland will usually sustain fewer impacts if the required storage capacity can be 
met through a modification of the outlet rather than through raising the existing overflow.  
 
3. The wetland does not contain a breeding population of any native amphibian species.  
 
4. The hydrologic functions of the wetland can be improved as outlined in questions 3, 4, 
5 of Chart 4 and questions 2, 3, 4 of Chart 5 in the “Guide for Selecting Mitigation Sites 
Using a Watershed Approach,” (available 
here: http://www.ecy.wa.gov/biblio/0906032.html); or the wetland is part of a priority 
restoration plan that achieves restoration goals identified in a Shoreline Master Program 
or other local or regional watershed plan.  
 
5. The wetland lies in the natural routing of the runoff, and the discharge follows the 
natural routing.  

 
In order to make an assessment of whether it would be advisable to use the wetland for 
stormwater storage despite the habitat score, we need to look at the specifics of the habitat 
features.  Two important ones are:  
 

http://www.ecy.wa.gov/biblio/0906032.html
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(1) There is a large area of seasonally ponded emergent wetland, and  
(2) There is more than ¼ acre of thin-stemmed persistent vegetation. 
 

These are conditions that provide prime amphibian breeding habitat.  In addition, the upland 
habitat that is available adjacent to the wetland would be non-breeding-season amphibian 
habitat.  
 
I don’t know whether amphibians are using the site, but having the habitat available for 
amphibians is also important.  The recent federal listing of the Oregon spotted frog as 
threatened under the Endangered Species Act highlights the importance of emergent wetland 
areas that can provide amphibian breeding habitat.  The burden of proof is on the applicant to 
demonstrate that the wetland does not contain a breeding population of any native amphibian 
species.  
 
Based on the habitat score, the type of habitat present in the wetland, and the possibility that 
the wetland contains a breeding population of native amphibians, using this wetland for 
stormwater discharge is inadvisable unless the applicant to demonstrate that using the 
wetland for stormwater discharge would cause no ecological harm.  
 
Proposed Buffer Reductions: 
The wetland delineation report (Ecological Land Services, August 2015, pp. 6-7) presents a 
buffer-reduction plan.  According to the Camas critical areas ordinance (CAO), standard 
buffer widths may be reduced under the following conditions, provided that functions of the 
post-project wetland are equal to or greater after use of these incentives.  The first of these 
conditions is that a “relatively undisturbed, vegetated corridor at least one hundred feet wide 
is protected between the wetland and any other priority habitats that are present as defined by 
the Washington State Department of Fish and Wildlife.”  The corridor described in the 
wetland report does not appear to meet these requirements.  Looking on Clark County GIS 
aerial maps at what I believe is the area described as the proposed corridor, I see that there is 
a golf course trail, an area of mowed and maintained lawn, and a paved, public pedestrian 
trail.  These are disturbed areas and are breaks in the corridor. 
 
The CAO also requires that the habitat corridor be protected for the entire distance between 
the wetland and the priority habitat area by some type of permanent legal protection such as a 
covenant or easement.  Part of the property where the corridor is proposed belongs to the golf 
course, and part of it belongs to Clark County Parks.  Even without the disturbed areas and 
breaks in the proposed corridor, it is difficult to imagine that either of these property owners 
would allow a covenant or easement to be placed over portions of their property that would 
preclude recreational use, especially when recreational use is the purpose of both properties.  
 
The delineation report, on page 7, proposes an additional buffer reduction based on the 
following CAO language:  “Buffer widths may be reduced up to twenty-five percent if the 
buffer is restored or enhanced from a pre-project condition that is disturbed (e.g., dominated 
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by invasive species), so that functions of the post-project wetland and buffer are equal or 
greater.” 
 
According to aerial maps (Clark County GIS), it looks like the buffer is mostly forested.  
Having Himalayan blackberry in the understory is not the same as having the buffer 
“dominated” by invasive species, as the delineation report states.  In fact, having a forested 
buffer is the goal in most wetland protection and mitigation plans.  The existing forested 
buffer helps to shield the wetland from noise, light, and intrusion; and it can also provide 
habitat for many species.  Reducing a forested buffer is directly contrary to the objective 
of restoring the buffer under CAO. 
 
The applicant further proposes to reduce the buffer to the minimum width allowed by the 
CAO under combined reductions (50 feet), even though using combined reductions would 
result in a buffer of 67.5 feet.  No rationale is given for this third proposed reduction. 
 
None of the proposed buffer reductions appears to be consistent with the requirements of the 
Camas CAO.  The CAO’s mitigation requirements state that the applicant shall avoid all 
impacts that degrade the functions and values of a critical area or areas (16.51.160). 
 
REVIEWER:  Sonia Mendoza 
WATER QUALITY CONTACT:  Deborah Cornett (360) 407-7269 
 
Erosion control measures must be in place prior to any clearing, grading, or construction.  
These control measures must be effective to prevent stormwater runoff from carrying soil 
and other pollutants into surface water or stormdrains that lead to waters of the state.  Sand, 
silt, clay particles, and soil will damage aquatic habitat and are considered to be pollutants. 
 
Any discharge of sediment-laden runoff or other pollutants to waters of the state is in 
violation of Chapter 90.48 RCW, Water Pollution Control, and WAC 173-201A, Water 
Quality Standards for Surface Waters of the State of Washington, and is subject to 
enforcement action. 
 
The following construction activities require coverage under the Construction Stormwater 
General Permit: 
 

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

2. Clearing, grading and/or excavation on sites smaller than one acre that are part of a 
larger common plan of development or sale, if the common plan of development or 
sale will ultimately disturb one acre or more and discharge stormwater to surface 
waters of the State. 
a) This includes forest practices (including, but not limited to, class IV conversions) 

that are part of a construction activity that will result in the disturbance of one or 
more acres, and discharge to surface waters of the State; and 
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3. Any size construction activity discharging stormwater to waters of the State that 
Ecology: 
a) Determines to be a significant contributor of pollutants to waters of the State of 

Washington. 
b) Reasonably expects to cause a violation of any water quality standard. 

 
If there are known soil/ground water contaminants present on-site, additional information 
(including, but not limited to: temporary erosion and sediment control plans; stormwater 
pollution prevention plan; list of known contaminants with concentrations and depths found; 
a site map depicting the sample location(s); and additional studies/reports regarding 
contaminant(s)) will be required to be submitted.    
 
You may apply online or obtain an application from Ecology's website 
at: http://www.ecy.wa.gov/programs/wq/stormwater/construction/ - Application.  
Construction site operators must apply for a permit at least 60 days prior to discharging 
stormwater from construction activities and must submit it on or before the date of the first 
public notice. 
 

Ecology’s comments are based upon information provided by the lead agency.  As such, they 
may not constitute an exhaustive list of the various authorizations that must be obtained or legal 
requirements that must be fulfilled in order to carry out the proposed action. 
 
If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above. 
 
Department of Ecology 
Southwest Regional Office 
 
(SM:16-0119) 
 
cc: Deborah Cornett, WQ 

Joyce Smith, HQ/WQ 
Rebecca Rothwell, SEA 
James Kessi, Parklands and Camas Meadows LLC (Applicant) 

http://www.ecy.wa.gov/programs/wq/stormwater/construction/#Application
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Parklands at Camas Meadow

MXPD Overlay
(Zone Change)

January 27, 2016



Entire Master Plan

 Combines a 20.9-acre parcel zoned R-15 with a 15.5-acre 
parcel zoned BP.

 Five commercial buildings totaling at least 90,000 square feet, 
with 24 living units. 

 Forty-two large lot single family homes, with ADU 
opportunity.

 Approximately one-third in open space with walking trail that 
connects into large community system.

 New regional storm system

 Extension of Camas Meadows Drive



MXPD Overlay Area

 Applies only to the 15.5-acre BP parcel zone.

 Includes the 5 commercial buildings, 24 living units, and 18 of  
the 42 large lots that have performance release clauses.



 Seamless integration of  multiple land uses into a single 
site.

 Higher quality, well thought out project.

 Development that is responsive to long term community 
needs.

 Development Agreement that provides for performance 
standards. 

Purpose of the Overlay



Comprehensive Plan Policies
 The proposed projects is consistent with Camas’ Comprehensive Plan:



Questions?

Parklands at Camas Meadow
MXPD Overlay

(Zone Change)
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Parklands at Camas Meadow

MXPD Overlay
(Zone Change)

January 27, 2016



Entire Master Plan

 Combines a 20.9-acre parcel zoned R-15 with a 15.5-acre 
parcel zoned BP.

 Five commercial buildings totaling at least 90,000 square feet, 
with 24 living units. 

 Forty-two large lot single family homes, with ADU 
opportunity.

 Approximately one-third in open space with walking trail that 
connects into large community system.

 New regional storm system

 Extension of Camas Meadows Drive



MXPD Overlay Area

 Applies only to the 15.5-acre BP parcel zone.

 Includes the 5 commercial buildings, 24 living units, and 18 of  
the 42 large lots that have performance release clauses.



 Seamless integration of  multiple land uses into a single 
site.

 Higher quality, well thought out project.

 Development that is responsive to long term community 
needs.

 Development Agreement that provides for performance 
standards. 

Purpose of the Overlay



Comprehensive Plan Policies
 The proposed projects is consistent with Camas’ Comprehensive Plan:



Questions?

Parklands at Camas Meadow
MXPD Overlay

(Zone Change)



Published in the Post Record on January 12, 2016  Legal Publication # 551969 

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

Mailed to property owners within 300-feet on January 12, 2016 

 

 

 

 

 

 

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

  

Parklands at Camas Meadows (File #ZC15-01) 
  

NOTICE IS HEREBY GIVEN that a public hearing to accept public testimony on and 

consider an application to establish a Mixed-Use Planned Development Overlay Zone 

over 15.5 acre portion of property currently zoned Business Park (BP) will be held on 

Wednesday, January 27, 2016, at 7:00 p.m., or soon thereafter in Council Chambers 

of City Hall, located at 616 NE Fourth Avenue, Camas, Washington, before the Planning 

Commission during a special public meeting.   

The Planning Commission is the hearing body in reviewing this Zoning Overlay request 

and will forward on a recommendation to the City Council for final action.  Council 

action will be based upon the record of the Planning Commission and be the final 

decision of the City.  The city's final decision in this matter may be appealed by a party 

of record with standing to file a land use petition in Clark County superior court. Such 

petition must be filed within twenty-one days after issuance of the decision, as provided 

in Chapter 36.70C RCW. 

LOCATION:  The subject property is generally located between the east end of NW 

Camas Meadows Drive and north of the NW Larskpur Road dead end and more 

specifically described as Clark County tax parcel number: 175948000.   

Development under an MXPD overlay is subject to the following additional land use 

permits and processes:  1) Development Agreement and Master Plan; 2) Subdivision and 

Critical Areas, 3) Site Plan Review,  4) Design Review.  A State Environmental Policy 

Act (SEPA) determination is being processed concurrent with this proposal.   

APPLICATION MATERIALS: The application to establish a Mixed-Use Planned 

Development Overlay Zone was received by the City of Camas on August 28, 2015 and 

deemed complete on August 31, 2015.   The submittal documents are available for 

viewing at the Community Development Department (616 NE 4
th

 Ave.) during regular 

business hours 8AM-5PM, Monday through Friday. Copies may be purchased following 

the request for public information procedure at a cost.  

 

Generally, three (3) business days before the meeting, a staff report and associated 

application materials are available to review on the city’s website at the “Minutes & 

Agendas” page http://www.cityofcamas.us/index.php/yourgovernment/minuteagendavideo . 

 

http://www.cityofcamas.us/index.php/yourgovernment/minuteagendavideo


COMMENT:   Any interested party may comment on this application, request a copy of 

the final decision when one is made.  Public testimony may be submitted either in person 

or in writing at the hearing.  Written comments may also be submitted to the Community 

Development Department at 616 NE Fourth Avenue, Camas, WA 98607, or via email at 

communitydevelopment@cityofcamas.us  prior to 5:00 p.m. on Wednesday, January 27, 

2016.      

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

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

accommodations if needed.  The City will provide translators for non-English speaking 

persons who request assistance at least three working days prior to a public meeting or 

hearing. 

mailto:communitydevelopment@cityofcamas.us
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CHAPTER 1:

Parklands at Camas Meadows

MXPD Overlay

(Zone Change)
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(
GEOGRAPHIC AREA

The proposed ParkJands at Camas Meadows combines a 20.9-acre site parcel zoned single-family
15,000 square footlots (R-15) with a 15.5-aere parcel zoned Business Park (BP). The Mixed-Use
Plan Development (MXPD) overlay will be applied to the BP Area. This portion of the site will
subdivide the business park into four commercial buildings totaling at least 90,000 square feet of
business space, 24 living units integrated into one of the commercial buildings, and 18 single-family
residential lots. At least 50% of the site will be retained for business park uses, consistent with City
code requirements. The project also meets minimum density requirements. The map below identifies
the property in question. Specific details of the proposed development are contained in Chapter 2:
MXPD Master Plan.

873,6 9
WGS_l!lN_w.r. ~_s~

Clerk CculIy, W,," GIS •,.1*-...........

{I
-,,-'-,~ I

;,- i
,J" i, .
• I
! i
I •
~·_A-." !......"-!

Legend

Building Fo<:tprl-U,....
Cities BoundaMB'

Urban Growlh Bound'rilS

Notes:

e,,,,.,,,
"

"""""'"''''''

...",,'"

,..

l~lmo

"'''''''''

Business Park Property To Have MXPD Overlay~
~

I I7:8-QOOO

17Mnooo

'1~

,""'..
1JZi70000

I

1-----11
,~'OW I

-J.-,---+

'''''''''J'''~...~~
...~.~,;,II:, 11:wT8000

-~".I '~':,-"

17593«100 I(

MXPD OVERLAY, MASTER PLAN & DEVELOPMENT AGREEMENT
Parklands at Camas Meadows, LLC Page - 4



COMPREHENSIVE PLAN POLICIES

The MXPD overlay is treated in a similar fashion as a Comp Plan amendment without all the
arduous legal requirements. The reason for viewing the overlay in a similar light is due to the fact
that multiple land uses are being integrated within a single site that could not occur otherwise. It's in
the City's best interest to ensure that the integration occurs seamlessly and assists in implementing
the community's long-term plans. The project proponent can demonstrate the community value by
addressing the applicable Comprehensive Plan policies.

Primary Goal 3: To offer a harmonious blend of opportunity for living, working, recreating,
and cultural activities by protecting natural amenities, and balancing development of
services with growth. The Parklands Master Plan sets aside 11 acres (or just under one-third) of
the site in open space including a walking trail and overlook area that connects to other City trail
networks to the south. The remaining portion of the site will provide at least 90,000 square feet of
business space and job opportunities as well as both executive single-family housing and luxury
multi-family units. The single-family area will be the fIrst residential development in Camas that
allows for accessory dwelling units (ADUs).

Primary Goal 4: To expand the existing permanent open space network and trails system
throughout the City while preserving and protecting natural features, wildlife habitat, and
critical areas from incompatible land uses. The Parklands Master Plan sets aside 11 acres (or just
under one-third) of the site in open space that includes a wallcing trail and overlook area

Land Use Objective: Create a balance between housing and employment that produces a
more self-sustaining community. The proposed Master Plan includes at least 90,000 square feet
of business space that is anticipated to create 300+ jobs. The development will also include 42
executive lots that will provide the opportunity for ADUs as well as 24 luxury living units above the
commercial space in Building 2.

Policy LU-I: Support the continuation of a strong residential community rooted amid a
blend of opportunities for commerce, industry, education, and recreation. The proposed
project will provide for a mix of business, employment, and recreational opportunities. This will be
the fIrst development (outside of the downtown area) within Camas that will provide substantial
employment, business, living, and recreational opportunities integrated into a single development.

Policy LU-2: Support a diverse community in an open and natural setting comprised of
stable neighborhoods with a variety of housing types and densities; a vibrant, robust
downtown, which serves as a focal point for the community; the Business Parks; and other
employment and commercial centers. The proposed master plan community has the support of
the adjoining neighbors. The integration of transition elements and executive residential lots
provides for a buffer between existing neighborhoods and the proposed development. The project
provides opportunities for large executive housing, ADUs, and smaller living units. The proposed
four commercial buildings will provide opportunities for businesses and hence residents seeking
local employment.
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Policy LV-4. Maintain compatible use and design with surrounding built and natural
environment when considering new development or redevelopment. As noted above, tbe
proposed master plan has tbe support of the adjoining neighbors. The integration of transition
elements and executive residential lots provides a buffer between existing neighborhoods and tbe
proposed development.

Strategy LV-3. Support and encourage Planned Developments which can provide "cluster
housing" (to protect sensitive lands), higher density, and mixed-use residential/commercial
(where appropriately zoned), and where compatibility can be demonstrated. The proposed
Master Plan will protect 11 acres of sensitive area. Large executive lots are placed around the
sensitive area and tbe abutting residential neighborhood to provide a compatible buffer between tbe
new development and existing residential area. The project also includes 24 luxury, high density
living units within Commercial Building 2. Four commercial buildings are proposed tbat will provide
at least 90,000 square feet.

Policy LV-8. Provide the opportunity for a broad range of housing choices to meet the
changing needs of the community. The mix of large executive lots, ability to include ADDs, and
tbe 24 luxury living units provides a mix of housing choices for current and future residents.

Policy LV-l1. Ensure compatibility with adjacent neighborhoods by using development,
design review, and landscaping regulations. The placement of large executive lots ensures tbat
this proposed development will be compatible with tbe adjacent existing neighborhood.

Strategy LV-10. Support the enhancement of Business Parks with emphasis on aesthetic and
community compatibility. The proposed Master Plan will develop four commercial buildings with
at least 90,000 square feet. The business park and streetscape will continue tbe same quality as
Camas Meadows to tbe west. Project proponents will include CCRs for the business park to ensure
consistent, compatible development.

Policy LV-B. Encourage the master planning of mixed use developments that emphasize
aesthetics and community and neighborhood compatibility. As noted above, tbe proposed
Master Plan has tbe support of tbe adjoining neighbors and provides for a high quality development
that would not otberwise occur.

Housing Goal 3: To encourage a variety of residential site planning alternatives that
increase housing opportunities on residential or commercial land (where appropriately
zoned) in a manner that compliments or enhances the character of existing development,
protects sensitive environmental features, and considers transit corridors and land use
patterns. As noted above, tbe proposed Master Plan will protect 11 acres of sensitive area. Large
executive lots are placed around tbe sensitive area and tbe abutting residential neighborhood to
provide a compatible buffer between tbe new development and existing residential area. The project
also includes 24 luxury, high density living units within Commercial Building 2. Four commercial
buildings are proposed tbat will provide at least 90,000 square feet. Transition elements provide
buffers between differing land uses. The extension of Camas Meadows Drive assists tbe city in
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completing the highly prioritized minor arterial that is needed for long-term traffic flow of the
community.

Policy HO-6. Encourage mixed-use housing opportunities in residential/commercial
settings throughout the city. The proposed Master Plan provides a mix of housing opportunities
throughout the development, especially within the business park that will have the MXPD overlay.

Strategy HO-5. Ensure that a mixed-use development complements and enhances the
character of the surrounding residential and commercial uses. The placement of large
executive lots ensures that this proposed development will be compatible with the adjacent existing
neighborhood. The business park and streetscape will continue the same quality as Camas Meadows
to the west. Project proponents will include CCRs for the business park to ensure consistent,
compatible development

Strategy HO-9. Encourage a variety of housing opportunities close to places of employment. The
proposed Master Plan provides a variety of housing opportunities within the proposed business park
as well as in close proximity to existing employment areas such as Camas Meadows, Camas' high
tech center, and Columbia Tech Center in East Vancouver.
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STAFF REPORT
Parklands at Camas Meadows

Development Agreement and Mixed-Use Planned Development Master Plan
(File DA15-03)

Staff Report Date: March 1, 2016
PROPOSAL: Development Agreement and Master Plan implementing a Mixed-Use Planned 

Development Overlay Zone.

TO: Mayor Higgins, City Council HEARING DATE: March 7, 2016

LOCATION: The site is located approximately 2/10ths of a mile east of the Camas Meadows 
Golf Course Clubhouse and northeast of the intersection of NW Payne Road and 
NW Camas Meadows Drive intersection.  The property is further located just 
north of the NW Larkspur Road dead end.
SE and SW ¼ of Section 28, Township 2 North, Range 3 East of the Willamette 
Meridian.  Clark County Parcel ID 175948-000 & 986031-650 and adjacent right 
of way.  

APPLICANT: Parklands at Camas Meadows, LLC.
20705 SE Evergreen Highway
Camas, WA  98607

Application Submitted: Aug. 28, 2015 Application Complete:   August 31, 2015
Revised application materials submitted February 
26, 2016.

APPLICABLE LAW  
The application was originally submitted on August 28, 2015, and the applicable Camas Municipal Codes 
(CMC) are those codes that were in effect at the date of application*.    Camas Municipal Code (CMC) Title 
18, specifically (but not limited to): Chapter 18.22 Mixed Use Planned Development Overlay (MXPD) and 
Chapter 18.55 Administrative Procedures.

SEPA Determination: The City issued a Determination of Nonsignificance (DNS) on January 12, 
2016, as file #SEPA15-14. 

Notice of Application 
and Public Hearing:

Mailed to property owners within 300 feet of the site on March 1, 2016, and 
published in the Post Record on March 1, 2016.   Legal publication # 555025.

Exhibits: 
See attached Exhibit List 

                                                            
* Application was submitted prior to the effective date of Ordinance #15-012.
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I.  BACKGROUND

The subject property is located with a broader 688 acre area planned for under the North Dwyer Creek 
Sub-Area Plan over 15 years ago.   At the request of City Council in 2012,  re-examination of this area was 
commenced and through a collaborative planning effort resulting in amendments to the Comprehensive 
Plan and zoning of the area in 2013.

A portion of the larger North Dwyer Creek planning area includes a site known as the “Chinook Archery 
Property” (Clark County tax parcels #986031-650,  #175948-000, and #175951-000) that was included 
in 2013 amendments to the Comprehensive Plan and Zoning Map.   The specific action occurring in 2013
on the Chinook Archery Site included the dedication of right-of-way necessary to connect NW Camas 
Meadows Drive to NW Larkspur Road, the amendment of the Comprehensive Plan away from a Light 
Industrial/Business Park and the rezoning (R-15, BP, MF-18) to allow for the establishment of a mix of 
single-family, business park, and multi-family uses.   

The applicant is proposing to further refine, through a master plan and development agreement, the uses 
allowed and development standards that would be applicable within a portion of the area (Clark County 
tax parcels #986031-650 and #175948-000).  In order to move forward with a Master Plan and 
Development Agreement as proposed, a Mixed-Use Planned Development Overlay zone is requested over 
approximately 15.5 acres (Parcel #175948-000) that is currently zoned Business Park.  

The Planning Commission held a Public Hearing to consider a Mixed-Use Planned Development Overlay 
zone for the property on January 27, 2016 through a Special Hearing Date and has forward on a 
unanimous recommendation for approval to City Council which will be considered on the same night as 
this hearing and decided separately.  

Development under the Mixed-Use Planned Development Overlay Zone is subject to a Development 
Agreement (DA) and Master Plan approval by City Council.  This Staff Report address the Development 
Agreement and Master Plan as required under Camas Municipal Code (CMC) 18.22.  

Project Description:  

The proposed Parklands at Camas Meadows combines a 20.9-acre site parcel zoned single-family 15,000 
square foot lots (R-15) with a 15.5-acre parcel zoned Business Park (BP). A feasible, high quality 
development can be achieved by joining the two properties into a single master plan community. Leaving 
the two parcels to develop separately would result in a lower quality residential neighborhood with very 
little market interest in the business park, as the infrastructure costs would make commercial development 
prohibitive.

This mixed-use master plan development proposes to subdivide the business park into five commercial 
buildings totaling at least 90,000 square feet of business space, 24 living units integrated into one of the 
commercial buildings, and 18 single-family residential lots. The R-15 property will provide another 24
single-family lots, while preserving 11 acres of natural open space and buffers.  A natural surface walking 
trail may be constructed within the wetland buffer to provide a nature trail system for the project and the 
community. All single-family lots will be integrated into a single gated neighborhood providing high-end 
executive living. The single-family lots will have a minimum size of 15,000 square feet.

The commercial buildings will house a diversity of business operations that are anticipated to create at 
least 300 jobs. Building 1 has approximately 3,000 square foot floor plate with the potential for a second or 
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third floor and a drive-thru. Building 2 is a minimum 19,000 square feet per floor, with two floors of 
commercial space, 24 residential living units above the commercial space. Building 3 is approximately 
20,000 square feet with tuck under parking on the north side. Building 4 (areas A & B) is approximately 
31,000 square feet per floor, if constructed as a single building, with the opportunity of loading bays for 
potential distribution center users. The applicants envision an artisan market that would occur on 
weekends during late Spring through early Fall.

Several new private internal roads will be constructed to serve the newly created lots.  A half-width road of 
NW Camas Meadows Drive will be extended from the existing cul-de-sac to the eastern property line of the 
PP&L easement along the southern site boundary.

All lots will be connected to municipal water and sewer systems.  Storm water runoff from the new 
impervious surface will be collected and routed to a regional storm water facility where it will be treated
and released or infiltrated where possible in accordance with City standards.  

The subdivision will be developed in multiple independent phases as noted on the Phasing Plan (page 18 of 
the Master Plan)

II. ANALYSIS AND FINDINGS OF FACT.

CMC 18.22.010 - Purpose. 

The city recognizes that opportunities for employment may be increased through the development of 
master-planned, mixed-use areas. Consistent with this, the city has created the mixed-use planned 
development zone (MXPD) to provide for a mix of compatible light industrial, service, office, retail, and 
residential uses. Standards for development in the mixed-use planned development zone are intended to 
achieve a pedestrian friendly, active, and interconnected environment with a diversity of uses. 

CMC 18.22.020 - Applicability. 

The provisions of this chapter shall apply to parcels designated with MXPD zoning. 

Analysis/Findings under 18.22.010 and 18.22.020:  The applicant has applied concurrently for a Zone 
Change to apply the MXPD.  The Planning Commission held a Public Hearing on the Zone change request to 
apply the MXPD to the applicable portion of the property zoned BP.  An affirmative decision on the Zone 
Change should precede a decision on the DA/Master Plan, consistent with 18.22.020.   The Master Plan 
together with the development standards incorporated into the Development Agreement provides for a 
transition and blending of uses residential, mixed-use, commercial (service, office, retail), and light 
industrial use integrated around open spaces together with a trail system, as demonstrated through the 
submitted master plan and throughout this report consistent with the purpose of CMC 18.22.020.  
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CMC 18.22.030 - Definitions. 

In addition to those definitions listed in CMC Chapter 18.03, the following definitions shall also apply 
to this chapter: 

"Development agreement" means a binding agreement between the city and a developer relative to a 
specific project and piece of property. The agreement may specify and further delineate, and may include, 
but is not limited to, development standards; vesting; development timelines; uses and use restrictions; 
integration within or outside of the subject development; construction of transportation, sewer and water 
facilities; and allocation of capacity for transportation, sewer and water facilities. The agreement shall 
clearly indicate the mix of uses and shall provide a general phasing schedule, as reviewed and approved by 
city council, so as to ensure that the commencement of construction of the commercial, industrial, and/or 
office uses occur within a reasonable time frame of the construction of the overall project. 

Amendments to an approved development agreement may only occur with the approval of the city 
council and the developer or its successor(s). 

"Master plan" as used in this chapter a master plan means a proposal for development that describes 
and illustrates the proposed project's physical layout; its uses; the conceptual location, size and capacity of 
the urban service infrastructure necessary to serve it; its provision for open spaces, landscaping, trails or 
other public or common amenities; its proposed building orientation; its internal transportation and 
pedestrian circulation plan; and the integration of utility, transportation, and pedestrian aspects of the 
project with surrounding properties. 

"Site plan" means a detailed drawing to scale, accurately depicting all proposed buildings, parking, 
landscaping, streets, sidewalks, utility easement, stormwater facilities, wetlands or streams and their 
buffers, and open space areas. 

CMC 18.22.040 - Allowed uses. 

A. The mix of uses may include residential, commercial, retail, office, light industrial, public facilities, 
open space, wetland banks, parks, and schools, in stand alone or in multi-use buildings. 

B. Residential uses are allowed either:

1. In buildings with ground floor retail shops or offices below the residential units; or 

2. As single-family attached units, as provided for in Section 18.22.070(A) of this chapter. 

C. Commercial and retail uses are permitted, but not required, on the ground floor of multi-use buildings 
throughout this district. 

D. Uses as authorized under CMC Section 18.07.030 Table 1 for Community Commercial. 

Analysis/Findings:   The BP portion of the Master Plan subject to the MXPD Overlay is planned to include:

1) Building #2 is a mixed use building with commercial and retail uses permitted on the first two 
levels together with up to 24 living units integrated above (consistent with 18.22.040 A-D);

2) Buildings #1, 3, 4A and 4B are commercial buildings the use of which can range from general 
commercial to light manufacturing as further and specifically provided for under the proposed 
development agreement.  (Consistent with 18.22.040 A, C, and D).

3) Up to 18 single-family residential lots with individual stand-alone dwellings and with the ability to 
include accessory dwelling units (consistent with 18.22.040 A).   
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Staff finds the proposed Master Plan as implemented through the proposed Development Agreement 
satisfies the allowed uses under 18.22.040.  

CMC 18.22.050 - Required mix of uses. 
The master plan must provide a mix of uses. No single use shall comprise less than twenty-five percent 

of the development area (i.e., residential, commercial, industrial), and no more than fifty percent of the net 
acreage of the master plan shall be residential that is not otherwise contained within a mixed-use building. 
The remaining master plan may be a mix of employment uses as allowed in Section 18.22.040 of this 
chapter. The minimum use percentage shall not apply to public facilities, schools, parks, wetland banks, or 
open space. 

Analysis/Findings:    The required mix of uses is intended to provide flexibility in land development uses 
with the intent of limiting the conversion of employment lands to residential uses.  The code accomplishes 
this by limiting ground floor net residential acreage to no more than fifty percent of the MXPD master plan 
area.  The proposed net acreage of the MXPD Master Plan devoted to the 18 single-family residential lots is 
approximately 17.01 acres, or approximately 47.8 % of the net acreage and thus satisfies CMC 18.22.050 . 

The area of land subject to the MXPD includes approximately 15.72 acres (Clark County Parcel 175948-
000).   The net acreage of the MXPD (less internal road rights of way and open spaces) is less than 14.65 
acres. The employment or BP Lots provide for a variety of  retail, office and light industrial opportunities in 
multiple buildings, includes approximately 7.64 net acres, or greater than 52.2% of the net acreage.  No 
ground floor residential will occur within the BP lots.

Gross MXPD Acreage:  15.72 acres 684,783 sq. ft.
Internal Road right of way within BP:  Approximately 1.07 acres or 46,920 sq. ft.
Net MXP Acreage: 14.65 acres  637,863 sq. ft. 

BP Employment:
BP Lot #1:     24,700 sq. ft.
BP Lot #2:  117,646
BP Lot #3:     62,710
BP Lot#4:   127,653
Total:          332,709 sq. ft.  (7.638 acres)

CMC 18.22.070 - Criteria for master plan approval. 
The following criteria shall be utilized in reviewing a proposed master plan: 

A. Residential Densities and Employment Targets. Unless otherwise provided for in a transition area 
to mitigate impacts of increasing density, the minimum average density of eight dwelling units per 
net acre of residentially developed area is required. The maximum average density shall be 
twenty-four dwelling units per net acre. For employment generating uses, the master plan shall 
provide an analysis of how many jobs will be produced, the timing of those jobs, and the phasing 
of the employment and non-employment portions of the proposal. For estimate purposes, the 
target employment figures shall generally be consistent to the number of jobs produced that 
would otherwise occur in commercial and industrial zoning districts. The minimum number of 
jobs should be no less than six jobs per developable acre for the nonresidential portion of the 
project. The city may authorize a development with less than six jobs per developable acre based 
upon a finding that appropriate measures have been taken to achieve six jobs per developable 
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acre to the extent practicable. "Appropriate measures" may be demonstrated based upon the 
following: 

1. The six jobs per developable acre cannot be achieved due to special circumstances relating to 
the size, shape, topography, location, or surroundings of the subject property; 

2. The likely resultant jobs per developed acres ratio would not adversely affect the 
implementation of the comprehensive plan; 

3. The proposed development would not commit or clearly trend the zoning district away from 
job creation. 

Analysis/Findings:    

The MXPD Master Plan includes up to 18 single-family residential lots with minimum lot sizes of 15,000 
square feet on approximately 7.01 net cares.  The size and location of these lots are intended to emulate the 
size and character of the existing Lacamas Shores Subdivision lot sizes to the east, the existing residential 
lots to the south and another 24 residential lots proposed to the north on the R-15 zoned portion of larger 
Master Plan area.  While the code requires the residential portion of the MXPD have densities between 8-24 
units per acre it also provides an exception where there is the need for transition areas to mitigate 
increased densities.

The master plan proposes five commercial buildings that will house a diversity of business operations. 
Building 1 has approximately 3,000 square foot floor plate with the potential for a second or third floor and 
a drive-thru.  Building 2 is a minimum 19,000 square feet per floor, with two floors of commercial space, 24
residential living units above the commercial space. Building two also has tuck under parking.   Building 3 
is approximately 20,000 square feet with tuck under parking on the north side.  Building 4 (areas A & B) is 
approximately 31,000 square feet per floor, if constructed as a single building, with the opportunity of 
loading bays for potential distribution center users. In total, the master plan will create at least 90,000 
square feet of business space.

As per CMC 18.22.070(a), the master plan needs to show that it can create as many jobs under the base 
zone as it would within the proposed development. The BP parcel is 15.5 acres. At 6 jobs per acre (the 
minimum required under code), the proposed master plan has to create at least 93 jobs (15.5 acres x 6 
jobs/acre). The majority of businesses will be office oriented, similar to other employers along Camas 
Meadows Drive. Office uses typically produce one (1) job per 300 square feet. This means that the 
proposed development will produce at least 300 jobs (90,000 square feet / 300 square per job), three times 
as many jobs as the underlying base zone. Therefore, Parklands at Camas Meadows will satisfy the job 
creation portion of CMC 18.22.070(a).  

B. Setback and Height Requirements. Building setbacks shall be established as part of the master 
planning process. Setbacks in all future site plans shall be consistent with those established in the 
master plan. Landscape and setback standards for areas adjacent to residentially zoned property 
shall meet or exceed those provided for in Table 18.22.080A. The applicant may propose 
standards that will control development of the future uses that are in addition to or substitute for 
the requirements of this chapter. These may be such things as height limits, setbacks, landscaping 
requirements, parking requirements, or signage. 

Analysis/Findings:  The setback, height and landscape standards that are proposed to be applicable to the 
Master Plan are found in Exhibit “B” to the Development Agreement. The criteria is satisfied.
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C. Off-Street Parking and Loading. Off-street parking and loading shall be provided in accordance 
with CMC Chapter 18.11 Parking, Table 18.11-1, Table 18.11-2 and Table 18.11-3 of this Code. 

D. Utilities. Utilities and other public services sufficient to serve the needs of the proposed 
development shall be made available, including open spaces, drainage ways, streets, alleys, other 
public ways, potable water, transit facilities, sanitary sewers, parks, playgrounds, sidewalks and 
other improvements that assure safe walking conditions for students who walk to and from 
school. 

Analysis/Findings CMC 18.22.070 C & D:   The master plan includes anticipates parking and loading in 
accordance with CMC18.11 and the Development Agreement will vest the project in the parking and 
loading standards of CMC 18.11.  With each new building and use within the BP Lots, the standards for 
parking and loading will be further evaluated under the code for compliance.

Adequate City water and sewer to serve the site are available in the area.  The Master Plan anticipates and 
plans for the preservation of opens, evaluates topography and drainage, will provide for streets, sidewalks, 
trails, and a bicycle route.  The sidewalk along NW Camas Drive will be 10 feet in width consistent with the 
extension of an existing City Trail network.  

E. Environmental Impacts. The probable adverse environmental impacts of the proposed 
development, together with any practical means of mitigating adverse impacts, have been 
considered such that the proposal shall not have a probable significant adverse environmental 
impact upon the quality of the environment, in accordance with CMC Title 16 Environment and 
RCW Chapter 43.21C. 

Analysis/Findings: The City issued a Determination of Nonsignificance (DNS) on January 12, 2016, as file 
#SEPA15-14.  No appeal of the SEPA determination was timely filed.   Further evaluation of environmental 
impacts will be reviewed under applicable Camas Municipal Codes through subsequent processes including 
preliminary subdivision plat, site plan review and grading permits.  

F. Access. The proposed development shall provide at least two access points (where a mixed-use 
planned development does not have access to a primary or secondary arterial) that distribute the 
traffic impacts to adjacent streets in an acceptable manner. 

Analysis/Findings: The Master Plan anticipates and the Development Agreement will require construction 
and access to Camas Meadows Meadows Drive, an arterial roadway.  Timing of construction of required 
improvements includes a requirement to construct a ½ width road improvement connecting NW Camas 
Meadows Drive to NW Larkspur with the initial phase of site development.

G. Professional Preparation. All plans and specifications required for the development shall be 
prepared and designed by engineers and/or architects licensed in the State of Washington. 

H. Engineering Standards. The proposed development satisfies the standards and criteria as set forth 
in this chapter and all engineering design standards that are not proposed for modification. 

Analysis/Findings CMC 18.22.070 G & H: The MXPD Master Plan and specification contained therein 
were prepared by James Kessi, Kessi Engineering, a licensed Washington State Professional Engineer.  The 
standards for engineering review of development under the Camas Municipal Code are vested through the 
Development Agreements and specific design details will be reviewed through subsequent approvals.  Road 
dimensions and standards as shown on the Master Plan will be the minimum required through the 
subdivision and development review process.



Parklands at Camas Meadows, Master Plan and Development Agreement| DA15-03 page 8 of 10

I. Design Review. The proposed development satisfies the standards and criteria as set forth in the 
Building Design from Camas Design Review Manual: Gateways, Commercial, Mixed Use and Multi-
Family Uses, unless otherwise proposed for modification. 

Analysis/Findings:  The Master Plan was reviewed by the Camas Design Review Committee on February 
24, 2016 and discussed the applicable standards under the Camas Design Review Manual to include the 
policies and guidelines related to Commercial and Mixed Uses.  The Camas Design Review Committee found 
in every regard the master plan met or exceeded the requirement therein and unanimously recommended 
approval of the Parklands at Camas Meadows Master Plan.   Additional design review will be 
administratively conducted with each subsequent commercial building proposed for consistency with the 
master plan and Design Review Manual.

CMC 18.22.080 - Landscape requirements and buffering standards. 
A. Minimum landscaping or open space, as a percent of gross site area, shall be fifteen percent. All 

landscaping shall comply with the applicable landscape provisions in CMC Chapter 18.13 Landscaping 
of this code. The entire street frontage will receive street trees/landscaping that will create a unifying 
effect throughout the area. Tree groupings shall be located for interest and variety. Plantings shall 
conform to the approved selection list available from the city, if available. 

B. Landscape buffers shall be in compliance with the below referenced table:

Table 1

Landscaping Buffering Standards Zoning of Land Abutting Development Site

Single-Family Multifamily Commercial Office/Campus Industrial

Proposed 
Mix of 

Uses on 
Developm

ent Site

Not 
Separat
ed by a 
Street

Separat
ed by a 
Street

Not 
Separat
ed by a 
Street

Separat
ed by a 
Street

Not 
Separat
ed by a 
Street

Separat
ed by a 
Street

Not 
Separat
ed by a 
Street

Separat
ed by a 
Street

Not 
Separat
ed by a 
Street

Separat
ed by a 
Street

Residentia
l Single-
Family 

5′ L1 5′ L1 5′ L2 10′ L1 10′ L3 10′ L2 10′ L2 10′ L2 
10′ L2 
w/F2 
Fence 

10′ L3

Residentia
l Multi-
Family 

5′ L2 5′ L1 10′ L1 5′ L1 10′ L3 5′ L2 5′ L2 10′ L2 
10′ L2 
w/F2 
Fence 

10′ L3

Commerci
al 

10′ L3 5′ L2 10′ L3 5′ L1 5′ L1 5′ L2 5′ L2 5′ L2 10′ L3 10′ L2

Industrial 
10′ L2 
w/F2 
Fence 

L2 
10′ L2 
w/F2 
Fence 

L2 L3 L2 10′ L3 L2 5′ L2 5′ L1

C. Landscaping and Screening Design Standards.

1. L1, General Landscaping.
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a. Intent. The L1 standard is intended to be used where distance is the principal means of 
separating uses or development, and landscaping enhances the area between them. The L1 
standard consists principally of groundcover plants; trees and high and low shrubs also are 
required. 

b. Required Materials. There are two ways to provide trees and shrubs to comply with an L1 
standard. Shrubs and trees may be grouped. Groundcover plants, grass lawn, or approved 
flowers must fully cover the landscaped area not in shrubs and trees. 

2. L2, Low Screen.

a. The standard is applied where a low level of screening sufficiently reduces the impact of a use 
or development, or where visibility between areas is more important than a greater visual 
screen. 

b. Required Materials. The L2 standard requires enough low shrubs to form a continuous screen 
three feet high and ninety-five percent opaque year-round. In addition, one tree is required 
per thirty lineal feet of landscaped area, or as appropriate to provide a tree canopy over the 
landscaped area. Groundcover plants must fully cover the remainder of the landscaped area. 
A three-foot high masonry wall or fence at an F2 standard may be substituted for shrubs, but 
the trees and groundcover plants are still required. 

3. L3, High Screen.

a. The L3 standard provides physical and visual separation between uses or development 
principally using screening. It is used where such separation is warranted by a proposed 
development, notwithstanding loss of direct views. 

b. Required Materials. The L3 standard requires enough high shrubs to form a screen six feet 
high and ninety-five percent opaque year-round. In addition, one tree is required per thirty 
lineal feet of landscaped area, or as appropriate to provide a tree canopy over the landscaped
area. Groundcover plants must fully cover the remainder of the landscaped area. A six-foot 
high wall or fence that complies with an F1 or F2 standard may be substituted for shrubs, but 
the trees and groundcover plants are still required. When applied along street lot lines, the 
screen or wall is to be placed along the interior side of the landscaped area. 

4. Fences.

a. F1, Partially Sight-Obscuring Fence.

i. Intent. The F1 fence standard provides partial visual separation. The standard is applied 
where a proposed use or development has little impact, or where visibility between 
areas is more important than a total visual screen. 

ii. Required Materials. A fence or wall that complies with the F1 standard shall be six feet 
high, and at least fifty percent sight-obscuring. Fences may be made of wood, metal, 
bricks, masonry, or other permanent materials. 

b. F2, Fully Sight-Obscuring Fence.

i. Intent. The F2 fence standard provides visual separation where complete screening is needed 
to protect abutting uses, and landscaping alone cannot provide that separation. 

ii. Required Materials. A fence or wall that complies with the F2 standard shall be six feet high, 
and one hundred percent sight obscuring. Fences may be made of wood, metal, bricks, 
masonry or other permanent materials. 
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5. The applicant may provide landscaping and screening that exceeds the standards in this chapter 
provided: 

a. A fence or wall (or a combination of a berm and fence or wall), may not exceed a height of six 
feet above the finished grade at the base of the fence or wall (or at the base of a berm, if 
combined with one), unless the approval authority finds additional height is necessary to 
mitigate potential adverse effects of the proposed use, or other uses in the vicinity; and 
landscaping and screening shall not create vision clearance hazards as provided in CMC 
Chapter 18.13 Landscaping of this code. 

b. The Community Development Director may approve use of existing vegetation to fulfill 
landscaping and screening requirements of this chapter, if that existing landscaping provides 
at least an equivalent level of screening as the standard required for the development in 
question. 

c. Landscaped areas required for stormwater management purposes may be used to satisfy the 
landscaping area requirements of this chapter, even though those areas may be inundated by 
surface water. 

d. Required landscaping and screening shall be located on the perimeter of a lot or parcel. 
Required landscaping and screening shall not be located on a public right-of-way or private 
street easement. 

Analysis/Findings:  Exhibit “D” to the Parklands at Camas Meadows Development Agreement includes the 
Master Plan and addresses landscaping and screening designed to satisfy the standards of this section.  
Through development review the standards of this section will be further reviewed for compliance.

CMC 18.22.090 - Transition design criteria. 
In addition to the design standards in this chapter, all developments and uses shall comply with the 

following transitional design standards: 

A. Vehicular accesses should be designed and located so that traffic is not exclusively directed 
through a nearby neighborhood area; 

B. Loading and refuse collection areas should be located away from bordering protected zones. 
Loading and refuse collection areas shall not be located within a front yard setback; 

C. Landscape buffers on proposed projects should comply with those identified in Section 18.22.080 
of this chapter. 

Analysis/Findings: All development within the master plan will access from an extension of Camas 
Meadows Drive.  While the project will connect Camas Meadows Drive to NW Larkspur which includes a 
residential neighborhood, traffic at no time would exclusively be directed to NW Larkspur as the existing 
Camas Meadows drive provides an alternate access or direction.  Future site plan approvals will evaluate 
the specific location of refuse collection points consistent with this section and no refuse containers are 
currently planned that would conflict with subsection B of this section.  

II. RECOMENDATION. 

Staff recommends City Council conduct a public hearing to accept public testimony on the Parklands at 
Camas Meadows Development Agreement and Master Plan, deliberate and based up the findings of the 
Staff Report and the recommendation from the Design Review Committee Attorney to prepare a Resolution 
for adoption.    
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DEVELOPMENT AGREEMENT

This Development Agreement (the “Agreement”) is made and entered into by and between the 
CITY OF CAMAS, a Washington Municipal Corporation (hereinafter referred to as the “City”) and 
Parklands at Camas Meadows, LLC (hereinafter referred to as the “Owner”) (and collectively 
referred to as “Parties”).

RECITALS

WHEREAS, Owner owns or controls certain real property that is located within the City’s 
municipal boundary and that is more fully described within the Master Plan and attached Exhibit 
“A”, (hereinafter referred to as the “Property”); and,

WHEREAS, the City and the Owner recognize this area will develop with multiple uses and wish 
to provide predictability about the development standards that will apply to the Property over the 
course of its full development in order to increase efficient use of urban services and land, and 
provide compatibility amongst the various phases of the Property as they develop; and,

WHEREAS, the City is a Washington Municipal Corporation with land use planning and 
permitting authority over all land within its corporate limits; and,

WHEREAS, the City has established a Mixed Use Planned Development Overlay Zone 
(hereinafter referred to as “MXPD”) applicable to a portion of the property; and,

WHEREAS, development of land under the MXPD requires approval of a Master Plan and 
Development Agreement; and 

WHEREAS, the Washington State Legislature has authorized the execution of Development 
Agreements between local governments and a person having ownership or control of real property 
within its jurisdiction pursuant to RCW 36.70B.170(1); and,

WHEREAS, pursuant to RCW 36.70B.170, a Development Agreement may set forth the 
development standards and other provisions that shall apply to, govern and vest the development, 



use and mitigation of the development of real property for the duration specified in the agreement; 
which statute provides:

(1) A local government may enter into a Development Agreement with a person having 
ownership or control of real property within its jurisdiction.  A city may enter into a 
development agreement for real property outside its boundaries as part of a proposed 
annexation or a service agreement.  A development agreement must set forth the 
development standards and other provisions that shall apply to and govern and vest the 
development, use, and mitigation of the development of the real property for the duration 
specified in the agreement.  A development agreement shall be consistent with applicable 
development regulations adopted by a local government planning under chapter 36.70A 
RCW; and

WHEREAS, the legislative findings supporting the enactment of this section provide:

The legislature finds that the lack of certainty of the approval of development 
projects can result in a waste of public and private resources escalate housing costs 
for consumers and discourage the commitment to comprehensive planning that 
would make maximum efficient use of resources at the least economic cost to the 
public.  Assurance to a development project applicant that upon government 
approval the project may proceed in accordance with existing policies and 
regulations, and subject to conditions of approval, all as set forth in a development 
agreement, will strengthen the public planning process, encourage private 
participation and comprehensive planning, and reduce the economic cost of 
development. Further, the lack of public facilities and services is a serious 
impediment to development of new housing and commercial uses.  Project 
applicants and local governments may include provisions and agreements whereby 
applicants are reimbursed over time for financing public facilities.  It is the intent of 
the legislature by RCW 36.70B.170 through 36.70B.210 to allow local governments 
and owners and developers of real property to enter into development agreements; 
and

WHEREAS, for the purposes of this Agreement, “Development Standards” includes, but is not 
limited to, all of the standards listed in RCW 36.70B.170(3); and,

NOW, THEREFORE, THE PARTIES HERETO AGREE AS FOLLOWS:

Section 1. Development Agreement.  This Agreement is a Development Agreement to be 
implemented under the authority of and in accordance with RCW 36.70B.170 through RCW 
36.70B.210.  It shall become a contract between the Owner and the City upon its approval by 
ordinance or resolution following a public hearing as provided for in RCW 36.70B.170; and upon 
execution by all parties. 

Section 2. Term of Agreement.  This Agreement shall commence upon the Effective Date, 
and shall be valid for a period of Ten (10) years; unless extended or terminated by mutual consent of 
the Parties; provided however, if this Agreement or any initial land use applications related to the 
Property and filed within one year of the effective date of this Agreement, are appealed, the term of 
this Agreement shall be tolled for the time during which the appeal is pending or 18 months, 



whichever is less.  The “Effective Date” shall be the date of recording, which shall occur within 
thirty days of the date of the adopting Resolution.   

Section 3. Vesting. Any land use applications submitted with respect to the Property 
during the term of this Agreement, shall be vested to the following land use regulations and 
Development Standards in effect on the effective date of this Agreement CMC title 16.01-16.21; 
CMC 16.31; CMC Title 17 and CMC Title 18 (through Ordinance 15-017), unless otherwise 
provided for in this Agreement through Exhibit “B” Dimensional Standards or Exhibit “C” MXPD 
Employment Uses.  Any land use approvals affecting the Property issued after the effective date of 
this Agreement shall remain in effect during the term of this Agreement; provided however, that 
preliminary plat approvals shall be valid for a period of seven years from the date of the approval, 
regardless of whether the end of such seven years occurs during or after the term of this Agreement.  
The vesting provided for under this Agreement shall not apply to System Development Charges, 
Impact Fees or application or review fees. 

Section 4. Master Plan.  Parties agree to incorporate by reference Exhibit D The Parklands at 
Camas Meadows Master Plan (Master Plan) dated January 14, 2016 as the Master Plan for 
development of the Property.  The Master Plan provides the Parties with predictability regarding the 
future development of the Property.  Minimum dimensional standards that the Owner shall utilize 
for development under the Master Plan are provided for in Exhibit “B”.  Owner agrees to make best 
efforts to obtain permits and construct a natural loop path and wetland interpretive overlook within 
a public access easement, to be maintained by the Owner consistent with the Master Plan.  The trail 
and overlook will be constructed concurrent with the subdivision improvements for the initial 
phase. Consistent with Camas Municipal Code (CMC) 18.09.060 D. the lot size, width, depth and 
setback standards applicable to the R-15 portion of the site as shown on Exhibit “B” are herein 
negotiated consistent with the preservation of open space and trail development. The property may 
be developed with a maximum 42 single family lots, maximum 24 residential units in Building 2 of 
the business park, and a minimum of 90,000 square feet of business park building space. A number 
of studies have been completed that aided in the master plan as well as subdivision application 
already submitted to the city. Those studies include:

Phase 1 Environmental Site Assessment, Columbia West Engineering, Inc., August 31, 2015

Existing Conditions & Boundary Survey – without Trees (Sheets 1 and 2), Minister-Glaeser 
Surveying, Inc., December 10, 2015.

Existing Conditions & Boundary Survey – with Trees (Sheets 1 and 2), Minister-Glaeser 
Surveying, Inc., December 10, 2015.

City of Camas Archaeological Predetermination Survey of 542 NW 218th Ave, Camas,
Washington, Applied Archaeological Research, Inc., March 17, 2015.

Parklands Executive Residential Subdivision And Parklands Business Park: Preliminary 
Stormwater Design Report (TIR), Kessi Consulting, January 24, 2016.

Parklands at Camas Meadows Traffic Impact Study, H. Lee & Associates, November 18, 2015

Wetland Delineation Report for Parklands at Camas Meadows Camas (Final Report), Washington, 
Ecological Land Services, Inc., December 15, 2015.



Geotechnical Site Investigation Parklands at Camas Meadows Camas, Washington, Columbia 
West Engineering, Inc., June 23, 2015.

Section 4.1 SEPA.  The City issued a SEPA determination of nonsignificance regarding this 
Agreement and the Master Plan (SEPA 15-14).  Impacts that are identified at future stages of the 
development that have been previously analyzed through this SEPA process shall not be re-
analyzed, provided the future identified adverse impacts are substantially similar to and of the same 
or less intensity as those previously analyzed under this or other SEPA processes.  Nothing in this 
Section shall preclude the City from requesting information on the potential adverse environmental 
impacts associated with a substantial change in the master plan that have not been previously 
analyzed as required under the State Environmental Policy Act. 

    Section  4.2 Flood Plain & Floodways. The Property includes land designated by the 
National Flood Insurance Programs (NFIP), Map Number 53011C0414D, with an effective date of 
September 5, 2012, as a Special Flood Hazard Area Subject To Inundation by the 1% Annual 
Chance Flood (Zone AE).  Parties recognize the area under Zone AE are “frequently flooded areas” 
as defined in the Camas Municipal Code and as such no lot or portion of a newly created lot will be 
proposed, designed or platted to include any portion of the site Zoned AE under the 
aforementioned NFIP Map. All portions of the Property Zoned AE shall be placed in an Open 
Space tract at the time of plat approval. 

Section 4.3 Phasing.  Only the single family residential shall be required to build 
structures in phases. With the exception of the half-width street improvements along the entire 
frontage and all street-scaping per the submitted plan, which shall be completed prior to final 
platting of any residential lots, the Owner will have the ability to install roads, utilities, etc. as 
one complete project, provided a grading plan is submitted in advance to the City. The lots 
within the existing R-15 area shall be released upon subdivision approval. The ten (10) lots 
within Phase 2 shall be released upon the business park being graded, platted and ready for a 
prospective user to submit for site plan review. The final eight (8) lots within Phase 3 shall be 
released once building permit is acquired on either business park Building 2, 3, 4 (4A), or 5 (4B).

Section 4.4 Streetscape.  Owner agrees to incorporate into its development application 
submittal package streetscape standards for primary streets within the Property addressing street 
specifications, tree spacing and species, sidewalk separation, trash receptacles, benches and other 
street amenities that will create an inviting, safe passage for not only vehicular but pedestrian and 
bicycle traffic.  Streetscape standards will be consistent with the streetscape standards identified in 
the Master Plan. The Business Park Owners (or representative building association) are responsible 
to privately maintain all of the public streetscape and vegetation along their half street frontage of 
Camas Meadows Drive, including the pedestrian path and full width of any street center or median
planter strips.

Section 5.  Remedies.  Should a disagreement arise between the City and Owner regarding the 
interpretation and application of this Agreement, the parties agree to attempt to resolve the 
disagreement by first meeting and conferring.  If such meeting proves unsuccessful to resolve the 
dispute, the disagreement may be resolved by judicial action filed in the Clark County Superior 
Court. 



Section 6. Performance.  Failure by either party at any time to require performance by the 
other party of any of the provisions hereof shall in no way affect the parties' rights hereunder to 
enforce the same, nor shall any waiver by a party of the breach hereof be held to be a waiver of any 
succeeding breach or a waiver of this non-waiver clause.

Section 7.  Venue.  This Agreement shall be construed in accordance with and, governed by, 
the laws of the State of Washington.  The parties agree to venue in the Superior Court for Clark 
County, State of Washington, to resolve any disputes that may arise under this Agreement.

Section 8. Severability.  If any portion of this Agreement shall be invalid or unenforceable to 
any extent, the validity of the remaining provisions shall not be affected thereby.

Section 9. Inconsistencies.  If any provisions of the Camas Municipal Code or Master Plan 
are deemed inconsistent with the provisions of this Agreement, the provisions of this Agreement 
shall prevail.

Section 10. Binding on Successors and Recording.  The rights and obligations created by this 
Agreement are assignable and shall be binding upon and inure to the benefit of Owner, the City, and 
their respective heirs, successors and assigns.  Only Owner and the City or their assigns shall have 
the right to enforce the terms of this Amendment.  This Agreement shall be recorded against the 
real property indicated in the Master Plan with the Clark County Auditor.

Section 11. Recitals.  Each of the recitals contained herein are intended to be, and are 
incorporated as, covenants between the parties and shall be so construed.

Section 12.  Amendments.  This Agreement may only be amended by mutual agreement of the 
parties. While nothing contained herein shall be construed to obligate either party to amend the 
Master Plan, it is recognized that future evolution of the City may warrant consideration of such 
issues.  The City reserves authority to impose new or different regulations to the extent required by a 
serious threat to public health and safety pursuant to RCW 36.70B.

IN WITNESS WHEREOF, the parties hereto have caused this 
to be executed as of the dates set forth below:

CITY OF CAMAS

By    ______________________________
Title  ______________________________

PARKLANDS @ CAMAS MEADOWS, LLC

By  _________________________________
Title  ________________________________

CHINOOK LAND OWNERS GROUP OF VANCOUVER, WASHINGTON, LLC



By    ______________________________
Title  ______________________________

STATE OF WASHINGTON )
) ss.

County of Clark )

I certify that I know or have satisfactory evidence that ________________________ is the 
person who appeared before me, and said person acknowledged that he signed this instrument, on 
oath stated that he was authorized to execute this instrument and acknowledged it as the 
__________________ of Parklands @ Camas Meadows, LLC to be the free and voluntary act of 
such party for the uses and purposes mentioned in the instrument.  

DATED:  , 2015.

NOTARY PUBLIC for the State of Washington, 
Residing in the County of Clark
My Commission Expires:

STATE OF WASHINGTON )
) ss.

County of Clark )

I certify that I know or have satisfactory evidence that ________________________ is the 
person who appeared before me, and said person acknowledged that he signed this instrument, on 
oath stated that he was authorized to execute this instrument and acknowledged it as the 
__________________ of the CITY OF CAMAS, to be the free and voluntary act of such party for 
the uses and purposes mentioned in the instrument.  

DATED:  , 2016.

NOTARY PUBLIC for the State of Washington, 
Residing in the County of Clark
My Commission Expire



EXHIBIT A: PROPERTY DESCRIPTION

The project site is located just east of Camas Meadows Golf Course Club House and just north of 
Camas Meadows Drive, in Camas, Washington 98607, in the SE & SW ¼ of Sec. 28, T2N, R3E, 
W.M. The site is comprised of two (2) parent parcels plus the existing 74 foot wide public City 
ROW for Camas Meadows Drive. The abbreviated legal description for the two parcels is:

Parcel 175948-000 
#21 SEC 28 T2NR3EWM 15.72A

Parcel 986031-650 
#68 SEC 28 T2NR3EWM 20.97A



EXHIBIT “B” DIMENSIONAL STANDARDS

The master plan community will implement the following development standards that provide for 
flexibility in creating a high quality design. The master plan includes 42 executive single-family lots, 
24 mixed-use living units on upper stories of Building #2, and at least 90,000 square feet of business 
space. 

Single Family Single Family Non-Single Family

Development Standard (R-15) (BP) (BP)

A. New Lot Dimensions

Minimum lot size (square 
feet)

15,000 15,000 8,000 

Maximum lot size (square 
feet)

Note 1 Note 1 Note 1 

Minimum lot width (feet) 80 80 80 

Minimum lot depth (feet) 90 90 100 

Maximum building lot 
coverage2

50%
60% with ADU

50%
60% with ADU

50% 

Maximum building height 
(feet)

35 35 100

B. Setbacks

Minimum front yard (feet) 25 25 154

Minimum side yard and 
corner lot rear yard (feet)

10 
5 (ADU or accessory 

buildings)

10
5 (ADU and accessory 

buildings)
154

Minimum side yard flanking 
a street (feet)

10 10 104

Minimum rear yard (feet)
25

5 (ADU or accessory 
buildings)  

25
5 (ADU or accessory 

buildings)
503

Minimum lot frontage or 
access easement on a cul-de-
sac or curve (feet)

405 405 N/A

Minimum flag lot width 20 20 N/A

Note 1: No Limitation.
Note 2: Includes all covered buildings and structures accepting there from accessory dwelling units (ADU’s).  
Note 3: Maybe reduced to ten feet if a transition element is utilized that includes natural vegetation for screening.
Note 4: Right of way to building face. Parking areas can be setback five feet from property line, per the landscaping 

plan contained within the approved master plan.
Note 5: Access to two lots or less may be designed and established as an easement rather than a tract.



EXHIBIT “C” MXPD EMPLOYMENT USES

The following are a list of permitted uses within the MXPD Employment area. Similar uses are 
permitted in the zone district at the discretion of the community development director. Unless 
otherwise listed or permitted as a similar use, a use shall be prohibited or subject to amendment of 
the Development Agreement.  

Uses 

Antique shop 

Appliance sales and service

Bakery (wholesale)

Bakery (retail) 

Banks, savings and loan

Barber and beauty shops

Book store

Bowling alley/billiards

Building, hardware and garden supply store

Cabinet and carpentry shop

Candy; confectionery store

Cart vendors

Clothing store 

Coffee shop, cafe or kiosk 

Convention center 

Day care center 

Day care

Delicatessen (deli)

Department store 

Electric vehicle battery charging station and rapid charging stations

Equipment rental 

Event center

Fitness center/sports club 

Funeral home/crematorium

Florist shop 

Food delivery business 

Furniture store

Grocery, neighborhood, small or large scale 



Uses 

Hospital, emergency care 

Hotel, motel 

Laundry/dry cleaning (retail)

Laundry (self-serve)

Liquor store 

Machine shop

Medical or dental clinics (outpatient)

Nursery, plant

Nursing, rest, convalescent, retirement home, memory care, assisted living

Office supply store 

Pawnshop 

Parcel freight depots

Pet shops 

Pharmacy

Photographic/electronics store 

Printing, binding, blue printing

Professional or Business office(s)

Public agency 

Recycling collection point 

Research facility

Restaurant 

Restaurant, fast food 

Roadside produce stand

Second-hand/consignment store

Shoe repair and sales 

Specialty goods production (e.g. brew pub; does not include marijuana).

Taverns, pubs, bars

Theater, except drive-in

Veterinary clinic 

Warehousing, bulk retail

Manufacturing and/or processing of the following: 

Cotton, wool, other fibrous material

Food production or treatment



Uses 

Foundry

Furniture manufacturing

Metal fabrication and assembly

Signs or other advertising structures (Billboards prohibited)

Electronic equipment

Industrial Uses: 

High-tech industry

Manufacturing of miscellaneous goods (e.g. medical, musical instruments, toys, vehicle parts)

Optical goods

Packaging of prepared materials

Scientific and precision instruments

Recreational or Organizational Uses:

Auditorium 

Community club 

Church 

Golf course/driving range 

Library

Open space

Park or playground

Sports fields 

Trails

Educational Uses:

College/university 

Junior or senior high school 

Trade, technical or business college

Residential flats, apartments or condos (up to 24 units on third floor and above of Building #2 only; bottom two floors 
commercial or light industrial employment uses only)

Electrical vehicle infrastructure

Facilities, minor public

Temporary Uses (as per Camas Municipal Code)
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EXHIBIT D: PARKLANDS AT CAMAS MEADOWS
MXPD MASTER PLAN
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PROJECT NARRATIVE

The proposed Parklands at Camas Meadows combines a 20.9-acre site parcel zoned single-family
15,000 square foot lots (R-15) with a 15.5-acre parcel zoned Business Park (BP). A feasible, high 
quality development can be achieved by joining the two properties into a single master plan 
community. Leaving the two parcels to develop separately would result in a lower quality residential 
neighborhood with very little market interest in the business park, as the infrastructure costs would 
make commercial development prohibitive.

This mixed-use master plan development proposes to subdivide the business park into five
commercial buildings totaling at least 90,000 square feet of business space, 24 living units integrated 
into one of the commercial buildings, and 18 single-family residential lots. The R-15 property will 
provide another 24 single-family lots, while preserving 11 acres of natural open space and buffers.  A 
natural surface walking trail may be constructed within the wetland buffer to provide a nature trail 
system for the project and the community. All single-family lots will be integrated into a single gated 
neighborhood providing high-end executive living. The single-family lots will have a minimum size 
of 15,000 square feet.

The commercial buildings will house a diversity of business operations that are anticipated to create 
at least 300 jobs. Building 1 has approximately 3,000 square foot floor plate with the potential for a 
second or third floor and a drive-thru. Building 2 is a minimum 19,000 square feet per floor, with
two floors of commercial space, 24 residential living units above the commercial space. Building 3 is 
approximately 20,000 square feet with tuck under parking on the north side. Building 4 (areas A & 
B) is approximately 31,000 square feet per floor, if constructed as a single building, with the 
opportunity of loading bays for potential distribution center users. The applicants envision an artisan 
market that would occur on weekends during late spring through early fall.

Several new private internal roads will be constructed to serve the newly created lots.  A half-width 
road of NW Camas Meadows Drive will be extended from the existing cul-de-sac to the eastern 
property line of the PP&L easement along the southern site boundary.

All lots will be connected to municipal water and sewer systems.  Storm water runoff from the new 
impervious surface will be collected and routed to a regional storm water facility where it will be 
treated and released or infiltrated where possible in accordance with City standards.  

The subdivision will be developed in multiple independent phases as noted on the Site Plan.
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LEGAL DESCRIPTION

The project site is located just east of Camas Meadows Golf Course Club House and just north of 
Camas Meadows Drive, in Camas, Washington 98607, in the SE & SW ¼ of Sec. 28, T2N, R3E, 
W.M. The site is comprised of two (2) parent parcels plus the existing 74 foot wide public City 
ROW for Camas Meadows Drive. The abbreviated legal description for the two parcels is:

Parcel 175948-000 
#21 SEC 28 T2NR3EWM 15.72A

Parcel 986031-650
#68 SEC 28 T2NR3EWM 20.97A

644.7

3,868

644.7

Parkland Site

This map was generated by Clark County's "MapsOnline" website. Clark 
County does not warrant the accuracy, reliability or timeliness of any 
information on this map, and shall not be held liable for losses caused by 
using this infromation.Clark County, WA. GIS - http://gis.clark.wa.gov

451.9

WGS_1984_Web_Mercator_Auxiliary_Sphere

Feet451.90 225.95

Notes:

Legend

2,7111:

Building Footprints
Taxlots
Cities Boundaries
Urban Growth Boundaries
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EXISTING LAND USES & ON-SITE STRUCTURES

Neither of the two parcels have any existing structures. Tax parcel 986031-650 is zoned single-family 
15,000 square foot lots (R-15). Tax parcel 175948-000 is zoned Business Park (BP).

644.7

3,868

644.7

Zoning Map

This map was generated by Clark County's "MapsOnline" website. Clark 
County does not warrant the accuracy, reliability or timeliness of any 
information on this map, and shall not be held liable for losses caused by 
using this infromation.Clark County, WA. GIS - http://gis.clark.wa.gov

451.9

WGS_1984_Web_Mercator_Auxiliary_Sphere

Feet451.90 225.95

Notes:

Legend

2,7111:

Zoning Overlay
Urban Reserve - 10 (UR-10)

Industrial Urban Reserve - 20 (UR-20)

Railroad Industrial Urban Reserve (UR-RR)

Railroad Industrial Overlay District (RR)

Urban Holding - 10 (UH-10)

Urban Holding - 20 (UH-20)

Urban Holding - 40 (UH-40)

Airport Environs Overlay

Surface Mining Overlay District

Existing Historic Resort

Mill Creek Overlay District

Highway 99 Overlay District

Activity Center Overlay

Transitional Area Overlay

Single Family Residential Area Overlay

Mixed Residential Area Overlay

Multifamily Residential Area Overlay

78th Street Property

Columbia River Gorge Scenic Area

Mixed Use Overlay

Vancouver - Multiple Overlays

Sewer Capacity Overlay

Infill Residential Development Area
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SITE MAP SHOWING EXISTING CONDITIONS

The subject site has both topography and wetland areas that will be incorporated into the 
development. The BP parcel has slopes that fall 30 feet across the property with the highest point 
along Camas Meadows Drive extension (south property line). The slopes are not steep enough to be 
considered “Critical”. Nevertheless, developing commercial buildings within varying grades is 
financially infeasible. There is a flat 3.5 acre area in the southeast portion of the site. However this 
area abuts an existing residential neighborhood that could require a substantial setback to mitigate 
the introduction of a higher intensity use. This would likely further reduce the buildable area to less 
than three (3.0) acres and result in only one commercial building with no more than a 30,000 square 
foot floor plate. This is substantially less than the proposed plan. By approving the proposed mixed-
use master plan, the new single family lots within the BP area create a transition between the new 
development and the existing neighborhood as well as produce the financial resources to develop 
the rest of the BP area into commercial buildings, thereby maximizing the job creation 
opportunities. At least 90,000 square feet of building space is intended under the proposed master 
plan.

The 20.9-acre R1-15 single-family site has an 11-acre wetland (including 50 foot buffer). A wetland 
determination and mitigation study has been completed by ELS for the wetland and buffers as 
shown on the plan. The applicant is proposing to enhance the wetland and buffer areas. Due to the 
level of enhancement proposed, the required buffer between the proposed development areas and 
the wetland itself will be 50 feet.

With more than half the parcel impacted by the wetland, the only feasible option to develop the 
parcel is either integrate the site with the BP parcel or develop as a smaller lot Planned Residential 
Development (PRD); as a PRD, the site could be developed with over 60 housing units. The 
applicant has chosen to proceed with maintaining large executive lots and integrate the wetland as a 
centerpiece into the master plan community as well as a backdrop to the business park. Without the 
wetland, the site could be developed with approximately 45 lots, after accounting for roads and 
infrastructure. The proposed master plan has 42 large executive lots.

The Existing Conditions Survey is presented on pages 13-14.

Planning Solutions completed a tree survey of both parcels identifying all trees outside of the 
wetland. The site has historically been a part of an archery club, where sportsmen and hunters could 
hone in their bow skills. The trees have always been managed (i.e. cut, thinned, etc.) by the archery 
club. Development of the site will require extensive grading and the placement of roads and 
structures that will require removal of trees within the development area. Tree replanting will occur 
along streetscapes, parking lots, landscaping, wetland, wetland buffer, and open space. The following 
map depicts the trees currently onsite and those that will be removed to accommodate the planned 
structures.

The Tree Survey Maps are contained on pages 15-17. 
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PROPOSED LAND USES & STRUCTURES

This master plan proposes 42 large single family lots developed in 3 phases, four
industrial/commercial buildings totaling at least 50,400 square feet, a 39,600 square foot commercial 
building with 24 living units above. The following map depicts the single family area versus mixed-
use business park.
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The following map depicts approximate locations (or building envelops) for the business park and 
single family structures. Note: the 24 mixed-use living units are incorporated into Building #2 of the 
business park.
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PROPOSED RESIDENTIAL UNITS & DEVELOPMENT 
STANDARDS

The master plan community will implement the following development standards that provide for 
flexibility in creating a high quality design. As noted in earlier sections, the master plan includes 42 
executive single-family lots, 24 mixed-use living units on upper stories of Building #2, and at least 
90,000 square feet of business space. 

Single Family Single Family Non-Single Family

Development Standard (R1-15) (BP) (BP)

A. New Lot Dimensions

Minimum lot size (square 
feet)

15,000 15,000 8,000 

Maximum lot size (square 
feet)

Note 1 Note 1 Note 1 

Minimum lot width (feet) 80 80 80 

Minimum lot depth (feet) 90 90 100 

Maximum building lot 
coverage2

50%
60% with ADU

50%
60% with ADU

50% 

Maximum building height 
(feet)

35 35 100

B. Setbacks

Minimum front yard (feet) 25 25 154

Minimum side yard and 
corner lot rear yard (feet)

10 
5 (ADU or accessory 

buildings)

10
5 (ADU and accessory 

buildings)
154

Minimum side yard flanking 
a street (feet)

10 10 104

Minimum rear yard (feet)
25

5 (ADU or accessory 
buildings)  

25
5 (ADU or accessory 

buildings)
503

Minimum lot frontage or 
access easement on a cul-de-
sac or curve (feet)

405 405 N/A

Minimum flag lot width 20 20 N/A

Note 1: No Limitation.
Note 2: Includes all covered buildings and structures accepting there from accessory dwelling units (ADU’s).  
Note 3: Maybe reduced to ten feet if a transition element is utilized that includes natural vegetation for screening.
Note 4: Right of way to building face. Parking areas can be setback five feet from property line, per the landscaping 

plan contained within the approved master plan.
Note 5: Access to two lots or less may be designed and established as an easement rather than a tract.
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The following are a list of permitted uses within the MXPD Employment area. Similar uses are 
permitted in the zone district at the discretion of the community development director. Unless 
otherwise listed or permitted as a similar use, a use shall be prohibited or subject to amendment of 
the Development Agreement.  

Uses 

Antique shop 

Appliance sales and service

Bakery (wholesale)

Bakery (retail) 

Banks, savings and loan

Barber and beauty shops

Book store

Bowling alley/billiards

Building, hardware and garden supply store

Cabinet and carpentry shop

Candy; confectionery store

Cart vendors

Clothing store 

Coffee shop, cafe or kiosk 

Convention center 

Day care center 

Day care

Delicatessen (deli)

Department store 

Electric vehicle battery charging station and rapid charging stations

Equipment rental 

Event center

Fitness center/sports club 

Funeral home/crematorium

Florist shop 

Food delivery business 

Furniture store
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Uses 

Grocery, neighborhood, small or large scale 

Hospital, emergency care 

Hotel, motel 

Laundry/dry cleaning (retail)

Laundry (self-serve)

Liquor store 

Machine shop

Medical or dental clinics (outpatient)

Nursery, plant

Nursing, rest, convalescent, retirement home, memory care, assisted living

Office supply store 

Pawnshop 

Parcel freight depots

Pet shops 

Pharmacy

Photographic/electronics store 

Printing, binding, blue printing

Professional or Business office(s)

Public agency 

Recycling collection point 

Research facility

Restaurant 

Restaurant, fast food 

Roadside produce stand

Second-hand/consignment store

Shoe repair and sales 

Specialty goods production (e.g. brew pub; does not include marijuana).

Taverns, pubs, bars

Theater, except drive-in

Veterinary clinic 

Warehousing, bulk retail
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Uses 

Manufacturing and/or processing of the following: 

Cotton, wool, other fibrous material

Food production or treatment

Foundry

Furniture manufacturing

Metal fabrication and assembly

Signs or other advertising structures (Billboards prohibited)

Electronic equipment

Industrial Uses:

High-tech industry

Manufacturing of miscellaneous goods (e.g. medical, musical instruments, toys, vehicle parts)

Optical goods

Packaging of prepared materials

Scientific and precision instruments

Recreational or Organizational Uses:

Auditorium 

Community club 

Church 

Golf course/driving range 

Library

Open space

Park or playground

Sports fields 

Trails

Educational Uses:

College/university 

Junior or senior high school 

Trade, technical or business college

Residential flats, apartments or condos (up to 24 units on third floor and above of Building #2 only; bottom two floors 
commercial or light industrial employment uses only)

Electrical vehicle infrastructure
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Uses 

Facilities, minor public

Temporary Uses (as per Camas Municipal Code)
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REQUIRED DEVELOPMENT PHASES

Only the single family residential shall be required to build structures in phases. The applicant will 
have the ability to install roads, utilities, etc. as one complete project, provided a grading plan is
submitted in advance to the City. The lots within the existing R-15 area shall be released upon 
subdivision approval. The ten (10) lots within Phase 2 shall be released upon the business park being 
graded, platted and ready for a prospective user to submit for site plan review. The final eight (8) 
lots within Phase 3 shall be released once building permit is acquired on either business park 
Building 2, 3, 4 (4A), or 5 (4B). The following map delineates each phase of the single-family 
development:
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STREETS, TRAILS, COMMON AREAS & PARKING 
SITE PLAN

The following map delineates the location of all areas to be conveyed, dedicated, or maintained as 
public vs. private including streets, utilities, parking areas, pedestrian walkways/trails, open 
space/natural areas, wetlands (including buffer), and landscaping.
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MAP OF OPEN SPACE NETWORK

The following map depicts the connectivity of the open space and 3.5 acre trail network with 
existing set aside network. The purpose is to show how the master plan community fits within the 
context of the larger Camas Area.
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LANDSCAPING PLAN

The following landscaping plan is drawn to scale and demonstrates compliance with CMC Chapter 
18.13. The landscape plan provides a rendering of the proposed streetscape along the extension of 
Camas Meadows Drive, landscaping to occur along all streets, within designated parking areas, and 
transition element areas. Also provided is a rendering of the proposed transition element.
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Published in the Post Record on March 1, 2016 Legal publication No. 555025
Posted on bulletin boards at Camas City Hall, Camas Post Office, Camas Library and on the City’s website
Mailed to property owners within 300 feet on February 26, 2016

COMMUNITY DEVELOPMENT DEPARTMENT

N O T I C E  O F  P U B L I C  H E A R I N G

D e v e l o p m e n t  A g r e e m e n t

P a r k l a n d s  a t  C a m a s  M e a d o w s

NOTICE IS HEREBY GIVEN that a public hearing will be held on Monday, March 7, 2016, at 7:00 p.m., or 
soon thereafter in Council Chambers of City Hall, located at 616 NE Fourth Avenue, Camas, Washington, 
before the City Council.

The purpose of the public hearing is to review a proposed Development Agreement between the Chinook 
Land Owners Group, LLC, Parklands at Camas Meadows, LLC, and the City of Camas.  

Location:  The subject property is generally located between the east end of NW Camas Meadows Drive and 
north of the NW Larskpur Road dead end. Legal: SE and SW ¼ of Section 28, Township 2 North, Range 3 East 
of the Willamette Meridian.  

The property is generally located along the north side of NW Camas Meadows Drive approximately 2/10ths 
of a mile west of the NW Payne Road intersection. Clark County Parcel ID 175948-000 & 986031-650 and 
adjacent right of way.  

City Council will accept public comment in accordance with RCW 36.70B.170 and Camas Municipal Code 
(CMC) § 18.55.340.

The proposed development agreement includes but is not limited to sections generally pertaining to: 
1. The effective date and duration of the agreement;
2. Vesting;
3. Master Plan approval under Camas Municipal Code 18.22;
4. Design and development standards;
5. Streetscapes;
6. Timing of improvements and Phasing.

Public Comment:  Any interested party may review the proposed agreement, provide written testimony 
prior to the close of the hearing or present oral testimony at the hearing and may request information on 
appeal rights.  The Development Agreement being considered will be available for review on the City of 
Camas website generally three days prior to the meeting at
http://www.cityofcamas.us/index.php/yourgovernment/minuteagendavideo

The provisions of Chapter 36.70C RCW shall apply to the appeal of a decision on the development agreement.  
Further application information may be obtained at City Hall, 616 Northeast Fourth Avenue.  Questions 
related to this proposal may be directed to Phil Bourquin, Community Development Director at (360) 817-
1568 or email to: communitydevelopment@cityofcamas.us.

All citizens are entitled to have equal access to the services, benefits and programs of the City of Camas.  
Please contact the City Clerk at (360) 834-6864 for special accommodations if needed.  The City will provide 
translators for non-English speaking persons who request assistance at least three working days prior to a 
public meeting or hearing.
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ORDINANCE NO. 16-001

AN ORDINANCE adopting a new Chapter 15.50 of the Camas 
Municipal Code, relating to the permitting of clearing and grading 
activity.

THE COUNCIL OF THE CITY OF CAMAS DO ORDAIN AS FOLLOWS:

Section I

A new Chapter 15.50 of the Camas Municipal Code, entitled, CMC 15.50:  Clearing and 

Grading, is hereby adopted, as set forth in Exhibit “A”, attached hereto and by this reference 

incorporated herein.

Section II

This ordinance shall take force and be in effect five (5) days from and after its publication 

according to law.

PASSED BY the Council and APPROVED by the Mayor this 7th day of March, 2016.

SIGNED:  ____________________________
Mayor

SIGNED:  ____________________________
Clerk

APPROVED as to form:

____________________________
City Attorney
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Exhibit A

Chapter 15.50  Clearing and Grading

15.50.010  Purpose
15.50.020  Applicability
15.50.030  Review Threshold Established
15.50.040 Clearing and Grading Activity Requiring Approval – Permit Required
15.50.050  Exemptions
15.50.060  Authority
15.50.070  Relationship to Other Codes, Regulations and Practices
15.50.080  Submittal Requirements
15.50.090  Clearing and Grading Standards
15.50.100  Cut and Fill slopes
15.50.110  Rockeries
15.50.120  Control of Other Pollutants
15.50.130  Conditions of Approval/Project Denial
15.50.140  Expiration of Applications and Permits  
15.50.150  Inspections
15.50.160   Appeal
15.50.170  Permit Required
15.50.180  As-Built Plans
15.50.190  Final Approval

15.50.010  Purpose

A. To promote the public health, safety, and general welfare of the citizens and protect 
public and private resources of the City of Camas without preventing the reasonable 
use, development, and maintenance of land.

B. To avoid or minimize impacts of clearing and grading, as a component of land 
disturbance activities..

C. To encourage site development on private property, including clearing, excavation, 
and filling in such a manner as to minimize hazards to life, health, and property.

D. To preserve and enhance the physical and aesthetic character of Camas by preventing 
untimely and indiscriminate removal or destruction of trees and ground cover.

E. To preserve, replace, or enhance the natural qualities of lands, watercourses, and 
aquatic resources; preserve and protect priority fish and wildlife habitats; minimize 
water quality degradation and the sedimentation of creeks, streams, ponds, lakes, 
wetlands, marine waters, and other water bodies; and preserve and enhance beneficial 
uses.
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F. To minimize surface runoff and diversion which may contribute to flooding.

G. To reduce siltation in streams, lakes, storm sewer systems, and public roadside 
improvements.

H. To reduce the risk of slides and the creation of unstable building sites.

I. To promote building and site planning practices that are consistent with the natural 
topography, soils, and vegetation features while at the same time recognizing that 
certain factors such as disease, danger or fallings, proximity to existing and proposed 
structures and improvements, interference with utility services, protection of scenic 
views, and the realization of a reasonable enjoyment of property may require the 
removal of certain trees and ground cover.

J. To ensure prompt development, restoration, and replanting and effective erosion 
control of property after tree removal and/or land clearing and grading.

K. To implement the goals and policies of the City of Camas Comprehensive Plan.

L. To promote low impact development, site planning, and building practices that 
provide for managing surface water runoff on-site and are consistent with the natural 
topography, vegetation cover, and hydrology.

M. It is also the purpose of this code to establish a review process for larger, potentially 
more impactful land disturbing projects to ensure these regulations are met.

15.50.020  Applicability

All clearing and grading activities within the City of Camas shall be subject to the 
provisions of this chapter.  No clearing and grading approval shall be issued by the City 
of Camas prior to the applicant’s meeting the submittal requirements as setforth in these 
regulations and only when in compliance with federal, state, and local regulations.

15.50.030  Review Threshold Established

The City of Camas has determined that there is a threshold of clearing and grading 
activity where the likelihood of impact to land and resources is sufficiently high to 
require permit review and approval of the activity by the City Engineer or designee.  
Threshold criteria contained in CMC 15.50.040 and CMC 15.50.050 shall be applied.

15.50.040 Clearing and Grading Activity Requiring Approval – Permit Required

Clearing and grading approval is required for any project involving any of the following:  
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A. Any clearing, filling, excavation, or grading in a protected area, critical area, or 
critical area buffer.

B. Clearing and grading of an area of 7,000 square feet or greater.

C. Fill and/or excavation of one-hundred (500) cubic yards or more, even if excavated 
material is used as fill on the same site.  [Quantities of fill and excavation are 
separately calculated and then added together, even if excavated material is used as 
fill in the same site.]

D. Clearing and grading that will likely penetrate the ground water table, including 
construction of ponds and reservoirs.

E. An excavation or fill which is more than four (4) feet in depth or which creates cut 
slope greater than four (4) feet in height and steeper than two units horizontal in one 
unit vertical (2:1).

F. Any regrading or paving of an area used for stormwater retention or detention or as 
an existing drainage course.

G. Retaining walls over four (4) feet in height as measured from the bottom of the base 
rock or block, or as identified by an engineer as having loads under 4’. 

15.50.050  Exemptions

A. Forest practices regulated under RCW 79.09 are not governed by this ordinance.  
Activities involving conversion of land to uses other than commercial timber 
production are subject to the clearing and grading or land disturbance regulations of 
this chapter.

B. Clearing and grading approval is not required for any of the following activities, 
provided that such clearing and grading activities are conducted in accordance with 
the minimum requirements contained in this chapter:

1. Activities needed to place building foundations and retaining walls requiring an 
approval when in compliance with the Washington State Building Code.  The 
state Building code is the International Building Code with amendments adopted 
by Washington State.

2. Land clearing, grading, filling, sandbagging, diking, ditching or similar work 
during or after periods of extreme weather or other emergency conditions which 
have created situations such as toxic releases, flooding, or high fire danger that 
present an immediate danger to life or property.

3. Digging of individual graves in a permitted graveyard.
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4. Refuse disposal sites controlled by other regulations.

5. Mining, quarrying, excavation, processing, or stockpiling of rock, sand gravel, 
aggregate, or clay where established and provided for by law, provided such 
operations do not affect the lateral support or increase the stresses in or pressure 
upon any adjacent or contiguous property.

6. Agricultural crop management of existing and ongoing farmed areas as defined 
per RCW 84.34.020.

7. Routine drainage maintenance of existing, constructed stormwater drainage 
facilities located outside of a protected area, including, but not limited to, 
detention/retention ponds, wetponds, sediment ponds, constructed drainage 
swales, road side ditches, water quality treatment facilities, such as filtration 
systems, and regional storm facilities that are necessary to preserve the water 
quality treatment and flow control function of the facility.  The exemption does 
not apply to any expansion and/or modification to already excavated and 
constructed stormwater drainage facilities.

8. Roadway repairs and overlay within public street rights-of-way for the purpose of 
maintaining the pavement on existing paved roadways.  

9. Utility line installation or maintenance completed in accordance with other 
provisions of the Camas Municipal Code and Engineering Design Standards.

10. The removal of dead, diseased or damaged trees which constitute a hazard to life 
or property.

11. Routine maintenance of golf courses.

C. An exemption from a Clearing and Grading Permit does not exempt the person doing 
the work from meeting all the applicable codes of the City of Camas.

15.50.060  Authority

A. As provided herein, the Public Works Director (director) is given the authority to 
interpret and apply, and the responsibility to enforce this chapter to accomplish the 
stated purpose.

B. The director may withhold, condition, or deny permits or activity approvals to ensure 
that the proposed action is consistent with this chapter.

15.50.070 Relationship to Other Codes, Regulations and Practices

A. These clearing and grading regulations shall apply in addition to zoning and other 
regulations adopted by the City of Camas. 
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B. In order to be in compliance with the provisions of this chapter, the applicant shall 
comply with the applicable engineering standards approved by the director.  In 
addition, the applicant shall comply with those minimum requirements as set forth in 
the latest edition of the Department of Ecology’s Stormwater Management Manual 
for western Washington, or an approved, equivalent manual.

C. Compliance with the provisions of this chapter does not constitute compliance with 
other federal, state, and local regulations and permit requirements that may be 
required.  The responsibility for determining the existence and application of these 
requirements rests solely with the applicant.  

15.50.080 Submittal Requirements

A. An application for a Clearing and Grading Permit shall be submitted on a form 
provided by the City.  Accompanying such form shall be a general plot plan, which 
shall minimally include the following information:

1. General vicinity map.

2. A site plan, drawn to scale that includes streets, proposed access, existing and 
proposed structures, existing and proposed topography, extent and location of 
proposed clearing and grading activities, major physical features of the property 
(e.g., streams, ravines, etc.)  and sensitive or critical areas on or near the site
(within 300 feet), drainage channels, surface water flows from offsite, sewer and 
water lines (if possible), and existing and proposed easements.

3. Location and dimensions of buffer areas to be maintained or established, and 
location and description of proposed erosion-control devices or structures.

4. Location of all significant trees (as defined by the Camas Municipal Code) and 
identification of type and size.  Designation of those trees to be removed and 
those to be protected.

5. Identification of areas to be revegetated and/or restored.  Provide plant types and 
methods.

6. Address the Clearing and Grading Standards of CMC 15.50.090.

7. As determined at the discretion of the Director, other information as deemed 
appropriate to this chapter may be required in instances related to geological 
hazard, shoreline protection, stream protection, tree protection and replacement, 
or project scope.

8. If the grading involves 500 or more cubic yards, a SEPA (State Environmental 
Policy Act) review shall be required as per CMC 16.07.020(A)(5)..
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9. Grading in excess of 100 cubic yards shall be performed in accordance with an 
approved erosion control and drainage plan prepared by a licensed professional 
engineer or certified erosion control specialist in the State of Washington. An 
erosion control plan shall address erosion and sedimentation.

B.  Upon receipt of a clearing and grading application, the director or his/her designee 
will confer with other city personnel as may be appropriate, and make a decision 
generally within 45 days of submission of an application, fee and all necessary 
information.

C. Approved plans shall not be amended without authorization of the director or his/her 
designee.  The permit may be suspended or revoked by the director because of 
incorrect information supplied or any violation of the provisions of this chapter.

D. An application penalty fee triple that of the adopted Clearing and Grading permit fee 
shall be assessed for any clearing or grading conducted prior to issuance of a Clearing 
and Grading Permit, or for clearing and grading activities outside of areas previously
approved, for such activities.   

15.50.090 Clearing and Grading Standards
The purpose of this section is to provide general standards for all clearing and grading 
activities undertaken within the City of Camas.  This section is intended to apply to all 
clearing and grading activities including both activities that do and do not require formal 
approval by the City.  

A. Minimize Potential Impacts:  All clearing and grading activities shall be 
conducted so as to minimize potential adverse effects of these activities on surface 
water quality and quantity, groundwater recharge, fish and wildlife habitat, 
adjacent properties, and downstream drainage channels.  The permittee shall 
attempt to prevent impacts and minimize the clearing of naturally occurring 
vegetation, retain existing soils, and maintain the existing natural hydrological 
functions of the site.

a. If working on a phased project, clearing and grading activities must be 
confined to the particular phase of the project in which full civil 
improvements are being constructed.  Future phases may not be cleared or 
graded to assist the contractor in balancing the overall site.  

B. Mark Clearing and Grading and Land Disturbance Limits:   Prior to commencing 
activity, the applicant shall establish and mark on-site clearing and grading limits and 
other critical site features as appropriate with orange construction fence or other 
means approved by the City.

C. Natural features and Vegetation Retention:  Wherever possible, vegetation, drainage, 
and other natural features of the site shall be preserved, and the grading and clearing 
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shall be performed in a manner that minimizes impacts resulting from building, road, 
and utility footprints.  Groundcover and tree disturbance shall be minimized, and root 
zones shall be protected.  

D. No ground cover or trees located within a required critical area or its established 
buffer shall be removed, nor shall any mechanical equipment operate in such areas, 
provided that conditions deemed by the director to be a public nuisance may be 
removed.  

E. Aesthetics:  Land disturbance activity undertaken in such a manner so as to preserve 
and enhance the City of Camas aesthetic character.  Important landscape 
characteristics that define the aesthetic character, such as large trees (over 8 inches 
dbh), important vegetative species, and unique landforms or other natural features 
shall be preserved to the extent practicable.

F. Site Containment:  Erosion, sediment, and other impacts resulting from any clearing 
and grading activity shall be contained on site.  Containment of such impacts may 
require temporary erosion/sedimentation control measures during and immediately 
following clearing and grading activities.  The faces of slopes shall be prepared and 
maintained to control erosion.  Check dams, riprap, plantings, terraces, diversion 
ditches, sedimentation ponds, straw wattles, or other devices or methods shall be 
employed where necessary to control erosion and provide safety.  Devices or 
procedures for erosion protection shall be initiated or installed as soon as possible 
during grading operations and shall be maintained in operable condition by the owner. 

G. Protection of Adjacent Properties:  Adjacent properties, storm drain inlets, and the 
downstream natural and built drainage system shall be protected from sediment 
deposition and erosion by appropriate use of BMPs such as vegetative buffer strips, 
sediment barriers or filters, dikes or mulching, or by a combination of soil 
stabilization measures.  If protection is inadequate and deposition occurs on the 
adjacent property, public right-of-way, or drainage system, the permittee shall 
immediately remove the deposited sediment and restore the effected area to its 
original condition.  Downstream properties and waterways shall be protected from 
erosion and sedimentation during construction due to temporary increases in the 
volume, velocity, and peak flow rate of runoff from the site by use and 
implementation of sediment ponds, or other acceptable methods to the City Engineer. 

H. Construction Access:  Construction vehicle access shall be, whenever feasible, 
limited to one route.  A temporary access road shall be provided at all sites.  Access 
surfaces shall be stabilized to minimize the tracking of sediment onto adjacent roads 
by utilizing appropriate BMPs.  Other measures may be required at the discretion of 
the director in order to ensue that sedimentation is not tracked onto public streets by 
construction vehicles, or washed into storm drains.  Sediment deposited on the paved 
right-of-way shall be removed in a manner that prevents it from entering the drainage 
system.       



8

I.   Stabilization of Disturbed Areas:  All exposed soil shall be stabilized by application of 
suitable BMPs and soil stabilization measures, including but not limited to sod or 
other vegetation, plastic covering, mulching, or application of base course(s) on areas 
to be paved.  All BMPs shall be selected, designed and maintained consistent with the 
Camas Design Standards Manual.  From October 1 through July 5th, no unworked 
soils shall remain exposed for more than two days.  From July 6th through September 
30, no unworked soil shall remain exposed for more than seven days.  The City may 
permit extension of these times or require reduction of these times, including shutting 
down all clearing and grading activities based on current or projected weather 
conditions with prior approval of the director.

J. Dust Suppression:  Dust from clearing, grading, and other construction activities shall 
be minimized at all times.  Impervious surfaces on or near the construction area shall 
be swept, vacuumed, or otherwise maintained to suppress dust entrainment.  Any dust 
suppressants used shall be approved by the director.  Petrochemical dust suppressants 
are prohibited.   Watering the site to suppress dust may be prohibited, unless it can be 
done in a way that keeps sediment out of the drainage system.

K. Erosion and Sediment Control:  The property owner shall design and implement 
erosion and sediment control BMPs appropriate to the scale of the project and 
necessary to prevent sediment from leaving the project site.

1. In addition to the measures in this title and other referenced ordinances and 
manuals, the director may impose the following additional measures, as 
appropriate for the project.

a. Performance monitoring to determine compliance with water quality 
standards.

b. Funding additional city inspection time, up to a full-time inspector.
c. Stopping work to control erosion and sedimentation.
d. Construction of additional siltation/sedimentation ponds.
e. Establishment a series of sediment tanks or temporary filter vaults.
f. Installation of high quality catch basin inserts to filter runoff.
g. Use of erosion control blankets, nets, or mats in addition to or in conjunction 

with straw mulch.
h. Temporary on-site stormwater conveyance systems designed, constructed, and 

stabilized to prevent erosion from leaving the site and impacting properties, 
streams, wetlands downstream of the clearing and grading activity.  
Stabilization measures shall be provided that comply with local BMPs at 
stormwater conveyance system outlets to prevent erosion of outlets, adjacent 
streambanks, slopes, and downstream reaches or properties.

i. If the initially implemented erosion and sediment BMPs do not adequately 
control erosion and sedimentation, additional BPMs shall be installed, 
including but not limited to the extraordinary BMPs described in subsection 
(1) of this section.  It is the permittee’s responsibility to ensure sediment does 
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not leave the site in an amount that would violate applicable state, or local 
water quality standard(s).

2. The timing/sequencing requirements for implementing/removing erosion and 
sediment control measures are as follows:
a. The permittee must install the temporary erosion control prior to all other 

clearing, grading, or construction.
b. The permittee must remove all temporary erosion and sediment control within 

thirty (30) days after final site stabilization or after control is no longer 
needed, per agreement with the director.  Before removing such controls, the 
permittee must remove trapped sediment or stabilize on site.  Any soils 
disturbed during sediment removal must be permanently stabilized by the 
permittee.  

15.50.100 Cut and Fill slopes

Cut and fill slopes shall be designed and constructed in a manner that will minimize 
erosion.  In addition, slopes shall be stabilized in accordance with the requirements of this 
section.  The applicant/permittee shall:

A. Submit a geotechnical report, when required pursuant to CMC 16.59 or otherwise 
under the Camas Municipal Code.  

B. Minimize clearing and grading on slopes fifteen (15) percent or greater.

C. Comply with any required critical areas report approval pursuant to CMC 16.59.

D. Limit the maximum gradient of artificial slopes to no steeper than 2:1 [two (2) feet of 
horizontal run to one (1) foot of vertical fall].  

E. Do no clearing, excavation, stockpiling, or filling on the potential slide block of an 
unstable or potentially unstable slope unless it is demonstrated by a geotechnical 
engineer of record and approved by the director, that the activity would not increase 
the load, drainage, or erosion on the slope. 

F. Do no clearing, excavation, stockpiling, or filling on any unstable or potentially 
unstable areas (such as landslide deposits) unless it is demonstrated that the activity 
would not increase the risk of damage to adjacent property or natural resources or 
injury to persons.  

G. Intercept any groundwater, subsurface water, or surface water drainage encountered 
on a cut slope and discharge it at a location approved by the City Engineer.

H. Follow the procedures and standards in the clearing and grading development 
standards related to slopes.
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I. Design and protect cut and fill slopes to minimize erosion.

15.50.110  Rockeries

Rockeries may be used for erosion protection of cut or fill slopes for both larger land 
developments such as land divisions or for construction on individual lots The primary 
function of a rockery is to protect the slope face from soil erosion and sloughing.

A. Retaining walls used to protect uncontrolled fill slopes may be no higher than four (4) 
feet, as measured from the bottom of the base rock.

B. Rockeries used to protect cut slopes or reinforced or engineered fill slopes may be up 
to a maximum height of twelve (12) feet, as measured from the bottom of the base 
rock, with the approval of the City.  Any rockery that is over four (4) feet high, as 
measured from the bottom of the base rock (cut slopes and reinforced and engineered 
fill slopes only) shall be designed and stamped by a geotechnical engineer.

C. A wall drain must be provided for all rockeries greater than four (4) feet in height as 
measured from the bottom of the base rock.  The drains shall be installed in 
accordance with City building and engineering standards.

D. If a rockery is within a required yard setback, the height and location requirements of 
CMC 18.17.060 shall be applicable.

E. The geotechnical engineer shall provide construction monitoring and/or testing as 
required by the permit conditions, and submit construction inspection reports to the 
city for all rockeries that require design by a geotechnical engineer.  For each project, 
or phase of a project, the geotechnical engineer must provide a final letter or report 
summarizing the results of the construction monitoring for each rockery, verifying 
that the rockery construction meets the geotechnical recommendations and design 
guideline.  The final letter or report must be submitted to the city prior to final 
clearing and grading inspection.   

F. Rockeries reviewed and approved concurrent and associated with a building permit 
for new home construction shall not be subject to a separate permit but shall comply 
with the requirements of this section.

15.50.120 Control of Other Pollutants

The permittee must properly handle and dispose of other pollutants that are on-site during 
construction so as to avoid possible health risks or environment contamination.  Direct 
and indirect discharge of pollutants to the drainage system, critical areas, wetlands, 
streams, or to any adjacent property is prohibited.

15.50.130 Conditions of Approval/Project Denial
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A. The director may impose conditions on permit approval as needed to mitigate 
identified project impacts and shall deny permit applications that are inconsistent with 
the provisions of this chapter.

B. All clearing and grading projects shall be subject to the following conditions and 
applicable fees: 

1. All clearing and grading, as a component of land disturbing projects, shall be 
subject to inspection by the City of Camas.

2. Prior written permission from the director shall be provided for modification of 
any plan.

3. The applicant shall maintain an up-to-date, approved copy of the plans on-site.

4. All materials or spoils removed from the site and deposited within the City of 
Camas shall be subject to a separate permit under this chapter for the receiving 
site.  Failure to exported material to an approved/permitted location shall 
constitute a violation of the underlying permit (sending site).  

C. When a SEPA environmental checklist is required:

1. A determination of non-significance (DNS), a mitigated determination of non-
significance (MDNS), or a determination of significance (DS) shall be issued by 
the City of Camas prior to the issuance of a clearing and grading approval by the 
director.

2. Provisions contained in the DNS, MDNS, or DS shall be considered when 
approving the clearing and grading activity and conditions of the approval shall 
not be less restrictive than those in the environmental determination.  

15.50.140 Expiration of Applications and Permits  

A. When a permit is ready to be issued, the applicant shall be notified and must pick up 
the permit within sixty (60) days of notification or it will be void.

B. Clearing and grading permits expire when:

1. The authorized work is not begun within six (months) from the date of approval 
issuance or other timeframe as specified in the permit.

2. Work is abandoned for over one-hundred-eighty (180) days.
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3. If authorized work is completed in a consistent and progressive manner, the 
approval shall expire one (1) year from the date of issuance unless an alternate 
time frame is specified on the permit or an extension is granted.

4. Upon a showing of good cause, up to two (2), six (6) month extensions may be 
granted, provided that conditions relevant to the issuance of the permit have not 
substantially changed and no material detriment to the public welfare will result 
from the extension.    

15.50.150 Inspections

A. Each site shall be inspected as necessary to ensure that required sediment control 
measures are installed and effectively maintained in compliance with the permit 
requirements.  Where applicable, the applicant must obtain inspection by the city at 
the following stages:

Stage 1 - Following the installation of sediment control measures or practices and 
prior to any other clearing or grading activity, including during the 
construction of sediment traps and ponds.

Stage 2- During rough grading, including hauling imported or waste materials.
Stage 3- Upon completion of final grading, including the establishment of ground 

covers and planting, and installation of all landscaping.

B. The director shall specify inspection, testing, and monitoring requirements applicable 
to a given project prior to permit issuance.  However, the director may require 
additional inspection, testing, monitoring, or professional analysis and 
recommendations when conditions exist that were not covered in the permit 
application document or were not sufficiently known at the time of permit issuance.

C. The permittee must give the City of Camas at least 48 hours of advanced notice prior 
to needed inspections.  

D. Where applicable, the City may accept inspections conducted by a certified erosion 
control specialist or licensed professional engineer who must file an inspection report 
with the director.

15.50.160 Appeal

Any person or persons aggrieved by any action of the director may, within fourteen (14) 
calendar days of such action, file a notice of appeal with the hearings officer setting forth 
the reasons for such an appeal.  The hearings officer shall hear and determine the matter 
and may affirm, modify, or disaffirm the administrative decision within ninety (90) 
calendar days of the filing of notice of appeal.  

15.50.170 Permit Required
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Every person working or directing work that requires a permit under this chapter must:

A. Have a copy of the permit before starting and during all phases of work.  The permit, 
approved plans, and applicable terms and conditions of approval shall be kept on site 
at all times.

B. Be familiar with and comply with the terms and conditions of the permit.
C. Applicant shall pay all applicable fees as listed in the adopted fee schedule.

15.50.180 As-Built Plans

For clearing and grading undertaken to develop a plat or short plat infrastructure, the 
permittee shall submit a copy of the as-built plans to the director.  Such plans shall be 
submitted prior to final approval and shall be included in the overall civil engineering as-
built set for public infrastructure
15.50.190 Final Acceptance

The director shall give final approval that clearing has been carried out in compliance 
with the permit once all work is completed per the permit and is consistent with 
provisions listed in CMC17.21.070.
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CITY OF CAMAS
STAFF REPORT

To: City Council 

From: Robert Maul, Planning Manager 

Date: March 7th, 2016

Proceeding Type: Public Hearing

Subject: Clearing and Grading Ordinance

Legislative History:
 PC Public Hearing:
 City Council Workshop:
 City Council Public Hearing:

January 27th, 2016
February 16th, 2016
March 7th, 2016

Background:

The Camas Municipal Code (CMC) currently has general provisions regarding ground disturbing 
activities tied to grading and construction.  However, there isn’t a dedicated chapter for an all-
inclusive section on clearing and grading activities if pursued as a stand-alone action.  For 
example, Title 14 has a chapter for Erosion and Sediment Control, which is applicable to all site 
development within the city and does a good job on providing specific parameters on 
implementing erosion control measures.  Titles 15 (Building and Construction), 16 (Environment), 
17 (Land Development), and 18 (Zoning) all have various elements that touch on ground 
disturbing activities and mitigation, but there isn’t anything that deals with specific grading only 
requests with great clarity. Staff’s effort with this draft code section will be to centralize and 
consolidate regulatory framework and provisions in one chapter for all grading and clearing 
activities. 

It is a relatively common practice in the development community to seek grading only permits to 
prep a site for anticipated construction activities.  Those grading and clearing activities are still 
subject to all provisions of the CMC, but there is less clarity on how to best process and address 
those activities independent of the development review process.  Many communities have a 
whole chapter dedicated to clearing and grading activities, which is what staff is proposing.  It 
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helps centralize and consolidate all development triggers, mitigation measures, and review 
criteria to not only help staff, but provide certainty for the development community as well.  

The proposed code section would be added as a new chapter to Title 15 and would be 
administered by engineering and community development staff.    

A public hearing was conducted with the Planning Commission on January 27th, 2016.  No public 
testimony was taken.  The Planning Commission unanimously recommended approval to the City 
Council with some minor edits, which are contained in the packet. 

Recommendation: 

Staff recommends that the City Council conduct a public hearing, take testimony, deliberate and 
then take final action.  If Council wishes to adopt the proposed code section then staff 
recommends passing Ordinance No. 16-001. 



 
STATE OF WASHINGTON 

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

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

 

 

March 1, 2016 

 

 

 

City of Camas, SEPA Official 

Community Development Department 

616 Northeast Fourth Avenue 

Camas, WA  98607 

 

Dear SEPA Official: 

 

Thank you for the opportunity to comment on the determination of nonsignificance for the 

Camas Municipal Code (CMC), Chapter 15.50, Clearing and Grading Project (SEPA16-01).  The 

Department of Ecology (Ecology) reviewed the environmental checklist and has the following 

comment(s): 

 

SHORELANDS & ENVIRONMENTAL ASSISTANCE: 

Rebecca Rothwell (360) 407-7273 

 

Section 15.50.040(C) of the proposed code states, in part:  “Fill and/or excavation of one-

hundred (500) cubic yards or more, even if excavated …”  Ecology recommends that the city 

clarify whether this section means 100 or 500 cubic yards. 

 

Section 15.50.040(G) of the proposed code states: “Retaining walls over four (4) feet in 

height as measured from the bottom of the base rock or block, or as identified by an engineer 

as having loads under 4'.”  Ecology recommends that the city clarify the phrase “having loads 

under 4’.” 

 

Section 15.50.050(B)(1) of the proposed code states, in part:  “Activities needed to place 

building foundations and retaining walls requiring an approval …”  Ecology recommends 

that the city clarify what type of approval is meant. 

 

Section 15.50.050(B)(1) of the proposed code states, in part:  “Land clearing, grading, 

filling, sandbagging, diking, ditching or similar work during or after periods of extreme 

weather …”  Ecology recommends that the city define the limits of “after” extreme weather 

or emergency conditions. 

 

In section 15.50.050(B)(10) of the proposed code, the city may want to consider requiring 

that the status of “diseased tree” be determined by a certified arborist. 



City of Camas, SEPA Official 

March 1, 2016 
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Ecology’s comments are based upon information provided by the lead agency.  As such, they 

may not constitute an exhaustive list of the various authorizations that must be obtained or legal 

requirements that must be fulfilled in order to carry out the proposed action. 

 

If you have any questions or would like to respond to these comments, please contact the 

appropriate reviewing staff listed above. 

 

Department of Ecology 

Southwest Regional Office 

 

(SM:16-0707) 

 

cc: Rebecca Rothwell, SEA 



 

 

 

 

 

 

 



 

CULTURAL RESOURCE PROTECTION LAWS 
NOTE: This list is not all-inclusive, and does not take place of consultation.  

Not all laws will apply in all situations. 

Federal Laws   

National Historic Protection 
Act (NHPA) 
 

36 CFR 60 http://www.achp.gov/docs/nhpa%202008-final.pdf 

Native American Graves 
Protection and Repatriation 
Act (NAGPRA) 

43 CFR 10 http://ecfr.gpoaccess.gov/cgi/t/text/text-
idx?type=simple;c=ecfr;cc=ecfr;sid=abefc428407c704d6
3fef71637939827;idno=43;region=DIV1;q1=NATIVE%2
0AMERICAN%20GRAVES%20PROTECTION%20AN
D%20REPATRIATION;rgn=div5;view=text;node=43%3
A1.1.1.1.10 or http://tinyurl.com/yc4sx7o 

Executive Order 13175—
Consultation and Coordination 
With Indian Tribal 
Governments 
 

 http://www.em.doe.gov/pdfs/MEMO%20Tribal%20Cons
ultation%20and%20Executive%20Order%2013175.pdf 
or http://tinyurl.com/4mgxrhq 

Washington State Laws 
Archaeological Sites and 
Resources 

 

27.53 RCW http://apps.leg.wa.gov/RCW/default.aspx?cite=27.53 

Executive Order 05-05  http://www.governor.wa.gov/execorders/eo_05-05.pdf 
Notice of Forest Practices to 
Affected Indian Tribes 

 

WAC 222-20-120 http://apps.leg.wa.gov/WAC/default.aspx?cite=222-20-
120 

Oregon State Laws 
Indian Graves and Protection 
Objects 

ORS 97.740-S 
97.760 

http://www.leg.state.or.us/ors/097.html 

Archaeological Objects and 
Sites 

ORS 358.905 - 
358.955 

http://www.leg.state.or.us/ors/358.html 

 
 



 

RESOLUTION NO.   16-004 

 

 

A RESOLUTION setting the speed limit on public streets within 

the 2015 annexed areas. 

 

 

 BE IT RESOLVED BY THE COUNCIL OF THE CITY OF CAMAS as follows: 

 

Section I 

 

 The Council of the City of Camas finds, upon annexation of County roads, that 

clarification of the speed limits of said streets is necessary.  The Council furthermore finds upon 

the basis of engineering and traffic investigation that the speed permitted by Clark County prior 

to annexation, whether by postings or state statute, is adequate for the public roadways within the 

newly annexed areas of Camas in 2015. 

Section II 

 

 It is hereby declared that the speed limit for the following described street or sections 

thereof shall be as hereinafter set forth: 

 Name of Street     Speed Limit 

Brady Road from its intersection with 

NW McIntosh Road to the westerly city limits 40 mph 

 

SW 6th Avenue, also known as the Old 

Evergreen Highway from 2,500 feet west of  

SW Zillah Street to the westerly city limits  40 mph 

 

 

Section III 

 

 

 The City Engineer is directed to erect signs giving notice of the speed limit on said 

streets. 

 



RESOLUTION NO.   16-004  Page 2 

 

 

 

ADOPTED at a regular Council meeting this ____ day of _________________, 2016. 

 
SIGNED:_________________________________ 

Mayor 
 
ATTEST:_________________________________ 

Clerk 
 
APPROVED as to form: 
 
 
_______________________________ 

   City Attorney 
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