
PLANNING COMMISSION MEETING AGENDA

Wednesday, February 20, 2019, 7:00 PM

City Hall, 616 NE 4th Avenue

SPECIAL MEETING

I. CALL TO ORDER

II. ROLL CALL

III. MINUTES

Approval of the Minutes from the November 20, 2018 Planning Commission MeetingA.

November 20, 2018 Planning Commission Minutes

IV. MEETING ITEMS

Workshop Discussion on Affordable Housing  

Presenter:  Sarah Fox, Senior Planner

A.

Affordable Housing Presentation Handout

Excerpt from the Camas 2035 Comprehensive Plan

Workshop Discussion on 2019 Comprehensive Plan Amendment Requests

Presenter:  Sarah Fox, Senior Planner

B.

Map of Proposed Comp Plan Amendments

Sui Hui Property (CPA19-01)

Rouse Properties (CPA19-02)

Knopp Property (CPA19-03)

Kates Heath Crossing Project (CPA19-04)

Camas Comprehensive Plan Map Adopted June 2016

Election of Chair and Vice ChairC.

Recommended Action:  That the Commissioners nominate and approve a chair and 

vice chair for the 2019 Planning Commission.

V. MISCELLANEOUS UPDATES

Miscellaneous UpdatesA.

VI. NEXT MEETING DATE

The next Planning Commission Meeting is scheduled for Tuesday, March 19, 2019 at 7:00 

p.m., in the City Council Chambers.
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VII. ADJOURNMENT

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 persons with 

special needs have opportunities to participate. For more information, please call the City 

Clerk's Office at 360.817.1574.
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PLANNING COMMISSION MEETING MINUTES - DRAFT

Tuesday, November 20, 2018, 7:00 PM

City Hall, 616 NE 4th Avenue

I. CALL TO ORDER

Chair Beel called the meeting at order at 7:01 p.m.

II. ROLL CALL

Bryan Beel, Troy Hull, Tim Hein, Jim Short and Harry (Steve) KarnesPresent:

Jaima JohnsonExcused:

Staff: Jan Coppola, Lauren Hollenbeck, Robert Maul, David Schultz and Madeline 

Sutherland

Council Liason:  Deanna Rusch

III. MINUTES

A. Approval of the Minutes from the October 23, 2018 Special Planning Commission 

Meeting

October 23, 2018 Planning Commission Minutes

It was moved and seconded to approve the minutes from the October 23, 

2018 Planning Commission Meeting. The motion carried unanimously.

IV. MEETING ITEM

A. Camas Municipal Code Amendments (File No. MC18-01)

Details:  As part of a periodic code update, the proposed minor amendments to 

Title15 Buildings and Construction, Title 16 Environment, Title 17 Land 

Development, and Title 18 Zoning of the Camas Municipal Code (CMC), included 

updates to clarify sections that may have been challenging to administer since 

the last review update, new additions and corrections, including typos. The staff 

report summarized the proposed amendments. Attachment 1 illustrates the 

proposed changes and Attachment 2 is the proposed amendments without 

red-lines. The current CMC is available online on the City's web site.

Presenter: Madeline Sutherland, Planning Intern

Recommended Action: Staff recommends the Commission conduct a public 

hearing, accept testimony, deliberate, and forward a recommendation to City 

Council regarding the proposed amendments.
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Minor Amendments to Camas Municipal Code Staff Report

1_Draft CMC Titles 15, 16, 17 and 18 with Redlines

2_Draft CMC Titles 15, 16, 17 and 18 without Redlines

3_Email from James Howsley

4_Table submitted by Paul Dennis

Staff reviewed the proposed changes and responded to the Commissioner's 

inquires.

The public testimony portion of the hearing was opened and the following 

members of the public spoke:

Paul Dennis, P.O. Box 372, Camas, WA 98607

Nathan Cano, P.O. Box 61574, Vancouver, WA 98666

Peter Glavin, P.O. Box 871717, Vancouver, WA 98687

Staff responded to the concerns expressed.

It was moved and seconded to forward a recommendation to City Council 

to approve the proposed amendments to Camas Municipal Code, Titles 15, 

16, 17, and 18 (File No. MC18-01) with Planning Commission's revisions to 

the staff report on pages 2, 4, 5, 8, 11, 14, 16 & 27 and to CMC 18.09.060 

(Exhibit A). The motion carried unanimously by roll call vote.

V. MISCELLANEOUS UPDATES

A. Miscellaneous Updates

There were no miscellaneous updates.

VI. NEXT MEETING DATE

The next Planning Commission Meeting is scheduled for Tuesday, December 18, 

2018 at 7:00 p.m., in the City Council Chambers.

VII. ADJOURNMENT

Chair Beel adjourned the public meeting at 8:15 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 persons with 

special needs have opportunities to participate. For more information, please call the City 

Clerk's Office at 360.817.1574.
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1

A WORKSHOP 

FEBRUARY 2019

Affordable housing means no-
income housing.

True or False?

Having low-income housing in 
your neighborhood reduces 
property values.

True or False?

Residents in Camas don’t need 
affordable housing, do they? 

True or False?

Photo by Camille Fink, PhD. One of the many tiny houses at the Tiny House Jamboree in 

Colorado Springs, Colorado (2015). 

TerminologyTerminology
Who needs 
affordable 
housing?

Who needs 
affordable 
housing?

WA State 
Housing Policy 

Act

WA State 
Housing Policy 

Act

Clark County –
Community 

Framework Plan

Clark County –
Community 

Framework Plan

Camas 2035 
Goals and 
Policies

Camas 2035 
Goals and 
Policies

InventoryInventory

OpportunitiesOpportunities
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� Housing is considered “Affordable” if the household is 
paying no more than 30% of their income for housing 
costs (rent or mortgage plus utilities).

� A household is “cost burdened” if they are paying 
more than 30% of their income on housing costs.

� Area Median Income is the middle of the income 
range. 50% of people earn above, and 50% below. 

Statewide

� Washington’s minimum wage is 
$12/hour or $24,960 a year

� Minimum wage is 24% of the Camas 
area median income

� Affordable housing for a person 
earning minimum wage is approx. 
$624/month

Camas

� The median income* in Camas is 
$101,167 a year

� “Low-income” are those households 
that earn 30% or less than area 
median income.  

� Affordable housing in Camas for 
those earning 30% of the median 
income is $758/month

*Note: This data is from 2017 U.S. Census Bureau estimates. 

72% City of Camas employees earn 50% 

or less than area median income (160 

employees)

38% Have a Camas address (86 staff)

� Those that earn 50% of the area 

median income can afford (approx.) 

$1,400 a month in rent. 

� If qualified, they could buy a home in 

the $200k range.
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27% School district staff earn 50% or less 

than area median income and have a 

Camas address. 

7,266 Students enrolled in 2018-19

12% of Students received free or reduced 

lunch

Data compiled from OSPI (2018 and 2017 -- https://washingtonstatereportcard.ospi.k12.wa.us/ReportCard). Photo by Microsoft.

� Total est. population 23,311

� 15.1% Low income** 

� 6.2% Have a disability

� 11.4% Over 65 years of age

� Total est. population  12,534

� 12.6% Low income**

� 13%  Have a disability

� 8.7% Over 65 years of age

2017 Estimate2000 Census

* Percentage change  2010-2017

**Low Income = Earns 30% of the Median Income or less.

17.7

3.7

6.2

11.4

11.6

10.2

8.6

14.28

0 5 10 15 20

Population*

Poverty

Disability

Over 65

2017

Clark Co. Camas

It is the goal of the state of Washington to coordinate, encourage, and 

direct, when necessary, the efforts of the public and private sectors of 

the state and to cooperate and participate, when necessary, in the 

attainment of a decent home in a healthy, safe environment for every resident of the 

state. The legislature declares that attainment of that goal is a state 

priority. 

RCW 43.185B.007 (1993)
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1) Encourage the availability of affordable 
housing to all economic segments of the 
population of this state,

2) Promote a variety of residential densities 
and housing types, and

3) Encourage preservation of existing housing 
stock.

Duplex that includes design that is similar to 

single family homes --- front doors and 

windows facing the street and garages set 

back.  

2.1.0 Communities, urban and rural, should contain 
a diversity of housing types to enable citizens from 
a wide range of economic levels and age groups to 
live within its boundaries and to ensure an 
adequate supply of affordable and attainable 
housing. 

2.1.4 All cities, towns, and the county share the 
responsibility for achieving a rational and equitable 
distribution of affordable housing.

Chapter 1 – Land Use

1.4.3 Neighborhoods

1.4.5 Residential Mixed-use Areas

Chapter 2 – Housing

2.4.1 Citywide Housing 

2.4.3 Affordable Housing

2.4.4 Senior and Special Needs Housing
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� Zoning (lot sizes and density)

� Cottage Housing 

� Mixed Use Zones

� Multi-family Zones

� Accessory Dwelling Units (est. 15 
permitted to date)

� Manufactured home standards

� Multifamily Housing Tax Exemption

� Implemented in 2014

� Areas include downtown, NW 6th Avenue 
Corridor, and NE 3rd Avenue

� None (0) utilized to date

� Residential land comprises 
53% of the city acreage

� Only 5% is designated 
Multifamily

5% 5%

9%

10%

23%

48%

LAND USE ACREAGE 2018

Open space Multifamily Park

Commercial Industrial Single Family
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� Owner-occupied housing units = 75.2% 
(Compared to 62.7% Statewide)*

� Median value of owner-occupied housing $381,500 
(Clark County $95,000)*

� Median rent:
� US Census $1,188 (Clark County $594)*

� Trulia $2,295** for 44 available units

� Craigslist $1,010 for 8 available 1-bedroom units***

*US Census Data Estimates (2013-2017)

** https://www.trulia.com/real_estate/Camas-Washington/
Search produced mostly single family homes for rent

*** Search of both 1-bedroom and all rental properties in Zip 
code 98607

1,188 

2,295 

1,241 

1,010 

3,800 

 -

 500

 1,000

 1,500

 2,000

 2,500

 3,000

 3,500

 4,000

US Census Trulia (44) Rent Café Craigs List
(8) 1-

bedroom

Craigs List
(714) All

MEDIAN RENTS

� Camas Ridge (51 units mixed income)

� Crown Villa (19 age restricted units)

� Approx. 1,037 MF units (13% of total units)

� 6% of total multi-family units are VHA 

managed

� Accessory Dwelling Units (“ADU”)

� Approx. 15 built to date with permits

� Camas 2035 Goals & Policies

� Zoning & Development Regulations Photo of Camas Ridge, Vancouver Housing Authority

1. Deep dive and update zoning 

regulations  

2. Amend/Subarea Plans

� Inventory current uses 

� Are they consistent with underlying 

designation?

� Increase acres of multi-family lands?

� Inventory public lands 

� Are there affordable housing 

partnership opportunities?
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3. Codify Camas 2035 affordable housing 
policies

4. Target infrastructure improvements in 
older neighborhoods (CDBG, HOME 
grants, etc.)

5. Refine and expand Multifamily Housing 
Tax Exemption Areas



1

ORDINANCE 16-010 | JUNE 2016

The Camas Vision
Introduction

Developing Camas 2035 
Introduction

Land Use Goals 
and Policies
Pg. 1-4

Gateways and Entries
Pg. 6-6

A Comprehensive Plan to guide future growth and development for the City of Camas

Camas 2035



The vision is written in the present tense, as if describing the city as it exists in 2035.  

Some aspects of the vision can be found in Camas today, while others represent aspirations. 

It was adopted by City Council Resolution #15-002 on February 17, 2015, the vision provides a 

framework for the goals and policies of every element of Camas 2035. 

Introduction to Vision
In the year 2035, residents of Camas continue to appreciate their safe, diverse and welcoming 

community. Those that were raised in Camas will return for family wage jobs, and to ultimately 

retire here. Camas maintains its small town character while accommodating future residents. 

Camas is well known for its excellent schools, thriving businesses and ready access to 

metropolitan amenities and natural features. A vibrant downtown and community events bring 

neighbors together and are enjoyed by all.

Vital, Stable and Livable Neighborhoods
Camas is a well-planned and connected city where residents enjoy pedestrian and bicycle paths 

between neighborhoods and to downtown. Historic structures are maintained and rehabilitated 

to accommodate new homes and businesses. There is a wide variety and range of housing for all 

ages and income levels. Quality public facilities, services and utilities contribute to a high quality 

of life. 

Diversi!ed Economy
The economy has grown to attract a variety of businesses that o$er stable employment 

opportunities and family wage jobs in the medical and high-tech !elds. Camas is a gateway to 

nature and recreational opportunities, leading to a robust tourism industry. Professional o%ce, 

medical and industrial uses will typify western Camas, with retail businesses supporting the large 

campus !rms. The north shore area will ful!ll the employment and retail needs of the growing 

population on the northeast side, and reduce trips outside of the city. 

Downtown Camas retains its historic atmosphere as a walkable, attractive place to 
shop, dine and gather. Housing within the city’s core contributes to a town center 
that supports local businesses. 

Camas Vision Statement
In order to create a vision for the future,  it was important to understand the today. Camas 2035 has 

been guided by the community vision established over a 6-month process that involved hundreds of 
community members. In this process, we examined where we’ve been, how we’ve grown,  what we do, 
and who we are today– to better understand how we will grow. 

But we’ve added 
more than 1,300 
acres of land to our 
city over the past  
10 years.

Residential density 
is among the least 
dense urban areas 
in Clark County.

How we’ve 
grown...

Camas has added      
 nearly 7,500     
   residents since  
     2004!
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LU-2.7: Protect employment land from conversion to residential uses in order to ensure an adequate supply of 
commercial and industrial land to meet 20-year employment projections. 

LU-2.8: Ensure appropriately zoned land for the development of food retailers (grocery stores and farmers’ 
markets) within a half-mile of residential areas.  

1.4.3 Neighborhoods 

In 2035, Camas is a well-planned and connected City where residents enjoy pedestrian 
and bicycle paths between neighborhoods and to downtown. Historic structures are 
maintained and rehabilitated to accommodate new homes and businesses. There is a 
wide variety and range of housing for all ages and income levels.  

Neighborhood Goal 

LU-3: Create vibrant, stable, and livable neighborhoods with a variety of housing choices that meet all stages in 
the life cycle and the range of affordability. 

Neighborhood Policies 

LU-3.1: Encourage a variety of housing typologies to support the overall density goal of six dwelling units per acre. 

LU-3.2: Develop areas appropriate for senior housing, considering proximity to services and transportation 
options. 

LU-3.3: Encourage connectivity between neighborhoods (vehicular and pedestrian) to support citywide 
connectivity and pedestrian access.  

LU-3.4: Camas residents are protective of the small-town ambiance and family-friendliness of the community. 
Discourage exclusive neighborhoods, privacy walls, and gated communities. 

LU-3.5: Where neighborhoods adjoin natural areas or trails, ensure connections through neighborhoods to 
enhance access to recreation amenities.  

LU-3.6: Improve food access in residential areas that are farther than a half-mile from healthy food stores (grocery 
store or farmers’ markets). 

1.4.4 Natural Environment 

In 2035, Camas appreciates and remains good stewards of its natural environment. A 
vegetated corridor provides habitat and safe passage for wildlife from Green Mountain 
to the Columbia River. Lacamas Lake is treasured as a unique and pristine resource.  

Natural Environment Goal 

LU-4: Develop an interconnected network of parks, trails, and open space to support wildlife corridors and natural 
resources and enhance the quality of life for Camas residents and visitors. 

Natural Environment Policies 

LU-4.1: Maintain development regulations that encourage the preservation of trees and natural areas, including 
the use of density bonuses to protect sensitive areas and encourage tree replacement.  

LU-4.2: Support the purchase by the City, or the dedication and preservation by private owners, of open space and 
encourage careful consideration and integration of the natural environment in any planning activity to perpetuate 
the park-like setting of Camas.  

LU-4.3: Encourage regional trail connectivity and increased access throughout the City to support multi-modal 
transportation and physical activity.  

LU-4.4: Development on the edges of the City adjacent to unincorporated land in agricultural use or in a forested 
or natural state should consider those adjacent uses and, where appropriate, provide buffers.  
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Camas 2035 Comprehensive Plan | Housing Element 2-1

2 HOUSING 

2.1 Vision 

In the year 2035, residents of Camas continue to appreciate their safe, diverse, and 
welcoming community. Those raised in Camas will return for family-wage jobs and to 
ultimately retire here. Camas is a well-planned and connected city where residents 
enjoy pedestrian and bicycle paths between neighborhoods and to downtown. There is 
a wide variety and range of housing for all ages and income levels. 

2.2 Organization of Housing Element 
Housing Overview� Housing Needs� Housing Diversity and Supply

Goals and Policies by Housing Category� Citywide Housing� Affordable Housing� Senior and Special Needs Housing

2.3 Housing Overview 
Camas provides a full range of housing opportunities to meet the needs 
of the people who call the City home. Neighborhoods are strong, and 
residents participate in community events and care about the livability 
and quality of life of their community. Housing in Camas ranges from 
residential estates on acreage to higher density apartments and a variety 
of single and multi-family housing types. While new development in 
Green Mountain and North Shore will add nearly 2,500 lots to the City 
and include a mix of housing types, additional housing is needed to 
support the growing population of seniors and those whose household 
incomes fall below the median.  

According to the GMA, the housing goal is to “[e]ncourage the availability 
of affordable housing to all economic segments of the population of the 
state, promote a variety of residential densities and housing types, and 
encourage preservation of existing housing stock.” To accomplish this 
goal at the local level, Camas should pursue opportunities to increase the 
supply and diversity of housing by converting existing houses, increasing 
the number of accessory dwelling units (ADU) (a.k.a., in-law apartments), 
and providing incentives for the development of a wider range of 
housing sizes and types (e.g., single-story, multi-story, and cottage).  

Regional cooperation is essential to assure adequate housing 
opportunities. Camas participates with the Vancouver Housing Authority, a local intergovernmental non-profit 
housing agency, to promote low- and moderate-income housing throughout the City. 

2.3.1 Housing Needs 

As stated in the Land Use Element, GMA requires jurisdictions to accommodate their shares of the region’s projected 
growth. In 2035, the City is expected to have a population of 34,098 people, an 11,255-person increase from the 
2015 population of 22,843. In order to accommodate this projected increase, the City will need approximately 
3,868 new housing units. Furthermore, in order to maintain the overall City density of six dwelling units per acre, 
approximately 645 acres are needed to support a variety of housing typologies and styles. The goals and policies 
in section 2.4, as well as the goals and policies included in the Land Use Element, are established to ensure the City 
can accommodate the population increase and provide housing for all economic segments of the community. 

“Neighborhoods are 
strong, and residents 
participate in 
community events and 
care about the livability 
and quality of life of 
their community.” 



Senior and Special Needs Housing 

According to the U.S. Census Bureau, “[b]y 2030, one in every five people living in the US will be over the age of 65. 
This aging of America is fueled by 72 million baby boomers aging through the life cycle in combination with a 
profound increase in longevity. Average life expectancy doubled from the mid-thirties in the 19th century to age 
78 today [2015].” 

In general, special needs populations include people who might require some assistance in their day-to-day living, 
such as people who are physically or mentally disabled, victims of domestic violence, and at-risk youth. The City 
encourages efforts to provide for those needs and to require a percentage of new housing developments to 
include universal design accommodations. Special needs housing should be integrated into Camas 
neighborhoods and have easy access to public transportation, shopping, medical facilities, and other essentials. 

2.4 Goals and Policies 
Housing goals and policies are established to ensure adequate housing is developed throughout the City to 
support residents of all ages and income levels. Goals and policies are presented for three housing categories: 

Citywide – establishes a broad housing goal and sets policies to be considered throughout the City
Affordable Housing – focuses on the development of affordable housing
Special Needs and Senior Housing – establishes goals and policies to address the particular needs of residents
with special needs and seniors

2.4.1 Citywide Housing 

Citywide Housing Goal 

H-1: Maintain the strength, vitality, and stability of all neighborhoods and promote the development of a variety
of housing choices that meet the needs of all members of the community.

Citywide Housing Policies 

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

H-1.2: Support residential development that minimizes both impervious areas and minimizes site grading to
retain the natural contours of the land. Low impact development (LID) strategies include conserving native
vegetation in tracts and considering narrower streets, stormwater gardens, and other landscape practices that
store and filter runoff.

H-1.3: Encourage use of the optional development codes (e.g., PRD, MXPD) in order to create a variety of housing
types within new developments.

H-1.4: Require a percentage of newly created lots to include one or more of the following unit types (to be
designated on the face of the plat):

Single-story dwellings
Barrier-free dwellings (consistent with Americans with Disabilities Act [ADA] guidelines)
ADUs, to be constructed concurrent with primary dwellings

H-1.5: Ensure that housing in mixed-use buildings (or developments) will complement the commercial and retail
portion of the development and increase local family-wage jobs.

H-1.6: Encourage in-fill development on vacant or underutilized sites, subject to design review guidelines, that
have adequate urban services, and ensure that the development is compatible with the surrounding
neighborhood.

H-1.7: Require all new housing developments to provide a range of housing types and sizes that are evaluated
through the land use approval process and stipulated on the final plat.

sfox
Highlight

sfox
Highlight

sfox
Highlight



Camas 2035 Comprehensive Plan | Housing Element 2-5

2.4.2 Affordable Housing 

Affordable Housing Goal 

H-2: Create a diversified housing stock that meets the needs of all economic segments of the community through
new developments, preservation, and collaborative partnerships.

Affordable Housing Policies 

H-2.1: Support and encourage a wide variety of housing types throughout the City to provide choice, diversity,
and affordability and promote homeownership.

H-2.2: Provide incentives and bonuses to encourage the development of affordable housing.

H-2.3: Any comprehensive plan designation change that increases residential capacity should require a quarter
(25 percent) of the new units to be affordable to households earning 50 to 80 percent of Camas’ MHI at the time of
development.

H-2.4: All affordable housing created in the City should remain affordable for the longest possible term, whether
created with public funds, through development agreements, or by regulation.

H-2.5: Participate in collaborative partnerships with various local and regional public and non-profit housing
groups to ensure that affordable housing is provided throughout the City.

H-2.6: Provide financial assistance through collaborative partnerships to qualifying low-income residents to
maintain or repair the health and safety features of their homes.

H-2.7: Conduct an affordable housing study in order to determine the number of existing affordable units and
assess the need for additional units. Develop policies to implement recommendations of the affordable housing
study.

2.4.3 Senior and Special Needs Housing 

Senior and Special Needs Housing Goal 

H-3: Encourage and support a variety of housing opportunities for those with special needs, particularly those
with challenges relating to age, health, or disability.

Senior and Special Needs Housing Policies 

H-3.1: Encourage special needs and senior housing to be dispersed throughout the community and close to
public transportation, shopping, medical clinics, and other essential services.

H-3.2: Encourage and support social and health service organizations that offer programs and facilities to help
persons with special needs remain in the community.

H-3.3: Treat residential structures occupied by persons with disabilities the same as residential structures occupied
by a family or by non-disabled unrelated individuals.

H-3.4: Support and encourage the development of smaller (less than 1,000-square foot), single-story houses
through the Multi-Family Cottage Overlay or other tools.
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1. Sui Hui Property—File #CPA19-01 2.22 acres 

2. Rouse Property—File #CPA19-02  0.325 acres 

3. Knopp Property—File #CPA19-03  6.32 acres 

4. Camas Crossing—File #CPA19-04  4.32 acres  

5.    City of Camas—newly acquired proper)es north of Lacamas 

Lake and misc. at NW Hill Street 82.63 acres 

Proposed	2019	

Comprehensive	

Plan	Map	
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Section 1 | Introduction 
The Owner proposes for consideration by Camas Planning Staff a recommendation for approval 
to the Camas Planning Commission and Camas City Council of a Comprehensive Plan and Map 
Amendment for Assessor Parcel 81958-123 (parcel).  
 
This parcel is presently designated as Commercial, with a zoning of CC (Community 
Commercial). The Owner requests consideration for changing the comprehensive plan to Multi-
Family High and the zoning to Multi-Family 18. 
 
This parcel is located within a subarea of numerous properties that largely are designated for 
commercial uses but have developed in residential use. We support the City’s consideration of 
an adjustment to the designations/zoning in the entire local area to better align actual 
development with the City’s Comprehensive Plan.  
 

Pursuant to requirements outlined in the City of Camas Pre-Application Conference Meeting 
Notes for Rouse File PA18-59, the following narrative describes the requested proposal in terms 
of specific sections of the City of Camas Comprehensive Plan, Goals and Policies. 

 

Section 1.1 | Background 
The subject property is located at the intersection of NW Logan Street and NW 23rd Circle 
and is the last remaining undeveloped parcel of land in the immediate vicinity.  
 
This undeveloped property is surrounded by a variety of development, primarily housing: 
 
North:  Logan Place Village | High-density, two-story zero-lot line (townhomes) 

development | CC Zone 
South:  Open space and/or park land | CC Zone 
East:  Summit Hills Condos | High-density, two-story zero-lot line development | RC Zone 
West:  Skyview Subdivision | Medium-density, single-family | R-7.5 Zone 
 
The subject property is 2.2 acres in size, according to Clark County GIS Mapping. The site has 
moderating topography, with flat areas and localized areas of slopes on the order of 10-
15%. 
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Section 2 | App. for Amendments to Comp. Plan, CMC 18.51 

Section 2.1 | Proposed Amendment, CMC 18.51.010(A) 

The present Comprehensive Plan designation is COM. The present Zoning Designation is 
Community Commercial (CC). The request is to adjust the Comprehensive Plan to a Multi-
Family High designation and change the zoning to a MF-18 zone.  
 
The subject property is located at the intersection of NW Logan Street and NW 23rd Circle 
and is the last remaining undeveloped parcel of land in the immediate vicinity. This 
undeveloped property is surrounded by a variety of primarily residential development.  

 
The requested change in designation and zone would allow for development that better fits 
the pattern of existing and surrounding development, in terms of use (housing), aesthetic 
(building type), and circulation patterns (traffic). 

 
 

Section 2.2 | Anticipated Impacts, CMC 18.51.010(B) 

No detrimental impacts are anticipated because of the change, as the proposed change 
reflects a consistency in surrounding uses.  
 
Section 2.3 | Current Plan Deficiencies, CMC 18.51.010(C) 

The current comprehensive plan of COM and zoning of Community Commercial allows for 
development of the subject property with a variety of commercial uses, as allowed under 
Camas Code 18.070.030, Table 1. Many of the allowable uses appear to be incompatible 
with the current development pattern and density of the neighborhood.  
 
A detailed traffic study would be necessary for any proposed commercial uses, however 
experience and empirical evidence suggests that some commercial uses could have a 
negative impact on the present experience of the neighborhood. 
 
Section 2.4 | Supporting Comp Plan Goals, CMC 18.51.010(D) 

The proposed amendment promotes general principles of the growth management act by 
affording land development that is consistent and compatible with surrounding uses, as 
well as affording density of residential housing where existing municipal/public services 
exist. In addition, at the following comprehensive plan Citywide Housing and Land Use goals 
and policies are addressed here: 
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 Section 2.4.1 | Camas 2035 Comp Plan Section 2.4.1, Citywide Housing 
Goal H-1: Maintain the strength, vitality, and stability of all neighborhoods and promote the 
development of a variety of housing choices that meet the needs of all members of the 
community. 

 
Policy H-1.1: The requested proposal creates a variety in the available housing options in 
the neighborhood, through creation of a pocket of multi-family housing in the local area. 
Presently, the local area surrounding the parcel is developed with housing consistent with 
single-family medium density (e.g., duplexes).  
 
Policy H-1.2: The requested proposal creates an opportunity for the developer to build a 
multi-family, multi-storied project that is advantageous for the existing sloped and natural 
contours of the parcel. In addition, it is anticipated that a multi-family development would 
utilize existing public infrastructure, thus eliminating the need to build new impervious 
public infrastructure. By building vertically with multi-family, impervious roof area is 
minimized relative to the residential density, lessening the quantity of surface runoff. 
Where feasible, low impact development options for onsite runoff management will be 
considered. 
 
Policy H-1.3: The requested proposal is limited to a single assessor parcel. A multi-family 
designation for this parcel will create a variety of housing within the existing and 
surrounding development. The parcel itself is not large enough to consider a variety of 
housing types. 
 
Policy H-1.4: Not applicable. The requested proposal is limited to one (1) parcel, which is 
located within and surrounded by single-family medium density development. These 
surrounding developments occurred under conditional use in the CC Comp. Plan 
Designation. 
 
Policy H-1.5: The requested proposal is intended to provide housing that is complimentary 
to the surrounding single-family medium development, in terms of construction type and 
appearance. 
 
Policy H-1.6: The requested proposal allows for the development of both an in-fill and 
underutilized parcel, where urban public services are readily available. A multi-family 
building on the parcel is intended to be designed and constructed with features compatible 
to surrounding development. 
 
Policy H-1.7: The requested proposal provides for a variety of housing type within the local 
area, to be reviewed and approved through the City of Camas land use approval process.  



 

 
 Sui Hui Property (Clark County Assessor Parcel 819518-123) 4 
Comprehensive Plan Amendment and Zone Change Application Otak 

 
Section 2.4.2 | Camas 2035 Comp Plan Section 2.4.2, Affordable Housing 
Goal H-2: Create a diversified housing stock that meets the needs of all economic segments 
of the community through new developments, preservation, and collaborative partnerships. 
 
Policy H-2.1: The requested proposal offers a choice, variety and affordability of housing 
opportunity through higher-density multi-family development. Ownership of units in a 
development constructed on the parcel may be an option in the future. 
 
Policy H-2.2: The Owner’s would consider opportunities through incentives and/or bonuses 
to create housing that is financially feasible to develop and considered affordable. 
 
Policy H-2.3: The Owner’s would consider opportunities through incentives and/or bonuses 
to create housing that is financially feasible to develop and affordable to households 
earning 50-80% of Camas’ MHI at time of completion of the development. 
 
Policy H-2.4: Should the Owner and City of Camas (or other public agency or private entity, 
such as Vancouver Housing Authority or Housing Initiatives LLC) reach agreement on the 
creation of affordable housing on the parcel, the Owner will comply with conditions of the 
agreement for the duration of the “affordability” of the designated units within the project. 
 
Policy H-2.5: The Owner’s will consider collaborative partnerships with potential partners to 
create designated affordable housing. 
 
Policy H-2.6: The Owners will consider collaborative partnerships with potential partners to 
create designated affordable housing, and where the partner may provide financial 
assistance to qualifying low-income residents to maintain or repair the health and safety 
features of their homes. 
 
Policy H-2.7: Not applicable to the requested proposal. 
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Section 2.4.3 | Camas 2035 Comp Plan Section 2.4.3, Senior and Special 
Needs Housing 
Goal H-3: Encourage and support a variety of housing opportunities for those with special 
needs, particularly those with challenges relating to age, health, or disability. 

Policy H-3.1: The requested proposal creates multi-family (and generally more affordable) 
housing in the urban area where public services are readily available.  

Policy H-3.2: The requested proposal is limited to one (1) parcel, which is located within and 
surrounded by single-family medium density development. It is anticipated that the 
development will be focused on providing a maximum residential density, as allowed by the 
City. The geographic conditions, size of the parcel, and lack of available off-street parking do 
not afford a site that is viable for community social and health services. 

Policy H-3.3: The requested proposal, if approved, will afford the opportunity for a 
development that may provide units that are readily accessible to seniors and/or those with 
special needs.  

Policy H-3.4: The requested proposal is for a parcel of land that, due to existing conditions 
and site contours, does not lend itself to development of single-story houses. 

 

Section 2.4.4 | Camas 2035 Comp Plan Section 1.4.1, Citywide Land Use 
Goal LU-1: Maintain a land use pattern that respects the natural environment and existing 
uses while accommodating a mix of housing and employment opportunities to meet the 
City’s growth projections. 

Policy LU-1.1: The requested proposal supports the City’s goal to provide a variety of 
residential opportunities for residents as the community grows, through increased density 
on in-fill property that is located where urban services are readily available to serve both a 
project and the residents of a development. Further, the requested proposal, although 
small in size, affords more absorption of the planned increase in population through urban 
development and reduction on pressure to continue suburban sprawl. 

Policy LU-1.2: The requested proposal, if approved, affords for in-fill development on an 
underutilized parcel. At this parcel, public services are readily available and due to the small 
size of a potential future multi-family project, there would not be anticipated a significant 
demand created for additional public services. 

Policy LU-1.3: The requested proposal, if approved, affords the development of a use that is 
both compatible in use and design of both the built structures and the natural environment. 
Surrounding development is single-family medium. The requested proposal is for multi-
family high zoning, in order to maximize the development potential (multi-storied, hillside) 
of the unique natural conditions of the parcel.  

Policy LU-1.4: This Citywide land use policy is not directly applicable to the requested 
proposal. 
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Policy LU-1.5: The requested proposal fulfills this Citywide land use policy, through 
encouragement of in-fill development of underutilized urban parcels. 

Policy LU-1.6: The requested proposal is proposed on an urban parcel that surrounded by 
residential development and served by existing public facilities. Impacts on current 
residents are anticipated to be limited or non-existent and presuming that off-street parking 
for residents of a new development to be provided per City of Camas land use development 
requirements.  

Policy LU-1.7: The requested proposal is in compliance with general County-wide planning 
policies, which encourage urban in-fill development on parcels with existing public services. 

Policy LU-1.8: The requested proposal, if approved, will result in the opportunity for an 
urban development on an underutilized parcel. A proposed project will comply with City of 
Camas land use and engineering development requirements, including the study of the 
feasibility of onsite capture, management and reuse of surface runoff. 

Policy LU-1.9: The requested proposal, if approved, will afford the opportunity for urban 
development on an underutilized parcel. Where financially feasible and within the context 
of the existing development, a project may consider artistic opportunities. 

  

Section 2.5 | Functional Plan Changes Required, CMC 18.51.010(E) 

No changes to the City’s functional plans are anticipated necessary to support the request. 
 

Section 2.6 | Capital Improvements Required, CMC 18.51.010(F) 

No City capital improvements are anticipated necessary to support the request. 
 

Section 2.7 | Other Code and Regulatory Changes Required, CMC 
18.51.010(G) 

No changes to other city or county codes are anticipated necessary to support the request. 
 

Section 2.8 | State Environment Policy Act Checklist, CMC 
18.51.010(H) 

Appendix A includes the non-project action SEPA checklist supplemental. 
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Section 2.9 | Spot Zoning 

This parcel is located within a subarea of numerous properties that are designated for 
commercial uses but have developed in residential use.  
 
We support the City’s consideration of an adjustment to the designations/zoning in the entire 
local area to better align actual development with the City’s Comprehensive Plan.  
 
The requested proposal primarily serves a public interest. As previously detailed, the proposal 
affords the opportunity to:  
 

1. Develop an in-fill and underutilized urban parcel with existing public services 
2. Affords the opportunity for a development that better fits with the natural environment 

and existing conditions of the parcel (sloped and bracketed by existing development) 
3. Affords the development of housing that creates a variety and choice of options for 

residents 
4. Creates an opportunity for development of housing that may be considered more 

affordable than single-family residential development 
5. Creates an opportunity for collaborative partnership with public or private affordable 

housing developers. 
 
 
Section 3.0 | Approval 

We appreciate the City’s consideration of this requested proposal for a Comprehensive Plan 
and Zoning Change for the Sui Hui property. 
 
The narrative provided details the reasonable and defensible justification for an approval of the 
requested action. By approving this request, the City will provide for the creation of an 
opportunity for development of an infill parcel that advances the goals and policies of the 
Camas 2035 Comprehensive Plan.
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D.  supplemental sheet for nonproject actions [help] 
 
  
(IT IS NOT NECESSARY to use this sheet for project actions) 
 
 Because these questions are very general, it may be helpful to read them in conjunction  

with the list of the elements of the environment. 
 
 When answering these questions, be aware of the extent the proposal, or the types of  

activities likely to result from the proposal, would affect the item at a greater intensity or  
at a faster rate than if the proposal were not implemented.  Respond briefly and in 
general terms. 

 
 
1.  How would the proposal be likely to increase discharge to water; emissions to air; pro- 

duction, storage, or release of toxic or hazardous substances; or production of noise? 

 

 

 Proposed measures to avoid or reduce such increases are: 

 

 

2.  How would the proposal be likely to affect plants, animals, fish, or marine life? 

 

 

 

 Proposed measures to protect or conserve plants, animals, fish, or marine life are: 

 

 

 

3.   How would the proposal be likely to deplete energy or natural resources? 

 

 

 Proposed measures to protect or conserve energy and natural resources are: 
 

 

 

4.  How would the proposal be likely to use or affect environmentally sensitive areas or  
areas designated (or eligible or under study) for governmental protection; such as parks,  
wilderness, wild and scenic rivers, threatened or endangered species habitat, historic or  
cultural sites, wetlands, floodplains, or prime farmlands? 

 

 

 

 Proposed measures to protect such resources or to avoid or reduce impacts are: 
 

 

http://www.cityofcamas.us/
http://www.ecy.wa.gov/programs/sea/sepa/ChecklistGuidance.html#SupplementalSheet
timl
Typewritten Text
The proposal to change from commercial use to residential of the subject property is not expected to increase 
negative impacts on the environment.

timl
Typewritten Text
The proposal is not expected to affect plants, animals, fish or marine life.

timl
Typewritten Text
Not applicable.

timl
Typewritten Text
The proposal is not expected to deplete energy or natural resources. 

timl
Typewritten Text
Not applicable.

timl
Typewritten Text
Not applicable.

timl
Typewritten Text
The proposal is not likely to use or affect environmentally sensitive areas.

timl
Typewritten Text
Not applicable.



 

 
 

SEPA Environmental checklist (WAC 197-11-960)  July 2016 Page 13 of 13 

 

Community Development 
616 NE Fourth Avenue  Camas, WA 98607 

(360) 817-1568 
http://www.cityofcamas.us  

 
 

 

 

 

5.  How would the proposal be likely to affect land and shoreline use, including whether it  
would allow or encourage land or shoreline uses incompatible with existing plans? 

 

 

 

Proposed measures to avoid or reduce shoreline and land use impacts are: 

 

 

 

 

6.  How would the proposal be likely to increase demands on transportation or public 
services and utilities? 

 

 

 

 Proposed measures to reduce or respond to such demand(s) are: 

 

 

 

7.  Identify, if possible, whether the proposal may conflict with local, state, or federal laws or 
requirements for the protection of the environment.  

http://www.cityofcamas.us/
timl
Typewritten Text
The proposal is not likely to affect land and shoreline use.

timl
Typewritten Text
Not applicable.

timl
Typewritten Text
The proposal to change from a commercial to residential use is likely to increase demands on public services 
and utilities, depending on the nature of a future residential development. Additional studies 
(e.g., Traffic Impact Assessment) would be prepared, as required by the local agency, to plan and address any 
significant demands on public services.

timl
Typewritten Text
Not applicable, at this time.

timl
Typewritten Text
The proposal is not anticipated to conflict with local, state or federal laws or requirements for the protection 
of the environment.
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City of Camas Community Development General Application Form 

  





 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Appendix C 
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