
City Municipal Center, 616 NE 4th Avenue

PLANNING COMMISSION MEETING AGENDA

Tuesday, October 20, 2015, 7:00 PM

I. CALL TO ORDER

II. ROLL CALL

III. MINUTES

Approval of the Minutes from the September 15, 2015 Planning Commission MeetingA.

September 15, 2015 Planning Commission Minutes

IV. MEETING ITEMS

Public Hearing:  School District Capital Facilities Plans

Details: Public Hearing to consider the 2015-2021 Camas, Evergreen, and Washougal School 

District Capital Facilities Plans

Presenter: Phil Bourquin, Community Development Director

A.

Recommended Action: Conduct a public hearing, accept public testimony, 

deliberate and forward on a recommendation to City Council to approve the 

2015-2021 Camas, Evergreen, and Washougal School District Capital Facilities 

Plans and to establish a collection rate as setforth in the Staff Report.

 

Staff Report -  School Districts Capitial Facilities Plan (CFP)

Camas School District CFP 2015-2021

Evergreen School District CFP 2015-2021

Washougal School District CFP 2015-2021

Letter from Marnie Allen June 10, 2015

Commerce 60-Day Notice (CPA15-01)

Notice of October 20, 2015 Public Hearing
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http://camas.legistar.com/gateway.aspx?M=F&ID=7734ed73-01bb-4fd3-968e-14a054004dde.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=796e229f-1663-4a88-94ba-d0658fa52520.doc
http://camas.legistar.com/gateway.aspx?M=F&ID=61e55e0f-0ba4-49a8-8324-a75facf5f26a.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=fe87d076-018b-48c0-ad09-bc6fb310a430.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=806e2e66-9290-46c4-af0e-091c2de05de2.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=8d17bc51-fdfb-4479-803f-63f4e03b269a.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=f61d11d7-a6f6-445d-9e3e-082f64087e61.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=43de11fe-1285-4a90-af4a-d4b6b4953816.doc


Workshop on Camas 2035 Comprehensive Plan Update

Details: This workshop will provide a status of the Camas 2035 Comprehensive Plan project. 

Staff will highlight a few proposed goals and policies of each of the draft elements of the 

comprehensive plan for discussion and direction from the Commissioners. The draft elements 

to discuss will be land use, housing, natural environment, and economic development. 

Presenter: Sarah Fox, Senior Planner

B.

Recommended Action: Staff requests Planning Commission direction on draft goals 

and policies.

 

Draft Natural Environment Element

Draft Economic Element

Draft Housing Element

Draft Land Use Element

V. MISCELLANEOUS UPDATES

Miscellaneous Updates

VI. NEXT MEETING DATE

The next regularly scheduled Planning Commission Meeting will be held on Tuesday, 

November 17, 2015, in the City Council Chambers at 7:00 p.m.

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 360.834.6864.
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City Municipal Center, 616 NE 4th Avenue

Tuesday, September 15, 2015, 7:00 PM

PLANNING COMMISSION MEETING MINUTES - DRAFT

I. CALL TO ORDER

Chair Beel called the meeting to order at 7:02 p.m.

II. ROLL CALL

Bryan Beel, Troy Hull, Jaima Johnson, Jim Short and Lloyd GoodlettPresent:

Frank Hood and Timothy HeinExcused:

Staff Present:  Phil Bourquin, Jan Coppola, Lauren Hollenbeck, David Schultz and Eliezza 

Soriano (Student Intern)

Council Liaison:  Shannon Turk

III. MINUTES

Approval of the minutes from the August 18, 2015 Planning Commission Meeting.

August 18, 2015 Planning Commission Meeting Minutes

It was moved by Commissioner Short, seconded by Commissioner Johnson to 

approve the minutes from the August 18, 2015 Planning Commission Meeting.  The 

motion carried unanimously by roll call vote.

IV. MEETING ITEMS

A. A public hearing was held to consider amendments to the Camas Municipal Code related to 

the establishment of marijuana retail stores within the City of Camas.

Details:  The Camas Municipal Code prohibits Marijuana Retail stores pursuant to Section 

18.07.030 Table 1 with an expiration or sunset date of November 30, 2015.  The purpose of 

the public hearing was for the Planning Commission to accept public comment, deliberate, 

and forward on to City Council a recommendation regarding Marijuana Retailing as a use 

under the zoning code (File No. MC15-06).

Presenter:  Phil Bourquin, Community Development Director

Retail Marijuanna Staff Report (MC15-06)

Exhibit List Retail Marijuana (MC15-06)

Exhibit 001 MC15-06

Exhibit 002 MC15-06

Exhibit 003 MC15-06

Phil Bourquin summarized the proposed amendments to Camas Municipal Code and noted 
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minor corrections in the staff report.

The public testimony portion of the hearing opened at 7:08 p.m.

Speaking in opposition:

Dan Duringer, 1527 NE Franklin Street, Camas

Speaking in support:

Richard Renton, 12692 Washougal River Road, Washougal

Shanon Frame, 1431 D Street, Washougal

Roxanne Renton, 12692 Washougal River Road, Washougal

Anthony Garner, 315 Santa Fe Drive, Vancouver

Marc Elkins, 2220 T Street, Washougal

The public testimony portion of the hearing closed at 7:35 p.m.

Staff responded to inquiries from the Commissioners.

After a lengthy discussion, it was moved by Commissioner Short, seconded by 

Commissioner Goodlett to forward a recommendation of approval to City Council to 

amend Camas Municipal Code 18.07.030 - Table 1 to allow the retail sales of 

marijuana in the Community Commercial (CC) and Regional Commercial (RC) zoning 

districts as outlined in the September 12, 2015 Staff Report.  The motion carried with 

Commissioners Beel and Johnson voting no.

B. A public hearing was held to consider amendments to the Camas Municipal Code (CMC) 

relating to the establishment of Smoke Shops within the City of Camas. 

Details:  Proposed amendments to CMC Section 18.03.030 Definitions for Land uses, and 

Section 18.07.030 Table 1 - Commercial and Industrial Uses, pertaining to Smoke Shops 

(File MC15-07).

Presenter:  Phil Bourquin, Community Development Director

Smoke Shops Staff Report (MC15-07)

Exhibit List MC15-07 Smoke Shops

Exhibit 001 MC15-07

Exhibit 002 MC15-07

Exhibit 003 MC15-07

Exhibit 004 MC15-07

Exhibit 005 MC15-07

Exhibit 006 MC15-07

Exhibit 007 MC15-07

Exhibit 008 MC15-07

Exhibit 009 MC15-07

Exhibit 010 MC15-07

Exhibit 011 MC15-07

Exhibit 012 MC15-07

Exhibit 013 MC15-07
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Mr. Bourquin briefly summarized the proposed amendments to Camas Municipal Code 

relating to smoke shops and noted minor corrections in the staff report.

The public testimony portion of the hearing opened at 8:01 p.m.

Speaking in support:

Dan Duringer, 1527 NE Franklin Street, Camas 

Marc Elkins, 2220 T Street, Washougal

The public testimony portion of the hearing closed at 8:08 p.m.

Staff responded to inquiries from the Commissioners.

After discussion, it was moved by Commissioner Hull, seconded by Commissioner 

Short to forward a recommendation of approval to City Council to amend Camas 

Municipal Code 18.03.030 and 18.07.030 - Table 1 as outlined in the September 12, 

2015 Staff Report.  The motion carried unanimously by roll call vote.

V. MISCELLANEOUS UPDATES

Miscellaneous Updates

Mr. Bourquin stated a public hearing before Planning Commission will be scheduled on 

October 20th to consider the Capital Facilities Plans for the Camas, Evergreen and 

Washougal School Districts.

VI. NEXT MEETING DATE

The next regularly scheduled Planning Commission Meeting will be held on Tuesday, 

October 20, 2015, in the City Council Chambers at 7:00 p.m.

VII. ADJOURNMENT

Chair Beel adjourned the meeting at 8:26 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 360.834.6864.
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STAFF REPORT

SCHOOL DISTRICTS

CAPITAL FACILITIES PLAN

FILE NO. CPA15-01
STAFF REPORT DATE: OCTOBER 13, 2015

PROPOSAL: Camas School District Capital Facilities Plan (2015-2021)
Evergreen School District Capital Facilities Plan (2015-2021)
Washougal School District Capital Facilities Plan (2015-2021)

TO: Chair Beel
Planning Commission

FROM: Planning Staff

STAFF CONTACT: Phil Bourquin, Community Development Director

HEARING DATE: October 20, 2015

LOCATION: The proposed capital facilities plans (CFP’s) are applicable to the 
geographic boundaries of each particular school district’s jurisdiction that
falls within the City of Camas. School District Boundaries are not 
modified under the CFP’s.  

DATES: Notice of Planning 
Commission
Hearing:

Published – October 13, 2015
Posted – October 13, 2015

I. BACKGROUND INFORMATION:
Capital facilities are the basic services that the public sector provides to support land use 
developments, both as they currently exist, and as they are anticipated to develop over the course 
of a 20-year planning horizon.  The state Growth Management Act (GMA) establishes many of 
the requirements for the capital facilities element (or chapter) to the Comprehensive Plan.  GMA
establishes an overall goal to "ensure that those public facilities and services necessary to support 
development shall be adequate to serve the development at the time the development is available 
for occupancy and use without decreasing current service levels below locally established 
minimum standards" (RCW 36.70A.020).

Specific to school districts, and as part of the Comprehensive Plan update, the City of Camas 
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School District Capital Facilities Plans
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reviews and adopts the Camas, Evergreen, and Washougal School Districts’ Capital Facilities 
Plans.  This is done in order that the City of Camas may collect school impact fees on behalf of 
the school districts.  Copies of the Camas, Evergreen, and Washougal School District CFP’s are
attached for your review.  Attendant with the CFP’s is the individual school district’s calculated 
and/or adopted impact fee amounts for single family residential and multi-family residential
development.

The current and proposed impact fees for each school district are as follows:

School 
District

Current Fee 
for Single 
Family

Proposed Fee for 
Single Family

Current Fee for 
Multi-family

Proposed Fee for 
Multi-family

Camas $4,460.49 $5,371.00 $2,604.56 $5,371.00
Evergreen $6,989.14 $6,100.00 $2,678.72 $7,641.00
Washougal $2,683.63 $5,600.00 $2,689.23 $5,800.00

II. DISCUSSION:  

1. Beyond school impact fees, the city collects Park, Traffic and Fire Impact Fees.  These 
fees are passed along to tenants or owners along with permitting and system development 
charges for water and sewer.  An example of the compounding impact of fees for a typical
single family dwelling near Green Mountain would currently include: 

Single Family Dwelling:
Evergreen SD Impact Fee:  $6,989.14

Traffic Impact Fee:  $7,574.00
Park Impact Fee:  $2,290.00
Fire Impact Fee:  $600.00

2015 Total Impact Fees:  $17,453.14

Water Development charge:  $4,873.00
Sewer Development charge:  $4,420.00

Total System Development Charges:  $9,293.00

Total Impact/System Fees for a typical Single Family Dwelling:   $26,746.14

2. Administration:  The City collects and passes along school impact fees on behalf of the 
school districts.  In administering this process, the potential for collection errors increase
with a lack of conformity or increased level of complexity.   Collecting impact fees for 
multiple types of units (eg. single-family, townhomes condos vs. separate lots, duplexes, 
apartments, accessory dwelling units) at different rates for multiple school districts is 
complex and the potential for error increases with a lack of conformity. With additional 
types of impact fees (Parks, Transportation, Fire) the concern is compounded further.  In 
addition to the current method of collection, recent legislation mandates additional 
options for when impact fees may be collected.  
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3. The proposed fees for the Evergreen and Washougal School Districts include higher fees 
on a per unit basis for multi-family than for single family units. Within the City of Camas 
over 70% of new single family homes that have been constructed in recent years are 
3,000 square feet or larger and contain three or more bedrooms.  With multifamily units 
the number of bedrooms and square footages of each unit is typically less, however, the 
density or students per household increases.  This raises an issue of social equity and 
affordable housing options.    The current City of Camas Comprehensive Plan includes 
the following instructive Policies and Strategies:

a. Policy HO-9.  Support and encourage a wide-variety of housing types throughout 
the city, including Planned Developments, to provide choice, diversity, 
homeownership, and affordability.

b. Policy HO-10. Support and encourage all new housing developments of 
significant size to include a balance of housing opportunities within their plans.

c. Policy HO-13.  Encourage all affordable housing created in the city to remain
affordable for the longest possible term, whether created with public funds, 
through development agreements, or by regulation.

d. Strategy HO-10. Allow Planned Developments in all residential zones 
throughout the City and encourage 10% of homes in all developments be 
affordable

III. RECOMMENDATION:

Staff finds the proposed school District CFP’s to be generally consistent with the current City of 
Camas Comprehensive Plan, maps, and Capital Facilities Plan with adjustments to the amounts 
be collected by the City.  

Staff recommends the Planning Commission conduct a public hearing, accept public testimony, 
review and deliberate, and forward on a recommendation to approve the Camas, Evergreen and 
Washougal School District CFP’s with a recommendation to collect impact fees based upon the
following simplified fee schedule.  

School 
District

Fee per dwelling 
unit (single or 
multi-family)

Camas $5,371
Evergreen $6,100
Washougal $5,600
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Notice of Intent to Adopt Amendment  
60 Days Prior to Adoption 

 

Indicate one (or both, if applicable): 
 

   Comprehensive Plan Amendment 
   Development Regulation Amendment 

 

Pursuant to RCW 36.70A.106, the following jurisdiction provides notice of intent to adopt a 
proposed comprehensive plan amendment and/or development regulation amendment under 
the Growth Management Act. 
 

Jurisdiction: City of Camas 

Mailing Address: 616 NE 4th Avenue 
Camas, WA 98607 
 

Date: October 12, 2015 

 

Contact Name: Phil Bourquin 

Title/Position: Community Development Director 

Phone Number: (360) 817-1568 

E-mail Address: communitydevelopment@cityofcamas.us  

 

Brief Description of the 
Proposed/Draft  Amendment:  
If this draft amendment is provided to 
supplement an existing 60-day notice 
already submitted, then please provide the 
date the original notice was submitted and 
the Commerce Material ID number located 
in your Commerce acknowledgement 
letter. 

Capital Facilities Plans for the Camas, Evergreen 
and Washougal School Districts 

Is this action part of the 
scheduled review and update?    
GMA requires review every 8 years 
under RCW 36.70A.130(4)-(6). 

 

Yes: ___          
No:  _X_ 
 

Public Hearing Date: Planning Commission on October 20, 2015 
City Council on November 16, 2015 

Proposed Adoption Date: December 21, 2015 

 

REQUIRED:  Capital Facilities Plans for the Camas, Evergreen and Washougal School Districts 
are attached. 
We do not accept a website hyperlink requiring us to retrieve external documents. 
Jurisdictions must submit the actual document(s) to Commerce.  If you experience 
difficulty, please contact reviewteam@commerce.wa.gov.  

mailto:communitydevelopment@cityofcamas.us
http://apps.leg.wa.gov/rcw/default.aspx?cite=36.70a.130
mailto:reviewteam@commerce.wa.gov


Published in the Post Record on October 13, 2015       Legal publication No. 546156
Posted on bulletin boards at the Camas Post Office, City Hall, Camas Library, & City of Camas web site.

Community Development Department

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

NOTICE IS HEREBY GIVEN that a public hearing will be held on Tuesday, 

October 20, 2015, at 7:00 p.m., or soon thereafter, in Council Chambers of the City of 

Camas Municipal Building, located at 616 NE Fourth Avenue, Camas, Washington, 

before the Planning Commission.

Purpose: The purpose of this legislative public hearing is to review capital facilities 

plans for each of the following school districts:  Camas School District (2015-2021), 

Evergreen School District (2015-2021), and Washougal School District (2015-2021).

More Information:  Planning Commission’s meeting agenda and supporting materials 

will be available on the city’s website at the “Agenda, Minutes and Videos” link generally 

a week prior to the meeting at 

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

Comment/Participate: Any interested party may participate in the hearing, either orally 

or in writing.  Further information may be obtained at the Camas Municipal Building, 616 

Northeast Fourth Avenue.  Questions may be directed to Phil Bourquin, Community 

Development Director, at (360) 817-1568.
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6.0 NATURAL ENVIRONMENT  
6.1 Vision 

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. City policies preserve trees 

and natural areas.   

6.2 Organization of Natural Environment Element 

• Natural Environment Overview 

• Goals and Policies  

- Citywide 

- Environmental Stewardship 

- Critical Areas 

- Shorelines 

- Landscape Enhancement and Tree Preservation 

6.3 Natural Environment Overview  

The quality of life in the Pacific Northwest is often equated with the quality of the 

environment. Preserving the quality of the environment depends on individual, 

corporate, and government decisions, and on coordinated actions to minimize adverse 

environmental impacts. 

 

The Natural Environment Element provides a policy framework for the protection and 

improvement of Camas' natural environment, an important element for the 

development of a sustainable city. The City of Camas is committed to the concept of a 

sustainable urban environment and weighs the merits and costs of its environmental 

actions with other important demands, such as public safety and recreation, public 

infrastructure, housing, and economic development. 

 

The City has adopted a number of plans and development regulations to provide a 

balance between environmental regulations, public safety and economic development. 

These plans and regulations include the: 

• Camas Shoreline Master Program (July 27, 2015, Ord. 15-007) 

• City of Camas Parks, Recreation, and Open Space Comprehensive Plan (January 

5, 2015, Ord. 15-002) 

• Landscape Ordinance (Camas Zoning Code, Chapter 18.13) (date, Ord. 2515) 

• Sensitive Areas and Open Space Ordinance (Chapter 18.31 of the Camas Zoning 

Code) (2008, Ord. 2515; amended in 2011, Ord. 2612) 

• Title 16, Environment, of the Camas Municipal Codes (2015, Ord. 15-007) 

• Low impact development policies within the City of Camas Stormwater Design 

Manual (Res. 1193, update in progress)   
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6.4 Goals and Policies 

Natural Environment goals and policies are established to ensure the preservation of the 

natural environment, consistent with the Camas 2035 Vision. Goals and policies are 

presented for environmental stewardship, critical areas (wetlands, critical aquifer 

recharge areas, frequently flooded areas, geologically hazardous areas, fish and wildlife 

habitat conservation areas, historic and cultural resources), and landscape enhancement 

and tree preservation.  

6.4.1 Environmental Stewardship 

One of the most demanding roles the City of Camas must fulfill is that of chief steward 

of the city's environment. The city has the authority to regulate land use and the 

responsibility to implement federal and state statutes. Therefore, the City must endeavor 

at all times to ensure that its environment is managed wisely. The City encourages all 

develop to consider the preservation, restoration, and improvement of the natural 

environment.  

Environmental Stewardship Goal 

NE-1: To preserve Camas’ natural environment through the development of a 

sustainable urban environment and the protection of habitat and vegetation corridors.  

Environmental Stewardship Policies 

NE-1.1: Consider the immediate and long-term environmental impacts of policy and 

regulatory decisions. 

NE-1.2: Conduct city operations in a manner that provides quality services to the 

community while ensuring resource conservation, and provide an environmentally safe 

workplace for its employees. 

NE-1.3: Prepare, plan and provide ongoing training for responding to and recovery from 

adverse environmental events.  

NE-1.4: Establish citywide multimodal connectivity to encourage non-motorized 

transportation in order to protect the City’s air quality.  

NE-1.5: Protect, conserve, and manage existing natural resources and valuable historic 

and cultural areas in order to ensure long-term preservation.  

NE-1.6: Encourage the preservation of the night sky through dark sky standards in 

development regulations and design guidelines.   

NE-1.7: Limit clearing, grading and soil disturbance outside of the building footprints, in 

order to maintain the natural hydrologic functions of a site.  

NE-1.8: Encourage the development of grading regulations that will preserve the natural 

contours of undeveloped properties, natural vistas, and mature vegetated corridors.    
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6.4.2 Critical Areas 

The critical area goal and policies provide for the protection of designated critical areas 

as identified by the Growth Management Act. Camas’ natural environment is composed 

of a variety of landforms, soils, watercourses, and vegetation. Protection and, where 

appropriate, restoration of these critical areas will ensure the preservation of Camas’ 

natural environment and contribute to Camas’ quality of life. Development on property 

that contains critical areas must comply with the goal and policies listed below, as well 

as the development regulations contained in Title 16 of Camas’ Municipal Codes. 

Critical Area Goal 

NE-2: To preserve, maintain, and restore the City’s critical areas to protect their function 

and values.    

Critical Area Policies 

NE-2.1: Utilize Best Management Practices and Best Available Science to preserve, 

protect, and to the extent practical, restore the biological health and diversity of Camas’ 

critical areas.  

NE-2.2: Preserve, and when appropriate restore, aquatic and riparian habitats consistent 

with applicable regulations.  

NE-2.3: Conserve and protect groundwater resources. 

NE-2.4: Regulate land use and development in a manner that protects natural 

topographic, geologic, vegetative, and hydrologic features. 

NE-2.5: Promote soil stability through the use of the natural drainage systems and 

protection of existing native vegetation. 

NE-2.6: Minimize and control soil erosion during and after construction with the use of 

best management practices, best available science, and ecologically-sustainable site 

design. 

NE-2.7: Preserve and avoid areas with endangered, threatened, and sensitive species, 

and species of local importance, as required by local, state and federal laws. 

NE-2.8: Ensure that development throughout the City meets or exceeds long-term 

wetland protection and mitigation standards and practices.  

6.4.3 Shorelines 

The 2003 Washington State Legislature enacted a law (Substitute Senate Bill 6012) for 

Washington cities and counties to amend their SMP’s by December 2011. The cities of 

Camas, Battleground, Vancouver, Washougal, Ridgefield, La Center, Town of Yacolt, 

and Clark County agreed to form a coalition by means of an interlocal agreement 

(Record #4570316 IA). The Clark County Coalition was established in 2009, to update the 

shoreline inventory, and to encourage public participation on the mandated SMP 
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amendments. In the years that preceded the adoption of this Program, there were 

monthly public outreach activities, regional open houses, and Planning Commission and 

City Council work sessions. The city also created an ad hoc committee to examine the 

proposed amendments and to ensure that the locally significant policies remain intact.  

The Camas Shoreline Master Program (SMP) was amended in 2012 with Ordinance 2643 

and Resolution 1250. A limited amendment to the wetland regulations was adopted July 

2015 with Ordinance 15-007. 

 
Shoreline Goals (as provided in the SMP):Shoreline Goals (as provided in the SMP):Shoreline Goals (as provided in the SMP):Shoreline Goals (as provided in the SMP):    

SMP-3.1: To guide the future development of shorelines in the City in a positive, 

effective, and equitable manner consistent with the Shoreline Management Act. 

SMP-3.2: To promote the public health, safety, and general welfare of the community by 

providing long range, comprehensive policies and effective, reasonable regulations for 

development and use of the City’s shorelines. 

SMP-3.3: To ensure, at minimum, no net loss of shoreline ecological functions and 

processes and to plan for restoring shorelines that have been impaired or degraded. 

6.4.4 Landscape Enhancement and Tree Preservation 

The natural landscape and existing tree cover are important aspects of Camas’ natural 

environment. Native, mature landscaping and trees contribute to the City’s ecological 

health, provide valuable animal habitat, and enhance the community’s natural beauty.  

Landscape Enhancement and Tree Preservation Goal 

NE 4: To protect Camas’ native landscape and mature tree cover.  

Landscape Enhancement and Tree Preservation Policies 

NE-4.1: Encourage the use of native plants in residential, commercial, and industrial 

landscapes, in order to increase the implementation of low-impact site design. 

NE-4.2: Encourage the eradication of aggressive non-native vegetation species. 

NE-4.3: Conduct an analysis of the tree canopy citywide, and encourage no net loss of 

significant tree cover, or provide a goal for improvement, in order to address air quality 

and low-impact development goals. 

NE-4.4: Develop a fee-in-lieu replacement program to compensate for the loss of tree 

canopy coverage, when retention of mature trees within development sites is 

impractical. Among other goals, the program may provide community education 

regarding healthy tree management and support to the management of urban forest 

areas.  
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11.0 ECONOMIC DEVELOPMENT  
11.1 Vision 

In 2035, the economy has grown to attract a variety of businesses that offer stable employment 

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

nature and recreational opportunities, leading to a robust tourism industry. Professional office, 

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

campus firms. The north shore area will fulfill the employment and retail needs of the growing 

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

11.2 Organization of Economic Development Element 

• Economic Development Overview 

• Goals and Policies by Area 

- Citywide 

- Downtown  

- Grass Valley 

- North of Lacamas Lake 

- Eastside Commercial District 

- Gateways and Corridors 

- Residential Mixed Use Areas 

11.3 Economic Development Overview  

Economic development for the City of Camas is the creation and sustainability of a 

diverse array of employment opportunities, ensuring the tax base currently enjoyed by 

the City is sustained and strengthened. The economic health and well-being of the City 

of Camas is thus tied to a commitment to promote a wide range of employment 

opportunities for the citizens of the community as well as to provide a setting and 

quality of life that attracts businesses and residents. While not specifically required by 

the GMA, the City of Camas feels it is important that an economic development element 

be included in its comprehensive plan.  

 

In order to plan for a diverse and vibrant economy, it is important to understand the 

current economic conditions within the City and Clark County. While the City’s past 

economic health had been closely tied to the Mill, in more recent years the City’s 

economy has diversified and now supports many technology and manufacturing firms, 

as well as a growing school system and professional offices. The tables below compare 

the median household incomes and percentage of civilian workers employed in all 

industry sectors, as defined by the North American Industry Classification System, 

within the City of Camas and Clark County from 2010 to 2013. 

 
Table 11.1. Median Household Income 

Camas Clark County 

2010 2013 2010 2013 

$77,334 $81,897 $58,262 $57,341 
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As illustrated in Table 11.1, wages in Camas are higher and have grown more rapidly 

than those in Clark County. Higher wages can have positive impacts on other aspects of 

the economy and community members have expressed their desire to support family-

wage jobs, specifically in the medical and high-technology fields. 

 
Table 11.2. Percentage of Jobs by Industry Sector 

Industry 
Camas Clark County 

2010 2013 2010 2013 

Agriculture, forestry, fishing, hunting, and 
mining 

0% 1% 1% 1% 

Construction 7% 3% 8% 7% 

Manufacturing 16% 15% 13% 13% 

Wholesale Trade 6% 4% 4% 3% 

Retail Trade 14% 12% 12% 12% 

Transportation, Warehousing, and Utilities 7% 6% 8% 8% 

Information 2% 3% 2% 2% 

Finance, Insurance, Real Estate, and Rental 
and Leasing 

8% 8% 7% 6% 

Professional, Scientific, and Management, 
and Administrative and Waste Management 
Services 

13% 10% 10% 11% 

Educational Services, Healthcare, and Social 
Assistance 

16% 22% 20% 21% 

Arts, Entertainment, Recreation, and 
Accommodation and Food Service 

4% 7% 7% 8% 

Other Services, except Public 4% 4% 5% 6% 

Public Administration 4% 6% 5% 4% 

Source: U.S. Census Bureau, 2013 American Community Survey (ACS) 3 year estimate (2011-2013) and 2010 

ACS 5 year estimate (2006-2010). 

Notes:  

1. Percentages have been rounded to the nearest whole number. 

2. The total number of civilian workers in 2013 in Camas was 9,093 and in Clark County was 215,992. In 

2010, the total number of civilian workers in Camas was 8,733 and in Clark County was 211,215. 

3. Additional information on industry categories can be found on the Bureau of Labor Statistics website: 

http://www.bls.gov/iag/home.htm.   

 

As illustrated in Table 11.2, Camas saw a decline in construction and professional, 

scientific, and management jobs, a small decline in manufacturing jobs, and an increase 

in educational services, healthcare, and social assistance jobs from 2010 to 2013. These 

same trends are generally reflected in the County as a whole; however, Camas did 

experience a greater decline in construction jobs and a greater increase in educational 

services, healthcare, and social assistance jobs. As the nation recovers from the recent 

economic recession, these trends in employment by industry sector have also been 

reflected in the national and Washington State economies.1 In order to support the 

continued growth of the Camas economy and the planned increase of 11,182 jobs by the 

                                                      
1 2014 Labor Market and Economic Report, Washington State Employment Security Department, 

published March 2015.  
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year 2035, the Economic Development Element establishes goals and policies that seek to 

maintain the diversification of employment opportunities. The City is targeting 

businesses that provide a greater proportion of family-wage jobs. Increasing retail 

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

desirable.  

11.4 Goals and Policies 

Economic Development goals and policies are established to ensure economic 

development in the City of Camas is consistent with the Camas 2035 Vision and 

provides for a diverse range of employment opportunities throughout the City. Goals 

and policies are presented for citywide economic development, as well as six specific 

areas of the City that contribute unique attributes to the City’s overall economy.  

11.4.1 Citywide Economic Development 

Citywide Economic Development Goal 

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

and provide a setting and quality of life that attracts and retains businesses.   

Citywide Economic Development Policies 

ED-1.1: Ensure that there are tools in place to attract medical and high-technology 

industries to expand and to provide stable employment.  

ED-1.2: Encourage apprenticeship, internships, and on the job training in all industry 

sectors.   

ED-1.3: Encourage appropriate reuse and redevelopment of older and deteriorating 

commercial areas.  

ED-1.4: Foster and expand year-round recreational services, lodging, dining and retail 

options that will capture tourism and benefit residents and employers.  

ED-1.5: Ensure there is adequate infrastructure planned or in place to serve new and 

expanding industries.  

ED-1.6: Ensure an adequate supply of commercial and industrial employment land to 

support the City’s economic development goals.  

ED-1.7: Support retention, expansion, and recruitment activities for all businesses with a 

commitment to the community and operating in an environmentally responsible 

manner.  

ED-1.8: Ensure the regulatory environment is balanced so that it nurtures economic 

activity, encourages new employment, and promotes a high quality of building and site 

design.  
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ED-1.10: Encourage businesses to reduce travel times and trips through implementation 

of a trip reduction program, which includes incentives for carpooling, transit ridership, 

or other options beyond single-occupancy vehicles. 

11.4.2 Downtown  

Downtown Camas is the historic center of the City with a tree-lined, welcoming main 

street (Fourth Avenue), which has seen steady redevelopment in recent years with a 

brew pub, conversion of uses (e.g. Ford Dealership), and a new building on NE Everett. 

Land uses in downtown include a mix of retail services, restaurants, professional offices, 

government services, and single and multi-family residential development. Downtown 

Camas is also home to several community events throughout the year, including Camas 

Days. These events attract thousands of people to downtown and support the local 

economy and community.  

Downtown Economic Development Goal 

ED-2: Maintain Downtown Camas as the center of the City and encourage 

development/redevelopment that respects the historic character and supports 

walkability and a diverse range of services.   

Downtown Economic Development Policies 

ED-2.1: Safeguard the design of downtown through requiring compliance with the 

Downtown Design Manual and consistency with the comprehensive plan. 

ED-2.2: Collaborate with public agencies, private parties and non-profits in marketing 

and outreach efforts that sustain existing local businesses and attract new 

development/redevelopment while maintaining the historic character of downtown. 

ED-2.3: Ensure the Land Use Element supports higher residential densities adjacent to 

the downtown district and atop downtown businesses to increase activity in downtown 

in support of local businesses.  

11.4.3 Grass Valley 

Grass Valley is home to several national and international technology and 

manufacturing firms. Land use in Grass Valley includes large technology and 

manufacturing campuses, surrounded by retail and commercial services and residential 

development.  

Grass Valley Goal 

ED 3: Promote a cooperative industrial business park in which businesses and the City 

efficiently share resources to achieve sustainable development, with the intention of 

increasing economic gains and improving environmental quality. 

Grass Valley Policies 

ED-3.1: Consider creation of a master plan that will include a mix of office, light 

industrial, and retail uses, that are transit-oriented, and designed with an eye to high-

quality streetscape appeal.    
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ED-3.2: Consider incentives for long-term use and improved utilization of existing 

facilities and infrastructure.  

ED-3.3: 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.   

11.4.4 North of Lacamas Lake 

The area north of Lacamas Lake is anticipated to experience substantial growth and 

redevelopment within the 20-year planning horizon. Planned transportation 

infrastructure will improve transportation connectivity throughout the City and support 

the employment and retail uses desired north of Lacamas Lake. A large portion of the 

land in this area is zoned Business Park and Multifamily, with some Commercial and 

lower density residential zoning. The Port of Camas –Washougal manages an airport 

that is outside city limits, however the majority of the developable land north of 

Lacamas Lake is within the airport influence area.     

North of Lacamas Lake Goal 

ED 4: To develop master plan development, which will accommodate a significant share 

of the city’s future population and employment growth by encouraging a more intense 

level of development that is well-served by transportation options, including pedestrian 

and bicycle facilities, a range of housing choices, and a mix of shops, services and public 

spaces. 

North of Lacamas Lake Policies 

ED-4.1: Promote the growth of businesses that will meet the retail and service needs of 

the population on the northeast side, such as grocery stores, medical offices, and 

restaurants.  

ED-4.2: Protect the viability of the airport as a significant economic resource to the 

community by encouraging compatible land uses2, densities, and reducing hazards that 

may endanger the lives and property of the public and aviation users consistent with 

state laws RCW 36.70A.510 and RCW 36.70.547. 

ED-4.3: Encourage new developments to include provisions for neighborhood parks that 

are within walking and biking distance of a person’s home or work to encourage greater 

physical activity, including shared-use paths (or trails) that link homes, work, 

commercial centers, public transit, and community facilities. 

ED-4.4: Promote economic development opportunities adjacent to the Port of Camas-

Washougal’s Grove Field that will benefit from additional transportation options. 

                                                      
2 Refer to “Airports and Land Use Compatibility Guidebook”, WA State Department of Transportation 
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ED-4.5: Preserve large tracts of land for large industry and master planned commercial 

development.   

11.4.5 Eastside Commercial District 

The Eastside Commercial District has tremendous economic growth potential and 

would benefit from targeted streetscape improvements. The development of an 

attractive streetscape that is attractive and safe for all modes of transportation (e.g. 

bicycles, wheelchairs, pedestrians) could attract new economic opportunities and 

investment in the area.  

This commercial area generally straddles NE Third Avenue at the city’s eastern edge to 

the bridge over the Washougal River to the west. The commercial structures are single-

story, with stretches along the street that are in disrepair and vacant. There is a 

scattering of businesses that have been recently renovated. It is a vehicle dominated 

corridor with several drive-through chain restaurants, and large parking lots adjacent to 

the street. There are no pedestrian or bicycle amenities and landscaping is scarce or non-

existent.  

Eastside Commercial District Goal 

ED 5: To create a redeveloped and revitalized Eastside Commercial District that 

supports existing and new businesses and is uniquely Camas with a safe and 

pedestrian-friendly streetscape. . 

Eastside Commercial District Policies 

ED-5.1: Develop commercial and mixed-use areas that are safe, comfortable, and 

attractive to pedestrians. 

 

ED-5.2: Reinforce streets as public places that encourage pedestrian and bicycle travel 

and provide transitions between Third Avenue and neighborhoods. 

 

ED-5.3: Encourage efficient land use by facilitating compact, high-density development 

and minimizing the amount of land that is needed for surface parking. 

11.4.6 Community Gateways and Corridors 

Community gateways create a sense of arrival and let visitors and residents know they 

are in Camas. Primary and secondary gateways are designated to distinguish between 

gateways that offer a primary entrance into Camas and those that are secondary and 

serve as an entrance to a particular part of the City. Corridors extend approximately .25 

miles from the gateway and include enhanced features, such as bike lanes, widened or 

detached sidewalks, and signage. As outlined in the Land Use Element, Gateways are 

established as an overlay zone and identified on the Camas Zoning Map (see Map X). 

Gateway/Corridor Goal 

ED-6: Create attractive and welcoming entrances to the City and distinguish Camas 

from adjacent jurisdictions through the development of community gateways. 
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Gateway/Corridor Policies 

ED-6.1: Ensure development in community gateways meet, and where possible exceed, 

the design principles and guidelines for primary and secondary gateways as described 

in the Camas Design Review Manual. 

ED-6.2: Ensure zoning regulations and design standards promote 

development/redevelopment in gateways that include the gateway and corridor features 

identified in the Land Use Element and Camas Design Review Manual.  

ED-6.3: Coordinate gateway and corridor development/redevelopment with public 

works planning to leverage resources and ensure adequate right-of-way is available for 

gateway/corridor improvements.  

ED-6.5: Encourage redevelopment along the Everett corridor that respects the historic 

character of the area, improves pedestrian mobility/safety, and supports small-scale 

retail and commercial services.  

ED-6.6: Encourage development of commercial uses and multifamily residential within 

the 6th Avenue and 3rd Avenue gateways and corridors to further support downtown 

businesses. Consider rezoning of low-density residential land to support the downtown 

area.   

ED-6.7: Building entrances should face the street and provide pedestrian connections 

from the building entrance to the sidewalk. Encourage landscaping between the 

building and the street (not parking), in order to create a welcoming streetscape.  

11.4.7 Residential Mixed Use Areas  

Approximately 10 acres of the city is zoned mixed use (MX) and is located south of NE 

Third Avenue, in the Louis Bloch Park Neighborhood. The area designations were 

amended in 2009, in order to promote redevelopment of the neighborhood, which is 

dominated by small lots, with an aging, single-family housing stock. The strengths of the 

area include its proximity to the historic downtown, regional trail connections, a large 

anchor grocery store, and the natural areas to the south and east.  

From time to time, the city contemplates the conversion of commercial or industrial 

areas to mixed use or considers an overlay. Part of the deliberation must include 

uncontroversial benefits to the community, such as providing a gathering place (e.g. 

pocket park), housing options for all incomes, and job opportunities.   

   

Residential Mixed Use Goal  

ED-7: To foster economically and socially diverse mixed neighborhoods as the 

foundation for a healthy City, which includes meeting the multi-modal transportation, 

housing, employment, and education, recreation, and health needs of the citizens. 
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Residential Mixed Use Policies 

ED-7.1: Mixed use developments should be unique to the area in which they are located 

and encourage small business development, a mix of housing types to ensure 

affordability, pedestrian and transit connections, and designed to be sensitive to the 

natural environment.  

ED-7.2: Ensure that the development of mixed use areas are oriented to the public street 

and are scaled and designed to be compatible with surrounding land uses. 

 

 



Camas 2035  October 2015 

Housing Element - DRAFT  Page 1 of 6 

  

5.0 HOUSING  
5.1 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 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.  

5.2 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 

5.3 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 of Lacamas Lake 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), to 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.  

5.3.1 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 



Camas 2035  October 2015 

Housing Element - DRAFT  Page 2 of 6 

  

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 5.4, 

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.  

5.3.2 Housing Diversity and Supply 

As Camas continues to grow as a regional economic and employment center, the 

demand for housing in and around the City will grow. While the land use element 

establishes land use designations that support a variety of housing densities to 

accommodate the City’s projected population increase, the housing element further 

identifies goals and policies to address the types and scales of the housing needed for 

the projected population.  

The City addresses housing diversity and supply by promoting the innovative use of 

residentially and commercially designated land through development regulations such 

as the ordinances governing planned residential development (PRD) and mixed use, as 

well as by encouraging in-fill development where appropriate.  

The PRD and mixed-use ordinances provide developers with greater flexibility than 

traditional subdivision ordinances and allow variations in site design and density. While 

these optional development types are intended to foster more creative communities that 

exceed minimum standards, they must provide a clear benefit to the City. Encouraging 

in-fill developments within existing neighborhoods, such as ADUs, can expand housing 

diversity and affordability.  

Housing Affordability 

A major challenge facing all cities is to provide housing for all economic segments of the 

population. GMA’s housing   goal affirms the City’s responsibilities to encourage the 

availability of affordable housing to all economic segments of the population, promote a 

variety of residential densities and housing types, and encourage preservation of 

existing housing stock. 

The federal Department of Housing and Urban Development (HUD), which provides 

grant and technical assistance for community projects, uses a standard formula for 

housing affordability. The formula for affordability assumes that no more than 30 

percent of monthly household income is spent on rent or a mortgage. Therefore, a major 

factor that determines affordability is income. In 2013, the median household income in 

Clark County was $57,341, while in Camas, it was $81,897.1 This number represents the 

                                                      
1 U.S Census Bureau, American Community Survey (ACS) 3 year estimate (2011–2013). 
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midpoint of all household incomes, where half is above the midpoint and the other half 

is below. 

Table 5-1 below represents the affordable monthly housing costs for households with 

incomes ranging from 30 percent to 100 percent of the median household incomes for 

Clark County and Camas. If, for example, in Camas the household income is half (50 

percent) of the median, the affordable monthly housing cost (30 percent of monthly 

income) would be $1,024.  

Table 5-1. Monthly Affordable Housing Costs  

Annual Household Income Monthly Affordable Housing Costs1 

Clark County Camas Clark County Camas 

$17,202 
(30% of MHI) 

$24,569 
(30% of MHI) 

$430 $614 

$28,671 
(50% of MHI) 

$40,949 
(50% of MHI) 

$717 $1,024 

$45,873 
(80% of MHI) 

$65,518 
(80% of MHI) 

$1,147 $1,638 

$57,341 
(100% of MHI) 

$81,897 
(100% of MHI) 

$1,434 $2,047 

Washington Minimum Wage (2015) 

$19,697 $492 

Note: Median Household Income (MHI) for Clark County = $57,341; for Camas = $81,897. 
130% of monthly income, inclusive of utilities and taxes and insurance for ownership housing. 

 

In Washington, the fair market rent for a two-bedroom apartment is $1,128.2 In order to 

afford this level of rent and utilities—without paying more than 30 percent (affordable 

cost) of income—a household must earn $3,760 monthly or $45,119 annually. Assuming 

a 40-hour work week, 52 weeks per year, this translates to an hourly wage of $21.69 per 

hour. In 2015, the minimum wage in Washington is $9.47 an hour, less than half the 

wage required to afford the fair market rent for a two-bedroom apartment.  

As illustrated in Table 5-1, there is a discrepancy between annual income and the cost of 

housing which exceeds the affordable thresholds. During the course of the public 

forums for this comprehensive plan update, citizens expressed concern that residents at 

both ends of the life spectrum – young professionals returning from college and retiring 

seniors – do not have affordable housing options. The housing element responds to 

these concerns with goals and policies for the development of housing that meets the 

needs of the full spectrum of income levels in the City. 

There are a number of factors that contribute to the cost of housing: the availability and 

cost of the land, the cost of the necessary infrastructure, the topography of the site, and 

the cost of building (including fees and permits). Additional factors that command a 

                                                      
2 National Low Income Housing Coalition, “Out of Reach 2015” 
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higher price of housing include the reputation of the Camas School District as one of the 

best districts in the region. For example, the Camas High School graduation rate in 2014 

was 93 percent compared to 76 percent statewide, and the school was ranked 23 of 458 

high schools in the state by US News & World Report (2015).  

Because of the difficulty of creating affordable housing, it is important to maintain 

affordability for as long as possible in existing affordable housing and new housing built 

with public funding. Through various options such as flexible lot sizes, development 

agreements, and covenants, assurances can be made that housing will remain affordable 

and will target affordability for the life of the development or the zoning of the property. 

Additionally, all new housing developments of significant size should create a balance 

of housing types and densities in order to increase affordable housing throughout the 

community.  

Special Needs and Senior Housing 

According to the US 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 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. 

5.4 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 

5.4.1 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. 
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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 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): 

1. Single-story dwellings 

2. Barrier-free dwellings that are consistent with the guidelines of the 

Americans with Disabilities Act (ADA) 

3. 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 will 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.  

5.4.2 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. 
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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. 

5.4.3 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 Multifamily Cottage Overlay or other tools.   
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4.0 LAND USE  
4.1 Vision 

In 2035, Camas is a well-planned and connected city where residents enjoy pedestrian and 

bicycle paths between neighborhoods and to downtown. The economy has grown to attract a 

variety of businesses that offer stable employment opportunities and family wage jobs in the 

medical and high-tech fields. Professional office, medical and industrial uses typify western 

Camas, with retail businesses supporting the large campus firms. The north shore area fulfills the 

employment and retail needs of a growing population on the east side, and reduces 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 appreciates and remains good stewards of the environment by preserving trees 

and natural areas.  

4.2 Organization of Land Use Element 

• Land Use Overview  

• Population and Employment Projections 

• Land Use Designations 

• Goals and Policies by Land Use Category 

− Citywide 

− Employment Lands (including commercial, industrial, and business park) 

− Neighborhoods (including single-family, multi-family and mixed-use housing) 

− Natural Environment (including parks, trails, and open space) 

4.3 Land Use Overview  

The City of Camas is home to great schools, family-wage jobs, high-quality 

neighborhoods, and an abundance of open space and recreational amenities. Camas has 

grown into a dynamic, vibrant city with diversified employment opportunities and 

services that cater to its residents’ various needs. In 2015, Camas maintains its small 

town charm and character, and downtown remains the heart of the City with a mix of 

restaurants, shops, professional offices, and residential development. The Grass Valley 

area is home to several national and international technology and manufacturing firms. 

A significant amount of residential development is underway in the Green Mountain 

area, and planned transportation improvements north of Lacamas Lake will improve 

connectivity and provide better transportation options throughout the City.  

The land use element is designed to support development that adheres to the City’s 

vision and to ensure Camas’ future is as bright as its past. GMA identifies the land use 

element as the foundation of the comprehensive plan. It outlines the framework by 

which the Plan will be implemented and establishes land use designations to 

accommodate the City’s population and employment projections. The development of 

land in accordance with the goals and policies included in the land use element will 
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ensure the achievement of an appropriate balance of public facilities, housing, 

employment, services, and recreational uses throughout the City. 

4.3.1 2035 Population Projections 

GMA requires that each jurisdiction accommodate its share of the region’s growth. In 

2035, the City of Camas is expected to have a population of 34,098, an 11,255-person 

increase from the 2015 population of 22,843. During the same period, Camas is expected 

to add 11,182 jobs. The table below outlines the population and employment projected 

for Camas and its ability to meet these projections within its current urban growth 

boundary.  

Table 4-1. Residential and Employment Capacity 

 
2035 

Projection 
Residential 
Unit Increase 

Assumed 
Units or 
Jobs/Acre 

Acres Needed 
Capacity1 

Acres 

Population  34,098 3,8682 6 units/acre 645 876 

Employment  11,182 
(increase) 

N/A IND: 9 
jobs/acre 
COM: 20 
jobs/acre 

IND: 493 
COM: 337 

IND: 660 
COM: 464 

Source: Clark County Buildable Lands Report, unless otherwise noted. See Appendix X. 
1Capacity calculated as net developable acreage using the County Vacant Buildable Lands Model and further refined 

based on GIS analysis conducted by the City.  
2Based on 2013 American Community Survey data, consistent with Clark County Buildable Lands Report. 

 
4.3.2 Land Use Designations 

In order to ensure the City’s vision and land use goals are achieved, land use 

designations are used to assign a variety of development uses and building densities 

throughout the City. The plan identifies areas for residential, commercial, and industrial 

development, as well as community gateways and areas appropriate for a mix of uses. 

The plan also identifies areas for parks and open space to support recreation and 

enhance natural areas, including habitat and wildlife corridors.  

Land use designations are identified below on Table 4-2 and on Map 4-1.  

Table 4-2. Acreage by Comprehensive Plan Designation 

Comprehensive Plan Designation Corresponding Zones Total (Acres)1 

Single-Family 

• Residential 6,000 (R-6) 

• Residential 5,000 (R-5) 

• Residential 12,000 (R-12) 

• Residential 10,000 (R-10) 

• Residential 7,500 (R-7.5) 

• Residential 15,000 R-15) 

5507 

Multi-Family 
• Multi-Family 18 (MF-18) 

• Multi-Family 10 (MF-10) 
541 
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Comprehensive Plan Designation Corresponding Zones Total (Acres)1 

Commercial 

• Neighborhood Commercial (NC) 

• Community Commercial (CC) 

• Regional Commercial (RC) 

• Mixed Use (MX) 

• Downtown Commercial (DC) 

800 

Industrial 

• Light Industrial/Business Park 
(LI/BP) 

• Light Industrial (LI) 

• Heavy Industrial (HI) 

• Business Park (BP) 

2544 

Park2 
• Neighborhood Park (NP) 

• Special Use Park (SU) 337 

Open Space / Green Space 

• Open Space (OS) 

471 

GrossGrossGrossGross    TotalTotalTotalTotal    10200102001020010200    

Rights-of-Way and Stormwater Facilities 27.7-percent3 

Net TotalNet TotalNet TotalNet Total    7375737573757375    
1Total area within each comprehensive plan designation within the UGB. 
2Applies only to land held in public trust. 
3Based on typical County infrastructure deduction used in Clark County Buildable Lands Report. 

Overlays 

In addition to the land use designations listed in Table 4-2, land use overlays further 

define appropriate uses and development standards for particular areas within the City. 

Overlays included in this update are identified on the Camas Zoning Map (see Map 4-2) 

and include the following areas: 

• Airport Overlay  

• Gateways and Corridors 

• Multi-Family Cottage 

• Mixed-Use Planned Development 

 

The 2004 comprehensive plan included additional overlays (Planned Industrial 

Development, North Dwyer Creek Employment Mixed Use, and North Dwyer Creek 

Residential Mixed Use). These areas have developed since 2004, the overlay designations 

are no longer needed, and they were removed from the map. 

Several overlays require zone change approval, while others are established on the 

zoning map. Two overlays –Airport and Gateways and Corridors – are established on 

the adopted zoning map. The overlays that require zone change approval are the Multi-

Family Cottage and Mixed-Use Planned Development overlays. Development within all 

overlay areas must comply with the goals and policies of the underlying land use 

designation. 

Grove Field, an airport owned and operated by the Port of Camas-Washougal and 

located northeast of Lacamas Lake, adjoins the City’s boundary. The Airport Overlay is 
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designated to ensure land uses adjacent to the airport are compatible with air traffic and 

do not interfere with safe air navigation. For example, the comprehensive plan 

designation of lands adjacent to the airport is generally industrial, rather than 

residential, and the Airport Overlay area restricts uses tending to high concentrations of 

people, such as schools or hospitals.   

This update designates gateways and corridors because Camas residents say they want 

the entrances to the City to be welcoming and identifiable. Community gateways create 

a sense of arrival and let visitors and residents know they are in Camas. A primary 

gateway is a main entry into Camas and includes a corridor, whereas a secondary 

gateway is limited to an intersection or a few city blocks. A corridor extends 

approximately 0.25 mile from a gateway and includes enhanced features, such as bike 

lanes, widened or detached sidewalks, and signage. Table 4-3 identifies community 

gateways and corridors and the features that should be included in each gateway and/or 

corridor. 

Table 4-3. Gateways and Corridors 

Gateway/ Corridor Designation Typical Gateway and Corridor 
Features 

6th Avenue  Primary Gateway 

• Iconic street lighting 

• Layered landscaping 

• Signage – City/downtown 
depending on gateway 
location – monument-
style signage 

Corridor 

• Pedestrian and bicycle 
amenities (bike lanes, 
crosswalks, and 
sidewalks) 

• Signage (wayfinding, 
historic, and/or 
interpretive) 

• Iconic street lighting 

• Street trees 

3rd Avenue  Primary 

Everett  Secondary 

38th Avenue  Primary 

Lake Road  Primary 

Green Mountain – 
Goodwin  

Primary 

Brady Road  Primary 

Union Street  Secondary 

Note: In addition to compliance with the standards established above, development within corridors and gateways must 

adhere to all applicable transportation and public works standards, including road cross-sections.  

Development/redevelopment within a designated gateway or corridor must adhere to 

the goals and policies included in the economic development element as well as the 

applicable development regulations and design guidelines of the Camas Design Review 

Manual.  
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An analysis of building permits issued since 2004 shows that seventy percent (70%) of 

new homes were over 3,000 square feet, with only seven percent (7%) of homes less than 

2,000 square feet. To address this disparity in housing, the Multi-Family Cottage 

Overlay provides an incentive to build smaller, single-level dwellings. The intent is to 

encourage the development of cottages, especially those with architectural elements 

typical of this type of dwelling, such as a front porch, a steep-pitched gable roof, and a 

recessed garage. This overlay is also intended to accommodate those with mobility 

impairments. The dwellings must be less than 1,000 square feet, and are subject to 

design review approval. 

The Mixed-Use Planned Development Overlay is intended to increase opportunities for 

employment uses within the development of master-planned, mixed-use areas. The 

mixed-use planned development overlay zone (MXPD) allows a mix of compatible light 

industrial, service, office, retail, and residential uses. Standards for development in the 

mixed-use planned development overlay zone are intended to achieve a pedestrian- 

friendly, active, and interconnected environment with diverse uses.   

4.4 Goals and Policies 

Land use goals and policies are established to ensure that future development is 

consistent with the community vision. Goals and policies are presented for five land use 

categories: 

• Citywide – establishes a citywide land use goal and broad policies to be considered 

throughout the city 

• Gateways/Corridors – focuses on areas designated as community gateways and 

corridors 

• Employment Land – includes land zoned for commercial, mixed-use, industrial, and 

business park development 

• Neighborhoods – includes single- and multi-family zoning designations 

• Natural Areas – includes parks, open space, and critical areas  

For additional goals and policies related to economic development, housing, and the 

environment, see Element 5 – Housing, Element 6 – Environment, and Element 11 – 

Economic Development.  

4.4.1 Citywide Land Use 

In 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.  
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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. 

Citywide Land Use Policies 

LU-1.1: Ensure the appropriate mix of commercial-, residential-, and industrial-zoned 

land to accommodate the City’s share of the regional population and employment 

projections for the 20-year planning horizon. 

LU-1.2: Coordinate with Clark County, the state, and special districts to identify future 

needs for essential public facilities such as airports, state education facilities, state and 

regional transportation facilities, state and local correctional facilities, solid waste 

handling facilities, and regional parks. 

LU-1.3: Maintain compatible use and design with the surrounding built and natural 

environments when considering new development or redevelopment. 

LU-1.4: Ensure that park and recreation opportunities are distributed equitably 

throughout the City and work to achieve park and continuous trail corridors from Green 

Mountain to the Columbia River.  

LU-1.5: Where compatible with surrounding uses, encourage redevelopment or infill 

development to support the efficient use of urban land.  

LU-1.6: Ensure adequate public facilities (including roads, emergency services, utilities, 

and schools) exist to serve new development, and mitigate potential impacts to current 

residents.  

LU-1.7: Ensure consistency with County-wide planning policies.  

LU-1.8: Support and encourage the implementation of sustainable projects that capture, 

treat, and reuse rainwater for all new development and redevelopment. 

4.4.2 Employment Land (Commercial, Industrial, and Business Park) 

The economy in Camas has grown to attract a variety of businesses that offer stable employment 

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

nature and recreational opportunities, leading to a robust tourism industry. Professional office, 

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

campus firms. The north shore area fulfills the employment and retail needs of a growing 

population on the northeast side, and reduces trips outside of the city. Downtown Camas retains 

its historic atmosphere as a walkable, attractive place to shop, dine, and gather. 
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Employment Land Goal 

LU-2: Create a diversified economy and serve Camas residents and tourists by 

providing sufficient land throughout the City to support a variety of business types and 

employment opportunities.  

Employment Land Policies 

LU-2.1: Attract and encourage a balance of new commercial, light industrial, and 

knowledge-based business, medical, and high-tech uses, and the expansion of existing 

businesses to provide regional and local employment. 

LU-2.2: Support village-style employment and retail development in the north shore 

area to serve the growing population. Discourage strip developments.  

LU-2.3: Encourage shopping local and support for Camas businesses. 

LU-2.4: Encourage mixed-use developments (residential and commercial) in order to 

support adjacent uses and reduce car trips, but not at the expense of job creation.  

LU-2.5: Ensure industrial development and other employment lands are compatible 

with adjacent neighborhoods through development and landscaping regulations and 

design review. 

LU-2.6: Encourage the development of businesses that offer family-wage jobs and 

support the City’s vision for attracting medical and high-tech industries.  

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.  

4.4.3 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.  

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.  
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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 further 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). 

4.4.4 Natural Environment 

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 multimodal 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 increased setbacks.  
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