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DEVELOPMENT AGREEMENT

This Development Agreement {the “Agreement™) is made and entered into by and between
the CITY OF CAMAS, a Washington Municipal Corporation (hereinafter referred to as the
“City™) and Green Mountain Land LLC (hercinafter referred to as the “Owner”) (and
collectively referred to as “Parties™).

RECITALS

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

WHEREAS, the City and the Owner recognize this area will develop over a period of
years and wish to provide predictability about the development standards that will apply to the
Property over the course of its full development in order to increase efficient use of urban
services; provide compatibility amongst the various phases of the Property as they develop;
and to allow for substantial environmental review to oceur prior to any development,
recognizing that Washington’s State Environmental Policy Act discourages piecemeal review;
and,

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

WHEREAS, the Washington State Legislature has authorized the execution of
Development Agreements between local governments and a person having ownership or
control of real property within its jurisdiction pursuant to RCW 36.70B.170(1); and,
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WHEREAS, pursuant to RCW 36.70B.170, a Development Agreement may set forth
the development standards and other provisions that shall apply to, govern and vest the
development, use and mitigation of the development of real property for the duration
specified in the agreement; which statute provides:

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

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

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

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

NOW, THEREFORE, THE PARTIES HERETO AGREE AS FOLLOWS:

Section 1.

Development Agreement. This Agreement is a Development Agreement to

be implemented under the authority of and in accordance with RCW 36.70B.170 through
RCW 36,70B.210. It shall become a coniract between the Owner and the City upon its
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approval by ordinance or resolution following a public hearing as provided for in
RCW 36.70B.170; and upon execution by all parties.

Section 2. Term of Agreement. This Agreement shall be valid through December 31,
2029; unless extended or terminated by mutual consent of the Parties; provided however, if
this Agreement or any initial land use applications related to the Property and filed within one
year of the effective date of this Agreement, are appealed, the term of this Agreement shall be
tolled for the time during which the appeal is pending or 18 months, whichever is less.

Section 3. Previous Agreements. The parties agree that the Pre-Annexation Agreement
dated May 22, 2008 and recorded under Clark County Auditor’s No. 4458438 and the
Agreement dated December 21, 2009, between GM Camas 1.1.C and the City, recorded under
Clark County Auditor’s No. 4636619 are intended fo be completely superseded by this by this
Agreement with respect fo the Property and those agreements will no longer apply to the
Property or be binding on the parties.

Section 4. Vesting, Any land use applications submitted with respect to the Property during
the term of this Amendment, shall be vested to: {1) the following zoning, land use regulations
and Development Standards in effect on the effective date of this Agreement, unless
otherwise provided for in this Agreement: CMC title 13 Divisions I, 11, and 1V; CMC title
14.02.050 and resolution 1193 adopting the 2012 SMMWW; CMC title 16.01-16.21; CMC
16.31; CMC Title 17 and CMC Title 18. Any land use approvals affecting the Property
issued after the effective date of this Agreement shall remain in effect during the term of this
Agreement, regardless of the time period that they would have otherwise been valid for;
provided however, that preliminary plat approvals shall be valid for a period of seven years
from the date of the approval, regardless of whether the end of such seven years occurs during
or after the term of this Agreement. Nothing in this section shall preclude the City from
extending such preliminary plat approval beyond seven years if the City determines such act
is appropriate. An archeological pre-determination report shall be required for the project
with an application for a Planned Residential Development. The City, based upon review of
the archeclogical predetermination report, may require additional surveys, studies, or
mitigation. The City is currently considering amendments to its zoning code that would (a)
expressly provide for commercially zoned property to be included in a Planned Residential
Development under certain prescribed conditions. While nothing in this Amendment shall be
construed as indicating or requiring that the City will adopt such regulations, in the event that
the City does adopt such regulations, the Property may be developed utilizing those
regulations without waiving any of the rights vested under this Agreement. The vesting
provided for under this Agreement shall not apply to System Development Charges, Impact
Fees or application or review fees.

Section 5. Master Plan. Aftached as Exhibit “B” and incorporated by reference herein, is a
Mixed Use Master Plan (Master Plan). The Master Plan will provide the Parties with
predictability regarding the [uture development of the Property including any associated

DEVELOPMENT AGREEMENT
Green Mountain Land, 1.LC Page - 3 -1063638



offsite improvements related to transportation or utilities. Future development of the Property
shall be generally consistent with the Master Plan. Planning standards that the Owner may
utilize for the Master Plan are provided for in Section 5.6. The property shall be developed
with a maximum of 1,300 dwelling units and reserve a net 8.8 acres of undeveloped land for
construction of commercial uses within the Urban Village area. At the sole discretion of the
City, for each additional full acre of net developed commercial land within the Urban Village
area beyond the initial 8.8 acres, an additional residential bonus of 40 units may be granted
and applied to the overall property. In no event, shall more than 1400 dwelling units be
developed on the Property. It is contemplated by the parties that due to the number of vears it
will likely take the project to fully build out, changing market conditions, future urban growth
boundary expansion considerations and other factors, the parties may wish to revisit some
portions of the Master Plan, including raising the maximum number of residential units or
commercial square footage. While nothing contained herein shall be construed to obligate
either party to amend the Master Plan, it is recognized that future evolution of the City may
warrant consideration of such issues.

Section 5.1 SEPA. Pursuant to the State Environmental Policy Act (SEPA),
piecemeal environmental review is to be discouraged. As such, the Parties wish for SEPA
review to be accomplished as part of the Agreement for as many of the Master Plan’s
potential adverse environmental impacts as can be reasonably analyzed, based upon current
information submitted with this Agreement, including, but not limited to, the conceptual
master plan, traffic study, tree analysis, GIS data as to the general presence of wetlands on
some portions of the Property, ELS letter addressing off site impacts of storm water to
surrounding plant and wetland communities. This may be done under the Consolidated
Review provisions of SEPA. The SEPA checklist attendant with this Agreement identifies
various potential adverse impacts including transportation, parks, trees, wetlands sewer, water
and storm water. The Checklist also identifies a variety of technical reports or information
that provides a basis for the proposed mitigation or partial mitigation of these impacts. Tt is
the intent of this Agreement and its attendant SEPA process, to have the City issue a
Threshold Determination (as that term is utilized in RCW 43.21C) on the identified impacts of
the implementation of the Master Plan. Impacts that are identified at future stages of the
development, i.e., Planned Residential Development approval or Preliminary Plat approval,
that have been previously analyzed through this or other SEPA processes, shall not be re-
analyzed; provided the future identified adverse impacts are substantially similar to and of the
same or less intensity as those previously analyzed under this or other SEPA processes.
Nothing in this Section shall preclude the City from requesting information on the potential
adverse environmental impacts associated with a specific preliminary plat application that
have not been previously analyzed as required under the State Environmental Policy Act.

Section 5.2 Parks. The Master Plan includes an extensive park/open space/trail
network that can easily be accessed on foot, bike or by auto. This network provides
developed and undeveloped areas of active and passive recreation, connected by a trail system
that runs throughout the project. Attached as Exhibit “C”, which is incorporated by reference
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herein, is a parks/open space/trail plan and summary sheet which describes the imajor
components of the recreational network. It is anticipated that, (assuming appropriate
amendments are made to the Parks Plan and Park Impact Fee program that provides PIF
credits in an amount acceptable to the Owner) future development phases of the Property shall
implement the applicable parks/open space/trail portion of the Master Plan, or something
substantially similar thereto. The Parties agree that a park in this area that would in whole or
in part be Park Impact Fee Creditable. However, as of the date of this Agreement, specificity
as to the size of the park or the extent of improvements of the park; or the amount of Park
Impact Fee credits that would be available for park land dedication or construction of
improvements has not yet been determined. Because of these factors, the Parties agree to
work together through the Parks Plan update and Park Impact Fee program update to arrive at
an agreement regarding the size and improvements of the park to be created by the Owner and
the amount of Park Impact fee Credits that would be issued to the Owner for the construction
and dedication of the park.

Section 5.3 Transportation. Kittelson and Associates Transportation Engineers and
the City have analyzed the transportation impacts of the full development of the Property as
depicted in the Master Plan. The attached analysis includes consideration of the
transportation impacts of 1,300 hundred residential units. The Property at full development
will increase the existing number of PM peak hour trips on the transportation system by 1,365
trips. Based upon Kittelson’s and the City’s analysis, the future development of the Property
(PRD and Preliminary Plat approval) shall be conditioned upon the mitigation measures and
timing of construction as provided for in Exhibit “D”, which is attached hereto and
incorporated herein. The Property shall be vested during the term of this Agreement with
1,365 PM peak hour and 13,980 average daily trips and no additional off site transportation
mitigation or analysis will be required during the term of this Agreement; provided however,
that in the event the Owner proposes uses or intensities of uses that would cause the total
number of PM Peak or Average Daily trips to exceed the number of trips analyzed as part of
this Agreement, then the City may require additional transportation analysis and lawful
mitigation. The transportation vesting provided for in this Section shall be subject to the
mitigation measures and the timing provided for in Exhibit “D”. Some of the transportation
improvements (either on Goodwin Road, Ingle Road or off site) may be on the City’s
Transportation Capital Facility Plan. The Owner or successor in interest to the Property, upon
construction of such qualifying transportation improvement, shall receive Transportation
Impact Fee Credits, but only if such improvements are eligible for Credits under the City’s
applicable Capital Facilities Plan and Transportation Impact Fee programs.

Section 5.4 Tree Preservation. The Property has been previously logged and
portions cleared for a golf course, but there remain a large number of trees of varying species
on the Property. In order to enhance the ability to preserve trees in a predictable manner, the
Parties wish to provide a comprehensive tree preservation plan for the future development of
the Property, rather than through a piece meal approach whereby tree preservation is
determined on a phase by phase basis as the Property develops over many years. In addition to
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the preservation of nearly five thousand trees, over 2,000 trees will be planted in conjunction
with the development of the property consistent with the City’s landscape requirements.
Attached as Exhibit “E”, which is incorporated by reference herein, is a Comprehensive Tree
Preservation Plan for the Master Plan. Future development phases of the Property shall
implement and be consistent with the Comprehensive Tree Preservation Plan for each tree
area identified in Exhibit E, or something substantially similar thereto, as approved by the
City. Compliance with the Tree Preservation Plan provided for in Exhibit “E” in a future
PRD or other design or application for the development of the Property, will be deemed to
satisly the City's tree preservation regulations for the project as whole, including CMC
17.19.030. At the time any Preliminary Plat or Site Plan Review application, is applied for,
the development applicant shall provide a report from a certified arborist or biologist
regarding the health of the trees to remain in the development applied for to assure that no
trees will be left standing that will cause an unreasonable risk of harm to future residents of
the project.

Section 5.5 Planning Standards. The Parties: in recognizing the critical area
constraints on the Property, particularly slopes and wetlands; the desire to reduce impacts to
those critical -areas; the Property’s variety of different zoning designations, densities and uses;
and, the desire to create a neighborhood environment that will offer a variety of housing
types that will be functionally integrated through pedestrian, open space and frail
connectivity, have created planning standards to enhance the Property’s ability to achieve
these and other goals. These standards may be used in addition to those that would otherwise
be available through the City’s PRD or density transfer provisions, Aftached as Exhibit “F” is
a set of these Planning Standards relating to various identified portions of the Conceptual
Master Plan thaf may be used in the development of the property.

Section 5.6 Existing Covenant The parfies agree the existing Conservation
Covenant, recorded with the Clark County auditor under file #9608010075, shall expire and
no longer apply to the Property upon approval of planned Residential Development of the
entire property. Such PRD application shall be reviewed in absence of consideration of the
covenant, but instead evaluate coritical areas based upon current analysis and regulations.
Notwithstanding the expiration of the Conservation covenant, the City may, as part of a
development review process, require separate conservation covenanis to be recorded as part of
mitigating any critical or sensitive area impacts.

Section 6 Storm Water Regulations. With respect fo Storm water Standards only,
during the term of this Agreement the Property shall adhere to and be regulated by the rules
and regulations and ordinances that are in effect on the date of
this Agreement; specifically, CMC title 14.02.050 and resolution 1193 adopting the 2012
SMMWW, The Parties recognize that there may be opportunities for regional storm waler
strategies or facilities in the North Lacamas Lake area. The Parties agree to continue to
explore with each other and with interested third parties options for regional storm water
strategies / facilities in this area.
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Section 6.1. The City shall have no lLiability for any damages or losses suffered by the
Owner or the Owner’s successors if a federal or state agency takes action that voids, nullifies
or preempts the City's agreement to permit vesting under this Agreement. Owner and
Owner’s successors shall further indemnify and hold harmless the City of Camas from any
and all liability. including third party liability, under any applicable state or federal
regulations including, but not limited to, the Clean Water Act, for any actual or alleged
violation of said regulations arising from the City’s agreement to allow the vesting described
in this Section 6.1 or in the event said third party or agency challenges the adoption of this
Agreement within the applicable timeframes. In such event, the City, in its sole discretion,
may require the owner or the owner successors to post a bond in an amount deemed
reasonably sufficient to cover all costs and expenses associated with any claim or action for
liability as described herein, including reasonable attorney's fees to be incurred by the City in
defending any third party claim. Upon notice of any claim or action for Hability against City
relating to this Section, the City shall timely notify Owner or Owner’s successors of their
duties for indemnification of the City. Within ten (10) days of such notice, Owner may, at
Owner’s sole discretion, revoke its vested rights to the City’s current storm water standards
arising under this section by giving written notice of such revocation to the City, Upon such
revocation, the Owner shall have no further Hability to the City or obligation to indemnify the
City. The Owner may choose to waive the vesting provided for in Section 6, if it notifies the
City in writing. In that event, any fully complete development application submitted to the
City and relating to the Property, shall vest to the storm water rules and regulations in effect at
the time such application is submitied to the City. If the Owner chooses to waive the vesting
provided for in Section 6, then all vested rights created in Section 6, shall become null and
void, but such choice shall not affect any other provisions of this Agreement.

Section 7 Streetscape. Owner agrees to incorporate info its development application
submittal package streetscape standards for primary streets within the Property addressing
street specifications, tree spacing and species, sidewalk separafion, trash receptacles, benches
and other street amenities that will create an inviting, safe passage for not only vehicular but
pedestrian traffic.  Owner streetscape standards will be consistent with the streetscape
standards 1dentified in Exhibit “G™ or to the adopted streetscape standards, at the City's sole
discretion, at the time of development approval. At the time of application, Owner shall
further be required to meet the current City mimmum Street standards in CMC 17.19 and the
Camas Design Standards Manual.

Section § Significant Views. The property includes land (Green Mountain) that is
recognized as an important scenic and forested backdrop to Lacamas Lake as viewed from
roads and vistas around the lake, which in turn plays a role in defining the City's character.
The City’s Comprehensive Plan identifies the goal of “preserving the scenic and aesthetic
quality of shoreline areas and vistas to the greatest extent possible.” The Comprehensive Plan
also identifies as a strategics to achicve these goals: establishment and maintenance of a
permanent open space network and greenways; and, preserving the visual integrity of the
wooded hillsides that provide the backdrop for the City; including the preservation of natural
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vegetation, minimizing disruption of soils and slopes, maintaining draivage patterns and
encouraging wildlife habifats.  As such, any development application under this Amendment
shall comply with CMC 16.33 including any necessary mitigation plan, prepared and
reviewed in accordance with CMC 16.33. Compliance with this section shall include, but not
be limited to, review of any Development Application for consistency with the policies under
CMC Section 16.33.010(B} and may be conditioned or denied to mitigate views impacts
consistent with CMC Section 16.33.010(B)4), (3).

Section 9  Golf Course. The parties acknowledge that a portion of the property is
currently utilized as a golf course and related uses, subject to a conditional use permit.
Nothing contained within this Amendment shall be construed as an indication on the part of
the City that such use is prohibited or constrained in any manner and such use may continue
after the execution of this Agreement.

Section 10.  Remedies. Should a disagreement arise between the City and Developer
regarding the interpretation and application of this Agreement, the parties agree to attempt to
resolve the disagreement by first meeting and conferring. If such meeting proves
unsuccessful to resolve the dispute, the disagreement may be resolved by judicial action filed
in the Clark County Superior Court.

Section 11.  Performance. Failure by either party at any time to require performance by
the other party of any of the provisions hereof shall in no way affect the partics' rights
hereunder to enforce the same, nor shall any waiver by a party of the breach hereof be held to
be a waiver of any succeeding breach or a waiver of this non-waiver clause.

Section 12.  Venue. This Agreement shall be construed in accordance with and, governed
by, the laws of the State of Washington. The parties agree to venue in the Superior Court for
Clark County, State of Washington, to resolve any disputes that may arise under this
Agreement.

Section 13.  Severability. If any portion of this Agreement shall be invalid or
unenforceable 1o any extent, the validity of the remaining provisions shall not be affected
thereby.

Section 14. Inconsistencies. If any provisions of the Camas Municipal Code are deemed
inconsistent with the provisions of this Agreement, the provisions of this Agreement shall
prevail,

Section 15. Binding on Successors and Recording. The rights and obligations created by
this Agreement are assignable and shall be binding upon and inwre to the benefit of Owner,
the City, and their respective heirs, successors and assigns. Only Owner and the City or their
assigns shall have the right to enforce the terms of this Amendment. This Agreement shall be
recorded against the real property indicated on Exhibit “A” with the Clark County Auditor.

DEVELOPMENT AGREEMENT
Green Mountain Land, LLC Page - 8 -1063638



Section 16.  Recitals. Each of the recitals contained herein are intended to be, and are
incorporated as, covenants between the parties and shall be so construed.

Section 17. Amendments. This Agreement may only be amended by mutual agreement of
the parties. Pursuant to RCW 36,70B.170(4), the Cny reserves the authonity to impose new or
different regulations to the extent required by a serious threat to public health and safety.

Exhibits:

Exhibit A: Legal Description of Property
Exhibit B: Master Plan

Exhibit C: Park Plan

Exhibit D1 Transportation Mitigation
Exhibit E: Tree Plan

Exhibit F: Planning Standards

Exhibit G: Streetscape Standards

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

CITY OF CAX GREEN MOUNTAIN LAND LLC
By A LI&_—\J By /// /
Title 4%, f{(w* Tlﬂe Mav"
STATE OF WASHINGTON )
} ss.
County of Clark }
I certify that I know or have satisfactory evidence that i’\_ﬂ C) [\l@,l is

the person who appeared before me, and said person acknowledged that he signed this
instrument, on oath stated that he was authorized to execute thiz instrument and
acknowledged it as the [Mdindagr of GREEN MOUNTAIN LAND, LLC to be
the free and voluntary act of such\ﬁarty for the uses and purposes mentioned in the instrument.
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DATED: Deécernber Ao 2014,

s, / : /q M
’f\ 9 A N ff . / 0‘ .

QW
§ 13*‘%@53@% ’}4% MA&Y PUBLIC for the State of Washington,
§ S -;‘- (’::"__ Residing in the County of Clark
S : NQI"}_R y 1B My Commission Expires:_ 5-Z8-/{o
%03;. @PUBLKG; 6. é; g
STATE O J )
"t } 88,
County of Clark )

I certify that I know or have satisfactory evidence that S{ob\- Hlaang is
the person who appeared before me, and said person acknowledged that"he signed this
instrument, on oath stated that he was authorized 1o execute this instrument and
acknowledged it as the Ml pe” of the CITY OF CAMAS, to be the free and

voluntary act of such party for the uses and purposes mentioned in the instrument.

DATED: \VDecendne 1l 2014,

T e O O

LEISHA A, COPSEY
| NOTARY PUBLIC NOTARY PUBLIC for the Stat? of Washington,
- STATE OF WASHINGTON Residing in the County of Clark

COMMISSION EXPIRES T e ippe o

AUBLST 20, 2015 My Commission Expires:_ 2|22
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LAND SURVEYORS

< ENGINEERS
ENGINEERING INC,
{36) 695-138%
1111 Broadiay
Vanecouver, Wi
EXHIBIT A 9R660
LEGAL DESCRIPTION FOR GREEN MOUNTAIN LAND, LLC
PERIMETER.
May 27, 2014

A pareel of Jand in the South Dalf of Secfion 17, the East half of Section 20, and the
West helf of Section 21, all in Townsbip 2 North, Ranse 3 East of the Willametie Meridian in
Clerk County Washington, described az follows:

BEGINNING at the Northeast corner of the Southeast quarter of said Section 17;

“THENCE North 89° 227 57” West, along the North Hne of the South balf of said
Section 17, a distance of 3514.78 feet, more or less, to the eenferline of Northeast fugle Road;

THENCE Sowh 001° 33 59" West, alopg said centerling, a distance of 477.58 festfo a
poiut on a 335,00 foot radivs curve to the fafi;

THEMNCE along said centerling, aud along said 335.00 fool radius curve to the left {the
long chord of which bears South 19% 58* 22* Fast, a distance of 245.60 feet), an arc distance
of 25577 feet;

THENCE Bouth 41° 507 437 Bast, along said centerline, a distance of 141 81 fect fo &
675,00 foot radius curve to the sight; :

THENCE along said ceaterline, and along gaid 675,00 foot radins curve to the right
(the long chord of which bears South 33° 13 03™ Bast, 4 dislance of 202.52 feeh), in arc
distatice of 203.29 feet,

THENCE South 24° 35 23” Bast, along sald centerline, a distance of 57.61 feetto &
point on & 1200.00 foot radive carve to the lefl;

THEMCE zlong sald centerline, and along said 1200.00 foot radius curve to the left
{the long chord of which bears SBouth 28° 02° Z2” East, a distance of 144.4! fest), an arc
distance of 144.50 fect:

THEMNCE South 31° 29" 20 East, along szid centorline, a distance of 190.47 fezt;
THENCE South 30° 43° 55 East, along said cenferline, a distatice of §78.85 feet;

FARGHNEI0GENIRE A Leged Prseriplionsi38. 0008 ey Horimdturdos
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e — P LAND JURVEVORS,
ENGINERRS

ENGINEERING [HC,
{360 695-1385

FH11 Brondway

Vangpuver, FA

Beiti7is

THENCE Saufh 20% 587 13% Bast, along eaid centerline, a disfence of 23824 feetto a

point which bears South 39° 56" 15" West from a 1/2” iron pipe marking the Norhwest

cormer of that parcel of land conveyed to Keith and Gloria Bakker by decd recorded under
Auditor's File No. G 646584, records of Clark County;

THENCE leaving szid centerline, North 59° 56° 15 Hast, a distance of 21,85 feet to
said fron pine on the North line of said Bakker prrcel;

THENCE coptinning North 59° 56° 157 Bast, glong said Nogth line, a distance of
328,81 fest to a 34" kron pipe end fhe Northeast comet: thereof;

THENCE Soufh 33° 497 02 Hast, along the East line of said Baklker parcel, a distance
of 667.95 feet to a 3/4" jron pipe at the Southeast comer thereof;

THEMNCE Seath 49° 370 58" West, along the South line of said Bakker parcel, a
distanee of 353,14 feet, more or less, 1o the eenterline of Northeast Ingle Road;

THENCE South 40° 25° 24" Hast, slong said centerline, a distance of 178.15 feetto a
poinf which bears South 06° 18" 14” West ffom a 1/2” fron pipe on an Basterly line of that
parcel of land conveyed fo James M. Barbness by deed recorded under Anditor's File No.
£911140220, records of Clark County;

THENCE North 06° 18" 14" Hast, along said Easteely line, a distance of 71,63 feet to
said iron pipe and to an angle poing;

THENCE North 88° 45° 59™ Bast, along the Southerly line of said Bartmess fract, a
distuncs of 9.94 fect to the Northwest comer of that pareel of land conveyed to Ronald and
Rhonda Warmean by deed recorded under Auditor's File No. 9004270087, records of Clark

County;

THEMNCE North 86° 587 36" Enast, long the North line of seid Warman pareel, a
distange of 790.14 festtp fhe Northeast comer thereof: ‘

THENCE South 02° 04' 33 West, along the Bast line of sald Warman parcel, a
distanee of 73,64 feet, more or less o the Northeasterly right-of-way line of Northeast Ingle
Road as conveyed to Clark Coumty by deed recorded under Anditor's File No. 4217481 D,
said point belng 3000 feet from, when measurcd perpendicular to, the centeriine of said

Road;

THENCE South 40° 257 24" Easf, along sald rght-of-way line, a distance of 35390
feet to 4 point on a 2030.00 foot 1adius curve fo the right;
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' ‘ EREINERRS

ENGINFERING [HE.
{253) 605-1383
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THENCE along said dght-ofway, and along said 2030.00 foot radius curve fo the
right {the long ofiord of which bears South 37° 00° 37 East, a distance of 241,71 feet), an arc
distance of 241,85 feet;

THENCE South 33° 35° 50" East, along said right-ofway, a distance of 104304 feet
to a poiot on 2 830.00 fool radiny curve to the right

THEMCE along suid right-of-way, and along said 830.00 foot radius sucve 1o the right
{the long chord of which bears South 23° 12° 47" Bast, a distance of ’?%3.21 feet), an arc

distance of 300,85 feet;

THERNCE Souih 13° 49° 45 East, along said right-ofway, n distance o£392.70 feet to
4 point on.a 770.00 fhot radius curve 4o the Teft;

THENCE along saié tight-of-way, and along said 770.00 fact radius surve to the left
(the long chord of which bears South 29° 327 517 Bast, o distence of 443.01 feef), ao arc
distance of'4492.36 feet;

THERCE South 46° 157 59 Hast, along said rdght-of-way, and the Southedy
projection thereof, a distance o7 39.01 feet, more or less, 10 a point onihe eenterline of
Northeast (oodwin Road;

THEMCE Noith 43° 58° 00" Hast, along said centerline, & distance of 494.48 feetio a
point on a 955,00 foot radius curve to the xight;

THENCE along sald espterline, snd along said 955.00 foot rading curve to the right
{the Tong chord of which bears North 567 56° 15” Bagi, 2 distance of 428,71 feet), an ave
distance of 432 40 feet;

THENCE WNorth 69° 547 30” Fast, slong suid centerline, a distanee 0f 354,84 feet o a
point on a 955.00 foot radius curve to the right;

THENCE along said centerline, and along said 955.00 foot tadins cirve b0 the right
(the fong chord of which hears North 80° 35° 44" Ragt, a distance of 354.20 feef), an arc
distance of 33626 feet to 2 polnt on the South line of the Northwest goarter of said Seetion

21
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THENCE South 88° 43° (2 East, along sald Sonth line, a distemee of 987,61 feetto
the Southeast comer of said Northwest quarter;

THENCE Noxrth 01° 27" 15 Bast, along the Bast Jine of said Northwest quarter, &
distance of 1314.56 feei to the Nozth line of the Sowth half of the Northwest quarter of zaid
Section 21:

THENCE North 88° 427 01 West, along szid Nozth line, 2 distanee of 1800.9] feet,
more or less, to the Bast line of the T.1. Fletcher Deonation Land Claim WNo, 51;

THENCE North 01° 137 257 East, along ssid Bast line, a distance of 1315.09 feet,
more or less, to the North line of the Northwest quarter of sald Sectfon 21;

THENCE North 88° 40° 59 West, along safd North line, a distance of 830.93 feet to
the MNorthwest corner of gaid Seotion 213

THENCE Morth 017 45" 50 East, along the East line of the Southeast quarter of sald
Section 17, a distance of 265046 feet to the POINT OF BEGINNING.

SURTECT TO county roads,

EXCEPT that pavcel conveyed to Green Mountaln Resorfs, Inc, by deed resorded
under Auditor’s File No. 9311050364, 2lzo known ag Mountain Glen Subdivision, racorded i
Book “J" of Plats, at Page 199, records of Clark Connty,

ALSO BXCEPT that parcel of Jand conveyed to R. Lon and Rachelie Combs, recorded
winder Anditor’s File Mo, 4150099 D, records of Cladk County.

ZABDDOVEIUMBHIEOTR L gl Descriptions 938 0008Reg Perlmeterdos.
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GREEN MOUNTATIN

CAMAS, WASHINGTON

CONCEPTUAL MASTER PLAN FOR A MIXED USE PRD

TOTAL SITE ARBEA 283.3 AC
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GREEN MOUNTAIN

CAMAS, WASHINGTON

CONCEPTUAL PARK & OPEN SPACE PLAN
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: G110 8W Ader Street, Bulte 700, Portland, O 87805 508,228.5280 ° 503.275.8168

MEMORANDUM

Date: November 20, 2014 Project #: 13865
Tor Curleigh Carothers, P.E.; City of Camas

e Ryan Lopossa, P.E.; City of Vancouver

leff Barsness, P.E.; Washington State Department of Transportation
David lardin, Clark County

Randy Printz, Landerholm Law Firm

John Schmidt and John O'Neil; Green Mountain Land, LLC

From: Chris Brehmer, P.E,, Kelly Laustsen, and Ribeka Toda; Kittelson & Associates, Inc,
Projact: Green Mountain Master Plan
Sublect: Transportation Impact Analysis

This memorandum documents the results of the transportation impact analysis prepared by
Kittelson & Associates, Inc. {KAl) for the proposed Green Mountain Master Plan development to ba
located at the northeast corner of NE Ingle Road and NE Goodwin Read in Camas, Washington. This
study concludes that Phase 1 of the site can be developed as propossd while maintaining safe and
acceptable traffic operations at the study intersections assuming provisian of an eastbound lefi-
turn lane on NE Goodwin Road at NE Ingle Read. Further transportation improvements are
recommended to accommadate full build-out of the proposed development. The methodology of
aur analysis, pertinent findings, and cur recommendations are documented in this memorandum,

INTRODUCTION

Green Mountain Land, LLC is In the process of preparing a master plan to establish a mixed-use
development on the 283-acre site. Green Mountain Golf Course is currently located on a large
portion of the property; otherwise the site is vacant. The site is currently zened for a mix of
residential uses {R-10, MF-10 and R-6) and Community Commercfal {CC), Figure 1 Tlfustrates the site
vicinity map.

The master plan proposes eight phases of development, with the sequence and timing of phases
jargely matket dependent, it is expected that Phase 1 will be completed by 2018 and full master
plan bultd-out will be assumed by 2029 for traffic impact assessment purposes,

EILENAME: HAprojfiie\ 138865 - Green Mountoln Moster Plan\report\undoled Nov 2004\Green Mountoin Traffic Study Nov 20.dooe
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Figure 2 illustrates a conceptual image of the master plan site vision, A mix of residential and
carmmercial uses Is plannad in accordance with the zoning, with a mixed use viliage proposed to
hetter integrate the commercially zoned portion of the property, The village would be located at
the southwest corner of the project and will encompass approximately twenty-four acres. Further
project detalls are provided later in this report.

SCOPE OF THE REPORT

This analysis identifies the transportation-related impacts associated with the proposed Green
Mountain Master Plan development and was prepared In accordance with City of Camas
transportation Impact analysis requirements. The study scope and overall study arss for this project
were selected based on a review of the local transportation system and direction provided by City
of Camas, City of Vancouver, Clark County, and Washington Department of Transportation (WSDOT)
staff,

Operational analyses were performed at the following intersections:

»  NE 199" Avenue/NE 58" Street (SR 500, WSDOT maintalned)

= NE192™ Avenue/NE 13" Street {City of Vancouver maintained)
= NW Friberg Street/NE Goodwin Road

»  NE Ingle Road/NE Goodwin Road

*  NE232" Avenue/NE 287 Street

»  NE242™ Avenue (SR 500}/NE 28" Street [WSDOT malntained}
= NW Friberg Street/NW Lake Road

s NW Parker Strest/NW Lake Road

» NE Evereti Street (SR 500}/5E Leadbetter Road

= NW Parker Street/NE 38" Avenue

= NE Evereit Street (SR 500)/NE 43" Avenue (WSDOT maintained)

o Site-Access Driveways

Kittelson & Assooiates, e Portigred, Gregon
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Green Mountain Master Plan

GREEN MOUNTAIN CAMAS, WASHINGTON

CONCEPTUAL MASTER PLAN FOR A MIXED USE PRD

TOTAL SITE AREA 283.3 AC

SITE AREA TADLE

W0 ZONT: 119.1 AC
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MF10 ZOND »0AC
CCZONE 158.AC

RESIDENTIAL DENSCTY CALCULATION

GREEN MOUNTAIN LAND. LLC. 11/19/14

EXHIBIT B
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As reguired by the City of Camas, a ts’an'sportation tmpact study was prepared to address the
following transportation issues:

»  Year 2014 existing land use and transportation system conditions within the site vicinity
during the weekday a.m. and p.m. peak hours;

= Planned developments and transportation imprevements In the study area;

= Trip generation and distribution estimates for the proposed development;

» Forecast year 2018 background traffic conditions without the proposed development
during the weekday a.m. and p.m, pesk hours;

= Forecast year 2018 totsl traffic conditions with the completion of Phase 1 of the
proposed deveiopment during the weekday a.m. and p.m. peak hours;

*  [precast yezr 2029 hackground traffic conditions without the proposed development
during the weakday a.um. and p.m. peak hours;

*  Forecast year 2029 total traffic conditions with full build-out and occupancy of the
proposed development during the weekday a.m. and p.m. peak hours;

= Level of service analyses for the study intersections; and
»  (On-site access and circulation.

Conclusions and recommendations are provided following the operational analysis.

ANALYSIS METHOBDOLOGY

Al level of service analyses described In this report were performed in accordance with the
procedures stated in the 2000 Highwey Capoacity Manual {Reference 1). A description of leval of
service and the criteria by which they are determined is presented in Appendix “A”. Appendix “A”
also indicates how level of service is measured and what Is generally considered the acceptzble
range of level of service.

To ensure that this analysis was based on a reasonable worst-case scenario, the peak 15 minute
flow rate during the peak hour analysis periods was used in the evaluation of all intersection levels
of sarvice, For this reason, the analysis reflects conditions that are only likely to occur for 15
minutes gut of each average peak hour. Traffic conditions during other weekday hours and
throughout the weekend will likely be better than those describad in this repart.

Kiktalsor & Associoies e, Portland, Oretors
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At the City of Vancouver-maintained NE 192" Avenue/NE 13" Street intersection, the peak 15-
minute flow rate was assessed by applying the peak 15-minute volume across the hour and not
applying a peak hour factor in accordance with guldance provided by the City,

Operating Standards

The study intersections are each operated and maintained by one of three impacted jurisdictions:
WSDOT, the City of Vancouver, or the City of Camas. Each of these jurisdictions has their own
operating standards. WSDOT raquires LOS “E” or better for non-HSS {Highways of Statewide
Significance) in urban areas, City of Vancouver requires LOS “E” or better and a v/c ratio of less than
0.95 for signalized intersections. The City of Camas requires LOS “D” or better and a v/c ratio of 0.90
or hetter for all intersections. Table 1 lists the study intersections, the responsible jurisdiction, and

the corresponding operating standard.,

Table 1: Operating Standards at Study Intersections

1 | NE199" Avenue/NE 58™ Street (SR 500) WSDOT LOS "C" for non-HSS in rural srea®
2 | NE192" Avenue/NE 13™ Street Vancouver LOS "E" and v/¢ ratio less than 0.95
3 NW Friberg Street/NE Goodwin Road Camas LOS "D" and v/c of 0.90 or hetter
4 NE Ingle Road/NE Goodwin Road Camas LOS "D" and v/c of 0.90 or better
5 NE 232™ Avenue/NE 28" Street Camas LOS "D" and v/c of 0.90 or better
a NE 242™ Avenue (SR 500)/NE 28 Street WSDOT LOS *C" for non-HSS in rural area® -
7 NW Friberg Street/NW Lake Road Camas LOS "D" and v/c of 0.90 or better
8 NW Parker Street/NW Lake Road Camas LOS "D" and v/c of 0.90 ar better
9 NE Everett Street (SR 500)/SE Leadbetter Road WSDOT LO5 "C" for non-HSS In rural area”
10 | NW Parker Street/NE 38" Avenue Camas 1OS D" and v/c of 0.90 or better
11 | NE Everett Street (SR 500)/NE 43™ Avenue WSDOT LOS “C" for non-HSS in rural area®

The City of Camas TIF Update applied the WSDOT standard for facilities in urban areas {LOS “E for non-HSS in urban area). Based on
conversations with WSDOT, the standard for rural areas is currently applicable to the WSDOT study intersections.

Source: City of Camas Traffic (mpact Fee Update (Reference 2}

Kittelson & Associotes, frc. Portland, Gregon
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Turn Lane Guidelines

For roadways under Washington State jurisdiction, such as SR 500, WSDOT has defined traffic-
volume based turn lane guidelines within the WSBOT Design Manual {Reference 31, Left-turn lane
guldelines are provided In section 1310.04{2)(a} while right-turn lare guldelines are provided in
section 1310.04(3).

EXISTING CONDITIONS

The existing conditions analysls identifies site conditions and the current operational and geametric
characteristics of roadways within the study area. These conditions will be compared with fiture
conditions later in this report.

The site of the proposed development and surrounding study area was visited and Inventoried in
March 2014, At that time, Information was collected regarding site conditions, sdiacent land uses,
existing tratflc operations, and transportation facilities in the study area.

Site Conditions and Adjacent Land Uses

The ares encompassed by the master plan sfe is largely undeveloped. The southwest corner of the
property is occupled by the Grean Mountain Golf Course, a portion of which is proposed to remain
open after completion of the Phase £ master plan developmant. The areas surrounding the site are
also largely undeveloped, with a few single family homes situated along NE 28" street, NE 195%
Avenue, and 58 500,

Transporiation Facilities

Table 2 provides a summary of key transportation facilities in the site vicinity and Figure 3 jilustrates
the existing [ane configurations and traffic control devices at the study intarsections,

Kittelion & Assocletes, inc. Portiand, Oregon
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Table 2: Existing Transportation Facllities and Roadway Dasignations

NE 18" Straet / HE Goadwin

Road / NE gt Strast Arterial Sdane 40 Yes {19 Yo Nane

SR 500 Mon-H55* 2lane &0 None Mone Nire Mo

d / NE 158 )

NE Ingle Hazd / NE Collactor 2lane 50 None Nate None None

Avenue :

NE 192° Averiue Arterial zane | 40 Partial None None None

5E 3152™ Avenue Arterfal S5-fane 40 Pactial Nong Nane Nane
Lt N ] !

NW Friberg Street / NE 202 Avterial 2-Ena 40 Partizi None Nofa Nariz

Avenls h

S 17 Steent 7 NW Lake Rosd Arterial Sdene 40 Yes Yes Yoz None

N Packer Street Arterial Sana 35 Yes Yox Nane None

NE Everett Road Artarial Alene 35 Nete | Nona Nons None

NW Pacific Kim Bivd./ .

95 24™ Strmet Artariat S-erte 40 Yas Nons Yas Hone

" Source: City of Comas Traffie Impact Fee Updatn (Reference 2}
1SS = Highways of Statewlde Sizniflcance

Pedestrian and Bicycle Facilities

Neither sidewalks nar striped hicycle facilities are provided in the vicinity of the site on efther NE
ingle Road or NE Goodwin Road/NE 28" Street.

Transit Facilities

The C-Tran Cemas Connector Dial-A-Ride service currently operates within a portion of the study
area, with 2 northern boundary of Lake Road, western houndary of Parker Street, and eastern
botindary of SR 560. This service operates by accepting telephone calls from riders to he takento a
location Inside a defined boundaty. The hours of operation are Monday through Friday from 5:30
a.m, to 315 am. and 2:00 p.m. 1o 7:00 p.m. No service is available on holidays (Reference 4},

Crash Analysis

The crash historles of the study intersections were reviewed in an effort to identify potential
intersection spfety issues. Crash records were obtainad from WSDOT. The data represents records
hetween Jangary 1, 2008 and November 30, 2013. The crash rate was calculated to determiine the
number of crashes per million entering vehicles {MEV). Generally speaking, & crash rate greater
than 1.0 crashes per MEY suggasts locations where crash pattems should be reviewed in greater
detail.

Kittolsan & Aszacioles, inc. Partland, dregon
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A brief discussion of the crash data at key intersections is presented after Table 3, There were no
fatalities reported at the study intersections during the time periods studied. Appendix “8” contains
the crash data,

As shown in Table 3, the two intersections where the highest crash rates were observed were NE
195%™ Avenue/NE 587 Street and NE ingle Road/NE Goodwin Road. At all other intersections, the
ohserved crash rates are well below 1.0 crash per million entering vehicles.

Table 3: Intersection Crash Historfes {1/1/2008 - 11/30/2013}

L gg g.;ng;z Ave /e S8™ st ;) 0 o 4 G 3 o 5 2 0.57
2 HE 182 Ave / NE 130 5t 8 1 & ] o 1 o 4 0.27
3. NE Fribarg St 7 NE Goodwin Rd 5 i 3 i o o ¢ 3 2 .32
4_ME ogle &d / NE Goodudn Rd 186 4 g 5 1 4 2 11 5 108
5 NE 232" Avs fNE28" St 3 o o i I 2 o 2 i 0.25
&, NE 242" Ave [SRB00) NE 28% 5t 4 0 g ) 0 1 1 P 2z 030
7. MW Friberg S0 7 HW (ke 84 5 3 o 1 D Z 0 8 0 024
8, NW Parker 5t / Nw take Rd ) ) i 0 0 2 0 3 0 0,12
5. f;@;i‘:;tuiﬁf(;: sacy/ 5 0 o 0 0 3 2 2 3 054
10, NW Parkec 5t/ NE 387 Ave q 0 5 4 0 a 0 5 E 0.28
ll&r;i:ﬁiis Stisseo)/ 7 1 5 o ¢ 1 g 3 z G326

PO = Property Damags Cnly ;2 RAEV = t4iElion Entering Vehicles

NE 1997 Avenue/NE 587 Street (SR 500)

The second highest crash rate, 0.57, occurs at the intersection of NE 199" Avenue/NE 58% street,
There have been seven reported collisions, including four angle collisions and three fixed-object
collisions at this Intersection. The crash data was reviewed In an effort to identify potential trends.
Three of tha angle crashes involved vehicles making a northbound left turn from NE 198" Avenue
to NE 58™ Street; another involved an eastbound vehicle turning right from NE 58™ Street to NE
199" Avenue. Of the three fixed object callisicns, two involved utility poles and one fnvolved 2
domestic animal, Collisions with domestic animals are challenging to eliminate and one of the
colfisions with the utility poles involved a driver asleep at the wheel. Four of the seven crashes
occurred during wet road surface conditions. Given the relatively low number of reported collisions

Kittelson & Assoripies, Inc Porfand, Gregon
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and the unusual nature of three of the seven collislons {the three fixed-object vollisions), there are
no safety-based mitigation measures recommended #t this Intersection at this time in conjunction
with site development, If an eastbound right<turn lane is added to the intersection in the future
{which is currently warranted as will be described later in this report}, it may provide safety
benefits.

NE ingie Road/NE Goodwin Raad

The highest crash rate, 1.03, occurs at the intersection of NE Ingle Road/NE Goodwin Road. There
have been reported collisions Including 4 four rear-end collistons, 5 flve angle ¢ollisions, 4 fixed-
object collisions {involving & utility pole, a mailbox, a bouidar, and a wood slgn post), 2 roadway
ditch collisions, and a pedestrian collision at this intersection. As discussed later in this report, the
Green Mountain Master Plan proposes to canstruct an exclusive eastbound left-turn lane on NE
Goodwin Road at NE Ingle Road in conjunction with the Phase 1 site development. Providing an
easthound left-turn lane and potentizl releted reconfiguration of the southBound stop bar locstion
{refer to sight distance discussion below} in conjunction with Phase 1 site development could
provide a safety benefit at this intersection, '

Two of the angle collisions Involved vehicles exceeding reasanably safe speeds white making a
westbound right-turn at the intersection. One of the recommended mitigation measures for the
2028 full build-out scenario of the proposed development is the addition of a westbound right-turn
lane at this intersection, which could provide a safety benefit for turning vehides. Additional long-
term mitigation measures anticipated in conjunction with site development include constructing a
three-lanz roadway section on NE Goodwin Road along the site frontage and signalizing the
intersection when warranted. '

Intersaction Sight Distance

Intersection sight distance was observed at the study intersections and was found to meet
applicable c¢ity or WSDOT standards, with the axception of the sight distance at the NE Ingle
Road/NE Goodwin Road intersection. As shown in Exhibit 1 below, the stop bar on NE Ingle Road is
set hack approximately 25 feet from the edge of NE Goodwin Road.

Kittelsan & Associmtes, Inc. Portland, Gregon
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[rmage source: Google Maps (right imagz)

As indicated in Exhibit 2, vehicles currently pull past the stop bar to obtain sufficient sight distance
to then execute a turning maneuver, Regardless of the proposed site development, we recommend
that the City of Camas consider potential impravements to enhance the intersection sight distance,
such as relocating the stop bar closer to NE Goodwin Road.

Exhihit 2: Vehicle Waiting to Make Left-Turn from NE Ingle Road to NE Goodwin Road
S Y = - X T

Existing Traffic Operations

Manual turning-mavement counts were conducted at the study intersections in March and April
2014, The counts were conducted on a typical mid-weel day during the morning peak period {7:00
to 9:00 a.m.) and the evening peak period {4:00 to 6:00 p.m.) per City requirements. Individual
Intersection peak hours were then identified for operaticnal analysis purposes.

Kittelson & Associates, Inc. Portland, Oregan
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Figures 4 and 5 provide a summary of the existing turning-movement counts, which are rounded to
the nearest five vehicles per hour for the weekday a.m. and p.m. peak hours, respectively. Appendix
“C” contains the traffic count worksheets used in this study.

As shown in Figures 4 and 5, the study intersections operate acceptably during beth study periods.
Appendix “D” contains the existing conditions traffic operations worksheets.

Operations at NE 182™ Avenue / NE 13" Street

As noted in the “Analysis Methodology” section, analysis of the City of Vancouver-maintained NE&
192™ Avenue/NE 13“ Street intersection involved application of the peak 15-minute flow rate
across the nour and not applying a peak hour factor, This analysis methodology is In accordance
with guidance provided by the City.

During the weekday AM peak hour, significant peaking occurs at the intersection related to vehicles
accessing Union High School on NW Friberg Street. In particular, the southbound left-turning
volume peaks in advance of the school start at 7:45 AM, as shown in Exhibit 3. During this “peak of
the peak” period, queueing for the southbound left-turn lane sometimes exceeds the available
striped storage (approximately 160 feet). Based on field observation, heightened delays and
queueing for the southbound left-turn movement are contained to about fifteen minutes in
advance of the school start, during which time some southbound left-turning vehicles do not clear
through the intersection during each cycle. After this time, volumes decrease significantly and |eft-
turning vehicles consistently clear through the intersection in a single cycle.

Exhibit 3: Peak Hour Traffic Volumes at NE 192™ Avenue/NE 137 Street
160
140 s wpn 5B Left .

— “i—Intersection

120

100

g0
. g
5 N\
20
P——

0 T I 1] T T
7:10 AM 7:20 AM 7:30 AM 7:40 AM 7:50 AM 8:00 AM

Vehicles

Kittelson & Associates, Inc. Portland, Oregon
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TRAFFIC IMPACT ANALYSIS

The traffic impact analysis identifies how the study area’s transportation system will operate upan
phased build-out of the proposed master plan site, A horizon year of 2018 was selected to assess
cenditions with build-out of Phase 1 while a 15-year 2029 horizon year was assumed for site build-
out. The impact of site-generated weekday a.m. and p.m. peak hour trips was examined as foifows:

=  Planned developments and transportation improvements in the study area were
identified and accourted for; ‘

*  Trip generation and distribution estimates for the proposed development were
prepared for Phase 1 and full build-out of the proposed development;

»  Forecast year 2018 background traffic conditions without the proposed development
were analyzed at the study intersections;

»  Foracast year 2018 total traffic condltions with completion of Phase 1 of the proposed
development were analyzed at the study intersections;

v Forecast year 2029 background traffic conditions without the proposed developmant
were analyzed at the study Intersections;

*  Forecast year 2029 fotal traffic conditions with full build-out and occupancy of the
proposed development were analyzed at the study intersections; and

*  Jpesite circulation and site-access operations were evaluated,

Proposed Development Plan

Green Mourtain Land, LLC Is proposing to master plan the 283-acre site with mixed-use
development. Green Mountain Golf Course 15 currently located on a large pertion of the master
plan property. We understand that a portion of the existing Green Mountain Golf Course may
remain temporarily available for use after completion of Phase 1 site development and that,
ultimately, the golf course will be closed prior to full master plan build-out. No effort has been
made to account for “cradit” for existing trips to and from the golf course for the purposes of this
transportation fmpact analysis report.

The master plan praposes eight phases of developmeant, with the sequence and timing of phases to
be finalized pending market conditions. It is expected that Phase 1 will be completed by 2018 and
full master plan build-out §s assumed by 2028 for traffic impact assessment purposes, A mix of
residential and commercial uses is plarned in accordance with the zoning, with a mixed use villags
proposed to better integrate the commercially zoned portion of the property. The application seeks

Kittelon B Associotes, e Portkend, Uregon
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approval of an overlay zone for a portion of the site intended for an urban village. The village would
be located at the scuthwest comer of the project and will encompass aporoximately twenty-four
acres.

For traffic impact study purposss, Phase 1 s assumed to consist of a residential component with
215 single-famiiy detached homes. Full build-out of the master plan residential compenent
assumed construction of up to 536 apartment units and 764 single-family detached homes. The
retail portion of the proposed development plan was assumed to develop after Phase 1 and was
assumed to be a 90,000 square-foot shopping center for trip generation purposes’.

Access to Phase 1 development is anticipated along NE Ingle Road, with additional access added to
NE Goodwin Road during later stages of the development. Final details of the number and location
of site access paints will be defined during preparation of individual site plan applications, therefore
appropriate planning level assumptions have been made for master planning ourpeses. The
proposed master nlan anticipates twao public street nelghborhood cireulator connections to NE
Goodwin Road serving the site in conjunction with two public street nelghborhood dreulator
connections zlong NE Ingle Road. The commercial site is expectad to have direct driveway access to
NE Ingle Road. Some residential areas (not individual residence driveways) not served by the
anticipated neighborhood dreulator facilities may also seek direct access to NE Ingle Road or NE
Goodwin Road as appropriate.

Trip Generation

Trip generation estimates for the proposed development were generated based on information
provided in the standard reference manual Trip Generation, 9" Edition published by the Institute of
Transportation Engineers {ITE — Reference 7). The internal and pass-by trip rates applied to each
land use ware also determined from [TE's Trip Generotion, 9% Edition. Table 4 suramarizas the daily,
weekday a.m., and weekday p.m. peak-hour trips for the Phase 1 assumed development while
Tahie 5 summarizes the complete master plan site frip generation estimate. All daily trips have
been rounded to the nearest ten and all peak hour trips have heen rounded 1o the nearest five
trips.

* The unit mix for phase 1 and buildout was developed based on a reasonable worstcase scenario. Final

development may result in 2 {ess-Iimtense mix of residential units.

Kittelson & Associates, ine. Fartland, Oregon
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Table 4: Trip Generation Estimate — Phase 1

Single-Famil

v Detached Housing 20 | 2Sunits | 2,050 ! 150 40 120 215 135 80

Table 5: Trip Generation Estimate — Bulld-out {Indudes Phase 1}

Apzriment 220 536 upis 2 58 A5 330 215 115
Single-Family Detached Housing 230 764 units 575 145 430 763 480 285
Tatal Residential (1,300 units) 850 00 &0 1,085 &35 400
Interncization (6% Dally, 53 PM) 0 o f &0 a0 30
Shopping Cernter 90,000 6340 | 145 80 55 560 | 270 | 290
internalization {10% Dolly, 11% FM) 220 square £30 a ] o &0 a0 a
Pass-By Trips {24%} feet 1340 | 50 25 5 | 1w | & 85
Total Trips 17,180 845 Pty 703 1855 213338 [si2H)

Less imternolizotion 1260 g [e) & ¥ [ &0

Loss Poss-by telps | 1,940 50 25 25 170 85 85
Nat New Trips for Foll Bufid-ot | 13,580 345 28% ERG 1,365 &20 545

Trip Distvibution

The distribution of site-generated trips onto the study area roadway syster was estimated based
on a review of surrounding rosdway characteristics, existing uses, the 2035 travel demand model
maintained by the Southwest Washington Regional Transportation Council (RTC), and review
agency guldance. Trip distributlon pattermns were developed separately for the residential and retall
trips. Figure 6 llfustrates the trip distribution patterns for the residential and retail trips,

Trip Assignment

The weekday a.m. and p.m. peak hour site trips shown in Tables 4 and 5 were asslgned to the
roadway network based on the trip distribution patterns shown in Figure 4. Figures 7 through 10
show the assignment of site-generated trips during the weekday a.m. and pom. peak hours for
Phase 1 and at Build-gut. Note that the sfte-generated build-out velumes shown in Figures 9 and 10
inclitde the Phase 1 she-gensrated trips and thus reflect the total number of trips generated, A
figure showing the assignment of pass-by trips Is provided in Appendix “E”.

Kitizison & Assacintes, inn, Partlond, Oregon
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2018 Background Traffic Conditions

The 2018 background traffic analysis projects how the study area’s transporiation system will
operate during the year that Phase 1 of the proposed development is expected to be completed.
This analysis includes traffic growth due to previously approved in-process developments within the
study area, but does not include traffic from any of the proposed Green Master Plan development
phases. Per agency direction, no growth was applied to City of Camas roadways and a 2% growth
rate was applied to City of Vancouver roadways {Reference 8.

Planned Developments and Trunsportation Improvements

City of Camas staff identified 13 local development projects that are approved but not yet occupied.
These in-process developments include:

v Lake Hills " Deerhaven Subdivision
s Twao Creeks * Hadley's Glen

2 The Summit at Columbia Vista x  Millshore Downs

= Parker Village *  Fisher Creek Campus

= The Hilis at Round Lake = lacarnas Prairie

*  North Hills Subdivision » 192" plaza West

¥ Brady Road Subdivision

Appendix “F” contains the data recelved pertuining to the in-process trips.

Planned and funded transportation Improvements within the study area include the widening of NW
Friberg Straet (hetween Lake Road and NE 13% Street) and the addition of a westhound left-turr lane,
northbound right-turn lane, and easthound right-turn lane at the NW Friberg Street/NE Goodwin
Ruad intersection, Figure 11 shows the [ahe configuration and traffic control devices assumed in the
2018 analysis.

Traffic Operations

Figures 12 and 13 summatrize the year 2018 background traffic operations analysis results at the study
intersections for the weekday a.m. and weekday p.m. peak-hours, respectively, The projected turmning
mavement counts are rounded to the nearest five vehlcles per hour. As shown, the study
intersections aperate acceptably during the weekday a.m. and weekday p.m. peak periocds in the
2018 background conditions.

Appendix "G contains the 2018 background conditions traffic operotions worksheets,

Kittelson & Azsotlatas, Inc. Portlaid, Qregon
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7018 Total Traffic Conditions

The year 2018 tota| traffic analysis forecasts how the study area’s transportation systam will operate
with the addition of traffic from Phase 1 of the proposed development. Phase 1 site-generated trips
were added to the 2018 background traffic volumes at the study Intersections to arrive at the total
traffic volumes,

All lane configurations sre consistent with background conditions with the exceptlon of the
intersaction of NE Ingle Road/NE Goodwin Road. The developer proposes to construct an axclusive
eastbound left-turn lane on NE Goodwin Road at NE Ingle Road in confunction with the Phase 1 site
development. Consequently, provision of the turn lane was assumed forthe total traffic analysis.

Traffic Operatiatis

Figures 14 and 15 summarize the year 2008 total traffic operations analysis resuits at the study
intersections for the weekday a.am. and weekday p.m. peak-hours, respectively. The projected turning
movement counts are rounded to the nearest flve vehicles per hour, As shown, all but one of the
study intersections are forecast to operate acceptably during the weekday a.m. and p.m. peak
periods under 2018 total traffic conditions. The southbound movement at the intersection of NE Ingle
Road/NE Goodwin Road Is anticipated to operate at a LOS E during the weekday p.m. peak hour.
QOperations at this intersection could be mitigated with the addition of an eastbound right-turn lane.
Based on a sensitivity analysls, this mitigation is triggered by the 203" unit to be constructad. Up untll
this point, the southbound left-turn lane Is forecast to operate at a LO5S D. Tahle 6 provides the
operations at NE Ingie Road/NE Goodwin Road during the weekday PM pesk hour supporting the
sensitivity analysis,

Table 6: NE Ingle Road/NE Goodwin Road Operations Asseasment - weskday PM peak howy

018 Background Conditions iBL c .32
2018 Backgrouns + 200 Homes SBL D 8,52
2008 Background -+ 203 hames S8l E G.53
2018 Total Treffic {215 homes) 3Bl E .53
2018 Total Traffic {2015 hames] — mitlgated 5BL. o o5

Motes: LOS = Level of Service; v/t ratio = volume-to-capacity ratie
*4tigetion indudes provision of westbotind rdghturn lane

k‘o‘}f}i

Appendix *H” contains the 2018 total traffic conditions troffic operaifons worksheets. Appendix
contains the traffic operations worksheets supporting the sensitivity analysis ot NE Ingle Rond/NE
Goodwin Rood,

Kittalson & Associmtes, Inc, Fortand, Oregon
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2029 Background Traffic Conditions

The 2029 background traffic analysis identifies how the study area’s transportation system will
operate with regional growth, including completion of Phase 1 development. No further funded
transportation improvement projects were identified at the study intersections that would be In place
prior to the year 2029, [n addition to the previousiy described in-process development, a one percent
annual growth rate was applied to the 2018 background traffic volumes on City of Camas roadways to
account for reglonal growth in the area per staff direction, Continged use of a two percent annual
growth rate was assumed to the City of Vancouver roadways (NE 192™ Avenue).

The same lane configurations used in the 2018 analysis were assumed, with the exception of the
configuration et NE Ingle Road/NE Goodwin Road. As previcusly noted, the developer proposes to
construct an exclusive eastbound leftturn lane at the intersection in conjunction with the Phase 1
site development so this fum lane was assumed for the 2029 analyss. Signal timings were optimized
with the assumption that signals in the area will be re-timed in the next fifteen years. In addition,
some peak hour factors (PHF) were increased to account for future traffic changes, including:

*  PHF increased to 0.80 in the a.m. peak hour at NW Friberg Street/NE Goodwin Read and
NE 242™ Avenue/NE 287 Street

= PHF increased to 0.75 in the a.m. peak hour at NW Friberg Street/NW Lake Road; NW
Parker Street/NW Lake Road; and NW Parker Streat/NE 387 Avenue

Traffic Operations

Figures 16 and 17 summarize the year 2029 backzround traffic aperations anelysis results at the study
intersections for the weekday a.m. and weekday p.m. peak-hours, respectively, As iilustrated in the
figures, all but two of the study intersections are forecast to operate acceptably:

= The intersection of NE 192™ Avenue/NE 13" Street Is projected to operate at g LOS £and
over-capacity during the weekday a.m. peak hour and LOS F and over-capacity during the
p.tn. pezk hour,

*  The scuthbound approach to the intersection of NE Ingle Road/NE Goodwin Road is
profected to operate at a LOS E during the weekday p.m. peak hour {with provision of the
westbound right-turn lane recommersded in conjunction with Phase 1 site development).

Appendix “I” contains the 2029 backgreund conditions raffic operations worksheets,

Kittelson & Associctes, ing. Partldnd, Oregon
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2029 Total Traffic Conditions

The year 2029 total traffic analysis forecasts how the study area’s transportation systam will operate
with full bulld-out of the proposed master plan development. The vear 2028 background traffic
volumes were added to the full build-out site-generated traffic to arrive at the tatal traffic volumes.

Troffic Cperations

Figures 18 and 18 summarize the year 2028 total treffic operations analysis results at the study
intersections for the weekday a.m. and weekday p.m. peak-hours, respectively. The projected turning
movement counts are rounded to the nearest five vehicles per hour. As shown, the following study
intersections do not meet standards during either the weekday a.m. or p.m. peak periods:

»  NE 189” Avenue/NE 587 street {5R 500) {weekday a.m. and p.m. peak hours)

«  NE 1927 Avenue/NE 13™ Street fweekday a.m. and p.m. peak hours, previously was failing
during background a.m. and p.m. peak hours}

= NE Ingle Road/NE Goodwin Road (weekday a.m. and p.m. peak hours, previously was
falling during background p.m, peak hour)

Potential mitigation measures for these intersections are discussed {ater in the report,

Appendix “K" contains the 2029 total traffic conditions traffic operations worksheets.

Turn-Lane Considerations

As referenced under the "Analysis Methodology,” roadways under Washington State jorisdiction are
subject to the turn lane puidelines contalned in the WSDOT Design Maonual (Reference 3). The
potential reed for turn-anes at each study intersection was reviewed for the analysis scenarlfos,
Intersections that meet turn-fane guidelines are further discussed below.

NE 199" Avenue/NE 587 Street (SR 500}

Traffic volumes at the intersection of NE 199" Avenue/NE 582 Street {SR 500} meet WSDOT's
guidelines for an eastbound right-turn lane on NE 58" Street under existing conditions and sl future
seenarios during both the weekday a.m. and p.m. peak hour. Construction of a right-turn lane could
require right-of-way acquisition and will likely Impact one or more private driveways along NE 58"
Street {depending on the length of the deceleration lane constructed),

Kittelson & Associutes, e, Fortland, dregon
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The table below sssesses volumes at the intersection for various horizon year scenarios and the
impact of the proposed development.

Tahle 7: NE 185% Avenue/NE 58 Street (SR 500) Eastbound Right-Turn Lane Assessment

oo dRig Pt PG HY i i

Ao D e gsd.EER £ Davelnn

20014 Felsting Traffio - AM Peak 130 Yes
2014 Existing Traffic— PM Peak 145 Yos
2618 Background Frafiic - AM Pask 184 Yes 8 iPhuse 1) 4%
20318 Background Tratfic - 34 Paak 150 Yez 37{phasa 1} 183
3028 Backpround Traffic -~ AM Peak 210 Yag 45 (Buld-out} 1%
20285 Background Trafée — PM Pesk 190 Yes 158 {Build-out} A%

The recorded crash history at the intersection was reviewed to [dentify potential safety issues that an
gasthound right-turn lane might address. No crashas were reported involving vehicles making an
easthound right-turn, Given the lack of crash history and the relatively small impact of Phase 1, no
improvements are recommended in conjunction with Phase 1. Nonetheless, given the amount of site-
generated traffic that wili be added to the eastbound rightturm movement as future phases of the
master plan build-out, if right turn crashes materially increased, it is possible that a nexus could be
astablished betwean requiring construction of an eastbound right-turn lane and traffic volume
increasss attributable to master plan trip development. Accordingly, we recommeand that futura site
plan applications prepared subsequent to Phase 1 provide an updated assessment as to the potential
neead for providing a right-turn taper or lane at the intersection.

NE 242 Avenue (SR 500)/NE 287 Street

Traffic volumes at the intersection of NE 242™ Avenue {SR SOU)/NE 28" Street meet WSDOT's
guidelines for a left-turn lane on the eastbound approach under existing conditions and all future
scanarios durlng the weekday p.m. peak hour. The table below assesses volumes at the intersection
for each horizon year scenario and the impact of the proposed development. As shown in the table,
the Phase 1 development does not add ony trips fo the eostbound left-turn lune, The trips generated
by build-out of the master nlan development are from the retail component and total less than 10,
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Table B: NE 242™ Avenue (SR S00}/NE 28" Street Easthound Left-Turm Lane Assessment

2014 Existing Traffic —AM Peak Ney

20704 Bxisting Traffic - PM Pesk H40 ¥es {100 faet} -

2038 Background Traffic — Al Peak 10 Ho i {Phase 1j %
2018 Backaround Traffic — £M Paak &0 Yes {100 fet) 0 {Phase 1) 0%
2029 Background Traffic— AM Peak 10 e 2 {Build-out} 0%
2022 Backgrsund Trafic--PM Pask 80 Yes5 {100 fuet) 9 (Rusildouet) 10%

Tha recorded crash history at the intersection was reviewed to identify potential safety issues that an
easthound left-turn lane might address. While two angle crashes were reported from vehicles making
a southbound lefi-turn, no crashes were reported involving vehicles making an eastbound left-turn,

Based on our review of the information provided above, we find no basis for recommending
improvements to the NE 242™ Avenue {SR 500)/NE 28" Street intersection in conjunction with Phase
1 site development. We base this conclusion on the proposed development adding no trips to the
lefi-turn movement in gquestion, the lack of crash history refated to left-turns, and the general lack of
2 nexus given the small trip impact of the proposed Phase 1 development at this location.

Blanned Future intersection improvements

The 2012 City of Comas Traffic Impact Fee Update Report {Reference 2) identifies the future need to
widen NE 28" Street to have a center left-turn lane from Ingle Road to NE 242™ Avenue. A related
project would create a new NE 242" Avenue extension south of NE 28" Street, Given the City's
planned improvemenis, we recamimend the City of Camas make a finding that the traffic impact fee
paymenis made by the master plan for Phase 1 and future phases of the project mitigate
development impacts at the intersection, and therafore reguire no additfonal mitigation,

Recommended Mitigations

As discussed above, all study intersections meet operating standards under existing and 2018
background and total traffic conditions for both the weekday a.m. and p.m. peak hours. Four
intersections do not meet operating standards in 2029 under background and/or total traffic
canditions; each is discussed below.

Kittelean & Assaclotes, inc. Parijand, Oregon



Girgen Mountain Master Plon Praofect#: 13865
MNovember 26, 2014 Poge 24

NE 195" Avenue/NE 58" Street (SR 500}

The minar street northbound left-turn at the intersection of NE 198" Avenue/NE 58% Street (SR 500)
is prajected to not meet current WSDOT standards in the 2029 total trafflc conditions during the
weekday a.m. and p.m. peak hours. The intersection is projected to operate at a volume-to-capacity
{v/c) ratio of 0.72 and LOS D during the a.m. peak hour and v/c ratio of 0.70 and LOS D during the
p.m. peak hour. It is therefore not within WSDOT's LOS requirement {LOS £} for non-HSS facilities in
rural areas. The intersection is three-legged and stop-conirofled on the northbound approach. The
notthbound left-turn is the critical movement at the intersection, with all other movements operating
at a LOS A and well under capacity. During both the weekday a.m. and p.m, peak hours, the
narthbound teft-turn is 3 seconds or less over the delay threshold between LOS € and LOS D, In the
avent that the area around the intersection urbanizes before bulld-out, the WSDOT performance
standard will shift to LOS E and the intersection would operate within WSDOT standards.

As discussed in the Turn-lane Considerations secltion above, the Infersection currently meets
warrants for an eastbound right-turn lane, which would improve operations for northbound laft-
tuming vehicles to a LOS C durlng the 2029 total traffic conditions. As also discussed above, it is
expected that a nexus might ultimately be estsblished between requiring construction of an
eastbound right-turn lane and traffic volume ncreases atirbutable to master plan trip development,
based on LOS and delay at the intersection. Accordingly, we recommend that future site plan
applications prepared subsequent to Phase 1 provide an updated assessment as to the potentfal need
for providing & right-turn taper or lane at the intersection, considering both the need for a right-turn
taper or lane and delay with the northbound left-turn.

Appendix “17 contains the troffic operations worksheets supporting the potential mitigations ot NF
199 Avenue/NE 58" Street {5k 300},

NE 192 Avenue/NE 13 Strect

The intersection of NE 192 Avenue/NE 13™ Street is projected to not meet standards in the 2025
background conditions and the 2025 total traffic conditions during both the weekday a.m. and p.m.
peak hours. The intersection operates over-capacity in all four of these scenarios and at a LOS F
during the weekday p.m. peak hour in the background conditfons and weekday a.m. znd p.m, peak
hours in the total traffic scenarios,

Potential Future City of Vancouver Improvements

The City of Vancouver has identified NE 192™ Avenue as uftimately requiring five travel lanes {two
southbound through lanes, a center left-turn lane, and two northbound through lanas) and includes
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the widening on the City's Traffic Impact Fee (TIF) program praject list. Because no near-terrm funding
has been programmed for the future five-lane section, the existing section was assumed to be In
place in 2029 for the purposes of this traffic study. Widening by the City of Vancouver or others in the
interim would add capacity and change the intersection operations.

In the event that NE 192™ Avenue is widened to five lanes through the NE 13" Street intersection,
the intersection is prolected to meet City of Vancouver intersection operating standards under 2029
background conditions. To mitigate total traffic conditions, a westhound right-turn lzne would also be
reguired, In the svent that 192" Avenue is not widened, a northbound right-turn {sne and
westbound right-turn lane would be sufficient to mitigate 2029 total traffic conditions {mitigation
assumes maintaining operations eguivalent to or better than those experienced under 2029
background conditions with site build-out but does not fully accommadate forecast queuing).

Potential Master Plan Develoomenit Mitigation Gptions

As noted above, the provision of a northbound right-turn lane and westbound right-turn lane would
offer more than sufficient capacity to mitigate the impact of the master plan site build-out while also
providing additional capacity to allow for future growth and development. Therefore, we recommend
the Gresn Mountain Master Plan provide a proportionate share contrihﬁt%on towards the
construction of a northbound right-turn lane and a westbound right-turn lane on NE 13" Avenue. The
City of Vancouver has successfully administered pro-rata share contribution collection systems at
other niersections, allowing each development impacting a faiiing intersection to contribute a “fair-
share” of the mitigation cost.

Appendix  "MY identifies a proposed proportionate cost sharing methodology. Under this
methodology, each trip would be assessed a fee of $391. Therefore the Green Mountain
development contribution at full build-out would be approximately $123,600. Details of the cast
estimate, capacity genergted by the improvements, and Impact of the proposed developpment
supporting the proportionate shore calculations are provided in Appendix "M.”

{t should be noted that the NE 192™ Avenue/NE 13" Street intersection is listed on the City of
Vancouver's TIF program project list. In the case of the Green Mountain Master plan, any TIF cradits
issued by the City of Vancouver would only be redesmahle for development impacts in Vancouver
{not Camas).

NE Ingle Read/NF Goodwin Road

The intersection of NE Ingle Road/NE Goodwin Road is projected to not meet City of Camas
intersection operating standards in the 2029 background conditions during the weekday p.. peak

Eittalean & Assodotes, Ine Portiand, Oregan
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hour and the 2028 total traffic conditions during both the weekday a.m. and p.m. peak hours. In
order tc mitigate 2028 background conditions, a two-way lefi-turn lane could potentiaily be provided
east of the intersection to facilitate southbound left-turns, which are the critical movement at the
intersaction.

The City's long-term plans anticipate slgnificant reconstruction of the Intersectlon and the
approaching roadways as recorded iIn the 2012 Gity of Camnas Troffic Impact Fee Update (Reference
2}. identified improvemant needs Include:

® Installation of a traffic signal at NE Ingle Road/NE Gaadwin Road;
*  The extension of a new collector rosdway from NE ingle Road south to NE 23 Avenue;

*  Widening of NE Goodwin Road from two to three lanes between NE Ingle Roed and NE
232™ Avenue; and

= Widening of NE Goodwin Road fram two to five lanes NE between Friberg Street and NE
Ingle Road.

Considering the Green Mountain Master Plan project Incation and traffic impacts at the intersection,
we recommend the following series of mitigations in conjuniction with the proposed development:

®  Construct an eastbound feft-turn lane on NE Goodwin Road at NE Ingle Road with the first
Phase 1 trip.

= (Constrizct a2 westbound rightturn [ane on NE Goodwin Road at NE Ingle Road with the
203" phase 1 trip {prior to occupsEncy of 203" single family home on sitel, The right-tum
lane should provide at least 100 feet of storage, (Note, in the long-term future, the City
could consider restriping the right-turn [ane to a shared through/right lane when widening
of NE Goodwin Road west of NE ingle Road develops two westhound receiving lanes),

= Construct a three-ane roadway section {with center two-way lefttum lane) on NE
Goodwin Road along the site frontage in conjunction with standard frontage
improvements as adjacent development occurs.,

= Upon completion of Phase 1 site development {including construction of the easthound
lefe-turn lane and westbound right-turn lane on NE Goodwin Road st NE Ingle Road with
Phase 1), the developer shall monitor the need for instaliation of 3 traffic signal with each
future site plan application at the intersection and construct a traffic signal when the
intersection no longer satisfies Ciy of Camas performance standard {L0O5 “D” and v/c of
0.80 or better] and the intersection volumes meet traffic signal warrants (subject to
direction from the City of Camas).
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= The manitoring effort Is recommended to require preparation of then-current
traffic counts, assessment of traffic signal warrants based on build-out of the then-
current site plan apoplication {and all other approved development)}, and a
summary report prepared by a censed professional engineer. The study should
consider potentizl turn movement re-routing that is expected o occur at the NE
Goodwin Road/NE Ingle Road intersection as new connections to the master plan
site are made to NE Goadwin Road esst of NE [Ingle Road.

On-site Circulation and Operations

Wea recommend that a detalled review of on-site circulation and operations be prepared in
conjunciion with each future site plan application. This review will provide an opportunity to consider
site-specific details when they become available and should include consideration of vehicular,
pedestrian, and defivary vehlcle paths.

On-site Yandscaping, signage and any above-ground utilities should be provided appropriately to
ensure that adequate sight distance is provided and maintained and should be considered as part of
future site plan applications.

Access Requiremants

The City of Camas requires a minimum intarsection spacing of 330 feet on three lane collector sireets.
This spacing should be maintained with the proposed development.

Phase 3 Access Operations

The portion of the site that will be developed with Phase 1 15 noted in Figure 2. As seen, two access
points are proposad for the Phase 1 development. The proposed lane configuration at these accesses
ardd operations is shown In Figure 20. The developer has proposed to maintain access to the existing
golf course in conjunction with the Phase 1 development. The existing gravel maintenance only
zccess will be improved to provide an interim mals access to the remalning portion of the golf course
{reduced to eight holes). The proposed interim golf course access is located approximately 400 feet
sauth of the proposed southern access, which meets the City's intersaection spacing requirements for
a collector street noted above.

Appendix “N7 contains the troffic operations werksheets for the Phase 1 access operations.

Kittelvon & Assocletes, Inc. Pertlend, Oregun
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Build-out Access Qperations

- An additiona! five access points on NE Ingle Road and two access polints on NE Goodwin Road are
anticipated with full build-out of the development. The exact lomation of the aceess points may
change as the plans for the development are refined. We assassed operations at these aceess points
assuming the Iane configuration shown In Figure Z1. As seen in the figure, we expect NE Ingle Road
will be developed with a center two-way lefe-tumn lane (TWLTL) through access "C” and NE Goodwin
Road will be developed with a TWLTL along the site frontage. Operations at the site accesses for the
weakday a.m. and p.m. pezk hours are shown in Figuras 22 and 232, As szen in the figures, all access
points operate at a LOS “C” ot better, with the exception of the esstern access on NE Goodwin Road.
The southbound lefe-turn movement at this intersection cperates at a LOS D during the weekday p.m.
peak hour.

We recommend further evaluation of potential right-turn deceleration lane needs be considerad at
the time of site plan application. This evaluation should consider the potential need for southbound
left-turn lanes or northhound right-turn lahes alohg NE Ingle Road at the remaining access points as
well as corresponding turn lane queue storage requirements. Appendix “0" cantains the truffic
eperations worksheefs for the full build-out access operations,

Kittalson & Associotes, Inc. Portlond, Oregon
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TRANSPORTATION COMPLIANCE LETTER

This master plan traffic study documents the transportation implications of the proposed
development at build-out. There are on-site access, circulation, turn lane, and driveway location and
deslgn considerations that will need to be addressad when spedific site plan applications are made.
Further, the phasing and timing of master plan build-out is likely to evolve over time to adapt to
market conditions. Accordingly, Tt is recommended that a transportation compliance letter be
prepared for each prefliminary plat or site plan application to address on-site transportation, access
and pedestrian standards and to ensure that the mitigation measures provided for In this report are
applied at the appropriale phase of development. The fransporiation compliance letter should also
document the trip generation of each phase of development to ensure that the total number of trips
generated from future developmant does not exceed the number of trips vested under the
Development Agreement.

We recommend each transportation compliance letter could document:

= The number of site-generated trips (daily, weekday a.m. peak hour, weekday p.m. p'eak
hour) estimated to be used by the then-current proposed site development application.

*  The number of site-generated trips {daily, weekday a.m. peak hour, weekday p.m. peak
hour) previously used by approved site development applications on the master plan site.

= An accounting of the number of site-generated trips {daily, weekday a.m. peak hour,
weekday p.m. peak hour) remaihing assuming approval of the then-current site plan
application.

¢ MNote: In the event that a future site plan application is projected to use more trips
than were previously assumed through the master plan, addifonal traffic
capacity/concurrency analysis would be triggered {unless a traffic count cordon-
study of the master plan campus demonstrates the number of trips generzted by
the sfte is less than projected by standard ITE trip rates and thus the oversll
development impact actually is less than or equal to the number of trips assumed
by the master plan).

= Evaluation of autstanding mitigation needs {as appropriate consistent with the Master
Plan recommendations) at the intersections of:

» Need foran eastbound right-turn lane at NE 199" Avenue/NE 58™ Street (SR 500)

e NE ingle Road/NE Goodwin Road {including traffic signal warrant analysis]

Eitteleon & Assockates, Inc. Bortland, Oregon
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FINDINGS AND RECOMMENDATIONS

Based on the results of the transportation impact analysis, Phase 1 of the Graasn Mountain Master
Plan {estimated to generate 2,050 daily trips and 215 net new p.m. peak hour trips) can be daveloped
while maintaining acceptable levels of service and safety st the study intersections without any
required off-site mitigations. The prmary findings and rzcommendations of this study are

summarized balow.

Existing Conditions

= Al of the study intersections currently operate acceptably during the weekday a.m. and
i peak hours,

Proposed Development Activities

=  Phease 1 slte development includes 215 residential units. It is estimated to generate 160
net new a.m. peak hour trips {40 in and 120 out] and 215 net new p.m. peak hour &rips
{135 in and 80 out).

*  Build-out of the site development includes 1,300 residential units and 30,000 square feet
of retail use. Build-out (including Phase 1) is collectively astimated to generate a total of
995 net new a.m. peak hour trips {290 In and 705 out} and 1655 net new pam. peak hour
trips {965 in and 690 out}.

= Access to Phase 1 of the site will be provided via two full mevement driveways on NW
Ingle Road. In the future when the site is huilt out, access will be provided on both NW
Ingle Road and MW Goodwin Road.

Year 2018 Background Traffic Conditions

*»  Year 2018 backgraund conditions (without construction of the Green Mountain mixed-use
development) were estimated assuming completion of approved in-process
developmeants within the study ares and an annual 2% growth rate on City of Vancouver
roadways.

®  (perational analyses indicate that the study intersections are forecast to continue fo
operate acceptably,

Kitelson & Assoclates, jne, Portlond, fregon
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Year 2018 Total Traffic Conditions

w  Year 2018 total traffic conditions were estimated assuming completion of approved in-
process developmients within the study area plus Phase 1 of the proposed devetopment.

*  Operational analyses indicate that the study intersections are forecast to continue to
operate acceptably under 2018 total traffic conditions with one exception:

# The southbound movement at the intersection of NE ingle Road/NE Goodwin
Road Is projected 1o operate at a LOS E during the weekday p.m. peak hour. This
failure Ix triggered by the 203 single family residential unit In Phase 1 of the
developmeant.

Year 2029 Background Traffic Conditions

*x  Year 2029 background conditfons {with construction of only Phase 1 of proposed
development but no further phases] were estimated assuming the same in-process
developments included in the 2018 analysis as well as a one percent growth rate on City
of Camas roadways and two percent growth rate on City of Vancouver roadways.

n  Operational znalyses indicate that the study intersections are forecast to continue to
operate acceptably under year 2029 background traffic conditions with two exceptions:

o The intersection of NE 192™ Avenye/NE 13" Street is projected to operate at a
LOS E and over-capacity during the weekday a.m. peak hour and LOS F and over-
capacity durlng the weekday p.m. pesk hour,

« The southbound approach to the Intersection of NE Ingle Road/NE Goodwin Road
is projected to aperate at a LOS F during the weekday p.m. peak hour.

Year 2029 Total Traffic Conditions

*  Year 2029 total traffic conditions were estimated assurilng year 2029 background traffic
and complete build-out of the proposed Green Mountain development,

*  Operational analyses indicate that the study intersections are forecast to contlnue to
operate acceptably under year 2029 total traffic conditions, with the exception of:

e NE 199" Avenue/NE 58" Street (SR 500) {weekday a.m. and p.m.)
o NE 192™ Avenue/NE 13% Street (weekday a.m. and p.m.)

s NE Ingle Road/NE Goadwin Road (weekday a.m. and p.m.}

Kintelson & Assodates, Inc. Partlord, Oregon
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Turn-Lane Conslderations
= Anassessment of turn-lane need was conducted for each study imtersection,

»  The intersection of NE 169% Avenue/NE 587 Street (SR 500) meets WSDOT's guidelines for
a right-turn lane on the eastbound approach under existing conditions and all future
scenarios during both the weekday a.m. and p.m, peak hour,

e The crash history indicates that no crashes were recorded between 2008-20013
invelving vehicles making an eastbound right-turn.

=  Given the lack of crash history related to eastbound right-turns and the relatively
small impact of Phase 1 (eight eastbound right-turn trips during the weekday a.m.
peak hour, 27 eastbound right-turn trips during the weekday p.m. peak hour}, no
improvements are recommended in conjunction with Phase 1.

= In the future, the provision of a right-turn taper or lane could be considered if
suggested by the crash history st the intersection.

» The intersection of NE 242™ Avenue (SR 50C)/NE 28" Street meets WSDOT's guidelines
for a left-turn lane on the easthound approach under existing condifions and all future
scenarios during the weekday p.m, peak hour.

= The crash history Indicates that no crashes were recorded between 2008-2013
involving vehicles making an easthound left-turn,

¢ The City's long-term plans include a traffic signal and scuthbound left-turn fane at
NE 242nd Avenue (SR 500)/NE 28th Street.

& Given the fack of recorded zrash history, the small impact of the propused
development (no Phase 1 eastbound left<turns and less than 10 at master plan
build-out}, and future improvement plans at this intersection, no turn-lane
impravements are recommendad with Phase 1 site development.

Recammendations

» Regardless of the proposed master plan application, we recommend that the City of
Camas conslder potential improvements to the intersection of NE ingle Road/NE Goodwin
Reoad to address intersection sight distance [imitations associated with the location of the
stop bar, such as refecating the stop bar.

»  The foliowing improvements should be provided in conjunction with site development:

e Phase 1 Site Development

KHtesson & Assodiotzs, it Portland, Oregron
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&

* An eastbound teft-turn lane with 100 feet of storage should be provided at
NE ingle Road/NE Goodwin Road.

A westbound right-turn lane on NE Goodwin Road at NE Ingle Road prior
to occupancy of the 203™ single family home in Phase 1. The right-turn
lane should provide at least 100 feet of storage.

= On-site and off-site landscaping and any shove ground utilities at the site-
access driveways and internal roadways should be provided appropriately
to ensure that adequate sight-distance is maintained.

For Phase 1 and all future phases, a Transportation Compliance Letter as described
above should be prepared by a licensed professional engineer and submitted with
the then-current sie plan application.

Full Build-Out of Site Development {items to be assessed in Transportation
Compliance Letter unless otherwise mitigated):

*  Future site plan spplications shouid provide an updated assessment as to
the potential need for providing an easthound right-turn taper or lane at
the 199" Avenue (SR S00)/NE 58" Street intersection unless otherwise
deemed mitigated by the project ar others,

*  Pay a proportionate “fair-share” financial contribution towards capacity
mitigations =zt the Intersection of NE 192™ Avenus/NE 13% Street. This
contribution would partially fund the eventual construction of a
northbound right-tum Jane on NE 192™ Avenue and a westbound right-
turn lane on NE 13¥ Avenue.

= Mitigations will be neaded to improve NE Ingle Road/NE Goodwin Road in 2029, We
recommaend the following:

&

The applicant construct a three-lane section {with center two-way left-turn lane)
on NE Goodwin Road along the site fronfage.

The applicant assess traffic volumes and signal warrants at NE Ingle Road/NE
Goodwin Road with each phase of development and construct a traffic signal and
related appurtenances when the intersection no longer satisfias City of Camas
performance standard {LOS “D” and v/c of 0.90 or better) and intersection
volumes meet traffic signal warrants.

Khtelson & Asinciotes, oo
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= {n-site and offsite landsceping and any above ground utilities at the site-sccess
driveways and internal roadways should be provided appropriately to ensure that
adequate sight-distance Is maintained.

We trust this letter adequately addresses the traffic impacts associated with the proposed Green
Mourntain Master Plan development. Please contact us if you have any questions or comments
regarding the contents of this report or the analysis performed.
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EXHIBIT E

Tree Preservation Plan

Zane Pods Included in Zone
Zone A {Southeast) D4, 035, D6 E2, E3
Zone B{South] H[CC), AL, A2, A3, BS
Zone C (Central) B1, 82,83 C1,C2, D1, 02,03, E1
Zone D [Northeast] &
Zone F{Northwest) B4, FAF1, F2,F3,F4
Total Site

Percentage
Total Trees Trees of Trees

irt Zona Preserved Preserved
170 g0 385
342 265 7%
1,454 488 34%
3.524 2,345 67%
4,040 1,573 39%
9,589 4,758 50%

The Tree Preservation Pan is based on a complete tree survey of the entire Property. This survey finds
that nearly 9,600 trees are present on the property. The Property has been divided into five “zones”
that identify five distinct areas of future development. The zones were established to assure that
acceptable numnhers of trees were preserved throughout the Property, not just in one isolated area
rendering the remaining portions of the site bare of trees. The percentage of trees protected in a given
zone varies from 34% to 77%, with the net result being that at least 50% of the existing tress on the

Property will be preserved,

Compliance with the Tree Preservation Plan will take place with each future development application
{Prelfminary Plat or Site Plan Review), at which tirme the applicant will demonstrate that the number of
trees protected will meet or exceed the amount listed In the “Trees Preserved” column in the above




table. [ the event that a given development application covers only part of a zone, the applicant shall
demonstrate that the current devefopment application witl not preclude the preservation of the
mintmum number of trees required to be preserved for that zone when the zone is fully developed. In
addition to the trees that will be preserved, thousands of trees will be planted as part of the
development's landscape requirements, including in parks, open spaces, streetscapes, and rasidential

areds.

Conslstent with Camas City code, Qregon White Oak trees over 207 dbh are considered habitats of foca!
importance, as wel as Oregon White Qaks that form a grove of one acre or larger. Such oals shall be
considered jurisdictional for the purposes of this Tree Preservation Plan.  Any jurisdictional Oregon
White Qalk trees shall be mitigated for at a 2:1 stem count ratio and installed within an appropriate area
on site. Oregon white oak trees installed as mitigation will be 1.5” caliper at a minimum. Whers
possible, caks Wil be planted within vegetation voids associated with riparian corridors, oak groves and
green space to increase oak habitat connectivity across the site. The location of oak plantings shall be at
the direction of a professional biologist or certified arborist,



EXHIBIT F
URBAN VILLAGE AREA - Mixed Use, Community Commercial, A and B PODs

Urban Village Area Minimum of 8.8 acres with ground finor Employment/Commaearcial Use {as provided for in 18.07.080 Table 1).
: Allow horizontal and vertical Mixed Use
POEs M, AL, AZ, A3, BS and 100 Units at the Villags Canter

DENSITY and DIVIENSIONS - Camas MF zones and Green Mountaln € B and A PODS
The bold, italtc and underlined standards are the Denslty, Dimension and use standards for the Graen Mountain Project €, 8 and A pods,

€ Pod ~ 510 units/acre — 3000-5000 SF fots B Pod ~ 5-18 units/acre — 1000 -3000 SF lots A Pod — 13-24 unitsfacre

MF-10 C POUsg WIF-18 B PODs ME-24 A PQLs

PEMSITY

Max, dufgac 10 10 18 i3 24 24

win. du/gec ) & g & 6 12

STANDARD LOTS :

WWiin. lot 5F 2,000 8,000 fpl 2,100 1.000{a} 1,800 3 Lgonls]

Min. Tot weidth 30 3G 20 20 20 20

Min. ot depth 70 it 60 50 60 50

Migx Floor Areaperdu N Miax No Max No viax Mo Max Mo Max No Max

SETBALCKS

WMin.front/at garage 15/18 19/18 10/18 6/3®05/18 10/18 None

tin, side 3111 3 3ia] 3 311}

Min. side Flanking Street | 15 1o 15 io 1% None Idi

Min, rear (norgae @olieyt | 10 10/b]{] i 10/b1 fe] 10 Mone [t

LOT COVERAGE, Mant, 55% 55% BhE% None 75% None

BUILDING HEIGHT, Max. | 35 {7] a% 45 [2] 45 | 45 [2] f

o Single f’tr_mr"{v Detuched hames to he permitted. For SFD in A FOD apply sethacks in B PCD. 1. the noreattachad sie of 3 dwelllng unit shall be three fest,
b, 10 feet for front access qanoge. {Otharwise 5 zeve-lot ins bs sssumad,

£. Minimgm reer vord for olley accessed gorage s elther 3 or 187 2. Maximum kllding helghts three stories and 3 basement
d. Freachize utilitics to be loeated int front or side vard pasements gbaebting riaht of vy but not to exceed maxirum bullding height,

adepon
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FHE: REPLACE PARKING WITH LANBECAVED CUER EXTRNEIIN AT SRUECT INTERSECTIONS
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CIRCULATOR STREET
AT CENTRAIL PARK

EXHIBIT G 11/14/14

10F2




CIRCULATOR STREET
ATD &E PODS

CIRCULATOR STREET
AT ENVIRONMENTALLY SENSITIVE FRONTAGE OR CROSSING &
AT STREET GRADES GREATER THAN 12%

EXHIBIT G 11/i4/14
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