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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 (hereinafter referred to as the "Owner") (and 
collectively referred to as "Parties"). 

RECITALS 

WHEREAS, O"''1ler owns or controls certain real property which is located within the 
City'S municipal boundary and which is more fully described 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 occur prior to any development, 
recognizing that Washington's State Environmental Policy Act discourages piecemeal review; 
and, 

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

WIIEREAS, 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 ofthis 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 policies and regulations, and subject to conditions of approval, all as 
set forth in a development agreement, will strengthen the public plauning 
process, encourage private participation and comprehensive plauning, and 
reduce the economic cost of development. Further, the lack of public facilities 
and services is a serious impediment to development of now housing and 
commercial uses. Project applicants and local governments may include 
provisions and agreements whereby applicants are reimbursed over time for 
financing public facilities. It is the intent of the legislature by RCW 
36.70B.170 through 36.70B.210 to allow local governments and owners and 
developers of real property to enter into development agreements; and 

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

NOW, THEREJ;'ORE, 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.21O. It shall become a contract 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.l70; 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 Agreemeuts. Ibe 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 LLC and the City, recorded under 
Clark County Auditor's No. 4636619 are intended to be completely superseded by this by this 
Agreement with respect to 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 respeet to the Property during 
the term of this Amendment, shall be vested to: (I) 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, II, and IV; 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 Propeliy 
issued after the etIective 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 archeological 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. Attached as Exhibit "B" and incorporated by reference herein, is a 
Mixed Use Master Plan (!v1aster Plan). The Master Plan will provide the Parties v,ith 
predictability regarding the fumre development of the Property including any associated 
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offsite improvements related to transportation or utilities. Future development ofthe 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 propelty 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 years 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 
wan-ant consideration of such issues. 

Section 5.1 SEPA. Pursuant to the State Environmental Policy Act (SEPA), 
piecemeal enviromnental 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 sto= water to 
surrounding plant and wetland communities. This may be done under the Consolidated 
Review provisions of SEP A. The SEP A checklist attendant with this Agreement identifies 
various potential adverse impacts including transportation, parks, trees, wetlands sewer, water 
and sto= 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. It is 
the intent of this Agreement and its attendant SEP A process, to have the City issue a 
Threshold Dete=ination (as that te= is utilized in RCW 43.21 C) 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 SEP A 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 SEP A processes. 
Nothing in this Section shall preclude the City from requesting info=ation 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 major 
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 HE", 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 
satisfy 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 proj eet. 

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 trail 
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 othen'lise 
be available through the City'S PRD or density transfer provisions. Attached as Exhibit "F" is 
a set of these Planning Standards relating to various identified portions of the Conceptual 
Master Plan that may be used in the development of the property. 

Section 5.6 Existing Covenant The parties 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 evalnate critical 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 covenants to be recorded as part of 
mitigating any critical or sensitive area impacts. 

Section 6 Storm Water Regulations. With respect to 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 
SlvL.\1WW. The Parties recognize that there may be opportunities for regional storm water 
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 j facilities in this area. 
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Section 6.1. The City shall have no liability for any damages or losses suffered by the 
Owner or the Owner's successors if a federal or state ageney takes action that voids, nullifies 
or preempts the City's agreement to pelmit vesting nnder 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, nnder 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 amonnt 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 liability against City 
relating to this Section, the City shall timely notify Owner or Ov·mer'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 stonn 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 liability 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 relatiug to the Property, shall vest to the storm water rules and regulations in effect at 
the time such application is submitted to the City. If the Ov.ncr chooses to waive the vestiug 
provided for in Section 6, then all vested rights created in Section 6, shall become null and 
void, but such choice shall not alIect any other provisions of this Agreement. 

Section 7 Streets cape. Owner agrees to incorporate into its development application 
submittal package streetscape standards for primary streets within the Property addressing 
street specifications, tree spacing and species, sidewalk separation, trash receptacles, benches 
and other street amenities that will create an inviting, safe passage for not only vehicular but 
pedestrian traffic. Owner streetscape standards will be consistent with the streetscape 
standards identified 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 minimum Street standards in CMC 17.19 and the 
Camas Design Standards Manual. 

Section 8 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 aronnd the lake, which in tum plays a role in defming 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 strategies to achieve these goals: establislnnent and maintenance of a 
pennanent 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 drainage patterns and 
encouraging wildlife habitats. 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 l6.33.010(B) and may be conditioned or denied to mitigate views impacts 
consistent with CMC Section 16.33.01O(B)(4), (5). 

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. 

Seetion 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 confen-ing. 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 perfonnance by 
the other party of any of the provisions hereof shall in no way affect the parties' rights 
hereunder to enforee 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 
unenforeeable to 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 inure to the benefit of Owner, 
the City, and their respective heirs, successors and assigns. Only Owner and the City or their 
assigns shall have the right to enforce the tenns of this Amendment. This Agreement shall be 
recorded against the real property indicated on Exhibit" A" ';'lith the Clark County Auditor. 
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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. 'Ihis Agreement may only be amended by mutual agreement of 
the parties. Pursuant to RCW 36.70B.170(4), the City reserves the authority to impose new or 
different regulations to the extent required by a serious threat to public health and safety. 

Exhibits: 

Exhibit A: 
Exhibit B: 
Exhibit C: 
ExhibitD: 
Exhibit E: 
ExhibitF: 
Exhibit G: 

Legal Description of Property 
Master Plan 
Park Plan 
Transportation Mitigation 
Tree Plan 
Planning Standards 
Streetseape Standards 

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

GREEN MOUNTAIN LMTI LLC 

By 
Title l/1/}j<2(' 

STATE OF WASHINGTON ) 
) ss. 

County of Clark ) 

I certify that I know or have satisfactory evidence that _" \ohn Q I Ne i \ is 
the person who appeared before me, and said person acknowledged that he signed this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the M(,lnilC4,C- of GREEN MOUNTAIN LAND, LLC to be 
the free and voluntary act of such arty for the uses and purposes mentioned in the instrument. 
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DATED:becero l:::ev a~ ,2014. 

) 
) ss. 
) 

""L~1'Y PUBLI for the State of Washington, 
Residing in the County of Clark 
My Commission Expires: 5-'2.8'-1 Co 

I certify that I know or have satisfactory evidence that Sc Q+\- \:\\?t'CyS .. is 
the person who appeared before me, and said person aeknowledged that e signed this 
instrument, on oath stated that he was authorized to execute this instrument and 
acknowledged it as the M~D( 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:\)eu.~ 

lEISHA A. COPSEY 
. NOTARY PUBLIC 

STATE OF WASHINGTON 
- 'COMMISSION EXPIRES 

AUGUST 30, 2015 .. .... -.. ' ~"". '''''',"-,'' '----' 
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NOTARY PUBLIC for the Stat of ashington, 
Residing in the County of Clark 
My Commission Expires:--<9)L. IL~""-,,llc.:S=>--___ _ 
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EXHIBIT A 

(160) (jf)j-J585 
fill Broadway 
VClfJcouver. WA 

LEGAL DESCRIPTION FOR GREEN MOUNTAlN LAND, LLC 
PERlMETER 

May 27, 2014 

98660 

A parcel of land in the South half of Section 17, the East half of Section 20, and the 
West half of Sectioll21, all in TOWllShip 2 North, Range 3 East of the Willamette Meridian in 
Clark County Washington, described as follows: 

BEGlNNlNG at the Northeast corner of the Southeast quarter of said Section 17: 

TIlENCE Norih 89° 22" 57" West, along the North line of the South half of saId 
Section 17, a distance cOS14.78 feet, more or loss, to the eentedine of Northeast Ingle Road; 

THENCE South 01° 53' 59" West, alollg said centerline, a dist=e of 477.58 reet to a 
point Oil a 335.00 foot radius curve to the left; 

THENCE along said centerline, and along said 335.00 fool radius curve to the left (the 
long chord of which boars South 19" 58' 22" East, a distance of249,60 feet), an are distance 
af255,77 feet; 

TIlENCE South 41° 50' 43" Ea3l, along said centerline, a distance ofl4L81 feel to lit 
675.00 foot radius curve to the right; 

TIIENCE along said centerline, and along said 675.00 foot radIus curve to the right 
(the long chord of which bears Soutl1 33° 13' 03» East, a dislance of 202.52 feet), an arc 
distance of203.29 feet; 

THENCE South 24° 35' 23" East, along said centerline, a distance of 57.61 feet to a 
point on" 1200.00 foot radius curve to the left; 

TIlENCE along said ceu:terline, and along said 1200,00 faot radius curve to the left 
(the long chord of which bears South 28° 02' 22" East, a distance of 144.41 feet), an arc 
distance of 144.50 feet; 

THENCE South 31 "29' 20" East, along said con1crline, a distance of 190.47 :feet; 

TIIENCE South 30" 43' 55" East, along said centerline, a distence of678.85 reet; 

Z:\EOOO\S90G\8'1jl0\~93S\Lcgaf IXscr1Plior.s1,893eJl008Ieg-Pcri::tctt.\r,Joc 
1MB Page 1 Df4 

I 
I I 

[ 

I 
I 

L I 
i 

I 
I 
I 
! , 
! 
I 
\ 

I 



(3(iO) 69:;":385 
1/11 jJroadway 
Vanccuver. WA 

98660 
TIffiNCE South 29° 58' 13" East, along said C<Jl1terliue, a distance of238.24 feet to a 

point wl>ich bears South 59° 56' 15" West from a 112" iron pipe marking the Northwest 
corner of that parcel of land conveyed ro Keith and Gloria Bakker by deed recorded UDder 
Auditor's File No. G 646584, records of Clark County; 

TIlENCE leaving said centerline, North 59° 56' 15" East, a distance of2L66 feet to 
said iron pipe on the North line of said Bakker parcel; 

TIlENCE continuing North 59° 56' 15" East, along said North line, a distance of 
329.81 feet to a 3/4" iron pipe and tha Northeast comer thereof; 

THENCE South 33° 49' 02" East:, along tha East line of said Bakker parcel, a distance 
of 667.95 feet to a 3/4" irnnpipe at tbe Southeast comer thereof; 

THENCE South 49" 37' 59" West, along the South line of said Bakker parcel, a 
distance of353.18 feet, more or less, to the centerline of Northeast Ingle Road; 

TIlENCE South 40° 25' 24" East, along said centerline, a distanee of 178.15 feet to a 
point which bears South 06° IS' 14" West from a 112" iron pipe on an Eesterly line ofilia! 
parcel of land conveyed to James M. Bartmess by deed recorded under Audilor's File No. 
891 I 140220, records of Clark County; 

THENCE NOIth 06" IS' 14" Ea;1, along said Easterly line, a distance of71.63 feet to 
said iron pipe and to !lJl angle point; 

TI-lENCE North 86° 45' 59" East, along the Southerly line of said Ba:1:mess tl'act, a 
distance of 9.94 feet to the Northwest comer ofthat parcel ofland conveyed to Ronald and 
Rhonda Warman by deed recorded Ullder Auditors File No. 9004270087, records of Clerk 
County; 

THENCE North 86° 58' .36" East:, along the Nortlt line of said Warman parcel, a 
distance of 790.14 feet 1:0 the Northeast cOmer thereof; , 

TIffiNCE South 02° 04' 33" West, along ilie East line of said Warman parcel, a 
distance of 973.64 feet, more or less to the Northeasterly right-nf-way line ofNomaast Ingle 
Road as conveyed to Clark County by deed recorded under Anditor's File No. 4217481 D, 
said polut being 3().OO feet from, when merumrcd perpendicular to, ilie centerline of said 
Road; 

TIffiNCE South 40° 25' 24" Ea..ot, along said right-of-way line, a distance of 353.90 
feel to a point on a 2030.00 foot radius curve ro the right; 
Z::\li:OOO\8900\8930\B9J8\lcgal D(!sctiptl(1j\S\893g.OQO&leg~7crirr1ctcr,doc 
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THENCE along said right-of-way, and along said 2030.00 foot radius curve trJ the 
right (fue long ohord of which bears South 37° 00' 3?~ East, a distance of241.71 fuet), an arc 
distance of 24 1.85 feet; 

TIlENCE Soufu 33" 35' 50" Ea.'<I, along said right-of-way, a distance of 1043.01 feet 
to a point on a 830.00 fuotradius curve to !he right; 

THENCE along said right-ot~way, and along said 830.00 fuot radius Cllrve to fuc right 
(fue long chord of which bears South 23" 12' 47" East, a distance of 299.21 reet), an arc 
distance of300.85 feet; 

THENCE Sonfu 12" 49' 45" East; along said right-of-way, u distance of392.70 fuel to 
a pomton Ii 770.00 mot radius curve to fue left; 

THENCE along said right-of-way, and along said 770.00 foot radius curve to the left 
(the long chord of which beBts South 29" 32' 51" East, a distance of 443.01 feet), an arc 
distance of44936 feet; 

THENCE South 46" 15' 59" East, along said right-of-way, and.fue Southerly 
projection illeroof; a distaoce of 39.01 reel, more or less, to a point on the eenterline of 
Norlheast Goodwin Road; 

THENCE NOJtl143° 58' ~O'' Bast, along said centerline, a distanre of 494.48 feet to a 
point on a 955.00 foot Jadlus curve to tho right; 

THENCE along said centerline, lIDd along said 955.00 foot )'lldiU!l curve to ille right 
(the long chord of which bears North 56" 56' 15" Bas~ adlstance 01'428.71 feet), an arc 
distance of 432.40 fuel; 

THENCEN01th 69" 54' 30" East, along said centerline, a distance of354.&4 reet to a 
point on a. 955.00 foot radius curve to the right; 

THENCE along said oenterline, and along said 955.00 footradius curve to the right 
(the long chord of which bears North 80' 35' 44" East, a distance of354.20 feet), an m'c 
distance of356.26 feet to a point on the South line oftha Northwest qnarter of said Section 
21; 

Z-\i!{lOfilS900\S9JO\.S9JS\Lcgil! Desctiptlons\8931I,OOOSleg-~t)mCltl"doc 
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THENCE South 88° 43' 02" East, along said South line, a distance of 987.61 feet to 

the SOlltheast comer of said Northwest quarter; 

TI1ENCE North 0 10 27' 15n East, along the Baslline ofsaid Northwest quarter, a 
distance of1314.56 feet to the North line ofjhe South half of the Northwest quarter of said 
Section 21; 

THENCE North 880 42' 01" Wes~ along said North line, a distance ofl800.91 :fuet, 
more or Jess, to the Bast line of me TJ. Flereher Donation Land Claim No. 51; 

THENCE NOlm 01 0 13' 25" ~ along said East line, a distance of 1315.09 feet, 
more or less, to the North line of file Northwest quarter of sold Section 21; 

THENCE North 88° 40' 59" West, along .aid North line, a distance of 830.93 feet to 
the Northwest corner of said Section 21; 

THENCE North 01° 45' 50" East, along the East line oftne Southeast qUlu1er of said 
Section 17, a distance of 2650.46 feet to the POINT OF BEGINNING. 

SUBffiCT TO counly roads. 

EXCEPT that parcel conveyed to Green Mountain Resorts, lno. by d""d recorded 
under Auditor's File No. 9311050364, also known as MOUlltain Glen Subdlvision, recorded in 
Book "J" of Plats, at Page 199, recotdsofClark County. 

ALSO EXCEPT that parcel of land conveyed to R. Lon Imd Rachelle Combs, reoorded 
under Auditor's File No. 4150099 D, records of Clark County. 

Z:IBOD0\89Q0\89JO\S93RiLeg-.:f Dl!S«'fptlmls\S93S.00iJ8ieg·Per!meter.d()~ 
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KITTELSON &. ASSOCIATES, INC, 
TRANSPORTATION ENGINEER[NG J PLANNING 

610 SW Alder Street, Buile 700, Portland, OR 97205 503.228.15230: 503.273.8169 

MEMORANDUM 

Date: November 20, 2014 

To: Curleigh Carothers, P.E.; City of Camas 

cc: Ryan Lopossa, P.E.; City of Vancouver 

Jeff Barsness, P.E,; Washington State Department of Transportation 

David Jardin, Clark County 

Randy Printz, Landerholm Law Firm 

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

Project ft: 13865 

Fmm: Chris Brehmer, P.E., Kelly Laustsen, and Ribeka Toda; Kittelson & Associates, Inc. 

Project: 

SubJett: 

Green Mountain Master Plan 

Tra nsportation Impact Analysis 

This memorandum documents the results of the transportation impact analysis prepared by 

Kittelson & Associates, Inc. (KAI) for the proposed Green Mountain Master plan development to be 

located at the northeast corner of NE Ingle Road and NE Goodwin Road in Camas, Washington. This 

study concludes that Phase 1 of the site can be developed as proposed while maintaining safe and 

acceptable traffic operations at the study intersections assuming provision of an eastbound left­

turn lane on Nt Goodwin Road at NE Ingle Road. Further transportation improvements are 

recommended to accommodate full bUild-out of the proposed development. The methodology of 

our analysis, pertinent findings, and our 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 zoned for a mix of 

residential uses (R-l0, MF-10 and R-6) and Community Commercial (CC). Figure 1 illustrates the site 

vicinity map. 

The master plan proposes eight phases of development, with the sequence and timing of phases 

largely market dependent, It is expected that Phase 1 will be completed by 2018 and full master 

plan build-out will be assumed by 2029 for traffic impact assessment purposes. 

FiLENAME:': H:\pmj/ile\13865 - Green MOllnw;r: MasterPfao\feporr\upootedNov 2G14\Green Mountain TrafficStudyjJov20.oorx 



Breen Mountain Master Plan 

/ 

/ 
/ 

/ 

/ 

N 

/ 
/ 

/ 

Site Vicinity 
Camas, Washington 

November20f4 

Figure 

1 



Green Mountain Morter Pk:n 
November 20.2014 

Pra)ectli: :1.3865 
Page 3 

Figure 2 lIIustrates a conceptual image of the master plan site vision. A mix of residential and 

commercial uses is planned in accordance with the zoning, with a mixed use village proposed to 

better 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 details 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 area 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 ofTransportation (WSDOT) 

staff. 

Operational analyses were performed at the following intersections; 

• NE 199'" Avenue/NE 58th Street (SR SOD, WSDOT maintained) 

• NE 1920d Avenue/NE 13th Street (City of Vancouver maintained) 

• NW Friberg Street/NE Goodwin Road 

• NE IngJe Road/NE Goodwin Road 

• NE 2320d Avenue/NE 28th Street 

• NE 242nd Avenue (SR 500l/NE 28th Street (WSDOT maintained) 

• NW Friberg Street/NW Lake Road 

• NW Parker Street/NW Lake Road 

• NE Everett Street (SR 500)/SE Leadbetter Road 

• NW Parker Street/NE 38th Avenue 

• NE Everett Street (SR 500)/NE 43,d Avenue (WSDOT maintained) 

• Site-Access Drivewavs 

KittelsQn &Asscr;lates, inc, Portiontf, Oregon 
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Green MlJUntam Moster Plan Project #:13855 

As required by the City of Camas, a transportation Impact 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 improvements 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. peak hours; 

• Forecast year 2018 total traffic conditions with the completion of Phase 1 of the 
proposed development during the weekday a.m. and p.m. peak hours; 

• Forecast year 2029 background traffic conditions without the proposed development 
during the weekday a.m. 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. a~d 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 METHODOLOGY 

All level of service analyses described in this report were performed in accordance with the 

procedures stated in the 2000 Highway Capacity Manual (Reference 1). A description of level of 

service and the criteria by which they are determined is presented in Appendix ':A", Appendix "AN 

also indicates how level of service is measured and what is generally considered the acceptable 

range of leve! 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 service. For this reason, the analysis reflects conditions that are only likely to occur for 15 

minutes out of each average peak hour. Traffic conditions during other weekday hours and 

throughout the weekend willlike:y be better than those described in this report . 

.. _ ....... _----------
lOtte/son &: Associates. tnc. Portland, Oregon 
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At the City of Vancouver-maintained NE 1920d Avenue/NE 13th Street intersection, the peak 15-

minute flow rate was assessed by applying the peak is-minute volume across the hour and not 

applying a peak hour factor in accordance with guidance provided by the City. 

Operating Standards 

The study intersections are each operated and maintained by one of three impacted jurisdictions: 

WSOOT, the City of Vancouver, or the City of Camas. Each of these jurisdictions has their own 

operating standards. WSOOT requires LOS "E" or better for non-HSS (Highways of Statewide 

Significance) in urban areas, City of Vancouver requires LOS "E" or better and a vic ratio of less than 

0.95 for signalized intersections. The City of Camas requires LOS "0" or better and a vic ratio of 0.90 

or better 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 NE 199th Avenue/NE 58th Street (SR 500) WSOOT LOS "c" for non-HSS in rural areal 

2 NE 192ml AvenuelNE 13th Street Vancouver LOS "Ell and vic ratio Jess than 0.95 

3 NW Friberg Street/NE Goodwin Road Camas LOS "0" and vic of 0.90 or better 

4 NE Ingle Road/NE Goodwin Road camas LOS "0" and vic ofO,90 or better 

5 N E 232°' Avenue/NE 28'" Street camas LOS liD" and vic of 0.90 or better 

6 NE 242" Avenue (SR 500)/NE 28'h 5tceet W500T LOS lie" for non-HSS in rural areal. 

7 NW Friberg Street/NW Lake Road Camas LOS 110 11 and vic of 0.90 or better 

8 NW Parker SlreetjNW Lake Road Camas LOS "011 and vic of 0.90 or better 

9 NE Everett Street (SR 500)/SE Leadbetter Road WSOOT LOS "C" for non-HSS in rural areal 

10 NW Parker Street/NE 38
th Avenue Camas LOS "0" and vic of 0.90 or better 

11 NE Everett Street (SR 500)/NE 43"' Avenue WSOOT LOS "c" for non-HSS in rural areal 

lThe City ofCarnas TIF Update applied the WSDOT standard for facilities In urban areas (lOS liE" for non-HSS in urban area). Based on 
conversations with W5DOT, the standard for rural areas is currentiyappJicable to the WSDOT study intersections. 

Source: City of Camas Traffic Impact Fee Update (Referencel) 

Kittelson &Associotes, Inc. Portland, Oregon 
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For roadways under Washington State jurisdiction, such as SR 500, WSDOT has defined traffic­
volume based turn lane guidelines within the WSDOT Design Manual (Reference 3). left-turn lane 

guidelines are provided In section 131O.04(2)(a) while right-turn lane guidelines are provided in 
section 1310.04(3). 

EXISTING CONDITIONS 

The existing conditions analysis identifies site conditions and the current operational and geometric 

characteristics of roadways within the study area. These conditions will be compared with future 

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, adjacent land uses, 

existing traffic operations, and transportation facilities in the study area. 

Site Conditions and Adjacent Land Uses 

The area encompassed by the master plan site is largely undeveloped. The southwest corner of the 

property Is occupied by the Green Mountain Golf Course, a portion of which is proposed to remain 

open after completion ofthe Phase 1 master plan development. The areas surrounding the site are 
also largely undeveloped, with a few single family homes situated along NE 28th Street, NE 199'h 

Avenue, and SR 500. 

Transportation Facilities 

Table 2 provides a summary af key transportatiDn facilities In the site vicinity and Figure :I illustrates 

the existing lane configurations and traffic control devices at the study intersections. 

~ .. --.. ----~-------------------

Ktttei501) & Assocfates~ inc, PortJana, Oregon 
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Table 2: ExistingTransportatlon Facilities and Roadwav Designations 

I 
'H5S = Highways of Statewide SlgnlflC<Jllce 

Pedestrian and Bicycle Facilities 

Neither sidewalks nor striped bicycle facilities are provided in the vicinity of the site on e[ther NE 

Ingle Road or NE Goodwin Road/NE 2Sth Street. 

Transit Facilities 

The C-Tran Camas Connector Dial-A-Ride service currently operates within a portion of the study 

area, with a northern boundary of lake Road, western boundary of Parker Street, and eastern 

boundary of SR 500. This service operates by accepting telephone calls from riders to be taken to a 

location Inside a defined boundary. The hours of operation are Monday through Friday from 5;30 

a.m. to 9:15 a.m. and 2:00 p.m. to 7;00 p.m. No service is available on holidays (Reference 4). 

Crash Analysis 

The crash histories of the study intersections were reviewed in an effort to IdentifY potential 

intersection safety Issues. Crash records were obtained from WSDOT. The data represents records 

between January 1, 2008 and November 30, 2013. The crash rate was calculated to determine the 

number of crashes per million entering vehicles (MEV). Generally speaking, a crash rate greater 

than 1.0 crashes per MEV suggests lOcations where crash patterns should be reviewed in greater 

detail. 

K"dteison ~ Associates, Inc.. Portlunrt Oregon 
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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 "BN contains 
the crash data. 

As shown in Table 3, the two intersections where the highest crash rates were observed were ME 

199·h Avenue/NE 58th Street and NE Ingle Road/NE Goodwin Road. At all other intersections, the 

observed crash rates are well below 1.0 crash per million entering vehicles. 

Table 3: Intersection Crdsh Histories {1/1/2008 -11/30/2013) 

1 PD~ !:::; Property Damage Only MEV;;: Million Enter:ng Vehlcles 

ME 199'· Avenue/ME sEl' Street (SR SOO) 

The second highest crash rate, 057, occurs at the intersection of NE 199th Avenue/NE 58th 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 the angle crashes involved vehicles making a northbound left turn from NE 199th Avenue 

to NE 58th Street; another involved an eastbound vehicle turning right from NE 58th Street to NE 

199·h Avenue. Of the three fixed object collisions, two involved utiiity poles and one involved a 

domestic animal. Collisions with domestic animals are challenging to eliminate and one of the 

collisions with the utility poles involved a driver asleep at the w'leel. Four of the seven crashes 

occurred dur:ng wet road surface conditions. Given the relatively low number of reported collisions 

port/dna, Oregon 
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and the unusual nature of three of the seven collisions (the three fixed-object collisions), there are 

no safety-based mitigation measures recommended at thls 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. 

ME: Illgle Road/ME Goodwin Road 

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 collisions, 5 five angle collisions, 4 fixed­

object collisions (involving e utility pole, a mailbox, a boulder, and a wood sign 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 construct an exclusive eastbound left-turn lane on NE 

Goodwin Road at NE Ingle Road in conjunction with the Phase 1 site development. Providing an 

eastbound left-turn lane and potential related reconfiguration of the southBound stop bar location 

(refer to sight distance discussion below) in conjunction with Phase 1 stte development could 

provide a safety benefit at this intersection. 

Two of the angle collisions involved vehicles exceeding reasonably safe speeds while making a 

westbound right-turn at the intersection. One of the recommended mitigation measures for the 

2029 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 vehicles. Additional long­

term mitigation measures anticipated in conjunction with site development include constructing a 

three-lane roadway section on NE Goodwin Road along the site frontage and Signalizing the 

intersection when warranted. 

I ntersection Sight Dista nee 

Intersection sight distance was observed at the study intersections and was found to meet 

applicable city or WSDOT standards, with the exception 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 back approXimately 25 feet from the edge of NE Goodwin Road. 

K!tteJs;Qn & Associates" Inc. f'oftJand~ Oregon 

, 
I , 
l 

i 

I , 
I 

I 

I 
I 
i 

I 
1 

I 
I 
l 

I 
! 
l 

I 
I 
! 
! 
! 

I 
i 



Green Mountain Master Plan 
November 20, 2014 

Exhibit 1: Stop Bar on NE Ingle Road at NE Goodwin Road 

Image source: Google Maps (right image) 
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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 improvements to enhance the intersection sight distance, 

such as relocating the stop bar c1oserto NE Goodwin Road. 

'!'!.!~ti!![to Make Left-Turn from NE Ingle Road to NE Goodwin Road 

Existing Traffic Operations 

Manual turning-movement counts were conducted at the study intersections in March and April 

2014. The counts were conducted on a typical mid-week 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 operational analysis purposes. 

Kltte/son & 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 both study periods. 

Appendix uD" contains the exisring conditions traffic operations worksheets. 

Operations at Nt 192,d Avenue / Nt 13th Street 

As noted in the "Analysis Methodology" section, analysis of the City of Vancouver-maintained NE 

192"" Avenue/NE 13th Street intersection involved application of the peak is-minute flow rate 

across the hour 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 inte rsection 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 la ne sometimes exceeds the available 

striped storage (approximately 160 f eet ). 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 ea ch cycle. After this time, volumes decrease significantly and left­

turning vehicles consistently clear through the intersection in a single cycle. 

Exhibit 3: Peak Hour Traffic Volumes at NE 192"" Avenue/ NE nth Street 
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Kittelson & Associates, Inc. PortJond~ Oregon 
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The traffic impact analysis identifies how the study area's transportation system will operate upon 

phased build-out of the proposed master plan site. A horizon year of 2018 was selected to assess 

conditions with build-out of Phase 1 while a lS-year 2029 horizon year was assumed for site bulld­
out. The impact of site-generated weekday a.m. and p.m. peak hour trips was examined as fo'iows: 

• Planned developments and transportation improvements In the study area were 
identified and accounted 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; 

• Forecast year 2018 total traffic conditions with completion of Phase 1 of the proposed 

development were analyzed at the study intersections; 

• Forecast year 2029 background traffic conditions without the proposed development 
were analyzed at the study intersections; 

• Forecast year 202.9 total traffic conditions with full build-out and occupancy of the 
proposed development were analyzed at the study intersections; and 

• On-site circulation and site-access operations were evaluated. 

Proposed Development Plan 

Green Mountain Land, LLC is proposing to master plan the 283-acre site with mixed-use 

development. Green Mountain Golf Course is currently located on a large portion of the master 

plan property. We understand that a portion of the existing Green Mountain Golf Course may 

remain temporarily availabie for use after completion of Phase 1 site development and that, 

ul~imately, the golf course will be closed prior to fuH master plan build-out. No effort has been 

made to account for "credit" for existing trips to and from the golf course for the purposes of this 

transportation impact analysis report. 

The master plan proposes eight phases of development, 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 is assumed by 2029 for traffic impact assessment purposes. A mix of 
residential and commercial uses is planned in accordance with the zoning, with a mixed use village 

proposed to better integrate the commercially zoned portfon of the property. The application seeks 

Kittelson hl Associates, Inc. Portlar.d, Oregon 
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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 southwest corner of the project and will encompass approximately twenty-four 

acres. 

For traffic impact study purposes, Phase 1 is assumed to consist of a residential component with 

215 single-famUy detached homes. Full build-out of the master plan residential component 

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 points will be defined during preparation of indiYidual site plan applications, therefore 

appropriate planning level assumptions have been made for master planning purposes. The 

proposed master plan anticipates two public street neighborhood circulator connections to NE 

Goodwin Road serving the site in conjunction with two public street neighborhood circulator 

co~nectlons along NE Ingle Road. The commercial site is expected to have direct driveway access to 

NE Ingle Road. Same residential areas (not individual residence driveways) not served by the 

a~ticipated neighborhood circulator 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'.1 Edition published by the Institute of 

Transportation Engineers (ITE - Reference 7). The internal and pass-by trip rates applied to each 

land use were also determined from ITE's Trip Generation, 9" Edition. Table 4 summarizes the daily, 

weekday a.m., and weekday p.m. peak-hour trips for the Phase 1 assumed development while 

Table 5 summarizes the complete master pian site trip generation estimate. All daily trips have 

been rounded to the nearest te:! and all peak hour trips have been rounded to the nearest five 

trips. 

" The unit mix for phase 1 and buildout VJaS developed based on a reasonable worst-case scenario. Final 

development may result in a less-intense mix of residential unIts. 

KJttefsQn & Associates, Inc, Portland, oregon 



Green MountaIn Moster Plan 
November 20" 20.14 

Table 4: Trtp Generation Estimate - Phase 1 

Table 5: Trip Generation Estimate- Build-out (Indudes Phase 1) 

Shopping Center 

Internalization (10% Daify; 11% PM} 

Pass-By Trips (34%) 

Trip DistributiDn 

820 
90,000 
square 
feet 

6,340 

630 

1,940 

145 

o 
50 

90 

o 
25 

55 

a 
25 

550 

60 

170 
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270 

30 

85 

290 

30 

85 

The distribution of site-generated trips onto the study area roadway system was estimated based 

on a review of surrounding roadway characteristics, existing uses, the 2035 travel demand model 

maintained by the Southwest Washington Regional Transportation Council (RTC), and review 

agency guidance. Trip distribution patterns were developed separately for the residential and retail 

trips. Figure 6 lIfustrates 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 assigned to the 

roadway network based on the trip distribution patterns shown in Figure 6. Figures 7 through 10 

show the assignment of site-generated trips during the weekday a.m. and p.m. peak hours -:'or 

Phase 1 and at Build-out. Note that the site-generated build-out volumes shown in Figures 9 and 10 

include the Phase 1 site-generated trips and thus reflect the total number of trips generated. A 
figure showing the assignment of pass-by trips is provided in Appendix NE". 
-------------------------- .................... -~ 
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2018 Background Traffic Conditions 
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The 2018 background traffic analysis projects how the study area's transportation 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 Transportation Improvements 

City of Camas staff identified 13 local development projects that are approved but not yet occupied. 

These in-process developments include: 

• Lake Hills • Deerhaven Subdivision 

• Two Creeks • Hadley's Glen 

• The Summit at Columbia Vista • Millshore Downs 

• Parker Village • Fisher Creek Campus 

• The Hills at Round lake • Lacamas Prairie 

• North Hills Subdivision • 192'''' Plaza West 

• Brady Road Subdivision 

Appendix Up' contains the data received pertaining to the in-process trips. 

Planned and f1Jnded transportation improvements within the study area include the Widening of NW 

Friberg Street (between lake Road and NE 13th Street) and the addition of a westbound lefHurr. lane, 

northbound right-turn lane, and eastbound right-tum lane at the NW Friberg Street/NE Goodwin 

Road intersection. Figure 11 shows the lane configuration and traffic control devices assumed in the 

2018 analysis. 

Traffic Operations 

Figures 12 and 13 summarize 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 turning 

movement counts are rounded to the nearest frve vehicles per hour. As shown, the study 

intersections operate acceptably during the weekday a.m. and weekday p.m. peak periods In the 

2018 background conditions. 

Appendix UGH contains the 2018 background conditions traffic operations worksheets. 
-------

Kittelson & Assocfates, Inc. Portlana, oregan 
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2018 Total Traffic Conditions 

The year 2018 total traffic analysis forecasts how the study area's transportation system will operate 

with the addition of traffic from Phase 1 ofthe 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 are consistent with background conditions with the exception of the 

intersection of NE Ingle RoadjNE Goodwin Road. The developer proposes to construct an exclusive 

eastbound left-turn lane on NE Goodwin Road at NE Ingle Road in conjunction with the Phase 1 site 

development. Consequently, provision of the turn lane was assumed forthe total traffic analysis. 

Traffic Operations 

Figures 14 and 15 summarize the year 2018 total traffic 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, 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 

RoadjNE Goodwin Road is anticipated to operate at a LOS E during the weekday p.m. peak hour. 

Operations at this intersection could be mitigated with the addition of an eastbound right-turn lane. 

Based on a sensitivity analysis, this mitigation is triggered by the 203,d unit to be constructed. Up until 

this point, the southbound left-turn lane is forecast to operate at a LOS D. Table 6 provides the 

operations at NE Ingle RoadjNE Goodwin Road during the weekday PM peak hour supporting the 

sensitivity analysis. 

T2ble 6: NE Ingle Road/NE Goodwin Road Operations Assessment - weekday PM peak hour 

Notes: lOS "" level of Service; vJc ratlD := volume-to-capaclty ratIo 
1MlttsiltiQO Includes prOVision of westbound righHUrh lane 

Appendix "H" contains the 2018 total traffic conditions traffic operations worksheets. Appendix "1" 

contains the traffic operations worksheets supporting the sensitivity analysiS ot NE Ingle Rood/NE 

Goodwin Rood. 

Klttel.wn & As£oclCJtes, 1m;, Portland, oregon 
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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. In addition to the previously 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 regional growth in the area per staff direction. Continued use of a two percent annual 

growth rate was assumed to the City of Vancouver roadways (NE 19Znd Avenue). 

The same lane configurations used in the 2018 analysis were assumed, with the exception of the 

configuration at NE Ingle Road/NE Goodwin Road. As previously noted, the developer proposes to 

construct an exclusive eastbound left-turn lane at the intersection in conjunction with the Phase 1 

site development so this tum lane was assumed for the 2029 analysis. 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 char.ges, indudlng: 

• PHF increased to 0.80 in the a.m. peak hour at NW Friberg Street!NE Goodwin Road and 

NE 242" Avenue/NE 28th 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 Street/NE 38'" Avenue 

Traffic Operations 

Figures 16 and 17 summarize the year 2029 background traffic operations analysis results atthe study 

intersections for the weekday a.m. and weekday p.m. peak-hours, respectively. As illustrated in the 

figures, all but two of the study intersections are forecast to operate acceptably: 

• The intersection of NE 192nd Avenue/NE 13th 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 during be 

p.m. peak hour. 

• The southbound approach to the intersection of NE fngle Road/NE Goodwin Road is 

projected to operate at a LOS E during the weekday p.m. pea< hour (with provision ofthe 
westbound right-turn lane recommended in conjunction with Phase 1 site development). 

Appendix "1" contains the 2029 background conditions traffiC operations worksheets. 

Kittelson & Associates, i()c. Portland, Oregon 
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The year 2029 total traffic analysis forecasts how the study area's transportation system will operate 

with full build-out of the proposed master plan development. The year 2029 background traffic 

volumes were added to the full build-out site-generated traffic to arrive at the total traffic volumes. 

Traffic Dperations 

Figures 18 and 19 summarize the year 2029 total traffic operations analysis results at the study 
intersections for the weekday a.m. and weekday p.m. pe.k-hours, respectively. The projected turning 

movement counts are rounded to the nearest five vehicles per hour. As shown, the fo[lowing study 

intersections do not meet standards during either the weekday a.m. or p.m. peak periods: 

• NE 199th Avenue/NE 58th Street (SR 500) (weekday a.m. and p.m. peak hours) 

• NE 192"0 Avenue/NE 13th Street (weekday 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 later 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 jurisdiction are 

subject to the turn lane guidelines contaIned In the WSDOT Design Manual (Reference 3). The 

potential need for turn-lanes at each study intersection was reviewed for the analysis scenarios. 

Intersections that meet turn-lane guldeflnes are further discussed below. 

NE 19if1' Avenue/NE 58'" Street (SR 500) 

Traffic volumes at the intersection of NE 199'" Avenue/NE 58th Street (SR 500) meet WSDOT's 

guidelines for an eastbound right-turn lane on NE 58'" Street under existing conditions and all future 

scenarios 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 58th 

Street (depending on the length of the deceleration lane constructed). 

Kjttelson & AS50cfares, Jnc:,. Portland, Orego" 
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The table below assesses volumes at the intersection for various horizon year scenarios and the 

impact ofthe proposed development. 

Table 7: NE 199"' Avenue/NE 58'" Street{SR 500) Eastbound Right-Tum Lane Assessment 

The recorded crash history at the intersection was reviewed to identify potential safety issues that an 

eastbound right-turn lane might address. No crashes were reported involving vehicles making an 

eastbound 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 will be added to the eastbound right-turn movement as future phases of the 

master plan build-out, if right turn crashes materially increased, it is possible that a neXUs could be 

established between requiring construction of an eastbound right-turn lane and traffic volume 

increases attributable to master plan trip development. Accordingly, we recommend that future sIte 

plan applications prepared subsequent to Phase 1 provide an updated assessment as to the potential 

need for providing a right-tum taper or lane at the intersection. 

NE 242"0 Avenue (SR SOO}/NE 28th Street 

Traffic volumes at the intersection of NE 242'd Avenue {SR 500)/NE 28th Street meet WSDOT's 

guidelines for a left-turn lane on the eastbound approach under existing conditions and all future 

scenarios during 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 any trips to the eastbound left-turn lane. The trips generated 

by build-out ofthe master plan development are from the retail component and total less than 10. 

KIttelson & Aswc/att5. Inc. pcrrlrmd, Oregoll 
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Table B: NE 242'; Avenue {SR SOO)/NE 2Sth Street Easthound Left-Turn Lane Assessment 

The recorded crash history at the intersection was reviewed to identify potential safety issues that an 

eastbound left-turn lane might address, While two angle crashes were reported from vehicles making 

a southbound left-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 SOO)/NE 28th Street intersection in conjunction with Phase 

1 site development. We base this conclusion on the proposed development adding no trips to the 

left-turn movement in question, the lack of crash history related to left-turns, and the general lack of 

a nexus given the small trip impact of the proposed Phase 1 development at this location. 

Planned Future Intersection Improvements 

The 2012 City of Camas Traffic Impact Fee Update Report (Reference 2) identifies the future need to 

widen NE 28th Street to have a center left-turn lane from Ingle Road to NE 242nd Avenue, A related 

project would create a new NE 242nd Avenue extension south of NE 28th Street. Given the City's 

planned improvements, we recommend the City of Camas make a finding that the traffic impact fee 

payments made by the master plan for Phase 1 and future phases of the project mitigate 

development Impacts at the intersection, and therefore require no additional 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 

conditions; each is discussed below. 

Kittelson & Associates, iIte. P[Jrtland, Oregan 
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Nt: 199'h Avenue/Nt: 5th Street (SR SOD) 

The minor street northbound left-turn at the intersection of NE 199"' Avenue/NE 5Sth Street (SR SOD) 

is projected to not meet current WSDOT standards in the 2029 total traffic conditions during the 

weekday a.m. and p.m. peak hours. The intersection is projected to operate at a volume-to--capacfty 

(v/c) ratio of 0.72 and lOS 0 during the a.m. peak hour and vic ratio of 0.70 and LOS 0 during the 

p.m. peak hour. It is therefore not within MOOT's LOS requirement (LOS C) for non-HSS facilities in 

rural areas. The intersection is three-legged and stop-controlled on the northbound approach. The 

northbound left.turn is the critical movement at the intersection, with all other movements operating 

at a LOS A and well under capacity. Ouring both the weekday a.m. and p.m. peak hours, the 

northbound left·turn is 3 seconds or less over the delay threshold between LOS C and LOS O. In the 

event that the area around the intersection urbanizes before bUlla-out, the WSOOT performance 

standard will shift to LOS E ana the intersection would operate within WSDOT standards. 

As discussed in the Turn-Lane Considerations section above, the intersection currently meets 

warrants for an eastbound right-turn lane, which would improve operations for northbound left­

turning vehicles to a LOS C during the 2029 total traffic conditions. As also discussed above, it is 

expected that a nexus might ultimately be established betv;een requiring construction of an 

eastbound right-turn lane and traffic volume increases attributable 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 potential need 

for providing a 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 PL H contoins the traffic operations worksheets supporting the potential mitigations at NE 
199th Avenue/lifE 5th Street (SR sao). 

ME 19:t'd Avenue/Nt: 13tn Street 

The intersection of NE 1920d Avenue/NE 13th Street is projected to not meet standards in the 2029 

background conditions and the 2029 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 conditions and weekday a.m. and p.m. peak 

hours in the total traffic scenarios. 

Potential Future City of Vancouver Improvements 

The City of Vancouver has Identified NE 192nd Avenue as ultimateiy requiring five travel lanes (two 

southbound through lanes, a center left-turn lane, and two northbound through lanes) and includes 

Kittelson & Asscc!ates, 1m:. partkmd, oregon 
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the widening on the City's Traffic Impact Fee (TIF) program project list. Because no near-term 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,d Avenue is Widened to five lanes through the NE 13'" Street intersection, 

the Intersection is projected to meet City of Vancouver intersection operating standards under 2029 

background conditions. To mitigate total traffic conditions, a westbound right-turn lane would also be 

required. In the event that 192"; Avenue is not widened, a northbound right-turn lane and 

westbound right-turn lane would be sufficient to mitigate 2029 total traffic conditions (mitigation 

assumes maintaining operations eqUivalent to or better than those experienced under 2029 

background conditions with site build-out but does not fully accommodate forecast queuing). 

Potential Master Plan Develapmeht Mitigation Options 

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 Green Mountain Master Plan provide a proportionate share contribution towards the 

construction of a northbound right-turn lane and a westbound right-turn lane on NE 13th Avenue. The 

City of Vancouver has successfully administered pro-rata share contribution collection systems at 

other intersections, allOWing each development impacting a failing intersection to contribute a "fair­

share" of the mitigation cost. 

Appendix "M» 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. Detofis of the cast 

estimate, capacity generated by the improvements, and impact aJ the propased development 
supporting the proportionate share calculations ore provided in Appendix "M." 

It should be noted that the NE 192nd Avenue/NE 13b 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 credits 

issued by the City of Vancouver would only be redeemable for development impacts in Vancouver 

(not Camas). 

NE Ingle Road/NE 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 b",kf'rolmd conditions during the p.m. peak 

Kittelson .& A..o;sociate:;~ inc, Portiand, Oregan 
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hour and the 2029 total traffic conditions during both the weekday a.m. and p.m. peak hours. In 

order to mitigate 2029 background conditions, a two-way left-turn lane could potentially be provided 

east of the intersection to facilitate southbound left-turns, which are the critical movement at the 

intersection. 

The City's long-term plans anticipate significant reconstruction of the intersection and the 

approaching roadways as recorded In the 2012 City of Camas rraffic Impact Fee Update (Reference 

2). Identified Improvement needs in dude: 

• Installation of a traffic signal at NE Ingle Road/NE Goodwin Road; 

• The extension of a new collector roadway from NE Ingle Road south to NE 232"" Avenue; 

• Widening of NE Goodwin Road from two to three lanes between NE Ingle Road and NE 

232nd Avenue; and 

• Widening of NE Goodwin Road from two to five lanes NE between Friberg Stmet and NE 

Ingle Road. 

Considering the Green Mountain Master Pian project location and traffic impacts at the intersection, 

we recommend the fallowing serles of mitigations in conjunction with the proposed development: 

• Construct an eastbound left-turn lane on NE Goodwin Road at NE Ingle Road with the first 

Phase 1 trip. 

• Construct a westbound right-turn lane on NE Goodwin Road at NE Ingle Road with the 

203'd Phase 1 trip (prior to occupancy of 203'· single family home on site). The right-turn 

lane should provide at least 100 feet of storage. (Note, in the long-term future, the City 

could consider restriplng the right-turn lane to a shared through/right lane when widening 

of NE Goodwin Road west of NE Ingle Road develops two westbound receiving lanes). 

• Construct a three-lane roadway section (with center two-way left-turn 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 (induding construction of the eastbound 

left-turn lane and westbound right-turn lane on NE Goodwin Road at NE Ingle Road with 

Phase 1), the developer shall monitor the need for installation of a traffic signal with each 

future site plan application at the intersection and construct a traffic signal when the 

intersection no longer satisfies City of Camas performance standard (LOS "0" and vIc of 

0.90 or better) and the intersection volumes meet traffic signal warrants (subject to 

direction from the City of Camas). 

Kittelson.& Associates, Inc pnrtiand, Oregoll 
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, The monitoring effort is recommended to require preparation of then-current 

trafflc counts, assessment of trafflc signal warrants based on build-out of the then­
current site plan application (and all other approved development), and a 

summary report prepared by a licensed professional engineer. The study should 

consider potential turn movement re-routing that is expected to occur at the NE 

Goodwin Road/NE Ingle Road intersection as new connections to the master plan 

site are made to NE Goodwin Road east of NE Ingle Road. 

on-site Circulation and Operations 

We recommend that a detailed review of on-site circulation and operations be prepared in 

conjunction 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 delivery vehicle paths. 

On-site landscaping, 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 Requirements 

The City of camas requires a minimum intersection spacing of 330 feet on three lane collector streets. 

This spacing should be maintained with the proposed development. 

Phase 1 Access Operations 

The portion of the site that will be developed with Phase 1 is noted in Figure 2. As seen, two access 

points are proposed for the Phase 1 development. The proposed lane configuration at these accesses 

and 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 

access will be improved to provide an interim main access to the remaining portion of the golf course 

(reduced to eight holes). The proposed interim golf course access is located approximately 400 feet 

south ofthe proposed southern access, which meets the City's intersection spacing requirements for 

a co Hector street noted above. 

Appendix "NH contains the traffic operations worksheets for the Phase 1 access operations. 

Kittelson & Associates, inc. Portland, Oregan 
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Build-Dut Access Operations 

An additional five; access points on NE Ingle Road and two access points on NE Goodwin Road are 

anticipated with full build-out of the development. The exact location of the access points may 

change as the plans for the development are refined. We assessed operations at these access points 

assuming the lane configuration shown in Figure 21. As seen in the figure, we expect NE Ingle Road 

will be developed with a center two-way left-tum lane (TWLTL) through access "c" and NE Goodwin 

Road wHi be developed with a TWLTL along the site frontage. Operations at the site acceSSes for the 

weekday a.m. and p.m. peak hours are shown in Figures Z2 and 23. As seen in the figures, all access 

points operate ae a LOS "c" or better, with the exception of the eastern access on NE Goodwin Road. 

The southbound left-turn movement at this intersection operates at a LOS D during the weekday p.m. 

peak hour. 

We recommend further evaluation of poten:ial right-turn deceleration lane needs be considered at 

the time of site plan application. This evaluation should consider the potential need for southbound 

left-turn lanes or northbound right-turn lanes along NE Ingle Road at the remaining acCess points as 

well as corresponding turn lane queue storage reqUirements. Appendix "0" contains the traffic 
operations worksheets for the full build-out access operations. 

Kittelson & Associates; Inc. Portiand, Oregon 
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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 

design considerations that will need to be addressed when specific 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, it is recommended that a transportation compliance letter be 
prepared for each preliminary 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 appropriate phase of development. The transportation compliance letter shOUld also 

document the trip generation of each phase of development to ensure that the total number of trips 

generated from future development 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. peak 

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. pea, hour, 

weekday p.m. peak hour) remaining assuming approval of the then-current site plan 

application. 

s Note: In the event that a future site plan application is projected to use more trips 

than were previously assumed through the master plan, additional traffic 

capacity/concurrency analysis would be triggered (unless a traffic count cordon­

study of the master plan campus demonstrates the number of trips generated by 

the site is less than projected by standard ITE trip rates and thus the overall 

development impact actually is less than or equal to the number of trips assumed 

by the master plan). 

• Evaluation of outstanding mitigation needs (as appropriate consistent with the Master 

Plan recommendations) atthe intersections of: 

o Need for an eastbound right-turn lane at NE 199th Avenue/NE 58th Street (SR 500J 

• NE Ingle Road/NE Goodwin Road (including traffic signal warrant analysisJ 

Kittefson & Assodates, Inc. Portland, Oregan 
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Based on the results of the transportation impact analysis, Phase 1 of the Green Mountain Master 

Plan (estimated to generate 2,050 daily trips and 215 net new p.m. peak hour trips) can be developed 

while maintaining acceptable levels of service and safety at the study intersections without any 

required off-site mitigations. The primary findings and recommendations of this study are 

summarized below. 

Existing Conditions 

• All of the study intersections currently operate acceptably during the weekday 2.m. and 

p.m. peak hours. 

Proposed Development Activities 

• phase 1 site 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 trips 

(135 in and 80 out). 

• Build-out of the site development includes 1,300 residential units and 90,000 square feet 

of retail use. Build-out (including Phase 1) is collectively estimated to generate a total of 

995 net new a.m. peak hour trips (290 in and 705 out) and 1,655 net new p.m. peak hour 

trips (965 in and 690 out). 

• Ac<:.ess to phase 1 of the site will be provided via two full movement driveways on NW 

Ingle Road. In the future when the site is bullt out, access will be provided on both NW 

Ingle Road and NW Goodwin Road. 

Year 2018 BaCKground Traffic Conditions 

• Year 2018 background conditions (without construction of the Green Mountain mixed-use 

development) were estimated assuming completion of approved in-process 

developments within the study area and an annual 2% growth rate on City of Vancouver 

roadways. 

• Operational analyses indicate that the study intersections are forecast to continue to 

operate acceptably. 

Kittelson Be Associates, inc, 
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Year 2018 Total Traffic Conditions 
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• Year 2018 total traffic conditions Were estimated assuming completion of approved In­

process developments within the study area plus Phase 1 of the proposed development. 

• 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 to operate at a lOS E during the weekday p.m. peak hour. This 

failure Is triggered by the 203r.i single faml;y residential unit in phase 1 of the 

development. 

Year 2029 Background Traffic Conditions 

• Year 2029 background conditions (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. 

• Operational analyses indicate that the study intersections are forecast to continue to 

operate acceptably under year 2029 background traffic conditions with two exceptions: 

• The Intersection of NE 192"'" Avenue/NE 13th 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 during the weekday p.m. peak hour, 

e The southbound approach to the intersection of NE Ingle Road/NE Goodwin Road 

is projected to operate at a lOS F during the weekday p.m. peak hour. 

Year 2.02.9 Total Traffic Conditions 

• Year 2029 total traffic conditions were estimated assuming year 2029 background traffic 

and complete build-out ofthe proposed Green Mountain development. 

• Operational analyses indicate that the study Intersections are forecast to continue to 

operate acceptably under year 2029 total traffic conditions, with the exception of: 

• NE 199'" Avenue/NE 58" Street (SR SaO) (weekday a.m. and p.m.) 

• NE 192nd Avenue/NE 13th Street (weekday a.m. and p.m.) 

• NE Ingle Road/NE Goodwin Road (weekday a.m. and p.m.) 

------------------~-------- ................. -~ 
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Turn-Lane Considerations 

• An assessment of turn-lane need was conducted for each study intersection, 

Plojectt/: 13865 
PageS1. 

• The intersection of NE 199m Avenue/NE 53th 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. 

• The crash history indicates that no crashes were recorded between 2008-2013 

involving 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 at the intersection. 

• The intersection of NE 242M Avenue (SR 500)/NE 23" Street meets WSDOT's guidelines 

for a left-turn lane on the eastbound approach under existing conditions 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 eastbound left-turn. 

• The City's long-term plans include a traffic signal and southbound left-turn lane at 

NE 242nd Avenue (SR SOO)/NE 23th Street, 

• Given the lack of recorded crash history, the small impact of the proposed 

development (no Phase 1 eastbound left-turns and less than 10 at master plan 

bulld·out), and future improvement pians at this intersection, no turn-lane 

Improvements a re recommended with phase 1 site development. 

Recommendations 

• Regardless of the proposed master plan application, we recommend that the City of 

Camas consider potential improvements to the intersection of NE Ingle Road/NE Goodwin 

Road to address intersection sight distance limitations associated with the location aftne 

stop bar, such as relocating the stop bar. 

• The roliowing improvements should be provided in conjunction with s:te development: 

• Phase 1. Site Development 

KftteJson 8: Associates, Inc. PortlaT)d~ Oregon 
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• An eastbound left-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 203cd 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 above 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 site plan application. 

• Full Build-Out of Site Development (items to be assessed in TlOnsportatlon 

Compliance letter unless otherwise mitigated]: 

• Future site plan applications should provide an updated assessment as to 

the potential need for providing an eastbound right-turn taper or lane at 

the 199th Avenue (SR SOO]/NE 58th Street Intersection unless otherwise 

deemed mitigated by the project or others. 

• Pay a proportionate "fair-share" financial contribution towards copacity 

mitigations at the intersection of NE 192"d Avenue/NE 13th Street. This 

contribution would partially fund the eventual construction of a 

northbound right-tum lane on NE 192"' Avenue and a westbound right­

turn lane on NE 13'" Avenue. 

• Mitigations will be needed to improve NE Ingle Road/NE GoodWin Road in 2029. We 

recommend the following: 

• The applicant construct a three-lane section (with center two-way left-turn lane] 

on NE Goodwin Road along the site frontage. 

, The applicant assess traffic volumes and signal warrants at N E Ingle Road/NE 

Goodwin Road With each phase of development and construct a traffic signal and 

related appurtenances when the intersection no longer satisfies City of Camas 

performance standard (lOS "D" and vic of 0.90 or better) and Intersection 

volumes meet traffic signal warrants. 

~~~~~~~-.... ~ .... ~~~~~~~~~~~~--~~~~~~-

POftJond" Oregon 
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• On-site and 'off-site landscaping and any above ground utilities at the site-access 

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 

Mountain 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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EXHIBITE 

Tree Preservation Plan 

Percentage 
TotalTrees Trees of Trees 

Zone Pods Included in Zone in Zone Preserved Preserved 

Zone A (Southeast) D4, D5, D6 E2, E3 170 90 39% 

Zone B (South) H (CC), A1, A2, A3, 85 342 265 77% 

Zone C (Central) 81, 91, 93, C1, (2, D1, D2, D3, El 1,454 488 34% 

Zone D (Northeast) G 3,524 2,345 67% 

Zone E (Northwest) B4, E4, Fl, F2, F3, F4 4,040 1,571 39% 

Tot.1 Site 9,589 4,759 50% 

D ZONE MAP 

c 

A 

The Tree Preservation Plan 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 dMded into five "zones" 

that identify five distinct areas of future development. The zones were established to assure that 

acceptable numbers oftrees were preserved throughout the Property, not just in one isolated area 

rendering the remaining portions of the site bare of trees. The pen:entage of trees protected in a given 

zone varies from 34% to 77%, with the net result being that at feast 50% of the existing Irees on the 

Property will be preserved. 

Compliance with the Tree Preservation Plan will take place with each future development application 

(PreUmlnary Plat or Site Plan Review), at which time 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. In the event that a given development application covers only part of a zone, the applicant shall 

demonstrate that the current development application will not preclude the preservation of the 

minimum num ber 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, induding in parks, open spaces, streetscapes, and residential 

areas. 

Consistent "nth C"m"s City code, Oregon White Oak trees over 20" dbh are considered habitats ofloc;;1 

importance, as well;;s Oregon White Oaks that form a grove of one acre orlarger. Such oaks shall be 

considered jurisdictlon;;1 for the purposes of this Tree Preservation PI;;n. Any jurisdlctlon;;1 Oregon 

White Oak trees shall be mitigated for;;t 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. Where 

pOSSible, oaks will be planted within vegetetion 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. 



Urban Village Area 

EXHIBIT I' 

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

Minimum of 8.B acres with ground floor Employment/Commercial Use (as provided for in 18,07,030 Table 1). 
Allow horizontal and vertical Mixed Use 
PODs H, Al, A2, A3, 85 and 100 Units at the Village Center 

DENSITY and DIMENSIONS - Camas MF zones and Green Mountain C, B and A PODS 

The bold,ltalic,pnd underlined standards are the Density, Dimension and use standardsforthe Green Mountain Project C, BandA pods. 

e Pod - 6-10 units/acre - 3000-5000 SF lots B Pod - 6-18 Units/acre -1000 -SOOO SF lots A Pod -12-24 units/acre 

Mf-l0 CPODs MF-18 SPODs MF-24 A PODs 
DENSITY 

Max, du/gac 10 J,O 18 18 24 24 
--- -

Min, du/gae 6 6 6 6 6 12 
STANoARD LOTS 

Min.lotSF 3 000 3000[gJ 2100 1 aOO[a1 1,800 U2DJ:![a/ 
Min. lot wIdth 30 30 20 20 20 20 
Mfn. lot depth 70 70 60 50 60 50 .-
Max,Floor Area per dt! No Max No Max No Mnx No Max No Max No Max 
SETBACKS 

Min.front/at garage 15[18 1Q/18 10/18 61~@OS/18 10/18 J;/pne 
MIn. sld~ 3 [1] 3 3 [1] 3 3 [1] 

--

Min. side Flanklng street 15 1.Q lS 10 15 NQnf!!. [d! ---
MIn. rear (glJI!JlJ.e ~a1Je~l 10 ~O[bl[cl 10 lOCb/ [el 10 Na!l~ fl:.l 

LOT COVERAGe, Max. 55% 55% 65% fYfuLe 75% None 
BUILDING HEIGHTs Ma)[. 35 [2.] 35 45 [2] 45 45 [2] QD 

q. Single Fam,1y Detached hames to be permitted. Far SFD In A POD apply setbacks In B POD. 1. lhe non-attat:he.d side ¢fa dweillng unit .shall be thr~e f~ 
b •. 1.0 feet tOr front access gotrlge. 
c. Minimum rear yard for allev accessed garage is eIther 3! or 1S". 
d. Franchise utilities to be located in front or side yard easements ahuff/ort right at waY. 

Otherwise a "tero~[ot line IS assumed. 
2. MOlXlmtlln b.ullding heIght. three 5tories <Ind a basement 

but not to ext:eed maximum bu11dTng height. 
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