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ANIENDED AND RESTATED DEVELOPMENT AGREEMENT '

A Development Agreement (the “Agreement”) was made and entered 1nto by and between the
City of Camas, a Washington Mumclpal Corporation (heremafter referred to as the “City™)
and Holland ‘Acquisition Co., LLC, a Washington limited liability company. (hereinafier
referred to as “Holland™”) and Fisher Creek West LLC, (heremafter referred to as “Fisher”)
. Holland and Fisher, to be collectively. réferred to as “Owner” and recorded under Clark
‘ County s Audltors number 5562971. The parties ‘wish to amend, restaté and supersede the
Agreement with this Amended and Restated Development Agreement (the “Amendmerit”).
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_ _ WHEREAS Fisher-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”, and

Holland owns or controls certain teal property: whlch is located within the City’s: mumclpal

" boundary and which is more fully described in the attached Exhibit “A-1”, (the property
described in Exhibits A and A-lhereinafter collectively referred to as the “Property”), and, "

RECIT ALS

WHEREAS the City and the Owner recognize this area is developmg and wﬂl
continue to develop over a penod of .years and wish to provide predictability- about the
development standards that will apply tothe Property over the course of its full development ,

* i 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 Washmgton State’s Envxronmenta.l Pohcy T

- Act dlscourages pleoemeal rev1ew, 4nd, . T

R WHEREAS the Clty isa Washmgton Mumclpal Coxporauon with land use planmng"-'
- and permntmg authonty over all lanid within its corporate limits; and, T
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WBEREAS the Washmgton State: Leglslature has’ authonzed the execution of
Development Agreements between local governments and a petson having: ownershlp or
control of real. property within its jurisdiction pursuant to RCW 36. 70B 170(1); and,

WIIEREAS 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 devélopment ‘of "real property for the duratlon .
specified in the agreement which statute provides: .

(1) A local.. govemment may enter into a Development Agreement w1th a person
having ownership or control of real property within ifs jurisdiction. - A ¢ity 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 regulatlons adopted by a local govemment plamung
under chapter 36.70A RCW; and :

. WHEREAS the legjslatlve ﬁndmgs supportmg the enactment of thls secuon prov1de

The leglslature finds that the lack of certamty of the approval of development
_projects can result in a waste of public and private resources escalate housing
costs for consumers and dlscourage the commitment to comprehensive
»plannmg which ‘would make maximum efficient use of resources at-the least
economic cost to the public. Assurance to a development pro;ect applicant that -
upon government approval the project may proceed 'in accordance with .
existing pohcxes and regulations, and subject to conditions of approval, all as
set forth in a development agreement, will strengthen the public: planning:
process, encourage. private participation and comprehensive’ planning, and
reduce thé economic cost of development. Further, the lack of public facilities
and services is'a serious impediment to development of new:housing and '
commerclal uses. Project applicants and. local ‘governments ~may- include

- provisions :and agreements whereby applicants are reimbursed over time for
financing public . facilities. It i§ the intent- of the legisiatire by RCW

" . 36,70B.170 through 36. 70B.210 to allow local governmients and owners and .

'developers of real property to enter mto development agreements and

o WHEREAS for the purposes of tlns Amendment, “Development Standards”
includes, but i is. not limited to, all of the standards listed in RCW 36 7OB 170(3) and any
.development standards provxded herem, and,

Lo DEVELOPMENT AGREEMENT
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WHEREAS, due to Owner’s desire to provide the portion of the Property approved 5
for commerclal development to now be an area for Fisher to further develop its campus; -

: .NOW, THEREFORE 'I"]E[E PARTIES HERETO AGREE AS FOLLOWS:

‘Section 1. . Development Agreement. This Amendment isa Development Agreement to.

. be unplemented under the authority of and in accordance with RCW 36.70B.170 ‘through
RCW 36.70B.210 and CMC 18.55.340 it shall become a contract between the Owner and the
Clty upon its ‘approval by ordihance or resolution. following a public hearmg as provided for
in RCW 36.70B.170 and CXMC 18.55.340; and upon execution by all parties. '

Sectlon 2. - Term of Amendment, This Amendment shall commence upon  the Effective |

‘Date, and shall be valid for a period of ten (10) years; unless extended or terminated by
mutudl consent of the Parties;. provrded 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
Amendment, are appealed, the term of this Amendmient shall be tolled for the time durmg
which the appeal is pendmg or 18 months, whlchever is less.

Sectlon 3. Vestmg . Any land -use applications subrmtted with respect to the; =
Property during the term of this Amendment, shall be vested to the existing zoning, land use

regulations arid Devélopment Standards in effect on the Effective Date of this' Amendment,
* unless othérwise prohibited by law or as provided for in this Amendment or a‘previous -
Development Agreement still in effect. Anyland use approvals affecting the Property issued

* during the term of this Amendment and which, but for this Amendment would expire during .

the term of this Amendment, shall remain in"effect during the term of this Amendment. The
vesting provrded for under this Amendment shall hot apply to System Development Charges,
Impact Fees or appllcatlon or review fees

Section 4 Master Plan CMC 18.07.030- Table I provrdes “On tracts ten acres or more, a |

B sub,]ect to approval by city council of 4 master plan and development agreement, a. mixed use -

_. development may be approved, provided no less than fifty-one percent of the net developable * -

~acreage is committed to commercial ‘uses.” Attached as Exhibit “B” and incorporated by
reference hetein, is ‘a Mixed-Use Master Plan (Master Plan) which complies ‘with the
‘standards provided.for in CMC 18.07. 030- Table 1. The Master Plan provides the Parties
. with predlctablhty regarding the future development of the Property, including any. associated . -

+ offsite improvements; related to transportation or utilities. Future development of the Property .

o shall be generally consrstent with the Master Plan.

- It is- contemplated by the partles that due to. the number of years it may take ‘the pro_lect to "
~ fully build out, changing market conditions; future development patterns wrthm the: area and

- other factors, the partiés may wish to revisit somie portions.of the Master Plan at a future time. . -

' .4-:_’..Whlle nothmg contamed herem shall be consirued to obhgate elther party to amend the e

o ','DEVELOPMENT AGREEMENT
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Master Plan or this Amendment, itis recogmzed that future evolutxon of the Clty may warrant
consideration 6f such issues. -

Section 5. Tlmmg of Development. The Parties recognize that the timing of
development is largely dependent upon economic conditions. ' The pattiés also recognize the |
importance of jobs within the City and parucularly within the Grass Valley area. In -
furtherance of the desire for jobs in this area ih balance with the désire to'provide residences
within walking or short commute distances from employment centers as they are developed,
the Parties agree that: (1) no building permit for any residential bmldmg will be issued prior .
to the issuance of a building permit for shell and core (but not tenant unprovements) of an
office building prewded for on the Master Plan :

- Section6.  SEPA. Pursuant to the State Environmental. Pohcy Act (SEPA), plecemeal
environmental review is to be discouraged. As such, the Parties wish for SEPA Treview to be -
accomplished as part of the Amendment for as many of the Master Plan’s potential adverse
environmental impacts as can be reasonably analyzed, based upon.current: information
submitted with this Amendment, including, but not limited to, the Master Plan, traffic study, -
tree: analysis, archeolog10al report, wetlands report and wildlife. habitat report. This may be - -
done under the Consolidated Review provisions of SEPA. The SEPA checklist attendant with
this Amendment identifies various potential adverse environmental impacts of the project
including transportation, parks trees, wetlands, wildlife habitat, sewer, water and storm water.

‘The Checklist also identifiés a variety of technical reports or mformatlon that provides a basis . -

for the proposed mitigation or partial mitigation of these impacts. Tt is. the intent of this
Amendment and its attendant SEPA process, to have the City issue a Threshold
Determination (as-that tetm is utilized in RCW 43.21C) on the identified -impacts of the
implementation of the Master- Plan. - Impacts that are identified at. future’ stages of the
development, including: but not limited to, Site Plan approval, Preliminary Plat approval,

Short Plat approval or building peimit approvals that have been previously analyzed through
this or other SEPA’ processes, shall not be re-analyzed on the condition’ that the future

identified adverse impacts, in the sole discretion of the City, are substantjally similarto and of - |

the same or léss intensity as those previously analyzed under this or other SEPA processes.
Nothing in this Section shall preclude the City from requesting information, at the cost of the
Owner, on the potential adverse environmentsl impacts associated with a ‘specific land use
application that has not been prevxously ldentlfied or analyzed as requu‘ed under the State
Enwronmental Pohcy Act. .

Section 7. Transportatlon ,

. a) Klttelson and Assoclates Transportatlon Engmeers and the - Clty have analyzed the
- transportation impacts of the full development of the Property as deplcted in the Master Plan.
Attached as Exmblt C 1s an. analysw of the transportatmn 1mpacts of the full bulldout of the .

DEVELOPMENI AGREEMENT
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Master Plan. Based upon this analysis, the Property at full development will increase the
existing number of PM peak hour trips on the transportation system by 522 trips. The
Property shall be vested during the term of this Agreement with 522 PM peak hour, 535 AM
Peak hour and 5037 Average Daily Trips and no additional off site transportation mitigation
or analysis will be required during the term of this Amendment beyond that provided for in
Exhibit C; 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 Amendment, 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 provided for in Exhibit C.

b) NW 38% Avenue has been identified in the City’s Comprehensive Plan as a
Primary Gateway into the City. In the event the Owner desires to remove or modify the
existing City Monument sign on NW 38" Avenue, the Owner shall work with the City -
through the Sign Permitting Process to. jointly develop a new design and location acceptable |
to the Parties. Because there are currently two monument signs, one on each side of NW 3gth
Avenue, the owner will replace both signs with the new design, or if approved by the City,
take into account the visibility from both directions with the new sign. The entrance sign to
the City, if replaced, shall be installed by Owner prior to Final Occupancy of the first
Commercial Buxldmg

Section8.  Impact Fee Credits for Parks and Trails. Pursuant to the City’s Parks and
Open Space Plan and the City’s Capital Facilities Plan and impact fee program for parks and
trails, the Parties agree that upon construction of the trail improvements identified on Exhibit
Dand acceptance by the City of those improvements, based upon the costs identified on
Exhibit D-1 and the City’s Park Impact Fee program, the City will issue to Holland the
amount of Park Impact Fee Credits identified on Exhibit D-1.

Section9.  Remedies. Should a disagreement arise between the City and Owner
regarding the interpretation and application of this Amendment, the parties agree to attempt to
resolve the disagreement by first meeting and conferring. If such meeting proves
unsuccessful to resolve the dispute, the dxsagreement may be resolved by judicial action filed -
in the Clark County Superlor Court. '

Section 10. Performance. Failure by either party at any time to require performance by -
the other: party of any of the provisions hereof shall in no way affect the parties' rights -
hereunder to enforce the same, nor shall any waiver by a party of the breach hereof be held to
be a waiver of any succeeding breach or.a waiver of this non-waiver clause.

DEVELOPMENT AGREEMENT
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Section 11. * Venue. This Amendment 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 12. Séverability. If any portion of this Amendment shall be invalid or
unenforceable to any extent, the validity of the remaining provisions shall not ‘be affected
thereby. ' ’ ‘

Section 13. Inconsistencies. If any provisions of the Camas Municipal Code are deemed
inconsistent with the provisions of this Amendment, the provisions of this Amendment shall
prevail. : '

Section 14.  Binding on Successors and Recording. The rights and obligations created by
this Amendment are assignable and shall be binding upon and inure to the benefit of Owner,
the City, and their respective heirs, successors and assigns. Only Owner and the City or their
assigns shall have the right to enforce the terms of this Amendment. This Amendment shall
be recorded against the real property indicated on Exhibit “A” with the Clark County Auditor.

Section 15. 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 16. Amendments. This Amendment shall only be amended as follows: (1) for
amendments relating to those portions of the Property owned by Holland as provided for in
Exhibit A-1, the parties to such-amendments shall be the City and Holland or. its assigns; (2)
for amendments relating to any other portion-of the Property, the parties to such amendment’
shall be the City and Fisher. 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: Legal Description of Fisher Property
Exhibit A-1 . Legal Description of Holland Property
Exhibit B: Master Plan '

Exhibit C: Transportation Analysis

Exhibit D Trail improvement

Exhibits D-1 Park Impact Fee Credit Calculation
Exhibit E . Site Plan

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

CITY OF CAMAS Holland Acquisition Company _LLC

Fisher Creek West LLC

%,ﬂQ(WfN F @V\ >

PERTY DEslofMEDT flewn 5 7~

STATE OF WASHINGTON )
) ss.
County of Clark _ )

1 certify that I know or have satisfactory evidence that mmﬂm_ 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%m of Holland Acquisition Co, LLC to be the free
and voluntary act of such party ¢ usés and purposes mentioned in the instrument.

DATED: Ju,hj 9 ,2019.

DEVELOPMENT AG W
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STATE OF WASHINGTON )
‘ ) ss.
County of Clark )
I certify that I know or have satisfactory evidence that EMV\W\ Sg-_(k _ 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 "'\CU«\M of the CITY OF CAMAS, to be the free and
voluntary act of such party for the Uises and purposes mentioned in the instrument.

pateD; . (0 k}“\'\ 4 ,2019."

LEISHA A COPSEY 0 W

NOTARY PUBLIC. .

STATE OF WASHINGTON NOTARY PUBLIC for the State of Washéagton,
COMMISSION EXPIRES Residing in the County of Cla%
AYGUST £0, 2019 My Commission Expires: I120lg
STATE OF WASHINGTON . )
_ : ") ss.

County of Clark )

. . : I certify that I know or have satisfactory evidence that
johg F Rile é ; 118 is the person who appeared before me, and said person -~
acknowledgedthat he s1gned this instrument, on oath stated that he was authorized to execute
this instrument and acknowledged it as the Froperts Ded Mnaseirof Fisher Creek West, LLC

to be the free and voluntary act of such party for the uses and purposes mentioned in the
instrument. _

DATED: 7/?/7-0f‘1 ' 28615

NOTARY PUBLIC for the State of Washington, Residing in the County of Clark
My Commission Expires: _g/ J@Z /

c%%?/

C. Seoft Mottem, Nt j fildle.
lic HE2ST

C SCOTT MOTTERN
Notary Public
State of Washington
My Commission Expires
December 31, 2021

DEVELOPMENT AGREEMENT
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EXHIBIT A

LEGAL DESCRIPT TON OF FISHER PROPERTY

A PORTION OF THAT PARCEL OF LAND CONVEYED TO FISHER CREEK WEST, LLC
AS DESCRIBED UNDER AUDITOR’S FILE NO. 5292160 D, RECORDS OF CLARK
COUNTY, LYING IN THE FRACTIONAL NORTHWEST QUARTER OF THE
 NORTHWEST QUARTER OF SECTION 5, TOWNSHIP 1 NORTH, RANGE 3 EAST OF
THE WILLAMETTE MERIDIAN, CITY OF CAMAS CLARK COUNTY, WASHINGTON, .
DESCR]BED AS FOLLOWS:

COMMENCING AT THE NORT[-IWEST CORNER OF SAID SECTION 5;

THENCE SOUTH 88° 42’ 51” EAST ALONG THE NORTH LINE OF SAID SECTION 5 A
DISTANCE OF 1319.76 FEET TO THE NORTHEAST CORNER OF SAID FRACTIONAL
NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 5; ‘

THENCE SOUTH 01° 14’ 27” WEST, ALONG THE EAST LINE OF SAID FRACTIONAL -

NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 5, A .
'DISTANCE OF 37.00 FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF NW
38™ AVENUE CONVEYED TO THE CITY OF CAMAS AS DESCRIBED UNDER
AUDITOR’S FILE NO. 4901089 D, RECORDS OF SAID COUNTY, SAID POINT BEING
37.00 FEET SOUTHERLY OF, WHEN MEASURED PERPENDICULAR TO, THE
CENTERLINE OF SATD AVENUE, SAID POINT ALSO BEING THE TRUE POINT OF
BEGINNING;

THENCE CONTINUING ALONG SAID EAST LINE, SOUTH 01° 14> 27”7 WEST, A
DISTANCE OF 727.67 FEET TO THE NORTHWEST CORNER OF .LOT 2 OF FISHER
CREEK CAMPUS 3 SHORT PLAT, RECORDED IN BOOK. 3 OF SHORT PLATS, AT PAGE
984, RECORDS OF SAID COUNTY '

THENCE SOUTH 88° 42’ 51” EAST, ALONG THE NORTH LINE OF SAID. LOT 2, A
DISTANCE OF 900.31 FEET TO A POINT ON THE EAST LINE OF SAID FISHER CREEK
WEST, LLC PARCEL

,. THENCE NORTH 00° 48’ 09” EAST, ALONG SAID EAST LINE, A DISTANCE OF 701 65' '
FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF SAID NW 38™ AVENUE;

THENCE NORTH 88° 36’ 22” WEST ALONG SAID SOUTH RIGHT OF WAY LINE, A
DISTANCE OF 8.32 FEET TO AN ANGLE POINT; ‘

THENCE CONTINUING ALONG SAID SOUTH RIGHI' OF WAY L]NE NORTH 42° 18’

03” WEST, A DISTANCE OF 35.93, FEET TO AN ANGLE POINT, SAID POINT BEING
: 37.00 FEET SOUTHERLY OF, WHEN MEASURED PERPENDICULAR TO THE
S CENTERL]NE OF SAID NW 381'1'I AVENUE : :

THENCE NORTH 88° 42° 517 WEST; CONT]NU]NG ALONG SAID SOUTH RIGHT OF -
WAY LINE, A DISTANCE OF 861.87 FEET TO THE TRUE POINT OF BEG]NN]NG
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EXCEPT ANY POIRTION LYING WITHIN PUBLIC ROADS.
CONTAINING: 14.98 ACRES, MORE OR LESS.
APN/PARCEL ID(S): 126255000
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EXHIBIT A-1

LEGAL DESCRIPTION OF MULTI-FAMILY PROPERTY

A PORTION OF THAT PARCEL OF LAND CONVEYED TO FISHER CREEK WEST, LLC
AS DESCRIBED UNDER AUDITOR’S FILE NO. 5292160 D, RECORDS OF CLARK
COUNTY, LYING IN THE FRACTIONAL NORTHWEST QUARTER OF THE
NORTHWEST QUARTER OF SECTION 5, TOWNSHIP 1 NORTH, RANGE 3 EAST OF -
THE WILLAMETTE MERIDIAN, CITY OF CAMAS, CLARK COUNTY WASHINGTON,
DESCRIBED AS FOLLOWS:

COMMENCING AT THE NORTHWEST CORNER OF SAID SECTION 5;

THENCE SOUTH 88° 42’ 51” EAST ALONG THE NORTH LINE OF SAID SECTION 5, A
DISTANCE OF 1319.76 FEET TO THE NORTHEAST CORNER OF SAID FRACTIONAL
NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 5;

THENCE SOUTH 01° 14’ 27” WEST, ALONG THE EAST LINE OF SAID FRACTIONAL

NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 5, A

DISTANCE OF 37.00 FEET TO A POINT ON THE SOUTH RIGHT OF WAY LINE OF NW

38TH AVE CONVEYED TO THE CITY OF CAMAS AS DESCRIBED UNDER AUDITOR’S

FILE NO. 4901089 D, RECORDS OF SAID COUNTY, SAID POINT BEING '37.00 FEET
SOUTHERLY OF, WHEN MEASURED PERPENDICULAR TO, THE CENTERLINE OF

SAID AVE, SAID POINT ALSO BEING THE TRUE POINT OF BEGINNING'

THENCE CONTINUING ALONG SA]]) EAST LINE, SOUTH 01° 14° 27 WEST, A
DISTANCE OF 1256.19 FEET TO THE SOUTHEAST CORNER OF SAID FRACTIONAL
NORTHWEST QUARTER OF THE NORTHWEST QUARTER OF SECTION 5;

THENCE NORTH 88° 55’ 57” WEST, ALONG THE SOUTH LINE OF SAID FRACTIONAL
NORTHWEST QUARTER OF SECTION 5, A DISTANCE OF 954.18 FEET TO A POINT ON
THE EAST LINE OF THAT PARCEL CONVEYED TO NSHE OROVILLE, LLC AS
DESCRIBED UNDER AUDITOR’S FILE NO. 4541882 D, RECORDS OF SAID COUNTY;

THENCE ALONG THE EAST LINE OF SAID NSHE OROVILLE, LLC PARCEL, THE
FOLLOWING COURSES

THENCE NORTH 42° 58 17 EAST, A DISTANCE OF 1170 FEET;
THENCE NORTH 60° 33’ 15" EAST, A DISTANCE OF 20.58 FEET;
THENCE NORTH 44° 47 33” EAST, A DISTANCE OF 48.92 FEET;
THENCE NORTH 43° 12" 06” EAST, A DISTANCE OF 45.08 FEET
THENCE NORTH 43° 09’ 59 EAST, A DISTANCE OF 50.92 FEET;
THENCE NORTH 48° 06" 08 EAST A DISTANCE 01= 4398 FEET;
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THENCE NORTH 48° 31° 44" EAST, A DISTANCE OF 25.99 FEET;
THENCE NORTH 50° 45* 07” EAST, A DISTANCE OF 51.57 FEET;
THENCE NORTH 07° 12° 26" EAST, A DISTANCE OF 72.70 FEET;
THENCE NORTH 36° 58° 23" WEST, A DISTANCE OF 36.05 FEET;
THENCE NORTH 56° 40’ 36” WEST, A DISTANCE OF 19.64 FEET;
THENCE NORTH 06° 44’ 32" WEST, A DISTANCE OF 3.98 FEET;
THENCE NORTH 01° 48’ 15” WEST, A DISTANCE OF 53.86 FEET;
THENCE NORTH 07° 19° 12" EAST, A DISTANCE OF 51.46 FEET;
THENCE NORTH 10° 12° 39 EAST, A DISTANCE OF 29.08 FEET;
THENCE NORTH 22° 46’ 06” EAST, A DISTANCE OF 16.28 FEET;
THENCE NORTH 17° 48 36” EAST, A DISTANCE OF 47.95 FEET;
THENCE NORTH 29° 17° 58” EAST, A DISTANCE OF 47.55 FEET;
THENCE NORTH 57° 15" 46” EAST, A DISTANCE OF 60.88 FEET;
THENCE NORTH 38° 10° 30” EAST, A DISTANCE OF 52.36 FEET;
THENCE NORTH 45° 13° 40 EAST, A DISTANCE OF 51.44 FEET;
THENCE NORTH 05° 28 38” WEST, A DISTANCE OF 5045 FEET;
THENCE NORTH 05° 45’ 58” EAST, A DISTANCE OF 47.10 FEET;
THENCE NORTH 04° 56" 49 WEST, A DISTANCE OF 49.99 FEET;
THENCE NORTH 07° 01" 31” WEST, A DISTANCE OF 50.71 FEET;
THENCE NORTH 07° 33 20” WEST, A DISTANCE OF 53.33 FEET;
THENCE NORTH 19° 42’ 03" WEST, A DISTANCE OF 23.52 FEET;
THENCE NORTH 29° 34° 03" WEST, A DISTANCE OF 51.19 FEET;
THENCE NORTH 20° 56" 49° WEST, A DISTANCE OF 27.81 FEET;
THENCE NORTH 17° 36" 27 WEST, A DISTANCE OF 22.56 FEET;
. THENCENORTH 10° 14’ 39" WEST, A DISTANCE OF 45.53 FEET;
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THENCE NOR'I‘I-I 07° 12’ 46” WEST, A DISTANCE OF 49.35 FEET;
THENCE NORTH 02° 26° 20" EAST, A DISTANéE OF 47.75 FEET;
THENCE NORTH 19° 24’ 27” EAST, A DISTANCE QF 11.12 FEET;
THENCE NORTH 33° 24° 35” EAST, A DISTANCE OF 50.00 FEET;
THENCE NORTH 32° 04° 57" EAST, A,DISTANCE OF 39.64 FEET TO A POINT ON THE

SOUTH RIGHT OF WAY LINE OF SAID NW 38TH AVE, SAID POINT BEING 37.00 FEET
SOUTHERLY OF, WHEN MEASURED PERPENDICULAR TO, THE CENTERLINE OF

SAID AVE;

"THENCE SOUTH 88° 42’ 51” EAST, ALONG SAID SOUTH RIGHT OF WAY LINE, A
DISTANCE OF 642.71 FEET TO THE TRUE POINT OF BEGINNING;

EXCEPT ANY PORTION LYING WITHIN PUBLIC ROADS.
TAX ACCOUNT NO.: 126043000
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EXHIBIT B

GRASS VALLEY MASTER PLAN
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February 28, 2018 Project #: 22300

K l TT E LS o N 851 SW 6th AVENUE, SUITE 600
& ASSOCIATES P 3032208230 - F 5032738169

EXHIBIT C

lames E. Carothers, PE
City of Camas

616 NE 4* Avenue
Camas, WA 88607

RE: Traffic Impact Analysis for Grass Valley Development — Camas, WA

Dear Curleigh,

This letter documents the Traffic Impact Analysis (TIA) prepared for the proposed Grass Valley mixed-use
development along the south side of NW 38% Avenue In the City of Camas. The proposed development
includes up to 276 apartment units, 100,000 square feet of corporate headquarters, 150,000 square feet
of general office, and 20,000 square feet of ratail split evenly between restaurant and grocery. Full
occupancy of the development is expected by 2021.

Pursuant to City of Camas requirements, this report includes the following:

Operational assessment of key study intersections under existing traffic conditions
Review of reported crash data at study intersections

Assessment of background traffic operations, including traffic associated with approved in-
process developments but not the proposed project, under two road network scenarios:

o Scenario 1: Re-align SE Bybee Road with NW Fisher Creek Drive (ide’ﬁtiﬂed in City of
Camas B-year Street Priorities)

¢ Scenario 2: Connect SE Bybee Road to SW Armstrong Drive (identified as a long-term
connection in the Camas Crossing Development TIA)

Trip generation and trip distribution estimate for the proposed de\}elopment

Assessment of future traffic conditions at the study intersections and: the proposed site
accesses after full build-out and occupancy of the proposed development under the two
realignment scenarios otitlined above

Queueing, access spacing, sight distance, and on-site circulation review
Findings and recommendations

~ This study assumes that activation of the SE 20 Street/NW Fisher Creek Drive intersection has accurred
prior to site occupancy based on other approvéd and pending development. Based on-the analysis
. provided and documgnted herein, the praposed development can be constructed while complying with
City of Camas and City of Vancouver transportation requirements assuming provtsibn of mitigation

FRRENANE: H:{22|122300 - GRASS VALLENREPORTIFINALI22300_ GRASS VALLEY, TI5.00CX
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measures identified in this report. Site-development related capacity improvement needs were identified
at the SE 20" Street/SE 192" Avenue intersection. . '

SE 20" Street/SE 192™ Avenue

= In Scenario 1, under 2021 total traffic conditions, the intersection does not satisfy City of
Vancouver operating standards during the weekday p.m. peak hour.

‘s Recommended mitigation to restore acceptable operations includes provision of a
second westbound left-turn lane and traffic signal retiming that allocates additional .
green time to the primary north-south traffic patterns along NE 192" Avenue.

* InScenario 2, uhder both 2021 background and total traffic conditions, the intersection dqes
not satisfy City of Vancouver operating standards during the weekday a.m. and p.m. peak
hours. -

*. Recommended mitigation to restore acceptable operations includes provision of a '
second westbound left-turn lane and a separate westbound right-turn lane as well
‘as corresponding signal retiming that allocates additional green time to the primary
north-south traffic patterns along NE 192"" Avenue.

Other Considerations

» On-site and off-site landscaping and any above ground utilities at the site driveways and

_internal roadways should be installed and maintained to ensure that adequate sight distance

is provided upon buildout in accordance with City of Camas standards. Further, sight distance
avallability should be confirmed during the final engineering process.

The methodology of the analysis, findings, and recommendations are documented hereln

INTRODUCTION

Holland Acquisition Co., LLC proposes to construct a mixed-use development on the south side of NW
38t Avenue, west of NW Fisher Creek Drive. Currently, a residential home and a storage building occupy
the 36-acre site and are accessible via two driveways on NW 38 Avenue, Thé site is currently zoned for
Regionél Commercial (RC) uses. Figure 1 illustrates the site location and Figure 2 shows the site plan.

“The proposed‘developr_'nent will consist of up to 276 apartment-units, 100,000 square feet of éorporate
headquarters, 150,000 square feet of general office, and 20,000 square feet of retail split evenly between
restaurant and grocery. Full occupancy of the development is expected to occur by 2021. '

Kittelson & Assoclates, Inc. . Portland, Oregon
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Access to the development is proposed via:

« two unsignalized full movement public street circulator connections to NW 38 Avenue; and

s  two unsignalized connections to NW Fisher Creek Drive south of NW 38" Avenue {and north
of the gated entry to the Fisher Investments Campus}.

REPORT SCOPE

This analysis determines the transportation-related impacts associated with the proposed mixed-use
development. The study intersections and overall study area for this project were determined through a
scoping process with City of Camas staff.

Analysis Periods

Weekday a.m. and p.m. peak hour traffic conditions were modeled at the study intersections.

" Study Intersections
The following study intérsections were included in the analysis as shown in Figure 1.
1. SE 192" Avenue/Mill Plain Boulevard {operated and maintained by City of Vancouver) ‘
SE 192" Avenue/SE 15t Street (operated and maintained by City of Vancouver)

»

SE 192" Avenue/SE 20% Street (operated and maintained by City of Vancouver) |

SE 192™ Avenue/NW Pacific Rim Boulevard (operated and maintained by City of Vancouver)
NW 38™ Avenue/Proposed Site Driveway 1

NW 38t Avenue/Proposed Site Driveway 2

Fisher Creek Drive/Proposed Site Driveway 3!

NW 38" Avenue/SE Bybee Road (existing) ‘

NW 38% Avenue/NW Fisher Creek Drive (with.reatigned Bybee Road under Scenario 1)

10. NW 38" Avenue/NW Parker Street

11. NW Pacific Rim Boulevard/NW Parker Street

12. NW 16 Avenue/NW Brady Road

© ® N VoA W

Future Roadwév Connectivity Scenarios

A mixed-use development known as the Camas Crossing Development is currently proposed north of the
Grass Valley Development and was in the site plan review process at the City of Camas at the time this

1 The two proposed driveway connections to Fisher Creek Drive were analyzed as a single driveway to be conservative.

Kittelson & Associates, inc. Portland, Oregon
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study was prepared. City of Camas required that the Grass Valley Development TIA consider the propased
Camas Crossing Development as a vested project that will re-align SE Bybee Road from its current
terminus on NW 38t Avenue to the east. Per City of Camas staff, alignment modifications to SE Bybee
Road are still being finalized, with the following options being considered:

= Re-align SE Bybee Road with NW Fisher Creek Drive (identified in City of Camas G-year Street
Priorities);

» Connect SE Bybee Road to SE 202™ Avenue (identified as a short-term realignment in the
Camas Crossing Development Transportation Impact Analysis, TIA); and

= Connect SE Bybee Road to SW Armstrong Drive (|dent1ﬁed as a long-term connection in the
Camas Crossing Development TIA}.

Per City of Camas scoping direction, two future realignment scenarios have been considered for purpbses
of this TIA. The first scenario analyzes impacts with SE Bybee Road aligned at NW Fisher Creek Drive and
the second scenaria analyzes impacts with the cannection occurring at some point further east.

ANALYSIS METHODOLOGY

Intersection Levels-of-Service

Level of service (LOS) analysis described in this report was primarily performed using Synchro 8 software
in accordance with the procedures stated in the 2000 Highway Capacity Manual (HCM, Reference 1).
The intersection of NW Pacific Rim-Boulevard/NW Parker Street was analyzed using HCS 7 software,
which implements 2010 HCM multi-lane all-way stop capacity analysis procedures, due to analysis
constraints of the 2000 Highway Capacity Monual in analyzing four-way stop-controlled intersections
with multi-lane approaches.

To evaluate worst-case conditions, the peak 15-minute flow rates of the weekday a.m. and p.m. peak
hours were used in the evaluation of all intersection LOS. For this reason, the operations analyses reflect
conditions that are likely to occur for the peak 15 minutes out of each weekday a.m. and p.m. peak hour.

Operating Standards
Study intersections within the City of Camas are subject to the following operating standards:
s Clity of Camas requires a LOS D or better and a volume to capacity ratio of 0.90 or less for all

intersections within the city limits of Camas, which includes all study intersections not along
SE 192" Avenue.

Study intersections within the City of Vancouver are subject to the following operatmg standards, as
stated in the City of Vancouver Municipal Code Section 11.80.130.B: :

Kittelson & Associates, Inc. . . Pertland, Oregon
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A proposed development that adds at least five net new peak hour trips to an intersection
approach operating at an LOS E or lower within the required traffic impact analysis area may be
denied based upon any of the following:

1. For signalized intersections, when off-site intersection conditions are at a LOSF, or

2. For signalized intersections, when the LOS E and the volume to capacity ratio is greater than
0.95, or :

3. For unsignalized intersections, when the volume to capacity ratio for any lane on any
approach is greater than 0.95, and

4. When significant traffic hazards would be caused or materially aggravated by the proposed
development,

EXISTING TRAFFIC CONDITIONS

The existing conditions analysis identifies site conditions, surrounding land uses, and the current
operational and geometric characteristics of roadways within the study area. The purpose of this section
is to create a basis for comparison to future conditions. '

Site Conditions and Adjacent Land Uses

The proposed development site is mostly vacant, except for two existing structures. The site is currently
zoned for Regional Commercial (RC) uses, Table 1 summarizes the attributes of the key transportation
facilities in the site vicinity.

Table 1. Existing Transportation Facilities and Roadway Designations

d O

SE 192™ Avenue Principal Arterial* 4 lanes? * 40 mph Yes Yes Ne
Mill Plain Boulevard Principal Arterial® " 4lanes? - 30/40 mph* ves Yes No
SE 15™ Street Collector Arterial® 2 lanes 40 mph Partial Yes No
SE 20"™ Street Minor Arterialt . 2/3 |anes 40 mph Yes Yes No
SE 34" Street Principal Arterialt 4 lanes? 40 mph Partlal No No
SE Bybee Road Collector® 2 lanes’ 30 mph No Partial No
NW Fisher Creek Drive Collector? 2lanes 30 mph Partial No No
SE 202 Avenue Local® 2lanes 30 mph No No Na
NW 38" Avenue Arterlal® 3lanes 35/40 mph® Yes Yes No
NW Pacific Rim Boulevard Arterial 4 lanes? 35 mph Yes No No
'NW Parker Street ArteriaP 2/4 tanes? 35mph Partial Partial No
NW 16% Avenue " Collector® 2 lanes 25 mph Partial Partial - Partial
NW Brady Road Collector/Arterial 2fanes 35 mph partial Partial No

iCity of Vancouver Arterial Street System and Classification Map '

Lross-section includes additionol left-turn lanes at major intersections

3City of Camas 2008 Federal Functional Classification Map

“Speed limit is 30 mph on eastbound approach at SE 192 Avenue, 40 mph on westhound approach

. sspeed limit is 40 mph on eastbound approach at SE 192! Avenue, 35 mph on westbound approach 4
Kittelson & Assoclates, Inc. Portland, Oregon
Clark Auditor  Tue Jul 23 10:36:00 PDT 2019 5628968 Page 21
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Pedestrian Facilities

Continuous sidewalks are provided on both sides of NW 38% Avenue between SE 192™ Avenue and NW
Parker Street. A sidewalk is currently provided on the east side of NW Fisher Creek Drive. Sidewalks are
currently absent on the west side of NW Fisher Creek Drive along the site frontage and will be constructed
in conjunction with the proposed development.

Bicycle Facilities

Bike lanes are provided along both sides NW 38t Avenue in the site vicinity. Bike lanes are present along
SE Bybee Road for approximately 100 east of SE 192" Avenue but are not provided along the remainder
of the roadway." Bike lanes are also provided along SE 192™ Avenue, Mill Plain Boulevard, SE 15 Street,
SE 20 Street, and NW Parker Street.

Transit Facilities

There is no public fixed-route transit service within Camas. C-TRAN Route 37 operates along SE 192™
Avenue and SE 34% Street. Route 37 connects Fisher’s Landing Transit Center and Downtown Vancouver.
Service is provided on weekdays from 4:45 a.m. to 12:45 a.m., Saturdays from 7:15 a.m. to 11:30 p.m,,
and Sundays from 7:30 a.m. to 11 p.m, C-TRAN's “Connector” provides Camas with fully accessible dial-
a-ride {reservation-based service) and scheduled stop service (no reservation required) at designated
stops at Fisher’s Landing Transit Center and Hiddenbrook Drive. Rides are provided on a first-come, first-
served basis. Dial-a-ride services are available weekdays from 5:30-9:15 a.m. and 2:00-7:00 p.m.

Traffic Safety Summary

Crash data for the study intersections was obtained from the Washington Department of Transportation
{(WSDOT) for the three-year period from lanuary 1, 2014 through December 31, 2016 and were reviewed
to identify potential intersection safety issues. Table 2 summarizes the crashes reported at the study
intersections. Appendix “A” contains the detailed WSDOT crash data.

Kittelson & Assoclates, inc. ’ Portland, Oregon
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Table 2: Intersection Crash History Summary

Crinh Severity

e
Total

Crash Type

Ltacation Rear Side- Turning F'xed

Al g GOERG e Sy R e (e oSSR
SE 192 Ave / Mill Plain Blvd 1} 4 1 2 1 1 1 0 ] S
SE 192" Ave / SE 15 St 0 2 3 4 0 0 1 0 0 S
SE 192" Ave / SE 20% St [ 3 3 4 1 1 0 .0 Q 6
SE 192 Ave / NW Pacific Rim Bivd 0 4 5 1 1 3 4 0 0 9
NW 38% Ave / SE Bybee Rd 0 0 0 0 1} 1] 0 [1} 0 0
NW 38 Ave / NW Fisher Creek Dr 0 0 0 0 0 1] 0 [ 0 0
NW 38 Ave / NW Parker 5t e 3 2 o 0 0 2 3 0 S
NW Paclific Alm Blvd / NW Parker St 0 0 3 4} 0 1 0 2 0 3
NW 16 Ave / NW Brady Rd 0 0 4 1 0 1 1} 1] 2 4
PDO = Property damage only

As shown in Table 2, no fatal crashes were reported. No crashes were reported along NW 38t Avenue
along or near the site frontage. Based on reviewing the crash data and considering recent urban street
improvements made along the NW 38% Avenue corridor, there are no apparent traffic safety hazards
that require mitigation in conjunction with site development.

Existing Traffic Operations

Figure 3 illustrates the existing lane configurations and traffic control devices at each of these study
intersections.

Turning movement counts were obtained at the study intersections on a midweek day in June 2017. All
counts were performed during the moming {7:00 to 9:00 a.m.) and evening (4:00 to 6:00 p.m.) peak
periods. Public schools were in session in the cities of Camas and Vancouver on the days the traffic counts
were collected. The traffic counts revealed a local system morning peak from 7:30 to 8:30 a.m. and
evening peak from 4:35 to 5:35 p.m. . ‘

Figures 4 and 5 show the existing traffic volumes and operations at each of tl_le study intersections during
weekday a.m. and p.m. peak hours, respectively. As shown in the figures, all study intersections operate
acceptably during both peak periods, satisfying the applicable LOS and/or volume to capacity ratio
standards. Appendix “C” includes the traffic count data, and Appendix “D” includes the existing traffic
analysis worksheets.

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

The future conditions analysis identifies how the study intersections will operate in the proposed
development completion year of 2021. The following elements were analyzed to account for the impacts
of the proposed development:

= 2021 Scenario 1 Background traffic conditions (SE Bybee Road aligned at NW Fisher Creek
Drive without the proposed development);

= 2021 Scenarid 2 Background traffic conditions (SE Bybee Road aligned to the east without the
proposed development);

a 2021 Scenario 1 Total Traffic Conditions (SE Bybee Road aligned at NW Fisher Creek drive
) with the proposed development); and

= 2021 Scenario 2 Total Traffic Conditions (SE Bybee Road aligned to the east with the proposed
development).

Year 2021 Background Conditions

The background traffic analysis identifies how the study intersections wlll operate in the proposed project
build year with traffic growth from in-process developments within the study area, but not including the
trips associated with the proposed Grass Valley project. The City of Camas identified the following
approved. in-process developments in the site vicinity that would potentially-add trips to the study
intersections:

. NW 38" Dental Office 8. Lofts at Camas Meadows

1

2. Belz Place Residential Development? . 9. Parklands at Camas Meadows

3. Ci Dens Residentiat Subdivision 10. The Village at Camas Meadows .
4. Columbia Palisades Subdivision 11. Kate’s Woods Apartments

5. Fisher Creek Campus Building 4 ' 12. Dawson Ridge Subdivision

6. Green Mountain Estates 13. Camas Crossing Development

7. Green Mountain Master Plan® 14. Camas School District — Sharp Drive

Given the traffic volumes from multiple in-process developments and per direction from City of Camas
engineering staff, no additional regional background growth rate was applied at City of Camas .
intersections. A two percent annual growth rate plus the identified in-process trips were applied along
the SE 192" Avenue corridor per the City of Vancouver Trajfic Study Guidelines. Appendix “E” includes
the estimated i m-process volumes.

2 The Belz Place Development is 50 percent complete. Traffic forecasts have been adjusted accofdlngly.

3 The Green Mountaln Master Plan is five percent complete. Traffic forecasts have been adjusted accordingly.

. Kittelson & Assoclates, inc. . Portlond, Oregaon
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Future Roadway Network Chariges

The capital improvement programs for both the cities of Camas and Vancouver were reviewed to
determine if any of the study area roadways or intersections are targeted for capacity enhancements.
The SE Bybee Road realignment to the.NW Fisher Creek Drive signal is listed on the City’s 6-year street

“plan and Capital Facilities Plan. However, the Camas Crossing development proposes to shift the
realignment to SE 202" Avenue or another point further east through the Master Plan/Development
Agreement process as previously described.

As the location of SE Bybee Road’s connection with NW 38% Avenue is still being determined, two
background scenarios were considered. Minor changes in the in-process trip assignments are expected
between Scenario 1 (SE Bybee Road aligned at NW Fisher Creek Drive) and Scenarlo 2 (SE Bybee Road
aligned to the east).

In addition, under both scenarios the NW 16 Avenue/NW Brady Road intersection will be signalized in
conjunction with another in-process development. Figures 6 and 7 show the anticipated lane
configurations and traffic control devices for Scenarios 1 and 2, respectively.

~ Scenario 1 (SE Bybee Road aligned at NW Fisher Creek Drive) Background Traffic Conditions

Figures 8 and 9 show the projected 2021 background traffic volumes and operations for the study
intersections during the weekday a.m. and p.m. peak hours, respectively. As shown in the figures, all
intersections are expected to continue operating acceptably and satisfy the jurisdictional standards of
the governing agency. Appendix “F” includes the 2021 background traffic analysis worksheets.

Scenario 2 (SE Bybee Road aligned to the east) Background Traffic Conditions

Figures 10 and 11 show the projected 2021 background traffic volumes and operations for the study
intersections during the weekday a.m. and p.m. peak hours under Scenario.2. As shown in the figures,
the SE 20* Street/SE 192™ Avenue intersection is projected to operate over-capacity and at LOS F during
the weekday p.m. peak hour, exceeding City of Vancouver standards. All other intersections are projected
to continue operating acceptably and satisfy the jurisdictional standards of the governing agency.
Appendix “F” includes the 2021 background traffic analysis worksheets.

Kittelson & Assoclates, Inc. Portiand, Oregon
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" Proposed Develapment Plan

The applicant proposes to construct a mixed-use development consisting of up to 276 apartment units,
100,000 square feet of corporate headquarters, 150,000 square feet of general office, and 20,000 square
feet of retail split evenly between restaurant and grocery. Access to the development is propased via
two unsignalized driveways on NW 38% Avenue and two unsignalized driveways on NW Fisher Creek
Drive south of NW 38t Avenue (and north of the gated entry to the Fisher Investments Campus). The
location of the western driveway on NW 38" Avenue is being coordinated with the neighboring Camas
Crossing development to align the site drivaways. ' :

Other planned transportation improvements associated with the proposed development include a
sidewalk along the site frontage on the west side of NW Fisher Creek Drive and a southbound right turn
lane into the site at the unsignalized driveway on NW Fisher Creek Drive. Full occupancy of the
development is éxpected to occur by 2021.

Trip Generation

Estimates of average weekday a.m. and p.m. peak hour vehicle trip ends were obtalned from the
standard reference manual, Trip Generation, 9 Edition, published by the Institute of Transportation
Engineers (Reference 2). Pass-by rates were developed based on guidance in Trip Generation Handbook,
3" Edition (Reference 3), and trip internalization rates between uses were developed based on guidance
In Trip Generation Handbook, 2™ Edition (Reference 4) for daily trips, arid NCH RP Report 684 (Reference
5) for peak hour trips. Appendix “G” includes the OTISS Traffic software trip internalization calculations.
Table 3 summarizes the trip generation for the proposed development.

Table 3: Site Trip Generation Estimate

Weckday AV Peak Haur vveckday P Peik Hour

1TE Total Gail
Lind Use Categary Size Units 75 = )
Coze: Trips Total In out Total In Ot

Resldential Apartments
Less internal Trips -254 17 2 -15 -38 23 | a5
Corporate Headquarters Bullding | 714 | 100,000 | Sa.Ft. 798 | 12 141 11 141 14 27
| General Offica Building 710 | 150,000 | Sq.Ft 1,654 234 206 28 224 38 186
Less mremalTrips -124 -40 -21 - -19 -12 -2 -10
:&Tw“":f"”‘s"wn’ A 932 | 10000 | Sq.Ft. | 1272 108 59 8 | = 59 w
Less Interrial Trips : 455 -45 -27 -18 47| -2 2
Less Pass-By Trips (21% Daily and AM peak, 43% PM peak) 472 | 12 % % 22 1 1
Supermarket [ es0 | 1000 [sqr | voz | 3 21 13 | e @ | a7
o Less tnternal Trips - 433 -16 -9 -7 51 | -2 -26
Less Pass-By Trips (18% Daily and AM peak, 36% PM peak) 106 | < 2 -2 38 19 -19
Total Trips : 6581 . | 669 s | 21 730 [-270 | 460
Less Internal Trips -1,266 -118 - -59 -59 -148 ) -74 T-74 .
Less Pass-by Trips ' ~ 278 -16 -8 .8 60 | -30 -30
Net New Primary Trips | se3r .| s3s 388 147 s22 | 166 356
Kittelson & Associates, Inc. . Portiand, Oregon
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Trip Distribution

The distribution of site-generated trips onto the study area roadway system was estimated basedona
review of surrounding roadway characteristics, existing uses, the 2035 travel demand model maintained
by the Southwest Washingtori Regional Transportation Council (RTC) (select zone analysis of TAZ #651),
and other trip distribution patterns used for similar projects in the area.

Three distinct distribution patterns were employed in the analysis (one each for residential, office, and
retail uses) recognlzing trips associated with each of the land uses wili have different travel pattéms. For
example, some retall trips are likely to be made from employees of existing businesses and homes in the
immediate site vicinity given the project location whereas residentlal trips-are likely to travel further to
and from the site, Further, the market area for retail uses will be limited to the west where there are
multiple competing uses while there is little retail service provided east of the site. Figures 12 and 13
illustrate the three estimated trip distribution patterns.

Trip Assignment

The weekday a.m. and p.m. peak hour site trips shown in Table 3 were assigned to the roadway network
based on the trip distribution patterns shown in Figures 12 and 13. Figures 12 and 13 also show the a.m.
and p.m. peak hour primary trip assignments for site development under Scenario 1. Figures 14 and 15
show the a.m, and p.m. peak hour pass-by trip assignments. New trip assignments under Scenario 2are
shown on Figures 16 and 17 (site pass-by trip assignment remains the same under Scenarios 1 and 2).

Kittelson & Assaciates, Inc. } ’ Portlond, Oregon
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Year 2021 Total Traffic Conditions

The total traffic conditions analysls forecasts how the study intersections will operate with the inclusion
of site-generated traffic. These future conditions were evaluated for both roadway network scenarios as
described below.

Scenario 1 (SE Bybee Road aligned at NW Fisher Creek Drive) Total Traffic Conditions

The total traffic volumes at the study intersections include the 2021 background traffic volumes (Figures
8 and 9), primary site-generated trips (Figures 12 and 13} and pass-by site-generated trips (Figures 14
and 15). Figures 18 and 19 show the 2021 total traffic volumes and operations during the weekday a.m.
and p.m. peak hours for Scenario 1.

As shown in Figure 19, the SE 20™ Street/SE 192™ Avenue Intersection Is projected to operate at an
unacceptable LOS “F” during the weekday p.m. peak hour. Appendix “R” includes the year 2021 total
traffic analysis worksheets. All other study intersections are predicted to continue to operate acceptably
and satisfy the applicable mobility standards.

SE 20 Street/SE 192" Avenue Intersection Mitigation

Operations of the SE 20 Street/SE 192" Avenue intersection could be mitigated to comply with City of
Vancouver standards through the addition of a second westbound left-turn lane an SE 20*" Street. The
additional left-turn lane would add westbound left-turn capacity and allow for traffic signal retiming that
allocates additional green time to the primary north-south traffic patterns along SE 192™ Avenue. With
this mitigation in place, the intersection is projected to operate at LOS D and a volume to capacity ratio
of 1.02 during the weekday p.m. peak hour. Mitigated operations analysis assuming the additional turn
lane and signal retiming for p.m. peak hour conditions is provided at thé end of Appendix “H".

Scenario 2 (SE Bybee Road aligned to the east) Total Traffic Conditians
The Scenario 2 total traffic volumes at the study intersections reﬁect summation of the 2021 background

* traffic volumes (Figures 10 and 11), pnmary site-generated trips (Figures 16 and 17) and pass-by site-

generated trips (Figures 14 and 15). thures 20 and 21 show the 2021 total traffic volumes and operations
during the weekday a.m. and p.m. peak hours for Scenario 2.

As shown in the figures, the SE 20 Street/SE 192™ Avenue continues to operate at an unacceptable level
based on the City of Vancouver standards during the weekday p.m. peak hour. Compared to Scenario 1,

the intersection experiences higher traffic volumes and delay. The other study intersections are pro;ected
to continue to aperate acceptably and satisfy the appllcable mability standards Appendrx H includes

the year 2021 total traﬂ‘ ic analysis warksheets

Kittelson & Associates, inc. : o . Portland, dewn
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SE 20t Street/SE 192" Avenue Intersection Mitigation

Mitigation of the SE 20*" Street/SE 1927 Avenue intersection under Scenarlo 2 requires the addition of a
second westhound left-turn lane as well as a separate westbound right-turn lane. Similar to Scenaria 1,
the additional westbound approach capacity would allow for traffic signal retiming that aliocates
additional green time to the primary north-south traffic patterns along SE 192" Avenue. These
mitigations would restore intersection operations to a level in compliance with City of Vancouver
standards. Mitigated intersection operations analysis for Scenario 2 is provided at the end of Appendix
IIH”. .

While not required to mitigate the traffic impacts of the proposed development, intersection opefations
could be further enhanced through provision of a westbound right-turn traffic signal overlap phase for
the new westbound right-turn lane.

Queueing Analysis

Site Driveways

A 95%-percentile queuing analysis was performed for the three proposed site access points along NW
38t Avenue and Fisher Creek Driver under 2021 peak hour total traffic conditions, Table 5 summarizes
the 95%-percentile queue estimates for the stop controlled approaches, rounded up to the nearest slrigle'
vehicle length (estimated at 25 feet).

Table 5: 95'-Percentile Queue Analysls Flndlngs {2021 Total Trafflc Conditions)

scenarig 1 Scencric 2
Available 4 AT ; e 3 T

FREEEE TR
Llcleacton VCLEEn Storaze {feet} AW Poak Hour PM Pralc Hour AM f-iale Haue PV Pon< Haue

Queue (‘eel) Cueur [feet) Queus (teet) Gueue (teet)

5 NW 38 Avenue/ Westhound Left 0 [
Proposed Site Driveway 1 Northbound 50 P2 50 50
6 NW 38'» Avenue/ " Westbound Left 25 25 25 25
Proposed Site Driveway 2 Northbound 25 125 25 200
| Fisher Creek Drive/ :
U Proposed Sita Driveway 3 Eastbound % B 3 25

Site driveway queues are projected to be longer under Roadway network Scenario 2, refleciing the
projected increase In east-west traffic volumes on Nw 38“‘ Avenue along the sIte frontage as compared
to Scenario 1. ’ v

As Table 5 mdlcates, the 95%-percentile queue for the northbound -approach at -the: NW 38“'
Avenue/Proposed Site Driveway 2 Intersection is expected to reach five car lengths under Scenario 1 and
elght car lengths under Scenario 2.. While the queuing condition will occur on-site and not impact the
| public roadway approaches, the on-site queuing could be reduced through provision of a shared
through/left-turn lane and a separate right-turn lane northbound at the eastern site driveway on NW

Kittelson & Associates, Inc. . Portiond, Oregon
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a8t Avenue. As the site plan is finalized, it Is recommended that the site plan provide adequate storage
for each of the stop controlled approaches.

SE 192™ Avenue/SE 20* Street Intersection

Table 6 summarized projected queues at the signalized SE 192™ Avenue/SE 20™ Street intersection for
both Scenarios 1 and 2 assuming provision of the previously recommended mitigation measures. A more
detailed summary of the queue results Is provided within the LOS worksheets for this intersection in
Appendix “H”". '

Table 6: SE 192™ Avenue/SE 20* Street Intersection 95%-Percentile Queue Analysis Resuits {2021 Total

Traftic Conditions)

LeRt 100’ 68 104 68 96

Eastbound | ough-right | 7307835 151 2% 199 7

T left 100’ < 174 166 113 188

Waestbound Through 325'/2,110' | - 227

Rt e 172 517 2 et

Laft 325' 65 137 65 125

Northbound [ rough-Right | 10071785 | a40 s | a4 530

Left 400" 235 154 408 253

§ Southbound I RIgNT 1080° 235 312 265 284
'When twa storage lengths are shown, the first represents distance to driveway i ion and the sacond measurement

represents dist: 0 street .

Driveway Sight Distance Considerations

Access to the development Is proposed via two full-access, stop-controlled driveways on NW 38 Avenue
and two full-access stép-controlled driveways on NW Fisher Creek Drive. As site civil engineering plans
are finalized, landscaping, above ground utilities, and slgning should be located and maintained along the
site frontage and throughout the site in @ manner that preserves adequate intersection sight distance in
accordance with City of Camas standards. Sight distance availability should be confirmed during the final
engineering process. : : '

. Kittelson & Associates, Inc. . ’ . - Portland, Oregon
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FINDINGS AND RECOMMENDATIONS

Based on the results of the transportation impact analysis, the proposed development can be
constructed while maintaining acceptable levels of service and safety on the surrounding transportation
system given assuming the provision of the recommended mitigation measures. The primary findings
and recommendations of this study are summarized below.

Findings

= The proposed mixed-use development is estimated to generate 5,037 net new weekday trips,
including 535 during the a.m, peak hour (388 in, 147 out) and 522 duringthe p.m. peak-hour
{166 in, 356 out).

®» Under Scenario 1 year 2021 total traffic conditions, the SE 20 Street/SE-192™ Street
intersection requires mitigation to comply with City of Vancouver operating standards during
the weekday p.m. peak hour.

s Mitigation to restore acceptable operations includes provision of a second
westbound left-turn lane and traffic signal retiming that allocates additional green
time to the primary north-south traffic patterns along NE 192™ Avenue.

s Under Scenario 2, both year 2021 background ahd total traffic conditions require mitigation
at the SE 20™ Street/SE 192" Street intersection to comply with City of Vancouver operating
standards during the weekday p.m. peak hour.

* Scenario 2 Involves higher westbound approach traffic volumes as compared to
Scenarlo 1.

* Mitigation to restore acceptable operations includes provision of a second
westbound left-turn lane and a separate westbound right-turn {ane as well as
corresponding signal retiming that allocates additional green time to the primary
north-south traffic patterns along NE 192" Avénue.

Recommendations

* The SE'20™ Street/SE 192" Street intersection should be mitigated to comply with City of
Vancouver operating standards in conjunction with site development.

*  For network connectlvity Scenario 1, mitigation should include provision of a second
westbound left-turn lane and traffic signal retiming that allocates additional green
timé to the primary north-south traffic patterns along NE 192™ Avenue.

*  For network con neciivity Scenario 2, mitigation should include. provision of a second
westbound left-turn lane and a separate westbound right—fum lane as well as
_ earresponding signal retiming that allocates additional green time to the primary
‘ north-sauth traffic patterns along NE 192" Avenue.

Kittelson & Assoclates, Inc. | ) Portland, Oregon
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s On-site and off-site landscaping and any above ground utllities at the site driveways and
internal roadways should be installed and maintained to ensure that adequate sight distance
is provided upon buildout in accordance with City of Camas standards. Further, sight distance
availability should be confirmed during the final engineering process. '

We trust this report adequately addresses the traffic impacts associated with the proposed Grass Va[ley
development. Please contact us if you have any questions.

Sincerely,
KITTELSON & ASSOCIATES, INC.

Chris Brehmér, PE . Kristine Connolly %

Senior Principal Engineer Engineering Associate
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APPENDICES
A. Crash data

Description of Level of Service Criterla
Traffic count data

Existing Traffic Operations Analysis Worksheets

In-process volumes
Year 2021 Background Traff ic Operatlons Analysis Worksheets
OTISS Traffic Calculations '

T @ ™ ™o O

" Year 2021 Total Traffic Operations Analysis Worksheets
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EXHIBIT D-1

OLSON ENGINEERING INC.

222 EAST EVERGREEN BLVD, VANCOUVER, WA 98660- (380) 695-1 385

Grass Valley Apartments - Reglonal Traﬂ - Cost estimate

em ¥ _ Description | OfMesre  Ouamity . Pice
. . . GENERALCONDITIONS T -
1 . Mobltzaton . . s 1.00 $ 1497170 g 14,971.70.
R L Tolal § 149740
. ) GRADING o , . , U
2 MassGiading. (Fill On-Sits) LT oeY . 4400 & 400 & 17,6000
: . -~ ' : . ' Total §  17,600.00
R -EROSION CONTROL o _ , ‘
! 3  SitFerce - : = ‘LF 1,400  § 200 § . 280000
_ : , ) Tatal $  2,800.00
! I SITEWORK -
4 Finish Grade _§F 16595 § 025 § 414675
-8 12°Sall Cemant Stabiization (6%~ % Cement) SF 7313 § 070 $ 5,116.10.
6 1% Crushed Rock (0.50) ™. 2600 § 2000 § 520000
7 1%"Crushed Rock (0.33 ™ 220 $ 2000 § 4,400.00
8 AsphalﬁoConuu!o(OiT Class %" 64-22 HMA ©OT™ 216 $ . 13500 s 2902500 )
. Totdl § 4780285
_sn'a_wonn - .
" 9 - Retaining Wall #14 -Lock + Load, MSE w/ 48" Sdfety Fence’ SF 100 $ 2700 § 2,700.00
10 - Relaining Wall #15 - Lock + Load, MSE w/ 48" Safety Fence - §F 2900 . § 2300 § 66,700.00
11 Retaining Wall #16 - Lock + Load, MSE w/.46" Safety Fenca - SF 205 § 25.00. 3 _5.126.00
o _ : : ' Total § - 74,525,00
12 Benches, Maglin - MLB1200 RC . EA 4 $ 150000 3. . 600000
' . . . . ;= : : TYotal § - oooo‘.ob
S STRIFING & SIGNAGE. - , ' :
13 . Trall Slgn ‘ EA 4 $ 22600 § 90000
' ’ . : , T Towl § 9oom‘ .
~ . Subtotal cons&uwgn-cms' : S : ' $ 16468955 .
- Satés Tax (M%) " s ' - - $ . 1383392
: ngé : R $ . 4117239

¥ 219,605.86

Citdf2 R 63:68..0.‘29.1%3’.GanVanejﬁpl‘dm‘e;la'.-‘ria‘g'[aénh'rqnfbm.-éiumaﬁf‘
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1 " Plans being prepamd by ¢ Olson Erlgtneemg for the Second Subfrntlal (1/30/‘2019) were usad to obuin quanﬂﬁes
far the "Cost Esﬂmahs' o

2  The"Site Preparation: And Grading" amefmm the “Geotechnical Report” pmpamd byTefra Assoehhs. Inc.
dated Juns 19.2018 Revised. - _

*Amenities & Landmpino came from Planting Plans prepared by 'Mackenﬂe dated "Bld Set 1171 9“.
Mass Grading nmeﬂals is in plaoi cubic yards.

-Conversion Faclorused 1o convert Cubic Yards ofCrushed Rock to compagted in place Tons cY x 1.917
Conversion Factor used fo oonvert Cubic Yarda of Asphalt Concrete to compachd in piaee Tons =CY x2.052. i

N~ o o & o«

The "Unit Price” are nol 'Provalling Wage

202 . - T " 5368.0:20190602. Gress Vakiey Apariients.  Regiohel Tral - Gost Extimato
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" RESOLUTION NO 19-006
A RESOLUTION approving an Amended and Restated
Development Agreement between the City of Camas and Holland
Acqumtxon Co., LLC and Fisher Creek West LLC.
WHEREAS ‘Holland Acqu:lsmon Co., LLC and Flsher Creek West LLC, is the owner of
certain real property located within the City of Camas; and
WHEREAS the parties previously executed and recorded a Deve10pment Agreement
relatmg to said property; and |
WHEREAS, the Amended and Restated Development Agreement sets forth certain
standards that will govern -the development of the property; and
WHEREA& the City Council has conducted a pitblic hearing on the proposed Amended
and Restated Development Agreement on June 17, 2619, at which time it considered testimony
from all interested parties; and |
WHEREAS; the City Council finds that the agreement has been r'eviewed by the Director ‘
of Community Development' and has been found to meet applicable planning requirements; and
WHEREAS, the C1ty Coungcil desires to approve the Amended and Restated
| Development Agreement and authonze the Mayor to sign the Ageement on behalf of the Clty
NOW, THEREFORE, BE IT RESOLVED BY THE COUNC]I. OF THE CITY OF
CAMAS AS FOLLOWS:
| That certam Amended and Restated Development Agreement between the Clty of Camas 3
and Holland Aeqmsmon Co LLC, and Flsher Creek West LLC relating to eertam real property ~.
| .located vnthm the Clty‘s mumc1pal boundary is hereby approved. The Mayor is authonzed and S

. mstructed to s1gn the agreement on behalf of the Clty

Clark Auditor ~Tue Jul 23 10:36:00 PDT 2019 5628968 Page 56



1 -,
| Upon execution by all p&ﬁw thereto, the Amended and Restated Develomﬁent
Agteement shall be recorded with the Clark County Auditor, pursuant to the requuements of
RCW 36.70B.190.
ADOPTED BY THE COUNCIL OF THE CITY OF CAMAS AND APPROVED BY.

THE MAYOR this 17th day of Juné, 2019.

Mayo

APPROVED as to form:

SR

City Attomey

Claik Auditor - Tue Jul 23 10:36:00 PDT 2019 ~ 5628968 Page 57



