
KIMBAL
LOGAN

Real Estate & Investment

July 20, 2020

Barry McDonnell, Mayor, City of Camas
Phil Bourquin, Community Development Director, City of Camas
Jerry Acheson, Parks and Recreation Manager, City of Camas
Robert Maul, Planning Manager, City of Camas
Sarah Fox, Senior Planner, City of Camas
Don Chaney, City Council Member, City of Camas
Steve Hogan, City Council Member, City of Camas
Shawn MacPherson, Knapp, O'Dell & MacPherson
Leanne Bremer, Miller Nash
Tim Hein, Planning Commission Member, City of Camas
Troy Hull, Planning Commission Member, City of Camas
And others on Planning Commission

RE: Application for Comprehensive Plan Amendment CPA20-02 from Kimbal Logan
representing the Mills Family LLC

Dear City of Camas leaders,

I am writing this letter to you today on behalf of the Mills Family regarding the application for
Amendment to the Camas Comprehensive Plan referenced above. After reading the Staff
Findings prepared for presentation to the Planning Commission, I am surprised and disappointed
by differences between the Findings and previous commitments and understandings made with
the staff and administrator of the City of Camas during the long period of time and many
agreements made with the Mills Family as they brought their land in Lacamas North Shore into
the Urban Growth Boundary, annexed the land into the City of Camas, agreed to hard zoning,
dedicated 6 acres Lacamas lakefront to the City as Conservation Land, and sold 26 acres of land
to the City including many irreplaceable community assets like the Leadbetter House, Pomaria
House, lake viewpoints, a white oak forest area, wetlands, a rare caldera, and a beautiful park-
like cedar forest area. It seems there has been a disconnect between what staff efforts were
promised to the Mills Family during these long and fruitful negotiations and what is now being
represented to the Planning Commission as Staff Findings.

I will try to spell out the points of disagreement with the Findings later in this letter. However,
to fully explain the source of the objections I will first try to give a short summary of the history
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of the Mills Family’s long interaction with the City of Camas in respect to their property at
Lacamas North Shore.

2008- A group of twelve adjacent properties (known as the Lacamas North Shore Properties or
LNS Properties) were brought into the Urban Growth Boundary for the City of Camas through
the GMA process of planning for future growth. This process required analysis of the needs for
future land areas and land uses and required the land that was brought in have a comprehensive
plan and proscribed future zoning. The properties included the Johnston Dairy property, the
Mills Property, the Weakley Property, the Buma Property, the Cisney Property, and several
others. When brought into the Urban Growth Boundary most of the Mills Property was master
planned and comp planned as Mixed Use. The property owners and the City of Camas worked
cooperatively together to agree on the land to be brought in and the Comp Plan designations to
be assigned to each property.

2013 -The whole group of Lacamas North Shore Properties (LNS) was annexed into the City of
Camas. At the time of the annexation the staff at the City required the Mixed-Use Zoning to be
changed to hard zones to make planning more concrete and less changeable than Mixed Use
zoning and a Development Agreement was agreed upon. At the time the Mills Family parcels
were zoned as follows: about 35 acres were zoned MF-10; about 21 acres were zoned MF-18,
about 26 acres was zoned BP, about 7 acres was zoned Commercial, and about 6 acres was
designated and Conservation Land on Lacamas lake to be dedicated to the City. A map of the
zoned lands as annexed is attached hereto as Exhibit 1. At the time the Mills Family objected to
the change from mixed use zoning, but they agreed to move forward to facilitate the goals of all
of the owners in the LNS group and to try to work cooperatively with the City of Camas
planning staff who they had, and still have, a high regard for.

2016 - The Vision for Lacamas North Shore plan was approved by the City of Camas, Clark
County, City leaders, and several Conservation Groups including Columbia Land Trust and the
Conservation Fund. The Vision Plan called for the City of Camas or the County or other affiliate
parties to buy or be given a broad swath of land along the North border of Lacamas Lake to
preserve those lands for public use and conservation plus planning for completion of a full
circumference public trail around the lake and closure of a portion of Leadbetter Road.

2018 - After analyzing the Vision Plan and thinking about the Mills Family’s long tenn goals for
their land at Lacamas North Shore, the Mills Family agreed to have me approach Columbia Land
Trust with a plan to sell Columbia Land Trust a large portion of the Mills Family lands including
the iconic lake front Leadbetter House and Pomaria House, plus a beautiful park like section of
land on the North and East boundaries of their properties at a discounted price. The plan was for
Columbia Land Trust to dedicate the property to the City of Camas in the future when the City
might have raised some money to help with the purchase. In the meantime, the land (that was at
the time openly on the market for sale and had been in escrow twice) would be saved from
private development. Columbia Land Trust was unable to act on the proposal because of a lack
of funds, but they placed the Mills Family in touch with the Conservation Fund (a large national
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conservation group) to discuss the purchase. The Conservation Fund liked the idea and (after
consulting with Columbia Land Trust and the City of Camas regarding the conditions of the
Mills Family to the purchase) signed an agreement to go forward with the purchase. A copy of
the original LOI and the subsequent PSA is attached. As you can see from reading the
agreements the sale was contingent upon there being a transfer of zoning among three parcels in
the Mill's property so the City would end up with 7 acres of land on the lakefront zoned
commercial and 26 acres of land above the lake the North and West zoned either public property
or BP. The Mills were to end up with a 35-acre parcel of land zoned MF-10 (the same as before
the sale) and a 21-acre parcel of land zoned MF-18 (the same as before the sale). It is important
to note that what was envisioned in this sale was no increase or decrease in the number of acres
of multi-family or BP (public) property just a change of location of each zone on the area map.
The new proposed lot lines were designed to follow the topography of the land which has some
high bluffs and spectacular critical or special land areas that were all included in the sale to the
Conservation Fund (at a discounted price and to be given to the City later) . Please review the
proposed new map with the existing zoning map at the time and you will see there is no increase
in any amount of multi-family land resulting from the zoning swaps.

I had been working with Jerry Acheson from the Parks Department regarding landowners I
represented. Through the good work of Jerry and others at the City, in 2018 the City of Camas
had purchased the Buma Property (one of the original LNS Group properties including about 28
acres zoned MF-18). In the 2013 Development Agreement that was part of the annexation the
number of units that could be built on the property was capped at 226 units. When the City
bought the Buma Property those 226 units were removed from the number of units conceived
and approved in the 2008 Growth Management Plan and later confirmed in the approved 2016
Growth Management plan.

2019 - After working with Jerry closely regarding the Buma Property, I had gotten to know him
and had talked with him fairly regularly during the negotiations with the Conservation Fund for
the deal that was put together between The Conservation Fund and the Mills Family for land to
be later given to the City. During the middle of the due diligence for the Conservation Fund sale,
Jerry approached me and asked if the Mills Family would have any objection to selling the land
directly to the City of Camas which they were. I agreed to write up the initial papers for the sale
with the only caveats being that the Mills Family would have to assured of a minimum number
of units in the newly reoriented comp and zoning plan to make up for the loss they were taking
by selling the Public Lands being sold to the City at a discount, and there would have to be an
access road to the Mills Family remainder lands from of Leadbetter Road because without fairly
immediate access, the value of the Mills Family remainder lands would be dramatically reduced.
I met directly with Pete Capell, Shawn MacPherson, Phil Bourquin, and Jerry Acheson at
different times regarding these contingencies. The net result of the negotiations was that the staff
could not commit to make the changes requested by the Mills Family because each change
required due process through the standard City planning procedures. However the City staff, led
by Pete Capell and Phil Bourquin, agreed that the City staff would use “good Faith Effort” or
“best efforts” to have the Comprehensive Plan and Zoning Map changed as shown on Exhibit B
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to the purchase and sale agreement through said City processes. It was further agreed that the
staff allow the requests for road access and densities to proceed as envisioned by the Mills. A
copy of the Purchase and Sale Agreement between the Mills Family and the City of Camas is
attached including the language regarding “best efforts” meaning “Good Faith Effort”- see
emails from Shawn Macpherson and Phil Bourquin attached.

January 2019-The sale from the Mills Family to the City of Camas for the 33 acres of Public
Lands is completed.

January 2020-The Mills Family and Kimbal Logan as applicant apply for a Comp Plan
Amendment as envisioned and agreed upon in the Purchase and Sale Agreement with the City of
Camas. In the middle of the process the Coronavirus Pandemic puts a halt on all public meetings
and the processes regarding the Mills Family Application for a Comp Plan Amendment.

June 2020 - The Planning Staff at the City of Camas propose Findings for the Mills Family
Comp Plan Amendment Application that we find objection to including the following:

There is no mention in the findings of any previous dealings with the Mills Family
regarding the remainder property or the arrangements and agreements made for the prior
sale of the Mills Public Property to the City of Camas. Please review the written
Purchase and Sale Agreement between the City and the Mills Family for the property
purchased by the City from the Mills. As part of the consideration given Mills, the City
of Camas agreed to make a best effort (“good faith”) to confirm the Comp Plan change
and the Zoning of the remainder Mills Properties as depicted in Exhibit B to the Purchase
Agreement meaning 36 acres of MF-10 Property and 21 acres of MF-18 Property. There
is no sign in the Finding of Staff of any Best Effort (Good Faith) to have the application
approved as submitted approving these agreed upon zones.

1.

2. There is a Finding that the proposal from the Mills would decrease employment lands and
increase multifamily lands. This is a misleading statement. In the total scope of
transactions between the Mills and the City of Camas, the entity that has removed
employments land from the LNS Comp Plan is the City of Camas. The sale to the City
was approved with understanding that the City would support the proposal that the Mills
would own the same number of acres of multi-family land after the sale and Comp Plan
Amendment as before the sale. This result was intended to be accomplished by a Comp
Plan Amendment recommended and supported by the City and its staff. 36 acres of MF-
10 and 21 acres of MF-18.

An honest reading of the proposed PSAs with the Conservation Fund and the City of
Camas makes clear the intent of the Mills Family to keep their multi-family zones on
their new parcels and the intent of the City to use Good Faith efforts to help the Mills
Family do so.
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3. The Findings state that the proposal from the Mills Family would increase the amount of
residential land in the City by 9%. This too is a misleading statement. The sale from the
Mills to the City of Camas removed 9% of the residential zoned land in the City of
Camas from the planning maps. The envisioned and agreed upon Comp Plan and Zoning
transfer of multi-family zoning to the Mills remainder lands will simply replace the
amount of residential land previously removed.

Please note- in the LNS area, purchases of property by the City of Camas or Camas
School district purchases have eliminated residential lands approved for inclusion in the
Comp Plan through GMA for the Lacamas North Shore area as follows: * Weakley
Property sold to Camas School district - 40 acres zoned R-7.5 - at least 100 units. *
Buma Property sold to City of Camas-28 acres zoned MF-18-226 Units. * Dens
Property sold to City of Camas- at least 33 acres zoned R-7.5- about 135 units. *Mills
Property (if zoning transfer is not approved)- about 21 acres zoned MF-10- at least 150
units. The total of the acreage removed from residential housing by these City purchases
is at least 122 acres and at least 610 units. Instead of correctly giving support for the
transfer of multi-family planning and zoning to the agreed upon adjacent lands as
intended, the Findings make it seem like there is a worrisome loss of Business Park Land
into Multi-family land. Not true.

This particular Finding could be particularly injurious to the Mills Family because it
diminishes the usability, timing, and value of the Family’s remainder lands if the Mills
get stuck with poorly placed, topographically unsuited, and not agreed upon business
park zoning.

4. One of the Findings states that if a development proposal increases planned for
residential capacity in the City then the City can require that the new development to
have at least 25% of the new housing units comply with affordable housing requirements
in the City. Since the proposal from the Mills Family does not increase long planned for
residential capacity and in reality does not even make up for the number of units already
removed from the LNS area, there should not be a requirement from the City of Camas
that 25% of the new housing units have to be affordable housing. This requirement has
never been mentioned to the Mills or to me at any time during our negotiations. Forcing
disparate housing types into an area such as the land overlooking Lacamas Lake is a
disservice to the long-term values of the landowners and the peace of mind and happiness
of both types of tenants in the properties to be developed. The inclusion of such a
requirement on the Mills properties would cause a definite and immediate loss of value.
There is no reason that the City of Camas should want to inflict this harm on their long-
term partner and benefactor- the Mills Family.

5. The Findings state that the goals from Camas 2035 for the North Shore “envision that the
area will be master planned for commercial and other economic uses (e.g. medical office,
grocery stores, and restaurants”. While that language is indeed in the document, other
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language points out the need for different housing types to service the interests of
employers and the community. Take for instance this language for the City of Camas
website promoting Lacamas North Shore “PLAN for development that supports
diversity and economic development, including a range of housing choices,

transportation options, and an assortment of shops, services, and public and park
spaces." The existing Comprehensive Plan for the LNS area is still in place. The
plan calls for a mix of jobs land and medium and high-density housing plus the
limited commercial areas now owned by the City. The area is not intended to be
solely for business or commerce but more of a mix of uses that allow people to
work and live in the area and enjoy the wonderful amenity that Lacamas Lake and
the City parks and public areas will provide. A new plan should not diminish the
approved and sought-after housing choices or numbers.

6. The Comp Plan Amendments sought after by the Mills Family are tailored to the land
topography and common-sense development of the land. If you review the topographical
map of the land there is a consistent usability of the land with common uses that do not
go over cliffs or bluffs and do not artificially place businesses and jobs in the middle of
residential neighborhoods. The Findings make no mention of the topography of the site
and the suitability of the site for different types of development. It is my contention that
the sloping site is more suitable for housing than for business park land and further that
the location of these two zoning types should be buffered and set away from each other as
far as possible. The Mill’s Comp Plan proposal promotes this goal.

7. At the time of the sale to the City of Camas of the Mills Public Lands, the City and the
Mills worked cooperatively to complete the Boundary Line Adjustments necessary to
have the new lot to be purchased by the City legally created and to have two remainder
lots legally created to be held by the Mills. Again as shown in the Exhibit B to the
Purchase and Sale Agreement with the City of Camas the two remainder lots that were
created are a 36 acre lot designated on the Map as MF-10 and a 21 acre lot designated on
the map as MF-18. The City of Camas approved this boundary line adjustment and
helped record it.

The Camas Municipal Code in section 17.07.040 - Approval criteria, stipulates the
following: The approval authority shall approve, approve with conditions, or deny a
request for a boundary line adjustment in writing based on findings addressing the
following (among other) criteria:

D. All lots have legal access to a public road. Existing required private road
improvements and easements are not diminished below city street standards for lots that
are served by a private road and shall not create unreasonably restrictive or hazardous
access to a property.

E. The boundary line adjustment will not result in a lot that contains area in two zone
designations.
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Why is it that the City of Camas can approve and complete boundary line adjustments
to three parcels to create a legal parcel to purchase for itself, and two parcels to be held
by the Seller, eliminating dual zoning in the parcel to be purchased by the City and at
the same time not be able to eliminate dual zoning in single parcels retained by the
Seller and also provide a means to have legal access to a public road for those parcels
per their own code? The City should be going out of its way to adhere to its own
municipal code and to honor its commitments to the Mills Family. The City of Camas
should not be creating new parcels in a Boundary line adjustment that do not have
consonant zoning or road access.

8. There is language in the Findings stating that the City cannot agree to the minimum
densities being requested by the Applicant because of a lack information regarding
critical lands and wetlands in the Mills remainder properties. We have had the submittal
for the Comp Plan change in the City Staff hands since early January 2020. Not once has
there been any request for this type of information from anyone on the City staff. We
have soils studies, archeological studies, wetland, and critical land studies that have been
completed by and for a potential Buyer of the property. The Mills and the Buyer will be
very happy to provide these studies to the City at the time the Buyer submits for site plan
approval. With no approved Comp Plan, or zoning, or road access known it is not
reasonable to ask the Mills or the Buyer to submit a site plan or a building plan.

Both the Mills and the Buyer are comfortable moving forward with the Comp Plan
Amendment by eliminating any minimum or maximum number of units to be pre-
approved, but rather to have the nonnal City planning processes and requirements
determine the number of units that can be approved to be built according to the land
characteristics and features and any site plan and building plans to be submitted by a
Buyer or builder in the future.

9. If approved, the benefits to the City of Camas and its citizens from the Mill’s Family
Application for Comp Plan Amendment will include the following:

a. The resulting multi-family lands will provide a beautiful, consonant, medium
density housing for the Camas area that is in short supply and will be of great
long-term benefit to employment development and employers in the area.

b. There will be cooperative fulfillment of a long agreed upon and approved plan
that will provide benefits to a special tier of Camas residents for years to come.

c. Many of the goals envisioned in the Growth Management Act including;
Concentrated Urban Growth; Sprawl reduction, Affordable housing, economic
development, Private Property Rights, Open Space and recreation, Environmental
protection, Early and continuous public participation, Public facilities and
services; and Historic preservation, will all have been furthered by the resulting
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low-density multi-family development and the adjacent public and historic
facilities coming from the cooperation and business agreements between the Mills
Family and the City of Camas.

d. Many of the key goals of the Camas 2035 Vision Plan will be further met
including one principal goal:

i. LU-1.1: Ensure the appropriate mix of commercial-, residential-, and
industrial-zoned land to accommodate the City's share of the regional
population and employment projections for the 20-year planning
horizon.

10. Finally please consider the following statement from the Mills Family; “The Mills
family, not unlike their family members before them, the Pittocks (beginning in 1883)
and the Leadbetters, have made personal commitments and investments in support of the
public interests of the City of Camas. These commitments and investments have
promoted commercial and residential growth; and, conservation and preservation. The
Mills and the City of Camas have worked cooperatively and successfully over the last
decade. The Mills have honored all agreements with and requests from the City of
Camas. The Mills ask only that the City of Camas honor its commitments to the Mills
Family and to the Comp Plan for Lacamas North Shore. Please remember, the City’s
decisions regarding the Comp Plan Change and road access could be extremely beneficial
or detrimental to the Mills family and to the future development of this area.”

11. Very simply the Mills are asking for approval of the following:

a. Confirmation that Parcel 5 (see Exhibit 1) owned by the Mills Family is Comp
Planned and Zoned as MF-10.

b. Confirmation that Parcel 6 (see Exhibit 1) owned by the Mills Family is Comp
Planned and Zoned as MF-18.

c. Confirmation that the Mills Family and the City of Camas will work together to
construct NE Fargo Street as shown in the original approval of the Dens
Subdivision providing a legal public road access to Parcel 5 and Parcel 6.

At the option of the City of Camas, access to NE Fargo Street from Leadbetter
Road may be restricted or closed in the future, if and when adequate road access
to Parcel 5 and Parcel 6 are provided by the City or other private developers from
the North side of Parcel 5 and Parcel 6.
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I believe the Mills Family, The City of Camas, and all the citizens of SW Washington should be
immensely proud of the once in a lifetime accomplishment that the City’s acquisition of the land
on the North Shore of Lacamas Lake is. I have no doubt that the Lacamas North Shore area
owned by the City, crowned by the Leadbetter House, will become the Central Park of Camas
and SW Washington - to be used and revered by the citizens of the area for generations to come.
This remarkable accomplishment should not be marred by a lack of recognition of the
compromises and agreements that led to the result or unnecessary wrangling over the path to an
obviously beneficial long-term outcome.

Respectfully yours,

Kimbal R. Logan

Please review the attached Addenda:

1. Exhibit B to PSA Mills Family LLC to City of Camas

2. Purchase and Sale Agreement-Mills Family LLC to City of Camas-See Section 5.22
last paragraph - City’s intent to use best efforts to amend the Comp Plan and
zoning consistent with Exhibit B

3. Letter of Intent - Mills Family LLC to Conservation Fund - See Section 9.1 -
Contingencies and Conditions

4. Purchase and Sale Agreement -Mills Family LLC to Conservation Fund -See Section
19 - Conditions and Contingencies to the Sale:

5. Email from Shawn MacPherson - regarding Seller Conditions to Mills Family LLC sale
to City of Camas

6. Email from Phil Bourquin - regarding future zoning of the Mills Family remainder lots at
LNS

Section of Camas Municipal Code See Section 17.07.040 Approval Criteria. Section D:
legal access to public roads and Section E: cannot create lot with two different
zones.

7.

8. Related maps and documents
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