
City Municipal Center, 616 NE 4th Avenue

HEARINGS EXAMINER MEETING AGENDA

Wednesday, September 23, 2015, 6:00 PM

I. CALL TO ORDER

II. INTRODUCTION AND INSTRUCTIONS

III. AGENDA ITEMS

Meadows Subdivision (File #SUB15-01)

Details: The Meadows Subdivision is a 15-lot single-family residential subdivision. The 

applicant requests preliminary plat approval to subdivide approximately 3.8 acres of 

residentially zoned land (R-7.5) into 15 single-family residential lots ranging in size from 5,248 

square feet to 9,000 square feet. The proposal includes a stormwater detention facility, a 

wetland and buffer, and a private road that is accessed off of NW Sierra Street.

Presenter: Lauren Hollenbeck

A.

Recommended Action: Staff recommends that the Hearings Examiner review the 

application materials, together with any testimony received at the public hearing 

and render a decision consistent with the applicable city codes and state laws. Staff 

finds that this application has the ability to meet code requirements as conditioned 

in this report and recommends APPROVAL of the preliminary plat for Meadows 

Subdivision (SUB15-01). The "Exhibit List" continues on pages 2 and 3.
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Staff Report for Meadows Subdivision (SUB15-01)

Exhibit 01 Application Form

Exhibit 02 Pre Applicaiton Notes

Exhibit 03 Applicant's narrative

Exhibit 04 Preliminary Stormwater Report

Exhibit 05 Traffic Assessment Report

Exhibit 06 Wetland Delineation and Assessment Report

Exhibit 08 DAHP to Fox letter

Exhibit 09 SEPA Checklist

Exhibit 10 Original drawings

Exhibit 11 Incompleteness review letter

Exhibit 12 Grosz to Johnson letter re City wetland comments

Exhibit 13 PLS Engineering to Hollenbeck letter

Exhibit 14 Revised project narrative

Exhibit 15 Prelimimary Wetland Buffer Mitigation Plan

Exhibit 16 Revised drawings

Exhibit 17 Acheson to Wes email

Exhibit 18 Proof of sign posting

Exhibit 19 Technically Complete Letter

Exhibit 20 Maguire public comment email

Exhibit 21 Hollenbeck to Johnson letter

Exhibit 22 Notice of Application

Exhibit 23 Revised Prelminary Wetland Delineation and Assessment Report

Exhibit 24 Revised Prelminary Wetland Buffer Mitigation Plan

Exhibit 25 Hollenbeck to Johnson letter

Exhibit 26 SEPA MDNS

Exhibit 27 SEPA MDNS distribution cover letter

Exhibit 28 Kronholm SEPA public comment letter

Exhibit 29 Ecology SEPA comment letter

Exhibit 30 PLS Engineering to Hollenbeck letter

Exhibit 31 Planning Solutions to Hollenbeck letter

Exhibit 32 Revised project narrative

Exhibit 33 Revised drawings

Exhibit 34 Johnson to Hollenbeck SEPA comment letter

Exhibit 35 Notice of Public Hearing

Exhibit 36 GIS septic system and water well map

Exhibit 37 Adopted Ordinance 2691

Exhibit 38 Ecology Email to Hollenbeck - SEPA Review

Exhibit 39 Plat Alternatives

Exhibit 40 Hollenbeck to Baumann re tree survey
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http://camas.legistar.com/gateway.aspx?M=F&ID=12a5c511-09d3-49f1-92b3-39810ad30761.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=4956291e-b6b8-4f8d-92b3-6f9a70fb63c8.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=2324e4e8-c12a-4436-8993-6c80f4e453f3.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=a654876c-92dd-4130-89f7-72a819e1aadb.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=6cc88459-9fd3-48eb-b652-567b4f4a1048.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=8d5cee3e-7e64-4af8-af96-7dbdf790ffa4.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=6fcf6593-900a-444d-a6d4-52e46429eea1.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9eea95fa-130d-4507-8c48-d45bb07ae7f8.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=0f324f70-f9a8-4cdf-8da3-e9049029d030.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=2fd7505c-1b1b-40f2-aed9-e88a3102d4d5.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=64b150fc-2471-4c5e-83c8-49009d9a30e9.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=4f9f94fd-749c-4867-9bf5-eedf6f2cd733.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=d73c01bb-5ccf-40ef-a5c7-1be379db198c.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=d8999225-4259-4f2c-9720-c16b6bed66d4.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=e0398264-1870-4e80-995f-4fbed680b10b.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=4ba92d4c-ffa8-4e06-b6b9-45f994216fad.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=5138c44f-d5fc-42e2-8c41-1013e928d10a.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=1a6a449d-4c4e-42de-815b-777ee7c31148.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=e19459d6-f5aa-4a78-9d27-70030f186f01.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=2e0b9cd5-a697-4967-8ffd-09728dc1bdb4.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=43b82b6e-f762-4f50-bdc8-ae17c8c5b268.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=c07afcd9-b924-49b6-9dad-1e7dc596a9ee.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=c917ca86-d7d8-446f-8359-1bb19528b88c.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=275a355a-8b57-4ef7-90e7-5a4e14e64259.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9db88637-582e-4582-a0f4-f528a266334e.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=6ce55d28-1c5e-4ce2-8c76-805ab1a32131.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=73cdc63e-6fcd-4aff-bbe0-7802e48d469c.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=1fd190fc-0551-40b8-aace-60f8dd7587b8.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=368f7921-d8fa-46da-a6b6-2be5f4272793.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=744be6dd-404b-40d9-842c-58c1e12a4f1d.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=cd6eb2e6-7518-4d3b-888a-503bf6070992.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=bf070451-dba5-4574-9a3d-390e23301c82.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=68f17d0f-9722-4849-943c-514bf281dea5.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=91d045d4-7ab2-48fa-bb09-72bced5eb936.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=9a783a4a-719b-4c24-90e3-3e4da9f3db14.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=47d61f76-75a2-4d10-9c7f-861fe8a28515.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=27e49e20-21d4-4a94-aa26-c3fb55424112.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=6a78d3ca-f4f6-4326-a968-207845187955.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=0e553bca-6a2a-417c-8709-efb821fc00e7.pdf
http://camas.legistar.com/gateway.aspx?M=F&ID=0fb9ea38-0b09-4d3f-a79e-b4525610798d.pdf


Exhibit 41 Notice of Public Hearing RESCHEDULED

Exhibit 42 Jones Traffic Comment Email

IV. ADJOURNMENT

NOTE:  The City of Camas welcomes and encourages the participation of all of its citizens in the public meeting 

process.   A special effort will be made to ensure that persons with special needs have opportunities to 

participate.   For more information, please call (360) 834-6864.
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COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

  

  

STAFF REPORT 

Meadows Subdivision 

(File# SUB15-01) 

  

Staff Report Date:  September 16, 2015 

   
Proposal:  To subdivide 3.8 acres into 15 single-family residential lots.   

To: Hearings Examiner Hearing Date:  September 1, 2015 

Location: The site is located at the northwest corner of the intersection of NW 43rd Avenue and 

NW Sierra Street in the SW ¼ of Section 34, Township 2 North, Range 3 East, Willamette 

Meridian (WM); and described at tax parcels 177893-000 & 177902-000. The site is 

zoned Residential 7,500 (R-7.5).  

Applicant: Travis Johnson 

PLS Engineering 

2008 C Street 

Vancouver, WA 98663 

Owner:     Lacamas Meadows, LLC 

Application Submitted: 

Application Resubmitted: 

Deemed Complete: 

February 12, 2015 

May 6, 2015 & August 6, 2015 

June 3, 2015 

 

Notice of Application:      Mailed: June 12, 2015                 

Published and Posted: June 16, 2015 

Notice of Public Hearing: Mailed and Posted: August 17, 2015 and September 3, 2015 

Published: August 18, 2015 and September 8, 2015 

SEPA Determination: The City issued a Mitigated Determination of Nonsignificance (MDNS) on 

July 21, 2015, with a comment and appeal period that ended on August 4, 

2015. No appeals were filed. 

Notice of SEPA: Mailed and Posted: July 20, 2015 

Published: July 21, 2015 

Mailed: to property owners within 300-feet of site; Published: in the Camas-Washougal Post Record; Posted: at City Hall, 
Camas Library, Camas Post Office 

APPLICABLE LAW   

The application was submitted on February 12, 2015, and the applicable codes are those codes that were 

 in effect at the date of application, Camas Municipal Code Chapters (CMC): Title 16 Environment, Title 17 Land 

Development; and Title 18 Zoning; Specifically, Chapter 17.11 Subdivisions, Chapter 18.07 Use Authorization, 

Chapter 18.09 Density and Development, Chapter 18.55 Administrative Provisions, Chapter 3.88 (Impact Fees), 

and Chapter 16.51 General Provisions of Critical Areas. [Please note that this report indicates CMC language 

with italicized type.] 
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I.  BACKGROUND 

Application has been made to the City of Camas for preliminary plat approval for a 15-lot single-family 

residential subdivision located at the northwest corner of the intersection of NW 43rd Avenue and NW Sierra 

Street. The preliminary plat proposal would segregate 3.8 acres into 15 lots ranging in size from 5,428 square 

feet to 9,000 square feet. The proposal includes tracts for a wetland and its associated buffer, a stormwater 

detention facility and a private road that is accessed off of NW Sierra Street (See Exhibit 33).    

NW Sierra Street and NW 43rd Avenue border the property to the south and east. Single-family residential 

homes abuts the property to the north and east. The subject property and the adjacent properties are zoned R-

7.5 except the properties to the north in the Lake Pointe Subdivision are zoned Single-Family Residential 12,000 

(R-12). The site is relatively flat and slopes gradually to a wetland located in the northwest corner of the site 

which is part of a larger wetland that extends beyond the property boundary to the north. Several significant 

trees are located throughout the site; a tight row of significant trees border NW 43rd Avenue and a portion of 

NW Sierra Street.  There are two existing homes on the property along with several outbuildings, which will all 

be demolished with the development. 

The proposed preliminary plat does or can comply with the applicable standards of the Camas Municipal Code 

(CMC) and Revised Code of Washington (RCW). 

II. ANALYSIS AND FINDINGS OF FACT FOR SUBDIVISION APPROVAL CRITERIA CMC§17.11.030(D) 

 

1.  CMC§17.11.030(D) The proposed subdivision is in conformance with the Camas Comprehensive Plan, Parks 

and Open Space Comprehensive Plan, Neighborhood Traffic Management Plan, and any other City adopted 

plans. 

The applicant’s narrative (See Exhibit 32) at pages 5 and 6 identifies that the proposed subdivision is in 

conformance with the Comprehensive Plan, 2014 Parks, Recreation and Open Space Plan (Parks Plan), 

Neighborhood Traffic Management Plan and any other City adopted plans.  

To facilitate alternative housing choices, affordable housing and ageing readiness within the City of Camas, 

accessory dwelling units (ADU’s) are an allowed use within the residential zones and should not be precluded in 

CC&R’s. The proposed subdivision will help accommodate the projected growth through utilization of existing 

land. The proposed houses, when built, will provide housing opportunities to meet the needs of the community 

in accordance with the Housing element of the Comprehensive Plan.  

The 2014 Parks, Recreation and Open Space Comprehensive Plan identifies a portion of the T-7 local trail within 

the project vicinity.  The east-west section of this local trail was installed on the south side of NW 43rd Avenue, 

from NW Sierra Street to NW Astor Street, as part of the improvements associated with the Hidden Terrace 

subdivision to the south. A short north-south unimproved section of the T-7 trail remains adjacent to the subject 

property along NW Sierra Street. The T-7 trail is not Park Impact Fee (PIF) creditable and will not be maintained 

by the City. The applicant has proposed using the sidewalk to be installed with the improvements on NW Sierra 

Street as the T-7 trail connector, which has been approved by the City’s Parks & Recreation Manager (See Exhibit 

17). The City standards for sidewalks adjacent to a collector or arterial street is a minimum of 6-feet in width, 

which meets the width requirements of the Parks, Recreation and Open Space Comprehensive Plan for the local 

T-7 trail connector.   

The Neighborhood Traffic Management Plan (NTM) identifies the need for installation of acceptable traffic 

calming features when a proposed development will create 700 Average Daily Trips (ADT) or more. This project 

is expected to generate 144 ADT and therefore is not subject to this requirement.  
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Findings:    Staff finds that the proposed project can or will be compatible with the aforementioned City 

adopted plans.    

 2.  CMC§17.11.030(D) Provisions have been made for water, storm drainage, erosion control and sanitary 

sewage disposal for the subdivision that are consistent with current standards and plans as adopted in the 

Camas Design Standard Manual.  

Water:  An 18-inch diameter water main is currently located in NW Sierra Street and in NW 43rd Avenue. The 

applicant is proposing to connect to this water line and extend an 8-inch diameter water line within private road 

(Tract B) to serve the proposed lots. Staff recommends a condition of approval that the applicant construct the 8 

inch diameter waterline and provide to the City adequate access and utility easements over private road Tract B.  

Existing wells, septic tanks and septic drain fields:   CMC 17.19.030.A.3 requires abandonment of existing wells, 

septic tanks and septic drain fields. A Clark County GIS search revealed two septic systems, one on each lot (See 

Exhibit 36). City Finance Department confirmed neither house is currently billed for City water nor sewer which 

leads staff to believe both homes are being served on site. If existing water wells, septic tanks and/or septic 

drain fields are located on the property, staff recommends a condition of approval that the applicant properly 

abandon or decommission those in accordance with State and County guidelines prior to final plat approval. 

Transfer of any existing water rights to the City of Camas will also be required as part of the well(s) 

abandonment.  

Storm Drainage:  At page 9 of the applicant’s narrative, stormwater from the proposed subdivision will be 

collected by storm water inlets in the road then routed via underground storm conveyance pipes to an on-site 

stormwater detention facility located at the northwest corner of the project site. The proposed location for the 

facility is at a low point of the project site adjacent to and within the outer portion of a wetland buffer, which is 

consistent with the provisions of CMC 16.53.050.C.3. The stormwater will outfall to this wetland.  

At page 11 of the applicant’s narrative is an exception request to the 30-foot setback requirement for the 

stormwater facility from the road pursuant to CMC 17.09.030.F.6.  Because the stormwater facility is located at 

the low point of the site, staff finds the applicant’s request acceptable on the condition that enhanced 

landscaping and screening measures are provided to make the facility attractive and unobtrusive as possible. 

The applicant should submit a final landscaping plan that will include fencing and landscaping of the proposed 

on-site stormwater facility.   

Erosion Control:  Erosion Control measures should be provided during the site improvements contemplated for 

this subdivision in accordance with adopted City standards, required state NPDES construction stormwater 

permits and per the ESC plans that will ultimately be submitted to the City for review and approval prior to any 

ground disturbance. 

The applicant will be required to submit erosion control plans for review and approval prior to any ground 

disturbance. Additionally, the applicant shall be required to provide an erosion control bond for 200 percent of 

the cost of the erosion control measures and obtain all necessary permits from the Department of Ecology.  

Sanitary Sewage:  The proposed lots will be served by a Septic Tank Effluent Pump (S.T.E.P) pressurized sewer 

system that will require installation of individual 1,500 gallon two compartment concrete underground tanks at 

the time of home construction. The tanks will retain the solids and a small submersible pump will pump the 

effluent into the pressure sewer system that is designed to serve the development. Consistent with other S.T.E.P 

tanks and City standards, the City will maintain the individual S.T.E.P tanks and liquid level alarm once home 

construction is completed. The individual lot owners will be responsible for the cost and installation of the 

individual systems consistent with the City of Camas Design Standards Manual. A right of entry for each lot 

should be granted to the City for the inspection and maintenance of the S.T.E.P systems at the time of final 

platting. A note should be placed on the face of the final plat identifying the individual lots that will require the 
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S.T.E.P systems and the right of entry. The applicant should also provide adequate access and utility 

maintenance easements over the private road tract to the City for the maintenance of the proposed S.T.E.P 

system.  Conditions of approval are warranted to this effect.  

There is currently no sewer service available in NW 43rd Avenue that is capable of serving additional 

undeveloped properties to the west of this site. As such, and in accordance with CMC 17.19.040.C.2.e, the 

applicant will be required to extend the proposed S.T.E.P main line from the private street to NW 43rd Avenue 

terminating the S.T.E.P main at the west boundary of the proposed development.  

Findings:  Staff finds that adequate provisions can or will be made for water, storm drainage, erosion control 

and sanitary sewage disposal which are consistent with the Camas Municipal Code and the Camas Design 

Standard Manual. 

 

3.  CMC§17.11.030 (D) Provisions have been made for road, utilities, street lighting, street trees and other 

improvements that are consistent with the Six-Year Street Plan, the Camas Design Standards Manual and other 

State adopted standards and plans; 

Exterior Roads: The site is bordered on the south by NW 43rd Avenue and on the east by NW Sierra Street. Both 

streets are marginal access routes that have been designated as collector streets in the Comprehensive Plan at 

Appendix “F” at Figure 6. As such, residential access to these streets is not allowed and subject to the 

requirements of CMC 17.19.040.B.11.c. As marginal access routes these streets also require the applicant to 

provide reverse frontage lots with suitable depth, appropriate fencing within landscaping or masonry walls 

contained in a non-access reservation with a minimum 10-foot width along the real property line, or such other 

treatment as may be necessary for adequate protection of residential properties and separation from traffic. 

The applicant’s landscape plan (See Exhibit 33) provides landscaping and fencing but not does not provide the 

minimum 10-feet in accordance with CMC 17.19.040.B.11.c. As such staff recommends as a condition of 

approval that prior to engineering plan and final plat approval, the applicant will need to submit a landscaping 

and fencing plan for NW 43rd Ave and NW Sierra that includes a 10-foot wide landscape strip with trees every 

30-feet on center (2-inch cal min.), 3-foot tall shrubs that form a continuous screen, groundcover plants that 

fully cover the remainder of the landscaped area, and a 6-foot tall sight-obscuring fence.  

NW 43rd Ave:  

The northerly half of NW 43rd Avenue adjacent to the site is an unimproved rural road lacking sidewalk, bike 

lanes, street lighting or stormwater control. At page 14 and 15 of the applicant’s narrative is an exception 

request to the required minimum 37-foot half width right-of-way and the minimum 23 foot half width pavement 

at the location of required turn lanes on a two lane collector/arterial street. The applicant is proposing the 

exception due to the east-west orientation of lot 10, which will have a side yard setback adjacent to NW 43rd 

Avenue. Additionally the parcel is narrow in the north-south direction with lot 10 located adjacent to the actual 

future west bound left turn pocket location on NW 43rd Avenue at NW Utah Street. The applicant would likely 

lose one lot if required to provide the entire 37 foot half width ROW dedication and improvement at this future 

turn lane.  

Staff finds that with the proposed 12 foot dedication in this area, the applicant is dedicating sufficient land for 

public right of way purposes and will install an acceptable half width street improvement that will provide an 

east bound 11-foot wide lane, a west bound 11-foot wide lane and an 11-foot wide center lane with two 5-foot 

wide bike lanes once the frontage improvements are completed.  

NW Sierra Street: 
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Site access is provided by a private street off of NW Sierra Street as shown on the preliminary plat. The access 

will be located between NW 45th Avenue, which is approximately 285 feet to the north and NW 43rd Avenue, 

which is approximately 315 feet to the south. These two intersections are currently separated by approximately 

600 feet, as such, staff finds that it will be impossible for the applicant to meet the minimum spacing 

requirement of 330 feet identified in the 2003 TIF update. As a result, an exception request to the minimum 

access spacing requirements in CMC 17.23 was requested at page 12 of the applicant’s narrative.   

Access to the site from NW 43rd Avenue would require the northerly extension of NW Utah Street. 

Unfortunately, this is not an option as NW Utah Street is located west of the subject property and would require 

improvements on property that is not being proposed for development at this time and is under different 

ownership. Therefore, staff supports the applicant’s exception request as the applicant has, to the maximum 

extent feasible, met the intent of the access spacing requirements. 

At page 13 of the applicant’s narrative, an exception request was also submitted for the requirement to install a 

north bound left turn lane on NW Sierra Street at the proposed access site. NW Sierra Street is currently a 36-

foot wide paved street with no parking on either side. Staff notes that a 10-foot wide north bound left turn lane 

would allow for a 13 foot wide north and south bound travel lane that would be sufficiently wide enough to 

provide a shared bike and travel lane through the turn pocket area. Therefore, staff recommends a condition of 

approval that the applicant modify the existing pavement striping in NW Sierra Street to provide for a north 

bound turn lane acceptable to the City.  

Interior Road: The proposed private access (Tract B) will meet the Private Street standard “D” of Table 

17.19.040.1 of the CMC. The private road will be located within a 48-foot wide tract and will include 28 feet of 

pavement and two detached 5-foot wide sidewalks consistent with standard “D”. Per CMC 17.19.040.A.2, 

adequate and reasonable provisions will need to be make for the ownership, maintenance and repair of storm 

utilities and the proposed private streets. In accordance with the provisions of CMC 17.19.040.A.7, homes 

accessed from a private street require automatic sprinklers installed per NFPA 13D or 13R. Per CMC 

17.19.040.A.9, the applicant should make adequate provisions for parking enforcement recorded within a 

private covenant to ensure emergency vehicle access. These provisions shall be noted on the final plat and 

included in the CC&R’s.  

At page 14 of the applicant’s narrative is an exception request to the required minimum centerline curve radius 

of 70 feet per CMC 17.19.040.B.12.c. The applicant is proposing two 60 foot radius centerline curves instead. 

Staff supports the applicant’s exception request and recommends a condition of approval that prior to final plat 

approval the applicant be required to demonstrate that adequate sight distance will be provided through the 

curves.  

As noted in the Traffic Summary provided by Charbonneau Engineering, LLC sight distance in both directions at 

the access location on NW Sierra Street is currently restricted due to the trees and shrubs located on the site’s 

frontage. The minimum required sight distance for a posted speed of 25mph is 280 feet. Prior to final plat 

approval, the applicant needs to demonstrate this standard can or will be met.  

Utilities, Street Lighting, Street Trees, and Other Improvements: The proposed water, sanitary sewer, storm 

drainage systems are shown on the preliminary utility plans.  The franchise utilities, (gas, power, telephone, 

cable, etc.), will be located underground as required within the 6’ public utility easement that will be created 

over the proposed lots at the time of final platting.   

LED Street lighting will be installed along all street frontages within and adjacent to the proposed development. 

Street lighting on the interior street will be metered separately and all responsibility for future maintenance and 

operation of street lights will be the responsibility of the Homeowners Association.  
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CMC 17.19.030.F.1 requires a minimum of one 2” diameter tree planted in the planter strip or front yard of each 

dwelling unit. The proposed street tree locations are shown on the Tree Plan, Sheet L1 (See Exhibit 33) in 

compliance with CMC 17.190.030.F.1. The location of these trees should be shown on the final site 

improvement plans along with the enhanced landscaping to screen the stormwater facility. The applicant will 

also be required to provide acceptable fencing and landscaping along NW 43rd Avenue and NW Sierra Street in 

accordance with CMC 17.19.040.B.11.c.  

The proposed average lot size falls below 7,400 square feet and as such, in accordance with the requirements of 

CMC 17.19.040 B 10c, the applicant has made provisions for an additional three off street parking spaces 

adjacent to lot 12 as shown in proposed Tract B.  Subject to the requirements of CMC 18.13.060.A and E, parking 

areas are to be landscaped at all perimeters and planter areas should provide a five-foot minimum width of clear 

planting space.  Therefore, staff recommends a condition of approval that this landscaping be included in the 

final landscape plans submitted at the time of final engineering plan review.   

Findings: Staff finds that as discussed and detailed in the Staff Comments noted under approval criteria #2 

above (Water, Storm Drainage, Sanitary Sewage Disposal), and per the submitted application materials, the 

applicant can or will make adequate provisions for Utilities, Street Lighting, Street Trees and other 

improvements that are consistent with the six-year street plan, the Camas Design Standard Manual and other 

state adopted standards and plans. 

 

4.  CMC§17.11.030(D) Provisions have been made for dedications, easements and reservations; 

The preliminary utility plan submitted with this application shows adequate provisions have been made for 

appropriate water, sewer and stormwater easements.  The applicant is also providing appropriate storm and 

sanitary sewer easements over Lots 8, 9 and 10 that will allow extension of the storm and sewer lines south 

from the internal roadway to NW 43rd Ave. As stated under criteria #2 in this staff report, a right of entry for 

each lot should be granted to the City for the inspection and maintenance of the S.T.E.P systems at the time of 

final platting. A note should be placed on the face of the final plat identifying the individual lots that will require 

the S.T.E.P systems and the right of entry. The applicant should also provide adequate access and utility 

maintenance easements over the private road tract to the City for the maintenance of the proposed S.T.E.P 

system.  

The proposed private road, including the three parking stalls adjacent to lot 12, the wetland and its associated 

buffer and stormwater facility tracts are proposed to be owned and maintained by the Homeowners 

Association.  The applicant indicates that all necessary easements and dedications will be noted on the final plat 

at the time of final platting. 

Findings: Staff finds that adequate provisions for dedications, easements and reservations can or will be made 

by the applicant at the time of final platting. 

 

 5.  CMC§17.11.030(D) The design, shape and orientation of the proposed lots are appropriate to the proposed 

use.  

Lot sizes:  The subject property is located within the R-7.5 zone and the application meets the single-family 

development standards of CMC §18.09.040 Table 2.  The applicant proposes to utilize density transfer provisions 

of the code per CMC 18.09.060.C which allows for a range of lot sizes from 5,250 square feet to 9,000 square 

feet in the R-7.5 zone if the proposed land division sets aside a tract for the protection of a critical area. The 

preliminary plat proposes to set aside the wetland and buffer in a tract. The abutting Lake Pointe Subdivision to 
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the north are larger lots and therefore proposed lot 15 is proposed at the maximum lot size allowed for the zone 

designation in accordance with CMC 18.09.080.B. 

Lot dimensions: The required minimum lot width of 60-feet and depth of 80-feet including the 40-foot by 40-

foot building envelopes are met and shown on the preliminary plat meet or exceed the code requirement. CMC 

18.09.040.C- Table 2 specifies that “Setbacks are based on average lot sizes (not zone specific)”.  The average lot 

size for the proposed development falls under the R-6 density range which requires a 20-foot front yard setback, 

a 5-foot side yard and corner lot rear yard setback, a 20-foot side yard setback flanking a street and a 25-foot 

rear yard setback, with the exception of Lots 3 and 10 as discussed below.  Staff recommends a condition of 

approval that all building envelopes and setbacks should be shown on the final plat. 

Double-frontage lots: The preliminary plat proposed double frontage lots at 1, 2, and 4-9. In accordance with 

CMC 17.19.030.D.6, “an additional 20-feet of lot depth or a ten foot-landscape tract with ten-foot additional lot 

depth, or a combination of both to achieve 20-foot additional depth, shall be provided to buffer residential 

development from a traffic arterial or collector”. The applicant is providing adequate lot depth that meets this 

requirement.  

As discussed throughout this staff report, access to NW 43rd Avenue and NW Sierra Street (both marginal 

streets) is restricted in order to minimize traffic congestion and provide a separation of through and local traffic 

in accordance with CMC 17.19.040.B.11.c which states, “In addition to restricting access, where a residential 

development abuts or contains an existing or proposed marginal street, the city may also require reverse 

frontage lots with suitable depth, appropriate fencing and landscaping or masonry walls contained in a non-

access reservation with a minimum ten-foot width along the real property line, or such other treatment as may 

be necessary for adequate protection of residential properties and for separation of through and local traffic.” In 

compliance with this code requirement, the applicant should provide appropriate fencing and landscaping as 

required under criteria #3 along the back of Lots 1-9 including the side of Lot 3. If the Applicant proposes a tract, 

the setbacks should be measured from the edge of the tract and the tract should be owned and maintained by 

the Homeowner’s Association.  With the additional lot depth provided for the double frontage lots and the 

larger building envelopes provided on the lots than what is required by code, the reverse frontage lots shown on 

the preliminary plat exhibit sufficient area to accommodate this requirement. Due to the orientation of Lot 10, 

staff will accept a fence at the back of the sidewalk along NW 43rd Avenue adjacent to lot 10 in lieu of providing 

landscaping.    

Corner lots: Lot 3 is considered a restricted corner lot as Lot 3 will not have the ability to access from the side 

yard as it is adjacent to NW Sierra Street, which is designated as a collector street on the City of Camas 

Transportation Comprehensive Plan map. In accordance with CMC 17.19.030.D.8, “Corner lots restricted from 

access on side and yard flanking street shall be treated as interior lots and conform to front, side and rear yard 

interior setbacks of CMC Chapter 18.09.”  Furthermore, with the future development immediately to the west, 

i.e. the possible future extension of NW Utah Street, Lot 10 will also become a restricted corner lot. As a result, 

setbacks for Lots 3 and 10 should be as follows: Front 20-feet, Side 5-feet and Rear 25-feet and should be 

included as a note on the final plat 

Findings:    The proposed lot dimensions conform to the requirements of the R-7.5 zone for Density Transfer 

Lots.   Lot 3 and 10 should reflect interior lot setbacks in conformance to the restricted corner lot provisions 

and a 10-foot tract or easement with appropriate landscaping and fencing should be provided along the back 

of Lots 1-9. 
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 6. CMC§17.11.030(D) The subdivision complies with the relevant requirements of the Camas land development 

and zoning codes, and all other relevant local regulations; 

CMC Chapter 16.07.025 SEPA- Environmentally sensitive areas: A SEPA checklist was submitted and a MDNS was 

issued for the proposed development due to the presence of environmentally sensitive areas on the property. 

The mitigation measures identified in the SEPA MDNS should be complied with (See Exhibit 26).  

CMC Chapter 16.31 Archaeological Resource Protection:  The State Department of Archaeology & Historic 

Preservation reviewed the applicant’s Archaeological Determination Report and concurred that no further 

archaeological work is required. A note should be added on the face of the final plat that includes the 

inadvertent discovery language as stated in the State Department of Archaeology & Historic Preservation letter 

(See Exhibit 8).  

CMC Chapter 16.51 Wetlands: A wetland delineation and assessment report (See Exhibit 23) identified a 

Category IV wetland of low habitat function with a 50-foot buffer at the northwest corner of the site.  The 

applicant avoided impacting the wetland area to the extent practical through demonstration of alternative site 

plans as shows on Exhibit 39. A Preliminary Wetland Buffer Mitigation Plan (See Exhibit 24) has been submitted 

that is contingent upon temporarily impacting 6,345 square feet to the outer portion of the wetland buffer for 

construction of the stormwater facilities and permanently impacting 20 square feet of buffer area for the 

placement of a manhole and stormwater outfall.  The Preliminary Wetland Buffer Mitigation Plan is consistent 

with criteria in CMC 16.53.050.C.3 for the placement of stormwater facilities within the buffer of a wetland in 

addition to the mitigation, maintenance and monitoring requirements of CMC 16.53. The applicant should 

provide a detailed construction plan in accordance with CMC 16.61.030.F for the wetland and buffer Tract A.   

CMC Section 17.19.030.A Environmental Regulations: relates to the preservation of significant trees and states, 

“In addition to meeting the requirement of CMC Chapter 18.31, Tree Regulations, every reasonable effort shall be 

made to preserve existing significant trees and vegetation, and integrate them into the land use design.” CMC 

18.31.080.B further states, “Preservation of groups of significant trees, rather than individual trees shall be 

preferred.” Out of the 143 trees on site, the applicant has proposed to protect 21 trees within the wetland tract.  

Outside of the wetland tract, staff identified groups of significant trees that could potentially be preserved and 

integrated into the land use design (See Exhibit 40). In response, the applicant provided a narrative (See Exhibit 

30) that stated because the location of the majority of significant trees are located along NW 43rd Avenue and 

NW Sierra Street frontages, their root systems could be severely impacted by the required road widening and 

street frontage improvements. Furthermore, any remaining trees scattered throughout the site could potentially 

be susceptible to windthrow. Staff recognizes not all significant trees on site can be preserved due to the 

conflicts with the required frontage improvements/sidewalks, internal private road and building envelopes. 

However, any significant tree that is able to be preserved should be placed in a conservation easement or other 

permanent mechanism acceptable to the city.  

Findings:    Staff finds that the proposal can or will comply with the relevant environmental regulations per 

CMC Title 16 Environment. The SEPA mitigation measures should be added to the conditions of approval.  

  

7.   CMC§17.11.030(D).  Appropriate provisions are made to address all impacts identified by the transportation 

impact study; 

The applicant was notified by staff at the pre-application meeting that a Traffic Impact Study (TIS) would be 

required based on the proposed 18 lots. During refinement of the project layout and based on staff comments, 

the lot count dropped from 18 lots to 15 lots. The applicant’s traffic engineer, Charbonneau Engineering, 

contacted city staff regarding the TIS and staff instructed Charbonneau to provide a Traffic Summary for the 
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project rather than a full TIS. Staff requested the Traffic Summary quantify the trip generation from the 

proposed development and evaluate adequate sight distance at the proposed access off of NW Sierra Street. 

The Traffic Summary indicated that currently the minimum sight distance of 280 feet for a posted speed limit of 

25mph was not available in either direction due to existing site vegetation and therefore should be removed 

during site improvements to provide for adequate sight distance. Prior to final plat approval, the applicant 

should demonstrate that adequate sight distance is available at the proposed intersection prior to final plat 

approval.  

Findings:  Staff finds that as proposed the roadways in the area have adequate existing capacity for the 

proposed trips that this project will generate and can or will demonstrate adequate sight distance is available 

at the site access intersection.  

  

8.  CMC§17.11.030(D) Appropriate provisions for maintenance of commonly owned private facilities have been 

made; 

The applicant indicates at page 8 of the narrative that they will make adequate provisions for the maintenance 

of privately owned facilities. A Homeowner’s Association will be required for this development to ensure there 

are adequate and appropriate measures in place for the perpetual maintenance of the stormwater detention 

facility tract, the wetland tract, the private road, and the required private fencing and landscaping along NW 43rd 

Avenue and NW Sierra Street.  

Findings:    Staff would recommend the applicant be required to place a note on the face of the plat that 

identifies the specific ownership and maintenance responsibilities for all tracts.  

  

 9.  CMC§17.11.030(D) Appropriate provisions in accordance with RCW 58.17.110, are made for (a) the public 

health, safety, and general welfare*, and (b)The public use and interest will be served by the platting of such 

subdivision and dedication;  

The applicant is proposing privately owned and maintained tracts for a wetland and its associated buffer, a 

stormwater facility and a private road. Furthermore, the applicant is providing adequate and appropriate 

utilities for stormwater, water, and sanitary sewer that will be dedicated to the public. The applicant will also 

provide sidewalks with the proposed street construction for adequate pedestrian mobility.  

To provide for adequate protection of residential properties and for the separation of through and local traffic 

on NW 43rd Ave and NW Sierra Street, the applicant should provide appropriate fencing and landscaping within a 

10-foot landscape tract or easement along the back of lots 1-9 as discussed under criteria #5 above.   

Findings: Staff finds that the public use and interest will be served with the completion of the proposed 

development. The public street system will be further expanded and enhanced by improving neighborhood 

connectivity and circulation.  
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10. CMC§17.11.030(D) The application and plans shall be consistent with the applicable regulations of the 

adopted comprehensive plans, shoreline master plan, state and local environmental acts and ordinances in 

accordance with RCW36.70B.030.  

Findings: Per the applicant’s narrative Staff concurs that the proposed subdivision can or will meet the 

requirements of RCW 58.17 and other applicable state and local laws that are in at the time of final platting.  

The final plat will be processed in accordance with the requirements of CMC 17.21.060.   

 

III. PUBLIC COMMENTS 

As of the writing of this staff report, staff received comments from the public regarding traffic and SEPA, which 

are included in Exhibits 20, 28 and 29.  

 

IV. CONCLUSIONS  

Based on the above findings and discussion provided in this staff report, staff concludes that the 

Meadows Subdivision (15-01) should be approved, because it does comply with the applicable 

standards if all of the conditions of approval are met.  

  

V. RECOMMENDATION 

Staff recommends APPROVAL of the preliminary plat of Meadows Subdivision (SUB 15-01) subject to the following 

conditions of approval in addition to the conditions of the SEPA (SEPA 15-03) permit: 

Standard Conditions of Approval 

1. All construction plans will be prepared in accordance with City of Camas standards.  The plans will be 

prepared by a licensed civil engineer in Washington State and submitted to the City for review and 

approval. 

2. Underground (natural gas, CATV, power, street light and telephone) utility plans shall be submitted to 

the City for review and approval prior to approval of the construction plans.  

3. The applicant will be required to purchase all permanent traffic control signs, street name signs, street 

lighting and traffic control markings and barriers for the improved subdivision. 

4. A 3% construction plan review and inspection fee shall be required for this development.  The fee will be 

based on an engineer’s estimate or construction bid.  The specific estimate will be submitted to the City 

for review and approval.  The fee will be paid prior to the construction plans being signed and released 

to the applicant.  Under no circumstances will the applicant be allowed to begin construction prior to 

approval of the construction plans. 

5. Any entrance structures or signs proposed or required for this project will be reviewed and approved by 

the City. All design will be in accordance with applicable City codes. The maintenance of the entrance 

structure will be the responsibility of the homeowners.  

6. A homeowner’s association (HOA) will be required for this development. The applicant will be required 

to furnish a copy of the CC&R’s for the development to the City for review and approval. Specifically, the 

applicant will need to make provisions in the CC&R’s for maintenance of the stormwater detention and 

treatment facilities, the storm drainage system, street lighting, fencing, landscaping, irrigation, parking 

areas, retaining walls,  private roads and  tracts or easements outside of the City’s right of way if 

applicable.   
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7. Any entrance structures or signs proposed or required for this project will be reviewed and approved by 

the City.  All designs will be in accordance with applicable City codes.  The maintenance of the entrance 

structure will be the responsibility of the owners. 

8. In the event that any item of archaeological interest is uncovered during the course of a permitted 

ground disturbing action or activity, all ground disturbing activities shall immediately cease and the 

applicant shall notify the Public Works Department and DAHP. 

9. Final plat and final as-built construction drawing submittals shall meet the requirements of the CMC 

17.11.060, CMC 17.01.050 and the Camas Design Standards Manual for engineering as-built submittals.   

10. The applicant shall remove all temporary erosion prevention and sediment control measures from the 

site at the end of the two-year warranty period, unless otherwise directed by the Public Works Director.  

11. Building permits shall not be issued prior to the City’s final acceptance of the improvements and the 

final plat is recorded. 

 

Special Conditions of Approval 

12. The applicant shall grant an access and utility easement to the City of Camas for access, inspection and 

maintenance of the water and S.T.E.P sanitary sewer system over the private road Tract B. 

13. The applicant shall construct the 8 inch diameter waterline within private road Tract B.  

14. Existing water wells, septic tanks and septic drain fields shall be properly abandoned in accordance with 

State and County guidelines prior to final plat approval. Additionally, any water rights associated with 

the abandoned well(s) shall be transferred to the City. 

15. Prior to final engineering plan and final plat approval, the applicant shall submit to the City for review 

and approval by the community development director or designee, a final landscaping plan that details 

the location, number, plant species proposed, irrigation, plant notes, fencing notes and associated 

details for the fencing and landscaping work associated with the stormwater detention pond and the 

landscaping and fencing along NW 43rd Avenue and NW Sierra Street, including the landscaping for the 

three parking stalls adjacent to lot 12 and the street trees.  

16. The applicant shall extend the S.T.E.P sewer main from the private street into NW 43rd Avenue and 

terminating the S.T.E.P main at the west boundary of the site. 

17. The individual lot owners shall be responsible for the cost and installation of the individual S.T.E.P sewer 

systems consistent with the City of Camas Design Standards Manual.  

18. The applicant shall modify the existing pavement striping in NW Sierra Street to provide for a north 

bound left turn lane acceptable to the City. 

19. Automatic sprinklers installed per NFPA 13D or 13R shall be required in all new residential structures. 

20. Provisions for parking enforcement acceptable to the Fire Marshal shall be included in the CC&R’s at the 

time of final platting. 

21. The applicant shall demonstrate to the City’s satisfaction that the minimum sight distance of 280 feet 

will be available at the site access intersection and NW Sierra Street prior to final plat approval.  

22. No construction spoils shall be placed on building lots. Any fill material placed on lots must be 

engineered structural fill, unless placed in the front or rear setback to a maximum of 6 inches in total 

depth. 

23. The development shall comply with the Camas Municipal Code (CMC) 17.21.030 for any land disturbing 

activity. The applicant shall submit an erosion prevention/sediment control plan in accordance with 
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CMC 17.21.030 for any land disturbing activity that disturbs an acre or more or adds 5,000 square feet 

or more of impervious surface. In accordance with CMC 17.21.030, the applicant shall be required to 

furnish to the City an approved form of security (e.g. Erosion Control Bond). The bond is to be in the 

amount of 200% of the engineer’s estimated cost of the erosion prevention/sediment control measures, 

including associated labor.  

24. A note shall be added to the final plat stating that each new dwelling will be subject to the payment of 

appropriate impact fees at the time of building permit issuance.  

25. Prior to the Building Department issuing a Certificate of Occupancy, each lot shall install a minimum of 

one tree to be located in the planter strip of each lot, as approved on the final plat. Trees shall be a 

minimum of two inch diameter at breast height.  

26. Required trees shall be maintained in good health, and shall be promptly replaced (within six months) if 

damaged or in poor health, and a note to this effect shall be on the final plat document. 

27. Street lighting on the interior street shall be metered separately and future maintenance and operation 

of street lights will be the responsibility of the Homeowners Association. 

28. The applicant shall provide a detailed construction plan in accordance with CMC§16.61.030(F), for Tract 

“A”.  

29. Prior to engineering plan and final plat approval, the applicant shall submit to the City for review and 

approval by the community development director or designee a landscaping and fencing plan for NW 

43rd Ave and NW Sierra that includes a 10-foot wide landscape strip with trees every 30-feet on center 

(2-inch cal min.), 3-foot tall shrubs that form a continuous screen, groundcover plants that fully cover 

the remainder of the landscaped area, and a 6-foot tall sight-obscuring fence. 

30. The applicant shall provide appropriate fencing and landscaping as required under condition 29 along 

the back of Lots 1-9 including the side of Lot 3. If the Applicant proposes a tract, the setbacks shall be 

measured from the edge of the tract.  The tract or easement shall be owned and maintained by the 

Homeowner’s Association.   

31. All building envelopes and setbacks shall be shown on the final plat.  

 

Proposed Plat Notes 

1. A homeowner’s association (H.O.A) will be required for this development. Copies of the 

CC&R’s shall be submitted and on file with the City of Camas. 

2. Private road Tract B, including the three parking stalls, and the stormwater facility detention 

pond Tract C shall be owned and maintained by the H.O.A. 

3. Tract A, the wetland and buffer, shall be owned and maintained by the H.O.A. and shall remain 

in its natural state unless otherwise approved by the City Council. Maintenance and 

monitoring of Tract A are provided within “The Meadows Subdivision Preliminary Wetland 

Buffer Mitigation Plan,” (June 30, 2015) as prepared by the Resource Company.  

4. The following setbacks shall apply to lots 3 and 10: Front yard 20-feet, Side yard 5-feet, Rear 

yard 25-feet. All other lots shall comply with the follows setbacks: Front yard 20-feet Side and 

Corner lot Rear yard 5-feet, Side yard flanking a street 20-feet, Rear yard 25-feet.  

5. No further short platting or subdividing will be permitted once the final plat has been 

recorded.  

6. A final occupancy permit will not be issued by the Building Department until all subdivision 

improvements are completed and accepted by the City.  
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7. The lots in this subdivision are subject to traffic impact fees, school impact fees, and 

park/open space impact fees. Each new dwelling unit will be subject to the payment of 

appropriate impact fees at the time of building permit issuance or as otherwise provided by 

the city.  

8. Prior to the Building Department issuing a Certificate of Occupancy, each lot shall install a 

minimum of one 2” caliper tree to be located in the planter strip or front yard of each lot, as 

specified on the plat.  Specified trees shall be maintained in good health, and damaged or 

dying trees shall be promptly replaced (within six months) by the homeowner.  

9. Street lighting on the private road Tract B shall be metered separately and maintenance and 

operation of those street lights shall be the responsibility of the Homeowners Association. 

10. Automatic fire sprinkler systems designed and installed in accordance with NFPA 13D are 

required in all structures. 

11. Illegally parked vehicles may be subject to towing or other private parking enforcement 

measures in accordance with the provisions outlined in the HOA documents. 

12. All costs associated with the installation of the S.T.E.P. systems for each lot will be the 

responsibility of the individual lot owners.  

13. A right of entry is hereby granted to the City of Camas for access, inspection and maintenance 

of the water and S.T.E.P sanitary sewer system over the private road Tract B.  

14. Should archaeological materials (e.g. cones, shell, stone tools, beads, ceramics, old bottles, 

hearth, etc.) be observed during project activities, all work in the immediate vicinity should 

stop and the State Department of Archaeology and Historic Preservation (360-586-3065), the 

City planning office, and the affected Tribe(s) should be contacted immediately. If any human 

remains are observed, all work should cease and the immediate area secured. Local law 

enforcement, the county medical examiner (360-397-8405), State Physical Anthropologist, 

Department of Archaeology and Historic Preservation (360-586-3534), the City planning 

office, and the affected Tribe(s) should be contacted immediately. Compliance with all 

applicable laws pertaining to archaeological resources (RCW 27.53, 27.44 and WAC 25-48) 

and human remains (RCW 68.50) is required. Failure to comply with this requirement could 

constitute a Class C Felony.  

 

Final SEPA Conditions (SEPA 15-03)  

1. Stormwater treatment and runoff control shall be design in accordance with the requirements of the 

2005 Stormwater Management Manual for Western Washington and the City of Camas Stormwater 

Design Standards Manual.  

2. The applicant shall provide a 50-foot setback as measured from the wetland delineation boundary and 

shall place the wetland and buffer in a tract. 

3. The stormwater facility shall be built on the outer edge of the buffer and not degrade the existing buffer 

function, and shall be designed to blend in with the natural landscape.  

4. Temporary construction fencing shall be installed around the critical area prior to earthwork. 

5. Prior to final acceptance of site improvements, permanent continuous fencing and signage along the 

wetland buffer boundary, with text provided by the City, shall be installed. 
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6. Any disturbed areas shall be revegetated and a revegetation plan shall be submitted and approved by 

the City prior to construction plan approval.  

7. Mitigation planting shall be installed prior to final plat approval. 

8. A bond shall be posted or other surety secured for the estimated costs of maintenance and monitoring 

of the mitigation site pursuant to CMC Section 16.51.250.   

9. All significant trees within the required wetland and its buffer outside of the stormwater facility 

encroachment shall be retained. These trees, including any significant trees to be retained outside of the 

wetland and stormwater areas, shall be placed in a conservation easement or other permanent 

mechanism acceptable to the city and shall be identified on the final plat.  

10. Temporary construction fencing shall be provided around the drip line of any significant trees. The 

temporary fencing shall be in place prior to any earthwork activities and remain in place until final 

acceptance of site improvements.    

11. Final grading and site plans shall include the location of significant trees and shall be consistent with the 

intent to retain these significant trees. Removal of significant trees shall only be authorized upon review 

and recommendation of a qualified biologist.   

12. Only invasive species as identified by a qualified biologist may be removed within the delineated 

sensitive areas. If removal of plants is unavoidable as part of this development, then a vegetation 

removal permit is required pursuant to CMC 18.31.090.  

13. To mitigate noise impacts to the surrounding area, construction activities shall be limited to 7:00am to 

7:00pm, Monday through Friday, 8:00am to 5:00pm Saturdays, and no construction on Sundays or City 

observed holidays per CMC Section 9.32.050.A.5. Equipment shall be property muffled to federal 

standards and are restricted to operation during construction hours.       
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VI. EXHIBIT LIST 

Exhibit No. Description Date 

 

1 

2 

3 

4 

 

5 

 

6 

 

7 

 

8 

9 

10 

 

 

Original application submittal materials: 

Application Form 

Pre Application notes (dated 8/21/14) 

Applicant’s narrative (dated Jan. 2015) 

Preliminary Stormwater Report prepared by ELS Engineering  (dated Jan. 

2015) 

Traffic Assessment Report prepared by Charbonneau Engineering (dated 

11/11/14) 

Wetland Delineation and Assessment Report prepared by the Resource 

Company  (dated 6/13/14) 

Archaeological Determination prepared by Archaeological Services, LLC 

(dated 6/20/14). Note: Exempt from public disclosure RCW 42.56.300. 

Letter: DAHP to Fox re. archaeological survey (dated 10/23/14) 

SEPA checklist (dated 1/22/15) 

Original Drawings: 

     Preliminary Plat 

     Existing Conditions Plan 

     Preliminary Grading Plan 

     Preliminary Street & Utility Plan 

     Existing Tree Survey 

     Preliminary Landscape Plan 

     Preliminary Landscape Details 

Submitted 

2/12/15 

11 Incompleteness review letter: Hollenbeck to Johnson 3/10/15 

12 Letter: Grosz to Johnson re City wetland comments 4/20/15 

 

13 

 

14 

15 

16 

 

2nd application submittal materials: 

Letter: PLS Engineering to Hollenbeck re response to City comment letter 

(dated 5/6/15) 

Revised Project Narrative  

Preliminary Wetland Buffer Mitigation Plan report (dated 4/16/45) 

Revised Drawings: 

     Preliminary Plat 

     Preliminary Grading Plan 

     Preliminary Street & Utility Plan 

     Landscape Plan  

     Existing Tree Survey 

Submitted 

5/6/15 

17 Email: Acheson to Wes re T-7 trail connector 5/26/15 

18 Proof of sign posting 6/3/15 

19 Technically Complete Letter: Hollenbeck to Johnson  6/3/15 

20 Emails: Maguire to Hollenbeck/Heigh re traffic  6/5/15 

21 Letter: Hollenbeck to Johnson re critical areas report 6/10/15 

22 Notice of Application 6/16/15 

23 Revised Preliminary Wetland Delineation and Assessment 6/30/15 

24 Revised Preliminary Wetland Buffer Mitigation Plan 6/30/15 

25 Letter: Hollenbeck to Johnson re City preliminary plat review comments 7/6/15 

26 SEPA MDNS 7/21/15 
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27 Cover letter: SEPA MDNS distribution  7/21/15 

28 Public comment letter: Kronholm to City of Camas SEPA Official 8/4/15 

29 Public comment letter: Department of Ecology to City of Camas SEPA 

Official 

8/4/15 

 

30 

 

31 

 

32 

33 

 

 

 

 

 

3rd application submittal materials: 

Letter: PLS Engineering to Hollenbeck re response to City comment letter 

(dated 7/16/15) 

Letter: Planning Solutions Inc. to Hollenbeck re Tree Removal (dated 

8/3/15) 

Revised Project Narrative 

Revised Drawings: 

Preliminary Plat 

Preliminary Grading Plan 

Preliminary Street & Utility Plan 

Existing Tree Survey 

Landscape Plan 

Landscape Details 

Submitted 

8/6/15 

34 Letter: Johnson to Hollenbeck re SEPA public comments from Kronholm 8/13/15 

35 Notice of Public Hearing 8/18/15 

36 GIS septic system and water well map   

37 Adopted Ord 2691   

38 DOE to Hollenbeck email re SEPA  8/21/15 

39 Alternate layout  

40 Email: Baumann to Hollenbeck re tree survey 4/7/15 

41 Notice of Public Hearing Rescheduled 9/8/15 

42 Jones traffic comment letter 9/16/15 
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EXHIBIT 1



 
 

Pre-Application Meeting 

Lacamas Meadows Short Plat 

File PA 14-26 

 
Thursday, August 21, 2014 
1:30pm, Council Chambers 
616 NE Fourth Avenue, Camas, WA 98607 
 
 Applicant / Contact: Applicant: 

Travis Johnson 
Owner: 

Tom Strassenberg 

Representing City of Camas:  Sarah Fox, Sr. Planner 
Bob Cunningham, Building Official 
Randy Miller, Fire Marshal 
Wes Heigh, Project Manager 
 

Location: 

 
4313 NW Sierra Street and 2129 NW 43rd Avenue 
Tax Account:  177893-000 & 177902-000 

Zoning: R-7.5 

Description: 

 

Short plat two existing parcels (total 4.25-acre s) into 17 single 
family residential lots. Existing residence to remain on new Lot 
8, all other structures to be removed. 

  
NOTICE:   Notwithstanding any representation by City staff at a pre-application conference, staff is not 

authorized to waive any requirement of the City Code.  Any omission or failure by staff to recite to an applicant all 

relevant applicable code requirements shall not constitute a waiver by the City of any standard or requirement. 

[CMC 18.55.060 (C)] This pre-application conference shall be valid for a period of 180 days from the date it is 

held.  If no application is filed within 180 days of the conference or meeting, the applicant must schedule and 

attend another conference before the City will accept a permit application. [CMC 18.55.060 (D)] Any changes to 

the code or other applicable laws, which take effect between the pre-application conference and submittal of an 

application, shall be applicable.   [CMC 18.55.060 (D)].  A link to the Camas Municipal Code (CMC) can be 

found on the City of Camas website, http://www.cityofcamas.us/ on the main page under “Business and 

Development”.  

 

Planning Division  Sarah Fox | 360.817-7269 
The applicant is proposing to subdivide a property using density transfer standards.  We discussed 
alternative designs during the meeting, which staff suggested could be informally submitted as 
needed for more assistance.  The following comments are in response to the submitted draft plan.   

1) Fees will be based on the adopted fees at the time of application submittal.  The current fees 
include the following (not all inclusive): 

• Preliminary plat $6,055 + $210 per lot 

• SEPA $685 

• Critical areas  $650 (per type) 

• Fire Department Review $300 
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2) A preliminary plat application is TYPE III permit.  There are both general application 
requirements at CMC§18.55.210, and specific requirements at CMC§17.11.040.  The following 
is an excerpt from those requirements (see code section for full text): 

1.  A complete and signed SEPA checklist.  
2. A vicinity map showing location of the site; 
3. A survey of existing significant trees as required under CMC Section 18.31.080; 
4. All existing conditions shall be delineated; 
5. For properties with slopes of ten percent or greater a preliminary grading plan will be 

required with the development; 
6. Preliminary stormwater plan and report; 
7. For properties with development proposed on slopes of ten percent or greater a 

preliminary geotechnical report will be consistent with CMC Chapter 16.59; 
8. Clark County assessor's maps which show the location of each property within three 

hundred feet of the subdivision; 
9. Applicant shall furnish one set of mailing labels for all property owners as provided in CMC 

Section 18.55.110; 
10. Complete and submit a transportation impact study to determine the adequacy of the 

transportation system to serve a proposed development and to mitigate impacts of the 
proposal on the surrounding transportation system; and 

11. A narrative addressing ownership and maintenance of open spaces, stormwater facilities, 
public trails and critical areas, and the applicable approval criteria and standards of the 
Camas Municipal Code. It should also address any proposed building conditions or 
restrictions. 

3) Critical area reports required.  

• General requirements for critical areas reports are found at CMC§16.51.140.  The city’s code 
contains additional requirements for each type of critical area (e.g. wetlands). 

• Wetland report requirements are found at CMC§16.53.030.  The preliminary report and 
analysis must include efforts to avoid impacts.  Alternative layouts to indicate feasibility 
should be provided.   

• Tree preservation efforts are required if there are significant trees on site Tree survey must 
be conducted by biologist (include qualifications).  The biologist will be required to review 
and coordinate tree preservation efforts with preliminary grading plans.   

• CMC 18.31 requires preservation of significant trees “to the extent practical”, “healthy trees” 
and prefers “groups of significant trees”.  CMC§18.31.110 requires “mandatory 
preservation” in the form acceptable to the city. CMC§17.19.030 (A)(2) requires “every 
reasonable effort” to retain trees.  

4) Proposed design included some lots that did not meet minimum dimensional standards of CMC 
18.09 for lot width and lot area.   

5) Density Transfer.  There was discussion regarding eligibility for applying the density transfer 
standards for lot design.  At CMC§18.09.060, it provides options for developments that retain 
critical areas in tracts, and if the development incorporates parks or trails.  The development 
might also qualify for this provision given that the north side of the property is adjacent to a 
less dense residential zone of Residential-12,000 (R-12). CMC18.09.080 Lot Sizes, requires lots 
adjacent to the R-12 zone to be 9,000 square feet within the R-7.5 zone.   

6) Parks and Trails.  The property is shown on the adopted Parks, Open Space and Comprehensive 
Plan as the area for two trail connectors, not publicly owned, but rather connecting to the city’s 
trail network (See map below). 
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The small purple dots indicate 
proposed private trails.  

7) Sales office locations should be proposed with preliminary plans.  If sales offices are proposed 
with the Type III application, then time frames for operation of the temporary use can be 
approved for longer than the limits of typical temporary uses (6 months) if requested.   

 

Engineering Division Wes Heigh | 360.817.7237 
8) Construction plans shall be prepared by a licensed Washington State engineer in accordance 
with City of Camas standards. 

9) Per CMC 14.02 stormwater treatment and runoff control shall be designed in accordance with 
the 2005 Stormwater Management Manual for Western Washington and the City of Camas 
Stormwater Design Standards Manual. 

10) This development is subject to the minimum improvement requirements identified in CMC 
17.19.020. 

11) Existing wells and septic tanks and septic drain fields shall be abandoned in accordance with 
state and county guide lines per CMC 17.19.020 (A3). 

12) Proposed lots should have frontage on public streets, lot lines should be at right angles to the 
street or radial to curves per CMC 17.19.030 (D). 

13) Flag lots shall meet the requirements of CMC 17.19.030 (D5). 

14) Double frontage lots should be avoided per CMC 17.19.030 (D). 

15) Street tree planting and landscaping of flag lots is required in accordance with 
CMC§17.19.030(F). 

16) Stormwater facilities shall be located and landscaped per CMC 17.19.030 (F6) and CMC 
17.19.040 (C3a). 

17) Maintenance of the storm 
water facilities will be the 
responsibility of the Homeowners 
Association per CMC 17.19.040 (C3).  

18) The applicant will be 
responsible for all traffic control 
signs, street name signs, pavement 
markings and street lighting per CMC 
17.19.030 (I) (J). 

19) The applicant will be 
responsible for the design and 
submittal of the utility plan showing 
the locations for underground power, 
telephone, gas, CATV, street lights 
and associated appurtenances. 

20) Public street requirements are 
found in CMC 17.19.040 (B).  For 
street grades, centerline curve radii, 
and curb return radii requirements 
see CMC 17.19.040 (B12).  Minimum 
centerline curve radius is 70’. 

21) ADA compliant pedestrian 
ramps and ADA compliant street 
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crossings are required.  To provide ADA compliant pedestrian ramps and street crossings careful 
evaluation of street profile grades and intersection site grading will be required. 

22) Half width street improvements and ROW dedication will be required along NW 43rd Avenue 
per CMC 17.19.040 (B2 & B5).   

23) Streets should extend to the boundaries of the plat where appropriate to ensure access and 
circulation to neighboring properties per CMC 17.19.040 (B6a). 

24) The applicant may be required to provide an access point on NW 43rd Avenue aligned with 
NW Utah St. to the south. 

25) The application narrative shall specifically address the approval criteria CMC 17.11.030 (D) 
and CMC 18.23.100.  

26) A 3% plan review and inspection fee will be required per resolution number 1023.  The fee 
will be based on an engineer’s estimate or construction bid.  The fee is due prior to approved 
construction drawings being released by the City. 

27) An erosion control bond will be required for all land disturbing activities of an acre or more 
per CMC 17.21.030. 

28) A NPDES permit will be required for this project per Washington Department of Ecology 
requirements if more than one acre of land will be disturbed. 

29) A traffic study will be required for this project in accordance with the City’s adopted Traffic 
Impact Study Guidelines.  The study shall include speed surveys, traffic counts, site distance 
evaluation, AM and PM peak volumes, trip distribution and assignment, signal warrants, turn 
pocket analysis, with and without project analysis for the current year, build out year and may 
include the future 5 year and 20 year analysis.  Evaluation of additional off-site intersections will be 
required once trip generation and distribution information is determined, contact the City Engineer 
for specific intersections. 

30) Regulations for installation of public improvements, improvement agreements, bonding, final 
platting and final acceptance can be found at CMC 17.21. 

31) Exception requests to the requirements of Title 17 shall meet the requirements of CMC 17.23. 

 
Fire Department Randy Miller | 360.690.0469 

1)      Training burns on existing structures is available for evaluation if desired; please contact 
the Fire Marshal’s Office for further information. 

2)      NFPA 13D Residential Fire Sprinklers are required in all new dwellings. 
3)      Underground storage tanks require a decommissioning permit with the FMO. 
4)      Address monuments are required for any flag lots or access driveway leaves the main road. 
5)      Fire Hydrant spacing requirements can be significantly increased when Residential Fire 

Sprinklers are installed. 
6)      Fire Impact Fees of .20 cents per sq. ft. are currently 100% waived when Residential Fire 

Sprinklers are installed.  
7)      For further information regarding pre-app notes or for Fire Marshal Permits please contact 

us at 360-834-6191. 
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WETLAND DELINEATION & ASSESSMENT 
 
Project:  Lacamas Meadows  
Applicant:    Lacamas Meadows, LLC/Tom Strassenberg 
Location:  4313 NW Sierra Street, Camas, Washington 
Legal Description: SW ¼ of Sec. 34, T02N, R03E, W. M., Clark County  
Serial Number(s): 177893-000 & 177902-000 
Local Jurisdiction: City of Camas 
Study Area Size: 4.25 acres 
Project Type: Unknown at this time 
Zoning:  R-7.5 
ComPlan:  SFM 
Assessment by:  Kevin Grosz, PWS/Eli Schmitz 
Site Visit:  June 4, 2014 
Report Date: June 13, 2014 
 
1.0 INTRODUCTION 
 
This report details the results of a wetland delineation and assessment conducted for the 
Lacamas Meadows subdivision located at 4313 N.W. Sierra Street, Camas, Washington 
by The Resource Company, Inc. (Fig. 1). This report identifies the extent of any wetlands 
and associated buffers found within the study area as defined and regulated by the City of 
Camas Critical Areas Ordinance – Wetlands (16.53).  
 
The study area encompasses tax lots 177893-000 (2 ac.) and 177902-000 (2.25 ac.). 
Currently, the properties contain two single family residences and several outbuildings. It 
appears that the property has been used for agricultural purposes primarily grazing. It is 
predominantly an open grassland plant community with patches of trees and shrubs. The 
property is relatively flat and slopes slightly to the northwest (Fig. 2). A wetland in the 
northwest corner of the site was identified through the course of the assessment. This 
wetland is part of a larger wetland complex that extends off-site to the north. 
 
2.0 DELINEATION METHODS 
 
The wetland delineation was conducted according to the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys and Coast 
Region (USACE, 2010.) hereafter, referred to as the manual. According to the manual, 
jurisdictional wetlands are defined as: 
 

Those areas that are inundated or saturated by surface or ground water at a 

frequency and duration sufficient to support, and that under normal 

circumstances do support, a prevalence of vegetation typically adapted for life 

in saturated soil conditions. Wetlands generally include swamps, marshes, 

bogs, and similar areas.  
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The manual uses three parameters in making wetland determinations:  hydrophytic 
vegetation, hydric soils and wetland hydrology. Except in certain situations defined in the 
manual, evidence of a minimum of one positive indicator from each parameter 
(hydrology, soil, and vegetation) must be found in order to make a positive wetland 
determination. 
 
Hydrophytic vegetation are plants that due to morphological, physiological, and/or 
reproductive adaptations, have the ability to grow, effectively compete, reproduce, and/or 
persist in anaerobic soil conditions. Hydric soils are soils that are saturated, flooded, or 
ponded long enough during the growing season to develop anaerobic conditions that 
favor the growth and regeneration of hydrophytic vegetation.  Wetland hydrology is 
present when an area is inundated or saturated to the surface for at least 5 percent of the 
growing season.  The growing season is defined as the portion of the year when soil 
temperature at 19.7 inches below the soil surface is greater than biological zero (5 
degrees C). 
 
Except in certain situations defined in the manual, evidence of a minimum of one positive 
wetland indicator from each of the three parameters (hydrology, soil, and vegetation) 
must be found in order to make a positive wetland determination.  
 
Prior to the on-site investigations, a review of existing information related to 
determination of wetland boundaries was conducted.  This review included the Natural 
Resource Conservation Service (NRCS) Web Soil Survey, National Wetland Inventory 
maps, Clark County Local Wetland Inventory (LWI) maps, Clark County, and aerial 
photographs.  
 
Following the background information review, an on-site investigation was conducted on 
June 4, 2014.  In order to delineate wetlands within the study area, observation points 
were selected to correspond with terrain features, vegetation, hydrology and mapped 
hydric soils identified on the site.  At each observation point, the vegetation, soils and 
hydrology were characterized and this information was then used as the basis for making 
the wetland determinations. 
 
Wetland indicator status ratings and their ordinal rating categories, based on ecological 
descriptions. Indicator Status (abbreviation) Ecological Description* 

Obligate (OBL) Almost always is a hydrophyte, rarely in uplands 

Facultative Wetland (FACW) Usually is a hydrophyte but occasionally found in 

uplands 

Facultative (FAC) Commonly occurs as either a hydrophyte or nonhydrophyte 

Facultative Upland (FACU) Occasionally is a hydrophyte, but usually occurs in 

uplands 

Upland (UPL) Rarely is a hydrophyte, almost always in uplands. 

*Source: Lichvar and Minkin (2008) 
 
Hydrophytic vegetation is present when more than 50 percent of the dominant species 
have an indicator status of OBL, FACW, and/or FAC.  
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The presence or absence of hydric soils was determined by digging soil pits to a depth of 
18 inches and examining the soil for hydric soil indicators. Organic soils such as peats 
and mucks are considered hydric soils.  Mineral hydric soils are generally either gleyed 
or have bright concentrations and/or low matrix chroma immediately below the A-
horizon or 10 inches (whichever is shallower). Soil colors are determined using the 
Munsell Soil Color Chart (Munsell Color System 2009). 
 
The site was examined for standing water and/or saturated soils, which serve as primary 
indicators of wetland hydrology. The area was also checked for other wetland hydrologic 
characteristics such as watermarks, drift lines, wetland drainage patterns, and 
morphological plant adaptations.  
 
3.0 SITE SPECIFIC METHODS 
 
The Resource Company, Inc. conducted a wetland delineation of the study area on June 
4, 2014 using the methodology found in the Regional Supplement to the Manual 
(USACE 2010). In addition, applicable guidance and any supporting technical guidance 
documents issued by the USACE, Washington Department of Ecology, and City of 
Camas were also utilized.  
 
The entire site was first traversed by foot to observe any visible wetland conditions. Once 
the general location of the wetland boundaries were identified, paired data plots were 
taken in areas that represented the conditions of the uplands and wetlands, respectively.  
Five (5) foot radius plots were chosen in a uniform topographic position that was 
representative of a single plant community. The paired plots were located approximately 
5 - 10 feet apart to minimize the margin of error. Soils at each sample plot were typically 
inspected to a depth of 16 inches (or more) to determine the presence or absence of 
hydric soil characteristics and/or wetland hydrology. Data sheets for the sample plots are 
attached in Appendix A. 
 
The wetland boundary was associated with a change in plant communities, hydric soil 
and wetland hydrology indicators. The wetland boundary was determined based on the 
presence of hydric soils, the presence of wetland hydrology (i.e. oxidized rhizospheres 
along living roots, soil saturation), and a dominance of hydrophytic vegetation.  It should 
be noted that only paired plots were recorded in the field, however, numerous unrecorded 
plots were dug to confirm wetland boundaries. The on-site wetlands were classified 
according the USFWS classification system (Cowardin et al. 1979) and the 
Hydrogeomorphic (HGM) Classification system (Adamus et al. 2001).  
 
4.0 RESULTS AND DISCUSSION 
 
The National Wetlands Inventory (NWI) and LWI maps (Fig. 3) identify a Palustrine, 
Forested, Seasonally Flooded (PFOC) wetland along the northern edge of the site. It 
should be noted that NWI and CCWI maps are created through aerial photograph and 
topographic map interpretation and are not intended to represent the extent of 
jurisdictional wetlands. There may be unmapped wetland and waters subject to regulation 
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and all wetlands and waters boundary mapping is approximate. In all cases, actual field 
conditions determine the presence, absence and boundaries of wetlands and waters. 
 
The NRCS USDA Web Soil Survey (Fig. 4) identifies the following soil mapping units 
on this site: 

 
Odne silt loam, 0 to 5 percent slopes (OdB). This soil is generally in concave areas in 
drainageways or depressions within areas of Gee soils. In most places the slope is 1 to 2 
percent. In a typical profile, the surface layer is about 10 inches thick. It is mottled, dark-gray 
heavy silt loam in the upper part. The subsurface layer is firm, gray silt loam about 9 inches 
thick with concentrations. The next 8 inches is very firm, contains concentrations, dark-gray 
silty clay loam that overlies 6 inches of firm, with concentrations, dark-gray clay loam. This 
soil is poorly drained and very slowly permeable. A high water table is common in winter. 
This soil is classified as a hydric soil according to the Clark County hydric soils list. 
 

Hesson clay loam, 0 to 8 percent slopes (HcB) and 8 to 20 percent slopes (HcD). This soil 
series consists of deep, well drained soils formed in deeply weathered, mixed old alluvium 
with varying amounts of gravel. In most places the slope is 2 to 5 percent. In a typical profile, 
the surface layer is about an 8 inches thick reddish brown (5YR 2/2) clay loam. Below this to 
a depth of 12 inches the soil is a dark reddish brown (5YR 3/3) clay loam. Generally, this 
series is well drained, moderately permeable, surface runoff is slow, and the erosion hazard is 
slight. This soil is classified as a non-hydric soil according to the Clark County hydric soils 
list. 

 
Based on the review of existing information and the routine on-site delineation method 
described by the Army Corps of Engineers (USACE), a wetland in the northwest corner 
of the site was delineated. The area within the flagged boundary, which meets all three 
wetland criteria, was marked in the field with orange flagging with ‘WETLAND 
BOUNDARY” written in black lettering. The approximate wetland boundaries of the 
wetlands are shown in Figure 5. A description of the wetlands and surrounding uplands is 
found below. 
 
4.1 WETLANDS 
 
Wetland A (9,370 sq.ft – on-site)  
Wetland A meets the criteria of a slope hydrogeomorphic (HGM) wetland class. On-site 
the wetland contains a sparse tree layer that is dominated by Oregon ash (Fraxinus 

latifolia – FACW). There is no shrub layer. Ground cover is predominantly by Kentucky 
bluegrass (Poa pratensis – FAC), creeping buttercup (Ranculus repens – FAC) and 
vernalgrass (Anthoxanthum odoratum – FACU). Hydric soil characteristics generally 
include a silt loam with a dark brown (7.5YR 3/2) with dark yellowish brown 
concentrations in the top eight inches, below this is a very dark gray (10YR 3/1) silt loam 
with dark brown (7.5YR 3/4) concentrations to a depth of 16 inches. Wetland hydrology 
was indicated by the presence of oxidized rhyzospheres and water stained leaves. A 
summary of the wetland information is given in Table 1 below. Wetland A rated as 
Category IV wetland according to the Western Washington Wetland Rating Form (WRF) 
(Table 2).  
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Table 1.  Wetland A 

Wetland A – INFORMATION SUMMARY 
Location:  

 

Local Jurisdiction Camas 
WRIA 28 
Ecology Rating  
(Hruby, 2004) Category IV 

Camas Rating Category IV 
Camas Buffer Width 50’ – high intensity use 
Wetland Size See Fig. 5 
Cowardin 
Classification PEMF 

HGM Classification Slope 
Wetland Data Sheet(s) 1 
Upland Data Sheet (s) 2 

Flag color  Orange 

Dominant 
Vegetation 

Fraxinus latifolia, Poa pratensis, Ranuculus repens, Anthoxanthum odoratum 
 

Soils Low chroma matrix with concentrations 
Hydrology oxidized rhizospheres 
Rationale for 
Delineation meets all three wetland parameters. 

Rationale for 
Local Rating low for all functions. 

Buffer 
Condition Maintained Yard 

 
Photographs of the study and surrounding areas are shown in Photo-sheet 1. 
 
4.2 WETLAND FUNCTIONAL ASSESSMENT 
 
The on-site wetlands have been assessed using the Washington State Wetland Rating 
System for Western Washington (Hruby 2004). This rating system categorizes wetlands 
based on specific attributes such as rarity, sensitivity to disturbance, and functions. The 
system was designed to differentiate between wetlands based on their sensitivity to 
disturbance, their significance, their rarity, our ability to replace them, and the functions 
they provide. Through a series of questions, the wetland rating system will yield a 
number for water quality functions, hydrologic functions, and habitat function, which 
yield a total score for functions. Based on the total score, the wetland is categorized as a 
Category I, II, III, or IV wetland. Table 2 below summarizes the wetland type, total score 
for functions, and category. 
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Table 2. Wetland Function Rating 

Wetland Wetland Type Water 
Quality 

Functions 

Hydrologic 
Functions 

Habitat 
Functions 

Total 
Score 

Wetland 
Category 

A Slope 
 

6 5 17 28 IV 

 
4.3 NON-WETLANDS 
 
The non-wetland portion of the study area contains two residences and outbuildings and 
is actively maintained. It is predominantly open grassland with patches of trees and 
shrubs. The grassland areas are predominantly vernalgrass, bluegrass, tall fescue 
(Schedonorus arundinacea – FAC) and a variety of upland forbs. There is a patch of 
Douglas-fir (Psuedotsuga menziesii – FACU) in the south-central portion of the site and 
the majority of the south property line contains a tree row. Blackberry occurs along the 
northern edge of the site. Soils in the non-wetland portion of the site are generally a 
brown (7.5YR 4/3 - & 7.5YR 5/4) silt loam with no hydric indicators. No wetland 
hydrology indicators were observed in the non-wetland portions of the study area. 
 
5.0 REGULATORY ISSUES 
 
The City of Camas Critical Areas Ordinance (16.53) provides for the protection of 
wetlands within the City’s jurisdiction. The ordinance establishes protective buffers 
associated with wetlands and specifies that certain permits or approvals be obtained for 
projects containing wetlands or their respective buffers.  As mentioned above, Wetland A 
was rated with the wetland rating system developed by Washington Department of 
Ecology. This wetland rated as a Category IV wetland with a habitat score of less than 20 
(Table 2). According to Table 16.53.040-1 of the critical areas ordinance, Category IV 
wetlands with a habitat function score less than 20 are to be protected with a 50-foot 
buffer adjacent high intensity land-use to protect water quality functions.  
 
In addition to the City’s critical areas ordinance, jurisdictional wetlands are also regulated 
at the federal and state levels by the U.S. Army Corps of Engineers (USACE) and the 
Washington Department of Ecology (Ecology) under Sections 401 and 404 of the Clean 
Water Act, respectively. It is recommended that the USACE and Ecology be contacted 
regarding current permit requirements before proceeding with any development activities 
that would impact wetlands on this site. 
 
The wetland boundaries and classifications shown in this report have been 
determined using the most appropriate field techniques and best professional 
judgment of the environmental scientist.   It should be noted that USACE and City 
of Camas have the final authority in determining the wetland boundaries and 
categories under their respective jurisdictions.  It is recommended that this 
delineation report be submitted to these agencies for concurrence prior to starting 
any development or planning activities that would affect wetlands or buffers on this 
site.
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Project Location Map
Lacamas Meadows
Camas, Washington
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Figure 2

Clark County LiDAR Topography
Lacamas Meadows

Camas, Washingtonn
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Figure 3

Local and National Wetland Inventories
Lacamas Meadows
Camas, Washington
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Figure 4

Clark County NRCS Soils
Lacamas Meadows
Camas, Washington
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Figure 5

Approximate Wetland Boundaries
Lacamas Meadows
Camas, Washington

Approximate off-site
Wetland Boundary

Approximate 50’
Buffer from Off-site
Wetland Boundary

1
2
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Photo Sheet 1

Project Photographs
Lacamas Meadows
Camas, Washington



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: Lacamas Meadows City/County: Camas/Clark County   Sampling Date:06/04/2014  

Applicant/Owner: Tom Strassenberg   State: Washington   Sampling Point: 1    

Investigator(s): Kevin Grosz - The Resource Company, Inc.   Section, Township, Range: SW 14, T02N, R03E, W.M.  

Landform (hillslope, terrace, etc.): hillslope    Local relief (concave, convex, none): concave    Slope (%): 0-5     

Subregion (LRR): A    Lat:          Long:           Datum:        

Soil Map Unit Name: Odne silt loam, 0 to 5 percent slopes (OdB)   NWI classification: None  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks:       
 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5ft)  % Cover    Species?    Status    
1. Fraxinus latifolia   15   Yes    FACW  
2.                                 
3.                                 
4.                                 
                                                                                                15     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 5ft) 
1.                                 
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5ft) 
1. Ranuculus repens   40   Yes    FAC  
2. Poa pratensis   35   Yes    FAC  
3. Anthoxanthum odoratum   15   No    FACU  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
9.                                 
10.                                 
11.                                 
                                                                                                90     = Total Cover 
Woody Vine Stratum   (Plot size: 5m) 
1.                                 
2.                                 
                                                                                                          = Total Cover 
% Bare Ground in Herb Stratum 0   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 

 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 
  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Wetland Non-Vascular Plants1 
  Problematic Hydrophytic Vegetation1 (Explain) 

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks:       

 



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 1  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-8       7.5YR 3/2       80     10 YR 3/4    20     C     M     Silt Loam           

8-16       10YR 3/1       80     7.5YR 3/4    20     C     M     silt loam           

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 
 
Hydric Soil Present?     Yes     No  

Remarks:       
 
 
 

HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       

 



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 
Project/Site: Lacamas Meadows City/County: Camas/Clark County   Sampling Date:06/04/2014  

Applicant/Owner: Tom Strassenberg   State: Washington   Sampling Point: 2    

Investigator(s): Kevin Grosz - The Resource Company, Inc.   Section, Township, Range: SW 14, T02N, R03E, W.M.  

Landform (hillslope, terrace, etc.): hillslope    Local relief (concave, convex, none): none    Slope (%): 0-5     

Subregion (LRR): A    Lat:          Long:           Datum:        

Soil Map Unit Name: Odne silt loam, 0 to 5 percent slopes (OdB)   NWI classification: None  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks:       
 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5ft)  % Cover    Species?    Status    
1. Psudotsuga menziesii   15   Yes    FACU  
2. Fraxinus latifolia   10   Yes    FACW  
3.                                 
4.                                 
                                                                                                25     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 5ft) 
1. Amelanchier alnifolia   20   Yes    FACU  
2.                                 
3.                                 
4.                                 
5.                                 
                                                                                                20     = Total Cover 
Herb Stratum   (Plot size: 5ft) 
1. Schedonorus arundinacea   20   Yes    FAC  
2. Poa pratensis   10   No    FAC  
3. Anthoxanthum odoratum   40   Yes    FACU  
4.                                 
5.                                 
6.                                 
7.                                 
8.                                 
9.                                 
10.                                 
11.                                 
                                                                                                75     = Total Cover 
Woody Vine Stratum   (Plot size: 5ft) 
1. Rubus discolor   15   Yes    FACU  
2.                                 
                                                                                                15     = Total Cover 
% Bare Ground in Herb Stratum 5   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    20    (A/B) 

 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        
FACW species          x 2 =        
FAC species          x 3 =        
FACU species          x 4 =        
UPL species          x 5 =        
Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 
  Dominance Test is >50% 
  Prevalence Index is ≤3.01 
  Morphological Adaptations1 (Provide supporting 

            data in Remarks or on a separate sheet) 
  Wetland Non-Vascular Plants1 
  Problematic Hydrophytic Vegetation1 (Explain) 

1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks:       

 



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 2  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.) 
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-6       7.5YR 4/3       100                                            Silt loam           

6-16       7.5YR 5/4       100                                            silt loam           

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 
 
Hydric Soil Present?     Yes     No  

Remarks:       
 
 
 

HYDROLOGY 
Wetland Hydrology Indicators:   
Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          
Water Table Present?  Yes     No      Depth (inches):          
Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       
 
Remarks:       
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COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

 
March 10, 2015 

 
Travis Johnson 

PLS Engineering 

2008 C Street 
Vancouver, WA 98663 

 
RE:  Meadows Subdivision (SUB15-01)   

 

Dear Mr. Johnson, 
 

Thank you for your application submittal for the Meadow Subdivision. There are items that remain to be 
addressed with your application. The purpose of this letter is to inform you that the above application 

submitted on February 12, 2015, has been deemed incomplete in accordance with Camas Municipal Code 
(CMC) Section 18.55.130. You have 180 days from the date of application to submit the missing information 

pursuant to CMC 18.55.130.C. If the below requested information is submitted, staff will again verify 

whether the application is complete.  
 

Items necessary for completeness: 

1. Per CMC 18.55.110.C, a current (within 30 days prior to application) mailing list and mailing labels of 

owners of real property within 300 feet of the subject parcel, certified as based on the record of the 

Clark County assessor. 

2. Per CMC 18.55.110.E, one electronic copy of the application materials is necessary. 

3. A development notice sign shall be posted on the subject property in accordance with CMC 
18.55.110.H and proof of posting shall be provided to the City. 

4. Pursuant to CMC 17.11.030.B, a significant tree survey as required under CMC 18.31.080. CMC 
18.31.080.B and as stated in the pre-application notes under Planning comments #3, tree 

preservation efforts are required “to the extent practical”, “healthy trees”, and prefers “groups of 

significant trees”. Tree preservation efforts must be addressed. The professional qualifications of the 
biologist must be submitted. 

5. The following information shall be addressed on the site and development plans pursuant to CMC 
17.11.030.B.6: 

a. The following standards in CMC Section 17.01.050 shall be included on the preliminary plat 

map: 
i. A legal description of the boundaries, including the county tax serial number for 

each property described per CMC 17.01.050.A.4; 
ii. Tracts to be dedicated to any public or private purpose shall be distinguished from 

lots intended for general development with notes stating their purpose and any 

limitations per CMC 17.01.050.B.2; 
iii. Building envelopes, to include identification of required setbacks per CMC 

17.01.050.B.3 and; 
iv. A land inventory in accordance with CMC 17.01.050.B.4 

b. Owners of adjacent land and names of any adjacent subdivisions 
c. Location of street lighting. 

d. Location of building envelopes and sewer tanks 

e. Location of all existing fire hydrants within 500 feet of the proposal 

6. An unsigned and draft archeological report was included in the application. Submit a final, signed 

and dated archaeological report including the professional qualifications of the archeologist that 
performed the work. 
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Other preliminary project issues noted by staff to be addressed:  

 
1. The application contains different versions of the preliminary plat. Some versions showed tracts 

providing access to lots 3 & 4 while others show these lots as flag lots.  

2. The preliminary plat map states the home on lot 2 will remain but the applicant narrative states all 

buildings will be removed. Please clarify. 

3. The subdivision name should be vetted with the county assessor or auditor to verify this is not a 

duplicated subdivision name. 

4. Drawing title blocks still refer to this project as a short plat when in fact it is a subdivision application 
(contains more than 9 lots). 

5. On the Preliminary Street and Utility Plan, show a legend. 

6. Per Comment #5 of the Pre Application Notes, lots adjacent to the R-12 zone shall be 9,000 square feet 

in the R-7.5 zone pursuant to CMC 18.09.080. Therefore, Lot 15 shall be a minimum of 9,000 square 

feet.  

7. Lot 9 should be revised to include a 40 x 40 building envelope as required by CMC 17.19.030.D.3.a.  

8. As stated in comment #16 of the Pre Application notes and as required pursuant to CMC 17.19.030.F.6, 
storm drainage facilities shall be setback from a minimum of 30-feet from any street and landscaped in 

accordance with criteria in the Camas Design Standard Manual. 

9. Pursuant to CMC 17.19.030.F.2, the tree requirement per 17.19.030.F.1 may be reduced at the request 

of the developer by a ratio of two new trees in favor of one existing tree.  

10. As stated in comment #7 of the Pre Application Notes, if a sales office is proposed for the Meadows 
subdivision, it should be included with preliminary plans. 

11. There are a number of exception requests to the development standards identified in the Applicant’s 
narrative. The exception criteria outlined in CMC 17.23.010 shall be addressed for each exception 

request for the City’s consideration. 

12. The preliminary plat map and applicant narrative indicate that the stormwater facility encroaches into 
the wetland buffer. Pursuant to CMC 16.51.140.B, CMC 16.53.030.E and as stated in the pre-application 

notes under Planning comment #3, the critical area report must include an analysis that addresses 
efforts to avoid and minimize impacts. Alternative layouts to indicate feasibility should be provided.  

13. Pursuant to CMC 16.53.030.B.2, all wetlands and recommended buffer zones within 300 feet of the 
project area within the subject parcel or parcels shall be addressed in the Critical Areas Report. 

14. The stormwater report submitted as identified as a “final” stormwater report and when in fact it is a 
“preliminary” report. The final report will be submitted at the time of the final engineering plan 
submittal. 

• The stormwater report on page 5 indicates that one of the two existing homes on the site will be 

removed which is inconsistent with one version of the preliminary plat that indicates both houses 
will be removed.  

• The volume calculations for the pond does not include any side slopes at 4:1 which is the 

maximum slope allowed in the outer edge of the wetland buffer per CMC 16.53.030.C.3. Side 

slopes shown are all at 3:1. 

Please note, additional comments may be provided during further review of your application.  If you have 

any questions, please contact me at (360) 817-7253.   
 

Respectfully, 

 
Lauren Hollenbeck 
Senior Planner 
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GENERAL PROJECT INFORMATION 
 

Applicant:   Lacamas Meadows, LLC 

 Attn: Tom Strassenberg  
200 SE 197

th
 Place 

Camas, WA 98607 

(360)600-5532 

E-mail: tstrassenberg@msn.com 

 

 

Property Owners:          Same as Applicant  
 

 

Contact: PLS Engineering 
Travis Johnson 

2008 C Street  

Vancouver, WA 98663     

(360) 944-6519, Office      

(360) 944-6539, Fax      

E-mail: travis@plsengineering.com 

 

Location: SW ¼ of Section 34, T2N, R3E, WM 

Project Size: 3.78 acres  

Zoning:  R-7.5 – Single Family Residential 

Comprehensive Plan: SFM (Single Family Medium) 

Current Use: Two single-family homes 

Tax Lot Information:  177893-000 & 177902-000 

School District: Camas  

Water District: City of Camas 

Sewer District: City of Camas 
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SITE CHARACTERISTICS AND LOCATION AND PROJECT 

DESCRIPTION 
 

The Meadows Subdivision proposes construction of a new 15 lot single family detached 

residential subdivision on 3.8 acres in the R-7.5 residential zone of the City of Camas.  The 

project will be constructed in one phase.  The site is located at the northwest corner of the 

intersection of NW 43
rd

 Avenue and NW Sierra Street in the SW ¼ of Section 34, Township 2 

North, Range 3 East.  The subdivision is proposed on two parcels described as parcel numbers 

177893-000 & 177902-000.  Site addresses are 4313 NW Sierra Street and 2129 NW 43
rd

 

Avenue.  The property is located within the Camas School District. 

 

The site currently contains two single family residences along with a number of outbuildings.  

All existing buildings and both homes will be removed in association with the development.  The 

remainder of the site contains brush and briars with scattered trees.  

 

There is a Category IV wetland with a 50’ buffer located in the northwest corner of the site.  

There is a wetland to the north located on the neighboring property and the 50’ buffer from this 

wetland extends onto the site along the north property line. 

 

The site is mapped by the Natural Resource Conservation Service (NRCS) as containing two soil 

types, Hesson clay loam and Odne silt loam.  The Hesson soils cover the upper southern and 

western part of the site.  The Odne soils are mapped in the northwest corner of the site in the 

location of the wetland and wetland buffer.   

 

The property is bounded on the west by NW Sierra Street which will be the point of access for 

the development.  Land to the north of the site is fully developed single family residential homes.  

Property to the west of is a 3.75 acre lot with one residence.  The south property line is bound by 

NW 43
rd

 Avenue. 

 

In association with the development, NW 43
rd

 Avenue will be widened along the south frontage 

of the site consistent with the City’s 2-lane collector / arterial standard to provide a 30’ half-

width right-of-way with 28’ half-width pavement and a 6’ wide detached sidewalk.  NW Sierra 

Street is an already improved roadway with 36’ of total pavement width and 60’ of existing right-

of-way.  The interior roadway providing access to the lots will be a 28’ wide paved private road 

within a 48’ Tract. 

 

Sanitary sewer and water service to the site will be provided by the City of Camas.  A stormwater 

facility will be constructed to provide treatment and quantity control for stormwater runoff 

resulting from the development.  All of these utilities are described in further detail in a 

subsequent section of this narrative. 

 

 

The following sections of this narrative describe how the proposal complies with applicable 

sections of the City of Camas code. 
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CAMAS MUNICIPAL CODE (CMC) SECTION 16.05: SEPA 
 

A SEPA checklist has been prepared describing existing environmental conditions of the site and 

potential impacts resulting from the proposed development and explaining how potential impacts 

will be mitigated.   
 

CMC SECTION 16.31: ARCHAEOLOGICAL RESOURCE 

PRESERVATION 
 

Clark County GIS shows the site as having a moderate to high probability.   An archaeological 

predetermination was completed by Archaeological Services LLC and determined that no 

archaeological materials were found.  The predetermination was sent to the Department of 

Archaeology & Historic Preservation (DAHP) and a determination from DAHP stated that no 

further archaeological work is necessary 
 

 

CMC SECTION 16.53: WETLANDS 
 

As part of the preliminary design process, the site was reviewed by The Resource Company to 

determine if there were wetlands on the property and, if present, to delineate the extents of the 

wetlands.  The site review resulted in the delineation of a Category IV wetland in the northwest 

corner of the property.  The documentation related to the wetlands delineation and typing is 

covered in the Wetland Delineation and Assessment Report prepared by The Resource Company 

included in this application.  Based on the Category IV rating for the wetland and the proposed 

residential subdivision use for the site, a 50’ base wetland buffer is proposed in accordance with 

CMC 16.53.040.  There is also an existing wetland buffer on the northwest corner of the project.  

The buffer from this wetland extends onto the site and is noted on the preliminary plat. To the 

extent feasible, the subdivision has been laid out to avoid impacts to the site’s wetland and 

buffers.   

 

Proposed residential lots and roadways are located outside of the base 50’ buffer for the on-site 

and off-site wetlands.  The stormwater facility does encroach into the wetland buffer as allowed 

per City CMC 16.53.050(C)(3).  Because the wetlands are located in the lowest parts of the site, 

it is unavoidable that stormwater detention be located as near as possible to the wetlands in order 

to comply with City stormwater control requirements.  The maximum side slope of proposed 

grading in the outer portions of the buffers is limited to 4 horizontal to 1 vertical per City 

requirements.  No other impacts are proposed to the wetland and buffer and no mitigation is 

proposed. 
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CMC SECTION 17.11.030D: PRELIMINARY PLAT APPROVAL 

CRITERIA 
 

Section 17.11.030D of the City’s municipal code provides approval criteria for preliminary plat 

applications.  This section of code includes a list of 10 approval criteria.  The approval criteria 

are discussed below.  In some cases, only a brief overview of how the proposal complies with the 

approval criteria is provided in this section of the narrative as further detail will provided in 

subsequent sections.  The 10 approval criteria are provided in a numbered list below followed by 

a discussion (see italic text) of how each criterion has been satisfied with the proposal. 
 

1.  The proposed subdivision is in conformance with the Camas comprehensive plan, parks 

and open space comprehensive plan, neighborhood traffic management plan, and any 

other city adopted plans;  

 

The preliminary plat has been developed keeping in mind adopted City plans 

including the comprehensive plan, the parks and open space plan, and neighborhood 

traffic management.  Chapter V of the City’s comprehensive plan focuses on housing.  

A number of the policies of the comprehensive plan are applicable to this project.   

 

One of those policies, Policy HO-4, is to encourage new residential development to 

achieve a substantial portion of the maximum density allowed.  A strategy for 

accomplishing this goal is to allow on-site transfer of density on sites that are 

constrained by environmental features such that developable portions of the property 

can be used to a greater extent.  The plat has been laid out in a manner to attempt to 

approach the maximum densities allowed by the R-7.5.   

 

In addition to the housing section of the comprehensive plan, the environmental 

section (Chapter VI) is also applicable to this project.  Most notably, Policy EN-6 

calls for protection of environmentally sensitive areas that are not suitable for 

intensive use such as steep slopes and wetlands.  As documented on the preliminary 

plat and in environmental reports submitted with this subdivision application, the site 

has been designed to minimize areas of wetland and buffer while at the same time 

working to develop the property at the intensities envisioned by the City’s zoning.   

 

Portions of the Transportation element of the comprehensive plan (Chapter VII) also 

apply to this project.  Compliance with this portion of the comprehensive plan is 

largely dictated by compliance with the road standards, capital facilities plan, and 

other City engineering requirements.  Notable policies from the comprehensive plan 

include TR-3 which calls for streets to be designed to serve their anticipated function, 

TR-4 which aims to develop a safe and accessible pedestrian and bicycle system, and 

TR-6 which calls for the development of neighborhood and local connections to 

provide adequate circulation into and out of neighborhoods.   
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The development of the layout for this site has recognized each of these 

comprehensive plan policies.  NW 43rdAvenue along the site frontage is proposed with 

an 18’ paved half-width consistent with the City’s standard for a 2 lane collector / 

arterial.  NW Sierra Street’s frontage on the east side of the site will propose to 

construct a sidewalk, currently the roadway is fully improved.  The proposed private 

road within the site is proposed to have sidewalks allowing for a developed pedestrian 

system.  Finally, the site is developed to allow for connectivity between the property 

and potential future developments adjacent to the site.  Additional right-of-way will be 

dedicated if and when the property to the west is developed which will allow the 

intersection to align with Utah Street across NW 43rd.  

 

The site has also been designed with recognition of the City’s current draft of their 

Parks, Recreation, and Open Space Comprehensive Plan update available on their 

web site.  The current plan shows a proposed trail that appears to be on the southern 

portion of the site along NW 43rd.  The applicant will be installing 6’ wide sidewalk to 

allow connectivity of this trail system. 

   

2.  Provisions have been made for water, storm drainage, erosion control and sanitary sewage 

disposal for the subdivision that are consistent with current standards and plans as 

adopted in the Camas Design Standard Manual;  

 

Further discussion of the water, storm drainage, and sanitary sewer systems proposed 

for this site is provided later in this project narrative.  The preliminary design for 

utilities to serve this site addresses improvements necessary to provide adequate 

utilities to serve the site.  Erosion control measures including construction entrances, 

silt fencing, storm inlet protection, sediment traps and/or ponds, and protection of 

exposed soils will be incorporated into site construction drawings and the project will 

be required to obtain a construction stormwater NPDES permit from the Washington 

State Department of Ecology. 

 

3.  Provisions have been made for road, utilities, street lighting, street trees and other 

improvements that are consistent with the six-year street plan, the Camas Design Standard 

Manual and other state adopted standards and plans;  

 

The proposed street layout including proposed right-of-way and pavement dimensions 

are shown in the preliminary drawings submitted as part of this preliminary plat 

application.  Street trees are shown on the attached landscape plan and street lighting 

consistent with City standards will be documented on the final construction drawings.  

NW 43rd will be improved consistent with the City’s 2 lane collector / arterial road 

standard.  NW Sierra Street is fully improved, but will require sidewalk on the 

frontage.  The interior roadway proposed will be a private road with 28’ pavement 

within a 48’ wide tract 
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4.  Provisions have been made for dedications, easements and reservations; 

 

Proposed right-of-way dedications are shown on the preliminary drawings.  On-site 

utility easements that may be needed to provide utilities to each lot will be shown on 

the construction drawings with each phase of development.  There are no known off-

site easements known to be necessary at this time to serve the site with utilities or for 

other purposes.   

 

5.  The design, shape and orientation of the proposed lots are appropriate to the proposed use;  

 

The layout of the proposed subdivision took into account the onsite environmental 

constraints to develop a preliminary plat that has lot sizes and dimensions meeting or 

exceeding the minimum allowed through density transfer in the R-7.5 zone.  The 

layout proposes to utilize the density transfer provisions of Camas’s code. 

 

6.  The subdivision complies with the relevant requirements of the Camas land development 

and zoning codes, and all other relevant local regulations;  

 

Discussion of the site’s compliance with the City’s land development and zoning codes 

is provided throughout this narrative and through the other documents submitted as 

part of the subdivision application including the preliminary plat and the various 

reports completed by the consultant team.   

 

As mentioned previously, the applicant is proposing to utilize density transfer to result 

in a site layout that respects the environmental constraints of the property.  The 15 

lots proposed on the site falls below the maximum density that would be allowed 

within the R-7.5 zone.  The maximum densities allowed, based on dwelling units per 

gross acre is 5.8 DU/acre and the proposed density is 3.97 DU/acre, which is well 

below the maximum allowed. 

 

Minimum lot widths and depths of 60’ and 80’ are proposed throughout the site.  

These dimensional standards are consistent with those permitted through density 

transfer in the R-7.5 zone.   

 

In addition to modifications to lot dimensional standards discussed above, a few 

additional variances to the City standards are requested for this project.  First, the 

applicant is requesting a reduction in the street side yard setback from the 20’ 

identified in CMC 18.09.040 Table 2 to 15’.  The standard 20’ setback unnecessarily 

increases the size of lots necessary at intersections in order to provide a functional 

building envelope.  A reduction to a 15’ street side setback does not result in a safety 

hazard.  Sight distance at intersections is measured at a point 15’ from the edge of the 

intersecting roadway, so a 15’ side yard building setback would not result in the 

building encroaching into the necessary intersection sight distance.  Camas’s 
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standard for a 20’ street side yard setback exceeds the requirements of other 

jurisdictions in Clark County.  Clark County, the City of Vancouver, and the City of 

Washougal all have 10’ required street side yard setbacks while Ridgefield utilizes a 

15’ standard.  Given the other environmental constraints on this property, the 

requirement for a 20’ street side yard setback would further impede the applicant’s 

ability to develop this site at the densities established by the zoning of the properties 

included in the development. 

 

The remaining modifications of standards that are being requested for this project are 

an exception from a left turn lane required in the City of Camas Design Standard 

Manual and an exception to the 70’ centerline Radius requires by CMC 

17.19.040(B)(12)(c).  Additional exception requests will be discussed in detail in the 

sections of the narrative related to stormwater and transportation later in this 

document. 

 

7.  Appropriate provisions are made to address all impacts identified by the transportation 

impact study;  

 

A traffic assessment report was prepared by Charbonneau Engineering and made two 

safety recommendations.  The first is a stop control at the new intersection of the 

proposed private road and NW Sierra Street.  The second is the sight distance at this 

same intersection does not currently meet the minimum AASHTO minimum 

requirements. The applicant proposes a stop condition at this intersection and once all 

of the existing vegetation is removed and the sidewalk is installed minimum sight 

distance requirements will be met. 

 

8.  Appropriate provisions for maintenance of commonly owned private facilities have been 

made;  

 

Provisions for maintenance of commonly owned private facilities associated with the 

development will be incorporated into the Homeowner’s Association documents when 

they are developed.  HOA documents and CC&R’s have not yet been developed for the 

site since the ultimate homebuilder or builders that will be involved with the project 

have not yet been determined.  It is best to delay preparation of these documents so 

that the ultimate builders involved with site development can provide their input. 

 

9.  Appropriate provisions, in accordance with RCW 58.17.110, are made for: 

 

a.  The public health, safety, and general welfare and for such open spaces, drainage ways, 

streets, or roads, alleys or other public ways, transit stops, potable water supplies, 

sanitary wastes, parks and recreation, playgrounds, schools and school grounds and all 

other relevant facts, including sidewalks and other planning features that assure safe 
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conditions at schools bus shelter/stops, and for students who walk to and from school, 

and;  

b.  The public use and interest will be served by the platting of such subdivision and 

dedication;  

 

Satisfaction of the requirements of RCW 58.17.110 is provided through the 

information provided in the preliminary subdivision application.  The application 

materials discuss such issues as potable water, sanitary waste, storm drainage, and 

roadways in depth.  Regarding parks and recreation, the project is located in an area 

where significant recreational opportunities are available in close proximity including 

Lacamas Lake and Lacamas Lake Park.  Additionally, park impact fees will be paid at 

the time of building permits.  These fees help fund local recreation opportunities. 

 

It is anticipated students will be bussed to schools in the Camas School District.  

Sidewalks throughout the subdivision will provide adequate, safe access to school bus 

stops. 

 

Platting of this site is consistent with the comprehensive plan and the zoning of the 

subject properties.  The development of the property will result in the payment of 

impact fees, utility connection fees, and taxes used to support the public services of the 

community.   

 

10.  The application and plans shall be consistent with the applicable regulations of the 

adopted comprehensive plans, shoreline master plan, state and local environmental acts 

and ordinances in accordance with RCW 36.70B.030.  

 

As mentioned previously, the proposed development is consistent with the 

comprehensive plan.  The site is not located within any designated shoreline areas.  

The environmental documents submitted with this land use application demonstrate 

the ability of the project to comply with applicable environmental acts and 

ordinances. 

 

STORMWATER 
 

Compliance with the City’s stormwater regulations is addressed in the Preliminary Stormwater 

Report submitted as part of the land use application.  Per the pre-application conference notes 

issued by the City for this project, stormwater quantity control for the site will be provided in 

accordance with the requirements of the 2005 Stormwater Management Manual for Western 

Washington and the City of Camas Stormwater Design Standards Manual. 

 

Stormwater runoff from the site will increase as a result of the construction of the future homes, 

driveways, and roads.  The water will be collected by storm inlets in the road system and then 

directed by storm sewer piping to a stormwater facility located on the site which will mitigate the 

impacts of the construction by providing treatment and detention of the runoff.  Detention and 
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treatment will be accomplished with a combined detention-wetpond. The stormwater will outfall 

to the wetlands in the northwest corner of the site. 

 

The applicant is requesting one code exception related to the site’s stormwater facilities as 

mandated by CMC 17.19.030(F)(6).  That section of the City’s code typically requires 

stormwater facilities to be set back a minimum of 30 feet from streets.  See exceptions below. 
 

SANITARY SEWER & WATER UTILITIES 
 

The site is within the water and sanitary sewer service areas of the City of Camas and the site 

will connect to the City’s public sewer and water systems.  Both water and sewer will be 

extended into the property from NW Sierra Street and individual sewer laterals and water 

services will be stubbed to each individual lot. 

 

TRANSPORTATION 
 

In laying out the proposed road system to serve the site, careful consideration was given to the 

City’s various transportation comments through the pre-application stage, e-mails and meetings.  

The interior roadway is proposed to be a private roadway with 28’ of pavement within a 48’ wide 

tract.  The private roadway will dead end into a City approved hammerhead. 

 

Several access points into the site were reviewed and determined to be either inefficient for the 

site dimension or created unsafe traffic conditions.  It was determined with ongoing 

communication with staff that connection to NW 43
rd

 would be the most viable option. The 

connection point doesn’t meet the minimum intersection spacing between the proposed 

intersection and the existing intersection to the north and south.  Minimum intersection spacing is 

330’ for a 2-lane collector/arterial roadway per the City of Camas Design Standard Manual 

(CCDSM).  The applicant would like to request an exception for the reduction in the required 

intersection spacing.  Additionally, the applicant is requesting two more exceptions, the first is to 

not install and turn lane at the proposed intersection into the site.  The second is for a reduction 

of the required minimum centerline radius.  See exceptions below. 

 

SIGNIFICANT TREE SURVEY 
 

The applicant understands the significance of tree retention on the proposed site and also 

understands the liability of leaving trees within a medium density residential development.  It 

should be noted that a biologist does not perform the task of determining if a tree is healthy or 

unhealthy for retention.  This is done by either a landscape architect or arborist.  The applicant 

has hired a landscape architect to perform the tree survey and his findings are attached with this 

application.   

 

A majority of the trees do not require a licensed professional to determine that removal is 

necessary.  The line of trees along NW Sierra are in close proximity to the future sidewalk and 

the side yards of future homes, making it impractical to retain them after the site is developed.  

The trees along NW 43
rd

 are also too close to the proposed sidewalk such that it is not practical 
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to try to retain them.   

 

After further review of the other trees throughout the site the applicant proposes, but does not 

guarantee, to retain ten trees.  “To the extent practical” the applicant will try to retain these trees, 

however if a licensed arborist can not guarantee that these trees are not a hazard to the future 

residence they will be removed during construction of the development.   

 

 

EXCEPTIONS 
 

To meet the exception criteria the applicant needs to address CMC 17.23.010(a-c) and show that 

an undue hardship may be created as a result of strict compliance with the provisions of the 

CMC.17.23.010(A)  

1.  An exception shall not be granted unless: 

a.  There are special physical circumstances or conditions affecting the property, such 

that the strict application of the provisions of this code would deprive the applicant of 

the reasonable use or development of his land;  

b.  The exception is necessary to insure such property rights and privileges as are 

enjoyed by other properties in the vicinity and under similar circumstances; and  

c.  The granting of the exception will not be detrimental to the public welfare or 

injurious to other property in the vicinity.  

 

 

Exception 1: 

The applicant is requesting a code exception related to the design of the site’s stormwater 

facilities as regulated by CMC 17.19.030(F)(6).  That section of the City’s code typically requires 

stormwater facilities to be set back a minimum of 30 feet from streets.  More than 37% of the 

total area of this development is dedicated to open space, stormwater facilities, and public rights-

of-way.  The addition of a 30’ stormwater facility setback would only cause to further increase 

the already substantial percentage of the site dedicated to those uses.  Additionally, requiring this 

setback would increase the need for additional retaining walls at the stormwater facility in order 

to fit the facilities into the available space.   The applicant is unsure if this exception is necessary 

because it is unclear if the city code applies given that the proposed roadway will be private and 

owned and maintained by the Meadows Subdivision Home Owners Association. 

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

There are three lots that gain access from the roadway that is bordering the storm facility.  

There is only one option for the applicant to meet this code requirement and that is to 

remove the three lots and move the roadway back away from the facility.  A change of this 

nature would make the proposed development financially unfeasible. 
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The applicant is currently only developing the property at a density of 3.97 units per gross 

acre which is well under the maximum allowed of 5.8 units per gross acres.  Increasing the 

distance from the roadway to the storm facility to provide a 30’landscape buffer will 

create an undue hardship and deprive the applicant of reasonable development of his land.   

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These types of lots are usually 

difficult in regards to meeting the code requirements of dimensional standards for roads 

and lots regardless of jurisdiction where the site is located.  The applicant assumes that 

staff would approve similar exceptions on sites with similar circumstances and if the 

exception is granted it will not have any effect on property rights and privileges that are 

enjoyed by other properties in the vicinity.  Conversely, if the exception was denied, it 

would result in a development of such low density that the applicant would effectively be 

denied the rights and privileges enjoyed by other similarly sized and zoned properties in 

the City 

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

The proposed exception will not be detrimental to the public welfare or injurious to other 

property in the vicinity.  The 30’ landscape buffer required by code won’t be visible from 

neighboring properties once the development is fully built out.  The proposed design does 

not create a safety hazard to the public. 

 

 

Exception 2: 

Several access points into the site were reviewed and determined to be either inefficient for the 

site dimensions or created unsafe traffic conditions.  It was determined through ongoing 

communication with staff that connection to NW 43
rd

 would be the most viable option for 

providing site access. The connection point doesn’t meet the minimum intersection spacing 

requirements between the proposed intersection and the existing intersections to the north and 

south.  Minimum intersection spacing is 330’ for a 2-lane collector/arterial roadway per the City 

of Camas Design Standard Manual (CCDSM).  The applicant would like to request an exception 

for the reduction in the required intersection spacing.  Based on Clark County GIS the 

intersection to the north (Sierra/45
th

) is measured at approximately 285’ between the proposed 

intersection and the intersection to the south per the attached plans is approximately 315’ from 

the new proposed intersection.  Spacing between the new proposed intersection and the ones to 

the north and south are slightly under the minimum standard required spacing and pose no traffic 

safety risk and will not hinder the traffic capacity or circulation of NW Sierra, therefore the 

applicant requests approval of the exception. 

  

Exception Criteria: 
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a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

Whether the applicant accesses the proposed development from NW 43
rd

 Avenue or NW 

Sierra Street the applicant will not be able to meet the minimum intersection requirements 

of 330’.  If the requested exception is not approved it will deprive the applicant of the 

reasonable use of his land.  

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is located on two infill lots.  Infill lots usually have difficultly 

meeting the code requirements of dimensional standards for roads and lots regardless of 

jurisdiction.  The applicant assumes that staff would approve additional exceptions with 

similar circumstances and if the exception is granted it will not have any effect on property 

rights and privileges that are enjoyed by other properties in the vicinity.   The property is 

zoned for development and denial of this exception request would make it infeasible to 

develop the property to the densities intended based on the property’s zoning thereby 

denying the developer the rights and privileges available to other property owners in the 

City with similar sized properties that have similar zoning.  

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

Granting the exception will not be detrimental to the public welfare or injurious to other 

property in the vicinity.   

 

 

Exception 3: 

The third exception request is for relief from the requirement to install a turn lane at the proposed 

new street intersection.  Footnote 2 under the table labeled “General Guidelines for Geometry of 

Roadway” within the CCDSM suggests that left turn lanes are required at every intersection for 

roadways classified as a 2-lane arterial/collector.  Left turn lanes do help traffic circulation when 

warranted at intersections, but for short dead end roadways with low volumes such as the one 

proposed with this project, a left turn lane isn’t warranted.  Based on the 144 average daily trips 

proposed with the development the applicant requests that an exception to the CCDSM be 

approved.  

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  
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As previously mentioned the existing site consists of two infill lots that are zoned R-7.5. 

Without approval of the proposed exception, meeting the density contemplated by the site’s 

zoning would not be possible.  If the exception is denied, it will reduce the total lot count 

by two.  The current proposed density of 3.97 units per gross acre would be reduced to 

3.44 units per gross acre.  This is below the maximum density allowed for the R-12 zone, a 

significantly less dense zoning than the R-7.5 zoning of this site.  This will deprive the 

applicant of the reasonable development of his land. 

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These types of lots are often 

difficult to develop in regards to meeting the code requirements of dimensional standards 

for roads and lots regardless of the jurisdiction in which they are located.  The property is 

zoned for development and denial of this exception request would make it infeasible to 

develop the property to the densities intended based on the property’s zoning thereby 

denying the developer the rights and privileges available to other property owners with 

similar sized properties that have similar zoning. 

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

This exception, if granted, will match the existing traffic patterns along NW Sierra Street 

directly north and south of the site where no turn lanes have been provided and will not be 

detrimental to the public welfare or injurious to the other properties in the vicinity. 

 

 

Exception 4: 

The fourth exception is to CMC 17.19.040(B)(12)(c) which requires a minimum centerline curve 

radius of 70’.  The proposed private road has a reverse curve with both curves having a 60’ 

radius.  Given that the proposed road has been designed as a dead end with a hammer-head, 

traffic speeds can be expected to be substantially reduced compared to a through roadway. 

Furthermore, the proposed tighter centerline radius promotes safety by slowing vehicles in a 

residential setting.  The proposed modified design standards to be used in this project have been 

demonstrated to be successful at several locations within the City of Camas and in countless 

applications in Clark County under similar residential settings with no resulting reduction in 

safety, therefore the applicant requests approval of the proposed exception. 

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

Installing reverse curves with smaller radii limits the impacts to the corner lots that abut 

them and creates more feasible buildable lots and additionally increases the safety of 
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traffic through the site by reducing vehicle speeds. If the proposed exception is not granted 

it will deprive the applicant from the ability to reasonably develop feasible corner lots.   

  

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These type of lots are usually 

difficult to develop in regards to meeting the code requirements of dimensional standards 

for roads and lots.  The applicant assumes that staff would approve similar exceptions on 

other sites with similar circumstances and if the exception is granted it will not have any 

effect on property rights and privileges that are enjoyed by other properties in the vicinity.  

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

Reducing centerline radii in locations of ninety degree curves helps to slow residential 

traffic and provides a safety feature.  This exception, if granted, will definitely not be 

detrimental to the public welfare or injurious to other property in the vicinity 
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Meadows Subdivision – Wetland Delineation and Assessment  Page 1 
Camas, Washington 

PRELIMINARY WETLAND BUFFER MITIGATION PLAN 
 
Project:  Meadows Subdivision 
Applicant:    Lacamas Meadows, LLC/Tom Strassenberg 
Location:  4313 NW Sierra Street, Camas, Washington 
Legal Description: SW ¼ of Sec. 34, T02N, R03E, W. M., Clark County  
Serial Number(s): 177893-000 & 177902-000 
Local Jurisdiction: City of Camas 
Study Area Size: 4.25 acres 
Project Type: Single Family Residential 
Zoning:  R-7.5 
ComPlan:  SFM 
Delineation 
Report Date: June 13, 2014 
Preliminary  
Mitigation Plan: April 16, 2015 
 
1.0 INTRODUCTION 
 
The Applicant contracted The Resource Company (TRC) to prepare a wetland buffer 
mitigation plan for the proposed Meadows Subdivision project. The project is located at 
4313 N.W. Sierra Street, Camas, Washington. The study area is located within the 
LaCamas Creek watershed. The project consists of a single family residential subdivision 
(15 lots) and associated infrastructure. This report addresses temporary impacts to the 
wetland buffer for construction of the stormwater facilities in the outer portion of the 
wetland buffer and the placement of a manhole and stormwater outfall within inner 
portion of the wetland buffer.  
 
Wetlands on-site were delineated by TRC on June 4, 2014. Through the course of the 
wetland assessment one wetland was identified within the study site. The wetland 
identified was classified as Category 4 with a 50-foot base buffer (Fig. 3) for high 
intensity land use. This report is prepared under the guidelines of the City of Camas 
Critical Areas Ordinance – Wetlands (16.53). 
 
2.0 EXISTING CONDITIONS 
 
The study area encompasses tax lots 177893-000 (2 ac.) and 177902-000 (2.25 ac.). 
Currently, the properties contain two single family residences and several outbuildings. It 
appears that the property has been used for agricultural purposes primarily grazing. It is 
predominantly an open grassland plant community with patches of trees and shrubs. The 
property is relatively flat and slopes slightly to the northwest (Fig. 2). A wetland in the 
northwest corner of the site was identified through the course of the assessment. This 
wetland is part of a larger wetland complex that extends off-site to the north. The wetland 
meets the criteria of a slope, palustrine, emergent, wetland as defined under the 
hydrogeomorphic (HGM) classification system. The wetland was rated Category IV 
according to Ecology’s rating system for western Washington. 
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2.1 WETLANDS (FIG. 3) 
 
Wetland A (9,370 sq.ft – on-site)  
Wetland A meets the criteria of a slope hydrogeomorphic (HGM) wetland class. On-site 
the wetland contains a sparse tree layer that is dominated by Oregon ash (Fraxinus 

latifolia – FACW). There is no shrub layer. Ground cover is predominantly by Kentucky 
bluegrass (Poa pratensis – FAC), creeping buttercup (Ranculus repens – FAC) and 
vernalgrass (Anthoxanthum odoratum – FACU). Hydric soil characteristics generally 
include a silt loam with a dark brown (7.5YR 3/2) with dark yellowish brown 
concentrations in the top eight inches, below this is a very dark gray (10YR 3/1) silt loam 
with dark brown (7.5YR 3/4) concentrations to a depth of 16 inches. Wetland hydrology 
was indicated by the presence of oxidized rhyzospheres and water stained leaves. 
Wetland A rated as Category IV wetland according to the Western Washington Wetland 
Rating Form.  
  
2.2 NON-WETLANDS (Fig. 3) 
 
The non-wetland portion of the study area contains two residences and outbuildings and 
is actively maintained. It is predominantly open grassland with patches of trees and 
shrubs. The grassland areas are predominantly vernalgrass, bluegrass, tall fescue 
(Schedonorus arundinacea – FAC) and a variety of upland forbs. There is a patch of 
Douglas-fir (Psuedotsuga menziesii – FACU) in the south-central portion of the site and 
the majority of the south property line contains a tree row. Blackberry occurs along the 
northern edge of the site. Soils in the non-wetland portion of the site are generally a 
brown (7.5YR 4/3 - & 7.5YR 5/4) silt loam with no hydric indicators. No wetland 
hydrology indicators were observed in the non-wetland portions of the study area. 
 
3.0 BUFFER IMPACT AND COMPENSATION AREAS (FIGS. 4 & 5) 
 

The Applicant is proposing to detain stormwater on-site within facilities that will meet 
the new Western Washington Stormwater Manual Standards. According to CMC 
16.53.050(C)(3) - Stormwater facilities are only allowed in buffers of wetlands with low 

habitat function (less than twenty points on the habitat section of the rating system form); 

provided, the facilities shall be built on the outer edge of the buffer and not degrade the 

existing buffer function, and are designed to blend with the natural landscape. Unless 

determined otherwise by the responsible official, the following activities shall be 

considered to degrade a wetland buffer when they are associated with the construction of 

a stormwater facility:  

a. Removal of trees greater than four inches diameter at four and one-half 

feet above the ground or greater than twenty feet in height;  

b. Disturbance of plant species that are listed as rare, threatened, or 

endangered by the city, county, or any state or federal management agency;  

c. The construction of concrete structures, other than manholes, inlets, and 
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outlets that are exposed above the normal water surface elevation of the 

facility;  

d. The construction of maintenance and access roads; 

e. Slope grading steeper than four to one horizontal to vertical above the 

normal water surface elevation of the stormwater facility; 

f. The construction of pre-treatment facilities such as fore bays, sediment 

traps, and pollution control manholes; 

g. The construction of trench drain collection and conveyance facilities; 

h. The placement of fencing; and 

i. The placement of rock and/or riprap, except for the construction of flow 

spreaders, or the protection of pipe outfalls and overflow spillways; provided, 

that buffer functions for areas covered in rock and/or riprap are replaced.  

 
The portion of the stormwater facility within the wetland buffer has been designed to 
meet the above listed criteria as follows: 

1.  Wetland A scores 17 points for habitat which meets the less 20 points criteria 
2.  Except for the outfall pipe, grading in the buffer is proposed on the outer 50 

percent of the wetland buffer.  
3. The graded slope within the buffer is a 4:1 which has been the accepted standard 

to meet the blending with the natural landscape criteria. This area will be restored 
by seeding with a native grass mixture. See the following section. 

4. The portion of the stormwater facility has been designed to not degrade the buffer 
and meet the criteria listed above. 

 
This project will temporarily impact 6,345 ft² of the buffer for the excavation of the outer 
portion of the detention facility and the installation of the outfall pipe as shown in Figure 
5. The only permanent impact within the buffer will be the installation of a manhole on 
the outer edge of the graded area. This impact will be approximately 20 ft² (Fig. 5). No 
trees will be removed within this construction zone. Vegetation that will be removed for 
the pipe installation and man-hole will be primarily non-native herbaceous species. 
 
To maintain wetland and buffer function, the permanent and temporary impact areas will 
be treated and restored as follows: 
 

1. Construction fencing should be placed and maintained between the wetland 
boundary and the trench construction area during excavation to prevent equipment 
from entering the wetland. 

2. The trench will be excavated at the minimum width necessary for the installation 
of the pipe. 

3. Erosion control BMP’s shall be employed so that that the wetland is not impacted 
by the trenching and installation activities. 

4. Spoils from the trench shall be stored out of the wetland. 
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5. The upper 12 inches of topsoil should be removed and stockpiled separately from 
subsurface soil. 

6. Once installation has been completed the trench shall be restored to pre-
construction contours. Subsurface soils should be placed first into the trench as 
backfill, followed by the topsoil. 

7. The construction area (Fig. 6) will be planted with a native grass seed mixture 
similar to the mixture that follows: 

 
Blue wildrye (Elymus glaucus) 40% 
California brome (Bromus carinatus) 40% 
Native red fescue (Festuca rubra) 15% 
Tufted hairgrass (Deschampsia caespitosa) 5% 
The seeding rate for this mixture is: 1 lb/1000 sq.ft. 
 

8. To compensate for the permanent buffer impact for the manhole, the trees and 
shrubs listed in Table 1 will be planted in the buffer between the manhole and the 
wetland boundary. 

 
Planting Table 1 – Native Woody Species Enhancement Area (80 sq. ft.)                     
Fig. 6 
Native Woody Species 
 

Plant Form Minimum 
Size 

Minimum 
Spacing 

 Required 
Number 

W. Red Cedar  
(Thuja plicata) 

Seedling 2’ 10’ 2 

Hazelnut 
(Corylus cornuta) 

Bare Root 2’ 7’ 4 

Total Tree/Shrubs 6 

 
Additional planting specifications applicable to this plan are listed below. 
 
Source of Plant Materials - All plants will be obtained from nurseries specializing in plant 
materials native to the Pacific Northwest.  
 
Planting Time - Bare-root shrubs and trees should be planted between December 1 and 
March 31, when plants are dormant. If planting is conducted outside this time period, 
containerized plant stock will be used and extra care and watering may be needed to 
ensure that plants become adequately established. 
  

Planting Guidelines - A hole one foot in diameter and one foot deep, shall be excavated 
for bare root stock. The holes should be large enough to accommodate the plant roots 
without restriction.  Plants will be held in place with the top of the root mass at ground 
level.  Topsoil will be backfilled around the roots and lightly tamped to remove any air 
pockets in the soil.  Mulch (2-3 inches deep) shall be applied around the base of each 
plant. Future maintenance should use scarification (by hand) to keep the 1-foot diameter 
area free of herbaceous vegetation until plants are well established. If the soils are not 
saturated, each plant should be watered at the time of planting. Supplemental watering 
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(every two weeks during the summer season) may also be required to ensure plant 
survival and mitigation success.   
 
Schedule – The mitigation area will be planted within the same calendar year that the 
waterline is installed. 
 
Monitoring & Maintenance - The following actions will be implemented as part of the 
wetland buffer enhancement monitoring and maintenance plan on this site: 
 

Qualifications - The initial and all successive year plantings will be supervised by a 
qualified professional to ensure that correct planting procedures are followed and that 
plantings are done according to the planting scheme.  
 
Duration - Monitoring of all planted areas shall begin once the mitigation site is planted 
and established and shall continue through the duration of the 3-year monitoring period.  
Monitoring activities will take place during the late spring or summer time period.  A 
report documenting the monitoring results will be submitted to the City following the 1st, 
2nd, and 3rd year monitoring periods.  This report will identify deficiencies in the 
enhancement progress and any contingency measures that will be taken to correct those 
deficiencies.  
 
Expected Survivability - The goal of the mitigation plan is to reach certain plant 
survivability or plant cover (80 percent) by the end of the 3 year monitoring period.  To 
determine if the enhancement area is meeting the expected goal, plant survivability and 
aerial coverage will be tied to each monitoring period as follows: 
 

Year 1 – at least 100 percent survival of native trees and shrub species 
Year 2 – at least 80 percent survival of native trees and shrub species 
Year 3 – at least 80 percent survival or 25 percent cover of native species 

 
Naturally Colonizing Vegetation - Non-native species except reed canarygrass should 
cover less than 10 percent of the enhancement area. If the planted stock do not survive, 
but native naturally colonizing wetland plant species replace them, then the project may 
be judged to meet the threshold criteria for successful plant community establishment.  
(Note:  All decisions regarding which volunteer species are to be considered acceptable 
will be made by the City). 
 
Maintenance - To ensure planting success, the Applicant will be responsible for 
performing minor maintenance over the monitoring period. This will include the selective 
removal of undesirable plant species such as blackberry (Rubus spp.) that may be 
hindering the growth and establishment of the favored plant stands.  An area, 1-foot in 
diameter surrounding each planted woody species, will be kept free of competing 
vegetation. This can be accomplished either by scarifying the area by hand or through the 
use of weed-control rings. Any maintenance required within the wetland or buffer will be 
supervised by a qualified wetland professional familiar with this project.  
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Adaptive Management - Adaptive Management will be utilized to make improvements to 
the mitigation plan if needed. Adaptive Management – the feedback loop – is a four step 
process based on a review of the information collected through the monitoring and a 
determination of what changes are necessary to improve protection when goals are not 
met. Adaptive management is the four stepped process described below and this process 
will be utilized if monitoring reveals that the objectives and performance standards of the 
mitigation are not being met.  
 
Analyze – As monitoring data is analyzed new information can be generated that may 
require changing the solutions prescribed.  
 
Implement – Implement actions to address mitigation deficiencies. 
 
Monitor – Provides new data that feeds back into the analysis of the landscapes and its 
wetlands. Monitor the implemented actions and if deficiencies are still present proceed to 
step 1.  
 

1. Replacement Plantings—Replacement plantings will also be made throughout the 
monitoring period if monitoring reveals that unacceptable plant mortality has 
occurred. Woody species will be re-planted to the original number of plants 
proposed in the accepted mitigation plan throughout the duration of the 
monitoring and maintenance period.   

 

2. Planting Plan Modifications—Modifications to the planting plan (i.e., plant 
species and densities) will be made if monitoring identifies problems with the 
original planting scheme. For example, if annual monitoring identifies that plant 
mortality is attributed to an inappropriate hydrologic regime, the replacement 
plantings should be made using a more suitable plant species. Any recommended 
changes to the planting scheme will be documented in the annual monitoring 
report. The addition of any new plant species, not already included in this 
enhancement plan, must be approved by the City. 

 
Soil Erosion - Any areas demonstrating soil erosion problems will be restored as soon as 
possible. If there does not appear to be a problem with the original design, the eroded 
areas will be restored by replacing any lost topsoil and replanted according to the original 
planting scheme.  
 
Table 2.  Maintenance and Contingency Requirements 
Maintenance 
Component 

Defect Conditions When Maintenance  
is Needed 

Results Expected When 
Maintenance is Performed 

 
Restoration and 
Enhancement 
Areas 

 
Trash and debris 

 
Any trash or debris which 
exceeds  
1 ft3/100ft2 (equal to the volume 
of a standard size office garbage 
can). In general, there should be 
no evidence of dumping. 

 
Trash and debris cleared from 
site. 
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Restoration and 
Enhancement 
Areas 

 
Erosion 

 
Eroded damage >2 inches deep 
where cause of damage is still 
present or where there is potential 
for continued erosion. 

 
Eroded areas should be stabilized 
with appropriate erosion control 
BMPs (e.g., seeding, mulching). 

 
Restoration and 
Enhancement 
Areas 

 
Plant mortality 

 
Plant mortality jeopardizes 
attaining the survival rate 
outlined in this 
mitigation/restoration plan. 

 
Plants should be replaced 
according to the planting plan. 
Modifications to the planting 
plan should be made if 
monitoring identifies problems 
with the original planting 
scheme. 

 
Restoration and 
Enhancement 
Areas 

 
Invasion of 
undesirable plant 
species. 

 
Undesirable plant species are 
hindering the growth and 
establishment of the favored 
plant stands. 

 
Undesirable species removed by 
hand, or in accordance with 
recommendations of the Clark 
County Weed Control Board. 

 
Restoration and 
Enhancement 
Areas 

 
Animal herbivory 

 
Animal herbivory jeopardizes 
attaining the survival rate 
outlined in this mitigation/ 
restoration plan. 

 
The area may need to be 
temporarily fenced if grazing 
becomes a problem. 
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1

Lauren Hollenbeck

From: Wes Heigh

Sent: Tuesday, May 26, 2015 4:53 PM

To: Lauren Hollenbeck

Subject: FW: T-7 local trail connector adjacent to NW Sierra St.

Lauren, 

 

We might want to use this e-mail as an exhibit re: the T-7 trail location. 

 

W 

 

From: Jerry Acheson  

Sent: Tuesday, May 26, 2015 4:16 PM 

To: Wes Heigh 

Subject: RE: T-7 local trail connector adjacent to NW Sierra St. 

 

I am OK with it  

                               

From: Wes Heigh  

Sent: Tuesday, May 26, 2015 3:44 PM 

To: Jerry Acheson 

Cc: Lauren Hollenbeck 

Subject: T-7 local trail connector adjacent to NW Sierra St. 

 

Hi Jerry, 

 

The Meadows Subdivision (city file no. SUB15-01) east boundary abuts the westerly ROW of NW Sierra Street.  Sierra 

Street is a collector street and as such requires installation of a minimum 6’ wide sidewalk. 

 

The applicant’s engineer is requesting that the city allow the new sidewalk that will be constructed with the site 

improvements to serve as a portion of the T-7 local trail connector.    

 

Are you ok with locating the local T-7 trail connector over this stretch of sidewalk adjacent to the projects east 

boundary?  The trail is not PIF creditable and will not be maintained by the city.  Installation of the trail will complete a 

link along the west side of NW Sierra St. from NW 43rd Ave. north to NW Lake Road. 

 

Thanks, 

 

Wes 

 

Wes G. Heigh 

Project Manager 

City of Camas  

616 NE 4th Ave. 

Camas, WA 98607 

(360) 817-7237 

wheigh@cityofcamas.us  
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COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

 
 

June 3, 2015 
 

Travis Johnson 

PLS Engineering 
2008 C Street 

Vancouver, WA 98663 
(sent mail and via email to travis@plsengineering.com) 

 
 

RE:  Meadows Subdivision (SUB15-01)   

 
Dear Mr. Johnson, 

 
This letter is to inform you that the above application submitted on February 12, 2015, has been deemed 

technically complete in accordance with Camas Municipal Code (CMC) Section 18.55.130.  

 
The notice of application and SEPA will be published and mailed to property owners within the next week or 

so. Meanwhile, staff is reviewing the materials and may schedule a meeting with you to resolve any potential 
issues prior to scheduling a hearing.    

 
If you have any questions, please contact me at (360) 817-7253.   

 

Respectfully, 

 
Lauren Hollenbeck 

Senior Planner 
 

 
Cc: Robert Maul, Planning Manager 

Wes Heigh, Project Manager 

Tom Strassenberg, Lacamas Meadows, LLC 
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Lauren Hollenbeck

From: Wes Heigh

Sent: Tuesday, June 09, 2015 8:22 AM

To: tracy maguire

Cc: Lauren Hollenbeck

Subject: RE: Proposed "Meadows" subdivision

Attachments: Request for public information 2011-16-10.pdf

Hi Tracy, 

 

Attached is a Public Records request form that you can fill out and submit to Jennifer Gorsuch in the HR 

Department.  You may view the files and tag information that you would like a copy of (15 cents per copy) or that you 

would like emailed to you (no charge).   

 

The TIS did include an evaluation of NW Lake Rd and NW Sierra St. intersection and concluded that even with the 

buildout of the Hidden Meadows subdivision the intersection would continue to operate at an acceptable level of 

service (LOS).   

 

Based on the findings of the traffic study a 3-way stop or a traffic signal are not warranted at this time and are not being 

considered at this intersection. 

 

Regards, 

 

Wes 

 

Wes G. Heigh 

Project Manager 

City of Camas  

616 NE 4th Ave. 

Camas, WA 98607 

(360) 817-7237 

wheigh@cityofcamas.us  

 
 

  

 

From: tracy maguire [mailto:tracymaguire@earthlink.net]  

Sent: Monday, June 08, 2015 5:51 PM 

To: Wes Heigh 

Subject: Re: Proposed "Meadows" subdivision 

 

Dear Wes, 

 

Thank you (and Lauren) for replying so quickly to my email questions.  Yes, I would like to review both trip 

generation and distribution analysis Camas requested of the developer behind the proposed Meadows 

Subdivision as well as the TIS submitted by the developer of Hidden Meadows.  How can I obtain this 

information? 

lhollenbeck
Typewritten Text
EXHIBIT 20



2

 

Also, in my email to Lauren, I specifically asked if either a 3-way stop or traffic signal is being studied or 

proposed for NW Sierra Street and NW Lake Road intersection due to the increase in traffic in our 

neighborhood and the new construction underway? 

 

Sincerely, 

 

Tracy Maguire 
 

On 06/08/2015 10:54 AM, Wes Heigh wrote: 

Hi Tracy, 
  
Yes, the city does require submittal of a Transportation Impact Study (TIS) for development projects that 

will generate 200 average daily trips (ADT) or more.  The trip generation is approximately 10 trips per 

each single family residence, so residential developments with 20 or more lots are required to provide a 

TIS as part of the landuse application.   
  
Attached is the city TIS guidelines. 
  
Meadows Subdivision is 15 lots and as such the city did not require a full TIS.  We did request that the 

developer provide a trip generation and distribution analysis along with an evaluation of safe sight 

distance at the proposed point of access. 
  
Hidden Meadows did submit a TIS and it is available for review if you would like. 
  
I hope this information is helpful.  Feel free to contact me if you have additional questions. 
  
Regards, 
  
Wes 
  
Wes G. Heigh 
Project Manager 
City of Camas  
616 NE 4th Ave. 
Camas, WA 98607 
(360) 817-7237 
wheigh@cityofcamas.us  

 
  
  
  

From: Lauren Hollenbeck  

Sent: Monday, June 08, 2015 8:30 AM 

To: Wes Heigh 

Subject: FW: Proposed "Meadows" subdivision 

  
Hi Wes, 
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Below is an inquiry specific to traffic out at Meadows and Hidden Terrace subdivisions. Would you be 

able to respond to Ms. Maguire’s questions?  
Thanks,  
  
Lauren Hollenbeck 
Senior Planner 
City of Camas 
616 NE 4th Ave.  
Camas, WA 98607 
360-817-1568 ext. 4253 
lhollenbeck@cityofcamas.us 

 
  

From: tracy maguire [mailto:tracymaguire@earthlink.net]  

Sent: Friday, June 05, 2015 6:41 PM 

To: Lauren Hollenbeck 

Subject: Proposed "Meadows" subdivision 

  

Dear Ms. Hollenbeck, 

 

I live at 4155 NW Sierra Drive in the "Lacamas View" subdivision of Camas.  A few 

days ago I noticed the new "Meadows" subdivision proposed development signs 

posted at NW Sierra Street and NW 43rd Avenue. 

 

In the last several years, traffic in our neighborhood has significantly 

increased.  Making a left turn from NW Sierra Street onto NW Lake Road, has 

become difficult, even dangerous, especially during peak commute hours. 

 

According to the posted signage, the proposed "Meadows" subdivision will have 15 

single family home lots.  Construction on the new 60 home lots of the "Hidden 

Meadows" subdivision, also on NW 43rd Avenue,  are now well under way.  If we 

assume that each single family home will bring 2 cars per household, these two 

subdivisions could add, at minimum, 150 cars in and out of our neighborhood street. 

 

I would like to know if any traffic studies have been done or are underway to to assess 

how these subdivisions will increase or effect traffic flow in and out of our 

neighborhoods and how to deal with this increase.  Also, specifically, if either a 3-way 

stop or traffic signal is being studied or proposed for NW Sierra Street and NW Lake 

Road intersection. 

 

The increases in traffic in our neighborhoods have a direct affect on quality of life.  I 

believe the city should be taking this into consideration before approving new 

developments. 

 

Sincerely, 
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Tracy Maguire 

4155 NW Sierra Drive 

Camas, WA 98607 

 

 

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any 

correspondence from or to this e-mail account may be a public record. Accordingly, this e-mail, 

in whole or in part may be subject to disclosure pursuant to RCW 42.56, regardless of any claim 

of confidentiality or privilege asserted by an external party.  
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COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

 
 

June 10, 2015 
 
Travis Johnson 
PLS Engineering 
2008 C Street 
Vancouver, WA 98663 
(sent via mail and email) 
 
RE:  Meadows Subdivision (SUB15-01) critical areas report 
 
Dear Mr. Johnson, 
 
The below city comments are based only on the city’s review of the Wetland Delineation & 
Assessment report dated June 13, 2014 and the Preliminary Wetland Buffer Mitigation Plan dated 
April 16, 2015. Subsequent city review comments will follow for the remainder of the application 
materials.  
 

1) In response to the Department of Ecology’s 2014 required updates to the wetland rating 
systems the City adopted Ordinance 15-007 on March 16, 2015, which was codified into 
code in April 2015.  It appears the scoring used in the Meadows Subdivision wetland 
delineation is based on Ecology’s 2004 scoring system. Unfortunately, your application is 
not vested to the critical areas code that was in effect at the time of your application 
submittal per CMC 16.53.020.B which stated, “Wetlands shall be rated according to the 
Washington State Department of Ecology wetland rating system found in Washington State 
Wetland Rating System for Western Washington – 2014 Update (Revised, Ecology 
Publication #14-06-029, October 2014), or most current edition.)” Therefore, the 
Wetland Delineation & Assessment Report and the Preliminary Wetland Buffer Mitigation 
Plan will need to be revised to comply with current code. Also note CMC 16.53.050.C.3 
Stormwater Facilities was also revised to address the new habitat function score.  

2) Please include page numbers in the Preliminary Wetland Buffer Mitigation Plan. 

3) Please clarify the type of mitigation planting proposed. If it is enhancement as indicated in 
Planting Table 1- Native Woody Species Enhancement Area (80 sq.ft.), then the mitigation 
ratio should be 6:1 per CMC Table 16.53.050-1.  

4) Under the planting specifications of the plan, there are two places where a 3-year 
monitoring period is referenced and should be revised to comply with current code. 
According to CMC 15.53.050.E.3.d.i, “The mitigation project shall be monitored for a period 
necessary to establish that the mitigation is successful, not for a period of less than five 
years”.   

5) Pursuant to CMC 16.53.030.E Wetland Analysis, “In addition to the minimum required 
contents of subsection D of this section, and in addition to CMC Section 16.51.170 
Mitigation Sequencing, a critical area report for wetlands shall contain an analysis 
of the wetlands including the following site and proposal related information at 
a minimum: 

1. A discussion of measures, including avoidance, minimization, and 
mitigation, proposed to preserve existing wetlands and restore any wetlands that 
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were degraded prior to the current proposed land use activity.”  

According to CMC Section 16.51.170 Mitigation Sequencing referenced above, “Applicant’s 
shall demonstrate that reasonable efforts have been examined with the intent to mitigate 
impacts to critical areas. When an alteration to a critical area is proposed, mitigation can be 
accomplished through a variety of methods. Generally, avoiding the impact all together is 
the preferred option. Methods to reduce impacts and mitigate for them should follow a 
series of steps (refer to CMC 16.51.170 (A-F).  For further guidance on sequencing, refer to 
CMC 16.53.050.D. 
 
CMC 16.53.050.C.3 Stormwater Facilities does allow for buffer impact but only if it has 
been demonstrated that reasonable efforts have been made via a wetland analysis as 
described above.  The following information needs to be provided: 

1) Include a paragraph in the Critical Areas Report that discusses the mitigation 
sequencing analysis.  

2) Provide alternative site lot layouts that demonstrate a range of alternatives have 
been given substantive consideration within the intent to avoid or minimize 
impacts to wetlands as referenced in CMC 16.53.050.D.1. The attachment is an 
example of a site plan with 2 alternative lot layouts. Something similar to this 
with a written explanation of the different alternatives would be sufficient.   

 
If you have any questions, please contact me at (360) 817-7253.   

 
Respectfully, 

 
Lauren Hollenbeck 
Senior Planner 



Published in the Post Record on June 16, 2015  Legal Publication #537509 

Posted at the Camas Post Office, Camas City Hall, Camas Library, City of Camas web site at: http://www.cityofcamas.us  
Mailed to property owners within 300-feet on June 12, 2015 

 
  
 

Community Development Department 

 
 

N o t i c e  o f  A p p l i c a t i o n   

Meadows Subdivision 

File No. SUB15-01  
 

“NOTICE IS HEREBY GIVEN” that an application for “Meadows” a 15-lot subdivision 

development requesting preliminary plat approval was received on February 12, 2015, 

resubmitted on May 6, 2015 and was deemed technically complete on June 3, 2015. A public 

hearing is required for the Subdivision, and will be scheduled at a later time. A separate public 

notice will be mailed to all property owners within 300-feet of the subject development and 

published in the Post Record, at least 15 days prior to the scheduled hearing.   

LOCATION: The 3.8 acre site is zoned single-family residential (R-7.5) and located at the 

northwest corner of NW 43rd Avenue and NW Sierra Street in the SW 1/4 of Section 34, 

Township 2 North, Range 3 East; Camas, WA. Parcel Numbers include 177893000 and 

177902000.   

APPLICATION MATERIALS: The application included the following: project narrative; existing 

conditions plan; preliminary plan set; preliminary storm water report, traffic report, critical 

areas report, tree survey & landscape plan, State Environmental Policy Act (SEPA) checklist; and 

other required submittal documents. These documents are available for viewing at the 

Community Development Department (616 NE 4th Avenue, Camas, WA) during regular business 

hours Monday – Friday 8am-5pm.  

 
Questions/Comments: For questions related to this application, please contact  

Lauren Hollenbeck, Senior Planner, at (360) 817-1568 ext. 4253 or by email at 

communitydevelopment@cityofcamas.us.    

 

http://www.cityofcamas.us/
mailto:communitydevelopment@cityofcamas.us
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial number(s) 177893-000 &

177902-000.

This project is within the R-7.5 zone of Camas, a Single-family

Residential zone.  The comprehensive plan designation for the site is

SFM.

Proposed roadway will be a private road.

There is an existing home located on the site that will remain within

Lot 2.  All other existing structures will be removed.

Dimensional standards are noted below.  Applicant will utilize density

transfer with this application.

Lot Setbacks:

Front = 20'

Side = 5'

Street Side = 20' / Requesting 15'

Rear = 25

Site Area - 3.78 acres (164,694 sq ft).

Total Number of Lots = 15

  Minimum Lot Size = 5,428 sq ft

  Maximum Lot Size = 8,994 sq ft

  Average Lot Size = 6,365 sq ft

Tract A will be owned and maintained by the home owners

association.  It will contain the wetlands and associated buffer and

the proposed storm facility.

Tract B will be owned and maintained by the home owners

association.  This tract will contain the private roadway and will have

a easement over the entire Tract to the City of Camas for utility

mains.

Public Water Purveyor = City of Camas

Public Sewer Purveyor = City of Camas

School District = Camas

Fire District = Camas

Transportation Zone = Camas

There is one septic system on site that will be abandoned per

department of health requirements.  There are no known wells on

site.  If any should be found during site development they will be

properly abandoned.

Boundary and contour data  was provided by Minister Glaeser

Surveying.

Legal Description:

Parcel 177902-000

The West 300.00 feet of the East 565.5 feet of the following described tract of land:

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, in Clark

County, Washington; thence North 89 degrees 53' West 20.36 chains to the West line

of said Section 34; thence South along said Section line, 4.96 chains to the Point of

Beginning.

Parcel 177893-000

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, Clark

County, Washington; and running thence North 89 degrees 53' East, along the center

of the County Road 20.03 chains to the True Point of Beginning; thence North 3

degrees 50' East 4.97 chains; thence South 89 degrees 53' West 265.6 feet; thence

South 4.96 chains, more or less, to the center line of said County Road; thence North

89 degrees 53' East, along the center of said County Road to the point of beginning.

EXCEPT any portion lying with SE 15th St.

Land Inventory

Total Acreage
3.78 ac

Total Developed Acreage
3.30 ac

Total Lot Area
2.23 ac

Total Infrastructure Acreage
0.61 ac

Total Tract Area
1.42 ac

Total Acreage of Critical Areas
0.48 ac

0.00 ac
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REVISED WETLAND DELINEATION & ASSESSMENT 
 
Project:  Meadows Subdivision  
Applicant:    Lacamas Meadows, LLC/Tom Strassenberg 
Location:  4313 NW Sierra Street, Camas, Washington 
Legal Description: SW ¼ of Sec. 34, T02N, R03E, W. M., Clark County  
Serial Number(s): 177893-000 & 177902-000 
Local Jurisdiction: City of Camas 
Study Area Size: 4.25 acres 
Project Type: Unknown at this time 
Zoning:  R-7.5 
ComPlan:  SFM 
Assessment by:  Kevin Grosz, PWS/Eli Schmitz 
Site Visit:  June 4, 2014 
Report Date: June 13, 2014 
Revised 
Report Date: June 30, 2015 
 
1.0 INTRODUCTION 
 
This report details the results of a wetland delineation and assessment conducted for the 
Meadows Subdivision located at 4313 N.W. Sierra Street, Camas, Washington by The 
Resource Company, Inc. (Fig. 1). This report identifies the extent of any wetlands and 
associated buffers found within the study area as defined and regulated by the City of 
Camas Critical Areas Ordinance – Wetlands (16.53). This revised report is based on 
comments received from the City of Camas in a letter to PLS Engineering dated June 10, 
2015. 
 
The study area encompasses tax lots 177893-000 (2 ac.) and 177902-000 (2.25 ac.). 
Currently, the properties contain two single family residences and several outbuildings. It 
appears that the property has been used for agricultural purposes primarily grazing. It is 
predominantly an open grassland plant community with patches of trees and shrubs. The 
property is relatively flat and slopes slightly to the northwest (Fig. 2). A wetland in the 
northwest corner of the site was identified through the course of the assessment. This 
wetland is part of a larger wetland complex that extends off-site to the north. 
 
2.0 DELINEATION METHODS 
 
The wetland delineation was conducted according to the Regional Supplement to the 
Corps of Engineers Wetland Delineation Manual: Western Mountains, Valleys and Coast 
Region (USACE, 2010.) hereafter, referred to as the manual. According to the manual, 
jurisdictional wetlands are defined as: 
 

Those areas that are inundated or saturated by surface or ground water at a 

frequency and duration sufficient to support, and that under normal 

circumstances do support, a prevalence of vegetation typically adapted for life 
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in saturated soil conditions. Wetlands generally include swamps, marshes, 

bogs, and similar areas.  

 
The manual uses three parameters in making wetland determinations:  hydrophytic 
vegetation, hydric soils and wetland hydrology. Except in certain situations defined in the 
manual, evidence of a minimum of one positive indicator from each parameter 
(hydrology, soil, and vegetation) must be found in order to make a positive wetland 
determination. 
 
Hydrophytic vegetation are plants that due to morphological, physiological, and/or 
reproductive adaptations, have the ability to grow, effectively compete, reproduce, and/or 
persist in anaerobic soil conditions. Hydric soils are soils that are saturated, flooded, or 
ponded long enough during the growing season to develop anaerobic conditions that 
favor the growth and regeneration of hydrophytic vegetation.  Wetland hydrology is 
present when an area is inundated or saturated to the surface for at least 5 percent of the 
growing season.  The growing season is defined as the portion of the year when soil 
temperature at 19.7 inches below the soil surface is greater than biological zero (5 
degrees C). 
 
Except in certain situations defined in the manual, evidence of a minimum of one positive 
wetland indicator from each of the three parameters (hydrology, soil, and vegetation) 
must be found in order to make a positive wetland determination.  
 
Prior to the on-site investigations, a review of existing information related to 
determination of wetland boundaries was conducted.  This review included the Natural 
Resource Conservation Service (NRCS) Web Soil Survey, National Wetland Inventory 
maps, Clark County Local Wetland Inventory (LWI) maps, Clark County, and aerial 
photographs.  
 
Following the background information review, an on-site investigation was conducted on 
June 4, 2014.  In order to delineate wetlands within the study area, observation points 
were selected to correspond with terrain features, vegetation, hydrology and mapped 
hydric soils identified on the site.  At each observation point, the vegetation, soils and 
hydrology were characterized and this information was then used as the basis for making 
the wetland determinations. 
 
Wetland indicator status ratings and their ordinal rating categories, based on ecological 
descriptions. Indicator Status (abbreviation) Ecological Description* 

Obligate (OBL) Almost always is a hydrophyte, rarely in uplands 

Facultative Wetland (FACW) Usually is a hydrophyte but occasionally found in 

uplands 

Facultative (FAC) Commonly occurs as either a hydrophyte or nonhydrophyte 

Facultative Upland (FACU) Occasionally is a hydrophyte, but usually occurs in 

uplands 

Upland (UPL) Rarely is a hydrophyte, almost always in uplands. 

*Source: Lichvar and Minkin (2008) 
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Hydrophytic vegetation is present when more than 50 percent of the dominant species 
have an indicator status of OBL, FACW, and/or FAC.  
The presence or absence of hydric soils was determined by digging soil pits to a depth of 
18 inches and examining the soil for hydric soil indicators. Organic soils such as peats 
and mucks are considered hydric soils.  Mineral hydric soils are generally either gleyed 
or have bright concentrations and/or low matrix chroma immediately below the A-
horizon or 10 inches (whichever is shallower). Soil colors are determined using the 
Munsell Soil Color Chart (Munsell Color System 2009). 
 
The site was examined for standing water and/or saturated soils, which serve as primary 
indicators of wetland hydrology. The area was also checked for other wetland hydrologic 
characteristics such as watermarks, drift lines, wetland drainage patterns, and 
morphological plant adaptations.  
 
3.0 SITE SPECIFIC METHODS 
 
The Resource Company, Inc. conducted a wetland delineation of the study area on June 
4, 2014 using the methodology found in the Regional Supplement to the Manual 
(USACE 2010). In addition, applicable guidance and any supporting technical guidance 
documents issued by the USACE, Washington Department of Ecology, and City of 
Camas were also utilized.  
 
The entire site was first traversed by foot to observe any visible wetland conditions. Once 
the general location of the wetland boundaries were identified, paired data plots were 
taken in areas that represented the conditions of the uplands and wetlands, respectively.  
Five (5) foot radius plots were chosen in a uniform topographic position that was 
representative of a single plant community. The paired plots were located approximately 
5 - 10 feet apart to minimize the margin of error. Soils at each sample plot were typically 
inspected to a depth of 16 inches (or more) to determine the presence or absence of 
hydric soil characteristics and/or wetland hydrology. Data sheets for the sample plots are 
attached in Appendix A. 
 
The wetland boundary was associated with a change in plant communities, hydric soil 
and wetland hydrology indicators. The wetland boundary was determined based on the 
presence of hydric soils, the presence of wetland hydrology (i.e. oxidized rhizospheres 
along living roots, soil saturation), and a dominance of hydrophytic vegetation.  It should 
be noted that only paired plots were recorded in the field, however, numerous unrecorded 
plots were dug to confirm wetland boundaries. The on-site wetlands were classified 
according the USFWS classification system (Cowardin et al. 1979) and the 
Hydrogeomorphic (HGM) Classification system (Adamus et al. 2001).  
 
4.0 RESULTS AND DISCUSSION 
 
The National Wetlands Inventory (NWI) and LWI maps (Fig. 3) identify a Palustrine, 
Forested, Seasonally Flooded (PFOC) wetland along the northern edge of the site. It 
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should be noted that NWI and CCWI maps are created through aerial photograph and 
topographic map interpretation and are not intended to represent the extent of 
jurisdictional wetlands. There may be unmapped wetland and waters subject to regulation 
and all wetlands and waters boundary mapping is approximate. In all cases, actual field 
conditions determine the presence, absence and boundaries of wetlands and waters. 
 
The NRCS USDA Web Soil Survey (Fig. 4) identifies the following soil mapping units 
on this site: 

 
Odne silt loam, 0 to 5 percent slopes (OdB). This soil is generally in concave areas in 
drainageways or depressions within areas of Gee soils. In most places the slope is 1 to 2 
percent. In a typical profile, the surface layer is about 10 inches thick. It is mottled, dark-gray 
heavy silt loam in the upper part. The subsurface layer is firm, gray silt loam about 9 inches 
thick with concentrations. The next 8 inches is very firm, contains concentrations, dark-gray 
silty clay loam that overlies 6 inches of firm, with concentrations, dark-gray clay loam. This 
soil is poorly drained and very slowly permeable. A high water table is common in winter. 
This soil is classified as a hydric soil according to the Clark County hydric soils list. 
 

Hesson clay loam, 0 to 8 percent slopes (HcB) and 8 to 20 percent slopes (HcD). This soil 
series consists of deep, well drained soils formed in deeply weathered, mixed old alluvium 
with varying amounts of gravel. In most places the slope is 2 to 5 percent. In a typical profile, 
the surface layer is about an 8 inches thick reddish brown (5YR 2/2) clay loam. Below this to 
a depth of 12 inches the soil is a dark reddish brown (5YR 3/3) clay loam. Generally, this 
series is well drained, moderately permeable, surface runoff is slow, and the erosion hazard is 
slight. This soil is classified as a non-hydric soil according to the Clark County hydric soils 
list. 

 
Based on the review of existing information and the routine on-site delineation method 
described by the Army Corps of Engineers (USACE), a wetland in the northwest corner 
of the site was delineated. The area within the flagged boundary, which meets all three 
wetland criteria, was marked in the field with orange flagging with ‘WETLAND 
BOUNDARY” written in black lettering. The approximate wetland boundaries of the 
wetlands are shown in Figure 5. A description of the wetlands and surrounding uplands is 
found below. 
 
4.1 WETLANDS 
 
Wetland A (9,370 sq.ft – on-site)  
Wetland A meets the criteria of a slope hydrogeomorphic (HGM) wetland class. On-site 
the wetland contains a sparse tree layer that is dominated by Oregon ash (Fraxinus 

latifolia – FACW). There is no shrub layer. Ground cover is predominantly by Kentucky 
bluegrass (Poa pratensis – FAC), creeping buttercup (Ranculus repens – FAC) and 
vernalgrass (Anthoxanthum odoratum – FACU). Hydric soil characteristics generally 
include a silt loam with a dark brown (7.5YR 3/2) with dark yellowish brown 
concentrations in the top eight inches, below this is a very dark gray (10YR 3/1) silt loam 
with dark brown (7.5YR 3/4) concentrations to a depth of 16 inches. Wetland hydrology 
was indicated by the presence of oxidized rhyzospheres and water stained leaves. A 
summary of the wetland information is given in Table 1 below. Wetland A rated as 
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Category IV wetland according to the Western Washington Wetland Rating Form (WRF) 
(Table 2).  
 

Table 1.  Wetland A 

Wetland A – INFORMATION SUMMARY 
Location:  

 

Local Jurisdiction Camas 
WRIA 28 
Ecology Rating  
(Hruby, 2004) Category IV 

Camas Rating Category IV 
Camas Buffer Width 50’ – high intensity use 
Wetland Size See Fig. 5 
Cowardin 
Classification PEMF 

HGM Classification Slope 
Wetland Data Sheet(s) 1 
Upland Data Sheet (s) 2 

Flag color  Orange 

Dominant 
Vegetation 

Fraxinus latifolia, Poa pratensis, Ranuculus repens, Anthoxanthum odoratum 
 

Soils Low chroma matrix with concentrations 
Hydrology oxidized rhizospheres 
Rationale for 
Delineation meets all three wetland parameters. 

Rationale for 
Local Rating low for all functions. 

Buffer 
Condition Maintained Yard 

 
Photographs of the study and surrounding areas are shown in Photo-sheet 1. 
 
4.2 WETLAND FUNCTIONAL ASSESSMENT 
 
The on-site wetlands have been assessed using the Washington State Wetland Rating 
System for Western Washington (Hruby 2014). This rating system categorizes wetlands 
based on specific attributes such as rarity, sensitivity to disturbance, and functions. The 
system was designed to differentiate between wetlands based on their sensitivity to 
disturbance, their significance, their rarity, our ability to replace them, and the functions 
they provide. Through a series of questions, the wetland rating system will yield a 
number for water quality functions, hydrologic functions, and habitat function, which 
yield a total score for functions. Based on the total score, the wetland is categorized as a 
Category I, II, III, or IV wetland. Table 2 below summarizes the wetland type, total score 
for functions, and category. 
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Table 2. Wetland Function Rating 

Wetland Wetland Type Water 
Quality 

Functions 

Hydrologic 
Functions 

Habitat 
Functions 

Total 
Score 

Wetland 
Category 

A Slope 
 

4 5 4 13 IV 

 
4.3 NON-WETLANDS 
 
The non-wetland portion of the study area contains two residences and outbuildings and 
is actively maintained. It is predominantly open grassland with patches of trees and 
shrubs. The grassland areas are predominantly vernalgrass, bluegrass, tall fescue 
(Schedonorus arundinacea – FAC) and a variety of upland forbs. There is a patch of 
Douglas-fir (Psuedotsuga menziesii – FACU) in the south-central portion of the site and 
the majority of the south property line contains a tree row. Blackberry occurs along the 
northern edge of the site. Soils in the non-wetland portion of the site are generally a 
brown (7.5YR 4/3 - & 7.5YR 5/4) silt loam with no hydric indicators. No wetland 
hydrology indicators were observed in the non-wetland portions of the study area. 
 
5.0 REGULATORY ISSUES 
 
The City of Camas Critical Areas Ordinance (16.53) provides for the protection of 
wetlands within the City’s jurisdiction. The ordinance establishes protective buffers 
associated with wetlands and specifies that certain permits or approvals be obtained for 
projects containing wetlands or their respective buffers.  As mentioned above, Wetland A 
was rated with the wetland rating system developed by Washington Department of 
Ecology. This wetland had a total rating score of 13 for all three functions (Table 2). 
Wetlands with a total score between 9 and 15 are classified as Category IV wetlands. 
According to Table 16.53.040-1 of the critical areas ordinance, Category IV wetlands are 
to be protected with a 50-foot buffer adjacent high intensity land-use.  
 
In addition to the City’s critical areas ordinance, jurisdictional wetlands are also regulated 
at the federal and state levels by the U.S. Army Corps of Engineers (USACE) and the 
Washington Department of Ecology (Ecology) under Sections 401 and 404 of the Clean 
Water Act, respectively. It is recommended that the USACE and Ecology be contacted 
regarding current permit requirements before proceeding with any development activities 
that would impact wetlands on this site. 
 
The wetland boundaries and classifications shown in this report have been 
determined using the most appropriate field techniques and best professional 
judgment of the environmental scientist.   It should be noted that USACE and City 
of Camas have the final authority in determining the wetland boundaries and 
categories under their respective jurisdictions.  It is recommended that this 
delineation report be submitted to these agencies for concurrence prior to starting 
any development or planning activities that would affect wetlands or buffers on this 
site.
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Figure 2

Clark County LiDAR Topography
Meadows Subdivision
Camas, Washington
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Figure 3

Local and National Wetland Inventories
Meadows Subdivision
Camas, Washington
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Figure 4

Clark County NRCS Soils
Meadows Subdivision
Camas, Washington
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Figure 5

Approximate Wetland Boundaries
Meadows Subdivision
Camas, Washington
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APPENDIX A –  
WETLAND DETERMINATION DATA SHEETS 
 



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

Project/Site:  Meadows City/County: Camas/Clark County   Sampling Date:06/04/2014  

Applicant/Owner: Tom Strassenberg   State: Washington   Sampling Point: 1    

Investigator(s): Kevin Grosz - The Resource Company, Inc.   Section, Township, Range: SW 14, T02N, R03E, W.M.  

Landform (hillslope, terrace, etc.): hillslope    Local relief (concave, convex, none): concave    Slope (%): 0-5     

Subregion (LRR): A    Lat:          Long:           Datum:        

Soil Map Unit Name: Odne silt loam, 0 to 5 percent slopes (OdB)   NWI classification: None  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks:       

 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5ft)  % Cover    Species?    Status    

1. Fraxinus latifolia   15   Yes    FACW  

2.                                 

3.                                 

4.                                 

                                                                                                15     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 5ft) 

1.                                 

2.                                 

3.                                 

4.                                 

5.                                 

                                                                                                          = Total Cover 
Herb Stratum   (Plot size: 5ft) 

1. Ranuculus repens   40   Yes    FAC  

2. Poa pratensis   35   Yes    FAC  

3. Anthoxanthum odoratum   15   No    FACU  

4.                                 

5.                                 

6.                                 

7.                                 

8.                                 

9.                                 

10.                                 

11.                                 

                                                                                                90     = Total Cover 
Woody Vine Stratum   (Plot size: 5m) 

1.                                 

2.                                 

                                                                                                          = Total Cover 
% Bare Ground in Herb Stratum 0   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    3     (A) 
 
Total Number of Dominant    
Species Across All Strata:     3    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    100    (A/B) 

 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        

FACW species          x 2 =        

FAC species          x 3 =        

FACU species          x 4 =        

UPL species          x 5 =        

Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 

  Dominance Test is >50% 

  Prevalence Index is ≤3.01 

  Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 

  Wetland Non-Vascular Plants1 

  Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks:       
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SOIL    
                                                   Sampling Point: 1  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)  
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-8       7.5YR 3/2       80     10 YR 3/4    20     C     M     Silt Loam           

8-16       10YR 3/1       80     7.5YR 3/4    20     C     M     silt loam           

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 

 

Hydric Soil Present?     Yes     No  
Remarks:       

 

 

 

HYDROLOGY 
Wetland Hydrology Indicators:   

Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          

Water Table Present?  Yes     No      Depth (inches):          

Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       

 
Remarks:       
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WETLAND DETERMINATION DATA FORM – Western Mountains, Valleys, and Coast Region 
 

Project/Site: Meadows City/County: Camas/Clark County   Sampling Date:06/04/2014  

Applicant/Owner: Tom Strassenberg   State: Washington   Sampling Point: 2    

Investigator(s): Kevin Grosz - The Resource Company, Inc.   Section, Township, Range: SW 14, T02N, R03E, W.M.  

Landform (hillslope, terrace, etc.): hillslope    Local relief (concave, convex, none): none    Slope (%): 0-5     

Subregion (LRR): A    Lat:          Long:           Datum:        

Soil Map Unit Name: Odne silt loam, 0 to 5 percent slopes (OdB)   NWI classification: None  

Are climatic / hydrologic conditions on the site typical for this time of year?  Yes     No   (If no, explain in Remarks.)  

Are Vegetation      , Soil      , or Hydrology        significantly disturbed?            Are “Normal Circumstances” present?   Yes     No  

Are Vegetation      , Soil      , or Hydrology       naturally problematic?             (If needed, explain any answers in Remarks.) 

SUMMARY OF FINDINGS –  Attach site map showing sampling point locations, transects, important features, etc. 

Hydrophytic Vegetation Present? Yes    No  
Hydric Soil Present?  Yes    No  
Wetland Hydrology Present? Yes    No  

 
Is the Sampled Area 
within a Wetland?                   Yes    No  

Remarks:       

 

VEGETATION – Use scientific names of plants. 
                           Absolute    Dominant  Indicator 
Tree Stratum   (Plot size: 5ft)  % Cover    Species?    Status    

1. Psudotsuga menziesii   15   Yes    FACU  

2. Fraxinus latifolia   10   Yes    FACW  

3.                                 

4.                                 

                                                                                                25     = Total Cover 
Sapling/Shrub Stratum   (Plot size: 5ft) 

1. Amelanchier alnifolia   20   Yes    FACU  

2.                                 

3.                                 

4.                                 

5.                                 

                                                                                                20     = Total Cover 
Herb Stratum   (Plot size: 5ft) 

1. Schedonorus arundinacea   20   Yes    FAC  

2. Poa pratensis   10   No    FAC  

3. Anthoxanthum odoratum   40   Yes    FACU  

4.                                 

5.                                 

6.                                 

7.                                 

8.                                 

9.                                 

10.                                 

11.                                 

                                                                                                75     = Total Cover 
Woody Vine Stratum   (Plot size: 5ft) 

1. Rubus discolor   15   Yes    FACU  

2.                                 

                                                                                                15     = Total Cover 
% Bare Ground in Herb Stratum 5   

Dominance Test worksheet: 
Number of Dominant Species   
That Are OBL, FACW, or FAC:    1     (A) 
 
Total Number of Dominant    
Species Across All Strata:     5    (B) 
 
Percent of Dominant Species 
That Are OBL, FACW, or FAC:    20    (A/B) 

 
Prevalence Index worksheet: 
       Total % Cover of:                    Multiply by:        
OBL species          x 1 =        

FACW species          x 2 =        

FAC species          x 3 =        

FACU species          x 4 =        

UPL species          x 5 =        

Column Totals:          (A)           (B) 

         Prevalence Index  = B/A =         
Hydrophytic Vegetation Indicators:  

  Rapid Test for Hydrophytic Vegetation 

  Dominance Test is >50% 

  Prevalence Index is ≤3.01 

  Morphological Adaptations1 (Provide supporting 
            data in Remarks or on a separate sheet) 

  Wetland Non-Vascular Plants1 

  Problematic Hydrophytic Vegetation1 (Explain) 
1Indicators of hydric soil and wetland hydrology must 
be present, unless disturbed or problematic. 

Hydrophytic  
Vegetation 
Present?                 Yes     No  

Remarks:       

 



US Army Corps of Engineers                      Western Mountains, Valleys, and Coast – Version 2.0 

SOIL    
                                                   Sampling Point: 2  

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)  
 Depth                    Matrix                                           Redox Features                              
 (inches)      Color (moist)               %      Color (moist)                 %         Type1       Loc2         Texture                             Remarks                           

0-6       7.5YR 4/3       100                                            Silt loam           

6-16       7.5YR 5/4       100                                            silt loam           

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         

                                                                                         
1Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.         2Location:  PL=Pore Lining, M=Matrix. 
Hydric Soil Indicators:  (Applicable to all LRRs, unless otherwise noted.) Indicators for Problematic Hydric Soils3: 

  Histosol (A1)   Sandy Redox (S5)   2 cm Muck (A10) 
  Histic Epipedon (A2)   Stripped Matrix (S6)   Red Parent Material (TF2) 
  Black Histic (A3)   Loamy Mucky Mineral (F1) (except MLRA 1)   Very Shallow Dark Surface (TF12) 
  Hydrogen Sulfide (A4)   Loamy Gleyed Matrix (F2)   Other (Explain in Remarks) 
  Depleted Below Dark Surface (A11)   Depleted Matrix (F3) 
  Thick Dark Surface (A12)   Redox Dark Surface (F6) 3Indicators of hydrophytic vegetation and 
  Sandy Mucky Mineral (S1)    Depleted Dark Surface (F7)      wetland hydrology must be present, 
  Sandy Gleyed Matrix (S4)   Redox Depressions (F8)      unless disturbed or problematic. 

Restrictive Layer (if present): 
     Type:________________________________ 
     Depth (inches):________________________ 

 

 

Hydric Soil Present?     Yes     No  
Remarks:       

 

 

 

HYDROLOGY 
Wetland Hydrology Indicators:   

Primary Indicators (minimum of one required; check all that apply)                                                           Secondary Indicators (2 or more required) 

  Surface Water (A1)   Water-Stained Leaves (B9) (except MLRA   Water-Stained Leaves (B9) (MLRA 1, 2, 
  High Water Table (A2)             1, 2, 4A, and 4B)             4A, and 4B) 
  Saturation (A3)   Salt Crust (B11)   Drainage Patterns (B10) 
  Water Marks (B1)    Aquatic Invertebrates (B13)   Dry-Season Water Table (C2) 
  Sediment Deposits (B2)    Hydrogen Sulfide Odor (C1)   Saturation Visible on Aerial Imagery (C9) 
  Drift Deposits (B3)    Oxidized Rhizospheres along Living Roots (C3)   Geomorphic Position (D2) 
  Algal Mat or Crust (B4)   Presence of Reduced Iron (C4)   Shallow Aquitard (D3) 
  Iron Deposits (B5)   Recent Iron Reduction in Tilled Soils (C6)   FAC-Neutral Test (D5) 
  Surface Soil Cracks (B6)   Stunted or Stressed Plants (D1) (LRR A)   Raised Ant Mounds (D6) (LRR A) 
  Inundation Visible on Aerial Imagery (B7)   Other (Explain in Remarks)   Frost-Heave Hummocks (D7) 
  Sparsely Vegetated Concave Surface (B8) 

Field Observations: 
Surface Water Present? Yes     No      Depth (inches):          

Water Table Present?  Yes     No      Depth (inches):          

Saturation Present?    Yes     No      Depth (inches):          
(includes capillary fringe) 

 
 
 
Wetland Hydrology Present?    Yes     No  

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:       

 
Remarks:       
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Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 1 
Rating Form – Effective January 1, 2015  

Score for each 
function based 
on three 
ratings 
(order of ratings 
is not 
important) 

9 = H,H,H 
8 = H,H,M 
7 = H,H,L 
7 = H,M,M 
6 = H,M,L 
6 = M,M,M 
5 = H,L,L 
5 = M,M,L 
4 = M,L,L 
3 = L,L,L 

RATING SUMMARY – Western Washington 
Name of wetland (or ID #): _________________________________ Date of site visit: _____

Rated by____________________________ Trained by Ecology?__ Yes ___No Date of training______ 

HGM Class used for rating_________________    Wetland has multiple HGM classes?___Y ____N

NOTE:  Form is not complete without the figures requested (figures can be combined). 
Source of base aerial photo/map ______________________________________ 

OVERALL WETLAND CATEGORY ____ (based on functions___ or special characteristics___)

1. Category of wetland based on FUNCTIONS
_______Category I – Total score = 23 - 27 

_______Category II – Total score  = 20 - 22 

_______Category III – Total score  = 16 - 19 

_______Category IV – Total score = 9 - 15 

FUNCTION Improving 
Water Quality 

Hydrologic Habitat 

Circle the appropriate ratings 

Site Potential H    M      L H    M      L H    M      L 

Landscape Potential H    M      L H    M      L H    M      L 

Value H    M      L H    M      L H    M      L TOTAL 

Score Based on 
Ratings 

2. Category based on SPECIAL CHARACTERISTICS of wetland

CHARACTERISTIC CATEGORY 

Estuarine I             II 

Wetland of High Conservation Value I 

Bog I 

Mature Forest I 

Old Growth Forest I 

Coastal Lagoon I         II 

Interdunal I   II    III    IV 

None of the above 

A

Wetland A
Eli Schmitz X 4/29-30/15

ESRI Base Map - Imagery, Clark County GIS, and TRC GIS

June 4, 2014

Slope X

4 5 4 13

X

IV X

eli
Oval

eli
Oval

eli
Oval

eli
Oval

eli
Oval

eli
Oval

eli
Oval

eli
Oval

eli
Oval



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 2 
Rating Form – Effective January 1, 2015  

Maps and figures required to answer questions correctly for 
Western Washington  
Depressional Wetlands 

Map of: To answer questions: Figure # 

Cowardin plant classes D 1.3, H 1.1, H 1.4 

Hydroperiods D 1.4, H 1.2 

Location of outlet (can be added to map of hydroperiods) D 1.1, D 4.1 

Boundary of area within 150 ft of the wetland (can be added to another figure) D 2.2, D 5.2 

Map of the contributing basin D 4.3, D 5.3 

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat 

H 2.1, H 2.2, H 2.3 

Screen capture of map of 303(d) listed waters in basin (from Ecology website) D 3.1, D 3.2 

Screen capture of list of TMDLs for WRIA in which unit is found (from web) D 3.3 

Riverine Wetlands 

Map of: To answer questions: Figure # 

Cowardin plant classes H 1.1, H 1.4 

Hydroperiods H 1.2 

Ponded depressions R 1.1 

Boundary of area within 150 ft of the wetland (can be added to another figure) R 2.4 

Plant cover of trees, shrubs, and herbaceous plants R 1.2, R 4.2 

Width of unit vs. width of stream (can be added to another figure) R 4.1 

Map of the contributing basin R 2.2, R 2.3, R 5.2 

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat 

H 2.1, H 2.2, H 2.3 

Screen capture of map of 303(d) listed waters in basin (from Ecology website) R 3.1 

Screen capture of list of TMDLs for WRIA in which unit is found (from web) R 3.2, R 3.3 

Lake Fringe Wetlands 

Map of: To answer questions: Figure # 

Cowardin plant classes L 1.1,  L 4.1, H 1.1, H 1.4 

Plant cover of trees, shrubs, and herbaceous plants L 1.2 

Boundary of area within 150 ft of the wetland (can be added to another figure) L 2.2 

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat 

H 2.1, H 2.2, H 2.3 

Screen capture of map of 303(d) listed waters in basin (from Ecology website) L 3.1, L 3.2 

Screen capture of list of TMDLs for WRIA in which unit is found (from web) L 3.3 

Slope Wetlands 

Map of: To answer questions: Figure # 

Cowardin plant classes H 1.1, H 1.4 

Hydroperiods H 1.2 

Plant cover of  dense trees, shrubs, and herbaceous plants S 1.3 

Plant cover of dense, rigid trees, shrubs, and herbaceous plants 
(can be added to figure above)  

S 4.1 

Boundary of 150 ft buffer (can be added to another figure) S 2.1, S 5.1 

1 km Polygon: Area that extends 1 km from entire wetland edge - including 
polygons for accessible habitat and undisturbed habitat 

H 2.1, H 2.2, H 2.3 

Screen capture of map of 303(d) listed waters in basin (from Ecology website) S 3.1, S 3.2 

Screen capture of list of TMDLs for WRIA in which unit is found (from web) S 3.3 

A

B1
B2
B1

B1
B2

B3
B4
B5-7



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 3 
Rating Form – Effective January 1, 2015  

HGM Classification of Wetlands in Western Washington 

1. Are the water levels in the entire unit usually controlled by tides except during floods?

NO – go to 2 YES – the wetland class is Tidal Fringe – go to 1.1 

1.1 Is the salinity of the water during periods of annual low flow below 0.5 ppt (parts per thousand)?  

NO – Saltwater Tidal Fringe (Estuarine) YES – Freshwater Tidal Fringe     
If your wetland can be classified as a Freshwater Tidal Fringe use the forms for Riverine wetlands.  If it 
is Saltwater Tidal Fringe it is an Estuarine wetland and is not scored. This method cannot be used to 
score functions for estuarine wetlands. 

2. The entire wetland unit is flat and precipitation is the only source (>90%) of water to it.  Groundwater
and surface water runoff are NOT sources of water to the unit.

NO – go to 3 YES – The wetland class is Flats 
If your wetland can be classified as a Flats wetland, use the form for Depressional wetlands.

3. Does the entire wetland unit meet all of the following criteria?
___The vegetated part of the wetland is on the shores of a body of permanent open water (without any

plants on the surface at any time of the year) at least 20 ac   (8 ha) in size; 
___At least 30% of the open water area is deeper than 6.6 ft (2 m). 

NO – go to 4 YES – The wetland class is Lake Fringe (Lacustrine Fringe) 

4. Does the entire wetland unit meet all of the following criteria?
____The wetland is on a slope (slope can be very gradual),
____The water flows through the wetland in one direction (unidirectional) and usually comes from

seeps. It may flow subsurface, as sheetflow, or in a swale without distinct banks, 
____The water leaves the wetland without being impounded. 

NO – go to 5 YES – The wetland class is Slope 

NOTE: Surface water does not pond in these type of wetlands except occasionally in very small and 
shallow depressions or behind hummocks (depressions are usually <3 ft diameter and less than 1 ft 
deep). 

5. Does the entire wetland unit meet all of the following criteria?
____The unit is in a valley, or stream channel, where it gets inundated by overbank flooding from that

stream or river,  
____The overbank flooding occurs at least once every 2 years. 

For questions 1-7, the criteria described must apply to the entire unit being rated. 

If the hydrologic criteria listed in each question do not apply to the entire unit being rated, you 
probably have a unit with multiple HGM classes.  In this case, identify which hydrologic criteria in 
questions 1-7 apply, and go to Question 8. 

A

X
X

X

eli
Oval

eli
Oval

eli
Oval

eli
Oval



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 4 
Rating Form – Effective January 1, 2015  

NO – go to 6 YES – The wetland class is Riverine  
NOTE: The Riverine unit can contain depressions that are filled with water when the river is not 
flooding 

6. Is the entire wetland unit in a topographic depression in which water ponds, or is saturated to the
surface, at some time during the year?   This means that any outlet, if present, is higher than the interior
of the wetland.

NO – go to 7 YES – The wetland class is Depressional 

7. Is the entire wetland unit located in a very flat area with no obvious depression and no overbank
flooding?  The unit does not pond surface water more than a few inches.  The unit seems to be
maintained by high groundwater in the area.  The wetland may be ditched, but has no obvious natural
outlet.

NO – go to 8 YES – The wetland class is Depressional 

8. Your wetland unit seems to be difficult to classify and probably contains several different HGM
classes.  For example, seeps at the base of a slope may grade into a riverine floodplain, or a small
stream within a Depressional wetland has a zone of flooding along its sides.  GO BACK AND IDENTIFY
WHICH OF THE HYDROLOGIC REGIMES DESCRIBED IN QUESTIONS 1-7 APPLY TO DIFFERENT
AREAS IN THE UNIT (make a rough sketch to help you decide).  Use the following table to identify the
appropriate class to use for the rating system if you have several HGM classes present within the
wetland unit being scored.

NOTE:  Use this table only if the class that is recommended in the second column represents 10% or
more of the total area of the wetland unit being rated.  If the area of the HGM class listed in column 2
is less than 10% of the unit; classify the wetland using the class that represents more than 90% of the
total area.

HGM classes within the wetland unit 
being rated 

HGM class to 
use in rating 

Slope + Riverine Riverine 

Slope + Depressional Depressional 

Slope + Lake Fringe Lake Fringe 

Depressional + Riverine along stream 
within boundary of depression 

Depressional 

Depressional + Lake Fringe Depressional 

Riverine + Lake Fringe Riverine 

Salt Water Tidal Fringe and any other 
class of freshwater wetland 

Treat as 
ESTUARINE 

If you are still unable to determine which of the above criteria apply to your wetland, or if you have 
more than 2 HGM classes within a wetland boundary, classify the wetland as Depressional for the 
rating.  

A

eli
Oval

eli
Oval

eli
Oval



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 11 
Rating Form – Effective January 1, 2015  

SLOPE WETLANDS 
Water Quality Functions  -  Indicators that the site functions to improve water quality 

S 1.0. Does the site have the potential to improve water quality? 

S 1.1. Characteristics of the average slope of the wetland:  (a 1% slope has a 1 ft vertical drop in elevation for every 
100 ft of horizontal distance)  

Slope is 1% or less points = 3 

Slope is > 1%-2% points = 2 

Slope is > 2%-5% points = 1 

Slope is greater than 5% points = 0 

S 1.2. The soil 2 in below the surface (or duff layer) is true clay or true organic (use NRCS definitions):  Yes = 3   No = 0 

S 1.3. Characteristics of the plants in the wetland that trap sediments and pollutants: 

Choose the points appropriate for the description that best fits the plants in the wetland.  Dense means you 
have trouble seeing the soil surface (>75% cover), and uncut means not grazed or mowed and plants are higher 
than 6 in. 

Dense, uncut, herbaceous plants > 90% of the wetland area points = 6 
Dense, uncut, herbaceous plants > ½ of area points = 3 

Dense, woody, plants > ½ of area points = 2 

Dense, uncut, herbaceous plants > ¼ of area points = 1 

Does not meet any of the criteria above for plants points = 0 

 Total for S 1 Add the points in the boxes above 

Rating of Site Potential  If score is:       12 = H          6-11 = M    0-5 = L Record the rating on the first page 

S 2.0. Does the landscape have the potential to support the water quality function of the site?  

S 2.1. Is > 10% of the area within 150 ft on the uphill side of the wetland in land uses that generate pollutants? 

Yes = 1   No =  0 

S 2.2. Are there other sources of pollutants coming into the wetland that are not listed in question S 2.1? 

Other sources ________________ Yes = 1   No = 0 

Total for S 2 Add the points in the boxes above 

Rating of Landscape Potential  If score is:       1-2 = M         0 = L Record the rating on the first page 

S 3.0. Is the water quality improvement provided by the site valuable to society? 

S 3.1. Does the wetland discharge directly (i.e., within 1 mi) to a stream, river, lake, or marine water that is on the 
303(d) list? Yes = 1   No = 0 

S 3.2. Is the wetland in a basin or sub-basin where water quality is an issue? At least one aquatic resource in the basin is 
on the 303(d) list. Yes = 1   No = 0 

S 3.3. Has the site been identified in a watershed or local plan as important for maintaining water quality? Answer YES 
if there is a TMDL for the basin in which unit is found. Yes = 2   No = 0 

Total for S 3 Add the points in the boxes above 

Rating of Value  If score is:       2-4 = H          1 = M     0 = L Record the rating on the first page 

A

3
0

2

5
X

1

1
2

X

0

0

0
0

X

grazing in wetland



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 12 
Rating Form – Effective January 1, 2015  

SLOPE WETLANDS 
Hydrologic Functions  -  Indicators that the site functions to reduce flooding and stream erosion 

S 4.0. Does the site have the potential to reduce flooding and stream erosion? 

S 4.1. Characteristics of plants that reduce the velocity of surface flows during storms: Choose the points appropriate 
for the description that best fits conditions in the wetland. Stems of plants should be thick enough (usually > 

1
/8

in), or dense enough, to remain erect during surface flows. 

Dense, uncut, rigid plants cover > 90% of the area of the wetland points = 1 

All other conditions points = 0  

Rating of Site Potential   If score is:       1 = M         0 = L Record the rating on the first page 

S 5.0. Does the landscape have the potential to support the hydrologic functions of the site? 

S 5.1. Is more than 25% of the area within 150 ft upslope of wetland in land uses or cover that generate excess 
surface runoff? Yes = 1   No = 0 

Rating of Landscape Potential  If score is:       1 = M    0 = L Record the rating on the first page 

S 6.0. Are the hydrologic functions provided by the site valuable to society? 

S 6.1. Distance to the nearest areas downstream that have flooding problems: 

The sub-basin immediately down-gradient of site has flooding problems that result in damage to human or 
natural resources (e.g., houses or salmon redds)  points = 2 
Surface flooding problems are in a sub-basin farther down-gradient points = 1 
No flooding problems anywhere downstream points = 0 

S 6.2. Has the site been identified as important for flood storage or flood conveyance in a regional flood control plan? 

Yes = 2   No = 0 

Total for S 6  Add the points in the boxes above 

Rating of Value  If score is:       2-4 = H          1 = M    0 = L Record the rating on the first page 

NOTES and FIELD OBSERVATIONS: 

A

1
X

1
X

0

0

0
X



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 13 
Rating Form – Effective January 1, 2015  

These questions apply to wetlands of all HGM classes. 

HABITAT FUNCTIONS  -  Indicators that site functions to provide important habitat 

H 1.0. Does the site have the potential to provide habitat? 

H 1.1. Structure of plant community: Indicators are Cowardin classes and strata within the Forested class. Check the 
Cowardin plant classes in the wetland. Up to 10 patches may be combined for each class to meet the threshold 
of ¼ ac or more than 10% of the unit if it is smaller than 2.5 ac. Add the number of structures checked. 

____Aquatic bed 4 structures or more: points = 4 

____Emergent 3 structures: points = 2 

____Scrub-shrub (areas where shrubs have > 30% cover)  2 structures: points = 1 

____Forested (areas where trees have > 30% cover)  1 structure: points = 0 

If the unit has a Forested class, check if: 

____The Forested class has 3 out of 5 strata (canopy, sub-canopy, shrubs, herbaceous, moss/ground-cover) 
that each cover 20% within the Forested polygon 

H 1.2. Hydroperiods 

Check the types of water regimes (hydroperiods) present within the wetland.  The water regime has to cover 
more than 10% of the wetland or ¼ ac to count (see text for descriptions of hydroperiods).   

____Permanently flooded or inundated 4 or more types present: points = 3 

____Seasonally flooded or inundated 3 types present: points = 2 

____Occasionally flooded or inundated 2 types present: points = 1 

____Saturated only 1 type present: points = 0 

____Permanently flowing stream or river in, or adjacent to, the wetland 

____Seasonally flowing stream in, or adjacent to, the wetland 

____Lake Fringe wetland 2 points 

____Freshwater tidal wetland 2 points         

H 1.3. Richness of plant species 

Count the number of plant species in the wetland that cover at least 10 ft
2
.  

Different patches of the same species can be combined to meet the size threshold and you do not have to name 
the species.    Do not include Eurasian milfoil, reed canarygrass, purple loosestrife, Canadian thistle 

If you counted: > 19 species points = 2 

5 - 19 species points = 1 

< 5 species points = 0 

H 1.4. Interspersion of habitats 

Decide from the diagrams below whether interspersion among Cowardin plants classes (described in H 1.1), or 
the classes and unvegetated areas (can include open water or mudflats) is high, moderate, low, or none. If you 
have four or more plant classes or three classes and open water, the rating is always high.     

        None = 0 points   Low = 1 point  Moderate = 2 points 

All three diagrams 

in this row 

are HIGH = 3points 

A

X

X

1

X

X

1

1

1



Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 14 
Rating Form – Effective January 1, 2015  

H 1.5. Special habitat features: 

Check the habitat features that are present in the wetland.  The number of checks is the number of points.  

____Large, downed, woody debris within the wetland (> 4 in diameter and 6 ft long). 

____Standing snags (dbh > 4 in) within the wetland 

____Undercut banks are present for at least 6.6 ft (2 m) and/or overhanging plants extends at least 3.3 ft (1 m) 
over a stream (or ditch) in, or contiguous with the wetland, for at least 33 ft (10 m) 

____Stable steep banks of fine material that might be used by beaver or muskrat for denning  (> 30 degree 
slope) OR signs of recent beaver activity are present (cut shrubs or trees that have not yet weathered 
where wood is exposed) 

____At least ¼ ac of thin-stemmed persistent plants or woody branches are present in areas that are 
permanently or seasonally inundated  (structures for egg-laying by amphibians) 

____Invasive plants cover less than 25% of the wetland area in every stratum of plants (see H 1.1 for list of 
strata) 

Total for H 1 Add the points in the boxes above 

Rating of Site Potential  If score is:       15-18 = H          7-14 = M   0-6 = L Record the rating on the first page 

H 2.0. Does the landscape have the potential to support the habitat functions of the site?  

H 2.1. Accessible habitat (include only habitat that directly abuts wetland unit). 

Calculate: % undisturbed habitat   + [(% moderate and low intensity land uses)/2]        = _______%     

If total accessible habitat is:     

> 
1
/3 (33.3%) of 1 km Polygon  points = 3 

20-33% of 1 km Polygon points = 2 

10-19% of 1 km Polygon points = 1 

< 10% of 1 km Polygon points = 0 

H 2.2. Undisturbed habitat in 1 km Polygon around the wetland. 

Calculate: % undisturbed habitat   + [(% moderate and low intensity land uses)/2]        = _______% 

Undisturbed habitat > 50% of Polygon points = 3 

Undisturbed habitat 10-50% and in 1-3 patches points = 2 

Undisturbed habitat 10-50% and > 3 patches points = 1 

Undisturbed habitat < 10% of 1 km Polygon points = 0 

H 2.3. Land use intensity in 1 km Polygon: If 

> 50% of 1 km Polygon is high intensity land use points = (- 2)           

≤ 50% of 1 km Polygon is high intensity points = 0 

Total for H 2 Add the points in the boxes above 

Rating of Landscape Potential  If score is:       4-6 = H          1-3 = M          < 1 = L Record the rating on the first page 

H 3.0. Is the habitat provided by the site valuable to society? 

H 3.1. Does the site provide habitat for species valued in laws, regulations, or policies? Choose only the highest score 
that applies to the wetland being rated. 

Site meets ANY of the following criteria:  points = 2 

 It has 3 or more priority habitats within 100 m (see next page)      

 It provides habitat for Threatened or Endangered species (any plant or animal on the state or federal lists)  

 It is mapped as a location for an individual WDFW priority species      

 It is a Wetland of High Conservation Value as determined by the Department of Natural Resources 

 It has been categorized as an important habitat site in a local or regional comprehensive plan, in a 
Shoreline Master Plan, or in a watershed plan 

Site has 1 or 2 priority habitats (listed on next page) within 100 m points = 1 

Site does not meet any of the criteria above points = 0 

Rating of Value  If score is:       2 = H          1 = M     0 = L Record the rating on the first page  

A

X
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Wetland name or number ______ 

Wetland Rating System for Western WA: 2014 Update 15 
Rating Form – Effective January 1, 2015  

WDFW Priority Habitats 
Priority habitats listed by WDFW (see complete descriptions of WDFW priority habitats, and the counties in which they can 
be found, in:  Washington Department of Fish and Wildlife. 2008.  Priority Habitat and Species List. Olympia, Washington. 
177 pp. http://wdfw.wa.gov/publications/00165/wdfw00165.pdf or access the list from here: 
http://wdfw.wa.gov/conservation/phs/list/) 

Count how many of the following priority habitats are within 330 ft (100 m) of the wetland unit:  NOTE:  This question is 
independent of the land use between the wetland unit and the priority habitat.  

 Aspen Stands:  Pure or mixed stands of aspen greater than 1 ac (0.4 ha). 

 Biodiversity Areas and Corridors:  Areas of habitat that are relatively important to various species of native fish and 
wildlife (full descriptions in WDFW PHS report). 

 Herbaceous Balds:  Variable size patches of grass and forbs on shallow soils over bedrock. 

 Old-growth/Mature forests:  Old-growth west of Cascade crest – Stands of at least 2 tree species, forming a multi-
layered canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha ) > 32 in (81 cm) dbh or > 200 
years of age. Mature forests – Stands with average diameters exceeding 21 in (53 cm) dbh; crown cover may be less 
than 100%; decay, decadence, numbers of snags, and quantity of large downed material is generally less than that 
found in old-growth; 80-200 years old west of the Cascade crest. 

 Oregon White Oak:  Woodland stands of pure oak or oak/conifer associations where canopy coverage of the oak 
component is important (full descriptions in WDFW PHS report p. 158 – see web link above). 

 Riparian:  The area adjacent to aquatic systems with flowing water that contains elements of both aquatic and 
terrestrial ecosystems which mutually influence each other. 

 Westside Prairies:  Herbaceous, non-forested plant communities that can either take the form of a dry prairie or a wet 
prairie (full descriptions in WDFW PHS report p. 161 – see web link above). 

 Instream:  The combination of physical, biological, and chemical processes and conditions that interact to provide 
functional life history requirements for instream fish and wildlife resources. 

 Nearshore:  Relatively undisturbed nearshore habitats.  These include Coastal Nearshore, Open Coast Nearshore, and 
Puget Sound Nearshore. (full descriptions of habitats and the definition of relatively undisturbed are in WDFW report – 
see web link on previous page).  

 Caves:  A naturally occurring cavity, recess, void, or system of interconnected passages under the earth in soils, rock, 
ice, or other geological formations and is large enough to contain a human. 

 Cliffs:  Greater than 25 ft (7.6 m) high and occurring below 5000 ft elevation. 

 Talus: Homogenous areas of rock rubble ranging in average size 0.5 - 6.5 ft (0.15 - 2.0 m), composed of basalt, andesite, 
and/or sedimentary rock, including riprap slides and mine tailings. May be associated with cliffs. 

 Snags and Logs:  Trees are considered snags if they are dead or dying and exhibit sufficient decay characteristics to 
enable cavity excavation/use by wildlife. Priority snags have a diameter at breast height of > 20 in (51 cm) in western 
Washington and are > 6.5 ft (2 m) in height.  Priority logs are > 12 in (30 cm) in diameter at the largest end, and > 20 ft 
(6 m) long. 

Note: All vegetated wetlands are by definition a priority habitat but are not included in this list because they are addressed 
elsewhere.  

A

http://wdfw.wa.gov/publications/00165/wdfw00165.pdf
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CATEGORIZATION BASED ON SPECIAL CHARACTERISTICS 
Wetland Type 

Check off any criteria that apply to the wetland. Circle the category when the appropriate criteria are met. 

Category 

SC 1.0. Estuarine wetlands 
Does the wetland meet the following criteria for Estuarine wetlands? 

 The dominant water regime is tidal,  

 Vegetated, and  

 With a salinity greater than 0.5 ppt Yes –Go to SC 1.1       No= Not an estuarine wetland 

SC 1.1.  Is the wetland within a National Wildlife Refuge, National Park, National Estuary Reserve, Natural Area 
Preserve, State Park or Educational, Environmental, or Scientific Reserve designated under WAC 332-30-151?

Yes = Category I        No - Go to SC 1.2 
Cat. I 

SC 1.2. Is the wetland unit at least 1 ac in size and meets at least two of the following three conditions? 

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing, and has less 
than 10% cover of non-native plant species.  (If non-native species are Spartina, see page 25) 

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or un-
mowed grassland.  

 The wetland has at least two of the following features: tidal channels, depressions with open water, or 
contiguous freshwater wetlands.  Yes = Category I      No = Category II 

Cat. I 

Cat. II 

SC 2.0.  Wetlands of High Conservation Value  (WHCV) 
SC 2.1. Has the WA Department of Natural Resources updated their website to include the list of Wetlands of High 

Conservation Value? Yes – Go to SC 2.2       No – Go to SC 2.3 
SC 2.2. Is the wetland listed on the WDNR database as a Wetland of High Conservation Value? 

Yes = Category I          No = Not a WHCV 
SC 2.3. Is the wetland in a Section/Township/Range that contains a Natural Heritage wetland?  

http://www1.dnr.wa.gov/nhp/refdesk/datasearch/wnhpwetlands.pdf 
Yes – Contact WNHP/WDNR and go to SC 2.4        No  = Not a WHCV 

SC 2.4. Has WDNR identified the wetland within the S/T/R as a Wetland of High Conservation Value and listed it on 
their website?  Yes = Category I      No = Not a WHCV 

Cat. I 

SC 3.0. Bogs 
Does the wetland (or any part of the unit) meet both the criteria for soils and vegetation in bogs? Use the key 
below. If you answer YES you will still need to rate the wetland based on its functions.  

SC 3.1. Does an area within the wetland unit have organic soil horizons, either peats or mucks, that compose 16 in or 
more of the first 32 in of the soil profile?  Yes – Go to SC 3.3        No – Go to SC 3.2 

SC 3.2. Does an area within the wetland unit have organic soils, either peats or mucks, that are less than 16 in deep 
over bedrock, or an impermeable hardpan such as clay or volcanic ash, or that are floating on top of a lake or 
pond? Yes – Go to SC 3.3          No = Is not a bog 

SC 3.3. Does an area with peats or mucks have more than 70% cover of mosses at ground level, AND at least a 30% 
cover of plant species listed in Table 4?  Yes = Is a Category I bog        No –  Go to SC 3.4 
NOTE: If you are uncertain about the extent of mosses in the understory, you may substitute that criterion by 
measuring the pH of the water that seeps into a hole dug at least 16 in deep. If the pH is less than 5.0 and the 
plant species in Table 4 are present, the wetland is a bog.  

SC 3.4. Is an area with peats or mucks forested (> 30% cover) with Sitka spruce, subalpine fir, western red cedar, 
western hemlock, lodgepole pine, quaking aspen, Engelmann spruce, or western white pine, AND any of the 
species (or combination of species) listed in Table 4 provide more than 30% of the cover under the canopy?

Yes = Is a Category I bog        No = Is not a bog 

Cat. I 

A

http://www1.dnr.wa.gov/nhp/refdesk/datasearch/wnhpwetlands.pdf
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SC 4.0. Forested Wetlands 

Does the wetland have at least 1 contiguous acre of forest that meets one of these criteria for the WA 
Department of Fish and Wildlife’s forests as priority habitats? If you answer YES you will still need to rate 
the wetland based on its functions.  

 Old-growth forests (west of Cascade crest): Stands of at least two tree species, forming a multi-layered 
canopy with occasional small openings; with at least 8 trees/ac (20 trees/ha) that are at least 200 years of 
age OR have a diameter at breast height (dbh) of 32 in (81 cm) or more.   

 Mature forests (west of the Cascade Crest): Stands where the largest trees are 80- 200 years old OR the 
species that make up the canopy have an average diameter (dbh) exceeding 21 in (53 cm). 

Yes =  Category I      No = Not a forested wetland for this section Cat. I 

SC 5.0. Wetlands in Coastal Lagoons 
Does the wetland meet all of the following criteria of a wetland in a coastal lagoon? 

 The wetland lies in a depression adjacent to marine waters that is wholly or partially separated from 
marine waters by sandbanks, gravel banks, shingle, or, less frequently, rocks  

 The lagoon in which the wetland is located contains ponded water that is saline or brackish (> 0.5 ppt) 
during most of the year in at least a portion of the lagoon (needs to be measured near the bottom) 

Yes – Go to SC 5.1       No = Not a wetland in a coastal lagoon 
SC 5.1. Does the wetland meet all of the following three conditions?  

 The wetland is relatively undisturbed (has no diking, ditching, filling, cultivation, grazing), and has less 
than 20% cover of aggressive, opportunistic plant species (see list of species on p. 100). 

 At least ¾ of the landward edge of the wetland has a 100 ft buffer of shrub, forest, or un-grazed or un-
mowed grassland. 

 The wetland is larger than 
1
/10 ac (4350 ft

2
)

Yes = Category I   No = Category II 

Cat. I 

Cat. II 

SC 6.0. Interdunal Wetlands  
Is the wetland west of the 1889 line (also called the Western Boundary of Upland Ownership or WBUO)?  If 
you answer yes you will still need to rate the wetland based on its habitat functions.  

In practical terms that means the following geographic areas: 

 Long Beach Peninsula: Lands west of SR 103 

 Grayland-Westport: Lands west of SR 105 

 Ocean Shores-Copalis: Lands west of SR 115 and SR 109 
Yes – Go to SC 6.1       No = not an interdunal wetland for rating 

SC 6.1. Is the wetland 1 ac or larger and scores an 8 or 9 for the habitat functions on the form (rates H,H,H or H,H,M 
for the three aspects of function)? Yes = Category I        No – Go to SC 6.2 

SC 6.2. Is the wetland 1 ac or larger, or is it in a mosaic of wetlands that is 1 ac or larger?    
Yes = Category II        No – Go to SC 6.3 

SC 6.3. Is the unit between 0.1 and 1 ac, or is it in a mosaic of wetlands that is between 0.1 and 1 ac?    
Yes = Category III        No = Category IV 

Cat I 

Cat. II 

Cat. III 

Cat. IV 

Category of wetland based on Special Characteristics 
If you answered No for all types, enter “Not Applicable” on Summary Form 

A
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PRELIMINARY WETLAND BUFFER MITIGATION PLAN 
 
Project:  Meadows Subdivision 
Applicant:    Lacamas Meadows, LLC/Tom Strassenberg 
Location:  4313 NW Sierra Street, Camas, Washington 
Legal Description: SW ¼ of Sec. 34, T02N, R03E, W. M., Clark County  
Serial Number(s): 177893-000 & 177902-000 
Local Jurisdiction: City of Camas 
Study Area Size: 4.25 acres 
Project Type: Single Family Residential 
Zoning:  R-7.5 
ComPlan:  SFM 
Delineation 
Report Date: June 13, 2014 
Preliminary  
Mitigation Plan: April 16, 2015 
Revised Preliminary  
Mitigation Plan: June 30, 2015 
 
1.0 INTRODUCTION 
 
The Applicant contracted The Resource Company (TRC) to prepare a wetland buffer 
mitigation plan for the proposed Meadows Subdivision project. The project is located at 
4313 N.W. Sierra Street, Camas, Washington. The study area is located within the 
LaCamas Creek watershed. The project consists of a single family residential subdivision 
(15 lots) and associated infrastructure. This revised report addresses temporary impacts to 
the wetland buffer for construction of the stormwater facilities in the outer portion of the 
wetland buffer and the placement of a manhole and stormwater outfall within inner 
portion of the wetland buffer. The revisions for this report are based on the City’s 
comments provided to Mr. Travis Johnson, PLC engineering in a letter dated June 10, 
2015. 
 
Wetlands on-site were delineated by TRC on June 4, 2014. Through the course of the 
wetland assessment one wetland was identified within the study site. The wetland 
identified was classified as Category 4 with a 50-foot base buffer (Fig. 3) for high 
intensity land use. This report is prepared under the guidelines of the recently updated 
City of Camas Critical Areas Ordinance – Wetlands (16.53). 
 
2.0 EXISTING CONDITIONS 
 
The study area encompasses tax lots 177893-000 (2 ac.) and 177902-000 (2.25 ac.). 
Currently, the properties contain two single family residences and several outbuildings. It 
appears that the property has been used for agricultural purposes primarily grazing. It is 
predominantly an open grassland plant community with patches of trees and shrubs. The 
property is relatively flat and slopes slightly to the northwest (Fig. 2). A wetland in the 
northwest corner of the site was identified through the course of the assessment. This 
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wetland is part of a larger wetland complex that extends off-site to the north. The wetland 
meets the criteria of a slope, palustrine, emergent, wetland as defined under the 
hydrogeomorphic (HGM) classification system. The wetland was rated Category IV 
according to Ecology’s rating system for western Washington (2014 update) which was 
recently adopted by the City. 
 
2.1 WETLANDS (FIG. 3) 
 
Wetland A (9,370 sq.ft – on-site)  
Wetland A meets the criteria of a slope hydrogeomorphic (HGM) wetland class. On-site 
the wetland contains a sparse tree layer that is dominated by Oregon ash (Fraxinus 

latifolia – FACW). There is no shrub layer. Ground cover is predominantly by Kentucky 
bluegrass (Poa pratensis – FAC), creeping buttercup (Ranculus repens – FAC) and 
vernalgrass (Anthoxanthum odoratum – FACU). Hydric soil characteristics generally 
include a silt loam with a dark brown (7.5YR 3/2) with dark yellowish brown 
concentrations in the top eight inches, below this is a very dark gray (10YR 3/1) silt loam 
with dark brown (7.5YR 3/4) concentrations to a depth of 16 inches. Wetland hydrology 
was indicated by the presence of oxidized rhyzospheres and water stained leaves. 
Wetland A rated as Category IV wetland according to the Western Washington Wetland 
Rating Form.  
  
2.2 NON-WETLANDS (Fig. 3) 
 
The non-wetland portion of the study area contains two residences and outbuildings and 
is actively maintained. It is predominantly open grassland with patches of trees and 
shrubs. The grassland areas are predominantly vernalgrass, bluegrass, tall fescue 
(Schedonorus arundinacea – FAC) and a variety of upland forbs. There is a patch of 
Douglas-fir (Psuedotsuga menziesii – FACU) in the south-central portion of the site and 
the majority of the south property line contains a tree row. Blackberry occurs along the 
northern edge of the site. Soils in the non-wetland portion of the site are generally a 
brown (7.5YR 4/3 - & 7.5YR 5/4) silt loam with no hydric indicators. No wetland 
hydrology indicators were observed in the non-wetland portions of the study area. 
 
3.0 AVOIDANCE AND MINIMIZATION 
 
The applicant is proposing the development of 15 residential lots and associated 
infrastructure within the study area (Fig. 4). The site contains one Category IV wetland in 
the northwest corner of the property. The applicant has avoided all direct impacts to that 
wetland. Temporary impacts are proposed for the construction of the stormwater facility 
and outfall pipe however these areas will be restored and planted with native vegetation 
once construction has been completed. The only permanent impact (20 ft²) in the buffer 
will be the manhole. Compensation for this impact and the temporary impacts are 
outlined below. The applicant did look at two other site plan alternatives (Appendix B), 
but due to the topography of the site both of these alternatives would have placed the 
stormwater facility in the same location with the same impacts as this preferred 
alternative. 
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The following additional measures will be taken to avoid/minimize additional impacts to 
wetland and buffer areas: 
 

1. All wetland, wetland buffer, and riparian buffer boundaries will be temporarily 
flagged in the field prior to construction. 

2. Erosion control measures (e.g. straw bale sediment barriers or sediment fence) 
will be installed to prevent siltation from occurring in the critical areas during 
construction. 

3. The erosion control measures will be removed once construction is completed and 
vegetation has become established. 

4. The final wetland and buffer configuration will be placed in a conservation 
covenant that will restrict use and access to the critical areas. 

 
4.0 BUFFER IMPACT AND COMPENSATION AREAS (FIGS. 5 & 6) 
 

The Applicant is proposing to detain stormwater on-site within facilities that will 
meet the new Western Washington Stormwater Manual Standards. According to 
CMC 16.53.050(C)(3) - Stormwater facilities are only allowed in buffers of 

wetlands with low habitat function (four points or less on the habitat section of 

the rating system form); provided, the facilities shall be built on the outer edge 

of the buffer and not degrade the existing buffer function, and are designed to 

blend with the natural landscape. Unless determined otherwise by the 

responsible official, the following activities shall be considered to degrade a 

wetland buffer when they are associated with the construction of a stormwater 

facility:  

a. Removal of trees greater than four inches diameter at four and one-half feet 

above the ground or greater than twenty feet in height;  

b. Disturbance of plant species that are listed as rare, threatened, or 

endangered by the city, county, or any state or federal management agency;  

c. The construction of concrete structures, other than manholes, inlets, and 

outlets that are exposed above the normal water surface elevation of the 

facility;  

d. The construction of maintenance and access roads; 

e. Slope grading steeper than four to one horizontal to vertical above the 

normal water surface elevation of the stormwater facility;  

f. The construction of pre-treatment facilities such as fore bays, sediment 

traps, and pollution control manholes;  

g. The construction of trench drain collection and conveyance facilities; 

h. The placement of fencing; and 

i. The placement of rock and/or riprap, except for the construction of flow 

spreaders, or the protection of pipe outfalls and overflow spillways; 
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provided that buffer functions for areas covered in rock and/or riprap are 

replaced.  

 
The portion of the stormwater facility within the wetland buffer has been designed to 
meet the above listed criteria as follows: 

1.  Wetland A scores 4 points for habitat which meets the 4 points or less criteria 
2.  Except for the outfall pipe, grading in the buffer is proposed on the outer 50 

percent of the wetland buffer.  
3. The graded slope within the buffer is a 4:1 which has been the accepted standard 

to meet the blending with the natural landscape criteria. This area will be restored 
by seeding with a native grass mixture. See the following section. 

4. The portion of the stormwater facility has been designed to not degrade the buffer 
and meet the criteria listed above. 

 
This project will temporarily impact 6,345 ft² of the wetland buffer for the excavation of 
the outer portion of the detention facility and the installation of the outfall pipe as shown 
in Figure 5. The only permanent impact within the buffer will be the installation of a 
manhole on the outer edge of the graded area. This impact will be approximately 20 ft² 
(Fig. 5). No wetlands will be directly impacted and no trees will be removed within this 
construction zone. Vegetation that will be removed for the pipe installation and man-hole 
will be primarily non-native herbaceous species. 
 
To maintain wetland and buffer function, the permanent and temporary impact areas will 
be treated and restored as follows: 

1. Construction fencing should be placed and maintained between the wetland 
boundary and the trench construction area during excavation to prevent equipment 
from entering the wetland. 

2. The trench will be excavated at the minimum width necessary for the installation 
of the pipe. 

3. Erosion control BMP’s shall be employed so that that the wetland is not impacted 
by the trenching and installation activities. 

4. Spoils from the trench shall be stored out of the wetland. 
5. The upper 12 inches of topsoil should be removed and stockpiled separately from 

subsurface soil. 
6. Once installation has been completed the trench shall be restored to pre-

construction contours. Subsurface soils should be placed first into the trench as 
backfill, followed by the topsoil. 

7. The construction area (Fig. 6) will be planted with a native grass seed mixture 
similar to the mixture that follows: 

Blue wildrye (Elymus glaucus) 40% 
California brome (Bromus carinatus) 40% 
Native red fescue (Festuca rubra) 15% 
Tufted hairgrass (Deschampsia caespitosa) 5% 
The seeding rate for this mixture is: 1 lb/1000 sq.ft. 
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8. To compensate for the permanent buffer impact for the manhole (20 ft²), the trees 
and shrubs listed in Table 1 will be planted in the buffer between the manhole and 
the wetland boundary as an enhancement at a minimum of a 6:1 ratio as per CMC 
Table 15.63.050-1. 

 
Planting Table 1 – Native Woody Species Enhancement Area (120 ft²)                   
Fig. 6 
Native Woody Species 
 

Plant Form Minimum 
Size 

Minimum 
Spacing 

 Required 
Number 

W. Red Cedar  
(Thuja plicata) 

Seedling 2’ 10’ 3 

Hazelnut 
(Corylus cornuta) 

Bare Root 2’ 7’ 6 

Total Tree/Shrubs 9 

 
Additional planting specifications applicable to this plan are listed below. 
 
Source of Plant Materials - All plants will be obtained from nurseries specializing in plant 
materials native to the Pacific Northwest.  
 
Planting Time - Bare-root shrubs and trees should be planted between December 1 and 
March 31, when plants are dormant. If planting is conducted outside this time period, 
containerized plant stock will be used and extra care and watering may be needed to 
ensure that plants become adequately established. 
  

Planting Guidelines - A hole one foot in diameter and one foot deep, shall be excavated 
for bare root stock. The holes should be large enough to accommodate the plant roots 
without restriction.  Plants will be held in place with the top of the root mass at ground 
level.  Topsoil will be backfilled around the roots and lightly tamped to remove any air 
pockets in the soil.  Mulch (2-3 inches deep) shall be applied around the base of each 
plant. Future maintenance should use scarification (by hand) to keep the 1-foot diameter 
area free of herbaceous vegetation until plants are well established. If the soils are not 
saturated, each plant should be watered at the time of planting. Supplemental watering 
(every two weeks during the summer season) may also be required to ensure plant 
survival and mitigation success.   
 
Schedule – The mitigation area will be planted within the same calendar year that the 
waterline is installed. 
 
Monitoring & Maintenance - The following actions will be implemented as part of the 
wetland buffer enhancement monitoring and maintenance plan on this site: 
 

Qualifications - The initial and all successive year plantings will be supervised by a 
qualified professional to ensure that correct planting procedures are followed and that 
plantings are done according to the planting scheme.  
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Duration - Monitoring of all planted areas shall begin once the mitigation site is planted 
and established and shall continue through the duration of the 5-year monitoring period.  
Monitoring activities will take place during the late spring or summer time period.  A 
report documenting the monitoring results will be submitted to the City following the 1st, 
2nd, 3rd, 4th and 5th year monitoring periods.  This report will identify deficiencies in the 
enhancement progress and any contingency measures that will be taken to correct those 
deficiencies.  
 
Expected Survivability - The goal of the mitigation plan is to reach certain plant 
survivability or plant cover (80 percent) by the end of the 5 year monitoring period.  To 
determine if the enhancement area is meeting the expected goal, plant survivability and 
aerial coverage will be tied to each monitoring period as follows: 
 

Year 1 – at least 100 percent survival of native trees and shrub species 
Year 2 – at least 80 percent survival of native trees and shrub species 
Year 5 – at least 80 percent survival or 80 percent cover of native species 

 
Naturally Colonizing Vegetation - Non-native species except reed canarygrass should 
cover less than 10 percent of the enhancement area. If the planted stock do not survive, 
but native naturally colonizing wetland plant species replace them, then the project may 
be judged to meet the threshold criteria for successful plant community establishment.  
(Note:  All decisions regarding which volunteer species are to be considered acceptable 
will be made by the City). 
 
Maintenance - To ensure planting success, the Applicant will be responsible for 
performing minor maintenance over the monitoring period. This will include the selective 
removal of undesirable plant species such as blackberry (Rubus spp.) that may be 
hindering the growth and establishment of the favored plant stands.  An area, 1-foot in 
diameter surrounding each planted woody species, will be kept free of competing 
vegetation. This can be accomplished either by scarifying the area by hand or through the 
use of weed-control rings. Any maintenance required within the wetland or buffer will be 
supervised by a qualified wetland professional familiar with this project.  
 
Adaptive Management - Adaptive Management will be utilized to make improvements to 
the mitigation plan if needed. Adaptive Management – the feedback loop – is a four step 
process based on a review of the information collected through the monitoring and a 
determination of what changes are necessary to improve protection when goals are not 
met. Adaptive management is the four stepped process described below and this process 
will be utilized if monitoring reveals that the objectives and performance standards of the 
mitigation are not being met.  
 
Analyze – As monitoring data is analyzed new information can be generated that may 
require changing the solutions prescribed.  
 
Implement – Implement actions to address mitigation deficiencies. 
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Monitor – Provides new data that feeds back into the analysis of the landscapes and its 
wetlands. Monitor the implemented actions and if deficiencies are still present proceed to 
step 1.  
 

1. Replacement Plantings—Replacement plantings will also be made throughout the 
monitoring period if monitoring reveals that unacceptable plant mortality has 
occurred. Woody species will be re-planted to the original number of plants 
proposed in the accepted mitigation plan throughout the duration of the 
monitoring and maintenance period.   

 

2. Planting Plan Modifications—Modifications to the planting plan (i.e., plant 
species and densities) will be made if monitoring identifies problems with the 
original planting scheme. For example, if annual monitoring identifies that plant 
mortality is attributed to an inappropriate hydrologic regime, the replacement 
plantings should be made using a more suitable plant species. Any recommended 
changes to the planting scheme will be documented in the annual monitoring 
report. The addition of any new plant species, not already included in this 
enhancement plan, must be approved by the City. 

 
Soil Erosion - Any areas demonstrating soil erosion problems will be restored as soon as 
possible. If there does not appear to be a problem with the original design, the eroded 
areas will be restored by replacing any lost topsoil and replanted according to the original 
planting scheme.  
 
Table 2.  Maintenance and Contingency Requirements 
Maintenance 
Component 

Defect Conditions When Maintenance  
is Needed 

Results Expected When 
Maintenance is Performed 

 
Restoration and 
Enhancement 
Areas 

 
Trash and debris 

 
Any trash or debris which 
exceeds  
1 ft3/100ft2 (equal to the volume 
of a standard size office garbage 
can). In general, there should be 
no evidence of dumping. 

 
Trash and debris cleared from 
site. 
 

 
Restoration and 
Enhancement 
Areas 

 
Erosion 

 
Eroded damage >2 inches deep 
where cause of damage is still 
present or where there is potential 
for continued erosion. 

 
Eroded areas should be stabilized 
with appropriate erosion control 
BMPs (e.g., seeding, mulching). 

 
Restoration and 
Enhancement 
Areas 

 
Plant mortality 

 
Plant mortality jeopardizes 
attaining the survival rate 
outlined in this 
mitigation/restoration plan. 

 
Plants should be replaced 
according to the planting plan. 
Modifications to the planting 
plan should be made if 
monitoring identifies problems 
with the original planting 
scheme. 
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Restoration and 
Enhancement 
Areas 

 
Invasion of 
undesirable plant 
species. 

 
Undesirable plant species are 
hindering the growth and 
establishment of the favored 
plant stands. 

 
Undesirable species removed by 
hand, or in accordance with 
recommendations of the Clark 
County Weed Control Board. 

 
Restoration and 
Enhancement 
Areas 

 
Animal herbivory 

 
Animal herbivory jeopardizes 
attaining the survival rate 
outlined in this mitigation/ 
restoration plan. 

 
The area may need to be 
temporarily fenced if grazing 
becomes a problem. 
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APPENDIX A – SITE PLAN ALTERNATIVES 
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial

number(s) 177893-000 &

177902-000.

Preferred Alternative

Alternative 1

(2 fewer lots than preferred alternative)

Alternative 2

(2 fewer lots than preferred alternative)

1) Increases overall tract area and tree protection areas within tracts.

2) Slight reduction in infrastructure costs.

3) Outfall of stormwater will be in the same location as preferred alternative.

1) Increases overall tract area and tree protection areas within tracts.

2) Slight reduction in infrastructure costs.

3) Outfall of stormwater will be in the same location as preferred alternative.
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COMMUNITY DEVELOPMENT DEPARTMENT 

616 NE 4th Avenue 
Camas, WA 98607 

www.ci.camas.wa.us 

 
 

July 6, 2015 
 
Travis Johnson 
PLS Engineering 
2008 C Street 
Vancouver, WA 98663 
(sent via mail and email) 
 
RE:  Meadows Subdivision (SUB15-01) preliminary plat review comments 
 
Dear Mr. Johnson, 
 
The below city comments are based only on the city’s review of the Preliminary Plat application 
materials resubmitted May 6, 2015 for the Meadows Subdivision:       
 

1) At page 7 of the applicant’s narrative, a variance is requested for a reduction to the street 
side yard setback from 20-feet to 15-feet. However, the applicant’s narrative did not 
address the criteria for approval of a major variance pursuant to CMC 18.45.040.B.1-3 nor 
included the application form and appropriate fee. The 20-foot street side yard setback 
applies to proposed Lot 1 and Lot 14. The proposed preliminary plat shows a 50-foot wide 
building envelope on both of those lots, however lots are only required to accommodate a 
40x40 building envelope. With that, staff finds the 20-foot street side yard setback can be 
met based on the current size and shape of Lot 1 and Lot 14.   

2) Lots 3 is a Restricted Corner Lot per CMC 17.19.030.D.8 which states, “Corner lots 
restricted from access on side yard flanking street shall be treated as interior lots and 
conform to front, side and rear yard interior setbacks of CMC Chapter 18.09.”  With the 
future development immediately to the west, Lot 10 will also become a restricted corner lot 
with the required extension of NW Utah Street. As a result, setbacks for Lots 3 and 10 shall 
be as follows: Front 20-feet, Side 5-feet and Rear 25-feet.    

3) Per CMC 17.19.040.B.11, access to NW 43rd Avenue and NW Sierra Street (both marginal 
streets) is restricted in order to minimize traffic and provide a separation of through and 
local traffic. Therefore, pursuant to CMC 17.19.040.B.11.c, appropriate fencing with 
landscaping contained in a non-access reservation with a minimum ten-foot width along the 
real property line will be required. Lots 1-9 appear to have adequate lot depths to 
accommodate this requirement. Setbacks are measured from the edge of the 10-
foot tract. Due to the orientation of Lot 10, only a fence will be required at the back of the 
sidewalk along NW 43rd Avenue.  

4) CMC 17.19.030 states, “In addition to meeting the requirements of CMC Chapter 18.31, 
Tree Regulations, every reasonable effort shall be made to preserve existing significant 
trees and vegetation, and integrate them into land use design.”  Furthermore, CMC 
16.33.010 Public view, open space protection and historic sites and structures and CMC 
18.31.080 Tree Retention discuss the importance of tree preservation and mitigation for 
tree removal. At page 10 and 11 of the Applicant’s narrative, the preservation of significant 
trees is impracticable due to the close proximity of the future sidewalk of NW 43rd Avenue. 
To accommodate for the tree removal, mitigation could be accomplished within the 10-foot 
landscape tract required in comment #3 above. A detailed landscape plan will be required 
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for the mitigation.  

5) To provide adequate pedestrian mobility to and from the development, a 15-foot utility and 
pedestrian access easement is encouraged across lots 10 and 11 (and possibly 9) from the 
sidewalk within private road Tract B to the public right-of-way of NW 43rd Avenue. 

6) On the face of the preliminary plat, it states there is an existing home to remain on Lot 2 
and the maximum lot size is stated incorrectly. This language should be revised.  

7) Please confirm whether or not the property line along the northwest corner of lot 15 is 
supposed to be cohesive with the wetland buffer line.  

8) The northwest corner of lot 12 needs to comply with the 25-foot rear yard setback 
requirement. 

9) The proposed average lot size falls below 7,400 square feet and as such, in accordance 
with the requirements of CMC 17.19.040.B.10.c, 3-off street parking spaces are required to 
be located within a common tract. It appears there may be some room at the southwest 
corner of lot 12 to accommodate for 3 parking stalls. 

10) The preliminary plat drawing shows the wetland and stormwater facility in the same tract 
and should be placed in separate tracts. Storm drainage facilities shall be placed in their 
own tract pursuant to CMC 17.19.040.C.3. In accordance with CMC 16.51.240.A, the 
wetland and its associated buffer shall be placed in its own tract.  

11) Submit an exception request for NW 43rd Avenue right-of-way dedication of 12-feet rather 
than the required 17-feet. The exception request is necessary due to orientation of Lots 10 
& 11.  

 
Staff would like to schedule a meeting with you and Tom Strassenberg to discuss the contents of 
this letter. If you have any questions, please contact me or Robert Maul at (360) 817-7253.   

 
Respectfully, 

 
Lauren Hollenbeck 
Senior Planner 
 
 
Cc: Robert Maul, Planning Manager 

Wes Heigh, City Project Engineer 
Tom Strassenberg, Lacamas Meadows, LLC 
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State Environmental Policy Act 

Mitigated Determination of Non-Significance 
 
CASE NO: SEPA 15-03  
 
APPLICANT:  Lacamas Meadows, LLC 
   Meadows Subdivision 
   File No. SUB15-01 
 
REQUEST: To develop an approximate 3.78 acre parcel into fifteen (15) single-family 

residential lots, utilizing density transfer provisions of the Camas 
Municipal Code Chapter 18.09.060. 

 

 
Location: The parcel is located at the northwest corner of the intersection of 

NW 43rd Ave and NW Sierra Street.  
 
Legal Description: The project is located in the City of Camas in the SW ¼ of Section 34, 

Township 2 North, Range 3 East, of the Willamette Meridian.  The 
location is also described as tax lot 177893-000 & 177902-000 

 
SEPA Determination: Mitigated Determination of Non-Significance (MDNS) 
 
Comment Deadline: August 4, 2015, at 5:00 p.m. 
 
 
As lead agency under the State Environmental Policy Act (SEPA) Rules [Chapter 197-11, 
Washington Administrative Code (WAC)], the City of Camas must determine if there are 
possible significant adverse environmental impacts associated with this proposal.  The options 
include the following: 
 

 DS = Determination of Significance (The impacts cannot be mitigated through 
conditions of approval and, therefore, requiring the preparation of an Environmental 
Impact Statement (EIS). 

 

 MDNS = Mitigated Determination of Non-Significance (The impacts can be addressed 
through conditions of approval), or; 

 

 DNS = Determination of Non-Significance (The impacts can be addressed by applying 
the Camas Municipal Code). 

http://www.cityofcamas.us/
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Meadows Subdivision (#SUB15-01) 
SEPA Mitigation Measures 

 
The following measures are based on general policies and regulatory provisions contained 
within the Camas Municipal Code.  
 
B. ENVIRONMENTAL ELEMENTS 
 
3.  Water 
The applicant identified a Category IV wetland in the northwest corner of the site, which is an 
extension of a larger wetland complex that extends off-site to the north. The Category IV 
wetland requires a 50-foot buffer per CMC Table 16.53.040-1 as the habitat function score is 4 
or less and is adjacent to high intensity use. The stormwater runoff drains to the low portion of 
the site where the wetland is located. As allowed per CMC 16.53.050.C.3, the stormwater 
facility encroaches into the wetland buffer. 

1. Stormwater treatment and runoff control shall be design in accordance with the 
requirements of the 2005 Stormwater Management Manual for Western Washington 
and the City of Camas Stormwater Design Standards Manual.  

2. The applicant shall provide a 50-foot setback as measured from the wetland delineation 
boundary and shall place the wetland and buffer in a tract. 

3. The stormwater facility shall be built on the outer edge of the buffer and not degrade 
the existing buffer function, and shall be designed to blend in with the natural 
landscape.  

4. Temporary construction fencing shall be installed around the critical area prior to 
earthwork. 

5. Prior to final acceptance of site improvements, permanent continuous fencing and 
signage along the wetland buffer boundary, with text provided by the City, shall be 
installed. 

6. Any disturbed areas shall be revegetated and a revegetation plan shall be submitted and 
approved by the City prior to construction plan approval.  

7. Mitigation planting shall be installed prior to final plat approval. 
8. A bond shall be posted or other surety secured for the estimated costs of maintenance 

and monitoring of the mitigation site pursuant to CMC Section 16.51.250.   
 

4.  Plants 
Significant trees include evergreen trees eight inches in dbh, and deciduous trees, other than 
red alder or cottonwood, twelve inches in dbh, measured 4.5 feet above the ground measured 
from the uphill side. 

9. All significant trees within the required wetland and its buffer outside of the stormwater 
facility encroachment shall be retained. These trees, including any significant trees to be 
retained outside of the wetland and stormwater areas, shall be placed in a conservation 
easement or other permanent mechanism acceptable to the city and shall be identified 
on the final plat.  

http://www.cityofcamas.us/


 

 

10. Temporary construction fencing shall be provided around the drip line of any significant 
trees. The temporary fencing shall be in place prior to any earthwork activities and 
remain in place until final acceptance of site improvements.    

11. Final grading and site plans shall include the location of significant trees and shall be 
consistent with the intent to retain these significant trees. Removal of significant trees 
shall only be authorized upon review and recommendation of a qualified biologist.   

12. Only invasive species as identified by a qualified biologist may be removed within the 
delineated sensitive areas. If removal of plants is unavoidable as part of this 
development, then a vegetation removal permit is required pursuant to CMC 18.31.090.  

 
7.  Environmental Health 
b. Noise:  

13. To mitigate noise impacts to the surrounding area, construction activities shall be 
limited to 7:00am to 7:00pm, Monday through Friday, 8:00am to 5:00pm Saturdays, and 
no construction on Sundays or City observed holidays per CMC Section 9.32.050.A.5. 
Equipment shall be property muffled to federal standards and are restricted to 
operation during construction hours.       
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial number(s) 177893-000 &

177902-000.

This project is within the R-7.5 zone of Camas, a Single-family

Residential zone.  The comprehensive plan designation for the site is

SFM.

Proposed roadway will be a private road.

There is an existing home located on the site that will remain within

Lot 2.  All other existing structures will be removed.

Dimensional standards are noted below.  Applicant will utilize density

transfer with this application.

Lot Setbacks:

Front = 20'

Side = 5'

Street Side = 20' / Requesting 15'

Rear = 25

Site Area - 3.78 acres (164,694 sq ft).

Total Number of Lots = 15

  Minimum Lot Size = 5,428 sq ft

  Maximum Lot Size = 8,994 sq ft

  Average Lot Size = 6,365 sq ft

Tract A will be owned and maintained by the home owners

association.  It will contain the wetlands and associated buffer and

the proposed storm facility.

Tract B will be owned and maintained by the home owners

association.  This tract will contain the private roadway and will have

a easement over the entire Tract to the City of Camas for utility

mains.

Public Water Purveyor = City of Camas

Public Sewer Purveyor = City of Camas

School District = Camas

Fire District = Camas

Transportation Zone = Camas

There is one septic system on site that will be abandoned per

department of health requirements.  There are no known wells on

site.  If any should be found during site development they will be

properly abandoned.

Boundary and contour data  was provided by Minister Glaeser

Surveying.

Legal Description:

Parcel 177902-000

The West 300.00 feet of the East 565.5 feet of the following described tract of land:

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, in Clark

County, Washington; thence North 89 degrees 53' West 20.36 chains to the West line

of said Section 34; thence South along said Section line, 4.96 chains to the Point of

Beginning.

Parcel 177893-000

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, Clark

County, Washington; and running thence North 89 degrees 53' East, along the center

of the County Road 20.03 chains to the True Point of Beginning; thence North 3

degrees 50' East 4.97 chains; thence South 89 degrees 53' West 265.6 feet; thence

South 4.96 chains, more or less, to the center line of said County Road; thence North

89 degrees 53' East, along the center of said County Road to the point of beginning.

EXCEPT any portion lying with SE 15th St.

Land Inventory

Total Acreage
3.78 ac

Total Developed Acreage
3.30 ac

Total Lot Area
2.23 ac

Total Infrastructure Acreage
0.61 ac

Total Tract Area
1.42 ac

Total Acreage of Critical Areas
0.48 ac

0.00 ac



 
 

 

 

 

 

 

Date Published:  July 21, 2015 

 

 

 

To Whom It May Concern: 

 

Please find enclosed a Mitigated Determination of Non-Significance (MDNS) for the 

Meadows Subdivision (SEPA15-03) that was issued pursuant to the State Environmental 

Policy Act (SEPA) Rules, Chapter 197-11, Washington Administrative Code.  The enclosed 

review comments reflect evaluation of the environmental checklist by the lead agency as 

required by WAC 197-11-330(1)(a)(i).   

 

The following materials were submitted with the initial application. 

• General application form and narrative 

• Full plan sets 

• Drainage Report 

• Traffic Report 

• Critical Areas Report 

• Tree Survey & Landscape Plan 

• Archaeological Determination 

• SEPA Checklist 

 

The application materials are available for review upon request from the Community 

Development Department. 

 

Written comments may be submitted on this determination within fourteen (14) days of its 

issuance, after which the MDNS will be reconsidered in light of the comments received. 

 

Please address all correspondence to:  

 

City of Camas, SEPA Official 

Community Development Department 

616 NE Fourth Avenue 

Camas, Washington 98607 

communitydevelopment@cityofcamas.us   
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Distribution 

 

 Applicant  

Bureau of Indian Affairs 

 C-Tran 

 Camas School District 

 Camas City Administrator, Peter Capell 

 Camas Building Official, Bob Cunningham  

Camas Community Development Director, Phil Bourquin 

 Camas Engineering Department Managers 

 Camas Fire Department, Randy Miller 

 Camas Finance Director, Cathy Huber Nickerson 

 Camas Mayor and City Council Members 

 Camas Parks and Recreation, Jerry Acheson 

 Camas Planning Manager and Staff 

 Camas Police Chief, Mitch Lackey 

 Camas Public Works Director, Steve Wall 

 Camas Public Library, David Zavortink 

Chinook Indian Nation 

 Cultural Resource Program, Cowlitz Indian Tribe 

 Cultural Resource Program, Yakama Indian Nation 

 Cultural Resource Program, Yakama Indian Nation 

 Clark County Department of Environmental Services 

 Clark County Public Works – Development Engineering Program 

 Clark County Department of Transportation 

 Clark County Natural Resources Council 

 Clark Public Utilities 

 Clark Public Utilities, Construction Services Manager 

 Department of Ecology 

 Department of Fish and Wildlife 

 Department of Natural Resources, SEPA Center 

 Post Record Publications 

 Southwest Clean Air Agency 

 US Army Corps of Engineers 

 Vancouver-Clark Parks and Recreation  

 Washington Office of Archaeology & Historic Preservation 

 Washington State Department of Transportation 

 Washington State Parks and Recreation Commission, Environmental Program Manager 

 Property Owners within 300 feet 
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STATE OF WASHINGTON 

DEPARTMENT OF ECOLOGY 
PO Box 47775  Olympia, Washington 98504-7775  (360) 407-6300 

711 for Washington Relay Service  Persons with a speech disability can call 877-833-6341 

 
 
August 4, 2015 
 
 
 
City of Camas, SEPA Official 
Community Development Department 
PO Box 1055 
Camas, WA  98607 
 
Dear SEPA Official: 
 
Thank you for the opportunity to comment on the mitigated determination of nonsignificance for 
the Meadows Subdivision Project (SEPA15-03 & SUB15-01) located at the northwest corner of 
intersection of Northwest 43rd Avenue and Northwest Sierra Street as proposed by Tom 
Strassenberg, Lacamas Meadows, LLC.  The Department of Ecology (Ecology) reviewed the 
environmental checklist and has the following comment(s): 

 
SHORELANDS & ENVIRONMENTAL ASSISTANCE 
Rebecca Rothwell (360) 407-7273 
 
Ecology would like the opportunity to review the wetland rating.  It is unclear from the 
SEPA materials whether the wetland was rated in its entirety, or whether just the portion of 
the wetland on the subject property was rated.  If the rating score needs to be adjusted, and 
the wetland category changes, this could affect required buffer widths. 
 
Please send an electronic copy of the rating to rebecca.rothwell@ecy.wa.gov.  
 
WATER RESOURCES:  Vicki Cline (360) 407-0278 
 
The proponent is responsible for inspecting the site to determine the location of all existing 
wells.  Any unused wells must be properly decommissioned and decommission reports 
submitted to Ecology as described in WAC 173-160-381.  This includes resource protection 
wells and any dewatering wells installed during the construction phase of the project. 
 

Ecology’s comments are based upon information provided by the lead agency.  As such, they 
may not constitute an exhaustive list of the various authorizations that must be obtained or legal 
requirements that must be fulfilled in order to carry out the proposed action. 
 

mailto:rebecca.rothwell@ecy.wa.gov
lhollenbeck
Typewritten Text
   EXHIBIT 29



August 4, 2015 
Page 2 
 
 
 
If you have any questions or would like to respond to these comments, please contact the 
appropriate reviewing staff listed above. 
 
Department of Ecology 
Southwest Regional Office 
 
(SM:15-3624) 
 
cc: Vicki Cline, WR 

Rebecca Rothwell, SEA 
Tom Strassenberg, Lacamas Meadows, LLC (Applicant) 
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PRELIMINARY SUBDIVISION NARRATIVE 
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SUBMITTED TO 

THE CITY OF CAMAS 
 

 

 

 

 

 

 

 

 

January, 2015 
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GENERAL PROJECT INFORMATION 
 

Applicant:   Lacamas Meadows, LLC 

 Attn: Tom Strassenberg  
200 SE 197

th
 Place 

Camas, WA 98607 

(360)600-5532 

E-mail: tstrassenberg@msn.com 

 

 

Property Owners:          Same as Applicant  
 

 

Contact: PLS Engineering 
Travis Johnson 

2008 C Street  

Vancouver, WA 98663     

(360) 944-6519, Office      

(360) 944-6539, Fax      

E-mail: travis@plsengineering.com 

 

Location: SW ¼ of Section 34, T2N, R3E, WM 

Project Size: 3.78 acres  

Zoning:  R-7.5 – Single Family Residential 

Comprehensive Plan: SFM (Single Family Medium) 

Current Use: Two single-family homes 

Tax Lot Information:  177893-000 & 177902-000 

School District: Camas  

Water District: City of Camas 

Sewer District: City of Camas 
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SITE CHARACTERISTICS AND LOCATION AND PROJECT 

DESCRIPTION 
 

The Meadows Subdivision proposes construction of a new 15 lot single family detached 

residential subdivision on 3.8 acres in the R-7.5 residential zone of the City of Camas.  The 

project will be constructed in one phase.  The site is located at the northwest corner of the 

intersection of NW 43
rd

 Avenue and NW Sierra Street in the SW ¼ of Section 34, Township 2 

North, Range 3 East.  The subdivision is proposed on two parcels described as parcel numbers 

177893-000 & 177902-000.  Site addresses are 4313 NW Sierra Street and 2129 NW 43
rd

 

Avenue.  The property is located within the Camas School District. 

 

The site currently contains two single family residences along with a number of outbuildings.  

All existing buildings and both homes will be removed in association with the development.  The 

remainder of the site contains brush and briars with scattered trees.  

 

There is a Category IV wetland with a 50’ buffer located in the northwest corner of the site.  

There is a wetland to the north located on the neighboring property and the 50’ buffer from this 

wetland extends onto the site along the north property line. 

 

The site is mapped by the Natural Resource Conservation Service (NRCS) as containing two soil 

types, Hesson clay loam and Odne silt loam.  The Hesson soils cover the upper southern and 

western part of the site.  The Odne soils are mapped in the northwest corner of the site in the 

location of the wetland and wetland buffer.   

 

The property is bounded on the west by NW Sierra Street which will be the point of access for 

the development.  Land to the north of the site is fully developed single family residential homes.  

Property to the west of is a 3.75 acre lot with one residence.  The south property line is bound by 

NW 43
rd

 Avenue. 

 

In association with the development, NW 43
rd

 Avenue will be widened along the south frontage 

of the site consistent with the City’s 2-lane collector / arterial standard to provide a 30’ half-

width right-of-way with 28’ half-width pavement and a 6’ wide detached sidewalk.  NW Sierra 

Street is an already improved roadway with 36’ of total pavement width and 60’ of existing right-

of-way.  The interior roadway providing access to the lots will be a 28’ wide paved private road 

within a 48’ Tract. 

 

Sanitary sewer and water service to the site will be provided by the City of Camas.  A stormwater 

facility will be constructed to provide treatment and quantity control for stormwater runoff 

resulting from the development.  All of these utilities are described in further detail in a 

subsequent section of this narrative. 

 

The following sections of this narrative describe how the proposal complies with applicable 

sections of the City of Camas code. 
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CAMAS MUNICIPAL CODE (CMC) SECTION 16.05: SEPA 
 

A SEPA checklist has been prepared describing existing environmental conditions of the site and 

potential impacts resulting from the proposed development and explaining how potential impacts 

will be mitigated.   
 

CMC SECTION 16.31: ARCHAEOLOGICAL RESOURCE 

PRESERVATION 
 

Clark County GIS shows the site as having a moderate to high probability.   An archaeological 

predetermination was completed by Archaeological Services LLC and determined that no 

archaeological materials were found.  The predetermination was sent to the Department of 

Archaeology & Historic Preservation (DAHP) and a determination from DAHP stated that no 

further archaeological work is necessary 
 

 

CMC SECTION 16.53: WETLANDS 
 

As part of the preliminary design process, the site was reviewed by The Resource Company to 

determine if there were wetlands on the property and, if present, to delineate the extents of the 

wetlands.  The site review resulted in the delineation of a Category IV wetland in the northwest 

corner of the property.  The documentation related to the wetlands delineation and typing is 

covered in the Wetland Delineation and Assessment Report prepared by The Resource Company 

included in this application.  Based on the Category IV rating for the wetland and the proposed 

residential subdivision use for the site, a 50’ base wetland buffer is proposed in accordance with 

CMC 16.53.040.  There is also an existing wetland buffer on the northwest corner of the project.  

The buffer from this wetland extends onto the site and is noted on the preliminary plat. To the 

extent feasible, the subdivision has been laid out to avoid impacts to the site’s wetland and 

buffers.   

 

Proposed residential lots and roadways are located outside of the base 50’ buffer for the on-site 

and off-site wetlands.  The stormwater facility does encroach into the wetland buffer as allowed 

per City CMC 16.53.050(C)(3).  Because the wetlands are located in the lowest parts of the site, 

it is unavoidable that stormwater detention be located as near as possible to the wetlands in order 

to comply with City stormwater control requirements.  The maximum side slope of proposed 

grading in the outer portions of the buffers is limited to 4 horizontal to 1 vertical per City 

requirements.  No other impacts are proposed to the wetland and buffer and no mitigation is 

proposed. 
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CMC SECTION 17.11.030D: PRELIMINARY PLAT APPROVAL 

CRITERIA 
 

Section 17.11.030D of the City’s municipal code provides approval criteria for preliminary plat 

applications.  This section of code includes a list of 10 approval criteria.  The approval criteria 

are discussed below.  In some cases, only a brief overview of how the proposal complies with the 

approval criteria is provided in this section of the narrative as further detail will provided in 

subsequent sections.  The 10 approval criteria are provided in a numbered list below followed by 

a discussion (see italic text) of how each criterion has been satisfied with the proposal. 
 

1.  The proposed subdivision is in conformance with the Camas comprehensive plan, parks 

and open space comprehensive plan, neighborhood traffic management plan, and any 

other city adopted plans;  

 

The preliminary plat has been developed keeping in mind adopted City plans 

including the comprehensive plan, the parks and open space plan, and neighborhood 

traffic management.  Chapter V of the City’s comprehensive plan focuses on housing.  

A number of the policies of the comprehensive plan are applicable to this project.   

 

One of those policies, Policy HO-4, is to encourage new residential development to 

achieve a substantial portion of the maximum density allowed.  A strategy for 

accomplishing this goal is to allow on-site transfer of density on sites that are 

constrained by environmental features such that developable portions of the property 

can be used to a greater extent.  The plat has been laid out in a manner to attempt to 

approach the maximum densities allowed by the R-7.5.   

 

In addition to the housing section of the comprehensive plan, the environmental 

section (Chapter VI) is also applicable to this project.  Most notably, Policy EN-6 

calls for protection of environmentally sensitive areas that are not suitable for 

intensive use such as steep slopes and wetlands.  As documented on the preliminary 

plat and in environmental reports submitted with this subdivision application, the site 

has been designed to minimize areas of wetland and buffer while at the same time 

working to develop the property at the intensities envisioned by the City’s zoning.   

 

Portions of the Transportation element of the comprehensive plan (Chapter VII) also 

apply to this project.  Compliance with this portion of the comprehensive plan is 

largely dictated by compliance with the road standards, capital facilities plan, and 

other City engineering requirements.  Notable policies from the comprehensive plan 

include TR-3 which calls for streets to be designed to serve their anticipated function, 

TR-4 which aims to develop a safe and accessible pedestrian and bicycle system, and 

TR-6 which calls for the development of neighborhood and local connections to 

provide adequate circulation into and out of neighborhoods.   
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The development of the layout for this site has recognized each of these comprehensive 

plan policies.  NW 43rdAvenue along the site frontage is proposed with an 18’ paved 

half-width consistent with the City’s standard for a 2 lane collector / arterial.  NW 

Sierra Street’s frontage on the east side of the site will propose to construct a 

sidewalk, currently the roadway is fully improved.  The proposed private road within 

the site is proposed to have sidewalks allowing for a developed pedestrian system.  

Finally, the site is developed to allow for connectivity between the property and 

potential future developments adjacent to the site.  Additional right-of-way will be 

dedicated if and when the property to the west is developed which will allow the 

intersection to align with Utah Street across NW 43rd.  

 

The site has also been designed with recognition of the City’s current draft of their 

Parks, Recreation, and Open Space Comprehensive Plan update available on their 

web site.  The current plan shows a proposed trail that appears to be on the southern 

portion of the site along NW 43rd.  The applicant will be installing 6’ wide sidewalk to 

allow connectivity of this trail system. 

   

2.  Provisions have been made for water, storm drainage, erosion control and sanitary sewage 

disposal for the subdivision that are consistent with current standards and plans as 

adopted in the Camas Design Standard Manual;  

 

Further discussion of the water, storm drainage, and sanitary sewer systems proposed 

for this site is provided later in this project narrative.  The preliminary design for 

utilities to serve this site addresses improvements necessary to provide adequate 

utilities to serve the site.  Erosion control measures including construction entrances, 

silt fencing, storm inlet protection, sediment traps and/or ponds, and protection of 

exposed soils will be incorporated into site construction drawings and the project will 

be required to obtain a construction stormwater NPDES permit from the Washington 

State Department of Ecology. 

 

3.  Provisions have been made for road, utilities, street lighting, street trees and other 

improvements that are consistent with the six-year street plan, the Camas Design Standard 

Manual and other state adopted standards and plans;  

 

The proposed street layout including proposed right-of-way and pavement dimensions 

are shown in the preliminary drawings submitted as part of this preliminary plat 

application.  Street trees are shown on the attached landscape plan and street lighting 

consistent with City standards will be documented on the final construction drawings.  

NW 43rd will be improved consistent with the City’s 2 lane collector / arterial road 

standard.  NW Sierra Street is fully improved, but will require sidewalk on the 

frontage.  The interior roadway proposed will be a private road with 28’ pavement 

within a 48’ wide tract 
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4.  Provisions have been made for dedications, easements and reservations; 

 

Proposed right-of-way dedications are shown on the preliminary drawings.  On-site 

utility easements that may be needed to provide utilities to each lot will be shown on 

the construction drawings with each phase of development.  There are no known off-

site easements known to be necessary at this time to serve the site with utilities or for 

other purposes.   

 

5.  The design, shape and orientation of the proposed lots are appropriate to the proposed use;  

 

The layout of the proposed subdivision took into account the onsite environmental 

constraints to develop a preliminary plat that has lot sizes and dimensions meeting or 

exceeding the minimum allowed through density transfer in the R-7.5 zone.  The 

layout proposes to utilize the density transfer provisions of Camas’s code. 

 

6.  The subdivision complies with the relevant requirements of the Camas land development 

and zoning codes, and all other relevant local regulations;  

 

Discussion of the site’s compliance with the City’s land development and zoning codes 

is provided throughout this narrative and through the other documents submitted as 

part of the subdivision application including the preliminary plat and the various 

reports completed by the consultant team.   

 

As mentioned previously, the applicant is proposing to utilize density transfer to result 

in a site layout that respects the environmental constraints of the property.  The 15 

lots proposed on the site falls below the maximum density that would be allowed 

within the R-7.5 zone.  The maximum densities allowed, based on dwelling units per 

gross acre is 5.8 DU/acre and the proposed density is 3.97 DU/acre, which is well 

below the maximum allowed. 

 

Minimum lot widths and depths of 60’ and 80’ are proposed throughout the site.  

These dimensional standards are consistent with those permitted through density 

transfer in the R-7.5 zone.   

 

Modifications of standards that are being requested for this project are an exception 

from a left turn lane required in the City of Camas Design Standard Manual and an 

exception to the 70’ centerline Radius requires by CMC 17.19.040(B)(12)(c).  

Additional exception requests will be discussed in detail in the sections of the 

narrative related to stormwater and transportation later in this document. 

 

7.  Appropriate provisions are made to address all impacts identified by the transportation 

impact study;  
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A traffic assessment report was prepared by Charbonneau Engineering and made two 

safety recommendations.  The first is a stop control at the new intersection of the 

proposed private road and NW Sierra Street.  The second is the sight distance at this 

same intersection does not currently meet the minimum AASHTO minimum 

requirements. The applicant proposes a stop condition at this intersection and once all 

of the existing vegetation is removed and the sidewalk is installed minimum sight 

distance requirements will be met. 

 

8.  Appropriate provisions for maintenance of commonly owned private facilities have been 

made;  

 

Provisions for maintenance of commonly owned private facilities associated with the 

development will be incorporated into the Homeowner’s Association documents when 

they are developed.  HOA documents and CC&R’s have not yet been developed for the 

site since the ultimate homebuilder or builders that will be involved with the project 

have not yet been determined.  It is best to delay preparation of these documents so 

that the ultimate builders involved with site development can provide their input. 

 

9.  Appropriate provisions, in accordance with RCW 58.17.110, are made for: 

 

a.  The public health, safety, and general welfare and for such open spaces, drainage ways, 

streets, or roads, alleys or other public ways, transit stops, potable water supplies, 

sanitary wastes, parks and recreation, playgrounds, schools and school grounds and all 

other relevant facts, including sidewalks and other planning features that assure safe 

conditions at schools bus shelter/stops, and for students who walk to and from school, 

and;  

b.  The public use and interest will be served by the platting of such subdivision and 

dedication;  

 

Satisfaction of the requirements of RCW 58.17.110 is provided through the 

information provided in the preliminary subdivision application.  The application 

materials discuss such issues as potable water, sanitary waste, storm drainage, and 

roadways in depth.  Regarding parks and recreation, the project is located in an area 

where significant recreational opportunities are available in close proximity including 

Lacamas Lake and Lacamas Lake Park.  Additionally, park impact fees will be paid at 

the time of building permits.  These fees help fund local recreation opportunities. 

 

It is anticipated students will be bussed to schools in the Camas School District.  

Sidewalks throughout the subdivision will provide adequate, safe access to school bus 

stops. 
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Platting of this site is consistent with the comprehensive plan and the zoning of the 

subject properties.  The development of the property will result in the payment of 

impact fees, utility connection fees, and taxes used to support the public services of the 

community.   

 

10.  The application and plans shall be consistent with the applicable regulations of the 

adopted comprehensive plans, shoreline master plan, state and local environmental acts 

and ordinances in accordance with RCW 36.70B.030.  

 

As mentioned previously, the proposed development is consistent with the 

comprehensive plan.  The site is not located within any designated shoreline areas.  

The environmental documents submitted with this land use application demonstrate 

the ability of the project to comply with applicable environmental acts and 

ordinances. 

 

STORMWATER 
 

Compliance with the City’s stormwater regulations is addressed in the Preliminary Stormwater 

Report submitted as part of the land use application.  Per the pre-application conference notes 

issued by the City for this project, stormwater quantity control for the site will be provided in 

accordance with the requirements of the 2005 Stormwater Management Manual for Western 

Washington and the City of Camas Stormwater Design Standards Manual. 

 

Stormwater runoff from the site will increase as a result of the construction of the future homes, 

driveways, and roads.  The water will be collected by storm inlets in the road system and then 

directed by storm sewer piping to a stormwater facility located on the site which will mitigate the 

impacts of the construction by providing treatment and detention of the runoff.  Detention and 

treatment will be accomplished with a combined detention-wetpond. The stormwater will outfall 

to the wetlands in the northwest corner of the site. 

 

The applicant is requesting one code exception related to the site’s stormwater facilities as 

mandated by CMC 17.19.030(F)(6).  That section of the City’s code typically requires 

stormwater facilities to be set back a minimum of 30 feet from streets.  See exceptions below. 
 

SANITARY SEWER & WATER UTILITIES 
 

The site is within the water and sanitary sewer service areas of the City of Camas and the site will 

connect to the City’s public sewer and water systems.  Both water and sewer will be extended 

into the property from NW Sierra Street and individual sewer laterals and water services will be 

stubbed to each individual lot. 

 

TRANSPORTATION 
 

In laying out the proposed road system to serve the site, careful consideration was given to the 
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City’s various transportation comments through the pre-application stage, e-mails and meetings.  

The interior roadway is proposed to be a private roadway with 28’ of pavement within a 48’ wide 

tract.  The private roadway will dead end into a City approved hammerhead. 

 

Several access points into the site were reviewed and determined to be either inefficient for the 

site dimension or created unsafe traffic conditions.  It was determined with ongoing 

communication with staff that connection to NW 43
rd

 would be the most viable option. The 

connection point doesn’t meet the minimum intersection spacing between the proposed 

intersection and the existing intersection to the north and south.  Minimum intersection spacing is 

330’ for a 2-lane collector/arterial roadway per the City of Camas Design Standard Manual 

(CCDSM).  The applicant would like to request an exception for the reduction in the required 

intersection spacing.  Additionally, the applicant is requesting two more exceptions, the first is to 

not install and turn lane at the proposed intersection into the site.  The second is for a reduction 

of the required minimum centerline radius.  See exceptions below. 

 

SIGNIFICANT TREE SURVEY 
 

The applicant understands the significance of tree retention on the proposed site and also 

understands the liability of leaving trees within a medium density residential development.  The 

applicant has hired a landscape architect, Chris Baumann with Planning Solutions to perform the 

tree survey and his findings are attached with this application.   

 

A majority of the trees do not require a licensed professional to determine that removal is 

necessary.  The line of trees along NW Sierra are in close proximity to the future sidewalk and 

the side yards of future homes, making it impractical to retain them after the site is developed.  

The trees along NW 43
rd

 are also too close to the proposed sidewalk such that it is not practical 

to try to retain them.  As mentioned in the narrative provided by the landscape architect, once the 

row of trees are removed will increase the chances of windthrow for the remaining trees which is 

a hazard to the future homeowners. 

 

 

EXCEPTIONS 
 

To meet the exception criteria the applicant needs to address CMC 17.23.010(a-c) and show that 

an undue hardship may be created as a result of strict compliance with the provisions of the 

CMC.17.23.010(A)  

1.  An exception shall not be granted unless: 

a.  There are special physical circumstances or conditions affecting the property, such 

that the strict application of the provisions of this code would deprive the applicant of 

the reasonable use or development of his land;  

b.  The exception is necessary to insure such property rights and privileges as are 

enjoyed by other properties in the vicinity and under similar circumstances; and  

c.  The granting of the exception will not be detrimental to the public welfare or 

injurious to other property in the vicinity.  
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Exception 1: 

The applicant is requesting a code exception related to the design of the site’s stormwater 

facilities as regulated by CMC 17.19.030(F)(6).  That section of the City’s code typically requires 

stormwater facilities to be set back a minimum of 30 feet from streets.  More than 37% of the 

total area of this development is dedicated to open space, stormwater facilities, and public rights-

of-way.  The addition of a 30’ stormwater facility setback would only cause to further increase 

the already substantial percentage of the site dedicated to those uses.  Additionally, requiring this 

setback would increase the need for additional retaining walls at the stormwater facility in order 

to fit the facilities into the available space.   The applicant is unsure if this exception is necessary 

because it is unclear if the city code applies given that the proposed roadway will be private and 

owned and maintained by the Meadows Subdivision Home Owners Association. 

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

There are three lots that gain access from the roadway that is bordering the storm facility.  

There is only one option for the applicant to meet this code requirement and that is to 

remove the three lots and move the roadway back away from the facility.  A change of this 

nature would make the proposed development financially unfeasible. 

 

The applicant is currently only developing the property at a density of 3.97 units per gross 

acre which is well under the maximum allowed of 5.8 units per gross acres.  Increasing the 

distance from the roadway to the storm facility to provide a 30’landscape buffer will 

create an undue hardship and deprive the applicant of reasonable development of his land.   

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These types of lots are usually 

difficult in regards to meeting the code requirements of dimensional standards for roads 

and lots regardless of jurisdiction where the site is located.  The applicant assumes that 

staff would approve similar exceptions on sites with similar circumstances and if the 

exception is granted it will not have any effect on property rights and privileges that are 

enjoyed by other properties in the vicinity.  Conversely, if the exception was denied, it 

would result in a development of such low density that the applicant would effectively be 

denied the rights and privileges enjoyed by other similarly sized and zoned properties in 

the City 

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  
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The proposed exception will not be detrimental to the public welfare or injurious to other 

property in the vicinity.  The 30’ landscape buffer required by code won’t be visible from 

neighboring properties once the development is fully built out.  The proposed design does 

not create a safety hazard to the public. 

 

 

Exception 2: 

Several access points into the site were reviewed and determined to be either inefficient for the 

site dimensions or created unsafe traffic conditions.  It was determined through ongoing 

communication with staff that connection to NW 43
rd

 would be the most viable option for 

providing site access. The connection point doesn’t meet the minimum intersection spacing 

requirements between the proposed intersection and the existing intersections to the north and 

south.  Minimum intersection spacing is 330’ for a 2-lane collector/arterial roadway per the City 

of Camas Design Standard Manual (CCDSM).  The applicant would like to request an exception 

for the reduction in the required intersection spacing.  Based on Clark County GIS the 

intersection to the north (Sierra/45
th

) is measured at approximately 285’ between the proposed 

intersection and the intersection to the south per the attached plans is approximately 315’ from 

the new proposed intersection.  Spacing between the new proposed intersection and the ones to 

the north and south are slightly under the minimum standard required spacing and pose no traffic 

safety risk and will not hinder the traffic capacity or circulation of NW Sierra, therefore the 

applicant requests approval of the exception. 

  

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

Whether the applicant accesses the proposed development from NW 43
rd

 Avenue or NW 

Sierra Street the applicant will not be able to meet the minimum intersection requirements 

of 330’.  If the requested exception is not approved it will deprive the applicant of the 

reasonable use of his land.  

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is located on two infill lots.  Infill lots usually have difficultly 

meeting the code requirements of dimensional standards for roads and lots regardless of 

jurisdiction.  The applicant assumes that staff would approve additional exceptions with 

similar circumstances and if the exception is granted it will not have any effect on property 

rights and privileges that are enjoyed by other properties in the vicinity.   The property is 

zoned for development and denial of this exception request would make it infeasible to 

develop the property to the densities intended based on the property’s zoning thereby 

denying the developer the rights and privileges available to other property owners in the 

City with similar sized properties that have similar zoning.  
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c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

Granting the exception will not be detrimental to the public welfare or injurious to other 

property in the vicinity.   

 

 

Exception 3: 

The third exception request is for relief from the requirement to install a turn lane at the proposed 

new street intersection.  Footnote 2 under the table labeled “General Guidelines for Geometry of 

Roadway” within the CCDSM suggests that left turn lanes are required at every intersection for 

roadways classified as a 2-lane arterial/collector.  Left turn lanes do help traffic circulation when 

warranted at intersections, but for short dead end roadways with low volumes such as the one 

proposed with this project, a left turn lane isn’t warranted.  Based on the 144 average daily trips 

proposed with the development the applicant requests that an exception to the CCDSM be 

approved.  

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

As previously mentioned the existing site consists of two infill lots that are zoned R-7.5. 

Without approval of the proposed exception, meeting the density contemplated by the site’s 

zoning would not be possible.  If the exception is denied, it will reduce the total lot count 

by two.  The current proposed density of 3.97 units per gross acre would be reduced to 

3.44 units per gross acre.  This is below the maximum density allowed for the R-12 zone, a 

significantly less dense zoning than the R-7.5 zoning of this site.  This will deprive the 

applicant of the reasonable development of his land. 

 

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These types of lots are often 

difficult to develop in regards to meeting the code requirements of dimensional standards 

for roads and lots regardless of the jurisdiction in which they are located.  The property is 

zoned for development and denial of this exception request would make it infeasible to 

develop the property to the densities intended based on the property’s zoning thereby 

denying the developer the rights and privileges available to other property owners with 

similar sized properties that have similar zoning. 

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  
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This exception, if granted, will match the existing traffic patterns along NW Sierra Street 

directly north and south of the site where no turn lanes have been provided and will not be 

detrimental to the public welfare or injurious to the other properties in the vicinity. 

 

 

Exception 4: 

The fourth exception is to CMC 17.19.040(B)(12)(c) which requires a minimum centerline curve 

radius of 70’.  The proposed private road has a reverse curve with both curves having a 60’ 

radius.  Given that the proposed road has been designed as a dead end with a hammer-head, 

traffic speeds can be expected to be substantially reduced compared to a through roadway. 

Furthermore, the proposed tighter centerline radius promotes safety by slowing vehicles in a 

residential setting.  The proposed modified design standards to be used in this project have been 

demonstrated to be successful at several locations within the City of Camas and in countless 

applications in Clark County under similar residential settings with no resulting reduction in 

safety, therefore the applicant requests approval of the proposed exception. 

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

Installing reverse curves with smaller radii limits the impacts to the corner lots that abut 

them and creates more feasible buildable lots and additionally increases the safety of 

traffic through the site by reducing vehicle speeds. If the proposed exception is not granted 

it will deprive the applicant from the ability to reasonably develop feasible corner lots.   

  

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These type of lots are usually 

difficult to develop in regards to meeting the code requirements of dimensional standards 

for roads and lots.  The applicant assumes that staff would approve similar exceptions on 

other sites with similar circumstances and if the exception is granted it will not have any 

effect on property rights and privileges that are enjoyed by other properties in the vicinity.  

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

Reducing centerline radii in locations of ninety degree curves helps to slow residential 

traffic and provides a safety feature.  This exception, if granted, will definitely not be 

detrimental to the public welfare or injurious to other property in the vicinity. 

Exception 5: 

The fifth exception is from the CCDSM which requires a half-width roadway to be a minimum 

of 17’.  NW 43
rd

 requires a left turn lane based on Footnote 2 under the table labeled “General 

Guidelines for Geometry of Roadway”.  This left turn lane was planned at the intersection with 
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NW Utah Street with the Hidden Terrace Subdivision.  The applicant proposes to widen this 

section of the roadway 12’ instead of the required 17’  The proposed widening will total 44’ in 

width to accommodate two 12’ through lanes and one 10’ wide left turn lane with 5’ wide bike 

lanes on both sides of the roadway.     

 

Exception Criteria: 

a.  There are special physical circumstances or conditions affecting the property, such that 

the strict application of the provisions of this code would deprive the applicant of the 

reasonable use or development of his land;  

 

The requested reduction in width from 17’ to 12’ is a result of the impacts to lots 10 and 

11 of the proposed development.  The proposed width will provide the required roadway 

improvements necessary for a safe and functional left turn lane and still provide the 

applicant buildable lots that meet the minimum requirements of the Camas Code.  

  

b.  The exception is necessary to insure such property rights and privileges as are enjoyed 

by other properties in the vicinity and under similar circumstances; and  

 

The proposed development is proposed on an infill lot.  These type of lots are usually 

difficult to develop in regards to meeting the code requirements of dimensional standards 

for roads and lots.  The applicant assumes that staff would approve similar exceptions on 

other sites with similar circumstances and if the exception is granted it will not have any 

effect on property rights and privileges that are enjoyed by other properties in the vicinity.  

 

c.  The granting of the exception will not be detrimental to the public welfare or injurious 

to other property in the vicinity.  

 

This exception, if granted, will definitely not be detrimental to the public welfare or 

injurious to other property in the vicinity 
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Published in the Post Record on August 18, 2015  Legal Publication # #542217 
Posted at the Camas Post Office, Camas City Hall, Camas Library, City of Camas web site at: http://www.cityofcamas.us  
Mailed to property owners within 300-feet on August 17, 2015 

  
 

Community Development Department 

 

 
N o t i c e  o f  P u b l i c  H e a r i n g   

Meadows Subdivision 
(City File No. SUB15-01, SEPA15-03, ARCH15-01, CA15-01)   

 

“NOTICE IS HEREBY GIVEN” that a public hearing will be held on a preliminary plat application 

for the Meadows Subdivision, which is a 15 single family residential lots development. The 3.78 

acre site is located at the northwest intersection of NW Sierra Street and NW 43rd Avenue, and 

is zoned Residential 7,500 (R-7.5). The property is also described as tax parcels 177893000 and 

177902000, and further as Section 34, Township 2 North, Range 3 East of the Willamette 

Meridian; Camas, WA.  

PUBLIC HEARING:  The Meadows Subdivision (SUB15-01) will be considered at a public hearing on 

September 1, 2015, at 5:00 p.m., or soon thereafter, before the Hearings Examiner in the City 

Council Chambers, 616 NE 4th Avenue, Camas, WA.  

APPLICATION MATERIALS: The application included the following: project narrative; environmental 

studies; engineering reports, and preliminary plat drawings, as required for a complete 

application pursuant to Camas Municipal Code (CMC) 18.55.110 and 17.11.030.B. These 

documents are available for viewing at the Community Development Department (616 NE 4th 

Avenue, Camas, WA) during regular business hours Monday – Friday 8am-5pm.  

COMMENT INFORMATION: Parties interested in commenting on the preliminary plat application 

may testify in person at the hearing, or may submit written comments by regular mail (616 NE 

4th Ave., Camas, WA), or by email to communitydevelopment@cityofcamas.us. If anyone 

prefers to submit written comments for staff to submit on their behalf at the hearing, those 

comments must be received by the City Clerk at 616 NE 4th Ave., Camas, WA 98607, prior to 

5:00pm., on September 1, 2015, to be included in the record. Any questions regarding the 

application may be directed to Lauren Hollenbeck, Senior Planner, at (360) 817-1568.  

http://www.cityofcamas.us/
mailto:communitydevelopment@cityofcamas.us
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial number(s) 177893-000 &

177902-000.

This project is within the R-7.5 zone of Camas, a Single-family

Residential zone.  The comprehensive plan designation for the site is

SFM.

Proposed roadway will be a private road.

There is an existing home located on the site that will remain within

Lot 2.  All other existing structures will be removed.

Dimensional standards are noted below.  Applicant will utilize density

transfer with this application.

Lot Setbacks:

Front = 20'

Side = 5'

Street Side = 20' / Requesting 15'

Rear = 25

Site Area - 3.78 acres (164,694 sq ft).

Total Number of Lots = 15

  Minimum Lot Size = 5,428 sq ft

  Maximum Lot Size = 8,994 sq ft

  Average Lot Size = 6,365 sq ft

Tract A will be owned and maintained by the home owners

association.  It will contain the wetlands and associated buffer and

the proposed storm facility.

Tract B will be owned and maintained by the home owners

association.  This tract will contain the private roadway and will have

a easement over the entire Tract to the City of Camas for utility

mains.

Public Water Purveyor = City of Camas

Public Sewer Purveyor = City of Camas

School District = Camas

Fire District = Camas

Transportation Zone = Camas

There is one septic system on site that will be abandoned per

department of health requirements.  There are no known wells on

site.  If any should be found during site development they will be

properly abandoned.

Boundary and contour data  was provided by Minister Glaeser

Surveying.

Legal Description:

Parcel 177902-000

The West 300.00 feet of the East 565.5 feet of the following described tract of land:

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, in Clark

County, Washington; thence North 89 degrees 53' West 20.36 chains to the West line

of said Section 34; thence South along said Section line, 4.96 chains to the Point of

Beginning.

Parcel 177893-000

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, Clark

County, Washington; and running thence North 89 degrees 53' East, along the center

of the County Road 20.03 chains to the True Point of Beginning; thence North 3

degrees 50' East 4.97 chains; thence South 89 degrees 53' West 265.6 feet; thence

South 4.96 chains, more or less, to the center line of said County Road; thence North

89 degrees 53' East, along the center of said County Road to the point of beginning.

EXCEPT any portion lying with SE 15th St.

Land Inventory

Total Acreage
3.78 ac

Total Developed Acreage
3.30 ac

Total Lot Area
2.23 ac

Total Infrastructure Acreage
0.61 ac

Total Tract Area
1.42 ac

Total Acreage of Critical Areas
0.48 ac

0.00 ac
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Lauren Hollenbeck

From: Rothwell, Rebecca <rebs461@ECY.WA.GOV>

Sent: Friday, August 21, 2015 1:24 PM

To: Lauren Hollenbeck

Subject: RE: MDNS Meadows Subdivision SEPA15-03

Lauren, 

 

I’ve reviewed the wetland rating and agree that Category 4 is appropriate. 

Rebecca Rothwell Rebecca Rothwell Rebecca Rothwell Rebecca Rothwell     
Wetlands/Shorelands Specialist 

Shorelands and Environmental Assistance Program 

WA Department of Ecology | Southwest Regional Office | 360-407-7273 

300 Desmond Drive SE,  Lacey, WA  98503 | PO Box 47775  Olympia, WA  98504-7775 

 

This communication is a public record and may be subject to disclosure per RCW 42.56. 

 

From: Lauren Hollenbeck [mailto:LHollenbeck@cityofcamas.us]  

Sent: Friday, August 21, 2015 12:53 PM 

To: Rothwell, Rebecca <rebs461@ECY.WA.GOV> 

Subject: RE: MDNS Meadows Subdivision SEPA15-03 

 

Hi Rebecca, 

Yes, it pertains to SEPA review. See attached.  

 

Lauren Hollenbeck 

Senior Planner 

City of Camas 

616 NE 4th Ave.  

Camas, WA 98607 

360-817-1568 ext. 4253 

lhollenbeck@cityofcamas.us 

 
 

From: Rothwell, Rebecca [mailto:rebs461@ECY.WA.GOV]  

Sent: Friday, August 21, 2015 11:55 AM 

To: Lauren Hollenbeck 

Subject: RE: MDNS Meadows Subdivision SEPA15-03 

 

Hi Lauren,  

 

Thank you for sending this report.  I’ve been out of the office quite a bit over the last month and now can’t remember 

why I needed it!  Does it pertain to a SEPA review?   

Rebecca Rothwell Rebecca Rothwell Rebecca Rothwell Rebecca Rothwell     
Wetlands/Shorelands Specialist 

Shorelands and Environmental Assistance Program 

WA Department of Ecology | Southwest Regional Office | 360-407-7273 

300 Desmond Drive SE,  Lacey, WA  98503 | PO Box 47775  Olympia, WA  98504-7775 
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This communication is a public record and may be subject to disclosure per RCW 42.56. 

 

From: Lauren Hollenbeck [mailto:LHollenbeck@cityofcamas.us]  

Sent: Friday, August 07, 2015 11:15 AM 

To: Rothwell, Rebecca <rebs461@ECY.WA.GOV> 

Subject: MDNS Meadows Subdivision SEPA15-03 

 

Hi Rebecca, 

Per your request, please find attached the wetland delineation report for the Meadows Subdivision.  

  

Lauren Hollenbeck 

Senior Planner 

City of Camas 

616 NE 4th Ave.  

Camas, WA 98607 

360-817-1568 ext. 4253 

lhollenbeck@cityofcamas.us 

 
  

 

 

NOTICE OF PUBLIC DISCLOSURE: This e-mail account is public domain. Any correspondence from or to 

this e-mail account may be a public record. Accordingly, this e-mail, in whole or in part may be subject to 

disclosure pursuant to RCW 42.56, regardless of any claim of confidentiality or privilege asserted by an 

external party.  
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial

number(s) 177893-000 &

177902-000.

Preferred Alternative

Alternative 1

(2 fewer lots than preferred alternative)

Alternative 2

(2 fewer lots than preferred alternative)

1) Increases overall tract area and tree protection areas within tracts.

2) Slight reduction in infrastructure costs.

3) Outfall of stormwater will be in the same location as preferred alternative.

1) Increases overall tract area and tree protection areas within tracts.

2) Slight reduction in infrastructure costs.

3) Outfall of stormwater will be in the same location as preferred alternative.
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To be Published in the Post Record on September 8, 2015     
Posted at the Camas Post Office, Camas City Hall, Camas Library, City of Camas web site at: http://www.cityofcamas.us  
Mailed to property owners within 300-feet on September 3, 2015 

  
 

Community Development Department 

 

 
R E S C H E D U L E D  

N o t i c e  o f  P u b l i c  H e a r i n g   
Meadows Subdivision 

(City File No. SUB15-01, SEPA15-03, ARCH15-01, CA15-01)   
 

“NOTICE IS HEREBY GIVEN” that the public hearing for the preliminary plat application for the 

15 single family residential lots development, “Meadows Subdivision”, has been rescheduled. 

The 3.78 acre site is located at the northwest intersection of NW Sierra Street and NW 43rd 

Avenue, and is zoned Residential 7,500 (R-7.5). The property is also described as tax parcels 

177893000 and 177902000, and further as Section 34, Township 2 North, Range 3 East of the 

Willamette Meridian; Camas, WA.  

PUBLIC HEARING:  The Meadows Subdivision (SUB15-01) will be considered at a rescheduled 

public hearing on September 23, 2015, at 6:00 p.m., or soon thereafter, before the Hearings 

Examiner in the City Council Chambers, 616 NE 4th Avenue, Camas, WA.  

APPLICATION MATERIALS: The application included the following: project narrative; environmental 

studies; engineering reports, and preliminary plat drawings, as required for a complete 

application pursuant to Camas Municipal Code (CMC) 18.55.110 and 17.11.030.B. These 

documents are available for viewing at the Community Development Department (616 NE 4th 

Avenue, Camas, WA) during regular business hours Monday – Friday 8am-5pm.  

COMMENT INFORMATION: Parties interested in commenting on the preliminary plat application 

may testify in person at the hearing, or may submit written comments by regular mail (616 NE 

4th Ave., Camas, WA), or by email to communitydevelopment@cityofcamas.us. If anyone 

prefers to submit written comments for staff to submit on their behalf at the hearing, those 

comments must be received by the City Clerk at 616 NE 4th Ave., Camas, WA 98607, prior to 

5:00pm., on September 23, 2015, to be included in the record. Any questions regarding the 

application may be directed to Lauren Hollenbeck, Senior Planner, at (360) 817-1568.  

http://www.cityofcamas.us/
mailto:communitydevelopment@cityofcamas.us
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Meadows Subdivision
Located in a portion of the SW 1/4 of Section 34, T2N, R3E, W.M.

Camas, Clark County, Washington

NOT TO SCALE

VICINITY MAP     

SITE

PROJECT NOTES:

Applicant:

Tom Strassenberg

Lacamas Meadows, LLC

200 SE 197th Place

Camas, WA 98607

Ph. (360) 600-5532

e-mail: tstrassenberg@msn.com

Project Engineer & Contact:

PLS Engineering

Travis Johnson

2008 C Street

Vancouver, WA 98663

Ph. (360) 944-6519

Fax (360) 944-6539

e-mail: travis@plsengineering.com

The parcel is identified as serial number(s) 177893-000 &

177902-000.

This project is within the R-7.5 zone of Camas, a Single-family

Residential zone.  The comprehensive plan designation for the site is

SFM.

Proposed roadway will be a private road.

There is an existing home located on the site that will remain within

Lot 2.  All other existing structures will be removed.

Dimensional standards are noted below.  Applicant will utilize density

transfer with this application.

Lot Setbacks:

Front = 20'

Side = 5'

Street Side = 20' / Requesting 15'

Rear = 25

Site Area - 3.78 acres (164,694 sq ft).

Total Number of Lots = 15

  Minimum Lot Size = 5,428 sq ft

  Maximum Lot Size = 8,994 sq ft

  Average Lot Size = 6,365 sq ft

Tract A will be owned and maintained by the home owners

association.  It will contain the wetlands and associated buffer and

the proposed storm facility.

Tract B will be owned and maintained by the home owners

association.  This tract will contain the private roadway and will have

a easement over the entire Tract to the City of Camas for utility

mains.

Public Water Purveyor = City of Camas

Public Sewer Purveyor = City of Camas

School District = Camas

Fire District = Camas

Transportation Zone = Camas

There is one septic system on site that will be abandoned per

department of health requirements.  There are no known wells on

site.  If any should be found during site development they will be

properly abandoned.

Boundary and contour data  was provided by Minister Glaeser

Surveying.

Legal Description:

Parcel 177902-000

The West 300.00 feet of the East 565.5 feet of the following described tract of land:

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, in Clark

County, Washington; thence North 89 degrees 53' West 20.36 chains to the West line

of said Section 34; thence South along said Section line, 4.96 chains to the Point of

Beginning.

Parcel 177893-000

Beginning at the Northwest corner of the Southwest quarter of the Southwest quarter

of Section 34, Township 2 North, Range 3 East of the Willamette Meridian, Clark

County, Washington; and running thence North 89 degrees 53' East, along the center

of the County Road 20.03 chains to the True Point of Beginning; thence North 3

degrees 50' East 4.97 chains; thence South 89 degrees 53' West 265.6 feet; thence

South 4.96 chains, more or less, to the center line of said County Road; thence North

89 degrees 53' East, along the center of said County Road to the point of beginning.

EXCEPT any portion lying with SE 15th St.

Land Inventory

Total Acreage
3.78 ac

Total Developed Acreage
3.30 ac

Total Lot Area
2.23 ac

Total Infrastructure Acreage
0.61 ac

Total Tract Area
1.42 ac

Total Acreage of Critical Areas
0.48 ac

0.00 ac
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Lauren Hollenbeck

From: Wes Heigh

Sent: Wednesday, September 16, 2015 5:08 PM

To: bandt@lacamasviewn.net

Cc: Lauren Hollenbeck; Curleigh (Jim) Carothers

Subject: RE: Query about Traffic Issue

Attachments: Hidden Meadows LOS from TIS.pdf; Lake Hills LOS from TIS.pdf

Follow Up Flag: Follow up

Flag Status: Flagged

Dear Mr. Jones, 

 

Thank you for the e-mail and for your concerns. 

 

A Transportation Impact Study (TIS) is required for all projects that will generate 200 or more average daily trips.  For 

reference a single family detached home generates 9.57 average daily trips and 1.01 PM peak hour trips according to the 

Institute of Transportation Engineers (ITE) Trip Generation Manual, 9th Edition.  

 

The TIS evaluates the existing transportation system, provides speed and traffic counts, evaluates on-site and off-site 

intersection operational Level Of Service (LOS), determines if left turn pockets or traffic signals are necessary, etc.  The 

city also provides the developers Traffic Engineer with in process traffic studies for adjacent developments that have 

been previously approved but not yet built out.   

 

Meadows Subdivision, located at the NW corner of NW Sierra St. and NW 43rd Ave., is only proposing 15 lots and are 

expected to generate less than 200 daily trips (about 15 PM peak hour trips) and therefore were not required to submit 

a TIS.   

 

Hidden Terrace Subdivision on the SW corner of NW Sierra St and NW 43rd Ave. submitted a TIS with their 

application.  NW Sierra St. and NW Lake Road intersection was one of the off-site intersections that the city required the 

applicant to study.  I have attached the table from the Hidden Terrace TIS that shows the delay time for the northbound 

leg of that intersection projected out to 2023 and its associated LOS rating during the PM peak hour. 

 

I have also included the Lake Hills Subdivision TIS evaluation of this same off-site intersection.  This TIS is more recent 

and as you can see the LOS is still at an acceptable LOS C and the vehicle delay time has increased slightly from 16 

seconds to 24 seconds during the PM peak hour. 

 

The intersection of NW Sierra Street and NW Lake Road is also identified in the city’s Traffic Impact Fee (TIF) Update of 

2012 as a TIF eligible traffic signal when signal warrants are met as determined by a TIS.  

 

What does all of this mean?  It means that the City is monitoring this intersection (Sierra/Lake) and requiring the 

development community to study their impacts on this intersection.  When traffic signal warrants are met the city will 

require a signal at this intersection.  Since this signal is identified in our TIF update the signal improvement will be TIF 

creditable when warranted and installed. 

 

I hope this information is helpful.  Please feel free to contact me if you have additional questions. 

 

Regards, 

 

lhollenbeck
Typewritten Text
EXHIBIT 42

lhollenbeck
Typewritten Text
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Wes 

 

Wes G. Heigh 

Project Manager 

City of Camas  

616 NE 4th Ave. 

Camas, WA 98607 

(360) 817-7237 

wheigh@cityofcamas.us  

 
 

          

 

 

From: bandt@lacamasviewn.net [mailto:home@lacamasview.net]  

Sent: Wednesday, September 16, 2015 1:48 PM 

To: Wes Heigh 

Subject: Query about Traffic Issue 

 

Hello Wes, 

I was referred to you by Lauren Hollenbech last week and missed your return call late Friday afternoon. 

I tried calling back to your office but got voicemail again, so that's the reason for this email. I  am 

a homeowner in the Lacamasview neighborhood and am concerned about the the present and future traffic on 

NW Sierra Drive with the planned Meadows subdivision. Specifically the traffic between NW 43rd Av on the 

South and NW Lake Rd to the North. The intersection of NW Sierra and NW Lake Rd is becoming a 

hazard  due 

to increased traffic on both streets. I would like to find out from you what plans the City has to  mitigate 

the traffic. 

Like many residents (and more to come) I drive through this intersection frequently. Because of  limited 

visibiltiy from NW Sierra looking west on NW Lake Rd because of the street design and moderate to  heavy 

traffic, the wait time is long. There is limited visibility from that vantage to the east on NW Lake  Rd 

becuase of the hill incline and (speeding) traffic. 

Earlier this month I was attempting to turn left (west) at this intersection, from NW Sierra onto NW Lake 

and was almost killed. An impatient driver behind me drove in the right hand lane (next to me) at the  

intersection limit line. When I started to turn left, he also made a(n illegal) left hand turn onto 

NW Lake pushing me into oncoming traffic. 

I have also seen other "near misses" at this intersection as cars queue up on NW Sierra to make left or  

right hand turns. Hopefully your department will study the situation and come up with a solution before 

someone gets killed at this intersection. 

With the City's enthusiasm and the State's urging for Clark County and Camas to become "more urbanized", 

the traffic problems like this will increase and hopefully not become too unbearable. This year we have 

lost two neighbors who have sold and moved from Camas partly because of the nearby approval of construction 

for high density housing. 
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Please let me know your thoughts on this issue. 

 

Tim Jones 

home@lacamasview.net 
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