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Larkspur Street intersection. Third, the pavement width along the existing section of NW Larkspur Street is an
acceptable width for two-way traffic. For these reasons, the connection of NW Camas Meadows Drive to NW
Larkspur Street meets both concurrency and safety standards. Because all of the relevant minimum standards are
met, no off-site transportation conditions should be imposed on the proposed Village at Camas Meadows project.

To placate concerned residents along NW Larkspur Street, the City developed the barricade
condition during the Parklands at Camas Meadows DA hearing. While this may have placated
the residents, there was no technical justification for the condition because the Parklands at
Camas Meadows applicant met all of the minimum required standards. Likewise, several
months after the DA hearing, the proposed Village at Camas Meadows project also meets all the
minimum required standards. Any additional requirements should be the sole responsibility of
the City of Camas to provide because the project proponent has met their responsibility to meet
all the applicable minimum code requirements. The way the City of Camas intends on managing
the public infrastructure built by the Parklands at Camas Meadows and Village at Camas
Meadows projects is an internal issue that should be separate from the proposed project should
the City of Camas choose to apply a higher standard. Because there is no nexus between this
higher standard and any code requirements regarding the mitigation of project impacts, the
Village at Camas Meadows project cannot be required to meet this higher standard created by the
unintended impacts of barricading the connection between NW Camas Meadows Drive and NW
Larkspur Street.

The City thought that the barricade condition would not have any unintended consequences
because it is trying to coincide the NW Larkspur Street TIP project construction with the
occupancy/build out of the Parklands at Camas Meadows and Village at Camas Meadows
projects. The barricade condition was developed to assure residents along NW Larkspur Street
that the City was committed to construct the NW Larkspur Street TIP improvement in a timely
manner. In any case, the Village at Camas Meadows project proponent should not be held to
greater standards and for purposes of the subdivision process, should be allowed to consider NW
Larkspur Street open and thereby meeting all concurrency requirements. Allowing this is similar
to meeting concurrency requirements by either reasonably funding or constructing an
improvement. Reasonably funding and/or constructing an improvement allows the assumption
that the improvement is functional for the concurrency analysis.

Another perspective regarding the barricade issue is that the removal of the barricade is already
met with the Village at Camas Meadows development proposal because the City did not
condition the proposed Village at Camas Meadows or Parklands at Camas Meadows Subdivision
to the same condition as the DA. Section 4.5 of the DA is quoted below for reference and
attached to this memorandum for reference:

“Section 4.5 NW Larkspur Street. All road barricades preventing circulation on NW
Larkspur Street shall remain in place pending analysis of traffic and roadway conditions
in the vicinity of the Property, and shall only be removed at the sole discretion of the
City.”

While the DA mentions a barricade on NW Larkspur Street, the presence of a barricade is
conditional based on the results of a traffic analysis and is at the sole discretion of the City to be
removed. In fact, a barricade already exists at the northern terminus of NW Larkspur Street.
This existing barricade is to remain in place until it is proven safe to connect to the proposed NW
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Camas Meadows Drive extension. The HLA traffic study for the Village at Camas Meadows
project assumed that the NW Camas Meadows Drive/NW Larkspur Street connection is to made
at the time of development because level of services standards are met, there is no historical
evidence that safety is a problem along NW Larkspur Street, and the most recent speed study
(attached to this memorandum) shows that the 85% percentile speed is within the roadway speed
limit (25 mph) which is considered reasonable and acceptable. The northbound 85™ percentile
speed is 23 mph south of NW 60" Avenue. The southbound 85" percentile speed is 21 mph
south of NW 60" Avenue. The narrow width of NW Larkspur Street is essentially a traffic
calming measure keeping travel speeds to a minimum.

Discussions regarding the corner sight distance at the NW Larkspur Street/NW 60" Avenue and
NW Larkspur Street/NW 61° Circle intersections have occurred but no one to date have actually
measured the corner sight distances at these intersections. HLA has field measured these
intersection corner sight distances and compared those measurements to the adopted sight
distance standards. The Camas Municipal Code establishes that intersection corner sight
distance standard is based on the current “A Policy on Geometric Design on Highways and
Streets,” as published by AASHTO (American Association of State Highway and Transportation
Officials.” The most recent edition of this reference is the 2011 — 6 Edition.

From AASHTO, there are the following three intersection sight distances relevant to the NW
Larkspur Street/NW 60® Avenue and NW Larkspur Street/NW 61% Circle intersections:

e Case Bl — left turn from minor road
e (Case B2 — right turn from minor road
e Case F — left turn from major road

The required sight distance for Case B1 for a roadway with a posted speed limit of 25 mph such
as NW Larkspur Street is 280 feet. This requirement can be found in Table 9-6 of the “A Policy
on Geometric Design on Highways and Streets,” page 9-38.

The required sight distance for Case B2 for a roadway with a posted speed limit of 25 mph such
as NW Larkspur Street is 240 feet. This requirement can be found in Table 9-8 of the “A Policy
on Geometric Design on Highways and Streets,” page 9-41.

The required sight distance for Case F for a roadway with a posted speed limit of 25 mph such as
NW Larkspur Street is 205 feet. This requirement can be found in Table 9-14 of the “A Policy
on Geometric Design on Highways and Streets,” page 9-52.

The corner sight distance at the NW Larkspur Street/NW 60™ Avenue and NW Larkspur
Street/NW 61% Circle intersections were field measured and compared to the minimum
acceptable AASHTO standards described above. Based on field measurements conducted by
HLA, all of the AASHTO sight distance requirements as long as any vegetation within the sight
distance triangles are properly maintained and no obstructions that obscure the driver’s sight
distance are located within the sight distance triangles. There is a bush on the northeast corner of
the NW Larkspur Street/NW 60% Avenue intersection that is starting to encroach within the sight
distance triangle that should be trimmed.
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Although through the process of the previous Parklands at Camas Meadows DA and subdivision
hearings there have been comments regarding safety issues along NW Larkspur Street, HLA’s
analysis has clearly shown that these comments are hearsay and not based on facts. The accident
record, sight distance measurements, and speed study do not reveal any safety issues along NW
Larkspur Street.

The HLA study conducted for the Village at Camas Meadows project assumed build out of the
entire development with the connection to NW Larkspur Street in place as well as NW Payne
Road becoming public. At this time with both issues potentially still unresolved, it was
demonstrated that all three phases of the Village at Camas Meadows can meet transportation
concurrency requirements without the connection to NW Larkspur Street or access onto NW
Payne Road. A supplemental traffic analysis has been conducted by HLA showing the traffic
impacts of the Village at Camas Meadows project with the assumption that NW Larkspur Street
would not connect to NW Camas Meadows Drive due to a barricade and that because NW Payne
Street is currently a private street, no Village at Camas Meadows traffic would utilize it. In this
alternate traffic study, all access to the street network would occur at the NW Camas Meadows
Drive/NE Goodwin Road intersection.

Table 1 shows a revised trip generation for the project with a change in phasing. Phase 1 is now
the townhome portion of the development. Phase 2 is the single family subdivision portion of
the proposed project. Phase 3 is the apartment portion of the proposed project. It should be
noted that in the original HL A study the single family detached single family rate was utilized to
estimate the trip generation for the townhome portion of the proposed project. Table 1 has
revised the townhome trip generation to utilize the ITE Trip Generation Manual’s (9" Edition)
townhome trip generation rate.

Figure 1 shows the revised trip distribution and assignment of the Village at Camas Meadows
project. Figure 2 shows the 2020 “With Project” condition traffic volumes assuming no access
to NW Larkspur Street from the project site and the no legal access is available to the private
road, NW Payne Street. Tables 1a and 1b summarizes the 2020 “With Project” condition levels
of service based on the traffic volumes shown in Figure 2. The level of service worksheets are
attached for reference for the 2020 “With Project” condition. Queuing information can also be
obtained from these worksheets.

As shown in Tables la and 1b, all of the study area intersections are projected to function at
acceptable levels of service in the 2020 “With Project” condition.

Under all three approaches outlined in this memorandum, transportation concurrency
requirements are met for the Village at Camas Meadows development regardless of whether NW
Larkspur Street is connected to the proposed extension of NW Camas Meadows Drive or
whether NW Payne Street is ever dedicated as a public street.
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Table 1A. 2020 “With Project” Levels of Service at City of Camas Intersections

A.M. Peak Hour

P.M. Peak Hour

Average Average
Delay Vv/C Delay v/C

Signalized Intersection LOS (sec) Ratio | LOS (sec) Ratio
NW Lake Road/NW Friberg-Strunk Street A 7.1 0.17 C 25.4 0.29
NW Lake Road/NW Parker Street/NW Larkspur Road B 15.7 0.43 B 18.9 0.43
NW Parker Street/NW 38% Avenue B 16.6 0.44 B 16.2 0.45
NE Goodwin Road/NW Ingle Road A 8.5 0.38 B 15.2 0.53
All Way Stop Intersections
NW Parker SYNW Pacific Rim Blvd/NW PacificRimDr | B | 134 018 | B 12.7 0.19
Unsignalized Intersections
NE Goodwin Road/NW Camas Meadows Drive

Westbound Left C 214 0.37 C 22.6 0.35

Westbound Right A 92 0.08 B 12.0 0.15

Southbound Left A 7.7 0.08 A 8.5 0.06
NW Camas Meadows Drive/Project Access

Eastbound Left A 0.0 0.00 A 0.0 0.00

Westbound Left A 0.0 0.00 A 0.0 0.00

Northbound Approach A 9.8 0.10 B 11.0 0.07

Southbound Approach A 0.0 0.00 A 0.0 0.00
NW Payne Street/Project Access

Westbound Approach A 8.8 0.03 A 9.9 0.03

Southbound Left A 7.4 0.01 A 7.9 0.03

Table 1B. 2020 “With Project” Levels of Service at City of Vancouver Intersections

A M. Peak Hour

P.M. Peak Hour

Average Average
Delay V/IC Delay Vv/C
Signalized Intersection LOS (sec) Ratio | LOS (sec) Ratio
NE 13" Street/NE 1927 Avenue
Westbound Approach D 374 0.77 D 46.3 0.77
Northbound Approach D 35.8 0.74 D 47.5 0.97
Southbound Approach C 23.5 0.52 B 15.8 0.37
Overall Intersection LOS C 304 0.75 D 37.7 0.86
SE 1% Street/NE & SE 192™ Avenue
Eastbound Approach D 35.9 0.41 D 35.7 0.49
Westbound Approach C 33.9 0.57 D 42.5 0.70
Northbound Approach D 18.1 0.31 C 24.0 0.42
Southbound Approach B 22.4 0.39 C 25.8 0.35
Overall Intersection LOS C 26.9 0.52 C 31.6 0.69
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ATTACHMENT A

DEVELOPER’S AGREEMENT







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

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

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

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

NOW, THEREFORE, THE PARTIES HERETQO AGREE AS FOLLOWS:

Section L. Development Agreement. This Agreement is a Development Agreement to be
implemented under the authority of and in accordance with RCW 36.70B.170 through RCW
36.70B.210. It shall become a contract between the Owner and the City upon its approval by
ordinance or resolution following a public hearing as provided for in RCW 36.70B.170; and upon
execution by all parties.

Section 2. Term of Agreement. This Agreement shall commence upon the Effective Date,
and shall be valid for a period of Ten (10) years; unless extended or terminated by mutual consent of
the Parties; provided however, if this Agreement or any initial land use applications related to the
Property and filed within one year of the effective date of this Agreement, are appealed, the term of
this Agreement shall be tolled for the time during which the appeal is pending or 18 months,
whichever is less. The “Effective Date” shall be the date of recording, which shall occur within
thirty days of the date of the adopting Resolution.




Section 3. Vesting. Any land use applications submitted with respect to the Property
during the term of this Agreement, shall be vested to the following land use regulations and
Development Standards in effect on the effective date of this Agreement CMC title 16.01-16.21;
CMC 16.31; CMC Title 17 and CMC Titde 18 (through Ordinance 15-017), unless otherwise
provided for in this Agreement through Exhibit “B” Dimensional Standards or Exhibit “C” MXPD
Employment Uses. Any land use approvals affecting the Property issued after the effective date of
this Agreement shall remain in effect during the term of this Agreement; provided however, that
preliminary plat approvals shall be valid for a period of seven years from the date of the approval,
regardless of whether the end of such seven years occurs during or after the term of this Agreement.
The vesting provided for under this Agreement shall not apply to System Development Charges,
Impact Fees or application or review fees.

Section 4. Master Plan. Partes agree to incorporate by reference Exhibit D The Parklands at
Camas Meadows Master Plan (Master Plan) dated January 14, 2016 as the Master Plan for
development of the Property. The Master Plan provides the Parties with predictability regarding the
future development of the Property. Minimum dimensional standards that the Owner shall utlize
for development under the Master Plan are provided for in Exhibit “B”. Owner agrees to make best
efforts to obtain permits and construct a natural loop path and wetland interpretive overlook within
a public access easement, to be maintained by the Owner consistent with the Master Plan. The trail
and overlook will be constructed concurrent with the subdivision improvements for the inidal
phase. Consistent with Camas Municipal Code (CMC) 18.09.060 D. the lot size, width, depth and
setback standards applicable to the R-15 portion of the site as shown on Exhibit “B” are herein
negotiated consistent with the preservation of open space and trail development. The property may
be developed with 2 maximum 42 single family lots, maximum 24 residential units in Building 2 of
the business park, and 2 minimum of 90,000 square feet of business park building space. A number
of studies have been completed that aided in the master plan as well as subdivision application
already submutted to the city. Those studies include:

Phase 1 Environmental Site Assessment, Columbia West Engineering, Inc., August 31, 2015

Exasting Conditions & Boundary Survey — without Trees (Sheets 1 and 2), Minister-Glaeser
Surveying, Inc., December 10, 2015.

Existung Conditions & Boundary Survey — with Trees (Sheets 1 and 2), Minister-Glaeser
Surveying, Inc., December 10,2015,

City of Camas Archaeological Predetermination Survey of 542 NW 218th Ave, Camas,
Washington, Applied Archaeclogical Research, Inc., March 17, 2015.

Parklands Executive Residential Subdivision And Parklands Business Park: Preliminary
Stormwater Design Report (TIR), Kessi Consulting, January 24, 2016.

Parklands at Camas Meadows Traffic Impact Study, H. Lee & Associates, November 18, 2015

Wetland Delineation Report for Parklands at Camas Meadows Camas (Final Report), Washington,
Ecological Land Services, Inc., December 15, 2015.




Geotechnical Site Investigation Parklands at Camas Meadows Camas, Washington, Columbia
West Engineesing, Inc., June 23, 2015.

Section 4.1 SEPA. The City issued 2 SEPA determination of nonsignificance regarding this
Agteement and the Master Plan (SEPA 15-14). Impacts that are idendfied at future stages of the
development that have been previously analyzed through this SEPA process shall not be re-
analyzed, provided the future identified adverse impacts are substantially similar to and of the same
or less intensity as those previously analyzed under this or other SEPA processes. Nothing in this
Section shall preclude the City from requesting informaton on the potential adverse environmental
impacts associated with a substantial change in the master plan that have not been previously
anr;dyzed as required under the State Environmental Policy Act.

Section 4.2  Flood Plain & Floodways. The Property includes land designated by the
National Flood Insurance Programs (NFIP), Map Number 53011C0414D, with an effective date of
September 5, 2012, as a Special Flood Hazard Area Subject To Inundation by the 1% Annual
Chance Flood (Zone AE). Parties recognize the area under Zone AE are “frequently flooded areas™
as defined in the Camas Municipal Code and as such no lot or portion of a newly created lot will be
proposed, designed or platted to include any portion of the site Zoned AE under the
aforementoned NFIP Map. All portions of the Property Zoned AE shall be placed in an Open
Space wact at the tume of plat approval.

Section 4.3 Phasing. Only the single family residential shall be required to build
structures in phases. With the exception of the half-width street improvements along the entire
frontage and all street-scaping per the submitted plan, which shall be completed prior to final
platting of any residential lots, the Owner will have the ability to install roads, utilities, etc. as
one complete project, provided a grading plan is submitted in advance to the City. The lots
within the existing R-15 area shall be released upon subdivision approval. The ten (10) lots
within Phase 2 shall be released upon the business park being graded, platted and ready for a
prospective user to submit for site plan review. The final eight (8) lots within Phase 3 shall be
released once building permit is acquired on either business park Building 2, 3, 4 (4A), or 5 (4B).

Section 4.4  Streetscape. Owner agrees to incorporate into its development application
submittal package streetscape standards for primary streets within the Property addressing street
specifications, tree spacing and species, sidewalk separation, trash receptacles, benches and other
street amenities that will create an inviting, safe passage for not only vehicular but pedestdan and
bicycle traffic. Streetscape standards will be consistent with the streetscape standards identified in
the Master Plan. The Business Park Owners (or representative building association) are responsible
to privately maintain all of the public streetscape and vegetation along their half street frontage of
Camas Meadows Drive, including the pedestrian path and full width of any street center or median
planter strips.

Section 4.5 INW Larkspur Street. All road barricades preventing circulation on NW
Larkspur Street shall remain in place pending analysis of traffic and roadway conditions in the
vicinity of the Property, and shall only be removed at the sole discretion of the City.

Section 5. Remedies. Should a disagreement arise between the City and Owner regarding the
interpretation and application of this Agreement, the patrties agree to attempt to tesolve the













EXHIBIT A: PROPERTY DESCRIPTION

The project site 18 located just east of Camas Meadows Golf Course Club House and just north of
Camas Meadows Diive, in Camas, Washington 98607, in the SE & SW 4 of Sec. 28, T2N, R3E,
W.MM. The site is comprised of twwo (2) parent parcels plus the existing 74 foot wide public City
ROW for Camas Meadows Drive. The abbreviated legal descripton for the two parcels is:

Parcel 175948-000
#21 SEC 28 T2NR3EWM 15.72A

Parcel 986031-650
#68 SEC 28 T2NR3EWNM 20.97A




ATTACHMENT B

SPEED STUDY










ATTACHMENT C

2020 “WITH PROJECT” LEVELS OF SERVICE










































































































































































































