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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 
Stevenson, Washington 98648 

 

TO: City Council 
FROM: Ben Shumaker, Subdivision Administrator 
DATE: October 19th, 2023 

SUBJECT: Chinidere Phases 2 & 3 (SUB2023-01) 
 

Introduction 
On October 17th, 2023, the Subdivision Administrator received a complete application for final plat review. 
The plat involves phases 2 and 3 of the “Chinidere Mountain Estates Subdivision” and 45 lots. Together 
with the 27 lots in the subdivision’s first phase, there are 72 lots in these phases. Preliminary plat authority 
has expired for the 8 lots in phase 4. If approved, this final plat will conclude land division activities based 
on the 2006 preliminary plat approval. 

The City Council’s review responsibilities are articulated in SMC 16.26—Final Plat Approval (SMC 16.26.050 
through SMC 16.26.080). This memo is structured to address the 4 relevant sections, with findings and 
recommendations for each provided. A companion memo documents the Subdivision Administrator’s 
review and acceptance of the proposed final plat (SMC 16.26.010 through SMC 16.26.040). 

SMC 16.26.050—Submittal to Board 
“After the clerk-treasurer and county treasurer have certified that taxes and assessments have been 
collected, the clerk-treasurer will present the final plat to the council.” 

Findings: 
1. The title report dated August 8, 2023 notes that all taxes have been paid in full for 2023. 
2. The Clerk-Treasurer received this final plat and presented it to the City Council on October 19, 2023. 

Recommendations 
A. Accept the Clerk-Treasurer’s presentation and proceed to review under SMC 16.26.060. 

SMC 16.26.060—Approval or Disapproval--Considerations 
“A. The council shall, at a public meeting, determine: 
   1. Whether conditions imposed when the preliminary plat was approved have been met; 
   2. Whether the clerk-treasurer and county treasurer have certified that taxes and assessments 
have been duly paid, satisfied or discharged; 
   3. Whether the public use and interest will be served by approving the proposed final plat; 
   4. Whether the bond, if there is one, by its essential terms assures completion of improvements; 
   5. Whether the requirements of state law and this article have been satisfied by the subdivider. 
B. The council shall thereupon approve or disapprove the proposed final plat. 
When the council approves a final plat it shall be the duty of the clerk-treasurer to secure the 
required signatures.” 

Findings: 
3. In total, the preliminary plat approval includes 89 conditions or subconditions related to Chinidere Mountain 

Estates. The majority of these conditions have been met. As of this writing, several conditions of approval are 
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unsatisfactory and several facilities and improvements have not been completed. The administrator describes 
specific deficiencies as: 

a.  
b. Installation of street lights has not been completed. 
c. Installation of Street signs, striping, marking has not been completed. 
d. Installation of water meter setters has not been completed. 
e. Evaluation and installation of habitat area requirements has not been completed. 
f. Evaluation and mitigation of sight distance at off-site intersections has not been completed. 
g. Installation of perimeter pedestrian pathway has not been completed. 
h. Inconsistencies between the homeowners’ association documents have not yet been resolved. The 

inconsistencies relate to Conditions 3, 9, 14, and 24 
i. No maintenance bond—even in draft form—was available to the administrator prior to City Council 

review. This relates to Condition 44. 
j. No performance bond—even in draft form—was available to the administrator prior to City Council 

review. This relates to SMC 16.26.020, 030, and 060. 
k. Reconstruction of improvements—as recommended by the Planning Commission when they 

assented to the removal of the pedestrian perimeter path—has not been completed and is not 
identified as a line item in the performance bond amount. This relates to the inherent aspects of the 
Preliminary Plat approved by the Council and SMC 16.26.020, 030, and 060. 

l. The administrator was unsure whether the line items listed in the performance bond amount reflect 
a caveat in the text of the Public Works Director’s acceptance letter. The caveat indicates that there 
may be other, unlisted improvements that have not been made consistent with City standards. This 
relates to SMC 16.26.020, 030, and 060. 

4. Only the City Council can determine whether approving the plat serves the public use and interest. 
5. The Public Works Director and City Attorney are responsible to provide guidance on the essential terms of 

the performance bond as assurance of project completion. 
6. The administrator has been working closely with the subdivider to ensure the proposed final plat satisfies the 

requirements of state law and SMC Title 16. Any concerns about satisfactory compliance are included in this 
memo and/or its attachments. 

Recommendations 
B. Approve the final plat and authorize the Mayor’s signature after the subdivider completes certain specific 

actions OR delay decision on the final plat until additional issues can be resolved. 

SMC 16.26.070—Recording 
“After a final plat is approved and required signatures secured the clerk-treasurer shall forward the 
original final plat to the county auditor for recording.” 

Administrator’s Findings: 
7. The decision made under SMC 16.26.060 will affect how signatures are secured on the final plat. 
8. Past practices have transferred recording responsibilities to the subdivider with mixed results. The City 

should maintain the recording responsibility as it is written in the municipal code. 

Recommendations 
C. Authorize the Clerk-Treasurer to record the plat after all signatures are secured. 

SMC 16.26.080—Recording Fee 
“Before the county auditor shall officially record a plat the subdivider shall pay the required 
recording fees for each plat filed.” 

Administrator’s Findings: 
9. The City’s responsibility to forward the plat to the County Auditor under SMC 16.26.070 does not conflict 

with the subdivider’s responsibility to pay recording fees. 

Recommendations 
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D. Highlight the municipal code requirement for the subdivider. 

Next Steps 
The administrator offers the following 2 options for Council action: 
Option A – Authorize Mayoral Approval 
“I move to approve Chinidere Subdivision Phases 2 and 3 subject to the following conditions, which shall be verified 
by the Mayor prior to certifying the final plat map: 

1- A performance bond shall be obtained in a total amount of at least $250,000. An additional line item shall be 
added to the bond calculation to reflect “Other Deficiencies”. 

2- A maintenance bond shall be obtained in a total amount of at least $181,789.53. 
3- The form and terms of both bonds shall be accepted by the City Attorney. 
4- All inconsistencies between the homeowners’ association’s corporate, banking, and CC&R documents shall 

be resolved to the satisfaction of the City Attorney. 
5- Prior to recording the plat, the subdivider shall pay all applicable recording fees to the Skamania County 

Auditor consistent with SMC 16.26.080. 
Option B – Delay Decision 
“I move to delay decision on Chinidere Subdivision Phases 2 and 3 and reconsider at the November regular meeting.” 
 

 

Prepared by, 

 

Ben Shumaker 

Attachments 
• Proposed Final Plat—Chinidere Subdivision—Phases 2 and 3 
• Subdivision Administrator’s Review & Findings 
• Additional reviews as may be prepared in writing or verbally discussed by other City departments 
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PHASE 1

ADDRESS TABLE

LOT
STREET

NUMBER STREET NAME
LOT 66 107 NE BRUCE HEIGHTS
LOT 65 147 NE BRUCE HEIGHTS
LOT 53 106 NE BRUCE HEIGHTS
LOT 54 126 NE BRUCE HEIGHTS
LOT 55 136 NE BRUCE HEIGHTS
LOT 56 156 NE BRUCE HEIGHTS
LOT 57 176 NE BRUCE HEIGHTS
LOT 58 196 NE BRUCE HEIGHTS
LOT 59 216 NE BRUCE HEIGHTS
LOT 60 226 NE BRUCE HEIGHTS
LOT 63 197 NE BRUCE HEIGHTS
LOT 64 187 NE BRUCE HEIGHTS
LOT 67 87 NE BRUCE HEIGHTS
LOT 68 67 NE BRUCE HEIGHTS

LOT 46 313 NE LUTHERAN CHURCH ROAD
LOT 47 333 NE LUTHERAN CHURCH ROAD
LOT 48 353 NE LUTHERAN CHURCH ROAD
LOT 49 363 NE LUTHERAN CHURCH ROAD
LOT 50 384 NE LUTHERAN CHURCH ROAD
LOT 51 404 NE LUTHERAN CHURCH ROAD
LOT 52 424 NE LUTHERAN CHURCH ROAD
LOT 69 433 NE LUTHERAN CHURCH ROAD
LOT 70 413 NE LUTHERAN CHURCH ROAD
LOT 71 393 NE LUTHERAN CHURCH ROAD
LOT 72 373 NE LUTHERAN CHURCH ROAD
LOT 28 344 NE LUTHERAN CHURCH ROAD
LOT 29 364 NE LUTHERAN CHURCH ROAD

LOT 45 105 NE UPPER BASSO CIRCLE
LOT 44 115 NE UPPER BASSO CIRCLE
LOT 43 125 NE UPPER BASSO CIRCLE
LOT 42 145 NE UPPER BASSO CIRCLE
LOT 41 165 NE UPPER BASSO CIRCLE
LOT 40 185 NE UPPER BASSO CIRCLE
LOT 39 195 NE UPPER BASSO CIRCLE
LOT 38 215 NE UPPER BASSO CIRCLE
LOT 37 235 NE UPPER BASSO CIRCLE
LOT 36 245 NE UPPER BASSO CIRCLE
LOT 30 114 NE UPPER BASSO CIRCLE
LOT 31 134 NE UPPER BASSO CIRCLE
LOT 32 154 NE UPPER BASSO CIRCLE
LOT 33 174 NE UPPER BASSO CIRCLE
LOT 34 194 NE UPPER BASSO CIRCLE
LOT 35 214 NE UPPER BASSO CIRCLE

LOT 61 448 NE KRISTY LANE
LOT 62 468 NE KRISTY LANE
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City of Stevenson 
Planning Department 

 

(509)427-5970  7121 E Loop Road, PO Box 371 
Stevenson, Washington 98648 

 

TO: File 
FROM: Ben Shumaker, Subdivision Administrator 
DATE: October 19th, 2023 

SUBJECT: Chinidere Phases 2 & 3 (SUB2023-01) – Administrator’s Review 
 

Introduction 
This memo describes the Subdivision Administrator’s review of the “Chinidere Subdivision—Phases 2 and 3”, which 
received preliminary plat approval as “Chinidere Mountain Estates”. The Administrator’s review responsibilities are 
articulated in SMC 16.26—Final Plat Approval (SMC 16.26.010 through SMC 16.26.040). This memo is structured to 
address the 4 relevant sections, with findings and recommendations for each provided. A companion memo 
documents the Subdivision Administrator’s review and acceptance of the proposed final plat (SMC 16.26.010 through 
SMC 16.26.040). 

SMC 16.26.010—Filing of Final Plat – Time Limit 
“At any time within five years following the council's approval of a preliminary plat, or such longer period 
as established by the state legislature in RCW 58.17.140, the subdivider shall file the original and five 
copies of a proposed final plat with the administrator.” 

Administrator’s Findings: 
1. The following timeline is relevant to this criterion: 

a. September 19th, 2006 – City Council approves the Preliminary Plat with a 5-year period of validity 
(September 19th, 2011). 

b. June 7th, 2012 – The State authorizes a blanket extension of all preliminary plats approved prior to 
December 31, 2007, providing a 10-year period of validity (September 19th, 2016). 

c. August 18th, 2016 – The City Council adopts a Development Agreement extending the period of 
validity to September 21st, 2021. 

d. October 18th, 2018 – The City Council amends the Development Agreement extending the period of 
validity for Phases 2 and 3 to September 21st, 2023 (with interim deadlines in 2020, 2021, 2022 and 
2023). 

e. September 15th, 2022 – The City Council again amends the Development Agreement extending the 
period of validity for Phases 2 and 3 to September 21st, 2024 (with interim deadlines in 2023 and 
2024). 

f. September 21st, 2023 – The City Council again amends the Development Agreement, extending 
interim deadlines and retaining the period of validity for Phases 2 and 3 as September 21st, 2024. 

2. An original and five copies of the final plat were submitted within the period of validity established by the 
City Council. 

SMC 16.26.020—Administrator Review and Acceptance Criteria 
“A. The administrator shall satisfy himself: 
   1. That the final plat presents the items required by the final plat standards of this article; 
   2. That the proposed final plat bears the certificates and statements of approval required by this article; 
   3. That a title insurance report furnished by the subdivider confirms the title of the land in the proposed 
subdivision and is vested in the name of the owners whose signatures appear on the plat's certificate; 
   4. That the facilities and improvements required to be provided by the subdivider have been completed 
or, alternatively, that the subdivider will provide a performance bond subject to approval of the council.; 
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B. If the administrator finds that the final plat submitted varies with the approved preliminary plat he may 
require that the plat be reviewed by the planning commission before being accepted. 
C. When the administrator finds that these requirements are met he shall accept the final plat. The 
administrator’s review does not constitute an approval by the city of any of the abovementioned items.” 

Administrator’s Findings: 
3. The plat submitted presents the items required of final plats by SMC 16.34 and SMC 16.36 except for the 

following: 
a. Inconsistencies between documents related to the subdivision’s homeowners’ association offers 

questionable conformity to Preliminary Plat conditions 2, 9.1, and 24.a. 
b. A maintenance bond for infrastructure has not been submitted in conformance with Preliminary 

Plat condition 44. 
4. As of this writing, this author understands that consistency between homeowners’ association documents is 

underway; however information related to the maintenance bond is unknown to this author. 
5. The plat appropriately bears certificates and statements for the subdivider, notary, Public Works Director, 

City and County treasurers, Mayor, surveyor, and auditor. 
6. The title company’s Subdivision Guarantee dated August 22nd, 2023 vests title in “Aspen Development LLC” 

with a deed of trust benefiting “Gravitate Capital LLC”. Signatures representing both entities appear on the 
signed plat. 

7. The following facilities and improvements have not been completed: 
a. Installation of street lights, 
b. Installation of Street signs, striping, marking, 
c. Installation of water meter setters, 
d. Evaluation and installation of habitat area requirements, 
e. Evaluation and mitigation of sight distance at off-site intersections, 
f. Installation of perimeter pedestrian pathway. 

8. Items a-e are addressed through a proposed performance bond with a total amount of $153,523.71 
available. As of this writing the performance bond has not been secured and this author is unaware of the 
proposed terms. 

9. Item f was addressed by the Stevenson Planning Commission on September 11, 2023, which made the 
following recommendations: 

a. Allowing the subdivision to proceed without constructing i) a perimeter path along the 
subdivision’s north border, ii) a perimeter path along the subdivision’s east border, or iii) a 
connecting path from the existing pathway system to Bruce Heights. 

b. Removing facilities already constructed in anticipation of the path’s installation. 
c. Providing an easement in the common area along the subdivision’s west border to allow the City to 

construct and use a path at a later date. 
10. The proposed final plat acts on the Planning Commission recommendation as follows: 

a. The perimeter path is not shown anywhere on the plat, 
b. Constructed facilities have not been removed and are not identified in the performance bond, 
c. Easement language is included on the face of the plat. 

11. The combination of phases 2 and 3 varies from Preliminary Plat approval Condition # 8 which spaced out 
construction based on the sales rate of lots. This variance was reviewed by the Planning Commission on July 
11th, 2016, which recommended eliminating the condition. The City Council acted on this recommendation 
and combined the phases in the August 18th, 2018 Development Agreement. 

12. The final plat was accepted after submittal of all requested items on October 17th, 2023. 

SMC 16.26.030—Performance Bond—In Lieu of Completion of Improvements 
“In lieu of completing improvements required before final plat approval, the council may accept a 
performance bond from the subdivider in a form that is acceptable to the city attorney and in an amount 
and with sureties commensurate with improvements remaining to be completed securing to the city the 
construction and installation of the improvements within a fixed time set by the council. 



   Page 3 of 3 
 

Administrator’s Findings: 
13. A performance bond has been proposed in lieu of completing improvements. 
14. As of this writing, the form of the performance bond has not been reviewed by the City Attorney. 
15. As of this writing, the amount of the performance bond is $153,523.71 which is accepted by the Public Works 

Director to cover items 6.a-e. As of this writing, the amount related to item 8b as well as other 
potential/unknown items is not addressed in the performance bond. 

SMC 16.26.050—Copy Distribution Prior to Approval 
“After the administrator has accepted the final plat he shall then forward the original and one copy to the 
clerk-treasurer and one copy to each of the following: the county assessor, the public works director and 
the county treasurer.” 

Administrator’s Findings: 
16. The proposed final plat was forwarded to the appropriate parties on October 18th, 2023. 
17. When the proposed final plat is presented to the Council by the Clerk-Treasurer, the following outstanding 

items should be noted: 
a. Inconsistencies between HOA documents have not yet been resolved. 
b. No maintenance bond—even in draft form—is available to this author. 
c. No performance bond—even in draft form—is available to this author. 
d. Re-construction of improvements—as recommended by the Planning Commission when they 

assented to the removal of the pedestrian perimeter path—has not been completed and is not 
identified as a line item in the performance bond amount. 

e. This author is unsure whether the line items listed in the performance bond amount reflect a caveat 
in the text of the Public Works Director’s acceptance letter. The caveat indicates that there may be 
other, unlisted improvements that have not been made consistent with City standards. 

Prepared by, 

 

Ben Shumaker 


