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Agenda
 Review BMA Bulkhead Obligations

 Brief Summary of Information from March 7, 2020 Meeting

 Progress of Bulkhead Design and Permitting – 2020 to now

 November 2021 Winter Storm Damage

 Current status

 Comments and Questions from the membership

 Past Information and Current information going forward will be posted to 

the BMA website
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What the CCR’s and Bylaws say about 

bulkhead and common properties

 4.1    Operation   

 The Association shall operate and maintain, at its cost, in neat and good 

order, and for the use and benefit of the owners of the property in the 

development, all land and/or facilities designated

 4.4.2   Common Property Rights  

 Subject to the provisions of these covenants, every member of the 

Association shall have a right of easement and enjoyment in and to the 

common properties.  Such easement shall be appurtenant to and shall pass 

with the title to every lot or living unit and upon recordation of a contract of 

sale of any lot or living unit.
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The BMA (and 

therefore every 

member) owns  

Tract A
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5.0 Maintenance Assessments 

Annual and Special Assessments levied by the Association shall be exclusively for 

the purpose of promoting the health, safety, enjoyment and welfare of the residents 

in the properties, and in particular for the improvement and maintenance of 

property, services, and facilities devoted to that purpose and related to the use and 

enjoyment of the properties within the Plat of Brutus.  Without limiting the 

generality of the foregoing, assessments may be used for the acquisition, 

maintenance and operation of a water system and common properties 

which are inclusive of and not limited to the beach trail and bulkhead. 

5.1  Subject Property

All building sites are subject to Annual and Special Maintenance 

Assessments to cover the costs of operation, maintenance, replacement 

and extension of the water system and common areas.  Such charges and 

assessments shall be levied against each membership property and shall be 

the personal liability of the members owning and/or possessing such 

property. Out of Plat water users and beach access users will be assessed 

dues as defined in paragraphs 8.5, 8.6 & 8.7 of the Bylaws. 
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BMA Membership Responsibilities

 The BMA Board has affirmed their understanding of the By-laws and CC&Rs  

that 1) the BMA Membership jointly own the common areas and facilities of 

the Association including the pump house and water system, and Tract A 

which includes the trail and bulkhead, and 2) the membership has the 

obligation to operate and maintain all common areas and facilities.

 With respect to the bulkhead, how do we best do that?

 The BMA Board established a Bulkhead Committee to help work through those 

issues and provide recommendations to the Board and to the BMA 

Membership.
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Activities of the Bulkhead Committee

 2017-2019– Members of the Bulkhead Committee gathered information, talked 

to bulkhead contractors, agency personnel, and others

 October 10, 2019 – Written Bulkhead Replacement Update to Membership

 March 7, 2020 – Special Community Meeting Outlining Issues and Next Steps

 July 18, 2020 – Membership Vote at Annual Meeting to Hire DCG Consultants 

(funded by the Zander family). Key design considerations were structural 

integrity, appropriateness for our site conditions, improved safety and  

accessibility, longevity, ability to be permitted, and cost.

 Fall 2020 - DCG undertook comparison of alternatives study, obtained survey 

and geotechnical information, met with the Committee multiple times. Final 

recommendation to Board was a steel soldier pile system with precast 

concrete lagging as the preferred alternative.

 October 25, 2020 – The Board voted to have DCG develop design and permit 

applications for the preferred alternative.
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Bulkhead Committee (continued)

 Preliminary design and permit applications were prepared and submitted to 

the Bulkhead Committee to review in February and March, 2021.

 February 2021 – Permit applications were submitted to federal and state 

agencies

 February 12, 2021 – Written bulkhead project status report to community

 March 2021 – Island County permit applications submitted

 July 3, 2021 – Written status update 

 July 17, 2021 – Brief Update at BMA annual meeting

 November, 2021 – Several emails from Committee members on winter storm 

damage

 January 6, 2022 – email update on bulkhead status sent to membership

 February 6, 2022 – Geocoastal Report submitted to Island County

 March 6, 2022 – This special meeting to update the membership and respond 
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Badly Deteriorated 

Timber Piles

 Many areas are open to felt 

only providing protection.

10



2022 – Bulkhead break showing root ball
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2022 
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2022
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Washout behind bulkhead showing tie-

backs and felt.
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Old bulkhead wood stored above present 

bulkhead/break
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Sweeney Bulkhead
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South end of existing bulkhead
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Sloughing of soil above the beach
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Damaged drainage – action needed
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History of Brutus Bulkhead(s)

 Early 1980’s - First Brutus Bulkhead was installed by developer to protect the 

shoreline as an integral part of the original development

 It was damaged and lost in a winter storm

 Mid 1980’s - Second Bulkhead installed after original bulkhead failed

 Lost about 15 feet of land

 2001 Decisions made to replace bulkhead

 2001- 2004 Permitting, numerous interim and temporary repairs

 2004 Replacement Bulkhead constructed

 2020 Decision to move forward with engineering design, permitting, and 

obtaining bids for replacement bulkhead

 2022 – Nearing conclusion of process this year 

 4th bulkhead in the last ~ 42 years
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Investment Benefits of Replacement Bulkhead

 Replacement Bulkhead estimated design life is 50 years 

 Shoreline Protection means the Trail access to be beach is better 

protected

 Homes on the water side of Brutus are protected from accelerated 

bluff erosion

 Reduces the dangerous condition and liability of bulkhead that has 

previously existed

 Property values are protected

 Estimated $40,000 to $50,000 or more per home for value of water 

access
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Coastal Geologic Services Study-2019

Permitting agencies do not like bulkheads and would much rather see “soft 

shore” approach.

 Northwest Straits Foundation Grant paid for feasibility study to change to soft 

shore at no cost to Brutus. 

 The report provides outline of 

existing site conditions and proposed recommendations.

 Evaluated the feasibility of full or partial bulkhead removal and replacement.

 Concluded that coastal configuration and wave environment would make soft 

shore infeasible.

 Brutus added contract for $500 to extend study to include comparison of 

bulkhead alternatives
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Coastal Geologic Services Study-2019

 Conclusions and Recommendations

 The slides along the bluff 

all appear to be shallow surficial slides, with loss of only 

several feet of weathered soils with each slide.

 No evidence of large of deep‐seated slides was found in the area 

during the site visit.

 Top of Bluff erosion measured in our area between 1957-2014 (a 57 year period) 

averaged 0.3 to 0.4 ft per year (but ranged between 2.8 and 60 feet over those 

57 years)

 The decision regarding potential wall removal revolves around the need 

to preserve the trail in the next few decades, as well as the repeated 

costs of rebuilding the pile wall.
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Coastal Geologic Services Study-2019

 Full Bulkhead Removal Alternative

 With full bulkhead removal, erosion of the shoreline would accelerate 

and progress back towards the bluff. 

Portions of the trail would likely fail within 5 years or so. 

If maintaining the trail and beach access 

is important, a simple full wall removal would not be feasible.

 Upper bluff recession in the first 10‐20 years following bulkhead 

removal is estimated at up to approximately 10 FT and would continue 

over time. (This means that the top of slope would move back towards 

the homes at the top of the bluff by this average amount – some could 

be more / some could be less).

 Partial Bulkhead Removal Alternative

 It would expose the lower bluff and the south end to some                            

additional erosion landward of some Brutus properties.
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Coastal Geologic Services Study-2019
 The objective of the Coastal Geologic Services Study conducted for the 

Northwest Straits Foundation was to evaluate the feasibility of removing all or 

a portion of the bulkhead and allowing the shoreline to revert to a more 

natural condition.

 The report demonstrated that without the bulkhead in place, shoreline erosion 

would occur that would allow the shoreline to erode into the bluff. As the toe 

of the bluff is eroded, landslides would occur that would move the top of the 

bluff closer to the bluff-top homes over a period of time.

 The eventual result would be loss of the trail and beach access at Brutus and 

increased susceptibility of the homes at the top of the bluff to landslides.

 The Bulkhead Committee and the BMA Board concur that full or 

partial removal of the bulkhead is not acceptable given the 

probable eventual outcome.
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What have we learned? (2017-2020)

 Replacing a bulkhead is not an easy process.

 The permitting process for any shoreline project is much more complicated 

than it has EVER been.

 Bulkheads have become very costly. The same bulkhead contractor that 

constructed our existing wood bulkhead in about 2004 gave us a price to 

construct a new wood bulkhead exactly like our existing bulkhead for 8 times

the cost he charged for the existing bulkhead.

 Replacing our timber bulkhead with another timber bulkhead is both 

expensive and only has a limited life of maybe 15 years or so. We do not know 

how much more expensive it will be 15 years from now and whether we could 

even obtain another permit 15 years from now.

 The Bulkhead Committee, Board, and Community have a strong preference 

for a bulkhead type that has strong durability and a long design life (let’s not 

do this again for a long time!). 
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Armor Type Pros Cons Permit 

Feasibility

Cost $ Low to 

high

Wood pile bulkhead

X
In-kind replacement

(better for permitting) 

relatively low profile

Lifespan shorter (-20 yrs) Moderate $$$

Steel sheet pile wall Durable and low profile. 

Lifespan longer (40-60  

yrs)

Specialized equipment needed Low to mod $$$$$

Vinyl sheet pile wall Low profile Not as durable with 

considerable log impact. May 

be difficult to drive deep 

enough

Low to mod $$$

Rockery Wall

X
Less equipment needed Very skilled operator required. 

Periodic maintenance. Height 

is problematic.

Low to mod $$$

Rock revetment

X

Simple construction. 

Easy repair

Large rock volume. Very wide 

footprint. Some settling

Low without significant 

crest pullback

$$$

Concrete wall High strength and long 

lasting if designed and 

built well

Durable over time, however, 

can crack w/log impact. 

Concrete delivery required. 

Expensive

Low to mod $$$$

Concrete block wall

X

Lower cost using pre-fab 

blocks

Low durability, too much wave 

energy and height for this 

approach. Not recommended

low $$-$$$

Bulkhead Types Pros/Cons (from Coastal Geologic Services)
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Next Steps Outlined in March 2020

(Current Status)
 The Board is mindful of the significant cost of this project, but also recognizes the 

need, benefits, and required contractual obligation to maintain the bulkhead and 
common areas.

 Make decision to move forward with gaining more information on type of bulkhead 
replacement, cost and financing

 Vote in the near future to authorize the Board to use Brutus funding to hire 
consultants for engineering, permits, and survey. Voted to hire consultants

 Obtain additional information on funding assistance from financial institutions or other 
sources. Researched by Board

 Report final recommendation to Brutus association for bulkhead type that is identified by 
engineering that is best suited for shoreline site conditions. Steel soldier pile and 
concrete lagging bulkhead selected

 Include Sweeney in bulkhead process to meet contracted obligations. Initial outreach by 
Board

 Obtain Final Authorization from Brutus Maintenance Association for bulkhead 
replacement special assessment in a future vote once design, permitting, and 
construction cost are determined and funding approaches are better defined.

Nearing the end of this process
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Engineering Design Status

 Feasibility Study and evaluation of alternatives complete - Fall 2020

 Board selected steel soldier pile with precast concrete lagging as the preferred 
alternative (consistent with our consultant’s recommendation) that best met the 
project objectives – Fall 2020

 Preliminary design complete in February, 2021

 The Bulkhead Committee has reviewed and provided comments on the 30%, 60%, 
90% and 100% plans (just last week)

 Remaining engineering items:

 Consider contractor input and cost estimating for selection of the options of deeper 
soldier piles or shorter piles with tieback anchors at the top

 Consider a separate permitting effort to add shoreline stabilization efforts beyond the 
south end of our bulkhead that was damaged in November 2021(the beach between the 
south end of our bulkhead and the Summerland development)
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Permitting Status

 U.S. Army Corps of Engineers Permit for Emergency Repairs – complete

 U.S. Army Corps of Engineers Permit for Bulkhead Replacement – likely determined 
to not be required since the current bulkhead design places all improvements at or 
landward of the current bulkhead. This also eliminates required permits from 
National Marine Fisheries Service and U.S. Fish and Wildlife

 Note that if we want to do repairs past the south end of the existing bulkhead, 
that would be a new action that would require a separate permitting and would 
trigger the need for federal permits.

 State Permits – WA Dept. of Fish and Wildlife Hydraulic Project Approval – waiting 
on State Environmental Policy Act Determination from Island County

 Island County Planning and Environmental Permit – in review

 Island County Building Permit – the last permit to be applied for is ready to go in 
now for review

 We were told permitting would take 12-18 months. We are at about 12-13 months 
now. Permitting is moving slow due to COVID delays and staffing shortages
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Next Steps – March 2022

 Continue working through the permit process. 

 If we receive all needed permits, we can incorporate any review comments or 

additions required by the agencies and request bids from contractors.

 If one or more permits are denied, we can evaluate if some modifications to 

the project could be permitted, or if we want to appeal the permit denial 

(including legal action if deemed appropriate).

 BMA Bulkhead Committee and our consultants would review the bids and 

make a recommendation to the BMA Board and membership.

 The BMA membership will vote on accepting options listed in the bids that 

meet overall objectives of the Association requirements listed in By-Law 4.1 

to operate and maintain the bulkhead / common property, along with the 

required funding.
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Bulkhead Costs

 Depends on:

 Final design details

 Any permit requirements imposed on the project by the permitting agencies

 Materials cost at the time of construction (current materials pricing are difficult 

due to supply chain issues and general inflation)

 Contractor interest (most contractors are very busy now)

 Construction can only occur July 15 to February 15 of each year

 Construction estimate from 90% design level in June 2021 – Approximately 

$900,000 to $1,000,000

 Included certain contingency costs that may not be needed

 Does not recognize potential cost increase due to supply chain issues, contractor 

availability, and inflation
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A Very Generous Offer from our Neighbors

 Jason and Marjorie Zander have indicated a willingness to make a substantial 

contribution to the cost of the bulkhead replacement with the following 

objectives:

 Maintain stability and integrity of the bluff

 Create a safer solution for getting down to the beach (upgraded steps, safety 

rails, etc. to help avoid accidents and make it more accessible to everyone)

 Help offset the cost for our neighbors

 Optimize for longevity of the solution (avoid having to do this every 15 years).

 $400,000 funding has been offered. The engineering and permitting costs 

currently being funded by the Zanders goes towards that $400,000 funding 

offer.
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Financing Options

 BMA Treasurer called two local banks in 2019 about loans to help finance the new 

bulkhead and received positive initial, non-binding responses.

 Funding through a loan procured by the BMA and repayment from membership could 

be complicated and would need to be fair for all.

 Current thinking is to have each member fund their own share in the manner that 

works best for them.

 Each member pays full amount at the time of assessment through savings or other financial 

means of each member, OR

 Each member pays full amount through a combination of funds from savings and a loan 

obtained by the member (home equity loan or other loan as they prefer)
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Input Desired from Community

 What to do about the November 2021 storm damage to the south end of the 

bulkhead / slope above the beach? Note – this will require a separate 

permitting process. If we added that work to our current project that is now 

in permitting, the process would start all over. Since this is new work where a 

bulkhead has not been present before, any action here would trigger more 

detailed federal, state, and local permitting.

 Hand railing along the top of the bulkhead?

 Stairway down from the trail to near the top of the bulkhead – location, type, 

etc.?
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Membership Comments and Questions

 What would you like to know more about?

36


