Brutus Maintenance Association (BMA)                                                                                              3469 Timothy Way, Camano Island, WA  98282                                                www.bmaoncamano.com                     brutusmainassoc@gmail.com

BMA Special Meeting:  Bulkhead Replacement 
March 7, 2020    1:30 p.m.– 3:00 p.m.    Camano Island Library

A special meeting of the Brutus Maintenance Association (BMA), a nonprofit corporation, was held at the Camano Island Library located at 848 N. Sunset Drive.  Notification of the special meeting was sent to all association members on January 21, in accordance with Article IV (4.3) of the Association Bylaws. A Bulkhead Replacement PDF was electronically sent on February 24 and posted to the BMA website on March 4.  A paper copy of this document was available at the meeting. 
A meeting agenda was electronically sent on March 4 and posted to the website. A reminder was sent on March 6 confirming the meeting would be held. 

The meeting was called to order by President Larry Ringstad at 1:36 p.m.  Meeting adjourned at 3:10 p.m.  Please send any questions you have about the meeting information to: any Board member and/or Dennis Stettler at dbgstettler1@frontier.com


Attendance is recorded from the BMA Special Meeting sign-in sheet.

	BMA Annual Membership Meeting Attendance:  March 7, 2020

	Lot #
	      Owner(s)                                                            Present

	1
	Kathi & Ken Harvey                                                              X   

	2
	 Bob Bostwick                                                                         X

	3
	Larry & Linda O’Conner                              

	4
	Dottie Hawkins                                                                        X

	5
	Cindy & Larry Ringstad                                                          X

	6
	Walt Schanzenbach                                                                 X

	7
	Sue Cutting & Ron Louviere                                                   X

	8
	Lynda & Terry Comerford                                                      X

	9
	Dennis & Bev Stettler                                                              X                                          

	10
	Paula & Steve Thomas                                                            X            

	11
	Kathy & Ron Moe                                                                  X

	12
	    Susie Formo                                                                           X (Jason)                                            

	13
	Jason & Marjorie Zander                                                        X

	14
	Skye Rubright                                                                         X                     

	15
	Judith Sortino                                                  

	16
	Fred & Karen Allie                                                                 X

	17
	Deborah & Steve Solatka                                                        X

	18
	 Barb & Dave Dunne                                       

	19
	Cheryl & Ray Reinhardt                                                         X

	20
	Brad & Lenore Schmidt                                                          X

	21
	Sue & Bob Perry                                                                     X

	22
	Cheryl & Skip Hegland                                                          X





I. Welcome – Larry Ringstad, President
a. Reviewed purpose of special meeting to present findings/research of the Bulkhead committee.  No vote would be taken about bulkhead matters at this meeting.
b. Introduce Bulkhead committee, Dennis Stettler chair
i. Dennis noted members of Bulkhead committee; reviewed his extensive background with marine engineering projects and the charge of the committee.
	
II. Bulkhead Committee Presentation – Dennis Stettler				  
a. Powerpoint.  Posted on BMA website
i. Slides 2-6: pictures of current BMA bulkhead and neighboring Camano bulkheads included: incoming logs close to and striking the bulkhead during high tide which contribute to deterioration:  gaps within and between bulkhead wood pilings; exposure of backing fabric behind the logs.  Punctures (nature or human-made) increase the vulnerability of the bulkhead by washing away retained soil. 
ii. Slide 7: Agenda resulting from research of Bulkhead committee. 
iii. Slides 8 and 9: CCR & Bylaws 4.1, 4.4.2; 5.0; 5.1 cited as rationale for homeowners to consider as BMA contemplates bulkhead work and next steps.
iv. Slides 10-12: Reviewed historical and most recent bulkhead work (1980 – 2004; 2011) Permitting agencies won’t allow encroachment into the water i.e. extending a new bulkhead into the water. Marine environment and shoreline protection is an emphasis in Washington state.
v. Slides 13 and 14: Noted property protection, beach access and enjoyment, monetary value-add to property among rationale for bulkhead work.
vi. Slide 15: Current status of 17-19-year-old BMA bulkhead.  Beach pole stepping stairs damaged & dangerous. Further deteriorations of the fabric backing cloth (holes created) would cause significant erosion.  The size/diameter of current wood pilings helped with viability.  That type of material is no longer available & not recommended by a number of consultants.
vii. Slide 16: Summary of contacts & research. 
viii. Slides 17 – 20: Summarized the work of Coastal Geologic Study. Lead to the conclusion that “full or partial removal of the bullhead is not acceptable given the probable eventual outcome.”  The BMA beach is not suitable for a soft shore rebuild due to wave actions and shape. Dennis noted that bulkhead removal would likely result in loss of all or parts of the trail within 5 years; supported by consultants.
ix. Slide 21: Dennis reviewed the 7 types of materials the committee researched in the past 2-3 years and in collaboration with Coastal Geologic Services. Three types are not recommended for BMA: rockery wall, rock revetment, concrete block. Reasons included: impacts to existing bluff structure, erosion underneath the materials,  
x. Slide 22: preliminary cost ranges which can’t take into account unexpected costs, additional/unexpected permitting expenses, inflation in materials costs & labor at time of completion.   
xi. Slides 23 and 24: Bulkheads are costly with the prior contractor noting a bid of 8 times the dollar amount today to build the same bulkhead he did in 2004. Dennis reminded the group that the permitting requirements have significantly increased i.e. marine & fish habitats. Notes the value of committing to a project that “has a strong durability and long design life”. 
xii. Slide 25: Recommendation to consider hiring Davido Consulting Group; scope of work described.  Dennis relayed that many engineering firms do not want to work with homeowner associations.

Questions (2:20)
Q.  If bottom part of trail washes out; could we get a permit to cut another trail?
A. Dennis believed that would be easier than getting the permit for work on
the waterfront.
Q. Is $70,000 estimate for engineering costs included in cost of the total proposal (slide22)?  A. This would be in addition to the project price. Member was seeking best-guess estimate for total cost of the entire project. 

Q. For the 4 properties above the common area (trail & bulkhead) would a bulkhead help to prevent those property owners from sliding & erosion. Are the 4 lots subject to erosion with or without the bulkhead?
 A.  Dennis reminded that protecting the toe of bulkhead is vital to the stability of any bulkhead. A bulkhead does help to mitigate some sluffing from the erosion as well maintain the beach access trail.

Q. Is there a guarantee that the beach and/or trail could be saved with a new bulkhead?   A. Nothing is guaranteed. Is a matter of being proactive vs. reactive?

Larry: When homeowners bought into the community, they are responsible for the common property.  All lot owners have the same responsibility.
A member was concerned that there was “stonewalling” and some questions were not being addressed.

Q.  Is C. Sweeney property a part of the equation and if his bulkhead deteriorates then could BMA lose a part of the trail?  A.  BMA trail head is an easement agreement with Sweeney (done with prior property owner).  Can’t be assessed for bulkhead repairs as they were are responsible for maintaining their own.  BMA would not want to fund a project which could be undermined by a non-BMA property owner.

Q.  Possibility of being declined a permit?  A. Dennis’ experiences suggest that information prepared by reputable engineer can help to address this possibility. The engineers work in collaboration and negotiate process between BMA, permitting agencies & contractor(s). 

A Bulkhead committee member acknowledged that the costs are shocking; this had been discussed during committee meetings and also by the Board. Committee

 Q.  How long does the consultant/engineer process take? A. Dennis believed a 12-
18 month period in order to obtain a permit and the engineering and permitting
would be done to support that process.

Larry reminded the membership that there would be no vote at this meeting; proxies were not secured and members need time to digest information. April 11 is potential special meeting date.

Slides 26 and 27: Marjorie & Jason Zander (lot #13) provided a generous offer to offset a portion of the cost for neighbors. Jason noted he is one of the 4 homes directly above the sluff area and he explained their rationale for the offer; retirement in the community.
Slide 27:  Ron Moe outlined information from two potential bank loans sources; explained his prior experiences with a HoA for large scale project with bank loan. There could be several ways for homeowners to pay their share. The Zander’s contribution could be added into the 1/3 down required by the bank.  Loan to the HoA and the homeowner would pay the BMA, BMA would then make the payment to the bank.  More information is being researched with per lot financial responsibilities in different scenarios. 

It was noted that BMA owes a high debt of gratitude and appreciation to the Bulkhead committee; Dennis’ calm demeanor, expertise and clear presentation. The earlier work by Ron L. and Fred Allie to initiate the research process was also applauded. 

	
Q.  Two out of plat individuals who pay full assessment would be shocked to learn this price tag. What is the total amount of homes that would be the 100% assessment?  A. Need clarification on what and how to collect; Board continues to research. At some point legal counsel will be needed. 

Q.  Are these the standard loan periods?  Are there longer or shorter loan periods available? A. Ron was not confident about longer than 7-year loan.  A home equity line of credit was discussed and would need further discussion.

Q.  Would entire lump sum be need up front?  A.  If enough people wanted to do a bank loan to BMA then that is an option to secure bank loan.  The intent is to provide flexibility for how a homeowner would pay for the project.

Q.  Do you expect a special assessment to cover engineering?   A.  Larry:  at the next meeting we would need a vote to authorize the engineering.  Opinion expressed that the engineering report would lend credibility to voting.  Jason Z. would contribute the $ for this initial engineering report. 

Q.  Doesn’t engineering include a portion of the permitting? A.  Yes, it was the understanding that the engineering product would include permitting.

Q.  Why are we not doing a design/build process?  A.  The engineering report is more shoppable i.e. not proprietary product of a firm that BMA could not take out for bids. Some of the site visit follow-up cost estimates from
contractors had a number of holes and inconsistencies. Design/builds can take longer and cost more due to mounting unanticipated costs.

Q.  Should we have a budget in mind for the overall project first? Wouldn’t that help with planning? A.  Design product would allow BMA to assess 1-2 top contenders for bulkhead materials and then take to bid for a firm cost.
		   
III. Q. & A – Larry & Dennis						 	
a. Slide 28: What additional information is needed by homeowner’s? Summarized course of action currently recommended by the Board & Bulkhead committee; noting the new and generous offered by the Zander family.
b. [bookmark: _GoBack]Send questions to any Board member or Dennis Stettler.  There may be an addition to the website, under Meetings, to leave a running Q. & A. 

Reminder:  2020 Annual Meeting: April 25, 3:00 – 5:00 p.m. Camano Library
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