
Boat Basin Bulkhead Restoration Project
June 4, 2022 – POW Annual Meeting
Old Lyme Middle School  



1. Thank you for being here tonight. Welcome!

2. The purpose of this presentation is to provide an 

update (and then vote) on the Boat Basin 

Bulkhead Restoration Project. 

3. We welcome the opportunity to take questions, 

but please wait until the end of the presentation.  

Presentation Expectations



1. Members of the Boat Basin Restoration 

Workgroup

2. Point O’ Woods Board of Governors

3. Point O’ Woods Treasurer

4. Members of the Point O’ Woods Community

5. Partner - GNCB/Docko

Thank You!



The aerial sketch gives 

the existing layout 

What is the Boat Basin?  
◼ The Boat Basin is constructed of approximately 740 linear feet of "U" shaped steel sheet 

piling.

◼ The basin is accessed by a boat ramp to the north with concrete block side walls.

◼ The basin has access to the Long Island Sound to the east under a pedestrian bridge leading 

to the beach and boardwalk that abut the basin to the south. 



Why is this Work Being Conducted?  

◼ The POW Board of Governors is undertaking this project due to a report conducted in 2018 that 

concluded that the bulkhead walls are in need of replacement.    

◼ Some of the walls are close to 40 years old after being installed during the 1980s.    

◼ This project is maintenance and not an an enhancement.    

◼ To preserve one of the best assets of our community for future generations.



What is the Condition of the Bulkheads?  

◼ East and West walls are characterized by pitting and some delamination of the outer face steel 

around the areas where the sheet has been punctured by holes for the various anchors and lifting 

holes as well as at the top edge.

◼ GNCB/Docko has advised POW that the East wall should be addressed ASAP, the West wall has 

approximately 2 -3 years of life and the South wall has approximately 5 - 10 years of life.  



Who has been Working on the Project?  
● On April 6, 2020, the POW Board of Governors selected GNCB Consulting Engineers/Docko, Inc. 

○ All permitting was completed in the winter of 2020-21.  

○ GNCB Consulting Engineers/Docko created an RFP that was issued in early February.   

● Point O’ Woods Board of Governors

○ Has been updated throughout the process.  

● Boat Basin Reconstruction Workgroup (Nine POW property owners.)  

○ This diverse group includes boaters and non boat owners, long time POW property owners as well as new 

property owners.  

○ The group represents an array of rich professional experience that has contributed to the process. 

● Machnik Brothers Construction was selected by the Board of Governors in April 2022 to complete the 

restoration of the East Wall and the Boat Ramp.  Machnik Brothers was selected due to their lower cost and 

excellent reputation that checked out with multiple reference checks.  GNCB/Docko also recommended Machnik 

Brothers to complete the East Wall/Boat Ramp.  



What are the Project Milestones?    
jasdflkjsdMilestone

Time Period
Condition Report Conducted

2018

Vendor Hired for Design, Permitting and Construction Oversight
April 2020

Design Options Considered by the Boat Basin Restoration Workgroup (Four Summer Meetings)
Summer 2020

Permitting Completed Per DEEP
Early 2021

Financing Options Considered by Boat Basin Restoration Workgroup (Five Summer Meetings)
Summer 2021

RFP Drafted by GNCB/Docko/Boat Basin Restoration Workgroup
December/January 2022

RFP Released
Late February 2022

Machnik Brothers Selected as Construction Vendor
Spring 2022



What Value Does the Boat Basin Bring 

to Point O’Woods?  

● The boat basin increases the value of all properties in POW.  Real estate values of all

homes are improved by the picturesque and unique setting, as well as proximity and 

access to the boat basin.    

● The boat basin boat ramp is accessible to all POW property owners and renters for the 

launching of motor boats, jet skis, canoes/kayaks, and small sailboats. 

● The boat basin will provide over $80,000 (beginning in 2023)  in annual revenue that 

helps to offset association fees for all property owners.  

● The boat basin provides easy access to Long Island Sound for the 62 current slip 

holders.



Why is this Work very Important?

• There is a risk of the walls collapsing which, according to our contracting partners, would 

result in even larger costs.

• The structural integrity of the boardwalk as well as the parking lot rely on the preservation 

of the bulkheads. Consequently, in the event of a collapse, these elements may be 

compromised.  

• In an extreme case, where the decision was made not to repair the basin, the whole boat 

basin could be covered or filled in, but there would have to be accommodating designs to 

allow for the flow of The Three Mile River.  This would incur a large cost, potentially larger 

than actually repairing the bulkheads.  



What are the Future Milestones?  

Proposal Voted On and Work Begins on the East Wall

June 2022 and Fall/Winter 2022-23

Restoration of the West Wall

After the 2025-26 Season

Restoration of the South Wall

After the 2029-30 Season



Summary of RFP Proposals

The above shows the two RFP values that were returned for the Full spec of the RFP which included the 

West Wall, East Wall and the Boat Ramp.  We added a 15% contingency to the RFP price and also 

anticipated the work to restore the boat basin to full use (pole replacement, ladders, etc).

Through the Budget process in April,  the Board quickly concluded that even though we had not included 

the South Wall in the project the full project per the RFP (East, West and Boat Ramp) would require 

funding that was too significant to take on at this time.

The Board did conclude that if they were moving forward they would be comfortable to do it with Macknick 

so they were selected as the Vendor at this time.

We decided to revisit the figures and come back with another proposal.



Revisited RFP Proposal

We revisited with Macknik the possibility of changing the project to include the East Wall 

(the most in need of repair) and the Boat ramp but to exclude the West Wall.  Macknik

came back with a new RFP estimate based on these components of the project.  The 

following was the revised Bid Price:

We decided that given the need for $820,000 of debt, we would look to fund the full 

project today with debt taking advantage while we can of the lower interest rates.  Capex 

that we still have of $312,000 would be reserved and built upon to be able to tackle the 

West wall in just a few years.



Debt Financing

We reached out to a number of Banks and also the State of CT to investigate the best way 

to finance the project.  After many discussions, the Finance committee decided to move 

forward with Dime Bank.  Dime has quite a bit of experience funding municipalities and they 

offered very good terms to POW.

Terms of the General Bond Offered:

Amount:  $820,000

Term: 20 Years

Interest Rate: Fixed on the day of disbursement at the Federal Home Loan Bank of 

Boston 20 year   Regular Amortizing Advance Rate in effect on the first 

day of the month preceding closing plus 100 basis points.

Repayment: They offered two methods of payment:  Mortgage Style (same payment 

amount each time) or Fixed (Float Principal payment plus accrued 

interest which creates high starting payments that scale down over time).

Prepayment is allowed without penalty



Cost of Financing and Projected Annual 

Revenue Increase 

This would allow us to do the critical 

repair to the east wall and boat 

ramp.

It would provide for real annual 

funding of Capex well into the 

future.

All of this would also address and 

cover 7% plus inflation which we 

cannot ignore. 



POW’s Ability to Assess for Projects

The association does not have the authority to levy a lien/special assessment 

against each owner and property.

The WPCA was able to do so because there is a specific state statute that 

allows the WPCA to assess a benefit assessment against the individual 

properties to secure the investment of the water/sewer lines. There is not 

something similar in the state statutes for a non-water/sewer municipal 

improvements plan like the boat basin repairs.

Therefore, the means that POW does have to cover the increased budget due 

to the addition of debt payments is to increase the mill rate which is approved 

annually.



Recommendation for Tax Increase:

The above 16% increase amounts to between $8-$29 per month for a homeowner



A Few Additional Facts to Consider

The Boat Basin projected income for year is $84,147.  Annually it has never exceeded $5,000 of 

expense leaving approximately $79,000 of a gain.  The new debt would equal 80% of this 

revenue still leaving $15,000 of revenue contribution to the overall beach community.  

Previous to next year, all of the incremental boat basin gains have been used to fund the beach 

community in lieu of increasing the assessment or keeping the assessment low.  This practice 

has resulted in the current lack of available funding for the Boat basin project.

We will discuss Capex in more detail in the full budget review but it is critical that we continue to 

build and fund Capex projects that are important for the growth and maintenance of our 

community.

Finally, since 2017 or over the last 5 years we have increased taxes by 7%.  Inflation this past 

year alone was 7 plus percent.



A look to the Future:

Last year of sewer lien payments

New Debt

We have permits for the West Wall that last 5 

Yrs. We are planning to do the wall in 2025. 

This shows incremental debt needed above 

Capex and assumes an 8% interest rate.

South Wall repair starting

The above shows a projection assuming a 16% increase this year and subsequent increases of 5.5% and then 

3.5% which will allow us to proceed with the boat basin repairs, cover future capex and manage inflation as well.  

Any excess net cash flow can be used to pay down the debt faster than the 20 year life.



 
 

AMENDED AND RESTATED COMMITMENT LETTER 

 

April 26, 2022 

 

 

Mrs. Helen Lovely, Treasurer 

Point O’ Woods Association, Incorporated 

South Lyme, Connecticut 

 

Delivered via email to: helenlfrancis@icloud.com 

 

Re:  Commitment Letter for Tax-Exempt General Obligation Bonds 

 

 

Dear Mrs. Lovely: 

 

We at Dime Bank are very pleased to be able to approve this financing request for Point O’ Woods Association, 

Incorporated.  Please note this Commitment Letter is intended to amend and restate the Commitment Letter 

provided to the Borrower on March 1, 2022. 

 

This letter (“Commitment”) will serve to summarize the terms under which Dime Bank (“Dime”) will provide a 

$820,000.00 General Obligation Bond or series of General Obligation Bonds/Notes (“Notes”) to the Point O’ 

Woods Association, Incorporated (“Borrower”) for the purpose of completion of capital projects, including the 

East and West bulkhead walls, ramps, and related items within an existing boat basin with is owned and 

maintained by the Borrower. While the Borrower’s counsel and advisors may choose to document this transaction 

as a bond, Dime will treat it as a loan. 

 

Amount:  Eight Hundred Twenty Thousand and 00/100 Dollars ($820,000.00). 

 

Type: The Borrower’s obligation shall be a General Obligation Bond or Series of General 

Obligation Bonds, which shall be a General Obligation of the Borrower and the full faith 

and credit of the Borrower shall be irrevocably pledged to the prompt payment of 

principal and interest. 

 

Term: 20 years 

 

Proceeds: Note proceeds shall be used for the completion of capital projects in accordance with 

applicable Borrower authorizations. Capital projects to include bulkhead walls, ramp, and 

related items within an existing boat basin, which is owned and maintained by the 

Borrower. 

 

Interest Rate: The interest rate will be determined at the time of disbursement based on the Federal 

Home Loan Bank of Boston’s 20 year Regular Amortizing Advance Rate in effect on the 

first day of the month preceding closing, plus 100 basis points (currently 3.68% + 1.00% 

= 4.68%). 

 

Interest expense shall be calculated on a 30/360 basis.   



 

 

Repayment: Payments shall be due and payable bi-annually, in January and July of each year.  

 

 Borrower may choose from the following repayment structures: 

 

Option I: Flat Principal Payments 
 

Principal shall be due in equal bi-annual installments of $20,500 in January and July of 

each year, along with accrued interest, which shall fully retire the debt at the end of the 

20 year term.  

 

Option II: Mortgage Style Amortization 

 

Payments of principal and interest shall be made bi-annually, in the approximate amount 

of $29,140.99 

 

Bank Fees: WAIVED.   

 

Legal Fee: The Borrower will be responsible for $2,500 in legal costs associated with documenting 

the transaction, which represents the cost of Dime’s legal counsel. Dime’s legal counsel 

shall be attorney Gerald Smith of Chinigo, Leone & Maruzo, LLP of Norwich, 

Connecticut. 

 

Purchase Contract: The terms of this Commitment shall be incorporated into a Purchase Contract to be 

prepared by Borrower’s legal counsel. 

 

Legal and Tax  

Opinion: Legal counsel for the Borrower will be required to issue an opinion letter and provide 

such other evidence to be satisfactory to Dime and its legal counsel as to status, due 

authorization, existence of litigation or claims against Borrower, validity and binding 

effect of note documents and other instruments relating to the subject financing 

transaction, and such other matters as Dime may reasonably require.  Opinion Letter shall 

reference the Federal Tax exempt status of the interest payments to be made to Dime. 

 

Financial Statements: Dime will receive annually, upon their completion, audited financial statements of the 

Borrower. Borrower will additionally provide supporting or interim financial statements 

to Dime upon request. 

 

Prepayment  

Penalty:  The Borrower may pre-pay the Notes at any time without penalty. 

 

Conditions 

Precedent:  

A. Satisfactory receipt and review of final budget for FYE 06/30/2023 prior to closing. 

 

B. Borrower shall provide Dime with contract for work to be completed prior to closing. 

 

 

 



 

Other Documents:   At closing Dime shall receive:  

A. A Signature and No Litigation Certificate. 

B. A Certificate of Incumbency. 

C. A Certificate as to No Litigation from the Borrower Attorney. 

D. A receipt from the Borrower for the purchase price of the Notes. 

Governing Law:   This Commitment and the Note documents to be delivered pursuant hereto shall be 

deemed to be construed under the laws of the State of Connecticut. 

 

Termination:   Dime shall have no obligation to close the Notes if any of the following occurs prior to 

the closing date: 

 

A.  Borrower shall have been adjudicated bankrupt, insolvent, or a trustee or receiver 

shall have been appointed for all, or a substantial portion of its property. 

 

B. The Borrower shall have filed a petition of bankruptcy or same has been filed 

against it. 

 

C. There shall have been a material change in either the financial condition of 

Borrower. 

 

Acceptance:  This Commitment shall remain open for your acceptance until, June 15, 2022 and shall be 

voided by Dime unless a copy of this letter is signed by all parties indicated below and 

returned to Dime by this date. 

 

Closing:  If this Note is not closed in full compliance with the terms and conditions of this 

Commitment within thirty (30) days of the date of acceptance of this Commitment, Dime 

may, at its option, terminate its obligations contained herein. 

 

Costs: All costs in connection with these Notes, including but not limited to cost of attorneys' 

fees (including the fees and expenses of Dime’s legal counsel) and required filings, shall 

be paid by Borrower regardless of whether or not the Notes actually close. 

 

Documentation: All in form and substance acceptable to the Bank and its legal counsel for this type and 

size transaction. 

 

Default Rate:  In the event of any default, the interest rate will increase by two percentage points 

(2.00%), during the term of the default. 

 

If the terms and conditions set forth above are acceptable to you please sign and date this letter where indicated 

below and return the original copy to me no later than June 15, 2022. An executed copy should also be provided 

to Borrower’s legal counsel so they may begin their due diligence and preparation of the required documentation. 

If you have any questions or require any additional information please feel free to contact me. I appreciate the 

opportunity to work with you. 

 

 

 





Motion

Motion to authorize The Point O‘ Woods Association, Incorporated to borrow 

$820,000 on the terms provided in the Amended and Restated Commitment 

letter from Dime Bank dated April 26, 2022 to fund the restoration of the East 

Wall and Boat Ramp of the Boat Basin and to authorize the Board of 

Governor's President and/or Vice President to execute all documents related 

to such loan and restoration project provided the terms of the restoration 

contract are reasonable and consistent with the Commitment letter.


