
 

 

 

 

GIANTS NECK BEACH ASSOCIATION 

 

 

TO:   Giants Neck Beach Association Members 

FROM: Board of Governors 

DATE: August 5, 2019 

 

 

RE:  Request for approval to allocate certain existing funds in capital account  

for repairs needed to Association Cottage 

 

Dear Friends and Neighbors: 

 

For reasons explained in prior meetings and discussed more fully below, the Board of Governors 

is requesting authorization to allocate up to $32,000 of existing Capital Account funds to make 

badly needed repairs to the Association Cottage. 

 

As most of you know from prior Association meetings, the Board successfully evicted the 

tenants from the Association Cottage over the winter (recovering all past due rent and attorneys’ 

fees as part of the process). After regaining possession and inspecting the house, it became clear 

that repairs are needed before it can be lived in again. The prior tenants had been in the house for 

more than twelve years, and during that time routine maintenance and repairs were not 

performed. Although the Association may have benefitted in the short term by not spending any 

money on the Cottage during those years, there are now some significant deferred maintenance 

issues that need to be addressed.  

 

The Board is mindful of the need to minimize expenses, and is committed to keeping the repairs 

simple and choosing inexpensive and durable materials. The good news is that – based on 

consultation with a number of professionals  – the repairs can be made at a total cost of no more 

than $32,000. The major elements of the proposed repairs include replacing rotted flooring, 

repairing/replacing kitchen cabinets and appliances, and interior painting. We have obtained 

estimates from multiple contractors and will put it out to bid again before moving forward to 

ensure that we select the best option, but the appraisals to date have assured us that necessary 

repairs can be made with the amount for which we are requesting approval.  

 

The Board feels that this is both a reasonable expense and necessary to preserve an important 

asset of the Association. In addition, the funds are available in the Capital Account; we are not 

seeking to increase the tax burden or enact a special assessment to raise funds that we do not 

have. 

 

Some Association members have asked whether FEMA regulations governing construction in 

floodplain areas would create any limitations on the proposed repairs. The relevant regulation 

provides that you cannot spend more than one-half of the dwelling’s value within any ten year 

period without bringing the dwelling into compliance with FEMA codes. We obtained a formal 



 

 

appraisal which set the value of the cottage (dwelling only) at $90,000. The projected expenses 

of up to $32,000 are well below the fifty percent threshold, so there are no FEMA restrictions 

with respect to the proposed repairs.  

 

 

CONCLUSION: 

 

The Board would not be requesting this approval if it did not believe that it is necessary and in 

the best interest of the Association. We hope that you will agree, and vote yes on the absentee 

ballot provided herewith. 

 

Please be sure to return the original ballot by mail to the specially designated Post Office box:  

 

Registrar, Giants Neck Beach Association, P.O. Box 124, Niantic, CT 06357.  

 

 

Ballots must be received in the mailbox no later than Friday, August 16, 2019. Ballots 

received after this date (or by any other means) will not be counted. 

 

 

 

Page Heslin, President 

GNBA Board of Governors 


