
From: Chris Schell  

Sent: Friday, June 12, 2026 11:35 AM 

To: Tim Green, Cathy Thompson, Jeff Hastings  

Subject: RBSA thoughts & must haves 

  

Kathy/Jeff, first, don’t let the size of my list below scare you . . . most of what I wrote below are 

not “must haves” but are really just me thinking out loud so I can provide you as much info as 

possible about how I’m thinking about this and what I think are relevant topics for us to 

cover.  Assuming this moves forward, I want to make sure we have a good amicable partnership 

that we are both happy with . . . so, I want to try to touch on everything we can think of so there 

are no unknowns that cause anyone and stress later.  So, without further ado, here are my must 

haves, thoughts about things I’m agreeable to, thoughts about sharing resources, and general 

FYIs regarding my vision and the construction of the facility (in no particular order):  

• I must be able to build a facility (generally in the location of the existing clubhouse) that 

has a restaurant, an infinity edge pool with a swim up bar, and a beach.  Naturally, my 

willingness to do this is contingent upon being able to build what I want to build.  In the 

essence of full disclosure, State code regulating “public pools” does not currently allow 

what I would like to do.  That leaves us two options:  1.  Try to get the pool classified as 

private (which may be possible if we limit it to RBSA members and Schell homeowners), 

or 2.  Get the Code changed . . . this may be easier to accomplish than it sounds because 

Delaware is notorious for copying what Maryland does with their code and Maryland’s 

code does allow for what I want to do with public pools (there’s a section of ANSI code 

that covers recreational water facilities that Maryland has adopted that allows for what I 

want to do).  Just to be transparent, I see the potential to not be able to build what I 

want due to DE Code as the largest potential obstacle for us making this happen . . . but I 

do think we have a decent chance of successfully navigating this. 

• Schell Bros will need to have a long term “lease” or some sort of sharing agreement that 

is perpetually renewable (or at least renewable for a long time) on the land that allows 

us to continue to run the restaurant/pool/beach.  I am fine putting clauses in the 

contract to protect the RBSA from Schell abandoning the property or allowing it to go 

into disrepair.  I obviously don’t foresee this happening but it makes sense for the RBSA 

to have some sort of “out” in the event Schell Bros stops meeting its commitments per 

the agreement. 

• Ideally, I would like to create a beach area between the bay and the pool (this beach 

area already exists . . . we’d just clean it up a bit . . . my vision is to have the restaurant 



“live” to the West and Northwest so that it lives towards the bay and the sunset in the 

summer.  The pool will be a few feet lower than the restaurant floor and will be 

positioned to the West of the restaurant and the beach will obviously be a little above 

Sea Level and will be West and North of the pool (wrap around the pool) . . . keep in the 

mind the pool will be raised up relative to the beach (similar to my house) . . . this isn’t 

so much of a design issue as it is a code and feasibility issue (you can’t build a pool close 

to sea level).  I may want to do a bay view deck above the restaurant . . . there wouldn’t 

be any interior space above the restaurant . . . just a lookout deck to take advantage of 

the views.  My vision is to make the entire facility consistent with a nautical theme, 

ideally with bits of sailing history (including DE sailing history) sprinkled throughout. 

• Any improvements required to the property in order to execute on my vision (i.e. 

road/entrance improvements) will be done at Schell Brothers expense.  However, it may 

be possible to build the new “clubhouse” by simply applying for a building permit to 

demo the existing clubhouse and build a new one with a new design.  I would prefer not 

to have the expense, headaches, and delays associated with getting an entirely new 

“development” approved . . . this can take several years and would likely derail our 

ability to make this work so it is in all our best interest to avoid this if possible.  

• Schell Bros will make decisions regarding the operations/hours of the restaurant, pool, 

and beach area in front of the pool subject to local code/regulations obviously.  I’m 

happy to discuss this and mutually agree but I don’t want to be overly restricted in this 

regard.  

• RBSA members have full access to the restaurant/pool/beach in the same way Schell 

homeowners would but Schell homeowners (or restaurant/pool patrons) will not have 

access to any of the RBSA areas/privileges.  For example, the beach to the south of the 

docks is exclusively for RBSA members . . . storing a sailboat onsite is exclusive to RBSA 

members . . . the RBSA space beneath the restaurant is exclusive to RBSA members, as is 

the storage building.  I would think the new “clubhouse” would help you all fill your 

membership . . . just FYI.  

• This facility will be larger than the current RBSA building so I anticipate the southern 

edge of the building being further south than the southern of the existing RBSA building, 

and the eastern edge of the building being further East than the eastern edge of the 

existing building.  

• I will include ample space beneath the restaurant for the RBSA and agree to work with 

the RBSA on the design of the space.  The finished floor of this space has to be above the 

BFE in order for it to be usable for anything other than parking, entry, or storage (I 



researched this since our meeting) . . .  so, since the RBSA is in the AE7 flood zone, the 

first-floor level will likely be around 8’ above sea level (the bottom of the framing 

members supporting the floor must be at an elevation of 7’ or higher).  My guess is that 

the ground around the existing clubhouse is around 4’ above sea level so the first floor 

will be roughly 4’ higher than current ground level.  Code has changed a lot since the 

original RBSA clubhouse was built.  If we make the ceiling heights in the RBSA space 8’, 

this means the restaurant floor will be about 13-14’ above current ground level.  The 

second floor of my house is a good example of the height we are talking about . . . my 

2nd floor may be a bit higher actually . . . I’m happy to have you come over to my house 

to get a sense visually for what this elevation looks/feels like.  Don’t get me wrong, the 

building wont’ be anywhere close to the height of my house because my second floor 

has 13’ ceilings and another floor on top of it . . . I’m just talking about how high the 

second floor is above sea level and what that feels/looks like.  

• One other FYI . . . any part of the structure that is built beyond the Velocity Zone (where 

strong current/wave action is anticipated during storms) will need to be built out of 

reinforced concrete.  Based upon where the VE line is on the Sussex County Online 

Mapping, I anticipate that the pool may encroach on the VE zone but the building should 

not . . . so we should be OK but I wanted to point this out. 

• Assuming the RBSA wants to keep their name, we will need to have the ability to add 

signage on Route 1 for Schell Beach Club (or whatever we end up calling it).  In other 

words, from a signage standpoint, two different organizations will occupy the 

land:  RBSA and Schell Beach Club.  We will also need to put signage on the structure 

itself but RBSA can also have reasonable signage to indicate their part of the building.  

• As was discussed when we met, it is currently my intention to limit Schell Beach Club 

only to Schell Brothers Homeowners and RBSA members.  I’m fairly confident we’ll be 

able to support the operation of the restaurant/pool with Schell Brothers homeowners 

only . . . and that the exclusivity aspect will make Schell Homeowners more likely to use 

the facility.  That being said, I need to have the ability to open the restaurant/pool to the 

public in the event that the restaurant/pool is not doing enough business with only 

Schell Brothers Homeowners.  Whether we keep the restaurant/pool exclusive to Schell 

homeowners and RBSA members or not needs to be Schell’s decision . . . meaning, I do 

not want to put myself in a situation where the RBSA can prohibit me from doing what I 

need to do to make the facility financially sustainable.  In other words, so long as it does 

not interfere with the RBSA’s ability to continue their operations, Schell Bros reserves 

the right to alter its use of the Schell Beach Club . . . for example, it’s possible we may 

want to allow weddings to happen there . . . this is not currently our intent because this 



would cause the restaurant to close but I’m just providing an example of what we may 

want/need to do to make the facility financially sustainable . . . I don’t want to enter into 

an agreement where I need to get permission for everything I do with the facility. 

• I will however agree to limit the volume of outdoor music on the property . . . meaning, I 

don’t ever want this to become like a loud club party . . . this is meant to be more like a 

community clubhouse & pool.  Keep in mind, my house is right there across the water . . 

. the last thing I want is to be able to hear the music playing at the RBSA.  If we do end 

up allowing weddings on the property, any loud music (for dancing) will be confined to 

indoors.  I am also willing to consider any other reasonable limitations.  

• In the event that the new facility is too popular and becomes too crowded, I am willing 

to do what it takes to “fix” this problem.  I’m happy to charge a membership fee to Schell 

Homeowners and even limit the number of members in the event that we need to 

somehow reduce the number of people using the facility.  I don’t foresee this happening 

as every Schell community already has a pool and other amenities and most Schell 

homeowners probably won’t want to fight the summer Route 1 traffic . . . but if this does 

happen, I’m committed to exploring ways to fix this problem as that wouldn’t be good 

for anyone.  That being said, like any other similar facility, there are likely to be “peak” 

usage times that are not representative of “normal” usage so I would not consider a few 

days of peak usage to constitute a problem.  Also, there are fire marshall and other rules 

that limit the number of people allowed to enter the facility so we will have to turn 

people away if/when the facility is “full”.  

• The existing building in the center of the property will need to be demolished for parking 

but Schell Brothers agrees to build (at Schell Brothers expense) a storage building of 

equal or greater size located at the East edge of the property.  

• Both RBSA and Schell Beach Club patrons will be able to use the kayaks and SUPs on the 

property but Schell Brothers agrees to repair/replace Kayaks and SUPs as needed 

(meaning we will pay for any new kayaks or SUPs indefinitely).  In the event that this 

becomes a problem, I’m happy to separate the RBSA kayak/SUPs from the Schell Bros 

kayaks/SUPs.  I would like to have the ability to buy and maintain up to a specified 

number of small sailboats (5?) for use by Schell Beach Club patrons at no charge.  I am 

fine limiting the # of boats for this and also limiting the type of boats for this.  I’m 

thinking Hobie Waves and Sunfishes.  At the RBSA’s discretion, RBSA members can also 

have access to these boats, but allowing this may reduce RBSA’s revenue on rental 

boats.  The RBSA and Schell will mutually agree on the location of the racks for the 

Kayaks/SUPs and the location of the “launch”.  I just want to make sure the beach area 



around the pool is kept open as a beach.  It’s tough to have a “Beach Club” with no 

beach        .  

• The RBSA will have two single use bathrooms in their space that are exclusive to RBSA 

members but the larger bathrooms with lockers and showers will be shared with the 

restaurant/pool patrons (and be on the first level). 

• Schell Bros will be responsible for maintaining the main building with the 

restaurant/pool/RBSA “school” in it.  The RBSA will be responsible for maintenance on 

their storage building (unless the issue is with the initial construction, in which case 

Schell Bros is responsible for the repairs).  Schell Bros will also be solely responsible for 

maintaining the roads and parking lots on the property.  

• Schell Bros will pay to fix/rebuild the north dock on the property but Schell Bros has the 

right of first refusal to rent up to 10 slips on the North dock at half the normal rental rate 

(meaning half the rate boat owners are paying for slips on the South dock).  We want to 

have slips for our Schell homeowners to use if/when they boat to the restaurant/pool.  If 

the RBSA is agreeable to this, Schell Bros agrees to split the cost of dredging the marina 

50/50 with the RBSA (meaning at any time after an agreement between the RBSA and 

Schell Bros is executed) and also split the maintenance cost associated with the boat 

ramp. 

• Schell Bros will pay to install lighting as needed throughout the site and to install security 

cameras throughout the site.  Both the RBSA and Schell Bros will have access to these 

cameras.  

• In terms of on land boat storage, the RBSA can definitely continue to use the entire 

South edge of the property for both storage (along the entry road), and the RBSA can 

likely have the entire north side of the entry road also for boat storage.  This should 

allow for the storage of far more boats that requested by the RBSA.  The RBSA property 

is 200’ wide.  So, if we do two rows of double loaded parking against the northern 

property line, that leaves 70’ of width for the entry road and boat parking.  So, if we do a 

25’ wide entry road (code requires 24’), we can leave 25’ of depth for boats on one side 

(probably the south side) and 20’ of depth for boats on the north side of the entry road 

(see image below).  However, we will only need 4 rows of parking as shown below for 

maybe half of the distance between the east edge of the new building and the east edge 

of the property . . . so, we can allow storage for larger/longer boats on the north side of 

the entry road for a specified length at the beginning of the entry road (closest to Route 

1).  Either way, assuming the full 200’ of width of the property is usable (and not 



wetlands), we should be able to provide plenty of boat parking for the RBSA and still 

have plenty of space for car parking.  

 


