
OCEAN BEACH & BAY CLUB 
 

SPECIAL MEETING  
 

SEPTEMBER 28, 2019 



We, the members of the Ocean Beach and 
Bay Club Association, are entrusted to 

maintain our unique, natural environment 
so we and future generations can enjoy the 
beauty within which we live, love and play. 





This Photo by Unknown Author is licensed under CC BY-NC-ND 

The Board of Trustees Heard You! 

http://www.louisvillefamilyfun.net/2013/08/ear-infections-big-problem-for-your.html
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/
https://creativecommons.org/licenses/by-nc-nd/3.0/


New Committee 7/6/2019 

Monica Anton 
Steve Polakowski 
JR Augustine 
Doug Doolittle 
Jon Fellgraff 
Donna Drummond 
 

Karen O’Neill 
Rich Giordano 
Bruce Lipkin 
Pat O’Shea 
Dave Cannarozzi 
Manny Yozzo 





  Toms River 
Bob Chankalian – Township Engineer  
     & FEMA Flood Plain Manager 
Ken Anderson – Township Attorney 
Don Guardian – Township Administrator 
Maria Maruca – Council Woman 
George Kasimos – Stop FEMA Now 
 
Michael York – Land Use Attorney 
Hubert Cutolo – OBBC Attorney 

John Mc Donough 
OBBC Archives, Photos etc 
Ocean Country Deed Room 
Najarian Engineering 
Insite Engineering 
LeChard Marine 

Information Gathering Sources 

Members & Trustees 
Surveys 
FEMA Website 



DEP Permits 

CAFRA Permits 

TR Electrical Permits 

TR Utility Permits 

TR Fire Permits 

Funding 

Planning Board Approvals 

Site Plan Approvals 

Attorney Reviews 

Soil Boring Tests 

After architectural drawings are complete 



Ocean 
Beach 
& Bay 
Club 

When Was The 
Clubhouse Built? 

Substantially Damaged 

Playground Permit 

SBA Loan 



 Timeline 
• 1900 Bill Chadwick to Theodore & Jennie Stemmler 

• 1903 Stemmler Riparian Grant 

• 1946 Stemmler Estate to Ed Patnaude & Fred Pearl  

• 1951 Ocean Beach & Bay Club Incorporated 

• 1952  Clubhouse Built at Bay Beach 

• 1958  Ocean Beach & Bay Club Purchases Lots 

• 1995  Yellow Playground Installed 

• 2000  Deed Restrictions Extended 50 years 

• 2012  Superstorm Sandy 

• 2019  Substantial Damaged Designation is Discovered 

 



Timeline 
•1946  Stemmler Estate to  
   Ed Patnaude & Fred Pearl  
 

Ocean Beach & Bay Club 
 Incorporated 

September 22, 1951 
 



John Mc Donough 
Manager 

Ocean Pearl, LLC. 

Developer 





Ocean Beach and Bay Club - Beach Lease 
Ocean Beach and Walkways 

Small Boat Basin 1 Private Road – Basin Way 

Private Bay Beach - Bay Beach Recreation Area aka  

land the Clubhouse is on. 

Riparian Grant – Purchased in 1903 by Jennie Stemmler 

Beach Lease  - 95 years from February 9, 1952 to February 9, 2047  

Renewal  another 99 years - February 9, 2047 to 2146. 

Annual Beach Lease $10.00 

One check of $5000.00 is paid to Ocean Beach, LLC. AKA Patnaude Family 

One check of $5000.00 is paid to Ocean Pearl, LLC. AKA McDonough Family 



Ocean Beach & Bay Club 
 

BLUE BOOK 
 

Certificate of Incorporation 
Deed Restrictions 

By-Laws 



Certificate of Incorporation 
 

To purchase, build, or erect club house or other 
building or buildings for the use and enjoyment 
of all members of the association subject to the 
by-laws of the association and for the benefit of 
the members to purchase, lease, hold, sell, 
mortgage, convey or otherwise acquire, dispose of 
or encumber real and personal property of every 
description. 12/2018 Edition Page 2 Paragraph e 



Postcard Circa 1952 



Sailfish Way Being Filled In 
Sailfish Way 1953 

House Built 1953 



Beach Lease 
Land 



Copy of Bay Beach 1958 Survey 



1958 Ocean Beach & Bay Club Proposed Bay Beach Recreation Area 



Postcard Circa 1952 



Close up of Clubhouse  



Maintenance Garage 

Current Clubhouse 

Open Porch 

Total Square Feet (excluding porch) = 2040 

60’ long 

14’ wide 14’ wide 

20’ wide 

12’ wide 



Maintenance 
Garage Door 

Clubhouse Side Door 

@2’ Drop * 



Existing Construction  
 
Untreated 2X3 bottom plate bolted to concrete slab 
Plus a separate concrete slab for maintenance garage 
16” centered untreated 2X3 studs 
Roof – same 
Asbestos Siding 
Cracked Slab 

Elevate Skeleton Frame 
Cut away from concrete slab 
Install new pilings 
Pour new concrete slab 
12” Centered 2x4” studs 
Remove asbestos siding – EPA disposal regulations 
Cannot elevate porch or maintenance garage – attached. 

16” 

12” 



1995  Yellow Playground Installed 

Timeline 

21 Years Later 

10 Year Warranty 



Hole Broken Thru 
Base of Slide 

Rusted bolt 



Hole in Plastic 

Rusted 
Bolts 

Split Plastic 

Bridge Removed - Supports Corroded 



6 months            $50,000 





Playground Permit Denial 
2/7/2019 

 

No permits to be issued until 
structure is in compliance 
with FEMA regulations. 



Substantially 
Damaged Letter 

6/13/2014 



 

• The Substantially Damaged Letter was Never Received 
 

• SBA loan offered by Federal Government and applied for, then 
withdrawn due to 51% membership approval requirement. 
 

• No flood insurance on any OBBC property. 



Substantial Damage Process 
Appeals from the Township Engineer’s determination that a structure is 
“substantially damaged” by Superstorm Sandy must be filed on or before 
October 29, 2018.  If an appeal is not filed within that time period, it is 
time-barred.  Also, a substantial determination decision may only be 
filed by the property owner to whom the determination was issued.  
Successors-in-title are not permitted to appeal such determinations.   
 
See sections 313-15A(1)(a) & (b) of the Township Code.  

http://tomsrivertownship.com/index.php/engineering-department/1000-substantial-damage-process 

Township of Toms River Municipal Code  
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  Elevate or Demolish 
 
• Bring everything up to code – retrofit costs money. 
• It’s a 68 year old building.  
• Can’t raise the maintenance garage. 
• Every construction expert we have spoken to has said wouldn’t do it. 
• More practical to build new. 
 





Proposal 
• Build a new elevated Clubhouse 2400 square feet. 
 

• Consolidate to Include office. 
 

• Reduce costs to one utility bill, internet, security and other costs. 
 

• Office within community for easier access. 
 

• Beautify the Bay Beach Recreation Area by concealing equipment and trucks. 
 

• Provide a full recreation area – bocce ball, basketball, playground, horseshoe pit. 
 

• Generate income revenue from events and food service. 
 

• Increase home values.  
 

• Record Breaking event attendance in 2019. 
 

• Community Spirit in the Happy Place. 
 

 
 



Site Plan and Building Concept 

Douglas Doolittle, P.E., L.S., P.P 
Professional Engineer, Land Surveyor, Professional Planner 

Presentation 

Jon Fellgraff, A.I.A 
Member American Institute of Architects 



Facing Bay 





Concept Site Plan 



 

• $240,000  Sale of Parking lot 
• $300,000  Sale of Office 
• $   90,000 Reserve Funds 
• $  50,000 Renter Beach Badge Increase 
• $   20,000 Fundraising 
• $300,000 Members 2020 $300/lot  

How Do We Raise the Money? 






