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EXECUTIVE SUMMARY
Significant Problems, Concerns & Recommendations
General

A. This Comprehensive Master Plan Update addresses the following Mandatory and
Optional Master Plan Elements.

Mandatory Elements

A. Statement of Objectives, Principles, Assumptions, Policies & Standards
B. Land Use Plan Element
C. Housing Plan Element

Optional Elements

D. Open Space, Recreation & Conservation Plan Element
E. A Historic Preservation Plan Element

B. It is recommended that the Borough undertake the remaining optional Master Plan
Elements as funding permits.

C. Borough Policymakers reaffirm their commitment to the 15 Purposes of the
Municipal Land Use Law and adopt same as general guidelines for this
Comprehensive Master Plan Update, the Land Development Ordinance and for the
policies and practices of all appropriate municipal agencies in the administration of
their duties and responsibilities.

D. Borough Planners have commenced discussion with the State Office of Smart
Growth related to Plan Endorsement, which is a cross-acceptance process whereby
all relevant State agencies will recognize the Borough’s development regulations as
being consistent with the State Plan.

Infrastructure Issues

E. The lack of infrastructure serving undeveloped sections of the Borough serves as an
institutional protection against sprawl-type development and promotes the
preservation of open space.

F. While Borough Planners continue to prioritize the upgrade of the infrastructure
network to service existing residential development and to strengthen service to the
commercial zoning districts, expanding this infrastructure to support future
development is no longer a desired objective.
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G.

While Borough Planners continue to encourage innovative waste disposal systems
to support existing development, such systems are no longer encouraged if they are
designed to foster new, sprawl-type development.

. Collection, disposition and recycling of designated recyclable materials continues to

be a priority of Borough Planners.

Environmental Issues

West Cape May is largely dependent on its natural resources as the basis of its
economy. Borough Planners recognize that these resources provide the quality of
life so cherished by the community.

. While the recently-completed Cape May City desalinization plant provides safe

drinking water to properties in West Cape May connected to the municipal water
supply, Borough Planners continue to be concerned about salt intrusion into the
aquifer, especially where such intrusion affects those Borough properties serviced
by well water.

Subsurface conditions in municipal and other landfills have the potential to impact
sources of drinking water as well as the natural environment. This issue remains a
concern for the Borough.

Growth Issues

L.

The lack of a significant commercial base in the Borough results in an over-reliance
on residential property taxes to fund municipal services and education. While
Borough Planners do not seek to attract the type of commercial development which
would negatively affect the identity and charm of West Cape May, a thriving
commercial district with uses designed to support the existing tourist economy and
provide business and employment opportunities to Borough residents remains a
goal.

. Development pressures are impacting not only on the Borough’s natural resources,

but its agricultural open space as well, thereby jeopardizing West Cape May’s
agricultural open space. Accordingly, protection and preservation of the Borough’s
agricultural lands remains a serious concern for the community.

. New, sprawl-type development displaces undeveloped open space. Increases in

building and population create negative pressures on the natural and man made
environments (including, but not limited to, increased runoff, air pollution and water
pollution as well as problems related to over use). This situation continues to
jeopardize both the natural and man made open spaces and remains an issue for
Borough Planners and Policymakers.
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0.

Developers / property owners in West Cape May are demolishing older,
architecturally-significant commercial buildings and residential houses and replacing
them with modern structures of less architectural value. The loss of these structures
impacts the Borough’'s character and its attractiveness as a tourist destination.
Protection of the Borough'’s historic architecture remains a concern / objective for
Borough Planners.

. Borough Planners encourage and endorse development in West Cape May that

conforms with Smart Growth Development Principles.

Cluster housing is a Smart Growth technique which can provide for a variety of
density and housing choice opportunities while preserving open space. While long
an objective of Borough Planners, the Land Development Ordinance does not
currently permit clustering.

Borough Planners continue to seek modifications to the Land Development Ordinance
designed to provide the controls necessary to manage growth and preserve open
space. A subcommittee of the Planning Board has been empanelled to review specific
ordinance regulations and make recommendations as to appropriate modifications.

Traffic & Circulation Issues

S.

Problems related to traffic circulation and parking have intensified since the last
Master Plan Reexamination and are likely to continue to increase as southern Cape
May County in general ~ and the Borough in particular ~ grow in popularity as both
tourist destinations and residential communities.

It is anticipated that issues related to circulation and parking will continue to face
Borough Planners and are remain as problems / objectives in perpetuity.

. While improving circulation continues to be a priority for Borough Planners, the

Borough is dependent on grant funding for the improvements required. Given the
current fiscal climate such funding is increasingly scarce.

Improving Borough sidewalks for pedestrian circulation ~ especially in the
commercial districts ~ remains a priority for Borough Policymakers.

. The shortage of on-street and off-street parking are longstanding concerns for the

Borough. Such shortage is likely to increase as Borough Planners seek to expand
commercial opportunities in the commercial district(s). The parking regulations
contained in the Land Development Ordinance and the Borough'’s attitude toward
parking variances will impact this issue into the future.

A newly-formed Task Force on Alternative Transportation Modes has been formed to
address, in part, bicycle paths, pedestrian circulation and congestion-related issues.
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Open Space & Recreation Issues

Y.

Z.

AA.

BB.

CC.

DD.

EE.

Conservation of natural resources remain a concern for Borough Planners.

While providing adequate recreation facilities continues to be a priority for Borough
Planners, the Borough is dependent on grant funding for the improvements required.

The use of recreational uses as a tool for preserving open space continues to be
favored by Borough Planners. However, funding for land acquisition remains an
impediment for maximizing the use of this tool.

Funding for new, multi-use open space in targeted locations remains an issue.

Given the current fiscal climate, grant funding is increasingly scarce. The Borough
continues to explore public, private, institutional and other funding sources for acquisition,
design and maintenance of open space for both active and passive recreational uses.

There are competing objectives for use of municipally-owned lands. Accordingly,
the most appropriate method of open space conservation remains an issue for
Borough Planners.

The preservation of existing farmlands continues to be viewed as a significant tool to
achieve the objective of preserving the Borough’s open spaces.

Housing Issues

FF.

While balanced housing remains a concern for Borough Planners, specific objectives
must be reviewed within the context of infrastructure, open space and general
growth-related concerns.

GG.Density and distribution of population remain concerns for Borough Planners.

Land Use Plan Element

Recommended Amendments to Zoning Map & Zoning Ordinance

HH.

Residential Zones
R-1 ~ Urban Residential Zoning District

Extended north from Holly Avenue to the Borough boundary line and west to
Broadway.

Rezone the Farmdale Drive subdivision to R-1.

Relabel “Town (Moderate Density) Residential’.
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JJ.

R-2 ~ Rural Residential / Agricultural Zoning District

Delete the R-2 Zones located to the west of the Farmdale Drive subdivision and
include in the new R-1 Zone.

Relabel ‘Village (Low Density) Residential’.
R-4 ~ Rural Residential / Agricultural Zoning District
Relabel ‘Rural (Low Density) Residential / Agricultural”
R-5 ~ Rural Residential / Agricultural Zoning District
Adjust to run behind Block 26, Lots 1 and 2 and to encompass Block 2, Lot 7.
Relabel “Rural (Very Low Density) Residential / Agricultural”.
Commercial Zones

Condense C-1, C-2 & C-3 Commercial Zones into Commercial (‘C’) and
Neighborhood Commercial (‘NC’) Zoning Districts

New Commercial (‘C’) Zone Boundaries: East Mechanic Street (north), Congress
Street (south), Perry Street to Columbia Avenue (west), Cape Island Creek (east).

Include all of Block 2, Lot 6 and Block 2, Lot 7
New Neighborhood Commercial (‘NC’) Zoning Boundaries:

Northern NC Zone: East Mechanic Street (south) to Borough Boundary Line
(north). South of Central Avenue, include all properties which front (have access
from) Broadway, as well as properties which were formerly within the C-1 Zone.
North of Central Avenue, include properties on the west side of Broadway which
front (have access from) Broadway.

Southern NC Zone: Congress Street (north) to Borough Boundary Line (south),
Broadway (east) and the rear of the properties fronting Broadway (west).

Wetlands Zone
West Cape May is regulated by NJDEP and the U.S. Army Corps of Engineers.

Separate ~ municipal ~ Wetlands Zoning is not necessary and therefore is
recommended to be eliminated.
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KK. Recommended Permitted Uses in the Commercial Zones

COMMERCIAL (C)

NEIGHBORHOOD COMMERCIAL (NC)

Single-family residential dwellings, limited to those
included in Exhibit 12.16.

Single-family residential dwellings, limited to those
included in Exhibit 12.16.

Neighborhood-, Regional- & Tourist-oriented retail
and service, including specialty, novelty, tourist and
seashore related retail.

Neighborhood-, Regional & Tourist-oriented retail
and service, including specialty, novelty, tourist and
seashore related retail.

Bicycle, beach accessory and water sport sales

Bicycle, beach accessory and water sport sales

and rental. and rental.

Banks, including drive-through facilities.

Banks, including drive-through facilities.

Restaurants (dining or take-out / drive-through).

Restaurants (dining in only).

Professional offices. Professional offices.

Places of worship, charitable and civic institutions.

Tourist / guest houses, bed & breakfasts, inns.

Public parks, playgrounds and conservation areas.

Residential dwelling units above ground-floor
Permitted Uses.

Residential dwelling units above ground-floor

Permitted Uses.

Housing Plan Element

LL.

MM.

NN.

0O0.

Based on the changes in the various types of Households in West Cape May
between the 1990 and 2000 Censuses, and factoring the likely impact of the
increase in real estate prices in the Borough as noted, housing affordability in West
Cape May remains an issue, especially for young families and senior citizens.

The Borough’s COAH obligation from the 1% and 2™ Rounds is 7 Units of Rehabilitation
housing and 7 Units of New housing. Obligations continue until satisfied.

The Borough’s COAH obligation from the 3™ Round is projected at 7~8-units of
Residential Growth Share obligation (depending if affordable housing units are
constructed on-site or off-site) + 2-units of Commercial Growth Share obligation for a
total 9~10-unit projected Growth Share Obligation.

A plan to satisfy these obligations is being prepared under a separate professional
services contract.

Open Space, Recreation & Conservation Plan Element

The use of recreation as a tool for preserving open space continues to be favored by
Borough Planners.

Borough Planners recognize the need for active (and passive) recreational facilities,
both as a goal in-and-of-itself, and as a means of preserving open space.

R% REMINGTON, VERNICK & WALBERG ENGINEERS i
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Borough Policymakers are conscious of their obligations to young and elderly
residents, disabled population and others (including visitors) who might require
special facilities.

The Borough is committed to abiding by the requirements of the Americans with
Disabilities Act in providing recreation opportunities.

The most logical (primary) recreational planning option for West Cape May Borough
appears to be Open Space Acquisition and/or Farmland Preservation.

Acquisition for the Borough’s Greenway Plan and Eco-Park concept will serve to
meet the recreational and conservational needs and objectives for West Cape May.

Greenway:

Ocean-to-Bay network of paths connecting the Delaware Bay to the Atlantic Ocean
via the Central Wetlands Corridor. As presently envisioned, would entail acquisition
and dedication of privately-owned but undeveloped lands within the Borough.
Financing is anticipated via Farmland Preservation funding, Green Acres funding,
private endowment grants and other means.

Eco-Park:

Recreation area proposed for lands on the extreme eastern portion of the
municipality. Envisioned to contain active and/or passive recreation facilities,
interpretive stations, eco-tourism opportunities and related uses. While funding
mechanisms have yet to be identified, it is noted that one of the State’s primary
policies is the remediation of landfills and other impacted properties (brownfields),
especially in environmentally-sensitive areas.

In addition to the Greenway and Eco-Park, additional areas where passive
recreation could be considered are Borough-owned land along Second Avenue,
west of Morrison Avenue. While not ‘buildable’ due to wetlands and other
environmental constraints, these areas could be combined with adjacent private
lands to provide passive recreation via paths and walkways in accordance with
NJDEP regulations.

NO LAND SHALL BE ACQUIRED VIA EMINENT DOMAIN. All lands required
for these projects shall be acquired from willing sellers.

It is recommended that the Borough create Recreation Plan Subcommittee to
develop strategies to implement the aforementioned recommendations based on
evolution of Borough policies and future environmental, land acquisition and financial
considerations.
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Historic Preservation Plan Element
e Establish a “strong” Historic Preservation Commission empowered to:

0 Prepare a set of Architectural Design Guidelines for new construction within the
Historic District.

o The Adaptive Reuse of buildings is encouraged to the maximum extent
practicable.

o Work with owners of historic and non-historic properties within the Historic
District to reach mutually-acceptable solutions to issues as they may arise.
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1.0

1.1

1.2

INTRODUCTION

Statutory Authorization

The New Jersey Municipal Land Use Law' provides that a municipal Planning
Board may adopt a municipal Master Plan “to guide the use of lands within the
municipality in a manner which protects public health and safety and promotes
the general welfare”.

Mandatory Elements

A municipal master plan shall generally comprise land use and development
proposals, with maps, diagrams and text, presenting, at least, the following:

Statement of Obijectives, Principles, Assumptions, Policies and Standards

upon which the constituent proposals for the physical, economic and social
development of the municipality are based;

Land Use Plan Element

(a) taking into account and stating its relationship to the Statement of
Objectives, Principles, Assumptions, Policies and Standards, the
components of other master plan elements, and natural conditions of the
municipality, including, but not necessarily limited to, topography, soils,
water supply, drainage, flood plain areas, marshes, and woodlands;

(b) showing the existing and proposed location, extent and intensity of
development of land to be used in the future for varying types of
residential, commercial, industrial, agricultural, recreational, educational
and other public and private purposes or combination of purposes; and
stating the relationship to the existing and any proposed zone plan and
zoning ordinance,;

(c) showing the existing and proposed location of any airports and the
boundaries of any airport safety zones delineated pursuant to the "Air
Safety and Zoning Act of 1983," 6:1-80 et seq.; and

(d) including a statement of the standards of population density and
development intensity recommended for the municipality;

Housing Plan Element pursuant to 52:27D-310, including, but not limited to,
residential standards and proposals for the construction and improvement of
housing.

' N.J.S.A. 40:55D-28 & 62
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Optional Elements

In addition to the foregoing, section 28 of the Municipal Land Use Law provides
for the following Optional Elements:

Circulation Plan Element showing the location and types of facilities for all
modes of transportation required for the efficient movement of people and
goods into, about and through the municipality, taking into account the
functional highway classification system of the Federal Highway
Administration and the types, locations, conditions and availability of existing
and proposed transportation facilities, including air, water, road and rail,

Utility Service Plan Element analyzing the need for and showing the future
general location of water supply and distribution facilities, drainage and flood
control facilities, sewerage and waste treatment, solid waste disposal and
provision for other related utilities, and including any storm water
management plan required pursuant to the provisions of 40:55D-93 et seq.;

Community Facilities Plan Element showing the existing and proposed
location and type of educational or cultural facilities, historic sites, libraries,
hospitals, firehouses, police stations and other related facilities, including their
relation to the surrounding areas;

Recreation Plan _Element showing a comprehensive system of areas and
public sites for recreation;

Conservation Plan Element providing for the preservation, conservation, and
utilization of natural resources, including, to the extent appropriate, energy,
open space, water supply, forests, soil, marshes, wetlands, harbors, rivers
and other waters, fisheries, endangered or threatened species wildlife and
other resources, and which systemically analyzes the impact of each other
component and element of the master plan on the present and future
preservation, conservation and utilization of those resources;

Economic Plan Element considering all aspects of economic development
and sustained economic vitality, including a comparison of the types of
employment expected to be provided by the economic development to be
promoted with the characteristics of the labor pool resident in the municipality
and nearby areas and an analysis of the stability and diversity of the
economic development to be promoted;

Historic Preservation Plan Element: indicating the location and significance of
historic sites and historic districts; identifying the standards used to assess
worthiness for historic site or district identification; and analyzing the impact of
each component and element of the master plan on the preservation of
historic sites and districts;
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1.1.4

1.1.5

1.1.6

1.1.7

Recycling Plan Element which incorporates the State Recycling Plan goals,
including provisions for the collection, disposition and recycling of recyclable
materials designated in the municipal recycling ordinance, and for the
collection, disposition and recycling of recyclable materials within any
development proposal for the construction of 50 or more units of single-family
residential housing or 25 or more units of multi-family residential housing and
any commercial or industrial development proposal for the utilization of 1,000
square feet or more of land; and

Farmland Preservation Plan Element, which shall include: an inventory of farm
properties and a map illustrating significant areas of agricultural land; a
statement showing that municipal ordinances support and promote agriculture as
a business; and a plan for preserving as much farmland as possible in the short
term by leveraging monies made available by 13:8C-1 et al. through a variety of
mechanisms including, but not limited to, utilizing option agreements, installment
purchases, and encouraging donations of permanent development easements.

The Master Plan for the Borough of West Cape May was first adopted in 1978.
Periodic (6 year) General Reexaminations occurred in (at least) 1987, 1994 and
2000 as required by law.?

While Master Plan Reexaminations are designed to review the assumptions,
policies, objectives, problems and recommendations facing a municipality, such
analyses take an incremental approach to problem identification and problem
solving. There are times when a fresh look at a community is advisable.

This Comprehensive Master Plan Update is designed to take such a fresh look
by approaching each (addressed®) Master Plan Element as if new.  While
previous efforts have been reviewed for background and context, the
assumptions, policies and objectives forming the basis for the recommendations
contained herein have not been constrained by prior decision making.

With the above as background, this Comprehensive Master Plan Update shall
serve as a new Master Plan for the Borough while addressing the statutorily
mandated general reexamination process as required by the Municipal Land Use
Law.

Upon completion and adoption by the Planning Board, the recommendations
contained herein may be enacted in the form of revisions or amendments to the
Borough’s Land Development Ordinance. Such revisions or amendments must
be adopted by the Borough Commission via ordinance.

2 N.J.S.A. 40:55D-89

® Municipal budgetary constraints limit the scope of this Master Plan effort. As a result, in addition to the mandatory Master Plan
Elements, the Borough has selected only those optional Master Plan Elements it deems most critical (i.e. the Open Space,
Recreation & Conservation Plan Element and the Historic Preservation Plan Element).
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1.1.8 After adoption by the Planning Board, a copy of this document, with
accompanying Planning Board Resolution, shall be sent to the Cape May County
Planning Board and the municipal clerk of each municipality adjoining the
Borough of West Cape May.
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2.0

2.1

2.2

2.3

2.4

2.5

2.6

2.7

2.8

2.9

2.10

2.11

DEFINITIONS

This document contains references to terms and documents defined when cited
throughout the text. However, the following significant terms and documents
shall have the meanings prescribed below. Terms presented as singular or
plural, masculine or feminine, shall be construed within the context in which they
occur.

“‘Board of Commissioners” shall mean the Mayor and Commissioners of the
Borough of West Cape May.*

“Borough” shall mean the Borough of West Cape May, County of Cape May,
State of New Jersey, a body corporate and politic, and unless otherwise
indicated, includes its Governing Body, elected officials, officers and staff.*

“‘Borough Website shall mean www.westcapemay.us.

“CAFRA” shall mean the specific body of environmental regulations administered
by the New Jersey Department of Environmental Protection under the Coastal
Area Facilities Review Act.

“County” shall mean the County of Cape May, State of New Jersey.

“‘Date of Publication” shall mean the date this Comprehensive Master Plan
Update was submitted to the Planning Board®.

“ERI” shall mean the Environmental Resources Inventory for the Borough of
West Cape May, prepared by Remington, Vernick & Walberg Engineers.
December 2003.

“Governing Body” shall mean the Mayor and Commissioners of the Borough of
West Cape May.*

‘Land Development Ordinance” shall mean, collectively, Chapters XXIII, XXIV,
XXV, XXVI and XXVII of the West Cape May Municipal Code. Said document is
compiled and routinely update by Coded Systems LLC.

“Municipal Land Use Law” and “MLUL” shall mean N.J.S.A. 40:55D-1 et seq.
‘NJDCA” shall mean the New Jersey Department of Community Affairs and, by

extension, shall include the individual divisions and/or offices within NJDCA,
including the Office of Smart Growth.

4

Within the context of the various sections of this document, the terms “West Cape May”, “Borough” and “Governing Body” shall

mean the Board of Commissioners of the Borough of West Cape May.

® See date printed on Cover to this Comprehensive Master Plan Update.
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2.13

2.14

2.15

2.16

217

2.18

2.19

2.20

2.21

“‘NJDEP” shall mean the New Jersey Department of Environmental Protection
and, by extension, shall include the individual divisions within NJDEP responsible
for implementation of the Coastal Zone Management Rules, CAFRA and other
environmental regulations.

“‘NJDOT” shall mean the New Jersey Department of Transportation.

“OSG” shall mean the Office of Smart Growth within the NJDCA.

“Planning Board” shall mean the Planning Board of and for the Borough of West
Cape May, which Board exercises the powers of a municipal Zoning Board of

Adjustment under the provisions of N.J.S.A. 40:55D-25 c.

“State Plan” shall mean the New Jersey State Development and Redevelopment
Plan, prepared by OSG (March 2001).

“1978 Master Plan” shall mean the document entitled Master Plan of the Borough
of West Cape May (December of 1978).

“1987 Reexamination” shall mean the reexamination of the 1978 Master Plan
(July 1987).

While this document was not available for review as part of this Comprehensive
Master Plan Update, relevant contents were addressed within the 1994
Reexamination and are detailed herein as relevant.

“1994 Reexamination” shall mean the reexamination of the 1978 Master Plan as
updated through the 1987 Reexamination prepared by the West Cape May
Planning Board and adopted in September of 1994.

“2000 Reexamination” shall mean the reexamination of the 1994 Reexamination
prepared by Remington, Vernick & Walberg Engineers and adopted in May of
2000.

“2005 Comprehensive Master Plan Update” or “Comprehensive Master Plan
Update” shall mean this instant document, prepared by Remington, Vernick &
Walberg Engineers, and consisting of a:

» General Reexamination of the prior Master Plan

Statement of Objectives, Principles, Assumptions, Policies and Standards;
Land Use Plan Element;

Housing Plan Element;

Open Space, Recreation and Conservation Plan Element; and

Historic Preservation Plan Element.

YV VYV VY
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3.0

3.1

3.2

3.3

3.3.1

HISTORICAL OVERVIEW
1978 Master Plan

The 1978 Master Plan was adopted in December of that year. Reexaminations
occurred in July 1987, September 1994 and May 2000. The Borough’s current
Zone Plan and related development regulations were adopted in 1978 and have
been modified periodically since, with the last change occurring in April 2005.

The Borough'’s original 1978 Master Plan and the 1987 Reexamination were not
available for review as part of this Comprehensive Master Plan Update.

However, the Municipal Land Use Law only requires that a Periodic General
Master Plan Reexamination review conditions and changes in conditions since
the time of adoption of the last reexamination report® (in this case, the 2000
Reexamination).

Accordingly, while a review of the 1978 and 1987 documents would have
provided a context within which subsequent municipal actions were undertaken,
lack of access to this document is not viewed as critical to this 2005 effort.

Additionally, as stated in sections 1.1.5 and 1.1.6 herein, this Comprehensive
Master Plan Update is designed to take a fresh look at the issues facing the City
as if it were a new Master Plan.

1994 Reexamination

Due to financial limitations, the 1994 Reexamination was undertaken by the
Borough’s Planning Board without the benefit of professional planning
assistance. Despite this self-described limitation, this effort resulted in a through
review of the conditions facing West Cape May at the time and was an excellent
guide for future development within the Borough.

[Based on the information available, Exhibit 12.5 was prepared as a comparison
of the various goals, objectives and recommendations of the 1978, 1987 and
1994 Master Planning efforts. This comparison may be used to review and
assess community progress over the years.]

2000 Reexamination

As stated, the Municipal Land Use Law requires that a Periodic General Master
Plan Reexamination analyze and react to the problems, objective and changes
taking place in the municipality since the time of the last master plan
reexamination.

® N.J.S.A. 40:55d-89.
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While not expressly addressing each individual goal and objective contained in
the 1994 Reexamination, the 2000 Reexamination concluded:

A.

The general assumptions, goals and objectives (as well as additional
“suggestions” in the 2000 Reexamination Report) were still valid and
represent a Master Plan which meets the current and future development
goals of the Borough of West Cape May.

A new Master Plan or update to the existing Master Plan was not required.

. The expansion of the sewer service area (which had been a goal of the

1994 Reexamination) had been achieved.

. Development of a safe drinking water source (which had been a goal of

the 1994 Reexamination) had been achieved.

. The need to encourage the development of low impact commercial uses

within the Borough without the loss of the residential quality of the area
remained an issue.

. The need to balance the preservation of farm land, open space and

environmentally sensitive lands with the encouragement of infill
development remained an issue.

3.3.2 Based on the foregoing conclusions, the 2000 Reexamination recommended:

A.

B.

C.

D.

A Housing Plan Element to the Master Plan was required. However, it was
recommended that any such Housing Plan Element not be submitted to the
New Jersey Council on Affordable Housing for Substantive Certification (no
explanation regarding this recommendation was provided).

A Conditional Use Overlay Zone be created to permit low impact
commercial development in existing structures’.

A review of the parking situation, in conjunction with the local Chamber of
Commerce, be conducted. Specific rights-of-way to be analyzed included
Broadway, Perry Street, Park Boulevard and Sunset Boulevard.

An updated wetlands inventory be prepared.

3.3.3 The 2000 Reexamination noted that changes in the Borough’'s Development
Regulations were underway but had not been finalized at printing of the document.®

7

The boundaries of such a Zone were not included within the 2000 Reexamination report.

® Such changes were enacted via Ordinance No. 302-01 (adopted November 5, 2001), which amended the Land Development
Ordinance to add an R-4 Rural Residential District to the Borough’s Zone Plan and to institute space, bulk and yard requirements
for said R-4 Zone (Exhibit 12.6)
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3.3.4 While the 1994 and 2000 Reexaminations include policy statements and

3.4

3.5
3.5.1

recommendations related to housing, traffic and parking, water and sewer service,
open space and other pertinent issues, they do not contain the specific information
required of an Optional Master Plan Element under the Municipal Land Use Law.

Issue-Specific Efforts

In addition to these Reexamination efforts, the Borough has, over the years,
either commissioned on its own account or cooperated with the County or other
entities on projects to address specific issues, including, but not limited to,
specific infrastructure and intersection improvements and general recreation and
environmental conservation issues.

However, these issue-specific projects were not designed to address MLUL
requirements for Optional Master Plan Elements. They have therefore not been
adopted by the Planning Board as components of the Master Plan.

2005 Comprehensive Master Plan Update

This Master Planning effort begins with the analyses required to satisfy the
Statutory requirements® for a Periodic General Reexamination. Specifically:

A. The major problems and objectives relating to land development in the
municipality at the time of the adoption of the last reexamination report.

B. The extent to which such problems and objectives have been reduced or
have increased subsequent to such date.

C. The extent to which there have been significant changes in the
assumptions, policies, and objectives forming the basis for the master plan
or development regulations as last revised, with particular regard to the
density and distribution of population and land uses, housing conditions,
circulation, conservation of natural resources, energy conservation,
collection, disposition, and recycling of designated recyclable materials,
and changes in State, county and municipal policies and objectives.

D. The specific changes recommended for the master plan or development
regulations, if any, including underlying objectives, policies and standards,
or whether a new plan or regulations should be prepared.

E. The recommendations of the planning board concerning the incorporation
of redevelopment plans adopted pursuant to the Local Redevelopment and
Housing Law, into the land use plan element of the municipal master plan,
and recommended changes, if any, in the local development regulations
necessary to effectuate the redevelopment plans of the municipality.

® N.J.S.A. 40:55d-89.
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3.5.2 From this beginning, this Comprehensive Master Plan Update addresses the
following Mandatory and Optional Master Plan Elements.

Mandatory Elements

F. Statement of Objectives, Principles, Assumptions, Policies & Standards
G. Land Use Plan Element

H. Housing Plan Element
Optional Elements

I. Open Space, Recreation & Conservation Plan Element

J. Historic Preservation Plan Element

3.5.3 Due to budgetary constraints, the Borough has elected to undertake only the
optional Master Plan Elements enumerated above. Accordingly, this document
recommends that the Borough undertake the remaining optional Master Plan
Elements as funding permits.
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4.0

4.1

4.2

METHODOLOGY

West Cape May is an historically-rural municipality which is experiencing the
negative influences of growth and their associated impact(s) on infrastructure,
traffic and community character.

In order to fully assess the impact(s) of these development pressures,'® this
Comprehensive Master Plan Update evaluates the problems, obijectives,
assumptions and governing policies previously expressed by Borough Planners’
within the context of the physical, economic and social conditions of West Cape
May in 2005. In this way, previously-expressed problems, goals and objectives
can be evaluated against current (updated) community standards.

Accordingly, this Comprehensive Master Plan Update bases its findings and
recommendations on:

» The 2000 Reexamination.
Land Development Ordinance.

>
> The 1994 Reexamination.
>

The 1987 Reexamination (to the extent that the 1994 Reexamination
contains information from said document).

> Existing Land Use Map (1994 Reexamination'?) with the Borough’s
current Zone Plan and the existing land uses derived from GIS maps
created in 2004."

» Cape May County Databook (Cape May County Planning Department
[January, 2003]).

» The Cape May County Comprehensive Plan (Cape May County Planning
Board [July 2002]).

» The State Plan.

» The Environmental Resources Inventory.

» Rules on Coastal Zone Management as promulgated by the New Jersey
Department of Environmental Protection (as amended).

"% and how they may be expected to impact West Cape May into the future

" through the 1987, 1994 and 2000 Master Plan Reexamination reports

2 Exhibit 12.7

' Augmented by visual inspection of the Borough for this 2005 Master Plan (January/February 2005).
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> Year 1999 and Year 2000 Census Data compiled by the US Census
Bureau.

» Survey of Borough residents conducted in 2004 in anticipation of this
Master Plan Update (section 4.3 herein)

» Other pertinent data and planning documents (footnoted as appropriate).

4.3 Resident Questionnaire

4.3.1 In late 2004, the Planning Board, in preparation for this Master Planning effort,
circulated a survey to gauge resident opinion regarding several key issues facing
the Borough. Residents were asked to score the following statements based on
a ranking of:

5 = Strongly Agree | 4 = Agree | 3 = Neutral | 2 = Disagree | 1 = Strongly Disagree

8.

9.

. Undeveloped land in West Cape May should be preserved as Open Space.

West Cape May currently permits 60% lot coverage; on a typical 50x150 lot
(7500 s.f.), this translates to a building with 4500 s.f. per floor. Maximum
allowable lot coverage should be decreased.

Would you be in favor of another ballot referendum on the open space tax
initiative?

There should be an official Historic District in West Cape May and historic
structures should be preserved.

The height limit for buildings in West Cape May should be reduced.
Commercial development should be encouraged in West Cape May.

West Cape May should develop new playgrounds, ball fields and other
recreation facilities on areas of Borough-owned land.

What is the best part of living in West Cape May.

What are the biggest land use problems in West Cape May?

10.What would you like West Cape May to look like 20 years from now?

Additionally, freeform comments were welcomed.
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Of the approximately 111 questionnaires returned, residents ranked these issues

as follows:™

5
Strongly
Agree

Agree

3
Neutral

2
Disagree

1
Strongly
Disagree

1. Undeveloped land in West Cape
May should be preserved as Open
Space.

71

11

9

2. West Cape May currently permits
60% lot coverage; on a typical
50x150 lot (7500 s.f.), this
translates to a building with 4500
s.f. per floor. Maximum allowable
lot coverage should be decreased.

36

19

13

25

3. Would you be in favor of another
ballot referendum on the open
space tax initiative?

39

22

18

4. There should be an official Historic
District in West Cape May and
historic  structures should be
preserved.

48

24

14

5. The height limit for buildings in
West Cape May should be reduced.

34

11

27

11

16

6. Commercial development should be
encouraged in West Cape May.

18

25

18

37

7. West Cape May should develop
new playgrounds, ball fields and
other recreation facilities on areas
of Borough-owned land.

20

32

19

11

18

8. What is the best part of living in
West Cape May.

9. What are the biggest land use
problems in West Cape May?

Freeform Questions. No Ranking

10.What would you like West Cape
May to look like 20 years from now?

Responses were used as a guide to
Master Plan Update.

develop Borough Policy for this Comprehensive

" Hard copies of the returned questionnaires are on file with the Borough Clerk
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5.0

5.1

5.1.1

51.2

5.2

GENERAL REEXAMINATION
Municipal Land Use Law

This Comprehensive Master Plan Update was designed to satisfy the statutory
requirements for a Periodic General Master Plan Reexamination under the New
Jersey Municipal Land Use Law.

The information, analyses and recommendations contained in this section follows
the MLUL Master Plan Reexamination structure' by:

A. Restating community goals and objectives as identified in prior
Reexamination Reports;

B. Evaluating problems and objectives identified in prior Reexaminations to
determine the extent to which they were achieved or are still appropriate;

C. Reassessing the assumptions, policies, goals and objectives forming the
basis for the Borough’s Master Plan, Existing Land Use Plan and Zone
Plan / Zoning Map;

D. (predicated on the foregoing) Recommending changes to the Master Plan,
Existing Land Use Plan, Zone Plan / Zoning Map and/or other pertinent
regulations; and

E. (also predicated on the foregoing) Developing recommendations concerning
the incorporation of redevelopment plans currently under consideration.

THE MAJOR PROBLEMS AND OBJECTIVES RELATING TO LAND
DEVELOPMENT IN THE MUNICIPALITY AT THE TIME OF THE ADOPTION
OF THE LAST REEXAMINATION REPORT.®

THE EXTENT TO WHICH SUCH PROBLEMS AND OBJECTIVES HAVE BEEN
REDUCED OR HAVE INCREASED SUBSEQUENT TO [THE ADOPTION OF
THE 2000 REEXAMINATION]."”

THE EXTENT TO WHICH THERE HAVE BEEN SIGNIFICANT CHANGES IN
THE ASSUMPTIONS, POLICIES, AND OBJECTIVES FORMING THE BASIS
FOR THE MASTER PLAN OR DEVELOPMENT REGULATIONS AS LAST
REVISED, WITH PARTICULAR REGARD TO THE DENSITY AND
DISTRIBUTION OF POPULATION AND LAND USES, HOUSING CONDITIONS,

® N.J.S.A. 40:55D-89.

'® N.J.S.A. 40:55D-89a

7 N.J.S.A. 40:55D-89b
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5.2.1

CIRCULATION, CONSERVATION OF NATURAL RESOURCES, ENERGY
CONSERVATION, COLLECTION, DISPOSITION, AND RECYCLING OF
DESIGNATED RECYCLABLE MATERIALS, AND CHANGES IN STATE,
COUNTY AND MUNICIPAL POLICIES AND OBJECTIVES.™

Problems'®

The 1994 Reexamination does not classify the issues facing West Cape May as
‘problems”. Rather, the text references “Goals and Objectives” identified in the
1987 Reexamination and “Current Goals and Obijectives” identified as part of the
1994 effort.

The 2000 Reexamination characterizes certain of the 1994 Reexamination’s
“Current Goals and Objectives” as “problems”, and notes which of these had
seen significant change(s) since adoption of that document. The 2000
Reexamination does not identify new “problems” facing the Borough, appearing
rather to reaffirm unchanged “problems” as remaining valid.

By interpreting the issues identified in the 1987 and 1994 Reexaminations, and
combining them with problems identified in the 2000 Reexamination, the
following inventory of long-running problems affecting West Cape May may be
derived.”

[For the purposes of the following, standard text indicates Problems identified by
prior Master Planning efforts and bold italics text indicates current status of issue.]

A. Problem: Inadequate sewer and water infrastructure limits land development.
Status:

The 2000 Reexamination identified the following “key changes” in
previously stated problems which had a direct impact on land
development in the Borough:

The expansion of the sewer service area [has
occurred] to a point that all the developed and/or
developable area in the Borough are within a
sewer service area.

¥ N.J.S.A. 40:55D-89c

'° Exhibit 12.5

% To eliminate duplication (to the extent possible), section 5.2.1 combines issues with common themes as identified in the 1987 and
1994 Reexamination Reports with the problems identified in the 2000 Reexamination, and presents them as single entries. Certain
themes recur in multiple entries, and are therefore presented separately where the focus of the entry differs (i.e., infrastructure,
environmental preservation, economic development, etc.).

Existing language has been modified for clarity and consistency.
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The construction of a desalination plant in the
area now supplies safe drinking water.

The Borough’s remaining unserviced areas are largely undeveloped
green-fields. This lack of infrastructure serves as an institutional
protection against sprawl-type development and promotes the
preservation of open space.

Accordingly, while the lack of water and sewer infrastructure to portions
of the Borough does serve to limit land development, this is no longer ~
de facto ~ viewed as a “problem”.

While municipal water service has been expanded in the Borough and a
desalinization plant has been constructed, salt intrusion into the aquifer
remains a serious concern for the community.

. Problem: Protection of the natural environment and preservation of natural
and man made (recreational) open space in order to protect and preserve the
Borough’s rural character.

Status:

West Cape May’s quality of life and economy are based largely on its
distinctive natural resources and open space. The Borough’s beautiful
scenery and abundant wildlife are among the features that give West
Cape May its identity and make it an attractive place to live and
vacation.

Ironically, the charm of West Cape May is creating developmental
pressures which have the potential to destroy the special character that
makes the Borough attractive in the first place.

Such development pressures have intensified since the 2000
Reexamination. Historically low interest rates, near buildou