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Introduction
1.1

Relationship between Master Plan and Reexamination Report

St. Mary by-the-Sea Retreat House: Courtesy of 987thecoast.com.

The municipal Master Plan is a document, adopted by the Planning Board,
which sets forth the policies for land use and development as envisioned by
the municipality. The Master Plan is the principal document that addresses
the manner and locations in which development, redevelopment, conservation and/or preservation occur within a municipality. It is intended to guide
the decisions made by public officials and those of private interests involving
the use of land. Through its various elements, the Master Plan sets out a vision for the community in the coming years.
The Master Plan forms the legal foundation for the zoning ordinance and
zoning map: its constituent components are articulated in the New Jersey
Municipal Land Use Law (MLUL) at N.J.S.A 40:55D-28 and a municipality’s
zoning power is tied to the Master Plan at N.J.S.A. 40:55D-62. The zoning ordinance and map, which are adopted by the Borough Commission, constitute
the primary law governing the use of land at the local level. Under the MLUL,
a zoning ordinance and map must be substantially consistent with the land
use plan.
A Reexamination Report is a review of previously adopted Master Plans,
amendments and local development regulations to determine whether the
ideas and policy guidelines set forth therein are still applicable. Under the
MLUL, the Planning Board must conduct a general reexamination of its Mas-
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ter Plan and development regulations, at least, every ten years.
Additionally, the MLUL now includes a waiver provision, where a municipality may waive the reexamination requirement through a determination by
the State Planning Commission and the municipal Planning Board that the
municipality is built-out, defined as there being no significant parcels, whether
vacant or not, that currently have the capacity to be developed or redeveloped
for additional use of the underlying land. Cape May Point, although nearly
complete in its development, has not exercised this option.
The MLUL, at N.J.S.A. 40:55D-89, sets forth the requirements for the Reexamination Report. Five specific topics are to be considered:
(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 MasterPlan 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,” P.L.1992, c.79 (C.40A:12A-1 et al.) 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.
As the statute indicates, a reexamination of the Master Plan is an opportunity
to evaluate the status of existing policies, in light of recent assumptions and
conditions, and to provide necessary direction for future planning efforts. A
reexamination report may contain recommendations for the Planning Board
to examine certain land use policies or regulations, or even prepare a new
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Master Plan. In fact, the reexamination report may serve as the master plan “if
the recommendations set forth in the Reexamination Report are themselves
substantially in such form as might or could be set forth as an amendment or
addendum to the Master Plan, the reexamination report, if adopted in accordance with the procedures [prescribed by the MLUL for adoption of a Master
Plan], may be considered to be an amendment to the Master Plan.”
This reexamination report includes all of the required components pursuant to
the Municipal Land Use Law within the following sections:
 Previous Planning Efforts: Identifies master plan elements,
studies and reexamination reports previously adopted by Cape
May Point; reviews the major problems and objectives at the time
of adoption of the various planning documents, including their
current relevance.
 Changes in Assumptions and Recommendations: Identifies
relevant changes in assumptions, policies and objectives related
to the underlying recommendations of the last reexamination
report and Master Plan elements.
 Recommendations: Identifies new issues and objectives to be
addressed, including changes in local and State policies; and recommendations for Master Plan and ordinance updates.
 Summary: Identifies relevant Master Plan Elements and land use
regulations to target for revision.

1.2

Master Plan Amendment

This 2017 report contains sufficient detail for the Proposed Land Use Districts
Map and regulations whereby it may be considered an amendment to the
master plan and, as such, serve directly as the basis for changes to the land
development ordinance and zoning map. Additionally, the Municipal Public Access Plan (MPAP), the report entitled “Getting to Resilience” and the
“Coastal Vulnerability Assessment Report” are hereby incorporated within the
Master Plan as technical appendices to inform the other plan elements.
To effectuate these amendment to the Master Plan, this Master Plan Reexamination Report and Amendment has been noticed and adopted pursuant
to N.J.S.A. 40:55-13, which provides notice requirements for the adoption of a
Master Plan by the Planning Board.
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Previous Planning Efforts
2.1

2003 and 2007 Master Plan

Identified Problems and Issues
 Beach Damage and Saltwater Intrusion: Exposure to coastal
storms from the east, south and west threaten the Borough’s
beaches and dunes, which if breached, create a saltwater intrusion
hazard.
 Loss of Residential Character: The increased presence of large
residential building footprints and elevated residential structures
threatens the preservation of the Borough’s unique and quaint
residential character.
 Community Aesthetics: The presence of commercial signs on
residential property and the presence of overhead utilities is unsightly and detracts from the aesthetics of the Borough.
 Loss of Natural Resources: Existing natural resources, such as
Lake Lily and the Borough’s native vegetation, are susceptible to
impairment if not adequately maintained and preserved.
 Preservation of Historic Sites: While the preservation of historic
resources is an important planning goal, restrictive ordinances to
preserve historic resources create an economic hardship. The Borough would rather encourage preservation through volunteerism.
 Beach Access: Several beach access points have elevated dunes
that make access to the beach difficult for residents and visitors.

Goals and Objectives
 General


Preserve and maintain existing character through the protection of the place, monumental structures, street system,
pedestrian experience and architectural character

 Land Use Element


Preserve environmental resources



Preserve single-family residential character by reducing
commercial land use opportunities



Support and encourage recreational uses



Ensure safe circulation for residents and visitors



Visibility (intersections and entire rights-of-way)
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 Housing Element


Provide funding for the rehabilitation of existing low and
moderate income residential dwelling units

 Conservation Element


Protect dunes and beaches from erosion



Preserve Lake Lily in its restored state



Preserve and conserve natural resources, including native
vegetation, especially for the migrating birds and butterflies that use the Borough resources as a stopover point



Encourage conservation of potable water



Maintain a high standard of air quality



Reduce flood damage and preserve discounted flood
insurance rates



Minimize stormwater runoff and non-point source pollution



Reduce soil erosion from development activities



Maintain groundwater recharge



Maintain in-stream infrastructure and integrity of the
stream channel



Ensure storm water infrastructure is designed for safety

 Recreation Element


Encourage and support appropriate recreational activities
on the beach



Ensure the restoration of Lake Lily is a priority



Ensure Pavilion Circle is a focal point for recreational
activities



Maintain the street network so the use of the streets for
recreational activities continues

 Historic Preservation Element


Preserve existing local historic sites

 Economic Element


Support existing non-residential entities but discourage
new commercial activity

 Community Facility Element


Promote the judicious management of the man-made
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natural facilities


Create a plan for open space preservation



Support all beach stabilization and replenishment programs

 Recycling Element

2.2



Encourage the seasonal population to abide by the Borough recycling program



Evaluate attractive alternatives to the presence of garbage
cans left at the curbside

2015 Circulation Element

Identified Problems and Issues
 Pedestrian and Vehicular Circulation: Because vehicle access
is the primary transport mode in the Borough, additional focus
should be paid to bicycle compatibility and pedestrian safety especially relating to residents and tourists crossing streets to access
the beaches to encourage alternate modes of transportation.

Goals and Objectives
 Implement the capital improvements listed in the Circulation
Element that embody the policy of complete streets including the
following improvements:


Pavilion Circle: install planted bulb-outs and striping.



St. Peter’s Triangle: reconfigure traffic movements; conversion of the triangle to a pedestrian plaza to encourage
bicycle and pedestrian access to the beach; addition of
pedestrian crossing signs and bike racks.



Cape Avenue: addition of median islands at the intersection of Cedar Avenue; install motion-activated flashing
speed sign for the summer season; implement traffic
calming measures to the Pavilion Circle approach.



Lighthouse Avenue: install motion-activated flashing
speed sign; provide median islands for the approach to
Seagrove Ave; install separated southbound bike lane.



Alexander Avenue: modify intersections with Ocean
Avenue and Pearl Avenue to include thermoplastic rumble
strips with recommended revisions to the stop signs.



Oak Avenue: add curbing and recommended traffic control signage.
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South Lake Drive: reposition stop signs.

 Maintain and enhance the multimodal nature of the Borough’s
streets
 Use engineering, enforcement and education to encourage people
to walk or bike and discourage driving to local destinations
 Accommodate visitors through policies that promote pedestrians
and bicycle use that reduce parking difficulties for them and local
residents
 Maintain parking and roadway design standards consistent with
the character of the Borough and in concert with applicable engineering standards

2.3

2016 Getting to Resilience Recommendation Report

Goals and Objectives
 Create a strategic process for the Borough to build and strengthen
resilience to effects of coastal storm events, including flood hazards and storm surges.

2.4

Municipal Public Access Plan
 The Borough recently completed an update to its Municipal Public
Access Plan (MPAP) in accordance with N.J.A.C. 7:7E-8.11. A draft
of this plan is currently under review by the State Department of
Environmental Protection.
 Overall, the MPAP seeks to maintain and enhance public access
to the waterfront while protecting the environment (particularly
dunes). The plan also seeks to maintain the pedestrian scale of
Cape May Point and prioritize bicycle and pedestrian access to
the waterfront through the promotion of low vehicle speeds and
volumes.

Goals and Objectives
 Maintain and enhance all existing public access locations to, and
along, tidal waterways
 Maintain safe and adequate access locations for fishing
 Provide clear informative signage for access locations
 Improve natural amenities on beaches to enhance the user’s
experience
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2.5
Previous Master Plan Reexamination Reports – 1986,
1994, 2000
 The previous Master Plan Reexamination Reports recommended
no changes to the master plan and land development ordinances
and reiterated the primary master plan goal as the preservation of
the residential character of the Borough.
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Changes in Assumption and Recommendations
3.1

Population

Although there was a reduction in the estimated population in 2015 from 2010
(17.5%), overall population in Cape May Point has remained relatively steady
over the past 10 years. The 2010 US Census showed a population of 291
persons and the American Community Survey (ACS) estimated 240 persons
in 2015. Total population on its own does not indicate a need for any drastic
shifts in land use policies. According to the age distribution table, the median
age for the Borough is 68.9 years of age:
Borough of Cape May Point
Population Change 1970-2015
Year

1970

1980

1990

2000

2005

2010

2015

Population

204

255

248

241

251

291

240

*Source: US Census and ACS Demographic and Housing Estimates, 2011-2015

Borough of Cape May Point
Age Distribution, 2011-2015*
Age Cohort

Total

% of Total

Under 5

0

0

5 to 9 years

0

0

10 to 14 years

0

0

15 to 19 years

4

1.7

20 to 24 years

0

0

25 to 34 years

0

0

35 to 44 years

2

0.8

45 to 54 years

17

7.1

55 to 59 years

42

17.5

60 to 64 years

14

5.8

65 to 74 years

77

32.1

75 to 84 years

62

25.8

85 years +

22

9.2
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3.2

Changes in Assumption at the State Level
 Renewable Energy Legislation: The New Jersey Legislature
has been active since the 2000 Reexamination Report enacting
laws to facilitate the production of alternative forms of energy (i.e.
solar, wind). The following recently adopted statutes have changed

*Source: ACS Demographic and Housing Estimates, 2011-2015

the way alternative energy can be produced in New Jersey.


Inherently Beneficial Use. The Municipal Land Use
Law was amended to define inherently beneficial uses and
to include solar, wind and photovoltaic energy generating
facilities in the definition. This is relevant to variance applications involving these uses, whereby the focus would
be on the balance between the benefit of the use with any
negative impacts.



Solar Not Considered Impervious. On April 22, 2010
an act exempting solar panels from being considered
impervious surfaces was signed into law. This bill exempts
solar panels from impervious surface or impervious cover
designations. It mandates that NJDEP shall not include
solar panels in calculations of impervious surface or
impervious cover, or agricultural impervious cover and requires that municipal stormwater management plans and
ordinances not be construed to prohibit solar panels to be
constructed and installed on a site.

 Permit Extension Act: The Permit Extension Act, originally
signed into law on September 6, 2008, in response to the 2007 recession, effectively extended certain existing property development
permits and government approvals by suspending the running of
the approval period. The act was further extended in 2010, 2012
and 2014. These extensions extended approvals through December 31, 2015, and in some cases, through June 30, 2016. On June
30, 2016 legislation was enacted (P.L. 2016, c. 14) to extend the
expiration dates of certain permits to “Superstorm Sandy-Impacted
Counties.” These are Atlantic, Bergen, Cape May, Essex, Hudson,
Middlesex, Monmouth, Ocean and Union counties. The legislation therefore extends approvals in these counties for an additional
year, up to June 30, 2017.
 Green Building and Environmental Sustainability Plan Element: In August 2008, the Municipal Land Use Law was amended
to include the Green Buildings and Environmental Sustainability
Element in the list of permitted Master Plan Elements. The Ele-

12 / CAPE MAY POINT BOROUGH

CHANGES IN ASSUMPTION AND RECOMMENDATIONS

3

ment is permitted to address such topics as natural resources,
renewable energy, impact of buildings on the global environment,
ecosystem, stormwater and optimizing climatic conditions through
site and building design.
 Time of Application Law: The “Time of Application” Law was
signed on May 5, 2010 and took effect on May 5, 2011. The effect
of this statutory change is that the municipal ordinance provisions
that are in place at the time an application for development is filed
are those which are applicable, regardless of whether or not an
ordinance is amended subsequent to such an application.
This provision has raised many concerns with municipalities.
Principal among these is whether the new law will provide opportunities for developers to have their development rights “locked
in” by submitting applications that are incomplete. The Borough
should consider revisions to the Land Use Regulations to create
the definition of “application for Development” to state that the
documents required for approval is defined to include “all of the
required information within the relevant development application
checklists unless waivers for such information have been granted
by the Board having jurisdiction”. This amendment will require
that a complete application be submitted by an applicant prior to
“locking in” the current municipal ordinance provisions.
 State Development and Redevelopment Plan: A new State
Plan was drafted and released in 2012 after many years of moving through the cross acceptance process. After a series of public
hearings at various locations throughout the State, the 2012 Plan
was scheduled for adoption by the State Planning Commission on
November 13, 2012. However, the adoption was delayed to further
refine the Plan and to better account for the impact of Superstorm
Sandy which occurred on October 30, 2012. No Plan revisions
have been released to date and no further public hearings on the
Plan have been scheduled. Until such time as a new State Plan is
adopted, the 2001 State Plan remains in effect.
 Affordable Housing: In response to the Supreme Court’s
2013 decision invalidating the 2008 affordable housing regulations published by the Council on Affordable Housing (COAH), on
March 10, 2015 the Supreme Court issued a ruling, In re Adoption
of N.J.A.C. 5:96 & 5:97 by N.J. Council on Affordable Housing,
that provides a new direction for how New Jersey municipalities
are to comply with the constitutional requirement to provide their
fair share of affordable housing. As a brief summary, the Supreme
Court transferred responsibility to review and approve housing
elements and fair share plans from COAH to designated Mount
Laurel trial judges. As part of this, municipalities may no longer
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wait for COAH to adopt third round rules before preparing new
third round housing plans; instead, municipalities must now apply
to Court, instead of COAH, for housing plan approval and protection from exclusionary zoning lawsuits. Those towns whose plans
are approved by the Court will receive a Judgement of Repose. At
this time, the Mount Laurel trial judges are determining the proper
methodology for calculating municipal affordable housing obligations. Once complete, municipalities will be required to adopt and
a housing plan for their review and approval.
 Wastewater Management Planning: On May 20, 2008 the
NJDEP readopted the Water Quality Management Planning Rules,
effective July 7, 2008. The Water Quality Management Planning
rules required the transition of wastewater management planning
responsibility from 161 wastewater management planning agencies to New Jersey’s 21 counties. Cape May County is the planning
agency responsible for the Borough’s water quality management
planning.
 Flood Insurance Report Act (Biggert Waters) 2012, Consolidated Appropriations Act and Homeowner Flood
Insurance Affordability Act: Biggert-Waters was implemented
to authorize certain rate increases to ensure fiscal soundness and
transition from subsidized rates. The Consolidated Appropriations
Act stopped implementation of certain sections of the Biggert
Waters Act by freezing certain rate increases while a new law was
being developed. The Homeowner Flood Insurance Affordability
Act of 2014 (HFIAA) repealed certain parts of Biggert-Waters, restoring grandfathering, putting limits on certain rate increases and
updating the approach to ensure the fiscal soundness of the fund
by applying an annual surcharge to all policyholders. The legislation is intended to stabilize the National Flood Insurance Program
financially.
 Open Space: In November of 2014 New Jersey voters approved,
via referendum, a constitutional amendment that will dedicate
money from a business tax toward open space preservation. While
it has not yet been decided how these funds will be allocated, the
referendum will lead to a continuous funding stream for open
space preservation and stewardship.
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Recommendations
4.1

Master Plan

The recommendations included in this Report include additional and continued action items for incorporation into the master plan, land use regulations,
management policies and enforcement and regulation measures.
 Goals and Objectives Statement: Incorporate resilience,
hazard mitigation and climate adaptation goals and objectives
including:


Reduce risk and vulnerability to future coastal storms by
implementing the recommendations contained in the
recently completed Coastal Vulnerability Report.



Engage the public through education, signage and other
public information programs to learn about how to be
prepared for coastal storm events and risk aversion techniques.



Integrate municipal resilience concepts, hazard mitigation
measures as provided in the 2016 Cape May County Hazard Mitigation Plan and climate adaptation information
into the master plan and land use regulations.



Become a resilient community through the implementation of disaster preparedness and recovery programs and
policies.

 Land Use Plan:


Preserve views of monumental structures in public rightof-way.



Preserve open space.



The Existing Land Use Plan has been updated as part
of this Report and continual updates are encouraged to
reflect changes as they occur.



The Public Grounds District (P) should be expanded to
include land dedicated and/or purchased for public use
that is located with the R-1 District.



The Residential District (R-1) should be maintained except
where public lands are removed for inclusion in the Public
Grounds District (P) or Beach District (B).



The Beach District (B) should be expanded to include contiguous public land that is within the R-1 District and that
is, or will be, used for open space or access to the lands
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within the B District.


A Quasi-Public District (QP) should be added to reflect
existing uses within this district which include houses of
worship and associated uses such as lodging and retreat/
conference centers and non-profit organizations. Permitted uses for this new district include the land uses existing
at the time of the adoption of this Master Plan, houses of
worship and associated uses such as lodging and retreat/
conference centers, non-profit organizations, assembly
uses and open space. Larger minimum lot sizes would be
appropriate for the QP District.

 These changes to the Land Use Plan Element should be reflected
in the zoning map and zoning ordinances.
 Circulation Plan
 Implement recommendations from the 2015 Circulation Element
including the following:


Reduce vehicle speeds.



Implement traffic calming techniques.



Maintain street widths.



Provide bicycle and pedestrian facilities at local destinations.



Develop wayfinding system.



Promote pedestrian and bicycle transport to the beach.

Fourth of July Parade: Courtesy of Cape May Times

16 / CAPE MAY POINT BOROUGH

RECOMMENDATIONS

4

 Conservation Plan


Coordinate with Federal and State officials on beach replenishment and protection projects.



Continue to incorporate restoration strategies for Lake Lily.



Provide information on water conservation measures.



Protect and maintain plantings on the Pavilion Circle.



Update the Environmental Resource Inventory (ERI) to
reflect the most recent data and information related to
predicted sea level rise scenarios.



Although little undeveloped private land exists in Cape
May Point, opportunities to take advantage of State funding for preservation /stewardship of open spaces should
be sought, particularly to facilitate public access to the
beaches.

 Housing Plan:


Maintain character, density and scale of existing residential
neighborhoods.



Address the provision of affordable housing through compliance mechanisms that are appropriate for, and consistent with, the existing character of neighborhoods, streets
and public spaces of the Borough.



Continue to pursue a Judgement of Repose and Compliance through the Declaratory Judgement process in
Superior Court.

 Historic Preservation Plan:


Update the list of historic structures and submit for listing
on the New Jersey State Register of Historic Places.



Establish a Historic Preservation Commission as an advisory resource.

 Community Facilities Plan:


Continue to incorporate preventative and corrective maintenance strategies for stormwater management facilities.



Support continued monitoring and survey of beaches
performed by Stockton University as that information is
pertinent to annual beach replenishment activities funded
by the federal government.

 Green Building and Environmental Sustainability Plan Element. Develop a plan element to address topics such as natural
resources, renewable energy, impact of buildings on the global
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environment, ecosystem, stormwater and optimizing climatic conditions through site and building design.

Coleman’s Cape Cottage: Courtesy of Cape May Times

 Appendices/Technical Reports: Include the following technical reports as appendices to the master plan.

4.2



Municipal Public Access Plan (MPAP): Include the following recommendations within the Master Plan:



Implement traffic calming measures near beach access
points



Improve means of access points especially for areas that
have elevated dunes;



Provide additional access points that are ADA compliant;



Install improved beach access signage.



“Getting to Resilience” Recommendations Report.



Coastal Vulnerability Assessment Report

Land Development Regulations
 Preservation of residential character:


Adopt design guidelines and standards such as exterior
lighting limits, noise limits, discourage zoning for commercial uses.



Review existing regulations to evaluate potential intensifications of existing, lawfully non-conforming buildings as a
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result of reconstruction, renovation or alteration.
 Energy efficiency and conservation:


Implement glare and sun protection standards and standards that encourage building siting based on microclimate influences;



Implementation of riparian buffer ordinance for the Lake
Lilly area.

 Adaptation and Hazard Mitigation


Review zoning requirements with respect to predicted sea
level rise scenarios and consider amendments that would
permit building to be constructed to adapt to future sea
level rise scenarios and mitigate potential hazards related
to flood events.

 Time of Application: Create the definition of “application for
Development” to state that the documents required for approval
is defined to include “all of the required information within the
relevant development application checklists unless waivers for
such information have been granted by the Board having jurisdiction”. This amendment will require that a complete application be
submitted by an applicant prior to “locking in” the current municipal ordinance provisions.
 Permit Extension Act: With the looming expiration of protections, it does not appear that any immediate action is necessary on
behalf of the Borough. However, the Borough should identify any
existing, unbuilt development approvals for which protection may
be expiring through June 2017. With such protections expiring, the
Borough may want to consider if land use policy/zoning changes
are warranted on those properties.

4.3

Management Policies
 Planning Board/Zoning Board of Adjustment/Commission: Continue to perform yearly review of variances to determine
impact (if any) on community-wide flood insurance discounts,
community character or quality of life, including increases in
vehicular traffic.
 Public Education:


Present and explain open space preservation techniques
and options for private property.



Inform residents and visitors about the use of chemical
fertilizers on stormwater run-off quality.



Provide information relating to hazard mitigation and
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adaptation.
 State Plan: The Borough should monitor the State’s efforts toward
adopting a new State Plan and respond accordingly.
 Historic Preservation: Provide Historic Preservation Element or a
summary sheet to property owners applying for building, demolition
or landscape permits.
 Community Facilities


Continue to identify and qualify for grants and funding to
support local dune protection and restoration efforts, such as
dune grass plantings and fencing.



The Borough should continue to monitor the National Flood
Insurance Program and develop policies that would increase
the Community Rating System scoring to reduce flood insurance rates.



Work with the electric company to place overhead utilites
underground



Continue to incorporate preventative and corrective maintenance strategies for stormwater management facilities.



Support continued monitoring and survey of beaches performed by Stockton University as that information is pertinent
to annual beach replenishment activities funded by the federal
government.

 Sustainability/Resiliency


Complete the Sustainable Jersey Flooding Risk Action item for
Sustainable Jersey Certification.



Improve the Community Rating System point score to reduce
flood insurance rates.

 Disaster Preparedness and Recovery: Continue to implement
and participate in programs that improve readiness in hazard situations.

4.4

Regulation and Enforcement
 Ensure compliance with approved landscape plans.
 Monitor building techniques to ensure the preservation of discounted flood insurance rates.
 Continue an effective beach patrol protection and training program.
 Monitor compliance with permits for the alteration or renovation of
buildings to ensure that existing lawfully non-conforming buildings
are not expanded unlawfully (without a variance).
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Redevelopment Areas
At this time, there are no redevelopment areas identified pursuant to the New
Jersey Local Redevelopment and Housing Law (N.J.S.A. 40A:12A-1 et seq.).
Should the need for redevelopment powers arise, the Borough should consider the manner in which any redevelopment plan fits within the context of
overall land use objectives.
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Summary
It is not surprising that, in a stable community such as Cape May Point, the
Master Plan Reexamination Report illustrates that the majority of the major
issues, assumptions, goals and policies articulated within the previous Master
Plan elements remain relevant. This was confirmed through the process of
public participation, including Planning Board workshops and a public hearing. Although, the overall themes remain consistent, the specific problems, in
several cases, have been addressed or have arisen as new items to confront.
The Master Plan and Zoning Ordinance should be updated to reflect the
outstanding relevant goals, policies, objectives and issues considered with the
updated/new recommendations developed during the process of this Reexamination Report.
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