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Chapter 1 LAND USE ELEMENT

 INTRODUCTION AND BACKGROUND  (with revisions made in August, 2008)


ape May Point can best be described as a quiet, residential resort community compacted into one third of a square mile, and totally surrounded by natural areas.  An attractive mix of residential and recreational land use complements and enhances the ambiance of a family-oriented seaside community.

The Borough of Cape May Point has a year-round population of 241 residents         according to the 2000 census.  The population swells to a peak of approximately 2,500 in the summer season.  

The population of Cape May Point shows a significant concentration of seniors, those people born before 1945 who would have been over 55 years old in 2000.  This population distribution pattern is typical for a seasonal community that attracts retirees as year round residents.  In particular, those persons born before 1935 are disproportionately represented in the population comprising 47.7% of the total.  Table 1 depicts the distribution of population in the Borough.

Table 1 - Age Distribution in Cape May Point, 2000
	Age Cohort
	Female Persons
	% of

Total
	Male Persons
	% of

Total
	Total Persons
	% of

Total

	0-4 years
	2
	1.6
	3
	2.5
	5
	2.1

	5-9 years
	0
	0
	2
	1.7
	2
	.8

	10-14 years
	1
	0.8
	5
	4.2
	6
	2.5

	15-19 years
	1
	.8
	2
	1.7
	3
	1.2

	20-24 years
	2
	1.6
	0
	0
	2
	.8

	25-29 years
	2
	1.6
	0
	0
	2
	.8

	30-34 years
	2
	1.6
	4
	3.4
	6
	2.5

	35-39 yeas
	4
	3.3
	4
	3.4
	8
	3.3

	40-44 years
	4
	3.3
	5
	4.2
	9
	3.7

	45-49 years
	2
	1.6
	2
	1.7
	4
	1.7

	50-54 years
	14
	11.4
	8
	6.8
	22
	9.1

	55-59 years
	10
	8.1
	9
	7.6
	19
	7.9

	60-64 years
	22
	17.9
	16
	13.6
	38
	15.8

	65-69 years
	15
	12.2
	19
	16.1
	34
	14.1

	70-74 years
	10
	8.1
	12
	10.2
	22
	9.1

	75-79 years
	13
	10.6
	13
	11.0
	26
	10.8

	80-84 years
	9
	7.3
	6
	5.1
	15
	6.2

	85+ years
	10
	8.1
	8
	6.8
	18
	7.5

	Total
	123
	100.0
	118
	100.0
	241
	100.0


Source:  US Census of Population and Housing, Summary

The change in land use from 1992 to 2002 reflects a decrease of 45 vacant Borough lots and an increase of 45 residential homes.

Table 2 - Cape May Point Lots- As Used
	           
	1992
	              2002

	Vacant Land
	129
	84

	Residential
	542
	587

	Commercial
	2
	1

	Sub Total
	673
	672

	County
	2
	1

	Utility
	1
	1

	Public Property
	20
	21

	Charitable
	5
	5

	      Misc.
	2
	3

	Total
	703
	703

	
	
	


The table reflects little change in commercial, public property and charitable land use.  With building permits totaling 60 during this period, an additional 15 residential units have been moved, torn down or rebuilt. 

Goal

The goal of the Land Use Element of the Master Plan is to preserve the quality of the existing community life and overall community character.  The Borough of Cape May Point seeks to ensure cost-effective delivery of infrastructure and other public services for the future land and community development and continued preservation in the Borough 

EXISTING CONDITIONS

Residential

The majority of land in the Borough is residential.  The development pattern is predominantly single-family homes and zoning has been implemented to preserve the existing character of the community.  Property values remain high and real estate is usually quite easy to market.

Public Open Space - Preserved

The following is a listing of existing preserved open spaces:

1.    Cape May Point Wetlands as indicated on Exhibit C.

2.     Entranceway Park (Block 30)

3.     Beach Park dunes cover 27.1 acres along the ocean and bay sides of the  

        Borough (Block 52).

4.    Pavilion Circle Park (Block 54

5.     Lake Lily (Block 53)   

6.    Educational Theme Park (Block 41 - undeveloped at this time)

Institutional

There are six religious institutional buildings in Cape May Point.  These are:

1.    St. Mary’s by-the-Sea;  a Catholic Convent (Blocks 49 and 51)  

          (Summer use convent )

2.    St. Agnes Catholic Church (Block 23, Lot 15)

3.    St. Peter’s by- the-Sea Episcopal Church (Block 29, Lot 1)

4.    Union Chapel (Block 13, Lot 1.01)

5.    Beadle Memorial Presbyterian Church (Block 19, Lot 6)    

6.    Marianists Family Retreat Center (Block 13, Lot 3)

(Year-round retreat house) (For building occupancy and fire code purposes                                 the Center has been classified as a hotel by the State.)

Commercial

The following commercial entities are located within Cape May Point:

1.    Cape May Point General Store – Pavilion Circle

2.    Cape May Bird Observatory Northwood Center (Block 31, Lots 12 to 17)

3.    Patton’s Water Ice – on the beach.

Borough Facilities

Municipal uses are contained in the following locations:

1.    Municipal Building (Block 40, Lots 38 & 39)

2.    Public Works Building (Block 32, Lots 1 through 5)

3.    Cape May Point Water Utility (Block 20, Lots 1 and 6)

4.    Fire Station (Block 14, Lots 5, 6)   (Belongs to the Fire Company)

5.    Post Office (Block 14, Lot 7) (Federal rental in privately owned building)

Vacant Land

At the end of 2001 there were 84 vacant lots in Cape May Point.  There is, however, a potential for additional development of 41 homes if property owners were to sell their adjacent lots instead of maintaining them as open spaces.  There is also a potential for additional development of 63 homes if current property owners were to subdivide their oversized lots.  Total build out of Cape May Point is not expected within the next 20 years: however the potential for a total of 104 new homes is possible with the existing zoning regulations.

Revision, August 2008:

There are 583 residential parcels in Cape May Point and 72 vacant parcels.  There was a net gain of 32 single family homes, built between 1997-2007  (12 of which were on vacant lots and 20 of which from the potential 104 figure above).  The net gain was computed by subtracting 44 demolitions from 76 new single family homes built during the period of 1998-2007.  Therefore there is the potential of only 156 total additional dwelling units.  Added to the 583 parcels already developed, total build out for Cape May Point is 739.  There are 550 single family detached homes in Cape May Point, with 27 Condo units on another 7 lots.  Additionally there are 23 lots with two family units and 3 lots with three family units.   In addition, relative to our long range build out numbers, Cafra has turned down applications for development of at least 2 lots in the last decade, and we anticipate others be to denied Cafra and wetlands permits in the future, so that our build out number may in fact be lower. 
Cape May County’s Comprehensive Plan based it’s build out numbers for municipalities in the county on water supply and is using a maximum build out number for Cape May Point of 759.  This number is from the Cape May Water Sewer Supply Plan of April 16, 1996 

(Pg. 3-4).  

Quantification and Analysis of Land Use Distribution

A
s previously detailed, the existing development in Cape May Point, with the         exception of the commercial, institutional and municipal facilities detailed above, is completely residential. Refer to Exhibit B. The remainder of the land is open space and recreational areas, which complement and enhance the family resort atmosphere of the Borough.   The remaining vacant land is subdivided into building lots, which are owned by many different individuals.  To maintain the current character of the community, it is therefore important that future development be maintained along the pattern of predominantly single-family homes.

Preparation of Goals and Objectives

I
n the spring of 1977, the Cape May Point Planning Board mailed out 450 land use questionnaires to the property owners in the Borough. Two hundred eighty (280) or 62% of these, which is considered a very high response rate, were returned, many with written comments.  Although the questionnaire is now 24 years old, there is little indication today that there has been a major change in the feelings of the property owners in the Borough regarding the type and density of development, which the Borough should permit.

The response from those questionnaires made it clear that residents “loved” Cape May Point the way it was and would not like to see any significant changes.  

The majority of the respondents expressed a desire for single-family homes only, no additional commercial land, no motels and hotels and a program concerning historical preservation.  Most of the respondents described Cape May Point as ‘quiet’, ‘close to nature’, ‘a family town’, ‘unspoiled’, ‘unique’, and most expressed a desire to retain these attributes by maintaining the existing pattern of development.  The 62% return and the above comments were from the 1977 survey conducted by Jay Friedman.

In October of 1983, the Cape May Point Taxpayers Association mailed out a         questionnaire to citizens in the Borough to solicit their input on various matters of importance in the Borough.  Although that questionnaire did not specifically address land use issues, the responses to the questionnaire clearly indicated the same type of feelings expressed in the 1977 questionnaire results.

The Master Plan Reexamination Report (Report) dated May, 1994 prepared by the Borough of Cape May Point and the October, 2004 questionnaire mailed to all Borough homeowners found that the goal to preserve the quiet, residential family-oriented character of the community had not changed. 

On June 21, 2000, a Master Plan Reexamination Report (Report) was submitted and recommended for distribution to the Cape May County Planning Board, Mayor and Commissioners of Cape May Point and adjoining municipalities.  A public hearing was held regarding this report on June 21, 2000 and subsequent to the public hearing the Report was adopted as submitted.  At that time it was determined that the goals relating to land development in Cape May Point to preserve the quiet, residential, family oriented character of the community are being met.  

The Planning Board also included in that Report a recommendation that the following additional elements be considered for possible inclusion in the Master Plan: circulation plan, economic plan, recycling plan, conservation plan, historic preservation plan, community facilities plan and recreation plan.

On July 11, 2001, a public workshop meeting was held as a part of a regular Planning Board meeting at the Fire Hall on Yale Avenue.  The purpose of the meeting was to gain public input on more detailed land use goals and objectives to help form a vision of how the community sees itself for the future. The meeting was well attended and the ideas and recommendations from the public flowed freely.  The exchange between the Planning Board and the public was mutually beneficial.  The results of the community input process described above are included in the Housing Element and Fair Share Plan.

In addition, the Chairman of the Cape May Point Planning Board, Donald Touzeau, prepared an article for the Cape May Point Taxpayer’s Fall 2001 Newsletter and encouraged citizens to submit their ideas or ‘vision’ to any member of the Planning Board.

In 2005, upon Planning Board Review and as a result of reports from a Professional Planner, revisions were made to the Land Use Element to emphasize more strongly the character and goals of the community.

GOALS AND OBJECTIVES

T
his Master Plan is intended to incorporate specific elements necessary to preserve the character of Cape May Point by providing a concise and comprehensive guide for future land use and preservation and community development within the Borough. The preservation of the environmental resources and character of the community continue to be priorities. Keeping that in mind, the following overall goals and objectives have been prepared by the Cape May Point Planning Board to provide a solid basis for policy makers and elected officials to make land use decisions in the future.

 Just as the respondents to all of the surveys as far back as the 1977 survey, taxpayers today express their desire for single-family homes only, no additional commercial development and the desire to preserve the quiet, residential, family- oriented character of the Borough. The unique, unspoiled, close-to-nature attributes of Cape May Point must be retained. 

The Borough realizes that it is undergoing changes to its character with            improvements to existing homes and demolitions for the purpose of building new single-family homes.  While change in the form of new and/or improved housing is not in itself detrimental to the community, the goal of the community is to avoid development, which will cause it to lose its character.  Cape May Point, because of its unique, historical character and its location, wants to promote a desirable visual environment, which will promote the conservation of its historical character as, defined below.

The character of Cape May Point is embedded in the following features, all of which the community has as a goal to retain and maintain:

· The street configuration which promotes pedestrian traffic over vehicular and connects the domestic realm to the public road;

· A diversity of architectural styles;

· A range of housing size;

· Native vegetation and fauna;

· Natural approach to landscaping;

· Areas of long sight lines;

· Pedestrian scale streets;

· Houses oriented to pedestrians and the street;

· Visual setting.

Policy

In order to achieve the goal statement, the land use policy of Cape May Point

Borough is to plan proactively to manage change in the community.  The Borough will consider design guidelines and standards to manage new development in a manner consistent with the Borough’s historic character.

Policy Guidelines/Recommendations

The location of homes on lots and design of homes should:

· Preserve and enhance the natural features of Cape May Point’s physical environment;

· Promote its visual environment and existing character;

· Avoid large, unbroken building mass in housing;

· Provide facades, which are pedestrian and street friendly.

These guidelines can be accomplished by amending the zoning code to:

· Encourage a range of housing types and sizes;

· Maintain appropriate scale of buildings to pedestrians so that houses do not present blank and bland walls to the street;

· Preserve views and sightlines which allow glimpses of Cape May Point’s “monumental structures” through private lots and at public Right of Ways;

· Keep and encourage native vegetation, which is salt tolerant and drought resistant in order to avoid the excessive use of fertilizer and irrigation and to retain the natural landscaping approach.

1.  The Conservation Element is the environmental backbone of the Borough’s Master Plan and of particular value to the overall Land Use Plan.  Future development bears an important relationship to our ability to preserve, protect and enhance our valuable natural resources. The goals and objectives detailed in the Conservation Element of this Master Plan are therefore vital to the management of our overall growth in Cape May Point. In that regard, we must meet the following objectives:

a. Rebuild our dunes and beaches and protect them from

further erosion.

b. Restore Lake Lily to its former glory and maintain it.

c. Preserve and add to the native vegetation of the area and provide a healthy, wholesome environment for the native and migrating birds, butterflies, marine and terrestrial wildlife.

d. Encourage and preserve “open space.”

The trend toward ever-larger houses, resulting in a larger population, strains the limited potable water supply of Cape May Point and the region.  In addition, inappropriate landscaping, with its concomitant need for chemical fertilizer and irrigation water puts further burden on water capacity and quality as well as threatening native species habitat and wetlands.  Light pollution and compaction of soils from additional traffic further exacerbates loss of native flora and fauna.  For these reasons, the following goal statement has been developed.

Land use and development in Cape May Point must be managed based on best conservation and environmental practices, especially with respect to potable water, flooding potential, sustainable vegetation which offers relief from microclimate extremes and conserves water, and native and migratory animal species.

2.  Cape May Point has retained much of its early and historic character. Many of the original ‘cottages’ remain, some greatly changed, some almost intact.  We support and encourage historic preservation, identification of historical structures and encourage policy makers of Cape May Point to be aware of the possible impact of future ordinances on the historical significance of Cape May Point structures.

3. From an economic standpoint, surveys taken in the past, as detailed in the Economic Element of this Master Plan have established that Cape May Point is a highly valued, appreciated place to live. The Borough citizens do not want additional commercial development and discourage any re-zoning or commercial activity.

4. Recreation, in close proximity with open space, should be considered as part of the public infrastructure and proper planning in that regard dramatically influences the quality of life in Cape May Point as well as the preservation of our natural resources.

The types of recreational use ordinarily permitted in beach areas, Lake Lily, Pavilion Circle, and our streets should be encouraged and supported. All such activities should be consistent with the Environmental Plan and the specific goals of other elements of the Master Plan - particularly the Conservation Element.

The policy of Cape May Point must also be responsive to providing open space and recreational opportunities on an equal and accessible basis for all citizens.

As mentioned earlier in this element of the Master Plan, community development has occurred in a land efficient and aesthetically pleasing manner, while preservation of valuable resources has not been threatened. Preservation of the unique character of the community and of our environmental resources must continue to be the fundamental goals of Cape May Point on which all other goals are measured.
5. Transportation 
We must maintain the unique character of Cape May Point while safely providing for the diverse needs of our residents and visitors as they circulate around and through the Borough.

6. Community Concerns

The presence of real estate and other commercial signs on front lawns throughout the community has been a concern for many years.  Efforts to date have been ineffective in eliminating them, only restricting the size, location and, in some cases, their number.  The fact remains, however, these signs are unattractive. 
RECOMMENDATION:

I

n 2005, by direction of the Planning Board and upon consultation with a Professional Planner, changes and additions have been inserted in the Land Use and other Elements of the Master Plan to support the preservation of the Borough’s unique character and maintain the quiet, residential, family-oriented community desired by its homeowners. Continued efforts to maintain the character of the Borough are encouraged.  Continued coordination with County and State Officials is also encouraged with the goal of achieving the Borough’s overall land use objectives.
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