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NEIL HENSEL 

AVALON MASTER PLAN 

 Neil Hensel, Chair, Avalon Planning/Zoning Board. Mr. Hensel stated that the 7th Street situation 
may go to court.  

Work continues on the update of the Avalon Master Plan.  Goals and Objectives for the town 
must be reviewed every seven (7) years. 

 The big problem is preventing flooding caused by water from the bay.  Avalon is well protected 
from the ocean and the inlet.  One problem is that people cannot be forced to raise bulkheads.  About 
50% of the interface between the land and the bay has bulkheads.  The rest is made up of retaining walls 
and wetlands.  Planning Board is trying to come up with an incentive program for corrective action.  (An 
incentive program to install smart water heads was quite successful.) 

In the future there will be a hearing in February on the Avalon Marina (at 21st Street) to explain 
new plans.  A hearing for the Golden Inn will come up later, however, the Fire Chief has expressed his 
opinion of the new plans. 

The Board had four meetings with the electric company regarding the new substation.  The 
question of underground wiring was discussed -   the cost of underground wiring was very high.  There 
was a lot of dialog on the height of the poles.  The new poles will be much safer – many old wooden 
poles in town and on the causeway have come down.  The height is necessary because of potential 
arcing from the increased current flow.  Cables are underground near the new substation. 

The Board looks at ordinances and makes recommendations to Borough Council regarding 
changes. 

Community Hall is about 50 years old and a decision has to be made on plans for the future.  It is 
one of two facilities in town, the other is the school. The school cannot be the sole gathering place for 
the public because of safety concerns for the children. 

In answer to questions Mr. Hensel stated: 

If solar panels were to be used on Borough buildings then all roofs would have to be replaced in 
order to permit installation. 

No application has been received regarding the hotel on 22nd Street. 

Avalon is becoming a destination town due to the resurrection of the business district and the 
library.  It is difficult to increase Avalon’s permanent population because not many young families can 
afford to move into the town and because there are few year-round jobs in Cape May County. 
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Input from the public is extremely important to the Board.  It must be remembered that the 
Board has to protect all property owners in the town and not just a few people. 


