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UPPER TOWNSHIP
Form-Based Code



THE PROJECT

 $50,000 grant from the NJOSG  to prepare Form-Based Code 

guidelines

 The NJOSG grant requires that the process thoroughly engage 

the public through a phased participation process

Project timeline:

 Background analysis

 First workshop | March 7, 2009

 Analysis of first workshop

 Second workshop

 Refinement based on second workshop

 Public presentation of FBC



STUDY AREA



Marmora

















Seaville

















 Looks at the relationship between 
buildings and the street

 Analyzes the mass of buildings in 
relation to each other

 Regulations are presented with 
both text and graphics

FORM-BASED CODE



FORM-BASED CODE

Form-based codes typically include 

the following elements:

1. Regulating Plan

2. Building Form Standards

3. Public Space Standards

Form-based codes sometimes 

include: 

1. Architectural Standards

2. Landscaping Standards

3. Signage Standards



Process
Form-Based Code



COMMUNITY VISION SURVEY

 Participants were asked to rate the images they saw on how 

appropriate they were for the future of the Town Centers.  

 Residents were asked to rate each image from -5 to +5.

 The six highest images are shown first.  They represent the 

six images that are most appropriate according to the 

participants for the future of Seaville and Marmora. 
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COMMUNITY VISION SURVEY

 The six lowest images are shown next. 

 The lowest ranked numbers represent the six images that 

were determined to be completely inappropriate for the 

Centers.
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STREETS
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PEDESTRIAN REALM
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BUILDING TYPOLOGIES
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OPEN SPACE
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PARKING
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COMMUNITY QUESTIONNAIRE

 8 categories

 87 responses

 Describe Upper in 3 words:

 Safe

 Quiet

 Rural

 Describe the characteristics of a community you would 

like to live in:

 Safe

Attractive

 Convenient



COMMUNITY QUESTIONNAIRE

 37.6% of participants want new development plans to 

include walking and cycling trails

 48.3% of participants rated the visual character of 

Marmora as poor

What are the biggest obstacles to creating dynamic 

Town Centers?

 Traffic

 Full interchanges

 People afraid of change

 Infrastructure



Exercise #1: How susceptible is the study area to change?

RED for preservation - no change

ORANGE for minor changes - i.e. façade improvements

GREEN for transformation - development/redevelopment

WORKSHOP EXERCISES









Exercise #2: Mobility & Connections

Existing thoroughfares that need improvement

New thoroughfares 

Image sheets – tape one image for each thoroughfare 

that illustrates how you would want it to look in the 

future

WORKSHOP EXERCISES









WORKSHOP EXERCISES

Exercise #3: Buildings & Location

What buildings are appropriate along Route 9, County 

roads, future streets, etc?

Tape two images for each thoroughfare that illustrates 

how you would want it to look in the future









FINDINGS

We discovered that residents: 

 Are unhappy with the aesthetic quality of the 

Town Centers

 Feel that many parcels in the Town Centers are 

ripe for development/redevelopment

 Want sidewalks and crosswalks on streets

 Feel there should be a  difference in the 

development permitted in Marmora and that 

allowed in Seaville



FINDINGS, cont.

We discovered that residents: 

 Desire a bike network

 Want pedestrian-scaled buildings (not big box 

stores like Rio Grande)

 Didn’t define a specific style for future 

architecture

 Demand alternative routes to Route 9







Overview
Form-Based Code



Sections

1. Vision Statement

2. Building, Parking & Use Standards

3. Street & Circulation Standards

4. Open Space & Park Standards

5. Signage Standards

6. Architectural Guidelines

7. Glossary of  Terms



#1 Vision Statement

In the year 2030, Upper Township will be a safe, 

attractive community with convenient access to 

employment, shopping and recreation, which will be 

located within its two Town Center cores along Route 9.  

Marmora and Seaville will be transformed into 

desirable places to both live and work.  The Town Centers 

will contain a variety of housing types and provide 

a number of quality job opportunities for residents.  

Furthermore, the Town Centers will include a mixture of 

shops, stores and locally-owned restaurants.

The entire Township’s quality of life will be 

enhanced with an expanded street grid, interconnected 

sidewalk network and a Township-wide bike system.  

Finally, a range of parks and plazas will be 

scattered throughout both Town Centers offering 

recreational opportunities.



#2 BUILDING, PARKING & USE 

STANDARDS
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TCC vs TC

TCC Zone 

Building Max = 3.5 stories & 55’

Building Coverage = 40% max

Impervious Coverage = 70% max

As-of-right residential density = 

8 DU/acre

Cluster residential density =      

16 DU/acre

TC Zone 

Building Max = 2.5 stories & 45’

Building Coverage = 30% max

Impervious Coverage = 60% max

As-of-right residential density = 

6 DU/acre

Cluster residential density =      

12 DU/acre



#3 STREET & CIRCULATION STANDARDS

 FBC contains Street Regulating Plan

 Street types

 Traffic lights

 Roundabouts

 Proposed street network







Route 9

 Route 9 street most discussed and evaluated

 Existing 66’ ROW

 Proposed Desired Typical Section (DTS) of 102’



County Roads



Boulevard



Town Center Street



#4 OPEN SPACE & PARK STANDARDS

 Purpose to create standards for new open space and 

parks within the Town Centers

 3 park typologies 

 Pocket Plaza

 Town Center Plaza

 Residential Square

Type of park dependent on size and type of development

3.0 to 4.9 acre tract Pocket Plaza See page __

5.0 + acre tract Town Center Plaza See page __

TCC & TC Zone Recreation Standards

Mixed-use Development
Size & Type of Facility Standards



Town Center Plaza
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Pocket Plaza



Residential Square



#5 SIGNAGE STANDARDS
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#6 ARCHITECTURAL GUIDELINES
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building photograph



#7 GLOSSARY OF TERMS

 Purpose to define new terms not currently in Upper 

Township’s code

Will be incorporated into the zoning definitions section



How will this work?
Form-Based Code



Route 9 at Old Tuckahoe Road



Route 9 at Old Tuckahoe Road

Route 9



Examples: Infill of Existing Development



Examples: Streetscape Infill



Examples: Streetscape Infill



Questions & Answers
Form-Based Code


