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PROJECT NARATIVE

These Design Guidelines are provided in support of a 21.78 acre development tract at the southeast corner of
Route 202 and Route 73 and known as the Centre Square Commons. The proposed Centre Square Commons
provides for approximately one hundred fifteen thousand (115,000) square foot shopping center designed to
be compatible with the community shopping center overlay district design criteria of Whitpain Township.

These Design Guidelines are intended to provide a guide for municipal officials, and future owners of the
retail complex for the architectural design and site layout. These Design Guidelines will provide the vision
statement for the project and will guide the builders and future owners with design related details that are
specific to this site and are a component of the Final Approval from Whitpain Township.

It is the vision of both Whitpain Township and the developers of this project to promote a ‘walkable’
community in the Community Shopping Center Overlay District area of the Township. Although this
component is non-residential in use it does provide an opportunity to infill with retail and convenience uses
that are adjacent to other districts within walking distance. The project proposes pedestrian linkages which
move pedestrians around the site internally and connect with proposed access points to link with external
walkways. Although a large portion of the center of the site is used as vehicle parking, substantial walk ways,
courtyards, and landscape features are provided to allow patrons the opportunity to gather and relax in
outdoor civic spaces. These elements are intended to encourage time spent walking about the center, and its
adjoining uses.

The property is bounded by Skippack Pike and Dekalb Pike. The plans depict the tract to be served by four
points of access: Two on Skippack Pike and two on Dekalb Pike. The site will be serviced by public water and
sewer. A reduced site sketch planisincluded as on Sheet 3.

The improvements required for the development will be constructed in a single phase. Refer to the land
development plans prepared by Mazer Consulting, PA for information regarding the site improvements. The
future improvements on the adjoining parcel shall be constructed per the development agreement between
the applicant, township, and neighboring property owner. It is expected that the time period to allow for the
completion of these improvements is approximately twelve months. These improvements will include access
driveways and parking areas, utilities, landscaping and civic areas.

The buildings will be constructed utilizing modern conventional materials and methods and will comply with
all applicable building codes and requirements. There has already been a high degree of architectural vetting
of various facade treatments and roof elements. The buildings will be substantially in accordance with the
design criteria and materials shown and discussed on the elevations and renderings were reviewed by both
the Planning Commission and Board of Supervisors prior to submission of this study and the land
development plan application.

The common areas and site as a whole will be managed and maintained as a single entity under a unified
development agreement.

BUILDING ARCHITECTURE

The architectural style of Centre Square Commons shall be designed to avoid the massive scale and uniform impersonal
appearances of a generic big box commercial center. This shall be accomplished with building facades on which there are
customer entrances through facade ornamentation, building offsets, window treatments, variations in roof lines,
customer entrance treatments and, in all instances, through the use of quality building materials.

The building design intent is to include Front building facades greater than 200 feet in length which face public streets
shall have recesses or projections of the main building wall including, but not limited to, canopies, towers, bays, changes
in building materials, and gables. There shall be no uninterrupted length of Front building facade greater than 200 feet.
First floor activities that promote multiple pedestrian destinations such as retail, restaurants, banking and entertainment
are encouraged and outdoor plaza and/or café seating for restaurants shall be permitted, provided that such seating does
not obstruct pedestrian circulation.

Front building facades (including separate buildings which are attached) shall have clearly defined, highly visible customer
entrances which may include Pilasters, Overhangs, Recess/Projections, Masonry Banding, Cornices, Awnings, Outdoor
Patios and Display Windows.

Side and Rear Exterior Building Walls, including independent buildings that are physically attached, shall be designed to
avoid the massive scale and uniform impersonal appearances of generic big box commercial centers. In addition to the
requirements noted in section above, such exterior wall surfaces shall have architectural treatments to include, but not
be limited to, articulation of building materials, to reduce the mass of such building elevations and avoid a homogenous
presentation.

Variations in facade roof parapet heights shall be used to screen HVAC equipment and to provide interest and reduce the
scale of large buildings. Roofs visible from the perspective of individuals facing those building facades that have or are
intended to have a customer entrance may have articulated cornices or sloping roofs.

Exterior building materials may be composed of the following exterior building materials
* Cementitious siding
e Brick;
* Stone or architectural precast masonry;
e (Cast stone or cultured stone;
¢ Glass in warm or cool tones;
* Stucco or EIFS; and/or
* Concrete masonry unit (CMU), but only split face block or ground face block.
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Benches

1. Overview
Benches are needed to provide rest opportunities,
and to complement pedestrian accessways
(sidewalks, pedestrian paths).

2. Design guidelines

A. Benches shall be installed to provide rest
opportunities, and to complement pedestrian
accessways (sidewalks, pedestrian paths).

B. Benches may be located close to building entrances,
pedestrian plazas and walkways, pavilions and/or
pergolas, against a building wall, a retaining wall or

other decorative wall.

C. Benches shall be no less than six (6) feet in length
and shall be anchored to the sidewalk or walkway to

provide stability.

D. Benches shall have frames and/or seating
constructed of steel, aluminum, or cast iron. Wood
seats and backs are permitted.

E. Bench type shall be consistent with the style and
character of the other proposed street furnishings.

F. A minimum of fifteen (15) benches will be provided.
Final locations to be mutually determined by the
applicant and the township.

Waste Receptacles

1. Overview
Waste (trash) receptacles should be placed
in selected locations along streets, sidewalks
and pathways and in other locations
determined by the property owners. A
uniform appearance of these structuresis
necessary to ensure that they are not visually
offensive.

2. Design guidelines
A. Waste (trash) receptacles shall be a dark
color to reduce their visibility, easy to open,
and placed to be convenient to service.
B. Waste (trash) receptacles shall be placed on
a concrete pad or other hard surface to aid in
their maintenance.
A minimum of fifteen (15) waste receptacles
will be provided. Final locations to be
mutually determined by the applicant and
the township.
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Bike Racks

1. Overview

Bike racks send an important message: “Bikes
are Welcome Here!” Bike racks are an integral
component to the pedestrian orientation of the
town center.

2. Design guidelines

Bike racks may be installed and maintained as
an integral component to the pedestrian
orientation.

Bike racks shall be permanently anchored to the
sidewalk or walkway to promote stability and
security, and should be located near major areas
of pedestrian activity.

Bollards

1. Overview

Bollards provide enclosure, limit access or
serve as an edge or containment feature
necessary for minimizing pedestrian and
vehicular conflicts. Bollards with lighting
provide low-level pedestrian lighting along
sidewalks and pathways.

. Design guidelines
A. Bollards may be used to provide enclosure,

limit access or serve as an edge or
containment feature necessary for
minimizing pedestrian and vehicular

conflicts.

B. Bollards shall be installed and maintained,
and any bollard which becomes damaged or
destroyed shall be repaired or replaced as
necessary.

C. Bollards shall be securely anchored per
manufacturer’s specifications.

D. Bollards shall be at a height of 30 to 48
inches above grade, except in service areas
where bollards may measure up to 72
inches in height, with a minimum diameter
of 6 inches in any instance.

E. Bollards with lighting may be used as an
appropriate means to provide low level .
pedestrian lighting along sidewalks and e
pathways.

E. All bollards with lighting shall not exceed 4
feet in height and have an enclosed light
source.
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Cart Corrals Curbing

L. Overview L. Overview
Cart corrals provide an effective way to prevent Curbing is critical for channelizing
shopping carts from being randomly scattered pedestrian and vehicular movement. Curbing
throughout parking areas. may be needed for grading and storm water

management.
2. Design guidelines

A. Curbing shall be installed and maintained in
order to channel pedestrian and vehicular
movement and/or to contain grades or direct
storm water.

B. Curbing shall be provided throughout
Centre Square Commons along streets and
access drives and within and around parking
areas.

C. Curb cuts shall be made to promote barrier-
free access, and to accommodate pedestrians
with disabilities in accordance with ADA
requirements.

D. All low points along curbs shall be
adequately drained pursuant to the post-
construction stormwater management plan
as approved by the Board of Supervisors as
part of Final Land Development Approval for
Centre Square Commons to prevent flooding
and ponding of water.

2. Design guidelines

A. Cart corrals within the sidewalk immediately
adjacent to building storefronts (“Building Cart
Corrals”) shall: i) be 3 feet high; ii) permanently
affixed to the sidewalk; iii) include ADA-compliant
access points; and iv) be constructed of steel 3
inches in diameter or width.

B. Cart corrals may be permitted within the parking
fields (“Parking Cart Corrals”) provided that such
cart corrals are affixed to the pavement. Parking
Cart Corrals constructed of wood shall not be
permitted.

C. Cart corrals of any type shall have canopy covers.
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Fencing Green Areas: Pedestrian Plazas & Pavilions

1. Overview 1. Overview

Fencing shall be installed and maintained to
define pedestrian space, courtyards and civic
spaces, and to screen and separate uses and
activities. Fencing can also be used to define
street/urban edges in lieu of building facades
where locating buildings is impractical.

2. Design guidelines

A. Fencing shall be installed and maintained to
help define pedestrian space, courtyards and
civic spaces.

B. Such fences may be up to 6 feet in height and
may be erected in any required yard, provided
it does not obstruct sight distance at
intersections.

C. Fencing shall include a combination of
masonry curbs and/or piers and iron and/or
aluminum components.

D. Chain-link fencing shall be prohibited.

A. Pedestrian plazas and pavilions are meant to
identify places where people would congregate.
Such places should be designed and built as a park
or gathering place, marked with special
pavements, shade trees, benches and other
pedestrian amenities.

B. Planters provide a graceful and attractive type of
street or courtyard furniture within which plants
can be installed, and are encouraged.

2. Design guidelines

A. Open air or covered pedestrian-oriented spaces
may act as connectors and may contain such
amenities as changes in level, benches,
landscaping, accent lighting, planters, sculptures,
opportunities for entertainment and seating areas
to provide a sense of place and orientation for its
users.

B. Trees in Pedestrian Plazas may have tree grates
and tree guards or be in large planter areas which
also include ornamental shrubs and/or flowers.

C. Pavilions, pergolas, canopies or other structures
which form an overhead plane or roof may be
installed and maintained to provide opportunities
for gathering, pedestrian circulation and visual
interest. Pavilions shall be pedestrian in scale and
designed to reflect the character and identity of
Centre Square Commons. Access to any pavilion
shall be provided in accordance with ADA
requirements. Detailed drawings to be created of
the pavilions and pergolas with the architectural
elements to be specified; such drawings to be
submitted at the time of building permit
application.

A landscape plan will be prepared and submitted for
approval to the township. A majority of the
landscaping and areas within the Open Space shall be
irrigated. Landscaping shall be in accordance with the
exhibits.
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Hanging Baskets Landscaping

L. Overview
Landscaping is one of the most critical elements to
define and enhance the appearance of a
Community Shopping Center Development. Trees,
shrubs and herbaceous flowing plants should be
utilized to define and reinforce outdoor spaces,
create a sense of human scale and complement the — FHSEEES ST
architecture. g SHm

1. Overview
Hanging baskets with plants can provide
an attractive accent to an entrance court
or courtyard and can provide a
complementary element to the overall
green look of a streetscape.

2. Design guidelines

A. Hanging baskets may be utilized
seasonally. All hardware connection
straps or other attachments to poles and
all pole details shall be congruent with the
streetscape design.

B. [If utilized, the location and spacing of
hanging baskets shall be coordinated with
other streetscape furnishings and
Improvements.

2. Design guidelines

A. During the design process, the Applicant’s
registered Landscape Architect will respond to
the following pursuant to the Zoning

Ordinance and the Subdivision and Land

Development Ordinance:

(1) Existing topography and vegetation;

(2) Screening views of buildings, parking
areas, storage areas, site utilities and
other types of screening; and

(3) Provide visual interest, define outdoor
space, compliment  the architectural
style and achieve functional and aesthetic
landscape.

(4) Trees within the non-off-street parking
areas within the may be in tree grates with
tree guards.
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Maintenance for all Improvements Pavements - Materials

L. Overview
Centre Square Commons shall be operated
and maintained as a unified development
pursuant to a Declaration of Covenants to be
recorded in the Office of the Recorder of
Deeds in and for Montgomery County,
Pennsylvania, at the time the Final Land
Development Plans for Centre Square
Commons are recorded.

L. Overview
Pavement materials in Centre Square Commons
should be distinctive and respectful of pedestrian
movement. Unit pavers add visual interest, have a
tendency to slow traffic down and reinforce the
sense of entry and/or arrival to a building or civic
space. Intersection pavers shall provide a
crosswalk texture and traffic calming element
that enhances the attractiveness of street access
drive intersections.

A
\eg

7=

: % . sense of entry and/or arrival at a building or civic
' space. Asphalt and concrete pavements shall

comply with the following:

(1) All concrete pavements shall have a broom
finish, with smooth trowel edging along the

_ sides and at all expansion and control joints.

s g (2) Feature paving shall be provided at designated

; y "3 intersections of interior drive aisles within
Centre Square Commons as to be more fully
depicted on the Preliminary land Development
Plans for the project.

2. Design guidelines

A. Pavement materials shall be installed and
maintained to be respectful of pedestrian
movement. Unit pavers shall be provided to add
visual interest, slow traffic down and reinforce the

r
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Sidewalks & Pedestrian Paths Walls

L. Overview
Sidewalks serve as the most practical method
of pedestrian access to and within Centre
Square Commons. Sidewalks, when
interrupted, should be made continuous
through the use of crosswalks and pedestrian
paths.

1. Overview
Walls can be a feature element, and will help to
define pedestrian and civic spaces.

2. Design guidelines
A. Walls shall be in accordance with the following:
(1) Seating walls may be built and maintained to
provide containment of courtyard, center
square or plaza or other civic spaces.
(2) Walls shall not obstruct safe sight distance at
Intersections.
(3) Concrete or segmental retaining walls shall
be permitted within Centre Square Commons.

2. Design guidelines

A. Sidewalks shall comply with local codes and
the following Design Guidelines (subject to
waivers requested):

(1) Sidewalks shall be a minimum of 5 feet in
width, constructed with appropriate
control joints.

(2) Whenever a sidewalk is interrupted by a
vehicular way, a crosswalk shall be
provided.

(3) Colored concrete is permitted in
sidewalks.
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