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Center Point Village Zoning District 2 (CPV-2) 

§150-250.1 Intent. 

The primary purpose of the Center Point Village 2 (CPV-2) District is to create a commercial core within a 
walkable village as outlined in the goals and concepts illustrated in the document entitled, A Vision for 
Center Point Village—adopted by Worcester Township to guide the development in the area around the 
historic crossroads of Skippack Pike and Valley Forge Road, which serves as the geographic heart of both 
Worcester Township and Montgomery County. The CPV-2 District is designed to serve as the heart of 
the village and to compliment the standards set forth in the nearby CPV-1 District. To those ends, the 
Center Point Village District 2 is intended to: 

 
A.  Allow a range of small scale commercial and institutional uses within easy walking distance of 

adjoining residential homes. 
 

B. Ensure that commercial uses have a character that is compatible with the existing historic character 
of Worcester Township, as well as future residences within the development. 

 
C. Promote pedestrian orientation of streets and buildings to ensure a walkable village setting. 

 
D. Give priority to pedestrian movement along sidewalks and trails and access to commercial areas, 

open spaces, and streets; and discourage design that gives priority to vehicular convenience only. 
 

E. Create a street circulation system with sidewalks and trails that provides safe and convenient access. 
 

F. Use scale, building orientation, and landscaping to establish community identity. 
 

G. Use open and recreational spaces as community focal points. 
 

H. Preserve rural areas of the township by concentrating development in and around the existing 
Center Point Village. 

 
I. Provide retail uses in Center Point Village so that residents of the village will have the option of 

walking or biking to nearby amenities.  

Section 150-250.2 Site Layout 

The overall site plan for any new development within the CPV-2 District shall adhere to the final land use 
bubble plan on page 22 of the document entitled A Vision for Center Point Village, adopted on October 
15, 2014 (included here as Appendix 1). An alternative site layout may be used in the event that the 
applicant and the Board of Supervisors agree that such a layout would be preferable in order to 
implement the overall vision of the aforementioned document.  
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Section 150-250.3 Permitted Uses. 

The following uses are permitted in the CPV-2 District: 

A. Retail commercial uses, personal service businesses, restaurants, and financial establishments, 
excluding drive-through facilities. 
 

B. Convenience stores, without fuel pumps. 
 

C. Park and open space uses, including central open space, passive open space, and active recreation 
uses. 

 
D. Municipal uses, including township administration buildings, fire stations, and other similar uses. 

 
E. Bed and breakfast establishments. 

 
F. Small-scale business or professional offices in converted residential structures. 

 
G. Offices of doctor, dentist, and other healthcare providers. 

 
H. Studio for dance, art, music, photography, or exercise. 

 
I. Day care center 

 

Section 150-250.4 Conditional Uses. 

The following uses may be permitted by the Board of Supervisors as conditional uses in accordance with 
the conditional use criteria of Section 151-250.5 of this district, the standards listed below, and all other 
regulations of this district.  

A. Class One Conditional Uses. On lots with a minimum area of 40,000 square feet and a minimum 
width at the building line of 100 feet, the following uses are permitted as class one conditional uses: 

 
(1) Uses with drive through facilities, including restaurants, drug stores, banks and financial 

institutions, provided: 
 
(a) The use provides sufficient on-site stacking lanes to accommodate a minimum of six (6) 

automobiles leading to the first drive-through window, bank teller window, remote teller 
window, or drive through automatic teller machine on the site, and two (2) automobiles for 
each additional drive-through facility on the site. 
 



November 2016 CPV-2 District DRAFT 

3 
 

(b) These stacking lanes shall not interfere with parking spaces or the external circulation of the 
site.  
 

(c) Drive through windows shall face the rear or side yard of the site. Drive through windows 
shall not face a public street. 

 
(2) Gas stations, mini-marts, convenience stores with fuel pumps and other use with fuel pumps, 

provided: 
 
(a) All activities except those to be performed at the fuel or air pumps are performed within a 

completely enclosed building. Outdoor storage is not permitted. 
 

(b) Minimum setback of pump islands is fifty (50) feet from street ultimate rights-of-way, eighty 
(80) feet from residential property lines, and thirty (30) feet from all other property lines. 

 
(c) Minimum setback of parking (any portion) from fuel pumps is thirty (30) feet. 
 
(d) The fuel pump area does not interfere with parking spaces or internal circulation. In 

developments with multiple uses, the fuel pump area shall be separated from the parking 
and internal circulation of other uses. 

 
(e) Body repairs and/ or painting shall not be permitted. 
 
(f) Canopies meet the following requirements:  
 

[1] Canopies shall be set back at least fifteen (15) feet from property lines and ultimate 
rights-of-way lines and fifty (50) feet from abutting residentially zoned properties.  
 

[2] Canopies shall have a maximum height of 16 feet measured to the underside of the 
canopy. For slanted canopies, this 16-foot maximum can be measured at the portion of 
the canopy closest to the street. 

 
[3] Individual canopies shall have a maximum area of 3,600 square feet; multiple canopies 

shall be separated by a minimum distance of 15 feet. Total aggregate area of all 
canopies shall be a maximum of 7,000 square feet. 

 
[4] Lighting for canopies shall be recessed so that the bottom of the lighting fixture is flush 

with the underside of the canopy, using a full cutoff flat lens luminaire.  
 

[5] Canopies shall be designed to be architecturally compatible with structures in the 
surrounding area with regard to color and building materials. Colors shall be compatible 
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with buildings in the neighborhood, and pitched roofs shall be used unless deemed 
impossible by the Board of Supervisors.  

 
B. Class Two Conditional Uses. On lots with a minimum area of 150,000 square feet and a minimum 

width at the building line of five hundred (500) feet, in addition to class one conditional uses, the 
following uses are permitted as class two conditional uses: 
 
(1) Shopping center, in accordance with additional standards in Section 150-250.5, Section 150-

250.6, and all other regulations of this district. 

Section 150-250.5 Conditional Use Criteria. 

General Commercial uses that are permitted as a conditional use shall meet the following conditional 
use standards: 

A. Buildings, driveways, parking areas, loading areas, outdoor activity areas, light sources, trash areas, 
and other potential nuisances shall be located and designed to minimize adverse impacts on 
abutting residential properties. In order to limit the adverse impact of a proposed general 
commercial use, the Board of Supervisors may require alternative site layouts, including increased 
setbacks from residential property lines, different locations of buildings, parking areas, and 
driveways, the incorporation of loading and trash collection areas as part of the principal building 
design, and increased screening for light sources and outdoor activity areas. 
 

B. Driveway intersections with streets and traffic circulation patterns within lots shall be located and 
designed to minimize congestion and safety problems on adjacent streets and nearby intersections. 
The Board of Supervisors may require alternative driveway locations and site design in order to 
alleviate potential congestion or safety problems. 

 
C. Buildings, driveways, and parking areas shall be located and designed in such a manner to maximize 

pedestrian safety and accessibility.  Developments shall provide safe pedestrian connections to 
existing roadways and adjacent residential developments. Sidewalks and multi-use trails shall be 
utilized to make such connections. All developments should adhere to the pedestrian connectivity 
goals of the township’s adopted plan, A Vision for Center Point Village. 

Section 150-250.6 Dimensional Requirements. 

 Permitted Uses Class One 
Conditional Uses 

Class Two 
Conditional Uses 

Min. Net Lot Area 10,000 sq. ft.  40,000 sq. ft. 150,000 
Min. Lot Width 70 feet 100 feet 500 feet 
Required front façade location 
when not facing a principal arterial 
(When facing a principal arterial, 
add 10 feet to each requirement) 

Not less than 0 or 
more than 20 feet 
from the outer edge 
of the sidewalk. An 
additional 50 feet may 

Not less than 10 or 
more than 30 feet from 
the outer edge of the 
sidewalk. An additional 
100 feet may be added 

Not less than 20 or 
more than 60 feet from 
the outer edge of the 
sidewalk. An additional 
100 feet may be added 
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be added if improved 
open space in 
accordance with §150-
250.8.A(3) is placed 
between the outer 
edge of the sidewalk 
and the front façade 
of the building. 
 
Additional buildings 
may be placed on a lot 
without meeting this 
requirement when the 
additional building is 
smaller than and 
behind a building 
meeting this 
requirement 

if improved open space 
in accordance with 
§150-250.8.A(3) is 
placed between the 
outer edge of the 
sidewalk and the front 
façade of the building. 
 
Additional buildings 
may be placed on a lot 
without meeting this 
requirement when the 
additional building is 
smaller than and 
behind a building 
meeting this 
requirement 

if improved open space 
in accordance with 
§150-250.8.A(3) is 
placed between the 
outer edge of the 
sidewalk and the front 
façade of the building. 
 
Additional buildings 
may be placed on a lot 
without meeting this 
requirement when the 
additional building is 
smaller than and 
behind a building 
meeting this 
requirement 

 Min. Side Yard 15 feet 15 feet 40 feet 
Min. Rear Yard 30 feet 30 feet 40 feet 
Min. Building Setback from 
abutting residential properties 

40 feet 50 feet 65 feet 

Max Building Coverage on a lot 40% 30% 25% 
Max. Impervious Coverage on a lot 85% 75% 65% 
Max Building Height  35 feet 35 feet 35 feet 
Min. Distance Between Buildings 
on Same Lot 

20 feet 20 feet 50 feet 

Max. Building Length 100 feet for facades 
facing a street 

100 feet for facades 
facing a street 

250 feet for facades 
facing a street 

Max. Building Footprint 5,000 square feet 15,000 square feet 20,000 square feet 
 

Section 150-250.7. General Requirements. 

A. Utilities. All developments shall be served by public sewer and public water. 
 

B. Ownership.  Any land area proposed for development shall be in one ownership or shall be subject 
to a joint application filed by every owner of the land area proposed for development, under single 
direction, using one overall plan and complying with all requirements of the CPV-2 District. 

 
C. Ownership and Maintenance of Common Open Space and Facilities. Ownership and maintenance of 

common open space and other common facilities shall be provided in accordance with the 
regulations in Section 150-110.12 of the Worcester Township Code. All open space shall be 
permanently deed restricted from future subdivision and development. 

Section 150-250.8. Design Standards. 

All development in the CPV-2 District shall comply with the Worcester Township Subdivision and Land 
Development Ordinance (SALDO), except in the case that the requirements herein conflict with those 
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requirements, whereby the standards in this ordinance shall apply. All development shall meet the 
following design standards: 

A. General Layout 
 
(1) Buildings shall be placed to make walking to open space and residential areas easily accessible 

to pedestrians by providing an interconnected system of sidewalks and trails. 
 

(2) Streets 
 
(a) Streets shall be interconnected with each other and with streets on abutting properties in 

an interconnected modified grid pattern. 
 

(b) Street trees shall be required along all streets in accordance with Section 130-28.G(4) of the 
Worcester Township Subdivision and Land Development Ordinance (SALDO) with the 
exception of the following requirement, which shall supersede the requirements of the 
SALDO: 

 
[1]  Street trees shall be placed in a grass buffer strip between the curb and sidewalk that is 

at least eight (8) feet wide. 
 

(3) Public Open Space. The front façade location may be moved back by up to 50 feet for permitted 
uses, and 100 feet for conditional uses, if the space in front of the building is utilized for a public 
open space. The public open space area shall be landscaped, and include features such as 
benches, bike racks, gazebos, pavilions, ponds, fountains and/or paved patio areas. These 
improvements shall occupy at least 500 square feet and the total public open space shall be at 
least 5,000 square feet in size. The public open space may include areas for outdoor dining. 
 

B. Parking Standards 
 
(1) Parking lots and/or driveways should not be the dominant aspect of the building design, as seen 

from the street. Parking lots shall be located to the side and/or rear of buildings, unless there is 
an additional and larger building on the lot between the proposed parking and the street. The 
following exceptions apply: 
 
(a) Uses with drive through facilities, including restaurants, drug stores, banks and financial 

institutions, when permitted, shall be allowed to have a drive lane between the building and 
the street but no parking shall be located in this space.  
 

(b) Gas stations, mini-marts, convenience stores with fuel pumps and other use with fuel 
pumps, when permitted, shall be allowed to have a drive lane and one row of parking 
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spaces between the building and the street. Canopies, fuel pumps, and additional parking 
shall be located to the rear of buildings. 

 
(2) Off-street parking shall be visually screened from existing and proposed streets by hedges, walls, 

buffer plantings, or similar site elements. Such screens shall be between two (2) feet and four 
(4) feet high. 
 

(3) Parking areas on abutting lots shall be interconnected by access driveways. 
 

(4) Each lot shall provide easements for its parking areas and access driveways guaranteeing access 
and use to all other lots within the tract. 
 

(5) Parking lots shall be set back at least ten (10) feet from any adjacent residential lots. 
 

(6) Amount of Required Parking. All uses shall comply with the parking requirements required by 
Article XXII of the Worcester Township Zoning Code, except as adjusted below: 
 
(a) For any use, the amount of parking that is provided shall not exceed 120% of the minimum 

parking that is required by Section 150-153 of Article XXII. 
 

(b) Required parking may be located on an abutting lot, provided such spaces are located within 
200 feet of the use. 

 
C. Off-Street Loading Areas, Outdoor Storage, and Trash Disposal Areas. 

 
(1) All loading areas and loading docks shall be located to the sides and rears of buildings. Loading 

docks shall not be visible from public streets. All loading areas and loading docks shall be set 
back at least twenty-five (25) feet from residential property lines.  
 

(2) Outdoor storage or display of materials shall not be permitted overnight. 
 

(3) Trash disposal areas shall be located within buildings or within an opaque screened area that 
completely hides the trash and is located to the side or rear of a building. All outdoor trash 
disposal areas shall be set back at least twenty-five (25) feet from residential property lines. 
 

D. Landscaping. Street trees, buffers, parking lot landscaping, detention basin landscaping, and 
landscaping around non-residential buildings shall be provided, in accordance with the Worcester 
Township Subdivision and Land Development Ordinance. 
 

E. Signs. All signs shall comply with the requirements of Article XXI of the Worcester Township zoning 
ordinance. 


