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Article I 
  

 General Provisions 

 

 Section 1.01  Repeal Provision; Short Title; Effective Date; Purpose; 

   Interpretation; Conflict; Validity 

 

 1. Repeal Provisions – The Greene Township Zoning Ordinance enacted in 

  1971 and all amendments thereto and hereby repealed, except for the 

  Zoning Map, which is hereby ratified and made part of this Ordinance, and 

  whereon Zoning District R-3 shall become Zoning District R-2.  The Zoning 

  Map is titled “Green Township Zoning Map”. 

 

 2. This Ordinance shall be known and may be cited as Short Title – “Zoning  

  Ordinance of Greene Township (2007)”. 

 

 3. Purpose – This Ordinance is enacted to promote, protect and facilitate the 

  public health, safety, morals, general welfare, coordinated and practical 

  community development, proper density of population, the provision of  

  adequate light and air, police protection, vehicle parking and loading 

  space, transportation, water, sewage, schools, public grounds and other 

  public requirements, as well as to prevent overcrowding of land, blight 

  danger, and congestion in travel and transportation, loss of health, life or 

  property from fire, flood, panic or other dangers.  This Ordinance is 

  enacted in accordance with the overall program, and with consideration 

  for the character of the Township, its various parts and the suitability of  

  the various parts for particular uses and structures. 

 

 4. Scope – From and after the effective date of the Ordinance, the use of all 

  land and every building or portion of a building erected, altered with 

  respect to height and area, added to, or relocated, and every use within a 

  building or use accessory thereto in the Township of Greene shall be in 

  conformity with the provisions of this Zoning Ordinance.  Any existing 

building or land not in conformity but may be continued, extended, or change 

  subject to the special regulation herein provided with respect to non- 

  conforming building or uses. 

 

 5. Interpretation – In interpreting and applying the provisions of this  

  Ordinance, they shall be held to be the minimum requirements for the 

  promotion of the health, safety and welfare of the residents of the 

  Township.    
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  A. Whenever any regulations made under authority of this Ordinance 

   require a greater width or size of yards, courts or other open spaces 

   or require a lower height of buildings or smaller numbers of stories, 

   Or 

  B. Whenever the provisions or any other statute require greater width 

   or size of yards, courts or other spaces, or require a greater per- 

   centage of lot to be left unoccupied, or impose other higher 

   standards that are required by any regulations made under  

   authority of this Ordinance, the provisions of such statute shall 

   govern. 

 

  C. Whenever any regulations pertaining to a specific use or 

   activity under authority of this Ordinance require a greater width 

   or size of yards, courts or other open spaces, or requires a lower 

   height of buildings or smaller numbers of stories, or require a 

   greater percentage of lot to be left unoccupied, or impose other 

   higher standards than are required for the zoning district or 

   generally required under this Ordinance, the greater or higher  

   standards shall govern. 

 

  D. Uses Not Provided For.  Whenever, in any District established 

   a use is neither specifically permitted nor denied and an 

   application is made by a property owner to the 

   Zoning Officer for such use, the Zoning Officer shall refer the 

   application to the Zoning Hearing Board.  The Board has the 

   authority to permit or deny the use.  However, the use shall be 

   permitted if it is similar to and compatible with permitted uses 

   in the District and in no way is in conflict with the general 

   purpose and intent of this Ordinance. 

 

 The Greene Township Supervisors state the following legislative findings with 

respect to land use, density of population, location and function of roads, and 

other community facilities and utilities, which the board believes relevant in 

establishing community development objectives. 

 

Maintain the agricultural productivity of prime soils and assure the 

continuance of farming as an important commercial operation and life style.  

Minimize the impact of residential development on agriculture and ensure that 

normal farm practices will not be affected by such development. 

 

A. Guide community development to encourage the retention of agricultural 

 activity while permitting residential construction in rural-suburban  

 residential character, with sufficient commercial enterprise to satisfy 

 

 
 

 

2 



community needs and enough industrial employment to assure fiscal 

health. 

 

B. Bring about and maintain standards of construction which protect the 

 health, safety, and welfare of Township citizens singly and collectively. 

 

C. Encourage the design of new residential construction in a wide range of 

 housing for people of all income levels, age, large or small families, race 

 or creed. 

 

D. Extend sewer and water services whenever practicable to existing 

 population centers that are experiencing water or septic problems, and to 

 where growth is both anticipated and recommended on the most 

 appropriate land use. 

 

E. Encourage variety and efficient land use in residential development 

 thorough provision by ordinance for flexibility in design, density, and 

 building type.  Particularly desirable are plans of superior quality because 

 of better layout, better streets, lighting and other facilities; more efficient 

 use of land with a corresponding greater allocation of open space; and a 

 more comprehensive design in terms of serving people’s needs. 

 

F. Encourage the retention in open space or low density use of those land 

 areas such as stream sides, mountain areas and steep slopes, and flood 

 plains less suitable or unsuitable for building.  The overall objective of this 

 goal is to maintain for public welfare the natural watershed and drainage 

 system in the Township.  Benefits which may accrue are environmental – 

 tending to protect the rural character in spite of residential growth.  

 

G. Provide for the addition of industry in the Township under high standards 

 of design and construction. 

 

H. Limit growth of extensive commercial enterprise to the central area of 

 Township and at and in the areas of Interstate 80 interchanges where 

 adequate access can be provided and public facilities are available. 

 Promote greater efficiency and improved appearance in commercial uses 

 through careful application of the design standards.  Remote 

 neighborhoods and Planned Residential Development should have  

 available neighborhood shops for staple items. 

 

I. Develop a recreational grogram by acquiring and improving additional 

 park land. 
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J. Aid in bringing about the most beneficial relationship between land use 

 and the circulation of traffic throughout the Township, having particular 

 regard to traffic and to the avoidance of congestion in the streets and 

 provisions of safe and convenient access appropriate to the various land 

 uses. 

 

K. Bring about, through proper timing, the gradual conformity of land use to 

 Comprehensive Plan and minimize conflicts among users of land in 

 business. 

 

6. Conflict – It is not intended by this Ordinance to repeal, abrogate, annual or 

interfere with any existing ordinances or enactments, or with any rule, regulation or 

permit adopted or issued thereunder, except insofar as the same may be inconsistent or 

in conflict with any of the provisions of this Ordinance, provided that where this 

Ordinance imposes greater restrictions upon the use of building or land, or upon the 

height and bulk of buildings, or prescribes larger open spaces than are required by the 

provisions of such ordinance, enactment, rule, regulation, or permit, then the provisions 

of the Ordinance shall control. 

 

7. Severability – The provisions of this ordinance shall be severable, and if any of the 

provisions shall be held or declared illegal, invalid, or unconstitutional by a Court 

of competent jurisdiction, the validity of the remaining provisions of the 

Ordinance shall not be affected.  It is hereby declared as the Legislative intention 

that this Ordinance would have been adopted had such illegal, invalid, or 

unconstitutional provisions not been included herein. 

 

 

Section 1.02   Establishment of Districts 

 

 1. Classes of Districts – For the purpose of this Ordinance, the Township of 

  Greene is hereby divided into districts which shall be designated as 

  follows: 

 

  A - Agricultural and Conservation District 

  R-1 Single Family Residential District 

  R-2 Multi-Family Residential District 

  C-1 Commercial District 

  C-2 Tourist and Highway Service Commercial District 

  I - Industrial District 

 

2. Zoning Map – The areas within the Township of Greene, as assigned to 

 each district and the location of the districts established by this Ordinance, 

 are shown upon the Zoning Map, which together with all explanatory 

 matter thereon is attached to and is declared to be a part of this Ordinance. 
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3. District Boundary Lines – The district boundary lines shall be shown on 

 the Zoning Map.  District boundary lines are intended to coincide with lot. 

 lines, center lines of streets and alleys, railroad right-of-way, beds of 

 streams existing at time of passage of this Ordinance, the corporate 

 boundary of the Township or as dimensioned on the map.  In the event of 

 dispute about the location of the boundary of any district, the Zoning 

 Officer shall investigate and render a decision on the location of the line. 

 Appeals from this decision shall be made to the Zoning Hearing Board. 

 

 

Section 1.03    Definitions 

 

Unless the context otherwise requires, the following definitions shall be used in 

the interpretation and construction of this Ordinance, and words used in the  

present tense include the futures; the singular number shall include the plural, and 

the plural and singular; the word “used” or “occupied” shall include arranged,  

designed, constructed, altered, converted, rented, leased, or intended to be used, 

and the word “shall” is mandatory and not optional, the word “abut” shall include 

the words “directly across from” 

 

ABANDONMENT - To cease or discontinue a use or activity, but excluding 

temporary or short-term interruptions to a use or activity during periods of 

remodeling, maintaining, or otherwise improving or rearranging a facility, or 

during normal periods of vacation or seasonal closure. 

 

ABUTTING – Having a common border with, or being separated from such a 

common border by a right-of-way, alley, or easement. 

 

ACCESSORY BUILDING – A building subordinate to the principal building on a 

lot and used for purposes customarily incidental to those of the principal building. 

 

ACCESSORY USE – A use subordinate to the principal use of land or of a 

building on a lot and customarily incidental thereto. 

 

ACT 247 – The Pennsylvania Municipalities Planning Code, as amended.  The 

law, passed July 31, 1968, is the enabling legislation which permits municipalities 

in Pennsylvania to prepare and enact comprehensive development plans, 

zoning ordinances and other land use controls. 
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ADULT BUSINESS OR ENTERTAINMENT – An adult business or 

entertainment is an establishment which: 

 

A. In whole or in part sells, leases, dispenses or displays publications,  

 photographs, drawings, posters, films, videos, or reproductions of any type 

 depicting explicit or implicit sex acts or lewdness; or 

B. Exhibits or permits the exhibition of live sexual acts or implied sexual 

 acts, or solicits or permits solicitations, or persons  and/or animals for 

 purposes of indulging in sexual relations or implied sexual relations. 

 

AGRI-BUSINESS – For the purposes of this Ordinance, an agri-business shall be 

defined as an independent commercial use, related to agriculture or an agricultural 

activity, which may or may not be associated with an agricultural operation 

located on the same tract of ground. 

 

AGRICULTURAL -  The cultivation of soil and other uses of land included but 

not by way of limitations; horticulture, mushroom growing, and the breeding and 

raising of customary domestic animals, dairying, pasturing, floriculture, 

viticulture, apiculture, and animal and poultry husbandry and the necessary uses of  

packing, treating or storing the produce provided however that the operation of 

any such accessory uses shall be secondary to that of normal agricultural activities. 

 

AGRICULTURAL PROTECTION AREAS – Farmland preserved through the use  

of Pennsylvania Act 43, known as the “Agricultural Area Security Law” as signed 

into law.  In effect, this Act provides a means by which agricultural land may be  

protected and enhanced as a viable segment of the County’s economy, and an 

economic and environmental resource of major importance. 

 

ALTERATIONS – As applied to building or structure, means a change or  

rearrangement in structural parts or in the existing facilities or an enlargement, 

where by extending on side, front or back or by increasing height or the moving 

from one location or position to another. 

 

AMENDMENT – Revisions to the zoning text and/or the official zoning map; 

the authority for any amendment lies solely with the Greene Township Board of  

Supervisors and is pursuant to the Pennsylvania Municipalities Planning Code. 

 

ANIMAL EQUIVALENT UNIT (AEU) – One thousand pounds live weight of 

livestock or poultry animals, regardless of the actual number of individual animals 

comprising the unit. (see PA Nutrient Management Regulations for a listing of 

standard animal weights.) 

 

APARTMENT BUILDING – A dwelling structure containing three (3) or more 

independent dwelling units, with or without separate outside access, excluding 

single-family attached dwelling structures as defined herein. 
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AQUIFER -  A geological unit in which porous and permeable conditions exist 

and thus are capable of yielding usable amounts of water. 

 

AQUIFER RECHARGE AREA – An area that has soils and geological features 

that are conductive to allowing significant amounts of surface water to percolate 

into groundwater. 

 

AREA, BULDING – The total of areas taken on a horizontal plane at the main 

grade level of the principal building and all accessory building. 

 

BASE FLOOD – The flood which has been selected to serve as the basis upon 

which the flood plain management provisions of this and other ordinances have 

been prepared; for purposes of this Ordinance, the one-hundred year flood. 

 

BASE FLOOD ELEVATION – The one-hundred year flood elevation.  Within the 

Approximated Flood Plain the Base Flood Elevation shall be established as a  

point on the boundary of the Approximated Flood Plain which is necessary to the 

construction site in question. 

 

BASEMENT -  A basement is an enclosed area partly or completely below grade. 

It shall be considered a building story if more than thirty-three and one third 

percent (33 1/3%) of the perimeter walls are five feet (5’) or more above grade 

and if the net area of the door or window openings in the exterior is at least equal 

to ten percent (10%)  of the enclosed area. 

 

BED AND BREAKFAST ESTABLISHMENT – An establishment, dwelling or 

part thereof, in which individual rooms are offered for temporary lodging 

purposes by the owner or operator for limited periods of time.  Breakfast or other 

meals may also be offered for overnight guests as part of the lodging fee. 

 

BILLBOARD OR ADVERTISING SIGN BOARD – A sign which attracts the 

attention of motorists or pedestrians to a business, product or activity which exists 

or occurs at the location other than the premises upon which the sign is situated; i.e. 

an off-premises sign. 

 

BLOCK – A block is an area of land bounded by streets. 

 

BOARD – The Board of Supervisors of Greene Township. 

 

BOARDING HOUSE – Any structure in which more than four (4) persons either 

individually or as a family are housing or lodge for hire with or without meals but 

without separate cooking or sanitary facilities.  A rooming house, furnished room 

house, tourist home, or fraternity/sorority house shall be deemed a boarding house for the 

purpose of this Ordinance.  Any dwelling containing one or more units with any 
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occupancy of (one or) more than four (4) unrelated people in such unit shall also 

be deemed a boarding house. 

 

BUILDING – A building is a structure which has enclosed walls and a roof 

including all buildings on lot.   

 

BUILDING AREA – The area of a horizontal section of a building taken at its 

greatest outside dimensions on the ground floor including all buildings on the lot. 

 

BUILDING, PRINCIPAL – A building in which is conducted the principal use of 

the building site on which it is situated.  In any residential district any dwelling 

shall be deemed to be a principal building on the lot on which the same is located. 

 

BUILDING SETBACK LINE – An established line within a property defining the 

minimum required distance between any building to be erected and an adjacent 

right-of-way, or street line. 

 

BULK – A term used to describe the size of buildings or other structures and their 

relationships to each other, to open areas such as yards and to lot lines, and is used 

in conjunction with such expressions are: 

 

 A. The size including height and floor area of building and the other 

  structures. 

 

 B. The relation of the number of dwelling units in a residential 

  building to the area of the lot. 

 

 C. All open areas in yard space relating to buildings or other 

  structures. 

 

BUSINESS OFFICE – The office of a commercial or industrial enterprise  

providing administrative support for the operation and/or business services to the 

general public. 

 

BUSINESS SIGN – A sign identifying a business, product, or activity located, 

available, or occurring on the same premises as the sign; i.e. on-premises sign. 

 

CAMP, CABIN OR VACATION HOME – A permanent building or structure 

intended for occupancy only occasionally during the year.  For the purpose of this 

Ordinance, a camp, cabin or vacation home may be occupied for more than six (6) 

months in any calendar year. 

 

CEMETERY -  Property used for interring the dead. 

 

CHURCH – A building or structure, or group of buildings or structures, which by 

design and construction are primarily intended for conducting organized religious or 
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worship services, and uses customarily accessory and incidental thereto.  For 

the purposes of this Ordinance, uses such as schools, child day care or nursery 

facilities, social halls or similar places of assembly associated with the church 

shall require separate consideration and approval by Township officials. 

 

CLUB and/or LODGE – Building utilized as a private club offering restaurant 

and/or bar privileges. 

 

CLINTON COUNTY NATURAL HERITAGE INVENTORY – Adopted 

February 9, 1994, by the Clinton County Board of Commissioners. 

 

COMMON OPEN SPACE – Common open space as required in a Planned 

Residential Development shall be defined as that area of land to be maintained for 

the use and enjoyment of residents and/or the general public.  It shall consist of 

landscaped or natural terrain including lakes and streams and may include such 

buildings as are necessary to fulfill its permitted functions, but the area of 

common open space shall not include street rights-of-way or yard or off-street 

parking areas required for residential or other uses permitted by this Ordinance. 

 

COMMUNICATIONS ANTENNA – Any device used for the transmission or 

reception of radio, television, wireless telephone, pager, commercial mobile radio 

service or any other wireless communications signals, including without limitation 

omni directional or whip antennas and directional or panel antennas, owned or 

operated by any person or entity licensed by the Federal Communications 

Commission (FCC) to operate such device.  This definition shall not include 

private residence mounted satellite dishes or television antennas or amateur radio 

equipment included without limitation ham or citizen band radio antenna. 

 

COMMUNICATION EQUIPMENT BUILDING – An unmanned Building or 

cabinet containing communications equipment required for the operation of 

communications antennas and covering an area on the ground not greater than 

250 square feet. 

 

COMMUNICATIONS TOWER - A structure other than a building, such as a  

monopole, self-supporting or guyed tower, designed and used to support 

Communications Antennas. 

 

CONCENTRATED ANIMAL FEEDING OPERATION (CAFO) – Agricultural 

operations where the animal density exceeds two (2) animal equivalent units 

(AEU) per acre on an annualized basis. 

 

CONCENTRATED ANIMAL OPERATIONS (CAO) – Agricultural operations where 

the animal density does not exceed 1000 lbs. (one thousand pounds) per 

acre, but the operation meets the minimum nutrient management requirements established by 

the Clinton County Soil Conservation District. 
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CONDITIONAL USE - A use that, owing to some special characteristics attending 

to its operation or installation (for example, potential danger, smoke, or noise), is 

permitted in a district subject to approval by the Greene Township Board of 

Supervisors, and subject to special requirements, different from those usual  

requirements for the district in which the conditional use may be located. 

 

CONSERVATION EASEMENT - An easement granting a right or interest in real 

property that is appropriate to retaining land or water areas predominately in the 

natural, scenic, open, or wooded condition; retaining such areas as suitable habitat 

for fish, plants, or wildlife; or maintaining existing land uses. 

 

CREMATORIUM – A building or structure containing a furnace used for 

cremation. 

 

DAY CARE CENTER – A private facility enrolling more than 12 young children 

where tuition, fees, or other forms of compensation are charged for the care of the 

children, and which is licensed, inspected, and approved to operate as a child day 

care center by the PA Department of Public Welfare.  (See also NURSERY 

SCHOOL)  For the purpose of this Ordinance, such facilities may also provide 

care for adult, elderly, or handicapped persons. 

 

DENSITY – A term used to express the amount of land allocated for a single 

usage within a lot. 

 

DETACHED DWELLING – A detached dwelling is one which has yards on all 

four sides of the building. 

 

DEVELOPMENT – Any man-made change to improved or unimproved real estate 

including but not limited to building or other structures, mining, dredging, filling, 

grading, paving, excavations or drilling operations. 

 

DOMESTIC ANIMAL – Any animal normally or ordinarily domesticated or 

raised in this area and climate as livestock for work or breeding purposes, or 

normally or ordinarily kept as a household pet. 

 

DISTRICT OR ZONING DISTRICT – An area constituted by or pursuant to this 

Ordinance and delineated by text and map or to locations, extent, nature and 

contents. 

 

DWELLING – A building or portion thereof that provides living facilities for one 

or more families. 

 

DWELLING, SINGLE-FAMILY ATTACHED – See TOWNHOUSE and 

SINGLE-FAMILY ATTACHED DWELLING STRUCTURE. 

 

DWELLING UNIT – One or more rooms physically arranged so as to create an 
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independent housekeeping establishment for occupancy by one family with 

separate toilets and facilities for cooking and sleeping. 

 

EASEMENT – The right of a person, government agency, or public utility 

company to use public or private land owned by another for a specific purpose. 

 

EATING ESTABLISHMENT – Any form of restaurant and/or tavern open to the 

public and dispensing food and drink. 

 

ENLARGEMENT – An enlargement is an addition to the floor area of an existing 

building, an increase of size of another structure, or an increase in that portion of a 

lot occupied by an existing use. 

 

ENTERTAINMENT ESTABLISHMENT, PUBLIC – An indoor facility 

operated as a business for profit, open to the public, for the purpose of providing 

entertainment, including but not limited to, bowling alleys, roller skating rinks, 

amusement arcades, motion picture theaters, health clubs, and similar types of 

establishments, but excluding adult entertainment facilities as described herein. 

 

ESSENTIAL SERVICES – The erection, construction, alteration or maintenance 

by public utilities or municipal or other governmental agencies of buildings or 

other structures for operations of gas, electrical, steam or water transmission or 

distribution systems, pipes, conduits, cables, fire alarm boxes, police call boxes, 

traffic signals, hydrants, and other similar equipment and ac accessories in  

connection therewith; reasonably necessary for the furnishing of adequate service 

by such safety or general welfare excluding Communication Towers and 

Communications Antennas, as defined herein. 

 

FAMILY – A family is: 

 

 A. A single person occupying a swelling unit; or 

 B. Two or more persons related by blood, marriage, adoptions or as 

  poster children occupying a dwelling unit, including not more than 

  two (2) boarders, roomers, or lodgers; or 

 C. Not more than three (3) unrelated persons occupying a dwelling 

  unit, living together 

 

Not withstanding the definition in the preceding paragraph a family shall be 

deemed to include four or more persons not related by blood or marriage 

occupying a dwelling unit and living as a single, non-profit housekeeping units if 

said occupants are handicapped persons as defined in Title VIII of the Civil Rights 

Act of 1968, as amended by the Fair Housing Amendments Act of 1988.  Such 

unrelated individuals shall have the right to occupy a dwelling unit in the same 

manner and to the same extent as any family unit as defined in the first paragraph 

of this definition. 
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FARM – A lot upon which residents and agricultural accessory buildings are 

permitted and which is used for agricultural purposes for livelihood. 

 

FARM ANIMALS – For the purposes of this Ordinance, farm animals shall be 

defined in include cows, pigs, horses, sheep, llamas, goats, poultry or foul, and 

other similar animals. 

 

FARM PRODUCE STAND - A temporary or permanent booth, stand or shelter 

from which farm, nursery or greenhouse products raised or grown on the premises 

are offered for sale to the general public.  

 

FARM-RELATED BUSINESS – For the purposes of this Ordinance, a farm- 

related business shall be defined as a commercial enterprise conducted on a farm 

parcel which is related to or supportive of the on-going agricultural operation 

located on the same tract. 

 

FISHING CREEK STORM WATER MANAGEMTN ORDINANCE –  

Adopted by the Green Township Supervisors. 

 

FLOOD – A general and temporary inundation of normally dry land areas. 

 

FLOOD FRINGE – That portion of the 100-year flood plain outside the floodway. 

 

FLOOD PLAIN – A relatively flat or low land area adjoining a river, stream or 

watercourse which is subject to partial or complete inundation and an area subject 

to the unusual and rapid accumulation or runoff of surface waters from any 

source.  For the purpose of this Ordinance, the one hundred year flood plain is as 

defined by the Federal Emergency Management Agency and the Federal Insurance 

Administration.  

 

FLOODPROOFING – Any combination of structural and non-structural additions,  

changes or adjustments of properties and structures which reduce or eliminate 

flood damage to lands, water and sanitary facilities, structures, and contents of 

buildings. 

 

FLOODWAY – The channel of a river or other water course and the adjacent land 

areas required to carry and discharge a flood of a 100 year frequency without 

cumulatively increasing the water surface elevation more than one foot at any point. 

 

FLOOR AREA – Floor area is the sum of the area of the several floors of a building or 

buildings measured from the face of the exterior walls or from the 

centerlines of walls separating two buildings.  In particular, floor area includes but  

is not limited to the following: 

 

A. Basement space if it meets the requirements of a building story. 
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B. Elevator shafts, stairwells, and attic space (whether or not a floor has been 

 laid) providing structural headroom of eight feet (8’) or more. 

 

C. Roofed terraces, exterior balconies, breezeways or porches, provided that 

 over fifty percent (50%) of the perimeter of these is enclosed. 

 

D. Any other floor space used for dwelling purposes, not matter where located 

 within the building. 

 

E. The area of accessory buildings. 

 

FOREST INDUSTRIES – The management of forests and timberlands when 

practiced in accordance with accepted silvicultural principles, through developing, 

cultivating, harvesting, transporting and selling trees for commercial purposes, 

which does not involve any land development.  (see also LOGGING & SAWMILL) 

 

GARAGE AND YARD SALES – A sale to the public at a residential property of 

items not originally acquired for resale; provided, however, that the sale of farm 

products and sales by home occupations are excluded. 

 

GARAGE, REPAIR – A building used primarily for making major repairs to 

motor vehicles, including overhauling, body work, refinishing, and upholstering 

and incidental servicing. 

 

GASOLINE SERVICE STATION – A building and accompanying structures in 

which the sale of motor fuels constitutes twenty-five percent (25%) or more of 

gross income. 

 

GREENHOUSE OR NURSERY – Buildings and/or land used to raise flowers, 

shrubs, trees and plants for subsequent sale. 

 

GROUP HOME – A facility or dwelling unit housing four or more persons who 

are not within the second degree of kinship and are operating as a group family 

household, including but not limited to handicapped persons, foster children, 

elderly, battered children and women, and operates as a special treatment facility 

providing less than primary health care. 

 

HEIGHT OF BUILDING – A Building’s vertical measurement form the mean 

level of the ground abutting the building to a point midway between the highest 

and lowest points of the roof, (See 801 (5) for exceptions). 

 

HEIGHT OF COMMUNICATIONS TOWER – The vertical distance measured 

from the ground level to the highest point on a Communications Tower, including 

antennas mounted on the tower. 
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HEIGHT OF SIGN – The vertical distance measured from the ground level to the  

highest point on the sign itself and/or its supporting structure. 

 

HOME OCCUPATION – (Se Home Occupation 809) 

 

HOME OWNERS ASSOCIATION – A formally constituted non-profit 

association or corporation made up of the property owners and/or residents of a  

fixed area; may take permanent responsibility for costs and upkeep of semiprivate 

community facilities. 

 

HOUSEHOLD PET – Any dog, cat, or other domesticated animal which is 

normally and generally housed within the dwelling of its owner. 

 

IMPROVEMENT – The construction of any type of structure or pavement 

excluding driveway. 

 

INDUSTRIAL – A use engaged in the manufacture, predominantly from previously 

prepared materials, of finished products or parts, including processing, fabrication, 

assembly, treatment, packaging, incidental storage, sales and distribution of such 

products, but excluding basic industrial processing. 

 

INSTITUTION – A building and grounds, a portion of which is used for the residence  

of more than three (3) unrelated persons who occupy the buildings for a common 

purpose; to include hospitals, convents, school dormitories, nursing homes, 

reformatories and the like. 

 

INSTITUTIONAL RESIDENCE – An established residential structure primarily engaged in 

the provision of residential, social and personal care for children, and elderly, and 

other special categories of persons with some limits of their ability for self-care, 

but where medical care is not a major element.  Residents of these facilities are treated  

by staff in an institutional setting, rather than living independently.  Such facilities 

may also require licensing by the PA Department of Public Health or other 

agencies for the purposes of this Ordinance, such facilities shall not include 

halfway houses for delinquents, offenders and other adjudicated individuals, nor 

training schools for delinquents and other adjudicated individuals. 

 

INSTITUTIONAL USE – A private, non-profit or public use or facility such as a 

church, school, library, hospital, nursing home, personal care home, cemetery, 

government or public service building, or municipally-owned land use for public 

purposes 

 

JUNK – Any worn, cast-off or discarded article or material which is ready for 

destruction or which has been collected or stored for sale, resale, salvage or 

needed to disassembled or unfastened from, or unchanged and without further 
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reconditioning can be used for its original purpose as readily as when new shall  

not be considered junk. 

 

JUNK AUTOMOBILE – Motor vehicle not in running condition, stored in the 

open, not being restored to operation, unlicensed and without a current 

Pennsylvania State Inspection sticker. 

 

JUNK YARD – The use of more than one hundred (100) square feet of the area of 

any lot for the storage, keeping or abandonment of junk, including scrap material 

from the dismantling, demolition or abandonment of automobiles or other 

vehicles or machinery or parts thereto.  A “junk yard” shall include an automobile 

graveyard or motor vehicle graveyard. 

 

KENNEL – Any structure pen or area set aside for the breeding, boarding, 

showing, grooming or keeping of dogs, cats or similar domestic animals.  For 

purposes of this Ordinance, the keeping of four (4) or more such animals shall be 

deemed a kennel. 

 

LAND DEVELOPMENT – Any of the following activities: 

 

A. The improvement of one lot or two or more contiguous lots, tracts, or 

 parcels of land for any purpose involving – 

  

 1. A group of two or more residential or non-residential buildings, 

  whether proposed initially or cumulatively, or single non- 

  residential building on a lot or lots regardless of the number of 

  occupants or tenure; or 

 

 2. The division or allocation of land or space, whether initially or 

  cumulatively, between or among two or more existing or 

  prospective occupants by means of, or for the purpose of streets. 

  common areas, leaseholds, condominiums, building groups or 

  other features. 

 

B. A subdivision of land 

 

C. Development in accordance with Section 503(1, 1) Article V of Act 247, 

 as amended. 

 

LAND OWNER – The legal or beneficial owner or owners of land including the 

holder of an option or contract to purchase (whether or not such option or contract 

is subject to any condition), a lessee if he is authorized under the lease to exercise 

the rights of the landowner, or the person having a proprietary interest in land. 

 

LOGGING – The act of cutting trees for cord wood, for timber, for pulp or for any 

commercial purpose, excepting therefrom a person cutting on his own property or 
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the property of another, with his permission, for his own or his family’s use, the 

clearing of less than one (1) acre for development of building sites, or the clearing 

for farm operation, if there is no altering of natural drainage. 

 

LOT – A parcel of land separately described by metes and bounds.  The  

description of which is recorded in the Office of the Recorder of Deeds of Clinton 

County by deep description or is described by an approved subdivision plan 

recorded in the Office of the Recorder of Deeds of Clinton County. 

 

LOT, CORNER – One bounded on at least two sides by streets, whenever the lines 

of such streets extended form an interior angle of one hundred thirty-five (135°) or 

less.  Both yards adjacent to streets shall be considered front yards.  The 

remaining two yards shall be side yards. 

 

LOT AREA – The area of land included within the title lines of a lot except the 

area within the lines set aside as right-of-way for a street. 

 

LOT COVERAGE – The ratio of the total ground floor area of all buildings on a 

lot to the total area of the lot on which they are located. 

 

LOT LINE, FRONT – The front lot line is the line separating the lot from the 

street right-of-way. 

 

LOT LINE, REAR – Any line, except the front lot line, which is parallel to, or 

within forty-five degrees (45°) of being parallel to, and does not intersect any 

street line. 

 

LOT LINE, SIDE – Any lot line which is not a front lot line or a rear lot line. 

 

LOT OF RECORD – A lot whose existence, location, and dimensions have been legally 

recorded or registered in a deed or on a plat. 

 

LOT WIDTH – The horizontal distance between side lot lines measured at right 

angles to the lot depth. 

 

MEASUREMENTS, DE MINIMIS – Any measurement required by this 

Ordinance which falls within two (2’) feet of the requirement.  Such de minimis 

measurements shall be considered unenforceable. 

 

MINERAL RESOURCE EXTRACTION AND PROCESSING – The commercial 

extraction of sand, gravel, clay, shale, rock, coal, oil and gas reserves and other natural 

mineral deposits from the earth and the processing thereof. 

 

MOBILE HOME – A transportable, single family dwelling intended for permanent 

occupancy, office or place of assembly contained in one unit, or in two units 

designed to be joined into one integral unit capable of again being separated for 
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repeated towing, which arrives at a site complete and ready for occupancy except 

for minor and incidental unpacking and assembly operations, and constructed so 

that it may be used without a permanent foundation. 

 

MOBILE HOME PARK – A parcel of land under single ownership which has 

been planned and improved for the placement of mobile homes for no transient 

use, consisting of two or more mobile home lots. 

 

MOBILE HOME LOT – A parcel of land in a mobile home park, improved with 

the necessary utility connections and other appurtenances necessary for the 

erection thereon of a single mobile home, which is leased by the park owner to the 

occupants of the mobile home erected on the lot. 

 

MULTI-SERVICE CONVENIENCE PLAZA – For the purposed of this 

Ordinance, a multi-service convenience plaza shall be defined as group of three 

(3) or more commercial establishments which have been planned, developed and 

managed as a unit, whether contained in one building or multiple buildings on the 

same tract of ground. 

 

NEW CONSTRUCTION – Structures for which the Start of Construction as 

herein defined commenced on or after the effective date of this Ordinance.  This 

term does not apply to any work on a structure existing before the effective date of 

this Ordinance. 

 

NONCONFORMING LOT - A lot area or dimension of which was lawful prior to 

the adoption or amendment of a Zoning Ordinance, but which fails to conform to  

the requirements of the zoning district in which it is located by reason of such 

adoption of amendment. 

 

NONCONFORMING STRUCTURE – A structure or part of a structure 

manifestly not designed to comply with the applicable provisions in this 

Ordinance or amendment heretofore or hereafter enacted, where such structure 

lawfully existed prior to the enactment of this Ordinance or amendment or prior to 

the application of this Ordinance or amendment to its location by reason of 

annexation.  Such nonconforming structures include, but are not limited to 

nonconforming signs. 

 

NONCONFORMING USE – A use, whether of and or structure which does not 

comply with the applicable use provisions in this Ordinance or amendment 

heretofore and hereafter enacted, where such use was lawfully in existence prior of 

annexation. 

 

NURSERY SCHOOL – A school for children primarily between the ages of three 

and five, providing preparation for kindergarten or elementary school; i.e. pre- 

school.  For the purposes of this Ordinance, a nursery school may also provide day 

care services. 
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NURSING HOME – A State-licensed institutional facility which provides full- 

time convalescent or chronic nursing and/or medical care.  Such facilities shall not  

provide surgical, obstetrical, or other services generally provided by a hospital. 

 

OFF-SITE SEWER SERVICE – The disposal of sewage by the use of a sanitary 

sewer system approved by the Pennsylvania Department of Environmental 

Resources, which system is located primarily off of the lot. 

 

OFF-SITE WATER SERVICES – Off-site water services is a safe, adequate and 

healthful supply of water to more than one user from a common source approved by 

the Pennsylvania Department of Environmental Resources. 

 

ON-SITE SEWER SERVICES – On-site services is the disposal of water by use 

of cesspools, septic tanks, or other safe and healthful means within the confines 

of the lot on which is use is located. 

 

ON-SITE WATER SERVICES – On-site water service is a safe, adequate and 

healthful supply of water to a single user from a private well. 

 

ON HUNDRED YEAR FLOOR – A flood that has one chance in one hundred or 

a one percent (1%) chance of being equaled or exceeded in any year.  For the 

purposes of this Ordinance, the One Hundred Year Flood (Base Flood) as defined 

by the Federal Insurance Study, Greene Township, Clinton County, 

Pennsylvania. 

 

OPEN SPACE – Any parcel or designated land area in its natural state or 

essentially unencumbered by either principal or accessory uses, buildings, 

structures, or impervious surfaces. 

 

OPEN SPACE, COMMON – A parcel or parcels of land or an area of water, or a  

combination of land and water within a development site and designed and 

intended for the use or enjoyment of residents of a development, not including  

streets, off-street parking area, and areas set aside for public facilities. 

 

OUTDOOR RECREATION, PUBLIC OR PRIVATE – A park or park-type 

facility providing outdoor recreational enjoyment or activities, either for free or on 

a fee basis.  Such facilities may include, but need not be limited to, tennis or 

basketball courts, baseball or other athletic fields, swimming, hiking or picnic 

areas and playgrounds.  Such facilities may also include buildings and accessory  

structures. 

 

PARKING LOT – Five (5) or more contiguous off-street parking spaces. 

 

PARKING SPACE -  An area on a lot and/or within a building intended for the 

use of temporary parking of a personal vehicle.  This term is used interchangeably 

with parking stall.  Each parking space must have a means of access to a public  
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street.  Tandem parking stalls in single-family detached, single-family attached, 

and townhouse residential uses shall be considered to have a means of access to a 

public street. 

 

PAVED AREA – When required under this Ordinance, that amount of land 

required for the location of adequate parking space, driveways, or other access 

roads.  In the computation of such, the actual building area shall be excluded. 

 

PERSON – The word “person” includes an individual, corporation, partnership, 

incorporator’s association, or any other similar entity. 

 

PERSONAL CARE HOME – A State-licensed institutional facility providing 

supervised care services, including meals and less than full-time skilled or 

intermediate nursing care, for individuals, usually the elderly. 

 

PERSONAL SERVICES ESTABLISHMENT – A building or a portion of a 

building in which personal services are offered to the general public.  Examples of 

such uses include agents, barbers, beauticians, cleaners, doctors, laundromat, 

lawyers, optometrists, photographers, post offices, repairing, tailors, undertakers,  

and utility collection offices. 

 

PERSONAL STORAGE WAREHOUSE – A warehouse facility where separate 

storage spaces of varying sizes are available for lease or rental to the general 

public.  For the purpose of this Ordinance, there shall be no residential 

occupancy of, nor commercial sales from such storage areas. 

 

PLANNED RESIDENTIAL DEVELOPMENT – An area of land, controlled by a 

landowner, to be developed as a single entity for a number of dwelling units, the 

development plan for which does not correspond in lot size, bulk or type of 

dwelling, density, lot coverage and required open space to the regulations 

established in any one residential district created, from time to time, under the 

provisions of this Ordinance. 

 

PLANNING COMMISSION – The Planning Commission of Green Township. 

 

PRINCIPAL BUILDING – A structure in which the principal use of the site is 

conducted. 

 

PRINCIPAL USE – The main use of land or structures, as distinguished from a 

secondary or accessory use. 

 

PRINCIPALLY ABOVE GROUND – Where at least fifty-one percent (51%) of 

the actual cash value of a structure, less land value, is above ground. 

 

PRIVATE – Any activity limited to members of an organization or to persons 

specifically invited where no advertisement or inducement has been made to the 

general public. 
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PROCESSING – A function involved in the manufacture of materials, goods or 

products in which they are not physically changed except for packaging or sizing. 

 

PRODUCTION – A function involved in the manufacture of materials, goods, or 

products in which they are physically changed. 

 

PROFESSIONAL OFFICE – The office of a member of a recognized 

profession, including but not limited to, a real estate or insurance agent, a 

physician or dentist, an attorney, accountant, architect, or engineer.  A 

professional office may be considered a home occupation when conducted from a 

residence, by a member of the resident family, and when the office is clearly 

secondary to the residential use of the dwelling. 

 

PUBLIC – Any use in which the general public is involved. 

 

PUBLIC HEARING – A formal meeting held, pursuant to public notice by the 

governing body or planning agency, intended to form and obtain public comment 

prior to taking action in accordance with Act 170. 

 

PUBLIC NOTICE – Notice published once each week or two successive weeks in 

a newspaper of general circulation in the Township.  Such notice shall state the 

time and place of the hearing and the particular nature of the matter to be 

considered at the hearing.  The first publication shall not be more than thirty (30) 

days or less than seven (7) days from the date of the hearing. 

 

PUBLIC TRANSMISSION TOWER – A structure, owned and operated 

by a public utility electric company regulated by the Pennsylvania Public Utility 

Commission, designed and used to support overhead electricity transmission lines. 

 

RECREATIONAL VEHICLE – A portable or mobile vehicle used for temporary 

living or sleeping accommodation, without a permanent foundation.  For the 

purposes of this Ordinance, recreational vehicles shall included travel trailers, 

truck campers, motor homes, and other similar types of vehicles used for 

recreational, camping or travel purposes. 

 

RESIDENTIAL CLUSTER DEVELOPMENT – A large-scale residential 

development in which individual dwelling units or buildings are grouped together 

rather than spread out on conventional lots.  Modification or reduction of the  

minimum lot and yard requirements are permitted in exchange for an equivalent 

amount of land in open space to be preserved for scenic, recreation, or  

conservation purposes. 

 

RIGHT-OF-WAY – A strip of land occupied or intended to be occupied by a  

street, crosswalk, railroad, electric transmission line, oil or gas pipeline, water 
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main, sanitary or storm sewer main, shad trees, or other special use. 

 

SANITARY LANDFILL – A lot of land or part thereof used primarily for the 

disposal of garbage, refuse, and other discarded materials including, but not 

limited to, solid and liquid waste materials resulting from industrial, commercial, 

agricultural, and residential activities and approved by the Pennsylvania  

Department of Environmental Resources. 

 

SAWMILL – A business establishment equipped with machinery for cutting 

timber into lumber or boards. 

 

SCHOOL – An institutional establishment or facility, or part thereof, which is 

designed, constructed, or used for public or private education or instruction in any 

branch of knowledge.  For the purposes of this Ordinance, such facilities shall not 

include halfway homes or training facilities for delinquents, offenders, and other 

adjudicated individuals, or other detentional facilities providing residential or 

“live-in” services. 

 

SET BACK – The required minimum horizontal distance between the building 

line and the related front, side, or rear property line. 

 

SHOPPING CENTER – The multiple use of a single property for the retail sale of 

such things as dry goods, variety and general merchandise, clothing, food, flowers, 

drugs, household supplies or furnishings, sale or repair of jewelry, watches and  

clocks, optical goods, or musical, professional or scientific instruments; the 

provision of personal services such as barber shops, banks, cosmetology salons, 

laundry or laundromats, and cleaning and pressing shops, and for such purposes as 

theaters or bowling alleys. 

 

SIGN - A sign is any letter, word model, device symbol, or representation 

intended as an announcement, direction or advertisement and may be (1) either 

free-standing or attached to another structure, or (2) painted on the exterior wall of 

a building or other structure. 

 

SIGN AREA – The entire face of a single side of a sign, including all advertising 

surface and any framing, trim, molding, or border area, but excluding any 

supporting framework or bracing. 

 

SINGLE-FAMILY ATTACHED DWELLING STRUCTURE – A residential 

dwelling structure which contains a minimum of three (3) and a maximum of six 

(6) townhouse units. 

 

SINGLE-FAMILY DETACHED DWELLING – A dwelling structure containing 

one (1) dwelling unit from ground to roof, having independent outside access and  

open space on all sides, including a mobile home as defined above. 
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START OF CONSTRUCTION – The occurrence of any of the following, 

whichever first occurs: 

 

 A. Placement of any permanent construction of a structure or a mobile 

  home upon a site such as pouring of slabs or footings; 

 B. Land preparation such as clearing, grading and filling; 

 C. The installation of walkways; 

 D. Excavation of a basement, footings, piers or foundations or the 

  erection of temporary forms; 

 E. Installation on the property of accessory buildings such as garages 

  or sheds not occupied as dwelling units or not as part of the main  

  structures. 

 

STORAGE – An activity involving the depositing of materials, goods, or products 

for safekeeping. 

 

STORY – That portion of a building located between the surface of any floor and 

the ceiling or roof next above it. 

 

STREET – A way intended for general public use to provide means of approach 

for vehicles and pedestrians.  The word “street” includes the word “road” 

“highway”, “thoroughfare” and “way”. 

 

STREET, CENTER LINE OF – A line which is an equal distance from both street 

lines. 

 

STREET GRADE – The officially established grade of the road upon which a lot 

fronts, or in its absence the established grade of roads upon which the lot abuts, at 

the midpoint of the frontage of the lot thereon.  If there is no officially established 

grade, the existing grade of the road at such mid-point shall be taken as the road 

grade. 

 

STREET LINE – The right-of-way of a street. 

 

STRUCTURE – Any thing built, constructed or erected which requires location on 

the ground or attached to something located on the ground. 

 

SUBDIVISION – The division or re-division of a lot, tract or parcel of land by any 

means into two or more lots, tracts, parcels or other divisions of land including 

changes in existing lot lines for the purpose, whether immediate or future, or 

lease, transfer of ownership or building or lot development: provided, however, 

that the subdivision by lease of land for agricultural purposes into parcels of more 

than ten acres, not involving any new street or easement of access or residential 

dwellings, shall be exempted. 
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SUBSTANTIAL IMPROVEMENT – Any repair, reconstruction, or improvement 

of a structure, the cost of which equals or exceeds fifty percent (50%) of the  

market value of the structure either: 

 

A. Before the improvement or repair is started or: 

 

B. If the structure has been damaged, and is being restored, before the 

 damage occurred. 

 

For the purposes of this definition “substantial improvements” is considered to 

occur when the first alteration of any wall, ceiling, floor, or other structural part of 

the building commences, whether or not that alterations affects the external 

dimensions of the structure.  The term does not, however, include either: 

 

A. Any project for improvement of a structure to comply with existing state 

 or local health, sanitary, or safety code specifications which are solely  

 necessary to assure safe living conditions; or 

 

B. Any alteration of a structure listed on the National Register of Historic 

 Places of a State Inventory of Historic Places. 

 

SWIMMING POOL – A body of water in an artificial container whether located 

in or on the ground, having a depth of any point of more than two (2) feet or a  

surface area of 250 square feet, intended to be used for swimming by children 

and/or adults, excluding “kiddy” or “wading” pools.  Swimming pools 

may be permitted as accessory uses in all zoning districts. 

 

TEMPORARY – Lasting for a limited time. 

 

TOWNHOUSE – A single dwelling unit from ground to roof with independent 

outside access and a portion of one or more walls in common with an adjourning 

dwelling unit (s). 

 

TOWNSHIP – The Township of Greene 

 

TRACT – One of more lots assembled for purpose of development under the 

Planned Residential Development Provisions of this Ordinance. 

 

TWO-FAMILY DWELLING – A dwelling structure containing two (2) 

independent dwelling units which are entirely separated by vertical walls or 

horizontal floors, unpierced except for access to the outside or a common 

basement or cellar, i.e. a duplex. 

 

VARIANCE – A modification of the literal provisions of this Ordinance which the 

Zoning Hearing Board is permitted to grant when strict enforcement would cause 

undue hardship owing to circumstances unique to the individual property on 
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which the variance is sought. 

 

WETLANDS – Land that is inundated or saturated by surface water or ground 

water at a frequency and duration sufficient to support and that under normal 

circumstances does or would not support, a prevalence of vegetation typically adapted 

for life in saturated soil conditions, including but not limited to; swamps, bogs, 

marshes, and marine meadows, provided the land meets the definition of wetlands 

in State or Federal Legislation or regulations regarding wetlands. 

 

YARD – A yard is the portion of land which is unoccupied and open to the sky 

and extends from the lot line to the building setback line. 

 

YARD, FRONT – A yard extending along the full-length of the front lot line to 

the nearest point of the building set back line. 

 

YARD, REAR – A yard extending the full width of the lot along the rear lot line  

and extending in depth from the rear lot line to the nearest point of the building 

setback line. 

 

ZONING HEARING BOARD – The Zoning Hearing Board of Greene Township. 

 

ZONING MAP – The official zoning map of Greene Township is titled “Greene 

Township Zoning Map.”  The zoning map shall be considered a part of this Ordinance. 

 

ZONING OFFICER – The administrative officer charged with the duty of 

enforcing the provisions of this Ordinance. 

 

ZONING PERMIT – A permit stating that the purpose for which a building and/or is 

to be used is in conformity with the uses permitted and all other requirement 

under this Ordinance for the Zoning District in which it is located. 
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ARTICLE II 

 

 

A -  AGRICULTURE AND CONSERVATION DISTRICT 
 

Section 2.01    

     Intent 
 

 

It is the purpose of this District to provide for continued agricultural activity in all the areas 

of the Township where such use is suitable.  While residential subdivision and construction 

is permitted, it is not encouraged by the provision of increased densities or by the planned 

provision of public facilities.  The encouragement and preservation of agricultural activity 

wherever possible is in the best interest of the people of the Township and the population in 

general. 

 

Section 2.02 

    Use Regulations 

 

 1. Permitted Uses - A building may be erected, altered or used and a lot may be used or 

  occupied for any of the following purposes, and no other, as permitted uses: 

 

  A. Agriculture 

 

  B. Farm residence and accessory buildings 

 

  C. Single-Family detached dwelling 

 

  D. Fish Hatcheries 

 

  E. Forest Industries 

 

  F. Processing agricultural products produced on the premises 

 

  G. Creameries, Milk-bottling plants 

 

  H. Restaurants and farm produce stands where incidental to permitted 

   use 

 

  I. Commercial Stables 

 

  J. Cemeteries or Mausoleums 
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  K. Outdoor Recreation, public or private 

 

  L. Airports and Landing Fields 

 

  M. Essential Services 

 

  N. Home Occupations 

 

  O. Kennels 

 

  P. Any accessory use or structure customarily appurtenant to a  

   permitted use 

 

  Q. Communication Antennas mounted on existing Public Utility 

   Transmission Tower, Building or other Structure, and 

   Communication Equipment Buildings 

 

  R. Bed and Breakfast Establishments 

 

  S. Group Homes 

 

  T. Greenhouses or Nurseries 

 

  U. Sawmills 

 

  V. Camp, Cabin or Vacation Homes 

 

  W. Farm-related Businesses 

 

  X. A two (2) family dwelling unit in a single structure 

 

  Y. Conversion of a single family dwelling unit into not more than 

   two (2) dwelling units in a single structure 

 

 2. Conditional Uses – The following uses may be approved as Conditional 

  Uses when authorized by the procedure outlined in Section 11.06: 

   

 

  A. School 

 

  B. Church 

 

  C. Billboards 

 

  D. Communication Towers and Communication Equipment Buildings 
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E. Mobile Home Park 

 

  F. Residential Cluster Developments 

 

  G. Day Care Centers or Nursery Schools 

 

  H. Personal Care or Nursing Homes 

 

  I. Industrial Residences 

 

  J. Concentrated Animal Feeding Operations 

 

  K. Agri-Businesses 

 

  L. Crematoriums 

 

  M. Campgrounds 

 

  N. Recreational Vehicle Parks 

 

  O. Mineral Resource Extraction and Processing 

 

  P. Two (2) or more family dwelling units on no less than three (3)  

   acres of land per unit 

 

  Q. A municipal, state or federal office or service facility structure 

   on no less than three (3) acres of land 

 

 

Section 2.03   Area and Bulk Regulations 

 

 

 1. The following regulations shall apply to permitted uses: 

 

  Lot Area (minimum)     1.5 acres 

 

  Building Setback Line Front Yard (minimum) 50 Feet 

 

  Lot Width at Street Line (minimum)   75 Feet 

 

  Rear Yard (minimum)     20 Feet 

 

  Side Yard for Agricultural (minimum)  20 Feet 

 

  Lot Coverage (maximum)    15 Percent 
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2. The following regulations shall apply to Conditional Uses: 

 

  A. All commercial uses permitted under section 2.02 (2) shall comply 

   with the Area and Bulk Regulations as specified in section 7.03 

 

  B. The Conditional Uses in this district shall be subject to the  

   following regulations: 

 

   Lot coverage (maximum)   15 Percent 

   Lot Area (minimum)     

   Church       3 Acres 

   Concentrated Animal Feeding Operations  

            (CAFO)     15 Acres 
 

Concentrated Animal Operations (CAO) 15 Acres 

   (minimum setback from all property lines)  100 Feet 

    

   Institution       2 Acres 

   Residential Cluster Development  15 Acres 

 

   School       5 Acres 

   Building Setback Line (minimum)   50 Feet 

   Lot Width at Street (minimum)   50 Feet 

   All Yards (minimum)     50 Feet 

 

 

Section 2.04    

     Standards 

 

1. All Permitted Uses and Conditional Uses shall be subject to applicable regulations 

 in Article VIII– Use Regulations. 

 

2. All mobile homes intended for permanent occupancy must, within thirty (30) days 

 after being placed on a permanent foundation, have skirting installed around said 

 mobile home. 
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ARTICLE III 

 

 
 R-1 Single-Family Residential District 

 

 

Section 3.01    Intent 

 

It is the purpose of this District to encourage residential development in an area of the 

Township where public water and sewer services are planned.  Lots of sufficient sizes are 

provided for on-site disposal and water until public facilities become available.  If public 

sewers are not provided capped sewers will be required in anticipation of further public 

sewer services which is imminent.  The Planned Residential Development concept is 

included to provide for improved design or residential development along with preservation 

of open space. 

 

 

 

Section 3.02    Use Regulations 

 

 

1. Permitted Uses - A building may be erected, altered or used and a lot may be used or 

occupied for any of the following purposes and no other, as a permitted use: 

 

 A. Single-family detached dwelling 

 

 B. Outdoor recreation, public or private 

 

 C. Essential Services 

 

 D. Home occupations 

 

 E. Any accessory use or structure customarily appurtenant to permitted use 

 

2. Conditional Uses: The following uses may be approved as Conditional Uses when 

authorized by the procedures outlined in Section 11.06: 

 

 A. School 

 

 B. Church 

 

 C. Communication Antennas mounted on existing Public Utility 
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  Transmission Tower, Building, or other structure, and Communication 

  Equipment Building. 

 

 D. Planned Residential Developments, subject to the further regulations in 

  Article IX of this Ordinance. 

 

 E. Two-family Dwellings; i.e. duplexes 

 

 

Section 3.03   Area and Bulk Regulations 

 

 

1. Single-family detached and two-family dwellings with on-site sewer service 

 

 Lot Area      30,000 Sq. Ft. 

 

2. Single-family detached dwellings with off-site sewer services and on-site water 

 service: 

 

 Lot Area (minimum)     22,000 Sq. Ft. 

 

3. Two-family dwellings with off-site sewer services and on-site water services: 

 

 Lot Area (minimum)     14,000 Ft. Per Dwelling Unit 

 

4. Single-family detached dwellings with off-site sewer service and off-site water 

 service: 

 

 Lot Area (minimum)     18,000 Sq. Ft. 

 

5. Two-family dwellings with off-site sewer service and off-site water service: 

 

 Lot Area (minimum)     12,000 Sq. Ft. Per Dwelling  

        Unit 

 

6. All single-family detached and two-family dwellings 

 

 Lot with a Street Line (minimum)   75 Feet 

 

 Lot Coverage (minimum)    20 Percent 

 

 Building Setback Line (minimum)   40 Feet 

 

 Side Yard (minimum)     15 Feet 

 

 Rear Yards (minimum)    25 Feet 
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 Side Yard or agricultural    50 Feet 

 

 Building height (minimum)    40 Feet 

 

7. Recreation and Conditional Uses: 

 

 Lot Area (minimum) 

 

 Recreation      3 Acres 

 

 Church       3 Acres 

 

 Institution      2 Acres 

 

 School       5 Acres 

 

 Lot Width at Street Line (minimum)   75 Feet 

 

 Lot Coverage (maximum)    15 Percent 

 

 Building Setback Line (minimum)   40 Feet 

 

 Side Yards (minimum)    25 Feet 

 

 Rear Yards (minimum)    50 Feet 

 

 

Section 3.04    Standards 

 

1. All Permitted Uses and Conditional Uses shall be subject to applicable 

 regulations in Article VIII – Use Regulations. 

 

2. All mobile homes intended for permanent occupancy must, within thirty (30) days 

 after being placed on a permanent foundation, have skirting installed completely 

 around said mobile home. 
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ARTICLE IV 

 

 

 
 R-2 Multi-Family Residential District 

 

 

 

Section 4.01    Intent 

 

The purpose of this District is to provide for continuation and orderly growth of the village 

areas of Greene Township.  Until public sewer facilities are available, the existing single- 

family pattern in these villages in continued.  Limited density apartment and townhouse 

zoning is provided for the future when public sewer is completed.  Until such a time, larger 

lots than currently existing are called for to minimize the problems with on-site disposal 

systems in this area. 

 

 

 

Section 4.02   Use Regulations 

 

1. Permitted Uses - A building may be erected, altered, or used and a lot may be used or 

occupied for any of the following purposes, and no other, as permitted use: 

 

 A. Single-family detached dwelling 

 

 B. Funeral homes 

 

 C. Outdoor recreation, public or private 

 

 D. Conversion of a single dwelling unit to provide for not more than two (2) 

  dwelling units in a single structure 

 

 E. Essential Services 

 

 F. Home Occupations 

 

 G. Any accessory use or structure customarily appurtenant to a permitted use 

   

 H. Two-family Dwellings; i.e. duplexes 

 

 I. Clubs and/or Lodges 
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 J. Group Homes 

 

2. Conditional Uses - The following uses may be approved as Conditional Uses when 

authorized by the procedures outlined in Section 11.06: 

 

 A. School 

 

 B. Church 

 

 C. Apartments and townhouses for more than two-family dwelling units 

 

 D. Post Offices 

 

 E. Municipal, State and Federal Offices and Services Facilities 

 

 F. Communications Antenna mounted on existing Public Utility 

  Transmission Tower, Building, or other Structure, and Communications 

  Equipment Buildings 

 

 G. Bed and Breakfast Establishments 

 

 H. Day Care Centers or Nursery Schools 

 

 I. Personal Care or Nursery Schools 

 

 J. Boarding Houses 

 

 K. Mobile Home Parks 

 

 L. Funeral Homes 

 

 M. Cemeteries 

 

 

Section 4.03    Area and Bulk Regulations 

 

 

The following regulations shall be observed: 

 

1. Single-family detached and two-family dwellings with on-site sewer services and  

 off-site water services: 

 

 Lot Area      30,000 Sq. Ft. 

 

2. Single-family detached dwellings with off-site sewer services and off-site water 

 services: 
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 Lot Area (minimum)     14,000 Sq. Ft. 

 

3. Two-family dwellings with off-site sewer service and off-site water service: 

 

 Lot Area      10,000 Sq. Ft. Per Dwelling 

        Unit 

 

4. All single-family detached and two-family dwellings: 

 

 Lot Width at Street Line (minimum)   75 Feet 

 

 Lot Coverage (minimum)    20 Percent 

 

 Building Setback Line (minimum)   40 Feet 

 

 Side Yards (minimum)    15 Feet 

 

 Rear Yards (minimum)    25 Feet 

 

5. Recreation and conditional uses: 

 

 Lot Area (minimum) 

 

 Recreation      3 Acres 

 

 Church       3 Acres 

 

 Institution      2 Acres 

 

 School or Mobile Home Park    5 Acres 

 

 Apartment or Townhouse Complex   3 Acres 

 

 Maximum number of dwelling units for 

 each acre of land     6 (Six) 

 

 Lot Width at street Line (minimum)   75 Feet 

 

 Lot Coverage (maximum)    15 Percent 

 

 Building Setback Line (minimum)   40 Feet 

 

 Side Yards (minimum)    25 Feet 

 

 Rear Yards (minimum)    50 Feet 
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Section 4.04    Standards 

 

 

1.   All permitted uses and Conditional Use uses shall be subject to applicable 

            regulations to Article VIII – Use Regulations. 

 

2. Where Townhouses are permitted by Conditional Use, townhouses shall be 

 arranged in groups or clusters and not in long rows parallel to street lines.  No 

 more than six (6) such buildings can be attached in any one group. 

 

3. All Mobile Homes intended for permanent occupancy must, within thirty (30) 

 days after placed on a permanent foundation, have skirting installed completely 

 around said mobile home. 
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ARTICLE V 

 

 

C-1 General Commercial District 

 
Section 5.01     Intent 

 

This Commercial District is intended to permit neighborhood service activity and also to 

supplement the C-2 Tourist and Highway Service Commercial District frontage near 

Interstate 80.  In the future, it may be necessary to extend this use to other areas of the  

Township as concentrations of populations develop, requiring local commercial activities. 

 

 

Section 5.02    Use Regulations 

 

1. Permitted Uses - A building may be erected, altered, or used and a lot may be used or 

occupied for any of the following purposes, and no other, as a permitted use. 

 

 A. Retail outlets and services establishments in which outdoor storage is not a 

  primary activity which uses shall include but are not limited to grocery 

stores, fruit stores, super markets, drug stores, and similar retail establishments, 

barber shops, beauty parlors, dry cleaning, and laundromat establishments  

and other similar services, offices, banks, restaurants, vehicular 

service stations, vehicular sales and services, churches, wake/funeral 

establishments, second floor apartments over commercial establishments, and 

similar uses, also residences which shall be limited to occupancy by the owner-

operator of such retail or service establishment. 

 

B. Job printing establishments 

 

C. Essential services 

 

D. Other accessory uses customarily appurtenant to a permitted use 

 

E. Single-family detached dwelling 

 

F. Home Occupations 

 

G. Personal Storage Warehouses 

 

H. Public Entertainment Establishments (excluding adult entertainment) 
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2. Conditional Uses – The following uses may be approved as Conditional Uses when 

 authorized by the procedures outlines in Section 11.06: 

 

 A. Multiple use of a single property as a shopping center may be approved as a 

  Conditional Use when authorized by the procedures outlines in Sec. 11.06, 

  provided that the uses therein shall be limited to those provided for as permitted  

  uses in Sec 5.02 (1) hereof 

 

 B. Communications Antennas mounted to existing Public Utility Transmission 

  Towers, Building, or other Structure, and Communications Equipment Buildings 

  may be approved as a conditional use when authorized by the procedures outlined 

  in Section 11.06 

 

Section 5.03    Area and Bulk Regulations 

 

The following regulations shall be observed: 

 

 Lot Area (minimum)     30,000 Sq. Ft. 

 

 Building Setback Line (minimum)   40 Feet 

 

 Low Width at Street Line (minimum)  50 Feet 

 

 Rear Yard (minimum)     50 Feet 

 

 Side Yard (minimum)     20 Feet 

 

 Building Height (maximum)    40 Feet 

 

 Lot Coverage (maximum)    30 Percent 

 

 Shopping Centers (minimum building size)  5,000 Sq. Ft. 

 

 Paved Area (maximum)    60 Percent 

 

 Open Area (minimum)    20 Percent 

 

Section 5.04       Standards 

 

The following regulations shall be observed: 

 

1. All permitted uses and Conditional Uses shall be subject to applicable 

 regulations in Article VIII – Use Regulations. 

 

2. All required parking shall be located within two hundred feet (200’) of a 

 customarily used entrance. 

 
38 



ARTICLE VI 

 

 
 C-2 Tourist and Highway Service Commercial District 

 

 

Section 6.01     Intent 

 

 

The intent of the C-2 Tourist and Highway Service Commercial District is to reserve lands 

which because of their particular location at or about Interstate 80 interchanges are 

conductive to tourist and traveler uses and to encourage the development of these locations 

in such a manner as to minimize traffic hazards and interference with other uses in the vicinity. 

 

 

Section 6.02    Use Regulations 

 

1 Permitted Uses - A building may be erected, altered or used, and a lot may be used or 

occupied for any of the following purposes, and no other, as permitted uses: 

 

A Souvenir, antique and gift shops 

 

B. Dwellings as part of a complex lived in by the owner or the owner’s employee and 

family 

 

C. All uses allowed as permitted uses in the Article V, C-1 General Commercial 

 District 

 

2. Conditional Uses – The following uses may be approved as Conditional Uses when 

 authorized by the procedure outlined in Section 11.06: 

 

 A. Hotels and motels, including travel, mobile home or trailer parks, campgrounds, 

  recreational vehicle parks and other highway service uses. 

 

 B. Restaurants, truck stops, bars, and clubs 

 

 C. Communication towers, antennas and buildings 

  

D. Gasoline service stations and auto repair facilities 

 

E. Utility Substations 

 

F. Campgrounds or recreational vehicle parks 

 

G. Mineral resource deposits and oil and gas reserves extraction and processing 
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H. Adult entertainment establishments 

 

I. Junkyards 

 

J. Uses similar to the above 

 
 

Section 6.03    Area and Bulk Regulations 
 

 

 Lot Area (minimum)      1 Acre 

 

 Front Yard Setback      50 Feet 

 

 Lot Width (minimum)      100 Feet 

 

 Side Yard Setback       20 Feet 

 

 Rear Yard Setback       20 Feet 

 

 Building Height (maximum)      40 Feet 

 

 Building Coverage (maximum)     40 Percent 

 

 Paved Area Maximum      60 Percent 

 

 Open Area        20 Percent 

 

Section 6.04     Standards 

 

1. No more than ten percent (10%) of the open or paved area may be used for the 

 display of goods 

 

2. No storage of waste materials for a period longer than thirty (30) days 

 

3. All structures and uses shall be subject to applicable regulations in Article VIII – 

 Use regulations 
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ARTICLE VII 

 

 

    I-1 INDUSTRIAL DISTRICT 

 

 
Section 7.01    Intent 

 

It is the purpose of this district to provide industrial locations for plants which require large 

areas for their operations and which are normally undesirable when adjacent to residential or 

commercial districts. 

 

 

Section 7.02    Use Regulations 

 

1. Conditional Uses – The following uses may be approved as Conditional Uses when 

authorized by the procedure outlined in Section 11.06: 

 

A. Any production manufacturing, assembly, processing, cleaning, testing, repair, 

storage or distribution of materials, goods, foodstuffs and products not involved in 

retail activity 

 

B. A rail freight terminal or shipping yard 

 

C. Essential services  

 

D. Wholesale distribution or storage 

 

E. Agricultural uses 

 

F. All utilities 

 

G. Mineral resource deposits and oil and gas reserves extraction and processing 

 

 

Section 7.03   Area and Bulk Regulations 

 

 

 Lot Area       2 Acres 

 

 Lot Width       200 Feet 

 

 Front Yard Setback       50 Feet 

 

 Side Yard Setback       20 Feet 
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Rear Yard        40 Feet 

 

 Lot Coverage (maximum)      40 Percent  

 

Tower and Chimney location   100 Feet from    

   Property Line                

          

 

Section 7.04   Standards 

 

 

1. No use shall emit obnoxious, toxic or corrosive fumes or gases. 

 

2. No use shall emit odors that are perceptible at lot lines. 

 

3. No use shall emit smoke from the primary activities of plant operations. 

 

4. No use shall emit heat or glare perceptible at lot lines. 

 

5. No use shall permit vibrations perceptible at lot lines. 

 

6. No use shall produce electromagnetic radiation or injurious radioactive emissions. 

 

7. No use shall discharge any untreated and/or potentially dangerous effluent from 

 plant operations. 

  

8. No use shall be conducted so that regular production noise shall exceed the level 

 of ordinary conversation at the lot lines. 

 

9. All permitted uses shall be subject to the applicable use regulations in Article 

 VIII – Use Regulations. 
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ARTICLE VIII 

 
Use Regulations 

 

 

Section 8.01    Common Regulations 

 

For the purposes of this Ordinance, the following regulations shall apply to all districts. 

 

1. Reduction of Lot Area – No lot shall be reduced so that the area of the lot or the 

 dimensions of the required open spaces shall be less than herein specified. 

 

2. Obstructions to Vision – On any lot, no wall, fence, structure, or any obstruction 

 shall be erected, altered or maintained, or placed, and no hedge tree, shrub or 

 other growth shall be planted or maintained within a clear sight triangle at an 

 intersection measured twelve feet (12’) long each intersecting road or drive from the 

 origin of the angle of the intersecting roads or drives.  Such measurement shall be along   

 the right-of-way of the intersecting roads. 

 

3. Stripping of Topsoil, Excavation of clay, sand, gravel, rock or coal – such 

 activities shall be permitted only under the following conditions: 

 

 A. As part of the construction or alteration of a building or the grading 

  incidental to such building; 

 

 B. In connection with normal lawn preparation and maintenance; 

 

 C. In connection with the construction or alteration of a street; 

 

 D. In farming operations in those zoning districts where such use is permitted, 

  providing sound soil conservation practices are observed. 

 

4. Projections into Required Yards – A projection from a building, utilizing such 

 building for support but not being enclosed or part of the living area of such 

 structure, may extend into any required yard not more than five feet (5’), provided 

 that no projection shall extend closer than five feet (5’) to any lot line. 

 

5. Area and Bulk Exceptions – 

 

 A. Building Height limitations of this Ordinance shall not apply to spires,  

  signs, agricultural buildings, belfries, cupolas, domes, monuments, towers 

  poles, chimneys or antennas; provided that the height of an antenna above 

  ground level shall not exceed the shortest distance from its base to any 

  lot line. 
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 B. Lot Coverage limitations of this Ordinance shall not apply to structures 

  used for the storage of animals, silos, open porches, patios, or swimming 

  pool, which are not located within the interior of any building. 

 

6. Essential Services Structures – The location of any structure, building or other 

 installation for the purpose of servicing any public utility or municipal function 

 except common or contract carriers may be located within any zoning district 

 subject to the following regulations: 

 

 A. The public utility or municipality shall file a plan indicating the location of 

  all existing and proposed structures, buildings, or other installations within 

  the municipality. 

 

 B. Any building, structure, or other installations shall be subject to the 

  following Design Standards (Section 8.03) of this Ordinance: 

 

  1. Section 8.03 (1) – Screening 

 

  2. Section 8.03 (2) – Storage 

 

  3. Section 8.03 (3) – Landscaping 

 

  4. Section 8.03 (6) – Lighting 

 

7. Garage and Yard Sales – Garage and yard sales shall not be conducted at any 

 residence for more than seven (7) consecutive days or on more than three (3) 

 separate occasions in any one calendar year. 

 

8. Dwelling Units – 

 

 A. Every principal building hereafter constructed shall be located on a lot as 

  defined. 

 

 B. There shall not be more than one principal residential building and its 

  accessory structures on one lot, except in the case of apartment or 

  townhouse developments or mobile home parks. 

 

Section 8.02   Non-Conforming Use Regulations 

 

1. Continuation – any lawful building or other structure, or any lawful use of building 

 or other structure or land, legally existing on the effective date of this Ordinance or 

 amendment hereto which does not conform with the provisions of this Ordinance shall 

 be considered a lawful non-conforming building, structure or use, and may continued, 

 except as otherwise herein provided. 
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GREENE TOWNSHIP, CLINTON COUNTY, PENNSYLVANIA 

ORDINANCE #120412 

 

 

An Ordinance amending Article VIII, Section 8.02 Non-Conforming Use Regulations, (2) 

Extension and Additional Building allowing Greene Township Zoning Officer to permit 

increases up to fifty (50%) percent in size of existing lawful non-conforming uses and requiring 

special exception granted by the Greene Township Zoning Hearing Board of increases of more 

than fifty (50%) percent in size of existing, lawful non-conforming uses. 

 

 

 

2. Extension and Additional Buildings – any lawful non-conforming use of a portion 

of a building may be extended throughout the building.  The area of any building or 

 buildings shall not  increased by more than fifty (50%) percent of the area of such  

building or buildings existing on the date it first became a non-conforming building or a 

building of which lawful non-conforming use is made. 

 

Any lawful non-conforming building or any building of which a lawful non-conforming use is 

made on the effective date of this Ordinance may be extended upon the lot occupied by such 

building, including the addition of other buildings, as follows: 

 

a. When less that fifty(50%) percent of the size of the non-conforming use 

presently existing, via permit issued by the Greene Township Zoning Officer, 

who shall make the determination as to the percentage increase, based upon 

information provided by applicant/owner (and investigation, if otherwise 

needed); or 

 

b. When more than fifty (50%) percent of the size of the non-conforming use 

presently existing, via Special Exception from the Greene Township Zoning 

Hearing Board. 

 

Any Special exceptions considered by the Greene Township Zoning Hearing Board shall be subject to 

the provisions of Article X of this Ordinance and any special conditions which the Zoning Hearing 

Board may place upon such building/additional building which is reasonably related to the non-

conforming use. 

 

Any structural alterations, extension or addition to existing building shall conform to all area, height 

width, yard, and coverage requirements for the district in which it is located. 

 

3. Change – Any lawful non-conforming use of a building or land may be changed to 

 another non-conforming use of substantially the same character, and for such 

 purpose, a building may be extended on the same lot in accordance with Sec. 8.02 

 (2). Whenever the non-conforming use of a building or land has been changed to 

 a conforming use, such conforming use shall not thereafter be changed to a non- 

 conforming use. 
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4. Use of Land – Any lawful non-conforming use of land exclusive of buildings and 

 the use contained therein, may be extended upon the lot upon which it exists at the 

 time of the effective date of this Ordinance, but such extension shall conform to 

       

 

area and bulk regulations and to the design standards of this Ordinance.  The 

 extension of a non-conforming use on a lot shall be limited to the lot which was in 

 existence on the effective date of this Ordinance. 

 

5. Restoration – Any lawful non-conforming building or other structure which has 

 been involuntarily damaged or destroyed by fire, explosion, windstorm, or other 

 similar active cause, to an extent or not more than seventy-five percent (75%) of 

 its fair market value, may be reconstructed in the same location provided that: 

 

 A. The reconstructed building or structure shall not exceed the height, area, or 

  volume of the damage or destroyed building or structure. 

 

 B. Reconstruction shall begin within one year from the date of damage or 

  destruction and shall be carried on without interruption. 

 

6. Discontinuance – If a non-conforming use of land or of a building ceases or is 

 discontinued for a continuous period of one year, or more, subsequent use of such 

 building or land shall be in conformity with the provisions of this Ordinance 

 unless the Zoning Hearing Board shall authorize a Special Exception to allow 

 resumption of the discontinued use. 
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7. Lots Non-Conforming as to Area and Width regulations, and Lots of Unusual 

 Dimensions. 

 

 A. A building may be erected altered on any lot held at the effective date of 

  this Ordinance in single and separate ownership which is not of the 

  required minimum area or width, or is of such unusual dimensions that the 

  owner would have difficulty in providing the required open spaces for the 

  district in which such lot is situated, provided a Special Exception is 

  authorized by the Zoning Hearing Board, subject to the provisions of 

  other adjoining property sufficient to enable him to comply with the 

  provisions of this Ordinance as amended.  In considering a special 

  exception to permit erection or alteration of a building on a lot non- 

  conforming as to area and width regulations, the Zoning Hearing Board 

  shall impose the following requirements: 

 

  1. That the use of the lot be required to conform to the permitted use 

   in the district in which such lot lies. 

 

  2. That the buildings height be restricted to that specified for other 

   buildings within the district in which the lot lies. 

 

  3. That the design standards imposed for uses within the district in 

   which the lot lies be applied to the use of the lot. 

 

  4. That adequate on- or off-site sewage disposal and water supply 

   facilities are available for the use intended.  

 

  5. Impose such conditions as are necessary to assure that the general 

   purpose and intent of the Zoning Ordinance are complied with. 

 

 B. In any district in which single family dwellings are permitted, 

  notwithstanding, the area limitation imposed by other provisions of this 

  Ordinance, a single family dwelling and customary accessory buildings 

  may be erected on any single lot of record in existence at the effective date 

  of adoption or amendment of this Ordinance, without Zoning Hearing 

  Board action, provided that such lot must be a single and separate 

  ownership and that adequate on- or off-site sewage disposal and water 

  supply facilities are available for the use intended. 

 

8. Non-Conforming Signs – 

 

 A. Any sign, signboard, billboard, or advertising device legally existing at the 

  time of the passage of this Ordinance that does not conform with the 

  regulations of this Ordinance shall be considered a non-conforming sign 

  and may be used in its existing location provided it is maintained in good 
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  condition and repair at all times. 

 

 B. Non-Conforming signs once removed may be replaced only with 

  conforming signs; however, legal non-conforming signs may be repainted 

  or, after issue of a permit, repaired or modernized, provided that such 

  repaired or modernized sign does not exceed the dimensions of the 

  existing sign. 

 

9. Registration – In order to facilitate the administration of this Ordinance, the 

 Zoning Officer may maintain an accurate listing of those non-conforming 

 uses which are not permitted as a use by right in the district in which they 

 are located and for which no special exception or variance has been granted. 

 Such listing shall be a matter of public record and shall constitute notice 

 to any transferee acquiring any right to use or own such property. 

 

 

Section 8.03    Design Standards 

 

1. Screening – A completely planted visual barrier or landscape shall be 

 provided between any district and contiguous properties in residentially zoned 

 district. 

 

2. Storage – Outdoor storage areas may be operated in areas where permitted 

 provided that such operation shall be in accordance with the following provisions 

 to protect public health, safety, comfort, convenience, and general welfare 

 especially with regard to abutting properties and occupants thereof. 

 

 A. No highly inflammable or explosive liquids, solids, or gases shall be 

  stored in bulk above ground except in adequately shielded or intended 

  for agricultural purposes.  Tanks or drums of fuel less than one 

  thousand (1,000) gallons total directly connected with heating devices 

  or appliances located on the same premises and used exclusively for 

  providing fuel for such heating devices and appliances on the premises are 

  excluded from this provision. 

 

 B. All outdoor storage facilities shall be enclosed by a fence or wall adequate 

  to ensure the safety of such facilities thereof from adjacent property or 

  from the public right-of-way.  Such walls and fences shall be not less than 

  twenty feet (20’) from any property lines which abut a residential district 

  but in any other case shall not be less than three feet (3’) from any property 

  line and shall not be less than twenty-five feet (25’) from any street. 

 

 

 

 

 

 
47 



 C. No materials or wastes shall be deposited on any premises in such form or 

  manner that they may be moved from such premises by natural causes or 

  forces. 

 

 D. All materials or waste which may cause fumes or dust or which constitute 

  a fire hazard or which may be edible or otherwise attractive to rodents or 

  insects shall be stored outdoors only in closed container. 

 

 E. No radioactive substances of any kind shall be stored in the Township. 

 

3. Landscaping – 

 

 A. Any part or portion of a site which is not used for building, other 

  structures, loading or parking spaces and aisles, sidewalks and designated 

  storage areas shall be planted with an all-season ground cover. 

 

 B. No less than five percent (5%) of any parking area must be landscaped and 

  continually maintained.  Planting along the perimeter of a parking area, 

  whether for required screening or general beautification, will not be 

  considered as part of the five percent (5%) parking area landscaping, In 

  complying with the five percent (5%) landscaping requirements, the  

  planting beds must be distributed throughout the parking areas. 

 

4. Access and Traffic Control – All access ways to any street or highway shall be 

 located at least two hundred feet (200’) from the intersection of any street lines and 

 shall be designed in a manner conductive to safe ingress and egress.  Where 

 possible, exits shall be located on minor rather than major streets or highways. 

 The developer shall be responsible for the construction of any necessary traffic 

 control devices or additional acceleration lanes required by the Pennsylvania 

 Department of Transportation in the case of egress to major thoroughfares. 

 

5. Interior Circulation – 

 

 A. Interior drives shall be designed so as to prevent blockage of vehicles 

  entering or leaving the site. 

 

 B. Areas provided for lodging and unloading of delivery trucks and other 

  vehicles, and for the servicing of shops by refuse collections, fuel and 

  other service vehicles shall be adequate in size, and shall be so arranged 

  that they may be used without blockage, or interference with the use of 

  access ways or automobile parking facilities. 

 

6. Lighting – The parking, loading and ingress and egress areas of any commercial or 

 industrial use shall be provided with a minimum of .75 foot-candles at any point. 

 All lighting shall be completely shielded from traffic on any public right-of-way 

 and from any residential district. 
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7. Shopping Cart Storage – Any establishment which furnishes carts or mobile 

 baskets as an adjunct to shopping, shall provide definite areas within the required 

 parking space areas for storage of said carts.  Each designated storage shall be 

 clearly marked for storage of shopping carts.  Such signs indicating storage shall 

 not be considered as regulated by the Sign Controls, Section 8.12. 

 

 

 

Section 8.04      Off-Street Loading Regulations 

 

 

1. Standards – 

 

 A. Off-street loading and unloading space, or spaces, with proper and safe 

  access from the street shall be provided on each lot, either within a 

  structure or in the open, to serve the uses within the property. 

 

 B. Loading and unloading spaces shall be at least twelve feet (12’) wide, 

  forty-five (45’) long, and shall have at least a fourteen foot (14’) 

  vertical clearance. 

 

 C. Loading and unloading spaces shall have all-weather dustless surfaces to 

  provide safe and convenient access during all seasons. 

 

 D. Loading facilities shall not be constructed between the building setback 

  line and a street line. 

 

 E. Required off-street parking space shall not be used for loading and 

  unloading purposes except during hours when business operations are 

  suspended. 

 

 F. See Section 8.05 (2) D for heavy truck regulations.   

 

 

 

Section 8.05   Off-Street Parking Regulations 

 

 

1. Standards – 

 

 A. Off-street parking space or spaces, with proper and safe access from the 

  street, shall be provided on each lot, either within a structure or in the 

  open, to serve the uses within the district adequately. 
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 B. Parking space for one vehicle shall have a stall of at least ten feet (10’) by 

  twenty feet (20’) in size.  Parking spaces shall have an approved all- 

  weather dustless surface, and shall have a safe and convenient access in all 

  seasons. 

 

 C. All commercial spaces shall be provided within six hundred feet (600’) of 

  the front access of the establishment along a route customarily used by 

  pedestrian traffic.  The number of required spaces in addition to those 

  required for employees shall be determined by the application of the 

  following formula to contemplated use.  In areas where several uses 

  share parking spaces, the aggregate of all available spaces shall be 

  compared to the sum required to serve all uses to determine whether there 

  are sufficient spaces to permit the use. 

 

 

  Use      At least 1 Additional Parking 

        Space for Each____________ 

 

  Industry     1 employee serving the public 

   

Eating and Drinking Places   2 seats 

 

  Driving Range     1 tee       

 

  Golf Course     ¼ tee 

 

  Personal Service Establishment  1 employee serving the public 

 

  Theater and Churches    3 seats 

 

  Bowling Alley     ½ alley 

 

  Motel      1 guest room 

 

  Hospitals, Nursing Homes   750 Sq. ft. of floor area 

 

  Wholesale Sales or Storage   1,000 Sq. ft. of floor area 

 

  Gasoline Service Station   1 pump 

 

  Laundromat     1 machine 

 

  Elementary School    20 seats 

 

  All other Schools    10 seats 
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  Food Stores and Pharmacies   300 Sq. ft. of sales area 

 

  Department and Variety   300 Sq. ft. of sales area 

 

  Gift, Apparel, Hardware and   300 Sq. ft. of sales area 

   Other Housewares 

 

  Offices, Clinics, Financial Institutions 1 employee serving the public 

 

  All others with a lot cover in   500 Sq. ft. of floor area 

   Excess of 10% 

 

  All Other Retail Uses    300 Sq, ft, of floor area 

 

 D. Parking spaces in any Commercial or Industrial District that are to be 

  used for heavy truck (in excess of 40,000 lbs.) parking shall use the 

  following pavement design standard or an equivalent approved by 

  the township engineer. 

 

  1. ID-2 Wearing Course  3” 

 

  2. CABC Base Course  10” 

 

  3. Sub Base   9” 

 

3. Residential Requirements – 

 

 A. Dwelling units in Residential Districts – 2 off-street parking spaces per 

  unit. 

 

 B. Dwelling units in Nonresidential District – one off-street parking space per 

  unit. 

 

 

Section 8.06    Accessory Use Regulation 

 

 

1. Unattached Accessory Structure – No accessory structure or building, except 

 portable produce stands, shall be located within the required front yard area.  No 

 accessory structure or building shall be located in any side yard area nearer to the 

 side lot line than ten feet (10’), or nearer to another principal or accessory 

 structure of building than ten feet (10’).  No unattached accessory structure or 

 building when located within the rear yard area shall be closer than five feet (5’) 

 to any side or rear property line. 
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2. Attached Accessory Structures – An accessory structure or building attached to a 

 principal building shall be considered to be a part of the principal building. 

 

 

 

Section 8.07    Sale of Farm Products 

 

The display and sale of farm products in produce stands shall be permitted, provided that: 

 

1. At least fifty percent (50%) of such products shall have been produced on the 

 property on which they are offered for sale. 

 

2. Parking space for at least three (3) cars shall be provided behind the highway 

 right-of-way line.  A driveway must be provided for the entrance and exit to the 

 off-street parking area including turn-around space. 

 

3. Sale of farm products shall be conducted from a portable stand, dismounted at the 

 end of the growing season, or from a permanent building located to meet the 

 setback requirements for the district it is located in. 

 

 

 

Section 8.08   Recreational Development Regulations 

 

                 

1. Uses Permitted: 

 

 A. The types of recreational uses permitted in recreational development areas 

  are: 

 

  1. Boating and fishing 

 

  2. Golf course 

 

  3. Hiking and horseback riding 

 

  4. Parks and arboretums 

 

  5. Play fields 

 

  6. Playgrounds 

 

  7. Picnic areas 

 

  8. Skating rinks 
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  9. Swimming pool 

 

  10. Tennis Courts 

 

  11. Woodland 

 

  12. Lakes 

 

B. The following uses in addition to those permitted in residential districts 

  shall be permitted in recreational development areas, not only sufficient to 

  serve the employees, members, or users of the facilities and their guests: 

 

  1. Restaurant and clubhouse 

 

  2. Residence facilities 

 

  3. Lockers 

 

  4. Retail sale of playing equipment 

 

  5. Signs, subject to further regulation in Section 8.12 of this 

   Ordinance. 

 

2. Design Standards – 

 

 A. Any building shall be set back a minimum of one hundred feet (100’) from 

  any property line. 

 

 B. No recreational development shall be permitted on any lot less than three 

  (3) acres. 

 

 C. The following Design Standards set forth in Sec. 8.03 of this Ordinance 

  shall be applicable: 

 

  1. Storage, as provided in Section 8.03 (2) 

 

  2. Landscaping, as provided by Section 8.03 (3) 

 

  3. Access and traffic controls, as provided by Section 8.03 (4) 

 

  4. Interior circulation, as provided by Section 8.03 (5) 

 

  5. Off-street parking, as provided by Section 8.05 
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 D. Illuminated signs and other lights shall be directed away or shielded from 

  adjoining residential properties in such a way as not to disturb the 

  occupants thereof. 

 

 E. No public address system is permitted except where such system will not 

  be audible at any property line. 

 

 

Section 8.09    Home Occupations Regulations 

 

 

House occupations may be permitted as accessory uses in all zoning districts, except the 

Commercial-Industrial Districts, unless such activities are prohibited by special deed 

restrictions.  All such activities shall comply with the following requirements. 

 

 A. All home occupations shall be clearly secondary to the use of the premises 

  as a residence. 

 

 B. The area devoted to the permitted occupation shall be located within the 

  resident’s dwelling or a single building accessory thereto (including a 

  garage, farm building, barn, shed, etc.)  In the R-1 Single-Family or R-2 

  Multi-Family Residential Districts, no more than a total of twenty five 

  percent (25%) of the gross floor area of the dwelling, up to a maximum of 

  four hundred square feet (400 sq. ft.), may be devoted to a home 

  occupations.  In the Agricultural and Conservation Districts, home 

  occupations may occupy up to thirty five percent (35%) of the gross floor 

  area of the dwelling, up to a maximum of six hundred square feet (600 sq. 

  ft.), and in the C-1 General Commercial District, as much as forty five 

  percent (45%) of the gross floor area of the dwelling, up to a maximum of 

  eight hundred square feet (800 sq. ft.), may be occupied by a home 

  occupation. 

 

 C. The home occupation must be owned and operated by the resident of the 

  dwelling in which the activity is located.  All applications for occupations 

  to be operated by someone other than the owner of the structure shall 

  include written consent of the land owner.  There shall be no more than  

  two (2) non-resident employees engaged in the home occupation. 

 

 D. The home occupation shall create no adverse impact on existing traffic or 

  circulation patterns in the neighborhood. 

 

 E. No offensive or objectionable noise, (including public address systems), 

  vibration, smoke, dust, odor, heat or glare shall be produced or detected at 

  or beyond the property line of the lot containing the home occupation. 
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 F. There shall be no exterior display or sign, except as may be permitted in 

  Section 8.11 of this Ordinance, and no outdoor storage of materials on the 

  premises associated with the occupation. 

 

 G. The majority of all goods or products sold on the premises must be 

  produced on the premises, or must be related to a service offered on the 

  site. 

 

 H. A minimum of three (3) additional off-street parking spaces shall be 

  provided for all home occupations. 

 

 I. Permitted home occupations may include, but shall not be limited to, the 

  following “low-intensity”, service-oriented activities: 

 

  1. Professional offices for physicians, dentists, architects, engineers, 

   real estate or insurance agents, lawyers, and accountants. 

 

  2. Home offices for seamstresses, fine artists, tutors, and musicians 

   giving lessons. 

 

  3. Barber and beauty shops. 

 

  4. Family day care homes. 

 

  5. Custom baking and catering operations. 

 

  6. House cleaning services. 

 

  7. Non-automotive electronic equipment repair facilities. 

 

 J. Requests for other home occupations not specified above may be 

  submitted to the Zoning Hearing Board for consideration.  Upon finding of 

  the Board that such use complies with the criteria of the Section, other 

  applicable codes and ordinances in effect in the Township, and that the 

  proposed use would not be detrimental to the health, safety and welfare of 

  the residents of the neighborhood where it is to be located, such use may 

  be approved. 

 

 K. Zoning Permits shall be required for proposed home occupations.  At the 

  time of initial application, the Zoning Officer shall review the specifics of 

  the proposed home occupation to determine its compliance with the 

  requirements of the Ordinance, or shall rely on direction from the 

  Township Zoning Hearing Board as outlined in Part J above.  All such 

  Permits shall remain valid for two (2) years from the date of their issuance 

  after which they must be renewed by written request to the Zoning Officer. 

  The Zoning Officer retains the right to inspect the site of the home 
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occupation to determine its continued compliance with the terms of this 

  Ordinance and any condition of its original approval. 

 

 

Section 8.10      Flood Plain Overlay District 

 

The identified floodplain area shall be any area of Greene Township, subject to the one 

hundred (100) year flood, which is identified as Zone A (Area of Special Flood Hazard) on 

the Flood Hazard Boundary Map (FHBM) dated July 15, 1988.  (Or the most recent 

revision thereof as issued by the Federal Emergency Management Agency (FEMA), or on 

the most recent Flood Insurance Rate Map (FIRM) issued by FEMA, if such a map has 

been prepared for the Township). 

 

 1. Determination of the One Hundred (100) Year Flood Elevation – for the 

  purposes of this Ordinance, the one hundred (100) year flood elevation 

  shall be used as the basis for regulation.  When available, information 

  from other Federal, State, and other acceptable sources shall be used to 

  determine the one hundred (100) year elevation, as well as the floodway 

  area, if possible.  When no other information is available, the one hundred 

  (100) year elevation shall be determined by using a point on the boundary 

  of the identified floodplain area which is nearest the construction site in 

  question. 

 

  In lieu of the above, the municipality may require the applicant to 

  determine the elevation with hydrologic and hydraulic engineering 

  techniques.  Hydrologic and hydraulic analyses shall be undertaken only 

  by professional engineers or others of demonstrated qualifications who 

  shall certify that the technical methods used correctly reflect currently 

  accepted technical concepts.  Studies, analyses, computations, etc. shall be 

  submitted in sufficient detail to allow a thorough technical review by the 

  Township. 

 

 2. Changes in Identification of Area – The identified floodplain area may be 

  revised or modified by the Township where studies or information 

  provided by the qualified agency or person documents the need for such 

  revision.  However, prior to any such change, approval must be obtained  

  from the Federal Insurance Administration (FIA). 

 

 3. Boundary Disputes – Should a dispute concerning any identified floodplain 

  boundary arise, an initial determination shall be made by the Township Zoning 

Officer and the party aggrieved by this decision may appeal to the Township 

Supervisors.  The burden of proof shall be on the appellant. 

 

 4. General Technical Requirements –  

 

  A. In the identified floodplain area, the development and/or use of any 
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land shall be permitted provided that the development and/or use 

   complies with the restrictions and requirements of this and all 

   other applicable codes and ordinances in force in the municipality. 

 

  B. Within any floodway area, no new construction or development 

   shall be permitted that would cause any substantial increase in the 

   one hundred (100) year flood elevation. 

 

  C. Within any identified floodplain area, no new construction or 

   development shall be located within the area measured fifty (50) 

   feet landward from the top-of-bank of any watercourse. 

 

  D. Within any identified floodplain area, the elevation of the lowest 

   floor (including basement) of any new or substantially improved 

   residential structure shall be one and one half (1 ½) feet or more 

   above the one hundred (100) year flood elevation. 

 

  E. A non-residential structure, or part thereof, having a lowest floor 

   (including basement) which is not elevated to at least one and one 

   half (1 ½) feet above the one hundred (100) year flood elevation, 

   shall be flood proofed in a completely or essentially dry manner in 

   accordance with the WI or W2 space classification standards 

   contained in the publication entitled “Flood-Proofing Regulations” 

   published by the U.S. Army Corps of Engineers (June, 1972), or 

   with some other equivalent standard.  All plans and specifications 

   for such flood proofing shall be accompanied by a statement 

   certified by a registered professional engineer or architect which 

   states that the proposed design and methods of construction are in 

   conformance with the above referenced standards. 

 

  F. Construction below the lowest floor (including basement) is 

   prohibited. 

    

 

5. Design and Construction Standards – The following minimum standards 

  shall apply for all construction and development proposed within any 

  identified floodplain area: 

 

  A. Fill – If fill is used, it shall: 

 

   1. Extend laterally at least fifteen (15) feet beyond the 

    building line from all points; 

 

   2. Consist of soil or small rock materials only – Sanitary 

    Landfills shall not be permitted; 
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   3. Be compacted to provide the necessary permeability and 

    resistance to erosion, scoring, or settling; 

 

   4. Be no steeper than one (1) vertical or two (2) horizontal, 

    feet unless substantiated data justifies steeper slopes are 

    submitted to approved by the Zoning Officer; and, 

 

   5. Be used to the extent to which it does not adversely affect 

    adjacent properties. 

 

  B. Drainage Facilities – Storm drainage facilities shall be designed to 

   convey the flow of storm water runoff in a safe and efficient 

   manner.  The system shall insure proper drainage along street, and 

   provide positive drainage away from buildings.  The system shall 

   also be designed to prevent the discharge of excess runoff onto 

   adjacent properties. 

 

  C. Streets – The finished elevation of all new streets shall be no more 

   than one (1) foot below the regulatory flood elevation. 

 

  D. Storage – All materials that are buoyant, flammable, explosive or in 

   times of flooding, could be injurious to human, animal, or plant 

   life, and not listed in Section 8.10 (6), Development Which May 

   Endanger Human Life, shall be stored at or above the Regulatory 

   Flood Elevation and/or flood proofed to the maximum extend 

   possible. 

 

  E. Placement of Buildings and Structures – All buildings and structure 

   shall be designed, located and constructed so as to offer the 

   minimum obstruction to the flow of water and shall be designed to 

   have a minimum effect upon the flow and height of flood water. 

 

  F. Anchoring: 

   

   1. All buildings and structures shall be firmly anchored in 

    accordance with accepted engineering practices to prevent 

    flotation, collapse, or lateral movement. 

 

   2. All air ducts, large pipes, storage tanks, and other similar 

    objects or components located below the Regulatory Flood 

    Elevation shall be securely anchored or affixed to prevent 

    flotation. 

 

  G. Floors, Walls and Ceilings: 

 

   1. Wood Flooring used at or below the Regulatory Flood 
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    Elevation shall be installed to accommodate a lateral 

    expansion of the flooring, perpendicular to the flooring 

    grain without causing structural damage to the building. 

 

   2. Plywood used at or below the Regulatory Flood Elevation 

    shall be of a “marine” or “water-resistant” variety. 

 

   3. Walls and ceilings at or below the Regulatory Flood 

    Elevation shall be designed and constructed of materials 

    that are water-resistant and withstand inundation. 

 

   4. Windows, doors, and other components at or below the 

    Regulatory Flood Elevation shall be made of metal or other 

    water-resistant materials. 

 

  H. Paints and Adhesives: 

 

   1. Paints or other finishes used at or above the Regulatory 

    Flood Elevation shall be of “marine” or water-resistant 

    quality. 

 

   2. Adhesives used at or below the Regulatory Flood Elevation 

    shall be of “marine” or water-resistant variety. 

 

   3. All wooden components (doors, trim, cabinets, etc.) shall 

    be finished with a “marine” or water-resistant paint or other 

    finishing material. 

 

  I. Electrical Components: 

 

   1. Electrical distribution panels shall be at least three (3) feet 

    above the one hundred (100) year flood elevation. 

 

   2. Separate electrical circuits shall serve lower levels and shall 

    be dropped from above. 

 

  J. Plumbing: 

 

   1. Water heaters, furnaces, and other mechanical equipment or 

    apparatus shall not be located below the Regulatory Flood 

    Elevation. 

 

   2. No part of any new on-site sewage disposal system shall be 

    located within any identified floodplain area. 

 

   3. Water supply systems shall be designed to prevent the 
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infiltration of flood waters into the system and discharges 

from the system into flood waters. 

 

4. All gas and oil supply systems shall be designed to prevent 

 the infiltration of flood waters into the system and 

 discharges from the system into flood water.  Additional 

 provisions shall be made for the drainage of these systems 

 in the event the flood water infiltration occurs. 

 

6. Developing Which May Endanger Human Life: 

 

 A. In accordance with the Pennsylvania Flood Plain Management Act, and  

the regulations adopted by the Pennsylvania Department of Community 

 and Economic Development as required by the Act, any new substantially                    

 improved structure which will be used for the production or storage or any 

  activity requiring the maintenance of a supply (more than 550 gallons or  

  other comparable volume or any amount of radioactive substances) or any   

  of the following materials or substances on the premises, shall be subject to the  

  provisions in this section, in addition to all other applicable provisions: 

 

   1. Acetone 

 

   2. Ammonia 

 

   3. Benzene 

 

   4. Calcium carbide 

 

   5. Carbon disulfide 

 

   6. Celluloid 

 

   7. Chlorine 

 

   8. Hydrochloric acid 

 

   9. Hydrocyanic acid 

 

   10. Magnesium 

 

   11. Nitric acid and oxides of nitrogen 

 

   12. Petroleum products (gasoline, fuel, oil, etc.) 

 

   13. Phosphorus 
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   14. Potassium 

 

   15. Sodium 

 

   16. Sulfur and sulfur products 

 

   17. Pesticides (including insecticides, fungicides, and  

    rodenticides) 

  

 B. Where permitted within any identified floodplain area, and new or 

  substantially improved structure of the kind described in Sec. 8.10 

  (4) (E), above, shall be: 

 

   1. Elevated or designed and constructed to remain completely 

    dry up to at least one and on-half (1 ½) feet above the one 

    hundred (100) year flood, and, 

 

   2. Designed to prevent pollution from the structure or activity 

    during the course of a one hundred (100) year flood. 

 

  Any such structure, or part thereof, that will be built below the 

  Regulatory Flood Elevation shall be designed and constructed in 

  accordance with the standards for completely dry flood-proofing 

  contained in the publication “Flood-Proofing Regulation” (US 

  Army Corps of Engineers, June 1972) or with some other 

  equivalent water-tight standards. 

 

7. Existing Structures – Existing structures and/or uses located in the Flood 

 Plain Overlay District shall not be expanded or enlarged unless the effect 

 of the proposed expansion or enlargement on flood heights is fully offset 

 by necessary accompanying stream improvements. 

 

 Any modification, alteration, repair, construction, or improvement of any 

 kind to a structure and/or use located in the Flood Plain Overlay District to 

 an extent or amount of less than fifty percent (50%) of its market value, 

 shall be elevated and/or flood-proofed to the greatest extent possible. 

 

 Any modification, alteration, repair, construction, or improvement of any 

 kind to a structure and/or use regardless of location to an extent or amount 

 of fifty percent (50%) or more of its market value shall be undertaken only 

 in full compliance with the provisions of this and any other applicable 

 ordinance. 

 

8. Warning and Disclaimer of Liability – The degree of flood protection 

 sought by the provision of this part is considered reasonable for regulatory 

 purposes and is based on acceptable engineering methods of study.  Larger 
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 floods may occur.  Flood height may be increased by manmade or natural 

 causes, such as ice jams and bridge openings restricted by debris.  This 

 Ordinance does not imply that areas outside the identified floodplain 

 districts, or that land uses permitted within such districts will be free from 

 flooding or flood damage. 

 

This part shall not create liability on the part of Greene Township or any officer or 

employee thereof for any flood damages that result from reliance on this part or 

any administrative decision lawfully made thereunder. 

 

 

Section 8.11    Signs 

 

Any sign erected or maintained after the effective date of this Ordinance shall conform to 

the following regulations. 

 

1. General – The following regulations shall be observed in all districts: 

 

 A. No sign shall be erected within the lines of a street right-of-way, except 

  traffic signs and similar regulatory notices of a duly constituted 

  government body. 

 

 B. No moving or flashing signs which may have the effect of distracting 

  motorist on adjacent highways shall be permitted. 

 

 C. No sign which emits smoke, visible vapors or particles, sound or odor 

  shall be permitted. 

 

 D. No artificial light or reflecting device shall be used as a part of a sign 

  where such light or device interferes with, competes for attention with, or 

  may be mistaken for a traffic signal. 

 

 E. Flood lighting shall be arranged so that the source of light is not visible 

  from any point off the lot and that only the sign is directly illuminated 

  thereby. 

 

 F. No sign shall be erected containing information on it which states or 

  implies that a property may be used for any purpose not permitted under 

  the provisions of this Ordinance in the zoning district in which the 

  property to which the sign related is located. 

 

 

 G. Every sign permitted shall be constructed of durable material and kept in 

  good condition and repair.  Any sign which is allowed to become 

  dilapidated shall be removed by the Township at the expense of the owner 

  or lessee of the property on which it is located. 
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H. All distances provided for in this Section shall be measured along straight 

 lines between signs and from the near edge to near edge of sign or sign 

 structure.  This paragraph shall apply in all cases including locating new 

 signs in relationship to currently existing non-conforming signs. 

 

I. A permit shall be obtained before erecting any sign under these regulations 

 except as hereinafter provided. 

 

J. No sign, other than official street signs, shall be erected or maintained 

 nearer to a street line than a distance equaling the height of the sign, unless 

 attached to the building. 

 

2. Exempt signs – No permit shall be required before erecting any of the following 

 signs.  These signs, however, shall conform to all other regulations set forth in 

 Section 8.12 (1). 

 

 A. Directional, information or public service signs such as those advertising 

  availability of rest rooms, telephone or similar public conveniences, and 

  signs advertising meeting times and places of non-profit service of 

  charitable clubs and organizations may be erected or maintained, provided 

  that such signs do not advertise any commercial establishment, activity, 

  organization, product, goods, or services except those of public utilities. 

  Directional and information signs provided for the guidance and 

  convenience of the public within commercial establishments may also be 

  erected.  Each such sign shall not exceed two (2) square feet in area. 

 

 B. Trespassing signs, or signs indicating the private nature of a road, 

  driveway, or premises, and signs prohibiting or otherwise controlling 

  hunting or fishing upon particular premises may be erected and maintained 

  provided each sign area does not exceed two (2) square feet in area. 

 

 C. Signs advertising the sale or rental of premises, provided that: 

  

  1. Such signs shall be erected only on the premises to which they 

   relate. 

 

  2. The area on one side of any sign shall not exceed twelve (12) 

   square feet. 

 

  3. Not more than two (2) such signs shall be placed on any one lot or 

   premises. 

 

 D. Signs advertising garage and yard sales and other sales of personal 

  property from a private residence, provided that: 

 

  1. No such sale shall be conducted for more than seven (7) days. 
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2. No more than three (3) such sales may be conducted from any 

 residence in any one calendar year. 

 

3. Signs may be erected for a special sale of a limited duration two (2) 

 days before the sale, but shall be removed within two (2) days after 

 the completion of the sale by the persons conducting said sale. 

 

4. Said signs shall be uniform and shall not exceed eighteen by 

 eighteen (18 X 18) inches. 

 

E. Political signs provided that such signs must be removed no later than ten 

 (10) days after the election to which such sign pertains.  Sign area of any 

 one political sign shall not exceed thirty-two (32) square feet.  Signs 

 proposing to be larger than thirty-two (32) square feet shall require 

 approval of Conditional Use. 

 

3. Temporary Sign Regulations – The following shall be observed in all districts. 

 

 A. Temporary signs include signs larger than six (6) square feet in area 

  advertising land or premises available for purchase, development, or  

  occupancy, or other signs announcing special events, or the temporary sale 

  of products and goods, such as Christmas trees, shall be permitted providing 

  that: 

 

  1. Permits shall run for a period of up to six (6) months as applicant 

   chooses. 

 

  2. Signs shall not exceed twenty-four (24) square feet in area. 

 

  3. Any free-standing sign shall be located at least ten feet (10’) distant 

   from any lot lines. 

 

  4. Signs shall be removed immediately upon expiration of permit. 

 

  5. The site or building on which the sign was erected shall be restored 

   to its original condition upon removal of sign. 

 

  6. A permit must be obtained before erecting any temporary sign. 

 

4. Business Signs (On-Premises Signs) – Business signs accessory to permitted 

 commercial uses that are permitted, provided that: 

 

 A. Signs for home occupations permitted under section 8.09 of this Ordinance 

  shall not exceed four (4) square feet in area.  Signs for recreational uses 

  permitted under Section 8.08 shall not be greater than eight (8) square feet 

  in size.  No more than one (1) such sign shall be permitted on any lot. 
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B. Signs mounted on the front of a building shall not exceed ten (10) square 

 feet in area for each five (5) lineal feet of front building wall and in no 

 case shall exceed thirty feet (30’) in width or eight feet (8’) in height at the 

 minimum allowable building setback.  For each additional two feet (2’) of 

 setback, the maximum height of the sign may be increased by one foot 

 (1’), provided that no sign shall exceed twenty feet (20’) in height and 

 shall not exceed twenty percent (20%) of face of building. 

 

C. Signs mounted on a side wall exposed to public view from either a street 

 or parking area shall not exceed ten (10) square feet of area for each lineal 

 foot of such side building wall and in no case shall exceed thirty feet (30’) 

 in width. 

 

D. Mounted signs shall be installed parallel to the supporting wall and project 

 not more than ten inches (10”) from the face of such wall. 

 

E. Free-standing business signs shall not exceed fifty (50) square feet in area 

 except that free-standing business signs located in the C-1 General 

 Commercial District may be up to one hundred (100) square feet in size. 

 

F. Free-standing business signs shall not exceed thirty-five feet (35’) in 

 height above the average grade of the proposed site, except that free- 

 standing business signs located in the C-2 tourist and Highway Service 

 Commercial District may extend to the maximum height of seventy feet (70’) 

 above the average grade of the proposed site and shall not exceed five 

hundred (500) square feet in area. 

 

G. Free-Standing signs shall be erected only within the limits of the front yard 

 of the property to which they pertain. 

 

H. Signs shall not be placed closer to each other than a distance equal to ten 

 (10) times the largest dimension (height or width) of the sign having the 

 largest dimension. 

 

5. Billboards or Advertising Sign Boards (Off-Premises Signs) – 

 

 A. Billboards or advertising sign boards may be situated within an area 

  measuring 200 feet (200’) parallel to the right-of-way of Interstate 80, in 

  both directions in the C-2 Tourist and Highway Service Commercial 

  District.  Such uses shall be considered a Permitted Use in the C-2 Tourist  

  and Highway Service Commercial District. 

 

 B. Billboards or advertising sign boards shall be located no closer than five 

  hundred feet (500’) (measured on the same side of the street) to any other 

  advertising sign board, and no closer than one hundred fifty feet (150’) to 

  any residence. 
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 C. Billboards or advertising sign boards shall not exceed five hundred (500) 

  square feet in area. 

 

 D. Billboards or advertising sign boards may have two (2) parallel faces, but 

  may not be vertically or horizontally doubled or multiplied further in any 

  fashion. 

 

 E. Billboards or advertising sign boards shall not exceed one hundred feet 

  (100’) in height above the average grade of the proposed site. 

 

6. Sign Permit – 

 

 A. Application for sign permits shall be filed with the Zoning Officer in 

  duplicate and on forms furnished by the Township and shall be 

  accompanied by detailed plans and specifications. 

 

 B. Permit Fees – No permit to erect shall be issued until a fee, as established 

  by the Board, has been paid. 

 

 

 

Section 8.12   Conversion of Single Family Dwellings 

 

Subject to the requirements of Article X of this Ordinance the Zoning Hearing Board may 

allow a special exception, the conversion of a single-family dwelling into a dwelling for 

a greater number of families, subject to the following requirements: 

 

1. No dwelling unit shall have less than six hundred (600) square feet of floor area. 

 

2. The lot area per family must meet the requirements for the district in which the lot 

 is located. 

 

3. There is no external alteration of the building except as may be necessary for 

 reasons of safety.  Fire escapes and outside stairways shall, where practicable, be 

 located to the rear of the building. 

 

4. The Zoning Hearing Board shall specify the maximum number of families 

 permitted to occupy such building, and may prescribe such further conditions and 

 restrictions as the Zoning Hearing Board may consider appropriate within the 

 intent and purpose of this Ordinance. 

 

5. The off-street parking requirements of this Ordinance or any other arrangements 

 as required appropriated by the Zoning Hearing Board. 
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Section 8.13    Mobile Home Parks 

 

 

General 

 

Mobile home parks are permitted only in those zoning districts as specified in this 

Ordinance.  Every proposed mobile home park must meet the requirements of this section 

as well as all the requirements pertaining to major land development, unless otherwise 

expected. 

 

Each mobile home placed in a mobile home park shall secure an Occupancy Permit prior to 

its use as living quarters. 

 

 

SITE PLAN REQUIREMENTS AND PROCEDURES 

 

Application for a mobile home park shall require the submission of six (6) copies of the 

Preliminary and Final Plans to the Township Planning Commission in accordance with 

Articles III & IV of the Greene Township Subdivision and Land Development Ordinance. 

In addition, all design standards as contained in Article V of the Greene Township 

Subdivision and Land Development Ordinance shall apply, unless delineated by the Article. 

 

 

DESIGN STANDARDS 

 

1. Minimum Park Area – Each mobile home park shall have a gross area of at least 

 two (2) contiguous acres of land suitable for development. 

 

2. Grading and Ground Cover Requirements: 

 

 A. The developer shall retain existing vegetation to the greatest extent 

  possible in order to prevent soil erosion. 

 

 B. A Storm Water Management Plan shall be submitted in accordance with 

  section 8.15 of this Ordinance. 

 

3. Mobile Home Park Lot Requirements: 

 

 A. Gross Density – The maximum number of mobile home lots within park 

  shall be no more than four (4) lots per acre of gross area. 

 

 B. Minimum Lot Sizes – The minimum mobile home lot shall contain no less 

  than six thousand (6,000) square feet.  The minimum width of any mobile 

  home lot shall not be less than sixty (60) feet. 
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 C. Innovative Site Design – Variations in lot size may be permitted for 

  innovative design deemed desirable by Planning Commission. 

 

4. Setbacks, Buffer Strips and Screening Requirements 

 

 A. Setbacks from Public Roads.  All mobile homes and auxiliary structures 

  shall be located at least forty (40) feet from the right-of-way of any 

  abutting public road or street. 

 

 B. Park Perimeter Buffer Strips.  All mobile homes and auxiliary structures 

  shall be located at least fifty (50) feet from the mobile home park 

  boundary lines.  If a suitable attractive, effective screening either man- 

  made or of natural plantings is provided along the perimeter, this 

  minimum buffer strip may be reduced to twenty-five (25) feet. 

 

 C. Existing Hedgerows.  Developers shall utilize existing hedgerows as 

  buffers, whenever possible. 

 

 D. Adjacent Commercial or Industrial Zones.  All mobile home parks located 

  adjacent to industrial or commercial land uses or zoned districts shall have 

  a buffer yard of twenty-five (25) feet wide consisting of fencing, trees and 

  shrubbery.  Fencing may be waived by the Planning Commission where a 

  sufficiently dense hedgerow is utilized as the buffer. 

 

 

 E. Screening shall be in conformance with Section 8.03 of this Ordinance. 

  Repair, maintenance, and storage areas or buildings shall be effectively and 

  attractively screened from the mobile home lots and streets by fencing or 

  natural plant material. 

 

5. Recreation Space Requirements.  A minimum of ten (10) percent of the gross park 

 area or one thousand (1,000) square feet per unit, whichever is larger, shall be 

 provided for recreational or open space.  This recreational space shall be suitable 

 for outdoor recreational activity and shall be easily accessible to all mobile home 

 lots. 

 

6. Parking Space Requirements.  A minimum of two (2) stabilized vehicle parking 

 spaces shall be provided for each mobile home lot within the mobile home park. 

 These parking spaces shall be located within two hundred (200) feet of the mobile 

 home lot which they are intended to serve. 

 

7. Mobile Home Park Internal Street and Drainage System Requirements.  All 

 mobile home lots within a mobile home park must have access to the mobile 

 home internal street system. Streets and drainage control systems shall be 

 constructed in accordance with the road standards outlined in the Subdivision and 

 Land Development Ordinance in effect of Greene Township except that street 

 widths shall be as follows: 
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 A. Where parking is permitted on both sides, a minimum cartway width of 

  thirty (30) feet shall be required. 

 

 B. Where parking is limited to one side, a minimum cartway width of twenty- 

  eight (28) feet shall be required. 

 

 C. Where no parking is permitted on either side of the street, a minimum 

  cartway width of twenty feet (20’) shall be required. 

 

8. Mobile Home Lot Improvements.  All mobile home lots within the mobile home 

 park shall be improved for use by the mobile home park owners.  This shall include                  

 all necessary utility hook-ups. 

 

In addition, an all-weather patio area with a minimum area of two hundred (200)  

square feet shall be provided for each mobile home. 

 

 

UTILITIES AND PARK FACILITIES 

 

1. Water Supply System.  An adequate supply of water shall be provided for mobile 

 homes, service buildings and other accessory facilities.  Where a public water 

 supply system of satisfactory quantity, quality and pressure is available, 

 connection shall be made to it and its supply shall be used exclusively.  Where a 

 satisfactory public water supply system is not available, the applicant shall design, 

 install, and maintain a private water supply system according to the standards of 

 and with the approval of the Pennsylvania Department of Environmental 

 Protection. 

 

2. Sewage Disposal System.  An adequate and safe sewage system shall be provided 

 in all mobile home parks for conveying and disposing of sewage from mobile 

 homes, services buildings and other accessory facilities.  Mobile home parks shall 

 be connected to public sewer systems, where possible.  Where a satisfactory 

 public sewage disposal system is not available, the applicant shall design, install 

 and maintain an approved private sewage system according to the standards of the 

 Department of Environmental Protection. 

 

3. Other Utility Systems.  Telephone, electric, television cable, natural or bottled gas, 

 fuel oil or other utilities shall be provided in accordance with plans approved by 

 the Township Supervisors and the utility company.  Underground installation of 

 utility distribution are required for approval of the mobile home park proposal. 

 

4. Service and Other Auxiliary Park Buildings.  Service, maintenance and 

 management buildings, recreation or community buildings and commercial sales 

 buildings required for the management, servicing and maintenance of the park and 

 well-being of the park residents shall be allowed within the mobile home park 

 boundaries.  The entire area of these buildings shall be used exclusively for the 
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 management, servicing and maintenance requirements of the park. 

 

5. Solid Waste Collection and Disposal.  The developer shall present information to 

 the Board of Supervisors explaining the proposed method of solid waste 

 collection disposal.  If such method is not deemed sufficient by the reviewing 

 agencies, an alternate method shall be proposed by the applicant. 

 

 

RULES AND REGULATIONS OF THE PARK 

 

 

The developer shall submit to the Board of Supervisors a copy of the proposed rules and 

regulations to be followed by tenants of the mobile home park.  At a minimum, regulations 

shall include the following: 

 

1. Each mobile home shall be skirted with either a masonry wall or fabricated 

 materials for this specific purpose.  Bales of hay, straw, interior plywood, 

 unfinished wood or like material shall not be allowed. 

 

2. Garbage and trash shall be placed in appropriate receptacles. 

 

3. Each mobile home shall be anchored to prevent the structure from being 

 overturned or blown from its foundation or supports.  This anchoring shall comply 

 with the specifications required by the manufacturer. 
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Section 8.14    Junk Yards 

 

 

All junk yards existing at the effective date of this part, with one (1) year thereafter, and 

all new junk yards, where permitted, shall comply with the following provisions: 

 

1. No junk material, appurtenant structure, or other enclosure shall be stored or 

 placed within one hundred feet (100’) of any adjoining property or public right-of- 

 way and such setback area shall be kept free of weeds and scrub-growth unless the 

 adjoining property is wooded. 

 

2. Any junk yard shall be completely enclosed with a fence six feet (6’) high and a 

 visual screen of evergreen type hedge or tree-row or a variety and size at the time of 

 planting that such will attain a height of eight feet (8’) within three (3) years thereafter 

 and be maintained in a sound and attractive manner. 

 

3. All junk shall be stored or arranged so as to permit access by firefighting 

 equipment and to prevent the accumulation of water and with no junk piled to a 

 height of more than six feet (6’). 

 

4. No oil, grease, tires, gasoline or other similar material shall be burned at any time, 

 and all other burning shall be attended and controlled at all times. 

 

5. Any junk yard shall be maintained in such a manner as to cause no public or 

 private nuisance, nor to cause any offensive or noxious sounds or odors, nor to 

 cause the breeding or harboring of rats, flies or other vectors. 

 

 

Section 8.15       Storm Water Management Plan Requirements 

 

 

Greene Township has determined that a comprehensive program of storm water 

management, including reasonable regulation of development activities causing accelerated 

erosion, is fundamental to the public health, safety, and welfare, and the protection of the 

citizens of Greene Township and all the people of the Commonwealth, their resources 

and the environment. 

 

All activities that create impervious surfaces within the Fishing Creek Watershed in Greene 

Township, shall comply with the Greene Township Fishing Creek Act 167 Stormwater 

management Ordinance, except those activities specifically listed as exempt in Table 11-2 

of the Ordinance. 

 

Given the community development objectives as outlined in Article I of this Ordinance, 

and the large number of biological diversity areas and streams with Exceptional Value and 

 

 

 
71 



Scenic River designations in Clinton county, the Township Zoning Officer may require      

an applicant for a zoning permit to submit a Storm Water Management Plan. 

 

1. Storm water management controls are intended to reduce the impact of storms, 

 enhance groundwater recharge, prevent erosion, sedimentation and flooding and 

 maintain natural drainage ways.  The specific intent of these controls is that storm 

 water runoff from any site during and after its disturbance be no greater than 

 that which existed prior to development. 

 

2. The Storm Water Management Plan shall be designed to adequately 

 control, collect and dispose of storm water drainage from the site including, if 

 necessary, storm sewers, culverts, ditches, swales, retention ponds or and other 

 related storm water control facilities. 

 

The Storm Water Management Plan consists of two (2) parts: (a) a narrative 

describing the project and giving the purpose and the engineering assumptions and 

calculations for control measures and facilities; and (b) a map or maps describing the 

topography of the area and showing proposed alterations to the area and the erosion and 

sedimentation control measures and facilities. 

 

1. The narrative must include the following: 

 

 A. General description of the project 

 

 B. General description of storm water handling 

 

 C. General description of accelerated erosion control 

 

 D. General description of sedimentation control 

 

 E. Date project is to begin and expected date final stabilization will be 

  completed. 

 

 F. Training and experience of person preparing the plan 

 

2. A map of the project area must show the following topographic features: 

 

 A. The location of the project relative to highways, municipalities or other 

  identified landmarks 

 

 B. Contours at an interval that will adequately describe the topography 

 

 C. Boundary lines of the project area 

 

 D. Acreage of the project 
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 E. Streams, lakes, ponds or other bodies of water within the project area 

  and/or in the vicinity of the project 

 

 F. Types, depth, slope and aerial extent of soils must be shown.  Type may be 

  specified as in a soil survey 

 

 G. Other physical features included scale of map and north arrow 

 

3. The proposed alterations to the area must be shown on an additional map: 

 

 A. Changes to land surfaces and vegetative cover 

 

 B. Areas of cut and fills 

 

 C. Structures, roads, paved areas, buildings 

 

 D. Storm water control facilities 

 

 E. Contours of finished area at an interval that will adequately describe the 

  final topography 

 

4. The amount of storm water runoff from the project area and the upstream water 

 shed area must be described in narrative form.  Methods of calculation, factors 

 considered and provisions for safe storm water handling and disposal must be 

 included. 

 

5. Temporary control measures and facilities for use during earthmoving activities 

 must be shown on a map and described in a narrative.  Types, locations, and 

 dimensions of control measures and facilities must be included along with design 

 considerations and calculations.  A schedule of staging, installation and operations 

 of measures and facilities must be outlined in the narrative. 

 

6. Permanent control measures and facilities for site restoration and long term 

 protection must be shown on a map and described in a narrative. 

 

7. A maintenance program for the control facilities must be described in a narrative. 

The methods, frequency and ultimate disposal site for solid waste material must 

be considered.  The facilities must be maintained for their designated operations 

to insure adequate performance.  

 

In general, all of the above requirements are to be shown on the Storm Water Management 

Plan unless the activity is for minor earthmoving or on a small land area.  In any 

case, sufficient detail must be shown to clearly indicate the plan’s effectiveness. 

 

Submission of the Storm Water Management Plan to the Township Zoning Officer 

does not alleviate the applicant’s responsibility to obtain all other applicable federal, state 

and local permits. 
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Section 8.16          Communication Towers 

 

 

Regulations governing Communication Antennas and Communications Equipment 

buildings. 

 

Building mounted Communication Antennas shall not be located on any single family 

dwelling or two family dwelling. 

 

Building mounted Communication Antennas shall not be permitted to exceed the height 

limitations of the applicable Zoning District by no more than twenty (20) feet. 

 

Omnidirectional or whip Communications Antennas shall not exceed twenty (20) feet in 

height and seven (7) inches in diameter. 

 

Directional or panel Communication Antennas shall not exceed five (5) feet in height and 

three (3) feet in width. 

 

Any applicant proposing Communication Antennas to be mounted on a building or other 

structure shall submit evidence from the Pennsylvania registered professional engineer 

certifying that the proposed installation will not exceed the structural capacity of the 

building or other structure, considering wind and other loads associated with the antenna 

location. 

 

Any applicant proposing Communications Antennas to be mounted on a building or other 

structure shall submit detailed construction and elevation drawings indicating how the 

antennas will be mounted on the structure for review by the Greene Township Planning 

Commission for compliance with Greene Township Zoning Ordinance. 

 

Any applicant proposing Communication Antennas to be mounted on a building or other 

structure shall submit evidence of agreements and/or easements necessary to provide access 

to the building or structure on which the antennas are to be mounted so that installation and 

maintenance of the antennas and Communications Equipment Building can be 

accomplished. 

 

Communication Antennas shall comply with all applicable standards established by the  

Federal Communications Commission governing human exposure to electromagnetic 

radiation. 

 

Communications Antennas shall not cause radio frequency interference with other 

communications facilities located in the Township. 

 

A Communications Equipment Building shall be subject to the height and setback 

requirements of the Greene Township Zoning Ordinance for an accessory structure. 
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The applicant shall demonstrate that it is licensed by the Federal Communications 

Commission to operate a Communications Tower, if applicable, and Communications 

Antennas. 

 

The applicant shall demonstrate that the proposed Communications Tower and 

Communications Antennas proposed to be mounted thereon comply with all applicable standards 

established by the Federal Communications Commission governing human  

exposure to electromagnetic radiation. 

 

Communications Towers shall comply with all applicable Federal Aviation Administration, 

Commonwealth Bureau of Aviation and applicable Airport Zoning Regulation. 

 

Any applicant proposing construction of a new Communications Tower shall demonstrate  

that a good faith effort has been made to obtain permission to mount the Communications 

Antennas on an existing building, structure or Communications Tower.  A good faith effort 

shall require that all owners of potentially suitable structures within one-quarter (1/4) mile 

radius of the proposed Communications Tower site be contacted and that one (1) or more 

of the following reasons for not selecting such structure apply: 

 

 A. The proposed antennas and related equipment would exceed the structural 

  capacity of the existing structure and its reinforcement cannot be 

  accomplished at a reasonable cost. 

 

 B. The proposed antennas and related equipment would cause radio 

  frequency interference with other existing equipment for the existing 

  structure and the interference cannot be prevented at a reasonable cost. 

 

 C. Such existing structures do not have adequate location, space, access or 

  height to accommodate the proposed equipment or to allow it to perform 

  its intended function. 

 

 D. Addition of the proposed antennas and related equipment would result in 

  electromagnetic radiation from such structure exceeding applicable 

  standards established by the Federal Communications Commission 

  governing human exposure to electromagnetic radiation. 

 

 E. A commercially reasonable agreement could not be reached with the 

  owners of such structures. 

 

Access shall be provided to the Communications Tower and Communications Equipment 

Building by means of a public street or easement to a public street.  The easement shall be 

minimum of twenty (20) feet in width and shall be improved to a width of at least ten (10) 

feet with a dust-free, all weather surface for its entire length. 
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A Communications Tower may be located on a lot occupied by other principal structures 

and may occupy a leased parcel within a lot meeting the minimum lot size requirements for 

the Zoning District. 

 

Recording of a plan of subdivision or land development shall not be required for a lease 

parcel on which a Communications Tower is proposed to be constructed, provided the 

Communications Equipment Building is unmanned. 

 

The applicant shall demonstrate that the proposed height of the Communication Tower is 

the minimum height necessary to perform its function. 

 

In all Zoning Districts except Tourist, Travel and Highway Commercial and other 

commercial and industrial districts, the maximum height of any Communications Tower 

shall be one hundred fifty (150) feet; provided, however, that such height may be increased 

to no more than two hundred (200) feet, provided the required setbacks from adjoining 

property lines (not lease lines) are increased by one (1) foot for each one (1) foot of height 

in excess of one hundred fifty (150) feet.  In the Commercial District the maximum height 

of any Communications Tower shall be one hundred eighty (180) feet. 

 

The base of the Communications Tower shall be landscaped so as to screen the foundation 

and base and Communications Equipment Building from abutting properties. 

 

The Communication Equipment Building shall comply with the required yards and height 

requirements of the applicable Zoning District for any accessory structure. 

 

The application shall submit certification from a Pennsylvania registered professional 

engineer that a proposed Communications Tower will be designed and constructed in 

accordance with the current Structural Standards for Steel Antenna Towers and Antenna 

Supporting Structures, published by the Electrical Industrial Association/Telecommunications 

Industry Association and applicable requirement of the Greene Township Zoning Ordinance. 

 

The applicant shall submit a copy of its current Federal Communication Commission 

license; the name, address and emergency telephone number of the operator of the 

Communications Tower, and a Certificate of Insurance evidencing general liability 

coverage in the minimum amount of $1,000,000 per occurrence and property damage 

coverage in the minimum amount of $1,000,000 per occurrence covering the 

Communications Tower and Communications Antennas. 

 

Any guy wires associated with guyed Communications Towers shall be clearly marked so 

as to be visible at all times and shall be located within a fenced enclosure. 

 

The site of a Communications Tower shall be secured by a fence with a maximum height of 

eight (8) feet to limit accessibility of the general public. 
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No signs or lights shall be mounted on a Communications Tower, except as may be 

required by the Federal Communications Commission, Federal Aviation Administration or 

other government agency which has jurisdiction. 

 

If a Communications Tower remains unused for a period of twelve (12) consecutive months, 

the owner or operator shall dismantle and remove the Communications Tower within six 

(6) months of expiration of such twelve (12) month period. 

 

One off street parking space shall be provided within the fenced area. 

 

 

Section 8.17    Keeping of Animals 

 

The keeping of horses as pets is permitted in any district provided: 

 

 A. The lot contains at least one acre of pasture per horse. 

 

 B. The manure is not stored within one hundred fifty (150) feet of any 

  property line. 

 

 C. The pasture is completely enclosed with fence at least four (4) feet in 

  height. 

 

 

Section 8.18   Adult Entertainment Establishments 

 

Adult Entertainment Establishments or facilities as defined herein may only be permitted as 

a Conditional Use in those districts specified in Sec. 11.06 and shall meet the following 

standards: 

 

1. For the future promotion and protection of the public health, safety, morals and 

 general welfare of the Township, certain uses as hereinafter specified and 

 recognized as having detrimental and deleterious effect when allowed to 

 concentrate in one area or when allowed to locate within close proximately to 

 other uses shall be permitted as a Conditional Use in those districts specified in 

 this Ordinance and in Sect. 11.06.  The regulations which follow are designed to 

 prevent such adverse effects.  Adult entertainment facilities shall not be located 

 within: 

 

 A. Five hundred (500) feet of any residential structure or rooming unit. 

 

 B. One thousand (1,000) feet of any church, school, theater, park, playground, 

  camp ground, public school, billiard hall, amusement arcade, club or 

  lodge; or any other area where minors congregate. 
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 C. One thousand (1,000) feet of any establishment licensed by the PA Liquor 

  Control Board to dispense alcoholic beverages. 

 

 D. One thousand (1,000) feet of any restaurant, eating establishment or  

  grocery store, nor within 

 

 E. One thousand (1,000) feet of any other adult entertainment establishment. 

 

 F. For the purpose of this Section, spacing distances shall be measured from 

  all property lines of any of the uses specified or mentioned in this  

Subsection 1. 

 

2. Advertisements, displays, or other promotional materials for adult entertainment 

 facilities shall not be shown or exhibited so as to be visible to the public from any 

 street, sidewalk or other public place. 

 

3. All buildings’ openings, entries, exits or windows for adult entertainment  

 establishments shall be located, covered or screened in such a manner as to 

 prevent a view into the interior from any street, sidewalk or other public place.  In 

 the case of an adult drive-in or motion picture theater, viewing screens shall be 

 situated so as to prevent observation from any street, sidewalk or other public area 

 or nearby pre-existing residential area. 

 

4. No person shall engage in business as an Adult Entertainment Establishment 

 without first obtaining a license from the Township Board of Supervisors.  Such 

 license shall be an annual license for the calendar year or the remaining part 

 thereof.  The license fee shall be established and reviewed annually by the Board 

 of Supervisors as part of the zoning fee resolution.  Such license shall be obtained 

 annually on or before the February meeting of the Board of Supervisors of each 

 calendar year. 

 

5. The license required herein shall be issued only after a complete application has 

 been filed with the Township Zoning Officer.  No persons granted a license under 

 this Ordinance shall, by virtue of holding one license keep more than one (1) 

 place of business as an adult entertainment establishment in Greene Township. 

 Such license shall be posted conspicuously upon the premises licensed thereunder. 

 No license issued hereunder shall be transferable, except when the owner applies 

 for a transfer and pays the required transfer fee. 

 

6. An application for a license under this Ordinance shall be submitted to the 

 Zoning Officer on the form supplied by the Zoning Officer setting forth the 

 following: 

  

 A. The name and address of the applicant; 

 

 B. Premises from which licensed business, operation or activity is to be 

  conducted; 
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 C. Nature of proposed business, operation or activity; 

 

 D. Any previous criminal record of application applicant’s employees and 

  applicant’s employer, principal or agent; the principal, president, partner 

  and manager of the licensed activity shall submit to a criminal records 

  check by the Township prior to any action on the applications; 

 

 E. If applicable, names and addresses of person(s) by whom applicant is 

  employed, organization on whose behalf applicant is engaging in business, 

  operation or activity or principals or agents of applicant; and 

 

 F. Names and addresses of employees.  

 

7. Upon receipt of a complete license application form and payment of the required 

 fee, the Township may cause an investigation to be made of the nature of the 

 proposed business, operation or activity, the condition of the premises, the 

 character and reputation of the applicant, and any other factors which shall be 

 deemed necessary for ascertaining whether the same can be conducted lawfully 

 and without endangering the lives or health of prospective patrons. 

 

8. When upon said investigation the Township determines that the proposed 

 business, operation or activity may be conducted lawfully and without 

 endangering the health or safety of proposed patrons and if it’s found that the 

 information set forth on the application is true and correct, the applicant to be of 

 good character and reputation and that no license previously issued to the 

 applicant hereunder was ever revoked and that the applicant is not indebted to the 

 Township for taxes or for license fees of any kind or nature whatsoever, then a 

 license shall issue no later than thirty (30) days after application has been made. 

 In the event the Zoning Officer denies said permit the applicant may appeal said 

 denial to the Zoning Hearing Board which appeal must be filed within twenty (20) 

 days of said denial.  Every license issued hereunder shall be posed conspicuously 

 upon the premises. 

 

It is hereby declared that the sale of adult entertainment materials, periodicals, devices or 

services by any person or the allowance of admission to such as established of any person 

under eighteen (18) years of age is prohibited as a nuisance, offensive to the general public 

and inimitable to the peace, health and welfare of the Township. 
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Section 8.19        Mineral Resource Extraction and Processing 

 

 

Mineral extraction and processing operations such as asphalt and cement plants, gas wells, 

quarries, strip mines, borrow pits or other commercial extraction or processing of sand, oil, 

gas, coal, rock, gravel, earth, clay or similar materials may be permitted only as outlined in 

this article.  Such operations shall comply with Department of Environmental Protection 

permit requirements and evidence of such compliance must be submitted with any 

application for an extractive operation.  In addition, the following standards shall be met. 

 

1. Buffer.  A buffer strip of at least forty (40) feet shall be provided along the 

 perimeter of the excavation site.  Such buffer area will include an effective 

 natural or man-made screening. 

 

2. Access.  The applicant shall indicate to the Zoning Officer the proposed 

 means of accessing the property; i.e., the roads that will be used to 

 transport the excavated material to and from the site.  The Zoning Officer 

 shall review the suitability of the proposed routes and determine if any  

 problems exist that could be rectified through such things as re-routing the 

 trucks onto more satisfactory roads. 

 

3. No excavation, quarry wall, storage or area in which processing is 

 conducted shall be located within one hundred feet (100’) of any lot line or 

 street line within two hundred feet (200’) of any District boundary. 

 

4. All excavations shall be graded in such a way to provide an area which 

is harmonious with the surrounding terrain and not dangerous to human 

or animal life. 

 

5. Truck access to any excavation shall be arranged to minimize danger to 

 traffic, nuisance to surrounding properties, and detrimental effects on local 

 roads (if otherwise avoidable by alternative routes). 

 

6. A rock crusher, cement plant or other crushing, grinding, polishing or 

 cutting machinery or other physical or chemical process for treating such 

 products shall be subject to such conditions and safeguards as deemed 

 necessary by the Township Planning Commission. 

 

7. Quarries whose ultimate depth shall be more than 25 feet (25’) shall 

 provide the following: 

  

 A. A chain link (or equivalent) fence at least ten (10) feet high with a 

  slanted section on top strung with barbed wire placed around the  

  perimeter of active and inactive quarries, and: 
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 B. Warning signs placed on the fence at intervals of not more than one 

  hundred feet (100’) completely surrounding the area. 

 

 

Section 8.20         Campgrounds or Recreational Vehicle Parks 

 

 

Campgrounds or recreational vehicle parks may be permitted only as specified in the 

District Regulations.  Every proposed campground or recreational vehicle park must also 

meet the requirements set forth in the Subdivision and Land Development Ordinance in 

effect in Greene Township as well as the standards outlines below: 

 

1. General Requirements – Campgrounds or recreational vehicle parks shall 

 be designed for intermittent recreational use.  No year-round residential 

 occupancy of any unit in the campground shall be permitted.  (See  

Sub-Section 8.20 (4) below regarding campgrounds in Flood-Prone 

 areas). 

 

2. Design Standards: 

 

 A. Minimum Campground Area.  A campground shall have a gross 

  area equal to the minimum lot size required for the district in 

  which it is to be located 

 

 B. Campsite Requirements: 

 

  1. Gross Density: The maximum number of campsites within 

   each campground shall be no more than fifteen (15) per 

   acre of gross area of the campground. 

 

  2. Minimum Campsite Sizes: Each campsite shall contain a 

   minimum of two thousand (2,000) square feet.  The 

   minimum width shall be no less than forty feet (40’). 

 

  3. Campsite Pads: Each campsite shall be provided with a 

   stabilized pad of gravel, crushed stone or other suitable 

   material to be used for the placement of camping unit. 

   (Tent sites shall not be governed by this requirement.) 

 

  4. Camping Units: No more than one (1) camping unit 

   (recreational vehicle, truck camper, or other similar unit) 

   shall be located on each campsite.  (Tents shall not be 

   governed by this limitation.) 
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  5. Accessory Structures: No accessory structures, including 

   sheds, storage buildings, porches, privies, etc. shall be 

   placed on campsites located in floodplain area.  (See also 

   Sub-Section 8.20 (4) below) 

 

 C. Setbacks, Buffer Yards and Screening Requirements: 

 

  1. Park Perimeter Buffer Yard:  All campsites and auxiliary 

   park structures shall be located at least fifty feet (50’) from 

   the campground boundary lines, including public road 

   rights-of-way.  Where a screen of natural plantings is 

   provided along the perimeter, this minimum buffer may be 

   reduced to twenty five feet (25’). 

 

  2. Minimum Distance Between Structures and Campsites:  All 

   campsites shall be located at least thirty feet (30’) from any 

   auxiliary building. 

 

  3. Minimum Distance Between Camping Units:  No part of an 

   individual camping unit shall be closer than ten feet (10’) to 

   a campsite boundary, including awnings and similar 

   projections.  (Tents shall not be governed by this limitation.) 

 

 D. Campsite Access: All campsites shall abut and have frontage on a 

  street of the campground internal street system. (See also Sub-Part E 

  below).  In addition, at the entrance intersection of the campground a 

  fifty foot (50’) wide cartway shall be provided for a distance of one 

  hundred feet (100’) to accommodate the safe movement of vehicles or 

  units into and out of the facility. 

 

 E. Campground Internal Street System Requirements:  The internal 

  street system shall be designed and constructed by the campground 

  owner in accordance with the applicable street standards outlined 

  in the Subdivision and Land Development Ordinance in effect in 

  Greene Township, and shall be of sufficient length, width, and 

  material to support the weight of all proposed camping units as 

  well as emergency vehicles.  It shall be the responsibility of the 

  campground owner to maintain all such streets within the 

  campground. 

 

 F. Off-Street Parking Requirements: A minimum of one (1) vehicle 

  off-street parking space shall be provided for each campsite, plus 

  one (1) additional off-street parking space for every five (5)  

  campsites shall be provided within the campground.  A common 

  parking area shall be provided for the tent campers within two hundred 

  fifty feet (250’) of campsites set aside for tent campers. 
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 G. Grading and Ground Cover (Soil Erosion and Sedimentation 

  Control Plans):  All grading, soil erosion and sedimentation control 

  requirements set forth in the Subdivision and Land Development 

  Ordinance in effect in Greene Township shall be met.  In addition, 

  the standards established in Section 8.15 of this Ordinance shall be 

  met for all campgrounds to be located in the Fishing Creek 

  Watershed. 

 

 H. Drainage Facilities: All drainage and/or storm water management 

  standards set forth in the Subdivision and Land Development 

  Ordinance in effect in Greene Township shall be met.  In addition, 

  the standards established in Section 8.15 of this Ordinance shall be 

  met for all campgrounds to be located in the Fishing Creek 

  Watershed. 

 

 I. Common Open Space Requirements:  A minimum of twenty 

  percent (20%) of the gross area of the campground shall be 

  reserved by the developer/owner as common open space for the use 

  of all occupants of the park.  Such open space may include areas of 

  land and water, but shall exclude all roads, parking areas, 

  structures or service lanes.  At least a portion of the open space 

  shall be set aside for recreational use.  Such recreational area shall be 

  suitable for outdoor recreation activities and shall be easily 

  accessible to all campsites.  Applicants for campgrounds or 

  recreational vehicle parks shall include a proposal indicating the 

  ultimate ownership and maintenance responsibilities for such 

  common open space and recreation areas.  Copies of such 

  arrangements shall be included in the lease for each campsite. 

 

3. Utilities and Park Facilities 

 

 A. Sewage and Water Facilities: The standards of the Pennsylvania 

  Department of Environmental Protection (DEP) for the provision 

  of sewer and water facilities shall be met.  Documents and 

  approvals indicating that these standards have been met along with 

  notations on the campground plan showing the location of water 

  sources and restrooms shall be presented to the Township by the 

  applicant.  (No Zoning Permit shall be issued for the campground 

  until the sewage and water supply systems have been approved by 

  DEP)  Where individual sewer hook-ups are not provided for each 

  campsite, a DEP-approved community dump station must be 

  provided by the developer for sewage disposal within the 

  campground.  It shall be the responsibility of the campground 

  developer/owner to maintain all such facilities and comply with all 

  local sewage regulations. 
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 B. Other Utility Systems: Where electric or other utilities are to be 

  provided, plans shall be provided by the developer/owner and 

  approved by the Township and utility company. 

 

 C. Solid Waste Collection, Storage and Disposal: Arrangements for 

  the collection, storage and disposal of solid wastes generated by the 

  users of the proposed campground shall be made by the 

  developer/owner and submitted to the Township for approval as a 

  part of the development plan evaluation process. 

 

 D. Service and Other Campground Buildings: Service, maintenance 

  and management buildings and commercial sales buildings 

  required for the management, servicing and maintenance of the 

  campground may be allowed provided that such buildings are used 

  exclusively for said purposes.  Structures may be located within a 

  Flood Fringe or General Floodplain area as long as they are 

  adequately flood proofed, but no structures may be located within a 

  designated Floodway area.  (See Section 8.10 for flood proofing 

  standards.) 

 

 E. Campground Management: During times of operation, each 

  campground owner shall designate a resident manager who shall be 

  responsible for maintaining the facility in accordance with the 

  requirements of this Ordinance and terms and conditions of the 

  campground’s approval. 

 

4. Campgrounds in Flood-Prone Areas 

 

 A. Permit Requirements: Each campground proposed to be located 

  within a designated Floodplain Area, shall be required to obtain an 

  annual, Seasonal Zoning Permit.  Such permits will only be valid 

  from April 15
th

 through October 15
th

 of each year.  All units must 

  be removed from the floodplain during the remainder of the year. 

   

 B. Evacuation Plans: Where campgrounds are proposed to be located 

  within any designated Floodplain Area, a workable evacuation plan 

  must be submitted as a part of each application for a Seasonal 

  Zoning Permit.  Said plan must insure that all units will be 

  removed from the floodplain during flood events. 

 

 C. Anchoring: Camping units being placed in campgrounds located 

  within any designated Floodplain Area must remain on wheels and 

  be capable of being towed or transported from the site at all times. 
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  Such units may not be placed on blocks or similar supports and no 

  activity may take place on the site which would interfere with the 

  prompt and safe evacuation of the units in times of flood danger. 

 

 

Section 8.21    Farm-Related Businesses 

 

Farm-related businesses may be permitted as accessory uses in the Agricultural District, 

and shall be subject to the following requirements. 

 

1. For the purposes of this Ordinance, a farm-related business shall be defined as an 

 accessory commercial enterprise conducted on a farm parcel which is related to 

 and/or supportive of an on-going agricultural operation located on the same tract 

 of ground.  All such operations shall remain secondary to the principal agricultural 

 use of the property. 

 

2. Farm-related businesses shall be conducted primarily within an enclosed building (s) 

 typical of farm buildings, with the exception of approved storage, but may not 

 be located within the farm residence.  All buildings used for farm-related 

 businesses shall be located in proximity to other farmstead buildings and must 

 remain compatible with the character of the farm and rural setting in which 

 they are located. 

 

3. The farm-related business must be owned and operated by the individual who is 

 the resident of the farm on which it is located.  All applications for businesses to 

 be operated by someone other than the owner of the farm shall include written 

 consent of the landowner.  There shall be no more than two (2) non-resident 

 employees engaged in the business. 

 

4. The area devoted to production, storage and sales associated with the farm-related 

 business shall be limited to a total of five thousand (5,000) square feet of gross 

 floor area. 

 

5. No outdoor, unenclosed storage associated with a farm-related business shall 

 become a nuisance or create a safety hazard.  All such storage shall meet the 

 requirements set forth in Sub-Section 8.03 (2) of this Ordinance. 

 

6. All signs used to advertise such facilities shall meet the requirements of Section 

 8.11 of this Ordinance. 

 

7. Off-street parking spaces shall be provided for each farm-related business as set 

 forth in Section 8.05 of this Ordinance. 

 

8. Farm-related business may include the following agricultural activities: 
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 A.  Processing, storage, and/or sale of products raised or produced on the 

  premises 

 

 B. Dairy stores 

 

 C. Custom butcher shops 

 

 D. Horticultural nurseries, greenhouses, and/or garden shops; and 

 

 E. Livestock or animal grooming services 

 

9. Requests for other farm-related businesses not specified above may be submitted 

 to the Township Planning Commission for consideration. Upon finding of the  

 Commission that such use complies with the criteria of this Section, other applicable  

 codes and ordinances in effect in the Township, and that the proposed use would not be 

 detrimental to the health, safety and welfare of the residents of the neighborhood 

 where it is to be located, such use may be approved. 

 

 

Section 8.22   Boundary Fences and Other Such Devices 

 

 

No boundary fence or other such device intended to mark and/or enforce boundaries 

between lots, tracts or parcels of land shall be more than five (5) feet in height above the 

natural level of the lot, tract or parcel of land on which it is erected except if a variance 

to be higher is granted by the Township Zoning Hearing Board for good cause.  No fence 

shall be erected on any right-of-way, private, Township, State or utility, and all fences 

must be set back two (2) feet from a property line. 
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ARTICLE IX 

 

 

 
Planned Residential Development 

 

 

 

Section 9.01    Purpose 

 

 

The board, acknowledging that the technology of land development and the demand of 

housing are undergoing substantial and rapid changes, and recognizing the applicability of 

the objectives set forth in Article VII of the Pennsylvania Municipalities Planning Code,  

adopts the principle of Planned Residential Development and the requirements and procedures 

therefore for the purposes of: 

 

1. Providing increased flexibility in the laws governing the development of certain 

 areas in the Township which are now substantially open land and encouraging 

 both the changes in design and technology in the building industry and the new 

 demands in the housing markets. 

 

2. Insuring that the uniform regulations appropriate to previously developed 

 residential neighborhoods do not operate to discourage efficient land and 

 imaginative development of said substantially open areas consistent with the 

 reasonable enjoyment of neighboring properties. 

 

3. Encouraging the more efficient allocation and maintenance by private initiative of 

 Common Open Spaces ancillary to new residential areas. 

 

4. Encouraging the more efficient use of those public facilities required in 

 connection with new residential development. 

 

5. Permitting in the public interest a greater population density in those undeveloped 

 areas set aside for this purpose than that reflected by the zoning of the individual 

 districts, provided proposals for development are not inconsistent or public cost 

 clearly attributable to increase densities will be justified by the private amenities 

 and public benefits to be achieved by the plan. 

 

 

Section 9.02    Administration 

 

 

The administration of the procedures for application for an approval of Planned Residential 
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Developments shall be vested in the Board of Supervisors.  The Board shall, however, refer 

all tentative and final development plans for such development to the Township Planning 

Commission, and the Clinton County Planning Commission, for their review and comment. 

 

The Township Planning Commission shall act as the principal agent for the Board in reviewing  

and commenting on proposals for Planned Residential Development.   As such, they shall 

receive and review the plans and documents, particularly with reference to the criteria for 

design as contained in Sections 9.03, 9.04, 9.05, 9.06 and 9.07 of this Article.  In addition, 

they shall be concerned with the effect of the proposed development on the Comprehensive  

Plan for Greene Township and on other matters required for consideration by the Board in  

Section 9.10 (2) of this Chapter.  The Planning Commission may, in reviewing a Planned  

Residential Development, meet with the prospective developer and informally direct 

whatever changes are agreed upon to obtain compliance with the terms and spirit of this 

Article.  The Planning Commission shall report to the Board in writing its findings and 

recommendations five (5) days prior to the public hearing scheduled for consideration of 

the tentative plan. 

 

Final plans for Planned Residential Development shall be reviewed by the Planning 

Commission in accordance with the requirements of the Greene Township Subdivision 

and Land Development Ordinance. 

 

 

 

Section 9.03     Conditions for Planned Residential Development 

 

 

 

The following are prerequisite conditions for consideration of a planned Resident 

Development: 

 

1. Any tract of land so developed shall be in one ownership, or in case of multiple 

 ownership of the tract, evidence shall be presented of a written agreement between 

 the parties involved that the development will be in accordance with a single plan 

 with common authority and common responsibility. 

 

2. In order to qualify as a Planned Residential Development, such development shall 

 provide for a minimum of fifty (50) dwelling units, provided that a mobile home  

 park, developed as a Planned Residential Development under the terms of this 

 Part, may be permitted in the Residential District on a lot not less than twenty-five 

 (25) acres in size. 

 

3. A Planned Residential Development must be served with off-sit water and off-site 

 sewer systems. 
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Section 9.04    Use Regulation 

 

The uses permitted in a Planned Residential Development shall be limited to: 

 

1. Dwelling units in detached, semi-detached or townhouse arrangements. 

 

2. A mobile home park may be permitted as a Planned Residential Development. 

 

3. In Planned Residential Developments on two hundred (200) acres or more, 

 commercial or institutional facilities as are necessary to serve the residents of a  

 Planned Residential Development in their daily needs may be provided. 

 Buildings designed or intended to be used, in part or in whole, for commercial or 

 institutional purposes shall not be constructed prior to the construction and 

 completion of at least one hundred fifty (150) units. 

 

4. Open space set aside under the provisions of this Section may be used in whole or in 

 part in any of the following ways, or any manner similar thereto: 

 

 A. Boating and fishing 

 

 B. Golf course 

 

 C. Hiking and horseback riding 

  

 D. Parks 

 

 E. Play fields 

 

 F. Playgrounds 

 

 G. Picnic areas 

 

 H. Skating rinks 

 

 I. Swimming pool 

 

 J. Tennis courts 

 

 K. Woodland 

 

 L. Lakes 

 

The design standards contained in Section 8.03, loading regulations in Section 8.04, and off-street 

parking regulations in Section 8.05, of this Ordinance shall be used where applicable to 

provide guidelines for the control of access, parking, screening, noise, etc., associated with 

uses permitted in open space. 
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Section 9.05    Density 

 

 

The following standards shall govern the density of dwelling units on the land within a 

Planned Residential Development: 

 

 

1. A plan may provide for a greater number of dwelling units per acre than would be 

 permitted by the Greene Township zoning regulations otherwise applicable to the site. 

 The maximum density on dwelling units, including mobile homes computed over 

 the entire Planned Residential Development shall be four (4) dwelling units per 

 acre, excluding areas of open space required by Subparagraph (3) of this section 

 and the net residential density of units in the remaining areas established by  

Section 9.06 (2) of this Part shall also govern the number of mobile home spaces 

 permitted in a Planned Residential Development, but, in no case, shall the number 

 of mobile homes be greater than set forth herein before.  The Board in 

 determining the reasonableness of the aforementioned increase in the authorized 

 dwelling justified by additional private amenities and by increase efficiency in 

public services to be achieved by the amount, location, design and type of 

dwelling units.  The Board shall, in its determination, also consider that the 

physical characteristics of the site may make the increased densities appropriate in 

the particular location. 

 

2. Where permitted, commercial activities shall occupy no more than ten percent 

 (10%) of the total land in the Planned Residential Development. 

 

3. In all districts, at least thirty percent (30%) of the total land in the tract shall be set 

 aside as open space for the use and benefit of the residents of the development or 

 the Township as hereinafter provided. 

 

4. In the case of a Planned Residential Development proposed to be developed over 

 a period of years, a variation in each section to be developed from the density of 

 use established for the entire Planned Residential Development may be permitted. 

 A greater concentration of density of land use within some section or sections of 

 development may be allowed whether it be earlier or later in the development than 

 others.  The approval of such greater concentration of density of land use for any 

 section to be developed shall be offset by a smaller concentration in any 

 completed prior stage or by an appropriate reservation of Common Open Space on 

 the remaining land by a grant of easement or by covenant in favor of the 

 Township, provided that such reservation shall, as far as practicable, defer the 

 precise location of such Common Open Space until an application for final 

 approval is filed, so that flexibility of the development which is a prime objective of 

 this Part can be maintained. 
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Section 9.06   Standards for Development 

 

 

The following standards shall govern the design of Planned Residential Development: 

 

1. Site Considerations – 

 

 A. The finished topography of the site shall adequately facilitate the proposed 

  development without excessive earth moving, tree clearance, and 

  destruction of natural amenities.  Natural features such as lakes, streams, 

  and wooded slopes shall be preserved and incorporated into the final 

  landscaping of the development whenever possible and desirable.  The 

  applicant shall demonstrate the means whereby trees and other natural 

  features shall be protected during construction.  The location of such trees 

  and other natural features must be considered when planning the open 

  space, location of buildings, underground services, walks, paved areas, and 

  finished grade levels. 

 

 B. Seeding, sodding, and other planting shall be applied to stabilize topsoil 

  on steep slopes and to enhance the appearance of open areas. 

 

 C. Where adequate surface drainage is not possible by grading alone, a 

  supplementary drainage system approved by the Township Engineer will 

  be required. 

 

2. Housing Sites – 

 

 A. Single-family houses, mobile homes, semi-detached houses and 

  townhouses may be arranged so as to provide for individual lots for each 

  unit or may be arranged as rental units or condominiums.  Sufficient yard 

  areas shall be set aside and designed on the plan for each type of housing, 

  so that on an average throughout the development: 

 

  1. The maximum net residential density for townhouse use areas shall 

   not exceed seven and one-half (7 ½) dwelling units per acre. 

 

  2. The maximum net residential density for semi-detached housing 

   areas shall not exceed six (6) dwelling units per acre. 

 

  3. The maximum net residential density single-family detached 

   housing areas shall not exceed three and one-half (3 ½) units per 

   acre.  Mobile homes shall be considered as single-family 

   dwellings in the computation of net residential densities. 

 

 B. It is the intention of this Ordinance that townhouses shall be arranged in 

  groups or clusters and not in long rows parallel to street lines. 
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 C. The developer shall make adequate provision for the maintenance of 

  buildings and land within yard areas set aside for condominium 

  corporation with a responsibility for collection of sufficient levies of fees 

  to pay the cost of such maintenance. 

 

 D. All housing shall be designed with regard to topography and natural 

  features of the site.  The effects of prevailing winds, seasonal 

  temperatures, and hours of sunlight on the physical layout and form of the 

  proposed land use and buildings shall be taken into account. 

 

 E. To create architectural interest in the layout and character of housing 

  fronting streets, variations in setbacks shall be encouraged. 

 

 F. All housing should be sited so as to provide privacy and to ensure natural  

  light in all principal rooms. 

 

 G. Routes for vehicular and pedestrian access and parking areas shall be 

  convenient without creating nuisances or detracting privacy. 

 

 H. The approximate location and arrangements of buildings and open spaces 

  must be shown to the Board on tentative plans so that it may review the 

  intensity of land use and serve the public interest by protecting 

  neighboring land uses. 

 

 I. The following requirements shall apply: 

 

  1. No structure shall be within thirty feet (30’) of the curb or access 

   roads or parking areas. 

 

  2. No structure shall be erected within thirty feet (30’) of any other 

   structure. 

 

  3. There shall be minimum of fifty feet (50’) between any wall 

   containing ten percent (10%) or more of principal windows in 

   living areas and any other such wall. 

 

 J. All structures shall be minimum of fifty feet (50’) from the property lines of 

  the development, or from zoning district boundaries within the limits of a  

  property to be developed as a Planned Residential Development. 

 

 

 K. It is the intention of this subparagraph to encourage good quality  

development by taking into consideration the appearance of all elevations 

and layouts of buildings and external spaces and materials uses therein. 
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3. Common Open Space – 

 

 A. Consideration shall be given to the arrangement and location of open 

  spaces to take advantage of physical characteristics of the site and to 

  place open spaces within easy access and view of dwelling units, at the 

  same time preserving and, where applicable, enhancing natural features. 

 

 B. Areas set aside for open space shall be suitable for the designation purpose 

  and in any event shall be consistent with the plan policy for future land use 

  in the Township.  Any such area shall contain no structure other than a 

  structure related to the purpose of open spaces. 

 

 C. Any land set aside as open space, of such a size as may be capable of 

  future subdivision under the regulations of this Ordinance, must be made 

  subject to a deed restriction of agreement in form acceptable to the Board 

  and duly recorded in the Office of the Recorder of Deeds in and for 

  Clinton County eliminating the possibility of such further subdivision by 

  transfer of development rights to the Township or by any method approved 

  by the Board in approving the plan. 

 

4. Streets and Parking – 

 

 A. Streets within a Planned Residential Development shall be related to land 

  uses and to adjacent street systems, and each street shall be designated as a 

  major traffic street, collector street, or minor street, depending upon its 

  service.  Streets shall be designed in accordance with the terms of the 

  Greene Township Subdivision and Land Development Ordinance.  Where  

private streets are proposed, provision of the maintenance of such private  

street shall be an essential part of the plan for the development. 

 

 B. Parking for all uses within the Planned Residential Development shall be 

  in accordance with the requirements for off-street parking as set forth in 

  Section 8.05 of this Ordinance.  Parking lots shall be lighted and landscaped 

  in accordance with the provisions of Section 8.03. 

 

5. Landscaping – 

 

 Landscaping shall be regarded as an essential feature of every Planned Residential 

 Development.  In addition to the preservation of natural features, trees and slopes 

 of the site, careful attention shall be given to landscaping of parking areas and 

 provisions of street trees. 
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6. Supplementary Project Facilities – 

 

 A. Commercial sites shall in all respects meet the Area and Bulk 

  requirements of the C-1 General Commercial District.  Shopping area 

  within the Planned Residential Development shall be located so as not 

  to interfere with residential character of nearby dwelling units parking and 

  loading places must be carefully screened from view of adjacent 

  residential development. 

 

 B. Swimming pools, skating rinks and other recreation areas shall be located 

  so as not to interfere with the residential character of adjacent dwelling 

  units. 

 

 C. Refuse stations must be designed with screening on all sides at least six 

  feet (6’) high and without openings so as to make the refuse station 

  invisible when the gate is closed.  Such refuse stations shall be in locations 

  convenient for the collection and removal of refuse and not offensive to 

  the occupants of adjacent dwelling units. 

 

 D. Adequate lighting must be provided to the outdoor areas used by residents 

  after dark.  Appropriate lighting fixtures must be provided for walkways 

  and to identify streets, steps, ramps, directional changes and signs. 

  Lighting shall be located to avoid shining directly into habitable room 

  windows in the project, or into private yard areas associated with dwelling 

  units.  The requirements for lighting may be waived by the Board where 

  density of development may not justify its use. 

 

 E. All utilities shall be underground within a Planned Residential 

  Development. 

 

7. Mobile Home Parks – 

 

 A. In the development of a mobile home park, the Greene Township 

  Subdivision and Land Development Ordinance shall apply to the design 

of all water, sewers, storm drainage and street facilities. Each mobile home 

site shall be considered a single-family dwelling site under the provisions of  

this Section and shall be sized accordingly, except that within a mobile home 

park permanent foundations for mobile homes shall not be required.  Each  

mobile home space shall be provided with water, sewer and electric connections 

and shall have a minimum of two (2) parking places off-street. 

 

 B. Each mobile home shall be skirted with acceptable building material in a 

  manner which will eliminate open access to the area underneath the 

  mobile home. 
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 C. Particular care shall be given to the design of recreational facilities 

  landscaping and drainage.  All utilities shall be underground. 

 

 

Section 9.07  Ownership and Maintenance of Common Open Space 

 

 

An essential element of the tentative plan is a written description and plan for the 

disposition of ownership of Common Open Space land designating those to be offered for 

dedication to the Township or to be owned by the specific form of organization proposed. 

 

1. The Board may, at any time and from time to time, accept the dedication of land 

 or any interest therein for public use and maintenance, but the Board need not 

 require, as a condition of the approval of Planned Residential Development, that 

 land proposed to be set aside for Common Open Space be dedicated, or made 

 available for public use. 

 

2. In the event that Common Open Space is not dedicated or made available to 

 public use, the landowner shall provide for and establish an organization for the 

 ownership and maintenance of Common Open Space, and such organization 

 shall not be dissolved nor shall it dispose of the Common Open Space, by sale of 

 otherwise (except to an organization conceived and established to own and 

 maintain the Common Open Space), except by dedication of the same to the 

 public.  In any case, an organization provided for the ownership to open space 

 land, not dedicated for public use shall be constituted of the property owners 

 within the Planned Residential Development.  The plan may provide that the 

 property owner’s association may lease back open space lands to the developer, 

 his heirs or assigns, or to any other qualified person, or corporation, for operation 

 and maintenance of open space lands, but such a lease agreement shall provide: 

 

 A. That the residents of the Planned Development shall at all times have 

  access to the open space lands contained therein. 

 

 B. The Common Open space to be leased shall be maintained for the 

  purposes set forth in this Ordinance. 

 

 C. That the operation of open space facilities may be for the benefit of the 

  residents only, or may be open to the general public. 

 

 The form of the lease shall be subject to the approval of the Board, and that any 

 transfer or assignment of the lease shall be further subject to the approval of the 

 Board.  Lease agreements so entered upon shall be recorded with the Recorded of 

 Deeds of Clinton County within thirty (30) days of their execution and a copy of 

 the recorded lease shall be filed with the Secretary of the Township. 
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3. The plan to provide for the ownership and maintenance of Common Open Space 

 shall include: 

 

 A. A complete description of the organization to be established for the 

  ownership of open space, if any, and the methods by which this 

  organization shall be established and maintained. 

 

 B. A method reasonably designed to give adequate notice to property owners 

  within the Planned Residential Development in the event of the sale, or 

  other disposition of Common Open Space lands, and in the event of 

  assumption of the maintenance of Common Open Space lands by the 

  Township as hereinafter provided. 

 

4. In the event that the organization established to own and maintain Common Open 

 Space, or any successor organization, shall at any time after established of the 

 Planned Residential Development fail to maintain the Common Open Space in 

 reasonable order and condition in accordance with the development, the Board 

 may proceed as provided in the Act, Section 7.05 (D) (2), to demand that the 

 deficiencies of maintenance be corrected or that the Township will enter upon 

 and maintain Common Open Space.  Notice to affected property owners in 

 accordance with the provisions of the master plan as required in Section 9.07 of this 

 Ordinance shall be deemed to be adequate notice by the Township.  The cost of 

 such maintenance by the Township shall be assessed ratably against the properties 

 within the Planned Residential Development that have a right of enjoyment of the 

 Common Open Space, and shall become a lien on said properties. 

 

 The Board at any time of entering upon said Common Open Space for the purpose 

 of maintenance may file a notice of lien in the office of the Prothonotary of the 

 County upon the properties affected by the lien within the Planned Residential 

 Development if such is warranted. 
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Section 9.08  Application for Tentative Approval for Planned 

Residential Development 

 

 

1. An application for tentative approval of a Planned Residential Development shall 

 be filed by or on behalf of the owner or owners of the land.  Such application is to 

 be filed, along with the necessary fee, with the Zoning Officer of the Township on 

 a form approved by the Township.  A copy of this application shall also be 

 submitted to the Clinton County Planning Commission for their review.  The fee 

 for review of the application for tentative approval shall be as hereinafter provided in 

 Section 11.04. 

 

2. Plans for tentative approval shall be prepared to show the following: 

 

 A. The location, size, and topography of the site and the nature of the 

  landowner’s interest in the land proposed to be developed. 

 

 B. The density of land use to be allocated to parts of the site to be developed. 

 

 C. The location, size and uses of the Common Open space and the form of 

  organization proposed to own and maintain the Common Open Space. 

 

 D. The use and the approximate height, bulk and location of buildings and 

  other structures. 

 

 E. The feasibility of proposals for the disposition of the sanitary waste and 

  storm water and provision of public water supply as determined by a 

  Professional Engineer, registered in the State of Pennsylvania. 

  

F. The substance of covenants, grants of easements or other restrictions 

 proposed to be imposed upon the use of the land, buildings and structures 

 including proposed easements or grants for public utilities. 

 

G. The provisions for parking of vehicles and the location and width of 

 proposed streets and public ways. 

 

H. The required modifications in the land use regulations otherwise 

 applicable to the subject property. 

 

I. In the case of development plans which call for development over a period 

 of years, the landowner shall designate geographic sections for 

 development under the plan and file a schedule showing the proposed 

 times within which application for final approval of all sections of the 

 Planned Residential Development are intended to be filed.  This schedule 

 must be updated annually, on the anniversary of its approval, until the 

 development is completed and accepted. 
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The application of tentative approval of a Planned Residential Development shall include a 

written statement by the landowner setting forth the reasons why, in his opinion, a Planned 

Residential Development would be in the public interest and would be consistent with the 

comprehensive plan for the development of the Township. 

 

 

Section 9.09    Public Hearings 

 

 

1. Within sixty (60) days after the filing of an application for tentative approval of a 

 Planned Residential Development, a public hearing pursuant to public notice on 

 said application shall be held by the Board in a manner prescribed in Section 11.05 

 for the enactment of an amendment to this Ordinance.  The Chairman or, in his 

 absence, the acting Chairman of the Board may administer oaths and compel the 

 attendance of witnesses.  All testimony by witnesses at any hearing shall be 

 given under oath and every party of record at a hearing shall have the right to 

 cross-examine adverse witnesses. 

 

2. A verbatim record of the hearing shall be caused to be made by the Board 

 whenever such record is requested by any party to the proceedings; but the cost 

 of making and transcribing such a record shall be borne by the party requesting it 

 and the expense of copies of such record shall be borne by the party requesting it 

 who wishes to obtain such copies.  All exhibits accepted in evidence shall be  

identified and duly preserved, or, if not accepted in evidence, shall be properly 

identified and the reason for the exclusion clearly noted in the record. 

 

3. The Board may continue the hearing from time to time, and may refer the matter 

 back to the Planning Commission for a further report, provided, however, that in 

 any event, the public hearing or hearings shall be conducted within sixty (60) days 

 after the date of the first public hearing. 

 

 

Section 9.10    The Findings 

 

 

1. The Board, within sixty (60) days following the conclusion of the public hearing 

 provided for in this Section, shall, by official written communication to the 

 landowner, either: 

 

 A. Grant tentative approval of the development plan as submitted 

 

 B. Grant tentative approval subject to specified conditions not included in the 

  development plan as submitted, or 
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 C. Deny tentative approval to the development plan 

 

 Failure to so act within said period shall be deemed to be a grant of tentative 

 approval of the development plan as submitted.  In the event, however, that   

 tentative approval is granted subject to conditions, the landowner may, within 

 thirty (30) days after receiving a copy of the official written communication of the 

 Board, notify such governing body or agency of his refusal to accept all said 

 conditions, in which case, the Board will be deemed to have denied tentative 

 approval of the development plan, with all said conditions, shall stand as granted. 

 

2. The grant or denial of tentative approval by official written communication shall 

 include not only conclusions but also findings of fact related to the specific 

 proposal and shall set forth the reasons for the grant, with or without conditions, 

 or for the denial, and said communication shall set forth with particularity in what 

 respects the development plan would or would not be in the public interest 

 including, but not limited to findings of fact and conclusions on the following: 

 

 A. In what respects the development plan is or is not consistent with 

  comprehensive plan for the development of the Township. 

 

 B. The extent to which the development plan departs from zoning and 

  subdivision regulations otherwise applicable to the subject property, 

  including but not limited to density, bulk and use, and the reasons why 

  such departures are or are not deemed to be in the public interest. 

 

 C. The purpose, location and amount of Common Open Space in the 

  Planned Residential Development, the reliability of the proposals for 

  maintenance and conservation of the Common Open Space as related to 

  the proposed density and type of residential development. 

 

 D. The physical design of the development plan and the manner in which said 

  design does or does not make adequate provision for public services, 

  provide adequate control over vehicular traffic, or further the amenities 

  of light and air, recreation and visual enjoyment. 

 

 E. The relationship, beneficial or adverse, of the proposed Planned 

  Residential Development to the neighborhood in which it is proposed to be 

  established. 

 

 F. In the case of a development plan which proposes development over a 

  period of years, the sufficiency of the terms and conditions of the Planned 

  Residential Development in the integrity of the development plan. 
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3. In the event a development plan is granted tentative approval, with or without 

 conditions, the Board may set forth in the official written communication the time 

 within which an application for final approval of the development plan shall be filed 

 or, in the case of a development plan which provides for development over a 

 period of a year, the periods of time within which applications for final approval of 

 each part thereof shall be filed.  Except upon the consent of the landowner, the 

 time so established between grant of tentative approval and an application for 

 final approval shall not be less than three (3) months and in the case of a 

 development over a period of years, the time between applications for final 

 approval of each part of the plan shall not be less than twelve (12) months. 

 

 

 

Section 9.11   Status of Plan after Tentative Approval 

 

 

 

1. The official written communication provided for in this section shall be certified 

 by the Secretary of the Township and shall be filed in his office, and a certified 

 copy shall be mailed to the landowner where tentative approval has been granted, 

 and the same shall be noted on the zoning map. 

 

2. Tentative approval of a development plan shall not qualify a plan of the Planned 

 Residential Development for recording nor authorize development of the issuance 

 of any building permits.  A development plan which has been given tentative 

 approval as submitted, or which has been given tentative approval with conditions 

 which have been accepted by the landowner (and provided that the landowner has 

 not defaulted or violated any of the condition of the tentative approval), shall 

 not be modified or revoked nor otherwise impaired by action of the Township 

 pending an application or applications for final approval, without the consent of 

 the landowner, provided an application for final approval, is filed, or in the case of 

 development over a period of years, provided applications are filed within the 

 periods of time specified in the official written communication granting tentative 

 approval. 

 

3. In the event that a development plan is given tentative approval and thereafter, but 

 prior to final approval, the landowner shall elect to abandon said development 

 plan and shall so notify the Board in writing, or in the event the landowner shall 

 fail to file application or applications for final approval within the required period 

 of time or times, as the case may be, the tentative approval shall be deemed to be 

 revoked and all the portion of the area included in the development plan for which 

 final approval has not been given shall be subject to those ordinances otherwise 

 applicable thereto as they may be amended from time to time, and the same shall 

 be noted on the zoning map and in the records of the Secretary of the Township. 
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Section 9.12   Application for Final Approval 

 

 

1. An application for final approval may be for all the land included in a 

 development plan or, to the extent set forth in the tentative approval, for a 

 section thereof.  Said application shall be made to the Board and within 

 the times or times specified by the official written communication granting 

 tentative approval.  The application shall include any drawings, 

 specifications, covenant, easements, performance bond, and such other 

 requirements as may be specified by the Zoning Ordinance, or by the Greene 

 Township Subdivision and Land Development Ordinance, as well as any 

conditions set forth in the official written communication at the time of  

tentative approval.  A public hearing on an application for final approval  

of the development plan, or part thereof, shall not be required, provided the 

development plan, or the part thereof, submitted for final approval, is in  

compliance with the development plan therefore given tentative approval and 

with any specified conditions attached thereto. 

 

2. Plans submitted for final approval of all or a portion of a Planned 

 Residential Development shall be prepared in accordance with the 

 requirements for final subdivision plans as specified in the Greene 

 Township Subdivision and Land Development Ordinance as amended, and  

the procedures established by that ordinance, relating to the content, review  

and approval of final plans shall govern the acceptance of final plans. 

 

3. The design of streets, sewers, storm drainage, sidewalks, and all public 

 improvements shall be in strict accordance with the design standards of the 

 Zoning Ordinance. 

 

4. The Greene Township Subdivision and Land Development Ordinance 

 as amended shall govern the construction and acceptance of all public 

improvements including the provisions for requirement of performance and  

maintenance bonds. 

 

5. The fee for filing final plans and for inspection, engineering, material 

 tests, recording and legal matters shall be as provided by Section 11.04 of 

 this Ordinance. 

 

6. In the event the application for final approval has been filed, together with 

 all drawings, specifications and other documents in support thereof, as 

 required by this Ordinance and the official written communication of 

 tentative approval, the Board shall, within forty-five (45) days of such 

 filing, grant such development plan final approval. 
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7. In the event the development plan as submitted contains variations from 

 the development plan given tentative approval, the Board may refuse to 

 grant final approval and shall, within forty-five (45) days from the filing of 

 the application for final approval, so advise the landowner in writing of 

 said refusal, setting forth in said notice the reasons why one or more of 

 said variations are not in the public interest.  In the event of such refusal, 

 the landowner may either: 

 

 A. Re-file his/her or its application for final approval without the 

  variations objected; 

 

  or 

 

 B. File a written request with the Board that it hold a public hearing 

  on his application for final approval. 

 

 If the landowner wishes to take either such alternate action, he may do so 

 at any time.  In the event the landowner shall fail to take either of these 

 alternate actions within thirty (30) days of the Board’s refusal, he shall be 

 deemed to have abandoned the development plan.  If a public hearing is 

 requested, such public hearing shall be held pursuant to public notice 

 within thirty (30) days after request for the hearing is made by the 

 landowner, and the hearing shall be conducted in the manner prescribed in 

 this Part for public hearings on applications for tentative approval.  Within 

 thirty (30) days after the conclusion of the hearing, the Board shall by 

 official written communication either grant final approval to the 

 development plan or deny final approval.  The grant or denial approval of 

 the development plan shall, in cases arising under this section, be in the 

 form and contain the findings required for an application for tentative 

 approval set forth in this Part. 

 

8. A development plan, or any part thereof, which has been given final 

 approval shall be so certified without delay by the Board and shall be filed 

 of record forthwith in the office of the Recorder of Deeds before any 

 development shall take place in accordance therewith.  Upon the filing of 

 the record of the development plan, the zoning and subdivision regulations 

 otherwise applicable to the land included in such plan, shall cease to apply 

 thereto.  Pending completing within a reasonable time of said Planned 

 Residential Development or of that part thereof, as the case may be, that 

 has been finally approved, no modification of the provisions of said 

 development plan, or part thereof, as finally approved, shall be made 

 except with the consent of the landowner. 

 

9. In the event that a development plan, or section thereof, is given final 

 approval and thereafter the landowner shall abandon such plan or the 
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 section thereof that has been finally approved and shall so notify the Board 

 in writing, or, the landowner shall fail to commence and carry out the 

 Planned Residential Development within twelve (12) months after final 

 approval has been granted, no development shall take place on the 

 property included in the development plan until after the said property is 

 re-subdivided and is reclassified by enactment of an amendment to this 

 Ordinance in the manner prescribed for such amendments in Section 11.05. 

 

 

Section 9.13  Enforcement and Modification of Provision of the Plan 

 

 

To further the mutual interest of the residents of the Planned Residential Development and 

of the public in the preservation of the integrity of the development plan, as finally 

approved, and to ensure that modification, if any, in the development plan shall not impair 

the reasonable reliance of the said residents under the provisions of the development plan, 

nor result in changes that would adversely affect the public interest, the enforcement and 

modification of the development plan as finally approved, whether those are recorded by 

plat, covenant, easement or otherwise shall be subject to the provisions of the law as 

contained in Section 7.06 of Act 247. 
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ARTICLE X 

 
Zoning Hearing Board 

 

 

Section 10.01   Establishment and Membership 

 

 

There shall be a Zoning Hearing Board which shall consist of three (3) members who shall 

be appointed by the Board of Supervisors.  The membership of the Zoning Hearing Board 

shall consist of residents of the Township.  Their terms of office shall be three (3) years and 

shall be so fixed that the term of office of one member shall expire each year.  The Zoning 

Hearing Board shall promptly notify the Board of Supervisors or any vacancies which 

occur.  Appointments to fill vacancies shall be only for the unexpired portion of the term. 

Members of the Zoning Hearing Board shall hold no other office in the Township except 

that no more than one member of the Zoning Hearing Board may also be a citizen member 

of the Planning Commission.  Any member of the Zoning Hearing Board may be removed 

for malfeasance, misfeasance or nonfeasance in office or for other just cause by a majority 

vote of the Board of Supervisors taken after the member has received fifteen (15) days’ 

advance notice of the intent to take such a vote.  A hearing shall be held in connection with 

the vote if the member shall request it in writing. 

 

 

Section 10.02   Organization of the Zoning Hearing Board 

 

 

The Zoning Hearing Board shall elect from its own membership its officers, who shall 

serve annual terms as such and may succeed themselves.  For the conduct of any hearing 

and the taking of any action, a quorum shall be not less than a majority of all the members. 

The Zoning Hearing Board may appoint a hearing officer from its own membership to 

conduct any hearing on its behalf and the parties may waive further action as provided in 

Section 10.04.  The Zoning Hearing Board may make, alter, and rescind rules and forms for its 

procedures, consistent with ordinances of the Township and laws of the Commonwealth. 

The Zoning Hearing Board shall keep full public records of its business and shall submit a 

report of its activities to the Board of Supervisors once a year. 
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Section 10.03   Expenditures for Services – Fees 

 

 

1. Within the limits of funds appropriated by the Board of Supervisors, the Zoning 

 Hearing Board may employ or contract for secretaries, clerks, legal counsel, 

 consultants and other technical and clerical services.  Members of the Zoning 

 Hearing Board may receive compensation for the performance of their duties as 

 may be fixed by the Board of Supervisors, but in no case shall it exceed the rate of 

 compensation authorized to be paid the members of the Board of Supervisors. 

 

 

2. The applicant before the Zoning Hearing Board shall deposit with the Treasurer of 

 the Township such a sum of money, as established by resolution of the Board of 

 Supervisors, to pay expenses for the hearing.  These costs may include, but are not 

 limited to, cost of providing notice and cost of such compensation as the Zoning 

 Hearing Board may receive.  Funds deposited in excess of the actual cost of the 

 requested hearing shall be returned to the applicant upon completion of the 

 proceedings, and, in the event that the costs of the hearing exceed the funds 

 deposited, the applicant shall pay to the treasurer of the Township funds equal to 

 such excess cost. 

 

 

Section 10.04    Hearings 

 

 

The Zoning Hearing Board shall conduct hearings and make decisions in accordance with 

the following requirements: 

 

1. The Zoning Hearing Board shall fix a reasonable time and place for public 

 hearings and shall give notice thereof as follows: 

 

 A. By giving public notice as defined in this Ordinance. 

 

 B. By mailing a notice thereof to the parties of interest. 

 

 C. By mailing a notice thereof to the Zoning Officer, the Township Secretary, 

  each member of the Board of Supervisors, each member of the Planning 

  Commission, and to every person or organization who shall have 

  registered with the Zoning Hearing Board for the purposes of receiving 

  such notices. 

 

 D. By conspicuously posting a notice on the affected tract of land.  No less 

  than seven (7) days prior to the date of the hearing. 

 

 E. The notice herein required shall state the location of the lot or building and 

  the general nature of the questions involved. 
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 F. The appellant shall, at least five (5) days prior to the time appointed for 

  said hearing, give personal notice to all owners of property within two 

  hundred (200) feet of the affected property by either handing a copy 

  thereof to the said property owner(s) or by leaving a copy at their usual 

  place of abode or by sending written notification by Certified Mail/Return 

  Receipt Required to the last known address of the property owner(s). 

  Where the owner(s) are a partnership, service upon any partner as above 

  shall be sufficient, and where the owner(s) are corporations, service upon 

  any officer as above set forth, shall be sufficient. 

 

  1. The hearing shall be conducted by the Zoning Hearing Board or the 

   Zoning Hearing Board may appoint any member as a hearing 

   officer.  The decision or, where no decision is called for, the 

   findings shall be made by the Zoning Hearing Board, but the parties  

   may waive decision or findings by the Zoning Hearing Board and 

   accept the decision or findings of the hearing officer as final. 

 

  2. Order of Hearing: 

 

   A. Hearing called to order; 

  

   B. Chairman’s statement of reason for hearing; 

 

   C. Chairman’s statement of parties to hearing; 

 

   D. Identification of other parties wishing to be heard; 

 

   E. Outline of procedures to be followed during hearing; 

 

   F. Applicant’s presentation of their case, 

 

    1. Objector’s cross-examine applicant’s witnesses; 

 

    2. Board cross-examines applicant’s witnesses; 

 

   G. Statement of Zoning Officer, 

 

    1. Applicant’s cross-examination, 

 

    2. Objector’s cross-examination, 

 

    3. Board’s cross-examination; 

 

   H. Objector’s presentation of their case, 

 

    1. Applicant cross-examines objector’s witnesses; 
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   I. Other testimony and evidence; 

 

   J. Rebuttal by applicant; 

 

   K. Rebuttal by objectors; 

 

   L. Concluding remarks and notice of when decision is 

    expected to be made; 

 

   M. Adjournment of hearing. 

 

2. The parties to the hearing shall be the Township, and person affected by the 

 application who has made timely appearance of record before the Zoning Hearing  

Board, any other person including civic or community organizations permitted to 

appear by the Zoning Hearing Board.  The Zoning Hearing Board shall have 

power to require that all persons who wish to be considered parties enter 

appearances in writing on forms provided by Zoning Hearing Board for that 

purpose. 

 

3. The Chairman or acting Chairman of the Zoning Hearing Board or the hearing 

 officer presiding shall have the power to administer oaths and issue subpoenas to 

 compel the attendance of witnesses and documents requested by the parties. 

 

4. The parties shall have the right to be represented by counsel and shall be afforded 

 the opportunity to respond and present evidence and argument and cross-examine 

 adverse witnesses on all relevant issues. 

 

5. Formal rules of evidence shall not apply, but irrelevant, immaterial, or unduly 

 repetitious evidence may be excluded. 

 

6. The Zoning Hearing Board or the hearing officer, as the case may be, shall keep a 

 stenographic record of the proceedings, and a transcript of the proceedings and 

 copies of graphic or written material received in evidence shall be made available 

 to any party at cost. 

 

7. The Zoning Hearing Board or the hearing officer shall not communicate, directly 

 or indirectly, with any party or his representatives in connection with any issue 

 involved except upon notice and opportunity for all parties to participate, shall not 

 take notice of any communication, reports, staff memoranda, or other materials 

 unless the parties are afforded an opportunity to contest the material so noticed, 

 and shall not inspect the site or its party or his representative unless all parties are 

 given an opportunity to be present. 

 

8. The Zoning Hearing Board or the hearing officer as the case may be, shall render a 

 written decision or, when no decision is called for, make written findings on the 

 application within forty-five (45) days after the last hearing before the Zoning 
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 Hearing Board or the hearing officer.  Where the application is contested or 

 denied, each decision shall be accompanied by findings of fact and conclusion 

 based thereon together with the reasons therefore.  Conclusions based on any 

 provisions of this Ordinance or any act, rule, or regulation shall contain a 

 reference to the provision relied on and the reasons why the conclusion is deemed 

 appropriate in the light of the facts found.  If the hearing is conducted by the 

 hearing officer, and there has been no stipulation that his decision or findings are 

 final, the Zoning Hearing Board shall make his report and recommendations 

 available to the parties, and the parties shall be entitled to make written 

 representations thereon to the Zoning Hearing Board prior to the final decision or 

 entry of findings, and the Zoning Hearing Board’s decision shall be entered no 

 later than forty-five (45) days after the decision of the hearing officer.  Where the 

 Zoning Hearing Board fails to render the decision within the period required by 

 this subsection, or fails to hold the required hearing within sixty (60) days from 

 the date of the applicant’s request for a hearing, the decision shall be deemed to 

 have been rendered in favor of the applicant unless the applicant has agreed in 

 writing to an extension of time.  When a decision has been rendered in favor of 

 the applicant because of the failure of the Zoning Hearing Board to meet or render 

 a decision as hereinabove provided, the Township shall give public notice of said 

 decision within ten (10) days in the same manner as provided in Section 10.01 (1). 

 Nothing in this subsection shall prejudice the right of any party opposing the  

 application to urge that such decision is erroneous. 

 

9. A copy of the final decision, or, where no decision is called for, shall be delivered 

 to the applicant personally or mailed to him by certified mail not later than the day 

 following its date.  To all other persons who have filed their name and address 

 with the Zoning Hearing Board not later than the last day of the hearing, the 

 Zoning Hearing Board shall provide by mail or otherwise, brief notice of the 

 decision or findings and a statement of the place at which the full decision or 

 findings may be examined. 

 

 

Section 10.05    Zoning Hearing Board Functions 

 

 

1. Appeals from the Zoning Officer – The Zoning Hearing Board shall hear and 

 decide appeals where it is alleged by the appellant that the Zoning Officer has 

 failed to follow prescribed procedures or has misinterpreted or misapplied any 

 provision of the Zoning Ordinance or any other rule or regulation pertinent to the 

 action of the Zoning Officer. 

 

2. Challenges to the Validity of the Zoning Ordinance or Map – The Zoning Hearing  

Board shall hear challenges to the validity of the Zoning Ordinance or Zoning Map. 

In all such challenges, the Zoning Hearing Board shall take evidence and make a  

record thereon as provided in Section 10.04.  At the conclusion of the hearing, 
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the Zoning Hearing Board shall decide all contested question and shall make 

findings on all relevant issues of fact which shall become part of the 

record on appeal to the court. 

 

3. Variances – The Zoning Hearing Board shall hear requests for variances where it is 

 alleged that the provisions of this Ordinance inflict unnecessary hardship upon the 

 applicant.  The Zoning Hearing Board may rule to prescribe the form of 

 application and may require preliminary application to the Zoning Officer.  The 

 Zoning Hearing Board may grant a variance, provided the following findings are 

 made where relevant in a given case: 

 

 A. That there are unique physical circumstances or conditions, including 

  irregularity, narrowness, or shallowness of lot size or shape, or exceptional 

  topographical or other physical conditions peculiar to the particular 

  property and that the unnecessary hardship is due to such conditions, and 

  not the circumstances or conditions generally created by the provisions of 

  this Zoning Ordinance in the neighborhood or district in which the 

  property is located; 

 

B. That because of such physical circumstances or conditions, there is no 

 possibility that the property can be developed in strict conformity with the 

 provision of this Zoning Ordinance and that the authorization of a variance 

 is therefore necessary to enable the reasonable use of the property; 

 

C. That such unnecessary hardship has not been created by the appellant; 

 

D. That the variance, if authorized, will not alter the essential character of the 

 neighborhood or district in which the property is located, will not 

 substantially or permanently impair the appropriate use or development of 

 adjacent property, not be detrimental to the public welfare; and 

 

E. That the variance, if authorized, will represent the minimum variance that 

 will afford relief and will represent the least modification  possible of the 

 regulation at issue. 

 

 In granting any variance, the Zoning Hearing Board may attach such 

 reasonable conditions and safeguards as it may deem necessary to 

 implement the purposes of this Zoning Ordinance.  The Zoning Hearing 

Board shall require that adequate on or off-site water and sewage disposal 

 facilities are available for the use intended. 

 

4. Unified Appeals – Where the Zoning Hearing Board has jurisdiction over a zoning 

 matter pursuant to Section 10.05, the Zoning Hearing Board shall also hear all 

 appeals which an applicant may elect to bring before it with respect to any 

 township ordinance or requirement pertaining to the same development plan or 

 development.  In any such case, the Zoning Hearing Board shall have no power 
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 to pass upon the non-zoning issues, but shall take evidence and make a record 

 thereon as provided in Section 10.04.  At the conclusion of the hearing, the Zoning 

 Hearing Board shall make findings on all relevant issues of fact which shall 

 become part of the record on appeal to the court. 

 

 

Section 10.06      Parties Appellant Before Zoning Hearing Board 

 

 

Appeals under Section 10.05 (1) and proceeding to challenge any ordinance under Section  

10.05 (2) may be filed with the Zoning Hearing Board in writing by the landowner affected by 

any officer or agency of the Township, or any person aggrieved.  Request for a variance 

under Section 10.05 (3) and for special exception may be filed with the Zoning Hearing Board by any 

landowner or any tenant with the permission of such landowner. 

 

 

Section 10.07    Time Limitations 

 

 

No person shall be allowed to file any proceeding with the Zoning Hearing Board later than 

thirty (30) days after any application for development, preliminary or final, has been 

approved by an appropriate Township officer, agency or body if such proceeding is 

designed to secure reversal or to limit the approval in any manner unless such person 

alleges and proves that he has no notice, knowledge, or reason to believe that such approval 

has been given.  If such person has succeeded to his interest after such approval, he shall be 

bound by the knowledge of his predecessor in interest. 

 

The failure of anyone other than the landowner to appeal from an adverse decision on a  

tentative or preliminary plan pursuant to Section 9.10 of this Zoning Ordinance or from an  

adverse decision by a zoning officer on a challenge to the validity of an ordinance or map  

pursuant to the act shall preclude an appeal from a final approval except in the case where the  

final submission substantially deviates from the approved tentative or preliminary approval. 

 

 

Section 10.08    Stay of Proceedings 

 

 

Upon filing of any proceedings referred to in Section 10.06 and during its pendency before the 

Zoning Hearing Board, all land development pursuant to any challenged ordinance, order or 

approval of the Zoning Officer or of any agency or body, and all official action thereunder, 

shall be stayed unless the Zoning Officer or any other appropriate agency or body certifies 

to the Zoning Hearing Board facts indicating that such stay would cause imminent peril to 

life or property, in which case, the development or official action shall not be stayed 
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otherwise than by a restraining order, which may be granted by the Zoning Hearing Board 

or by the court having jurisdiction of zoning appeals on petition after notice to the Zoning 

Officer or other appropriate agency or body.  When an application for development, 

preliminary or final, has been duly approved and proceeding designed to reverse or limit the 

approval the applicant may petition the court having jurisdiction of zoning appeals to order 

such persons to post bond as a condition to continuing the proceedings before the Zoning 

Hearing Board.  The question whether or not such petition should be granted and amount of 

the bond shall be within the sound discretion of the court. 
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ARTICLE XI 

 
Administration 

 

 

Section 11.01   Administration and Enforcement 

 

 

1. Administration – 

 

 A. Zoning Officer – The provision of this Ordinance shall be enforced by an 

  agent, to be appointed by the Board, who shall be known as the Greene 

  Township Zoning Officer.  The Zoning Officer, who shall not hold any 

  elective office in the Township, shall be appointed at the first meeting of 

  the Board following the adoption of this Ordinance to serve until the first 

  day of January next following, and shall thereafter be appointed annually 

  to serve a term of one year and/or until his successor is appointed.  The 

  Zoning Officer may succeed himself.  He shall receive such fees or 

  compensation as the Board may, by resolution, provide. 

 

 B. Duties – The duties of the Zoning Officer shall be: 

 

  1. To examine all applications for permits 

 

  2. To issue permits only for construction and uses which are in 

   accordance with the regulation of this Ordinance and as may be 

   subsequently amended. 

 

  3. To record and file all applications for permits and accompanying 

   plans and documents and keep them for public record. 

 

  4. To issue permits for uses by conditional use after such use and 

   buildings are approved by the Township Supervisors in accordance 

   with the regulations of this Ordinance. 

 

  5. To issue permits for a property which requires access to a 

   Pennsylvania State Highway under the jurisdiction of the 

   Department of Transportation only after a Highway Occupancy 

   Permit is obtained from the State of Pennsylvania. 

 

  6. To identify, inspect and register non-conforming uses, buildings, 

   and lots and to keep a filed record of such non-conforming uses 

   and buildings as a public record and to examine them periodically, 

   with the view of eliminating the non-conforming uses under the 
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   existing laws and regulations and to issue certificates of occupancy 

   for them. 

 

  7. Upon the request of the Zoning Hearing Board, present to such 

   body facts, records, and any similar information on specific request 

   to assist such body with reaching its decision. 

 

  8. To be responsible for keeping up to date with this Zoning 

   Ordinance and the Zoning Map filed with the Township Secretary 

   and to include any amendments thereto. 

 

2. Enforcement – This Ordinance shall be enforced by the Zoning Officer of the 

 Township.  No permit of any kind as provided in this Ordinance shall be granted 

 by him for any purpose except in compliance with the provisions of this Zoning 

 Ordinance. 

 

3. Violations – Failure to secure a permit prior to the erection, construction, or 

 alteration of a building or failure to secure a certificate of occupancy shall be a 

 violation of this Zoning Ordinance.  It shall also be a violation of this Ordinance  

to undertake other deliberate actions which are contrary to the terms of this 

 Ordinance. 

 

4. Enforcement Notice – 

 

 A. If it appears to the Zoning Officer that a violation of this Zoning Ordinance 

  enacted under this act or prior enabling laws has occurred, the Township 

  shall initiate enforcement proceedings by sending an enforcement notice as 

  provided in this section. 

 

 B. The enforcement notice shall be sent to the owner of record of the parcel 

  on which the violation has occurred, to any person who has filed a written 

  request to receive enforcement notices regarding that parcel, and to any 

  other person requesting in writing by the owner of record. 

 

 C. An enforcement notice shall state at least the following: 

 

  1. The name and owner of record and any other person against 

   whom the municipality intends to take action. 

 

  2. The location of the property in violation 

 

  3. The specific violation with a description of the requirements which 

   have not been met, citing in each instance the applicable provisions 

   of the ordinance. 
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4. The date before which the steps for compliance must be 

   commenced and the date before which the steps must be 

   completed. 
 

  5. That the recipient of the notice has the right to appeal to the zoning 

   hearing board within a prescribed period of time in accordance 

   with procedures set forth in the ordinance. 

 

  6. That failure to comply with the notice within the time specified, 

   unless extended by appeal to the Zoning Hearing Board, constitutes 

   a violation, with possible sanctions clearly described. 

 

 D. In any appeal of an enforcement notice to the Zoning Hearing Board, the 

  Township shall have the responsibility of presenting its evidence first. 

 

 E. Any filing fees paid by a party to appeal an enforcement notice to the 

  Zoning Hearing Board shall be returned to the appealing party by the 

  Township if the Zoning Hearing Board, or any court in a subsequent 

  appeal, rules in the appealing party’s favor. 

 

5. Enforcement Penalties – any person, partnership, limited liability company, or 

 corporation who or which shall violate the provisions of this Zoning Ordinance  

shall be, upon conviction thereof in a civil enforcement proceedings, sentenced  

to pay a fine of not more than five hundred dollars ($500.00).  In default of payment  

of the fine, such person, the members of such partnership, limited liability company,  

or the officers of such corporation shall be liable.  No judgment shall commerce or 

 be imposed, levied or payable until the date of the determination of a violation by 

 the district justice.  If the defendant neither pays nor timely appeals the judgment, 

 the Township may enforce the judgment pursuant to the applicable rules of civil 

 procedure.  Each day that a violation continues shall constitute a separate 

 violation.  All fines collected for violation of this Zoning Ordinance shall be paid over 

 to the Township. 

 

6. Remedies – In case any building or structure is erected, constructed, reconstructed, 

 altered, repaired, converted, or maintained or any building, structure, or land is 

 used, or any hedge, tree, shrub, or other growth is maintained in violation of this 

 Zoning Ordinance or of any regulations made pursuant hereto, in addition to other 

 remedies provided by law, any appropriate action or proceedings may be 

 instituted or taken to prevent such unlawful erection, construction, reconstruction, 

 alteration, repair, conversion, maintenance or use, to restrain, correct or abate such 

 violation, to prevent the occupancy of said buildings, structure, or land, or to  

 prevent any illegal act, conduct, business or use on or about such premises. 
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Section 11.02       Permits 

 

 

1. General – 

 

 A.  A permit shall be required prior to the opening of a business or the 

  change of ownership of a business, a change in use of land or buildings, or 

  the erection, construction or enlargement of any building, structure or any 

  portion thereof. 

 

 B. Application for permits shall be submitted in writing to the Zoning Officer 

  designated by the Board and shall contain all information necessary for 

  such officer to ascertain whether the proposed erection, construction, 

  reconstruction, enlargement or use complies with the provisions of this 

  Ordinance. 

 

 C. Such permits shall be granted or refused within thirty (30) days from the 

  date of the submitted application. 

 

 D. No permit shall be issued except in conformity with the regulations of this 

  Ordinance, except after written order from the Zoning Hearing Board or 

  the Courts. 

 

 E. The Zoning Officer shall require all fees be paid prior to the issuance of 

  any permit and that any and all other applicable permits or approvals of 

  any governmental unit or regulatory body be obtained or, in the alternative, 

  and for cause shown, the Zoning Officer may condition a permit upon the 

  obtaining of such permits or approvals. 

 

 F. The parcel or parcels shall be in a single and full ownership or proof of 

  option shall be furnished at the time of application. 

 

2. Site Plan Review – 

 

 A. A site plan, as described below, shall accompany all applications for a 

  zoning permit whenever such application propose the following: 

 

  1. A proposed use or structure located in or within fifty feet (50’) of a 

   flood plain; 

 

  2. A proposed use or structure required to have a parking lot as  

   stipulated in Section 8.05. 

 

  3. Whenever development is proposed involving the location of two 

   or more primary uses or structures on a single lot, including but not 

   limited to, apartment, complexes, mobile home parks, shopping  
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   centers and industrial parks; and 

 

  4. Any commercial or industrial uses. 

 

 B. Five (5) copies of the site plans shall be submitted to the Zoning Officer 

  along with the application for a zoning permit.  The site plan shall be 

  drawn to a scale of 1” equals 50’ or larger (1’ = less than 50’) and contain 

  the following written and graphic information: 

 

  1. The name of the proposed development, the identification by 

   Clinton County Tax Map Parcel Number, and the name and 

   address of the owner of the property and the individual or firm 

   preparing the site plan; 

 

  2. Date of the application for a zoning permit; 

 

  3. Graphic scale; 

 

  4. North point; 

 

  5. Key map at a scale of 1” equals four hundred feet (400’) showing 

   streets and roads, buildings, and motor vehicle access within five 

   hundred feet (500’) from the exterior boundary of the lot; 

 

  6. Total size of the property, and each lot and/or area to be leased; 

 

  7. The proposed use of the property; 

 

  8. Topographic control lines for existing, and design finish grades 

   drawn at vertical intervals of five feet (5’) including elevations of 

   each ten foot (10’) interval; 

 

  9. The total tract boundary with distances marked to at least the 

   nearest foot; 

 

           10. Location of the front, side, and rear yard setback area as required 

   by the applicable zoning district; 

 

  11. All existing and proposed structures, showing location and 

   statement of ground area, and retail and service floor area, 

   and height of each; 

 

  12. All streams, springs, sink holes, flood plan boundaries, and slopes 

   of twenty-five percent (25%) or more; 

 

  13. Location of all existing and proposed utilities, their easements, 
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   including those within fifty feet (50’) of the boundaries of the site 

   plan; 

 

  14. All existing and proposed street rights-of-way and cartways, 

   including those abutting the property; 

 

  15. All existing and proposed points or motor vehicle access to the 

   property; 

 

  16. All existing and proposed parking and loading spaces, parking lots, 

   and a statement of the surfacing material to be used; 

 

  17. The location of all outdoor lighting fixtures; 

 

  18. The location and generic name of vegetation to be used for   

   landscaping; 

 

  19. The location of all buffer yards required by the Ordinance; 

 

  20. All storm water management controls required by the Greene 

   Township Subdivision and Land Development Ordinance; 

 

  21. Soil erosion and sedimentation control plan in accordance with 25 

   PA Code Section 102, Erosion Control; 

 

  22. The location of all sidewalks and curbing required by the Greene 

   Township Subdivision and Land Development Ordinance; 

 

  23. The location of all existing and proposed signs as regulated by this 

   Ordinance; and 

 

  24. Engineering and architectural plans for treatment and disposal of  

   sewage and industrial waste, tailings or unusable by-products. 

 

  25. Engineering and architectural plans for the handling of any excess 

   traffic congestion, noise, glare, air pollution, water pollution, 

   vibration, fire hazards, or safety hazards, smoke, or emission or 

   any potentially harmful or obnoxious matter or radiation. 

 

  26. Designation of the manner by which sanitary sewage shall be 

   disposed and water supply obtained. 

 

  27. A space label “Recommended to Supervisors for approval 

   by” for the signatures of the Planning Commission and, a space 

   labeled “Approved by” for the signatures of the Board of 

   Supervisors and a space for the date of each such approval. 
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 C. All applications for a zoning permit which include a site plan as herein 

  required shall be reviewed in the following manner: 

 

  1. Upon receipt of the application the Zoning Officer shall forward 

   one (1) copy each of the site plan to the staff of the Clinton County 

   Planning Commission, the Township Planning Commission, and 

   the Township Engineer for review and comment. 

 

  2. The decision of the Board shall be made within sixty (60) days 

   following the date of the regular meeting of the Planning 

   Commission next following the date the application is filed, 

   provided that should the next regular meeting occur more than the 

   thirty (30) days following the filing of the application, then 

   approval shall be within ninety (90) days of the date the application 

   has been filed, instead of approval by the Zoning Officer within 

   thirty (30) day, and 

 

  3. Upon approval of the application, the Zoning Officer shall sign two 

   (2) copies of the site plan, return one (1) copy to the applicant along 

   with the requested zoning permit and retain the other copy for his 

   files. 

 

 D. Permit Applications Where Site Plan Review Not Required – Applications, 

  when site plan review is not required, shall be accompanied by plans in 

  duplicate, drawn to scale and showing the following: 

 

  1. Actual dimensions and shape of lot to be built upon. 

 

  2. Exact size and locations on the lot of all buildings and other 

   structures, if any, and the location and dimensions of proposed 

   building and other structures or alternatives. 

 

  3. Existing and proposed uses, showing the number of families the 

   building is designed to accommodate. 

 

  4. Any other lawful information that may be required by other 

   sections of this Ordinance or other Ordinance. 

 

  5. Water and sewer systems shall conform to the most recent 

   applicable regulations adopted by the Pennsylvania Department of 

   Environmental Resources. 

 

 E. Temporary Use Permit – A temporary permit may be authorized as a 

  special exception by the Zoning Hearing Board, subject to the 

  requirements of Part 10 of this Ordinance, for the non-conforming 
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  structure or use which it deems beneficial to the public health or general 

  welfare or which is deemed necessary to promote the proper development of 

  the community, provided that such non-conforming structure or use shall 

  be completely removed upon expiration of the permit without cost to the 

  Township.  Such as permit shall be issued for a specified period of time 

  not exceeding one (1) year, and may be renewed annually for an aggregate 

  period of not more than three (3) years. 

 

 F. Validity of Permits – When the Zoning Officer issues any permit for 

  building, signs, temporary use, the applicant must commence the action for 

  which the permit is issued within six (6) months of the date of the issuance 

  of the permit; otherwise, and said permit shall be null and void. 

 

 G. Administration of Flood Plain District – This section should apply to the 

  administration of uses in the Township Flood Plain Overlay District. 

 

  1. Zoning Permits Required – Zoning permits shall be required before 

   any new development, construction, substantial improvements, 

   reconstruction, enlargement, alteration, or relocation of any 

   building or structure is undertaken in a Flood Plain District.  All 

   permit requirements shall be governed by Sections 11.01 and 11.02, 

   except for additional provisions contained herein. 

 

  2. Review by County Conservation District – A copy of all 

   applications and plans for any proposed construction or 

   development in any identified flood-prone areas to be considered 

   for approval shall be submitted by the Zoning Officer to the 

   County Conservation District for review and comment prior to the 

   issuance of a building permit.  The recommendations of the 

   Conservation District shall be considered by the Zoning Officer for 

   possible incorporation into the proposed plan. 

 

  3. Review of Application by Others – A copy of all plans and applications 

   for any proposed construction or development in any 

   identified flood-prone area to be considered for approval shall be 

   submitted by the Zoning Officer to the Township Engineer, 

   Planning Commission, and to any other appropriate agencies 

   and/or individuals for review and comment.  Final approval shall 

   be required from the Board of Supervisors prior to issuance of any 

   permits. 

 

  4. Other Permit Issuance Requirements – Prior to the issuance of any 

   Zoning permit, the Zoning officer shall review the application for 

   permit to determine if all other necessary governmental permits 

   such as those required by State and Federal laws have been 

   obtained including those required by Act 537, the Pennsylvania 
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   Sewage Facilities Act; the Water Obstruction Act 1913; and the 

   Federal Water Pollution Control Act Amendments of 1972, Sec. 

   404, 33, USC 1334, no permit shall be issued until this 

   determination has been made. 

 

  5. Notices, Hearings, Appeals – All provisions relative to notices, 

   hearings, and appeals are governed by Article X – Zoning Hearing 

   Board. 

 

  6. Variance Within Flood Plain Districts – Requests for variances 

   shall be considered by the Zoning Hearing Board in accordance 

   with the following, in addition to the provisions of Article X. 

 

   A. The Board shall, at least thirty (30) days prior to holding a 

    hearing on the variance, forward a copy of the variance 

    request to the Township Supervisors and Township 

    Planning Commission for review and comment.  This 

    review period may also be used to secure technical 

    interpretations from the Federal Emergency Management 

    Agency. 

 

   B. Except for a possible modification of the free board 

    requirements involved, no variance shall be granted for any 

    of the other requirements pertaining specifically to 

    development regulated by Special Permit or to 

    Development Which May Endanger Human Life. 

 

   C. If granted, a variance shall involve only the least 

    modification necessary to provide relief. 

 

   D. Whenever a variance is granted, the Zoning Hearing Board 

    shall attach whatever reasonable conditions and safeguards 

    it considers necessary in order to protect the public health, 

    safety, and welfare, and to achieve the objective of this 

    Ordinance. 

 

   E. Whenever variance is granted the Zoning Hearing Board 

    shall notify the applicant in writing that: 

 

    1. The granting of the variance may result in increased 

     premium rates for flood insurance. 

 

    2. Such variance may increase the risks to life and 

     property. 
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F. In reviewing any request for a variance, the Zoning Hearing 

    Board shall consider, but not be limited to the following: 

 

1. That there is good and sufficient cause. 

 

2. That failure to grant the variance would result in 

 exceptional hardship to the applicant. 

 

3. That the granting of the variance will not result in 

 an unacceptable or prohibited increase in flood 

 heights, additional threats of public safety, 

 extraordinary public expense, create nuisances, 

 cause fraud on, or victimization of the public or 

 conflict with any other applicable local or state 

 ordinance and regulations. 

 

   G. A complete record of all variance requests and related 

    actions shall be maintained by the Zoning Hearing Board. 

    In addition, a report of all variances granted during the year 

    shall be included in the annual report to the Federal 

    Insurance Administration.  

 

   H. Notwithstanding any of the above, however, all structures 

    shall be designed and constructed so as to have the 

    capability of resisting the one hundred (100) year flood. 

 

   I. Administration of the Fishing Creek Storm Water 

    Management Ordinance – This Section should apply to the 

    administration of uses in the Township that are located 

    within the Fishing Creek Watershed overlay district.  All 

    proposed activities that require zoning permits shall be in 

    compliance with the Township’s Fishing Creek Storm 

    Water Management Ordinance.  In lieu of an adopted storm 

    water management ordinance, application shall comply 

    with the storm water management requirements in Section 8.16. 

 

Section 11.03    Certificate of Occupancy 

 

1. Scope – A Certificate of Occupancy shall be required upon completion of the work 

 contemplated in the permit.  No building, structure, or free-standing sign shall be 

 utilized in any manner until a Certificate of Occupancy is issued. 

 

2. Application Procedures – Application shall be made in writing to the Zoning 

 Officer on a form specified for such purposes. 
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3. Issuance – 

 

 A. Certificates of Occupancy shall be granted or refused within ten (10) days 

  from the date of application.  No application shall be granted or refused 

  until the Zoning Officer has inspected the premises.  Issuance of this 

  Certificate shall be based on conformance of the work to the requirements 

  of this Ordinance. 

 

 B. In the C-2 Tourist and Highway Service Commercial District and other 

  commercial districts and in the Industrial District in which performance 

  standards are imposed, no Certificate of Occupancy shall become permanent 

  until thirty (30) days after the facility has been full operating, and the Zoning 

  Officer has determined that the facility is in compliance with all 

  performance standards. 

 

 

Section 11.04     Fees 

 

 

Determination – All fees shall be determined by the Board, and the schedule of such shall 

be made available to the general public.  The Board shall be empowered to re-evaluate the 

fee schedule and make necessary alterations to it.  Such alterations shall not be considered 

an amendment to this Ordinance and may be adopted at any public meeting of the Board by 

resolution. 

 

 

Section 11.05          Amendment 

 

 

1. Power of Amendment – The Board may from time to time amend, supplement, 

 change, modify or repeal this Ordinance including the Zoning Map. The Board, 

 by motion adopted at a stated or special meeting, shall fix the time and place of a 

 public hearing on the proposed change, amendment, or repeal, and cause public 

notice thereof to be given as follows: 

 

 A. By giving public notice of the time and place of the hearing as defined 

  herein and also as required by the Pennsylvania Municipalities Planning 

Code. 

 

 B. The notice shall also set forth the principal provisions of the proposed 

  change, amendment, or repeal in reasonable detail and a reference to a 

  place in the Township where copies of the proposed change, amendment, 

  or repeal may be examined or purchased at a charge not exceeding the cost 

  thereof.  Full opportunity to be heard will be given to any citizen and all 

  parties in interest attending such hearing. 
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2. Citizen’s Petition – Whenever the owners of fifty percent (50%) or more of the 

 area in any district shall present to the Board a petition, duly signed and 

 acknowledged, requesting an amendment, supplement, change, modification or 

 repeal of any of the regulations or restrictions prescribed by this Zoning Ordinance 

for their district or a change or modification of the Zoning Map with reference to 

such district, it shall be the duty of the Board to hold a public hearing thereon and  

cause notice thereof to be given in the manner prescribed above in this Section 11.05. 

 

3. Planning Commission Referral – The Board shall refer each petition or proposal 

 for change or amendment whether under this Section or under another Section to the 

 Planning Commission which shall consider whether or not such proposed change 

 or amendment should be approved.  The Commission shall transmit its 

 conclusion thereof, together with its reasons therefore, to the Board within thirty 

 (30) days.  The Board shall take such conclusion and reasons into consideration in 

 reaching its decision, but shall not be bound thereby. 

 

 

Section 11.06    Conditional Uses 

 

 

1. Powers and Duties – The Board shall hear and decide all requests for Conditional Uses  

in those cases where this Zoning Ordinance indicates a Conditional Use 

 may be granted subject to compliance with the standards and criteria prescribed. 

 in granting a Conditional Use, the Board may attach such reasonable conditions 

and safeguards, in addition to those expressed in this Zoning Ordinance, as it may be 

deemed necessary to implement the purpose of this Zoning Ordinance. 

 

2. Procedures – 

 

 A. The landowner shall file a request for the granting of a Conditional Use 

  along with all maps, plans, and text which may be necessary to explain the 

  development proposed and its compliance with the standards and criteria 

  of this Ordinance with the Zoning Officer.  Said request shall be 

  accompanied by a fee specified by the Supervisors and filed in triplicate. 

 

 B. The Board shall transmit one (1) copy of the request as well as all 

  documentation to the Planning Commission for recommendations at least 

  thirty (30) days prior to the scheduled public hearing. 

 

 C. The Board shall schedule a public hearing with public notice within 

  sixty (60) days of said request. 

 

 D. The Board shall render a written decision and inform the applicant of 

  said decision within thirty (30) days of the hearing date, unless upon mutual 

  consent of the Board and applicant it is agreed to continue the proceedings. 
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3. Standards and Criteria – 

 

 A. The Board, before granting a Conditional Use, must find as follows: 

 

  1. That the proposed use and operations and development in 

   connection with the use have been specifically authorized as a 

   Conditional Use in the district within such particular site is located. 

 

  2. That the proposed use conforms to the lot and area requirements of 

   the district. 

 

  3. That the proposed use conforms to any and all applicable 

   provisions of Article VIII of this Zoning Ordinance. 

 

  The applicant shall have the duty of presenting evidence supporting the 

  required findings.  The burden of persuasion shall be upon the applicant as 

  to the requirements herein. 

 

 B. Parties before the Board who object to the Conditional Use 

  application shall have a duty of presenting evidence on the general 

  detrimental effect of the proposed Conditional Use if the objecting parties 

  desire the Supervisors to consider the following issues: 

 

  1. That the grant of the Conditional Use shall not materially increase 

   traffic congestion in roads and highways, nor cause nor encourage 

   commercial or industrial traffic to use residential streets, so as to 

   pose a substantial threat to the health and safety of the community; 

 

  2. That adequate water, sewage, storm drainage, fire and police 

   protection and other public requirements are or can be provided for 

   the use; 

 

  3. The overcrowding of land or undue congestion of population will 

   not result thereby; 

 

  4. That the use of adjacent land and buildings will not be discouraged 

   and the value of the adjacent land and buildings will not be 

   impaired by the location, nature and height of buildings, walls and 

   fences. 

 

  Mere allegations by objecting parties of detrimental effect shall not be 

  considered evidence.  Objecting parties desiring findings to be made on 

  any of the matters set forth in this subsection must present into evidence 

  facts which support a finding of such detrimental effect.  Upon the 

  presentation of such evidence by objecting parties, the applicant shall have 

  the opportunity to present rebutting evidence on these issues. In the event 
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  that objecting parties have properly raised any issue under this subsection, 

  the burden of persuasion shall be upon the applicant. 

 

 C. Parties before the Board who object to the Conditional Use 

  application shall have the duty of presenting evidence on the general 

  policy concerns arising from the proposed Conditional Use if the objecting 

  parties desire the Board to consider the following issues: 

 

  1. The location of the use, including location with respect to the 

   existing or future street giving access to it, is in harmony with the 

   orderly and appropriate development of the zoning district in which  

the use is to be located; 

 

  2. That the nature and intensity of the operations involved are in 

   harmony with the orderly and appropriate development of the zone 

   in which the use is to be located; 

 

   

  Mere allegations by objecting parties on an adverse impact on general 

  policy concerns shall not be considered evidence.  Objecting parties 

  desiring findings to be made on any of the matters set forth in this 

  subsection must present into evidence facts which support a finding of 

  adverse impact on general policy concerns.  Upon presentation of such 

  evidence by objecting parties, the applicant shall have the opportunity to 

  present rebutting evidence on these issues.  The burden of persuasion as to 

  the matters set forth in this subsection shall be upon the objecting parties. 

 

 D. The Board shall make findings in writing within the time period 

  allowed hereunder on all matters under Subsection A hereof and these 

  matters at issue under subsection B and C hereof. 
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ARTICLE XII 

 
Recommendation, Repealer, Effective Date and Enactment 

 

 

   Recommendation for Approval by Greene 

        Township Planning Commission 

 
Recommended for approval to the Greene Township Board of Supervisors by the Greene 

Township Planning Commission on the ___9th__ day of _April, 2007. 

 

 

     Greene Township Planning Commission 

 

 

 

     By: (S) Larry E. Sheats______       

            Larry E. Sheats, Chairman 

 

 

 

 

ATTEST: 

 

 

 

(S) Todd A. Hiller______  

Todd A. Hiller, Secretary 
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Section 12.02 

     Repealer 

 

The existing Zoning Ordinance, enacted in 1971, and entitled Township of Greene Zoning 

Ordinance, and all supplements and amendments thereto are hereby repealed except for the 

Zoning Map part thereof, which is hereby ratified and with the C-3 Tourist and Highway 

Service Commercial District thereon becoming the C-2 Tourist and Highway Service  

Commercial District thereon and hereunder.  Provided, however, if this Ordinance is held 

to be ineffective or invalid by reason of some irregularity in or impediment to its passage, 

this repealer shall also be ineffective as aforesaid.  Then and in that event the Township of 

Greene Zoning Ordinance of 1971, together with its supplement and amendments, would 

necessarily remain in full force and effect. 

 

 

Section 12.03    Effective Date 

 

 

The effective date of this Zoning Ordinance shall be fourteen (14) days after the date of  

its enactment. 

 

 

Section 12.04     

Enactment 

 

Enacted and ordained as an Ordinance of Greene Township this __2nd __ day of 

May, 2007. 

 

 

     Greene Township Board of Supervisors 

 

     By: (S) Scott Owens          _______________ 

            Scott Owens, Chairman and Supervisor 

 

     By: (S) Donald Lamey                   ______________ 

            Donald Lamey, Vice Chairman and Supervisor 

 

     By: (S) Marvin Weaver________ 

            Marvin Weaver, Supervisor 

 

 

ATTEST: 

 

 

(S) Mala Moore     ____ 

Mala Moore, Secretary 
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                 Included in the Forgoing Are All the Following Amendments to  

                       the Zoning Ordinance of Greene Township (2007) 

 

   

  Amendment to the Zoning Ordinance, inclusive of the Zoning Map, of  

  Greene Township as an ordinance of Greene Township enacted and ordained  

  November 3, 2010. 

 

  Amendment to the Zoning Ordinance by way of amendment of 

 the Zoning Map of Greene Township as an ordinance of Greene Township 

 enacted and ordained March 1, 2011. 

  

  Amendment to the Zoning Ordinance as an ordinance of Greene 

Township enacted and ordained on June 7, 2011. 

 

  The above is certified as true and correct this 30th day of 

 June, 2011. 

 

 

       ________________________ 

       (S) Mala Moore, Secretary 

             of Greene Township 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


