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Board of Zoning Adjustment 
Staff Report 
April 21, 2014 

 
 

 
 

 
REQUEST 

 

 Conditional Use Permit to allow an athletic facility in an M-3 zoning district. 
 

 
SUMMARY/BACKGROUND 

The Louisville Soccer Alliance is seeking approval to use an existing building and adjacent side 
yard as a training facility for soccer.  The building is currently in decline and the alliance will be 
restoring it completely and installing a multipurpose athletic floor on the interior and importing 
top soil and creating a grass surface in the east side lot for outdoor training.  33 parking spaces 
will be provided and signage will be placed on the building.  The facility will be in operation 
weekdays 3:30p.m. - 9:00p.m. and on Saturday 8:00a.m. - 4:00p.m. 
 

 
LAND USE/ZONING DISTRICT/FORM DISTRICT TABLE 

 
 

PREVIOUS CASES ON SITE 
There are no previous related cases or enforcement actions on the subject property.  

 
 

INTERESTED PARTY COMMENTS 
Staff has received correspondence from the City of Watterson Park and Office of the Mayor (see attached 
letters). 

  Land Use Zoning Form District 

Subject Property     

   Existing Vacant Building M-3 SWC 

   Proposed Athletic Facility M-3 SWC 

Surrounding Properties    

   North Office Warehouse M-3 SWC 

   South Office Warehouse M-3 SWC 

   East Auto Collision Center M-3 SWC 

   West Office Warehouse M-3 SWC 

 

Case No:   13CUP1000 
Project Name:  Louisville Soccer   
Location: 3001 Stober Road  
Owner(s):   Louisville Soccer Alliance, LLC 
Applicant:  Louisville Soccer Alliance, LLC   
Representative(s):  Michael Hayes  
Project Area/Size:  1.18 acres 
Existing Zoning District: M-3, Industrial 
Existing Form District: Suburban Workplace 
Jurisdiction:  Watterson Park  
Council District: 10 – Jim King 

Case Manager:  Jon E. Crumbie, Planner II 
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SITE CONTEXT 

The site is irregular in shape and located on the northwest corner of Stober Road and 
Watterson Park Road.  The site is adjacent to an office warehouse to the north, south, and west, 
and auto collision center to the east.  The site is part of a well-established Suburban Workplace 
District which abuts the Norfolk Southern Railroad to the south. 

 
APPLICABLE PLANS AND POLICIES 

 
Cornerstone 2020 
Land Development Code 
 

STANDARD OF REVIEW AND STAFF ANALYSIS  
FOR CONDITIONAL USE PERMITS 

 
1.  Is the proposal consistent with the applicable policies of the Comprehensive Plan? 
 
STAFF: The proposal will be consistent with the applicable policies of the Comprehensive Plan.  The 
applicant will add additional landscaping and buffering to the property.  The existing access to the site will be 
improved.  Adequate parking spaces are provided on-site to meet the LDC.  Proposed signage and lighting will 
be LDC compliant. 
 
2.  Is the proposal compatible with surrounding land uses and the general character of the area including such 
factors as height, bulk, scale, intensity, traffic, noise, odor, drainage, dust, lighting, appearance, etc? 
 
STAFF: The proposal will be located in an existing building in an industrial area.  The proposal will be 
compatible with the surrounding lands uses with respect to height, scale, odor, drainage, dust, lighting, and 
appearance will be greatly improved. 
 
3. Are necessary public facilities (both on-site and off-site), such as transportation, sanitation, water, sewer, 
drainage, emergency services, education, recreation, etc. adequate to serve the proposed use? 
 
STAFF: The proposal has been reviewed by Transportation Planning and MSD and both have approved 
the plan.  The Camp Taylor Fire Protection District reviewed the proposal and had comments that will need to 
be addressed.   
 
 
4.  Does the proposal comply with the following specific standards required to obtain the conditional use permit 
requested? 
 
STAFF:  There are 6 requirements and items A., B., E., and F. will be met.  Item C. does not apply.  The 
applicant will be asking to modify item D.   
 
Athletic Facilities 
Indoor and outdoor athletic facilities, including sports fields, basketball and tennis courts, and related facilities 
such as equipment storage facilities, spectator seating, refreshment stands, restrooms, locker rooms and 
parking except for paint ball ranges are permitted in the M-1, M-2, M-3 districts, and in the R-R, R-E, R-1, R-2, 
R-3, R-4, R-5, R-5A, R-6, R-7and R-8 Districts on tracts of 20 acres or more, and in compliance with the 
following requirements, 
 

A. The athletic facilities are located in a suburban form district; and 
B. Pedestrian and vehicular circulation patterns, including location of parking lots and driveways, must be 

designed to safely accommodate recreational users and avoid conflict with truck traffic, as determined 
by the Director of Works; 
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C. If recreational uses are located within 500 feet of residential use or zone, the applicant shall submit a 
lighting plan documenting compliance with Section 4.1.3 (Lighting ordinance); and 

D. No structure, parking area or outdoor recreation facility shall be located within 30 feet of a property line, 
unless further restricted in accordance with paragraph F. below.  The parking area will be located 7 
feet at its closest point from the Stober Road property line and 3 feet from the Watterson Park 
road property line.  The modification will allow parking to encroach into the landscape buffer 
areas along Stober Road and Watterson Park Road.  Also parking will be located 16 feet from 
the north property line.  The existing structure will be located 21 feet from the nearest property 
line and the athletic field will be 2 feet off the north property line and 1 foot off the east property 
line.  

E. Signs – Shall be in accordance with the on-premises sign standards of chapter 8 of the LDC for non-
residential uses. 

F. Athletic facilities in the M-3 districts subject to a Conditional Use Permit may serve three purposes: 
1. To allow a transitional use of industrially zoned land, while preserving the community’s supply of 

industrially zoned property until such time as market demand justifies use of such property in a 
manner that will significantly meet the community’s economic development needs; or 

2. To allow use of parcels for permanent open space or recreation purposes serving employees of an 
industrial development; or 

3. To accommodate greenways or similar open space use of environmentally constrained land, with or 
without trail systems or other recreational facilities. 
 

4. Thus, athletic facilities are permitted only when the applicant indicates which of the three purposes 
the proposed use will meet, and can demonstrate the following to the satisfaction of the Board of 
Zoning Adjustment or the Board’s designee: 
a. If Transitional Use: The proposed athletic facilities do not entail construction of permanent 

facilities that are inconsistent with industrial use of the site. 
b. If Permanent Open Space/Recreation Use: The site is an integral component of a multi-lot 

business or industrial park, and the recreation facilities primarily benefit persons working at the 
industrial park. 

c. If Greenway or Environmentally Constrained:     The site is subject to environmental constraints 
regulated in Chapter 4 Parts 6, 7, or 8, and is precluded from development by conservation 
easement or restriction on the development plan. 

 
 
 

TECHNICAL REVIEW 
There are no outstanding technical review items. 
 

STAFF CONCLUSIONS 
The proposal will be compatible with the surrounding industrial development and will provide ample 
landscaping and buffering. Based upon the information in the staff report, the testimony and evidence provided 
at the public hearing, BOZA must determine if the proposal meets the standards for granting the Conditional 
Use Permit as established in the LDC. 
 

NOTIFICATION 

 
ATTACHMENTS 

 

Date Purpose of Notice Recipients 

04/03/14 APO Notice  First tier adjoining property owners  
Neighborhood notification recipients 

04/04/14 Sign Posting Subject Property Owner 
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1. Zoning Map 
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2. Aerial Photograph  

 

 

 
 

 

 
 

 
3. Cornerstone 2020 Staff Checklist 
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# 

Cornerstone 
2020 

Guidelines 
& Policies 

Cornerstone 2020 Plan 
Element 

Plan Element or Portion of 
Plan Element 

Pre-
App 

Finding 
Pre-App Comments 

Final 
Finding 

Final Comments 

1 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 1:  
Community Form 

B.10:  The proposal 
integrates into the pattern of 
development, which 
features buildings set back 
from the street in a 
landscaped setting. 

√ 

The structure is located 
in an existing industrial 
area and will be 
improved 

    

4 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.2:  The proposed building 
materials increase the new 
development's compatibility. 

- 
Elevations were not 
provided for the 
structure. 

√ 

Elevations have 
been provided 
and reviewed by 
staff. 

5 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.4/5/6/7:  The proposal 
does not constitute a non-
residential expansion into 
an existing residential area, 
or demonstrates that 
despite such an expansion, 
impacts on existing 
residences (including traffic, 
parking, signs, lighting, 
noise, odor and stormwater) 
are appropriately mitigated. 

√ 

The proposal is located 
in an M-3 zoning district 
and is not adjacent to 
residentially zoned or 
used property. 

    

6 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.5:  The proposal mitigates 
any potential odor or 
emissions associated with 
the development. 

- 
APCD has reviewed the 
plan. 

√ 
APCD has 
approved the 
proposal. 

7 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.6:  The proposal mitigates 
any adverse impacts of its 
associated traffic on nearby 
existing communities. 

- 
Metro Public Works has 
reviewed the plan and 
has comments. 

√ 

Transportation 
Planning has 
approved the 
proposal. 

8 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.8:  The proposal mitigates 
adverse impacts of its 
lighting on nearby 
properties, and on the night 
sky. 

- 
Lighting is not shown on 
the plan. 

√ 
Lighting will 
consists of wall 
packs for security. 

10 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.21:  The proposal 
provides appropriate 
transitions between uses 
that are substantially 
different in scale and 
intensity or density of 
development such as 
landscaped buffer yards, 
vegetative berms, 
compatible building design 
and materials, height 
restrictions, or setback 
requirements. 

- 
Landscaping is not 
shown on the proposal. 

√ 
A landscape plan 
has been 
provided to staff.   
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11 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.22:  The proposal 
mitigates the impacts 
caused when incompatible 
developments unavoidably 
occur adjacent to one 
another by using buffers 
that are of varying designs 
such as landscaping, 
vegetative berms and/or 
walls, and that address 
those aspects of the 
development that have the 
potential to adversely 
impact existing area 
developments. 

- 
Landscaping is not 
shown on the proposal. 

√ 
A landscape plan 
has been 
provided to staff.   

12 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.23:  Setbacks, lot 
dimensions and building 
heights are compatible with 
those of nearby 
developments that meet 
form district standards. 

√ 

The structure is located 
in an existing industrial 
area and will be 
improved.  Setbacks and 
building heights are 
similar. 

    

13 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.24:  Parking, loading and 
delivery areas located 
adjacent to residential areas 
are designed to minimize 
adverse impacts of lighting, 
noise and other potential 
impacts, and that these 
areas are located to avoid 
negatively impacting 
motorists, residents and 
pedestrians.   

- 
Metro Public Works has 
reviewed the plan and 
has comments. 

√ 

Transportation 
Planning has 
approved the 
proposal. 

14 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.24:  The proposal 
includes screening and 
buffering of parking and 
circulation areas adjacent to 
the street, and uses design 
features or landscaping to 
fill gaps created by surface 
parking lots.  Parking areas 
and garage doors are 
oriented to the side or back 
of buildings rather than to 
the street. 

- 
Landscaping is not 
shown on the proposal. 

√ 
A landscape plan 
has been 
provided to staff.   

16 

Form 
District 
Goals G1, 
G2, G3, G4, 
Objectives 
G1.1, G2.1-
2.5, G3.1-
3.3, G4.1-
4.4 

Community Form/Land 
Use Guideline 3:  
Compatibility 

A.28:  Signs are compatible 
with the form district pattern 
and contribute to the visual 
quality of their surroundings. 

- 
Signage is not shown on 
the proposal. 

√ 

Attached signs 
will be added to 
the north and 
south façade and 
will be LDC 
compliant. 

21 

Livability 
Goals H3 
and H5, all 
related 
objectives 

Community Form/Land 
Use Guideline 5: Natural 
Areas and Scenic and 
Historic Resources 

A.2/4:  The proposal 
includes the preservation, 
use or adaptive reuse of 
buildings, sites, districts and 
landscapes that are 
recognized as having 
historical or architectural 
value, and, if located within 
the impact area of these 
resources, is compatible in 
height, bulk, scale, 
architecture and placement. 

- 
Landscaping is not 
shown on the proposal. 

√ 
A landscape plan 
has been 
provided to staff.   

23 

People, 
Jobs and 
Housing 
Goal K4, 
Objective 
K4.1 

Marketplace Guideline 
6: Economic Growth and 
Sustainability 

A.1:  Limit land uses in 
workplace districts to those 
land uses necessary to 
meet the needs of the 
industrial subdivision or 
workplace district and their 

√ 

The proposal is located 
in an M-3 zoning district 
and is not adjacent to 
residentially zoned or 
used property.  An 
existing structure will be 
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employees. remodeled and used with 
no change to the 
footprint of the building. 

32 

Mobility 
Goals A1-
A6, B1, C1, 
D1, E1, E2, 
F1, G1, H1-
H4, I1-I7, all 
related 
Objectives 

Mobility/Transportation 
Guideline 7:  Circulation 

A.10:  The proposal 
includes adequate parking 
spaces to support the use. 

+/- 

Staff does not know the 
number of employees, 
but a gravel area for 
parking has been 
provided. 

√ 

Transportation 
Planning has 
approved the 
proposal. 

38 

Livability, 
Goals B1, 
B2, B3, B4, 
Objectives 
B1.1-1.8,  
B2.1-2.7, 
B3.1-3.4, 
B4.1-4.3 

Livability/Environment 
Guideline 10:  Flooding 
and Stormwater 

The proposal's drainage 
plans have been approved 
by MSD, and the proposal 
mitigates negative impacts 
to the floodplain and 
minimizes impervious area.  
Solid blueline streams are 
protected through a 
vegetative buffer, and 
drainage designs are 
capable of accommodating 
upstream runoff assuming a 
fully-developed watershed.  
If streambank restoration or 
preservation is necessary, 
the proposal uses best 
management practices. 

√ 
MSD has reviewed and 
approved the proposal. 

    

39 

Livability 
Goals C1, 
C2, C3, C4, 
all related 
Objectives 

Livability/Environment 
Guideline 12:  Air 
Quality 

The proposal has been 
reviewed by APCD and 
found to not have a 
negative impact on air 
quality. 

- 
APCD has reviewed the 
plan. 

√ 
APCD has 
approved the 
proposal. 

41 

Quality of 
Life Goal 
J1, 
Objectives 
J1.1-1.2 

Community Facilities 
Guideline 14:  
Infrastructure 

A.2:  The proposal is 
located in an area served by 
existing utilities or planned 
for utilities. 

√ 
The area is served by 
existing utilities. 

    

42 

Quality of 
Life Goal 
J1, 
Objectives 
J1.1-1.2 

Community Facilities 
Guideline 14:  
Infrastructure 

A.3:  The proposal has 
access to an adequate 
supply of potable water and 
water for fire-fighting 
purposes. 

+/- 

Proposal is located in the 
Camp Taylor Fire 
District.  Staff talked to 
the district and they will 
have several comments. 

+/- 

Any Camp Taylor 
Fire District 
requirements will 
need to be met. 

43 

Quality of 
Life Goal 
J1, 
Objectives 
J1.1-1.2 

Community Facilities 
Guideline 14:  
Infrastructure 

A.4:  The proposal has 
adequate means of sewage 
treatment and disposal to 
protect public health and to 
protect water quality in 
lakes and streams. 

- 
Staff does not know if 
the site has sewage 
disposal. 

√ 

The site will have 
septic fields along 
a portion of 
Watterson Park. 

 
 
 

 
 
 
 
 
 
 
 

4. Applicant’s Justification Statement and Proposed Findings of Fact  
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