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Town of Indian Trail, NC 

P.O. Box 2430 
  Indian Trail, North Carolina 28079 

 Telephone (704) 821-5401 
PLANNING DEPARTMENT 

 

Special Use Permit Staff Report 
 

Case:  SUP 2010-001 

Reference Name  Metrolina Christian Academy Athletic Fields (3512 Faith 
Church Rd) 

Request  Proposed Zoning  N/A 
Proposed Use  Athletic Fields 

Existing Site 
Characteristics 

Existing Zoning  HI (Heavy Industrial), Institutional, 
and SF-1 (single-family residential) 

Existing Use  Vacant (portion of HI parcel borders 
existing warehouse use) 

Site Acreage  21.65 acres 
Applicant  First Baptist Church of Indian Trail 
Submittal Date  March 25, 2010 
Location  3512 Faith Church Road 
Tax Map Number(s) 07-066-006E; 07-066-007A80; 07-066-007A90 

Plan Consistency  Town of Indian Trail 
Land Use Map 

Designation  
Sardis/ 
Interchange Mix 
Village 

Consistent with 
Request Yes 

 

Project Summary 
Request: To locate four proposed phases of athletic fields for Metrolina Christian 
Academy (part of First Baptist Church of Indian Trail) at 3512 Faith Church Road. 
 
Areas of Analysis:  

1. Subject Properties- The subject properties, which are all owned by applicant, are 
zoned respectively as follows: 
a.) Heavy Industrial (HI – 16.85 acres in size; Parcel No. 07-066-006E). 
b.) Institutional (I – 3.65 acres in size; recently annexed into the Town 01/31/10; 

Parcel No. 07-066-007A90). 
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c.) Single-Family Residential (SF-1 – 1.15 acres in size; Parcel No. 07-066-
007A80). 

2. Adjacent Properties- Please see Attachment One for this table of adjacent 
property owners. 

3. The Comprehensive Plan- The following goals of the Indian Trail 
Comprehensive Plan are applicable to this request: 
a.) Goal 1.3.1 (Quality of Life) – This goal helps to create a unique identity for 

Indian Trail with common urban design elements implemented throughout the 
downtown as well as other key areas.  

b.) Goal 1.3.2 (Land Use) – This goal helps to create a mix of different types of 
land uses and to avoid potential land use conflicts between neighboring 
properties and surrounding municipalities, such as the Village of Lake Park 
and Union County proper.   

4. Staff Statement- As conditioned, the proposed SUP is in compliance with the 
Indian Trail Unified Development Ordinance (UDO), along with the Indian Trail 
Comprehensive Plan.  

 

3512 Faith Church Road Aerial Map 
 

 
 

Analysis 
Site 
This is a request to establish four phases of athletic fields for Metrolina Christian 
Academy on three parcels, totaling 21.65 acres. The site is located at 3512 Faith Church 
Road, and all parcels belong to the applicant. The subject properties are zoned Heavy 
Industrial, Institutional, and SF-1 (single-family residential), as stated above. Because a 
special use permit (SUP) is required by the Unified Development Ordinance (UDO) for 
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athletic fields and/or facilities in Heavy Industrial zoning, the applicant has brought forth 
this request.  
 
The applicant is proposing to have four phases of the overall site for usage as follows, 
with minimal impacts:  

• Phase One: (bottom right of site) Proposed size is 3.2 acres, with a soccer 
field, pathway, lighted scoreboard, shelter (3,200 square feet), benches, 
and lighting for this phase. It should be noted at the proposed shelter will 
be converted to restrooms and concessions, as soon as water and sewer is 
available from Union County Public Works (UCPW) and as applicant’s 
funding allows.  

• Phase Two: (top left of site) Proposed size is 4.5 acres, with a baseball 
field, pathway, lighted scoreboard, press box, dugouts, bleachers, batting 
cages, and lighting for this phase. 

• Phase Three: (top right of site) Proposed size is 2.0 acres, with a softball 
field, pathway, lighted scoreboard, press box, dugouts, bleachers, and 
lighting for this phase. 

• Phase Four: (bottom left of site) Proposed size is 3.3 acres, with a 
football field, pathway, lighted scoreboard, press box, bleachers, lighting 
for this phase, and a public address system for this phase. 

 
It should also be noted that each phase is scheduled to be placed in over a multiple-year 
time period, as funding allows for it on applicant’s part, for each phase to be built on the 
overall site. In addition, applicant plans to grade the entire site in conjunction with Phase 
One, which will also require site plan approval at the time Phase One is submitted to the 
Town for review. These will be conditioned as part of the SUP.  
 
Parking  
Currently, there is an existing parking lot on the existing portion of Heavy Industrial 
property in use (the warehouse use), but does not have any parking spaces clearly 
delineated on the site. To allow for proper access and parking, applicant has done the 
following for the site in terms of parking: 
 

• The parking site will have 144 parking spaces (at least 9’ by 18’), which 
are in existence, but not clearly delineated, which will be conditioned of 
applicant to do for this SUP. 

• The parking site will have 5 accessible spaces, allowing for access to and 
from the site.  

• The proposed drive aisles are a minimum of 24’ wide.  
• The applicant has placed eight trees around the immediate parking area. 

 
Staff finds that the overall site does adequately meet the Town of Indian Trail UDO 
parking requirements, and applicant will be conditioned to follow them for this SUP.  
 
Screening 
A minimum screening buffer of 25 feet is required for this particular use, as it is 
surrounded by mainly single-family residential uses. Applicant has shown this buffer 
surrounding their proposed use, and will have to meet UDO requirements for buffering 
with any site plans submitted under this SUP, as will be conditioned.  
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Lighting 
On the Concept Plan, applicant has indicated 12 positions for lights on their respective 
four phases of development. Under UDO Section 1330.020(D), all recreational facilities 
must not exceed the maximum luminance criteria as defined by the Illuminating 
Engineering Society of North America (IESNA). As a consequence, applicant has made a 
note on their Concept Plan indicating that they will follow this requirement, as well as 
submitting a detailed lighting plan for each phase of development for the overall site. 
This will be conditioned in the SUP, and the applicant will need to follow UDO Chapter 
1330 for lighting standards for each development phase.  
 
Adjacent Properties 
All four sides of the property are adjacent to properties with mainly single-family 
residential uses. The following is a general description of each (please refer to the table 
above for a breakdown of each adjacent parcel): 

1. All on sides, the site does border SF-1 (single-family residential), Union County 
R-20, and/or Village of Lake Park (R-10) zoning.  

2. To the south, there is one property that is Heavy Industrial (Hemby Bridge VFD) 
and one property that is GBD, or General Business District (Mathisen Company). 

 
Appraisal 
Per the submittal requirements of the special use permit (SUP) application and the 
requirements set forth by the Unified Development Ordinance (UDO), the applicant has 
submitted an appraisal report of the proposed site. The report does conform to Standard 5 
of the Uniform Standards of Professional Appraisal Practice regarding real property 
appraisal consulting assignments. 
 
This report, performed on February 19th, 2010, confirms that the existing and proposed 
use for the site: 
 

1. Does not substantially injure the value of adjoining or abutting property. 
 
However, the report states this, with two additional considerations related to this finding: 
 

1. In order for this finding to be met, the use’s hours of operation shall not exceed 
11:00 PM. 

2. In addition, any evening athletic events will need to be limited to a maximum of 
eight events per calendar year. 

 
These two considerations will be conditioned as part of applicant’s SUP.  
 

Plan Consistency 
 

 Village Consistent 
Indian Trail 
Comprehensive Plan 

Sardis/Interchange Mix 
Village 

Yes 

 
The Sardis/Interchange Mix Village provides land for mainly higher density residential 
uses, which allows residents to take advantage of the convenient transportation access 
points in the area. This Village is located between two major highways (U.S. 74 and the 
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future Monroe Bypass/Connector), with a few boulevards and thoroughfares feeding into 
it (Sardis Church Road, Faith Church Road, and Secrest Shortcut Road). While mostly 
residential in nature, there is an allowance for some commercial and industrial uses, 
along with various office, parks/open space, and institutional uses within this Village. 
 
Applicant does meet the Sardis/Interchange Mix Village Location Criteria qualifications 
set forth in the Comprehensive Plan:  
 
LC2: Non-residential low impact development may be located in certain situations at 
boulevard/thoroughfare intersections. This low impact development includes veterinary 
clinics, professional office, and day-care facilities.  

• Applicant has proposed a use of athletic fields (four phases total) 
within the Sardis/Interchange Mix Village and is compatible with the 
surrounding land uses. 

 
LC6: A residential neighborhood needs to have a street layout that provides primary 
linkages to community facilities and amenities. 

• Applicant will have athletic fields just off of Faith Church Road, 
adjacent and accessible to many nearby single-family residential uses. 
This use is interconnected, accessible, and provides for easy access to 
and from Faith Church Road, along with other streets, boulevards, and 
thoroughfares.  
 

The project is consistent with the Comprehensive Plan.  It is staff’s opinion, based on the 
above, that the current project is compatible with surrounding land uses.   
 

Required Findings 
 
Pursuant to UDO Chapter 360.080, the Board of Adjustment, when considering whether 
to approve an application for a special use permit, review and evaluate the following: 
 

1. Whether the application is complete. If the Board of Adjustment concludes that 
the application is incomplete and the applicant refuses to provide the necessary 
information, the application will be denied. A motion to this effect will specify 
either the particular types of information lacking or the particular requirement 
with respect to which the application is incomplete. If a motion to this effect is not 
made, this will be taken as an affirmative finding by the Board that the application 
is complete. 

a. Staff is of the opinion that the application for SUP2010-001 Metrolina 
Christian Academy Athletic Fields, 3512 Faith Church Road, is 
complete. 
 

2. The Board will consider whether the application complies with all of the 
applicable requirements of this ordinance. If a motion to this effect passes, the 
Board of Adjustment need not make further findings concerning such 
requirements. If such a motion fails or is not made, then a motion will be made 
that the application can be found not in compliance with one or more of the 
requirements of the ordinance. 
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a. As per the stated conditions of this special use permit, staff is of the 
opinion that SUP 2010-001 Metrolina Christian Academy Athletic 
Fields, 3512 Faith Church Road, is in compliance with the requirements 
set forth by the Unified Development Ordinance (UDO). 
 

3. If the Board of Adjustment concludes that all such requirements are met, it 
will issue the permit unless it adopts a motion to deny the application for one 
or more of the reasons set forth in UDO Chapter 360.030. Such a motion will 
propose specific findings, based upon the evidence submitted, justifying such a 
conclusion. 

 
Pursuant to UDO Chapter 360.030, the Board of Adjustment must make the required 
considerations of public health safety and welfare (handout of findings will be provided 
at the hearing to the Board). The Board of Adjustment’s authority in the review of this 
special use permit application is broad and the Board may approve with conditions if it 
concludes, based upon the information submitted at the hearing, that the proposed 
development will: 
 

1. Not materially endanger the public health or safety; or 
2. Not substantially injure the value of adjoining or abutting property; or 
3. Be in harmony with the area in which it is to be located; or 
4. Be in general conformity with the Town of Indian Trail Comprehensive Plan 

or other adopted plans. 
 
If one of these things cannot be made by the Board, then the Board must move to deny 
the SUP request, stating for the record why the Board has decided to do so.  
 

Recommendation 
 
If the Board is of the opinion that the above required findings can be made to approve the 
project, staff recommends the site be subject to the following conditions, along with the 
Board’s approval of the SUP: 
 

1.) All site plans submitted under this SUP shall be subject to the following: 
a.) The regulations and requirements of the Indian Trail Unified Development 

Ordinance (UDO). 
b.) Any Union County, state, and/or federal approvals (including NCDOT, Union 

County Public Works, etc.). 
c.) The detail designs and standards of the Indian Trail Land Development 

Standards. 
2.) Any signage proposed for the site shall be permitted by the Town under a separate 

permit process following site plan approvals for the site. 
3.) Prior to any site plan approvals by the Town, the following construction plans will 

need to be approved by the Town, including, but not limited to, the following: 
a.) A detailed landscaping plan in compliance with Chapter 810 of the UDO. 
b.) A detailed lighting plan in compliance with Chapter 1330 of the UDO.  
c.) A detailed grading and drainage plan in compliance with the Indian Trail Post-

Construction Ordinance and the Unified Development Ordinance (UDO). 
4.) The applicant must obtain a privilege license from the Town of Indian Trail. 
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5.) All on-site improvements as delineated in the approved site plan shall be 
maintained by the applicant at all times. 

6.) Any evening athletic activities conducted on site will need to conclude no later 
than 11:00PM, and must be limited to no more than 8 evening events per calendar 
year on the site.  

7.) Each phase, as indicated on the SUP plans, will need to follow a separate site plan 
review and approval for the overall site. All proposed phasing shall follow the 
SUP approved plans as stated and indicated. 

 
Staff Contact 
Jonathon Edwards 
Junior Planner 
je@planning.indiantrail.org  
 
 
SUP Attachments 
Attachment 1- Table of Adjacent Property Owners 
Attachment 2- SUP Application Materials (includes Appraisal Report) 
Attachment 3- Concept Plan for the SUP 
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ATTACHMENT 1 
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Table of Adjacent Properties 
 
Parcel 
Number 

Address, if 
applicable 

Property 
Owner 

Current Use 
of Property 

Current Zoning 
Designation 

WEST     
07-066-006 Faith 

Church Rd 
Alice Craft 
Dixon 

Residential  R-20 (Union 
County) 

07-066-006D Faith 
Church Rd 

Union County Residential  R-20 (Union 
County) 

SOUTH     
07-066-006J Faith 

Church Rd  
Hemby Bridge 
Volunteer Fire 
Dep’t 

Heavy 
Industrial – 
Vacant  

Heavy Industrial 
(HI) 

07-066-006B 3324 Faith 
Church Rd 

The Mathisen 
Company 

Commercial – 
Vacant  

General Business 
District (GBD) 

EAST     
07-066-007 80 Unionville-

Indian Trail 
Rd 

Indian Trail 
Commons, LLC 

Residential - 
Vacant 

SF-1 (Single-
Family 
Residential) 

07-066-007 90 Unionville-
Indian Trail 
Rd 

Indian Trail 
Commons, LLC 

Residential - 
Vacant 

R-20 (Union 
County) 

NORTH     
07-063-618 Faith 

Church Rd 
Village of Lake 
Park 

Residential R-10 (Lake Park) 

07-063-606 5928 
Hoover Ave 

Jonathan and 
Phuong White 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-607 5930 
Hoover Ave 

Jason and 
Elaine Ellis 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-608 5927 
Hoover Ave 

David 
Ridenhour 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-640 3601 Denise 
Dr 

William and 
Lisa Kelley 

Single-Family 
Residential 

R-10 (Lake Park) 

07-064-641 3600 Denise 
Dr 

Terry and Lisa 
Morelock 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-769 3601 Iris St Pamela Portman 
Quinn 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-770 3600 Iris St Rueda Ofelia 
Amador 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-669 3601 Esther 
St 

Mark and Jodi 
Smalley 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-670 3600 Esther 
St 

Travis Nieves/ 
Amanda Torres 

Single-Family 
Residential 

R-10 (Lake Park) 

07-063-071 3602 Esther 
St 

Ruby Franks Single-Family 
Residential 

R-10 (Lake Park) 
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