
























This project has been scaled back significantly from what was proposed for the soccer facility. 
The applicant's engineer completed a preliminary bulk cut/fill analysis and the estimated amount 
of fill that will be brought to the site will be "100 cubic yards which is estimated to require 7 triaxle 
dump trucks as each truck can haul about 15 cubic yards of fill". There will be no re-location of 
the gas line and they are not proposing to pipe the stream. They have estimated that the 
construction of the pickle ball facility will take 6 months to build, and they are hoping to begin in 
May of 2024 if they have obtained all required permits. 

They are proposing to construct a pre-engineered 23,040 square foot building to house nine 
indoor pickle ball courts, restrooms, 2 retaining walls, 2 parking lots will be constructed: 1 parking 
lot with19 parking spaces and 1 ADA parking space and 1 parking lot with 31 parking spaces and 
2 ADA parking spaces for a total of 50 regular parking spaces. Section 10.1 D provides the 
requirement for the number of parking spaces and there is no specific requirement for pickle ball, 
racquet ball or tennis courts but based on section 10.1 D ( 19), Other - for all uses which could not 
reasonably be placed in one of the classifications stated in the Ordinance, the required number of 
spaces 
shall be determined by the Planning Commission. The applicant's engineer based the parking 
calculations on a minimum of 4 cars per court which would total 36 spaces and parking for 5 
employees totaling 41 spaces which would leave 9 spaces open for players waiting to play for a 
total of 50 spaces plus 3 ADA parking spaces for a total of 53 parking spaces. The Planning 
Department has reviewed their parking calculations and find that they are acceptable and 
recommend that the Planning Commission accept the proposed number of spaces. 

The applicant is requesting a waiver of section 11.5 D (4) of Ordinance 2420 to allow the parking 
area to be 80 feet from the existing single-family dwelling located at 1583 Hunter Road where 100 
feet is required. This is shown on the drawings submitted by the applicant. The applicant has 
proposed to plant a heavy buffer of evergreen trees, shrubs and deciduous trees to buffer the 
parking lot from the neighboring single family home. The landscaping shall be maintained on a 
continual basis and the plantings shall be replaced as needed. The Planning Commission can 
also consider requiring that the property owner have opaque fencing installed in front of the 
parking lot in addition to the landscaping to further screen the parking lot. The property owner 
who resides at 1583 Hunter Road was mailed an agenda and a copy of this recommendation will 
also be mailed to the owner of the property. 

In addition to meeting the advertising and posting requirements, the Planning Department also 
sent the Planning Commission's meeting agenda to surrounding property owners on Hunter 
Road, Colorado Street, Kansas Street, Greenridge Drive, Ryans Lane, Oakview Drive, and 
Blanchar Drive. The Planning Department received phone calls from several residents of the 
area who expressed concerns about the poor condition of Hunter Road and the potential for 
damage to the road from construction vehicles. They also have concerns about the location of the 
entrance to the facility being near a sharp bend on Hunter Road and are concerned that this 
could create hazardous conditions and an increase in traffic accidents on Hunter Road. Hunter 
Road is a state road and, the Planning Department recommended the following condition: The 
property owner or their agent shall obtain a Highway Occupancy Permit from Penn DOT for 
Hunter Road, (PA State Route 2080), prior to the start of any grading work, the placement of fill on 
the property or site preparation work to the property and if required by PennDOT a traffic study 
shall be completed and a bond shall be provided by the property owner to PennDOT for any 
damages to the road that may be caused during the grading or construction phase. 

There is no available sewage on the property and the applicant, and his engineer have proposed 
a holding tank for the sewage which will have to be pumped out and hauled away by a company. 
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INTRODUCTION 

This Conditional Use Application has been prepared by KU Resources, Inc., on behalf of Folino 

Construction, Inc., in anticipation of the proposed pickleball development located at the Site.  The Site 

includes parcels 445-B-57, 444-R-52, and 445-C-277 (34.51, 1.76, and 0.05 acres respectively), in the 

Municipality of Penn Hills, Allegheny County, Pennsylvania (Site).  The site is bound by Hunter Road to 

the south, Colorado Street to the west and north, and wooded land to the east and resides in Zoning 

District C. 

 

The Site is currently a heavily wooded area north of Hunter Drive in Penn Hills.  The Site lies within the 

Plum Creek watershed.  An existing house was demolished in 2018. 

 

Both historically and currently, the Site is a wooded area north of Hunter Drive in Penn Hills.  The Site is 

bound by Hunter Road to the south, Colorado Street to the west and north, and wooded land to the east.  

According to the Federal Emergency Management Agency, the portion of the Site that is to be re-

developed is not located within the 100-year flood zone.   

 

The topographic features of the Site are shown on the included figures herein.  Overall, the Site slopes 

from the south to north.  The Site is within the Plum Creek watershed and drains to an Unnamed 

Tributary of Plum Creek, which is classified by the PADEP as warm water fishes (WWF), but not high 

quality (HQ) or exceptional value (EV).   

CONDITIONAL USE REQUIREMENTS 

Per Zoning ordinance section 5.9 C District Permitted Uses the permitted uses in a C District are the 

same as permitted uses in an R-1 District.  Below is the list Permitted uses of R-1 District: 

 

• Single-family residences 

• Agriculture/gardening 

• Accessory uses 

• Signs as permitted in Section 9 

• Farms and farm animals on parcels of 5 acres or more 

• No-Impact Home Occupation 

 

The proposed development, a public* recreational facility, does not meet any of the approved uses for the 

C zoning district and thus will require the review and approval of a Conditional Use Application.  Per 

Zoning ordinance section 5.12 R-1, District Conditional Uses are regulated by the applicable provisions in 

Section 11 of the ordinances.  Per Zoning ordinance section 5.20.A(1), public and private recreational 

facilities are a permitted Conditional Use in the C District and is regulated by the applicable provisions of 

Section 11.  The conditions and our proposed responses to meet Section 11.5.D Public and Private 

Recreation Facilities are: 

 

1. Direct access to an arterial or collector street:  The proposed development will have direct access 

to Hunter Road.  It is anticipated that a PennDOT Highway Occupancy Permit will be required. 
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2. The preparation of the said permit had begun in 2021 with the now defunct Soccer Development 

and, will be revised and coordinated with PennDOT as required.  The Municipality will be kept 

abreast of its status. 

3. Minimum lot size – two (2) acres:  The lot size of the proposed re-development is approximately 

36.3 acres. 

4. A minimum of 30% of the Site shall be preserved as undeveloped open space:  The proposed re-

development will only impact approximately 2.0 acres leaving roughly 94% of the total property 

undeveloped (34.3 acres). 

5. Structures and parking areas must be located a minimum of one hundred (100) feet from an 

existing single-family home:  The closest existing single-family home is located across Hunter 

Road at 1583 Hunter Road, Verona, PA 15147.  The distance between this residence and any 

proposed structure is greater than 100) feet.  A variance will be requested for the proposed 

parking that will be within 100’.  A heavy evergreen buffer will be placed in this area.  

6. Recreation facilities must be adequately buffered from adjacent properties by elevation, 

landscaping, fencing, etc.:  The proposed development will be partially buffered by the existing 

topography of the Site.  Additionally, there will be an elevation difference between Hunter Road 

and the proposed development; the development is anticipated to be at a higher elevation.  

Lastly, there will be a heavy evergreen landscape buffer between the proposed facility, the 

parking, and Hunter Road. 

7. The Municipality may impose limitation on operating hours to protect adjacent properties:  It is 

understood by Folino Construction that there could be limitations on the operating hours, should it 

be necessary to protect adjacent properties. 

PROPOSED RE-DEVELOPMENT 

It is the intent to create a quality indoor pickleball facility which will support the local community for years 

to come.  The proposed facility would include approximately nine (9) pickleball courts and the supporting 

ancillary facilities.  The number of people playing pickleball grew by 159% over three years to 8.9 

million in 2022, according to the Sports & Fitness Industry Association , and interest is rapidly 

growing in western Pennsylvania creating the need for more pickleball courts in the area.  

PROPOSED RE-DEVELOPMENT AMENITIES 

The proposed development amenities include a paved parking area for the players (estimated at 4 cars/ 

court, equaling 45 spaces) and for staff (estimated at 5 spaces for a total of 50 spaces). This includes the 

minimum required (2) ADA parking spots. An access drive from Hunter Road will connect to two small 

parking lots that will have concrete sidewalks to connect visitors to the building entrances.  Several 

retaining walls will be needed to create the proposed areas to avoid impact top the existing stream buffer 

and to reduce the amount of overall disturbance.  

ENVIRONMENTAL 

Unlike the proposed 2021 soccer development, this proposed facility will not impact the existing on-site 

stream and will not impact the 35’ stream buffer zone.  No stream-specific permitting is anticipated.  
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ENGINEERING/PERMITTING 

Following the submission, review, and approval of this Conditional Use Application, a full and complete 

Land Development Application will be submitted to the Municipality, as well as all required local, state, 

and federal permits which will be required to complete the proposed re-development.  Field work was 

done previously for the site survey and geotechnical investigation/slope stability analysis. Additional 

geotech investigation will be required for this development to analyze the soils at the proposed building 

and retaining walls.  
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SITE DATA TABLE
DESCRIPTION ZONING USE

EXISTING C, CONSERVATION VACANT
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PRIVATE
RECREATIONAL

FACILITY,
CONDITIONAL

DESCRIPTION REQUIRED (S) PROVIDED

MINIMUM LOT SIZE 40,000 SF >40,000 SF

MINIMUM FRONT
YARD SETBACK 35 FEET >35'

MINIMUM REAR
YARD SETBACK 25 FEET NA

MINIMUM SIDE
YARD SETBACK 25 FEET NA

MAXIMUM HEIGHT 45 FEET <45'

LEGEND

53 TOTAL PARKING SPACE

AutoCAD SHX Text
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