
JOINT REVIEW BOARDS 
 

 
 

AGENDA ITEM ABSTRACT 
 

MEETING DATE MAY 6TH, 2010 
 
SUBJECT: JOINT REVIEW OF THE WON BUDDHIST TEMPLE ADDITION SUP 
 

DEPARTMENT:  PLANNING DEPARTMENT PUBLIC HEARING:  YES    NO  X 
ATTACHMENTS: 

A. PROJECT PLANS 
B. STAFF REPORT 
C. LAND USE PERMIT APPLICATION 
D. PARKING CIRCULATION LETTER 
E. PARKING SURFACE JUSTIFICATION LETTER 
F. TREE REMOVAL JUSTIFICATION LETTER 
G. EAB COURTESY REVIEW  
H. CITIZEN LETTER AND APPLICANT 

RESPONSES 
 

FOR INFORMATION CONTACT: 
JEFF KLEAVELAND, 918-7332 
 

 
PURPOSE 
Won Buddhism of North Carolina, as represented by Hartley Construction and SGI Engineering, has 
submitted an application for the construction of a one story, 2669 sf Assembly Room addition located at 
8021 Old NC 86.  The Special Use Permit, if approved, would allow the creation this addition along with 
parking and water quality features to support its use.   
. 
INFORMATION 
The subject property is zoned Rural Residential (RR).  It contains 2.25 acres and is listed on the Orange 
County Tax Map as number 7.23.A.12A.  For a vicinity map, see the cover sheet of Attachment A. 

STAFF RECOMMENDATION 
Town staff recommends that the Joint Review Boards review the conditions below, offer comment as 
needed, and prepare summary recommendations: 
 

1. That a deviation in the parking area paving requirement of Section 15-296 (a) be granted, allowing 
a non-paved gravel surface be utilized, based upon the justification provided by the applicant 
stating that, since services are not offered five days per week and the number of attendees is 
typically small, the use of the lot is expected to be relatively light.   

2. That the gravel parking lot be sufficiently maintained so as to avoid potholes, erosion, and dust. 
3. That the applicant shall provide to the Zoning Division, prior to the issuance of a certificate of 

occupancy or before the release of a bond if some features are not yet in place at the time of the 
recording of the final plat,  Mylar and digital as-builts for the stormwater features of the project.  
Digital as-builts shall be in DXF format and shall include a base map of the whole project and all 
separate plan sheets.  As-built DXF files shall include all layers or tables containing storm drainage 
features.  Storm drainage features will be clearly delineated in a data table.  The data will be tied to 
horizontal controls. 
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4. That the developer shall include detailed stormwater system maintenance plan, specifying 
responsible entity and schedule.  The plan shall include scheduled maintenance activities for each 
unit in the development, (including cisterns, bioretention areas, swales, check dams, and irrigation 
pond), performance evaluation protocol, and frequency of self-reporting requirements (including a 
proposed self-reporting form) on maintenance and performance.  The plan and supporting 
documentation shall be submitted to Town engineer and Environmental Planner for approval prior 
to construction plan approval.  Upon approval, the plans shall be included in the homeowners’ 
association documentation. 

5. That prior to construction plan approval the applicant obtain an Erosion Control Permit from 
Orange County.   

6. That prior to construction plan approval, the applicant obtain appropriate well and septic permits 
from Orange County Environment Health.   

7. That, prior to construction plan approval, the Town receives written approval regarding the 
proposed fire hydrant location from OWASA and NCDOT. 

8. Prior to issuance of a certificate of occupancy provide and mount within the new building fire 
extinguishers (2A:10 BC specification) within 75 feet travel distance from any point in building, 
per NCFC sec. 906.3.  

9. Prior to issuance of the building permit, provide manufacturers documentation for fire resistance 
rating of exterior “Hardiplank” siding.  

10. Fire flow information (as required) must be submitted and approved by the Town Engineer and 
Fire Department prior to construction plan approval.  

11. That, prior to construction plan approval, additional information regarding outdoor lighting 
fixtures, wall or pole mounted, is provided to Zoning Division to assure compliance with Sections 
15-242 and 15-243 of the LUO.   

12. That the applicant submit a Voluntary Annexation Petition prior to issuance of a certificate of 
occupancy. 
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STAFF REPORT  

 

TO: Joint Review 

 

DATE: May 6
th

, 2010 

 

PROJECT: Won Buddhism Assembly Room Addition  

 

APPLICANT    Won Buddhism  

And OWNERS:  8021 Old NC 86  

    Chapel Hill, NC 27516 

         

PURPOSE: To acquire a Special Use Permit allowing a major 

subdivision of the property located at 8021 Old NC 86 

 

EXISTING ZONING: Rural Residential (RR)  

 

TAX MAP NUMBERS: 7.23.A.12A 

 

LOCATION: 8021 Old NC 86 

 

TRACT SIZE: 2.25 

 

EXISTING LAND USE: Residential/Church (accessory) 

 

PROPOSED LAND USE: 5.200, Church (temple) with associated residence 

    

SURROUNDING 

LAND USES: North: RR , single-family residential. 

    South: RR, single-family residential. 

 West: RR, single-family residential. 

 East: RR, R-20, Old NC 86, single-family residential/vacant 

(future Orange County Park, future Ballentine)   

  

 

ZONING HISTORY:  RR since 1988 
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ANALYSIS 

 

Background, Concept Plan Development 

 

Background 

Won Buddhism of North Carolina, as represented by Hartley Construction and SGI 

Engineering, has submitted an application for the construction of a one story, 2669 sf 

Assembly Room addition located at 8021 Old NC 86 (Attachment C).  The Special Use 

Permit, if approved, would allow the creation this addition along with parking and water 

quality features to support its use.  The subject property is zoned Rural Residential (RR).  

It contains 2.25 acres and is listed on the Orange County Tax Map as number 7.23.A.12A.  

For a vicinity map, see the cover sheet of Attachment A. 

 

The existing condition of the site contains a 2,996 sf single family house served by well 

and septic.  An unnamed ephemeral tributary to Bolin Creek crosses the southern 

boundary of the property from east to west.  There are no FEMA Special Flood Hazard 

areas on site. 

 

 

Traffic, Pedestrian/Bicycle Facilities, Transit, Parking 

 

Traffic 

The plan with 32 proposed parking spaces has been reviewed to the satisfaction of the 

Town Transportation planner and NCDOT.  The proposed entry apron, approved by 

NCDOT, was widened and paved to allow for additional vehicle refuge from visitors 

entering off of Old 86.  Even so, the site distance in this area is imperfect, mainly due to 

the vertical alignment of Old 86 which does not meet current standards.  Note that the 

circulation pattern of the parking lot requires an immediate right turn which the applicant 

feels is optimal per the attached letter (Attachment D) 

 

Though the Town recommends that a bicycle rack be provided the applicant does not want 

to encourage cycling on Old NC 86, which has minimal shoulder and poor site distance in 

many areas.  No special lane striping on old NC 86 is required for the project. 

 

The Temple programs are offered at various times throughout the week, with weekend 

services and occasional special gatherings.   

 

Transit 

A bus stop in the area is not available at this time.   

 

Parking 

Per section 15-291 of the LUO, 32 parking spaces (2 HC) are required for the #5.200 use 

category.  The plan proposed shows 32 spaces: 17 standard, 10 compact, 3 parallel and 2 

HC van accessible.  The parking area dimensions satisfy the standards in the LUO.  

Section 15-296 (a) states: “parking areas that are required to have more than ten parking 
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spaces and that are used regularly at least five days per week shall be graded and surfaced 

with asphalt, concrete or other materials that will provide equivalent protection against 

potholes, erosion, and dust.”  The surface proposed is gravel.   

 

The applicant believes the gravel surface to be sufficient due to the relatively light use of 

the parking area as described in their justification letter (Attachment E).  The Board may 

review this information and if it finds it acceptable consider the following condition. 

 

1. That a deviation in the parking area paving requirement of Section 15-296 (a) be 

granted, allowing a non-paved gravel surface be utilized, based upon the 

justification provided by the applicant stating that, since services are not offered 

five days per week and the number of attendees is typically small, the use of the lot 

is expected to be relatively light.   

 

If the gravel surface is allowed by the Board, the following condition is recommended: 

 

2. That the gravel parking lot be sufficiently maintained so as to avoid potholes, 

erosion, and dust. 

 

CONCLUSION – The project meets all the requirements of the Land Use Ordinance 

pertaining to connectivity traffic analysis, pedestrian/bicycle facilities, transit, and 

parking, subject to the conditions mentioned above. 

 

Tree Protection, Screening and Shading 

 

Tree Protection 

Eight trees are to be removed as a result the proposed project.  None of these trees are in 

excess of 18 inches in caliper.  One large gum near the R/W may need to be removed as a 

result of new construction.  See Attachment F for the applicant’s tree removal justification 

letter.   

 

Screening 

This project requires a Type A, opaque screen adjacent to residential properties.  The 

landscape plan shows a combination of existing and proposed plantings satisfying this 

requirement along the western and northern property lines.  Existing vegetation along the 

southern property line is extensive. 

 

Shading 

Section 15-317 of the LUO requires that 20% of all vehicle accommodation areas be 

shaded with trees complying with the recommendations of Appendix E-10.  In this case, 

the applicant has satisfied this standard through a combination of existing and proposed 

trees. 

 

CONCLUSION – The project meets all the requirements of the Land Use Ordinance 

pertaining to tree protection, street trees, landscaping, screening, and shading subject to 

the aforementioned condition. 
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Drainage, Water Quality, Grading, Erosion Control and Phasing 

 

Drainage 

Section 15-263 of the LUO establishes stormwater management criteria that must be met 

for any project requiring a SUP.  In particular the applicant must meet stormwater runoff 

standards with respect to water quality and quantity and must demonstrate that the project 

will not cause upstream or downstream damages to other properties.  To address these 

requirements, the applicant has conducted a drainage study and proposed stormwater 

system.  The Town Engineer has reviewed the plans and finds that the majority of their 

comments have been addressed notwithstanding a resolution to a problem in the northwest 

corner that involves the diversion of a small amount of off-site water.  It is expected that 

this problem will be resolved prior to the Board of Adjustment meeting but it is possible 

that conditions may need to be added to the Special Use Permit.  

 

Water Quality  

Excess stormwater generated by the new impervious surfaces (parking areas, driveways, 

sidewalks, roofs, etc) is to be collected and treated by bioretention, wet detention, and 

vegetative swales.  The system is designed to remove 85% of Total Suspended Solids 

from the first inch of a storm event.  Please note that the bioretention areas are not 

designed to hold water for an extended period as compared to the pond, which is designed 

to detain water.   

 

In addition, relative to the Town satisfying state requirements pertaining to the National 

Pollutant Discharge Elimination System (NPDES) Phase II permit, the following 

conditions are required on the permit: 

 

 That the applicant shall provide to the Zoning Division, prior to the issuance of a 

certificate of occupancy or before the release of a bond if some features are not yet 

in place at the time of the recording of the final plat,  Mylar and digital as-builts for 

the stormwater features of the project.  Digital as-builts shall be in DXF format and 

shall include a base map of the whole project and all separate plan sheets.  As-built 

DXF files shall include all layers or tables containing storm drainage features.  Storm 

drainage features will be clearly delineated in a data table.  The data will be tied to 

horizontal controls. 

 That the developer shall include detailed stormwater system maintenance plan, 

specifying responsible entity and schedule.  The plan shall include scheduled 

maintenance activities for each unit in the development, (including cisterns, 

bioretention areas, swales, check dams, and irrigation pond), performance 

evaluation protocol, and frequency of self-reporting requirements (including a 

proposed self-reporting form) on maintenance and performance.  The plan and 

supporting documentation shall be submitted to Town engineer and Environmental 

Planner for approval prior to construction plan approval.  Upon approval, the plans 

shall be included in the homeowners’ association documentation. 
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Grading 

Section 15-261 of the LUO, requires that to the extent practicable, all developments shall 

conform to the natural contours of the land and major, natural drainage ways shall remain 

undisturbed.  The project appears generally to satisfy these criteria.   

 

Stream Buffers 

The 30’ buffer shown on the ephemeral stream that traverse the southern portion of the 

property is grandfathered under the old stream buffer ordinance.  For reference, the new 

ordinance requires a smaller 15’, Zone 2 stream buffer. 

 

Erosion Control 

Substantial site disturbance increases the importance of the Erosion Control plan. The 

grading plan must be competently executed during construction in order for the 

stormwater system to function properly.  The plan for the new assembly space shows 

various erosion control measures, including silt fences and sediment traps.  Because the 

disturbed area is in excess of 20,000 square feet an erosion control permit will be required 

prior to construction plan approval.  Because of this the following condition is 

recommended: 

 

 That prior to construction plan approval the applicant obtain an Erosion Control 

Permit from Orange County.   

 

Phasing 

The project is not phased. 

 

CONCLUSION – The project meets all the requirements of the Land Use Ordinance 

pertaining to Drainage, Grading and Erosion Control and Phasing subject to the 

aforementioned conditions. 

 

Utilities, Fire Safety, Lighting and Refuse Collection 

Utilities 

This property is served by a private well and septic system.  The plans have been reviewed 

by Orange County Environmental Health and have received provisional approval for the 

proposed configuration.  Because this is provisional approval, staff recommends the 

following condition.   

 

 That prior to construction plan approval, the applicant obtain appropriate well and 

septic permits from Orange County Environment Health.   

 

Fire Safety 

One fire hydrant is proposed to serve the project.  Its proposed location is within the 

public R/W of Old NC 86, directly across from the driveway on the other side of the 

street.  Its location is such that the building will be no more than 500 feet from the hydrant 

(Section 15-249).  OWASA has reviewed the plans and is satisfied with their proposal.  

Additional details will be worked out prior to construction plan approval per the following 

recommendation: 
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 That, prior to construction plan approval, the Town receives written approval 

regarding the proposed fire hydrant location from OWASA and NCDOT. 

 

Furthermore, the following conditions regarding standard building code compliance items 

are recommended.   

 

 Prior to issuance of a certificate of occupancy provide and mount within the new 

building fire extinguishers (2A:10 BC specification) within 75 feet travel distance 

from any point in building, per NCFC sec. 906.3.  

 Prior to issuance of the building permit, provide manufacturers documentation for 

fire resistance rating of exterior “Hardiplank” siding.  

 Fire flow information (as required) must be submitted and approved by the Town 

Engineer and Fire Department prior to construction plan approval.  

 

Lighting 

Section 15-242 requires adequate lighting of buildings and facilities to assure public 

safety.  Section 15-243 requires that all such lighting to be controlled in height and 

intensity.  Two 10’ lighting poles are shown in the parking areas appear to satisfy these 

provisions.  However, the details of the fixtures are not fully specified.  Because of this the 

following condition is recommended: 

 

 That, prior to construction plan approval, additional information regarding outdoor 

lighting fixtures, wall or pole mounted, is provided to Zoning Division to assure 

compliance with Sections 15-242 and 15-243 of the LUO.   

 

Refuse Collection/Construction Waste 

Trash service will be by a private hauler.  Construction waste must be managed in 

accordance with the provisions enforced by Orange County Solid Waste. Because of the 

proposed use, dumpsters are not required.  Voluntary recycling is available from Orange 

County Solid Waste along Old NC 86.   

 

CONCLUSION – The project meets all the requirements of the Land Use Ordinance 

pertaining to utilities, fire safety, lighting, and refuse collection, subject to the inclusion of 

the three aforementioned conditions regarding fire hydrants, fire flow and building 

sprinklers. 

 

Miscellaneous 

 

Advisory Boards Courtesy Review 

The project was brought before the Joint Advisory Board’s on April 5
th

, 2007.  The EAB 

provided the attached recommendations (Attachment G) 

 

Citizen Letters 

On letter from an adjacent neighbor is attached along with the applicant’s responses 

(Attachment H). 
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Annexation 

The property has not been annexed and is not within the town limits. The Town requests 

that a Voluntary Annexation Petition be submitted prior to issuance of certificate of 

occupancy.  Because of this the following condition is recommended: 

 

 That the applicant submit a Voluntary Annexation Petition prior to issuance of a 

certificate of occupancy. 

  

Neighborhood Information Meeting 

A Neighborhood Information Meeting was held in the existing home on February 7
th

, 

2007.   No neighbors attended this meeting.   

 

 

STAFF RECOMMENDATIONS: 

 

Town staff recommends that the Joint Review Boards review the conditions below, offer 

comment as needed, and prepare summary recommendations.  

 

1. That a deviation in the parking area paving requirement of Section 15-296 (a) be 

granted, allowing a non-paved gravel surface be utilized, based upon the 

justification provided by the applicant stating that, since services are not offered 

five days per week and the number of attendees is typically small, the use of the lot 

is expected to be relatively light.   

2. That the gravel parking lot be sufficiently maintained so as to avoid potholes, 

erosion, and dust. 

3. That the applicant shall provide to the Zoning Division, prior to the issuance of a 

certificate of occupancy or before the release of a bond if some features are not yet 

in place at the time of the recording of the final plat,  Mylar and digital as-builts for 

the stormwater features of the project.  Digital as-builts shall be in DXF format and 

shall include a base map of the whole project and all separate plan sheets.  As-built 

DXF files shall include all layers or tables containing storm drainage features.  Storm 

drainage features will be clearly delineated in a data table.  The data will be tied to 

horizontal controls. 

4. That the developer shall include detailed stormwater system maintenance plan, 

specifying responsible entity and schedule.  The plan shall include scheduled 

maintenance activities for each unit in the development, (including cisterns, 

bioretention areas, swales, check dams, and irrigation pond), performance 

evaluation protocol, and frequency of self-reporting requirements (including a 

proposed self-reporting form) on maintenance and performance.  The plan and 

supporting documentation shall be submitted to Town engineer and Environmental 

Planner for approval prior to construction plan approval.  Upon approval, the plans 

shall be included in the homeowners’ association documentation. 

5. That prior to construction plan approval the applicant obtain an Erosion Control 

Permit from Orange County.   

6. That prior to construction plan approval, the applicant obtain appropriate well and 

septic permits from Orange County Environment Health.   
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7. That, prior to construction plan approval, the Town receives written approval 

regarding the proposed fire hydrant location from OWASA and NCDOT. 

8. Prior to issuance of a certificate of occupancy provide and mount within the new 

building fire extinguishers (2A:10 BC specification) within 75 feet travel distance 

from any point in building, per NCFC sec. 906.3.  

9. Prior to issuance of the building permit, provide manufacturers documentation for 

fire resistance rating of exterior “Hardiplank” siding.  

10. Fire flow information (as required) must be submitted and approved by the Town 

Engineer and Fire Department prior to construction plan approval.  

11. That, prior to construction plan approval, additional information regarding outdoor 

lighting fixtures, wall or pole mounted, is provided to Zoning Division to assure 

compliance with Sections 15-242 and 15-243 of the LUO.   

12. That the applicant submit a Voluntary Annexation Petition prior to issuance of a 

certificate of occupancy. 
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