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Staff Report

AGENDA DATE:

June 15, 2011
CASE NUMBER:
Conditional Use Permit No. 2011-005
APPLICANT:


Mr. Steven Klopping
PROPOSAL:
A request to approve a Conditional Use Permit to allow the installation of six (6), roof-mounted wind turbines.  The property is five (5) acres in size within the Low Density Residential (R-LD) zoning district.
LOCATION:
The project is located at 20412 Oriole Road (APN 0434-042-60).
ENVIRONMENTAL

DETERMINATION:
The Project is Categorically Exempt from further environmental review under Section 15061(a)(4) of the State Guidelines to Implement the California Environmental Quality Act (CEQA) for projects in which the local authority denies.
CASE PLANNER:

Ms. Pam Cupp, Associate Planner
RECOMMENDATION:
Denial
PROJECT AND SITE DESCRIPTION
A. Project Size


The property is 5.36 acres in size.
B. Surrounding General Plan Designations:


Project Site
-  Low Density Residential (R-LD)

North

-  Low Density Residential (R-LD)

South

-  Low Density Residential (R-LD)

East

-  Low Density Residential (R-LD)

West

-  Low Density Residential (R-LD)
C. Surrounding Zoning and Land Use:





Project Site
- Low Density Residential (R-LD); existing single family residence


North
- Low Density Residential (R-LD); existing single family residence

South
- Low Density Residential (R-LD); vacant

East
- Low Density Residential (R-LD); existing single family residence

West
- Low Density Residential (R-LD); existing single family residence
Analysis:

A. General:

The applicant proposes to install six (6), roof-mounted wind turbines.  Pursuant to the Development Code, a Conditional Use Permit, reviewed and approved by the Planning Commission, is required when installing more than one (1) wind energy conversion system (WECS).  The Development Code establishes standards for the placement of WECS to ensure that the systems are installed in a manner that will not significantly detract from existing views.  The Conditional Use Permit process affords the Commission, and public, the opportunity to review and comment on the aesthetics and site design standards of the proposed WECS.  
B. Site Analysis:

The project site is five (5) acres in size and located within the Low Density Residential (R-LD) zoning designation.  The site contains an existing single-family residence with a detached garage.  The property is located on Oriole Road, which has not been dedicated to the Town, improved or maintained at this time.  The project site is adjacent to existing single-family residences on two and one-half (2-1/2) parcels to the north, east and west.  The property to the south is forty (40) acres in size and is currently vacant.  The nearest habitable structure is located approximately 150 feet east of the proposed WECS installation.
The applicant proposes to install six (6) wind turbines on the roof of the detached garage.  The garage is 686 square feet in size with an asphalt-shingled gabled roof line.  The turbines will be installed on the southeasterly facing area of the garage roof, which is situated approximately 142 feet from the front property line.  The garage is located in front of the rear line of the residence.  As proposed, the wind turbines are not located to the rear of the residence, as required by the Development Code.  
The prevailing winds in Apple Valley range from 5-10 knots/hour (6 to 12 mph) from the south/southwest to the northeast. The United States energy commission reports that the average California household consumes approximately 580 kilowatt hours per month.  The six (6) WECS proposed collectively have an estimated monthly output of 1,800 watts, which is equal to 1.8 kilowatt hours per month, based upon an average wind speed of twelve (12) miles per hours, and as identified on the attached specification sheet.  
The noise study provided indicates that, when operating in a fifteen (15) mile per hour wind, the unit will produce a noise level below forty (40) dBA at the property line.  The Development Code permits a maximum noise level of fifty (50) dBA as measured at the property line. As the wind speed increases, so will the noise produced.    
C. Architecture Analysis:

The Code permits roof-mounted WECS subject to the maximum height permitted within the applicable zoning designation.  The maximum height permitted within the Low Density Residential (R-LD) zone is thirty-five (35) feet.   The proposed WECS will have a maximum height of sixteen (16) feet, eight (8) inches and is in compliance with Development Code standards.  The WECS are all uniformly sized with a blade length of thirty (30) inches.  The metal structure and hardware will be grey in color.  The blades are aluminum and will maintain a dull aluminum appearance. 
D. Summary:

This is the first roof-mounted application to be brought forward for review by the Planning Commission.  There are similar multiple device WECS located in Hesperia; however, such multiple installations have been accomplished by locating the several WECS upon a single, free-standing monopole.  The City of Hesperia does not currently permit rooftop WECS within single-family zones; however, the city will be revisiting its Code to consider permitting rooftop WECS within all residential zones.  

The Town’s Development Code permits roof-mounted WECS with the Planning Commission’s review and approval of a Development Permit.  The installation of multiple WECS requires the Planning Commission’s review and approval of a Conditional Use Permit.  It is staff’s opinion that when modifying the Development Code to permit rooftop WECS within the residential zones, it was not with the intent to encourage multiple rooftop units on a single structure.  
The efficiency of rooftop WECS has yet to be established by the California Energy Commission.  When reviewing this request, the Commission should consider whether the potential for energy production outweighs the potential negative aesthetic impacts that may result from this use.  The efficiency and technology of the roof-mounted units have not advanced sufficiently, thus requiring six (6) WECS on one roof in order to generate enough power to offset a small portion of the actual kilowatt hours billed monthly.  Approving this proposal would condone the negative appearance and set a precedent that may result in the proliferation of multiple WECS upon single-family rooftops. 
E. Noticing:

This item was advertised as a public hearing in the Apple Valley News newspaper on June 3, 2011.  Property owners within 1,000 feet of the project site were notified of the June 15, 2011 Planning Commission meeting.  No public comment has been received by staff regarding this proposal at the time this staff report was written.

F. Development Permit Findings:

As required under Section 9.17.080 of the Development Code, prior to approval of a Development Permit, the Planning Commission must make the following Findings:
1. That the location, size, design, density and intensity of the proposed development is consistent with the General Plan, the purpose of this Code, the purpose of the zoning district in which the site is located, and the development policies and standards of the Town;

Comment:
The proposed Wind Energy Conversion System (WECS) is in compliance with the General Plan Land Use and zoning designation.  The subject property is five (5) acres in size which allows for the installation of WECS, subject to Planning Commission’s approval of a Development Permit.  More that one (1) WECS requires the Planning Commission’s review and approval of a Conditional Use Permit.  
2. That the location, size and design of the proposed structures and improvements are compatible with the site's natural landforms, surrounding sites, structures and streetscapes;

Comment:
The proposed WECS is in compliance with the General Plan Land Use and zoning designation.  The WECS will be painted a non-reflective gray.  However, even painted gray, the multiple rooftop WECS would have a negative impact upon the aesthetics of the surrounding area.
3. That the proposed development produces compatible transitions in the scale, bulk, coverage, density and character of development between adjacent land uses;
Comment:
The proposed WECS has been designed with adequate setbacks. The use is not anticipated to generate excessive noise, vibration, traffic or other disturbances; however, even painted gray, the multiple rooftop WECS would have a negative impact upon the aesthetics of the surrounding area.
4. That the building, site and architectural design are accomplished in an energy efficient manner;

Comment:
The proposed WECS must be constructed in accordance with the Uniform Building Code.  When in operation, the project may reduce the property’s energy consumption; however, the products efficiency does not outweigh the potential for negative aesthetic impact upon the surrounding residential area.
5. That the materials, textures and details of the proposed construction, to the extent feasible, are compatible with the adjacent and neighboring structures;

Comment:
The proposed WECS is proposed with material and textures compatible with the site and surrounding area; however, even painted gray, the multiple rooftop WECS would have a negative impact upon the aesthetics of the surrounding area.
6. That the development proposal does not unnecessarily block public views from other buildings or from public ways, or visually dominate its surroundings with respect to mass and scale to an extent unnecessary and inappropriate to the use;

Comment:
The proposed WECS will be located on a detached garage and will be visible for Oriole Road.  The installation of multiple rooftop WECS would have a negative impact upon the aesthetics of the surrounding area. 
7. That the amount, location, and design of open space and landscaping conforms to the requirements of this Code, enhances the visual appeal and is compatible with the design and function of the structure(s), site and surrounding area;

Comment:
The proposed WECS will be located on a detached garage and will be visible for Oriole Road.  The installation of multiple rooftop WECS will have a negative impact upon the aesthetics of the surrounding area.  
8. That quality in architectural design is maintained in order to enhance the visual environment of the Town and to protect the economic value of existing structures;

Comment:
The proposed WECS will be located on a detached garage and will be visible for Oriole Road.  The installation of multiple rooftop WECS will have a negative impact upon the aesthetics of the surrounding area.
9. That excessive and unsightly grading of hillsides does not occur, and the character of natural landforms and existing vegetation are preserved where feasible and as required by this Code;

Comment:
The project will not include any grading or alterations to the existing natural landforms or vegetation.
10. That historically significant structures and sites are protected as much as possible in a manner consistent with their historic values;

Comment:
The project is proposed on a lot with an existing single-family residential home and there are no known historical structures on the site.

11. That there are public facilities, services and utilities available at the appropriate levels, or that these shall be installed at the appropriate time, to serve the project as they are needed;

Comment:
There are existing improvements available to serve the site. 

12. That access to the site and circulation on and off-site is safe and convenient for pedestrians, bicyclists, equestrians and motorists;

Comment:
The proposed WECS will not require additional points of access or effect the existing circulation of the site.
13. That the proposed development's generation of traffic will not adversely impact the capacity and physical character of surrounding streets;

Comment:
The proposed WECS will be located on a developed, residential site.  The proposed use will not create any increase in traffic.  
14. That traffic improvements and or mitigation measures are provided in a manner adequate to maintain a Level of Service “C” or better on arterial roads and are consistent with the Circulation Element of the Town General Plan;

Comment:
The proposal is not anticipated to result in any traffic increase.  

15. That environmentally unique and fragile areas such as the knolls, areas of dense Joshua trees, and the Mojave River area shall remain adequately protected;

Comment:
The proposal is within the Low Density Residential (R-LD) zoning designation and not within any significant environmentally unique or fragile areas.

16. That there will not be significant harmful effects upon environmental quality and natural resources;

Comment:
Under the State Guidelines to Implement the California Environmental Quality Act (CEQA), the project is Categorically Exempt under Section 15061(a)(4) for projects in which the local authority denies.
17. That there are no other relevant negative impacts of the proposed use that cannot be mitigated;

Comment:
Under the State Guidelines to Implement the California Environmental Quality Act (CEQA), the project is Categorically Exempt under Section 15061(a)(4) for projects in which the local authority denies.
18. That the impacts which could result from the proposed development, and the proposed location, size, design and operating characteristics of the proposed development, and the conditions under which it would be operated or maintained, will not be detrimental to the public health, safety and welfare of the community or be materially injurious to properties or improvements in the vicinity, nor be contrary to the adopted General Plan; and 

Comment:
The proposed WECS, by its design and operating characteristics, and with adherence to the conditions under which it will be operated and maintained, will not be detrimental to the public health, safety or welfare.  However, the installation of multiple rooftop WECS will have a negative impact upon the aesthetics of the surrounding area, and due to this negative impact, cause detrimental harm to properties and improvements in the area.
19. That the proposed development will comply with each of the applicable provisions of this Code and applicable Town policies, except approved variances.

Comment:
The proposed WECS does not comply with the Development Code requirement to place WECS behind the residence.  Placement of more than one (1) WECS on the rooftop would be a negative impact on the aesthetics of the residence. 
RECOMMENDATION
Based upon the information contained within this report, and any input received from the public at the hearing, it is recommended that the Planning Commission move to:

20. Find the facts presented in the staff report support the required Findings for Denial and adopt the Findings.

21. Deny Conditional Use Permit No. 2011-005, without prejudice, whereby allowing the applicant to reapply with an alternative design.
Prepared By:
Reviewed By:

Pam Cupp
Lori Lamson

Associate Planner
Assistant Director of Community Development
ATTACHMENTS:

1. Recommended Conditions of Approval

2. Site Plan

3. Elevation
4. Specification Sheets
5. Zoning/Location Map
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