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“The Village will always be the heart of Big 
Bear Lake, but the Rathbun Corridor needs 
to be the soul. And that soul is outdoor 
recreation.” 

-Joe Pacelli

The City of Big Bear Lake and its consultant 
MIG would like to thank the following Citizen 
Groups, Agencies and Departments whose 
staff and members actively participated in the 
development of this plan . In addition, the plan 
would have not been successful without the help 
of numerous residents, neighbors and business 
owners who provided valuable input into the 
visioning process for the Rathbun Corridor .

• Big Bear Mountain Resort - Dave Likens, 
Chief Operations Officer

• Big Bear Cycling Association – Craig Smith, 
President

• Big Bear Municipal Water District – Mike 
Stephenson, General Manager

• Big Bear Valley Education Trust - Liz Harris, 
Board Member

• Big Bear Valley Recreation and Park District 
– Reese Troublefield, General Manager

• Big Bear Valley Trails Foundation – Driz 
Cook, Director

• Big Bear Valley Unified School District – Kurt 
Madden, Superintendant

• Caltrans District 8 – John Bulinski, Director

• City of Big Bear Lake, City Council - Dave 
Caretto, Mayor 

• City of Big Bear Lake, Community 
Development Department - Jim Miller, 
Director

• City of Big Bear Lake, Department of Public 
Works – Dave Lawrence, Director 

• City of Big Bear Lake Department of Water 
and Power - Reggie Lamson, General 
Manager

• Los Vaqueros de las Montanas Riding Club - 
K .C . Huffman, President

• San Bernardino County Board of Supervisors 
-  3rd District Supervisor James Ramos, Chair 

• San Bernardino County Department of 
Public Works - Gerry Newcombe, Director

• San Bernardino National Forest, 
Mountaintop Ranger District – Marc Stamer, 
District Ranger

• Southern California Association of 
Governments – Hassan Ikharta, Director

City Council
• David Caretto – Mayor

• Bill Jahn – Mayor Pro Tem

• Rick Herrick

• Bob Jackowski

• Randall Putz

Planning Commission
• Craig Smith – Chairman

• Anne Bush – Vice-Chairman

• Paul Senft

• Tim Breunig

• Ron Tholen

Consulting Team
• Steve Lang - MIG, Landscape Architect and 

Principal In-Charge

• Jay Renkens - MIG, Project Manager and 
Facilitator

• Cole Gehler - MIG, Planning Associate

• Charles Schwinger - KOA, Civil Engineer

• Laura Parsons - KOA, Civil Engineer

• Jan Hancock - Hancock Resources, 
Equestrian Design

• Siri Champion - Three Strands, Youth 
Outreach and Education

A special thank you is owed to Kristen (Torres) 
Pawling, Associate Regional Planner, Southern 
California Association of Governments for 
her administration of the SCAG Sustainable 
Communities (SCS) Local Assistance Planning 
Program Grant that funded the project .  Another 
thank you is owed to City Planners, Janice 
Etter and Ruth Lorentz for their insight and 
involvement throughout the project .
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In April 2012, the Southern California 
Association Governments’ (SCAG) Regional 
Council adopted the 2012-2035 Regional 
Transportation Plan/Sustainable Communities 
Strategy (RTP/SCS): Towards a Sustainable 
Future . The RTP/SCS is the culmination of a 
multi-year effort, involving stakeholders from 
across the SCAG Region, to guide regional 
planning policy through the integration of land 
use planning and transportation investment 
decision-making . As the result of this planning 
effort, the City of Big Bear Lake received a grant 
from SCAG in 2014 to develop a sustainability 
plan for the Rathbun Creek Corridor which 
extends from Big Bear Lake through several 
residential and commercial areas to the San 
Bernardino National Forest .

The Sustainability Program is a key SCAG 
initiative for implementing the RTP/SCS, 
combining Compass Blueprint assistance 
for integrated land use and transportation 
planning with new Green Region Initiative 
assistance aimed at local sustainability and 
Active Transportation assistance for bicycle 
and pedestrian planning efforts . Sustainability 
Projects are intended to provide SCAG member 
jurisdictions, like Big Bear Lake, the resources 
to implement regional policies at the local level, 
focusing on voluntary efforts that will meet local 
needs and contribute to implementing the SCS, 

reducing greenhouse gas (GHG) emissions, 
and providing the range of local and regional 
benefits outlined in the SCS .

Background
The City of Big Bear Lake is located about 100 
miles northeast of central Los Angeles in the San 
Bernardino Mountains . Big Bear Lake is home to 
more than 5,000 residents and regularly attracts 
visitors, producing high volumes of traffic . While 
visitors generate revenue, the environmental 
impacts associated with their high volume can 
be significant . Since the Big Bear Lake area 
offers very limited modal alternatives and Big 
Bear Lake currently has a discrete numbers of 
jobs, thousands of vehicles drive between Big 
Bear Lake and the surrounding metropolitan 
region on a regular basis . The Big Bear Lake 
area is also at the top of the Santa Ana River 
Watershed and watershed management 
problems in and near Big Bear Lake impact the 
entire length of the Santa Ana River below .

The Rathbun Corridor is located at the east end 
of Big Bear Lake and the roads in the corridor 
are generally north-south connectors, Figure 
1 .1 . The Rathbun Corridor Study Area is shaded 
grey in Figure 1 .1 . The map is not aligned to 
true north; instead the axis is slightly tilted to 
the west . This alignment is consistent on all 
maps throughout the document for formatting 
purposes .

The corridor is anchored by a natural drainage 
called Rathbun Creek, which flows from the San 
Bernardino National Forest through a relatively 
urban corridor to Big Bear Lake . Unfortunately, 
the creek and habitat are degraded, some 
sections are used as homeless encampments, 
and most businesses are disconnected from 
the primary commercial district along Big Bear 
Boulevard and the existing and potential natural 
creek/corridor amenities . In addition, flood 
areas and material deposition have rendered 
the northern portion difficult to develop for 
both public and private sectors . The midsection 
retail strip has seen more investment of late, but 
is still struggling to establish a strong identity 
and a critical mass of destinations and patrons . 
The southern section is defined by Big Bear 
Mountain Resort, which is the most successful 
enterprise in the corridor, but it is not well 
integrated into the remainder of the corridor .

Although the corridor faces these challenges, 
it also includes all of the key uses associated 
with successful transit-oriented development, 
including employment centers, neighborhood 
commercial, health care services, high density 
housing, entertainment, and recreation . In 
addition to being situated along a road, 
they are adjacent to a proposed multi-use 
creek-side trail . The densities to support 
high-frequency, high-capacity transit are not 
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present and could actually be detrimental to 
the environmental integrity of the corridor . 
Therefore, the City believes the Rathbun Creek 
Corridor is an excellent location to pilot a lower 
impact approach for the region with active 
transportation-oriented development .

In 2014 both the City of Big Bear Lake and the 
County of San Bernardino endorsed the Big 
Bear Valley Pedestrian, Bicycle, and Equestrian 
Master Plan which is a document that combines 
land use, transportation, and economic 
development planning around a comprehensive 
system of trails and bike ways for the entire 
Big Bear Valley . It is a place making plan for 
a sustainable community connected by non-
motorized pathways . At each public workshop, 
the community engaged in enthusiastic 
discussions about the Rathbun Corridor and 
a multi-modal trail connecting Big Bear Lake 
to the San Bernardino National Forest . Also, 
integrating both natural and urbanized areas of 
the community repeatedly rose to the top as a 
major city and valley-wide priority .

Sustainability
The City has been dedicated to the 
sustainability of the community, economy, 
and natural resources since Big Bear Lake 
was incorporated in 1980 . All three are 

interconnected . Historically, sustainability has 
been a set of practices rather than a principle 
of land use planning . City practices include 
recycling and waste reduction, “clean air” fleet 
vehicles, high-efficiency lighting, and water 
conscious xeriscaping . In terms of policies the 
City adopted the “Live Green” public facilities 
management program, a Green Building 
Ordinance and the Big Bear Valley Pedestrian, 
Bicycle, and Equestrian Master Plan .

Sustainability is defined by the Brundtland 
Commission as “development that meets the 
needs of the present without compromising 
the ability of future generations to meet their 
own needs,” and by the President’s Council on 
Sustainable Development as “…an evolving 
process that improves the economy, the 
environment, and society for the benefit of 
current and future generations .” A sustainable 
approach is a systems-based approach that 
seeks to understand the interactions which 
exist among the three pillars (environment, 
social, and economic) in an effort to better 
understand the consequences of our actions . 
Ideally, research that seeks sustainable solutions 
to protect the environment also strengthens our 
communities and fosters prosperity .

The Rathbun Corridor Sustainability Plan 
addresses and integrates all three pillars of 
sustainability, including:

1 . Environmental Sustainability: The City 
is committed to the implementation of 
SCAG’s Sustainable Communities Strategies 
and believes that the Rathbun Corridor 
Sustainability Plan will help residents adopt 
car-free lifestyles . Later, the City intends to 
build on the success of the Rathbun Corridor 
and build similar projects in other areas of 
the community . By facilitating and promoting 
car-free lifestyles, the Rathbun Corridor 
project will help reduce Vehicle Miles 
Traveled and Greenhouse Gas emissions in 
the city and in the region because residents 
will be able to commute on foot or by bike 
and more jobs will be available for residents 
to work in the city rather than having to 
drive to other areas of the SCAG region . In 
addition, implementation of the plan will 
contribute to improved public health, quality 
of life, habitat, and water quality in Big Bear 
Lake as well as in the rest of the Santa Ana 
River Watershed .
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• Inter-agency commitments and strategies 
to integrate trail and street projects with 
watershed management, habitat restoration, 
and passive or active recreation projects;

• Outreach and education about the Rathbun 
Corridor planning process;

• Recommendations for the City and its 
partners to leverage the trail and street 
improvements to overcome economic 
development obstacles; and

• Recommendations and examples for 
realizing the corridor’s potential to become 
the heart of outdoor adventure activities in 
the Big Bear Valley .

2 . Economic Sustainability: The 
improvements envisioned as part of the 
Rathbun Corridor Sustainability Plan will 
support existing property owners and 
businesses and create a more sustainable 
platform for future job creation and 
economic success . Complete street and 
trail corridor improvements will attract 
more customers to already established 
and burgeoning commercial centers along 
the corridor and with opportunities for low 
impact multi-modal transportation . The 
project is also providing better opportunities 
to integrate and leverage Big Bear Mountain 
Resort and other existing amenities in 
the area to sustain and grow healthier 
businesses .

3 . Social Equity: The Rathbun Corridor 
Sustainability Plan is addressing social 
equity in several ways . First of all, the 
community engagement process was 
broad and inclusive of a diverse mix of 
residents and non-residents . Particular 
focus was placed on involving the property 
and business owners along the corridor 
and ensuring recommendations did not 
provide disproportionate benefits or 
negative impacts to any individuals or 
groups . The inclusion of non-motorized 
transportation amenities and complete 

street improvements will provide alternative 
means of travel for all corridor users . Also, 
an enterprise was made to educate middle 
school students about the Rathbun Corridor 
planning process (see Appendix 4) . Finally, 
the economic development efforts are 
intended to provide opportunities for local 
services, employment and investment to a 
larger and broader population of residents 
(see Appendix 6) .

Project Objectives
The purpose of the project is to develop and 
adopt the Rathbun Corridor Sustainability 
Plan, to conceptualize a non-motorized trail 
and to stimulate active-transportation-oriented 
development . To accomplish these objectives, 
the Sustainability Plan establishes:

• A vision for social equity, a green economy, 
and complimentary natural and urban 
systems;

• A Rathbun Creek Multi-Use Trail Plan for 
pedestrians and bicyclists;

• “Complete Street” design for Moonridge 
Road and Rathbun Drive;

• Concepts for various people-moving transit 
technologies to extend the reach of non-
motorized users;

Rathbun Corridor has the potential to support various trail 
types and activities.
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Process 
The process for the Rathbun Corridor 
Sustainability Plan was a highly interactive 
community planning effort that engaged a 
broad range of stakeholders throughout all 
steps of analysis and design . The outreach 
strategy for the Rathbun Corridor Sustainability 
Plan was customized to reach key audiences, 
including those who are not typically involved 
in planning and design processes . Each activity 
was designed to address a specific project need, 
including collecting user feedback on existing 
opportunities and making choices on future 
priorities . All activities were designed to build 
support and a constituency for future directions . 
The goal of the process was not to find the most 
popular solution, but the best solution for the 
corridor that is supported by the community .

The planning process included four major steps 
that are outlined in more detail below with the 
major tasks associated with each .

STEP 1: PROJECT INITIATION AND 
ADMINISTRATION

• Kick-off Meeting – Initial meeting to review 
schedule, tour the creek corridor, clarifying 
roles and expectations and discussing 
related plans and projects .

• Project management – Quarterly briefing 
with public agencies and on-going 
coordination calls and workshops with City 
staff .

STEP 2: ATTRACTION AND RETENTION 

OF PROJECT STAKEHOLDER BASE

• Data compilation – On-going collection of 
data for different levels of analysis .

• Issue and opportunity identification with 
sensitive receptors – meeting with project 
stakeholders for integration into the process .

• Community Field Day – A day of activities 
for the community to learn about and 
experience Rathbun Corridor .

• Current conditions mapping – The creation 
of base maps representing current 
conditions of the corridor and used during 
public outreach .

• Project Postcard and Website – Both 
updated throughout the process with 
evolving information and products and 
distributed to the public .

• Three Community Visioning Workshops 
– Brief presentations and engaging 
discussions open to all community members 
with the purpose of informing the project’s 
direction and defining its vision .

STEP 3: RATHBUN CORRIDOR ANALYSIS

• Pedestrian, bicycle, equestrian trail 
alignment and design – An analysis of the 
physical conditions and recommendations 
made at the planning level .

• Private-public opportunities to overcome 
past obstacles to economic development 
– Analysis of issues such as, vacancies, 
flood control management, real estate 
development and recommend strategies for 
improvement .

• Integrated watershed management – An 
analysis of the current conditions of the 
watershed and proposed opportunities for a 
watershed that mimics natural features and 
supports development .

• Outdoor adventure destination feasibility 
– A general approach for developing the 
Rathbun Corridor as a destination for 
outdoor experiences .

• Innovative transportation and people-
moving technology – A summary of current 
transit activity and proposed people-moving 
options .
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• Appendices – Including; real estate 
development recommendations, zoning 
and development standards, an equestrian 
trailhead phasing strategy, a maintenance 
field guide and an explanation of outreach 
to the middle school .

STEP 4: PLAN DEVELOPMENT, REVIEW & 
ADOPTION 

• Report on Rathbun Corridor Analysis – 
Designed as a series of meetings with City 
staff, a Community Visioning Workshop, a 
Planning Commission Meeting, additional 
stakeholder interviews, and a work session 
with a local middle school .

• Develop Draft Plan – designed based on 
collaboration with City Staff .

• Present Draft Plan – presentation to the 
Planning Commission and meetings for 
revisions .

• Revise Plan and present to City Council – 
Revise plan based on Planning Commission’s 
review and present to City Council .

• Final Revisions and Plan Adoption – The 
planning staff will present the final plan to 
City Council .

• Closing Meeting and Implementation Kick-
Off – Delineation of next steps and review 
of the project to coordinate responsibilities 
moving forward .

Document Overview
• Chapter 1 – An introduction to the 

project briefly describing its background 
and objectives . The planning process 
is elaborated on in more detail, while 
sustainability is explained in a general sense . 

• Chapter 2 – A shared vision from residents 
and stakeholders that explains the preferred 
concept of the corridor .

• Chapter 3 – An identification of the 
preferred trail alignment in the corridor .  
The alignment is further sorted into six trail 
segments to explain details and amenities 
specifically .

• Chapter 4 – Describes the Moonridge Road 
corridor and elaborates on recommended 
improvements .  

• Chapter 5 – Descriptions of existing and 
proposed land uses in the commercial 
segment of Moonridge Road . Proposed 
changes to the zoning code and an analysis 
of parking capacity and demand .

• Chapter 6 – Considerations of environmental 
restoration identified for segments of the 
Rathbun Corridor . 

• Chapter 7 – An explanation of how the 
corridor should be prioritized and phased . 
Noted funding sources for the trail and 
street improvements . 

The project kick-off meeting was well attended and brought 
forth important discussions from citizens.
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runs along Moonridge Road in the form of 
a sidewalk and cycle track integrated into 
a redesigned roadway that has established 
Moonridge with a strong identity as an 
attractive and vibrant destination . Between 
the trails split is a centralized trailhead with 
parking and restrooms .

• There are now more businesses in the 
Moonridge Corridor including bike-oriented 
retail and a hotel . The commercial corridor’s 
streetscape has evolved into an attractive 
place with unique characteristics . Major 
elements include a planted median, a 
roundabout and planting strips buffering 
parallel parking . Some of the finer details 
include gateway signs, sandblasted sidewalk 
designs and a large, uplit moon-shaped orb .

• The two trail treatments re-converge above 
Moonridge Road’s commercial strip . The trail 
runs along Moonridge Road passing the new 
Big Bear Alpine Zoo and the golf course’s 
northern edge . Before the road climbs 
steeply into residences, the trail leaves the 
road and enters the golf course navigating 
golf greens and tee boxes with protective 
fence netting while reuniting with the creek 
bed .

The following vision statement synthesizes the 
input of a broad range of property and business 
owners, local residents and other stakeholders . 
The narrative that follows helps to elucidate 
many of the nuanced considerations and 
balances the diverse perspectives that were 
essential to developing a preferred concept for 
the corridor, including the creek trail, Moonridge 
Road improvements, and future development . 

Vision Statement
The Rathbun Creek Corridor will evolve into a 
recreational, educational and transportation 
greenway, providing residents and visitors 
with a variety of opportunities to connect to a 
diverse offering of destinations, services and 
natural amenities.

The corridor runs approximately four miles 
from Big Bear Lake to the San Bernardino 
National Forest . The diverse natural and built 
environments it traverses define its character 
in several distinct segments . Post construction, 
the trail will hug the corridor’s topography; 
enhance environmental, economic and 
social sustainability; and create the following 
experience for residents and visitors alike . 

• The trail connects to the lake through a 
series of boardwalks stretching across 
wetlands and running along the lakefront . 
Not too disconnected, newly developed 
buildings with ground floor retail open their 
doors to a paved, multi-use path . 

• Progressing to the east, the trail interacts 
with the creek bed behind commercial 
development . From the vegetation along 
the creek, one can attain views of nearby 
mountains and the lake . 

• Approaching Big Bear Boulevard bustling 
with automobile and bicycle traffic, the path 
dives into the creek bed and under the 
road through a highly designed underpass 
integrated with an improved drainage 
culvert . Upon emerging, the trail becomes 
immersed in tall evergreen trees . Among 
the trees a small park resides with a wooden 
bridge connecting local residents to the trail .

• Eventually, the corridor’s heart appears 
as the trees dissipate near Elm Street . 
Here the trail splits into two separate, 
but complementary segments . One route 
meanders along the creek, passing exercise 
stations on Sonoma Drive . The other route 

2. VISION
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• Complement and support existing land 
uses – Support existing businesses and 
attract new investment to the corridor, 
especially along the commercial segment of 
Moonridge Road .

• Provide traffic calming solutions that still 
allow winter traffic to flow – Slow traffic 
along Moonridge Road, but do not impede 
the capacity for large volumes of traffic to 
exit the corridor on high demand weekends .

• Engage residents throughout the planning 
and design process – Provide public 
outreach and eduction through community 
workshops and middle school curriculum 
supplementation . 

• Identify areas for environmental 
improvements – Locate areas for habitat 
restoration and explain the next steps 
for reporting, permitting and the CEQA 
process .

Goals
Through the extensive community engagement 
process, a set of goals was established for the 
Rathbun Corridor that functioned in tandem 
with the project objectives summarized above 
to guide the development of alternatives and 
the preferred set of recommendations detailed 
throughout the rest of this document . The 
community’s goals are summarized below .

• Enhance the functionality and aesthetics 
of the corridor – Provide restoration, 
landscaping, gateways, parks, interpretive 
signs and other amenities, while 
accommodating all users and ability levels .

• Provide ongoing maintenance – Clean up 
the corridor/creek and keep it clean with a 
low and/or easy maintenance design, use of 
durable materials and clear expectations for 
maintenance responsibilities .

• Establish appropriate points of access and 
increase safety – Provide easy access to 
the trail, but also integrate security where 
needed to discourage trespassing and 
vandalism . Consider the implications of 
trailhead locations and the provision of 
parking of various segments of the corridor .

• The trail reconnects with Moonridge Road 
after exiting the golf course, but this 
time only to cross the road on a raised 
crosswalk . This marks the entrance to 
Sand Canyon, a segment of the trail with 
steeper embankments abutting residential 
properties .

• The trail’s eastern terminus is a major 
trailhead accommodating pedestrian, 
bicycle and equestrian users and providing 
further access to the extensive trail network 
in the San Bernardino National Forest . 
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Detailed Trail Segments
INTRODUCTION

The Rathbun Corridor stretches from Big Bear 
Lake to the San Bernardino National Forest . 
Along its four mile length, it passes through 
unique environments that will help define its 
character . The following segments are identified 
to gain a deeper understanding of the Rathbun 
Corridor . The following figures and text provide 
an overview of the defined trail segments .

Existing Conditions along the 
Rathbun Corridor
The Rathbun Corridor is located at the east end 
of Big Bear Lake . The corridor is established by 
a natural drainage called Rathbun Creek and 
a primary roadway called Moonridge Road . 
Rathbun Creek flows northwest from the San 
Bernardino National Forest through a corridor 
with various levels of improvements and 
urbanization, to Big Bear Lake . Throughout the 
year Rathbun Creek runs with various amounts 
of water and is known to occasionally flood in 
the spring and summer . 

The broader roadway and creek corridor 
area includes residences and a variety of 
businesses including, large and small retail 
stores, restaurants, hospitality uses, offices and 
a golf course . Most of these land uses turn 
their back to the creek bed . For that reason 
and others, sections of the creek collect trash, 
have been augmented and rerouted, and are 
otherwise environmentally degraded . The 
transient community is also known to establish 
encampments within the corridor, especially 
near Big Bear Boulevard . Animals utilize the 
drainage channel as their means of travel and 
shelter . Improvements made to the corridor 
should strive to improve the existing conditions .

Preferred Trail Alignment
The preferred trail alignment is displayed in 
Figure 3.1 as a red path . Two alternative trail 
alignments are indicated with orange paths 
and though not preferred, these trail segments 
have connectivity potential . New and existing 
creek crossings are identified with blue and 
black symbols respectively . Potential trailhead 
locations are also identified throughout the 
corridor, some including the addition of 
equestrian staging for National Forest access . 
Bike lanes are identified as a salmon-colored 
path on Moonridge Road . Finally, the yellow 
paths indicate either existing bike/trail routes 
or proposed trails from the Big Bear Valley 
Master Plan .

3. RATHBUN TRAIL ALIGNMENT AND DESIGN
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As this trail segment relies heavily upon future 
development, its character could result in one 
or more of the following amenities, (Figure 3.4) . 
Depending upon the intensity of development 
certain amenities are more feasible than others .

• Coastal boardwalks – walks running parallel 
with the lakefront, integrating development 
to the lakeshore with leisurely pedestrian 
activity .

• Wetland boardwalks – linkages connecting 
Sandalwood Drive to the lake, stretching 
across established wetlands .

• Fishing docks – extensions into the lake 
primarily used for fishing .

• A floating amphitheater – a permanent 
or temporary structure and associated 
gathering space on the lakeshore .

• A ferry crossing terminus – providing 
another stop for the existing ferry service 
connecting trails on opposite sides of the 
lake .

1. LAKESIDE PROMENADE: Big Bear Lake 
to Sandalwood Drive

The first segment identified is the Lakeside 
Promenade, Figure 3.2 . It’s a small but vital trail 
section that provides access to the lake .  North 
of the creek bed there are established single-
family residences . The residents that live there 
have expressed concerns for trail construction 
occurring on the north side of the creek bed . 
South of the creek bed is a large, undeveloped 
parcel . This parcel is poised for commercial and/
or residential development .

Considering the adjacent influences, the trail 
alignment is proposed on the south side of 
the creek bed . Here the trail can be integrally 
designed with the new development . The 
potential for bike-oriented retail is a high 
possibility, Figure 3.3 . Furthermore, urban 
plazas with unique site furniture could be 
established in conjunction with the trail, creating 
a walkable, well-articulated environment .

Wayfinding signs connects people to trails and other places.

Interpretive signage explains historical and ecological facts.
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Lakeside Promenade
SEGMENT 1
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A raised crosswalk on Sandalwood Drive to slow traffic is 
proposed to slow traffic.
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Lakeside Promenade - Trail Section
TRAIL ORIENTED RETAIL NEAR THE LAKEFRONT AND SANDALWOOD DRIVE
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Lakeside Promenade - Lake Amenities
CASE STUDY IMAGERY

COASTAL BOARDWALK WETLANDS BOARDWALK

Portavadie, Loch Fynne, Scotland

Helix Park, Falkirk, Scotland Springdale, Newfoundland, CanadaFrankston, Australia

Erie Trail, Ohio
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Lakeside Promenade - Lake Amenities
CASE STUDY IMAGERY

FLOATING AMPHITHEATER FERRY CROSSING TERMINUSFISHING DOCK

Boulder Bay, Big Bear Lake, California Big Bear Lake, California Colchester causeway bike path ferry, 
Colchester, Vermont

Miss Liberty, Big Bear Lake, California

Houton passenger pier, Houton, Scotland

Tulsa, Oklahoma
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• Option 1 (Figure 3.6) – reveals an enhanced 
box-culvert flanked with concrete walls . 
These walls are sandblasted with artistic 
details . The creek channel remains encased 
with concrete as it punctures through a 
newly constructed bridge (10 feet higher in 
elevation than the current bridge) . The trail 
is elevated above the creek channel and 
positioned on the south side of the culvert . 
The undercrossing would be lighted for 
nighttime security .

• Option 2 (Figure 3.7) – displays a natural 
creek system flowing through an improved 
culvert and newly constructed bridge 
(also 10 feet higher in elevation than the 
current bridge) . Native vegetation would 
be re-established in the creek bed while 
ornamental vegetation would be planted in 
the tiered side walls . 

2. CHINA GARDEN TRAVERSE: 
Sandalwood Drive to Big Bear Boulevard 
Culvert  

The Open Traverse is a predominantly flat 
stretch of the corridor running behind existing 
large retail buildings, (Figure 3.5). A key 
existing destination along this segment of the 
corridor is the first community garden opened 
by the Big Bear Valley Community Gardens 
Project . Similar to the Lakeside Promenade, 
this segment’s south adjacency is a large 
undeveloped portion of land . As development 
is likely, but unpredictable, the same strategy of 
integrating the trail design and the development 
site plan is recommended . Also important is 
providing adequate connections to the existing 
commercial centers .

A new bridge and underpass is identified in 
this segment . In Figure 3.6 and 3.7 the existing 
conditions reveal a box-culvert positioned 
under Big Bear Boulevard . The photo was 
taken upstream, looking towards the lake . The 
two following recommendations pose possible 
solutions that allow pedestrians and bicyclists 
safe crossing underneath Big Bear Boulevard .

A proposed underpass separates the trail and creek.
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China Gardens Traverse - Trail Undercrossing
OPTION 1 - CONCRETE CULVERT

Existing culvert conditions
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Existing culvert conditions

China Gardens Traverse - Trail Undercrossing
OPTION 2 - NATURALIZED WITH VEGETATION
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Bike lanes are proposed along Moonridge 
Road in the segment . The traditional striped 
bike lines are proposed on the outsides of 4 
lanes of automobile traffic . As Moonridge Road 
narrows approaching Big Bear Boulevard, the 
westbound bike line diverts to Moonridge Way . 
Consequently, eastbound bike traffic derives 
from the junction of Moonridge Road and Big 
Bear Boulevard . Figure 3.9 illustrates bike lane 
examples for the Moonridge Road Corridor .

3. WOODED WALK: Big Bear Boulevard 
Culvert to Elm Street

The Wooded Walk’s identity derives from the 
dense evergreen trees that surround Rathbun 
Creek, (Figure 3.8) . The City recently purchased 
the Trout Pond property from the Municipal 
Water District (MWD) and is in negotiations 
on the balance of this land . In fact, there is 
additional land reserved for a small park . Two 
proposed pedestrian bridges provide linkages 
to residents living near this segment . Also, a 
small trailhead on Big Bear Mountain Resort’s 
secondary overflow lot suggests supplemental 
access to the trail and park .

The former Trout Pond resides in this segment . 
Though a small park is proposed near the Trout 
pond, no efforts will be made to fill the pond 
for fishing purposes . The Trout Pond will remain 
an open stream bed until creek flow fills this 
segment with soil and slowly restores itself to a 
more natural state .

Proposed park in the conservation easement near 
Rathbun Creek.
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Wooded Walk
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Wooded Walk - Bicycle Improvements
VARIOUS TYPES

Multi-use pathBike lane with four traffic lanes

Cycle track Bike lane separated by vegetation



 25

3 . The third phase includes the addition of 
park space designed to accommodate 
seasonal events such as a farmers market, 
craft/art shows, and athletic special events 
and races . Also proposed in this phase is 
the addition of a ticket sales office for Big 
Bear Mountain Resort along with a transit 
stop with resort connection . In Figure 3.13 
the proposed transit mode identified is a 
gondola; however, other potential modes 
are identified in Chapter 5, as Innovative 
Transportation Strategies .

On the east and west ends of this segment the 
rustic trail connects with the urban trail . Located 
centrally between the segments is a proposed 
trailhead, (Figure 3.12). It’s anticipated that the 
public parcel currently used by fire department 
and surrounded by Big Bear Mountain Resort’s 
parking lot will house trailhead amenities . Three 
phases are identified explaining the potential 
build-out of the trailhead, (Figure 3.13).

1 . The first phase includes the addition of a 
standalone restroom textured with stone . 
Other site improvements include contextual 
landscaping and amenities, informal access 
to Big Bear Mountain Resort’s parking 
lot, and a trail leading to the proposed 
pedestrian bridge connecting residents to 
Moonridge Center . 

2 . The second phase includes the addition 
of a community building with the 
potential of attached restrooms . Other 
site improvements include extended 
landscaping, a covered structure, and 
established access to the Big Bear Mountain 
Resort’s parking lot, residences and 
businesses .

4. MOONRIDGE CENTER: Elm Street to 
Moonridge Road

The core of trail and economic activity will 
be at Moonridge Center, (Figure 3.10) . This 
segment functions both as a linear and cyclical 
trail system . Lineally it connects to the greater 
Rathbun Corridor, while cyclically it completes a 
loop around Rathbun Creek and the businesses 
on the north side of Moonridge Road .

The rustic trail segment of Moonridge Center 
runs along Sonoma Drive . This trail reach will 
be similar to the other segments of the Rathbun 
Trail in character . The primary additive to this 
trail segment is exercise park equipment . 
Positioned in a linear fashion along the segment, 
these wooden structures positioned with low 
wood rail fencing add tactile character to the 
trail-scape, (Figure 3.11) . 

Along Moonridge Road, urban trail design is 
recommended . This includes the addition of 
wide sidewalks on the north and south sides 
of the street and a 2-way cycle track . These 
trail types are buffered from automobile traffic 
by vegetation strips . This is discussed in more 
detail later in the plan .

Linear park exercise stations along the trail on Sonoma Drive
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Moonridge Center - Trail Section
LINEAR PARK AND PEDESTRIAN BRIDGE CONNECTION ON SONOMA DRIVE
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Moonridge Center - Rathbun Drive Trailhead
LOOKING TOWARDS THE GOLF COURSE 
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Moonridge Center - Rathbun Drive Trailhead
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and runs along the creek behind hole #1’s 
green . Protective fence netting and signage are 
proposed in specific locations to prevent injury 
and provide awareness to golfers and trial users 
alike . Beyond the golf course the trail crosses a 
proposed raised crosswalk on Moonridge Road, 
slowing automobile traffic and connecting trail 
users to Sand Canyon .

5. GOLF COURSE PASS THROUGH: 
Moonridge Road to Sand Canyon Road

The Golf Course Pass Through trail segment of 
Rathbun Trail is proposed to run along the north 
side of the new Big Bear Alpine Zoo location 
and the golf course, (Figure 3.14) . At the eastern 
edge of the segment the trail crosses the golf 
course . Its route climbs to the current hole 
#4 tee boxes, bends around hole #3’s green, 
crosses the creek on a new pedestrian bridge 

Golf Course Swing
SEGMENT 5

New Alpine
Zoo Site

Transit Stop

Wayfinding 
Signage

Bridge Crossing

Crosswalk 
Crossing

Rathbun Creek

Proposed trail alignment

Proposed bike lane

Proposed 20’ netting

0  75  150      300 feet

LEGEND
Rathbun Creek

Proposed trail alignment

Proposed bike lane

Proposed 20’ netting

0  75  150      300 feet

Rathbun Creek

Proposed Rathbun Trail

Proposed 20ft Netting

Proposed 20-foot netting protecting trail users from golf activities



 Figure 3.15 | 31

The trail eventually joins Sand Canyon Road 
before entering the San Bernardino National 
Forest . A proposed low-level crossing on Sand 
Canyon Road can be utilized by automobiles 
and trail users to safely reach the National Forest 
when the road is not flooded or iced . 

Two potential equestrian trailhead locations are 
identified in Figure 3.16 . The first, identified 
with a 1 in the figure, is located within city 
limits at the end of Sand Canyon Road . The 
second is located in San Bernardino National 
Forest and is identified with a 2 in the figure . 

6. SAND CANYON CLIMB: Sand Canyon 
Road to Forest Service Road 2N27

The Sand Canyon Climb trail segment leads 
trail goers up Sand Canyon, (Figure 3.15) . The 
proposed trail position sits on the creek’s banks, 
occupying the flood control service roads . 
Beyond the service roads are residences . One 
creek crossing is proposed in the form of a new 
pedestrian bridge near Colusa Court, (Figure 
3.17) . Furthermore, additional small boardwalk-
type crossings are proposed over drainages 
spilling into the Rathbun Creek Channel . 

Sand Canyon Climb
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Trailhead option 1 can be built when the City 
determines the time is right; whereas, option 
2 requires additional coordination with the 
Forest Service . Though there is more space for 
trailhead construction in the national forest, 
seasonal road closers and flooding would 
limit access to trailhead  option 2 . From either 
location equestrians can connect to the Sand 
Canyon Climb or the national forest’s greater 
trail network, including the Pacific Crest Trail 
and other trails identified in the Master Plan . 
Detailed phasing for option 2 is described in 
Appendix 1.
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Sand Canyon Climb - Equestrian Trailhead   
POTENTIAL SITE LOCATIONS

Connection to the 
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Sand Canyon Climb - Equestrian Trailhead   
ELEMENTS TABLE

ELEMENT DESCRIPTION
Forest Road 2N27 boundary gate Seasonally open – Contact USDA Forest Service for closure dates
Equestrian parking entrance (one way) Provide minimum 25-foot turning radius

Equestrian parking entrance (one way) Provide minimum 25-foot turning radius

Equestrian parking & staging areas 
(maximum of 1-2% slope) Open space – random parking, aggregate parking  surface (sieved 3/4 inch or less)

Perimeter fencing Weathered pipe, smooth wire or mesh 54-60” high
Equestrian mounting block To aid equestrians desiring accessibility
Weathered rebar hitching rail In trailhead as shown, adjacent to restroom
Vault toilet (1 total) Handicap accessible design, solar powered, waterless, includes a horse hitching rail
Monument entrance sign Designation of equestrian only parking area 
Signs – “Leave No Trace;” map of trails, maps 
box, etc .; trailhead user information

Shared users’ kiosk in restroom area; large display map of trails in area, other user info; large 
display map of trails in area, other user info

Sign – equestrian area user sign Encourage manure removal from trailhead

Sign – NO WATER – emergency info Equestrian-specific emergency information

SAND CANYON TRAILHEAD - ELEMENTS TABLE

Trailhead parking with dispersed locations for horse trailers Steel hitching rail located at the trailhead  
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Sand Canyon Climb - Trail Section
RUSTIC TRAIL WITH PEDESTRIAN BRIDGE TO SAND CANYON ROAD 
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• Doggie Bag Stations – Posts with 
dispensers distributing bags for dog waste 
collection should be located near trash 
receptacles . The primary sites should be 
identified at trailheads and at trail access 
points, but also along heavily used sections 
of the trail .     

• Bike Racks – Numerous singular units can 
be installed repetitively creating an adjoined 
rack system . The racks should be located at 
trailheads and near any trail connections to 
businesses . Moonridge Center should be 
lined with bike racks catering existing and 
future businesses . Racks should complement 
the “Moonridge” theme .

• Signage – Two types of signs are proposed 
throughout the corridor . Wayfinding signage 
is an important amenity connecting people 
to the trail system and directing them 
to different places while using the trail . 
Interpretive signage may explain historical 
and ecological information at key junctures 
of the trail .  

• Fencing –Wooden posts with either two 
or three round-rail horizontal connections 
backed with brown vinyl coated chain link 
or woven wire . A rustic style fence is also 
displayed . Fencing should be installed 
intermittently, intentionally limiting access to 
private property and ecologically sensitive 
locations . 

• Decorative Stone – Native or native-like 
stone veneer finishing on structural elements 
is the general appeal for areas of emphasis . 
Trailheads, parks, underpasses, and plazas 
are areas where this treatment provides a 
rustic accent to the trail-scape .

• Drinking Fountains – Fountains to 
accommodate universal access as well as 
dogs and water bottles are preferred . As 
there will likely be numerous dogs on the 
trail, dog fountain drinking fountains can 
be installed at trailheads . Also, drinking 
fountains designed for water bottles may 
be installed at trailheads – allowing users to 
fill up and take water with them, reducing 
the total amount of  installed fountains and 
discarded plastic bottles .

Trail Amenities and Features
The following amenities are recommended 
along the Rathbun Trail System, (Figure 3.18):

• Trash Receptacles – These designs are 
suggested to keep wild animals out of 
public waste locations . They are designed 
with a heavy lid that latches closed . Trash 
receptacles should be located in locations 
where there is both a moderate amount of 
trail use and where maintenance vehicles 
have an ease of access .

• Benches – Horizontal wooden boards 
sturdily mounted on over-sized powered 
coated steel frames are the standard 
aesthetic . These benches with backs will 
be predominantly located in parks and 
accompanied by shelters and picnic benches 
of the same materials . Additional locations 
for seating should be clustered and located 
in areas of higher trail volume . 
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Trail Amenities
PROPOSED ALONG RATHBUN TRAIL

TRASH RECEPTACLES FENCINGBENCHES
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Trail Amenities
PROPOSED ALONG RATHBUN TRAIL

DECORATIVE STONE DRINKING FOUNTAINS BIKE RACKS
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The existing state of the street is undesirable 
to pedestrians for many reasons . The amount 
of driveways crossing the sidewalk is unsafe 
and could cause accidents . The sidewalk 
itself is in a state of disrepair . The distance 
between opposing sidewalks is vast and without 
crosswalks . Finally, there isn’t a unifying element 
or general aesthetic in the form of public art or 
street vegetation .

The current design and resulting culture in 
Moonridge Center favors automobile users . The 
street is wide and without traffic stops . Though 
the speed limit is 35 mph, cars are known to 
travel at much faster speeds . There are 4 travel 
lanes, a median/turn lane, diagonal parking on 
both sides of the street, and sidewalks, (Figure 
4.1) . Bicycles passing along Moonridge Center 
are in danger of being struck by a car backing 
up and will need to fight for a position in traffic .

Moonridge Corridor’s Existing 
State
The Moonridge Road Corridor has several 
distinct segments . Between Brownie Lane 
and Elm Street, the road is surrounded by tall 
evergreen trees and by large lots with generous 
building setbacks . Between Elm Street and 
Clubview Drive, Moonridge Road is extremely 
wide and fronted by small, thin lots primarily 
of commercial use, but with several residential 
properties on the southeast side of the roadway . 
The road then flanks Golf Course before steeply 
climbing into residences near Tehama Drive . The 
road curves down again and crosses Rathbun 
Creek, reconnecting with the golf course and 
terminating at Big Bear Mountain Resort . 

Moonridge Road’s current state does not 
include bicycle facilities, though bicyclists utilize 
the corridor . Thus, dedicated bicycle facilities 
are proposed from Big Bear Boulevard to the 
Clubview Drive/Moonridge Road intersection, 
also known as “The Moonridge Y .” Traditional 
bike lines are proposed on the outside of 
two-way automobile traffic between Big Bear 
Boulevard and Elm Street . Additionally, a cycle 
track is proposed between Elm Street and “The 
Moonridge Y” . Figure 3.10 illustrates bike lane 
examples for the Moonridge Road Corridor .

The area of Moonridge Road that has the 
greatest influence on how the corridor will be 
perceived is the segment between Elm Street 
and Clubview Drive (Moonridge Center), (Figure 
4.1) . 

4. MOONRIDGE CORRIDOR STREETSCAPE

The existing composition of Moonridge Road’s commercial area includes a variety of land uses, vacancies and wide streets.
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Existing Conditions Moonridge Center 
LOOKING TOWARDS THE LAKE
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Complete Street Design
Though the existing road conditions of 
Moonridge Center are unfavorable, they 
provide a slate for a variety of improvements . 
The average right-of-way is 114 feet from 
end-of-sidewalk to end-of-sidewalk . With this 
amount of space, 4 options were proposed to 
members of the community . The result of their 
input established a street design comprised of 
elements from the proposed options . Figure 4.2 
provides a plan view illustration of the proposed 
streetscape design . The major improvements 
are identified in the list below and depicted in 
Figures 4.2 through 4.7 .

• Travel Lanes – The number of travel lanes 
are to remain at four with the same widths 
applied to each lane, 11 feet, (Figures 
4.2 and 4.3) . A sharrow bike route is also 
proposed for the far south lane, heading 
east . 

• Median – Separating the two lanes is a 
planted median with breaks for left-hand 
turns . The median is designed to be raised 
where it runs parallel with a left-hand-turn-
lane . Otherwise, the median is depressed in 
the form of a swale and planted with native 
vegetation . During a snowfall, plows can 
use the depressed median for snow storage, 
(Figure 4.2 and 4.3) .

• Parking – Parallel parking is proposed on 
both sides of Moonridge Road . The spaces 
are located between landscape buffers, 
(Figure 4.2 and 4.3) . Approximately 100 
on-street parking spaces are provided in the 
proposed configuration . Also, Rathbun Drive 
is planned to have angled parking totaling 
around 110 spaces, (Figure 4.2) .

• Public Trash Sites – Residents have 
suggested installing a Clean Bear Site in 
the Rathbun Parking lot . In lieu of Clean 
Bear Sites, a series of dumpster sites 
proposed along Rathbun Drive, (Figure 4.2) . 
These sites would be located between the 
proposed 45-degree angled parking spaces . 
They would be landscaped and screened 
with the required amount of space for 
loading, (Figure 4.4) . Shuttle stop shelters 
can also be located within these sites to 
accommodate Big Bear Mountain Resort’s 
overflow lot .

• Roundabout – A two-lane, one-way 
roundabout at the intersection of Moonridge 
Road, Clubview Drive and Rathbun Drive 
is depicted in Figures 4.5 and 4.6 . The 
future Big Bear Alpine Zoo property is 
planned for relocation adjacent to the 
roundabout, (Figure 4.5) . The Big Bear 
Mountain Resort parking lot will be the 
primary parcel impacted by roundabout 
construction . Approximately one and one-

half acres will be taken from the parking lot 
for construction . Pedestrian crossings are 
designed with pedestrian refuges to reduce 
crossing distances and to lower the risk of 
accidents . Bicycles are proposed to enter 
the roundabout at the north end .

• Cycle Track – A two-way bicycle area 
separated from traffic by a sub-median is 
proposed for the north side of Moonridge 
Road . Limiting driveway access is necessary 
for the safety of bicyclists utilizing the 
cycle track . Therefore, all automobile 
traffic currently entering the properties 
on Moonridge Road will be re-routed to 
enter on Rathbun Drive . Driveway cuts on 
the north side of Moonridge Road will be 
closed to automobile traffic with existing 
access open to bicycles instead, (Figure 4.7) . 
A sharrow bike route is also proposed to 
complement  the cycle track on the adjacent 
side of the street .

• Landscaping – The length of the 2-block 
stretch is punctuated with landscape 
features, (Figures 4.3 and 4.7) . Established 
in each vegetative strip is a combination of 
the following elements .

• Trees – pine, spruce, aspen, poplar

• Shrubs /grasses / perennials – identified 
native shrubs, grasses, and flowering 
perennials 

• Boulders – similar to those found 
throughout Big Bear Valley
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Proposed Streetscape Improvements
MOONRIDGE ROAD AND RATHBUN DRIVE
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Proposed Streetscape Improvements
LOOKING TOWARDS THE GOLF COURSE
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Public Trash Sites
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Proposed Roundabout with Zoo Plan 
MOONRIDGE ROAD AND CLUBVIEW DRIVE 
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Roundabout on Moonridge Road and Clubview Drive
LOOKING TOWARDS THE LAKE 
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• Sidewalk Detail – The sidewalk detail 
shown in Figure 4.7 depicts the Moonridge 
symbol etched into the concrete . This 
concrete panel would be designed as a 
unique textured and stained addition to the 
continuous sidewalk . 

• Gateway Structure – Two gateways on 
both sides of Moonridge Road at Elm 
Street are designed as entrance features, 
complementing the roundabout located 
on the opposite side of the corridor, 
(Figure 4.8) . The gateways are scaled to 
the pedestrian level and positioned as 
an archway over the sidewalk . Though 
designed for pedestrian activity the 
structures will include heavy materials that 
are visible to automobile traffic . Figure 4.9 
provides sketches of 4 different gateway 
designs . Gateway 1 is modeled in Figure 
4.8 . 

• Roundabout Design – The landscaped 
features in the roundabout depict a 
midnight mountain scene, (Figure 4.6) . The 
moon is highlighted as the focal point in 
the form of a “moon orb .” A large concrete 
sphere with etching should be designed to 
look like the moon and surrounded with up-
lights . Wrapped around the moon orb in a 
spiraling manner is a weathered corten steel 
panel, carved in silhouette as a ridgeline . 
Positioned around the panel are landscape 
elements such as dwarfed pines flanked by 
shrubs, grasses and boulders . Figure 4.9 
provides 3 additional roundabout designs . 

The Moonridge Theme
Moonridge is a unique name that describes a 
moon setting over a ridgeline . With Bear Peak 
and Sugarloaf Mountain in the backdrop of 
Moonridge Road, it’s not hard to imagine the 
moon above them . Thus, the theme for the 
corridor depicts a moon peaking behind a ridge 
of mountains . This theme will be accentuated 
in Moonridge Center as there are numerous 
improvements proposed there . The highlights 
are described below and are depicted in 
Figures 5.6 through 4.9 .

• Landscaping – The landscaped features 
importantly emphasize the Moonridge 
theme . Plants and elements should create 
a palette that is distinct and one that adds 
value to Big Bear Valley . The tree selection is 
meant to blend with the native trees . Shrubs, 
perennials, and grasses should complement 
the tall wispy willows of Rathbun Creek . 
Boulders mark many areas in the Valley 
and would provide value to Moonridge’s 
character . 
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Improved Sidewalk and New Cycle Track
MOONRIDGE ROAD LOOKING TOWARDS THE GOLF COURSE
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Elm Street Gateway Feature
MOONRIDGE ROAD LOOKING TOWARDS THE GOLF COURSE
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Alternative Designs
ROUNDABOUTS, GATEWAYS AND MONUMENT SIGN 
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Hospitality

Existing Land Uses in the 
Moonridge Corridor
Currently Moonridge Road is comprised of a 
variety of uses, (Figure 5.1) . Between Elm Street 
and Clubview Drive, Moonridge Road is most 
diverse, currently supporting retail uses, offices, 
and multi-family and single-family residences . 
While some structures are well established and 
iconic, others are indistinct or are in need of repair . 
Moreover, there are vacant parcels . By building 
on the assets and identifying the opportunities 
of this segment (Moonridge Center), the core of 
Moonridge Road has potential of evolving into a 
destination place .

The immediate adjacencies of Moonridge 
Center are primarily single-family residential 
with occasional vacant lots . Additionally, there 
is a large gravel parking lot owned by Big Bear 
Mountain Resort and used as overflow parking 
for winter sports . The City of Big Bear Lake owns 
a parcel in the Big Bear Mountain Resort parking 
lot and uses it for fire department storage . 
Further east there is a vacant stretch of land that 
is planned for zoo development . The golf course 
abuts the future Big Bear Alpine Zoo property . 
These identified areas, plus 3 vacant parcels along 
Elm Street are subject to change, (Figure 5.2) . 

The blocks identified in Figure 5.2 as, “North 
Blocks and South Blocks” were analyzed to 
understand the uses from parcel to parcel, to 
calculate a floor-to-area-ratio (F .A .R .) and to 
identify vacant parcels .

• Uses – Of the commercial uses in 
Moonridge Center there is more retail on 
the north side of Moonridge Road and more 
office on the south side, (Figure 5.3) . There 
are occasional residential uses, primarily 
located in the south blocks . 

• F.A.R. – Big Bear Lake’s Zoning Code 
limits the F .A .R . to 0 .5 . The total F .A .R . for 
the north blocks of Moonridge Center is 
0 .38; whereas, the total F .A .R . of the south 
blocks is 0 .44 . The F .A .R .’s were calculated 
by dividing the total gross floor area by the 
total parcel area, (Figure 5.3) . Both blocks 
have various sized parcels .

• Vacancy – There are 13 vacant parcels along 
Moonridge Road, 9 in the north blocks 
and 4 in the south blocks, (Figure 5.4). The 
larger parcels have a greater development 
potential . While all vacant lots have over 100 
feet of depth (between 105’ and 130’); their 
widths vary between 25 feet and 110 feet . 
However, the north blocks contain a series 
of parcels located next to one another, 
providing potential for a more substantial 
development .

5. LAND USE AND ECONOMIC DEVELOPMENT
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Existing Land Use
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IAREAS OF CHANGE IN THE MOONRIDGE CENTER (colors on map relate to table colors) 

Elm and Moonridge Parcels
GIS IDENTIFIER
(FID number) 

PARCEL AREA 
SQ . FT .

ACRES

28947 5,637 0 .13
29053 5,408 0 .12
29280 5,405 0 .12

3 16,450 0.38

Trailhead / Park (Fire District Parcel)
GIS IDENTIFIER
(FID number) 

PARCEL AREA 
SQ . FT .

ACRES

28807 22,329 0 .51
1 22,329 0.51

Big Bear Mountain Resort  
Parking Lot
GIS IDENTIFIER
(FID number) 

PARCEL AREA 
SQ . FT .

ACRES

26079 
27981 
26292

248,728 5 .71

3 248,728 5.71

Big Bear Alpine Zoo
GIS IDENTIFIER
(FID number) 

PARCEL AREA 
SQ . FT .

ACRES

25049 384,080 8 .82
27033 8,400 0 .19
23684 11,200 0 .26
30666 45,590 1 .05
4 449,270 10.31
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Existing Land Use and F.A.R.
ALONG MOONRIDGE ROAD

South Blocks: Non-Vacant
GIS 
IDENTIFIER
(FID number) 

PARCEL 
AREA 
SQ . FT .

ACRES F .A .R . GENERAL USE

23808 5,993 0 .14 0 .47 Commercial-Retail
23814 11,987 0 .28 0 .51 Office
23937 13,885 0 .32 0 .35 Office
24877 6,144 0 .14 0 .23 Office
25129 17,979 0 .41 0 .28 Office
25559 7,491 0 .17 0 .53 Office
25456 6,685 0 .15 0 .00 Open Space
24682 3,762 0 .09 0 .54 Residential - Low density
24775 7,064 0 .16 0 .28 Residential - Low density
24782 3,302 0 .08 0 .97 Residential - Low density
25611 4,376 0 .10 0 .59 Residential - Low density
25651 4,220 0 .10 0 .19 Residential - Low density
25657 4,068 0 .09 0 .39 Residential - Low density
25727 5,994 0 .14 0 .48 Residential - Low density
23806 680 0 .02 2 .00 Residential - Mod density
23810 680 0 .02 2 .00 Residential - Mod density
23813 680 0 .02 2 .00 Residential - Mod density
25374 680 0 .02 2 .00 Residential - Mod density
25423 680 0 .02 2 .00 Residential - Mod density
25519 680 0 .02 2 .00 Residential - Mod density
20 107,031 2.46 0.44

North Blocks: Non-Vacant
GIS 
IDENTIFIER
(FID number) 

PARCEL 
AREA 
SQ . FT .

ACRES F .A .R . GENERAL USE

25359 4,995 0 .11 0 .67 Commercial-Retail
25457 2,498 0 .06 0 .36 Commercial-Retail
25728 9,990 0 .23 0 .42 Commercial-Retail
28828 10,385 0 .24 0 .19 Hospitality
28189 8,993 0 .21 0 .00 Land Use Unknown
23904 15,378 0 .35 0 .37 Office
25320 2,635 0 .06 0 .97 Office
25461 12,488 0 .29 0 .18 Office
27786 7,493 0 .17 0 .10 Office
27856 7,493 0 .17 0 .13 Office
23835 3,358 0 .08 0 .73 Residential - Low density
25364 2,497 0 .06 0 .60 Residential - Low density
25406 4,995 0 .11 0 .50 Residential - Low density
25724 2,497 0 .06 0 .93 Residential - Low density
26299 2,498 0 .06 0 .96 Residential - Low density
26529 2,498 0 .06 0 .48 Residential - Low density
29187 4,996 0 .11 0 .79 Residential - Low density
29297 4,996 0 .11 0 .56 Residential - Low density
18 110,683 2.54 0.38
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Vacant Parcels
ALONG MOONRIDGE ROAD

South Blocks: Vacant
GIS 
IDENTIFIER
(FID number) 

PARCEL 
AREA 
SQ . FT .

ACRES

23786 7,440 0 .17
24679 3,915 0 .09
25023 5,993 0 .14
25,340 11,987 0 .28

4 29,336 0.67

North Blocks: Vacant
GIS 
IDENTIFIER
(FID number) 

PARCEL 
AREA 
SQ . FT .

ACRES

23902 2,496 0 .06
25356 2,498 0 .06
25524 2,498 0 .06
26189 9,991 0 .23
26415 2,498 0 .06
26954 2,498 0 .06
26957 2,498 0 .06
27070 4,996 0 .11
29181 2,498 0 .06
9 32,471 0.75
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Recommended Land Uses in 
Moonridge Center
With the amount of space available for 
development or redevelopment in Moonridge 
Center, the area has potential to become 
a destination location . Figure 5.5 identifies 
recommended uses along with their relative 
locations and distributed amounts . Certain 
projects are planned, such as the Big Bear 
Alpine Zoo relocation and development, while 
others depend on property owners and market 
conditions, such as the hotel development . The 
recommended uses provide an idea of what 
Moonridge Center can become at different 
multitudes of development intensity .

RECOMMENDED LAND USES

The proposed land uses along Moonridge Road 
are suggested in the Land Use Summary table 
in Figure 5.5 (further details can be found in the 
following tables identifying particular areas) . The 
table also includes a restaurant proposed on the 
ground floor of a proposed 150 room hotel on 
Rathbun Drive . Altogether, these uses describe 
the compositional makeup of the smaller uses 
recommended for Moonridge Center . The uses 
not identified here because of scale are, the 
zoo, the hotel, the trailhead/park and numerous 
parking lots .

• Specialty Food Service – These uses 
consist of small food stores with 20 seating 
spaces or less . These places are small 
café style establishments that cater to 
residents and will be accessible on bike 
after Rathbun Trail is established . Outdoor 
seating is recommended and suggested to 
not count towards the maximum 20 seats . 
The total amount of specialty food service 
suggested for development on vacant 
parcels is 30%; whereas, 35% is suggested 
for redevelopment of the non-vacant blocks 
on the north side of Moonridge Road .

• Restaurant – This is a full size restaurant at 
5,000 square feet . Located on the bottom 
floor of a hotel, the restaurant will serve 
visitors, but also attract residents and those 
not staying at the hotel . The total amount of 
vacant space taken up by this restaurant is 
7% of the corridor .

• Other Retail – Retail stores with clothing 
and outdoor gear are recommended along 
Moonridge Road . This use is estimated 
to comprise of about 22% of the total 
area suggested for development and 
redevelopment .

• Grocery – A grocery store of 12,000 
square feet would make a great addition to 
Moonridge Road . As this use requires a lot 
of space, its addition to Moonridge Road 
will likely occur in the redevelopment phase 
of the north blocks . The total use of land 
provided for a grocery store is about 7% . 

• Service Commercial – This use is 
suggested to encourage sport rental 
equipment stores on Moonridge Road . It’s 
an integral use in the corridor because of the 
proximity to outdoor sports and activities . 
The total amount suggested is 22% .

• General Office – With most of the 
development and redevelopment potential 
on the north blocks of Moonridge Road, 
the south blocks are poised to encourage 
updated office buildings . With 35% of 
vacant parcels expected to develop into 
general office, this use will define the 
character Moonridge Road’s south side .

OTHER USES

Defined on the following pages are other uses 
recommended either to support the uses along 
Moonridge Road, are already planned, or will 
have a strong development potential due to 
increased economic activity post Rathbun Trail 
construction .
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Land Use Summary
RECOMMENDED 
USES1

% of USE (vacant 
developed parcels)

% of USE (non-vacant 
redeveloped parcels)

TOTAL

Special Food 
Service

30% 35% 33%

Restaurant 7% 0% 3%

Other Retail 19% 25% 22%

Grocery 0% 11% 7%
Service 
Commercial

9% 29% 22%

General Office 35% 0% 13%
TOTAL 100% 100% 100%

1. The Land Use Summary table is restricted to the uses identified. Additional uses include parking lots, a hotel, a zoo and a 
trailhead / park. These recommended uses would skew the percentages of uses identified above because of their size and type. 

Recommended Land Uses
MOONRIDGE CENTER

Moonridge Road North Blocks
RECOMMENDED 
USES

VACANT PARCELS DEVELOPED ALL PARCELS REDEVELOPED
GROSS FLOOR 
AREA w/ 0 .5 F .A .R .

GROSS FLOOR 
AREA w/ 1 .0 F .A .R .

GROSS FLOOR AREA W/ 1 .0 
F .A .R .

Specialty Food 
Service

7,000 43 .1% 14,000 43% 52,500 37%

Other Retail 6,250 38% 12,500 38% 40,000 28%
Grocery 0 0 .0% 0 0% 12,000 8%
Service 
Commercial

3,000 19% 6,000 19% 38,700 27%

TOTAL 16,250 100% 32,500 100% 143,200 100%

Moonridge Road South Blocks
RECOMMENDED 
USES

VACANT PARCELS DEVELOPED
GROSS FLOOR AREA w/ 0 .5 F .A .R . GROSS FLOOR AREA w/ 1 .0 F .A .R .

General Office 11,650 80% 23,300 80%
Special Food 
Service

3,000 20% 6,000 20%

TOTAL 14,650 100% 29,300 100%

Big Bear Mountain Resort 
Parking Lot
RECOMMENDED 
USES

PARCELS 
(SF)

GROSS FLOOR 
AREA

Hotel (150 rooms) 113,250 60,750
Restaurant - 5,000

Parking Lot 135,500 -
TOTAL 248,750 65,750

Other Areas
AREA RECOMMENDED 

USES
PARCELS 
(SF)

Fire District 
Parcel Park - Trailhead 22,300

Elm and 
Moonridge 
Parcels

Parking Lot 16,450

TOTAL 38,750

north
trailhead

elm

bear mtn 

blocks

south blocks

SONOMA DR

SONOMA DR

ENCINO RD

RATHBUN CREEK
COUGAR RD

CONSTELLATIO
N DR

RATHBUN DR

MOONRIDGE RD

FALCON AVE
PEREGRIN

E AVE

LA PLACIDA AVE

BIRCH ST

FIR ST

PO
PLAR ST

CLUB VIEW DR

ELM
 ST

AREAS OF CHANGE IN THE MOONRIDGE CENTER 
(colors on map relate to table colors)
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• Hotel – A hotel could potentially develop in 
Big Bear Mountain Resorts’ overflow parking 
lot . The average size of a hotel room in the 
US is approximately 325 sq . ft . In estimation 
of 150 rooms, a restaurant, plus additional 
amenities, the proposed hotel’s gross floor 
area could be approximately 60,000 sq . ft . 
An increased F .A .R . between 1 .0 and 1 .5 
is suggested for hotel development given 
current parking and landscape requirements .

• Park/Trailhead – The current fire department 
storage site has great potential of becoming 
a primary trailhead and gathering place for 
the Rathbun Corridor . Furthermore, with the 
permission of Big Bear Mountain Resort, 
the trailhead can expand towards the creek, 
creating a small park . These uses would 
benefit residents by adding function and 
aesthetics to Moonridge Center .

• Big Bear Alpine Zoo – The current zoo, 
located adjacent to Big Bear Mountain Resort 
is proposed to relocate west of the golf 
course . The zoo itself will be constructed on 
parcels totaling 380,270 sq . ft .  

Proposed Re-Zoning in 
Moonridge Center
In order to realize the recommended land uses 
a change in zoning designation is proposed for 
a portion of Moonridge Center, (Figure 5.6) . 
The identified north blocks of Moonridge Road, 
plus the three identified parcels on Elm Street 
are proposed to be re-zoned from commercial 
visitor (C-3) to commercial recreational (C-4) . 
Additionally, the areas north and south of the 
planned Big Bear Alpine Zoo are currently C-3 
and are proposed to change to Public/Open 
Space (P) to accommodate the zoo and parking 
that can support the zoo and other land uses 
nearby . See Appendix 3

PUBLIC/OPEN SPACE (P) ZONE

1 . The Public (P) Zone is established to create 
and preserve areas for public facilities, 
including but not limited to schools; 
government administrative facilities; law 
enforcement and fire stations; libraries; park, 
recreation, and open space uses; community 
facilities; public works facilities; parking lots; 
utilities; and similar uses needed to serve 
the needs of the general public .

2 . The P Zone is appropriate in areas occupied 
or planned for public or quasi-public uses or 
facilities, which can physically accommodate 
the use and where adequate services exist 
to serve the intended use .

3 . The P Zone is compatible with the 
Public Facilities (P) General Plan land 
use designation . In addition, due to the 
broad service function of this zone and the 
difficulty of planning all publicly-needed 
facilities in advance, the P zone may be 
designated throughout the planning area, 
provided the use does not conflict with 
other established uses and conforms to 
applicable provisions of the General Plan .

COMMERCIAL - RECREATION (C-4) ZONE 

The corridor currently has recreational 
components including, a golf course and a ski 
resort . After the Rathbun Trail is constructed, 
more recreation will infiltrate the corridor 
with the need for accompanying offerings, 
goods and services . Re-zoning of the north 
blocks of Moonridge Road to C-4 can better 
support the desired uses and overall character 
for this important segment of the corridor . 
This designation would allow for lodging, 
restaurants, specialty retail, and related off-site 
parking lots . 
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Zoning Recommendations
FOR MOONRIDGE CENTER

Rathbun Creek
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1 . The C-4 Zone is compatible with the 
Commercial – Recreation (C-R) General Plan 
land use designation .

2 . The Commercial - Recreation (C-4) Zone 
is established for the development of 
destination-oriented recreational facilities 
serving a regional market area and 
supportive uses, including ski resorts, 
marinas, golf courses, snow play facilities, 
and similar uses . Supportive uses include 
visitor services, such as lodging, restaurants, 
specialty retail, and related off-site parking 
lots .

3 . The C-4 Zone is appropriately located in 
areas that are or will be occupied by major 
recreational facilities drawing large numbers 
of visitors . The district should be accessible 
from major streets and highways, and may 
be designated on or adjacent to natural 
features providing recreational opportunities, 
such as the mountains or lake . Adequate 
infrastructure should be available to support 
permitted uses, and operations in this zone 
should be conducted so as to have no 
detrimental effect on adjacent properties or 
on the environment .



Rathbun Corridor 
SUSTAINABILITY PLAN  58

• Real estate development

• Taxidermist

Potential Additions to Permitted Uses  
(allowed on only the first floor)  

• Catering service

• Museum

• Candy, confectionery

• Books, stationery

• Drug store, sundries

• Fabrics, dry goods, craft items

• Florist, gift shops

• Galleries for paintings, sculpture, pottery, art

• Groceries, meat, produce (including alcohol 
sales as accessory use)

• Jewelry, watches, clocks

• Clothing, apparel

• Theater, motion picture or live performance

• Party supplies, services (no outdoor 
operations)

• Computers, cameras, video equipment, 
sound systems, other electronic equipment 
and devices

• Antiques 

• Furniture, household appliance, beds and 
mattresses (new)

• Watch, clock and jewelry fabrication and 
repair (no outdoor operations)

• Musical instrument fabrication and repair (no 
outdoor operations)

• Music conservatory, dance studio, studio for 
the fine arts

• Wedding chapel

• Beauty salon, barber shop, nail shop, 
tanning salon, tattoo service, body piercing

• Cleaners, launderers

• Laundromat, self-service

• Tailor, dressmaker, milliner

• Photographer

• Shoe repair

• Pet grooming

• Locksmith

• Travel agency

• Travel agency (for local activities)

• Architect, engineer, building designer, 
drafting service, graphic design

• Attorney, paralegal service

• Tax preparer, accountant, book-keeper, 
financial adviser

• Interior design, decorator services

• Consulting; investigative services

RECOMMENDED ADJUSTMENTS TO C-4 
ZONE LAND USES AND DEVELOPMENT 
STANDARDS

The following summarizes the recommended 
adjustments to the C-4 Zone land uses and 
development standards to best reflect the 
needs and desires of the community and the 
Rathbun Corridor stakeholders . See Appendix 
2 - Zoning and Development Standards 
Recommendations

Proposed Deletions/Constraints for 
Conditional Uses

• Limit architectural features for boat, 
motorcycle building and repair operations

• Delete swap meets (indoor or outdoor)

Potential Additions to Permitted Uses  
(allowed on any floor of the building)  

• Escrow and title company; notary public

• Insurance service

• Copy shop, blueprinting service

• Real estate office

• Stock and bond broker

• Rental agency for transient private home 
(TPHR) rentals

• Leather goods, clothing, belts, handbags, 
and similar items
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• Club, lodge, fraternal or religious 
organization, church, chapel, religious 
meeting room, worship facility, meeting 
facility, conference center, and similar 
assembly use

• Convention Center

• Day care center, nursery school

• Recreation center; senior center

• Massage establishment

• Theater, motion picture or live performance

• Hardware, small appliances, variety stores, 
home improvement centers

• Convenience store

• Liquor store

Potential Changes from Permitted to 
Conditional Uses

• Electricity substation; small generation plant

• Natural gas distribution facilities

Potential Bonuses in C-4 Zone

• Reduce front and side yard setback 
requirement to as little as 10 ft . 

• Setback requirements shall be reduced by 
5 ft . for every additional 10% of total lot 
area that is landscaped or natural open 
area . Pedestrian pathways or sidewalks 
connecting two or more adjacent roadways 
are included in open space calculation .

• Pet store

• Drapery, carpets, wall coverings, tile, 
flooring

• Video stores and rental; recorded music 
sales

• Spas, pools, hot tubs

• Farmers Market

Potential Changes from Conditional to 
Permitted Uses

• Extended stay lodging

Potential Additions to Conditional Uses

• Mailing and postal service

• Bus depot, storage, maintenance and 
administration facilities

• Apparel, quilts, stuffed animals, craft items, 
silk-screening, embroidery, and similar textile 
products

• Furniture, picture frames, and similar wood 
products

• Sculptures, carvings, handmade furniture, 
and similar art and craft products made 
of wood and/or metal (including outdoor 
operations and display)

• Boat, motorcycle building and repair, with 
outdoor operations

• Clinic, including medical, dental, 
chiropractic; urgent care facility

• For lodging that provides all required per 
unit parking on site, no additional parking 
shall be required for accessory uses .

• Increase maximum FAR to 1 .0 if primary 
structure includes mixed use development 
(ground floor restaurant and/or retail with 
residential or lodging above)

Parking Requirements

• No on-site parking requirements for retail 
uses fronting Moonridge Road based 
upon the construction of diagonal parking 
on Rathbun Drive (see Figure 4.4) and 
Moonridge Road (see Figure 4.2) .

Other Concerns

• Shared trash enclosures within 100 feet of 
participating business (approval required 
from waste disposal company)

• Shared loading zones between properties

• 50% of required open space can be used for 
uncovered outdoor dining 
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On-Street Parking Options
FOR MOONRIDGE CENTER

On-Street Parking in Moonridge Center
ROAD CURRENT PARKING CAPACITY PROPOSED PARKING CAPACITY AMOUNT CHANGE
MOONRIDGE ROAD
Parallel parking (both sides of road) 141 96 -45
RATHBUN DRIVE
45° angled parking (one side of road)1 0 110 110
SUBTOTAL 141 206 65
90° parking (one side of road) 0 145 145
SUBTOTAL 141 241 100
TOTAL 141 206-241 65-100

Moonridge Parking
ON-STREET PARKING OPTIONS

Moonridge Road (Parallel Parking 2-Sides)
With Moonridge Road converting into a 
complete street with medians, a cycle track and 
additional improved conditions, its parking is 
being reconfigured . Therefore, Moonridge Road 
shall have parallel parking on both sides of the 
street . The amount of parking on Moonridge 
Road would be reduced from 141 to 96 spaces; 
yet, new on-street parking would be added to 
Rathbun Drive, resulting in a net increase in 
on-street parking in the Moonridge Center area, 
(see Figure 5.7) .

RATHBUN DRIVE (PARKING 1-SIDE)
On-street parking recommendations for Rathbun 
Drive are described in Figure 5.7. On-street 
parking is less functionally suited for the south 
side of Rathbun Drive because of the surplus of 
driveways . Therefore, 45º angled parking was 
recommended to effectively utilize the amount 
of on-street parking for Rathbun Drive’s north 
side, providing 110 new parking spaces . Given 
the City’s and businesses’ need for communal 
dumpster sites, five landscaped dumpster 
areas are recommended along with the parking 
improvements (see Figure 4.4 for details) . If 
adjacent development/redevelopment occurs, 

Rathbun Drive’s on-street parking should evolve, 
better reflecting the access and service needs of 
new development .
Another alternative is 90º head-in parking . This 
option maximizes on-street parking by adding 
approximately 33% more spaces than the 45º 
angled parking option . Additional right-of-way 
is required to add 90º on-street parking to 
Rathbun Drive . It has been suggested that Big 
Bear Mountain Resort’s parking requirement 
would be reduced if the necessary amount of 
land is given to right-of-way for parking lane 
construction .

1. Includes space reserved for dumpster sites, see the diagram Figure 4.4 for general specifications.
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PARKING DEMAND
Parking demand is defined as the expected 
demand to park cars related to existing and/or 
potential land uses . The current parking supply 
adequately accommodates existing demand for 
the corridor . Yet, with anticipated development 
and redevelopment, insufficient parking will 
likely become an issue . Given the expectation 
for growth and change in the Rathbun Corridor, 
both market and land use studies were 
conducted, (refer to Chapter 5) . The following 
uses have been identified as possible additions 
to the Moonridge commercial area:
• Specialty food service;

• Retail stores (other retail);

• Grocery store;

• Service commercial; and

• General office .

In addition to the uses above, the adjacent areas 
are also likely to change . Expected changes 
include:
• The development of a zoo; and

• Big Bear Mountain Resort Development on 
Rathbun Drive including a hotel, resort parking 
and a restaurant .

The following scenarios provide the associated 
demand for parking related to the expected 
new uses listed above . Each use’s parking 
requirements (parking space(s) per square 
foot of development) were taken from the 

Big Bear Lake Development Code . Given an 
uncertainty regarding the final build out of the 
corridor, three scenarios were established to 
evaluate potential parking demands associated 
with alternative build outs of the corridor . 
The scenarios provide possible variations 
of development densities that are informed 
by the vision for the corridor and historical 
development trends in the area . For each 
scenario, total parking demand is calculated 
with and without shared parking . It is assumed 
that shared parking can provide a reduction 
of 20% of the necessary parking supply for all 
businesses within the district . Potential parking 
demand for the Moonridge commercial area is 
summarized as follows:

Scenario 1: Infill Development with Existing 
F.A.R. Requirements (0.5)
The demand for parking if all vacant lots were 
developed on the north and south sides of 
Moonridge Road . The current zoning code 
standards set a maximum density of 0 .5 to 1 .0 
Floor Area Ration (F .A .R .) . Development was 
assumed to maximize allowed density and the 
parking demand for new uses was calculated 
accordingly .
Total parking demand: 1,561 spaces
Total parking demand with shared parking (20% 
reduction): 1,249 spaces

Scenario 2: Infill Development with an 
Increased F.A.R. (1.0)
The demand for parking if all vacant lots were 
developed on the north and south sides of 
Moonridge Road with an increased F .A .R . of 1 .0 .
Total parking demand: 1,710 spaces
Total parking demand with shared parking (20% 
reduction): 1,368 spaces

Scenario 3: Complete Redevelopment with 
an Increased F.A.R. (1.0)
The demand for parking if all vacant lots were 
developed on the north and south sides of 
Moonridge Road with an increased F .A .R . of 
1 .0 . Also, all additional lots currently developed 
on the north side of Moonridge Road would be 
redeveloped from an average 0 .7 F .A .R . to an 
F .A .R . of 1 .0 . Existing development on the south 
side of Moonridge Road would not redevelop in 
this scenario .
Total parking demand: 2,288 spaces
Total parking demand with shared parking (20% 
reduction): 1,831 spaces

See Appendix 7 - Moonridge Parking District 
for a supplemental analysis
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Transportation Routes and Modes
PROPOSED AND EXISTING 
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Innovative Transportation 
Strategies
With the projected increased intensity of uses 
and more parking, alternative transportation 
modes and routes are identified, (Figure 5.8) . 
The existing bus route, identified in yellow, 
adequately serves the corridor, but operates 
infrequently at once every hour . It’s proposed 
that the bus runs more frequently during times 

of increased ridership . Also, an extension to the 
existing route is identified in Figure 5.8 as an 
orange path . The minor additions will help serve 
Rathbun Corridor as development occurs . 

Upgrading the bus fleet from shuttles to modern 
busses will give Big Bear Valley an upgraded 
modern feel . These buses should operate on a 
hybrid of renewable energy and fossil fuels to 

reduce emission costs and promote a cleaner 
image .

Other suggested modes include an electronic 
trolley or a gondola . These are recommended 
long term solutions operating exclusively in 
this corridor . Either option is suggested to 
compliment the bus and trail system, providing 
increased corridor connectivity .
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Watershed and Habitat 
Integration for each Trail 
Segment
1. LAKESIDE PROMENADE: Big Bear Lake 

to Sandalwood Drive

Big Bear Lake to Sandalwood Drive defines the 
western terminus of the trail corridor, (Figure 
6.1). The undeveloped land through which 
the creek and trail corridor pass, adjoins the 
lake . Much of the land is also within the creek’s 
floodplain . These aspects of the area create 
an ideal location for a wetland mitigation/
restoration and enhancement project . Wetland 
mitigation involves the restoration, creation, 
enhancement, or preservation of a wetland 
area . Mitigation is used to offset unavoidable 
impacts to aquatic and wetland resources 
due to development . The intent is to create 
a sustainable wetland system that provides 
flood storage, water quality, and wildlife habitat 
benefits through careful hydrologic design and 
native planting . A variety of native wetland and 
riparian plant species - such as willows, sedges, 
and rushes - will flourish in the coming years 
creating a unique habitat along the trail with 
added wildlife viewing benefits . Not only will 
trail users enjoy the natural area, any future 
development on nearby properties will benefit 
from the preserved and enhanced wetland/open 
space feature as well as the trail access .

2. CHINA GARDEN TRAVERSE: 
Sandalwood Drive to Big Bear Boulevard 
Culvert 

This well vegetated reach of the creek runs 
between big box commercial sites and a swath 
of undeveloped land, (Figure 6.1). The creek 
banks are comparatively steep in this section, 
reaching 10 feet in some locations . The channel 
width varies greatly in this reach as well ranging 
from approximately 20 feet to 100 feet . These 
aspects influence the trail location and design . 
The trail will run at the top of the bank where 
the channel is narrow; and where the channel is 
wider and can allow for it, an elevated trail along 
terraced walls will be constructed to create a 
pleasing and open atmosphere .

3. WOODED WALK: Big Bear Boulevard 
Culvert to Elm Street

The reach between Big Bear Boulevard Culvert 
to Elm Street is flanked by commercial and 
residential development, (Figure 6.2). The 
health of the riparian habitat along the creek has 
been compromised due to the encroachment 
of development and the lack of needed care 
to sustain healthy riparian conditions . The 
goal in this section is to restore the riparian 
corridor through habitat restoration and create 
a healthier riparian zone that is characterized by 
factors such as enhanced flood storage capacity,  
water quality and habitat value, rich and 
productive soils, and a native, resilient riparian 
corridor .

6. ENVIRONMENTAL CONSIDERATIONS
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4. MOONRIDGE CENTER: Elm Street to 
Moonridge Road

The area between Elm Street and Moonridge 
Road has the potential to see new development 
and increased use (Figure 6.2). With the 
installation of the trail through this section, 
improved drainage and flood control within 
existing infrastructure are important planning 
elements to include in the effort to protect the 
creek channel as well as nearby properties . 

Best management practices - such as 
landscaped bio-swales for drainage, wetland 
enhancement and appropriate hydrologic 
design of the channel for flood control - will be 
incorporated to retain environmental integrity as 
well as to protect property and the community .

5. GOLF COURSE PASS THROUGH: 
Moonridge Road to Sand Canyon Road

This reach of creek runs through the golf course, 
(Figure 6.3). While it is important to improve the 
riparian habitat in this section, it is as important 
to be mindful of the existing recreational use . 
The course is laid out around the creek so 
improvements can be made to the riparian 
habitat without compromising the golf course . 
To respect the golf course, the trail will follow 
Moonridge Road to the north of the course and 
only cross a small area of the course near the 
4th tee . In this segment of the trail, protective 
netting and educational signage will be used 
to shield trail users from the course activities as 
well as alert course users of the trail amenity .  
Bio-filtration swales and riparian bank plantings 
are effective restoration applications that can be 
used in this area .

6. SAND CANYON CLIMB: Sand Canyon 
Road to Forest Service Road 2N27

Sand Canyon is a steep flood wash with limited 
vegetation, (Figure 6 .3) . Thus, it’s important to 
keep the channel from incising . There is not 
enough room to add sinuosity, or curves to the 
channel to slow the water flow . However, rock or 
other energy dissipaters (e .g . step pools, rock 
or log cross veins) could be installed to control 
the speed of the water through the area . These 
energy dissipaters will help protect the creek 
channel and the riparian vegetation from erosion 
during minor flooding events . Though most 
existing vegetation is unsuitable for erosion 
control and bank stabilization in this segment, 
willow and other riparian native plantings 
would be beneficial to this area . If established 
along the creek, riparian vegetation would limit 
erosion and help stabilize bank integrity during 
flood events .

Note: Check dams are usually temporary . 
Usually, fluvial geomorphologists will look to re-
grade the channel to add roughness by adding 
log or rock cross veins and/or step pools . Also, 
permitting for check dams is complicated and 
expensive . Installation of a non erodible bed 
lining might be required .
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Creek Restoration Plan
AREAS 5 AND 6

0 600 1,200300

Feet

I

Rathbun Corridor Potential Trail Alignments
Big Bear City Limits

Rathbun Creek

Potential Pedestian, Bicycle & 
Equestrian Bridge CrossingExisting Open Space

City of Big Bear Lake: Rathbun Corridor Sustainability Plan

Alternative Trail Alignment

Preferred Trail Alignment

Proposed Bike Lane (new)

Study Area
Existing Creek Crossing

Potential Trailhead & Staging Area
Proposed Trail from the 
Big Bear Valley Master Plan 

Existing Bike Route or Trail

Potential Trailhead
t

t

Habitat and Riparian Improvements

Limited Vegetation and Energy DissipatersCrosswalk

LEGEND

Rathbun Creek Pedestrian Bridge

10 ft . Contour Lines

Boardwalk

Parcel Lines Underpass

Proposed Rathbun Trail

100-year Floodplain



 69

soils requirements, proposed habitats, 
hydrologic regimes, installation procedures, 
and maintenance, monitoring and reporting 
programs . This plan will be required for 
submittal with RWQCB, CDFW, USFWS and 
USACE permit applications, Caltrans review, and 
will be required for CEQA analysis .

Other Permits

Other permits that may be required include an 
encroachment permit from the flood control 
district . In addition, easement acquisition 
and right-of-way agreements will need to be 
secured . 

CEQA Recommendation

At this time, it seems that an Initial Study and 
Mitigated Negative Declaration could be 
suitable to satisfy CEQA review requirements . 
However, there are potential hydrologic and 
biologic impacts that may be require an 
Environmental Impact Report and potentially 
NEPA analysis, specifically related to the 
China Garden Traverse which proposes 
structural impacts within the bed and banks 
of Rathbun Creek . The NEPA nexus will be 
determined subsequent to identification of 
funding mechanisms as well as lead agency 
status . We recommend a review of the CEQA 
Environmental Checklist broken down by trail 
segment in order to identify specific actions that 
may elevate the required level of environmental 
review . This will give an opportunity to explore 
funding mechanisms and partnerships (e .g . 
adjacent development) that might allow for cost 
sharing/collaboration on environmental review 
and permitting efforts . 

Geotech

A geotechnical report will be required for 
portions of the trail alignment to ensure the 
feasibility and identify best practices for safe 
trail design and build options . Segment 2, 
China Garden Traverse, will require a higher 
level of geotechnical analysis than the other trail 
segments based on current design concepts . 
This report will be required for submittal with 
RWQCB, CDFW, USFWS and USACE permit 
applications, Caltrans review, and will be 
required for CEQA analysis .

Hydrology

An engineering hydrology report will be 
required for all work to occur within bed and 
banks of Rathbun Creek and for the wetland 
mitigation area . Special attention should be 
paid to flood prone areas and pre-design 
coordination with the flood control district is 
paramount to designing a sustainable and 
permittable project . This report will be required 
for submittal with RWQCB, CDFW, USFWS and 
USACE permit applications, Caltrans review, and 
will be required for CEQA analysis .

Restoration

A restoration feasibility and conceptual work 
plan (also referred to as a Revegetation Plan 
by CDFW) will be required in conjunction 
with proposed restoration, enhancement 
and mitigation activities that will impact 
creek corridor riparian, aquatic and wetland 
resources . This plan will outline proposed 
restoration activities and will include information 
on proposed native plant composition, 

Reporting, Permitting and CEQA 
Recommendations
In order to clearly identify all project impacts 
and to fully explore restoration potential for 
the proposed trail alignment and proposed 
creek restoration plan concepts, the following 
identifies a brief summary of the required 
technical reporting, agency permitting and 
CEQA recommendations necessary for the next 
level of project planning . 

TECHNICAL REPORTS AND PERMITTING

Biology

A biological resources report that documents 
all habitats and sensitive resources within the 
project sphere of influence will be required by 
the resource agencies including CDFW, USFWS, 
RWQCB and USACE . This report will also be 
necessary for CEQA analysis . Caltrans will also 
require a biological assessment in their specific 
format for inclusion with submittals for the China 
Garden Traverse segment as well as a natural 
environmental study (NES) . A wetlands/waters 
of the US delineation will also be required . 
The biological studies will identify the need for 
any additional focused protocol level plant or 
wildlife species surveys . These reports will be 
required for submittal with RWQCB, CDFW, 
USFWS and USACE permit applications, 
Caltrans review, and will be required for CEQA 
analysis .
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Rathbun Corridor Prioritization 
and Phasing
See Figure 7.1

PHASE 1: BIG BEAR BOULEVARD TO 
MOONRIDGE ROAD

This region has been identified in the first phase 
because it’s currently the nucleus of the corridor . 
There are existing businesses with access to 
the proposed trail alignment .  There are also 
locations for infill development, which is more 
likely to occur with trail access and improved 
infrastructure . Furthermore, the City of Big Bear 
Lake is in the process of purchasing or acquiring 
access agreements for all properties in this area .  

This phase is broken into 3 sections . The 
following sections are the suggested order of 
priority; however, section 1b could be prioritized 
before 1a if desired .

1a) Big Bear Boulevard to Elm Street 
1b) Elm Street to Moonridge Road
1c) Along Moonridge Road

PHASE 2: SANDALWOOD DRIVE TO BIG 
BEAR BOULEVARD

This region is identified in phase 2 because it’s 
an important connection to the commercial 
businesses on Big Bear Boulevard . Furthermore, 
pending new development, this segment will 
become a necessary link to the lake .

PHASE 3: BIG BEAR LAKE TO 
SANDALWOOD DRIVE

This is the final link connecting the Moonridge 
commercial area to the lake . However, it is 
unknown when that area will develop . Therefore, 
it is recommended that this segment is 
integrated into the site plan for the Sandalwood 
Property .

PHASE 4: GOLF COURSE AND SAND 
CANYON

This phase has two sections:

4a) The golf course
4b) Sand Canyon

Section 4a cuts through the golf course and is 
identified as an important link, connecting the 
Moonridge Center to Sand Canyon . This section 
will require further coordination with Big Bear 
Mountain Resort and residents .

Section 4b runs along Sand Canyon . There 
is currently ample space and allowances/
ownership to prepare for trail construction . It 
is impractical to develop that portion of the 
trail until a safe connection is established, 
connecting Moonridge Center to Sand Canyon, 
section 4a .

ANY PHASE: SAND CANYON TRAILHEAD

The Sand Canyon Trailhead is considered 
the final phase . The site for the trailhead is 
recommended just outside of the National 
Forest at the terminus of Sand Canyon Road . 
However, another option has been proposed 
inside the Forest Service, see Appendix 1 . 
Initial efforts have been made to prioritize the 
equestrian trailhead location for improvements, 
but no implementation efforts are currently 
planned . This phase will likely require additional 
public process and research . 

7. PHASING, MAINTENANCE AND FUNDING
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Moonridge Center Phasing
The proposed conditions for Moonridge Center 
will evolve from their current state to a highly 
designed, active streetscape with trail and bike 
facilities, (Figure 7.2) . 

Phase 1 – The public improvements happen 
in this phase, (Figure 7.3). The improvements 
include Rathbun Trail, a trailhead, park space, 
a pedestrian bridge, a zoo, modified traffic 
lanes, a median, a roundabout, a cycle track, 
parking and landscaping . While the trailhead 
improvements should happen concurrently with 
or subsequent to the trail and pedestrian bridge 
development, the streetscape improvements 
to Moonridge Road and Rathbun Drive are not 
contingent on trail development . Therefore, the 
trail and streetscape improvements benefit from 
one another, but are independent projects that 
should be advanced along their own respective 
timelines based upon design, evaluation and 
financing . It is important to note that both 
should be considered high priority projects .

Phase 2 – The private improvements happen 
in this phase, (Figure 7.3). The improvements 
include infill development including uses such 
as, specialty food service, a restaurant, general 
retail, a grocery store, service commercial, 
general offices, and a potential hotel .
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The following are proposed standards of 
care that can be adjusted to fit the unique 
circumstances for individual trail settings within 
the Rathbun Corridor .

• Inspection, inventory and tracking

• Maintenance activities (type required, i .e . 
vegetation clearing, litter clean-up, bridge 
repair, etc .)

• Environmental compliance and resource 
stewardship (i .e . controlling invasive 
non-native plant species, nesting season 
protection)

• Scheduling and timing 

• Maintenance equipment

• Budgeting to meet annual and cyclical costs

STANDARD LEVELS OF CARE

Establishing a level of care for the Rathbun 
Corridor trails should be determined based on 
realistic expectations, level of staffing/volunteers 
required to care for the trails and anticipated 
life cycle of initial improvements .  Based on the 
level of care, standards can be set and priorities 
established for essential and nonessential 
work categories for trail management and 
maintenance .

Factors to consider when establishing the 
standard level of care include:

• Intensity and types of trail use i .e . urban trail, 
creekside trail, equestrian trail

• Quality of varied trails experiences in the 
Rathbun Corridor

• Safety, security and accessibility

• A management hierarchy focused on 
maintaining trail infrastructure

• Protection of natural resources along the 
trails i .e . habitat protection, water quality, 
Rathbun Creek, Big Bear Lake, National 
Forest 

Trail Maintenance
OVERALL APPROACH

Trail maintenance in the Rathbun Creek Corridor 
is intended to keep the trails and adjacent areas 
at or near the originally constructed design 
standard .  The overall maintenance objective 
should be to develop a systematic approach to 
address:

• User safety

• Integrity of the trail

• Respect for adjacent land use and land 
owners

• Resource protection and/or enhancement of 
the trail corridor

• Educational and interpretive opportunities

Systematic maintenance will promote 
community acceptance, reduce potential legal 
liability, encourage positive use and prolong 
the life of the trail . An effective maintenance 
and operations management plan will provide 
standards for managing trails and allow for 
planning, prioritizing, scheduling and tracking 
maintenance .
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SCHEDULING AND TIMING OF 
MAINTENANCE

Maintenance tasks will vary depending on the 
location, amount of use and resources available . 
At a minimum a maintenance plan should 
be developed to determine the frequency of 
maintenance and how reported concerns will 
be handled . Routine maintenance done on a 
weekly or monthly basis would include: graffiti 
removal, sweeping paved trails, collecting litter 
and recycling, and monitoring habitat areas for 
unauthorized use . Annual maintenance would 
include various corrective actions associated 
with trail surfacing, drainage, vegetative 
management, temporary closures, signage and 
site furnishing vandalism or repair . 

Deferred maintenance projects are nonessential 
projects that can be accomplished over time . A 
deferred maintenance plan should include a list 
of maintenance items, anticipated costs and a 
projected year of accomplishment .

Reference Source: Trail Planning for California 
Communities 

MAINTENANCE PRIORITIES

Maintenance levels should be assigned based 
on usage, potential to affect safety, protection 
of resources and affect on adjacent property 
owners . Trail maintenance should be divided 
into essential and nonessential tasks . Essential 
tasks address user safety, resource protection 
and investment in structural integrity, where 
corrective action is necessary to prevent 
worsening conditions or trail failure . Trailheads 
and staging areas are the first contact of users 
with the trail and generally are where the 
concentration of users occur . Therefore, their 
management and maintenance is essential .  
Nonessential tasks generally relate solely to user 
convenience or trail appearance .

MAINTENANCE ASSISTANCE

City staff and volunteers can be trained to 
participate in trail supervision, litter control, 
vandalism repair, special maintenance projects 
and educational outreach . Building a volunteer 
corps can help create community support and 
help stretch maintenance dollars . In addition, 
the Inland Empire Resource Conservation 
District (IERCD) will be able to assist in the 
maintenance of the riparian areas .

INFORMATION AND TRACKING

Identifying the trail reach and its components 
(trailheads, staging area, bridges, crossings, 
signage, fencing, etc .) will be the first step when 
developing a maintenance and operations 
management plan for the Rathbun Creek 
Corridor . Regularly scheduled trail inspections 
will help to identify issues or problems related 
to public safety, routine maintenance, resource 
management and private property security . 

Employing a trail maintenance checklist or 
trail maintenance field log will help document 
deficiencies in the trail bed and surface, 
drainage and erosion control issues, the need 
to control vegetation, condition of structures, 
fencing, signs and site furnishings, graffiti 
removal, litter pick-up, etc . An up-to-date field 
log/comprehensive maintenance list will help 
to prioritize and budget repairs and track the 
performance of trail repairs . A sample trail 
checklist is attached for monitoring maintenance 
requirements and subsequent action, see 
Appendix 5.
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programs including, but not limited to, 
projects eligible for Safe Routes to School 
Program funding . 

• Ensure that disadvantaged communities fully 
share in the benefits of the program . 

• Provide a broad spectrum of projects to 
benefit may types of active transportation 
users .

In addition to furthering the goals of this 
program, all Active Transportation Program 
projects must meet eligibility requirements 
specific to at least one of the Active 
Transportation Program’s funding sources .

Safe Routes to School Projects 

One of the major Active Transportation 
Program’s funding sources is Safe Routes to 
Schools . For a project to contribute toward the 
Safe Routes to School funding requirement, 
the project must directly increase safety 
and convenience for public school students 
who walk and/or bike to school . Safe Routes 
to Schools infrastructure projects must be 
located within two miles of a public school or 
near a public school bus stop . Safe Routes to 
School programs do not have a geographic 
requirement . The following project types are 
eligible: 

The Active Transportation Program is funded 
from MAP-21 formulas as well as state 
appropriations in the annual Budget Act . The 
sources are summarized as follows: 

1 . 100% of federal Transportation Alternative 
Program funds (under MAP- 21), except 
for federal Recreation Trail Program funds 
appropriated to the Department of Parks 
and Recreation .  

2 . $21 million of federal Highway Safety 
Improvement Program funds or other federal 
funds .

3 . State Highway Account funds . 

The goals of the Active Transportation Program 
are to:

• Increase trips accomplished by biking and 
walking . 

• Increase the safety and mobility of non-
motorized users .

• Advance the active transportation efforts of 
regional agencies to achieve greenhouse 
gas reduction goals as established pursuant 
to Senate Bill 375 (Chapter 728, Statutes 
of 2008) and Senate Bill 391 (Chapter 585, 
Statues of 2009) . 

• Enhance public health, including reduction 
of childhood obesity through the use of 

Potential Funding Sources
Potential funding sources for pedestrian, bicycle 
and complete streets projects and programs 
are found at all levels of government . The same 
is true for other non-motorized transportation 
facilities . All the projects are recommended to 
be implemented over the next ten years, or as 
funding is made available . The more expensive 
projects may take longer to implement . In 
addition, many funding sources are highly 
competitive, and therefore it is impossible to 
determine exactly which projects will be funded 
by which funding sources . 

TRAIL FUNDING

California’s Active Transportation Program 

The California Active Transportation Program 
was created by Senate Bill 99 (Chapter 359, 
Statutes of 2013) and Assembly Bill 101 
(Chapter 354, Statutes of 2013) to encourage 
increased use of active modes of transportation 
such as biking and walking . 

It is important to note that the Safe Routes to 
School Program and the Bicycle Transportation 
Act Program that have long been used for 
funding non-motorized capital projects have 
been replaced by the Active Transportation 
Program . 
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2 . California Transportation Commission’s 
allocation for small urban and rural areas, 

3 . California Transportation Commission’s 
allocation for projects competitively 
awarded statewide . 

Additional Funding Sources from the State 
or Federal Government

1 . Transportation, Community, and 
System Preservation Program (TCSP): 
Implementation grants under the TCSP 
Program are intended to provide financial 
resources to states, metropolitan planning 
organizations, local governments and 
tribal governments to enable them to carry 
out activities that address transportation 
efficiency while meeting community 
preservation and environmental goals . 
Examples of such policies or programs 
include: spending policies that direct funds 
to high-growth regions of the country; urban 
growth boundaries to guide metropolitan 
expansion; green corridors programs that 
provide access to major highway corridors 
for areas targeted for efficient and compact 
development . 

2 . Land and Water Conservation Fund: The 
Land and Water Conservation Fund allocates 
money to state and local governments to 

primarily recreational to be eligible for Active 
Transportation Program funding, the projects 
must meet the federal requirements of the 
Recreational Trails Program as such projects may 
not be eligible for funding from other sources . 
Eligible projects include land acquisition, 
development and rehabilitation of trails and 
trailhead facilities, and construction of new trails . 
Multi-purpose trails and paths that serve both 
recreational and transportation purposes are 
generally eligible in the ATP, so long as they 
are consistent with one or more goals of the 
program . 

STREET FUNDING
Distribution of State Active Transportation 
Program Funds 

Based on State and Federal law, Active 
Transportation Program funds must be 
distributed to Metropolitan Planning 
Organizations, to small and rural areas, and to 
the Transportation Commission, which awards 
projects on a statewide basis . Based on this 
distribution, the Rathbun Corridor project may 
be eligible to receive Active Transportation 
Program funds from: 

1 . Southern California Association of 
Governments (SCAG), the Metropolitan 
Planning Organization that includes the Big 
Bear Valley, 

• New bikeways/walkways for improved 
mobility, access, or safety, 

• Improvements to bikeways and walkways for 
improved mobility, access, or safety, 

• Traffic control devices to support pedestrians 
and bicyclists, 

• New or improved biking or walking routes to 
transit, 

• Bicycle parking at employment centers, park 
and ride lots, rail and transit stations, and 
ferry docks and landings, 

• Bicycle-carrying facilities on public transit, 

• Establishment or expansion of a bike share 
program, 

• Recreational trails, trailheads and park 
projects that facilitate trail linkages or 
connectivity to non-motorized corridors, 

• Development of a bike, pedestrian, or active 
transportation plan in a disadvantaged 
community, 

• Education programs to increase bicycling 
and walking 

Recreation Trails Projects 

A second significant funding source for the 
Active Transportation Program is Recreation 
Trails Projects . For trail projects that are 
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6 . Office of Traffic Safety (OTS) Grant: Office 
of Traffic Safety Grants (OTS) fund safety 
programs and equipment . Bicycle and 
Pedestrian Safety is a specifically identified 
priority . This category of grants includes 
enforcement and education programs, which 
can encompass a wide range of activities, 
including bicycle helmet distribution, 
design and printing of billboards and bus 
posters, other public information materials, 
development of safety components as part 
of physical education curriculum, or police 
safety demonstrations through school 
visitations . The grant cycle typically begins 
with a request for proposals in October, 
which are due the following January . In 
2006, OTS awarded $103 million to 290 
agencies .

The Moving Ahead for Progress in the 21st 
Century 

Act (MAP-21) is the primary federal source of 
surface transportation funding, including funds 
for bicycle and pedestrian facilities . MAP-21 was 
signed into law by President Obama on July 6, 
2012 . Funding surface transportation programs 
at over $105 billion for fiscal years (FY) 2013 and 
2014, MAP-21 is the first long-term highway 
authorization enacted since 2005 . MAP-21 is 
a milestone for the U .S . economy and creates 

criteria which include conserving significant 
community resources, fostering cooperation 
between agencies, serving a large number 
of users, encouraging public involvement in 
planning and implementation and focusing 
on lasting accomplishments . 

4 . Regional Surface Transportation Program: 
The Regional Surface Transportation 
Program (RSTP) is a block grant program 
established by the State of California 
utilizing federal funding made available 
for surface transportation projects . Though 
most of this funding gets earmarked for 
highway and transit projects, pedestrian and 
bicycle projects are still eligible to receive 
funds from this source . 

5 . Environmental Enhancement and Mitigation 
Program (EEMP): EEMP Funds are allocated 
to projects that offset environmental impacts 
of modified or new public transportation 
facilities including streets, mass transit 
guideways, park-n-ride facilities, transit 
stations, tree planting to equalize the effects 
of vehicular emissions, and the acquisition 
or development of roadside recreational 
facilities, such as trails . State gasoline tax 
monies fund the EEMP, which annually 
allocates $10 million for mitigation projects . 

acquire new land for recreational purposes, 
including bicycle paths and support 
facilities such as bike racks . The Fund is 
administered by the National Parks Service 
and the California Department of Parks 
and Recreation and has been reauthorized 
until 2015 . Cities, counties and districts 
authorized to acquire, develop, operate 
and maintain park and recreation facilities 
are eligible to apply . Applicants must fund 
the entire project, and will be reimbursed 
for 50 percent of costs . Property acquired 
or developed under the program must be 
retained in perpetuity for public recreational 
use . The grant process for local agencies is 
competitive, and 60 percent of grants are 
reserved for Southern California . In 2009, 
approximately $1 .25 million was allocated to 
fund recommended projects in California . 

3 . Rivers, Trails and Conservation Assistance 
Program: The Rivers, Trails and Conservation 
Assistance Program (RTCA) is a National 
Parks Service program which provides 
technical assistance via direct staff 
involvement, to establish and restore 
greenways, rivers, trails, watersheds and 
open space . The RTCA program provides 
only for planning assistance–there are no 
implementation monies available . Projects 
are prioritized for assistance based upon 
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in November 1989 to ensure that needed 
transportation projects were implemented 
countywide through 2010 . In 2004, San 
Bernardino County voters overwhelmingly 
approved the extension of the Measure I sales 
tax, with 80 .03% voting to extend the measure 
through 2040 . 

SANBAG administers Measure I revenue and 
is responsible for determining which projects 
receive Measure I funding, and ensuring that 
transportation projects are implemented . 
Measure I funds are allocated based on a 
strategic plan . The Big Bear Valley is in the 
Mountains Sub-Area for Measure I funding . 

Regional Improvement Program (RIP)

The Regional Improvement Program (RIP) is 
funded from 75 percent of the funds made 
available for transportation capital improvement 
projects under the STIP . This program targets 
urban projects that are needed to improve 
transportation within the region . SANBAG 
recommends to the California Transportation 
Commission (CTC) the selection of these 
projects, which can include state highway 
improvements, local roads, public transit, 
intercity rail, grade separations, and more . Each 
region receives a share of funds . San Bernardino 
County’s share is about 4 .7% of the total funds 
available from the STIP statewide . 

reduce the cost of implementing some of the 
proposed bikeways . Local schools or community 
groups may use the bikeway or pedestrian 
project as a project for the year, possibly 
working with a local designer or engineer . Work 
parties may be formed to help clear the right 
of way where needed . A local construction 
company may donate or discount services . A 
challenge grant program with local businesses 
may be a good source of local funding, where 
corporations “adopt” a bikeway and help 
construct and maintain the facility . Other 
opportunities for implementation will appear 
over time, which may be used to implement the 
system .

REGIONAL AND LOCAL FUNDING 
SOURCES 

Regional bicycle and pedestrian grant programs 
come from a variety of sources, in addition 
to MAP-21 . Those sources include the State 
budget, vehicle registration fees, tolls and local 
sales tax . Most regional funds are allocated by 
regional agencies such as SANBAG . 

Measure I Central

Measure I is the half-cent sales tax collected 
throughout San Bernardino County for 
transportation improvements . San Bernardino 
County voters first approved the measure 

a streamlined, performance-based surface 
transportation program building on many of the 
highway, transit, bike, and pedestrian programs 
and policies established in 1991 . 
Transportation Alternatives is one of two new 
formula programs created by MAP-21 . Funding 
for Transportation Alternatives is derived from 
the National Highway Performance Program, 
Surface Transportation Program, Highway Safety 
Improvement Program, Congestion Mitigation 
and Air Quality Improvement Program, and 
Metropolitan Planning Programs . 

New Road Construction 

Future road widening and construction projects 
are one means of providing bike lanes and 
sidewalks . To ensure that roadway construction 
projects provide these facilities where needed, 
appropriate and feasible, it is important that 
an effective review process is in place so that 
new roads consider incorporating the designs, 
standards and guidelines presented in this Plan, 
as well as the Pedestrian, Bicycle and Equestrian 
Master Plan .

Other Resources for Construction 

Local sales taxes, fees, and permits may be 
implemented, requiring a local election . Parking 
meter revenues may be used according to local 
ordinance . Volunteer programs may substantially 
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Clean Water Act Funding

State and local governments need adequate 
resources to achieve the goals of the Clean 
Water Act and improve our nation’s water 
quality . To support these efforts, the U .S . 
Environmental Protection Agency (EPA) has 
created a website to provide tools, databases, 
and information about sources of funding to 
practitioners and funders that serve to protect 
watersheds .
http://water .epa .gov/type/watersheds/funding .
cfm

California Climate Investments (CAP and 
Trade)

The cap-and-trade program uses a market-
based mechanism to lower greenhouse gas 
emissions . Under a cap-and-trade system, 
companies must hold enough emission 
allowances to cover their emissions, and are free 
to buy and sell allowances on the open market . 

Low Carbon Transportation Investments and 
Air Quality Improvement Program (AQIP)

The California EPA’s Air Resource Board’s (ARB) 
Low Carbon Transportation and AQIP programs 
provide mobile source incentives to reduce 
greenhouse gas emissions, criteria pollutants, 
and air toxins through the development of 
advanced technology and clean transportation . 

not be typically associated with stormwater, 
storm drain modifications are often necessary 
to accommodate trails and habitat projects . 
Therefore, if such projects are designed and 
engineered together, storm drain collection 
facilities may cover the cost of stormwater and 
trails projects . This is the approach to be applied 
in the development of the Rathbun Corridor 
Sustainability Plan slated to begin in 2014 . The 
County of San Bernardino has not adopted a 
D .I .F . program . 

OTHER FUNDING
Habitat Restoration (Cooperative 
Endangered Species Conservation Fund 
(CESCF)

The U .S . Fish and Wildlife Service awarded 
$37 .2 million in grants to 20 states in 2015 
supporting conservation planning and 
acquisition of vital habitat for threatened and 
endangered species . The grants are awarded 
through the Cooperative Endangered Species 
Conservation Fund (CESCF) . The intent is to 
benefit numerous species such as, the coastal 
California gnatcatcher and the Karner blue 
butterfly .

Measure Y Funds

Measure Y is a local funding source based on 
an increase in the local Transient Occupancy 
Tax . The measure increased the rate of the City’s 
Transient Occupancy Tax charged to guests of 
private home rentals and any other overnight 
lodging facility from 6% to 7% as of January 
1, 2009, and 7% to 8% as of January 1, 2010 . 
Measure Y was approved by 59 .8% of the votes . 
Measure YY was an additional advisory-only vote 
regarding the Measure Y funds . It said, “If the 
City’s Transient occupancy Tax (also known as 
Hotel Tax) is increased from 6% to 8%, should 
the City solely allocate the additional revenue 
to rebuild and renovate infrastructure, streets, 
parks, trails, lake access points and other public 
facilities, and prohibit the additional revenue 
from being used for general City operations?” 
Advisory Measure YY was approved with over 
78% of the vote . 

Development Impact Fees

The City of Big Bear Lake Development Impact 
Fees include those collected for circulation, 
storm drainage collection systems, public use 
facilities, and parkland and open space . Some of 
these fees may be used for non-motorized trail 
improvements if they can be found consistent 
with the Master Facilities Plan . Although 
non-motorized transportation projects may 
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Each year, the legislature appropriates funding 
to ARB for low carbon transportation projects .  
In fiscal year 2014-15 $200 million was allocated 
for low carbon transportation projects .

Strategic Growth Council - Sustainable 
Communities Planning Grant and Incentives 
Program

The Sustainable Communities Planning Grant 
and Incentives Program provides a unique 
opportunity to improve and support infill 
development and equity through improvement 
of existing infrastructure; protect and conserve 
natural resources and the state’s working lands; 
and encouraging efficient development partners 
in areas for growth is projected through a 
collaborative and coordinated approach .

Access to Federal Lands

The Federal Lands Access Program was 
established to improve transportation facilities 
that provide access to, are adjacent to, or 
are located within Federal lands . The Access 
Program is funded by contract authority from 
the Highway Trust Fund . Funds are subject to 
the overall Federal-aid obligation limitation . 
Funds will be allocated among the States using 
a new statutory formula based on road mileage, 
number of bridges, land area, and visitation .
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Big Bear Lake – Rathbun Corridor Project                                                                                                                    
Sand Canyon – USDA Forest Service                                                                                                                                    

San Bernardino National Forest                                                                                                                                                      
Proposed Multi-User  

Proposed Trailheads on FR 2N27 at Sand Canyon Road Boundary 

 

INTRODUCTION 

The Big Bear Valley Pedestrian, Bicycle, and Equestrian Master Plan identified a need for greater trailhead 
access, parking and staging locations on the south side of Big Bear Lake to help fulfill the needs of 
recreationists using the trail systems in this area of the Valley. 

The growing number of the Valley’s recreationists, particularly resident and visiting equestrians, has 
created a significant need to provide appropriate parking and staging areas for horseback trail riding.   

These riders and other trail users are seeking access to the Valley’s trail systems and are forced into parking 
along roadways, in the Valley’s community neighborhoods, and in areas where environmental impacts can 
occur.  There are very limited equestrian and other adequate parking and staging areas for growing 
numbers of recreationists seeking access to the trail systems located on the southern side of Big Bear Lake, 
particularly in the greater Rathbun Creek Corridor area. 

The success of any trailhead is directly related to the overall trail system that connects to the trailhead.  The 
Sand Canyon Trailhead must link trail users to trails that appeal to a broad spectrum of recreationists, 
including hikers, runners, equestrians, mountain bicyclists.  Big Bear Valley trail enthusiasts have proposed 
trail links to Bear Mountain, Sugarloaf Mountain and Wildhorse Meadows in the Sand Canyon Trailhead 
area. 

To provide a long-term solution to this recreational need, the relatively open, gentle topography of an area 
located south of the boundary gate on Sand Canyon Road and the USDA San Bernardino National Forest on 
FR 2N27 has been identified as an ideal trailhead location, following three years of user focus group 
meetings and trailhead location recommendations in the Big Bear Valley Pedestrian, Bicycle and Equestrian 
Master Plan. 

The overall space is proposed to be allocated for two laterally aligned trailheads located on the west side of 
the current USDA Forest Service unpaved roadway, FR 2N27.  The total trailhead area is proposed to be 
approximately 6.8 acres in size, with an approximate dimension of 1,000 feet in length and 300 feet in 
depth.  

This project location is not planned for access to water, either now or in the future, which will require 
public information, maps, and other forms of electronic communication be utilized to help inform trailhead 
users.  The trailhead site and access road will be seasonally closed on dates determined by the USDA Forest 
Service.  The trailheads are designed for day-use only, from sunrise to sunset, with no camping or overnight 
use amenities planned.  Future technology for rain and snow harvesting to capture non-potable water at 
the trailheads may be considered, but is not included in this trailhead project planning. 

Two separate, but adjacent, trailheads in the Sand Canyon Road/USDA San Bernardino National Forest FR 
2N27 trailhead location are proposed to be developed over a 3-5 year phased approach to help facilitate 
the project’s budgetary funding needs, the construction requirements, and the addition of amenities as 
resources become available.  This project plan recommends three phases. 

1. Equestrian Forest Service 

Trailhead Phasing Strategy
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Scheduling in phases potentially allows for fluctuating financial and partnership resources that may or may 
not become available.  The phases have been proposed for completion of the trailheads based upon a 
hierarchy of priorities that are designed to deliver the most desired, basic elements first, with other 
trailhead elements and amenities to be added as assets become available.  Both the equestrian trailhead 
area and the separate passenger vehicle parking trailhead area are planned to be developed simultaneously 
in each of the proposed phases. 

Phase I will include the proposed base development of the site for parking at both trailheads.  During this 
phase the site will be cleared and graded to meet the proposed design and environmental project 
guidelines, offering very limited amenities other than a place to park, one vault toilet building, and other 
preliminary trail user elements.   

Phase II is proposed to include expanded user amenities and further surface development in the passenger 
vehicle parking area.  This phase may also include the addition of a second vault toilet building, depending 
on the numbers of trailhead users.  Research into the potential of converting FR 2N27 into a non-motorized 
roadway or trail may begin during this phase, due to environmental concerns regarding the motorized 
roadway soil erosion and water quality impacts that may be occurring. 

Phase III is proposed to include the full recommended elements for the long-term successful use and 
sustainability of the entire completed trailhead area.  When this phase is nearing completion, the planning 
also includes a proposed recommendation to adhere to environmental reports related to a 
recommendation to potentially change the motorized designation of FR 2N27 to a non-motorized trail 
designation due to the possible watershed environmental impacts caused by the roadway.  This planning 
would include the re-vegetation and potential realignment of the existing roadway to help reduce the 
environmental impacts from soil migrations and introduce improvements to this watershed area.  

Both trailheads are proposed to have “Leave No Trace” and “Pack It Out” signs to encourage all users to not 
litter or leave any waste, particularly food waste, at both trailheads.  Equestrians are encouraged by signs 
to remove all manure from their animals by placing it back in their horse trailers before leaving the 
trailhead. 

More details are defined in the three phases described below, indicating which design elements and 
fixtures are proposed to be included in Phases I, II, and III as the trailhead plans become fully developed 
and implemented. 

In summary, this trailhead plan is based upon user needs, safety, and the effort to attain long-term 
sustainability to reduce natural resources maintenance, parking impacts to community neighborhoods and 
ecologically protected areas, and the potential reduction of water quality environmental impacts that may 
be occurring in this area.   

The schedule for the development of these trailheads will be managed through the USDA Forest Service.  
Community volunteer assistance and funding support can potentially accelerate the completion of these 
recreational trailheads. 
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Big Bear Lake – Rathbun Corridor Project                                                                                                                    
Sand Canyon – USDA Forest Service                                                                                                                                    

San Bernardino National Forest                                                                                                                                                      
Proposed Multi-User Trailheads on FR 2N27 at Sand Canyon Road Boundary 

 

PHASED DEVELOPMENT OF TRAILHEADS 

PHASE I  

The first phase of development is proposed to establish the overall footprint of the equestrian parking and 
staging area and the passenger vehicle parking area.  The two trailhead sites are proposed be cleared, 
graded, and leveled to provide areas for undesignated parking spaces, with aggregate surfacing on both 
trailheads. Basic site map signs are proposed for assisting users to locate their parking and staging areas in 
Phase I development for the trailheads.   

These two trailheads will be seasonally open; the USDA Forest Service determines the closure dates.  The 
initial phase is proposed to have minimal trailhead elements to accommodate an environmentally 
sustainable parking area for non-motorized recreational trail users, with additional phases and amenities if 
and when the trailheads have gained appropriate recreational use. 

The equestrian trailhead is proposed to have one-way access roadways, with an ample 25-foot or greater 
turning radius designed at all entrance, exit and interior turns for ease of parking and staging horse trailers.  
The equestrian trailhead is planned to provide parking and staging space for 14-16 pulling vehicles and 
horse trailers, with overflow areas along the edges of the trailhead for an additional 6-8 parking spaces.  
The passenger vehicle parking trailhead is planned to provide space for 45 passenger vehicles. 

One solar/waterless vault toilet restroom building is recommended in Phase I to help protect the 
environment in the trailhead areas.  A horse hitching rail must be installed adjacent to the restroom with an 
8-foot by 8-foot clearance around the hitching rail. 

Perimeter fencing is also recommended for Phase I, to help contain horses that may become loose in the 
trailhead areas.  This is an important safety precaution in an effort to help prevent injury to both the 
animals and the public who may be injured if a horse runs into vehicular traffic and roadways in the Sand 
Canyon area.  The fencing must be safe for horses (no barbed wire) and 54-60 inches in height. 

Gates in the perimeter fencing must be designed to accommodate riders mounted on their animals without 
dismounting to open them.  Equestrians are encouraged to exit the trailhead at the north end of the 
trailhead, go through the equestrian-designed gate in the fence, and travel the length of the trailhead on a 
separate trail before entering the trail system with other trail users at the southern end of the trailhead.  
This auxiliary trail provides a place for horses to defecate, as they generally will, at the beginning of a trail 
ride, and helps reduce the amount of manure that can otherwise accumulate on the general public use 
trails leading out of the passenger vehicle parking areas in the trailhead.   

One equestrian mounting block is also proposed for Phase I, to accommodate horseback riders of all ages 
and abilities.  In addition, the single-track trail is proposed along the west side of the equestrian trailhead 
and beyond the perimeter fence, provides a separate trail area that could potentially be more safe from 
children, pets, and others at the passenger vehicle trailhead who may be unfamiliar with horses and 
unintentionally startle the animals and their riders. 

Other trailhead amenities may be added to Phase I as the planning for these facilities progresses and as 
additional resources become available. 
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PHASED DEVELOPMENT OF TRAILHEADS 

PHASE II 

The second phase of the Sand Canyon Trailhead development is planned to consider paved surfacing in the 
passenger car trailhead area only, with delineated parking spaces and wheel stops for approximately 45 
vehicles.  The parking area surfacing must meet all USDA Forest Service standards and the parking area 
adjacent to the restrooms must meet all Forest Service guidelines for handicap spaces. 

Parking spaces are planned to be delineated with paint, directional arrows and handicap logo spaces. 

Maintenance for the proposed paved surface is to be provided by the USDA Forest Service, such as any 
snow plowing, parking spaces paint striping, or repairs to the hard surface materials.   

The trailhead layout drawing for Phase II has dashed lines indicating the approximate space allocations for 
equestrian trailers and pulling vehicles, as well as space beside and behind the horse trailers for grooming 
and tacking animals.  The equestrian parking space dimensions are proposed to be 24-28 feet in width and 
70 feet in length.   

The dashed lines in the equestrian trailhead are not necessarily how equestrians will choose to park; the 
dashed lines are provided to indicate that when the parking area is fully utilized, the diagonal parking 
pattern can adequately accommodate 14-16 rigs.  Space for parallel parking around the perimeter can 
expand the parking capacity, shown in the drawing with dashed lines on the east/west sides of the parking 
and staging area.  If this perimeter parking and staging space is utilized, it could provide approximately 6-8 
additional parking and staging spaces, depending on the length of the horse trailers. 

If the US Forest Service and City of Big Bear Lake add additional recreational trails, such as the Rathbun 
Corridor trail system, or other new trails in the Sand Canyon trailhead area, the separate equestrian trail 
that is located on the west side of the trailhead may need to be extended or realigned leading from the 
trailhead site to link to these additional trails. 

More signs and additional public information are proposed additions for this this phase in the trailhead 
development.  A large kiosk is recommended in the restroom area that will provide an enlarged “You Are 
Here” map that illustrates the trails for non-motorized recreational use, which could also illustrate any 
motorized trails or roadways in the trailhead area to alert non-motorized users to potential motorized use 
of USDA Forest Service trails in the surrounding trailhead area. 

The proposed kiosk is intended to alert trail users to any closures or safety concerns on the trail systems in 
the trailhead area, such as wildlife nesting seasons, hunting seasons, etc.  The kiosk could also include 
either a box of printed trail maps of the area, or a QR code for cellular technology that provides trail maps, 
descriptions and related information.  Contact information for emergencies, such as the telephone 
numbers for the USDA Forest Service, the City of Big Bear Lake Police and Fire Departments, and the San 
Bernardino County Sheriff’s Office should also be provided. 

A research study may potentially begin in Phase II to determine if Forest Road 2N27 is creating 
environmental impacts due to watershed drainage that may be impacting the water quality of the area.  If 
the study determines there are environmental impacts, one method of mitigation may be a designation 
change for FR2N27, from a motorized roadway to a non-motorized roadway or trail. This new designation 
may be implemented in Phase III of this trailhead development plan. Another solution would be 
constructing a new trail south of FR2N27 to separate pedestrian/equestrian activity from vehicular activity.  

Other trailhead user amenities may be added to Phase II as the planning for these facilities progress and 
resources become available. 
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PHASED DEVELOPMENT OF TRAILHEADS 

PHASE III 

The third, and last, phase of the Sand Canyon trailhead development includes all of the recommended 
additional facilities and amenities that would provide a higher level of attraction, functionality, and comfort 
to trailhead and trail users.   

Many of these trailhead elements are included in the third phase of development because the trailheads 
could potentially function at the basic levels provided in phases one and two, however the addition of the 
phase three elements would provide greater accessibility to persons with disabilities, and the eight covered 
ramadas would provide social gathering areas as well as temporary refuge from inclement weather.  These 
are all features that are very strongly desired by families with children and nearly all other trailhead users. 

An equestrian mounting ramp will serve as an addition to the mounting block provided in Phase I.  The 
mounting ramp provides an important recreational opportunity for persons using wheelchairs to ride 
horses on trails.  Military veterans are also using mounting ramps for therapeutic riding activities on our 
nation’s trails, aiding in the healing of both visible and invisible war combat wounds.  Designs for mounting 
ramps are simple and relatively inexpensive to build and install.   A mounting ramp requires a space 
approximately eight feet in width and forty feet in length.  Mounting ramps with side rails can also serve as 
unloading dock areas for stock animals transported to the trailhead in trucks. 

The equestrian round pen should be 60 feet in diameter with perimeter rails 6 feet in height and well-
anchored into the ground.  The round pen requires a 3-4-inch sand base.  It serves as an important area for 
equestrians to warm up their animals’ muscles prior to a trail ride.  This also serves as a confined area for 
young or inexperienced equestrians to ride and learn about horses and mules as recreational partners. 

The covered ramadas are a highly desirable trailhead amenity with recreationists.  Ramadas serve as a place 
to gather with family and friends, as well as a place for outdoor picnic activities and a temporary refuge 
from inclement weather.  Trailhead users are encouraged through signs to “Leave No Trace” and “Pack It 
Out” when using trailhead amenities for these activities.  However, two bear-proof waste receptacles are 
also recommended additions to the trailheads near the restrooms to help prevent wildlife from being 
attracted to any food waste at the trailheads. 

The ramadas will require weather-resistant picnic tables or other USDA Forest Service-approved standard 
furnishings.  No other types of furnishings are recommended in the plan for the trailheads.  The ramadas in 
the equestrian trailhead must have hitching rails installed in the immediate area for tethering animals.   

Durable hitching rails should be metal, not wood, and weathered 7/8-inch steel rebar, incorporating proper 
design elements, can serve as a very sturdy and inexpensive material for hitching rails.  Hitching rails are 
planned for perimeter trailhead areas where equestrians are using parallel parking spaces. 

It is anticipated that the addition of covered ramadas and the numbers of trailhead users steadily growing, 
the trailheads would greatly benefit from a cadre of volunteer stewards to help monitor the trailhead on a 
daily or weekly schedule.  Site monitors can check on the restrooms, waste receptacles, and general 
trailhead conditions to help maintain the desired levels of sustainability at these trailhead sites.  The 
trailhead design plan also includes the designation of two “Reserved for Volunteer Steward” parking spaces 
adjacent to the restroom buildings. 

And finally, as the number of passenger vehicles increases, the third phase of the trailhead should provide 
the design for extending two additional spur trails from the parking area to any new trail system(s) on the 
south side of the trailhead to help prevent casual connector trails developing from this trailhead area. 
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LABEL ELEMENT DESCRIPTION
A Forest Road 2N27 boundary gate Seasonally open – Contact USDA Forest Service for closure dates

B Equestrian parking entrance (one way) Provide minimum 25-foot turning radius

C Equestrian parking exit (one way) Provide minimum 25-foot turning radius

D Passenger parking entrance and exit Two-way enter/exit roadway locations

E Equestrian and passenger vehicles parking & 
staging areas (maximum of 1-2% slope) Open space – random parking, aggregate parking  surface (sieved 3/4 inch or less)

F Perimeter fencing Weathered pipe, smooth wire or mesh 54-60” high

G Equestrian-only perimeter trail Separate equestrian entrance to all trails

H Equestrian mounting block To aid equestrians desiring accessibility

I Weathered rebar hitching rail In trailhead as shown, adjacent to restroom

J Vault toilet (1 total) Handicap accessible design, solar powered, waterless, includes a horse hitching rail

K Monument entrance sign on FR 2N27 Designation of separate parking areas

L Sign – site map to two separate trailheads “You Are Here” map showing basic trailhead layout

M Signs – “Leave No Trace;” map of trails, maps 
box, etc .; trailhead user information

Shared users’ kiosk in restroom area; large display map of trails in area, other user 
info; large display map of trails in area, other user info

N Sign – equestrian area user sign Encourage manure removal from trailhead

O Sign – NO WATER – emergency info Equestrian-specific emergency information

SAND CANYON TRAILHEAD - PHASE 1 ELEMENTS TABLE

PHASE I  

PLANNING, DESIGN, AND CONSTUCTION ELEMENTS 

 

NO LABEL ELEMENT DESCRIPTION 
1 A FR 2N27 Boundary Gate Seasonally open – Contact USDA Forest Service for 

closure dates 
2 B Enter Equestrian Trailhead  One Way Provide minimum 25-foot turning radius 
3 C Exit Equestrian Trailhead One Way Provide minimum 25-foot turning radius 
4 D Passenger Vehicle Parking Entrances Two-way enter/exit roadway locations 
5 E Equestrian and Passenger Vehicles Parking 

& Staging Areas – maximum of 1-2% slope 
Open space – random parking, aggregate parking  
surface – sieved 3/4 – inch or less 

6 F Perimeter Fencing around trailheads Weathered pipe, smooth wire or mesh 54-60” high 
7 G Equestrian-only perimeter trail  Separate equestrian entrance to all trails 
8 H  Equestrian Mounting Block To aid equestrians desiring accessibility 
9 I  Weathered rebar hitching rail In trailhead as shown, adjacent to restroom 

10 J One solar waterless vault restroom  Handicap accessible design and a horse hitching rail 
11 K Monument Entrance Sign on FR 2N27 Designation of separate parking areas 
12 L Sign – Site Map to two separate trailheads “You Are Here” map showing basic trailhead layout 
13 M Sign - “Leave No Trace”  Shared users’ kiosk in restroom area 
14 N Sign - Equestrian area user sign Encourage manure removal from trailhead 
15 O Sign – NO WATER – emergency info Equestrian-specific emergency information 
16 M Sign – Map of Trails, maps box, etc. Large display map of trails in area, other user info 
17 M Sign – Trailhead user information  Dogs on leash, Day Use Only/Hours/No Camping 
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LABEL ELEMENT DESCRIPTION
A Paved surface in passenger car area Hard surface treatment determined by Forest Service

B Painted parking spaces Provide 45 lined parking spaces, with wheel stops

C Planned equestrian parking capacity Allow a minimum of 24’ x 70’ space per vehicle/trailer

D Vault toilet (1 added, 2 total) Women/Men (two restrooms) for added visitor use

E Install a kiosk for trail map information Include large “You Are Here” map and QR Code or maps

F Extend trail links to new area trails Add trail sections from both trailheads to new area trails

G Research watershed impacts in area Determine potential FR 2N27 environmental impacts

H Consider new designation of FR 2N27 Potential change of FR 2N27 to non-motorized road/trail

I Consider new trail parallel to FR 2N27 Potential establishment of new trial * if FR 2N27 remains open to vehicular traffic 

SAND CANYON TRAILHEAD - PHASE 2 ELEMENTS TABLE

PHASE II 

PLANNING, DESIGN, AND CONSTRUCTION ELEMENTS 

 

NO LABEL ELEMENT DESCRIPTION 
1 A Paved surface in passenger car area Hard surface treatment determined by Forest Service 
2 B Paint parking space delineation Provide 45 lined parking spaces, with wheel stops 
3 C Plan equestrian parking capacity Allow a minimum of 24’ x 70’ space per vehicle/trailer 
4 D Add a second waterless vault toilet Women/Men (two restrooms) for added visitor use 
5 E Install a kiosk for trail map information Include large “You Are Here” map and QR Code or maps 
6 F Extend trail links to new area trails Add trail sections from both trailheads to new area trails 
7 G Research watershed impacts  in area Determine potential FR 2N27 environmental impacts 
8 H Consider new designation of FR 2N27 Potential change of FR 2N27 to non-motorized road/trail 
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SAND CANYON TRAILHEAD - PHASE 3 ELEMENTS TABLE

LABEL ELEMENT DESCRIPTION
A Equestrian mounting ramp Ramp for wheelchairs and persons of any age/abilities

B Round pen (60-foot diameter) Equestrian pipe round pen for horse warm-up - 72” high

C Equestrian covered ramadas (4 total) Include one horse hitching rail adjacent to each ramada

D Passenger car covered ramadas (4 total) Minimum size – 12’ x 12’ - all weather-resistant amenities 

E Bear-proof waste receptacles (2 total) Waste receptacles per USDA Forest Service standards

F Two designated volunteer park spaces Painted spaces reserved for trailhead volunteer stewards

G Extend passenger car trail connections Link trail users to trail systems on south side of trailhead

H Furnish covered ramadas with fixtures Picnic table/additional fixtures - Forest Service standards

I Additional hitching rails on perimeter Parallel parking hitching rails at trailhead perimeter areas

PHASE III 

PLANNING, DESIGN, AND CONSTRUCTION ELEMENTS 

 

NO LABEL ELEMENT DESCRIPTION 
1 A Add an equestrian mounting ramp Ramp for wheelchairs and persons of any age/abilities 
2 B Add one 60-foot diameter round pen Equestrian pipe round pen for horse warm-up - 72” high 
3 C Add four equestrian covered ramadas Include one horse hitching rail adjacent to each ramada 
4 D Add four car parking covered ramadas Minimum size – 12’ x 12’ - all weather-resistant amenities  
5 E Add two bear-proof waste receptacles Waste receptacles per USDA Forest Service standards 
6 F Two designated volunteer park spaces Painted spaces reserved for trailhead volunteer stewards 
7 G Extend passenger car trail connections Link trail users to trail systems on south side of trailhead 
8 H Furnish covered ramadas with fixtures Picnic table/additional fixtures - Forest Service standards 
9 I Additional hitching rails on perimeter Parallel parking hitching rails at trailhead perimeter areas 
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 1
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

Recommended Changes to the Development Code

Table 17.35.030.A
PRINCIPAL USES PERMITTED IN COMMERCIAL AND PUBLIC ZONES

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Automobile and vehicle services, including the following and similar uses (provided that all repair is conducted within an enclosed 
building; for sales, see retail uses):

Automobile service station, including sale 
of gasoline and other petroleum products, 
and provision of minor and general vehicle 
repair services 

-- CUP2 CUP2 -- CUP2 --

Vehicle repair, general (maintenance, parts 
replacement)

-- CUP2 CUP2 -- CUP2 --

Vehicle repair, heavy (body work, painting, 
upholstery, engine replacement, major 
rebuilding of frames, bodies and/or engines; 
truck repair; tire retreading)

-- CUP2 -- -- CUP2 --

Vehicle washing facility, self or full-service -- CUP -- -- P --

Automobile rental agency, including office 
and vehicle parking, provided that all 
vehicle washing and repair are conducted in 
facilities approved for those uses

-- P -- -- -- --

Motorcycle assembly and repair -- CUP -- -- P --

 
 

 
 

2. Zoning and Development 

Standards Recommendations
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 2
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Recreational vehicle storage lot (including 
boats and trailers)

-- CUP CUP CUP -- --

Vehicle storage and/or impound yard 
(excluding dismantling)

-- CUP -- -- CUP --

Towing service -- CUP -- -- CUP --

Parking lot (as primary use) -- CUP CUP CUP -- CUP

Business and financial services, including the following and similar uses conducted within an enclosed building:

Bank, savings and loan institution, credit 
union

P1 P1 -- -- -- --

Mortgage company P P -- -- -- --

Escrow and title company; notary public P P P P5 -- --

Insurance service P P -- P5 -- --

Copy shop, blueprinting service P P -- P5 -- --

Automated teller machine (ATM), free-
standing

P P P P -- --

Mailing and postal service P P P CUP -- --

Sign design and fabrication P P -- -- P --

Printing, publishing, reproducing P P P -- -- --

Real estate office P P P P5 -- --

Stock and bond broker P P -- P5 -- --

Telephone exchange, answering service P P -- -- -- --
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 3
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Business equipment sales, repair, servicing P P -- -- -- --

Janitorial and cleaning services P P -- -- -- --

Disinfecting, exterminating, pest control -- CUP -- -- CUP --

Security services, private P3 P3 -- -- -- --

Communication, transportation, and utility and public services and facilities, including the following and similar uses:

Newspaper office and publisher P P -- -- -- --

Television or radio station; recording studio P P -- -- -- --

Cable television and satellite dish provider -- P -- -- -- --

Electricity substation; small generation 
plant

-- CUP -- P CUP P P

Natural gas distribution facilities -- CUP -- P CUP P P

Bus depot, storage, maintenance and 
administration facilities

-- -- -- CUP CUP CUP

Propane and LPG storage and sales -- CUP -- -- CUP --

Storage yard, maintenance and office 
facility for utility and service providers, 
including public works, water, trash, 
electric, gas, cable TV, etc.)

-- -- -- -- CUP CUP

Booster station, transmission facility, 
substation for utilities

-- CUP -- P P P
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 4
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Major communication facility, including 
cellular towers, microwave towers, radio or 
television towers

-- CUP2 -- CUP2 CUP2 CUP2

Trash collection area, including Clean Bear 
Sites and recycled materials collection 
facilities

-- CUP CUP -- CUP CUP

Facilities for detention, retention, and 
conveyance of storm water runoff 

P P P P P P

Facilities for conveyance, storage, pumping 
and/or recharge of water; sewage pumping 
stations and related facilities

P P P P P P

Taxi, trolley, or horse carriage stand P3 P3 P3 P3 P3 P3

Vehicle for hire service (office and vehicle 
storage for taxi and shuttle services)

-- CUP3 -- -- CUP3 --

Helistop -- -- -- CUP3 CUP3 CUP3

Construction services and material sales, including the following and similar uses:

Lumber yard and home supply center (with 
exterior storage of materials)4

-- CUP -- -- CUP --

Plumbing and hardware supply store and 
materials yard (with exterior storage of 
materials) 4

-- CUP -- -- CUP --

Wholesale nursery, plant sales (with 
exterior storage of plant material)

-- CUP -- -- CUP --
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 5
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Carpenter and cabinetry shops (within    
enclosed building)

-- P -- -- P --

Contractor’s yards/storage lots (with 
outdoor storage and/or operations)

-- CUP -- -- CUP --

Asphalt or concrete batch plant -- -- -- -- CUP --

Recycling facility for construction materials 
and salvage (with outdoor storage and 
operations) 

-- -- -- -- CUP --

Building materials sales yard (including 
rock, sand, gravel stored outdoors)

-- -- -- -- CUP --

Construction equipment sales and rental 
(with outdoor storage)

-- P -- -- P --

Contractors’ office (administrative uses 
within enclosed building only)

P P -- -- P --

Security and alarm systems; installation and 
service

-- P3 -- -- P3 --

Food service establishments, including the following and similar uses:

Drive-through food or beverage service 
with no seating on-site

CUP1 CUP1 CUP1 CUP1 -- --

Walk-up food or beverage service 
(including bakery or delicatessen) with no 
seating on-site

P P P P -- --
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 6
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Café and/or coffee shop (beverages and 
prepared foods only, no full kitchen; seating 
provided for on-site dining)

P P P P -- --

Barbecue food service, with outdoor 
cooking

-- CUP CUP CUP -- --

Restaurant (full-service kitchen, with or 
without alcohol sales, seating for on-site 
dining)

-- P P P -- --

Ice cream shop and yogurt (no full-service 
kitchen, on-site seating provided)

P P P P -- --

Bar, cocktail lounge (incidental sale of 
prepared foods; no live entertainment)

-- CUP CUP CUP -- --

Catering service -- P P P -- --

Lodging, commercial, including the following and similar services:

Hotel, motel, bed & breakfast use with over 
5 guest rooms, lodge

-- P P P -- --

Extended stay lodging -- CUP P CUP P CUP P -- --

Timeshare units (minimum of 12 units) -- -- P P -- --

Rental agency for transient private home 
(TPHR) rentals

P P P P5 -- --

Recreational vehicle park -- -- -- CUP -- --

Campground for tent and trailer camping -- -- -- CUP -- --
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 7
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Group living facility -- P -- -- -- --
Transitional housing facility -- P -- -- -- --

Emergency shelters -- -- -- -- P --

Manufacturing, fabrication, storage, and distribution of goods including the following and similar products, provided that operations 
and sales are within an enclosed building except as provided herein:

Apparel, quilts, stuffed animals, craft items, 
silk-screening, embroidery, and similar 
textile products 

P P CUP CUP P --

Furniture, picture frames, and similar wood 
products 

-- P CUP CUP P --

Sculptures, carvings, handmade furniture, 
and similar art and craft products made of 
wood and/or metal (including outdoor 
operations and display)

-- P2 CUP2 CUP -- --

Leather goods, clothing, belts, handbags, 
and similar items

-- P P P P --

Machine shop, welding shop -- -- -- -- CUP --

Boat, motorcycle building and repair, with 
outdoor operations

-- -- -- CUP6 CUP --

Watch, clock, jewelry fabrication and repair P P P P P --

Musical instrument fabrication and repair P P P P P --
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 8
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Sporting and athletic goods fabrication and 
repair

-- P P P P --

Firewood cutting and sales lot -- CUP -- -- CUP --

Medical services, including the following and similar uses:

Physician, osteopath, surgeon P P -- -- -- --

Dentist, orthodontist P P -- -- -- --

Psychiatrist, psychologist, counselor P P -- -- -- --

Physical and/or occupational therapist P P -- -- -- --

Home nursing, visiting nursing P P -- -- -- --

Dental, medical laboratory P P -- -- -- --

Clinic, including medical, dental, 
chiropractic; urgent care facility

P P CUP CUP -- --

Hospital P P -- -- -- P

Convalescent facility, nursing home, social 
care facility, rehabilitation facility for more 
than 6 residents

P P -- -- -- --

Prescription pharmacy; optical service P1 P1 -- -- -- --

Veterinary clinic, small animal (within 
enclosed building)

-- P -- -- -- --

Ambulance service -- CUP3 -- -- CUP3 CUP3
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Meeting, assembly and institutional uses, including the following and similar uses:

Club, lodge, fraternal or religious 
organization, church, chapel, religious 
meeting room, worship facility, meeting 
facility, conference center, and similar 
assembly use 

CUP2 CUP2 CUP2 CUP2 -- --

Convention Center -- CUP CUP CUP -- CUP

Library P P P -- -- P

Museum P P P P -- P

Business, trade, or traffic school operated as 
commercial enterprise (excluding truck-
driving schools)

P P -- -- -- --

School, private (kindergarten through 
grade12)

CUP CUP -- -- -- --

Day care center, nursery school CUP2 CUP2 CUP2 CUP2 -- --

College, public or private CUP CUP -- -- -- CUP

Music conservatory, dance studio, studio for 
the fine arts

P P P P -- --

Post office P P P -- -- P

Mortuary (excluding crematorium) CUP CUP -- -- -- --

Recreation center; senior center -- CUP -- CUP -- CUP

Wedding chapel -- P P P -- --
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Sheriff’s station, fire station -- CUP CUP -- -- CUP

Government administrative office P P -- -- P P

Court facilities, jail -- -- -- -- -- P

Personal services, including the following and similar uses:

Beauty salon, barber shop, nail shop, 
tanning salon, tattoo service, body piercing

-- P P P5 -- --

Bail bonds -- P -- -- -- --

Cleaners, launderers -- P1 -- P5 -- --

Laundromat, self-service -- P -- P5 -- --

Tailor, dressmaker, milliner P P P P5 -- --

Photographer P P P P5 -- --

Shoe repair -- P -- P5 -- --

Pet grooming -- P -- P5 -- --

Locksmith -- P -- P5 -- --

Massage establishment -- CUP3 CUP3 CUP3 -- --

Personal storage facility (mini-warehouse 
facility) 

-- CUP (ground 
floor on street
frontage shall 

be used for 
retail/office)

-- -- CUP --

Party supplies, services -- P -- P -- --
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Psychic, tarot card reader, fortuneteller, 
hypnotist

-- CUP3 -- -- -- --

Tutoring P P -- -- -- --

Travel agency P P P P -- --

Introductory service, escort service -- CUP -- -- -- --

Professional services, including the following and similar uses:

Architect, engineer, building designer, 
drafting service, graphic design

P P -- P5 -- --

Attorney, paralegal service P P -- P5 -- --

Tax preparer, accountant, book-keeper, 
financial adviser

P P -- P5 -- --

Interior design, decorator services P P P P5 -- --

Consulting; investigative services P P -- P5 -- --

Real estate development P P -- P5 -- --

Taxidermist -- CUP -- P5 CUP --

Recreation and entertainment facilities, including the following and similar uses:

Winter resort (including skiing and 
snowboarding with accessory uses including 
equipment rental and sales, food services, 
alcohol sales, office and maintenance 
facilities)

-- -- -- CUP -- --
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Lake resort (including marina and boat 
launch with accessory uses including 
equipment and watercraft rental and sales, 
bait and tackle sales, food service, alcohol 
sales, office and maintenance facilities, 
minor repair)

-- -- -- CUP -- --

Boat launch, public (free-standing) -- -- -- CUP -- CUP

Trail head and staging area for riding, 
hiking and bicycle trails

-- P P P -- P

Game arcade, video game establishments 
with more than 4 game machines

-- CUP2 CUP2 CUP2 -- --

Theater, motion picture or live performance -- CUP3 -- CUP3 -- CUP3

Snow-play and/or waterslide enterprise, 
including ancillary food service

-- -- -- CUP -- --

Parasailing, bungee-jumping -- -- -- CUP -- --

Skateboard park -- -- -- CUP -- CUP

Stadium, amphitheater (outdoor); indoor 
arena, sports complex

-- CUP -- CUP -- CUP

Athletic training facility (including 
exhibition events and indoor/outdoor 
facilities)

-- CUP -- CUP -- --

Play fields, (baseball, soccer, football, etc); 
lighted or unlighted

-- -- -- CUP -- CUP

Golf course -- -- -- CUP -- CUP
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Race course (motocross, BMX, dirt bikes, 
off-road vehicles, etc.)

-- -- -- CUP -- --

Gymnasium, fitness center, yoga studio -- P P P -- --

Swimming pool, indoor or outdoor -- CUP -- CUP -- CUP

Skating rink, indoor or outdoor -- CUP -- CUP -- CUP

Zoo, animal park -- -- -- CUP -- CUP

Nightclub (with alcohol sales, dancing 
and/or live entertainment); dancehall

-- CUP2 3 CUP2 3 CUP2 3 -- --

Sexually-oriented business -- P3 -- -- -- --

Riding stable, minimum area of 1acre -- -- CUP CUP -- --

Commercial recreation enterprise (family 
fun center, miniature golfing, go-carts track, 
fishing pond, skating rink, bowling alley,
etc.)

-- CUP CUP CUP -- --

Billiard hall, bingo parlor, pool hall -- CUP3 CUP3 CUP3 -- --

Park, arboretum, monument, public seating 
area, and other public open space

CUP CUP CUP CUP -- CUP

Visitor center -- P1 P1 P1 -- --

Retail sale of goods serving the general public with all operations conducted in an enclosed building, including but not limited to the 
following:

Candy, confectionery4 -- P P P -- --

Books, stationery4 P P P P -- --
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Drug store, sundries4 P1 P1 P1 P1 -- --

Fabrics, dry goods, craft items4 -- P -- P -- --

Florist, gift shops4 P P P P -- --

Galleries for paintings, sculpture, pottery, 
art4

P P P P -- --

Groceries, meat, produce (including alcohol 
sales as accessory use) 4

-- P -- P -- --

Hardware, small appliances, variety stores, 
home improvement centers4

-- P -- CUP -- --

Jewelry, watches, clocks4 P P P P -- --

Clothing, apparel4 -- P P P -- --

Sporting goods4 -- P P P -- --

Computers, cameras, video equipment, 
sound systems, other electronic equipment 
and devices4

P P -- P -- --

Antiques4 -- P P P -- --

Thrift store, second hand store, used 
furniture4

-- CUP3 -- -- -- --

Feed store4 -- P -- -- -- --

Furniture, household appliance, beds and 
mattresses (new) 4

-- P -- P -- --

Pet store4 -- P -- P -- --
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USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Drive-through sales (pharmacy, dairy 
products, etc)4

CUP1 CUP1 CUP1 -- -- --

Drapery, carpets, wall coverings, tile, 
flooring4

-- P -- P -- --

Paints, lacquers, stains, finishes4 -- P -- -- -- --

Convenience store4 -- CUP1 CUP1 CUP1 -- --

Video stores and rental; recorded music 
sales4

-- P P P -- --

Liquor store4 -- CUP CUP CUP -- --

Firearms and ammunition4 -- CUP -- -- -- --

Pawn shop4 -- CUP -- -- -- --

Swap meets (indoor or outdoor)4 -- CUP3 -- CUP3 -- --

Retail sale of goods serving the general public with some operations outdoors, including but not limited to the following:

Equipment sales, rental4 -- P -- P P --

Bicycle sales, Recreational Equipment sales 
and rental4

-- P P P P --

Boats, personal watercraft4 -- P -- P P --

Spas, pools, hot tubs4 -- P -- P P --

Recreational vehicles, trailers, sales or 
rental4

-- CUP -- P P --

Automobile sales, new and/or used4 -- P -- -- P --



 111

Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

Page 17.35 - 16
Ordinance 2003-333, Adopted 9/8/03

Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11

Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

USES BY ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P

Plant nurseries, garden shops4 -- P P -- -- --

Auctions, swap meets4 -- CUP -- -- -- --

Motorcycle sales and rental4 -- P -- P P --

Farmers market4 -- CUP CUP CUP -- CUP
P = permitted use (Plot Plan Review pursuant to Section 17.03.160 may be required for new construction or change of use; Minor Modification pursuant to Section 17.30.250 may 
be required for minor changes to existing developments)
CUP = permitted subject to approval of a Conditional Use Permit pursuant to Section 17.03.170.
1 Drive-through facilities subject to the standards in Section 17.35.100
2 Subject to standards contained in this chapter
3 Subject to special requirements set forth in Title 5 of the Big Bear Lake Municipal Code
4 Subject to special requirements set forth in Table 17.35.050.A (General Development Standards); Section 17.35.220 (Development Standards for Large Retail Uses), and Section 
17.03.330 (Transitional Uses and Structures)
5 Subject to buildings containing a minimum of two-floors and not permitted on ground-level or first floors.
6 Prohibited in the C-4 zone along Moonridge Road.
-- Not permitted
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Table 17.35.050.A
GENERAL DEVELOPMENT STANDARDS IN COMMERCIAL ZONES

ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P2

Lot Dimensions1

Minimum lot area (net) 10,000 sq. ft. 20,000 sq. ft. 20,000 sq. ft. 40,000 sq. ft. 40,000 sq. ft. 10,000 (where 
appropriate)

Lot width (at required front 
setback)

 interior lots

 corner lots

60

70

60

70

60

70

60

70

80

80

60

70
(where 

appropriate)
Minimum lot depth 100 100 100 100 100 100 (where 

appropriate
Setbacks

Front yard and street side yard 
setback from property line 
(applies to all structures, 
buildings, and parking except 
for sidewalks and walkways)

15 15 15
10 ft. single 
story
15ft. two story 
and above 20

20
10 ft. single 
story
15ft. two story 
and above 20

20 15 (where 
appropriate)
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ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P2

Interior side yard setback 
(applies to all structures, 
buildings, and parking except 
for sidewalks and walkways)
 Adjacent to non-

residentially used 
zoned or designated 
property

 Adjacent to 
residentially used 
zoned or designated 
property

None, except as 
needed for 

snow shedding

10 ft.

None, except as
needed for 

snow shedding

15 ft.

None, except as 
needed for 

snow shedding

15 ft.

10 ft None,
except as 

needed for 
snow shedding

20 ft.
15 ft.

10 ft.

20 ft.

None, except as 
needed for 

show shedding

10 ft.

Rear yard setback
 Adjacent to non-

residentially used
zoned or designated 
property

 Adjacent to 
residentially used
zoned or designated 
property

None, except as 
needed for 

snow shedding

10 ft.

None, except as 
needed for 

snow shedding

15 ft. building, 
10 ft. parking

None, except as 
needed for 

snow shedding

15 ft. building, 
10 ft. parking

None, except as 
needed for 

snow shedding

20 ft.15 ft.
building, 10 ft 

parking

10 ft.

20 ft. building, 
10 ft. parking

None, except as 
needed for 

show shedding

10 ft. 

Other
Floor area ratio4 0.5 0.5 0.5 0.5 0.5 0.5 1.0 (where 

appropriate)
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ZONE DISTRICT C-1 C-2 C-3 C-4 C-5 P2

Landscaped or natural open 
space (as % of total lot area; 
half to be located in front yard 
or visible from public streets)

20 % 20 % 20 %
(pedestrian 

open space)5

20 %
(pedestrian 

open space)5

20% 20% (where 
appropriate)

Building height3,6

 Primary structures

 Accessory structures

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

20 ft.

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

20 ft.

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

20 ft.

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

30 ft.

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

30 ft.

35 ft. within 
100 ft.(from 
building to 

parcel line) of a
residentially
zoned district

40 ft. elsewhere

30 ft.

1 Parcels created within shopping centers master planned developments are exempt from these standards, provided that a comprehensive development plan for the entire center is 
approved and appropriate easements for reciprocal access, parking, and maintenance are provided. 
2 Development standards for public uses shall be required where applicable, based upon the use of the site. Where the public use is similar to an office or service building, the standards 
contained herein shall apply.  For uninhabitable public uses such as flood control channels, well sites, and pump stations, standards contained herein may not be applicable and may be 
modified by the reviewing authority as deemed appropriate.
3 Height standards in this table apply where no other standards are specified in this chapter; where development standards allow different height standards, the more specific 
standard shall apply. 
4 Subject to the standards contained in Section 17.35.220 (Development Standards for Large Retail Uses), and Section 17.03.330 (Transitional Uses and Structures)
5 Pedestrian open space, such as plaza’s, courtyards and colonnades shall be applicable for the open space requirements. Additionally, up to 50% of the uncovered outdoor dining area may 
be counted as pedestrian open space.
6 Architectural features such as towers, cupolas, ornamental roof structures, roof projections, uninhabitable attic space, or similar structures and features shall not extend more than twenty 
five per cent (25%) above the primary structure and is contingent upon adequate fire department apparatus street access and approach.
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17.35.070 PARKING REQUIREMENTS AND STANDARDS

A. General parking requirements for commercial and applicable public uses

1. Off-street parking shall be provided for any new building constructed and for any new uses established, for any 
addition or enlargement of an existing building or use, and for any change in the occupancy of a building or the manner 
in which any use is conducted, that would result in additional parking spaces being required, pursuant to the 
requirements in Table 17.35.070.A and the provisions of this section.  This section shall not apply to properties that are
located within a City approved Parking Lot District or similar offsite parking agreement.

2. All required off-street parking spaces shall be located on the same lot as the use to be served, except as otherwise 
permitted through approval of off-site parking facilities.   The reviewing authority may approve off-site parking if the 
following conditions are met by the project:

a. The proposed off-site parking shall be located within 300 feet of the use for which it is provided, and there is a 
continuous approved pedestrian access connecting the off-site parking area with the use.

b. Clearly visible directional signage shall be provided to direct vehicles and pedestrians between the off-site 
parking lot and the use being served.

c. Disabled access and parking shall be provided on the same site as the use, and shall meet all other applicable 
requirements.

d. No more than 50 percent of the required parking shall be provided off-site, except where existing structures 
preclude the provision of on-site parking.

3. All parking spaces and areas required by this chapter shall be designed and maintained to be fully usable for the 
duration of the use requiring such areas and spaces.  Where off-site parking is permitted to meet the required parking, 
all off-site spaces shall be designated for the use and secured through property ownership, long-term lease, or other 
means as approved by the City to guarantee that the parking shall be provided for the duration of the use.  
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to Jim Miller, City of Big Bear Lake

from Jay Renkens and Jon Pheanis, MIG, Inc.

re Moonridge Road Land Use: Proposed Zoning Recommendations

date 01/23/15

The long term goal of the Sustainability Plan is to lay the ground work for creating a unique 
mountain experience that will draw people to Big Bear Valley and strengthen opportunities for 
the local economy. The Sustainability Plan will also align with SCAG’s 2012 Regional 
Transportation Plan/Sustainable Communities Strategy (RTP/SCS) goals and objectives to 
stimulate regional active-transportation oriented development.
Land use policies have a direct bearing on developing a place-based, human-scale network of 
streets and trails in Big Bear. This memo outlines the need for a revised regulatory framework 
to guide area land uses and development accordingly, and presents a series of recommended 
changes intended to facilitate the desired evolution of Moonridge Rd. After reviewing these 
recommendations, we would like to arrange a meeting to discuss this approach in more detail 
and identify the preferred strategy to strengthen zoning and design along this segment.  

Desired Outcomes

Segment 3 of the Moonridge Corridor (between Elm St. and Sunset Dr.) is a major focus of the 
Sustainability Plan process due to its potential to promote a cohesive and distinct visitor-
serving commercial and activity corridor adjacent to the future Rathbun Creek Trail. Desired 
outcomes of this focus include:

• Encouraging a mix of new uses along the north side of Moonridge Rd. -- including 
retail, office, dining/entertainment and residential, that interact with the future trail 
corridor;

• Protecting the residential and office uses on the south side of Moonridge Rd.;
• Promoting an active, welcoming and safe pedestrian-oriented street environment;
• Integrating with the predominately residential character of the adjacent neighborhood;

and
• Improving the clarity of development regulations and requirements for the benefit of 

the development community, members of the public and City staff.

3. Moonridge Road 

Land Use Memo
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Key Issues

There are several key issues that have potential to limit the desired outcomes of the future of 
the Moonridge Corridor and successful integration of the Rathbun Creek Trail.

• A lack of concentrated uses and diluted built form: Uses along Segment 3 contain a mix 
of single-family residential uses, offices and some retail. Many lots are vacant or 
underdeveloped, but have the potential to transform the corridor into a distinctive and 
concentrated activity center.

• Conflicting uses in current zoning: All uses fronting Moonridge Road in Segment 3 are 
designated C-3 (Commercial-Visitor) in current City zoning. The C-3 designation 
allows certain uses which could conflict with the goals for this segment, such as auto-
oriented uses (a conditional use). Similarly, C-3 does not allow certain uses which 
could advance or complement the goals for this segment. Examples include residential 
and certain office uses such as banks and medical offices.

• Limited or restrictive building design guidance: Creation of a vibrant pedestrian 
environment is limited by the existing C-3 zoning requirements. The City has minimal 
design standards for future non-residential uses that would facilitate creation of a 
concentrated mixed-use corridor for residents and visitors. Examples of this include:

 Fifteen foot minimum front setbacks;
 A low minimum floor-area ratio (0.5 FAR);
 High minimum lot area standards (20,000 square feet) that do not reflect 

current size of many lots;
 Restrictive outdoor seating and dining area requirements; 
 Minimal emphasis on the development of shared or public plazas or 

courtyards;
 No guidance on orienting business frontages to a secondary façade, such as a 

public trail or rear entrance and public space. 

• Restrictive parking standards: Current zoning requires that off-street parking for each 
use must be contained on each respective lot, with no more than 50% of the parking 
permitted allowed off site. There are high parking minimums, which are cumulative in 
the case of multiple different uses.

• Lack of incentives for desired development: The existing code does not offer incentives 
for the type of development that could compliment the desired uses along the corridor. 
Such incentives could include tax reductions, reduced set back requirements, increased 
FAR allowances, increased height restrictions, reduced parking requirements and 
flexible use allowances. 

• Poor pedestrian connectivity and lack of streetscape requirements: North-south 
pedestrian connectivity across Moonridge Rd. is very limited, especially for safe 
crossing from uses on the south side of Moonridge Rd. to potential retail and the future 
trail on the north side. The City lacks streetscape and right of way design requirements 
to encourage a pedestrian-friendly realm, such as street trees, wide sidewalks, 
decorative lighting and seating. 



 118

Moonridge Road Land Use: Proposed Zoning Recommendations 3 | P a g e

Recommendations and Approach 

Based on the desired outcomes and current issues, MIG proposes the following 
recommendations for land use and design polices for Segment 3.

1. Develop a zoning overlay for Segment 3 that achieves overarching goals for this area. Such 
an overlay would specify:

• Allow for retail, office, dining and entertainment uses as well as some residential along 
the north side of Moonridge Rd. to support and concentrate visitor-serving commercial
uses.

• Limit uses south of the road to residential and office, with other compatible uses as 
conditional. 

• New parking requirements that would reduce surface parking requirements and 
encourage the development of shared perimeter parking to serve the corridor
collectively.

2. Update the related General Plan policies and zoning with the recommended design policies 
for Segment 3 and the zoning overlay requirements.  

3. Consider establishing design standards for new construction and redevelopment projects 
that help establish a pedestrian friendly street environment with commercial and 
community spaces for people of all ages and physical abilities. Such standards would be 
part of the overlay or more widely applicable, and would include guidance related to the 
following:

• Design and orient buildings to help create a sense of place and visual interest, embody 
local character, and facilitate commerce (through building massing, articulation and 
scale, materials, transparency, etc.). 

• Encourage building design that is oriented towards both Moonridge Rd. and the future 
Rathbun Creek Trail corridor, with direct physical and visual connections to the trail. 

• Reduced minimum lot size and setback requirements, and increased FAR for mixed-use 
and non-residential uses to strengthen the presence of the public street frontage and 
pedestrian realm. 

• Sign regulations unique to the corridor that establish a distinctive brand and identity.  

4. Consider establishing public realm design standards to improve the right-of-way and to 
ensure the following:

• Accessible design that meets ADA requirements.
• Seating at regular intervals that meets specific user needs along the street. Seating 

should include benches, chairs, seatwalls, or a variety of other “perches.”
• A distinctive furnishing and planting palette that reflects the desired street character and 

image and is visually attractive year-round.
• Integration of signature elements that reflect local history and culture (i.e., murals,

sculpture or site furnishings).
• Visibility of the commercial space from the roadway
• Crosswalks and curb extensions to improve pedestrian access across Moonridge Rd.
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As part of the Rathbun Corridor Sustainability Plan about 60 middle school youth and 
their teachers worked on a Community Action Project. The goals of the project were to 
extend the reach of public engagement by involving children and their families, to solicit 
input from youth about the kind of place where they would like to live, work, and have 
families of their own, to educate students about sustainability and to demonstrate how 
invested young people can be about the community. 

 
Throughout the winter and spring of 2014, students learned about the Rathbun Corridor 
Sustainability Plan through a Community Action Project and they documented their 
experience and individual thoughts in journals. 

 

I think my part in this 
project is very important 
because we all have a 
voice in this community. 
We are all stakeholders. 
My voice is important… 
because we are the 
future of this community. 
Chloe Turner, 7th Grade 

The RCSP is about helping 
the environment by not 
putting out as much green 
house gasses. Also that 
people have more 
exersize and not just 
sitting at home and using 
electricity. Also that 
people will get out and go 
to shops and buy things 
and that money will be 
used for more things. 
Jaden Barney, 7th Grade 

4. Middle School 
Engagement
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The students visited the corridor two times. After their first trip, they did a visioning 
exercise in the classroom and then voted on the best ideas. They then refined their best 
ideas and demonstrated them through narrative and images of precedents. The 
following were the most broadly supported ideas for the corridor: 

• Recreation center 
• Retail shopping and restaurants 
• Outdoor mall 
• Outdoor education center 

• Trampoline park 
• Amusement park 
• Nature and more trees  
• Meditation center 

 
The students had two final projects as capstone assignments. The first was to play one 
of several roles to conduct a student-hosted public meeting. The second assignment was 
to produce an interpretive sign. 
 
The public meeting attracted more than 100 
people including family members, friends, 
thought leaders, a City Councilman, a School 
Board member, and a journalist from the Big 
Bear Grizzly. Among parents, only one person 
had attended other public outreach events. 
Less than ten parents had heard about the 
Rathbun Corridor Sustainability Plan before 
their student brought information home from 
school. 
 
The public meeting began with seven 
students who delivered a presentation about 
the larger planning process and design 
concepts for the trail and Moonridge Road. 

 
Then, nine 
students 
facilitated 
discussions 
and 
gathered 

input from participants who were very enthusiastic about 
the project and had many questions. The participants liked 
the idea of a recreation center. They also identified a 
swimming pool as a top priority and felt the Rathbun 
Corridor offered multiple locations well suited to a pool. 
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For their interpretive sign assignment, the students selected a topic to educate others 
about active transportation and resources found in and around the Rathbun Corridor. 
They chose topics such as: 

• Walking and biking for health and environment 
• Impacts of the California Drought 
• How Trees Provide Environmental Services 
• China Gardens (a part of Big Bear Valley Community Gardens Project) 
• First People: the Serrano 
• Pine Nuts 

 
With their topics in mind, the 
students returned to the corridor to 
gather pictures and make 
observations for their interpretive 
signs. A few examples of their signs 
are included in Appendix # at the 
end of this document. 
 
 
 
 
 
 
 
 
 
 
 
 

My voice is important to  do many things. If many voices have the same idea it 
can create a big outcome. I can be one of those many voices. 
Mark Carson, 7th Grade 
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What ideas do the kids offer? 
 

Outdoor Classroom: 
“My visionary idea is to have an outdoor classroom for teachers to take their class to. I 
know I like to get out of the hot, smucky classroom and go on a field trip outside and do 
some hands on stuff….we can adapt {the classroom} to big bear by making it really 
cabiny, open and green. We could adapt it by puting in a lot of wooden bear statues, 
murals, and a fake little Big Bear.” 
- Hailee Whitnack 
 
“A couple things that I like is education outside. I think we should have that up here 
because some kids don’t go outside much and that’s why we should have a outside 
school.” 
- Alex Burton 
 
“My visionary idea is an indoor outdoor classroom...it would help to keep the classroom 
to under 37 kids.” 
- Kaden Wisdom 
 

Amphitheater 
“My visionary idea for the {Rathbun Corridor} is an outdoor amphitheater….this idea 
would be good for Big Bear’s market, because it will attract people from all different age 
groups. You can watch it on the grass, on the lake, in your boat, and wherever else.” 
- Sofia Kanakis 
 

Recreation/Health 
“My visionary idea is to make Big Bear more active. I would like a athletic center here to 
do that….it would be open to all ages, games for kids to have fun and stay active, gyms 
and fun games to paly with their kids and stay active outside.” 
- Alex Burton 
 
“My visionary idea for the RC is a recreational center. This will be in that open space by 
the lake so as another fun option you can swim in the lake. This will be great for Big Bear 
because we don’t have anywhere besides the park to go to be active and have fun.” 
- Sofia Weiss 
 
“My first thing I want to {see} in the corridor is the rec for sports. This is a priority 
because kids need to be more active and I think that would help a lot.” 
- Jade Haro 
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“My visionary idea is that right by the lake and creek there can be a meditation center. 
There would be little stumps or stone pedestals.” 
- Chloe Turner 
 

Social retail/Entertainment 
“My visionary idea is that by the lake we have a coffee shop and a place where you can 
lay down and read a book and a classic band is playing and in the middle have a sport 
complex tramploine park. And a skate park. And up on the very top where the old zoo is 
going to be a sleding park for kids and you can have some fun and get free hot 
coco….how cool would it be to have all these things and we would get really good 
bussins {business}.”  
- Jasimine Wade 
 
“My visionary idea is to put a couple of outdoor restrants or a couple with outdoor 
eating areas. The reason for this is it will bring more tourists. Wich means a lot more 
money for our town…{for Big Bear] they would also have an indoor area if it gets cold. 
Also we could have covers over the top just in case it rains.” 
 - Jaden Wisdom 
 
“My visionary idea for the Rathbun Corridor is to install an outdoor mall if not a 
shopping promenode. This is because for most people, Kmart is not enough for 
shopping and I want to involve the beautiful outdoors or Big Bear. An outdoor mall 
would incorperate  those two things….having an outdoor mall would be a great addition 
to Big Bear.” 
- Joana  Diaz 
 
“My visionary idea is a little coffee shop called Blue Bird’s Café. Blue Bird’s could be a 
relaxing place where kids, adults and teen could hang out and relax.” 
- Taylor Peat 
 

Roundabout 
“The {Rathbun Corridor Sustainability Plan} is about to make things better. For example 
in Big Bear Moonridge we will add a roundabout so cars don’t crash. We will then try to 
add trees in the middle lane so cars go slower.” 
- Raul Garcia 
 

Museum 
“The trout pond would be a great area to put something like a museum explaining Big 
Bear…I think it would help people learn what happened. It would help us know our 
past.” 
- Chloe Turner 
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What is sustainability? 
“Sustainability is working to meet the needs of the present w/out compromising the 
ability of future generations to meet their own needs.” 
- Mikey Barrett 
 

What is the plan? 

Our kids and Our Community 
“I think the RCSP is about the community and so our kids can come back and say ‘Wow! 
This amazing!’ instead of ‘when can we go back home.’” 
- Chloe Turner 
 
“The Rathbun Corridor Sustainability Plan is making a trail to Bear Mountain down to 
the Lake. We want the community to come together as a community to be together.” 
- Kaitlyn Barbour 
 

Trails and Roads 
“RCSP is a plain about making new trails and making roads safe for people to walk 
across, helping the enverment. And all people can do it so no one is left out.” 
- Trent Peltier 
 
“The RCSP is about building new trails and building new things that are useful for our 
town.” 
- Maria Salome De Leon Cabrera 
 

Making Big Bear Better 
“I think that the RCSP is all about making more beautiful places to go in Big Bear. RCSP is 
about making Big Bear like Paridise. RCSP is about having another place that families can 
go to get fresh air and enjoy their families.” 
- Hailee Whitnack 
 
“The {Rathbun Corridor Sustainability Plan} is a plan to make the Rathbun Trail better, 
not just a social path, nicer, and so people don’t throw trash, ride dirtbikes in the creek. 
To protect wildlife habitat. It makes Big Bear Lake connect to the surrounding 
mountains.” 
- Sofia Kanakis 
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“The {Rathbun Corridor Sustainability Plan} is all about making Big Baer better and 
sustainability for future generations.” 
- Ruby Martinez 
 
“The plan for RCSP is to make a trail to make us be more active and involved, and make 
riding our bikes or riding our horses easier, and to make our community better.” 
- Joana Diaz 
 

Multiple Benefits 
“I think the RCSP is about helping the environment by not puting out as much green 
house gasses. Also that people have more exersize and not just sitting at home and 
using electricity. Also that people will get out and go to shops and buy things and that 
money will be used for more things.” 
- Jaden Barney 

Why are kids’ voices important? 

We are all stakeholders 
“I think my part in this project is very important because we all have a voice in this 
community. We are all stakeholders.  My voice is important in this project because we 
are the future of this community. We will be bringing our children here al there lifes.” 
- Chloe Turner 
 
“Our voice is inportancet because when adults are talking they blow out when they 
don’t like something, but when kids are in the room they act more nice and lisen to us.” 
- Trent Peltier 
 
“My part of the project is making Big Bear a great, safe, and fun place for me, my kids, 
and their kids to enjoy. What I see in my part of the project is not just elping my family 
but helping other families to enjoy big bear as much as I do.” 
- Hailee Whitnack 
 
“I feel that my vocie is important because how are adults to know what ideas we have. 
And with my vocie I can say what I think because if someone has a bad idea and I don’t 
say anything something can go wrong….Everyone should be apart of everything a speak 
what the want to speak.” 
- Jaye Trott 
 
“My voice is important in this project because this is going to happen in my future.” 
- Sofia Kanakis 
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“My voice is important because I’m the future generation of Big Bear and this place is 
my home and I have to help it and make it better.” 
- Ruby Martinez 
 
“Why is my voice important. Because I’m the new generation.” 
- Kaden Wisdom 
 
Kids’ voices are important because “we have more ideas for the future and we are the 
future the new generation. I hope that I can make this trail an amazing trail for people. I 
hope I can.” 
- Jasimine Wade 
 
“My voice is important because I have great ideas. My voice might also change lots of 
environmental problems. Also that it could change lots of other peoples ideas.” 
- Jaden Barney 
 
“I can give them ideas that they might not have. I can also come up with ideas that 
community might like.” 
- Jade Haro 
 
“My voice is important because I am the next 100 or so years of this earth. I’m going to 
change the planet…so we can live on and start what you {adults} left off.” 
- David Kunz 
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RATHBUN CORRIDOR
Trail Maintenance Field Log
Date
Reviewer
Trail Segment

Trail Aspect Satisfactory Unsatisfactory Immediate attention req'd Monitor condition Notes Follow up review
addressed/ not addressed

Staging/ Access
   Trail identification signage
   Wayfinding
   Interpretive signage
   Kiosk
   Gate
   Bench
   Bike Rack
   Drinking Fountain
   Hitching Post

Trail Segment/Reach
   Maintained sight lines
   10' overhead clearance
   Free of fallen debris/ rocks
   Free of surface wash outs
   Clear drainage features 
   Sound bridge structure
   Vegetation clearance
   Weed abatement
   Litter removal
   Trash receptacle
   Other

Trail Use during review Low (0-5 users) Medium (5-15 users)  High (15+users)
   Hiking/ Running
   Bicyclists
   Equestrians
   Dog Walkers
   Wheel Chair

5. Maintenance Field Log
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Summary of Market Analysis Finding and Next Steps 1 | P a g e

to Jim Miller, City of Big Bear Lake

from Jay Renkens, MIG, Inc. and Joseph Dieguez, Kosmont Companies

re Summary of Market Analysis Finding and Next Steps

date 5/4/16

Market Analysis  
Economic and Demographic Profile 
The Big Bear trade area (comprised of the City of Big Bear Lake and the unincorporated town 
of Big Bear) resident population is relatively older (median age of 45) and predominantly
white (81%), comprised of smaller than average household sizes (2.4 per household). The 
housing base includes a significant share of seasonal / recreational housing (56% of total 
housing units). The jobs-to-housing ratio for the trade area is above the San Bernardino 
County average at approximately 1.22 jobs per household.

The unemployment rate in the trade area is higher than the County and State averages, but has 
been declining since 2010. Most employees are employed in accommodation and food 
services, entertainment and recreation, retail trade, and healthcare. Big Bear is a net exporter 
of jobs, meaning that the number of residents leaving Big Bear to go to work is greater than 
the number of employees coming into the area for work. Many residents are employed within 
Big Bear, but most commute to Los Angeles, San Bernardino, Riverside, and other major 
cities for work.

Both owner and renter households are projected to increase over the next five years, with 
renters projected to increase at a faster rate than owners. Across the Inland Empire, the
industries projected to provide the most of the new jobs are retail trade, professional and business 
services, health care and social assistance, and accommodation and food services.

Retail / Commercial Market Analysis 
Retail vacancy within the Big Bear trade area is low (~3%), with lease rates (~$15 PSF per year) 
above the North San Bernardino County submarket average, but below the overall Inland Empire
average.

Overall retail sales within the trade area are higher on a per capita basis (~$6,200) when
compared to nearby unincorporated jurisdictions such as Lake Arrowhead, but lower than some 
cities within a one-hour estimated drive time, such as Hesperia, Apple Valley (Town), and 
Victorville. Retail sales leakage trends (~45% sales leakage) indicate potential for improved
capture of sales from local residents within general merchandise, clothing and clothing 
accessories, motor vehicle and parts dealers, and other retail categories.

6. Real Estate 
and Economic 
Development Report
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The stronger performing (surplus) retail categories for Big Bear are restaurants, grocery, 
sporting goods, and related categories. Relatively high household spending tendencies are 
exhibited within many recreation / tourism-related categories, such as the purchase of RV’s 
and/or boats and sports equipment (winter sports, hunting and fishing, water sports, exercise) as 
well as equipment rental and repair.

Conclusions and Key Land Use Considerations 
Demographic, employment, and market conditions indicate a local economy predicated on
tourists and the capture of tourism-related spending to a greater degree than resident household
and daytime employee spending.

New land uses within the Moonridge Road area should facilitate the continued success of the Big 
Bear tourism industry base, including such uses as restaurants, grocery, and tourist- supportive 
retail, including sporting goods, related apparel, and equipment sale, rental, and repair catering to 
the recreation and sporting activities unique to Big Bear. Existing retail sales leakage in 
immediate trade area supports new retail development in the range of approximately 120,000 SF 
(taking into account existing vacant space in the trade area).

Based on Inland Empire employment projections by industry applied to the existing office space 
using industries within the immediate trade area (finance and insurance, professional scientific
and technical services), Big Bear can support the absorption of approximately 55,000 SF of 
office space over the next ten years.

New hospitality development may additionally be supportable, and an independent pro forma 
analysis of a potential 150-key full-service hotel indicates that financial feasibility is achievable 
based on targeted development and operational financial variables / thresholds (average daily
room rate, occupancy, preferred investment return / timing).
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NEXT STEPS – WORK PLAN OUTLINE  
Task 1: Opportunity Site / Area Evaluation 
Big Bear Lake shall identify two (2) to three (3) key opportunity sites/areas within the 
Corridor project area and corresponding strengths, challenges, and opportunities with regard 
to future development / redevelopment based on previously prepared analysis.

Task 2: Retailer / Developer Targeting and Outreach Strategy 
The City shall identify key retailers to be targeted and outline strategies and outreach efforts 
for attraction. Next, the City should consider the ability of potential tenants to generate tax 
revenue for the city, create jobs, and fill “voids” identified during previously prepared 
analysis.

Task 3: Funding Sources, Financing Mechanisms, Other Economic Development Tools 
As relevant to future development / redevelopment within the Corridor project area, the City 
will need to identify the following:

• possible funding sources;
• financing structures; and/or
• other economic development tools; such as, but not limited to:

o zoning strategies (e.g. specific plan with development opportunity reserve, or 
“DOR”);

o special districts (e.g., parking districts, Enhanced Infrastructure Financing 
Districts, or “EIFD”);

o Property-Assessed Clean Energy (“PACE”) Program;
o new legislation (e.g. Assembly Bill 2 – Community Revitalization and

Investment Authorities);
o grants (e.g., Affordable Housing and Sustainable Communities Cap and Trade 

Funds);
o public (tax- exempt) or public/private (taxable/tax-exempt) bonds or notes;
o lease or lease/leaseback financing;
o site-specific tax revenue pledges; and/or
o EB-5 immigrant investment.
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Rathbun Corridor
Market Analysis Summary

September 2015

Prepared By:
Kosmont Companies

a) Economic &
Demographic Profile

i. Population & Household Demographics

3

Analysis Outline

Analysis Outline

2

a) Economic & Demographic Profile
i. Population & Household Demographics
ii. Unemployment & Employment by Industry

b) Market Analysis
i. Household & Industry Growth
ii. Retail / Supportive Regional Commercial

 Supply, Vacancy & Lease Rates
 Retail Sales Performance
 Retail Sales Surplus / Leakage

iii. Recreational / Tourism Expenditures

c) Trade Area Existing Amenities

4

Demographic Highlights

Population & Households
• Population of ~18,500 and ~7,700 households within Big Bear & Big Bear Lake
• Population of ~208,200 and ~72,300 households w/in 1-hour drive time

Income
• Average household income ~$60,600
• 2.8% annual growth projected for household income over next 5 years

Other Demographic Characteristics
• Average household size of 2.4 (small)
• Median age of 45 (older)
• Race: Predominantly White (~81%)
• Ethnicity: ~23% Hispanic of any race

Source: ESRI (2015)
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City of Big Bear Lake and Big Bear CDP*

5
Source: ESRI (2015)

Big Bear CDP

* CDP = Census designated place (unincorporated)

City of 
Big Bear Lake

Trade Area Drive Times

7

30
Minutes

60
Minutes

90
Minutes

Source: ESRI (2015)

Trade Area Radii

6

10 Miles

30 Miles

50 Miles

Source: ESRI (2015)

8 

2015 Big Bear 
Lake

Big Bear 
CDP

Big Bear 
Combined

San Bern.
County California

Population 5,075 13,411 18,486 2,091,853 38,371,836
Households 2,215 5,453 7,668 625,903 12,932,388
Average HH Size 2.28 2.46 2.40 3.28 2.90
Median Age 47.6 44.6 45.4 32.3 35.7

Per Capita Income $24,394 $25,475 $25,178 $21,701 $29,788
Median HH Income $37,850 $48,907 $46,248 $53,263 $60,382
Average HH Income $55,818 $62,564 $60,615 $71,226 $87,152

2015-2020 Annual Growth Rate
Population 0.38% 1.31% 1.06% 0.60% 0.73%
Median HH Income 3.52% 2.53% 2.77% 2.52% 3.36%

Population & Income Overview

Source: ESRI (2015)
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9 

2015 10 Mile
Radius

30 Mile
Radius

50 Mile
Radius

Population 19,411 829,342 3,622,202
Households 8,108 272,147 1,114,619
Average HH Size 2.39 2.99 3.20
Median Age 45.9 34.3 33.2

Per Capita Income $25,334 $21,269 $22,136
Median HH Income $46,651 $46,056 $52,435
Average HH Income $60,643 $63,701 $70,923

2015-2020 Annual Growth Rate
Population 1.04% 0.64% 0.85%
Median HH Income 2.74% 2.69% 2.64%

Population & Income
Various Radii

Source: ESRI (2015)

Income Profile
(Big Bear + Big Bear Lake)

11

2015 Households by Income Bracket

10%

13%

10%

21%

17%

10%

15%

3%
1%

<$15K $15K -
$25K

$25K -
$35K

$35K -
$50K

$50K -
$75K

$75K -
$100K

$100K -
$150K

$150K -
$200K

$200K+

HH Income Median Avg.
Big Bear $46K $63K

County $53K $71K

State $60K $87K

Source: ESRI (2015)

10 

2015 30 Minute
Drive

1 Hour
Drive

1.5 Hour
Drive

Population 20,258 208,173 2,344,890
Households 8,384 72,258 704,042
Average HH Size 2.41 2.86 3.27
Median Age 45.7 37.6 32.2

Per Capita Income $24,533 $21,544 $21,006
Median HH Income $44,955 $45,589 $51,867
Average HH Income $59,059 $61,588 $68,829

2015-2020 Annual Growth Rate
Population 0.99% 0.59% 0.68%
Median HH Income 2.70% 2.76% 2.43%

Source: ESRI (2015)

Population & Income
Drive Times

Age Profile
(Big Bear + Big Bear Lake)

12

Population by Age Bracket in 2015

6% 6% 6% 6% 6%

11% 11%

14%

18%

12%

5%

1%

0-4 5-9 10-14 15-19 20-24 25-34 35-44 45-54 55-64 65-74 75-84 85+

Median Age
Big Bear 45.4

County 32.3

State 35.7

Source: ESRI (2015)
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Note: U.S. Census Bureau defines race and ethnicity as two separate and distinct identities. One Census question 
asks respondents which socio-political race (of categories in pie chart above) they associate most closely with, and a 
separate question asks whether they associate with “Hispanic, Latino, or Spanish origin” or not (defined as ethnicity).
Source: ESRI (2015)

Race & Ethnicity
(Big Bear + Big Bear Lake)

13

Population by Race & Ethnicity in 2015

Hispanic Origin of Any Race: 23%

Asian Alone: 1%

2 or More Races: 5%

Other: 1%

White Alone
81%

*Most respondents of 
Hispanic Origin additionally 
indicate “White” or “Some 
Other Race”

Some Other 
Race Alone

11%

American Indian Alone: 2%

Housing & Household Size
(Big Bear + Big Bear Lake)

15

Housing Breakdown (2015)

21%

13%

66%

53%

35%

13%

50%
42%

8%

Owner Occupied Renter Occupied Vacant

Corridor County State

Avg. HH Size
Big Bear 2.4

County 3.3

State 2.9

Avg. Home Value
Big Bear $267,991

County $306,038

State $484,682

Source: ESRI (2015)

Note: Approximately 83% of Big Bear vacant units classified as “seasonal / recreational / occasional use”

Educational Attainment
(Big Bear + Big Bear Lake)

14

Population Aged 25+ by Educational Attainment

16%

29%

37%

12%

6%

21%

26%

34%

12%

7%

18%
21%

30%

20%

12%

No high school
diploma

High school graduate
or equivalent

Some college or
Associate's degree

Bachelor's degree Graduate or prof.
degree

Big Bear County State Percent Bachelor’s 
Degree or Higher

Big Bear 18%

County 19%

State 31%

Source: ESRI (2015)

Jobs / Housing Balance

16Source: ESRI (2015)

2015
Big Bear + 

Big Bear 
Lake

San Bern.
County California

Employment 9,343 707,625 16,840,429

Households 7,668 625,903 12,932,388

Jobs / Housing Ratio 1.22 1.13 1.30
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a) Economic &
Demographic Profile

ii. Unemployment & Employment by Industry

17

Analysis Outline

19

25%

20%

32%

9%

15%

28%
26%

19%

15%

11%

36%

24%

19%

11% 10%

Management,
business, science &

arts

Sales & office Service Production,
transportation &
material moving

Natural resources,
construction &
maintenance

Big Bear County State

Resident Employment by Occupation
Civilian Employed Population Age 16+ by Occupation

Source: U.S. Census Bureau (2010); ESRI (2015)

Unemployment

Note: Big Bear Lake and Big Bear CDP data unavailable before 2010; annual average unemployment rate; not seasonally adjusted
Source: California Employment Development Department (2015) 18

0%

2%

4%

6%

8%

10%

12%

14%

16%

18%

2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014

July 2015 Unemp. Rate
Big Bear Lake 7.2%
Big Bear CDP 8.2%
County 6.9%
State 6.5%

Big Bear CDP

Big Bear Lake

San Bern. County

California

Employment by Industry
(Big Bear Lake + Big Bear CDP)
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Source: U.S. Census Bureau Center for Economic Studies (2013)

Big Bear Resident Employed Population (Age 16+)
Retail trade 13.1%
Healthcare & social assist. 13.0%
Accommodation & food services 12.9%
Educational services 9.7%
Admin. & support & waste mgmt. 5.8%
Construction 5.6%
Manufacturing 5.4%
Arts, entertainment & recreation 5.0%
Prof., scientific & tech. services 4.6%
Wholesale trade 4.4%
Public administration 4.1%
Other services, except public admin. 3.7%
Transportation & warehousing 3.0%
Finance & insurance 2.5%
Real estate rental & leasing 2.1%
Information 2.0%
Utilities 1.3%
Management of companies & enterprises 0.9%
Agriculture, forestry, fishing & hunting 0.7%
Mining, quarrying, oil & gas extraction 0.1%

Workers Employed within Big Bear
Accommodation & food services 11.1%
Arts, entertainment & recreation 10.2%
Retail trade 6.6%
Healthcare & social assist. 5.5%
Educational services 3.4%
Construction 2.4%
Other services, except public admin. 2.0%
Utilities 1.9%
Admin. & support & waste mgmt. 1.9%
Public administration 1.8%
Real estate rental & leasing 1.8%
Finance & insurance 1.2%
Prof., scientific & tech. services 1.1%
Information 0.7%
Transportation & warehousing 0.6%
Wholesale trade 0.6%
Management of companies & enterprises 0.5%
Manufacturing 0.3%
Agriculture, forestry, fishing & hunting 0.0%
Mining, quarrying, oil & gas extraction 0.0%

“Industries in which Big Bear residents work” “Industries within Big Bear”
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Resident Concentration

21

Note: Employed residents
Source: U.S. Census Bureau Center for Economic Studies (2013)

Big Bear Lake

Big Bear (CDP)

Source: U.S. Census Bureau Center for Economic Studies (2013)

23

Employed Resident Place of Work
Big Bear Lake + Big Bear 17.3%
Los Angeles 12.1%
San Bernardino 3.1%
Riverside 2.2%
Long Beach 1.8%
San Diego 1.8%
Anaheim 1.2%
Irvine 1.1%
Santa Ana 1.1%
Lake Arrowhead 1.0%
Ontario 1.0%
Fontana 0.9%
Glendale 0.9%
Corona 0.9%
Rancho Cucamonga 0.9%
Burbank 0.8%
Orange 0.7%
Santa Clarita 0.7%
Victorville 0.7%
Oceanside 0.5%
Other Jurisdictions 49.1%

County Employee Origin
Big Bear Lake + Big Bear 32.8%
Lake Arrowhead 10.8%
Los Angeles 2.5%
Crestline 1.9%
Apple Valley 1.9%
Running Springs 1.6%
San Bernardino 1.3%
Victorville 1.3%
Hesperia 1.2%
Redlands 1.2%
Rancho Cucamonga 1.1%
Riverside 1.1%
San Diego 1.1%
Yucaipa 1.1%
Lucerne Valley 1.0%
Silver Lakes 0.9%
Highland 0.7%
Needles 0.7%
Palm Springs 0.6%
Ontario 0.6%
Other Jurisdictions 34.7%

“Where Big Bear residents work” “Where people who work in Big Bear come from”

Resident and Employee Commute
(Big Bear Lake + Big Bear CDP)

Employment Concentration

22

Big Bear Lake

Big Bear (CDP)

Source: U.S. Census Bureau Center for Economic Studies (2013)

Worker Inflow / Outflow

24

Source: U.S. Census Bureau Center for Economic Studies (2013)

“Are jobs coming or going?”

Working Coming (Inflow): 3,642

Workers Going (Outflow): 3,186

Net: + 456

Big Bear Lake Big Bear (CDP)

Working Coming (Inflow): 506

Workers Going (Outflow): 5,058

Net: (4,552)

Working Coming (Inflow): 3,170
Workers Going (Outflow): 7,275
Net: (4,105)

Combined
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• Relatively older, predominantly white population, with small household 
sizes

• Significant seasonal / recreational housing base

• Unemployment higher than County and State averages, with most 
employees in accommodation & food services, recreation, and retail 
trade

• Big Bear is a net exporter of jobs, with many residents employed within 
Big Bear as well as Los Angeles, San Bernardino, Riverside, and other 
major cities

Summary: Demographics and Employment

27

Projected Household Growth

Households 2015 2020 Net Percent
Big Bear Lake + Big Bear CDP 7,668 8,046 378 4.93%

Owner 4,759 4,971 212 4.45%
Renter 2,907 3,075 168 5.78%

Within 1-Hour Drive Time 72,258 74,171 1,913 2.65%
Owner 47,183 48,069 886 1.88%
Renter 25,075 26,102 1,027 4.10%

• 378 new households projected within Big Bear and 1,913 within 1 hour 
drive time from 2015 through 2020

• Both owner and renter households are projected to increase, with renters
projected to increase at a faster rate than owners

Source: U.S. Census Bureau (2010); ESRI (2015)

26

b) Market Analysis
i. Household & Industry Growth

Analysis Outline

Employment Projections by Industry
Riverside & San Bernardino Counties

28
Source: California Employment Development Department, U.S. Bureau of Labor Statistics (2012)

Industry 2010 2020
Annual 
Growth
2010-20

Total 
Growth 
2010-20

Total
Change
2010-20

Retail Trade 155,500 190,800 2.1% 22.7% 35,300 
Professional and Business Services 123,400 156,500 2.4% 26.8% 33,100 
Health Care and Social Assistance 118,200 148,800 2.3% 25.9% 30,600 
Accommodation and Food Services 106,900 133,200 2.2% 24.6% 26,300 
Transportation and Warehousing 60,900 78,900 2.6% 29.6% 18,000 
Wholesale Trade 48,600 60,500 2.2% 24.5% 11,900 
Construction 59,700 69,300 1.5% 16.1% 9,600 
Government 234,300 243,600 0.4% 4.0% 9,300 
Educational Services (Private) 15,600 21,000 3.0% 34.6% 5,400 
Other Services 38,200 43,300 1.3% 13.4% 5,100 
Financial Activities 41,000 45,400 1.0% 10.7% 4,400 
Manufacturing 85,100 88,400 0.4% 3.9% 3,300 
Arts, Entertainment, and Recreation 15,800 18,100 1.4% 14.6% 2,300 
Utilities 5,800 6,400 1.0% 10.3% 600
Mining and Logging 1,000 900 -1.0% -10.0% (100)
Information 15,800 15,600 -0.1% -1.3% (200)
Total Nonfarm 1,125,900 1,320,800 1.6% 17.3% 194,900 
Total Farm 15,000 14,000 -0.7% -6.7% (1,000)
Other 112,400 125,200 1.1% 11.4% 12,800 
Total Employment 1,253,300 1,460,000 1.5% 16.5% 206,700 
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• Households growing within Big Bear (both renters and owners)

• Retail Trade, Professional and Business Services, Health Care and 
Social Assistance, Accommodation and Food Services, and other 
industry employment projected to grow within the Inland Empire

Summary: Household & Industry Growth

Supply, Vacancy & Lease Rates

• Supply, vacancy, and lease rates for retail uses are compared between 
major Inland Empire markets

• Big Bear falls within the “North San Bernardino” submarket of the Inland 
Empire market area for retail (as defined by CoStar)

• Retail vacancy within the submarket is estimated above the Inland 
Empire average

• Retail lease rates within the submarket are estimated below the Inland 
Empire average

31Source: CoStar Property (Q2 2015)

30

b) Market Analysis
ii. Supply, Vacancy & Lease Rates

Analysis Outline

5.8%
6.2%

6.6%
7.1% 7.1%

8.3%

10.0%
10.5%

11.9%

4.0%

5.0%

6.0%

7.0%

8.0%

9.0%

10.0%

11.0%

12.0%

13.0%

Corona Airport
Area

Riverside South
Riverside

West San
Bernardino

Total I.E. North San
Bernardino

East San
Bernardino

Coachella
Valley

Retail Vacancy (Q2 2015)

Retail Vacancy by Market

32Source: CoStar Property (Q2 2015)

6.3M 24.8M 34.7M 30.5M 16.8M 185.8M 17.2M 29.2M 26.2MTotal G.L.A.

Note: Big Bear falls within the “North San Bernardino” submarket of the Inland Empire market area for retail (as defined by CoStar)
G.L.A. = Gross Leasable Area
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$12.46 

$13.73 

$16.07 $16.09 

$17.33 $17.67 $17.69 $18.04 $18.38 

$10.00
$11.00
$12.00
$13.00
$14.00
$15.00
$16.00
$17.00
$18.00
$19.00
$20.00

North San
Bernardino

East San
Bernardino

Coachella
Valley

Total I.E. Riverside Airport
Area

South
Riverside

Corona West San
Bernardino

Average Asking Retail Lease Rates – $PSF / Year NNN
(Q2 2015)

33

Retail Lease Rates by Market

17.2M 29.2M 26.2M 185.8M 34.7M 24.8M 30.5M 6.3M 16.8MTotal G.L.A.

Source: CoStar Property (Q2 2015)

Note: Big Bear falls within the “North San Bernardino” submarket of the Inland Empire market area for retail (as defined by CoStar)
G.L.A. = Gross Leasable Area

Big Bear Markets

Vacancy Rate NNN Asking Rent ($/SF/Yr)

Current Five Year Avg
NNN Rent: 15.32$ 13.60$ /Yr

Vacancy Rate: 2.9% 3.8%

Existing Space: 1,202,000 1,193,000 SF
Under Contruction: - 1,200 SF

Built (Past Year): - 5,300 SF

Sale Price (Past Year): 140.00$ 134.00$ SF
Asking Price: 189.00$ 174.00$ SF
Sale Volume: 6,900,000$ 4,700,000$ /Yr

Cap Rate: 5.80% 7.00%

35
Source: CoStar Property (2014)

Retail Format Breakdown
North San Bernardino Submarket

34
Source: CoStar Property (Q2 2015)

Retail Format Total GLA
(SF) Vacancy

Asking 
Lease
Rates

Shopping Centers (convenience-oriented) 8.8M 10.5% $13.70

General Retail (mixed-use, storefront, freestanding) 5.7M 5.9% $10.59

Power Centers (category dominant anchors, big box) 1.6M 11.5% $8.89

Mall Centers (regional and super-regional malls) 0.7M 0.8% $30.00

Total Retail 17.2M 10.0% $12.46

Note: Data incomplete for Specialty Centers (lifestyle, outlet, theme, festival, leisure, airport) of approximately 513,000 SF

36

b) Market Analysis
ii. Retail Sales Performance

Analysis Outline
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Retail Sales Performance
• Consumer spending across retail categories is totaled and normalized 

for population within Big Bear and comparison regions for the purpose of 
evaluating relative taxable retail sales performance

• Retail sales per capita for Big Bear (~$6,200) is below average when 
compared to the San Bernardino County average (~$9,900)

Retail Sales Comparison
Big Bear & Comparison Regions

$2 $9 $29 $47 $114
$231

$316
$500

$589

$1,257

$1,922

$0

$500

$1,000

$1,500

$2,000

$2,500 Total Retail Sales
(in $ millions)

3 5 6 13 18 54 53 71 92 122 214

39Source: ESRI, Dun & Bradstreet (2015)

2015 Population (000s):

Note: Big Bear Lake + Big Bear CDP combined

Big Bear & Comparison Regions

38Source: ESRI (2015)

1 Hour 
Drive Time

Big Bear

Lucerne
Valley

Apple 
Valley

Hesperia

Lake Arrowhead

Running Springs

Yucaipa

Homestead 
Valley

Victorville

San 
Bernardino

Highland

$0.7

$1.9

$3.7
$4.3

$4.8

$6.0 $6.2 $6.4
$7.0

$9.0
$9.9

$10.3

$0.0

$2.0

$4.0

$6.0

$8.0

$10.0

$12.0 Per Capita Retail Sales
(in $ thousands)

2015 Population (000s):

Per Capita Retail Sales
Big Bear & Comparison Regions

3 5 13 54 6 53 18 92 71 214 2,092 122

40Source: ESRI, Dun & Bradstreet (2015)
Note: Big Bear Lake + Big Bear CDP combined
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b) Market Analysis
ii. Retail Sales Surplus / Leakage

Analysis Outline

$0.7

$1.9

$3.7
$4.3

$4.8

$6.0 $6.2 $6.4
$7.0

$9.0

$10.3
$9.9

$7.7

$10.5

$12.9

$9.2

$7.3

$10.8
$11.3

$7.2

$8.8

$5.7

$6.7

$8.6

Homestead
Valley

Running
Springs

Lake
Arrowhead

Highland Lucerne
Valley

Yucaipa Big Bear Hesperia Apple
Valley

San
Bernardino

Victorville San Bern.
County

Retail Sales Per Capita ($000s) - "Cash Registers"

Retail Spending Potential Per Capita ($000s) - "Wallets"

Retail Sales Surplus / Leakage
“Cash Registers vs. Wallets”

Note: Spending potential based on number of households, average household income, and estimated percentage of income 
spent on retail goods and services
Source: ESRI, Dun & Bradstreet (2015)

Surplus/Leakage – Per Capita ($Thousands), Total ($Millions), and Percentage:

Leakage

43

($7.0) ($8.7) ($9.2) ($4.9) ($2.5) ($4.8) ($5.1) ($0.8) ($1.7) $3.3 $3.6 $1.3 
($20) ($43) ($116) ($267) ($15) ($252) ($94) ($73) ($123) $696 $442 $2,735 
(90%) (82%) (71%) (54%) (34%) (44%) (45%) (11%) (20%) 57% 54% 15%

42

Retail Sales Surplus / Leakage

• Overall retail sales in Big Bear are lower than retail spending potential 
based on households and average household income, suggesting that, 
overall, Big Bear is likely leaking a significant portion of resident retail 
purchases to other jurisdictions (i.e. sales leakage)

• Certain categories, however, are exhibiting a retail sales surplus, 
including:
‒ Food & Beverage Stores (grocery)
‒ Sporting Goods, Hobby, Book & Music Stores
‒ Food Services & Drinking Places (restaurants)

Note: Includes estimated taxable and non-taxable retail sales

44

Retail Category Definitions
• Shopper Goods / GAFO (General Merchandise, Apparel & Accessories, Furniture & Other Sales)

– Clothing & Clothing Accessories Stores
– General Merchandise Stores
– Furniture & Home Furnishings Stores
– Health & Personal Care Stores
– Sporting Goods, Hobby, Book & Music Stores
– Electronics & Appliance Stores
– Miscellaneous Store Retailers (incl. Office Supply)

• Convenience Goods
– Food and Beverage (Grocery Stores)
– Food Service and Drinking Places (Restaurants & Bars)

• Heavy Commercial Goods
– Building Materials (Home Improvement)
– Auto Dealers & Supplies
– Gasoline / Service Stations

• Non-Store Retailers (e.g., Online Shopping & Mail-Order)

Note: Retail Categories delineated by NAICS / California Board of Equalization
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Retail Sales Surplus / Leakage by Category
Big Bear Lake + Big Bear CDP

45

Retail Category
Retail 

Spending 
Potential

Retail 
Sales

Retail 
Surplus/ 

(Leakage)

Percent 
Surplus/ 

(Leakage)
Shopper Goods (GAFO):
Clothing & Clothing Accessories Stores $10,924,421 $2,734,874 ($8,189,547) (75.0%)
General Merchandise Stores $27,544,380 $4,135,631 ($23,408,749) (85.0%)
Furniture & Home Furnishings Stores $3,939,555 $3,159,815 ($779,740) (19.8%)
Health & Personal Care Stores $16,261,145 $12,184,638 ($4,076,507) (25.1%)
Sporting Goods, Hobby, Book & Music Stores $4,102,359 $5,238,195 $1,135,836 27.7%
Electronics & Appliance Stores $4,189,371 $1,548,299 ($2,641,072) (63.0%)
Miscellaneous Store Retailers $6,571,057 $6,409,512 ($161,545) (2.5%)
Subtotal – GAFO $73,532,288 $35,410,964 ($38,121,324) (51.8%)

Convenience Goods:
Food & Beverage Stores (Grocery) $33,939,857 $42,225,963 $8,286,106 24.4%
Food Services & Drinking Places (Restaurants) $18,601,996 $20,376,238 $1,774,242 9.5%
Subtotal – Convenience $52,541,853 $62,602,201 $10,060,348 19.1%

Heavy Commercial Goods:
Bldg Materials, Garden Equip. & Supply Stores $6,451,733 $4,014,908 ($2,436,825) (37.8%)
Motor Vehicle & Parts Dealers $39,399,028 $1,120,852 ($38,278,176) (97.2%)
Gasoline Stations $17,404,933 $10,476,879 ($6,928,054) (39.8%)
Subtotal – Heavy Commercial $63,255,694 $15,612,639 ($47,643,055) (75.3%)

Non-store Retailers $19,114,290 $693,350 ($18,420,940) (96.4%)

Total Retail $208,444,125 $114,319,154 ($94,124,971) (45.2%)

Source: ESRI, Dun & Bradstreet (2015)

47

Surplus/Leakage Summary by Category

Surplus Retail Categories Leakage Retail Categories
• Food & Beverage Stores (grocery)
• Sporting Goods, Hobby, Book & 

Music Stores
• Food Services & Drinking Places 

(restaurants)

• Motor Vehicle & Parts Dealers
• Furniture & Home Furnishings 

Stores
• Electronics & Appliance Stores
• Bldg Materials, Garden Equip. & 

Supply Stores
• Health & Personal Care Stores
• Gasoline Stations
• Clothing & Clothing Accessories 

Stores
• General Merchandise Stores
• Miscellaneous Store Retailers
• Nonstore Retailers

Retail Sales Leakage Categories and Supportable SF

46

Retail Sales Leakage Categories
Retail 
Sales

Leakage

Estimated 
Sales PSF

Estimated 
Supportable

SF

Clothing & Clothing Accessories Stores $8,189,547 $300 27,298 SF
General Merchandise Stores $23,408,749 $400 58,522 SF
Furniture & Home Furnishings Stores $779,740 $400 1,949 SF
Health & Personal Care Stores $4,076,507 $300 13,588 SF
Electronics & Appliance Stores $2,641,072 $400 6,603 SF
Miscellaneous Store Retailers $161,545 $300 538 SF
Bldg Materials, Garden Equip. & Supply Stores $2,436,825 $400 6,092 SF
Motor Vehicle & Parts Dealers $38,278,176 $1,200 31,898 SF
Gasoline Stations $6,928,054 $800 8,660 SF
Total Sales Leakage Categories $86,900,215 155,150 SF

Source: ESRI, Dun & Bradstreet, CoStar Property, Kosmont Companies (2015)

• ~155,000 SF of retail supported by existing sales leakage

• Important to consider ~35,000 SF of vacant retail space within Big Bear (as of 
Q1 2015 as estimated by CoStar)

48

b) Market Analysis
iii. Recreational / Tourism Expenditures

Analysis Outline
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Entertainment / Recreation Fees and Admissions

49

SPI = Spending Potential Index (represents amount spent for a product or service relative to national average of 100)
Source: ESRI (2015)

SPI Avg. HH
Spending

Total 
Spending SPI Avg. HH

Spending
Total 

Spending

Admission to Movies, Theater, Opera, Ballet 68 $112.51 $862,723 81 $133.94 $9,647,361

Admission to Sporting Events, excl. Trips 71 $47.17 $361,679 78 $51.79 $3,730,483

Fees for Participant Sports, excl. Trips 66 $78.97 $605,552 83 $99.50 $7,166,989

Fees for Recreational Lessons 60 $73.51 $563,707 77 $94.49 $6,806,188

Membership Fees for Social/Recreation/Civic Clubs 64 $110.44 $846,857 79 $135.47 $9,757,936

Dating Services 63 $0.38 $2,917 73 $0.44 $31,846

Total Entertainment / Recreation Fees and Admissions 65 $422.98 $3,243,436 80 $515.64 $37,140,803

Big Bear Lake + CDP Within 1-Hour Drive

Sports, Recreation and Exercise Equipment

51

SPI = Spending Potential Index (represents amount spent for a product or service relative to national average of 100)
Source: ESRI (2015)

SPI Avg. HH
Spending

Total 
Spending SPI Avg. HH

Spending
Total

Spending

Exercise Equipment and Gear, Game Tables 99 $76.02 $582,943 89 $67.99 $4,897,357

Bicycles 67 $20.16 $154,562 80 $24.09 $1,734,850

Camping Equipment 76 $12.86 $98,644 88 $14.87 $1,071,070

Hunting and Fishing Equipment 106 $44.49 $341,130 84 $35.28 $2,540,971

Winter Sports Equipment 107 $6.42 $49,211 86 $5.17 $372,477

Water Sports Equipment 96 $6.23 $47,758 83 $5.38 $387,549

Other Sports Equipment 109 $8.71 $66,802 85 $6.77 $487,717

Rental/Repair of Sports/Recreation/Exercise Equip. 101 $3.08 $23,582 87 $2.66 $191,774

Total Sports, Recreation and Exercise Equipment 94 $177.96 $1,364,633 86 $162.21 $11,683,765

Big Bear Lake + CDP Within 1-Hour Drive

Recreational Vehicle and Fees
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SPI = Spending Potential Index (represents amount spent for a product or service relative to national average of 100)
Source: ESRI (2015)

SPI Avg. HH
Spending

Total 
Spending SPI Avg. HH

Spending
Total

Spending

Docking and Landing Fees for Boats and Planes 88 $8.61 $66,057 81 $7.90 $568,878

Camp Fees 53 $17.51 $134,278 72 $24.14 $1,739,035

Purchase of RVs or Boats 130 $217.55 $1,668,148 91 $152.60 $10,991,349

Rental of RVs or Boats 76 $5.72 $43,844 82 $6.20 $446,820

Total Recreational Vehicles and Fees 114 $249.39 $1,912,326 88 $190.84 $13,746,082

Big Bear Lake + CDP Within 1-Hour Drive

52

b) Market Analysis
Summary

Analysis Outline
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Market Analysis Summary
i. Demographics & Employment

• Relatively older, predominantly white population, with small household sizes
• Significant seasonal / recreational housing base
• Unemployment higher than County and State averages, with most employees 

in accommodation & food services, recreation, and retail trade
• Big Bear is a net exporter of jobs, with many residents employed within Big 

Bear as well as Los Angeles, San Bernardino, Riverside, and other major 
cities

ii. Household & Industry Growth
• Households growing within Big Bear (both renters and owners)
• Retail trade, professional and business services, health care and social 

assistance, accommodation and food services, and other industry 
employment projected to grow within the Inland Empire

Source: ESRI (2015)

c) Trade Area
Existing Amenities

55

Analysis Outline

54

Market Analysis Summary
(Continued)

iii. Retail / Commercial
• Relatively strong retail sales performance of restaurants, grocery, and

sporting goods stores and related retail categories within Big Bear
• Retail sales leakage trends indicate potential for improved capture of sales for 

general merchandise, clothing & clothing accessories, motor vehicle & parts 
dealers, and other retail categories

iv. Recreation / Tourism
• Relatively high household spending tendencies within many recreation / 

tourism-related categories, such as the purchase of RV’s and/or boats and 
sports equipment (winter sports, hunting and fishing, water sports, exercise)

Source: ESRI (2015)

Source: ESRI; Directory of Major Malls (2015) 56

Major Retail Shopping Centers
(“GLA”) 

Carousel Mall
1,000,000 GLA

Inland Center
932,759 GLA

The Mall of Victor Valley
544,545 GLA

High Desert Gateway
557,000 GLA

1 Hour 
Drive Time
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Source: Google Maps (2015) 57

Recreational / Tourism Amenities

Source: SCAG; SANBAG (2011); ESRI (2015) 58

Traffic Counts
(Average Annual Daily Traffic)

Key Traffic Generators:
• Bear Mountain Ski Area
• Snow Summit Ski Area
• The Village (downtown)
• Interlaken (commercial area)

Source: SCAG; SANBAG (2011); ESRI (2015) 58

Traffic Counts
(Average Annual Daily Traffic)

Key Traffic Generators:
• Bear Mountain Ski Area
• Snow Summit Ski Area
• The Village (downtown)
• Interlaken (commercial area)

Rathbun Corridor
Market Analysis Summary

September 2015

Prepared By:
Kosmont Companies
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7. Moonridege Parking District

1 
 

MOONRIDGE PARKING DISTRICT 
INTRODUCTION 

The Rathbun Corridor has been identified as an area that will experience increased public and private investment in the coming 
years. The central segment of the corridor, along Moonridge Road, between Elm Street and the Golf Course (Moonridge Center) has 
the most potential for investment and redevelopment in the near to mid-term. To support such growth, the City needs to facilitate 
partnerships that promote the efficient use of limited resources. One such effort is the creation of a parking district. 

Establishing a parking district in Moonridge Center can accomplish numerous city objectives benefiting residents, property owners 
and visitors. Ensuring sufficient parking for current and future community needs is the primary objective. Another objective is 
inspiring infill development and redevelopment of commercial parcels. This can be achieved through a shared parking system that 
reduces or eliminates parking requirements on-site. Shared parking solutions can better leverage the current and future parking 
supply while reducing the amount of land devoted to parking normally devoted to a single property or use. Finally, parking 
management for high demand ski weekends and other events can be best achieved through a public/private partnership.  

The proposed parking district boundaries are roughly Sonoma Drive north, Clubview Drive south, Elm Street west, and the Golf 
Course east, (see Figure 1). The parking district’s extents reach beyond the existing Moonridge Road commercial area in anticipation 
of growth along the corridor. 

This section is organized into three parts. First, the potential Moonridge Parking District is analyzed to calculate the need for parking. 
In this section, parking demand is estimated for future land uses while parking capacity is based on current and future parking. The 
second part is a series of case studies providing qualitative information about resort towns with parking problems and management 
solutions. The final part provides basic instructions explaining the mechanisms of establishing a parking district. 
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MOONRIDGE PARKING DISTRICT ANALYSIS 

PARKING DEMAND 

Parking demand is defined as the expected demand to park cars related to existing and/or potential land uses. The current parking 
supply adequately accommodates existing demand for the corridor. Yet, with anticipated development and redevelopment, 
insufficient parking will likely become an issue. Given the expectation for growth and change in the Rathbun Corridor, both market 
and land use studies were conducted, (refer to Chapter 5, Land Use and Economic Development in the Rathbun Corridor 
Sustainability Plan for background information). The following uses have been identified as possible additions to the Moonridge 
commercial area:  

• Specialty food service; 
• Retail stores (other retail); 
• Grocery store; 
• Service commercial; and 
• General office. 

In addition to the uses above, the adjacent areas are also likely to change. Expected changes include: 

• The development of a zoo; and 
• Big Bear Mountain Resort Development on Rathbun Drive including a hotel, resort parking and a restaurant. 

Figure 1 provides the associated demand for parking related to the expected new uses listed above. Each use’s parking requirements 
(parking space(s) per square foot of development) were taken from the Big Bear Lake Development Code. Given an uncertainty 
regarding the final build out of the corridor, three scenarios were established to evaluate potential parking demands associated with 
alternative build outs of the corridor. The scenarios provide possible variations of development densities that are informed by the 
vision for the corridor and historical development trends in the area. For each scenario, total parking demand is calculated with and 
without shared parking. It is assumed that shared parking can provide a reduction of 20% of the necessary parking supply for all 
businesses within the district. Potential parking demand for the Moonridge Parking District is summarized as follows:  

SCENARIO 1: INFILL DEVELOPMENT WITH EXISTING F.A.R. REQUIREMENTS (0.5) 

The demand for parking if all vacant lots were developed on the north and south sides of Moonridge Road. The current zoning code 
standards set a maximum density of 0.5 to 1.0 Floor Area Ration (F.A.R.). Development was assumed to maximize allowed density 
and the parking demand for new uses was calculated accordingly. 

Total parking demand: 1,561 spaces 
Total parking demand with shared parking (20% reduction): 1,249 spaces 
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SCENARIO 2: INFILL DEVELOPMENT WITH AN INCREASED F.A.R. (1.0) 

The demand for parking if all vacant lots were developed on the north and south sides of Moonridge Road with an increased F.A.R. 
of 1.0. 

Total parking demand: 1,710 spaces 
Total parking demand with shared parking (20% reduction): 1,368 spaces 

SCENARIO 3: COMPLETE REDEVELOPMENT WITH AN INCREASED F.A.R. (1.0) 

The demand for parking if all vacant lots were developed on the north and south sides of Moonridge Road with an increased F.A.R. 
of 1.0. Also, all additional lots currently developed on the north side of Moonridge Road would be redeveloped from an average 0.7 
F.A.R. to an F.A.R. of 1.0. Existing development on the south side of Moonridge Road would not redevelop in this scenario. 

Total parking demand: 2,288 spaces 
Total parking demand with shared parking (20% reduction): 1,831 spaces 
 

Figure 1: Parking Demand 

RECOMMENDED USES 
PARKING DEMAND (SPACES) 
Scenario 1: INFILL W/ 
EXISTING F.A.R. (0.5)  

Scenario 2: INFILL W/ 
INCREASED F.A.R. (1.0)  

Scenario 3: REDEVELOP W/ 
INCREASED F.A.R. (1.0)  

Specialty Food Service (1 space / 150 sf) 67 133 390 
Other Retail (1 space / 250 sf) 25 50 160 
Grocery (1 space / 150 sf) 0 0 80 
Service Commercial (1 space / 250 sf) 12 24 155 
General Office (1 space / 250 sf) 47 93 93 
Big Bear Mountain Resort (1,100 spaces 
required) 1 1,100 1,100 1,100 

Zoo Property 100 100 100 
Restaurant (standalone 1 space / 100 sf) 50 50 50 
Hotel 160 160 160 
TOTAL 1,561 1,710 2,288 
TOTAL w/ SHARED PARKING (20%) 1,249 1,368 1,831 

1. Assumes no development on the existing Big Bear Mountain Resort parking lot on Rathbun Drive. 
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PARKING CAPACITY 

Parking capacity in this section refers to the amount of spaces potentially available in the parking district. These include both existing 
and proposed parking spaces located on public property or on private property with conditional agreements. Figure 2 identifies 
potential parking locations and calculates the potential number of spaces within the Moonridge Parking District. The total amount of 
parking provided in the proposed parking district is estimated at 1,477 spaces. The potential locations are listed with descriptions on 
the following page. 

Figure 2: Parking Capacity 
NO. LOCATIONS PARKING CAPACITY (SPACES) 
1 Elm and Moonridge Lots 30 
2 Big Bear Mountain Resort Lot (public parking) 770 1 
3 Zoo Property (Moonridge Rd) 161 
4 Moonridge Rd (parallel parking 2-sided) 96 
5 Rathbun Dr. (45° angled parking 1-sided) 110 
6 150 Room Hotel Site 160 2 
N/A Existing Commercial Parking 3 150 
 TOTAL 1,477 

1. Amount reduced due to hotel developed on Big Bear Mountain Resort’s parking lot on Rathbun Drive. 
2. Assumes hotel guests are Big Bear Mountain Resort visitors. 
3. Not depicted on the map below. 
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1) ELM AND MOONRIDGE LOTS 

Three vacant lots located near the western entrance of the Moonridge Road commercial area could be combined, adding 30 parking 
spaces to the district. This potential location is well located for parking in terms of corridor access, but the site may also be desirable 
for future development.  

2) BIG BEAR MOUNTAIN LOT (PUBLIC PARKING) 

This lot is owned by Big Bear Mountain Resort and is located on Rathbun Drive. During a winter weekend the lot is used for ski hill 
parking and is mostly full; yet, for most the year the lot remains empty and underutilized. Furthermore, a hotel development is 
anticipated to occupy a portion of the site. Considering a portion of the lot develops, the total count of remaining parking will 
amount to approximately 770 spaces. Due to this property’s size and location, it remains influential in how the Moonridge parking 
district will function. 

3) ZOO PROPERTY (MOONRIDGE ROAD) 

The area identified as the zoo north of Rathbun Creek is not being developed by the County at this time. The identified location is 
expected to accommodate 161 parking spaces. 

4) MOONRIDGE ROAD (PARALLEL PARKING 2-SIDES) 

With Moonridge Road converting into a complete street with medians, a cycle track and additional improved conditions, its parking 
is being reconfigured. Therefore, Moonridge Road shall have parallel parking on both sides of the street. The amount of parking on 
Moonridge Road would be reduced from 141 to 96 spaces; yet, new on-street parking would be added to Rathbun Drive, resulting in 
a net increase in on-street parking in the Moonridge Center area, (see Figure 3). 

5) RATHBUN DRIVE (PARKING 1-SIDE) 

On-street parking recommendations for Rathbun Drive are described in Figure 3. On-street parking is less functionally suited for the 
south side of Rathbun Drive because of the surplus of driveways. Therefore, 45º angled parking was recommended to effectively 
utilize the amount of on-street parking for Rathbun Drive’s north side, providing 110 new parking spaces. Given the City’s and 
businesses’ need for communal dumpster sites, five landscaped dumpster areas are recommended along with the parking 
improvements (see Figure 3 for details). If adjacent development/redevelopment occurs, Rathbun Drive’s on-street parking should 
evolve, better reflecting the access and service needs of new development. 

Another alternative is 90º head-in parking. This option maximizes on-street parking by adding approximately 33% more spaces than 
the 45º angled parking option. Additional right-of-way is required to add 90º on-street parking to Rathbun Drive. It has been 
suggested that Big Bear Mountain Resort’s parking requirement would be reduced if the necessary amount of land is given to right-
of-way for parking lane construction.  



 151
6 

 

1. Includes space reserved for dumpster sites, see the diagram below for general specifications. 

 

6) 150-ROOM HOTEL SITE 

There is speculation of a hotel developing on Big Bear Mountain Resort’s parking lot. Assuming hotel guests are Big Bear Mountain 
Resort visitors, 160 spaces is the estimated parking capacity provided as part of the hotel development.  

EXISTING OFF-STREET COMMERCIAL PARKING 

Approximately 150 private parking spaces exist among the commercial uses in Moonridge Center. Though the spaces are included in 
the initial parking capacity count, they are later deducted as development/redevelopment is expected to maximize lot coverage and 
eliminate parking requirements.  

Figure 3: On-Street Parking in Moonridge Center 

ROAD CURRENT PARKING CAPACITY PROPOSED PARKING CAPACITY AMOUNT CHANGE 
MOONRIDGE ROAD 
   Parallel parking (both sides of road)  141 96 -45 
RATHBUN DRIVE 
   45° angled parking (one side of road) 1 0 110 110 

SUBTOTAL  141 206 65 
   90° parking (one side of road) 0 145 145 

SUBTOTAL 141 241 100 
TOTAL 141 206-241 65-100 
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PARKING NEED 

After calculating the existing parking capacity and demand, Moonridge Center’s parking need was estimated. Considering the 
identified parking capacity is 1,477 spaces, Scenarios 1 and 2 are both attainable with shared parking. Though Scenario 3 results in a 
deficit, it may still be attained if additional parking is identified and established within the parking district. The results are 
summarized in Figure 4. 

Figure 4: Parking Need 

 Scenario 1: INFILL W/ 
EXISTING F.A.R. (0.5)  

Scenario 2: INFILL W/ 
INCREASED F.A.R. (1.0)  

Scenario 3: REDEVELOP W/ 
INCREASED F.A.R. (1.0) 1 

Parking Capacity 1,477 1,477 1,477 
Parking Spaces Lost from Existing Businesses 0 (75) 2 (150) 3 
Parking Demand (with 20% shared parking) (1,249) (1,368) (1,831) 
PARKING SURPLUS/DEFICIT +228 +34 -504 

1. Additional parking will need to be purchased to account for future redevelopment. 
2. Assumes 50% of the existing businesses will expand and eliminate on-site parking. 
3. Assumes 100% of the existing businesses will expand and eliminate on-site parking. 
  



 153
8 

 

PARKING MANAGEMENT CASE STUDIES 

Someone visiting a resort for vacation generally expects to find a parking space close to their desired destination. It is important to 
consider the strains placed on the town from increased parking demand and potential solutions to enhance visitor experiences. 
Resort town parking is a unique problem and often evolves based on topography, discovery, growth, and change. Below are three 
parking management case studies of ski resort towns that are comparable to Big Bear Lake in various ways. Each case study poses a 
problem, provides general solutions, and outlines lessons learned. 

 

PARK CITY, UTAH 

PROBLEM 

Skiing and other outdoor activities attract many visitors to the Park City area. This has substantially increased since the 1970’s, 
resulting in greater parking challenges in the city’s urban area. In 1996 a valet-assist experiment was designed to park more cars into 
key commercial lots and shuttle them from town to the mountain. A year later a parking division formed, shifting enforcement 
services from the police to public services. Parking meters were installed in 1998 throughout the commercial core which alienated 
local shoppers. In 2003 the parking meters were removed from every location except on Main Street. Then in 2006 a parking 
structure was added downtown. 

Now there is increased pressure to integrate newer technologies, introduce wayfinding elements, include more metered parking, 
and change the residential permit program. Plus, with increased parking demand comes more vehicles and less convenient parking 
options. Park City continues to struggle with parking issues negatively affecting the visitor and resident experience. Responding to 
such challenges, the city uses a management approach that effectively utilizes all resources at hand.  

SOLUTIONS 
1. Create a municipal position for a resort town parking manager. 
2. Hire a parking consultant who understands the resort business and uniqueness of resort parking challenges. 
3. Question the planning guidelines as they relate to parking, gathering and studying parking use and duration data, and 

empower numerous stakeholders to make decisions (merchant, lodging, and restaurant associations; employee groups; 
private parking owners; and affected city departments). 

OUTCOME 
1. Fluctuation in seasonal economic demands remains the most challenging issue. During the off seasons (spring and fall) there 

is pressure to loosen restrictions on shared parking spaces such as, making all spaces free of charge. 
2. In small resort towns, the parking manager and employees in the parking division should know a wide range of staff skills. 

These skills may include, collecting meter fees, analyzing data, installing signs, etc. 
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3. Increase parking fees during special events to reduce high demand. 
4. Visitors of resort towns expect the newest parking technologies including, pay-by-cell, online ticket resolutions, and 

smartphone apps. This requires a lot of work from a lean staff and increased input from an IT department.  
5. A small-town community where most people know the mayor and city council members presents the challenge of policy 

makers becoming too involved with parking management. The policy makers should focus on setting policy and not get 
caught up in the minutia of parking management. 

Source:  Andersen, B. (2013, May). Tourist Transitions. International Parking Institute. Retrieved from parking.org/tpp 

 

BRECKENRIDGE, COLORADO 

PROBLEM 

In the town of Breckenridge, Vail Resorts owns the Breckenridge Ski Resort. With increased tourism, due to ski traffic, talks of 
constructing a parking garage arose. Vail Resorts wants to support the parking garage construction through a public/private 
partnership.  

The Town of Breckenridge hired planning/design consultants to determine the best solutions for their community regarding 
transportation and parking management solutions. The consultants tested various options with the public and suggested first 
looking to pedestrian, transit and traffic improvements before increasing parking capacity. Smaller infrastructure improvements 
were recommended in the short term, while larger projects were phased three to five years out.  

In related efforts, the town decided to push a ballot measure to collect taxes on ski pass sales that would generally fund 
transportation related projects around the town. The measure passed November 2015 and included a tax of 4.5% on all winter lift 
tickets (excluding summer tickets and season passes) and guaranteed that the resort will remit at least $3.5 million each year. At the 
time the measure passed, Vail Resorts supported its purpose, believing the revenue would be used to fund the parking structure. 
However, the measure said nothing about providing funding for a parking structure and a discord was stuck between the Resort and 
the Town. The Town weighed its options from the consultants and the Resort, as outlined below. 

SOLUTIONS 

Planning/Design Consultants  

After surveying Town residents through a series of public input sessions, the consultants found that the locals preferred managing 
parking demand instead of creating new parking spaces. Residents also encouraged a focus on making it easier to bike, walk or take 
transit instead of increasing traffic capacity. Thus, the following goals were established: 

• Invest in east-west walkability; 
• Build on the town’s Free Ride transit system; and 
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• Manage traffic flow on Park Avenue. 

For these three goals, numerous recommendations were generated for both the long and short terms, including: 

• Charging for existing parking downtown; 
• Creating parking on the edges of town; 
• Add a gondola to bring in visitors from these lots to downtown without impacting traffic; 
• Improving pedestrian access with signage, lighting and heated sidewalks; and 
• Implementing a series of traffic circles to slow traffic. 

Vail Resorts 

Build a parking structure considering the following proposals: 

• The Resort will contribute a significant majority of the cost without placing the burden on ski resort guests (tax collection); 
• The proposed structure will be more reasonably sized if built in the public parking lot near the town’s Main St., reducing 

traffic congestion; 
• Consideration to use their land instead of the Town’s to construct the garage – providing more spaces at cheaper costs, 

avoiding the traffic and visual concerns raised about having such a large structure near the Town’s historic core and allows 
the Town to retain the existing lot for future public benefits. 

OUTCOME 

The Town of Breckenridge rejected Vail Resort’s proposals and is moving forward with the recommendations brought forth by the 
planning/design consultants, established though their public participation process. Though a parking structure may be built and a 
public/private relationship made to do so, the process has been drawn out and phased by first managing existing parking, then 
creating more parking capacity. With skier taxes generating transportation improvements, the Town Council is in no rush to accept 
private funds to alleviate immediate parking issues. 

Sources:  

Reuter, E. (2016, August 15). Breckenridge Ski Resort, town council clash over parking plans. Retrieved from 
http://www.summitdaily.com/news/local/breckenridge-ski-resort-town-council-clash-over-parking-plans/ 

Ladyga, K. (2015, July 27). Vail Resorts Responds to Town of Breckenridge’s Statement Regarding Parking and Transit Negations. 
Retrieved from http://news.vailresorts.com/corporate/vail-resorts-breckenridge-parking.htm 
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ASPEN, COLORADO 

PROBLEM 

The City of Aspen began a as small mining town but has evolved into a major tourist destination. Though Aspen has a relatively small 
population (around 7,000), it attracts a great number of people due to its scenic location, access to multiple ski resorts, and high-end 
shopping and dining. Thus, the City has experienced a significant increase in the number of vehicle trips, limited roadway and 
parking capacity, and a desire to reduce the environmental impacts associated with vehicle travel. In response, Aspen developed 
numerous parking management strategies to reduce vehicle trips. 

SOLUTIONS 
1. One if its primary ski resorts, Aspen Mountain Ski Area, operates out of the Downtown. In 1995 Aspen implemented paid 

parking in its Downtown to increase availability. Concurrently, the City doubled its bus service, expanded high occupancy 
vehicle lane miles, and established convenient, mid-block pay stations and in-car meters.  

2. The City created residential permit parking zones, or RPP zones, to prevent overflow parking coming from downtown. 
Residents are provided with parking permits and visitors can park for free for up to two hours. For visitors wishing to park for 
longer intervals, $7.00 day passes can be purchased a local grocery store, through a pay-by-phone service, or at any of the 
pay stations. Businesses can also purchase permits at $1,000 per year. The City regularly monitors residential parking 
availability and decided that if the average occupancy exceeds 85-percent over a 1-year period, the rates will increase. 

3. As the downtown parking policy matured, visitors voiced their discontent about being limited to 2-hour parking. The initial 
solution was allowing 4-hour parking, with parking paid for the final 2 hours only. As demand increased, the City increased 
the parking pricing. Eventually, the cost of parking escalated to $2.00 per hour for the first two hours, $3.00 for the third 
hour, and $4.00 for the fourth hour, with the average parking duration being 2.1 hours. 

4. The City implemented license plate recognition technology (LRP) to affectively monitor the residential-zone parking spaces. 
With LPR the city can check each of its 3,000 residential-zone parking spaces two to three times per day. Their technology 
uses a GPS and a camera data to verify violations. 

OUTCOME 
1. A small resort town can use innovative parking management techniques to manage residential-zone parking near a ski resort 

and thriving business district. 
2. Build systems and processes that adapt to changing the needs of residents, business owners and visitors. 

Source: U.S. Department of Transportation – Federal Highway Administration (2014, September 22). Contemporary Approaches to 
Parking Pricing: Retrieved from http://ops.fhwa.dot.gov/ 
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PARKING DISTRICT METHODOLOGIES 

General information about parking districts practices are described below. First, initial steps are suggested for how to establish a 
parking district. Next, techniques are provided by explaining how best to implement a parking district. Then, potential challenges are 
highlighted related to implementation of a parking district. Finally, funding sources and parking district examples are provided. 

ESTABLISHING A PARKING DISTRICT  

A parking district allows all vehicle users within a geographic area to use consolidated parking facilities to access a variety of 
locations. Land use efficiency and pedestrian activity should increase with an effective parking district. The following list provides 
initial steps in establishing a parking district: 

• Establish a management structure; 
• Monitor on-street and off-street parking utilization; 
• Establish and monitor transportation demand management; and 
• Develop shared parking agreements prior to building new parking facilities. 

IMPLEMENTATION TECHNIQUES 

Numerous techniques may be used when implementing a parking district. However, all options may not be suited to all locations. 
The following list provides some tools that may be applied when creating the Moonridge Parking District: 

• Reducing demand for parking and improve access, affordability, and reliability of transit by implementing a variety of 
transportation demand management tools: 

o expanded transportation options with new and improved facilities; 
o incentives and policies encouraging alternative transportation use; 
o parking management including car-share and priority parking; and 
o education and outreach. 

• Management structures can be private or public, but public/private partnerships are most common and include entities such 
as, municipalities, development authorities, business improvement districts and private developers. 

• District-area transportation management associations can be used to reduce congestion, manage parking, and operate 
transportation demand management programs. 

• Construction costs per stall can be reduced by up to 33 percent when parking structures are wrapped with development 
instead of standing alone. 

  



 158
13 

 

IMPLEMENTATION CHALLENGES 

Challenges found when implementing a parking district are provided below: 

• The pricing of parking is generally provided below actual cost, resulting in a funding deficit; thus, subsidies often make up the 
difference. 

• Lack of consistent enforcement and monitoring of transportation demand management plans. 
• Timing gap between creation of parking structures and establishment of developments that provide revenue. 

POTENTIAL FUNDING SOURCES 

Funding sources that may be utilized are as follows: 

• Management fees, parking fees, and/or member fees. 
• A portion of existing sales or property tax revenue generated within the district. 
• Enterprise funds - fees collected from the developer instead of minimum parking requirements. 
• Ad valorem tax - an additional tax based on the value of real estate or personal property. 
• Tax increment financing - a portion of increased tax revenues from future development used to finance parking facilities. 

PARKING DISTRICT EXAMPLES 

Below is a list of cities that have implemented parking districts and their management structure: 

• Montgomery County, MD - Enterprise Fund 
• Ann Arbor, MI - Downtown Development Authority 
• Arlington County, VA – private sector management 
• Boulder, CO - Improvement District 
• Boston, MA - Transportation Management Association 
• Austin, TX – public/private partnership 
• Cambridge Center, MA – public/private partnership 

Source: Metro Transit (2016, July 22). FAQ: Creating a Parking District: Retrieved from https://www.metrotransit.org/tod 
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