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INFORMATION FOR THE PUBLIC
The Planning Commission meets regularly on the first and third Wednesdays of the month at 1:15 p.m.
in Hofert Hall at the Civic Center located at 39707 Big Bear Boulevard.
Procedure to Address the Planning Commission
The Planning Commission encourages free expression of all points of view. To allow all persons to speak,
given the length of the agenda, please keep your remarks brief. If others have already expressed your
position, you may simply indicate that you agree with a previous speaker. If appropriate, a spokesperson
may present the views of your entire group. To encourage all views and promote courtesy to others, the
audience should refrain from clapping, booing or shouts of approval or disagreement.
Public Forum
The public may address the Planning Commission by completing a speaker card and submitting it to the
Commission Secretary. The speaker cards are located on the table at the back of the Commission
Chambers. During the “Public Forum” your name will be called. Please step to the microphone and give
your name and city of residence for the record before proceeding. All remarks shall be addressed to the
Commission as a body only. No person other than a member of the Commission and the person having
the floor shall enter into any discussion without the permission of the Commission Chairman. Public
comment is permitted only on items not on the agenda that are within the subject matter jurisdiction of
the City. There is a three minute maximum time limit when addressing a respective board.
Discussion/Action Items
Speakers shall follow the same requirements as under the Public Forum, however, cards submitted after
the Commission begins to discuss an item will be subject to the Presiding Officer seeking consensus from
the Commission to consider hearing from the speaker, and if permitted, the speaker will have one minute
to provide his or her comments.
Public Hearings
A speaker card must be completed and speakers must follow the three minute maximum time limit.
Project applicants will be given ten minutes to present their item to the Commission and/or address
questions brought before the Commission from members of the public. The Presiding Officer may
entertain a motion to extend the applicant’s time if needed. Speaker cards submitted after the close of
the public hearing are subject to the guidelines as stated above.
Any handouts for the respective Commission shall be given to the Commission Secretary for distribution.
PLEASE NOTE: Agenda related writings or documents provided to the Planning Commission are available
for public inspection at www.citybigbearlake.com and at the public Planning Department counter in the
City Hall lobby located at 39707 Big Bear Boulevard during regular business hours, 8:00 a.m. to 5:00 p.m.,
Monday through Friday.
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need
special assistance to participate in a meeting, please contact the City Clerk’s office. Notification 72 hours
prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to public
meetings.

PLANNING COMMISSION MEETING AGENDA
March 21, 2018
TIME:

1:15 p.m.

Next Resolution PC2018-04

PLACE:

Hofert Hall
City of Big Bear Lake
39707 Big Bear Boulevard
Big Bear Lake, California

CALL TO ORDER
FLAG SALUTE
ROLL CALL

BREUNIG, BUSH, SENFT, SMITH, THOLEN

INTRODUCTION OF STAFF
AGENDA APPROVAL
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
PUBLIC FORUM
1.

CONSENT CALENDAR
1.1
1.2

2.

Approval of the minutes of the Planning Commission meeting of March 7, 2018.
Event Resource Office Executive Summary of the 2017 Big Bear Special Events

PUBLIC HEARING ITEMS
2.1

Conditional Use Permit 2018-022/CUP
Location:
APN:
Applicant:

Planner: Janice Etter

39212 Big Bear Boulevard
0306-164-01
Reneh Shahin

Consideration of revisions to Conditional Use Permit 2015-106, which approved a vacation rental checkin office, convenience market, frozen yogurt shop, and bicycle rentals on the 10,480 square foot property
within the Commercial-Visitor (C-3) Zone. The applicant requests approval to remove the frozen yogurt
component and the addition of on-site consumption of beer and wine within a food service/public eating
place and the rental of seasonal recreational equipment.
Staff recommends that the Planning Commission hold a public hearing on the Conditional Use Permit,
determine the project exempt from the California Environmental Quality Act and adopt the attached
Resolution approving the Conditional Use Permit subject to the recommended conditions of approval.
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MARCH 21, 2018

DISCUSSION/ACTION ITEM
3.1 Planning Commission Workshop to review and discuss a proposed Development Code Amendment to
allow Accessory Dwelling Units in all residential zones (R-L, R-1, R-3, VSP-R zones) and establish
development standards in accordance with State Government Code Section 65852.2.

4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need special
assistance to participate in a meeting, please contact the City Clerk’s office. Notification 72 hours prior to the
meeting will enable the City to make reasonable arrangements to ensure accessibility to public meetings.
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
March 7, 2018
CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Vice-Chairman Smith led the salute.

ROLL CALL

Commissioners Breunig, Senft, and Tholen, Vice-Chairman Smith and
Chairman Bush were present.

STAFF PRESENT

James Miller, Community Development Director; Robert Dalquest, Planning
Director; and Janice Etter, Senior Principal Planner.

AGENDA APPROVAL
The Commission approved the agenda with a unanimous vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Robert Dalquest noted that there will be a meeting on March 21, 2018.
PUBLIC FORUM
Opened 1:17 p.m. No one spoke – closed 1:17 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of January 17, 2018.
Vice-Chairman Smith abstained from the vote due to absence from the meeting. Consent
calendar was approved by a unanimous vote.

2. PUBLIC HEARING ITEMS
2.1

Major Special Event 2017-177/MSE

Planner: Janice Etter

Location:
APN:
Applicant:

630 Bartlett Road
0308-166-57
Big Bear Visitor’s Bureau
Darien Schaefer
Rick Bates
Representatives: Same
Consideration of the Big Bear Grill & Chill, KC Barbecue State Championship Competition and
Craft Beer Festival on Memorial Day Weekend, Friday, Saturday, and Sunday, May 25, 26 and
27, 2018.
Janice Etter gave the staff report and presentation.
Public Hearing opened 1:30 p.m.
Darien Schaffer, President of Big Bear Visitor’s Bureau, spoke in favor of the event. He said
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they are excited about bringing the event to Big Bear and believe this is the type of event that the
Village shop owners are looking for, something that will bring people into the Village.
Commissioner Senft inquired about the use of shuttles. Mr. Schaffer answered that they are in
discussions with Mountain Transit. Rick Bates, Event Resource Officer, added that this is an
opportunity to establish transportation outside of events.
Commissioner Senft asked about trash pick-up. Mr. Bates indicated that they will have fullstaffing to keep up on the trash and litter. They are planning to place trash bins in many areas.
Mr. Bates noted that there will be vendors that will be cooking for spectators, including on
Sunday.
Commissioner Senft questioned whether local vendors were able to participate. Mr. Bates said
they had been invited.
Commissioner Senft voiced a concern about the safety of the set-up. Mr. Bates said the
conditions require that it pass inspection prior to the start of the event.
Vice-Chairman Smith asked why we are anticipating 5,000 spectators per day at the event. Mr.
Bates said that the sponsor and the cooks all do promoting for the event. He also reminded the
Commission that this is a “no cost” event. Vice-Chairman questioned how the information about
Sunday is being transmitted. Mr. Bates said that they are looking for some interactive activities
and also said that there will be bands playing.
Commissioner Breunig said he believes that the Village is parked out at it maximum. He also
noted concern that there was going to be some competition between the vendors and some
existing businesses in the Village area. Mr. Bates stated that they are able to direct traffic to
appropriate areas, even by using social media. He also said that they are working to avoid any
conflict/competition with Village businesses.
Chairman Bush inquired about the number of competitions happening in California. Mr. Bates
explained that entrance to an event is based on a point system, so they try not to have more than
one at a time.
Chairman Bush asked Mr. Bates to address the letter of concern received regarding the impact
on Village businesses. Mr. Bates stated that, when an event is held in the Village, approximately
90% of the event-goers shop there. At least 50% of the spectators would not be in the Village
were it not for the event.
Chairman Bush questioned how a vendor is turned away. Mr. Bates noted that, for this event,
they are working with someone who has twelve years of experience with this type of event, and
they are not looking for quantity as much as quality. Having said that, Mr. Bates further
explained that local businesses always have the option to participate as a vendor at a 50% discount
off of entrance fees.
Commissioner Tholen voiced concern about some residential areas that abut the stage area. Mr.
Bates noted that the stage area is set facing away from those residences, but also said that the
noise will be ending at 10:00 p.m. and the music will be finished by 5:00 p.m. Mr. Bates also
stated that the rules the organization abides by makes it very obvious that they are serious about
not being disruptive.
Commissioner Tholen asked about the hours for set-up and whether the parking lot would be
completely closed for that period. Mr. Bates said they anticipate beginning set-up at noon on
Thursday, but would only be using about ½ of the parking area then and stated that they would
N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2018\3-7-18\MIN 3-7-18.docx
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also be using only ½ of the parking lot on Sunday for the event.
Commissioner Senft asked if there would be extra ash receptacles made available for the vendors.
Mr. Bates said that is a condition of approval.
Public hearing closed 2:06 p.m.
Commissioner Tholen asked if there will be a discussion from the post-event survey. Ms. Etter
noted that the surveys are usually grouped together.
Commissioner Tholen questioned how the number of people allowed in the parking lot at one
time is determined. Chairman Bush answered that the Fire Department makes that determination.
Commissioner Tholen then voiced a concern about the threat of violence in a crowd and asked if
there is a plan to address this issue. Chairman Bush suggested talking to the Sheriff’s Office.
Mr. Dalquest stated that staff will discuss the issue with the Sheriff’s Office and come back to
the Commission with an answer. Ms. Etter noted that the Sheriff’s Office participated in the
Development Review Committee meeting. Chairman Bush stated that she believes there are
more officers on duty on a holiday weekend.
Commissioner Tholen asked if we enforce the limit of 6 signs allowed for an event. Ms. Etter
said we do enforce free-standing event signs, but they can also have window signs and street
banners with a permit.
Vice-Chairman Smith moved to approve Major Special Event application 2017-177/MSE to hold
the Big Bear Grill & Chill, KC Barbecue State Championship Competition and Craft Beer
Festival on Friday, Saturday, and Sunday, May 25, 26 and 27, 2018, including authorizing the
use and closure of the Bartlett Road Public Parking Lot for the event. This approval is based on
the findings and subject to the conditions of approval contained in the resolution. Commissioner
Senft seconded the motion. The motion carried with the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:
2.2

Breunig, Bush, Senft, Smith, Tholen
None
None
None

Development Code Amendment 2017-078/DCA
Location:
APN:
Applicant:
Representative:

Planner: Robert Dalquest

Areas within the Moonridge business district designated C-3 zone, and
areas designated C-4 zone within the City.
N/A
City of Big Bear Lake
Robert D. Dalquest

Consideration of a recommendation to the City Council on a Development Code Amendment to
modify the Commercial-Visitor (C-3) and Commercial-Recreation (C-4) zones by expanding the
permitted and conditionally permitted land uses listed in Table 17.35.030(A) [Principal Uses
Permitted in Commercial and Public Zones], and modify specific development standards
contained in Table 17.35.050(A) [General Development Standards in Commercial Zones].
Robert Dalquest gave the report and the presentation.
Chairman Bush asked how an individual would make a determination of uses allowed when
dealing with something like “Footnote #5”. Mr. Dalquest explained that the footnotes are listed
within the land use chart and clearly visible where applied to an individual land use.
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Vice-Chairman Smith voiced concern that there will be confusion later in years about why it was
decided to not allow office uses on the north side of Moonridge Road. Mr. Dalquest noted that
those uses are not allowed at this time, and at the point that those non-conforming uses are
vacated, they will be brought up to Code as to use. Staff believes that, given the land use pattern,
there is a definite difference between the north and south sides of the road. Mr. Miller added that
from the very beginning of reviewing the Moonridge Corridor, it became obvious that the north
side was much more pedestrian friendly. Vice-Chairman Smith used an example of another city
that developed their code to allow for growth later on, not restricting it. Mr. Dalquest explained
that the office uses on the south side also buffer the residential units directly behind them.
Commissioner Breunig asked if creating development opportunities in the C-4 Zone depletes
some of the off-site parking lots and whether the development of a parking lot necessities
provision of parking spaces for development in addition to allowing parking for off-site area.
Mr. Dalquest said we are looking to the future when these lots may not be necessary due to the
resort constructing a parking structure or other facility; ultimately, only if the resorts were to
decide to sell or develop them.
Vice-Chairman Smith inquired about “pedestrian open-space” use. Mr. Dalquest indicated that,
in moving more toward urban standards, it is an appropriate goal.
Public hearing opened 2:40 p.m. No one was in attendance to speak. Closed 2:40 p.m.
Commissioner Tholen moved to adopt the attached resolution recommending a Negative
Declaration, pursuant to the California Environmental Quality Act (CEQA), and forward to the
City Council.
AYES:
NOES:
ABSTAIN:
ABSENT:

Breunig, Bush, Senft, Smith, Tholen
None
None
None

3. DISCUSSION/ACTION ITEM
4. PLANNING DIRECTOR’S REPORT
Mr. Dalquest said that the Spartan Race review will be at the next meeting.
Mr. Dalquest noted that Commissioner Tholen had previously commented that the sharrows on the road
for bicyclists were very slippery. He verified that the material/paint used meets Cal-Trans
specifications.
Mr. Dalquest gave an update on Jersey Mike’s looking for a location in the City. They are working on
going into the old Blockbuster building in the Stater Bros parking lot.
5. SUMMARY COMMENTS
Commissioner Senft asked if the City had looked into acquiring the private parking lot behind Whiskey
Dave’s. Mr. Dalquest said not at this time. Mr. Miller said they are looking at the possibility of leasing
some of the spaces.
Commissioner Senft inquired about the Alpenhorn Bed and Breakfast procuring a commercial kitchen.
Ms. Etter noted they have purchased equipment and are working with the San Bernardino Public Health
Department.
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Commissioner Senft questioned a possible traffic circle in front of the Municipal Water District
building. Mr. Miller said that, although it is on the list of projects, it is not a priority.
Vice-Chairman Smith commented that, as we continue to grow events, we leave it up to the event
promotor to direct participants and spectators to the parking lots. He would like to suggest that
professional signage be made and installed as an event parking plan. Chairman Bush agreed, suggesting
a uniform plan. Ms. Etter clarified asking if they wanted professional and uniform event parking lot
identification signs. Chairman Bush suggested using the electronic sign boards stating that event
parking is in effect. There was further discussion on what professional signage looks like.
6. ADJOURNMENT At the hour of 2:53 p.m., Chairman Bush adjourned the meeting.
MINUTES APPROVED AT THE MEETING OF MARCH 21, 2018.

Becky Romine, Commission Secretary
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ITEM 1.2

Staff Report
PLANNING COMMISSION MEETING OF MARCH 21, 2018

CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

EVENT RESOURCE OFFICE EXECUTIVE SUMMARY OF THE 2017
BIG BEAR SPECIAL EVENTS, INCLUDING THE 2017 SPARTAN
RACE, MAJOR SPECIAL EVENT 2017-095.

Proposal:

To receive the Executive Summary of the survey results compiled by the
Event Resource Office, with additional information pertaining to the 2017
Spartan Race.

Location:

City Wide

Representative:

Rick Bates, Event Resource Officer

Recommendations: Staff recommends that the Planning Commission receive and file the report
submitted by the Event Resource Office.

Submitted by,

Prepared by,

ROBERT D. DALQUEST
Planning Director

JANICE ETTER
Sr. Principal Planner

39707Big
BigBear
BearBlvd.,
Blvd.,P.O.
P.O.Box
Box10000,
10000,Big
BigBear
BearLake,
Lake,CA
CA92315
92315
39707
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866-5831,
F-(909)
866-7511, email
email –- bblplan@citybigbearlake.com
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bblplan@citybigbearlake.com
www.citybigbearlake.com

EXECUTIVE SUMMARY
2017 Big Bear Special Events
Visitor’s Economic Impact

February 2018
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2017 Visitor Economic Impact Study

Big Bear Event Resource Office

INTRODUCTION
The Big Bear Event Resource Office (ERO) supports its governing board and other agencies with the
production statistical surveyed information about the economic impact that visitors have on special
events in Big Bear in order to demonstrate the value for such events and to help evaluate the impact the
ERO has had on the community.

Objective
The objective has been to survey a cross section of Big Bear’s special events with an emphasis on new
events and include review of some established events to gather a rounded picture of the economic
impact visitors have on Big Bear.
This is the ninth consecutive year that ERO has surveyed special events in Big Bear. In 2017 we
continued our working relationship with Bill Treadwell, PhD, who has over 30 years of market research
experience.
The questionnaire has been designed to capture any type of event attendees. However, if the
respondent was a full-time Big Bear Valley resident, they did not complete the second half of the
questionnaire, which was designed exclusively to gather information from Big Bear visitors.
Every year, the visitor questionnaire has been self-administered instrument for event attendees to fillout. Only the lead person in any one group was to complete the questionnaire. The ERO surveyor staff
were instructed to give the attendee group leader the questionnaire for completion. When the
questionnaire was handed back to a surveyor, the questionnaire was to be briefly scanned for
completeness.
For the second year in a row, the 2015 survey questionnaire was again used as the 2017 questionnaire
with no changes. The double-side, single page survey instrument can be reviewed in the appendix.
This year 13 of the 60+ major Big Bear Valley special events were surveyed1, and they are summarily
included in this report. Since beginning the economic visitor surveys in 2008, over 50 different Big Bear
events have been surveyed. Separate individual event tabulation reports have been provided to each of
the respective event producers. The tabulation reports contained data on each and every question in
survey instrument.
The questionnaire data for each special event was computerized using SurveyPro by Apian Software.
After initial data tabulation analysis of each separate event and processing the last special event, the

1

Actually 14 events were surveyed. The Spartan Race was separated from the other combined events in this
report, because the estimated 18,500 attendees represented almost half (41%) of the total number attendees
across all of the 2017 surveyed events. The Spartan Race as an outlier would skew the results towards their event.
However, the Spartan Race is singularity covered in the last section of this report.

1
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separate data files were merged, compiled and weighted to provide the data for this cumulative visitor
economic report.

Special Events Interviewed
This special event summary report is based on the weighted total visitor attendance estimates, and
primarily focuses on the economic impact of events along with visitor demographic profiles.
As displayed in Table 1, 13 special Big Bear events were surveyed in 2016 between May and October,
wherein 1035 questionnaires were completed. The total attendance among all 13 events was estimated
to be 26,825, which has been based on ticket sales and crowd observations. The estimated attendance
figures were used to weight each of the separate special event data samples in order to combine them
into a single sample reflecting the population of visitors across all surveyed events. Throughout this
report weighted data is used.

Table 1
Attendance Figures 2017 Economic Impact Survey
Date

Name of Event

1

May 19

Amgen Tour of
California

2

May 21

May Trout Classic

3

June 10

Paddle Big Bear

4

June 4

Fishing for $50K

5

June 24

Big Bear Triathlon

6

July 10

Art Walk

7

July 22

Crafts and Cranks

8

Aug 26

Big Bear Air Fair

Method Derived Estimated
Attendance
Observation and consultation with
local agencies
Based on 318 contestants and
median 3.5 per group
Participants and estimate of
spectators
Based on 429 contestants and
median 3 per group
Based on 308 participants and
estimated spectators
Based on adult wristbands and crowd
estimates over two days
Based on ERO and promoter
estimates
Based on gate count

Percent

Survey
Samples

Wgt'
d
Total

Wgt
Factor

4,500

0.168

152

132

0.865

800

0.030

53

23

0.441

200

0.007

38

6

0.154

1,050

0.039

54

31

0.568

725

0.027

49

21

0.432

2,000

0.075

58

58

1.008

2,000

0.075

41

58

1.426

Estimated
Attendance

6,700

0.250

71

196

2.758

1,500

0.056

50

44

0.877

9

Sep 30

Big Bear Gran Fondo

Based on 400 participants and
estimated spectators

10

Sep 30

Kid Adventure Series

Based on 250 2-person team register
and median group size 6

1,500

0.056

116

44

0.378

Sep 1824
Sep 2223

Angaelica Film and
Arts

Based on estimated attendance

1,250

0.047

43

37

0.850

Hot Dawgs & Handrails

Based on ERO and promoter
estimates

3,750

0.140

28

110

3.914

Big Bear Comedy
Festival

Based on tickets sold

850

0.032

31

25

0.801

26,825

1.000

784

784

11
12
13

Oct 4

TOTAL ATTENDANCE
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FINDINGS
Visitors
The combined population of the 13 events has been estimated to be 26,825. Upon combining
and weighting the 13 special events (Table 2), 77 percent (19,851) of all attendees were visitors
to Big Bear, while 23 percent (6,974) were local residents.

Among all event visitors 71 percent came to Big Bear
primarily for one of the 13 special events, while the
remaining 29 percent of visitors came to Big Bear during
the time of a special event with other intentions.
Among those who came to Big Bear for reasons other
than primarily attending a special event (Table 3), the
leading reason was to visit family, friends or relatives
(18%), followed by 2nd home owners (15%) and a for
vacation (13%).

Table 3
Leading reasons why visitors came to Big Bear
Reason
Percent
Visit Family, relatives, friends
18
2nd home
15
Vacation, trip, getaway
13
Mountains environment
9
Another event or activity
7
Celebration b-day, anniversary
7
Lake
6
Hiking, trails
5
Biking, trails
3
Family Trip
4%
Multiple answers totals is over 100%
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Including all 13 events and all visitors (Table 4), the visitors spent a total average amount of $2.7 million
while in Big Bear. Visitors who came to Big Bear for a special event tended to spend more than visitors
who came to Big Bear for other purposes ($1.9 million versus $806 thousand). Contrasting average
expenditures version medians, Table 5 shows the median amount spent among all visitors was $2.5
million with $1.5 million being spent by event visitors and $780 thousand by none event visitors.

4
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Visitor Economic Highlights
Combining the average and median values in tables 4 and 5 provides a single valuation: $2.6 million was
spent by visitors, where $1.7 million was spent by visitors coming to Big Bear to attend an event and
$793 thousand among those who were in Big Bear for other reasons
The following chart (Figure 1) demonstrates the relationship between the number of visitors that came
to Big Bear events and their economic impact. The general tendency depicts a significant correlation
(r =.75) between the number of visitors attending the event and the average revenue generated, with
two primary exceptions.
The Big Bear Air Fair had the highest attendance rate while their associated revenue was rather low,
which is similar to the Amgen Tour of California but not as dramatic. These two event brought in a lower
revenue ratio to attendance than the other events. For the size of these two events and having the
largest attendance (Air Fair and Amgen), they did not pull in respectfully equivalent revenues as
compared to the other events.

Figure 1. Big Bear Events revenue and attendance characteristics ranked from lowest revenue to highest
revenue

5
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The economic impact of visitors coming to Big Bear because of a special event and those who came for
other reasons are illustrated in Figure 2.
The Big Bear Triathlon and Angaelica Film and Arts Events each had 100 percent participation by visitors
who came to Big Bear for the event.

Figure 2. Visitor Revenue with respect to came to Big Bear for special event or not for a special event.

TBID
The Big Bear Lake Tourism Business Improvement District (TBID) is interested in knowing how many
attendees coming to special events actually impact paid lodging in Big Bear Valley. The TBID lodging
category has been organized primary with question 11b (Figure 3) in the survey for all visitors who
answered they were staying overnight in Big Bear Valley Area (question 11a). The TBID category was
formed by combining the question 11b answers, while excluding second homeowners and those who
stayed at a friends or relatives home.

6
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Figure 3. The question used to create TBID Lodging

As can be seen in Figure 4, 40 percent of the Big Bear overnight visitors stayed either at a
friend’s/relative’s home or the visitors stayed in their own second home in Big Bear. The remaining 60
percent of overnight visitors stayed in TBID types of lodging.

Figure 4. Percentage of visitors staying at difference Big Bear lodging options.

Three TBID questions to be answered are (1) the number of nights stayed in paid lodging facilities during
Big Bear special events; (2) an approximate number of pillow-nights and (2) and estimated dollar
revenue using an average value of $100 per night/per room assuming 2 guests per room.
In order to obtain answers to the three TBID questions, six of the survey questions (Figure 5) needed to
be answered by the respondents.

7
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Figure 5. The set of questions used for revenue generated with TBID Lodging.

Each visitor had to answer all six questions in order to be included in the analysis. The visitors had to
stay overnight in Big Bear Valley.
Based on the estimated attendance of all visitors was 19,851 (Table 2), 80 percent (15,880) stayed
overnight. The remaining 20 percent of the visitors came to Big Bear just for a day trip and did not stay
overnight; these day trip visitor groups (formed with questions 11 and 14) spent an average of
$188/group (Figure 6).

8
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Figure 6. The average amount visitor groups spent according to lodging accommodations.

Among all overnight visitors (15,880), 60 percent (9,528) stayed in TBID lodging. Among those TBID
lodgers, 55 percent (5,240) came to Big Bear for the event, and their visitor group spending was
$763/group, while the remaining TBID lodgers that were in Big Bear, for other reasons, spent an average
of $953/group, more than any other group Figure 6.

9
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The average number of nights spent in Big Bear by all overnight visitors was 2.98 nights. For the TBID
lodging visitors, those who came for an event stayed an average of 2.24 nights, while those staying in
TBID but did not come for a special event stayed an average of 3.42 nights.

Figure 7. The average number of TBID overnight stays

Figure 7. Average number of visitor nights stayed in Big Bear

Regarding the group sizes that respondents were a member of while attending an event, among all
visitors the average group size was 4.25 people, which happens to be the same average size of TBID
visitors that came to Big Bear for a special event. In contrast, those TBID lodgers that were in Big Bear
for other reasons had longer stays averaging 4.65 nights.

Figure 8. Average size of respondent’s group while attending the event
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Figure 9 demonstrates the contrast between TBID lodging among visitors that came to Big Bear for a
specific event with those who happen to be in Big Bear during the event and they attended. Three
events -- Big Bear Triathlon, Big Bear Gran Fondo, and Angaelica Film & Art Festival – had all (100%) of
their surveyed respondents saying they came to Big Bear for the event and stayed in TBID lodging.
In contrast Art Walk and Big Bear Comedy Festival had a greater percentage of participants that did not
come to Big Bear to specially attend their event than those who came to Big Bear for their event.

Figure 9. TBID lodging with respect to visitors who came to Big Bear for an event and those who came
to Big Bear for other reasons.

To find out home many TBID rooms visitors stayed in the data had to be transformed. The method
included using group size of TBID lodgers, while the assumption was made as to the number of rooms
needed to board various group sizes. The following scale was formed:

1 Room – Group size 1-2
2 Rooms – Group size 3-4
3 Rooms – Group size 5-6
4 Rooms – Group size 7-8
5 Rooms – Group size 9-10

6 Rooms – Group size 11-12
7 Rooms – Group size 13-14
8 Rooms – Group size 15-16
9 Rooms – Group size 17-18
10 Rooms – Group size 19-20
11 Rooms – Group size 21+
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To calculate the number of room nights TBID visitors stayed, the following three parameters were
multiplied by each other.




TBID average number of groups
TBID average rooms/group
TBID average nights stayed

Figure 10 displays the number of room nights TBID visitors stayed with respect to each event and
contrasted with the all visitors who attended the event. Big Bear Paddle, being the smallest event, also
had the least number of room nights (103), while AMGEN, having the second largest number of event
visitor had the largest number of room nights (4,856). All the events added together had 15,644 room
nights in Big Bear.
There was a significant correlation (r=.63) between visitor attendance and visitor TBID lodging room
nights. The three outliers are Hot Dawgs and Handrails and Air Fair with very large visitor attendance
and a general lower number of TBID room nights, while AMGEN had a substantially larger number of
TBID room nights as compared to visitor attendance.

Figure 10. Demonstrating the ratio of the number of visitors attending an event with the number to TBID
room night’s visitors stayed.
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Visitor Demographics


Gender: Among all interviewed visitors,
53 percent were female and 47 percent male.



Age: Among all visitors (Figure 11), the average age was 44 years old. The single largest visitor’s
age group was 40-49 years old (23%), but when viewed as generation groups2, the largest
generation group was Boomers (35%), which was closely followed by Gen Xers (34%).

Figure 11. Visitor Age Groups

The generation groups are not exact, but rather approximations based on grouping the scaled answers in
Question 7 (see questionnaire in the appendix).
2
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Income: Among all visitors, just over one-third (34%) had incomes between
$50-100K, which was the largest number of visitors in a single income group. The second
highest income group (27%) was those with incomes $150K or more.
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APPENDIX A
Questionnaire

15

2017 Visitor Economic Impact Study

Big Bear Event Resource Office

16

2017 Visitor Economic Impact Study

Big Bear Event Resource Office

APPENDIX B
Spartan Race Event

The Spartan Race was removed from overall weighted sample of special events based on its large
attendance size of 18,500, with the concern being the Spartan Race would skew the weighting
distribution. The event was held the weekend of October 28-29, 2017.
Among all Spartan Race respondents, two percent were local residents (3,700) and 98 percent (14,800)
were visitors to Big Bear, while 95 percent of the visitors (14,060) actually came to Big Bear specifically
for the Spartan Race.
The estimate amount that visitors spent while in Big Bear was $2.5 million, of which $2.4 million was
spent by visitors who came to Big Bear for the event and those who did not come to Big Bear for the
event spent less than $100 thousand.
Among visitors that came to Big Bear for the Spartan Race (14,800), the respondents came to the event
with an average group size of 5.11people, and their group spent an average of $500.

TBID Visitors
Among all visitors that stayed overnight in Big Bear (96% - 17,829), 53 percent (9,449) stayed in TBID
lodging, for an average of 1.97 nights, with an average group size of 5.95 people.
Since 9,449 visitors stayed in TBID lodging and their average group size was 5.95, then there were 1,588
groups of visitors.
Based on the conversion of group sizes to rooms, the TBID visitors book an average of 2.75 rooms.
Therefore 7,821 room nights (average nights 1.97 X average groups of visitors 1,588 X average rooms 2.75)
were used by the TBID Spartan Race visitors while staying in Big Bear.

Visitor Demographics
Among all respondents, 53 percent were female and 47 percent were male; the average age was 39
years and the average income was $99,000.
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Event Day
Overall Saturday Sunday
County Code
Other California

37
19.5%

13
13.3%

24
26.1%

Los Angeles County

30
15.8%

18
18.4%

12
13.0%

San Diego County

28
14.7%

20
20.4%

8
8.7%

Orange County

26
13.7%

10
10.2%

16
17.4%

Other States

12
6.3%

10
10.2%

2
2.2%

Riverside County

12
6.3%

3
3.1%

9
9.8%

Desert South & East

11
5.8%

4
4.1%

7
7.6%

San Bernardino County

10
5.3%

6
6.1%

4
4.3%

Desert North & East

8
4.2%

3
3.1%

5
5.4%

Ventura County

6
3.2%

4
4.1%

2
2.2%

Arizona

3
1.6%

3
3.1%

0
0.0%

Big Bear Valley

3
1.6%

3
3.1%

0
0.0%

Local Mountains

3
1.6%

0
0.0%

3
3.3%

Nevada State

1
0.5%

1
1.0%

0
0.0%

Foreign Country

0
0.0%

0
0.0%

0
0.0%

Totals

Percents
0

190
100.0%

100

98
92
100.0% 100.0%
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Event Day
1a. What city is your primary Overall Saturday Sunday
residence?
0
San Diego

17
8.8%

13
13.0%

4
4.3%

Los Angeles

8
4.1%

4
4.0%

4
4.3%

Santa Ana

5
2.6%

0
0.0%

5
5.4%

Anaheim

4
2.1%

3
3.0%

1
1.1%

Salt Lake City

4
2.1%

4
4.0%

0
0.0%

Visalia

4
2.1%

1
1.0%

3
3.2%

Bakersfield

3
1.6%

1
1.0%

2
2.2%

Big Bear City

3
1.6%

3
3.0%

0
0.0%

Clovis

3
1.6%

1
1.0%

2
2.2%

Dinuba

3
1.6%

0
0.0%

3
3.2%

Huntington Beach

3
1.6%

1
1.0%

2
2.2%

Long Beach

3
1.6%

3
3.0%

0
0.0%

Orange

3
1.6%

1
1.0%

2
2.2%

Riverside

3
1.6%

0
0.0%

3
3.2%

Simi Valley

3
1.6%

3
3.0%

0
0.0%

Victorville

3
1.6%

1
1.0%

2
2.2%

Yucaipa

3
1.6%

0
0.0%

3
3.2%

29 Palms

2
1.0%

0
0.0%

2
2.2%

Apple Valley

2
1.0%

1
1.0%

1
1.1%

Carlslbad

2
1.0%

0
0.0%

2
2.2%

Eastvale

2
1.0%

2
2.0%

0
0.0%

Fresno

2
1.0%

2
2.0%

0
0.0%

Irvine

2
1.0%

1
1.0%

1
1.1%

Lancaster

2
1.0%

0
0.0%

2
2.2%

Percents
100
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[Continuing table]
Event Day
1a. What city is your primary Overall Saturday Sunday
residence?
0
Modesto

2
1.0%

0
0.0%

2
2.2%

Muirreta

2
1.0%

0
0.0%

2
2.2%

Oceanside

2
1.0%

1
1.0%

1
1.1%

Ontario

2
1.0%

1
1.0%

1
1.1%

Palmdale

2
1.0%

2
2.0%

0
0.0%

Pomona

2
1.0%

1
1.0%

1
1.1%

Ramona

2
1.0%

2
2.0%

0
0.0%

Rancho Cucamonga

2
1.0%

1
1.0%

1
1.1%

Sacramento

2
1.0%

1
1.0%

1
1.1%

San Jose

2
1.0%

0
0.0%

2
2.2%

Sylmar

2
1.0%

2
2.0%

0
0.0%

Temecula

2
1.0%

0
0.0%

2
2.2%

Vista

2
1.0%

1
1.0%

1
1.1%

Anchorage, AK

1
0.5%

1
1.0%

0
0.0%

Arrowbear

1
0.5%

0
0.0%

1
1.1%

Artesia

1
0.5%

0
0.0%

1
1.1%

Azusa

1
0.5%

0
0.0%

1
1.1%

Beaumont

1
0.5%

1
1.0%

0
0.0%

Bell

1
0.5%

0
0.0%

1
1.1%

Brentwood

1
0.5%

0
0.0%

1
1.1%

Camarillo

1
0.5%

1
1.0%

0
0.0%

Cambria

1
0.5%

1
1.0%

0
0.0%

Carlsbad

1
0.5%

1
1.0%

0
0.0%

Carmel

1
0.5%

0
0.0%

1
1.1%

Percents
100
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[Continuing table]
Event Day
1a. What city is your primary Overall Saturday Sunday
residence?
0
Cathedral City

1
0.5%

0
0.0%

1
1.1%

Chino Hills

1
0.5%

0
0.0%

1
1.1%

Chula Vista

1
0.5%

0
0.0%

1
1.1%

Colorado Springs, CO

1
0.5%

0
0.0%

1
1.1%

Colton

1
0.5%

1
1.0%

0
0.0%

Costa Mesa

1
0.5%

1
1.0%

0
0.0%

Covina

1
0.5%

1
1.0%

0
0.0%

Escondido

1
0.5%

1
1.0%

0
0.0%

Fairbanks, AK

1
0.5%

0
0.0%

1
1.1%

Fontana

1
0.5%

1
1.0%

0
0.0%

Fremont

1
0.5%

0
0.0%

1
1.1%

Fullson

1
0.5%

1
1.0%

0
0.0%

Garden Grove

1
0.5%

1
1.0%

0
0.0%

Gardena

1
0.5%

1
1.0%

0
0.0%

Green Valley Lake

1
0.5%

0
0.0%

1
1.1%

Greenfield

1
0.5%

1
1.0%

0
0.0%

Grover Beach

1
0.5%

1
1.0%

0
0.0%

Haward

1
0.5%

0
0.0%

1
1.1%

Hawthorne

1
0.5%

1
1.0%

0
0.0%

Hayward

1
0.5%

1
1.0%

0
0.0%

Highland

1
0.5%

0
0.0%

1
1.1%

Houston, TX

1
0.5%

0
0.0%

1
1.1%

Joshua Tree

1
0.5%

1
1.0%

0
0.0%

La Mesa

1
0.5%

1
1.0%

0
0.0%

Percents
100
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[Continuing table]
Event Day
1a. What city is your primary Overall Saturday Sunday
residence?
0
La Qunita

1
0.5%

1
1.0%

0
0.0%

Laguna Beach

1
0.5%

1
1.0%

0
0.0%

Lakewood

1
0.5%

1
1.0%

0
0.0%

Las Vegas, NV

1
0.5%

1
1.0%

0
0.0%

Lodi

1
0.5%

0
0.0%

1
1.1%

Loma Linda

1
0.5%

1
1.0%

0
0.0%

Los Altos

1
0.5%

0
0.0%

1
1.1%

Lubbock, TX

1
0.5%

1
1.0%

0
0.0%

Mariposa

1
0.5%

0
0.0%

1
1.1%

Memphis, TN

1
0.5%

1
1.0%

0
0.0%

Merced

1
0.5%

0
0.0%

1
1.1%

Mission Viejo

1
0.5%

0
0.0%

1
1.1%

Monrovia

1
0.5%

0
0.0%

1
1.1%

Montebello

1
0.5%

1
1.0%

0
0.0%

Moreno Valley

1
0.5%

1
1.0%

0
0.0%

Oxnard

1
0.5%

0
0.0%

1
1.1%

Palm Desert

1
0.5%

0
0.0%

1
1.1%

Palm Springs

1
0.5%

0
0.0%

1
1.1%

Pasadena

1
0.5%

1
1.0%

0
0.0%

Phoenix

1
0.5%

1
1.0%

0
0.0%

Phoenix, AZ

1
0.5%

1
1.0%

0
0.0%

Queen Creel

1
0.5%

1
1.0%

0
0.0%

Redlands

1
0.5%

1
1.0%

0
0.0%

Running Springs

1
0.5%

0
0.0%

1
1.1%

Percents
100
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[Continuing table]
Event Day
1a. What city is your primary Overall Saturday Sunday
residence?
0
San Clemente

1
0.5%

1
1.0%

0
0.0%

San Dimas

1
0.5%

0
0.0%

1
1.1%

San Fancisco

1
0.5%

1
1.0%

0
0.0%

San Ramon

1
0.5%

1
1.0%

0
0.0%

Sherman Oaks

1
0.5%

0
0.0%

1
1.1%

Simi Vallet

1
0.5%

0
0.0%

1
1.1%

Tempe, AZ

1
0.5%

1
1.0%

0
0.0%

Thousand Palms

1
0.5%

0
0.0%

1
1.1%

Valencia

1
0.5%

1
1.0%

0
0.0%

Van Nuys

1
0.5%

1
1.0%

0
0.0%

Wasilla, AK

1
0.5%

1
1.0%

0
0.0%

Wes Covina

1
0.5%

1
1.0%

0
0.0%

West Covina

1
0.5%

0
0.0%

1
1.1%

West Hills

1
0.5%

0
0.0%

1
1.1%

Westminster

1
0.5%

0
0.0%

1
1.1%

Wildomar

1
0.5%

0
0.0%

1
1.1%

Winchester

1
0.5%

1
1.0%

0
0.0%

Wylic, TX

1
0.5%

1
1.0%

0
0.0%

Yorba Linda

1
0.5%

0
0.0%

1
1.1%

No Answer

0
0.0%

0
0.0%

0
0.0%

Totals

193
100.0%

Percents
100

100
93
100.0% 100.0%
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Event Day
2. Where do you go most often to get Overall Saturday Sunday
information about places to visit?
0
Internet - Social Media

132
69.8%

72
73.5%

60
65.9%

Internet - Other Sources

91
48.1%

49
50.0%

42
46.2%

Friend(s)

7
3.7%

2
2.0%

5
5.5%

Television

6
3.2%

3
3.1%

3
3.3%

Radio

6
3.2%

2
2.0%

4
4.4%

Family

4
2.1%

2
2.0%

2
2.2%

Magazine

3
1.6%

2
2.0%

1
1.1%

Word of mouth

2
1.1%

0
0.0%

2
2.2%

Newspaper

1
0.5%

1
1.0%

0
0.0%

Museums

1
0.5%

0
0.0%

1
1.1%

Relatives

1
0.5%

0
0.0%

1
1.1%

Other

0
0.0%

0
0.0%

0
0.0%

Totals

*
*

*
*

*
*

* Note: Multiple answer percentage-count totals not meaningful.
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Event Day
2a. Where do you learn about Overall Saturday Sunday
Big Bear Events?
0
Internet - Social Media

112
60.5%

60
63.8%

52
57.1%

Internet - Other Sources

70
37.8%

39
41.5%

31
34.1%

Contact from Promoters or
Participants

33
17.8%

10
10.6%

23
25.3%

Find out while you are in Big
Bear

19
10.3%

15
16.0%

4
4.4%

Flyers or Posters

8
4.3%

3
3.2%

5
5.5%

Friend(s)

7
3.8%

1
1.1%

6
6.6%

Family

6
3.2%

3
3.2%

3
3.3%

Radio

4
2.2%

1
1.1%

3
3.3%

Magazine

2
1.1%

1
1.1%

1
1.1%

Television

2
1.1%

1
1.1%

1
1.1%

Emails

1
0.5%

1
1.1%

0
0.0%

Relatives

1
0.5%

0
0.0%

1
1.1%

Newspaper

0
0.0%

0
0.0%

0
0.0%

Other

0
0.0%

0
0.0%

0
0.0%

Totals

*
*

*
*

*
*

Percents
100

* Note: Multiple answer percentage-count totals not meaningful.
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Event Day
3. What can be done, if anything, Overall Saturday Sunday
to improve this event?
0
Vendor -

15
17.4%

7
13.7%

8
22.9%

Tickets -

13
15.1%

8
15.7%

5
14.3%

Event -

12
14.0%

7
13.7%

5
14.3%

Parking -

12
14.0%

7
13.7%

5
14.3%

Shade -

11
12.8%

7
13.7%

4
11.4%

Restrooms -

8
9.3%

6
11.8%

2
5.7%

Kids -

4
4.7%

3
5.9%

1
2.9%

Seating -

4
4.7%

3
5.9%

1
2.9%

Course -

3
3.5%

3
5.9%

0
0.0%

Registration -

2
2.3%

0
0.0%

2
5.7%

Spectators -

2
2.3%

0
0.0%

2
5.7%

Trash -

2
2.3%

2
3.9%

0
0.0%

Advertiisng -

1
1.2%

1
2.0%

0
0.0%

Advertising -

1
1.2%

1
2.0%

0
0.0%

Chair lift -

1
1.2%

1
2.0%

0
0.0%

Misc -

1
1.2%

0
0.0%

1
2.9%

Tables -

1
1.2%

0
0.0%

1
2.9%

Spectator -

0
0.0%

0
0.0%

0
0.0%

Vender -

0
0.0%

0
0.0%

0
0.0%

*
*

*
*

*
*

Totals

* Note: Multiple answer percentage-count totals not meaningful.

10

Percents
100

2017 Big Bear Event Survey

Big Bear MTB Grand Fondo

Events Resource Office

Event Day
3. What can be done, if anything, to
improve this event?

Overall Saturday Sunday

Percents
0

Advertiisng - Signs up on mountain
confusing and google maps incorrect

1
1.2%

1
2.0%

0
0.0%

Advertising - More signs for events

1
1.2%

1
2.0%

0
0.0%

Chair lift - Chair dedicated for babies

1
1.2%

1
2.0%

0
0.0%

Course - Less hills

2
2.3%

2
3.9%

0
0.0%

Course - TV cameras on the course

1
1.2%

1
2.0%

0
0.0%

Event - Add cheerleaders

1
1.2%

1
2.0%

0
0.0%

Event - Better maps for the events

1
1.2%

0
0.0%

1
2.9%

Event - Better signage in event

1
1.2%

0
0.0%

1
2.9%

Event - Better signage to guide to event

1
1.2%

0
0.0%

1
2.9%

Event - Free lift ride at end

1
1.2%

1
2.0%

0
0.0%

Event - Have a conceirge instead of
mags and fliers

1
1.2%

0
0.0%

1
2.9%

Event - More organization

1
1.2%

0
0.0%

1
2.9%

Event - More signs

1
1.2%

1
2.0%

0
0.0%

Event - Not know need headlamp for
starting certain time

1
1.2%

1
2.0%

0
0.0%

Event - Not lively or spirit of event not
hyped need more excitement, noise

1
1.2%

1
2.0%

0
0.0%

Event - Reception phone charge booths
or tables

1
1.2%

1
2.0%

0
0.0%

Event - You are part of team, next day be
guest to cheer team

1
1.2%

1
2.0%

0
0.0%

Kids - More kid events

1
1.2%

1
2.0%

0
0.0%

Kids - More stroller accessible areas

1
1.2%

1
2.0%

0
0.0%

Kids - More stroller friendly

1
1.2%

0
0.0%

1
2.9%

Kids - Place to change babies

1
1.2%

1
2.0%

0
0.0%

Misc - Restuarants in Big Bear stay open
later

1
1.2%

0
0.0%

1
2.9%

Parking - Better parking

1
1.2%

1
2.0%

0
0.0%

Parking - Better parking options

1
1.2%

1
2.0%

0
0.0%
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[Continuing table]
Event Day
3. What can be done, if anything, to
improve this event?

Overall Saturday Sunday

Percents
0

Parking - Better shuttles

1
1.2%

1
2.0%

0
0.0%

Parking - Bigger parking

1
1.2%

1
2.0%

0
0.0%

Parking - Closer parking

1
1.2%

0
0.0%

1
2.9%

Parking - Closer parking would be nice

1
1.2%

0
0.0%

1
2.9%

Parking - Directional signs for parking

1
1.2%

1
2.0%

0
0.0%

Parking - Free parking

1
1.2%

0
0.0%

1
2.9%

Parking - Handicap parking not good,
attendent nasty

1
1.2%

1
2.0%

0
0.0%

Parking - More parking

1
1.2%

0
0.0%

1
2.9%

Parking - Parking

2
2.3%

1
2.0%

1
2.9%

Parking - Too tight

1
1.2%

1
2.0%

0
0.0%

Registration - Check in waiver confusion

1
1.2%

0
0.0%

1
2.9%

Registration - Quicker registration

1
1.2%

0
0.0%

1
2.9%

Restrooms - Bathrooms

1
1.2%

0
0.0%

1
2.9%

Restrooms - Handicap hared to get to
porta potties

1
1.2%

1
2.0%

0
0.0%

Restrooms - Level porta potties

1
1.2%

1
2.0%

0
0.0%

Restrooms - Long wait

2
2.3%

2
3.9%

0
0.0%

Restrooms - Lots of restrooms

1
1.2%

1
2.0%

0
0.0%

Restrooms - More bathrooms

1
1.2%

1
2.0%

0
0.0%

Restrooms - More course bathrooms

1
1.2%

1
2.0%

0
0.0%

Restrooms - Restrooms on course

1
1.2%

0
0.0%

1
2.9%

Seating - Inside location to sit

1
1.2%

1
2.0%

0
0.0%

Seating - More places to sit

1
1.2%

1
2.0%

0
0.0%

Seating - More seats for spectators

1
1.2%

1
2.0%

0
0.0%

Seating - Warm places to sit

1
1.2%

0
0.0%

1
2.9%
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[Continuing table]
Event Day
3. What can be done, if anything, to
improve this event?

Overall Saturday Sunday

Percents
0

Shade - More shade

6
7.0%

2
3.9%

4
11.4%

Shade - More shade for seating

2
2.3%

2
3.9%

0
0.0%

Shade - Shade for spectators

2
2.3%

2
3.9%

0
0.0%

Shade - Tents for shade and spectators

1
1.2%

1
2.0%

0
0.0%

Spectators - Info booth for spectators,
route map, time schedule, where to see
runners

1
1.2%

0
0.0%

1
2.9%

Spectators - Signs for spectators

1
1.2%

0
0.0%

1
2.9%

Tables - More tables would be nice

1
1.2%

0
0.0%

1
2.9%

Tickets - Cheaper prices

1
1.2%

1
2.0%

0
0.0%

Tickets - Cheaper to locals

1
1.2%

0
0.0%

1
2.9%

Tickets - Free bag check

1
1.2%

0
0.0%

1
2.9%

Tickets - Include chair lift in price of
sectator fee

2
2.3%

2
3.9%

0
0.0%

Tickets - Include chair lift in price of
sectator fees

1
1.2%

1
2.0%

0
0.0%

Tickets - Less expensive

2
2.3%

0
0.0%

2
5.7%

Tickets - one free guest per spectator

1
1.2%

1
2.0%

0
0.0%

Tickets - Pre-registerring

1
1.2%

0
0.0%

1
2.9%

Tickets - Spectators should not have to
pay

1
1.2%

1
2.0%

0
0.0%

Tickets - Speed up check in

1
1.2%

1
2.0%

0
0.0%

Tickets - Too expensive for big families
spectator and lift costs

1
1.2%

1
2.0%

0
0.0%

Tickets - Upon registering a flier or email
containing local resturants and things to
do while in Big Bear

1
1.2%

1
2.0%

0
0.0%

Trash - More trash cans

2
2.3%

2
3.9%

0
0.0%

Vendor - Add more chicken to salad

1
1.2%

0
0.0%

1
2.9%

Vendor - Better quality food options,
organic, gluten free

1
1.2%

0
0.0%

1
2.9%

Vendor - Breakfast foods

1
1.2%

1
2.0%

0
0.0%
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[Continuing table]
Event Day
3. What can be done, if anything, to
improve this event?

Overall Saturday Sunday

Vendor - cheaper beer

1
1.2%

1
2.0%

0
0.0%

Vendor - Do not like Burpees drinks very
much

1
1.2%

0
0.0%

1
2.9%

Vendor - Food and drink lower prices

2
2.3%

0
0.0%

2
5.7%

Vendor - Food is too expensive, less
expensive food alternatives

1
1.2%

0
0.0%

1
2.9%

Vendor - Ice bites

1
1.2%

0
0.0%

1
2.9%

Vendor - Lines can be better on buying
merchandize

1
1.2%

1
2.0%

0
0.0%

Vendor - Local food options

1
1.2%

1
2.0%

0
0.0%

Vendor - Massage

1
1.2%

0
0.0%

1
2.9%

Vendor - More acholic drinks

1
1.2%

1
2.0%

0
0.0%

Vendor - More food choices

1
1.2%

0
0.0%

1
2.9%

Vendor - More food vendors

1
1.2%

0
0.0%

1
2.9%

Vendor - More free beer

1
1.2%

1
2.0%

0
0.0%

Vendor - Water

1
1.2%

1
2.0%

0
0.0%

*
*

*
*

*
*

Totals

Percents
0

* Note: Multiple answer percentage-count totals not meaningful.
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Event Day
4. How likely will you attend Overall Saturday Sunday
this event next year?
0
Definitely

(1)

74
38.7%

38
38.0%

36
39.6%

Probably

(2)

64
33.5%

34
34.0%

30
33.0%

Not Sure

(3)

39
20.4%

23
23.0%

16
17.6%

Probably Not (4)

11
5.8%

4
4.0%

7
7.7%

Definitely Not (5)

3
1.6%

1
1.0%

2
2.2%

Totals

191
100.0%

Mean

1.98

1.96

2.00

Median

1.84

1.85

1.82

Percents
100

100
91
100.0% 100.0%
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Event Day
5. Including yourself, how many Overall Saturday Sunday
people are in your group today?
0
1

10
5.2%

4
4.0%

6
6.5%

2

36
18.8%

20
20.0%

16
17.4%

3

28
14.6%

12
12.0%

16
17.4%

4

34
17.7%

21
21.0%

13
14.1%

5

26
13.5%

9
9.0%

17
18.5%

6

12
6.3%

6
6.0%

6
6.5%

7

9
4.7%

3
3.0%

6
6.5%

8

10
5.2%

9
9.0%

1
1.1%

9

5
2.6%

1
1.0%

4
4.3%

10

10
5.2%

5
5.0%

5
5.4%

11

3
1.6%

3
3.0%

0
0.0%

12

2
1.0%

1
1.0%

1
1.1%

13

1
0.5%

1
1.0%

0
0.0%

14

3
1.6%

3
3.0%

0
0.0%

15

1
0.5%

0
0.0%

1
1.1%

22

1
0.5%

1
1.0%

0
0.0%

65

1
0.5%

1
1.0%

0
0.0%

Totals

192
100.0%

100
92
100.0% 100.0%

Mean

5.24

5.84

4.59

Median

4.00

4.00

4.00
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Overall Saturday Sunday
6. Your gender is
Male

81
42.2%

38
38.0%

43
46.7%

Female

111
57.8%

62
62.0%

49
53.3%

Totals

Percents
0

192
100.0%

100

100
92
100.0% 100.0%

Event Day
Overall Saturday Sunday
7. Your age?

Percents
0

19 or less

8
4.2%

1
1.0%

7
7.6%

20-24

11
5.8%

1
1.0%

10
10.9%

25-29

27
14.2%

18
18.4%

9
9.8%

30-34

35
18.4%

18
18.4%

17
18.5%

35-39

30
15.8%

16
16.3%

14
15.2%

40-44

25
13.2%

12
12.2%

13
14.1%

45-49

19
10.0%

8
8.2%

11
12.0%

50-54

16
8.4%

12
12.2%

4
4.3%

55-59

9
4.7%

6
6.1%

3
3.3%

60-64

4
2.1%

2
2.0%

2
2.2%

65-69

1
0.5%

1
1.0%

0
0.0%

70-74

2
1.1%

2
2.0%

0
0.0%

75+

3
1.6%

1
1.0%

2
2.2%

Totals

190
100.0%

Mean

39.03

100

98
92
100.0% 100.0%
40.83

37.11
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Event Day
8. Your annual household Overall
income?

Saturday

Sunday

$ 24,000 or less

14
8.1%

5
5.7%

9
10.7%

$ 24,001 - 35,000

11
6.4%

5
5.7%

6
7.1%

$ 35,001 - 50,000

12
7.0%

4
4.5%

8
9.5%

$ 50,001 - $75,000

33
19.2%

21
23.9%

12
14.3%

$ 75,001 - 100,000

30
17.4%

15
17.0%

15
17.9%

$ 100,001 - 125,000

24
14.0%

10
11.4%

14
16.7%

$ 125,001 - $150,000

20
11.6%

14
15.9%

6
7.1%

$ 150,000 or more

28
16.3%

14
15.9%

14
16.7%

172
100.0%

88
100.0%

84
100.0%

Totals
Mean

Percents
0

100

98908.23 100301.20 97366.66

Event Day
9. On this trip from your main residence, Overall Saturday Sunday
was it primarily to attend this event?
0
Yes

178
94.2%

95
97.9%

83
90.2%

No

5
2.6%

1
1.0%

4
4.3%

NR

6
3.2%

1
1.0%

5
5.4%

Totals

189
100.0%

Percents
100

97
92
100.0% 100.0%

Event Day
9a. If No: Then what attracted
Overall Saturday Sunday
you to visit Big Bear on this trip?
0
2nd Home

3
60.0%

1
100.0%

2
50.0%

Location

1
20.0%

0
0.0%

1
25.0%

Visit family

1
20.0%

0
0.0%

1
25.0%

*
*

*
*

*
*

Totals

* Note: Multiple answer percentage-count totals not meaningful.
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Event Day
10. Excluding your current visit, over the
past 5 years, how many times have you Overall Saturday Sunday
0
visited the Big Bear valley area?
0

73
39.2%

31
32.3%

42
46.7%

1

33
17.7%

17
17.7%

16
17.8%

2

27
14.5%

19
19.8%

8
8.9%

3-5

24
12.9%

14
14.6%

10
11.1%

6-10

16
8.6%

6
6.3%

10
11.1%

11-20

6
3.2%

5
5.2%

1
1.1%

21 +

7
3.8%

4
4.2%

3
3.3%

Totals

186
100.0%

Percents
100

96
90
100.0% 100.0%

Event Day -- Visits to Big Bear
10. Excluding your current visit, over the
past 5 years, how many times have you Overall Saturday Sunday
0
visited the Big Bear valley area?
0

0
0.0%

0
0.0%

0
0.0%

1

33
29.2%

17
26.2%

16
33.3%

2

27
23.9%

19
29.2%

8
16.7%

3-5

24
21.2%

14
21.5%

10
20.8%

6-10

16
14.2%

6
9.2%

10
20.8%

11-20

6
5.3%

5
7.7%

1
2.1%

21 +

7
6.2%

4
6.2%

3
6.3%

Totals

113
100.0%

Mean

5.41

65
48
100.0% 100.0%
5.45

5.35
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Event Day -- 1st Visit
10a. If this is your first visit to Big Bear, Overall Saturday Sunday
will you be visiting Big Bear again?
0
Definitely

25
34.2%

9
29.0%

16
38.1%

Probably

29
39.7%

12
38.7%

17
40.5%

Not Sure

12
16.4%

5
16.1%

7
16.7%

Probably Not

2
2.7%

2
6.5%

0
0.0%

Definitely Not

0
0.0%

0
0.0%

0
0.0%

No Answer

5
6.8%

3
9.7%

2
4.8%

Totals

73
100.0%

Percents
100

31
42
100.0% 100.0%

Event Day
11. On this trip from your main residence, Overall Saturday Sunday
how many nights are you staying?
0
0

51
27.6%

23
24.0%

28
31.5%

1

42
22.7%

21
21.9%

21
23.6%

2

75
40.5%

42
43.8%

33
37.1%

3

11
5.9%

7
7.3%

4
4.5%

4

4
2.2%

2
2.1%

2
2.2%

5+

2
1.1%

1
1.0%

1
1.1%

Totals

185
100.0%

96
89
100.0% 100.0%
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Event Day -- Stayed Overnight
11. On this trip from your main residence, Overall Saturday Sunday
how many nights are you staying?
0
0

0
0.0%

0
0.0%

0
0.0%

1

41
30.8%

21
28.8%

20
33.3%

2

75
56.4%

42
57.5%

33
55.0%

3

11
8.3%

7
9.6%

4
6.7%

4

4
3.0%

2
2.7%

2
3.3%

5+

2
1.5%

1
1.4%

1
1.7%

Totals

133
100.0%

Mean

1.95

Percents
100

73
60
100.0% 100.0%
1.97

1.93

Event Day
11a. If staying overnight, where Overall Saturday Sunday
are you staying overnight at?
0
Big Bear Valley Area

113
85.6%

67
94.4%

46
75.4%

Running Springs

6
4.5%

1
1.4%

5
8.2%

Lake Arrowhead

1
0.8%

0
0.0%

1
1.6%

Crestline

2
1.5%

0
0.0%

2
3.3%

Barstow

3
2.3%

0
0.0%

3
4.9%

Los Angeles

1
0.8%

0
0.0%

1
1.6%

Palm Springs

1
0.8%

1
1.4%

0
0.0%

Riverside

1
0.8%

0
0.0%

1
1.6%

Victorville

4
3.0%

2
2.8%

2
3.3%

Other

0
0.0%

0
0.0%

0
0.0%

Totals

132
100.0%

71
61
100.0% 100.0%
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Event Day
11b. If staying overnight, Overall Saturday Sunday
where?
0
Cabin/home rental

55
41.4%

34
47.9%

21
33.9%

Hotel

24
18.0%

12
16.9%

12
19.4%

Lodge/motel

24
18.0%

9
12.7%

15
24.2%

At friends/relatives home

17
12.8%

10
14.1%

7
11.3%

Bed & Breakfast

5
3.8%

1
1.4%

4
6.5%

Your own second home

4
3.0%

1
1.4%

3
4.8%

Camping/RV'ing

3
2.3%

3
4.2%

0
0.0%

Time share

1
0.8%

1
1.4%

0
0.0%

Totals

133
100.0%

Percents
100

71
62
100.0% 100.0%

Event Day
12. During this trip from your main
residence, how many times will you eat Overall Saturday Sunday
0
at local restaurants in Big Bear?
0

19
10.5%

11
12.0%

8
9.0%

1

50
27.6%

22
23.9%

28
31.5%

2

50
27.6%

21
22.8%

29
32.6%

3

31
17.1%

16
17.4%

15
16.9%

4

20
11.0%

13
14.1%

7
7.9%

5

1
0.6%

1
1.1%

0
0.0%

6

6
3.3%

4
4.3%

2
2.2%

7

1
0.6%

1
1.1%

0
0.0%

8

2
1.1%

2
2.2%

0
0.0%

16

1
0.6%

1
1.1%

0
0.0%

Totals

181
100.0%

92
89
100.0% 100.0%
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Event Day -- Eat in Big Bear
12. During this trip from your main
residence, how many times will you eat Overall Saturday Sunday
0
at local restaurants in Big Bear?
0

0
0.0%

0
0.0%

0
0.0%

1

50
30.9%

22
27.2%

28
34.6%

2

50
30.9%

21
25.9%

29
35.8%

3

31
19.1%

16
19.8%

15
18.5%

4

20
12.3%

13
16.0%

7
8.6%

5

1
0.6%

1
1.2%

0
0.0%

6

6
3.7%

4
4.9%

2
2.5%

7

1
0.6%

1
1.2%

0
0.0%

8

2
1.2%

2
2.5%

0
0.0%

16

1
0.6%

1
1.2%

0
0.0%

Totals

162
100.0%

Mean

2.49

2.86

2.11

Median

2.00

2.00

2.00

Percents
100

81
81
100.0% 100.0%

Event Day
13. During this trip from your main
residence, will you or others in your
group do any shopping in Big Bear Lake Overall Saturday Sunday
0
Village?
Definitely

(1)

36
19.4%

17
17.7%

19
21.1%

Probably

(2)

64
34.4%

37
38.5%

27
30.0%

Not Sure

(3)

53
28.5%

31
32.3%

22
24.4%

Probably Not (4)

26
14.0%

9
9.4%

17
18.9%

Definitely Not (5)

7
3.8%

2
2.1%

5
5.6%

Totals

186
100.0%

96
90
100.0% 100.0%

Mean

2.48

2.40

2.58

Median

2.39

2.34

2.46
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Event Day
14. Total amount your group will have Overall Saturday Sunday
spent in the Big Bear Valley area
0
$10

2
1.1%

2
2.2%

0
0.0%

$30

1
0.6%

1
1.1%

0
0.0%

$45

1
0.6%

1
1.1%

0
0.0%

$50

5
2.9%

3
3.3%

2
2.4%

$75

1
0.6%

0
0.0%

1
1.2%

$80

1
0.6%

1
1.1%

0
0.0%

$100

14
8.0%

7
7.8%

7
8.3%

$120

1
0.6%

1
1.1%

0
0.0%

$150

7
4.0%

3
3.3%

4
4.8%

$160

2
1.1%

1
1.1%

1
1.2%

$175

1
0.6%

0
0.0%

1
1.2%

$180

1
0.6%

0
0.0%

1
1.2%

$200

11
6.3%

5
5.6%

6
7.1%

$220

1
0.6%

1
1.1%

0
0.0%

$250

2
1.1%

0
0.0%

2
2.4%

$275

1
0.6%

0
0.0%

1
1.2%

$300

15
8.6%

8
8.9%

7
8.3%

$350

5
2.9%

2
2.2%

3
3.6%

$360

1
0.6%

1
1.1%

0
0.0%

$400

13
7.5%

5
5.6%

8
9.5%

$450

1
0.6%

1
1.1%

0
0.0%

$475

1
0.6%

0
0.0%

1
1.2%

$500

26
14.9%

13
14.4%

13
15.5%

$550

1
0.6%

1
1.1%

0
0.0%
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[Continuing table]
Event Day
14. Total amount your group will have Overall Saturday Sunday
spent in the Big Bear Valley area
0
$600

5
2.9%

2
2.2%

3
3.6%

$700

7
4.0%

3
3.3%

4
4.8%

$800

3
1.7%

2
2.2%

1
1.2%

$850

3
1.7%

2
2.2%

1
1.2%

$1,000

14
8.0%

5
5.6%

9
10.7%

$1,200

3
1.7%

1
1.1%

2
2.4%

$1,500

6
3.4%

5
5.6%

1
1.2%

$1,800

1
0.6%

0
0.0%

1
1.2%

$2,000

7
4.0%

6
6.7%

1
1.2%

$2,500

1
0.6%

1
1.1%

0
0.0%

$3,000

5
2.9%

4
4.4%

1
1.2%

$4,000

2
1.1%

0
0.0%

2
2.4%

$5,000

1
0.6%

1
1.1%

0
0.0%

$8,000

1
0.6%

1
1.1%

0
0.0%

Totals

174
100.0%

90
84
100.0% 100.0%

Mean

729.74

841.50

610.00

Median

462.50

500.00

400.00
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TBID LODGING
Event Day
9. On this trip from your main residence, Overall Saturday Sunday
was it primarily to attend this event?
0
Yes

178
94.2%

95
97.9%

83
90.2%

No

5
2.6%

1
1.0%

4
4.3%

NR

6
3.2%

1
1.0%

5
5.4%

Totals

189
100.0%

Percents
100

97
92
100.0% 100.0%

Type of Lodging
Overall
Stayed overnight in TBID lodging, or
not?
TBID for event

Event Day
Saturday

Sunday

53.2%

99

61.5%

59

44.4%

40

TBID not for event

0.0%

0

0.0%

0

0.0%

0

2nd home friends/relative for event

7.0%

13

7.3%

7

6.7%

6

2nd home friends/relatives not for
event
Not Overnight for event

1.6%

3

1.0%

1

2.2%

2

27.4%

51

25.0%

24

30.0%

27

Not Overnight not for event

1.1%

2

0.0%

0

2.2%

2

Overnight not in Big Bear

7.0%

13

3.1%

3

11.1%

10

2.7%

5

2.1%

2

3.3%

3

100.0% 186

100.0%

96

100.0%

90

Missing Data
Totals

Came For Event
Yes Stayed in TBID Lodging
Overall
Event Day
Saturday
Sunday
11. On this trip from your main
residence, how many nights are you
staying?
0

0.0%

0

0.0%

0

0.0%

0

1

28.3% 28

25.4% 15

32.5% 13

2

57.6% 57

57.6% 34

57.5% 23

3

9.1%

9

11.9%

7

5.0%

2

4

4.0%

4

3.4%

2

5.0%

2

5+

1.0%

1

1.7%

1

0.0%

0

Totals

100.0% 99

100.0% 59

100.0% 40

Mean

1.97

2.07

1.83

Calculating Big Bear Valley TBID Pillow Nights
1. Number TBID came for event stayed overnight / Total Sample Size = Percentage of TBID
in sample.
2. Percentage of TBID in sample X estimated Total Attendance = Number of overnight
TBID lodging
among all attendees.
3. Number of overnight TBID lodging among all attendees X Average Number TBID
Nights stayed = Total Number of Pilllow Nights.
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734
Total Responses
Date Created: Tuesday, May 30, 2017
Complete Responses: 734
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Q1: What is your gender?
Answered: 734
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Q1: What is your gender?
Answered: 734
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Q2: How did you hear about Spartan Race?
Answered: 731
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Q2: How did you hear about Spartan Race?
Answered: 731
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Q3: What motivated you to participate in a Spartan Event?
Answered: 734
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Q3: What motivated you to participate in a Spartan Event?
Answered: 734
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Q4: How likely is it that you would recommend Spartan Race to a
friend or colleague?
Answered: 727
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Q4: How likely is it that you would recommend Spartan Race to a
friend or colleague?
Answered: 727
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Q5: How many Spartan Races have you participated in?
Answered: 732
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Q5: How many Spartan Races have you participated in?
Answered: 732
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Q6: How did you participate?
Answered: 731
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Q6: How did you participate?
Answered: 731
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Q7: For the following questions, please rate your satisfaction for
each of the following based on your race experience:
Answered: 733
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Q7: For the following questions, please rate your satisfaction for
each of the following based on your race experience:
Answered: 733
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Q8: Which events did you participate in?
Answered: 733
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Q8: Which events did you participate in?
Answered: 733
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Q9: Will you do this Spartan Race again?
Answered: 729
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Q9: Will you do this Spartan Race again?
Answered: 729
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Q10: Will you complete the Spartan Trifecta*? *You must complete
one Sprint, one Super, and one Beast in a calendar year.
Answered: 732
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Q10: Will you complete the Spartan Trifecta*? *You must complete
one Sprint, one Super, and one Beast in a calendar year.
Answered: 732
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Q11: Do you plan to compete in any of the following events this
year? (Check all that apply)
Answered: 570
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Q11: Do you plan to compete in any of the following events this
year? (Check all that apply)
Answered: 570
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Q12: What other obstacle course races have you participated in?
(Check all that apply)
Answered: 702
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Q12: What other obstacle course races have you participated in?
(Check all that apply)
Answered: 702
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Q13: How does Spartan Race compare to these events?
Answered: 710
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Q13: How does Spartan Race compare to these events?
Answered: 710
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Q14: Will you do another Spartan Event?
Answered: 733
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Q14: Will you do another Spartan Event?
Answered: 733
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Q18: Please describe your accommodations for this event.
Answered: 729
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Q18: Please describe your accommodations for this event.
Answered: 729
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Q20: How many nights in total did you stay in the area on your
trip?
Answered: 723
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Q20: How many nights in total did you stay in the area on your
trip?
Answered: 723
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Skipped: 11

Q21: How many people were with you in your immediate travel
party (including yourself)?
Answered: 728

Powered by

Skipped: 6

Q21: How many people were with you in your immediate travel
party (including yourself)?
Answered: 728

Powered by

Skipped: 6

ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF MARCH 21, 2018

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2018-022/CUP

Proposal:

To consider revisions to Conditional Use Permit 2015-106/CUP, which
approved a vacation rental check-in office, convenience store, frozen yogurt
shop and bicycle rentals on the 10,480 square foot property in the CommercialVisitor (C-3) zone. The applicant requests approval of the removal of the
frozen yogurt component and the addition of the on-site consumption of beer
and wine within a food service/public eating place and rental of seasonal
recreational equipment.

Location:

39212 Big Bear Boulevard, APN 306-164-01

Applicant:

Reneh Shahin, property and business owner

Recommendations: Staff recommends that the Planning Commission hold a public hearing on the
Conditional Use Permit, determine the project exempt from the California
Environmental Quality Act and adopt the attached Resolution approving the
Conditional Use Permit subject to the recommended conditions of approval.

Submitted by,

Prepared by,

ROBERT D. DALQUEST
Planning Director

JANICE ETTER
Sr. Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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BACKGROUND
In 2015, the Planning Commission reviewed several proposals submitted by Mr. Reneh Shahin after
his purchase of the property at 39212 Big Bear Boulevard. Conditional Use Permit 2015-106 was
submitted for the consideration of renovating the building to operate a check-in office for his business,
Cabins 4 Less, and a convenience market, called Boulder Bay Station. In addition to the typical items
sold at a convenience market, the applicant requested approval for the sale of beer and wine.
The property is located at the northeast corner of Blue Jay Road and Big Bear Boulevard in the
Commercial-Visitor (C-3) zone. The property contains 10,480 square feet in area and is developed
with a 1,136 square foot building, 266 square feet of decking and eight parking spaces.
Exterior and interior improvements were proposed to the building pursuant to the plans prepared by
Thomas Designs, dated August 3, 2015. Exterior improvements included a handicapped-accessible
ramp on the south side of the building, a trash can enclosure area on the north side of the building,
and freestanding and wall signs.
Interior improvements included remodeling the southerly portion of the building into a check-in office
with a counter, computer stations and employee area; creation of two handicapped-accessible
restrooms, construction of a sink area in the northerly portion of the building, installation of food and
beverage counters, installation of a walk-in cold beverage storage area, and construction of a wall of
frozen yogurt dispensers. A small area of indoor seating was be provided within the building. The
applicant requested an outdoor seating area and an outdoor area for the display of merchandise. The
convenience store component of the proposal required the Conditional Use Permit application and
Planning Commission review. The Planning Commission adopted Resolution No. 2015-12 approving
Conditional Use Permit No. 2015-106/CUP on August 19, 2015.
An excerpt of the Zoning Map is shown below and photos of the property are shown on the following
page:
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Exterior and Interior Photos

Mr. Shahin returned to the Planning Commission on October 7, 2015, for discussion of signs and
landscaping. On December 2, 2015, Mr. Shahin returned again to the Planning Commission for a
freestanding monument signs and to make revisions to the Conditional Use Permit 2015-106/CUP by
the addition of bicycle rentals. These revisions were approved by the adoption of Planning
Commission Resolution No. 2015-18, attached to this report as Attachment 3.
After seeing no progress for several months, the Planning Commission requested Mr. Shahin to
appear before them to discuss the status of the project. The item was scheduled for the Planning
Commission meeting of May 18, 2016, however, Mr. Shahin did not attend this meeting. The minutes
of this meeting are attached as Attachment 4.
Zoning

Commercial-Visitor (C-3)

General Plan Designation

Commercial Visitor (CV)

Existing Land Use

Office, convenience market, bike rental and paved parking spaces

Adjacent Land Uses

North – Multiple Family Residential (R-3);
South – Commercial-General (C-2), developed with residential
uses
East – Commercial-General (C-2), developed with lodging
West – Commercial-General (C-2), market, restaurant, office and
sports equipment rental facility

The San Bernardino County Tax Assessor records state the construction date of the building as 1968.
City records indicate that the building was used as the Hitching Post Wedding Chapel in the 1970’s
and 1980’s, before being converted to office use in 2001.
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Interior Improvements
After these approvals by the Planning Commission, Mr. Shahin proceeded with improvements to his
building, including obtaining building permits for the tenant improvements for the frozen yogurt shop.
The improvements included the installation of commercial kitchen components consisting of a threebay sink, cold storage, dry storage and stainless steel counters for a Public Eating Place to satisfy the
requirements of the San Bernardino County Department of Environmental Health Services (DEHS).
In addition, Mr. Shahin applied for a liquor license through the Riverside Office of the California
Department of Alcoholic Beverage Control (ABC). A Type 20 license for the Off Sale of Beer and
Wine was requested for the operation of a convenience market.
After going through the public notification process, Mr. Shahin was notified by the ABC that the City
has an over concentration of Type 20 licenses, and that a license of this type was not available.
However, because he had approval from the DEHS for a Public Eating Place, the Type 20 Off Sale
license could be converted to a Type 41 On Sale Beer and Wine, Public Eating Place license if food
was being served. Mr. Shahin proceeded with creating a menu, obtaining an approval of the menu
through the ABC, and creating a small bar and seating area of approximately 225 square feet in place
of the former yogurt shop area, as shown in the following photographs.

Yogurt Area

Beer & Wine Area
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Menu

This change in land use was discovered by the Code Compliance and Planning Department on May
31, 2016, while performing a follow-up inspection. Mr. Shahin was informed at that time that he
only had approval for a yogurt shop, and that he did not have approval for the on-site consumption of
beer and wine nor for the food service, and that the existing land use approval under the Conditional
Use Permit must be revised. Mr. Shahin indicated that because he was following County DEHS and
State ABC requirements, he was unaware that he was in violation of the City ordinances.
It is this change in land use that the Planning Commission is reviewing today. In addition, Mr. Shahin
is requesting consideration of a change to allow the rental of seasonal recreational equipment, instead
of specifically bicycles, as stated in Planning Commission Resolution No. 2015-18.
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ANALYSIS
The project is being evaluated for compliance with the commercial development standards contained
in Development Code Chapter 17.35. The project complies with these Development Code standards,
as shown in Table 1:
Table 1 - Compliance with Development Code Standards
Development Code Standard
Requirement
Building Setbacks
Front and 15 feet
street
side
Rear
15 feet for structures and
10 feet for parking from
residentially zoned property
Side
0 feet
Floor Area Ratio
Open space
Snow Storage
Building Height
Parking Spaces

0.50 FAR
20%
5%
35 feet
5 spaces, including 1
designated accessible
parking space

Proposal
70 feet from Big Bear Boulevard
17 feet from Blue Jay Road
20 feet for main structure, 5 feet for
shed, 17 feet for parking
13 feet 6 inches for building, 14 feet for
parking
0.13 FAR
25.5%
20%
17 feet to top of parapet wall
7 spaces, including
1 designated
accessible parking space

Food, Beer and Wine
The Site Plan of the property and the Floor Plan of the building are shown on the following page.
The 225 square foot area that was formerly the yogurt shop is highlighted in yellow. Previously, this
area contained wall mounted frozen yogurt machines, two small tables and two couches. The wall
mounted frozen yogurt machines have been removed and are replaced by a small bar with
approximately four (4) bar stools and the small seating area remains.
The food preparation area is highlighted in blue on the floor plan on the following page. Food is
prepared in a microwave oven, Panini press or crock pot, as allowed by the DEHS. We believe that
this small scale cooking facility is similar to a café, which is a permitted land use in the C-3 zone.
The hours of operation of the business are from 8 a.m. to 9 p.m. on weekdays, and 8 a.m. to 11 p.m.
on weekends. The applicant indicates that there is no designated bartender, and that the food and beer
and wine component of the business has been very light.
The Planning Commission may recall that by Planning Commission Resolution No. PC2015-12, the
closing time of the yogurt and convenience store was required to be 10 p.m. It is requested that the
Planning Commission discuss if extending the hours of operation to 11 p.m. on weekends is
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appropriate, or if the 10 p.m. closing time for food and alcohol should still apply to the revised
business operations. The Planning Commission has the full authority to limit the hours of alcohol
service.
Site Plan:

Floor Plan

Food prep
area

Beer and
Wine
service area
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Table 2 - Interior Space
Use
Check-in Office, Lobby and
Restroom
Convenience Market
Beer and wine service and seating
Kitchen, Storage and Restroom

Area (Approx.)
460 sq. ft.
210 sq. ft.
225 sq. ft.
180 sq. ft.

As shown by the menu and the floor plan, the food service operations are limited to only a few items.
In addition, the beer and wine service is also limited to only a 225 square foot area within the building.
There is no designated bartender and the hours of operation are limited.
At all times when food and alcoholic beverages are being sold, employees of the primary business,
Cabins 4 Rent, are on the premises. Over the year that this food and alcohol service has been
operating, the Code Compliance Division has not received any complaints about the alcohol service
or loitering. The applicant indicates that the number of customers eating or drinking on the premises
has been very low.
Although the food and alcohol operations appear to be incidental, the Planning Department did not
believe that it was within our authority to approve a change in land use from the previously approved
frozen yogurt shop to the existing food, beer and wine service. Therefore, we request that the
Planning Commission review the proposal and determine that it is an acceptable land use on this
property and further determine whether the weekend operating hours of the food and alcoholic
beverage service should be limited to 10 p.m. or the requested 11 p.m. time.
Recreational Equipment Rental
The Planning Commission may also recall that during the December 2, 2015, Planning Commission
meeting, a discussion was held regarding the applicant’s request to rent bicycles and small handcarried water craft, including kayaks, stand up paddle boards (SUP’s) and possibly canoes. This
December report contains a detailed discussion that bicycle rentals are specifically listed as an
allowable land use in the C-3 zone, but that the rental of other recreational items including, kayaks as
well as skis and snowboards, are omitted from the list of allowable land uses in this zone as shown in
Development Code Table 17.35.030.A.
At that time, the Commission discussed that it is appropriate to allow the rental of recreational
equipment in the Commercial-Visitor zone, and the Planning Department should include this item on
the list of “clean-up” items to the Development Code. Development Code Amendment 2017078/DCA, will modify the allowable land uses the Commercial-Visitor (C-3) and CommercialRecreation (C-4) zones, including allowing recreational equipment rentals. Although discussion
about this Code Amendment was focused on the Moonridge business district, it also applies to the
properties zoned C-3 zone on the west side of the City. This Code Amendment was discussed at the
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Planning Commission meeting of March 7, 2018. It will be heard by the City Council in April, and,
if approved, it will become effective mid-year.
Mr. Shahin is requesting approval to allow the rental of various seasonal items in anticipation of this
Development Code Amendment. In addition to the already approved bicycles rentals, the applicant
wants to be allowed to rent kayaks and SUP’s and sleds or toboggans.
At this time, our recommendation is that Mr. Shahin be able to operate any business that is listed in
the Development Code as an allowable land use, and subject to the regulations established for that
land use, such as maximum area of outdoor display of the merchandise. At such time the
Development Code Amendment allowing recreational equipment rentals is effective, Mr. Shahin will
be able to rent additional items (kayaks, SUP’s sleds) subject to those new regulations, and without
the need to return to the Planning Commission for review of a new Conditional Use Permit.
General Plan
Land Use
The General Plan land use designation of the property is Commercial-Visitor (CV). The CommercialVisitor designation is intended to provide for goods and services oriented to serving the needs of
visitors to the city, vacationers and the traveling public. The proposed land uses of a vacation rental
check-in office and convenience market are consistent with the intent of this district. Cabins 4 Less
is an established vacation rental provider in the Big Bear Valley. This project is consistent with Land
Use Element Goal L 2 to adopt land use and development policies which encourage expansion of
existing businesses and growth and diversification of the City’s economic base. The project must be
held to comply with Land Use Policy L 4.2 that the commercial development provides an attractive
environment for business and creates long-term value for the community.
Circulation
Project-related traffic has been analyzed for compliance with Circulation Element Program C 1.7.1
through this Conditional Use Permit process. The existing driveway configuration is being allowed
to remain. The project is being required to comply with Circulation Element Policy C 1.2 to maintain
clear sight distances at the intersection. The property is within a convenient walking distance from
Boulder Bay Park, which is consistent with Circulation Goal C 3. In order to enhance accessibility
and convenience for bicyclists, the applicant must provide a bike rack as required by Program C 3.1.2.
FINDINGS
In order to approve a Conditional Use Permit application, the Planning Commission must make the
following five findings that are contained in Development Code Section 17.03.170:
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1. The proposed use and design are consistent with the goals, policies and objectives of the
General Plan.
2. The proposed use and design are beneficial and desirable to the community and is consistent
with the purpose, intent and standards of the Development Code and other applicable codes
and ordinances adopted by the City of Big Bear Lake.
3. The site for the proposed project is adequate in size and shape to accommodate all yards, open
spaces, setbacks, walls and fences, parking areas, fire and building code considerations, and
other features pertaining to the application.
4. The proposed project and the on-going operation of the use will not have a substantial adverse
effect on abutting property or the permitted use thereof, and will not generate excessive noise,
vibration, traffic or other disturbances, nuisances or hazards.
5. The site for the proposed project has adequate access, meaning that the site design incorporates
street and highway limitations.
Staff has provided an analysis and evidence in this report to support the findings.
ENVIRONMENTAL REVIEW
The project has been reviewed for compliance with the California Environmental Quality Act
(CEQA). The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15303 (Class 3) of the State CEQA Guidelines. This section
exempts the conversion of existing small structures from one use to another, where only minor
modifications are necessary. Staff recommends that the Planning Commission determine that the
project qualifies for a Class 3 Categorical Exemption. A Notice of Exemption is attached to this Staff
Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on March 7, 2018. In addition, the notice
was mailed to 46 surrounding property owners within a 300-foot radius and posted in three public
places a minimum of ten days prior to this hearing date as established in Development Code Section
17.03.030. The public hearing notice was also placed on the Planning Commission’s page of the
City’s website, www.citybigbearlake.com. No public correspondence has been received as of the
date of writing this report.
CONCLUSIONS AND RECOMMENDATION
The Planning Department has reviewed the requested change from a frozen yogurt shop to a food,
beer and wine service, and recreational equipment rentals, in conjunction with the primary use of the
property as a check-in office for Cabins 4 Less, on the property at 39212 Big Bear Boulevard in the
Commercial-Visitor zone. The land use change is small in scope by a limited menu and limited in
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scale by an area of approximately 225 square feet within the existing building. This land use is similar
to a café, which is an allowable land use in the C-3 zone. Therefore, proposed project complies with
the goals, programs and policies contained in the General Plan elements. The site and building
comply with all of the commercial development standards contained in Development Code Chapter
17.35 for the Commercial-Visitor (C-3) zone. The land use is consistent with the allowable land uses
in this zone and the proposed business will serve visitors, vacationers and the traveling public, if it is
done in an attractive manner.
Staff recommends that the Planning Commission hold a public hearing on the Conditional Use Permit,
determine the project exempt from the California Environmental Quality Act and adopt the attached
Resolution approving the Conditional Use Permit subject to the recommended conditions of approval.
MOTION
If the Planning Commission agrees with the staff’s recommendation, then the following motion is
suggested:
“I move to approve Resolution No. 2018-XX, finding that the project is exempt from the
California Environmental Quality Act, and approving Conditional Use Permit 2018-022,
revising earlier Conditional Use Permit 2015-106, and allowing removal of the frozen yogurt
component and addition of the on-site consumption of beer and wine within a food
service/public eating place and rental of seasonal recreational equipment. based on the findings
and subject to the conditions of approval.”

Attachments:
1.
Draft Resolution
2.
Notice of Exemption
3.
Staff Report, December 2, 2015, Planning Commission Meeting and Resolution PC2015-18
4.
Minutes of the May 18, 2016, Planning Commission Meeting

N:\2-Group\Planning\CURRENT\CUP (Sa)\2018\2018-022 ~ 39212 Big Bear Blvd ~ Shahin onsite alcohol\Staff
Reports\Draft 2 Staff Report 03212018.docx
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ATTACHMENT 1
RESOLUTION NO. PC2018-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BIG
BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA,
APPROVING CONDITIONAL USE PERMIT 2018-022/CUP REVISING
PRIOR CONDITIONAL USE PERMIT 2015-106 TO REMOVE THE FROZEN
YOGURT COMPONENT AND ADD A PUBLIC EATING PLACE AND THE
ON SITE CONSUMPTION OF BEER AND WINE AND ALLOW THE
RENTAL OF SEASONAL RECREATIONAL EQUIPMENT AT 39212 BIG
BEAR BOULEVARD, ASSESSOR’S PARCEL NUMBER 306-164-01.
A.

RECITALS
(i)

Mr. Reneh Shahin has filed Conditional Use Permit application 2018-022/CUP
seeking approval to revise an earlier Conditional Use Permit application, 2015106/CUP, which approved the operation of a vacation rental check-in office for Cabins
4 Less and a convenience market with alcohol and frozen yogurt sales. The proposed
revisions, as stated in Conditional Use Permit application 2018-022/CUP, are to
remove the frozen yogurt shop component of the project and add a public eating place
and the on-site consumption of beer and wine, and to allow the rental of seasonal
recreational equipment as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to 10,480 square feet of property in the Commercial-Visitor
(C-3) zone identified as 39212 Big Bear Boulevard, (APN 306-164-01). A legal
description of the property is contained in Exhibit 1 attached hereto, and a vicinity
map is attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, proposes limited food preparation and service
within the existing commercial kitchen facilities, and to change the use of an area of
approximately 225 square feet, which was previously approved for a frozen yogurt
shop, into a small bar with approximately four bar stools and a small seating area for
the on-site consumption of food, beer, and wine within a portion of the existing 1,136
square foot commercial building. The building is currently used as a check-in office
for the vacation rental business, Cabins 4 Less, and a convenience market. The
Application further proposes to rent recreational equipment on a seasonal basis,
including bicycles, kayaks, and SUP’s in the summer and sleds and toboggans in the
winter.

(iv)

The properties north of the subject site are zoned Multiple Family Residential (R-3).
One of these properties is vacant and other properties are developed with multiple
family residences and lodges. The property located west of the subject site is zoned
Commercial-Visitor (C-3) and developed with a small shopping center containing a
convenience market, restaurant, real estate office and recreational equipment rental
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shop. Other properties to the west are zoned Multiple Family Residential (R-3) and
developed with condominium units. The property to the south of the subject site is
zoned Commercial-Visitor (C-3) and developed with single family residences, and the
properties to the east are zoned Commercial-Visitor and developed lodging units.

B.

(v)

The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15303 (Class 3) of the State CEQA
Guidelines. This section exempts the conversion of existing small structures from one
use to another, where only minor modifications are necessary.

(vi)

On March 21, 2018, the Planning Commission conducted a duly noticed public hearing
on the Application in Hofert Hall of the Civic and Performing Arts Center, 39707 Big
Bear Boulevard, Big Bear Lake, California, and concluded said hearing on Conditional
Use Permit 2018-022/CUP on this date.

(vii)

All legal prerequisites to the adoption of this Resolution have occurred.

RESOLUTION

NOW THEREFORE, it is hereby found, determined, and resolved by the Planning Commission of
the City of Big Bear Lake, as follows:
1.

The Planning Commission hereby specifically finds that all of the facts set forth in the
Recitals, part A of this Resolution, are true and correct.

2.

The Planning Commission hereby finds the project Categorically Exempt from the California
Environmental Quality Act, pursuant to Section 15303, Class 3 of Exemptions.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to Conditional Use Permit Application 2018022/CUP:
a.

The proposed use and design are consistent with the goals, policies and objectives of
the General Plan. The General Plan land use designation of the property is
Commercial-Visitor (CV). The Commercial-Visitor designation is intended to
provide for goods and services oriented to serving the needs of visitors to the city,
vacationers and the traveling public. The existing land uses of a vacation rental checkin office, convenience market and bicycle rentals, are consistent with the intent of this
district. Cabins 4 Less is an established vacation rental provider in the Big Bear
Valley. The proposed additional land uses of a small food service/public eating place,
the on-site sale and consumption of beer and wine, and the additional seasonal
recreation equipment rentals, further serve visitors to the City on a small scale. This
project is consistent with Land Use Element Goal L 2 to adopt land use and
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development policies which encourage expansion of existing businesses and growth
and diversification of the City’s economic base. The project must be held to comply
with Land Use Policy L 4.2 that the commercial development provides an attractive
environment for business and creates long-term value for the community.
Project-related traffic has been analyzed for compliance with Circulation Element
Program C 1.7.1 through this development review process. The inclusion of the
additional land uses within the building does not significantly increase traffic or
circulation along Blue Jay Road or Big Bear Boulevard. The project is being required
to comply with Circulation Element Policy C 1.2 to maintain clear sight distances at
the intersection. The property is within a convenient walking distance from Boulder
Bay Park, which is consistent with Circulation Goal C3. In order to enhance
accessibility and convenience for bicyclists, the applicant must provide a bike rack as
required by Program C 3.1.2.
b.

The proposed expanded uses are beneficial and desirable to the community and are
consistent with the purpose, intent and standards of the Development Code and other
applicable codes and ordinances adopted by the City of Big Bear Lake. The site and
building comply with the commercial development standards contained in
Development Code Chapter 17.35 for the Commercial-Visitor (C-3) zone. The
building exists, having been built in 1968 and occupied by commercial businesses in
the past. The existing land use and the expanded land uses under this Application are
consistent with the allowable land uses in this zone and the proposed business will
conveniently serve visitors, vacationers and the traveling public, if it is done in an
attractive manner

c.

The site for the proposed project is adequate in size and shape to accommodate all
yards, open spaces, parking areas, fire and building code considerations, and other
features pertaining to the application. As evidenced on the submitted plans, the
building contains 1,136 square feet on a 10,480 square foot parcel. The project site
complies with building setback, building height, open space, floor area ratio and
number of parking spaces required for the building size and proposes uses. Limitations
on the area devoted to the outdoor display of rental equipment are necessary to retain
parking spaces and to reduce visual clutter.

d.

The proposed project and the on-going operation of the use will not have a substantial
adverse effect on abutting properties or the permitted use thereof, and will not generate
excessive noise, vibration, traffic, or other disturbances, nuisances, or hazards. The
operation of the rental property check-in office use, convenience store, public eating
place with beer and wine, and the recreational equipment rental is not anticipated to
generate excessive disruption. Most visitors plan their arrival during the day or early
evening hours. Equipment rentals generally occur during the daytime hours. The food
service component is limited to only a few food items. The service of beer and wine
is being limited by the hours of operation and the space devoted to this use, so that this
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use remains of a small scale and clearly incidental to the check-in office use. The
applicant must comply with State law regarding alcohol sales and service. The
operation of the recreational equipment rentals must be in compliance with all
provisions of Development Code Section 17.35.090 pertaining to the outdoor display
of merchandise, so that the operation of the business does not create a nuisance or
visibility hazard and that parking and disabled access are retained.
e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. The project proposes to use the existing
driveways from Blue Jay Road. No vehicular access to the property from Big Bear
Boulevard is proposed. Three of the existing parking spaces on the property are
configured in a manner that require cars to back out into Blue Jay Road. This is an
existing condition that is being allowed to remain, and which is not unusual in the
Boulder Bay area.

4.

Based on the findings set forth in paragraphs 1, 2 and 3 above, the Planning Commission
hereby approves Conditional Use Permit 2018-022, subject to the conditions of approval as
set forth in Exhibit 3 of this Resolution.

5.

The Secretary of the Planning Commission shall certify to the adoption of this Resolution.

PASSED, APPROVED AND ADOPTED this 21st day of March, 2018.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Becky Romine
Planning Commission Secretary

Anne Bush, Chairman
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STATE OF CALIFORNIA
)
COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE
)

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby certify
that the whole number of the Planning Commission of the said City is five; that the foregoing
Resolution, being Resolution No. PC2018-XX as duly passed and adopted by the said Planning
Commission and attested by the Commission Secretary of said City, all at a regular meeting of the
said City held on the 21st day of March, 2018, and that the same was so passed and adopted by the
following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this ________ day of March 2018.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2018-022/CUP
VACATION RENTAL CHECK IN OFFICE, CONVENIENCE MARKET, PUBLIC EATING
PLACE WITH BEER AND WINE SERVICE, AND RECREATIONAL EQUIPMENT RENTALS
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
Real property in the City of Big Bear Lake, County of San Bernardino, State of California, described
as follows:
NORTH ESTATE SUB NO 2 COM 1N N L1 LOT 18 BLK S 79.425 FT W OF NE COR SD LOT
TH W TO W L1 TH SLY TO SW COR TH E TO PT M1DWAY BETWEEN E AND W L1 SD LOT
TH N TO POB PORT1ON W 1/2
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Exhibit 2
VICINITY MAP
CONDITIONAL USE PERMIT 2018-022/CUP
VACATION RENTAL CHECK IN OFFICE, CONVENIENCE MARKET, PUBILC EATING
PLACE WITH BEER AND WINE SERVICE, AND RECREATIONAL EQUIPMENT RENTALS
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01

Staff Report
Conditional Use Permit 2018-022/CUP
Mr. Reneh Shahin
March 21, 2018
Page 19
Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2018-022
VACATION RENTAL CHECK IN OFFICE, CONVENIENCE MARKET, PUBLIC EATING
PLACE WITH BEER AND WINE SERVICE, AND RECREATIONAL EQUIPMENT RENTALS
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
APPROVAL DATE OF CONDITIONAL USE PERMIT: MARCH 21, 2018
EFFECTIVE DATE: APRIL 2, 2018
EXPIRATION DATE: APRIL 2, 2020

These conditions of approval apply to Conditional Use Permit 2018-022 to revise Conditional Use
Permit 2015-106/CUP, which approved a vacation rental check in office, convenience store, frozen
yogurt shop and bicycle rentals on the property at 39212 Big Bear Boulevard, APN 306-164-01. The
revisions include removal of the frozen yogurt component and the addition of food service/public
eating place with the on-site consumption of beer and wine. A further revision is to expand the bicycle
rentals to include other seasonal recreational equipment including kayaks and SUP’s in the summer
and sleds and toboggans in the winter. The property is zoned Commercial-Visitor (C-3). For the
purpose of these conditions, the term “applicant” shall also mean the developer, the owner or any
successor(s) in interest to the terms of this approval.
General conditions:
1.

Approval is granted for Conditional Use Permit 2018-022/CUP for the continued operation of
a check-in office for Cabins 4 Less and convenience market, the removal of the frozen yogurt
shop component of the business, and the addition of ancillary uses of a public eating place
with a limited menu and the sale and service of beer and wine and recreational equipment
rentals subject to the conditions of approval herein, on the property located at 39212 Big Bear
Boulevard, Assessor’s Parcel Number 306-164-01. This approval is granted based on the
application materials dated February 2, 2018, submitted by Mr. Reneh Shahin and site plan,
floor plan and building elevations, as amended herein, prepared by Thomas Designs dated
August 3, 2015. These plans and the proposed use of the site are approved as submitted and
conditioned herein, and shall not be further altered unless reviewed and approved by the
affected City departments. If not appealed, this approval shall become effective on the
eleventh (11th) day after the date of the Planning Commission’s approval; or the next city
business day following such eleventh (11th) day when the eleventh (11th) day is not a city
business day. This approval shall expire twenty-four (24) months after the effective date of
the approval unless the use or occupancy which is the subject of this action has taken place
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and all conditions of approval have been met, or a time extension has been granted by the
City. Any application for an extension of time shall be submitted to the Planning Division,
along with the required fee, at least ninety (90) days prior to the expiration date of this
approval. Conditional use permit approval shall apply only to the property for which the
application was made, and shall apply to that property as long as the use for which approval
was granted is in effect, regardless of changes in ownership.
2.

The Planning Commission may periodically review any Conditional Use Permit to ensure that
it is being operated in a manner consistent with conditions of approval or in a manner which
is not detrimental to the public health, safety, or welfare, or materially injurious to properties
in the vicinity. If, after review, the Planning Commission deems that there is sufficient
evidence to warrant a full examination, then a public hearing shall be set. The Conditional
Use Permit may be modified or revoked pursuant to the provisions established in
Development Code Section 17.03.170 G.

3.

Minor modifications to this approval which are determined by the City Planner to be in
substantial conformance with the approved site plan, and which do not intensify or change the
use or require any deviations from adopted standards, may be approved by the City Planner
upon submittal of an application and the required fee.

4.

Approval of this application does not relieve the applicant from complying with other
applicable Federal, State, County or City regulations or requirements, specifically including
the requirements of the State of California Department of Alcoholic Beverage Control for the
sale of alcohol and the San Bernardino County Department of Environmental Health Services
for the serving of food and beverages.

5.

In the event that exhibits and written conditions are inconsistent, the written conditions shall
prevail.

6.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and its
officers, employees, and agents from and against any claim, action, or proceeding against the
City of Big Bear Lake, its officers, employees, or agents to attack, set aside, void, or annul
any approval or condition of approval of the City of Big Bear Lake concerning this project,
including but not limited to any approval or condition of approval of the City Council,
Planning Commission, or City Planner. The City shall promptly notify the applicant of any
claim, action, or proceeding concerning the project and the City shall cooperate fully in the
defense of the matter. The City reserves the right, at its own option, to choose its own attorney
to represent the City, its officers, employees, and agents in the defense of the matter.

7.

The applicant shall be responsible for informing all subcontractors, consultants, engineers, or
other business entities providing services related to the project of their responsibilities to
comply with all pertinent requirements in the Big Bear Lake Municipal Code, including the
requirement that a business license be obtained by all entities doing business in the City.
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8.

The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, and local agencies including, but not limited to,
the following:
City of Big Bear Lake Engineering Division (sewer connection/encroachment permits)
Big Bear Fire Department
City of Big Bear Lake Department of Water
City of Big Bear Lake Building Division (development impact fees)
Bear Valley Unified School District
San Bernardino County Department of Environmental Health Services
State of California Department of Alcoholic Beverage Control
The duty of inquiry as to such requirements shall be upon the applicant.

9.

The land uses shall meet the standards and shall be developed within the limits established by
the Municipal Code as related to emissions of noise, odor, dust, vibration, wastes, fumes, or
any public nuisances arising or occurring incidental to the establishment or operation.

10.

All plans, specifications, studies, reports, calculations, maps, notes, legal documents, and
designs, shall be prepared, signed, and stamped (when required) only by those individuals
legally authorized to do so.

11.

From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place and provide appropriate
dust control measures, per City standards, to minimize nuisance from dust at all times. (ENG,
B&S)

The following conditions shall be completed prior to or in conjunction with issuance of building
permits for construction. Where a condition specifies that plans or other items shall be
submitted to the City for review and approval, the approval of these items by the appropriate
City departments shall be obtained prior to issuance of permits for each phase of construction:
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12.

If additional Building Permits are required to be obtained for this project, then Plans shall be
submitted to the Building and Safety Division for review and approval, and shall comply with
the latest adopted edition of the following codes: (B&S)
a.
b.
c.
d.
e.
f.

2016 California Building Code and its appendices and standards; including those
portions adopted by the State Fire Marshal
2016 California Plumbing Code and its appendices and standards
2016 California Mechanical Code and its appendices and standards;
2016 California Electrical Code;
2016 California Fire Code and its appendices and standards; and
California Code of Regulations, Title 19 and Title 24.

13.

The applicant shall provide facility fixture counts to the Engineering Division for calculation
of sewer development impact fees. Prior to issuance of a building permit, the applicant shall
pay sewer fees to the Engineering Division. (ENG)

14.

Upon submittal of building plans to the Building and Safety Division for building
construction, a fire protection review will be required to be performed by the Fire Department
as required by 2016 CFC, Section 503.1.1 and Appendix B, Section B101.1, as amended by
the Fire District. (FIRE)

15.

If additional Building Permits are required to be obtained for this project, then the applicant
shall submit four (4) sets of final construction plans, site plans, building elevations, and floor
plans to the Building and Safety Division for review and approval by all applicable
departments. Such plans shall be fully dimensioned and in substantial conformance with those
plans approved by the Planning Commission. Plans shall address the following: (B&S,
PLN, ENG, FIRE)
a.

The final conditions of approval shall be incorporated into the construction plans and
shall be reproduced on sheets within the construction plans.

b.

Elevation drawings shall note proposed materials, colors, height, and dimensions of
the existing structure and any modifications proposed to the structures.

c.

The building plans shall indicate all appropriate fire separation requirements between
the different occupancies within the building to the satisfaction of the Building and
Safety Division.

d.

The building plans shall provide occupant load calculations based on the applicable
CBC Table.

e.

In accordance with the Green Building Standards Code and the Green Building
Ordinance adopted by the City of Big Bear Lake, a note shall be provided on the cover
sheet of the plans that indicates: “Prior to granting of a final inspection, all
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receipts/invoices for solid waste disposal of construction and demolition materials
from the project shall be submitted to the Building and Safety Division by the permit
applicant.”
f.

Location and method of screening for all ground-mounted, roof-mounted and
building-mounted equipment shall be demonstrated on the elevations, including but
not limited to trash receptacle areas, exhaust vents, air conditioning and heating units,
utility boxes, and backflow devices. All equipment shall be screened from public view
and designed to be an integral component of the building design. All roof-mounted
equipment shall be screened from view by parapet walls or other architectural means.
The applicant shall demonstrate to the satisfaction of the City Planner that no roofmounted equipment will be visible from the public right-of-way. Screening shall be
compatible with main structures and include landscaping where appropriate. The
screening requirement shall not pertain to solar energy collection panels. The method
of screening, including materials, colors and dimensions of the screen, shall be
depicted on the plans. (B&S, PLN)

16.

All agency approvals for permit issuance shall be on file with the Building and Safety
Division. (B&S)

17.

All lighting fixtures and luminaires shall demonstrate compliance with the following: (PLN)
a.

Lighting fixtures and luminaires shall be of decorative design in keeping with the
design theme of the site. Colors shall be anodized brown, dark green, gray, brown, or
other earth tone color to blend in with the forest environment.

b.

Show the location of decorative light standards and fixtures, including buildingmounted light fixtures to illuminate the parking area and other areas accessible to
members of the public and the proposed illumination levels of these lights, extending
ten (10) feet beyond the property line.

c.

Illumination shall not create off-site light and glare.

d.

Maximum permitted luminaire height shall be twenty (20) feet within parking lots and
sixteen (16) feet within other portions of the site.

e.

The minimum permitted illumination within parking areas and walkways shall be 1.0foot candle. The maximum permitted illumination on-site shall be 5.0-foot candles.

f.

Exterior lighting shall be reduced to the extent feasible during hours that the business
is not in operation, to preserve views of the night sky.
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18.

When alterations, structural repairs, improvements or additions are made to an existing
building, the provisions of Division 2 shall apply. Twenty percent (20%) of the construction
valuation shall be applied to building and/or building site for disabled access improvements
(CBC Section 11B-202.4), addressed in the following order of importance:
a.

Accessible route from the public sidewalk to the accessible building entrance, whre
public sidewalks exist.

b.

Accessible parking.

c.

Accessible route from the accessible parking space to the accessible building entrance

d.

Accessible route from the accessible building entrance to the area(s) of improvement

e.

Accessible restrooms.

19.

Accessible parking spaces shall comply with all applicable provisions of CBC Section 11B502, including but not limited to pavement markings, identification signs, and parking space
dimensions. (B&S)

20.

The applicant shall provide a plumbing fixture count to the Building & Safety Department
and the Department of Water indicating the number of plumbing fixture units and the water
flow rates (GPM & GPF) for each fixture to demonstrate a 20% reduction in potable water
usage. If the plumbing fixture count of the building exceeds the equivalent of one (1) EDU,
a larger water meter or additional water impact fees will be required to be collected by the
Department of Water. The applicant must contact the Department of Water directly at (909)
866-5050 or in person at 41972 Garstin Drive, Big Bear Lake to determine how this
requirement will affect the project. (B&S, DWP)

The following conditions and requirements shall be met during construction activities:
21.

During construction of the project, any temporary building, trailer, commercial coach, etc.
installed and/or used in connection with a construction project shall comply with all rules and
regulations adopted by the City of Big Bear Lake, including approval of a Temporary Use
Permit by the Planning Division. (B&S, PLN)

22.

The applicant shall provide solid waste disposal containers on-site during all phases of
construction. The accumulation of refuse and debris that may constitute an unsightly/unsafe
public nuisance to surrounding properties is not permitted. (B&S)

23.

From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place; and provide appropriate
dust control measures, per City standards, to minimize nuisance from dust at all times.
Erosion control measures shall follow NPDES Best Management Practices. (ENG, B&S)
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24.

Noise generated from construction, maintenance, or demolition activities shall not be
permitted between the hours of 7:00 p.m. and 7:00 a.m., or on Sundays and national holidays,
except as approved by the Chief Building Official. (PLN)

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection and release of utilities:
25.

Prior to installing new business signs and/or obtaining building permits for business signs, the
applicant shall submit a Sign Review application to the Planning Division and obtain approval
of that application. (PLN)

26.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans, floor plans, structural plans, building
elevations and lighting plans. Items required to be installed, including ramps, bike racks,
screening, striping, required signage, shall be installed to the satisfaction of the requesting
departments prior to the final approval of the project. (PLN)

27.

Fire extinguishers shall be required in accordance with the 2016 California Fire Code, Chapter
9, including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current State Fire Marshal service tags. Travel
distance to a fire extinguisher shall not exceed 75 feet. The applicant shall contact the Fire
Department for the requirements pertaining to the number type, and placement of fire
extinguishers. (FIRE)

28.

A building address shall be provided for the main office building in such a way as to be plainly
visible and legible from the street or road fronting the property. Said address numbers shall
contrast with their background. Address numbers shall be a minimum of 12 inches high with
a minimum stroke of 0.75 inch and shall be electrically illuminated by an internal or external
source during the hours of darkness. The property address shall be installed pursuant to the
2013 California Fire Code, Section 505.1 as amended by Big Bear Lake Fire Protection
District Ordinance No. FP2010-18. (FIRE)

29.

At the street entrance to the parking lot, a sign (17” x 22” minimum size) shall be posted
stating “Unauthorized vehicles parked in designated accessible spaces not displaying
distinguishing placards or special license plates issued for persons with disabilities will be
towed away at the owner’s expense. Towed vehicles may be reclaimed at _________ or by
telephoning ______.” Blank spaces shall be filled in with the appropriate information as a
permanent part of the sign. (CBC Section 11B-502.8.2) (B&S)

30.

The applicant shall contact the Planning Department a minimum of one (1) week prior to final
inspection by the Building and Safety Division to make arrangements for a final walk-through
inspection by the Planning Division. (PLN)
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The following are on-going conditions of operation:
31.

All applicable codes and ordinances shall apply, including but not limited to the 2016
California Fire Code; California Code of Regulations, Title 19; and those portions of the 2016
California Building Code, adopted by the State Fire Marshal. (FIRE, PLN)

32.

Fire extinguishers shall be maintained in accordance with the Uniform Fire Code. Fire
extinguishers are to have current State Fire Marshal service tags. (FIRE)

33.

Primary use of the building shall be a check-in office for the Cabins 4 Rent vacation rental
business.
The convenience market, recreational equipment rentals, and the food
service/public eating place and sale and service of beer and wine shall be clearly ancillary and
subordinate to the check-in office use with respect to floor area/space devoted to these uses,
provision of a limited number of food items and alcoholic beverages available on the menu
for on-site consumption, and on-site advertising sign space. (PLN)

34.

Hours of operation of the convenience market and food service shall be from 8 a.m. until 10
p.m. (PLN)

35.

Hours of operation of the on-site alcohol service shall be from 11 a.m. until 10 p.m. (PLN)

36.

A bicycle rack shall be provided on the property. (PLN)

37.

All items displayed outside of the building shall comply with Development Code Section
17.35.090 D., specifically that the display area of only 100 square feet is allowed in the nearest
location to the primary public access door and no further than 10 feet away from the building.
These provisions include, but are not limited to, the following:
a.

No items may be affixed to buildings or hung on fences or other appurtenances, such
as railings, and must be displayed in a neat and clean manner.

b.

All items on display must be in conjunction with the primary use on the premises, in
this case, a convenience market. Items that are not associated with the convenience
market shall not be displayed.

c.

Items are allowed to be displayed during normal business hours, but no later than 10:00
p.m. Recreational Equipment items shall not be displayed overnight.

d.

Benches and seating provided for the convenience of customers shall be located
adjacent to the deck. Benches and seating on the site shall be of a uniform appearance.
Since log trim is being used on the building, benches and seating shall be of a similar
log style to complement the building and to reduce visual clutter and an unattractive
property appearance.
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e.

No item shall be displayed in a manner that causes a safety hazard; obstructs the
entrance to any building; does not comply with ADA; interferes with, or impedes the
flow of pedestrian or vehicle traffic; obstructs access to any parking space or drive
aisle; is unsightly or creates any other condition that is detrimental to the appearance
of the premises or any surrounding property; or in any other manner is detrimental to
the public health, safety or welfare or causes a public nuisance.

f.

Recreational equipment for rent may be displayed within this 100 square foot area.
Recreational equipment inventory shall not be displayed in an area exceeding 100
square feet, and all additional recreational equipment inventory shall be stored within
a fenced enclosure on the east side of the building so as not to be visible to the general
public. (PLN)

38.

Landscape focal points or “yard art” shall be limited to only two items. A substantially clear
line of sight shall be maintained between the driver of a vehicle waiting or yielding at an
intersection or driveway and the driver of an approaching vehicle on the other approaches to
the intersection or the street being entered from the driveway. It shall be the responsibility of
the property owner to remove from such property or any adjacent right-of-way any such
obstruction that would impede the required clear line of sight. (PLN)

39.

Prior to issuance of a certificate of occupancy for the building, all unapproved yard art and
additional items being displayed on the property shall be removed from the property, including
but not limited to a metal cactus sculpture, an umbrella at the Big Bear Boulevard frontage, a
ladder leaning against the water tank, a Matich Corporation sign, a barbecue, a green bar and
bar seating, a white table and chairs, and a swing made from recycled skis. (PLN)

40.

Within 30 days of the effective date of this application, all temporary and unapproved signs
shall be removed from the property. (PLN)

41.

Prior to installing the freestanding monument sign, items attached to the three ore carts which
are approved as a freestanding sign, specifically the green train engine and the three smaller
ore carts, shall be removed from display. These items are not approved to be attached to the
freestanding monument sign. (PLN)

42.

Finishes used on the sign and wood frame shall be low volatile organic coatings. Lights
providing external illumination of the sign shall be LED. The sign permittee shall be required
to adjust a sign's illumination level such that it can be determined to be non-excessive as a
result of the City Planner's evaluation. No permit for an illuminated sign shall become valid
unless and until the sign's illumination level has been adjusted to the satisfaction of the City
Planner. (PLN)

43.

The applicant shall contact the Building and Safety Department prior to installing the
freestanding monument sign and he shall obtain all necessary building permits for the footing
of the sign and electrical permits for the illumination of the sign. (PLN)
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:

Clerk of the Board of Supervisors
County of San Bernardino
385 N. Arrowhead Avenue, 2nd Floor
San Bernardino, CA 92415-0130

FROM:

Planning Department
City of Big Bear Lake
P. O. Box 10000
Big Bear Lake, CA 92315-8900

Project Title:
Conditional Use Permit 2018-022/CUP
Project Location - Specific: 39212 Big Bear Blvd., APN 306-164-01, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
To modify Conditional Use Permit 2015-022 to remove a frozen yogurt shop component of the
business and add limited food service/public eating place, the on-site consumption of beer and wine,
and to expand bicycle rentals to include seasonal recreational equipment rentals as used with a checkin office for a vacation rental business and small convenience store.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Mr. Reneh Shahin
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15303, Class 3
Reasons why project is exempt:
This section exempts the conversion of existing small structures from one use to another where only
minor modifications are necessary
Lead Agency or Contact Person:
Janice Etter City Planner
Signature:

Area Code/Telephone/Extension
(909) 866-5831
Date: March 21, 2018

ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF DECEMBER 2, 2015

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2015-106/CUP AND SIGN REVIEW 2015138/SR

Proposal:

To install one freestanding monument sign and to rent kayaks and bicycles on
a seasonal basis.

Location:

39212 Big Bear Boulevard, APN 306-164-01

Applicant:

Reneh Shahin, property and business owner

Recommendations: Staff recommends that the Planning Commission hold a public hearing on the
Conditional Use Permit and Sign Review application and modify condition of
approval #35 to allow bicycle rentals but prohibit kayak rentals. Staff further
recommends that the Commission approve the freestanding monument sign
and determine bicycle rentals and the sign to be exempt from the California
Environmental Quality Act.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
At the August 19, 2015, Planning Commission meeting, the Commission approved Conditional Use
Permit 2015-106/CUP for the operation of a new check-in office for Cabins 4 Less and a small
convenience market at the northeast corner of Big Bear Boulevard and Blue Jay Road, 39212 Big
Bear Boulevard. The applicant is business and property owner, Mr. Reneh Shahin.
As part of their action, the Planning Commission placed conditions of approval #35 and 37 on the
project, which did not approve kayak and bicycle rentals from the property and required that the
applicant return to the Planning Commission for the review of the signs for the building. These
conditions read:
35.

The rental of kayaks and bicycles from this location are not approved under this Conditional
Use Permit.

37.

Prior to the installation of business advertising signs, the applicant shall submit a Sign
Review application to the Planning Department for review by the Planning Commission.

On September 8, 2015, the applicant submitted Sign Review application 2015-138/SR. Two wall
signs and one freestanding sign were discussed at the Planning Commission meeting of October 7,
2015. The two wall signs were approved, but the freestanding sign was not approved, and the
applicant was given direction to redesign this sign. The revised freestanding sign was submitted on
November 16, 2015, and a discussion of this sign is contained in this staff report.
Also at this time, the applicant requested that the Planning Commission reopen a discussion to
allow kayak and bicycle rentals from this location on a seasonal basis. This will be discussed in
detail in this staff report.
The property is zoned Commercial-Visitor (C-3). The site contains 10,480 square feet in area and is
developed with a 1,136 square foot building, 266 square feet of decking and eight parking spaces.
An excerpt from the Zoning map is shown below:
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ANALYSIS
Kayak and Bicycle Rentals
Allowable land uses are listed in Development Code Table 17.35.030A, an excerpt from this Table
is shown below. Bicycle sales and rentals are listed as a permitted land use in the CommercialVisitor (C-3) zone. Therefore, the Planning Commission may approve bicycle rentals from this
location.
In order for a land use to be allowed, that land use must be listed as permitted in the Development
Code. A separate category listing kayaks, canoes and Stand Up paddle boards (SUP) does not exist
in the Development Code. A similar land use of boats and personal watercraft is listed in the
Development Code as being not permitted in the C-3 zone. Therefore, staff is making the
interpretation that the sales and rentals of kayaks, canoes and SUP’s are not permitted in the C-3
zone. The Planning Commission could not approve kayak rentals from this location. Staff believes
that these land uses are not permitted in this zone because of the outdoor component of the land use.
Development Code Table 17.35.030A.

Staff researched prior uses of properties in this area for boats and personal watercraft (kayaks).
With respect to the kayak rentals in the Boulder Bay Center that were previously operated by Mr.
Shahin, the Business License application lists activity rentals as a secondary business activity,
however, kayak rentals where not specifically listed.
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If the Planning Commission believes that sports equipment rentals, including kayaks, canoes, and
SUP’s with an outdoor storage and display component are appropriate land uses in the C-3 zone,
they may direct staff to prepare a Development Code amendment to change the regulations and
allow these uses in this zone.
With respect to bicycle rentals, the storage and display of bicycles can be accommodated on the
property and required open space, parking, and access requirements still can be met. As illustrated
below, the applicant proposes fenced storage behind the building. Pursuant to the previously
approved site plan, approximately 25% of the site was natural or landscaped open space, which is
slightly more than the 20% minimum requirement. Approximately 5% of this landscaping could be
removed and used for bicycle storage. There is no setback requirement from property lines for this
fenced area.
There is limited area in front of the building that is available to display rental bicycles. Staff does
not want the required exit path from the building to be blocked by bikes on display. Therefore, we
are recommending that only one bicycle be displayed. To be consistent with the Development Code
requirements for outdoor displays, the display bicycle must be close to the public access door and
not located within any required landscaping or setback areas; and the proposed location complies
with these requirements.
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Bicycle rentals are an appropriate land use for this property. The main use of the property is a
check-in office for Cabins 4 Less. Visitors renting from Cabins 4 Less may also wish to rent a
bicycle. Bicycle rentals are also available to the general public. The site is walking distance from
nearby condominiums, lodges and vacation rental houses. Customers may also park at Boulder Bay
Park and walk to the rental office.
The property is located on Big Bear Boulevard at Blue Jay Road. In the Pedestrian, Bicycle and
Equestrian Master Plan, Big Bear Boulevard is proposed to be designated as a Class II bike lane
from Boulder Bay Park to Paine Road. Additionally, it is proposed to be designated as a Class III
bike route from Peninsula Road to the City boundary. The Boulder Bay neighborhood, including
the streets of Blue Jay Road, Willow Landing Road, Waterview Drive and Cienega Road, are
proposed to be designated as a Class III bike route. Therefore, this location is appropriate for a
bicycle rental use.
Signs
As directed by the Commission at the October 7, 2015, meeting, the applicant has returned with a
revised freestanding monument sign. This sign is being evaluated for compliance with the Sign
Ordinance contained in Development Code Chapter 17.12.
The sign regulations are contained in Development Code Chapter 17.12. Table 17.12.110.B.,
shown below, lists the location, dimensions and requirements for freestanding signs:
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The applicant has submitted the sign shown below:

The sign design proposes an individually-lettered sign face mounted on a wood beam with wooden
supports. The wood beam and supports give the appearance of an entrance to a mine. The ore carts
are incorporated into the sign and display sign space. However, the graphic shown above contains
one error, which is that the Cabins 4 Less lettering will be centered on the wooden beam instead of
the left side as shown in the graphic.
The maximum freestanding sign area is 50 square feet. Development Code Section 17.12.080
encourages innovative freestanding signs and gives a sign area bonus when the sign incorporates
certain elements. The applicant has included three of the listed elements which are heavy rough
sawn lumber of at least six-inch size, three-dimensional individual letters and placement of the sign
within a landscaped area. The incorporation of these elements allows a 10% increase in sign area.
In addition, the sign incorporates green features of low volatile organic coatings (VOC) finishes or
paints and LED lighting exterior illumination; which allow an additional 5% increase in sign area.
Therefore, the sign could be eligible for a 15% increase in sign area. The applicant has designed a
sign that is only 37.25 square feet, as shown in the table below:
Part of Sign
“Cabins 4 Less”
“Station”
Ore Carts
Total sign area proposed
Total sign area allowed

Dimensions (inches)
120 in. x 18 in.
60 in. x 9.5 in.
3 @ 40 in. x 22 in.

Area (sq. inch)
2160 sq. in.
570 sq. in.
2640 sq. in.

Area (sq. ft.)
15 sq. ft.
3.95 sq. ft.
18.3 sq. ft.

5370 sq. in.

37.25 sq. ft.
57.5 sq. ft.

The freestanding sign must be setback one foot from the front building setback. On this property,
the sign must be setback from both Big Bear Boulevard and Blue Jay Road. The applicant will be
required to show proof of meeting this setback and clear sight triangle requirements at the
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intersection. Staff performed a site inspection of the location of the sign as shown in the photo
below. The proposed location of the sign is indicated by the ore carts. The location of the proposed
sign does not interfere for left turn movements out of Blue Jay Road. The temporary sign that is
shown in the photo is required to be removed upon installation of the permanent freestanding sign.

Based on the submitted plans, staff recommends approval of the freestanding sign as proposed, with
the approval being subject to the attached recommended conditions, specifically those pertaining to
sign size, setback, and illumination levels. As previously required by the Planning Commission on
August 19 in Resolution No. PC2015-12 and on October 7 by minute action, additional yard art
items being displayed, including a green train “engine” and the three smaller ore carts shall be
removed from being displayed.
ENVIRONMENTAL REVIEW
The bicycle rental and sign project has been reviewed for compliance with the California
Environmental Quality Act (CEQA). The bicycle rental component of the project qualifies for a
Categorical Exemption from the California Environmental Quality Act (CEQA) pursuant to Section
15303 (Class 3) of the State CEQA Guidelines. This section exempts the conversion of existing
small structures from one use to another, where only minor modifications are necessary. The
project involves the conversion of an unused rear portion of the lot to fenced bicycle storage and
allows bicycle rental as an accessory land use to the office and retail uses on the site. The
freestanding sign portion of the project is also Categorically Exempt pursuant to Section 15311
(Class 11) of the State CEQA Guidelines, which exempts on-premise signs from environmental
review. A Notice of Exemption is attached to this Staff Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on November 18, 2015. In addition,
the notice was mailed to 206 surrounding property owners within a 300-foot radius and posted in
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three public places a minimum of ten days prior to this hearing date as established in Development
Code Section 17.03.030. The public hearing notice was also placed on the Planning Commission’s
page of the City’s website, www.citybigbearlake.com.
Staff has received one letter from Douglas and Kim Nuzum, owners of property along Willow
Landing. The Nuzum’s are opposed to kayak rentals being operated from the building and the
additional traffic generated from this business passing in front of their home. Their letter is attached
to this report as Attachment 3.
CONCLUSIONS AND RECOMMENDATION
Staff recommends that the Planning Commission hold a public hearing on the requested bicycle
rentals and freestanding sign and determine both aspects of the project to be exempt from CEQA.
With respect to the land use of bicycle and kayak rentals, staff recommends that the Planning
Commission approve of bicycle rentals subject to compliance with the recommended conditions of
approval. Staff recommends that kayak rentals not be approved at this time based on Development
Code Table 17.35.030A, which does not list kayak rentals as a permitted use and which does not
allow boats and personal watercraft rentals from this C-3 zone.
If the Planning Commission believes that boat rentals, including canoes, kayaks and SUP’s should
be allowed in this C-3 zone, then the Planning Commission may direct staff to initiate a
Development Code Amendment to allow these uses, which would return to the Planning
Commission for consideration and public hearing at a future meeting.
With respect to the freestanding sign, staff recommends that the Planning Commission approve of
the freestanding sign as submitted subject to compliance with the recommended conditions of
approval.
Attachments:
1. Planning Commission Resolution No. PC2015-XX
2. Notice of Exemption
3. Letter of opposition (Nuzum).

N:\2-Group\Planning\CURRENT\CUP (Sa)\2015\2015-0106 ~ 39212 Big Bear Blvd ~ Convenience Market and Frozen Yogurt ~
Shahin\Staff Reports and Resolutions\Staff Report Freestanding Sign and Kayak Bike Rentals 12-02-2015.docx
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ATTACHMENT 1
RESOLUTION NO. PC2015-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, REVISING CONDITIONAL USE PERMIT 2015-106/CUP TO
ALLOW BICYCLE RENTALS, UPHOLDING THE DISAPPROVAL OF
KAYAK RENTALS, AND APPROVING A 32.75 SQUARE FOOT
FREESTANDING MONUMENT SIGN UNDER SIGN REVIEW 2015-138/SR
FOR CABINS FOR LESS STATION AT 39212 BIG BEAR BOULEVARD,
ASSESSOR’S PARCEL NUMBER 306-164-01.
A.

RECITALS
(i)

Mr. Reneh Shahin has filed Conditional Use Permit application 2015-106/CUP and
Sign Review 2015-138/SR seeking approval to operate a bicycle and kayak rental
business on a seasonal basis in conjunction with a vacation rental check-in office for
Cabins 4 Less, convenience market with alcohol, and frozen yogurt sales and
business advertising signs, as described herein (hereinafter referred to as
“Application”).

(ii)

The Application pertains to 10,480 square feet of property in the Commercial-Visitor
(C-3) zone identified as 39212 Big Bear Boulevard, (APN 306-164-01). A legal
description of the property is contained in Exhibit 1 attached hereto, and a vicinity
map is attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, requests reconsideration of Condition of Approval
#35 and requests approval to rent bicycles and kayaks from the premises on a
seasonal basis. The application also requests approval of a freestanding sign as
required by Condition of Approval #37 of Planning Commission Resolution No.
PC2015-12, adopted on August 19, 2015, and minute action from the Planning
Commission meeting of October 7, 2015.

(iv)

The properties north of the subject site are zoned Multiple Family Residential (R-3).
One of these properties is vacant and other properties are developed with multiple
family residences and lodges. The property located west of the subject site is zoned
Commercial-Visitor (C-3) and developed with a small shopping center containing a
convenience market, restaurant, real estate office and recreational equipment rental
shop. Other properties to the west are zoned Multiple Family Residential (R-3 and
developed with condominium units. The property to the south of the subject site is
zoned Commercial-Visitor (C-3) and developed with single family residences, and
the properties to the east are zoned Commercial-Visitor and developed lodging units.
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B.

(v)

The bicycle rental and sign project has been reviewed for compliance with the
California Environmental Quality Act (CEQA). The bicycle rental component of the
project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15303 (Class 3) of the State CEQA
Guidelines. This section exempts the conversion of existing small structures from
one use to another, where only minor modifications are necessary. The project
involves the conversion of an unused rear portion of the lot to fenced bicycle storage
and allows bicycle rental as an accessory land use to the office and retail uses on the
site. The freestanding sign portion of the project is also Categorically Exempt
pursuant to Section 15311 (Class 11) of the State CEQA Guidelines, which exempts
on-premise signs from environmental review.

(vi)

On August 19, 2015, the Planning Commission conducted a duly noticed public
hearing on the Application in Hofert Hall of the Civic and Performing Arts Center,
39707 Big Bear Boulevard, Big Bear Lake, California, and concluded said hearing
on Conditional Use Permit 2015-106/CUP on this date.

(vii)

On October 7, 2015, the Planning Commission conducted a public hearing on Sign
Review 2015-138/SR and approved two wall signs by minute action, but did not
approve a freestanding sign. The Commission directed the applicant to revise the
sign plans and return to the Planning Commission for review. The public hearing
was conducted in Hofert Hall of the Civic and Performing Arts Center, 39707 Big
Bear Boulevard, Big Bear Lake, California, and the Commission concluded the
hearing on this date.

(viii)

On December 2, 2015, the Planning Commission conducted another duly noticed
public hearing for reconsideration of Condition of Approval #35 pertaining to
bicycle and kayak rentals and to consider a revised freestanding sign. The public
hearing was conducted in Hofert Hall of the Civic and Performing Arts Center,
39707 Big Bear Boulevard, Big Bear Lake, California, and the Commission
concluded the hearing on this date.

(ix)

All legal prerequisites to the adoption of this Resolution have occurred.

RESOLUTION

NOW THEREFORE, it is hereby found, determined, and resolved by the Planning Commission of
the City of Big Bear Lake, as follows:
1.

The Planning Commission hereby specifically finds that all of the facts set forth in the
Recitals, part A of this Resolution, are true and correct.
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2.

The Planning Commission hereby finds the project Categorically Exempt from the
California Environmental Quality Act, pursuant to Section 15303, Class 3 and Section
15311, Class 11 of Exemptions.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to kayak and bicycle rentals under Conditional
Use Permit Application 2015-106/CUP:
a.

The proposed use of bicycle rental as an accessory use to a check-in office for
vacation property rentals under the name of Cabins 4 less is consistent with the
goals, policies and objectives of the General Plan. Bicycle rentals are an allowable
land use in the in the Commercial-Visitor zone. The Commercial-Visitor
designation is intended to provide for goods and services oriented to serving the
needs of visitors to the city, vacationers and the traveling public. Visitors renting
from Cabins 4 Less may also wish to rent a bicycle. Bicycle rentals are also
available to the general public. The site is walking distance from nearby
condominiums, lodges and vacation rental houses. Customers may also park at
Boulder Bay Park and walk to the rental office. The property is located on Big Bear
Boulevard at Blue Jay Road in the vicinity of designated bike routes. The
Pedestrian, Bicycle and Equestrian Master Plan designates the portion of Big Bear
Boulevard from Boulder Bay Park to Paine Road as a Class II bike lane. The master
plan also designates Big Bear Boulevard from Peninsula Road to the City limits as a
Class III bike route. The Boulder Bay neighborhood, including the streets of Blue
Jay Road, Willow Landing Road, Waterview Drive and Cienega Road, are proposed
to be designated as a Class III bike route. Therefore, the bicycle rental use is
conveniently located for access to these streets and bike routes.
In order for a land use to be allowed, that land use must be listed as permitted in the
Development Code. Kayak rentals, along with canoes and Stand Up boards (SUP)
are not listed as allowable land uses in the Commercial-Visitor zone. A similar land
use of boats and personal watercraft sales and rentals is not permitted in the C-3
zone. Therefore, the sales and rentals of kayaks, canoes and SUP’s are not permitted
in the C-3 zone and kayak, canoe and SUP rentals are not approved under this
Resolution.

b.

The proposed bicycle rental use is beneficial and desirable to the community and is
consistent with the purpose, intent and standards of the Development Code and other
applicable codes and ordinances adopted by the City of Big Bear Lake. The bicycle
rental land use is listed as an allowable land use in the Commercial-Visitor zone and
the proposed business will be an asset to visitors, vacationers and the traveling
public, if it is done in an attractive manner. The main land use of the property is a
vacation property rental office. The proposed bicycle rental business is conveniently
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located for these customers and the general public. The location is within walking
distance of visitors to Boulder Bay Park and several lodges and rental properties in
the vicinity. The business is located along three designated bicycle routes,
specifically two along Big Bear Boulevard to the west and east, and one through the
Boulder Bay neighborhood.

4.

c.

The site for the proposed project is adequate in size and shape to accommodate all
yards, open spaces, parking areas, fire and building code considerations, and other
features pertaining to the application. As evidenced on the submitted plans, the
building contains 1,136 square feet on an 10,480 square foot parcel. The project site
complies with building setback, building height, open space, floor area ratio and
number of parking spaces required for the building size and proposes uses. The
parking requirement for bicycle rentals is based on area of the building, not the
number of bicycles that are available to rent. No additional parking is required for
ancillary bicycle rentals. Bicycles may be stored behind the building within a fenced
enclosure. In the commercial zone, a setback from property line for stored bicycles
is not required. Because of limited walkway space, only one bicycle may be
displayed in front of the business for advertisement. The business is located within
walking distance from lodges and other vacation rental property in the Boulder Bay
neighborhood. The property is also within walking distance from Boulder Bay Park,
which contains public parking and restrooms.

d.

The proposed project and the on-going operation of the use will not have a
substantial adverse effect on abutting properties or the permitted use thereof, and will
not generate excessive noise, vibration, traffic, or other disturbances, nuisances, or
hazards. The bicycle rental use is an ancillary use to the Cabins 4 Less check-in
office. This land use is proposed during non-winter months. Only one rental bicycle
is approved to be on display so as to not interfere with required building exits and to
reduce the appearance of clutter in front of the building. The Development Code
does not require additional parking for bicycle rentals. The site is within walking
distance of nearby lodges and vacation rental homes and additional public parking is
available at Boulder Bay Park.

e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. The project proposes to use the existing
driveways from Blue Jay Road. No vehicular access to the property from Big Bear
Boulevard is proposed. Three of the existing parking spaces on the property are
configured in a manner that requires cars to back out into Blue Jay Road. This is an
existing condition that is being allowed to remain, and which is not unusual in the
Boulder Bay area.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to Sign Review 2015-138/SR:
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a. The sign is consistent with the Community Design Element of the General Plan,
specifically Policy CD 7.4 because the sign is readable both during daytime and
nighttime hours, the sign incorporates a design theme of mining and ore carts, the
sign frame uses heavy wood beams and the sign is located within a landscaped area
of the property.
b. The sign complies with the type, size, location and design requirements of the Sign
Ordinance, Development Code Chapter 17.12 and with other applicable laws and
regulations. The business is allowed to display one freestanding sign on the
property. The sign is 37.25 square feet in area and complies with the maximum
allowable sign area of 57.5 square feet established in Section 17.12.080. The sign
will be setback at least 1 foot from the front and street side property lines, at least 10
feet from the interior side property line and at least 30 feet from residential property
as required by Section 17.12.110A. The design of the sign incorporates individuallycut letters, a readable font and appropriate sign colors. The sign frame uses heavy
wood beams, which are consistent with the sign design regulations contained in
Section 17.12.080.
c. The sign is not detrimental to the public health, safety or welfare. The sign meets the
design standards contained in Development Code Chapter 17.12. The sign design,
size and location are not anticipated to be detrimental to the public health, safety or
welfare.
d. The sign will not have adverse impacts on adjacent properties or rights of way, or
obstruct the view of other legal signs. The sign is meeting the required setback
requirements and as determined by a site inspection, the location of the sign will not
interfere with the clear sight triangle or obstruct visibility at the Blue Jay Road and
Big Bear Boulevard intersection.
5.

Based on the findings set forth in paragraphs 1, 2, 3 and 4 above, the Planning Commission
hereby approves a revision to Condition of Approval #35 of Conditional Use Permit 2015106 and approves a freestanding sign under Sign Review 2015-138, subject to the conditions
of approval as set forth in Exhibit 3 of this resolution.

6.

The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
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PASSED, APPROVED AND ADOPTED this 2nd day of December, 2015.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Becky Romine
Planning Commission Secretary

Craig Smith, Chairman
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STATE OF CALIFORNIA
)
COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE
)

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby certify
that the whole number of the Planning Commission of the said City is five; that the foregoing
Resolution, being Resolution No. PC2015-XX as duly passed and adopted by the said Planning
Commission and attested by the Commission Secretary of said City, all at a regular meeting of the
said City held on the 2nd day of December, 2015, and that the same was so passed and adopted by
the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this

Becky Romine
Planning Commission Secretary

day of December 2015.
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2015-106/CUP &
SIGN REVIEW APPLICATIN 2015-138/SR
BICYCLE RENTALS AND FREESTANDING SIGN
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
Real property in the City of Big Bear Lake, County of San Bernardino, State of California,
described as follows:
NORTH ESTATE SUB NO 2 COM 1N N L1 LOT 18 BLK S 79.425 FT W OF NE COR SD LOT
TH W TO W L1 TH SLY TO SW COR TH E TO PT M1DWAY BETWEEN E AND W L1 SD
LOT TH N TO POB PORT1ON W 1/2
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Exhibit 2
VICINITY MAP
CONDITIONAL USE PERMIT 2015-106/CUP &
SIGN REVIEW 2015-138/SR
BICYCLE RENTALS AND FREESTANDING SIGN
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
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Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2015-106/CUP &
SIGN REVIEW 2015-138/SR
BICYCLE RENTALS AND FREESTANDING SIGN
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
APPROVAL DATE: DECEMBER 2, 2015
EFFECTIVE DATE: DECEMBER 14, 2015
EXPIRATION DATE: DECEMBER 14, 2016

These conditions of approval apply to Conditional Use Permit 2015-106/CUP and Sign Review
2015-138/SR for the property located at 39212 Big Bear Boulevard, APN 306-164-01. The
property is zoned Commercial-Visitor (C-3). For the purpose of these conditions, the term
“applicant” shall also mean the developer, the owner or any successor(s) in interest to the terms of
this approval.
General conditions:
1.

Approval is granted to modify Condition of Approval #35 of Planning Commission
Resolution No. PC2015-12 for Conditional Use Permit 2015-106/CUP to allow seasonal
ancillary bicycle rentals in conjunction with the check-in office for Cabins 4 Less and
convenience market, including the sale of alcohol and frozen yogurt, on the property located
at 39212 Big Bear Boulevard, Assessor’s Parcel Number 306-164-01. Kayak rentals are not
approved nor allowed from the premises. Bicycles shall be stored within a fenced area
located along the easterly portion of the property. Only 1 rental bicycle is allowed to be
displayed near the front entrance of the building. This approval is granted based on the
application materials dated July 9, 2015, submitted by Mr. Reneh Shahin and site plan, floor
plan and building elevations prepared by Thomas Designs dated August 3, 2015. These
plans and the proposed use of the site are approved as submitted and conditioned herein, and
shall not be further altered unless reviewed and approved by the affected City departments.
If not appealed, this approval shall become effective on the eleventh (11th) day after the date
of the Planning Commission’s approval; or the next city business day following such
eleventh (11th) day when the eleventh (11th) day is not a city business day. This approval
shall expire twenty-four (24) months after the effective date of the approval unless the use or
occupancy which is the subject of this action has taken place and all conditions of approval
have been met, or a time extension has been granted by the City. Any application for an
extension of time shall be submitted to the Planning Division, along with the required fee, at
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least ninety (90) days prior to the expiration date of this approval. Conditional use permit
approval shall apply only to the property for which the application was made, and shall
apply to that property as long as the use for which approval was granted is in effect,
regardless of changes in ownership.
2.

The Planning Commission may periodically review any conditional use permit to ensure that
it is being operated in a manner consistent with conditions of approval or in a manner which
is not detrimental to the public health, safety, or welfare, or materially injurious to properties
in the vicinity. If, after review, the Planning Commission deems that there is sufficient
evidence to warrant a full examination, then a public hearing shall be set. The Conditional
Use Permit may be modified or revoked pursuant to the provisions established in
Development Code Section 17.03.170 G.

3.

Approval is granted for one freestanding monument sign under Sign Review 2015-138/SR
as shown on the revised sign plans submitted November 16, 2015. The freestanding sign is
approved to be 37.25 square feet in area, which includes the following sign components: 15
square foot “Cabins 4 Less,” 3.95 square foot “Station” and lettering placed on each of the
three ore carts measuring 6.11 square feet each, for a total of 18.3 square feet. The sign
frame is approved to be heavy wooden beams and the sign is approved to be located at the
southwest corner of the property and must be at least one foot behind the Blue Jay Road and
Big Bear Boulevard property lines, as shown on the Sign Review application dated
September 8, 2015.

4.

Approval of this application does not relieve the applicant from complying with other
applicable Federal, State, County or City regulations or requirements, specifically including
the requirements of the State of California Department of Alcoholic Beverage Control for
the sale of alcohol and the San Bernardino County Department of Environmental Health
Services for the serving of food and beverages.

5.

In the event that exhibits and written conditions are inconsistent, the written conditions shall
prevail.

6.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and its
officers, employees, and agents from and against any claim, action, or proceeding against
the City of Big Bear Lake, its officers, employees, or agents to attack, set aside, void, or
annul any approval or condition of approval of the City of Big Bear Lake concerning this
project, including but not limited to any approval or condition of approval of the City
Council, Planning Commission, or City Planner. The City shall promptly notify the
applicant of any claim, action, or proceeding concerning the project and the City shall
cooperate fully in the defense of the matter. The City reserves the right, at its own option, to
choose its own attorney to represent the City, its officers, employees, and agents in the
defense of the matter.
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7.

The applicant shall be responsible for informing all subcontractors, consultants, engineers,
or other business entities providing services related to the project of their responsibilities to
comply with all pertinent requirements in the Big Bear Lake Municipal Code, including the
requirement that a business license be obtained by all entities doing business in the City.

8.

The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, and local agencies including, but not limited to,
the following:
City of Big Bear Lake Engineering Division (sewer connection/encroachment permit
fees)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building Division (development impact fees)
Bear Valley Unified School District
San Bernardino County Department of Environmental Health Services
State of California Department of Alcoholic Beverage Control
The duty of inquiry as to such requirements shall be upon the applicant.

9.

The use shall meet the standards and shall be developed within the limits established by the
Municipal Code as related to emissions of noise, odor, dust, vibration, wastes, fumes, or any
public nuisances arising or occurring incidental to the establishment or operation.

10.

All plans, specifications, studies, reports, calculations, maps, notes, legal documents, and
designs, shall be prepared, signed, and stamped (when required) only by those individuals
legally authorized to do so.

11.

From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place and provide
appropriate dust control measures, per City standards, to minimize nuisance from dust at all
times. (ENG, B&S)

The following conditions shall be completed prior to or in conjunction with issuance of
building permits for construction. Where a condition specifies that plans or other items shall
be submitted to the City for review and approval, the approval of these items by the
appropriate City departments shall be obtained prior to issuance of permits for each phase of
construction:
12.

Plans for this project shall be submitted to the Building and Safety Division for review and
approval, and shall comply with the latest adopted edition of the following codes: (B&S)
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A. 2013 California Building Code and its appendices and standards; including those
portions adopted by the State Fire Marshal
B. 2013 California Plumbing Code and its appendices and standards
C. 2013 California Mechanical Code and its appendices and standards;
D. 2013 California Electrical Code;
E. 2013 California Fire Code and its appendices and standards; and
F. California Code of Regulations, Title 19 and Title 24.
13.

The applicant shall provide facility fixture counts to the Engineering Division for calculation
of sewer development impact fees. Prior to issuance of a building permit, the applicant shall
pay sewer fees to the Engineering Division. (ENG)

14.

Upon submittal of building plans to the Building and Safety Division for building
construction, a fire protection review will be required to be performed by the Fire
Department as required by 2013 CFC, Section 503.1.1 and Appendix B, Section B101.1, as
amended by the Fire District. (FIRE)

15.

The applicant shall submit four (4) sets of final construction plans, site plans, building
elevations, and floor plans to the Building and Safety Division for review and approval by
all applicable departments. Such plans shall be fully dimensioned and in substantial
conformance with those plans approved by the Planning Commission. The plans shall
incorporate the Plan Review comments dated July 14, 2015, prepared by Patrick Johnson,
P.E. CBO. Copies are available from the Building & Safety Department and Planning
Department. Plans shall address the following: (B&S, PLN, ENG, fire)
A. The final conditions of approval shall be incorporated into the construction plans and
shall be reproduced on sheets within the construction plans.
B. Elevation drawings shall note proposed materials, colors, height, and dimensions of
the existing structure and any modifications proposed to the structures.
C. The building plans shall indicate all appropriate fire separation requirements between
the different occupancies within the building to the satisfaction of the Building and
Safety Division.
D. The building plans shall provide occupant load calculations based on CBC Table
1004.1.2.
E. In accordance with the Green Building Standards Code and the Green Building
Ordinance adopted by the City of Big Bear Lake, a note shall be provided on the
cover sheet of the plans that indicates: “Prior to granting of a final inspection, all
receipts/invoices for solid waste disposal of construction and demolition materials
from the project shall be submitted to the Building and Safety Division by the permit
applicant.”
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F. Location and method of screening for all ground-mounted, roof-mounted and
building-mounted equipment shall be demonstrated on the elevations, including but
not limited to trash receptacle areas, exhaust vents, air conditioning and heating
units, utility boxes, and backflow devices. All equipment shall be screened from
public view and designed to be an integral component of the building design. All
roof-mounted equipment shall be screened from view by parapet walls or other
architectural means. The applicant shall demonstrate to the satisfaction of the City
Planner that no roof-mounted equipment will be visible from the public right-of-way.
Screening shall be compatible with main structures and include landscaping where
appropriate. The screening requirement shall not pertain to solar energy collection
panels. The method of screening, including materials, colors and dimensions of the
screen, shall be depicted on the plans. (B&S, PLN)
G. A bicycle rack shall be provided on the property. The site plan shall be revised to
show the location of a bicycle rack. (PLN)
16.

All agency approvals for permit issuance shall be on file with the Building and Safety
Division. (B&S)

17.

All lighting fixtures and luminaires shall demonstrate compliance with the following:
(PLN)
A. Lighting fixtures and luminaires shall be of decorative design in keeping with the
design theme of the site. Colors shall be anodized brown, dark green, gray, brown,
or other earth tone color to blend in with the forest environment.
B. Show the location of decorative light standards and fixtures, including buildingmounted light fixtures to illuminate the parking area and other areas accessible to
members of the public and the proposed illumination levels of these lights, extending
ten (10) feet beyond the property line.
C. Illumination shall not create off-site light and glare.
D. Maximum permitted luminaire height shall be twenty (20) feet within parking lots
and sixteen (16) feet within other portions of the site.
E. The minimum permitted illumination within parking areas and walkways shall be
1.0-foot candle. The maximum permitted illumination on-site shall be 5.0-foot
candles.
F. Exterior lighting shall be reduced to the extent feasible during hours that the business
is not in operation, to preserve views of the night sky.

18.

When alterations, structural repairs, improvements or additions are made to an existing
building, the provisions of Division 2 shall apply. Twenty percent (20%) of the construction
valuation shall be applied to building and/or building site for disabled access improvements
(CBC Section 11B-202.4), addressed in the following order of importance:
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A. Accessible route from the public sidewalk to the accessible building entrance, whre
public sidewalks exist.
B. Accessible parking.
C. Accessible route from the accessible parking space to the accessible building
entrance
D. Accessible route from the accessible building entrance to the area(s) of improvement
E. Accessible restrooms.
19.

Accessible parking spaces shall comply with all applicable provisions of CBC Section 11B502, including but not limited to pavement markings, identification signs, and parking space
dimensions. (B&S)

20.

The applicant shall provide a plumbing fixture count to the Building & Safety Department
and the Department of Water indicating the number of plumbing fixture units and the water
flow rates (GPM & GPF) for each fixture to demonstrate a 20% reduction in potable water
usage. If the plumbing fixture count of the building exceeds the equivalent of one (1) EDU,
a larger water meter or additional water impact fees will be required to be collected by the
Department of Water. The applicant must contact the Department of Water directly at (909)
866-5050 or in person at 41972 Garstin Drive, Big Bear Lake to determine how this
requirement will affect the project. (B&S, DWP)

The following conditions and requirements shall be met during construction activities:
21.

During construction of the project, any temporary building, trailer, commercial coach, etc.
installed and/or used in connection with a construction project shall comply with all rules
and regulations adopted by the City of Big Bear Lake, including approval of a Temporary
Use Permit by the Planning Division. (B&S, PLN)

22.

The applicant shall provide solid waste disposal containers on-site during all phases of
construction. The accumulation of refuse and debris that may constitute an unsightly/unsafe
public nuisance to surrounding properties is not permitted. (B&S)

23.

From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place; and provide
appropriate dust control measures, per City standards, to minimize nuisance from dust at all
times. Erosion control measures shall follow NPDES Best Management Practices. (ENG,
B&S)

24.

Noise generated from construction, maintenance, or demolition activities shall not be
permitted between the hours of 7:00 p.m. and 7:00 a.m., or on Sundays and national
holidays, except as approved by the Chief Building Official. (PLN)
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The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection and release of utilities:
25.

Prior to installing new business signs and/or obtaining building permits for business signs,
the applicant shall submit a Sign Review application to the Planning Division and obtain
approval of that application. (PLN) (Completed December 2, 2015)

26.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to sign plans, site plans, floor plans, structural plans,
building elevations and lighting plans. Items required to be installed, including ramps, bike
racks, screening, striping, required signage, shall be installed to the satisfaction of the
requesting departments prior to the final approval of the project. (PLN)

27.

Fire extinguishers shall be required in accordance with the 2013 California Fire Code,
Chapter 9, including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current State Fire Marshal service tags.
Travel distance to a fire extinguisher shall not exceed 75 feet. The applicant shall contact
the Fire Department for the requirements pertaining to the number type, and placement of
fire extinguishers. (FIRE)

28.

A building address shall be provided for the main office building in such a way as to be
plainly visible and legible from the street or road fronting the property. Said address
numbers shall contrast with their background. Address numbers shall be a minimum of 12
inches high with a minimum stroke of 0.75 inch and shall be electrically illuminated by an
internal or external source during the hours of darkness. The property address shall be
installed pursuant to the 2013 California Fire Code, Section 505.1 as amended by Big Bear
Lake Fire Protection District Ordinance No. FP2010-18. (FIRE)

29.

At the street entrance to the parking lot, a sign (17” x 22” minimum size) shall be posted
stating “Unauthorized vehicles parked in designated accessible spaces not displaying
distinguishing placards or special license plates issued for persons with disabilities will be
towed away at the owner’s expense. Towed vehicles may be reclaimed at _________ or by
telephoning ______.” Blank spaces shall be filled in with the appropriate information as a
permanent part of the sign. (CBC Section 11B-502.8.2) (B&S)

30.

The applicant shall contact the Planning Department a minimum of one (1) week prior to
final inspection by the Building and Safety Division to make arrangements for a final walkthrough inspection by the Planning Division. (PLN)

The following are on-going conditions of operation:
31.

All applicable codes and ordinances shall apply, including but not limited to the 2013
California Fire Code; California Code or Regulations, Title 19; and those portions of the
2013 California Building Code, adopted by the State Fire Marshal. (FIRE, PLN)
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32.

Fire extinguishers shall be maintained in accordance with the Uniform Fire Code. Fire
extinguishers are to have current State Fire Marshal service tags. (FIRE)

33.

All items displayed outside of the building shall comply with Development Code Section
17.35.090 D., specifically that the display area of only 100 square feet is allowed in the
nearest location to the primary public access door and no further than 10 feet away from the
building. On this property, this area is approximately one half of the area under the covered
walkway. These provisions include, but are not limited to, the following:
A. No items may be affixed to buildings or hung on fences or other appurtenances, such
as railings, and must be displayed in a neat and clean manner.
B. All items on display must be in conjunction with the primary use on the premises, in
this case, a convenience market. Items that are not associated with the convenience
market shall not be displayed.
C. Items are allowed to be displayed during normal business hours, but no later than
10:00 p.m.
D. Benches and seating provided for the convenience of customers shall be located
adjacent to the deck. Benches and seating on the site shall be of a uniform
appearance. Since log trim is being used on the building, benches and seating shall
be of a similar log style to complement the building and to reduce visual clutter and
an unattractive property appearance.
E. No item shall be displayed in a manner that causes a safety hazard; obstructs the
entrance to any building; does not comply with ADA; interferes with, or impedes the
flow of pedestrian or vehicle traffic; obstructs access to any parking space or drive
aisle; is unsightly or creates any other condition that is detrimental to the appearance
of the premises or any surrounding property; or in any other manner is detrimental to
the public health, safety or welfare or causes a public nuisance.
F. Only one bicycle for rent shall be displayed at the front entrance to the building.
(PLN)

34.

Landscape focal points or “yard art” shall be limited to only two items. A substantially clear
line of sight shall be maintained between the driver of a vehicle waiting or yielding at an
intersection or driveway and the driver of an approaching vehicle on the other approaches to
the intersection or the street being entered from the driveway. It shall be the responsibility
of the property owner to remove from such property or any adjacent right-of-way any such
obstruction that would impede the required clear line of sight.

35.

The rental of kayaks and bicycles from this location are not approved under this Conditional
Use Permit. (PLN) (Modified December 2, 2015)
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36.

Prior to the installation of landscaping, the applicant shall submit a landscaping plan to the
Planning Department for review by the Planning Commission. The landscaping plan shall
include the number and location of yard art items that the applicant wishes to display. The
landscaping plan shall be consistent with the Big Bear Boulevard Beautification Plan.
(PLN) (Completed October 7, 2015)

37.

Prior to the installation of business advertising signs, the applicant shall submit a Sign
Review application to the Planning Department for review by the Planning Commission.
(PLN) (Completed December 2, 2015)

38.

Prior to issuance of a certificate of occupancy for the building, all unapproved yard art items
and additional items being displayed on the property shall be removed from the property,
including but not limited to a metal cactus sculpture, an umbrella at the Big Bear Boulevard
frontage, a ladder leaning against the water tank, a Matich Corporation sign, a barbecue, a
green bar and bar seating, a white table and chairs, and a swing made from recycled skis.
(PLN)

39.

Upon completion of the installation of permanent signs, all temporary signs shall be
removed from the property. (PLN)

40.

Prior to installing the freestanding monument sign, items attached to the three ore carts
which are approved as a freestanding sign, specifically the green train engine and the three
smaller ore carts, shall be removed from display. These items are not approved to be
attached to the freestanding monument sign. (PLN)

41.

Finishes used on the sign and wood frame shall be low volatile organic coatings. Lights
providing external illumination of the sign shall be LED. The sign permittee shall be
required to adjust a sign's illumination level such that it can be determined to be nonexcessive as a result of the City Planner's evaluation. No permit for an illuminated sign shall
become valid unless and until the sign's illumination level has been adjusted to the
satisfaction of the City Planner. (PLN)

42.

The applicant shall contact the Building and Safety Department prior to installing the
freestanding monument sign and he shall obtain all necessary building permits for the
footing of the sign and electrical permits for the illumination of the sign. (PLN)
End of Conditions

Item 3.1

STAFF REPORT
PLANNING COMMISSION MEETING OF MARCH 21, 2018
WORKSHOP DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

Development Code Amendment 2018-027/DCA

Proposal:

Planning Commission Workshop to review and discuss a proposed
Development Code Amendment to allow Accessory Dwelling Units in all
residential zones (R-L, R-1, R-3, VSP-R zones) and establish development
standards in accordance with Government Code Section 65852.2.

Location:

All residential zones designated R-L, R-1, R-3, VSP-R, within the City.

Applicant:

City of Big Bear Lake

Recommendations: Staff recommends that the Planning Commission review the Draft Accessory
Dwelling Unit ordinance and provide staff with input and/or modifications to
incorporate into the ordinance.

Submitted by,

Prepared by,

ROBERT D. DALQUEST, AICP
Planning Director

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com

Staff Report – Planning Commission Workshop
Development Code Amendment 2018-0027/DCA
March 21, 2018
Page 2
DISCUSSION
In 2016, a series of State laws were passed requiring cities to allow Accessory Dwelling Units.1 The
intent of these laws is to remove barriers to the creation of additional long-term rental housing units
within existing residential neighborhoods.
An Accessory Dwelling Unit is defined as a secondary dwelling unit with complete independent
living facilities for one or more persons and generally takes three forms:




Detached: The unit is separated from the primary structure.
Attached: The unit is attached to the primary structure.
Converted Existing Space: Converted existing living area within the primary residence or
accessory structure (guest house, game room).

The current State law went into effect on January 1, 2017, making the City’s current Development
Code prohibition of second dwelling units (now known as Accessory Dwelling Units) null and void.
An ADU that is currently requested to be built within the City must be reviewed under the new State
standards.
A copy of the Accessory Dwelling Unit Memorandum, dated December 2016, prepared by the
California Department of Housing and Community Development containing the new State law, was
previously distributed to the Planning Commission. The current State law is general in nature and
includes provisions that:









A local jurisdiction must allow an ADU in single-family and multiple-family residential zones
that contains a single-family dwelling.
The ADU is not intended for sale separate from the primary residence and may be rented.
The lot must contain an existing or proposed primary dwelling unit.
The ADU is either attached to an existing primary dwelling unit, located within the existing
living area, or detached.
The increased floor area does not exceed 50% of existing, up to a maximum of 1,200 square
feet.
The total floor space of a detached ADU does not exceed 1,200 square feet.
No passageway between the primary dwelling unit and an ADU can be required.
No setback can be required for an existing garage that is converted to an ADU.

This ordinance has been prepared in order to:



1

Bring the City’s Development Code regulations into compliance with State law,
Establish appropriate development standards to integrate ADU’s into existing singlefamily residential and multiple family residential neighborhoods,

SB 1069, AB 2299, AB 2406 codified in Government Code Section 65852.2
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Guarantee the preservation of the public health, safety and general welfare by the
adoption of development and design standards that are specific to the City of Big Bear
Lake.

It is necessary for some additional requirements to be adopted by the City of Big Bear Lake because
of our established lot pattern, topography, and mountain environment. The following list of items
has been included in the draft ordinance and are in addition to the State minimum standards. The
Draft ADU Ordinance is a starting point to initiate a discussion with the Planning Commission before
staff finalizes the Development Code Amendment. Thus, below are the more significant policy issues
for the Commission to consider at the Workshop.

1. Residential Development Code Standards. In order to have an ADU on a parcel, that parcel
must comply with the minimum standards of the zoning district in which it is located. Parcels
that are substandard in size, width, length, street frontage, and lot coverage shall not be
allowed to have an ADU; except that staff provided in the Draft ADU Ordinance that
properties with a non-conforming front setback would be allowed to establish an ADU on the
property. An example of minimum parcel standards for a typical (R-1) Single Family property
are as follows: 7,200 square feet total parcel area, minimum of 60 feet lot width, minimum of
100 feet in parcel length, and no more than 40% lot coverage.
2. Owner Occupied. The primary dwelling unit on the parcel is required to be owner-occupied
on a full time basis in order to establish an ADU. This would eliminate the seventy-five (75)
percent of the single family dwellings that are second homes and not owner-occupied. The
State’s intent was to allow the primary dwelling unit to take accountability for the tenants and
maintenance responsibilities of the ADU. The Draft ADU Ordinance is written so that a
primary dwelling unit shall not be allowed on the Transient Private Home Rental Program if
the parcel contains an ADU. This prevents the property owner from living in the ADU and
renting out the primary dwelling unit as a Private Home Rental, thereby being inconsistent
with the intent of the State legislation which was to address the affordable housing problem
in California communities. Thus, the ADU Ordinance does not allow the ADU or the primary
dwelling unit to be placed on the Transient Private Home Rental program as all ADU’s under
State law cannot be rented for less than a 30 days.
3. Garage Conversions. The statue allows all existing garages (built prior to adoption of this
ordinance) to be legally converted to an ADU regardless of their location or setback on the
parcel. Due to our unique mountain environment and steep slopes, Development Code Section
17.25.060.C.1. allows for non-habitable garages to be built as close as five feet to the front
property line when there is an elevation change of 7 feet +/- from the street level. There are
many instances where this provision has been utilized to obtain covered parking spaces on a
property that would normally not be feasible. Under the State law, these garages must be
allowed to be converted to ADU’s. However, we do not have to allow these to be added on
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to or expanded as a second story in order to accommodate an ADU. New detached ADU’s
under the Draft Ordinance are required to be setback a minimum of 25 feet from the front
property line to avoid these detached garages in the front setback from adding a second story
for an ADU.
4. Detached Location. All new detached ADU’s shall be setback from the primary dwelling
unit as discussed above. The intent is for the ADU to be visually subordinate to the primary
dwelling unit and located where possible to the rear of the primary structure and located in the
area considered the backyard of the parcel. All detached ADU’s that meet this provision can
be single story, two-story or over an existing or newly constructed garage.
5. Parking Requirements. These standards are proposed because our City is very unique in
that we have snow conditions throughout the winter months. The City does not allow year
round on-street parking for its residents. Vehicles parking on the street during snow conditions
is prohibited. Therefore, we will continue to require the minimum of two on-site parking
spaces for the primary dwelling and a minimum of one additional on-site parking space for
the accessory dwelling unit.
RECOMMENDATION
Staff recommends that the Planning Commission review and discuss the Draft Development Code
Amendment, and provide input and/or modifications for staff to incorporate into the Ordinance.
MOTION
No motion is required.

ATTACHMENTS
1. Draft Ordinance
2. Accessory Dwelling Unit Memorandum – California Department of Housing and Community
Development (Previously distributed)
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17.25.210

ACCESSORY DWELLING UNIT

`
A. Purpose
The purpose of this section is to provide reasonable regulations for the development of accessory
dwelling units on residentially zoned properties on parcels developed or proposed to be developed
with a single-family dwelling. Such regulations are intended to mitigate potential impacts to
neighborhoods and comply with the goals and policies of the City’s General Plan; as well as
comply with the requirements codified in the State Planning and Zoning Laws related to accessory
dwelling units in residential areas, including California Government Code Section 65852.2.
B. Definitions
1. “Accessory dwelling unit” or “ADU” means an attached or detached residential dwelling
unit that provides complete independent-living facilities for one or more persons on the
same parcel as the primary dwelling. “Complete independent-living facilities” means
permanent provisions for living, sleeping, eating, cooking, and sanitation. An ADU also
includes an efficiency unit, as defined in Section 17958.1 of the Health and Safety Code,
and a manufactured home, as defined in Section 18007 of the Health and Safety Code, but
does not include Recreational Vehicles or Tiny Homes which are mounted on a chassis for
wheeled conveyance. There are three types of ADUs: attached, converted, and detached.
2. “Attached accessory dwelling unit” means an ADU that is attached to the primary dwelling
on the same parcel. An attached ADU does not include a manufactured home.
3. “Converted accessory dwelling unit” means an ADU that is created by converting existing
living area within the primary dwelling unit.
4. “Detached accessory dwelling unit” means an ADU that is detached from the primary
dwelling unit.
5. “Existing accessory structure” means an accessory structure, as defined in this chapter that
was legally established and existing prior to the adoption of this ordinance on _____, 2018.
6. “Existing garage” means a garage that was legally established and existing prior to the
adoption of this ordinance.
7. “Living area” is defined as the interior habitable area of a legal dwelling unit, including
basements, attics and enclosed built-ups but not including a garage or any accessory
structure.
8. “Primary dwelling unit” means a detached single-family dwelling on a single legal parcel.
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C. Applicability
The development and design standards in this section and Chapter 17.25 apply to all ADUs except
as provided herein.
D. Non-conforming Status
1. An ADU may be permitted on a parcel where the front setback of the primary dwelling
unit is non-conforming to the underlying zoning district provided the establishment of the
ADU does not create any new non-conformances, except as provided herein.
2. The primary dwelling unit shall comply with the parking standards contained in Chapter
17.25 prior to or concurrent with the establishment of an ADU.
E. Permitted Zones. Accessory dwelling units are permitted in the Residential-Low (R-L) Zone,
Single-Family Residential (R-1) Zone, Multiple-Residential (R-3) Zone or the Residential land
use designation in the Village Specific Plan.
F. Use Restrictions
1. An ADU may be developed on a lot that meets either of the following:
(a) Contains a legally established primary dwelling unit; or
(b) Will have a legally established primary dwelling unit constructed concurrently with the
ADU.
2. Only one ADU may be located on a parcel.
3. The primary dwelling unit on the property shall be owner-occupied by at least one of the
individual owners of the parcel. Owner-occupied shall have the same meaning as
“domicile”.
4. The ADU shall not be sold separately from the primary dwelling unit.
5. The ADU shall not be rented for periods of fewer than 30 days and may not be used as a
Transient Private Home Rental, as defined in Section 17.03.310 of this chapter.
Additionally, a primary dwelling unit containing an ADU on the parcel may not be rented
for fewer than 30 days and may not be used as a Transient Private Home Rental.
6. An ADU that is constructed on a parcel that is zoned R-3 and that has a primary dwelling
unit precludes the construction of any additional dwelling unit(s), as would otherwise be
allowed under Section 17.25.030 of this chapter, until the ADU is removed from the parcel.
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7. The Planning Director, or his or her designee, shall review the application and construction
plans for an ADU for compliance with this Section and shall approve or deny ministerial
permits for an ADU within 120 days of application submittal.
G. General Development Standards for All Accessory Dwelling Units
1. State Building and Fire Codes. All ADUs shall comply with all applicable State Building
and Fire codes and have sufficient side and rear setbacks for fire safety.
2. Fire Sprinklers. No ADU shall be required to provide fire sprinklers if they are not required
of the primary dwelling unit.
3. Maximum Size. An ADU shall not exceed the following living area:
(a) The increased living area of an attached or converted ADU shall not exceed 50 percent
of the existing living area of the primary dwelling unit, with a maximum increase in
floor area of 1,200 square feet; or
(b) The total living area of a detached accessory dwelling unit shall not exceed 1,200
square feet.
H. General Development Standards for Attached and Detached Accessory Dwelling Units
1. Minimum Lot Area. The minimum lot area shall be that required for the applicable zoning
district in order to establish an ADU.
2. Minimum Lot Width. The minimum lot width shall be that required for the applicable
zoning district in order to establish an ADU.
3. Lot Coverage. The lot coverage for the parcel where an ADU is to be established shall not
exceed the percentage specified in the applicable zoning district.
4. Setbacks. An ADU must meet the setback standards of the applicable zoning district,
except as provided herein.
5. Design. The design of the ADU must use substantially the same exterior materials and
textures, colors, windows types, roofing materials and roof pitch as those of the primary
dwelling unit.
6. Passageway. No passageway shall be required in conjunction with the construction of an
ADU. For the purpose of this section, “passageway” shall mean a pathway that is
unobstructed clear to the sky and extends from a street to one entrance of the ADU.
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7. Utilities. Adequate public utilities and services shall be available to serve the ADU for
health and safety purposes. ADUs shall not be considered new residential uses for the
purposes of calculating connection fees or capacity charges for sewer and water.
8. Connections and Fees. In the event that an increase in demand for water pressure is created
by additional plumbing fixture units for an ADU and the capacity exceeds the existing
water meter and water service line, the property owner will be required to upgrade the
service and meter to meet the new demand. The meter size shall be determined by the
California Plumbing Code. Utility connection fee and capacity charges shall be
proportionate to the burden imposed by the ADU on the water or sewer system and is based
on the number of plumbing fixtures.
I. Development Standards for Newly Constructed Attached Accessory Dwelling Units.
Attached accessory dwelling units shall comply with all development and design standards of
subsections G and H, in addition to the following:
1. Maximum Size. An attached ADU shall not exceed 50 percent of the existing living area
of the primary dwelling unit, with a maximum increase in floor area of 1,200 square feet.
2. Maximum Height. The height of an attached ADU shall not exceed the height limit applied
to a primary dwelling unit in the applicable zoning district.
3. Entrances. No attached ADU shall have an outside door on the front elevation of the
primary dwelling unit that parallels the street.
4. Setbacks. No setback shall be required for an existing garage being converted to an ADU
or to a portion of an ADU, and a setback of 5 feet from the side and rear lot lines is required
for an ADU that is constructed above a garage.
J. Development Standards for Newly Constructed Detached Accessory Dwelling Units.
Detached accessory dwelling units shall comply with all development and design standards of
subsections G and H, in addition to the following:
1. Maximum Size. A detached ADU shall not exceed 1,200 square feet.
2. Maximum Height. The height of a detached ADU shall not exceed 30 feet in height.
3. Separation. There shall be a minimum of 10 feet separation between the primary dwelling
unit and the detached ADU, and a minimum of 6 feet between a detached ADU and any
detached accessory structure. Separation shall be measured from the nearest exterior walls
or surfaces of each dwelling unit or structure.
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4. Independent Access. Has independent exterior access from the existing primary dwelling
unit and is not located on the front elevation of the primary dwelling unit that parallels the
street.
5. Front Setback. A detached ADU shall be located a minimum of 25 feet from the front
property line.
6. Rear Setback. A detached ADU may encroach 5 feet into the rear setback provided it is no
closer than 10 feet to the rear property line.
K. Development Standards for Converted Accessory Dwelling Units. A converted accessory
dwelling unit is not subject to the development and design standards of subsections G and H,
as long as the ADU complies with all of the following requirements (otherwise it is deemed an
attached ADU):
1. Conversion of Existing Living Area. Must be wholly contained within existing living area
in the primary dwelling unit or an accessory structure.
2. Maximum Size. A converted ADU shall not exceed 50 percent of the existing living area
of the primary dwelling unit, and it may not exceed 1,200 square feet.
3. Lot Coverage. A converted ADU is permitted on a parcel that is non-conforming as to the
percentage of lot coverage specified in the applicable zoning district. By definition, a
converted ADU does not add any new floor area and so cannot increase the lot coverage.
4. Independent Access. Has independent exterior access from the existing primary dwelling
unit and is not located on the front elevation of the primary dwelling unit that parallels the
street.
5. Utility Connection and Fees. No new or separate utility connection shall be required and
no connection fee or capacity charges shall be collected.
L. Parking. All attached and detached ADUs must meet the following parking standards in
addition to the required off-street parking for the primary dwelling unit on the site.
1. One parking space per ADU. The space may be provided as tandem parking, including on
an existing driveway or in setback areas, excluding the non-driveway front-yard setback.
2. When a garage, carport, or covered parking structure is demolished or converted in
conjunction with the construction of an ADU, replacement parking for the primary
dwelling unit shall be required and may be located in any configuration on the same lot as
the ADU, including but not be limited to, as covered spaces, uncovered spaces, or tandem
spaces.
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M. Parking Exceptions. No off-street parking shall be required for a newly constructed ADU in
any of the following circumstances:
1. The ADU is located within one-half mile of public transit, including bus stops and transit
stations.
2. The ADU is located within an officially recognized and protected architecturally and
historically significant historic district.
3. The accessory dwelling unit is a converted ADU.
4. When on-street parking permits are required but not offered to the occupant of the ADU.
5. When there is a car share vehicle location within one block of the ADU. For purposes of
this section “car share vehicle” shall mean part of an established program intended to stay
within a fixed location and available to the public.
N. Restrictive Covenant. Prior to issuance of a building permit for an ADU, a restrictive
covenant shall be recorded against the title of the property in the San Bernardino County
Recorder’s Office and a copy filed with the Planning Department. Said covenant shall run
with the land, and shall bind all future owners, heirs, successors, or assigns. The form of the
restriction covenant shall be provided by the City and shall provide that:
1. The ADU shall not be sold separately from the primary dwelling unit.
2. At least one individual owner of the property shall reside in the primary dwelling unit as
his or her legal domicile.
3. The ADU is restricted by the provisions of this section.
4. If the ADU is smaller than 400 square feet because it qualifies as an efficiency unit, the
occupancy of the ADU is limited to that which is allowed for the size of the unit under
Title 24, California Code of Regulations, Section 1208.4 — either two or three persons,
whichever applies.
5. The restrictive covenant runs with the land and may be enforced against future purchasers.
6. The restrictive covenant may be removed if the property owner eliminates the ADU.
7. The restrictive covenant shall be enforced by the Planning Director, or his or her designee,
for the benefit of the City of Big Bear Lake. Failure of a property owner to comply with
the restrictive covenant can result in legal action against the property owner, and the City
may obtain any remedy available to it at law or equity, including but not limited to
obtaining an injunction enjoining use of the ADU in violation of the recorded restrictions
or abatement of the illegal unit.
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O. Appeal of Planning Director’s Decision. Any person aggrieved by a determination of the
Planning Director, or his or her designee, to deny the ADU, may file an application to appeal
the decision to the Planning Commission within 10 business days of the date of the Planning
Director’s written determination.
P. Applicability to Other Regulations. The provisions of this section are not intended to provide
exclusive regulation of ADUs. Such uses must comply with any and all applicable regulations
imposed in other chapters of the Development Code, or other City ordinances and State and
Federal law. Should a conflict exist between the provisions of this section and the provisions
of other chapters in the Development Code, the provisions of this section prevail.
END
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Understanding Accessory Dwelling Units
and Their Importance
California’s housing production is not keeping pace with
demand. In the last decade less than half of the needed
housing was built. This lack of housing is impacting
affordability with average housing costs in California
exceeding the rest of the nation. As affordability
becomes more problematic, people drive longer distances
between a home that is affordable and where they work,
or double up to share space, both of which reduces
quality of life and produces negative environmental
impacts.

Beyond traditional market-rate construction and
government subsidized production and preservation there
Courtesy of Karen Chapple, UC Berkeley
are alternative housing models and emerging trends that can
contribute to addressing home supply and affordability in California.
One such example gaining popularity are Accessory Dwelling Units (ADUs) (also referred to as second units, inlaw units, or granny flats).

What is an ADU
An ADU is a secondary dwelling unit with complete independent living facilities for one or more persons
and generally takes three forms:





Detached: The unit is separated from the primary structure
Attached: The unit is attached to the primary structure
Repurposed Existing Space: Space (e.g., master bedroom) within the primary residence is
converted into an independent living unit
Junior Accessory Dwelling Units: Similar to repurposed space with various streamlining measures

ADUs offer benefits that address common development barriers such as affordability and environmental quality.
ADUs are an affordable type of home to construct in California because they do not require paying for land, major
new infrastructure, structured parking, or elevators. ADUs are built with cost-effective one- or two-story wood frame
construction, which is significantly less costly than homes in new multifamily infill buildings. ADUs can provide as
much living space as the new apartments and condominiums being built in new infill buildings and serve very well
for couples, small families, friends, young people, and seniors.
ADUs are a different form of housing that can help California meet its diverse housing needs. Young professionals
and students desire to live in areas close to jobs, amenities, and schools. The problem with high-opportunity areas
is that space is limited. There is a shortage of affordable units and the units that are available can be out of reach
for many people. To address the needs of individuals or small families seeking living quarters in high opportunity
areas, homeowners can construct an ADU on their lot or convert an underutilized part of their home like a garage
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into a junior ADU. This flexibility benefits not just people renting the space, but the homeowner as well, who can
receive an extra monthly rent income.
ADUs give homeowners the flexibility to share independent living areas with family members and others, allowing
seniors to age in place as they require more care and helping extended families to be near one another while
maintaining privacy.
Relaxed regulations and the cost to build an ADU make it a very feasible affordable housing option. A UC Berkeley
study noted that one unit of affordable housing in the Bay Area costs about $500,000 to develop whereas an ADU
can range anywhere up to $200,000 on the expensive end in high housing cost areas.
ADUs are a critical form of infill-development that can be affordable and offer important housing choices within
existing neighborhoods. ADUs are a powerful type of housing unit because they allow for different uses, and serve
different populations ranging from students and young professionals to young families, people with disabilities and
senior citizens. By design, ADUs are more affordable and can provide additional income to homeowners. Local
governments can encourage the development of ADUs and improve access to jobs, education and services for
many Californians.
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Summary of Recent Changes to ADU Laws
The California legislature found and declared that,
among other things, allowing accessory dwelling units
(ADUs) in single family and multifamily zones
provides additional rental housing and are an
essential component in addressing housing needs in
California. Over the years, ADU law has been revised
to improve its effectiveness such as recent changes
in 2003 to require ministerial approval. In 2017,
changes to ADU laws will further reduce barriers,
better streamline approval and expand capacity to
accommodate the development of ADUs.
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ADUs are a unique opportunity to address a variety of
housing needs and provide affordable housing
options for family members, friends, students, the
elderly, in-home health care providers, the disabled,
and others. Further, ADUs offer an opportunity to maximize and
integrate housing choices within existing neighborhoods.

Within this context, the Department has prepared this guidance to assist local governments in encouraging the
development of ADUs. Please see Attachment 1 for the complete statutory changes. The following is a brief
summary of the changes for each bill.

SB 1069 (Wieckowski)
S.B. 1069 (Chapter 720, Statutes of 2016) made several changes to address barriers to the development of ADUs
and expanded capacity for their development. The following is a brief summary of provisions that go into effect
January 1, 2017.

Parking
SB 1069 reduces parking requirements to one space per bedroom or unit. The legislation authorizes off street
parking to be tandem or in setback areas unless specific findings such as fire and life safety conditions are made.
SB 1069 also prohibits parking requirements if the ADU meets any of the following:
•

Is within a half mile from public transit.

•

Is within an architecturally and historically significant historic district.

•

Is part of an existing primary residence or an existing accessory structure.

•

Is in an area where on-street parking permits are required, but not offered to the occupant of the ADU.

•

Is located within one block of a car share area.
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Fees
SB 1069 provides that ADUs shall not be considered new residential uses for the purpose of calculating utility
connection fees or capacity charges, including water and sewer service. The bill prohibits a local agency from
requiring an ADU applicant to install a new or separate utility connection or impose a related connection fee or
capacity charge for ADUs that are contained within an existing residence or accessory structure. For attached and
detached ADUs, this fee or charge must be proportionate to the burden of the unit on the water or sewer system
and may not exceed the reasonable cost of providing the service.

Fire Requirements
SB 1069 provides that fire sprinklers shall not be required in an accessory unit if they are not required in the
primary residence.

ADUs within Existing Space
Local governments must ministerially approve an application to create within a single family residential zone one
ADU per single family lot if the unit is:
•

contained within an existing residence or accessory structure.

•

has independent exterior access from the existing residence.

•

has side and rear setbacks that are sufficient for fire safety.

These provisions apply within all single family residential zones and ADUs within existing space must be allowed in
all of these zones. No additional parking or other development standards can be applied except for building code
requirements.

No Total Prohibition
SB 1069 prohibits a local government from adopting an ordinance that precludes ADUs.

AB 2299 (Bloom)
Generally, AB 2299 (Chapter 735, Statutes of 2016) requires a local government (beginning January 1, 2017) to
ministerially approve ADUs if the unit complies with certain parking requirements, the maximum allowable size of
an attached ADU, and setback requirements, as follows:


The unit is not intended for sale separate from the primary residence and may be rented.



The lot is zoned for single-family or multifamily use and contains an existing, single-family dwelling.



The unit is either attached to an existing dwelling or located within the living area of the existing dwelling or
detached and on the same lot.



The increased floor area of the unit does not exceed 50% of the existing living area, with a maximum
increase in floor area of 1,200 square feet.



The total area of floorspace for a detached accessory dwelling unit does not exceed 1,200 square feet.



No passageway can be required.



No setback can be required from an existing garage that is converted to an ADU.
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Compliance with local building code requirements.



Approval by the local health officer where private sewage disposal system is being used.

Impact on Existing Accessory Dwelling Unit Ordinances
AB 2299 provides that any existing ADU ordinance that does not meet the bill’s requirements is null and void upon
the date the bill becomes effective. In such cases, a jurisdiction must approve accessory dwelling units based on
Government Code Section 65852.2 until the jurisdiction adopts a compliant ordinance.

AB 2406 (Thurmond)
AB 2406 (Chapter 755, Statutes of 2016) creates more flexibility for housing options by authorizing local
governments to permit junior accessory dwelling units (JADU) through an ordinance. The bill defines JADUs to be
a unit that cannot exceed 500 square feet and must be completely contained within the space of an existing
residential structure. In addition, the bill requires specified components for a local JADU ordinance. Adoption of a
JADU ordinance is optional.

Required Components
The ordinance authorized by AB 2406 must include the following requirements:
•

Limit to one JADU per residential lot zoned for single-family residences with a single-family residence already
built on the lot.

•

The single-family residence in which the JADU is created or JADU must be occupied by the owner of the
residence.

•

The owner must record a deed restriction stating that the JADU cannot be sold separately from the singlefamily residence and restricting the JADU to the size limitations and other requirements of the JADU
ordinance.

•

The JADU must be located entirely within the existing structure of the single-family residence and JADU have
its own separate entrance.

•

The JADU must include an efficiency kitchen which includes a sink, cooking appliance, counter surface, and
storage cabinets that meet minimum building code standards. No gas or 220V circuits are allowed.

•

The JADU may share a bath with the primary residence or have its own bath.

Prohibited Components
This bill prohibits a local JADU ordinance from requiring:
•

Additional parking as a condition to grant a permit.

•

Applying additional water, sewer and power connection fees. No connections are needed as these utilities
have already been accounted for in the original permit for the home.
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Fire Safety Requirements
AB 2406 clarifies that a JADU is to be considered part of the single-family residence for the purposes of fire and
life protections ordinances and regulations, such as sprinklers and smoke detectors. The bill also requires life and
protection ordinances that affect single-family residences to be applied uniformly to all single-family residences,
regardless of the presence of a JADU.

JADUs and the RHNA
As part of the housing element portion of their general plan, local governments are required to identify sites with
appropriate zoning that will accommodate projected housing needs in their regional housing need allocation
(RHNA) and report on their progress pursuant to Government Code Section 65400. To credit a JADU toward the
RHNA, HCD and the Department of Finance (DOF) utilize the census definition of a housing unit which is fairly
flexible. Local government count units as part of reporting to DOF. JADUs meet these definitions and this bill
would allow cities and counties to earn credit toward meeting their RHNA allocations by permitting residents to
create less costly accessory units. See additional discussion under JADU frequently asked questions.
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Frequently Asked Questions:
Accessory Dwelling Units
Should an Ordinance Encourage the Development of ADUs?
Yes, ADU law and recent changes intend to address barriers, streamline approval and expand potential capacity
for ADUs recognizing their unique importance in addressing California’s housing needs. The preparation, adoption,
amendment and implementation of local ADU ordinances must be carried out consistent with Government Code
Section 65852.150:
(a) The Legislature finds and declares all of the following:
(1) Accessory dwelling units are a valuable form of housing in California.
(2) Accessory dwelling units provide housing for family members, students, the elderly, in-home health care
providers, the disabled, and others, at below market prices within existing neighborhoods.
(3) Homeowners who create accessory dwelling units benefit from added income, and an increased sense of
security.
(4) Allowing accessory dwelling units in single-family or multifamily residential zones provides additional rental
housing stock in California.
(5) California faces a severe housing crisis.
(6) The state is falling far short of meeting current and future housing demand with serious consequences for
the state’s economy, our ability to build green infill consistent with state greenhouse gas reduction goals, and
the well-being of our citizens, particularly lower and middle-income earners.
(7) Accessory dwelling units offer lower cost housing to meet the needs of existing and future residents within
existing neighborhoods, while respecting architectural character.
(8) Accessory dwelling units are, therefore, an essential component of California’s housing supply.
(b) It is the intent of the Legislature that an accessory dwelling unit ordinance adopted by a local agency has
the effect of providing for the creation of accessory dwelling units and that provisions in this ordinance relating
to matters including unit size, parking, fees, and other requirements, are not so arbitrary, excessive, or
burdensome so as to unreasonably restrict the ability of homeowners to create accessory dwelling units in
zones in which they are authorized by local ordinance.
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Are Existing Ordinances Null and Void?
Yes, any local ordinance adopted prior to January 1, 2017
that is not in compliance with the changes to ADU law will be
null and void. Until an ordinance is adopted, local
governments must apply “state standards” (See Attachment
4 for State Standards checklist). In the absence of a local
ordinance complying with ADU law, local review must be
limited to “state standards” and cannot include additional
requirements such as those in an existing ordinance.

Courtesy of Karen Chapple, UC Berkeley

Are Local Governments Required to Adopt
an Ordinance?

No, a local government is not required to adopt an ordinance. ADUs built within a jurisdiction that lacks a local
ordinance must comply with state standards (See Attachment 4). Adopting an ordinance can occur through
different forms such as a new ordinance, amendment to an existing ordinance, separate section or special
regulations within the zoning code or integrated into the zoning code by district. However, the ordinance should be
established legislatively through a public process and meeting and not through internal administrative actions such
as memos or zoning interpretations.

Can a Local Government Preclude ADUs?
No local government cannot preclude ADUs.

Can a Local Government Apply Development Standards and Designate Areas?
Yes, local governments may apply development standards and may designate where ADUs are permitted (GC
Sections 65852.2(a)(1)(A) and (B)). However, ADUs within existing structures must be allowed in all single family
residential zones.
For ADUs that require an addition or a new accessory structure, development standards such as parking, height,
lot coverage, lot size and maximum unit size can be established with certain limitations. ADUs can be avoided or
allowed through an ancillary and separate discretionary process in areas with health and safety risks such as high
fire hazard areas. However, standards and allowable areas must not be designed or applied in a manner that
burdens the development of ADUs and should maximize the potential for ADU development. Designating areas
where ADUs are allowed should be approached primarily on health and safety issues including water, sewer, traffic
flow and public safety. Utilizing approaches such as restrictive overlays, limiting ADUs to larger lot sizes,
burdensome lot coverage and setbacks and particularly concentration or distance requirements (e.g., no less than
500 feet between ADUs) may unreasonably restrict the ability of the homeowners to create ADUs, contrary to the
intent of the Legislature.
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Requiring large minimum lot sizes and not allowing smaller lot sizes for ADUs can severely restrict their
potential development. For example, large minimum lot sizes for ADUs may constrict capacity throughout
most of the community. Minimum lot sizes cannot be applied to ADUs within existing structures and could
be considered relative to health and safety concerns such as areas on septic systems. While larger lot
sizes might be targeted for various reasons such as ease of compatibility, many tools are available (e.g.,
maximum unit size, maximum lot coverage, minimum setbacks, architectural and landscape requirements)
that allows ADUs to fit well within the built environment.

Can a Local Government Adopt Less Restrictive Requirements?
Yes, ADU law is a minimum requirement and its purpose is to encourage the development of ADUs. Local
governments can take a variety of actions beyond the statute that promote ADUs such as reductions in fees, less
restrictive parking or unit sizes or amending general plan policies.

Santa Cruz has confronted a shortage of housing for many years, considering its growth in population from
incoming students at UC Santa Cruz and its proximity to Silicon Valley. The city promoted the development
of ADUs as critical infill-housing opportunity through various strategies such as creating a manual to
promote ADUs. The manual showcases prototypes of ADUs and outlines city zoning laws and
requirements to make it more convenient for homeowners to get information. The City found that
homeowners will take time to develop an ADU only if information is easy to find, the process is simple, and
there is sufficient guidance on what options they have in regards to design and planning.
The city set the minimum lot size requirement at 4,500 sq. ft. to develop an ADU in order to encourage
more homes to build an ADU. This allowed for a majority of single-family homes in Santa Cruz to develop
an ADU. For more information, see http://www.cityofsantacruz.com/departments/planning-and-communitydevelopment/programs/accessory-dwelling-unit-development-program.

Can Local Governments Establish Minimum and Maximum Unit Sizes?
Yes, a local government may establish minimum and maximum unit sizes (GC Section 65852.2(c). However, like
all development standards (e.g., height, lot coverage, lot size), unit sizes should not burden the development of
ADUs. For example, setting a minimum unit size that substantially increases costs or a maximum unit size that
unreasonably restricts opportunities would be inconsistent with the intent of the statute. Typical maximum unit
sizes range from 800 square feet to 1,200 square feet. Minimum unit size must at least allow for an efficiency unit
as defined in Health and Safety Code Section 17958.1.

ADU law requires local government approval if meeting various requirements (GC Section
65852.2(a)(1)(D)), including unit size requirements. Specifically, attached ADUs shall not exceed 50
percent of the existing living area or 1,200 square feet and detached ADUs shall not exceed 1,200
square feet. A local government may choose a maximum unit size less than 1,200 square feet as long
as the requirement is not burdensome on the creation of ADUs.

Can ADUs Exceed General Plan and Zoning Densities?
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An ADU is an accessory use for the purposes of calculating allowable density under the general plan and zoning.
For example, if a zoning district allows one unit per 7,500 square feet, then an ADU would not be counted as an
additional unit. Minimum lot sizes must not be doubled (e.g., 15,000 square feet) to account for an ADU. Further,
local governments could elect to allow more than one ADU on a lot.

New developments can increase the total number of affordable units in their project plans by
integrating ADUs. Aside from increasing the total number of affordable units, integrating ADUs
also promotes housing choices within a development. One such example is the Cannery project
in Davis, CA. The Cannery project includes 547 residential units with up to 60 integrated ADUs.
ADUs within the Cannery blend in with surrounding architecture, maintaining compatibility with
neighborhoods and enhancing community character. ADUs are constructed at the same time as
the primary single‐family unit to ensure the affordable rental unit is available in the housing
supply concurrent with the availability of market rate housing.
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How Are Fees Charged to ADUs?
All impact fees, including water, sewer, park and traffic fees must be charged in accordance with the Fee Mitigation
Act, which requires fees to be proportional to the actual impact (e.g., significantly less than a single family home).
Fees on ADUs, must proportionately account for impact on services based on the size of the ADU or number of
plumbing fixtures. For example, a 700 square foot new ADU with one bathroom that results in less landscaping
should be charged much less than a 2,000 square foot home with three bathrooms and an entirely new
landscaped parcel which must be irrigated. Fees for ADUs should be significantly less and should account for a
lesser impact such as lower sewer or traffic impacts.

What Utility Fee Requirements Apply to ADUs?
Cities and counties cannot consider ADUs as new residential uses when calculating connection fees and capacity
charges.
Where ADUs are being created within an existing structure (primary or accessory), the city or county cannot
require a new or separate utility connections for the ADU and cannot charge any connection fee or capacity
charge.
For other ADUs, a local agency may require separate utility connections between the primary dwelling and the
ADU, but any connection fee or capacity charge must be proportionate to the impact of the ADU based on either its
size or the number of plumbing fixtures.

What Utility Fee Requirements Apply to Non-City and County Service Districts?
All local agencies must charge impact fees in accordance with the Mitigation Fee Act (commencing with
Government Code Section 66000), including in particular Section 66013, which requires the connection fees and
capacity charges to be proportionate to the burden posed by the ADU. Special districts and non-city and county
service districts must account for the lesser impact related to an ADU and should base fees on unit size or number
of plumbing fixtures. Providers should consider a proportionate or sliding scale fee structures that address the
smaller size and lesser impact of ADUs (e.g., fees per square foot or fees per fixture). Fee waivers or deferrals
could be considered to better promote the development of ADUs.

Do Utility Fee Requirements Apply to ADUs within Existing Space?
No, where ADUs are being created within an existing structure (primary or accessory), new or separate utility
connections and fees (connection and capacity) must not be required.

Does “Public Transit” Include within One-half Mile of a Bus Stop and Train
Station?
Yes, “public transit” may include a bus stop, train station and paratransit if appropriate for the applicant. “Public
transit” includes areas where transit is available and can be considered regardless of tighter headways (e.g., 15
minute intervals). Local governments could consider a broader definition of “public transit” such as distance to a
bus route.
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Can Parking Be Required Where a Car Share Is Available?
No, ADU law does not allow parking to be required when there is a car share located within a block of the ADU. A
car share location includes a designated pick up and drop off location. Local governments can measure a block
from a pick up and drop off location and can decide to adopt broader distance requirements such as two to three
blocks.

Is Off Street Parking Permitted in Setback Areas or through Tandem Parking?
Yes, ADU law deliberately reduces parking requirements. Local governments may make specific findings that
tandem parking and parking in setbacks are infeasible based on specific site, regional topographical or fire and life
safety conditions or that tandem parking or parking in setbacks is not permitted anywhere else in the jurisdiction.
However, these determinations should be applied in a manner that does not unnecessarily restrict the creation of
ADUs.

Local governments must provide reasonable accommodation to persons with disabilities to promote equal
access housing and comply with fair housing laws and housing element law. The reasonable
accommodation procedure must provide exception to zoning and land use regulations which includes an
ADU ordinance. Potential exceptions are not limited and may include development standards such as
setbacks and parking requirements and permitted uses that further the housing opportunities of individuals
with disabilities.

Is Covered Parking Required?
No, off street parking must be permitted through tandem parking on an existing driveway, unless specific findings
are made.

Is Replacement Parking Required When the Parking Area for the Primary
Structure Is Used for an ADU?
Yes, but only if the local government requires off-street parking to be replaced in which case flexible arrangements
such as tandem, including existing driveways and uncovered parking are allowed. Local governments have an
opportunity to be flexible and promote ADUs that are being created on existing parking space and can consider not
requiring replacement parking.

Are Setbacks Required When an Existing Garage Is Converted to an ADU?
No, setbacks must not be required when a garage is converted or when existing space (e.g., game room or office)
above a garage is converted. Rear and side yard setbacks of no more than five feet are required when new space
is added above a garage for an ADU. In this case, the setbacks only apply to the added space above the garage,
not the existing garage and the ADU can be constructed wholly or partly above the garage, including extending
beyond the garage walls.
Also, when a garage, carport or covered parking structure is demolished or where the parking area ceases to exist
so an ADU can be created, the replacement parking must be allowed in any “configuration” on the lot, “…including,
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but not limited to, covered spaces, uncovered spaces, or tandem spaces, or….” Configuration can be applied in a
flexible manner to not burden the creation of ADUs. For example, spatial configurations like tandem on existing
driveways in setback areas or not requiring excessive distances from the street would be appropriate.

Are ADUs Permitted in Existing Residence or Accessory Space?
Yes, ADUs located in single family residential zones and existing space of a single family residence or accessory
structure must be approved regardless of zoning standards (Section 65852.2(a)(1)(B)) for ADUs, including
locational requirements (Section 65852.2(a)(1)(A)), subject to usual non-appealable ministerial building permit
requirements. For example, ADUs in existing space does not necessitate a zoning clearance and must not be
limited to certain zones or areas or subject to height, lot size, lot coverage, unit size, architectural review,
landscape or parking requirements. Simply, where a single family residence or accessory structure exists in any
single family residential zone, so can an ADU. The purpose is to streamline and expand potential for ADUs where
impact is minimal and the existing footprint is not being increased.
Zoning requirements are not a basis for denying a ministerial building permit for an ADU, including non-conforming
lots or structures. The phrase, “..within the existing space” includes areas within a primary home or within an
attached or detached accessory structure such as a garage, a carriage house, a pool house, a rear yard studio
and similar enclosed structures.

Are Owner Occupants Required?
No, however, a local government can require an applicant to be an owner occupant. The owner may reside in the
primary or accessory structure. Local governments can also require the ADU to not be used for short term rentals
(terms lesser than 30 days). Both owner occupant use and prohibition on short term rentals can be required on the
same property. Local agencies which impose this requirement should require recordation of a deed restriction
regarding owner occupancy to comply with GC Section 27281.5

Are Fire Sprinklers Required for ADUs?
Depends, ADUs shall not be required to provide fire sprinklers if they are not or were not required of the primary
residence. However, sprinklers can be required for an ADU if required in the primary structure. For example, if the
primary residence has sprinklers as a result of an existing ordinance, then sprinklers could be required in the ADU.
Alternative methods for fire protection could be provided.
If the ADU is detached from the main structure or new space above a detached garage, applicants can be
encouraged to contact the local fire jurisdiction for information regarding fire sprinklers. Since ADUs are a unique
opportunity to address a variety of housing needs and provide affordable housing options for family members,
students, the elderly, in-home health care providers, the disabled, and others, the fire departments want to ensure
the safety of these populations as well as the safety of those living in the primary structure. Fire Departments can
help educate property owners on the benefits of sprinklers, potential resources and how they can be installed cost
effectively. For example, insurance rates are typically 5 to 10 percent lower where the unit is sprinklered. Finally,
other methods exist to provide additional fire protection. Some options may include additional exits, emergency
escape and rescue openings, 1 hour or greater fire-rated assemblies, roofing materials and setbacks from property
lines or other structures.
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Is Manufactured Housing Permitted as an ADU?
Yes, an ADU is any residential dwelling unit with independent facilities and permanent provisions for living,
sleeping, eating, cooking and sanitation. An ADU includes an efficiency unit (Health and Safety Code Section
17958.1) and a manufactured home (Health and Safety Code Section 18007).

Health and Safety Code Section 18007(a) “Manufactured home,” for the purposes of this part, means a
structure that was constructed on or after June 15, 1976, is transportable in one or more sections, is eight
body feet or more in width, or 40 body feet or more in length, in the traveling mode, or, when erected on
site, is 320 or more square feet, is built on a permanent chassis and designed to be used as a singlefamily dwelling with or without a foundation when connected to the required utilities, and includes the
plumbing, heating, air conditioning, and electrical systems contained therein. “Manufactured home”
includes any structure that meets all the requirements of this paragraph except the size requirements and
with respect to which the manufacturer voluntarily files a certification and complies with the standards
established under the National Manufactured Housing Construction and Safety Act of 1974 (42 U.S.C.,
Sec. 5401, and following).

Can an Efficiency Unit Be Smaller than 220 Square Feet?
Yes, an efficiency unit for occupancy by no more than two persons, by statute (Health and Safety Code Section
17958.1), can have a minimum floor area of 150 square feet and can also have partial kitchen or bathroom
facilities, as specified by ordinance or can have the same meaning specified in the Uniform Building Code,
referenced in the Title 24 of the California Code of Regulations.

The 2015 International Residential Code adopted by reference into the 2016 California Residential Code
(CRC) allows residential dwelling units to be built considerably smaller than an Efficiency Dwelling Unit
(EDU). Prior to this code change an EDU was required to have a minimum floor area not less than 220 sq.
ft unless modified by local ordinance in accordance with the California Health and Safety Code which could
allow an EDU to be built no less than 150 sq. ft. For more information, see HCD’s Information Bulletin at
http://www.hcd.ca.gov/codes/manufactured-housing/docs/ib2016-06.pdf .

Does ADU Law Apply to Charter Cities and Counties?
Yes. ADU law explicitly applies to “local agencies” which are defined as a city, county, or city and county whether
general law or chartered (Section 65852.2(i)(2)).
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Do ADUs Count toward the Regional Housing Need Allocation?
Yes, local governments may report ADUs as progress toward Regional Housing Need Allocation pursuant to
Government Code Section 65400 based on the actual or anticipated affordability. See below frequently asked
questions for JADUs for additional discussion.

Must ADU Ordinances Be Submitted to the Department of Housing and
Community Development?
Yes, ADU ordinances must be submitted to the State Department of Housing and Community Development within
60 days after adoption, including amendments to existing ordinances. However, upon submittal, the ordinance is
not subject to a Department review and findings process similar to housing element law (GC Section 65585)
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Frequently Asked Questions:
Junior Accessory Dwelling Units
Is There a Difference between ADU and JADU?

Courtesy of Lilypad Homes and Photo Credit to Jocelyn Knight

Yes, AB 2406 added Government Code Section 65852.22,
providing a unique option for Junior ADUs. The bill allows
local governments to adopt ordinances for JADUs, which are
no more than 500 square feet and are typically bedrooms in a
single-family home that have an entrance into the unit from
the main home and an entrance to the outside from the
JADU. The JADU must have cooking facilities, including a
sink, but is not required to have a private bathroom. Current
law does not prohibit local governments from adopting an
ordinance for a JADU, and this bill explicitly allows, not
requires, a local agency to do so. If the ordinance requires a
permit, the local agency shall not require additional parking or
charge a fee for a water or sewer connection as a condition
of granting a permit for a JADU. For more information, see
below.

ADUs and JADUs
REQUIREMENTS

ADU

JADU

Maximum Unit Size

Yes, generally up to 1,200 Square Feet or Yes, 500 Square Foot Maximum
50% of living area

Kitchen

Yes

Yes

Bathroom

Yes

No, Common Sanitation is Allowed

Separate Entrance

Depends

Yes

Parking

Depends, Parking May Be Eliminated and
Cannot Be Required Under Specified
Conditions

No, Parking Cannot Be Required

Owner Occupancy

Depends, Owner Occupancy May Be
Required

Yes, Owner Occupancy Is Required

Ministerial Approval Process

Yes

Yes

Prohibition on Sale of ADU

Yes

Yes
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Why Adopt a JADU Ordinance?
JADUs offer the simplest and most affordable housing option. They bridge the gap between a roommate and a
tenant by offering an interior connection between the unit and main living area. The doors between the two spaces
can be secured from both sides, allowing them to be easily privatized or incorporated back into the main living
area. These units share central systems, require no fire separation, and have a basic kitchen, utilizing small plug
in appliances, reducing development costs. This provides flexibility and an insurance policy in homes in case
additional income or housing is needed. They present no additional stress on utility services or infrastructure
because they simply repurpose spare bedrooms that do not expand the homes planned occupancy. No additional
address is required on the property because an interior connection remains. By adopting a JADU ordinance, local
governments can offer homeowners additional options to take advantage of underutilized space and better
address its housing needs.

Can JADUs Count towards the RHNA?
Yes, as part of the housing element portion of their general plan, local governments are required to identify sites
with appropriate zoning that will accommodate projected housing needs in their regional housing need allocation
(RHNA) and report on their progress pursuant to Government Code Section 65400. To credit a unit toward the
RHNA, HCD and the Department of Finance (DOF) utilize the census definition of a housing unit. Generally, a
JADU, including with shared sanitation facilities, that meets the census definition and is reported to the Department
of Finance as part of the DOF annual City and County Housing Unit Change Survey can be credited toward the
RHNA based on the appropriate income level. Local governments can track actual or anticipated affordability to
assure the JADU is counted to the appropriate income category. For example, some local governments request
and track information such as anticipated affordability as part of the building permit application.

A housing unit is a house, an apartment, a mobile home or trailer, a group of rooms, or a single room that
is occupied, or, if vacant, is intended for occupancy as separate living quarters. Separate living quarters
are those in which the occupants live separately from any other persons in the building and which have
direct access from the outside of the building or through a common hall.

Can the JADU Be Sold Independent of the Primary Dwelling?
No, the JADU cannot be sold separate from the primary dwelling.

Are JADUs Subject to Connection and Capacity Fees?
No, JADUs shall not be considered a separate or new dwelling unit for the purposes of fees and as a result should
not be charged a fee for providing water, sewer or power, including a connection fee. These requirements apply to
all providers of water, sewer and power, including non-municipal providers.
Local governments may adopt requirements for fees related to parking, other service or connection for water,
sewer or power, however, these requirements must be uniform for all single family residences and JADUs are not
considered a new or separate unit.
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Are There Requirements for Fire Separation and Fire Sprinklers?
Yes, a local government may adopt requirements related to fire and life protection requirements. However, a JADU
shall not be considered a new or separate unit. In other words, if the primary unit is not subject to fire or life
protection requirements, then the JADU must be treated the same.
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Resources

Courtesy of Karen Chapple, UC Berkeley
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Attachment 1: Statutory Changes (Strikeout/Underline)
Government Code Section 65852.2
(a) (1) Any A local agency may, by ordinance, provide for the creation of second accessory dwelling units in
single-family and multifamily residential zones. The ordinance may shall do any all of the following:
(A) Designate areas within the jurisdiction of the local agency where second accessory dwelling units may be
permitted. The designation of areas may be based on criteria, that may include, but are not limited to, the
adequacy of water and sewer services and the impact of second accessory dwelling units on traffic flow. flow and
public safety.
(B) (i) Impose standards on second accessory dwelling units that include, but are not limited to, parking, height,
setback, lot coverage, landscape, architectural review, maximum size of a unit, and standards that prevent adverse
impacts on any real property that is listed in the California Register of Historic Places.
(ii) Notwithstanding clause (i), a local agency may reduce or eliminate parking requirements for any accessory
dwelling unit located within its jurisdiction.
(C) Provide that second accessory dwelling units do not exceed the allowable density for the lot upon which
the second accessory dwelling unit is located, and that second accessory dwelling units are a residential use that
is consistent with the existing general plan and zoning designation for the lot.
(D) Require the accessory dwelling units to comply with all of the following:
(i) The unit is not intended for sale separate from the primary residence and may be rented.
(ii) The lot is zoned for single-family or multifamily use and contains an existing, single-family dwelling.
(iii) The accessory dwelling unit is either attached to the existing dwelling or located within the living area of the
existing dwelling or detached from the existing dwelling and located on the same lot as the existing dwelling.
(iv) The increased floor area of an attached accessory dwelling unit shall not exceed 50 percent of the existing
living area, with a maximum increase in floor area of 1,200 square feet.
(v) The total area of floorspace for a detached accessory dwelling unit shall not exceed 1,200 square feet.
(vi) No passageway shall be required in conjunction with the construction of an accessory dwelling unit.
(vii) No setback shall be required for an existing garage that is converted to a accessory dwelling unit, and a
setback of no more than five feet from the side and rear lot lines shall be required for an accessory dwelling unit
that is constructed above a garage.
(viii) Local building code requirements that apply to detached dwellings, as appropriate.
(ix) Approval by the local health officer where a private sewage disposal system is being used, if required.
(x) (I) Parking requirements for accessory dwelling units shall not exceed one parking space per unit or per
bedroom. These spaces may be provided as tandem parking on an existing driveway.
(II) Offstreet parking shall be permitted in setback areas in locations determined by the local agency or through
tandem parking, unless specific findings are made that parking in setback areas or tandem parking is not feasible
based upon specific site or regional topographical or fire and life safety conditions, or that it is not permitted
anywhere else in the jurisdiction.
(III) This clause shall not apply to a unit that is described in subdivision (d).
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(xi) When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an
accessory dwelling unit, and the local agency requires that those offstreet parking spaces be replaced, the
replacement spaces may be located in any configuration on the same lot as the accessory dwelling unit, including,
but not limited to, as covered spaces, uncovered spaces, or tandem spaces, or by the use of mechanical
automobile parking lifts. This clause shall not apply to a unit that is described in subdivision (d).
(2) The ordinance shall not be considered in the application of any local ordinance, policy, or program to limit
residential growth.
(3) When a local agency receives its first application on or after July 1, 2003, for a permit pursuant to this
subdivision, the application shall be considered ministerially without discretionary review or a hearing,
notwithstanding Section 65901 or 65906 or any local ordinance regulating the issuance of variances or special
use permits. Nothing in this paragraph may be construed to require a local government to adopt or amend an
ordinance for the creation of ADUs. permits, within 120 days after receiving the application. A local agency may
charge a fee to reimburse it for costs that it incurs as a result of amendments to this paragraph enacted during the
2001–02 Regular Session of the Legislature, including the costs of adopting or amending any ordinance that
provides for the creation of ADUs. an accessory dwelling unit.
(b) (4) (1) An When existing ordinance governing the creation of an accessory dwelling unit by a local
agency which has not adopted an ordinance governing ADUs in accordance with subdivision (a) or (c) receives its
first application on or after July 1, 1983, for a permit pursuant to this subdivision, the local agency shall accept the
application and approve or disapprove the application ministerially without discretionary review pursuant to this
subdivision unless it or an accessory dwelling ordinance adopted by a local agency subsequent to the effective
date of the act adding this paragraph shall provide an approval process that includes only ministerial provisions for
the approval of accessory dwelling units and shall not include any discretionary processes, provisions, or
requirements for those units, except as otherwise provided in this subdivision. In the event that a local agency has
an existing accessory dwelling unit ordinance that fails to meet the requirements of this subdivision, that ordinance
shall be null and void upon the effective date of the act adding this paragraph and that agency shall thereafter
apply the standards established in this subdivision for the approval of accessory dwelling units, unless and until the
agency adopts an ordinance in accordance with subdivision (a) or (c) within 120 days after receiving the
application. Notwithstanding Section 65901 or 65906, every local agency shall grant a variance or special use
permit for the creation of a ADU if the ADU complies with all of the following: that complies with this section.
(A) The unit is not intended for sale and may be rented.
(B) The lot is zoned for single-family or multifamily use.
(C) The lot contains an existing single-family dwelling.
(D) The ADU is either attached to the existing dwelling and located within the living area of the existing dwelling or
detached from the existing dwelling and located on the same lot as the existing dwelling.
(E) The increased floor area of an attached ADU shall not exceed 30 percent of the existing living area.
(F) The total area of floorspace for a detached ADU shall not exceed 1,200 square feet.
(G) Requirements relating to height, setback, lot coverage, architectural review, site plan review, fees, charges,
and other zoning requirements generally applicable to residential construction in the zone in which the property is
located.
(H) Local building code requirements which apply to detached dwellings, as appropriate.
(I) Approval by the local health officer where a private sewage disposal system is being used, if required.
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(2) (5) No other local ordinance, policy, or regulation shall be the basis for the denial of a building permit or a use
permit under this subdivision.
(3) (6) This subdivision establishes the maximum standards that local agencies shall use to evaluate proposed
ADUs on lots a proposed accessory dwelling unit on a lot zoned for residential use which contain that contains an
existing single-family dwelling. No additional standards, other than those provided in thissubdivision or subdivision
(a), subdivision, shall be utilized or imposed, except that a local agency may require an applicant for a permit
issued pursuant to this subdivision to be an owner-occupant. owner-occupant or that the property be used for
rentals of terms longer than 30 days.
(4) (7) No changes in zoning ordinances or other ordinances or any changes in the general plan shall be required
to implement this subdivision. Any A local agency may amend its zoning ordinance or general plan to incorporate
the policies, procedures, or other provisions applicable to the creation of ADUs an accessory dwelling unit if these
provisions are consistent with the limitations of this subdivision.
(5) (8) A ADU which conforms to the requirements of An accessory dwelling unit that conforms to this subdivision
shall be deemed to be an accessory use or an accessory building and shall not be considered to exceed the
allowable density for the lot upon which it is located, and shall be deemed to be a residential usewhich that is
consistent with the existing general plan and zoning designations for the lot. The ADUs accessory dwelling unit
shall not be considered in the application of any local ordinance, policy, or program to limit residential growth.
(c) (b) No When a local agency shall adopt an ordinance which totally precludes ADUs within single-family or
multifamily zoned areas unless the ordinance contains findings acknowledging that the ordinance may limit
housing opportunities of the region and further contains findings that specific adverse impacts on the public health,
safety, and welfare that would result from allowing ADUs within single-family and multifamily zoned areas justify
adopting the ordinance. that has not adopted an ordinance governing accessory dwelling units in accordance with
subdivision (a) receives its first application on or after July 1, 1983, for a permit to create an accessory dwelling
unit pursuant to this subdivision, the local agency shall accept the application and approve or disapprove the
application ministerially without discretionary review pursuant to subdivision (a) within 120 days after receiving the
application.
(d) (c) A local agency may establish minimum and maximum unit size requirements for both attached and
detached second accessory dwelling units. No minimum or maximum size for a second an accessory dwelling unit,
or size based upon a percentage of the existing dwelling, shall be established by ordinance for either attached or
detached dwellings which that does not permit at least an efficiency unit to be constructed in compliance with local
development standards. Accessory dwelling units shall not be required to provide fire sprinklers if they are not
required for the primary residence.
(d) Notwithstanding any other law, a local agency, whether or not it has adopted an ordinance governing accessory
dwelling units in accordance with subdivision (a), shall not impose parking standards for an accessory dwelling unit
in any of the following instances:
(1) The accessory dwelling unit is located within one-half mile of public transit.
(2) The accessory dwelling unit is located within an architecturally and historically significant historic district.
(3) The accessory dwelling unit is part of the existing primary residence or an existing accessory structure.
(4) When on-street parking permits are required but not offered to the occupant of the accessory dwelling unit.
(5) When there is a car share vehicle located within one block of the accessory dwelling unit.
(e) Parking requirements for ADUs shall not exceed one parking space per unit or per bedroom. Additional parking
may be required provided that a finding is made that the additional parking requirements are directly related to the
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use of the ADU and are consistent with existing neighborhood standards applicable to existing dwellings. Off-street
parking shall be permitted in setback areas in locations determined by the local agency or through tandem parking,
unless specific findings are made that parking in setback areas or tandem parking is not feasible based upon
specific site or regional topographical or fire and life safety conditions, or that it is not permitted anywhere else in
the jurisdiction. Notwithstanding subdivisions (a) to (d), inclusive, a local agency shall ministerially approve an
application for a building permit to create within a single-family residential zone one accessory dwelling unit per
single-family lot if the unit is contained within the existing space of a single-family residence or accessory structure,
has independent exterior access from the existing residence, and the side and rear setbacks are sufficient for fire
safety. Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the
primary residence.
(f) (1) Fees charged for the construction of second accessory dwelling units shall be determined in accordance
with Chapter 5 (commencing with Section66000). 66000) and Chapter 7 (commencing with Section 66012).
(2) Accessory dwelling units shall not be considered new residential uses for the purposes of calculating local
agency connection fees or capacity charges for utilities, including water and sewer service.
(A) For an accessory dwelling unit described in subdivision (e), a local agency shall not require the applicant to
install a new or separate utility connection directly between the accessory dwelling unit and the utility or impose a
related connection fee or capacity charge.
(B) For an accessory dwelling unit that is not described in subdivision (e), a local agency may require a new or
separate utility connection directly between the accessory dwelling unit and the utility. Consistent with Section
66013, the connection may be subject to a connection fee or capacity charge that shall be proportionate to the
burden of the proposed accessory dwelling unit, based upon either its size or the number of its plumbing fixtures,
upon the water or sewer system. This fee or charge shall not exceed the reasonable cost of providing this service.
(g) This section does not limit the authority of local agencies to adopt less restrictive requirements for the creation
of ADUs. an accessory dwelling unit.
(h) Local agencies shall submit a copy of the ordinances ordinance adopted pursuant to subdivision (a) or (c) to
the Department of Housing and Community Development within 60 days after adoption.
(i) As used in this section, the following terms mean:
(1) “Living area,” area” means the interior habitable area of a dwelling unit including basements and attics but does
not include a garage or any accessory structure.
(2) “Local agency” means a city, county, or city and county, whether general law or chartered.
(3) For purposes of this section, “neighborhood” has the same meaning as set forth in Section 65589.5.
(4) “Second “Accessory dwelling unit” means an attached or a detached residential dwelling unit which provides
complete independent living facilities for one or more persons. It shall include permanent provisions for living,
sleeping, eating, cooking, and sanitation on the same parcel as the single-family dwelling is situated. A second An
accessory dwelling unit also includes the following:
(A) An efficiency unit, as defined in Section 17958.1 of Health and Safety Code.
(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.
(5) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one entrance
of the accessory dwelling unit.
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(j) Nothing in this section shall be construed to supersede or in any way alter or lessen the effect or application of
the California Coastal Act (Division 20 (commencing with Section 30000) of the Public Resources Code), except
that the local government shall not be required to hold public hearings for coastal development permit applications
for second accessory dwelling units.

Government Code Section 65852.22.
(a) Notwithstanding Section 65852.2, a local agency may, by ordinance, provide for the creation of junior
accessory dwelling units in single-family residential zones. The ordinance may require a permit to be obtained for
the creation of a junior accessory dwelling unit, and shall do all of the following:
(1) Limit the number of junior accessory dwelling units to one per residential lot zoned for single-family residences
with a single-family residence already built on the lot.
(2) Require owner-occupancy in the single-family residence in which the junior accessory dwelling unit will be
permitted. The owner may reside in either the remaining portion of the structure or the newly created junior
accessory dwelling unit. Owner-occupancy shall not be required if the owner is another governmental agency, land
trust, or housing organization.
(3) Require the recordation of a deed restriction, which shall run with the land, shall be filed with the permitting
agency, and shall include both of the following:
(A) A prohibition on the sale of the junior accessory dwelling unit separate from the sale of the single-family
residence, including a statement that the deed restriction may be enforced against future purchasers.
(B) A restriction on the size and attributes of the junior accessory dwelling unit that conforms with this section.
(4) Require a permitted junior accessory dwelling unit to be constructed within the existing walls of the structure,
and require the inclusion of an existing bedroom.
(5) Require a permitted junior accessory dwelling to include a separate entrance from the main entrance to the
structure, with an interior entry to the main living area. A permitted junior accessory dwelling may include a second
interior doorway for sound attenuation.
(6) Require the permitted junior accessory dwelling unit to include an efficiency kitchen, which shall include all of
the following:
(A) A sink with a maximum waste line diameter of 1.5 inches.
(B) A cooking facility with appliances that do not require electrical service greater than 120 volts, or natural or
propane gas.
(C) A food preparation counter and storage cabinets that are of reasonable size in relation to the size of the junior
accessory dwelling unit.
(b) (1) An ordinance shall not require additional parking as a condition to grant a permit.
(2) This subdivision shall not be interpreted to prohibit the requirement of an inspection, including the imposition of
a fee for that inspection, to determine whether the junior accessory dwelling unit is in compliance with applicable
building standards.
(c) An application for a permit pursuant to this section shall, notwithstanding Section 65901 or 65906 or any local
ordinance regulating the issuance of variances or special use permits, be considered ministerially, without
discretionary review or a hearing. A permit shall be issued within 120 days of submission of an application for a

24

permit pursuant to this section. A local agency may charge a fee to reimburse the local agency for costs incurred in
connection with the issuance of a permit pursuant to this section.
(d) For the purposes of any fire or life protection ordinance or regulation, a junior accessory dwelling unit shall not
be considered a separate or new dwelling unit. This section shall not be construed to prohibit a city, county, city
and county, or other local public entity from adopting an ordinance or regulation relating to fire and life protection
requirements within a single-family residence that contains a junior accessory dwelling unit so long as the
ordinance or regulation applies uniformly to all single-family residences within the zone regardless of whether the
single-family residence includes a junior accessory dwelling unit or not.
(e) For the purposes of providing service for water, sewer, or power, including a connection fee, a junior accessory
dwelling unit shall not be considered a separate or new dwelling unit.
(f) This section shall not be construed to prohibit a local agency from adopting an ordinance or regulation, related
to parking or a service or a connection fee for water, sewer, or power, that applies to a single-family residence that
contains a junior accessory dwelling unit, so long as that ordinance or regulation applies uniformly to all singlefamily residences regardless of whether the single-family residence includes a junior accessory dwelling unit.
(g) For purposes of this section, the following terms have the following meanings:
(1) “Junior accessory dwelling unit” means a unit that is no more than 500 square feet in size and contained
entirely within an existing single-family structure. A junior accessory dwelling unit may include separate sanitation
facilities, or may share sanitation facilities with the existing structure.
(2) “Local agency” means a city, county, or city and county, whether general law or chartered.
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Attachment 2: Sample ADU Ordinance
Section XXX1XXX: Purpose
This Chapter provides for accessory dwelling units on lots developed or proposed to be developed with singlefamily dwellings. Such accessory dwellings contribute needed housing to the community’s housing stock. Thus,
accessory dwelling units are a residential use which is consistent with the General Plan objectives and zoning
regulations and which enhances housing opportunities, including near transit on single family lots.

Section XXX2XXX: Applicability
The provisions of this Chapter apply to all lots that are occupied with a single family dwelling unit and zoned
residential. Accessory dwelling units do exceed the allowable density for the lot upon which the accessory
dwelling unit is located, and are a residential use that is consistent with the existing general plan and zoning
designation for the lot.

Section XXX3XXX: Development Standards
Accessory Structures within Existing Space
An accessory dwelling unit within an existing space including the primary structure, attached or detached garage or
other accessory structure shall be permitted ministerially with a building permit regardless of all other standards
within the Chapter if complying with:
1. Building and safety codes
2. Independent exterior access from the existing residence
3. Sufficient side and rear setbacks for fire safety.

Accessory Structures (Attached and Detached)
General:

1. The unit is not intended for sale separate from the primary residence and may be rented.
2. The lot is zoned for residential and contains an existing, single-family dwelling.
3. The accessory dwelling unit is either attached to the existing dwelling or detached from the existing dwelling
and located on the same lot as the existing dwelling.
4. The increased floor area of an attached accessory dwelling unit shall not exceed 50 percent of the existing
living area, with a maximum increase in floor area of 1,200 square feet.
5. The total area of floor space for a detached accessory dwelling unit shall not exceed 1,200 square feet.
6. Local building code requirements that apply to detached dwellings, as appropriate.
7. No passageway shall be required in conjunction with the construction of an accessory dwelling unit.
8. No setback shall be required for an existing garage that is converted to a accessory dwelling unit, and a
setback of no more than five feet from the side and rear lot lines shall be required for an accessory dwelling
unit that is constructed above a garage.
9. Accessory dwelling units shall not be required to provide fire sprinklers if they are not required for the primary
residence and may employ alternative methods for fire protection.
Parking:

1. Parking requirements for accessory dwelling units shall not exceed one parking space per unit or per
bedroom. These spaces may be provided as tandem parking, including on an existing driveway or in setback
areas, excluding the non-driveway front yard setback.
2. Parking is not required in the following instances:
 The accessory dwelling unit is located within one-half mile of public transit, including transit
stations and bus stations.
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The accessory dwelling unit is located in the WWWW Downtown, XXX Area, YYY Corridor and
ZZZ Opportunity Area.
 The accessory dwelling unit is located within an architecturally and historically significant historic
district.
 When on-street parking permits are required but not offered to the occupant of the accessory
dwelling unit.
 When there is a car share vehicle located within one block of the accessory dwelling unit.
3. Replacement Parking: When a garage, carport, or covered parking structure is demolished or converted in
conjunction with the construction of an accessory dwelling unit, replacement parking shall not be required
and may be located in any configuration on the same lot as the accessory dwelling unit.

Section XXX4XXX: Permit Requirements
ADUs shall be permitted ministerially, in compliance with this Chapter within 120 days of application. The
Community Development Director shall issue a building permit or zoning certificate to establish an accessory
dwelling unit in compliance with this Chapter if all applicable requirements are met in Section XXX3XXXXX, as
appropriate. The Community Development Director may approve an accessory dwelling unit that is not in
compliance with Section XXX3XXXX as set forth in Section XXX5XXXX. The XXXX Health Officer shall approve
an application in conformance with XXXXXX where a private sewage disposal system is being used.

Section XXX5XXX: Review Process for Accessory Structure Not Complying with
Development Standards
An accessory dwelling unit that does not comply with standards in Section XXX3XX may permitted with a zoning
certificate or an administrative use permit at the discretion of the Community Development Director subject to
findings in Section XXX6XX

Section XXX6XXX: Findings
A. In order to deny an administrative use permit under Section XXX5XXX, the Community Development Director
shall find that the Accessory Dwelling Unit would be detrimental to the public health and safety or would introduce
unreasonable privacy impacts to the immediate neighbors.
B. In order to approve an administrative use permit under Section XXX5XXX to waive required accessory dwelling
unit parking, the Community Development Director shall find that additional or new on-site parking would be
detrimental, and that granting the waiver will meet the purposes of this Chapter.

Section XXX7XXX: Definitions
(1) “Living area means the interior habitable area of a dwelling unit including basements and attics but does not
include a garage or any accessory structure.
(2) “Accessory dwelling unit” means an attached or a detached residential dwelling unit which provides complete
independent living facilities for one or more persons. It shall include permanent provisions for living, sleeping,
eating, cooking, and sanitation on the same parcel as the single-family dwelling is situated. An accessory
dwelling unit also includes the following:
(A) An efficiency unit, as defined in Section 17958.1 of Health and Safety Code.
(B) A manufactured home, as defined in Section 18007 of the Health and Safety Code.
(3) “Passageway” means a pathway that is unobstructed clear to the sky and extends from a street to one entrance
of the accessory dwelling unit.
27

(4) (1) “Existing Structure” for the purposes of defining an allowable space that can be converted to an ADU means
within the four walls and roofline of any structure existing on or after January 1, 2017 that can be made safely
habitable under local building codes at the determination of the building official regardless of any non-compliance
with zoning standards.
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Attachment 3: Sample JADU Ordinance
(Lilypad Homes at http://lilypadhomes.org/)

Draft Junior Accessory Dwelling Units (JADU) – Flexible Housing
Findings:
1. Causation: Critical need for housing for lower income families and individuals given the high cost of living and

low supply of affordable homes for rent or purchase, and the difficulty, given the current social and economic
environment, in building more affordable housing
2. Mitigation: Create a simple and inexpensive permitting track for the development of junior accessory dwelling

units that allows spare bedrooms in homes to serve as a flexible form of infill housing
3. Endangerment: Provisions currently required under agency ordinances are so arbitrary, excessive, or

burdensome as to restrict the ability of homeowners to legally develop these units therefore encouraging
homeowners to bypass safety standards and procedures that make the creation of these units a benefit to the
whole of the community
4. Co-Benefits: Homeowners (particularly retired seniors and young families, groups that tend to have the lowest

incomes) – generating extra revenue, allowing people facing unexpected financial obstacles to remain in their
homes, housing parents, children or caregivers; Homebuyers - providing rental income which aids in mortgage
qualification under new government guidelines; Renters – creating more low-cost housing options in the
community where they work, go to school or have family, also reducing commute time and expenses;
Municipalities – helping to meet RHNA goals, increasing property and sales tax revenue, insuring safety
standard code compliance, providing an abundant source of affordable housing with no additional
infrastructure needed; Community - housing vital workers, decreasing traffic, creating economic growth both in
the remodeling sector and new customers for local businesses; Planet - reducing carbon emissions, using
resources more efficiently;
5. Benefits of Junior ADUs: offer a more affordable housing option to both homeowners and renters, creating

economically healthy, diverse, multi-generational communities;

Therefore the following ordinance is hereby enacted:
This Section provides standards for the establishment of junior accessory dwelling units, an alternative to the
standard accessory dwelling unit, permitted as set forth under State Law AB 1866 (Chapter 1062, Statutes of
2002) Sections 65852.150 and 65852.2 and subject to different provisions under fire safety codes based on the
fact that junior accessory dwelling units do not qualify as “complete independent living facilities” given that the
interior connection from the junior accessory dwelling unit to the main living area remains, therefore not redefining
the single-family home status of the dwelling unit.
A) Development Standards. Junior accessory dwelling units shall comply with the following standards, including
the standards in Table below:
1) Number of Units Allowed. Only one accessory dwelling unit or, junior accessory dwelling unit, may be
located on any residentially zoned lot that permits a single-family dwelling except as otherwise regulated or
restricted by an adopted Master Plan or Precise Development Plan. A junior accessory dwelling unit may
only be located on a lot which already contains one legal single-family dwelling.
2) Owner Occupancy: The owner of a parcel proposed for a junior accessory dwelling unit shall occupy as a
principal residence either the primary dwelling or the accessory dwelling, except when the home is held by
an agency such as a land trust or housing organization in an effort to create affordable housing.
3) Sale Prohibited: A junior accessory dwelling unit shall not be sold independently of the primary dwelling on
the parcel.
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4) Deed Restriction: A deed restriction shall be completed and recorded, in compliance with Section B below.
5) Location of Junior Accessory Dwelling Unit: A junior accessory dwelling unit must be created within the
existing walls of an existing primary dwelling, and must include conversion of an existing bedroom.
6) Separate Entry Required: A separate exterior entry shall be provided to serve a junior accessory dwelling
unit.
7) Interior Entry Remains: The interior connection to the main living area must be maintained, but a second
door may be added for sound attenuation.
8) Kitchen Requirements: The junior accessory dwelling unit shall include an efficiency kitchen, requiring and
limited to the following components:
a) A sink with a maximum waste line diameter of one-and-a-half (1.5) inches,
b) A cooking facility with appliance which do not require electrical service greater than one-hundred-andtwenty (120) volts or natural or propane gas, and
c) A food preparation counter and storage cabinets that are reasonable to size of the unit.
9) Parking: No additional parking is required beyond that required when the existing primary dwelling was
constructed.

Development Standards for Junior Accessory Dwelling Units
SITE OR DESIGN FEATURE

SITE AND DESIGN STANDARDS

Maximum unit size

500 square feet

Setbacks

As required for the primary dwelling unit

Parking

No additional parking required

B) Deed Restriction: Prior to obtaining a building permit for a junior accessory dwelling unit, a deed restriction,
approved by the City Attorney, shall be recorded with the County Recorder's office, which shall include the
pertinent restrictions and limitations of a junior accessory dwelling unit identified in this Section. Said deed
restriction shall run with the land, and shall be binding upon any future owners, heirs, or assigns. A copy of the
recorded deed restriction shall be filed with the Department stating that:
1) The junior accessory dwelling unit shall not be sold separately from the primary dwelling unit;
2) The junior accessory dwelling unit is restricted to the maximum size allowed per the development
standards;
3) The junior accessory dwelling unit shall be considered legal only so long as either the primary residence,
or the accessory dwelling unit, is occupied by the owner of record of the property, except when the home is
owned by an agency such as a land trust or housing organization in an effort to create affordable housing;
4) The restrictions shall be binding upon any successor in ownership of the property and lack of compliance
with this provision may result in legal action against the property owner, including revocation of any right to
maintain a junior accessory dwelling unit on the property.
C) No Water Connection Fees: No agency should require a water connection fee for the development of a junior
accessory dwelling unit. An inspection fee to confirm that the dwelling unit complies with development standard
may be assessed.
D) No Sewer Connection Fees: No agency should require a sewer connection fee for the development of a junior
accessory dwelling unit. An inspection fee to confirm that the dwelling unit complies with development standard
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may be assessed.
E) No Fire Sprinklers and Fire Attenuation: No agency should require fire sprinkler or fire attenuation
specifications for the development of a junior accessory dwelling unit. An inspection fee to confirm that the
dwelling unit complies with development standard may be assessed.

Definitions of Specialized Terms and Phrases.
“Accessory dwelling unit” means an attached or a detached residential dwelling unit which provides complete
independent living facilities for one or more persons. It shall include permanent provisions for living, sleeping,
eating, cooking, and sanitation on the same parcel as the single-family dwelling is situated. An accessory dwelling
unit also includes the following:
(1) An efficiency unit, as defined in Section 17958.1 of Health and Safety Code.
(2) A manufactured home, as defined in Section 18007 of the Health and Safety Code.
“Junior accessory dwelling unit” means a unit that is no more than 500 square feet in size and contained entirely
within an existing single-family structure. A junior accessory dwelling unit may include separate sanitation facilities,
or may share sanitation facilities with the existing structure.
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Attachment 4: State Standards Checklist (As of January 1, 2017)
YES/NO

STATE STANDARD*

GOVERNMENT
CODE SECTION

Unit is not intended for sale separate from the primary residence and may be
rented.

65852.2(a)(1)(D)(i)

Lot is zoned for single-family or multifamily use and contains an existing, singlefamily dwelling.

65852.2(a)(1)(D))ii)

Accessory dwelling unit is either attached to the existing dwelling or located
within the living area of the existing dwelling or detached from the existing
dwelling and located on the same lot as the existing dwelling.

65852.2(a)(1)(D)(iii
)

Increased floor area of an attached accessory dwelling unit does not exceed 50
percent of the existing living area, with a maximum increase in floor area of
1,200 square feet.

65852.2(a)(1)(D)(iv
)

Total area of floor space for a detached accessory dwelling unit dies not exceed
1,200 square feet.

65852.2(a)(1)(D)(v
)

Passageways are not required in conjunction with the construction of an
accessory dwelling unit.

65852.2(a)(1)(D)(vi
)

Setbacks are not required for an existing garage that is converted to an
accessory dwelling unit, and a setback of no more than five feet from the side
and rear lot lines are not required for an accessory dwelling unit that is
constructed above a garage.

65852.2(a)(1)(D)(vi
i)

(Local building code requirements that apply to detached dwellings are met, as
appropriate.

65852.2(a)(1)(D)(vi
ii)

Local health officer approval where a private sewage disposal system is being
used, if required.

65852.2(a)(1)(D)(ix
)

Parking requirements do not exceed one parking space per unit or per bedroom. 65852.2(a)(1)(D)(x
These spaces may be provided as tandem parking on an existing driveway.
)
* Other requirements may apply. See Government Code Section 65852.2
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