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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.
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May 20, 2015
TIME:

1:15 p.m.

Next Resolution PC2015-07

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, PACELLI, SENFT, SMITH

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

CONSENT CALENDAR
1.1
1.2
1.3

2.

Approval of the minutes of the Planning Commission meeting of April 15, 2015.
Major Special Event 2015-036/MSE – 630 Bartlett (Bartlett Parking Lot) Event Area “B” –
Big Bear Valley Arts Council – “Village Art Walk”
Major Special Event 2015-039/MSE – 630 Bartlett (Bartlett Parking Lot) Event Area “B” –
Big Bear Valley Arts Council – “Art on the Lake”

PUBLIC HEARING ITEMS
Any person may appear and be heard in support or opposition to the proposal at the time of the
meeting. If you challenge the action in court, you may be limited to raising only those issues which
you or someone else raised at the public meeting described in the notice, or in written
correspondence delivered to the City at or before the public meeting.
2.1

Major Special Event 2015-005/MSE
Location:
40803 Village Drive
APN:
308-181-19
Applicant:
Open Air Big Bear
Representative:
Dede Herman

Planner: Janice Etter

The applicant is requesting approval to hold a 20K, 30K, 50K, 70K, and 100K Mountain Bike
Race on July 25, 2015. The race begins and ends in the Village, using Pine Knot Avenue and
Knickerbocker Road, before entering USFS land and trails. Pine Knot Avenue between
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Village Drive on the north and Cameron Drive on the south will be closed for the duration of
the one-day event. The property at 40803 Village Drive will be used as an expo area for the
event and includes vendors, stage, bike valet, registration, and beer garden.
Staff recommends that the Planning Commission hold a public hearing and consider the written
and oral testimony presented during the hearing. Staff further recommends that the Planning
Commission adopt the attached Resolution finding the project categorically exempt from the
California Environmental Quality Act (CEQA) and approving Major Special Event application
2015-005/MSE based on the findings and subject to the conditions of approval contained in
attached Resolution.
2.2

Development Code Amendment 2015-024/DCA
Location:
Citywide
APN:
N/A
Applicant:
City of Big Bear Lake

Planner: Janice Etter

To amend Section 17.25.220 of the Development Code pertaining to Development and
Performance Standards for Ancillary Uses within Commercial Lodging Facilities and Bed and
Breakfast Establishments to include outdoor uses as ancillary uses for commercial lodges and
bed and breakfast establishments, to regulate ancillary uses in the Single-Family and Multiple
Family Residential zones, and to develop regulations for outdoor ancillary uses.
Staff recommends that the Planning Commission hold and conclude the public hearing on the
Development Code Amendment and adopt the attached Resolution recommending that the
City Council approve Development code Amendment 2015-024.
3.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

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
May 6, 2015

CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:15 p.m.
Commissioner Senft led the salute.

Commissioners Breunig, Pacelli, Senft, and Chairman Smith. Vice-Chairman
Bush was excused.

STAFF PRESENT
James J. Miller, Community Development Director; City Planner, Janice
Etter; Principal Planner, Ruth Lorentz; Associate Planner, Andrew Mellon; Assistant Planner, Nathan
Castillo.
AGENDA APPROVAL
The agenda was approved by a voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Community Development Director Jim Miller presented Jeff Ballinger with a plaque thanking him
for his 9 years of service to the Commission. The new City Attorney for the Planning Commission,
Andy Maiorano, was introduced.
The consultants for the Rathbun Creek Sustainability Plan presented an update to the status of the
Plan. Jay Renkens, from MIG gave a summary. The Commission asked questions about the trail,
including types of material, use of bicycles on the path, traffic calming, and the bridge connecting the
trail to upper Moonridge. Mr. Renkens addressed the issues that were brought up.
Liz Harris spoke in favor of the current proposal, particularly the ideas for art in the “round-a-bout”
at Moonridge Road and Club View Road.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of April 15, 2015.
Vice-Chairman Breunig abstained from the vote due to absence from that meeting.
The consent calendar was approved with a voice vote.
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2. PUBLIC HEARING ITEMS

2.1 Plot Plan Review 2015-28/PPR and Variance 2015-029/VAR
Planner: Ruth Lorentz
Location:
463 Catalina Road
APN:
2328-283-10
Applicant:
Laurice and Christopher Molinari
Representative:
Brad MacArthur of Bradford MacArthur Architecture
The applicants request to modify the second story attic of a nonconforming garage
building into a bathroom and recreational room. The nonconforming garage building
encroaches into front and side yard setbacks.
Ruth Lorentz, Principal Planner, gave the report and presentation.
The Commissioners raised questions about egress. Ms. Lorentz suggested speaking to the
applicant, but noted that current Building Code requirements would apply.
Public hearing was opened at 2:19 p.m.
Chris Molinari – owner – said that room will be used for recreational purposes only, not for
sleeping quarters. He also noted that the new windows will meet requirements for egress.
Brad MacArthur – architect – reiterated the owner’s comments.
Commissioner Pacelli commented that he wanted to make sure that the Building Division
addressed carbon monoxide emissions. Mr. MacArthur said that is one of the check points.
Public hearing closed at 2:21 p.m.

Commissioner Senft moved adopt the attached resolution finding the project exempt
from the California Environmental Quality Act (CEQA) and approving Plot Plan
Review 2015-028 and Variance 2015-029, based on the findings and subject to the
conditions of approval contained in the resolution. Commissioner Breunig seconded
the motion, which carried by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Pacelli, Senft, Smith
None
Bush
None

2.2 Major Special Event 2015-030/MSE
Planner: Janice Etter
Location:
40070 Big Bear Boulevard (revised location – Marina Resort)
APN:
308-151-49
Applicant:
Big Bear Valley Triathlon Club
Representative: Mike Mossman
The applicant is requesting approval to hold the 2015 Big Bear Triathlon on Saturday,
June 27, 2015. The event is a swim in Big Bear Lake off Marina Resort, bike down to
Snow Valley and around Big Bear Lake, and run along Lakeview Drive, west of the
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village. The event expo area, transition area, and the stage and start/finish line are
proposed on the Marina Resort property. One lane of Big Bear Boulevard is proposed
to be closed for the bike port of the race. The event promoter anticipates 350 to 400
athletes.
Janice Etter, City Planner, gave the report and presentation, starting by explaining that
the City received notice that the original location was not approved by the property
owner. Chairman Smith abstained from the discussion and vote due to sponsorship of
the event.
Commissioner Breunig inquired about parking on site. Ms. Etter explained that the
event has moved closer to public parking and any parking on private property will
require written approval. Additionally, directional signage for parking is conditionally
required.
The Commission discussed other events happening at the same time. Ms. Etter noted
the Corvette West event and baseball/softball tournament will be taking place, but
issues have been mitigated, including prohibiting parking on the north side of the street
along Park Avenue, which will be removed after the bicycle portion of the race, at
approximately 10 a.m. Roads will be open, except one lane closure on Big Bear
Boulevard. These notices will be posted.
Public Hearing was opened at 2:37 p.m.
Mike Mossman - representative – noted that they had 330 athletes last year and
anticipate 400-450 this year. He believes that the one difficulty they encountered last
year was the transition area at the Marina, but feels that is solved by the new location.
Mr. Mossman said that they are directing athletes and spectators to use the Knickerbock
and Bartlett parking lots.
Public Hearing was closed at 2:41 p.m.
Commissioner Breunig moved to adopt the attached resolution finding the project
exempt from the California Environmental Quality Act (CEQA) and approving Major
Special Event 2015-030, based on the findings and subject to the conditions of approval
contained in the resolution. Commissioner Pacelli seconded the motion. The motion
carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Pacelli, Senft
None
Bush
Smith

2.3 Conditional Use Permit 2015-030/MSE
Location:
42585 Big Bear Boulevard (Snow Play)
APN:
311-461-08
Applicant:
Snow Play, Inc.
Representative: Bruce Voigt
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The applicant is requesting approval to install and operate a Go Kart track for gasolinepowered go karts on the property currently operated as a snow play hill.
Andrew Mellon, Associate Planner, gave the report and presentation.
The Commission discussed the noise restrictions and measurement mechanisms. Mr.
Mellon explained how the readings were conducted. The Commission raised questions
about traffic circulation coming into and exiting the location. Mr. Mellon explained
that the type of use would generally indicate only a few cars coming and going at the
same time, and noted that there is adequate on-site parking. Discussion of right-turn
only exit ensued.
Public hearing opened at 3:11 p.m.
Scott Walker, John Monohan, Estelle Dahl, Yvonne Phillips, Brian Haupt, and Steven
Thorne, homeowners in the area, spoke in opposition to the proposal.
Linda Carpenter, 601 Knight Avenue, spoke in favor of the proposal.
Paul Penardi, Noise Engineer, spoke about what he found when doing the noise study.
He explained that this particular study is somewhat complicated, due to the traffic,
topography, and proposed use. Mr. Penardi stated that they had a difficult task in
separating the sound of the go-karts from the traffic noise on the Boulevard. They were
able to project the decibels from lulls in traffic. He explained that CNEL is a calculated
number, not a measurement, unable to measure any sound from Division Street.
Bruce Voigt – applicant – stated that they do not anticipate using a megaphone for this
proposal and he will look into complaints about the use of the megaphone during winter
activities. Mr. Voigt noted that, when doing the noise study, they went to the spot they
thought would be most impacted, which was up on the hillside, but the noise level was
very low. Mr. Voigt said that his other site, at Alpine Slide, the go-karts make about
26% of the revenue produced by the winter activities.
Commissioner Senft asked about the use of gasoline powered carts instead of electric
and whether any noise study had been done during the winter activities. Mr. Voigt
explained that these carts are made for indoor use and are very clean 9 horsepower
Honda whisper engines. Electric carts don’t work well outside due to dirt. These carts
are lighter and quieter than the ones currently used at Alpine Slide location. No study
has been done on the winter activities.
Public hearing closed at 3:36 p.m.
Chair Smith noted that he had gone out to hear the carts and found that beyond 20 feet
from the carts, you couldn’t hear them. Additionally, from Eagle Point, the traffic on
the Boulevard was much more pronounced. He believes that this proposal adds
recreation options to the Valley.
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Commissioner Senft asked the applicant if he would consider changing his closing time
to 8 p.m. instead of 9. Mr. Voigt said 9 p.m. closing only on Friday and Saturday
nights and holidays. Chair Smith questioned the number of attendees during snow play.
Mr. Voigt said 250-500 people at height times, but noted that snow play is an all day
pass, where as the carts are just for the length of the run time per person.
Mr. Mellon added condition #28 to read “Hours of operation for all recreational uses on
site shall be limited to Sunday –Thursday from 9:00 a.m. to 7:00 p.m. and Friday,
Saturday, and National Holidays from 9:00 a.m. to 9:00 p.m.”
Commissioner Breunig moved to adopt the attached resolution finding the project
exempt from the California Environmental Quality Act (CEQA) and approving
Conditional Use Permit 2015-035, based on the findings and subject to the conditions
of approval contained in the resolution, as amended. Commissioner Senft seconded the
motion. The motion carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Pacelli, Senft, Smith
None
Bush
None

2.4 Development Code Amendment 2015-024/DCA
Location:
Citywide
APN:
N/A
Applicant:
City of Big Bear Lake

Planner: Jim Miller

To amend Section 17.25.220 of the Development Code pertaining to Development and
Performance Standards for Ancillary Uses within Commercial Lodging Facilities and
Bed and Breakfast Establishments to include outdoor uses as ancillary uses for
commercial lodges and bed and breakfast establishments, to regulate ancillary uses in
the Single-Family and Multiple Family Residential zones, and to develop regulations
for outdoor ancillary uses.
Jim Miller went through the proposed changes to the existing Code.
Commissioner Senft asked to clarify closing hours and believes that shut-down should
be earlier than closing to allow complete end at 10 p.m. He also wants the number of
people allowed at event to be more specific to include guests and all staff.
Chair Smith recommended using some sort of mechanism to register and monitor
events, not limit them to only certain weekends. The Commission discussed not
allowing consecutive days or weekends for each venue.
The Commission requested that side yards be allowed to be used with permanent
screening.
Commissioner Senft had the following verbiage revisions:
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H.1 – “full-time, on-site, property manager
H.3 – “on-site parking”
Commissioner Breunig questioned the restrictions to parcels that area greater than one
acre in size. Ms. Etter explained that these requirements would apply to any Bed and
Breakfast in the R-1 Zone, and to Commercial Lodges and Bed and Breakfast facilities
in the R-3 zone if the parcel was less than one acre in size. Uses in the R-3 Zone with
parcels greater than one acre would have the occupancy reviewed at the same time as
the Conditional Use Permit.
Public hearing opened at 4:23 p.m.
Linda Carpenter, owner of Alpenhorn Bed and Breakfast, spoke about placing
limitations on businesses.
Judy Dahle thanked the Commission for their work on this issue and asked how
complaints are handled. Mr. Miller explained that we have Code officers available 24
hours a day.
Bob Frymire and Lance Volk stated concerns about Edgewood Mansion, which is in
the R-1 Zone.
RJ Splinter – 42175 Fox Farm Lane – said that he has 5 acres of land in an R-1 Zone
which is surrounded by commercial uses. Mr. Miller explained that there are several
parcels in the City that are transitional and could consider doing a zone change. Ms.
Etter noted that the uses are allowed on 5 acres.
Public hearing closed at 4:41 p.m.
The Commission continued the public hearing to the May 20, 2015, meeting and
directed staff to prepare a Resolution containing the finalized language for
consideration on this date.
3. PLANNING DIRECTOR’S REPORT – None
4. SUMMARY COMMENTS – None
5. ADJOURNMENT

At the hour of 4:43 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF MAY 20, 2015.

Becky Romine, Commission Secretary
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ITEM 1.2

STAFF REPORT
PLANNING COMMISSION MEETING OF MAY 20, 2015
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2015-036, 2015 ArtWalk

Proposal:

To authorize the use and closure of City-owned facilities on Thursday, July 2
through Sunday, July 5, 2015, for the annual ArtWalk festival.

Location:

Bartlett Road Public Parking Lot, Event Area B

Applicant:

Big Bear Valley Arts Council

Representatives:

Tim Breunig

Recommendations: Staff recommends that the Planning Commission authorize the use and
closure of the Bartlett Road Public Parking Lot, Event Area B for Major
Special Event (MSE) 2015-036, 2015 ArtWalk.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

RUTH LORENTZ
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

May 20, 2015 Staff Report
Major Special Event 2015-036, ArtWalk
Page 2
BACKGROUND
In 2012, the City Council adopted Ordinance 2012-422 creating new regulations for Major Special
Events (Development Code Chapter 17.13) and Resolution 2012-41 adopting a new administrative
policy pertaining to the use and closure of City-owned facilities (Administrative Instruction Number
2012-01). These new regulations contained in Development Code Section 17.13.040 replace earlier
Ordinances1 and Administrative Instructions2 and give the authority to grant the use and allow the
closure of City-owned facilities to the Planning Commission. City-owned facilities include public
parks, sidewalks, streets and parking lots.
There are several reoccurring Major Special event applications that are not required to be reviewed
by the Planning Commission and which are allowed to be approved by staff. However, the
authority to use and close city facilities is not granted to staff. Therefore, this Consent Item process
has been created to bring requests to use and close city-owned facilities to the Planning Commission
for action.
In these cases, the Planning Commission may authorize the use and closure of a City-owned facility
for a special event provided that the event meets the following criteria:
1. The event is free to spectators.
2. The event is family-oriented, visitor-oriented or both. And,
3. The event does not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Events that involve the sale of produce, antiques,
arts and crafts and similar original items are allowed.
EVENT DESCRIPTION
The applicant is requesting to close and use the
Bartlett Road Public Parking Lot, as graphically
represented at right and corresponding to a
Bartlett Event Area B closure in Table
17.13.030.A. of the Development Code. This
closure is requested for the annual Village
ArtWalk, an annual fine art show. This year’s
event will close the area beginning Thursday,
July 2 at 10 a.m. for setup and an evening
artist’s reception. The event will be open to the
public Friday and Saturday July 3-4 from 10
a.m. to 7 p.m. and Sunday, July 5 from 10 a.m.
to 4 p.m. Activities consist of 70 fine art
exhibitors, up to 4 food vendors, a beer and
wine garden, and live music performances
1
2

Development Code Section 17.03.300
Administrative Policy Number 2001-01

May 20, 2015 Staff Report
Major Special Event 2015-036, ArtWalk
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during the event. Temporary structures include fencing, easy-up canopies, a stage, and portable
restrooms and hand wash stations. Off-site parking has been secured by the applicant and overnight
security will be provided. The event site map is attached as Attachment 1.
In the past, this event has requested the use of public sidewalks along the Village “L” to allow
businesses along Pine Knot Avenue and Village Drive to participate by providing an art-related
activity or art vendor in front of their respective business. The applicant does not anticipate any
sidewalk vendors for this year’s event, as the event participants prefer to be located within the art
festival area in Event Area B.
CRITERIA
Pursuant to Development Code Section 17.13.040 Use of City Facilities, requests to use or close
City-owned facilities shall be authorized by the Planning Commission for Major Special Events,
provided that the event meets the following three criteria.
Criteria 1: The event is free to spectators. There is no entry fee for spectators.
Criteria 2: The event is family-oriented, visitor-oriented, or both. The art festival provides vendors
and exhibitors the option of providing free children’s activities. Music performances will also by
appropriate for all ages.
Criteria 3: The event will not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. The applicant screens all artists and goods consist of artistcreated pieces only. Examples include paintings, photographs, pottery, and sculptures.
RECOMMENDATION
Based on the ability to meet the three criteria, the Planning Department recommends that the
Planning Commission move to authorize the use and closure of Event Area B of the Bartlett Road
public parking lot from Thursday, July 2, 2015, through Sunday July 5, 2015, for Major Special
Event (MSE) 2015-036 (2015 ArtWalk).
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ATTACHMENT 1

ITEM 1.3

STAFF REPORT
PLANNING COMMISSION MEETING OF MAY 20, 2015
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2015-039, 2015 Art on the Lake

Proposal:

To authorize the use and closure of City-owned facilities on Friday, August
21 through Sunday, August 23, 2015, for the annual Art on the Lake art
show.

Location:

Bartlett Road Public Parking Lot, Event Area B

Applicant:

Big Bear Valley Arts Council

Representatives:

Tim Breunig

Recommendations: Staff recommends that the Planning Commission authorize the use and
closure of the Bartlett Road Public Parking Lot, Event Area B, for Major
Special Event (MSE) 2015-039, 2015 Art on the Lake.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

RUTH LORENTZ
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

May 20, 2015 Staff Report
Major Special Event 2015-039, 2015 Art on the Lake
Page 2
BACKGROUND
In 2012, the City Council adopted Ordinance 2012-422 creating new regulations for Major Special
Events (Development Code Chapter 17.13) and Resolution 2012-41 adopting a new administrative
policy pertaining to the use and closure of City-owned facilities (Administrative Instruction Number
2012-01). These new regulations contained in Development Code Section 17.13.040 replace earlier
Ordinances1 and Administrative Instructions2 and give the authority to grant the use and allow the
closure of City-owned facilities to the Planning Commission. City-owned facilities include public
parks, sidewalks, streets and parking lots.
There are several reoccurring Major Special event applications that are not required to be reviewed
by the Planning Commission and which are allowed to be approved by staff. However, the
authority to use and close city facilities is not granted to staff. Therefore, this Consent Item process
has been created to bring requests to use and close city-owned facilities to the Planning Commission
for action.
In these cases, the Planning Commission may authorize the use and closure of a City-owned facility
for a special event provided that the event meets the following criteria:
1. The event is free to spectators.
2. The event is family-oriented, visitor-oriented or both. And,
3. The event does not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Events that involve the sale of produce, antiques,
arts and crafts and similar original items are allowed.
EVENT DESCRIPTION
The applicant is requesting to close and use the
Bartlett Road Public Parking Lot, as graphically
represented at right and corresponding to a
Bartlett Event Area B closure in Table
17.13.030.A. of the Development Code. This
closure is requested for the Art on the Lake, an
annual fine art show. This year’s event will
close the area beginning Friday, August 21 at
10 a.m. for setup and an artist’s reception. The
event will be open to the public Saturday,
August 22 from 10 a.m. to 7 p.m. and Sunday,
August 23 from 10 a.m. to 4 p.m. Activities
consist of 60 fine art exhibitors, up to 4 food
vendors, a beer and wine garden, and live music
performances during the event. Temporary
1
2

Development Code Section 17.03.300
Administrative Policy Number 2001-01
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structures include fencing, easy-up canopies, a stage, and portable restrooms and hand wash
stations. Off-site parking has been secured by the applicant and overnight security will be provided.
The event site map is attached as Attachment 1.
CRITERIA
Pursuant to Development Code Section 17.13.040 Use of City Facilities, requests to use or close
City-owned facilities shall be authorized by the Planning Commission for Major Special Events,
provided that the event meets the following three criteria.
Criteria 1: The event is free to spectators. Art on the Lake is free and open to the public.
Criteria 2: The event is family-oriented, visitor-oriented, or both. The event is open to all ages.
Criteria 3: The event will not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. The applicant screens all artists and goods consist of artistcreated pieces only. Examples include paintings, photographs, pottery, and sculptures.
RECOMMENDATION
Based on the ability to meet the three criteria, the Planning Department recommends that the
Planning Commission move to authorize the use and closure of Event Area B of the Bartlett Road
public parking lot from Friday, August 21 through Sunday August 23, 2015, for Major Special
Event (MSE) 2015-039 (2015 Art on the Lake).
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ATTACHMENT 1

ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2015
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS
Project:

MAJOR SPECIAL EVENT 2015-005

Proposal:

A request to hold the Big Bear Mountain Bike Gran Fondo and Grizzly
100 trail rides on Saturday, July 25, 2015. The event consists of five trail
rides of 20, 30, 50, 70 & 100 kilometers in distance beginning at 7:00 a.m.
and concluding at 4:00 p.m.

Location:

City streets including Pine Knot Avenue and Knickerbocker Road for
access to Forest Service Roads with the start/finish at 40803 Village
Drive, Assessor’s Parcel Number 308-181-19. The 20k start will utilize
the chair lifts at the base of Snow Summit Ski Resort.

Applicant:

Open Air Big Bear and Big Bear Valley Race Association, represented by
Dede Smith-Herman

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding the project exempt from the California Environmental
Quality Act (CEQA) and approving Major Special Event 2015-005, based
on the findings and subject to the conditions of approval contained in the
resolution.
Submitted by,

Prepared by,

JAMES J. MILLER
Director of Building & Planning

JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
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PROJECT DESCRIPTION
Open Air Big Bear and the Big Bear Valley Race Association request to hold the second annual
Gran Fondo and Grizzly 100. This event is a mountain bike ride of five distances; 20, 30 50 70
or 100 kilometers. The event is headquartered on the vacant corner property located at 40803
Village Drive (Christmas Tree corner). The headquarters will consist of an Expo area with
vendors, a beer garden, a bike valet, a stage and registration and timing information.
The event promoters have limited the ride to 500 riders, in all of the rides combined. An
additional 200 spectators are expected throughout the day. Parking for participants and
spectators will be provided within the City’s Indian Village public parking lot. The applicant has
obtained permission from Calvary Chapel for additional parking, but they encourage the
participants to stay in local lodging facilities and cycle to the start. The applicant has provided
an event report that is attached to this staff report as Attachment 3.
The start/finish line is located within the portion of Pine Knot Avenue between Village Drive
and Cameron Drive. This portion of the roadway will be closed throughout the day, beginning at
5:00 a.m. and re-opening at 6:00 p.m.
After exiting the start area, riders will continue south along Pine Knot Avenue, making a left turn
at Knickerbocker Road before entering US Forest Service land at trail 2N08. Brief road closures
will occur at the beginning of each ride to accommodate the pack of riders. The race start times
are as follows:
Race Distance

Start Time

Finish Time

100k
70k
50k
30k
20k

7:00 a.m.
7:30 a.m.
8:00 a.m.
8:30 a.m.
9:00 a.m. at Snow Summit

noon - 4:00 p.m.
11:00 a.m. - 3:00 p.m.
11:00 a.m. - 1:00 p.m.
10:00 a.m. - noon
10:00 a.m. - 11:00 a.m.

A map of the expo area and course within the City limits is shown on the following page as
Figure 1. Course maps will be shown on subsequent pages of this Staff Report. The routes
occur on US Forest Service roads and designated mountain bike trails in the San Bernardino
National Forest.
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Figure 1 – Expo Area

COURSE MAPS
Figures 2 through 5 show the course maps for the various mountain bike races through the San
Bernardino National Forest.
Figure 2 – 20 Kilometer & 30 Kilometer courses
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Figure 3 – 50 Kilometer

Figure 5 – 70 Kilometer

Staff Report
Major Special Event 2015-005, 2015 Gran Fondo
May 20, 2015
Page 5
Figure 6 – 100 Kilometer

BACKGROUND
The application and related materials were submitted on January 22, 2015. They were reviewed
at the Development Review Committee (DRC) meeting of February 11, 2015. Staff deemed the
application complete on that date.
This year is the second year of the Big Bear Gran Fondo event. This event is subject to
discretionary approval with a special finding and requires Planning Commission’s approval of
the use and closure of City facilities. The review process is based on size and intensity, date, and
location which will be discussed below in the analysis. After the applicant has demonstrated two
years of consistency and success of the Gran Fondo, the Planning Commission may authorize the
City Planner to approve the event, provided that no significant changes are proposed.

Staff Report
Major Special Event 2015-005, 2015 Gran Fondo
May 20, 2015
Page 6
ANALYSIS
Analysis of the 2015 Gran Fondo is organized according to Development Code Chapter 17.13,
pertaining to Special Events.
The event date is July 25, 2015. This date occurs during the peak season which generates high
volumes of vehicular and pedestrian traffic within the Big Bear Valley. In addition, the event
proposes to close a portion of Pine Knot Avenue, and use other portions of Pine Knot Avenue
and Knickerbocker Road. Both the date of the event and the location of the event require the
Planning Commission to review this project as “Discretionary with Special Finding”.
Because this event is categorized as being “Discretionary with Special Finding” it is subject to
the City Council’s Administrative Instruction pertaining to Special Event Application
Guidelines. This Instruction requires that the event’s duration, attendance, visitor draw,
economic benefit and economic reach be evaluated. This evaluation is provided in the following
paragraphs.
Duration – Participants are encouraged to pick up their registration packets on Friday, July 24.
Race day registration will be allowed only for the shorter 20 and 30 kilometer distances. The
rides will occur all day Saturday, with the event expo area closing at 6:00 p.m. Therefore, the
event’s duration is approximately one and one-half days.
Attendance – The event promoter has established the maximum number of riders at 500. At least
200 spectators are expected throughout the day for a total attendance of approximately 700
people.
Visitor Draw – Visitor draw is the percent of visitors who come to Big Bear Lake specifically to
attend the event. Last year was the first time that this event was held. According to the
applicant’s event report, 90% of the riders came from outside of the local area. The applicant
indicates that riders who came from outside of the area included eleven states and five countries.
Economic Benefit – Economic benefit is the dollars spent in Big Bear Lake as a result of the
event. According to the event report, 65% of riders were 35-54 years old on race day. Twentyeight percent (28%) had household incomes of $100,000-$160,000, and 39% indicated an
income over $160,000. Many participants arrived on Wednesday or Thursday before the event
to acclimate to the altitude and ride the course. Some stayed in Big Bear for additional days to
participate in the mountain bike events of the Big Bear Cycling Festival Week and participate in
the Tour de Big Bear. Participants indicated that they stayed more nights in Big Bear than in
other locales on the endurance mountain bike circuit. A conservative estimate of the economic
benefit from the dollars spent in Big Bear by participants is $200,000. This estimate includes
hotel rooms, meals, fuel and miscellaneous purchases, from which the City receives transient
occupancy tax and sales tax.
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Event Reach – Event reach is the geographic extent of publicity and/or exposure generated for
Big Bear Lake by the event. The event attracts athletes from the southwest and beyond, as
evidenced by the event report.
Based on the above classification, the event is considered a Major Special Event with a Large
economic impact and benefit derived from the event, as shown graphically in Figure 7 below:
Figure 7.
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Use of City Streets and Facilities
Special event applicants may be allowed to use and close City streets and facilities if they meet
three criteria. The event must be free to spectators. It must be family-oriented, visitor-oriented,
or both. Lastly, it must not involve the sale of mass-produced goods. The Gran Fondo is
consistent with each of these criteria. Therefore, the Planning Commission may approve the use
and closure of the City streets and city facilities as an integral component of this application
approval.
The Planning Commission’s action includes approval of the use and closure of the following
City facilities and streets:
 The closure of Pine Knot Avenue between Village Drive and Cameron Drive throughout
the event.
 The use of Pine Knot Avenue south of Cameron Drive and the use of Knickerbocker
Road from Pine Knot Avenue to Forest Road 2N10.
 The intermittent closure of Pine Knot Avenue and Knickerbocker Road at the start of
each ride to accommodate a pack of riders and ensure rider safety.
Other Events Occurring in the City of Big Bear Lake
According to the Events Resource Office master calendar, there is one other event occurring on
July 25th. This is the Brewfest held at the Big Bear Convention Center. The Gran Fondo is not
expected to conflict with this event or the event location. The Gran Fondo is the beginning of
the Bike Week festivities, which concludes with the Tour de Big Bear on August 1.
Approval Authority
The Planning Commission is the reviewing authority for this special event application. In
addition to this City approval, the applicant must obtain approvals from U.S. Forest Service, San
Bernardino National Forest, Big Bear Ranger district.
FINDINGS
Finding 1: Consistency with General Plan and Development Code
Recreation Destination
The City of Big Bear Lake General Plan reflects the City’s identity as a destination and
establishes Goals, Policies, and Programs intended to boost that identity through cultural and
recreational events and development. The Land Use Element describes the Village Specific Plan
area as a resort destination and facilitates visitor- and recreation-oriented facilities, services,
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activities, and attractions to enhance tourism (Policy L 2.3 and Program L 2.3.1). Open Air Big
Bear events draw a multitude of contestants and their friends and families to the Big Bear Valley
over multiple weekends throughout the year. Snowshoe the Bear and the Endure the Bear Trail
Run, and MTB Gran Fondo draw people into the Village, creating an opportunity for local
businesses to attract event-related visitors to their stores and restaurants.
Master Plan of Trails
The Land Use Element and the Open Space, Parks, and Recreation Element direct the City to
develop, adopt, and implement a master plan of trails for people to enjoy the City and
surrounding scenery (Program L 2.3.3) and to link City trails to a regional trail system (Goal
OPR 2). The MTB Gran Fondo offers real-time illustration of the dynamic potential offered by
trail connections between the City and the Forest. Through this event, the City can learn about
some of the challenges and opportunities to be addressed in the Master Plan of Trails.
Traffic control
Program OPR 4.1.3 of the Open Space, Parks, and Recreation Element directs staff to evaluate
traffic control solutions to large-scale events. Recommended solutions appear later in this report.
Solutions include the use of centralized parking lots and limited road closures with circulation
alternatives.
Village Specific Plan Consistency
A race, such as a trail ride, is considered a major special event (Development Codes Section
17.03.300.B(2)) and is allowed in the Village Retail zone of the Village Specific Plan because
the temporary use is similar to parades, festivals, gatherings, and rallies, which are allowed in
most areas of the Village Specific Plan (Uses Permitted by District Chart).
Finding 2: Measures to protect public health, safety, and general welfare
The start/finish, the race route, and event operations have been designed sensitive to public
health and safety. The entire race is located within the Bear Valley Community Healthcare
District and Big Bear Lake Fire Protection District as identified in General Plan Exhibit PS-1
Jurisdictional Boundaries in the Big Bear Valley. Eight Aid Stations will be manned in the
forest with communication capabilities. Medics will be on the course. The 20K and 30K rides
are for recreational riders. The 50K and 70K rides are for serious riders and the 100K ride is for
elite endurance riders only.
Finding 3: Parking, circulation, access, and pedestrian safety
The applicant has planned for and secured adequate parking within the City’s Indian Village
public parking lot and within Calvary Chapel. In addition, riders are encouraged to ride from
their local lodging facility. Circulation around the road closure area is available from Village
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Drive or Cameron Drive. Pedestrian safety is accommodated along existing sidewalks within the
Village Specific Plan area. Rider safety is accommodated by the intermittent closures of Pine
Knot Avenue at the start of each race, course marshals, aid stations, medics, course sweepers,
and communications along the race course.
Finding 4: Structures and equipment
Temporary site improvements include sanitary facilities and utilities. Conditions of Approval
have been drafted with regard to the safety, maintenance, and operations of these temporary
improvements as well as for trash and recycling containers, canopies, the stage, and the timing
equipment.
ENVIRONMENTAL REVIEW
Based on the plans submitted with the application and the proposed conditions of approval, staff
recommends that the Planning Commission find the project categorically exempt from the
California Environmental Quality Act (CEQA), pursuant to Section 15304(e), Class 4 of the
State CEQA Guidelines. This class exempts temporary uses of land having negligible or no
permanent effects on the environment. A Notice of Exemption is attached to this Staff Report.
CORRESPONDENCE AND PUBLIC NOTICING
A public notice was published in The Grizzly on May 7, 2015. In addition, the notice was posted
in three public places and on the City website. Thirty-five notices were mailed to property
owners adjacent to the event headquarters and road closure area. No public comment has been
received in response to this notice.
CONCLUSION
The Mountain Bike Gran Fondo is an appropriate and desirable event proposal and, more
importantly, can be found consistent with the community’s will as documented in the General
Plan and the Development Code. The start/finish site and the route between the Village and the
San Bernardino National Forest are able to safely accommodate the event as proposed.
Conditions of approval are recommended to not only ensure that all temporary structures obtain
appropriate building permits and approvals, but also to ensure that the event is operated in a safe
and secure manner, minimizing impacts to residents, property, owners, and business owners.
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RECOMMENDATION
Staff recommends that the Planning Commission adopt the attached resolution finding the
project exempt from the California Environmental Quality Act (CEQA) and approving Major
Special Event 2015-005, based on the findings and subject to the conditions of approval
contained in the resolution.
Attachments:
1.
Draft Planning Commission Resolution No. 2015-0XX
2.
Notice of Exemption
3.
Event Report
N:\2-Group\Planning\CURRENT\Major Special Events\2015\2015-0005 ~ Gran Fondo ~ Dede Herman\Gran Fondo
Staff Report 05202015.doc
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ATTACHMENT 1
RESOLUTION NO. PC 2015-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING MAJOR SPECIAL EVENT 2015-005 TO
HOLD THE BIG BEAR MOUNTAIN BIKE GRAN FONDO AND
GRIZZLY 100, AN EVENT HEADQUARTED AT 40803 VILLAGE DRIVE
(APN 308-181-19) WITH 20, 30, 50, 70 AND 100 KILOMETER RIDES IN
THE SAN BERNARDINO NATIONAL FOREST ON SATURDAY, JULY
25, 2015.
A.

RECITALS
(i)

Open Air Big Bear and Bear Valley Bikes, represented by Ms. Dede Hermon,
have filed an application requesting the approval of Major Special Event 2015005, as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to a 0.6-mile race course in the Village Specific Plan
Area and the San Bernardino National Forest as well as a 0.48-acre parcel, known
as Christmas Tree Corner, located at 40803 Village Drive, referred to on the
County Assessor rolls as Assessor’s Parcel Number 308-181-19; legally described
on Exhibit 1 hereto and shown on the map attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, proposes to hold the Mountain Bike Gran
Fondo, consisting of an Expo area with vendors, a beer garden, a bike valet, a
stage and registration and timing information; and five trail rides within the San
Bernardino National Forest. The trail rides are 20, 30, 50, 70 and 100 kilometers
in distance. The rides begin and end at Christmas Tree Corner at 40803 Village
Drive, with the exception of the 20K ride which begins at the Snow Summit Sky
Chair. The event requires the closure of a portion of Pine Knot Avenue between
Village Drive and Cameron Drive from 5 a.m. until 6 p.m. on Saturday, July 25,
2015, and the use of Pine Knot Avenue and Knickerbocker Road (with
intermittent closures at the start of each ride) to access Forest Service roads.

(iv)

The event route passes through properties in the Village Specific Plan Area and
the General Zoning Area of the City of Big Bear Lake. The exposition site is
undeveloped and designated as Village Specific Plan (VSP) on the General Plan
Land Use Map and zoned Village Retail (VR). Properties to the west, north, and
east of the subject site are all zoned Village Retail (VR) and are developed with
commercial businesses. Properties to the south are zoned Commercial Lodging
(CL) and Residential Multi-Family (R). They are developed with residential uses
including a senior housing facility.
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B.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15304(e), Class 4, of the
State CEQA guidelines, which exempts temporary uses having negligible or no
permanent effects on land.

(vi)

On May 20, 2015, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application at 39707 Big Bear
Boulevard, in Hofert Hall, and concluded said hearing on that 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 project is exempt from the provisions of the California Environmental Quality
Act (CEQA) pursuant to Section 15304(e), Class 4, of the State CEQA guidelines,
which categorically exempts temporary uses having negligible or no permanent
effects on land.

3.

Based on the evidence presented to the Planning Commission during the May 20,
2015, public hearing, including public testimony and the written and oral staff
reports, the Planning Commission specifically finds as follows with respect to Major
Special Event 2015-005:
a.

The event is consistent with General Plan Land Use Element Policy 2.3
and Program L 2.3.1 to enhance tourism in the Village Specific Plan area,
which is intended to be a resort destination. The event draws attention to
the potential of trails in the Big Bear Valley, supporting the public
awareness that must be heightened to realize Program L 2.3.3 and Goal 2
of the Open Space, Parks, and Recreation Element to develop, adopt, and
implement a master plan of trails. The event incorporates centralized
parking lots and limited road closures with route alternatives as directed by
Program OPR 4.1.3. Finally, the event is consistent with the Village
Specific Plan, which lists similar events as allowed temporary uses.

b.

Appropriate measures have been taken to protect public health, safety, and
general welfare and to minimize detrimental effects to adjacent properties
and the community. The event location is appropriately sized, accessible,
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and includes the necessary amenities to accommodate expected spectators
and activities while also providing for access for emergencies.
c.

The event will have adequate ingress and egress, traffic circulation, and
parking. Necessary aisle widths and fire lanes are to remain open
throughout the awards ceremony.

d.

All structures and equipment installed for event will be constructed,
erected, and maintained in compliance with the applicable codes, and the
applicant must obtain all applicable permits and inspections before the
event opens to the general public.

e.

The site will be cleaned and maintained throughout the day of the event.
Upon conclusion the site will be restored to its original condition.

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby approves Major Special Event Permit 2015-005, subject to the
conditions of approval as set forth in Exhibit 3.

5.

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

PASSED, APPROVED AND ADOPTED this 20th day of May, 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 with one
vacant seat; that the foregoing Resolution, being Resolution No. 2015-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 20th day of May, 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 _________ day of May, 2015.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
MAJOR SPECIAL EVENT 2015-005
MOUNTAIN BIKE GRAN FONDO
Bike Ride Route:
A series of four events using the following streets:
Pine Knot Avenue
Knickerbocker Road
Forest Service Roads
Sponsor Exposition and Awards Ceremony:
40803 Village Drive
308-181-19
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Exhibit 2
VICINITY MAP FOR
MAJOR SPECIAL EVENT 2015-005
MOUNTAIN BIKE GRAN FONDO
40803 VILLAGE DRIVE AND ADJACENT STREETS
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Exhibit 3
CONDITIONS OF APPROVAL
MAJOR SPECIAL EVENT 2015-005
MOUNTAIN BIKE GRAN FONDO
40803 VILLAGE DRIVE, APN 308-181-19
APPROVAL DATE: MAY 20, 2015
EFFECTIVE DATE: JUNE 1, 2015
EXPIRATION DATE: JULY 25, 2015 AT THE CONCLUSION OF THE EVENT

These conditions of approval apply to Major Special Event 2015-005 Mountain Bike Gran
Fondo Bike Ride and Grizzly 100 on July 25, 2015. Any proposed change of use, expansion of
the area, or modifications to the site plan or structure shall be submitted to the Planning
Department, along with the required application and fee, for review. 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.

Major Special Event 2015-005 is approved to hold the 2015 Mountain Bike Gran Fondo
on Saturday, July 25, 2015. Use of 40803 Village Drive and the ride course may begin
on Friday, July 24 for event set-up and staging of traffic control devices on the race
course may begin on Friday, July 24, 2015. Road closures are approved to begin at 5:00
a.m. for Pine Knot Avenue between Village Drive and Cameron Drive. Racing is
approved to begin at 7:00 a.m. with the roads reopening at approximately 6:00 p.m. This
approval is granted based on the revised application materials submitted by Dede
Herman on January 22, 2015. These materials and the proposed use are approved as
submitted and conditioned herein, and shall not be further altered unless reviewed and
approved by the affected City departments.

2.

This Major Special Event Permit approval does not relieve the applicant from complying
with other applicable Federal, State, County or City regulations or requirements,
specifically the requirements of the San Bernardino National Forest, Big Bear Ranger
Station for the use of US Forest Service roads and trails.

3.

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

4.

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
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concerning this special event, including but not limited to any approval or condition of
approval of the Planning Commission. The City shall promptly notify the applicant of
any claim, action, or proceeding concerning the event and the City shall cooperate fully
in the defense of the manner. 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.
5.

The applicant shall be responsible for informing all subcontractors, consultants,
exhibitors, vendors, participants, or other business entities providing services related to
the event 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.

6.

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. The duty to inquire as
to such requirements shall be upon the applicant.

7.

The applicant shall implement or ensure the implementation of all tasks included in the
approved Major Special Event Implementation Plan appearing on the following pages:
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2015 MOUNTAIN BIKE GRAN FONDO
MAJOR SPECIAL EVENT 2015-005 IMPLEMENTATION PLAN
TIMING

TASK

CONTACT

Conditions 1-7 are general conditions of approval. They appear on the previous page.

Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

8. Encroachment Permit - The applicant shall obtain an
encroachment permit from the City of Big Bear Lake
Engineering Department for the use and closure of City
Streets. (ENG)
9. Security/Clean-up Deposit - The applicant shall submit
$500 to the City to defray the cost of returning the
streets to their original or better condition, should the
applicant fail to leave the property in a satisfactory
condition. (PLAN, ENG, PW)
10. Coordinate Traffic Control - The applicant shall
coordinate with the Public Works Division and the
Sheriff’s Department to develop and implement a traffic
plan. The plan shall include:
a) Proposed street closures and detours,
b) Barricade locations and set up, barricade staffing,
c) The location and number of directional cones, signs
and markings, and
d) The number and location of "no parking" signs.
The Traffic Control Plan shall clearly identify roles and
responsibilities of the applicant, the Public Works
Division and the Sheriff’s Department. (ENG, SHRF)
11. Develop a Security/Medical Plan - The applicant shall
develop a Security/Medical Plan and submit to the
Sheriff’s Department, Fire Department and Engineering
Division, for review and approval, at least ten (10) days
prior to the event. The Security/Medical Plan shall
include:
a) A list of emergency phone numbers on race day,
b) A plan for a command post on the day of the event,
c) Allowances for providing emergency access in the
event area and on the race course, and
d) Provisions for adequately handling disturbances, lost
person, associated bike accidents, and medical
emergencies. (SHRF, FIRE, ENG)

Dept: Engineering
Contact: Andrew Simmons
Phone: 866-5831
Dept. Planning
Contact: Janice Etter
Phone: 866-5831 x 123
Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521
Dept: Sheriff
Contact: Tiffany Swantek
Phone: 866-0100

Dept: Sheriff
Contact: Tiffany Swantek
Phone: 866-0100
Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521
Dept: Fire
Contact: Nick Bruinsma
Phone:866-7566


DONE
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Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

12. Obtain Property Owner Consent - The applicant shall
obtain authorization from the owners of private property
for use by the Gran Fondo event, including but not
limited to 40803 Pine Knot Avenue and Calvary Chapel
Proof of permission must be submitted to the Planning
Department upon request.(PLN)
13. Event stage and event fencing – The applicant shall
coordinate with the Events Resource Office to schedule a
time for the pick up and return of the event stage and
event fencing.

Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x153

14. Public Health Requirements - The applicant shall
comply with the requirements of Development Code
Section 17.13.060 G pertaining to Public Health
requirements, including but not limited to securing all
necessary approval and permits from the San Bernardino
County Department of Environmental Health for food
service, providing an adequate number of standard and
handicapped-accessible portable toilets and hand
washing facilities, and providing an adequate number of
trash and recycling receptacles. (ENG)

Dept: San Bernardino
County Dept. of
Environmental Health
Services
Phone: (800) 442-2283

15. Department of Alcoholic Beverage Control
Requirements – The applicant shall apply and obtain a
liquor license from the Department of Alcoholic Beverage
Control (ABC) for the sale of beer at the event. The
applicant shall comply with the permit requirements of
the ABC, and the requirements contained in
Development Code Section 17.13.060K pertaining to
events serving alcohol. (PLN)
16. Conduct Outreach – The applicant shall conduct
outreach to property and business owners that are
impacted by the event. As part of the outreach, the
organizer shall offer vendor spaces or cross-promotional
opportunities to businesses as appropriate.
17. Submit Evidence of Insurance - The applicant shall
submit a certificate of insurance to the Planning Division
at least ten (10) days prior to the event. The certificate
of insurance shall indicate at least $1 million of liability
insurance for the event and that such insurance cannot
be terminated without at least thirty (30) days prior
notice to the City of Big Bear Lake. The insurance policy,
by endorsement, shall name the City of Big Bear Lake and
its officers, agents, and employees as additional insured
and must remain in place during the event and until its

Dept: Planning
Contact: Janice Etter
Hodges
Phone: 866-5831

Dept: ERO
Contact: Rick Bates
Phone: 866-2638

Company: Big Bear
Disposal or another
sanitation company
Phone: 866-3942

Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x 123
Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x123

Staff Report
Major Special Event 2015-005, 2015 Gran Fondo
May 20, 2015
Page 22
conclusion. All such insurance must be obtained from
insurers rated “A VIII” or better in Best’s Insurance Guide
and all such insurers must be licensed to do business in
and by the State of California. (PLN)

Prior to the
Event

Prior to the
Event

During the
Event

During the
Event

18. Hold Harmless Agreement – Each race participant Dept: Planning
must sign a Hold Harmless Agreement. The event Contact: Sarah Willson
applicant shall produce each Hold Harmless Agreement Phone: 866-5831 x104
upon request by the City. (Risk)
19. Display Event Advertising Signs - The applicant may Dept: Planning
display special event signs up to 30 days prior to the Contact: Janice Etter
event provided that the signs comply with the following Phone: 866-5831 x123
requirements. (PLN)
a) No more than six signs are allowed.
b) Applicant must have property owner/s written
permission.
c) Sign area shall not exceed 32 square feet and the top
of the sign shall not be placed higher than 8 feet above
grade.
d) The following sign types are allowed: pennants,
streamers, human signs that do not obstruct or interfere
with pedestrian or vehicular traffic, balloons, inflatable
signs, beacons, banners, and portable freestanding signs.
e) Signs shall be removed no later than 5 days after the
event.
20. Event Emergencies and Security – The applicant shall
have at least one on-site manager for the duration of the
event from staging through dismantling. The on-site
manager is responsible for
a) Insuring that the conditions of special event approval
are followed at all times,
b) Responding to affected business owners,
c) Ensuring that the event areas are maintained in a clean
and safe manner,
d) Ensuring that the event areas are restored to their
original, pre-event condition or better.
21. Fire Code Requirements – All applicable codes and
ordinances shall apply including, but not limited to the
2013 California Fire Code, California Code of Regulations,
Title 19, and those portions of the 2013 California
Building Code adopted by the State Fire Marshal.
Fire extinguishers will be required in accordance with the
2010 Fire Code. Each extinguisher shall have a current

Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521

Dept: Fire Department
Contact: Nick Bruinsma
Phone: 866-7566
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State Fire Marshal service tag. Travel distance to an
extinguisher shall not exceed 75 feet.

During the
Event

During the
Event

After the
Event

22 Maintain Emergency Vehicle Access - The applicant is
responsible for insuring that emergency access, fire
lanes, and other related public health and safety features
are maintained throughout the duration of the event.
Fire apparatus access roads and fire lanes shall be
maintained clear and unobstructed at all times with a
minimum with of 24 feet, minimum height clearance of
14 feet 6 inches, and appropriate turn-around for fire
apparatus and other emergency vehicles. Fire hydrants
shall remain accessible at all times. Vehicles, booths,
displays, tents, timing equipment or other obstructions
shall not be placed in front of fire hydrants. (FIRE)
23. Requirements of Vendors – Vendors participating in
the event shall comply with the requirements of
Development Code Section 17.13.060 J. The applicant
shall:
a) Recruit city-based businesses and local non-profit
organizations prior to recruiting non-local vendors. Citybased businesses and non-profits shall be offered
discounted vendor space;
b) Require all vendors to pay vendor fees pursuant to City
Council Resolution No. 93-15, as it may be amended from
time to time;
c) Require each vendor to obtain and display a State
Board of Equalization Number or “Detailed Allocation by
Sub-outlet of Uniform Local Sales and Use Tax” form or
equivalent designating the City of Big Bear Lake as the
point of sales for the event;
d) Inform each vendor of the Vendor Display
Requirements contained in Section 17.13.060 J.

Dept: Fire Department
Contact: Nick Bruinsma
Phone: 866-7566

24. Restore Race Route, Stage, and Finish Line Areas.
The applicant shall restore the event site and
surroundings to their original, or better, condition. Site
restoration includes, but is not limited to, the removal of
all temporary improvements, signs, traffic control
devices, trash and debris. (PLN, PW, ENG)

Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521

Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x123

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 Division
City of Big Bear Lake
P. O. Box 10000
Big Bear Lake, CA 92315

Project Title:
Major Special Event 2015-005, 2015 Mountain Bike Gran Fondo
Project Location - Specific:
40803 Village Drive, Pine Knot Avenue and Knickerbocker Road within the City of Big Bear
Lake, Forest Service roads and trails within the San Bernardino National Forest.
Description of Project:
Event headquarters and Expo area at 40803 Village Drive with 20, 30, 50, 70 and 100 Kilomieter
mountain bike rides in the San Bernardino National Forest.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Dede Herman
Exempt Status:
Categorical Exemption. Section: 15304(e), Class 4
Reasons why project is exempt:
This class exempts temporary uses of land having negligible or no permanent effects on the
environment.
Lead Agency or Contact Person:
Janice Etter

Area Code/Telephone/Extension
(909) 866-5831 x 123

Signature:_________________________

Date: _________________
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ATTACHMENT 3
Major Special Event 2015-005
Event Report

ITEM 2.2

STAFF REPORT
PLANNING COMMISSION MEETING OF MAY 20, 2015
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

Development Code Amendment 2015-024

Proposal:

To amend Section 17.25.220 of the Development Code pertaining to
Development and Performance Standards for Ancillary Uses within
Commercial Lodging Facilities and Bed and Breakfast Establishments to
include outdoor uses as ancillary uses for commercial lodges and bed and
breakfast establishments, to regulate ancillary uses in the Single-Family and
Multiple Family Residential zones, and to develop regulations for outdoor
ancillary uses.

Location:

Citywide

Applicant:

City of Big Bear Lake

Representatives:

James J. Miller, Community Development Director

Recommendation:

Staff recommends that the Planning Commission hold and conclude the
public hearing on the Development Code Amendment and adopt the attached
Resolution recommending that the City Council approve Development Code
Amendment 2015-024.

Prepared by,

JAMES J. MILLER
Community Development Director

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
Today’s public hearing has been continued from the May 6, 2015, Planning Commission meeting at
which the Planning Commission reviewed the draft code language and opened a public hearing. The
Commission further directed staff to revise certain sections of the draft language and return with a
final version of the Ordinance. A summary of the Commission’s comments is listed below, and the
revised language is indicated in the code language in red lettering:


Require outdoor ancillary uses to end by 9:00 p.m.



Include provisions for Residential-Low (R-L) and Single Family Residential (R-1) zones,
properties up to 1-acre in the Multiple Family Residential (R-3) zone and properties
greater than 1-acre in the Multiple Family Residential (R-3) zone.



Regulate the frequency of outdoor ancillary uses, disallowing consecutive weekends and
requiring registration of the ancillary uses with the City Planning Department.



Allow outdoor ancillary uses to occur in the side yard areas of the property.



Require a 6-foot high visually obscuring fence around the ancillary use area.



Require the business owner or full-time manager to be on the site during the ancillary use.

BACKGROUND
On March 18, 2015, the Planning Commission discussed the item, took public testimony and
directed staff to make revisions to the existing Development Code language contained in
Development Code Section 17.25.220. On May 6, 2015, the Planning Commission held a public
hearing on the draft code language, directed staff to revise certain portions of the language, and
continued the public hearing to the May 20, 2015, Planning Commission meeting.
ENVIRONMENTAL REVIEW
The Development Code Amendment has been determined to be exempt from environmental
review pursuant to Section 15061(b)(3) of the State California Environmental Quality Act
Guidelines. This activity is covered by the general rule that CEQA applies only to projects which
have the potential for causing a significant effect on the environment. Where it can be seen with
certainty that there is no possibility that the activity in question may have a significant effect on
the environment, the activity is not subject to CEQA. A Notice of Exemption will be attached to
the formal acceptance and action on the Development Code Amendment.
The underlying General Plan land use goals, policies and programs pertaining to the intent of the
Single-Family and Multiple Family residential zones was subject to environmental review in the
Environmental Impact Report for the General Plan. City Council Resolution No. 99-36 adopted
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the General Plan, General Plan Land Use Element Map and certified an Environmental Impact
Report (EIR). In support of the General Plan, Development Code regulations pertaining to
commercial lodging and bed and breakfast establishments were adopted by the 2003 Development
Code update and through the adoption of City Council Ordinance 2003-333. This language is
proposed to further clarify the way commercial lodges and bed and breakfast establishments
operate within the Multiple Family Residential (R-3). Since these land uses have been evaluated
in the previous EIR and this language is proposed only to clarify the way in which commercial
lodges and bed and breakfast establishments operate within the Multiple Family Residential zone,
no further environmental review is determined to be necessary for the adoption of this Ordinance.
PUBLIC NOTIFICATION
This public hearing was continued from the May 6th meeting for which a Notice of Public Hearing
was prepared. No additional public notification was performed for this hearing.
REVISED CODE LANGUAGE
The following changes to Section 17.25.220 of the Development Code are proposed. The revised
language is shown in red text.

17.25.220

DEVELOPMENT AND PERFORMANCE STANDARDS FOR
ANCILLARY
USES
WITHIN
COMMERCIAL
LODGING
FACILITIES AND BED AND BREAKFAST ESTABLISHMENTS

For the purposes of this section, ancillary use shall mean a use that is clearly incidental and
subordinate to a principal use, which shall not cause intensification of the principal use, and
which shall not be operated independently of the principal use. Ancillary uses may occur
within a building, such as a meeting room, conference room, sunroom, recreation or game
room, or dining room; or out-of-doors, such as a pool, spa, patio, deck, gazebo,
landscaped or hardscaped area, lawn or garden. For the purpose of this section, any tent,
canopy, or similar temporary structure erected over an outdoor space shall comply with
the codes and ordinances applicable to enclosed structures and buildings. The following
standards and regulations shall apply to uses that are ancillary to bed and breakfast
establishments in the Residential-Low (R-L) and Single Family Residential (R-1) zones; and
to commercial lodges and bed and breakfast establishments within the Multiple Family
Residential (R-3) zone on properties of up to one (1) acre in size. Existing or proposed bed
and breakfast establishments and commercial lodging facilities located on properties that are
greater than one (1) acre in size shall be required to comply with the general Development
Code regulations; Building, Fire and Health and Safety Code regulations, cumulative
parking requirements for all uses on the property, and provisions to attenuate noise
impacts associated with large facilities and larger ancillary uses.
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General Standards

A.

1.

Ancillary uses at Bed and Breakfast Establishments located within the Residential-Low (RL) and Single Family Residential (R-1) zones shall be open and available only to registered
guests. The use of these ancillary uses by non-registered guests is prohibited.

2.

Ancillary uses at Bed and Breakfast Establishments and Commercial Lodging Facilities in
the Multiple Family Residential (R-3) zone shall be open and available to registered and
non-registered guests, subject to compliance with the regulations contained in this section.

3.

Prior to establishing and/or operating an ancillary use within a Bed and Breakfast
Establishment or Commercial Lodging Facility, the business owner shall first obtain
approval of a Minor Modification for existing bed and breakfast establishments or
commercial lodging facilities; or a Conditional Use Permit for proposed bed and breakfast
establishments or commercial lodging facilities.

4.

Ancillary uses shall comply with all applicable Federal, State, County and local
requirements, Health and Safety codes, Fire and Building codes and adopted ordinances.
Applicable requirements include those from San Bernardino County Department of
Environmental Health Services pertaining to dining facilities, pools, and spas; California
Department of Alcoholic Beverage Control for alcohol service; and all applicable
provisions of the Americans with Disabilities Act and the California Fire and Building
Code for occupancy limits. In compliance with the California Building Code, permanent
restroom facilities shall be provided to serve the ancillary use. Portable or temporary
restrooms shall not be used to fulfill this requirement.

5.

Ancillary uses may be advertised as part of the bed and breakfast establishment’s or
commercial lodging facility’s permitted sign.

6.

In no event shall a bed and breakfast establishment or commercial lodging operator
operate an ancillary use out of doors between the hours of 10 9:00 p.m. and 7:00 a.m.

7.

No bed and breakfast establishment or commercial lodging facility operator shall operate
or permit the operation or playing of any device which reproduces, produces, or amplifies
sound in such a manner as to be unreasonably loud, excessive, raucous or disturbing, but
in no event shall noise exceed 55 decibels (dba, slow scale) as measured from the property
line for a period exceeding ten (10) minutes. The operation or playing of any device
which reproduces, produces, or amplifies sound is prohibited in the outdoor areas of
the property, but may be allowed within a building or enclosed tent. Amplified noise or
sound, including public address systems and live or recorded music shall be prohibited
after 9:00 p.m.

8.

On-site parking shall be provided for the primary use and all ancillary uses occurring on
the property pursuant to Table 17.35.070.A Parking Requirements in Commercial and
Public Zones as listed for “hotels.” As determined by the City Planner, shared parking
may be considered when public use of the ancillary use(s) occurs only Mondays through
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Thursdays and there is evidence that the shared parking will have no significant impact on
the residential character of the area. As determined by the Planning Commission, stacked
parking in conjunction with a valet service may be considered. In no case shall off site
shuttled parking be allowed.
B.

Meeting and conference room space and maximum occupancy of ancillary use areas
1.

The maximum square footage of meeting and conference rooms shall not exceed a total of
1,000 square feet in area and shall be determined by the applicable parking standards and
by all development standards contained in Table 17.25.050.A.

2.

In the Residential-Low (R-L) or Single-Family Residential (R-1) zone, in no case shall the
cumulative total number of people on the property containing a bed and breakfast
establishment exceed 16 people.

3.

In the Multiple Family Residential (R-3) zone, where the property containing a bed and
breakfast establishment or commercial lodging facility is one (1.0) acre or less in size, the
cumulative total number of people on the property shall not exceed 49 people.

4.

In the Multiple Family Residential (R-3) zone, where the property containing a bed and
breakfast establishment or commercial lodging facility is greater than one (1.0) acre in size,
a cumulative total maximum number of people shall not be established by this ordinance,
but shall be dependent upon complying with all applicable codes and ordinances to
accommodate the people and parking on the property.

5.

In no event shall a meeting or conference room be converted to or used as a separate public
dining facility. This provision is not intended to prohibit catered meals to be brought in for
meetings, conferences or outdoor gatherings.

C.

Dining Facilities
1.

Dining areas that are open to the public shall be the dining areas that also serve
overnight guests.

2.

Dining areas shall be located and accessed through the interior of the commercial
lodging facility; shall not have a separate access point other than for emergency
egress, and shall not be located in a separate building.

D.

Incidental Retail
1.

The limited retail sale of souvenirs and sundries related to the primary bed and breakfast
establishment or commercial lodging facility may be permitted.
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2.

E.

This use shall be located within the primary structure, shall be limited to the days and
hours of the lodging use, and shall not contain a separate exterior access, but shall be
accessed only from within the primary structure.
Frequency of Outdoor Ancillary Uses

1.

Outdoor ancillary uses shall not occur more than two times per calendar month. If
scheduled on the weekends, the outdoor ancillary uses shall be scheduled on the first and
third weekends of the month. An occurrence is determined to be one outdoor ancillary use
of the property. As an example, where an outdoor ancillary use is held on Saturday at noon
and another also on Saturday at 6 p.m., this shall constitute two (2) occurrences. Likewise,
an occurrence on a Saturday and another on Sunday, this shall constitute two (2)
occurrences. Outdoor ancillary uses shall not occur on consecutive weekends.

2.

In order to monitor the frequency of outdoor ancillary uses, each occurrence shall be
reported to the City Planning Department at least 30-days prior to the occurrence. A
registry of the occurrences shall be created which will be made available to the general
public in electronic and/or paper form. This registry shall include, but shall not be limited
to, the following information: the address where the ancillary use is occurring, the type of
ancillary uses and the hours of ancillary use.

F.

Location of Outdoor Ancillary Uses
1.

Outdoor ancillary uses shall not occur in front of the primary structure on the property,
meaning the area between the street or public right-of-way and the structure or building.
Areas used for ancillary outdoor uses shall be located to the rear or side of the primary
structure on the property in order to retain the residential character of the property as
visible from the public right-of-way.

2.

Structures, equipment and other items used in conjunction with outdoor ancillary uses,
including, but not limited to tents, canopies, stages, arches, dance floors, tables, chairs,
serving stations, shall not be placed within any required building setback area.

G.

Open Space, Fencing and Parking Locations for Bed and Breakfast establishments and
commercial lodging facilities in the Multiple Family Residential (R-3) zone.
1.

All open space requirements contained in Development Code Section 17.25.050.A. shall be
met on the property and shall be provided on the property so that no less than one-third of
the open space requirement shall be located in manner that is visible from the public rightof-way. The area considered as open space shall be landscaped or natural undisturbed
vegetation. Paved surfaces shall not be considered towards meeting the open space
requirement.
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2.

If rear yard and side yard areas are used for outdoor ancillary uses, then the perimeter of the
rear yard and side yard areas shall be fenced with a six (6) foot high visually obscuring
fencing material.

3.

Parking spaces provided on the property for the bed and breakfast establishment or
commercial lodging facility shall not be located within the required building setback areas.
No more than one half of the required parking spaces shall be located in front of the
primary structure on the property, meaning the area between the street or public right-ofway and the structure or building and all other parking shall be located to the rear of the
primary structure on the property in order to retain the residential character of the property
as visible from the public right-of-way.

H.

Operational Requirements
1.

The business owner or a designated responsible employee full-time on-site manager shall
be on the premises at all times when an ancillary use is occurring.

2.

Adequate security measures shall be implemented at all times when an ancillary use is
occurring. Security measures may include, but are not limited to, providing security
personnel.

3.

Adequate parking control measures shall be implemented at all times when an ancillary
use is occurring. Parking control measures may include, but are not limited to, providing
a valet parking service and/or providing parking attendants to direct vehicles to on-site
parking spaces.

RECOMMENDATION
Staff recommends that the Planning Commission hold a public hearing to review the revised code
language and adopt a Resolution recommending that the City Council adopt an Ordinance
determining that the Development Code Amendment is exempt from the California Environmental
Quality Act (CEQA) and revising Development Code Section 17.25.220 pertaining to Development
and Performance Standards for Ancillary Uses within Commercial Lodging Facilities and Bed and
Breakfast Establishments.
Attachment 1 – Draft Resolution No. PC2015-XXX

N:\2-Group\Planning\Development Code Amendments\2015\2015-024 Ancillary Uses\Staff Reports and Agenda
Reports\Ancillary uses PC Staff Report - Public Hearing May 20 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, RECOMMENDING THAT THE CITY COUNCIL ADOPT
AN ORDINANCE AMENDING DEVELOPMENT CODE SECTION
17.25.220 PERTAINING TO DEVELOPMENT AND PERFORMANCE
STANDARDS FOR ANCILLARY USES WITHIN COMMERCIAL
LODGING
FACILITIES
AND
BED
AND
BREAKFAST
ESTABLISHMENTS IN RESIDENTIAL ZONES.
A.

RECITALS
(i)

The City of Big Bear Lake is not only a four-season resort community where visitors
come to recreate, but it is also a second-home community that homeowners retreat to
for peace and quiet, especially on the weekends and holidays. The City of Big Bear
Lake is also a permanent home and retirement community and these property owners
have an expectation of quiet enjoyment of their residential properties.

(ii)

The Big Bear Lake Development Code allows certain Conditional uses, in addition to
single- and multiple-family dwelling units, in the Residential-Low (R-L), SingleFamily (R-1) and Multiple Family Residential (R-3) zones. These Conditional uses
include bed and breakfast establishments and commercial lodging facilities.

(iii)

Conflicts have occurred between the bed and breakfast establishments, commercial
lodging facilities and neighbors because of the use of these facilities for indoor and
outdoor ancillary uses, over and above the use of these facilities for overnight lodging.
These ancillary uses include weddings and wedding receptions, parties and other
gatherings of groups of people who may or may not be registered guests of the lodging
facility. These ancillary uses have occurred several times a month and groups often
exceed one hundred people. Adverse impacts from the ancillary uses intrude into the
neighborhood and result in parking on private property, trespassing, public urination,
public drunkenness, trash, late night noise from amplified music, noise and odor from
portable restrooms, noise from delivery trucks, and an overall disruption of the
residential character of the neighborhood.

(iv)

Pursuant to Sections 65800 and 65850 of the Government Code, the City of Big Bear
Lake adopted Ordinance No. 2003-333 adopting Title 17, Development Code, to
regulate the use of buildings, structures, and land as between industry, business,
residences, open space and; to regulate the location, height, bulk, number of stories
and size of buildings and structures, the size and use of lots, yards, courts and other
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open spaces, the percentage of a lot which may be occupied by a building or structure,
and the intensity of land use; and to establish requirements for off-street parking and
loading.
(v)

Pursuant to Section 65851 of the California Government Code, which provides for the
division of a City into zones for the implementation of zoning regulations, the City of
Big Bear Lake adopted the “Official Zoning Map of the City of Big Bear Lake” and
applicable development standards for each zone district by adopting Ordinance 2003333 on September 8, 2003.

(vi)

In 2005, the City Council adopted Ordinance 2005-349 establishing Section 17.25.220
of the Development Code to allow public use of ancillary uses in commercial lodging
facilities located within the R-3 zone. Permitted ancillary uses allowed include dining,
outdoor uses, and meeting and conference rooms. In 2009, Ordinance 2009-391 was
adopted to expand the general public use of ancillary facilities within commercial
lodges and bed and breakfast establishments in all residential zones.

(vii)

The previously adopted ordinances do not contain adequate provisions to regulate
outdoor areas, occupancy limits, hours of operation, frequency of occurrences, noise,
parking and manner in which the property is developed for ancillary uses, therefore,
this ordinance proposes to reinforce these provisions. This ordinance is necessary to
preserve the residential character of the single and multiple family residential
neighborhoods.

(viii) The project is not subject to the California Environmental Quality Act (CEQA)
pursuant to Section 15061(b)(3), the general rule that states that CEQA applies only to
projects that have the potential for causing a significant effect on the environment.
This Development Code Amendment does not have the potential to cause a significant
effect on the environment.
(ix)

On May 6, 2015, the Planning Commission conducted a duly noticed public hearing
on the Development Code Amendment in Hofert Hall of the Civic and Performing
Arts Center, 39707 Big Bear Boulevard, Big Bear Lake, California, and continued the
item to the Planning Commission meeting of May 20, 2015.

(x)

On May 20, 2015, the Planning Commission resumed the public hearing on the
Amendment and concluded the public hearing on that date.

(xi)

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

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 that, based on the public hearing and substantial
evidence in the record, the application is not subject to the California Environmental Quality
Act (CEQA) pursuant to Section 15061(b)(3), the general rule that states that CEQA applies
only to projects that have the potential for causing a significant effect on the environment.
This Amendment does not have the potential for causing a significant effect on the
environment.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearings, the Planning
Commission finds as follows with respect to Development Code Amendment 2015-024:
a.

The proposed Development Code Amendment is necessary to add language to the
existing provisions of Development Code Section 17.25.220 to include outdoor areas
such as patios, lawns and gardens, to the list of ancillary uses governed by the
ordinance, to restrict the use of indoor and outdoor ancillary uses in the ResidentialLow (R-L) and Single Family Residential (R-1) zones to registered guests only; to
allow the use of indoor and outdoor facilities for ancillary uses in the Multiple Family
Residential (R-3) zone both to registered and non-registered guests with occupancy
limitations; to regulate noise, limit hours of operation and limit the frequency of
occurrence of indoor and outdoor ancillary uses; to regulate the location where
ancillary uses may occur, to ensure adequate on-site parking; and to regulate the
manner in which a property may be improved to accommodate an outdoor ancillary
use and necessary parking. These revisions are needed to have bed and breakfast
establishments and commercial lodging facilities in the residential zones comply with
the goals, policies, objectives, and programs of the General Plan and maintain the
health, safety and welfare of the general public.
Specifically, Land Use Element Policy L 1.7 requires that the City planners ensure
compatibility between land uses which have different functions, requirements and
impacts; and Goal L 3 to provide for the development of housing opportunities to
meet the long-term needs of permanent and part-time residents, as well as visitors, and
all demographic and economic segments of the population, while preserving the
character and integrity of residential neighborhoods. Policy L 3.3 also requires the
planners to maintain the integrity, safety and attractiveness of residential
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neighborhoods. This Development Code Amendment is consistent with Program L
3.4.1 to review ordinances regulating bed and breakfast establishments and vacation
rental operations to evaluate their conformance with General Plan policies protecting
residential neighborhoods, and revise these ordinances if appropriate. Furthermore,
the amendment is consistent with General Plan Goal N1, which calls for protection of
the community from excessive noise levels and the maintenance of a low level noise
environment complementary to and consistent with City’s role as a resort and vacation
destination and high quality residential environment; and Program N 1.1.4 to protect
from intrusion of new noise sources those areas which have value to the community
because of their scenic beauty, resource conservation, residential character or other
amenity considered to be important to the City. The ordinance revisions support
Community Design Element Goal CD 1 to create and maintain a well-designed built
environment which contributes to the community’s economic vitality, enhances the
quality of life and reflects and enhances the beauty of the City’s natural mountain
setting. The revisions include provisions for evaluation of site design, which is
consistent with Policy CD 1.1. that the site design respect neighboring properties in
the areas of privacy, noise and views.
b.

The proposed Development Code Amendment is necessary to fulfill the intent and
purpose of the residential zones, as stated in Development Code Section 17.25.010;
specifically to ensure adequate access, privacy and open space for each dwelling and
to protect residential properties and dwellings from incompatible uses, light, glare,
odors, visual blight and other objectionable conditions. Within the residential zones,
certain non-residential uses, including bed and breakfast and commercial lodging
facilities, are conditionally permitted provided that they are complementary and not
detrimental to the residential neighborhood. The amendment contains code provisions
to ensure that surrounding residential uses are not adversely impacted by ancillary
uses and reinforces the provisions contained in Section 17.25.220 that an ancillary use
is clearly incidental and subordinate to a principal use, which shall not cause
intensification of the principal use, and which shall not be operated independently of
the principal use.

c.

The proposed amendment to the Development Code is reasonably related to the public
welfare and is reasonably beneficial at this time because bed and breakfast
establishments and commercial lodging facilities are operating at this time, and their
operations of ancillary uses have caused conflicts with neighbors because of the use of
these facilities for indoor and outdoor ancillary uses, over and above the use of these
facilities for overnight lodging. These ancillary uses include weddings and wedding
receptions, parties and other gatherings of groups of people who may or may not be
registered guests of the lodging facility. These ancillary uses have occurred several
times a month and groups often exceed one hundred people. Adverse impacts from
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the ancillary uses intrude into the neighborhood and result in parking on private
property, trespassing, public urination, public drunkenness, trash, late night noise from
amplified music, noise and odor from portable restrooms, noise from delivery trucks,
and an overall disruption of the residential character of the neighborhood. it clarifies
the standards related to occupancy, cooking facilities, and signage for bed and
breakfast establishments of five or less guestrooms in the R-L or R-1 zones. It also
clarifies existing standards related to outdoor uses, dining uses, and parking, and
allows those establishments in the R-L and R-1 zones to open permitted ancillary uses
to the general public. The proposed amendment will ensure compliance with other
State codes and ordinances.
4. Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, the Planning
Commission hereby recommends that the City Council adopt an Ordinance amending
Development Code Section 17.25.220 - Development and Performance Standards for
Ancillary Uses Within Commercial Lodging Facilities and Bed and Breakfast Establishments,
regulating bed and breakfast establishments and commercial lodging facilities in residential
zones as described in Exhibit 1 attached hereto, and incorporated herein by reference.
5. The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
PASSED, APPROVED AND ADOPTED this 20th day of May, 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 20th day of May, 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 20th day of May 2015.

Becky Romine
Planning Commission Secretary
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RESOLUTION NO PC2015-XX
DEVELOPMENT CODE AMENDMENT 2015-024
EXHIBIT 1
Development Code Section 17.25.220 shall be revised to read as follows:

17.25.220

DEVELOPMENT AND PERFORMANCE STANDARDS FOR
ANCILLARY
USES
WITHIN
COMMERCIAL
LODGING
FACILITIES AND BED AND BREAKFAST ESTABLISHMENTS

For the purposes of this section, ancillary use shall mean a use that is clearly incidental and
subordinate to a principal use, which shall not cause intensification of the principal use, and
which shall not be operated independently of the principal use. Ancillary uses may occur
within a building, such as a meeting room, conference room, sunroom, recreation or game
room, or dining room; or out-of-doors, such as a pool, spa, patio, deck, gazebo,
landscaped or hardscaped area, lawn or garden. For the purpose of this section, any tent,
canopy, or similar temporary structure erected over an outdoor space shall comply with
the codes and ordinances applicable to enclosed structures and buildings. The following
standards and regulations shall apply to uses that are ancillary to bed and breakfast
establishments in the Residential-Low (R-L) and Single Family Residential (R-1) zones; and
to commercial lodges and bed and breakfast establishments within the Multiple Family
Residential (R-3) zone on properties of up to one (1) acre in size. Existing or proposed bed
and breakfast establishments and commercial lodging facilities located on properties that are
greater than one (1) acre in size shall be required to comply with the general Development
Code regulations; Building, Fire and Health and Safety Code regulations, cumulative
parking requirements for all uses on the property, and provisions to attenuate noise
impacts associated with large facilities and larger ancillary uses.
A.

General Standards
1.

Ancillary uses at Bed and Breakfast Establishments located within the Residential-Low (RL) and Single Family Residential (R-1) zones shall be open and available only to registered
guests. The use of these ancillary uses by non-registered guests is prohibited.

2.

Ancillary uses at Bed and Breakfast Establishments and Commercial Lodging Facilities in
the Multiple Family Residential (R-3) zone shall be open and available to registered and
non-registered guests, subject to compliance with the regulations contained in this section.

3.

Prior to establishing and/or operating an ancillary use within a Bed and Breakfast
Establishment or Commercial Lodging Facility, the business owner shall first obtain
approval of a Minor Modification for existing bed and breakfast establishments or
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commercial lodging facilities; or a Conditional Use Permit for proposed bed and breakfast
establishments or commercial lodging facilities.
4.

Ancillary uses shall comply with all applicable Federal, State, County and local
requirements, Health and Safety codes, Fire and Building codes and adopted ordinances.
Applicable requirements include those from San Bernardino County Department of
Environmental Health Services pertaining to dining facilities, pools, and spas; California
Department of Alcoholic Beverage Control for alcohol service; and all applicable
provisions of the Americans with Disabilities Act and the California Fire and Building
Code for occupancy limits. In compliance with the California Building Code, permanent
restroom facilities shall be provided to serve the ancillary use. Portable or temporary
restrooms shall not be used to fulfill this requirement.

5.

Ancillary uses may be advertised as part of the bed and breakfast establishment’s or
commercial lodging facility’s permitted sign.

6.

In no event shall a bed and breakfast establishment or commercial lodging operator
operate an ancillary use out of doors between the hours of 9:00 p.m. and 7:00 a.m.

7.

No bed and breakfast establishment or commercial lodging facility operator shall operate
or permit the operation or playing of any device which reproduces, produces, or amplifies
sound in such a manner as to be unreasonably loud, excessive, raucous or disturbing, but
in no event shall noise exceed 55 decibels (dba, slow scale) as measured from the property
line for a period exceeding ten (10) minutes. The operation or playing of any device
which reproduces, produces, or amplifies sound is prohibited in the outdoor areas of
the property, but may be allowed within a building or enclosed tent. Amplified noise or
sound, including public address systems and live or recorded music shall be prohibited
after 9:00 p.m.

8.

On-site parking shall be provided for the primary use and all ancillary uses occurring on
the property pursuant to Table 17.35.070.A Parking Requirements in Commercial and
Public Zones as listed for “hotels.” As determined by the Planning Commission, stacked
parking in conjunction with a valet service may be considered. In no case shall off site
shuttled parking be allowed.

B.

Meeting and conference room space and maximum occupancy of ancillary use areas
1.

The maximum square footage of meeting and conference rooms shall not exceed a total of
1,000 square feet in area and shall be determined by the applicable parking standards and
by all development standards contained in Table 17.25.050.A.

2.

In the Residential-Low (R-L) or Single-Family Residential (R-1) zone, in no case shall the
cumulative total number of people on the property containing a bed and breakfast
establishment exceed 16 people.
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3.

In the Multiple Family Residential (R-3) zone, where the property containing a bed and
breakfast establishment or commercial lodging facility is one (1.0) acre or less in size, the
cumulative total number of people on the property shall not exceed 49 people.

4.

In the Multiple Family Residential (R-3) zone, where the property containing a bed and
breakfast establishment or commercial lodging facility is greater than one (1.0) acre in size,
a cumulative total maximum number of people shall not be established by this ordinance,
but shall be dependent upon complying with all applicable codes and ordinances to
accommodate the people and parking on the property.

5.

In no event shall a meeting or conference room be converted to or used as a separate public
dining facility. This provision is not intended to prohibit catered meals to be brought in for
meetings, conferences or outdoor gatherings.

C.

Dining Facilities
1.

Dining areas that are open to the public shall be the dining areas that also serve
overnight guests.

2.

Dining areas shall be located and accessed through the interior of the commercial
lodging facility; shall not have a separate access point other than for emergency
egress, and shall not be located in a separate building.

D.

Incidental Retail
1.

The limited retail sale of souvenirs and sundries related to the primary bed and breakfast
establishment or commercial lodging facility may be permitted.

2.

This use shall be located within the primary structure, shall be limited to the days and
hours of the lodging use, and shall not contain a separate exterior access, but shall be
accessed only from within the primary structure.

E.

Frequency of Outdoor Ancillary Uses
1.

Outdoor ancillary uses shall not occur more than two times per calendar month. An
occurrence is determined to be one outdoor ancillary use of the property. As an example,
where an outdoor ancillary use is held on Saturday at noon and another also on Saturday at
6 p.m., this shall constitute two (2) occurrences. Likewise, an occurrence on a Saturday and
another on Sunday, shall constitute two (2) occurrences. Outdoor ancillary uses shall not
occur on consecutive weekends.

2.

In order to monitor the frequency of outdoor ancillary uses, each occurrence shall be
reported to the City Planning Department at least 30-days prior to the occurrence. A
registry of the occurrences shall be created which will be made available to the general
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public in electronic and/or paper form. This registry shall include, but shall not be limited
to, the following information: the address where the ancillary use is occurring, the type of
ancillary uses and the hours of ancillary use.
F.

Location of Outdoor Ancillary Uses
1.

Outdoor ancillary uses shall not occur in front of the primary structure on the property,
meaning the area between the street or public right-of-way and the structure or building.
Areas used for ancillary outdoor uses shall be located to the rear or side of the primary
structure on the property in order to retain the residential character of the property as
visible from the public right-of-way.

2.

Structures, equipment and other items used in conjunction with outdoor ancillary uses,
including, but not limited to tents, canopies, stages, arches, dance floors, tables, chairs,
serving stations, shall not be placed within any required building setback area.

G.

Open Space, Fencing and Parking Locations for Bed and Breakfast establishments and
commercial lodging facilities in the Multiple Family Residential (R-3) zone.
1.

All open space requirements contained in Development Code Section 17.25.050.A. shall be
met on the property and shall be provided on the property so that no less than one-third of
the open space requirement shall be located in manner that is visible from the public rightof-way. The area considered as open space shall be landscaped or natural undisturbed
vegetation. Paved surfaces shall not be considered towards meeting the open space
requirement.

2.

If rear yard and side yard areas are used for outdoor ancillary uses, then the perimeter of the
rear yard and side yard areas shall be fenced with a six (6) foot high visually obscuring
fencing material.

3.

Parking spaces provided on the property for the bed and breakfast establishment or
commercial lodging facility shall not be located within the required building setback areas.
No more than one half of the required parking spaces shall be located in front of the
primary structure on the property, meaning the area between the street or public right-ofway and the structure or building and all other parking shall be located to the rear of the
primary structure on the property in order to retain the residential character of the property
as visible from the public right-of-way.

H.

Operational Requirements
1.

The business owner or a full-time on-site manager shall be on the premises at all times
when an ancillary use is occurring.
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2.

Adequate security measures shall be implemented at all times when an ancillary use is
occurring. Security measures may include, but are not limited to, providing security
personnel.

3.

Adequate parking control measures shall be implemented at all times when an ancillary
use is occurring. Parking control measures may include, but are not limited to, providing
a valet parking service and/or providing parking attendants to direct vehicles to on-site
parking spaces.

