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

PLANNING COMMISSION MEETING AGENDA
February 20, 2019
TIME:

1:15 p.m.

Next Resolution PC2019-02

PLACE:

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

CALL TO ORDER
FLAG SALUTE.
ROLL CALL

AUER, BREUNIG, MOTE, SENFT, THOLEN

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of February 6, 2019.

DISCUSSION/ACTION ITEMS
2.1

Minor Modification 2019-004/MM
Location:
APN:
Applicant:
Representative:

Planner: Janice Etter

42825 Big Bear Boulevard
0311-461-08

Snow Play LLC
Bruce Voigt

Consideration of a revision to the Ropes Course component of the approval granted for Conditional Use
Permit 2018-009 by the adoption of Resolution PC2018-11 on May 16, 2018.
Staff recommends that the Planning Commission approve the revision to the Ropes Course component
of the project and find the project consistent with the approval granted for Conditional Use Permit 2018009, by the adoption of Planning Commission Resolution No. PC2018-11.
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Update of 2019 California Environmental Quality Act (CEQA) Guidelines
Location:
APN:
Applicant:

FEBRUARY 20, 2019
Planner: Janice Etter

Citywide
N/A
City of Big Bear Lake

Consideration of a resolution recommending that the City Council and Successor Agency adopt the Local
Guidelines for Implementing the California Environmental Quality Act for 2019.
Staff recommends that the Planning Commission adopt the attached resolution recommending that the
City Council and the Successor Agency adopt respective Resolutions to adopt Local Guidelines for
Implementing the California Environmental Quality Act for 2019.
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.

N:\2-Group\Planning\PLANNING COMMISSION\Agendas\2019 Agendas\2-20-19\AG 2-20-19.docx

ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
February 6, 2019
CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Auer led the salute.

ROLL CALL

Commissioners Auer, Mote, Senft, Vice-Chairman Tholen and Chairman
Breunig were present.

STAFF PRESENT

Janice Etter, Senior Principal Planner; Andrew Mellon, Principal Planner.

AGENDA APPROVAL
Staff requested that there be a change to the agenda as Item 2.2 will not be heard today, but will be
rescheduled with a revised notice when it is brought back to the Commission. Additionally, there was an
error in the description of Item 1.1, and it should have read the minutes of December 5, 2018. The
Commission unanimously approved the amended agenda.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS - None
PUBLIC FORUM
Opened 1:18 p.m. No one spoke – closed 1:18 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of December 5, 2018.
The Commission approved the consent calendar by a unanimous voice vote.

2. PUBLIC HEARING ITEMS
2.1

Major Special Event 2018-164/MSE
Location:
APN:
Applicant:
Representative:

Planner: Janice Etter

630 Bartlett Road
0308-166-57
Open Sky Music Foundation
Neil Morse

Consideration of an Adventure Van Expo consisting of display vehicles and outdoor adventure
equipment, music, food and alcohol, on Saturday and Sunday, June 1 and 2, 2019, from 10 a.m.
to 5 p.m. within a closed portion of the Bartlett Road Public Parking Lot.
Ms. Etter gave the report and presentation.
Vice-Chairman Tholen asked about the applicant’s involvement in events in Big Bear Lake. Ms.
Etter responded that her contact with Mr. Morse has only been for this event, but he has done this
event in other cities. Vice-Chairman Tholen also had concerns about the alcohol being served at
the event; the location of the information booth; a first-aid station; and parking lot directions.
Ms. Etter answered that it is beer only being served; she noted that an information booth is
required, but is not sure where it will be located; the only requirement for a first-aid station at
this event is the ability to call 9-1-1; and she suggested asking Rick Bates, Event Resource
Officer, about the parking lot directional signs.
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Commissioner Senft raised a concern about the people who will be staying in the vehicles
overnight having access to alcohol. Chairman Breunig stated that the rules about alcohol sales
and consumption are covered in the Alcohol Beverage Control board rules. Ms. Etter said that
a condition could be added to condition #16b, stating no alcohol consumption after event hours.
Public hearing opened at 1:35 p.m.
Rick Bates, Event Resource Officer, spoke in favor of the event. He answered the previously
voiced questions and stated:






The event is sponsored by Mercedes Benz
Visitors Bureau supports Adventure Season, which is April – June.
The projection of 750 spectators is based on those deemed “interested parties” – people
who stop and ask questions and view the wares presented, not just “walk-throughs”.
The information booth will be at the headquarters booth.
Beer garden will be fenced off.

Commissioner Senft asked about the vendor map. Mr. Bates said it represents two vendors per
table/area.
Vice-Chairman Tholen asked about the promotor, TBID funding, Emergency plan, trash location.
Mr. Bates said the promotor has worked on this event at his home city in South Lake Tahoe;
TBID funds will be used; the emergency plan is to call 9-1-1; Ms. Etter noted that one will be
required, but Mr. Bates said he is not sure of the location at this time.
Commissioner Mote inquired about the directional signs for the parking lots. Mr. Bates said they
will be located on Big Bear Boulevard at Knickerbocker.
Mr. Bates requested that the Commission consider discussing the directional signage for a larger
event at a later date due to concerns he has about it.
Public hearing closed at 1:52 p.m.
Chairman Breunig agreed with Mr. Bates about a later discussion on the parking lot directional
signs.
Vice-Chairman Tholen moved to adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA), and approving Major Special
Event 2018-164/MSE based on the findings and subject to the conditions of approval contained
in attached Resolution. Commissioner Senft seconded the motion, which carried by the following
vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Auer, Breunig, Mote, Senft, Tholen
None
None
None

Chairman Breunig directed staff to review parking consistency for events.
3. DISCUSSION/ACTION ITEM - None
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4. PLANNING DIRECTOR’S REPORT – Ms. Etter stated that the next meeting will be February 20,
2019. The meeting scheduled for March 6, 2019, will be cancelled due to the Planning Commissioner
Academy. The next meeting scheduled after that is for March 20, 2019.
5. SUMMARY COMMENTS – Commissioner Senft thanked the Events Resource Center for addressing
the shoulder seasons. Mr. Bates noted a couple of events coming up on in process.
6. ADJOURNMENT - At the hour of 1:58 p.m., Chairman Breunig adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF FEBRUARY 20, 2019.

Becky Romine, Commission Secretary
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ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF FEBRUARY 20, 2019

ACTION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MINOR MODIFICATION 2019-004

Proposal:

Consideration of a revision to the Ropes Course component of the approval
granted for Conditional Use Permit 2018-009 by the adoption of Resolution
PC2018-11 on May 16, 2018.

Location:

42825 Big Bear Boulevard, Assessor’s Parcel Number 0311-461-08

Applicant:

Snow Play LLC, Bruce Voigt

Recommendations: Staff recommends that the Planning Commission approve the revision to
the Ropes Course component of the project and find the project consistent
with the approval granted for Conditional Use Permit 2018-009, by the
adoption of Planning Commission Resolution No. PC2018-11.

Submitted by,

JANICE ETTER, AICP
Sr. Principal Planner/Interim Planning Director

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

Staff Report
Minor Modification 2019-004, Big Bear Snow Play Ropes Course
February 20, 2019
Page 2
PROJECT DESCRIPTION
On May 16, 2018, the applicant, Big Bear Snow Play, represented by Bruce Voigt, received
approval of Conditional Use Permit application 2018-009 for the construction of a building
addition and installation of a new recreational feature, a Ropes Course, on the 14-acre property.
This approval was granted by the adoption of Planning Commission Resolution No. PC2018-11,
and is subject to twenty-six (26) conditions of approval.
A component of the approved project was the installation of a 50 foot by 100 foot (5,000 square
foot) Ropes Course recreation activity. The Ropes Course was approved to be a single level and
approximately 24 feet high at the highest post. It was estimated to have a maximum capacity of
30 people at one time.
The applicant now has the opportunity to purchase a second level to this Ropes Course. The 5,000
square foot footprint will remain unchanged, however, a second level will be added to the entire
course, which will raise the height of the course by approximately 10 feet, to approximately 34
feet. The second level will also increase the maximum capacity of the recreational activity to 60
people at one time.
The Development Code allows Minor Modifications to land use approvals. Since there is no
increase in the footprint of the course, this Minor Modification could have been approved at a staff
level. However, because of the unusual nature of the structure, its prominent visibility along Big
Bear Boulevard, and the increase in capacity of people, we are referring this Minor Modification
application to the Planning Commission for review.
The Commission may recall that a Ropes Course is described as a balancing and problem-solving
obstacle using ropes and platforms. Some obstacles are low to the ground and others are high off
the ground. Participants are tied into safety harnesses as they progress through the course. The
applicant is proposing to purchase a pre-constructed ropes course for installation on the property
from Ropes Courses Inc., or similar company. A link to Ropes Course Inc., is shown here:
https://www.ropescoursesinc.com. This course will be used primarily in the summertime as an
additional activity to complement go-karting; but may also be used during the wintertime in good
weather. The course will be accessed from the second-floor deck level via an improved pathway.
The hours of operation will be the same as proposed for the Snow Play and Go Kart track. The
hours are currently 10 a.m. to 5 p.m. on weekdays with extended evening hours on Friday, Saturday
and holidays.
An excerpt of the submitted Site Plan, which was previously distributed to the Commission for the
previous May 16, 2018, meeting, is shown in Figure 1 on the following page. The Ropes Course
is shown along the west side of the ticket building on this Site Plan. Plans of the originally
approved Ropes Course are shown in Figure 2 on the following pages.
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Figure 1. Site Plan

Figure 2 Ropes Course Site Plan
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In addition, the applicant has submitted new plans of the proposed two-level Ropes Course. An
excerpt of the plans is shown below in Figure 3. and the full set of plans is attached to this Staff
Report as Attachment A. These plans are dated January 16, 2019, and are prepared by Ropes
Courses, Inc.
Figure 3.

ANALYSIS
An analysis of the second level addition to the Rope Course is provided in the following
paragraphs. The Staff Report for the May 16, 2018, meeting for Conditional Use Permit 2018-009
is incorporated by reference. Copies of the May 16, 2018, Staff Report and Planning Commission
Resolution, No. PC2018-11 are attached to this report as Attachments B & C respectively.
The Commission may recall that the applicant started improving this property in 2004. Over the
years, Mr. Voigt has educated us on the operations that are unique to amusement parks. Mr. Voigt
indicates that he must continually grow and change the amusement activities in order to retain the
attention of customers. Amusement parks cannot become stagnant because customers will become
bored with the attractions and not return. He believes that adding a second level to the Ropes
Course increases the skill/thrill level and longevity of this attraction; thereby encouraging return
trips by customers.
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Winter and Summer Operations
The primary activity occurring on the property during the winter is the Snow Play hill. The
operation of the Ropes Course is ancillary to this attraction and the Ropes Course will not be open
during inclement weather. We believe that the second level expansion to the Ropes Course will
have no effect on winter operations.
Summer operations occur from May to November. During this time, we believe that both the Go
Kart track and the expanded Ropes Course activities may be equally popular. However, we believe
that the large size of the property and the available 167 parking spaces will accommodate the
demand for these two uses. The increase in people on the Ropes Course, specifically from a
maximum of 30 people to 60 people at one time, is not significant for the 14-acre property. During
winter operations, the property can accommodate several hundred people.
Design Review
Ropes Course
Ropes Course equipment is premade and comes in a variety of colors. As shown on the submitted
plans, the applicant has selected a brown-tone palette with the various features being weathered
bark, traffic white, mocha, cedar plumber, tan, and brown colors. This color scheme will blend
with the wooded background of the site, and staff believes that it is appropriate in this location.
FINDINGS
Pursuant to Development Code Section 17.03.250, five findings must be made to approve a Minor
Modification application. These are as follows:
1. The modification does not require additional land use entitlements, such as a Conditional
Use Permit or a Plot Plan Review.
This finding can be found true and the underlying land use and improvements have been
recently approved by the adoption of Resolution No. PC2018-11, which approved
Conditional Use Permit 2018-004. This modification pertains to a adding a second level
and increasing the overall height of the Ropes Course. This second level also increases the
maximum capacity of the activity to 60 persons at a time.
The Development Code allows Minor Modifications to land use approvals. Since there is
no increase in the footprint of the course, this Minor Modification could have been
approved at a staff level. However, because of the unusual nature of the structure, its
prominent visibility along Big Bear Boulevard, and the increase in capacity of people, the
Planning Commission is reviewing this Minor Modification application
2. The modification is consistent with the goals, policies, and objectives of the General Plan
Elements.
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With respect to the General Plan, the continued use of the snow play hill and the expansion
of the commercial recreation business in the Commercial Recreation (CR) designation is
consistent with several Land Use Element policies for the provision of destination-oriented
recreation uses and to provide attractions to enhance tourism. The project has been
reviewed for compliance with the Circulation and Public Services Elements. A recently
completed road widening and turn lane project provides a center turn lane for adequate
turning movements into and out of the site. All public utilities are available to the site, and
on-site improvements are required provide sewer service and fire suppression.
3. The modification complies with the purpose and intent of all applicable terms and
conditions of the existing entitlement.
The 5,000 square foot footprint will remain unchanged, however, a second level will be
added to the entire course, which will raise the height of the course by approximately 10
feet, to approximately 34 feet. The second level will also increase the maximum capacity
of the recreational activity to 60 people at one time. The primary land use of the property
will remain an amusement park with both winter and summer operations, which is
consistent with the Commercial-Recreation (C-4) zone.
4. The proposed structure or addition meets all applicable Development Code requirements,
including, but not limited to, minimum structure design, construction standards and
setbacks.
With respect to the Development Code, as evidenced on the submitted site plan and
building elevations, the project complies with the commercial development standards
including building setbacks, building height, floor area ratio, open space and parking
requirements. The 14-acre site is adequate in size and shape to accommodate the building
addition and the expanded recreation activity. Adequate separation is being provided
between existing uses and the proposed building addition and new Ropes Course.
5. There are no violations of the Municipal Code existing on the subject property.
According to the records of the Code Compliance and Building and Safety Departments,
there are no outstanding Municipal Code violations on the property.
ENVIRONMENTAL REVIEW
As determined by the review of the underlying land use entitlement for the project, Conditional
Use Permit 2018-009, and the adopted Planning Commission Resolution No. PC2018-11, the
project is fully within the scope of the adopted Mitigated Negative Declaration; and the Planning
Commission finds that this project requires no further environmental analysis pursuant to Public
Resources Code Section 15162(a).
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PUBLIC NOTICING
Pursuant to Development Code Section 17.03.250, no public notification is required for a Minor
Modification application. No public correspondence has been received as of the writing of this
Staff Report.
CONCLUSION AND RECOMMENDATION
The applicant received approval for the construction of a building addition and installation of a
new recreational feature, a 5,000 sf Ropes Course, on the 14-acre property. This approval was
granted by the adoption of Planning Commission Resolution No. PC2018-11, and is subject to
twenty-six (26) conditions of approval. The applicant now has the opportunity to purchase a
second level to this Ropes Course, which will raise the height of the course and increase the
maximum capacity of the recreational activity. Because of the unusual nature of the structure, its
prominent visibility along Big Bear Boulevard, and the increase in capacity of people, the Planning
Commission is reviewing the Minor Modification application for compliance with the previously
granted Conditional Use Permit. The revision to the Ropes Course has been reviewed with respect
to the City’s General Plan and Development Code and have been determined to comply with these
policies and regulations.
Therefore, we recommend that the Planning Commission move to find that under Public Resources
Code Section 15162(a), no further environmental review is necessary and approve Minor
Modification 2019-004 based on the submitted findings and subject to the original conditions of
approval established in Planning Commission Resolution PC2018-11. Upon approval, the
Planning Department will formalize this action in an action letter.
MOTION
The following motion is recommended:
I move to find that under Public Resources Code Section 15162(a), no further environmental
review is necessary, and further move to approve Minor Modification 2019-004 based on the
submitted findings and subject to the original conditions of approval established in Planning
Commission Resolution PC2018-11.
Attachments:
A. Revised Plans of Ropes Course
B. May 16, 2018, Planning Commission Staff Report
C. Planning Commission Resolution PC2018-11
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ITEM 2.4

ATTACHMENT B

Staff Report
PLANNING COMMISSION MEETING OF MAY 16, 2018

PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2018-009/CUP

Proposal:

Consideration of an approximately 8,960 square foot building addition and
6,843 square foot deck addition onto the existing 2,300 square foot ticket
and snack bar building and installation of a 5,000 square foot Ropes Course
for Big Bear Snow Play in the Commercial-Recreation (C-4) zone.

Location:

42825 Big Bear Boulevard, Assessor’s Parcel Number 0311-461-08

Applicant:

Snow Play LLC, Bruce Voigt

Representative:

Siri Champion, Michael Baker International

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding that no further environmental review is required under
Section 15162(a) of the Public Resources Code and approving Conditional
Use Permit 2018-009, based on the findings and subject to the conditions of
approval contained in the resolution.

Submitted by,

Prepared by,

ROBERT D. DALQUEST
Planning Director

JANICE ETTER
Sr. Principal Planner
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PROJECT DESCRIPTION
The applicant, Big Bear Snow Play, represented by Bruce Voigt, has submitted this Conditional
Use Permit application requesting to construct a building addition and install a new recreational
feature, a Ropes Course, on the 14-acre property. The current operations on the property are Big
Bear Snow Play and Big Bear Speedway. The business’s informative website can be found at this
web address: http://www.bigbearsnowplay.com.
This project is a continuation of Conditional Use Permit 2004-187, approved by the Planning
Commission by the adoption of Planning Commission Resolution No. PC2005-31 on August 31,
2005. This prior action adopted a Mitigated Negative Declaration and approved a three-phased
improvement and expansion project for Big Bear Snow Play. The approved improvements
include:


Phase I
o Installation of a 21,000-gallon and 4,500-gallon water holding tanks
o Construction of an approximately 2,000 sq. ft. ticket sales, restroom and snack bar
building
o Grading and paving of the east side parking lot and creation of a go-kart track



Phase II
o Construction of a second and third floor onto the ticket/snack bar building
o Paving of the west side parking lot
o Demolition of the original chalet building used for storage



Phase III
o Construction of a public swimming pool or other recreational use1

Since 2004, the applicant has completed all of the proposed improvements except for the
construction of the second and third floor onto the ticket/snack bar building and installation of the
Phase III recreational activity.
This current project proposes the following improvements:





1

Addition onto the ground floor of the building of approximately 1,350 square feet for go
kart and miscellaneous storage and 960 square feet for inner tube storage.
Addition of approximately 4,280 square feet onto the second floor for additional restrooms,
a commercial kitchen and expansion of the snack bar.
Addition of approximately 6,843 square feet for a wrap-around deck to the second floor of
the building.
Construction of an approximately 2,364 square foot third floor office and employee area.
Installation of a 50-foot by 100-foot, 5,000 square foot Ropes Course recreational activity.

A Community Swimming Pool was proposed by the Bear Valley Recreational and Parks District, however a bond
measure did not pass to finance the pool.

Staff Report
Conditional Use Permit 2018-009/CUP, Big Bear Snow Play Addition
May 16, 2018
Page 3
The total new building area is 8,960 square feet and the new deck area is 6,843 square feet. The
building will contain fire sprinklers and an elevator.
The primary use of the property is a year-round outdoor recreation center. The purpose of the first
floor building addition is to provide additional indoor storage for the recreational equipment. The
second floor will provide indoor and outdoor seating and food service for participants and
spectators, which will increase the seating capacity of the building up to approximately 570
persons. The purpose of the third floor addition is to create private office spaces and an employee
breakroom and restrooms.
A considerable increase in food service capabilities will occur with the addition of a commercial
kitchen and indoor and outdoor seating areas. An operator is being sought for this commercial
kitchen. Food service will be expanded beyond the current snack bar and may include a fullservice food and alcohol menu. During non-winter operating times, the second floor and deck
maybe used as a banquet/venue space for parties and other gatherings.
A Ropes Course is a balancing and problem-solving obstacle using ropes and platforms. Some
obstacles are low to the ground and others are high off the ground. Participants are tied into safety
harnesses and they progress through the course. The applicant is proposing to purchase a preconstructed ropes course for installation on the property from Ropes Courses Inc., or similar
company. A link to Ropes Course Inc., is shown here: https://www.ropescoursesinc.com. This
course will be used primarily in the summertime as an additional activity to complement gokarting; but may also be used during the wintertime in good weather. The course will be accessed
from the second-floor deck level via an improved pathway. The hours of operation will be the
same as proposed for the Snow Play and Go Kart track. The hours are currently 10 a.m. to 5 p.m.
on weekdays with extended evening hours on Friday, Saturday and holidays.
A Site Plan, Floor Plan, Ropes Course and colored Building Elevations for the building project
have been submitted and are attached to the report as Attachment 3. An excerpt of these plans
showing the Site Plan is shown in Figure 1 on page 5 of this report. A photograph of the existing
ticket sales building is shown in Figure 2 on page 6. Building Elevations are shown in Figures 3a.
through 3d. on pages 6 through 8. Plans of the Ropes Course and examples of existing courses are
shown in Figure 4 and 5 on pages 8 and 9.
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BACKGROUND
Zoning:

Commercial-Recreation (C-4)

General Plan Designation: Commercial Recreation (CR)
Existing Land Use:

Snow Play hill, Go Kart Track and 2,000 square foot ticket, restroom
and snack bar building.

Adjacent Land Uses:

North – Riffenburgh Lumber property and Big Bear Convention
Center, zoned Commercial General (C-2) and Commercial-Visitor
(C-3)
South – Single Family residential subdivision, Castle Glen
Subdivision, zoned Single Family Residential (R-1).
East – Motel 6, zoned Commercial-Visitor (C-3), Equipment Rental
business and single-family residences in the unincorporated area of
Big Bear City.
West – Open Space “Lot B” in the Castle Glen Subdivision, zoned
Open Space.

The property has historically been used as a ski and snow play area beginning in the 1950’s under
the jurisdiction of the County of San Bernardino. In 1992, the City of Big Bear Lake annexed the
property into the City limits. Business licenses for the snow play hill have been issued since 1994.
In 2000, the applicant entered escrow to purchase the property, which ultimately closed in 2004.
In November of 2004, Mr. Voigt submitted plans for improvements to the property and expanded
operations. The new project description included installation of two water holding tanks, parking
lot improvements, a go-kart track and construction of a 1,600 square foot building for ticket sales,
office, restroom, and customer lounge use. Phase II consisted of the demolition of the chalet
building, additional parking improvements and construction of second and third levels to the ticket
sales building. Phase III consisted of the construction of a community pool or other recreational
use. Approval of the multi-phased plan was granted in 2005.
In 2010, Plot Plan Review application 2010-125/PPR was approved for a 2,400 square foot storage
and trash enclosure building on the east side of the property. In 2015, Conditional Use Permit
application 2015-035/CUP was approved to install a Go-Kart track on the westerly 30,000 square
feet of the parking area as a summertime activity.
Conditional Use Permit 2018-009 was submitted on January 30, 2018. It was reviewed by the
Development Review Committee on February 14, 2018, and determined to be incomplete.
Additional information was requested to complete the application and the application was
determined to be complete on May 3, 2018.
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Figure 1. Site Plan
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Figure 2

Figure 3a
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Figure 3b

Figure 3c
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Figure 3d

Figure 4
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Figure 5

ANALYSIS
General Plan Requirements
The General Plan land use designation of the property is Commercial-Recreation (CR). The
continued use and expansion of the recreation area is consistent with General Plan Land Use
Element Policy L1.1, specifically that the land uses in this designation are intended to provide for
destination-oriented recreation uses for visitors, tourists, and residents of the Big Bear Valley.
Typical uses in this designation include snow play areas, golf driving ranges, water slides, batting
cages, skating rinks, arcades, BMX tracks, and supportive commercial uses such as eating
establishments, and parking. The proposed recreational use is consistent with the Land Use
Element Policy L 2.3 to promote Big Bear Lake as a major resort destination for Southern
California and provide for development of visitor-oriented facilities, services, activities, and
attractions to enhance tourism. In addition, this land use is consistent with Open Space, Parks and
Recreation Element Policy OPR 1.3 to encourage and cooperate with the development of highquality private recreational facilities that improve and expand the activities available for residents
and visitors, while maintaining the City’s image as a family-oriented vacation destination.
Parking and circulation has been evaluated with respect to General Plan Circulation Element
Policy C 1.7. No new circulation improvements are required. A road widening and turn lane
project was installed by the City across the property frontage in 2017, which provides a center turn
lane for adequate turning movements into and out of the site. The proposal is consistent with
Public Services and Facilities Element Program PS 1.2.1 because public utilities are available to
the site, and on-site improvements are required provide sewer service and fire suppression. The
design of the proposed building is consistent with Community Design Element Policy CD 3.3
because the architectural theme and building materials promote a mountain design theme.
Development Code
The zoning of the property is Commercial Recreation (C-4). This zone is established for the
development of destination-oriented recreational facilities. The continued use and improvement
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of the property for commercial recreation purposes, including food, beverage and alcohol services,
indoor and outdoor seating, and a Ropes Course, are consistent with the intent of this zone. The
Development Code requirements are shown in the following table:
Development Code Requirements
1.

Site Area:

2.

Building Setbacks

14 acres

Buildings and Parking

3.

4.

Required:

15 feet

Proposed:

Parking – 15 feet, ticket/restroom building – 340 feet

Building Height:
Required:

40 maximum

Proposed:

35 feet 6 inches building, Ropes Course - 24 feet

Parking Spaces Provided:

Summer – 167 spaces, 8 accessible for the disabled
Winter - 255 spaces, 8 accessible for the disabled

5.

Floor Area Ratio

Maximum allowed: 0.5 of 624,215 sq. ft. (14 acres), 312,000
square feet.
Provided: .04 FAR, approx. 28,000 sq. ft. of buildings, tanks
and Ropes Course

6.

Open Space

Minimum allowed: 20% of lot area (624,215 sq. ft.) 124,843
sq. ft. minimum
Provided: 73% of lot (449,825 sq. ft.) undeveloped open
space

Parking
Winter Operations
The parking requirement for a recreation area is based on capacity of the proposed use. The
applicant indicates that the peak season is winter. Peak capacity of the snow play hill is currently
approximately 400 people. Based on a ski industry average of 2.5 people per vehicle,
approximately 160 parking spaces are required for the snow play use at this time. The applicant
has installed approximately 255 paved spaces on the property, which are available during the
winter season (November through April). Vehicles are directed to park by parking attendants to
maximize the number of vehicles parked on the property. The parking lot accommodates
passenger vehicles and tour busses.
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The inside seating capacity of the building is increasing to approximately 570 persons with the
proposed building and deck addition. Therefore, it is anticipated that the peak capacity of the snow
play hill will increase. However, the applicant indicates that 400 to 500 persons on the snow play
hill is a safe capacity. Based on the number of parking spaces available on the property,
approximately 637 people can be accommodated on the site.
Summer Operations
Summer operations occur from May to November. During this time, the property will be
potentially be used as a restaurant with outdoor seating in addition to the Go Kart and Ropes
Course recreational and amusement activities. The Go Kart track takes up a considerable portion
of the parking area, but 167 parking spaces will still remain for summer operations.
Parking for restaurants is based on a ratio of 1 space per 100 square feet of seating area. Based on
both indoor and outdoor seating, 111 parking spaces are required for summertime restaurant
operations. Approximately 56 spaces remain for the Go Kart track and Ropes Course operations.
The applicant indicates that the capacity of the Go Kart track is 24, with a maximum of 12 karts
on the track at one time. The estimated maximum capacity of the Ropes Course is 30 people. The
parking demand for approximately 54 people is 22 parking spaces. Therefore, the parking
requirement for the summertime operations is estimated to be 133 spaces, which can be provided
within the 167 spaces on the site.
No street improvements or circulation improvements are proposed or required with this
Conditional Use Permit. A roadway and lane widening project was completed by the City in 2017.
This project widened the pavement to provide a longer left turn pocket at Division Drive and a
center continuous turn lane along the property frontage, as shown in Figure 6 below. In 2019, a
sidewalk will be constructed along the property frontage by the City.
Figure 6
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Design Review
Building Addition
The building addition is proposed to be a chalet architectural style, using diagonal siding with
wood trim in the gable ends, accent shingles, horizontal wood siding, and a cultured-stone
wainscoting. The building addition will match the existing building materials, colors, and
architectural style shown in the photographs contained in this report. Prominent features of the
building elevations are the four metal roll-up garage doors to the storage area, large deck with
white wrought-iron railing, and stacked gable ends of the building. No roof vents or roof-mounted
equipment are shown, it will be necessary to have these items because of the proposed kitchen
equipment. As required by the Development Code, all roof and ground-mounted equipment must
be screened from public view, either placed in an equipment well, behind a screen wall, or other
method. Colored elevations of the building are attached to this Staff Report as Attachment 3.
Ropes Course
Ropes Course equipment is premade and comes in a variety of colors. The applicant has chosen
the “Cedar” color, as shown on the submitted plans. This color is has a natural wood appearance,
and staff believes that it is appropriate in this location.
FINDINGS
Pursuant to Development Code Section 17.03.170, five findings must be made to approve a
Conditional Use Permit application. These are as follows:
1. The proposed use and design are consistent with the goals, policies, and objectives of the
General Plan Elements.
2. The proposed use and design are beneficial and desirable to the community and is
consistent with the purpose, intent and standards of the Development Code and other
applicable codes and ordinances adopted by the City of Big Bear Lake.
3. The site for the proposed project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, parking areas, fire and building code considerations, and other
features pertaining to the application.
4. The proposed project and the on-going operation of the use will not have a substantial
adverse effect on abutting property or the permitted use thereof, and will not generate
excessive noise, vibration, traffic, or other disturbances, nuisances, or hazards.
5. The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations.
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With respect to the General Plan, as discussed in the Analysis section of this report, the continued
use of the snow play hill and the expansion of the commercial recreation business in the
Commercial Recreation (CR) designation is consistent with several Land Use Element policies for
the provision of destination-oriented recreation uses and to provide attractions to enhance tourism.
The project has been reviewed for compliance with the Circulation and Public Services Elements.
A recently completed road widening and turn lane project provides a center turn lane for adequate
turning movements into and out of the site. All public utilities are available to the site, and on-site
improvements are required provide sewer service and fire suppression. The design of the proposed
building is consistent with Community Design Element because the architectural theme and
building materials and colors promote a mountain design theme.
The improvements and use of the property provide a year-round recreational and amusement
activity for all ages. This business is an attraction for both residents and visitors to the Big Bear
Valley, thereby being a benefit to community. With respect to the Development Code, as
evidenced on the submitted site plan and building elevations, the project complies with the
commercial development standards including building setbacks, building height, floor area ratio,
open space and parking requirements. The 14-acre site is adequate in size and shape to
accommodate the building addition and the expanded recreation activity. Adequate separation is
being provided between existing uses and the proposed building addition and new Ropes Course.
The expanded operations, specifically the outdoor deck and Ropes Course components, have the
potential to increase noise from the site. Noise from live or amplified music on the deck or from
screams or cheers from the Ropes Course may occur. The City regulations contain strict noise
standards for outdoor amplified music and the operations are required to comply with these
requirements. Screams, laughter or cheers from participants are to be expected during both
wintertime and summertime operations. However, the noise generated from these people using
the facilities is not anticipated to be significant nor to exceed established noise limits.
The site has adequate access from one two-way driveway from Big Bear Boulevard. Big Bear
Boulevard is improved with two traffic lanes and a continuous center turn lane. No changes to
this entrance are being required at this time. In 2019, the City is proposing a sidewalk across the
property frontage.
ENVIRONMENTAL REVIEW
A Mitigated Negative Declaration was prepared for Conditional Use Permit 2004-187 and adopted
by the Planning Commission by the adoption of Resolution PC2005-31. Public Resources Code
Section 15162(a) states that no subsequent environmental review shall be prepared for a project if
all of the following findings can be made:
1. No substantial changes are proposed in the project which will require major revisions to
the previous Mitigated Negative Declaration due to the new significant environmental
effects or a substantial increase in the severity of previously identified significant effects.
2. Substantial changes did not occur with respect to the circumstances under which the project
will be undertaken which will require major revisions of the previous Mitigated Negative
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Declaration due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects.
3. No new information of substantial importance, which was not known and could not have
been known with the exercise of reasonable diligence at the time of the previous Mitigated
Negative Declaration was certified shows any of the following:
a. The project will have one or more significant effects not discussed in the previous
Mitigated Negative Declaration.
b. Significant effects previously examined will be substantially more severe than
shown in the previous Mitigated Negative Declaration.
c. Mitigation Measures previously found not be feasible and would substantially
reduce one or more significant effects of the project, but the project proponents
decline to adopt the mitigation measure; or
d. Mitigation measures which are considerably different from those analyzed in the
previous Mitigated Negative Declaration would substantially reduce one or more
significate effects on the environment, but the project proponents decline to adopt
the mitigation measure.
With respect to the above findings, the development of the property has progressed in good faith
reliance on the 2004 Conditional Use Permit and adopted Mitigated Negative Declaration for the
multi-phased development. No substantial grading, change in topography, or change in building
or parking design or locations have occurred. There have been no changes to the environmental
conditions of the subject site nor the surrounding area. No new significant environmental issues
have been discovered which would require changes to the Mitigated Negative Declaration.
Because of the absence of any significant or substantial change in the original project, it is
recommended that the Planning Commission find that this project requires no further
environmental analysis. The project being proposed fully within the scope of the adopted
Mitigated Negative Declaration.
PUBLIC NOTICING AND CORRESPONDENCE
Public notice was published in the May 2, 2018, edition of The Grizzly newspaper. The public
notice was also posted in three public places, made available on the City website, and mailed to
233 surrounding property owners within 700 feet of the event site for a 10-day notice period. As
of the writing of this staff report, one letter of support has been received and it is attached to this
report as Attachment 3.
CONCLUSION AND RECOMMENDATION
The project is a continuation of a multi-phased development project of the Big Bear Snow Play
originally proposed by the applicant in 2004 and approved by the Planning Commission in 2005.
The project proposes a second and third floor addition to the existing ticket sales office building
and the addition of Ropes Course for both winter and summer use. These improvements have been
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reviewed with respect to the City’s General Plan and Development Code and have been determined
to comply with these policies and regulations.
Therefore, we recommend that the Planning Commission adopt the attached Resolution finding
that the project was considered under the previously-adopted Mitigated Negative Declaration and
no significant changes have occurred to the project nor the environmental conditions which would
require a subsequent environmental review and approving Conditional Use Permit 2018-009 based
on the findings and subject to the conditions of approval contained in the Resolution.
MOTION
If the Planning Commission concurs with staff’s recommendation, the following motion is
recommended:
“I move to approve Resolution No. 2018-XX, finding that the project was considered under
the previously-adopted Mitigated Negative Declaration and that no further environmental
review is necessary pursuant to Public Resources Code Section 15162, and approving
Conditional Use Permit 2018-009, based on the findings and subject to the conditions of
approval.”
Attachments:
1. Draft Planning Commission Resolution 2018-XX
2. Notice of Exemption
3. Letter of Support
4. Project plans
N:\2-Group\Planning\CURRENT\CUP (Sa)\2018\2018-009~ 42825 Big Bear Blvd Snow Play Hill Building Add and Ropes
Course\Staff Report and Resolution\Draft Staff Report SnowPlay May 16 PC.docx
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Project:

ADOPTION OF THE 2019 CALIFORNIA ENVIRONMENTAL
QUALITY ACT (CEQA) GUIDELINES FOR THE CITY OF BIG BEAR
LAKE

Proposal:

Consideration of a resolution recommending that the City Council and
Successor Agency adopt the Local Guidelines for Implementing the
California Environmental Quality Act for 2019.

Location:

City-wide

Recommendations: Staff recommends that the Planning Commission adopt the attached
Resolution recommending that the City Council and the Successor Agency
adopt respective Resolutions to adopt Local Guidelines for Implementing
the California Environmental Quality Act for 2019.
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DISCUSSION
The California Environmental Quality Act (CEQA) Statutes are contained in Public Resources
Code, Division 13, Section 21000 and following. Section 21082 of the Act requires all public
agencies to adopt objectives, criteria and procedures for the evaluation of projects undertaken or
approved by a local agency, and for the preparation of environmental impact reports and negative
declarations. The Local CEQA Guidelines for Implementing CEQA are contained in the
California Code of Regulations, Title 14, Division 6, Chapter 3, Section 15000 et seq. These
guidelines are utilized to assure that the various projects and activities that are processed through
the City conform to the latest CEQA procedures. From time to time the City must revise its local
guidelines to be consistent with changes to the State law.
The California CEQA Guidelines have undergone their first comprehensive update in many years.
After a multi-year engagement with stakeholders and completion of the formal administrative
rulemaking process, the California Natural Resource Agency proposed a final update package of
the California CEQA Guidelines. The update was approved by the Office of Administrative Law
and submitted to the Secretary of State on December 28, 2018, and are effective as of this date. In
accordance with Section 15007 of the CEQA Guidelines, the City must adopt these Guidelines at
their earliest convenience, but no later than 120 days after the effective date of the Guideline
amendments.
If adopted today, the Guidelines will be forwarded to the City Council and the Successor Agency
for consideration at their April 22, 2019, meeting1. This timeline is in compliance with State law.
Brief Description of Revisions

In addition to Section 15000 et. seq.
of the California Code of
Regulations
cited
above,
a
comprehensive compilation of the
CEQA Statutes and Guidelines is
contained in the 2019 CEQA update
book published by the Association of
Environmental Professionals. This
book is available to view at the
Planning Department, and available
to download from the AEP website.
In addition, the full text of the
changes to the CEQA Guidelines,
comprising over 470 document
pages, is available to download from
the California Natural Resources
1

The March 11, March 25, and April 6, 2019, City Council meetings have been cancelled.
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Agency and Governor’s Office of Planning and Research websites; http://resources.ca.gov/ceqa/
and http://opr.ca.gov/ceqa/updates/guidelines/.
The update includes a number of amendments and changes to approximately thirty (30) Sections
and Appendices. These changes are in the areas of efficiency (processing), substantive, and
technical improvements to the Guidelines at all levels of CEQA review including exemptions,
Negative Declarations and Mitigated Negative Declarations, and Environmental Impact Reports.
Changes have been made to several provisions frequently used by the Planning Commission,
including the following:
 Section 15061(b.)(3.) the “general rule” provision is now called the “common sense
exemption,”
 Section 15301, Class 1 Categorical Exemptions expands upon existing facilities and bike
lane projects, and
 Appendix G, the Initial Study Checklist has been substantially changed to remove
redundant questions and to add new questions related to Energy, Greenhouse Gas
Emissions, Transportation [Vehicle Miles Traveled (VMT) under Senate Bill 743], Water
Supply, and Wildfire impacts;
The update contains many more technical changes, including requiring consultation with public
transit agencies and clarification of “emergency” declarations, just to name a few.
In order to ensure that City projects are reviewed under the most recent CEQA Guidelines, the
City proposes to adopt Local CEQA Guidelines which reflect and incorporate the latest State
CEQA Guidelines that were adopted by the Office of Administrative Law and Secretary of State
on December 28, 2018, and that are now in effect.
PUBLIC NOTIFICATION
This action does not require a public hearing. This agenda item appeared on the formal agenda for
the February 20, 2019, Planning Commission hearing, which was duly posted in three public places
and posted on the City’s website at least 72-hours prior to the meeting date and time. No public
correspondence has been received as a result of this notification.
CONCLUSION AND RECOMMENDATION
A substantial and comprehensive update to the State CEQA Guidelines was adopted on December
28, 2018, and is now in effect. Changes have been made to approximately thirty (30) Sections and
Appendices of the Guidelines, which affects all levels of environmental analysis. Therefore, to
ensure that the environmental documents prepared by the City are in conformance with the new
State CEQA Guidelines, we recommend that the Planning Commission adopt a Resolution
recommending that the City Council and the Successor Agency adopt respective resolutions to
adopt the Local Guidelines for Implementing the California Environmental Quality Act for 2019.
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MOTION
The following motion is recommended:
“I move to approve Planning Commission Resolution No. PC2019-XX, recommending that
the City Council and the Successor Agency adopt respective Resolutions to adopt Local
Guidelines for Implementing the California Environmental Quality Act for 2019.”
Attachments:
1. Draft Planning Commission Resolution No. PC2019-XX
N:\2-Group\Planning\CEQA\2019 Update\PC Staff Report CEQA update Feb 20 2019.docx

Staff Report
Adoption of the 2019 Local CEQA Guidelines
February 20, 2019
Page 5
ATTACHMENT 1
RESOLUTION NO. PC 2019-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 AND SUCCESSOR AGENCY ADOPT RESPECTIVE
RESOLUTIONS ADOPTING LOCAL GUIDELINES FOR
IMPLEMENTING THE CALIFORNIA ENVIRONMENTAL
QUALITY ACT FOR 2019, UNDER PUBLIC RESOURCES CODE
SECTIONS 21000 ET. SEQ.
A.

B.

RECITALS
(i)

The California Legislature has amended the California Environmental Quality Act
(“CEQA”) (Public Resources Code §§ 21000 et seq.) and a comprehensive revision
to the State CEQA Guidelines was adopted by the Office of Administrative Law
and the Secretary of State on December 28, 2018, (California Code of Regulations,
Title 14, §§ 15000 et seq.), and the California courts have interpreted specific
provisions of CEQA.

(ii)

Section 21082 of CEQA requires all public agencies to adopt objectives, criteria
and procedures for the evaluation of public and private projects undertaken or
approved by such public agencies, and the preparation, if required, of
environmental impact reports and negative declarations in connection with that
evaluation.

(iii)

The City of Big Bear Lake must revise its local guidelines for implementing CEQA
to make them consistent with the current provisions and interpretations of CEQA
and the State CEQA Guidelines.

(iv)

On February 20, 2019, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public meeting on this Agenda Item to adopt Local CEQA
Guidelines for 2019, in Hofert Hall of the Civic and Performing Arts Center, 39707
Big Bear Boulevard, Big Bear Lake, California, 92315, and concluded said hearing
on this date.

(v)

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:
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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 recommends that the City Council and the Successor
Agency adopt respective Resolutions to adopt Local Guidelines for Implementing the
California Environmental Quality Act for 2019, under Public Resources Code Section
21000 et. seq. A copy of which is on file at the office of the City and is available for
inspection by the public.

3.

All prior actions of the City enacting earlier versions of the CEQA Guidelines are
hereby repealed.

4.

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

PASSED, APPROVED, AND ADOPTED this 20th day, February, 2019.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date

ATTEST:
_______________________
Becky Romine
Planning Commission Secretary

_____________________________
Tim Breunig, 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. ________ 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, February, 2019, 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, February, 2019.

Becky Romine
Planning Commission Secretary

