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PLANNING COMMISSION MEETING AGENDA
May 20, 2020
TIME:

1:15 p.m.

Next Resolution PC2020-05

This meeting is being conducted in accordance with Governor Newson’s Executive Orders N-25-20, N-29-20, and N33-20. Pursuant to said orders, the public is discouraged from attending this meeting but may participate via
teleconference. This meeting is accessible via Zoom at: https://zoom.us/j/95211707941 or by telephone: +1 669 900
6833, Meeting ID: 95211707941.
The agenda and reports for this meeting can be found on the Planning Commission page of the City’s website –
www.citybigbearlake.com
PLACE:

Training Room
City of Big Bear Lake
39707 Big Bear Boulevard
Big Bear Lake, California

CALL TO ORDER
FLAG SALUTE
ROLL CALL

AUER, BREUNIG, HOLOUBEK, MOTE, SENFT

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

Presentation by John Harris, Development Services Director, regarding the revised Stanfield Cutoff Connectivity
Project.

PUBLIC FORUM
In an effort to protect public health and prevent the spread of COVID-19 (Coronavirus), the City of Big Bear Lake encourages the
public to participate in this meeting by dialing +1 669-900-6833 and entering the meeting ID: 95211707941. The public is
discouraged from attending this meeting at City Hall.
Public comment is permitted only on items not on the posted agenda. Members of the public who wish to comment on matters before
the Planning Commission are invited to submit comments via email to bblplan@citybigbearlake.com on or before Wednesday, May
20, at 10 a.m. Please limit comments to 300 words or less. All comments submitted will be read aloud during the meeting. Please
note, all email correspondence relating to this meeting will become part of the Commission meeting record and will be cited with
the Commission meeting minutes. If participating via teleconference, please be aware there is a three minute maximum time limit
when addressing the Commission.
1.

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of March 4, 2020.

PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2020-008
Location:
APNS:
Applicant:

878 Talmadge Road
0307-172-45
Brent Nelson

Planner: Andrew Mellon
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Consideration of a Plot Plan Review application to alter a residence that is nonconforming with respect to building
setback requirements with the construction of a 963 square foot addition, 456 square foot deck and a 375 square foot
garage.
Staff recommends that the Planning Commission adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA) and approving Plot Plan Review 2020-008 based on
the findings and subject to the conditions of approval contained in attached Resolution.
2.2

Major Special Event 2020-030
Location:
APN:
Applicant:
Representative:

Planner: Andrew Mellon

40870 Big Bear Boulevard (Veteran’s Park)
0308-151-55 & 0309-011-29
Rotary Club of Big Bear Lake
Jim Miller

Consideration of an application for the “Rotary Club 4th of July Picnic” to be held on Saturday, July 4, 2020, or on a
date in conjunction with the fireworks show.
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 application 2020-030, to hold the
Rotary Club 4th of July Picnic on Saturday, July 4, 2020, or on date in conjunction with the fireworks show, including
authorizing the use and closure of the Veteran’s Park and attached parking lot based on the findings and subject to the
conditions of approval contained in the resolution.
2.3

Variance
2020-027
Minor Modification 2020-037
Location:
APN:
Applicant:
Representative:

Planner: Janice Etter

266 Bluebird Court
0309-322-34
Wade & Claudine Roberts
William Yeager

Consideration of a Variance to encroach 10 feet into the required 30 foot front-yard setback for the construction of a
141 square foot covered entry on an existing legal nonconforming residence.
Staff recommends that the Planning Commission hold a public hearing and adopt the attached Resolution finding the
project categorically exempt from the California Environmental Quality Act (CEQA) and approving the Variance
application 2020-027 and Minor Modification 2020-037 based on the findings and subject to the conditions of
approval contained in the Resolution.
2.4

Variance

2020-025

Location:
APNS:
Applicant:
Representatives:

42171 Big Bear Boulevard (Stater Bros. Center)
0311-421-04, 05, 06, 07, 08 & 09
Architectural Design & Signs, Inc.
Robin Bell

Planner: Andrew Mellon

A Variance request to have Stater Bros. markets name duplicated on two new monument signs within the existing
shopping center which contains six lots and encompasses 7.5 acres all of which are zoned Commercial General (C-2).
Staff recommends that the Planning Commission hold a public hearing and adopt the attached Resolution denying
Variance 2020-025, based on the findings contained in the Resolution.
3.

DISCUSSION ITEM
3.1

Discussion about the re-scheduled dates of Major Special Events due to COVID-19 restrictions
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PLANNING COMMISSION AGENDA
4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

ADJOURNMENT
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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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MEETING
DATE:

May 20, 2020

TO:

Honorable Members of the Planning Commission

FROM:

John Harris, Director of Development Services

SUBJECT:

Stanfield Cutoff Connectivity Project Update

ACTION TO BE CONSIDERED:
The Planning Commission will receive a Stanfield Cutoff Connectivity Project update and provide
input to refine the final design.
BACKGROUND:
Hundreds of miles of recreation trails exist within the Big Bear Valley. The Big Bear Valley
Pedestrian, Bicycle, and Equestrian Master Plan identifies existing United States Forest Service
(USFS) and urban trails, future trail alignments, and connections between all trails. Three (3)
nearly shovel-ready trail projects are proposed to connect the recreational facilities on the south
and north shores of Big Bear Lake:
Stanfield Marsh Outdoor Recreation and Education Project (SMORE)
Alpine Pedal Path – Rathbun Creek Extension Project
Stanfield Cutoff Connectivity Project
Construction of the Alpine Pedal Path – Rathbun Creek Extension Project will begin in June 2020,
and construction of the SMORE Project will begin soon after trail alignment details are finalized.
In 2016, the City applied for, and received a Transportation Development Act (TDA) grant for
$325,000 to construct the Stanfield Cutoff Connectivity Project. In early 2017, the City applied
for, and received a second TDA grant for $322,000 to supplement the overall project budget. Each
grant requires a dollar-for-dollar City match ($647,000). To date, $225,000 in City matching funds
has been budgeted, and the remainder is included in the recommended FY 2020/21 Capital
Improvement Budget. The goal of the project is to create a protected pedestrian and bicycle
corridor along the west side of Stanfield Cutoff to connect the urban trail system on the south shore
to the Alpine Pedal Path on the north shore of Big Bear Lake. The granting agency requires this
project to be completed before December 31, 2020.
DISCUSSION:
Environmental determinations and several construction alternatives have been evaluated and
submitted to the U.S. Army Corps of Engineers (USACE), California Department of Fish and
Wildlife (CDFW), and the Santa Ana Regional Water Quality Control Board (RWQCB) for review
and approval. Each agency agrees with our environmental consultant’s determination that this
project is categorically exempt from California Environmental Quality Act (CEQA) requirements.
The construction alternatives are generally categorized as raised wooden boardwalks, or asphalt

pavement on earthen fill materials. During the preliminary engineering project phase, the raised
wooden boardwalk alternatives were eliminated for the following reasons:
1. Local jurisdictional agencies will not support this alternative since the existing riprap
embankment on the west side of Stanfield Cutoff will not be easily accessible for
maintenance;
2. The construction cost estimate of $3.1M significantly exceeds the estimate that was
included in the grant application ($1.3M).
Therefore, we revised and refined the engineering design to focus solely on the asphalt on earthen
fill construction alternative.
Early in the preliminary engineering phase, we investigated an opportunity to borrow fill materials
from areas adjacent to the project corridor on the west side of Stanfield Cutoff. Although
geotechnical material testing results support the use of this material as lower level fill, the use of
this material would significantly disturb the lake bottom and disrupt Bald Eagle feeding patterns.
We were cautioned that permitting agencies would not approve this construction method, and that
compensatory mitigation would not be approved to offset these impacts. Therefore, this
construction method was eliminated from consideration.
The final engineered construction plans refine the last remaining construction alternative, asphalt
pavement on imported earthen fill materials. Construction of the project in this way requires
approximately a half acre of Big Bear Lake directly adjacent to the west side of Stanfield Cutoff
to be filled with approximately 8,000 cubic yards of large riprap and imported aggregate materials.
The total construction cost estimate for this alternative, including engineering, environmental
determinations, permitting, compensatory mitigation, and dredging, is approximately $3.07M.
Although slightly less costly than the raised wooden boardwalk, this alternative also significantly
exceeds available funding. The total shortfall in available funding for this alternative, including
un-budgeted matching funds, is approximately $2.2M.
Considering the looming grant completion deadline and significant funding shortfall, we have
considered a third alternative that meets the project goal. The same project is constructible with an
Encroachment Permit from San Bernardino County between the existing Stanfield Cutoff
guardrails by:
1. Eliminating on-street parking within the project corridor on the west side of Stanfield
Cutoff;
2. Constructing an additional guardrail approximately sixteen feet (16’) east of the existing
guardrail on the west side of Stanfield Cutoff to create a protected pedestrian and bicycle
corridor;
3. Shift the north and south vehicle travel lanes approximately one foot (1’) to the east
A preliminary construction cost estimate for this alternative has been developed, and it is
anticipated that total project costs will not exceed the construction cost estimate included in the
TDA grant applications ($1.3M). Project elements under consideration include:
1. An additional guardrail;
2. Decorative railing/fencing on both sides of the pedestrian and bicycle corridor;
3. Milling existing and overlaying new asphalt;

4. A crosswalk and pedestrian activated flashing beacon near the center of the corridor;
5. Striping and signage.
The existing on-street parking along the east side of Stanfield Cutoff will remain, and additional
year-round parking is planned for the northeast corner of the Stanfield Cutoff/Big Bear Boulevard
intersection to offset the loss of approximately fifty (50) existing parking spaces along the west
side of Stanfield Cutoff. Users of this new parking offering will be able to take advantage of the
safer protected pedestrian and bicycle corridor when accessing the lake and the Alpine Pedal Path.
San Bernardino County Transportation Authority (SBCTA) manages the TDA grant program, and
indicates that they will support a revision to the grant scope to allow this construction alternative.
A formal SBCTA grant scope approval will authorize the use of the TDA grant funding, with the
required City match, for construction. The San Bernardino County Public Works Department is
currently reviewing the construction plans, and indicates they are willing to approve an
Encroachment Permit to construct the project alternative as proposed between the existing
guardrails.
FISCAL IMPACT
As currently engineered, the estimated cost to construct this project exceeds available funding by
approximately $2.2M. The project alternative is constructible within the originally proposed grant
application budget of $1.3M.
RECOMMENDATIONS
We recommend that Planning Commission take the following action:
1. Discuss the Stanfield Cutoff Connectivity Project construction alternatives and reach a
consensus on various design elements.
Attachments:
1. Stanfield Cutoff Connectivity Project Raised Wooden Boardwalk Exhibit
2. Stanfield Cutoff Connectivity Project Asphalt Pavement On Fill Exhibit
3. Stanfield Cutoff Connectivity Project Alternative Exhibit
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
March 4, 2020

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Holoubek led the salute.

ROLL CALL

Commissioners Auer, Holoubek, Mote, and Chairman Breunig were present.
Vice-Chairman Senft was excused.

STAFF PRESENT

Andrew Mellon, Principal Planner.

AGENDA APPROVAL
The Commission approved the agenda by a unanimous voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS - None
PUBLIC FORUM
Opened 1:17 p.m. No one spoke – closed 1:17 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of January 15, 2020.
The Commission approved the consent calendar by a unanimous voice vote.

2. PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2019-143/PPR
Location:
APN:
Applicant:

Planner: Andrew Mellon

603 Pine Knot Avenue
0308-174-15
Mike Hayes

For consideration of an occupancy change from an existing music store to a new specialty fast
food restaurant with limited indoor seating. This conversion includes the remodel of the existing
interior space, the addition of a full kitchen facility, and parking lot improvements.
Andrew Mellon gave the report and presentation.
Public hearing opened at 1:24 p.m.
Mike Hayes, applicant.
Commissioner Auer asked if the renovation of the building has already started. Mr. Hayes
indicated that it had.
Commissioner Mote thanked the applicant for considering aesthetics in the design. She inquired
about the time frame for completion. Mr. Hayes said they are hoping to be opened by Memorial
Day weekend. Commissioner Mote then asked about signage for the building and whether it
would tie in to the design. Joe Hearne, the owner of the restaurant, spoke, saying that they have

PLANNING COMMISSION MINUTES
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PAGE 2

started working with some local sign companies to ensure compliance with the Code. Mr. Mellon
pointed to Condition #8 regarding signage being approved through the Planning Division.
Commissioner Mote questioned whether they would be offering any vegetarian options. Mr.
Hearne said they plan to incorporate many dietary options.
Public hearing was closed at 1:28 p.m.
Commissioner Auer moved to adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA) and approving Plot Plan Review
2019-143/PPR based on the findings and subject to the conditions of approval contained in
attached Resolution. Commissioner Holoubek seconded the motion. The motion carried with
the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Auer, Breunig, Holoubek, Mote
None
Senft
None

3. DISCUSSION/ACTION ITEM - None
4. PLANNING DIRECTOR’S REPORT – None
5. SUMMARY COMMENTS – None
6. ADJOURNMENT - At the hour of 1:29 p.m., Chairman Breunig adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF MAY 20, 2020.

Becky Romine, Commission Secretary
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Item 2.1

Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2020-008

Proposal:

Consideration of a Plot Plan Review application to alter a residence that is
nonconforming with respect to building setback requirements with the construction
of a 963 square foot addition, 456 square foot deck and a 375 square foot garage.

Location:

878 Talmadge Road, Assessor’s Parcel Number 0307-172-45

Applicant:

Brent Nelson, applicant and property owner

Recommendations: Staff recommends that the Planning Commission adopt the attached Resolution
finding the project categorically exempt from the California Environmental Quality
Act (CEQA) and approving Plot Plan Review 2020-008 based on the findings and
subject to the conditions of approval contained in attached Resolution.

Submitted by,

Prepared by,

JANICE ETTER, AICP
Sr. Principal Planner

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com

Staff Report
Plot Plan Review 2020-008
May 20, 2020
Page 2
PROJECT DESCRIPTION
The applicant has submitted a Plot Plan Review
application requesting approval to construct a twostory addition, including a second floor 708 square
foot living room and 456 square foot deck addition,
a ground floor 255 square foot bedroom and a 375
square foot garage to an existing 616 square foot
residence. The single family residence is
nonconforming with respect to the front and side
yard setback requirements. The eastern portion of
the structure encroaches into the twenty foot front
yard setback and the rear portion of the structure
encroaches into the ten foot side yard setback. The
proposed construction will take place on the single
family (R-1) zoned property located at 878
Talmadge Road, Assessor’s Parcel Number 0307172-45. The property contains 20,440 square feet
in area.

878 Talmadge Road, facing south

Facing south, existing main structure

Planning Commission Approval Required
Pursuant to the City’s Development Code Section
17.03.320 (Nonconforming Uses and Structures),
legal nonconforming residential structures are
allowed to remain and may also be expanded.
When a nonconforming residential structure is
proposed to be expanded by more than 25% or 500
square feet of its original size, the expansion is
subject to approval of a Plot Plan Review by the
Planning Commission. This process recognizes and allows the nonconformity to continue while new
portions of the structure are required to comply with current standards. The process also provides neighbors
with an opportunity to comment on the continuation of the nonconformity.
BACKGROUND
According to the San Bernardino County Assessor’s Office, the existing 616 square foot home was built in
1946. A room addition plan check was submitted to the Building and Safety division on November 18,
2019. During the plan check process it was determined that the existing structure was encroaching in the
front and side yard setbacks and that a Plot Plan Review would be required. The applicant submitted the
land use application on January 28, 2020. A Development Review Committee meeting was on February
12, 2020, and this application was determined complete at the end of the meeting. Full-size plans have
been submitted and are attached as Attachment C.

Staff Report
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May 20, 2020
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The following excerpt from the submitted (Site Plan Figure 1) shows the extent of the nonconforming
structure and its proximity to the front and side property lines. The red line represents a portion of the north,
south and eastern property lines. The yellow line represents the twenty foot front yard setback and the ten
foot side yard setback and the light yellow shaded area represents the area of setbacks in regards to
placement on the property. The teal blue represents the existing structure and the green represents the new
room and garage addition. Not shown is the new compliant concrete driveway and the portion of Talmadge
that will be extended to meet the City’s requirements.
Site Plan, Fig.1

The proposed addition meets the current City of Big
Bear Lake Development Code requirements in
addition to the required setbacks. This project will
not increase the life of the nonconforming portions
of the existing home. The purpose of the addition is
to enhance the quality of living and increase the
livable area and to create a new covered parking
area. The addition will make the house a modest 3
bedroom, 2 bath house. Figure 2, on the following
page, shows the proposed elevations of the room
addition. All of the adjacent zoning and land uses
are single family residential uses. An excerpt of the
building elevations are shown on the next page as
Figure 2.
General
Plan
Designation
Zoning

Adjacent
Land Uses

Single Family Residential
(SFR-4)
Single Family Residential (R-1)
North – Single family residence
zoned Single Family Residential
(R-1)
South – Single family residence
zoned Single Family Residential
(R-1)
West – Single family residence
zoned Single Family Residential
(R-1)
East – Single family residence
zoned Single Family Residential
(R-1)

Staff Report
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Fig.2
North Elevation

West Elevation

East Elevation
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ANALYSIS
Development Code Consistency
In Development Code Section 17.03.320, the City’s purpose and intent for nonconforming uses and
structures are expressed as limiting “the number and extent of nonconforming uses by prohibiting or
limiting their enlargement.” Provisions specific to residential uses and structures allow for the continuation
and expansion of legal nonconforming primary residential uses under certain circumstances. The proposed
addition complies with these circumstances because:
a) The existing house is a primary residential structure that has been continuously used,
b) The proposed expansion will not increase nonconformity and will conform to all applicable codes
and ordinances,
c) There will be no increase in residential density as a result of the construction, and
d) The addition will not increase the overall site area of the nonconformity.
The primary residential structure has been continuously used since it was constructed and will continue to
be used as a single family home. The expansion of the primary residence will not increase the
nonconformity because the all of the new construction will meet the current setbacks and building code
requirements. The portions of the main house that encroach are not being modified in any manner. The
project will not increase the density as a result of the addition and it will remain a single family residence.
The addition will not increase the area of the nonconformity because the addition is on the northern end of
the current structure which is approximately thirty five feet from the northern side yard setback.
Section 17.25.050 contains the residential development standards. As a proposal located on a property
zoned R-1, the project is subject to and complies with the following standards:
Minimum Requirements
Required

Existing

Proposed

Front setback (East)

20 feet

12 feet

20

Interior side yard setback
(North)
Side yard setback (South
National Forest Boundary)
Rear yard setback (West)

10 feet

100 feet

35 feet

10 feet

2 feet

15 feet

46 feet

2 feet
(no change)
40 feet

40%

3.9%

9.3%

40 feet

23 feet

Maximum Requirements
Building coverage
Building height

26 feet

Staff Report
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Architectural Style and Colors
The architectural style and color scheme of the proposed building is typical of a residential building in the
neighborhood. The existing residence and the new construction of the room addition will use the same
exterior materials and color scheme. All new siding will be T1-11 plywood and painted red to match the
siding and color of the existing structure. All new fascia will be dark green to match the existing fascia of
the original structure. Composition Class “A” shingle roofing material will be used to match the existing
roof color and materials. The proposed architectural style, materials and colors comply with the mountain
environment as required by the General Plan Community Design Element and Chapter 17.25 of the
Development Code.
Trees, Parking and Access
There is a sufficient tree canopy on the property. The property is adjacent to the San Bernardino National
Forest. The applicant is only proposing to remove two trees that are in the area of the room addition. The
applicant wishes to keep as many trees as possible on-site. The property is current accessed by Talmadge
Road. However, the last one hundred feet or so of Talmadge Road is unpaved and very steep. The applicant,
in coordination with the Engineering Department, will create a twelve foot driveway apron. This apron will
connect his property to the edge of pavement on Talmadge Road, which is roughly fifty feet before his new
garage addition. Once the connection is made the applicant is proposing to create a concrete driveway which
will accommodate two vehicles, in addition to the one covered space within the newly constructed garage.
General Plan
Approval Process
Development Code Section 17.03.160 authorizes the Planning Commission to approve Plot Plan Review
applications based on five findings as follows:
1. The proposed use and design of the project are consistent with the goals, policies, and objectives of
the General Plan; and,
2. The proposed use and design of the project are consistent with the purpose, intent and standards of
the Development Code, California Building Code, and other applicable ordinances and codes
adopted by the City of Big Bear Lake; and
3. The site for the proposed project is adequate in size and shape to accommodate all yards, open
spaces, setbacks, walls and fences, parking areas, fire and building code considerations, and other
features pertaining to the application except as otherwise approved;
4. The proposed use and design of the project 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; and,
5. The site for the proposed project has adequate access, meaning that the site design incorporates
street and highway limitations.
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General Plan Consistency
The proposal is consistent with the General Plan Policy L3.2, which addresses the desired residential living
environment and long-term value for residents. The primary use of the property is and will remain
residential while parking, storage, and accessory structures will remain ancillary to the primary residential
use. The City of Big Bear Lake Housing Element Action Plan includes Goal H4 to conserve and improve
the condition of the existing affordable housing stock. Improvements and additions to the existing housing
stock, as is under consideration in this Plot Plan Review application, is beneficial to the overall supply of
housing in the community. The Community Design Element articulates a variety of goals, policies and
programs related to the quality of the built environment. The proposed project is consistent with many and
a few are listed here. The dwelling appropriately relates to the natural and built environment (CD 1.1). The
functionality of the house will improve with the project (CD 1.4), and the building materials match the
community’s mountain design theme (CD 3.3).
The proposed use and design are consistent with the purpose, intent, and standards of the Development
Code because the existing legal nonconforming structure is being used for residential purposes and may
remain and be expanded in the R-1 zone with the approval of a Plot Plan Review application. The new
construction is consistent with all development standards.
The site for the proposed project is adequate in size and shape to accommodate the new construction in
addition to all yards, open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, and other features pertaining to the application. The structure is consistent with the standards
contained in Development Code Section 17.25 (Residential Zones) as it complies with development
standards for building height, lot coverage, roof pitch, eaves, building materials, and building setbacks. The
property is inhibited because of the existing structures that were permitted by the County of San Bernardino.
The proposed 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,
because the existing residence and proposed expansion are consistent with the intended land uses of the
Development Code. The modification of this residence will not generate excessive noise, vibration or other
nuisances or hazards.
The site for the proposed project has adequate access from Talmadge Road which is a local street because
it is less than 40 feet in width. Talmadge Road is a 25 foot wide dedicated public right-of-way and is paved
to the beginning of the property. With the additional asphalt approach paved to City standards it meets
General Plan Policy C1.6 to ensure that the local street system provides save and convenient access to
residential neighborhoods and that local streets should be designed to create logical and understandable
travel paths for the user.
ENVIRONMENTAL REVIEW
The project has been evaluated for compliance with the California Environmental Quality Act (CEQA).
The project qualifies under Section 15301, Class 1 of the Categorical Exemptions. This class of exemptions
allows the minor alteration of private structures involving negligible or no expansion of use beyond that
existing, including additions to existing structures of up to 10,000 square feet where all public services and
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facilities are available to allow for maximum development permissible in the General Plan. A Notice of
Exemption has been prepared for the Planning Commission’s consideration and is attached as Attachment
B.
PUBLIC CORRESPONDENCE
Public notice regarding this application was published in The Grizzly on May 6, 2020. In addition, the
notice was mailed to 16 property owners within a 300-foot radius and posted in 3 public places a minimum
of 10 days prior the hearing date.
The notice was also placed on the City’s website,
www.citybigbearlake.com. This notification was made in order to give the neighborhood and general public
an opportunity to comment on the continuation of this nonconforming structure and the proposal to add
additional square footage to the existing residence. As of the writing of this report, staff received and
responded to a single phone inquiry with general information from a resident on Beverly Lane.
CONCLUSION AND RECOMMENDATION
This proposed addition to a legal nonconforming residence is consistent with the General Plan goals,
policies, and objectives as well as being consistent with zoning and development standards. While the
existing residential structure encroaches into the front and side yard setbacks, the Development Code
provides for the continuation and expansion of legal nonconforming structures. Therefore, staff
recommends that the Planning Commission hold a public hearing and adopt the attached draft resolution
finding the project Categorically Exempt from the California Environmental Quality Act and approving
Plot Plan Review application 2020-008/PPR, based on the findings and subject to the recommended
conditions of approval.
MOTION
The following motion is recommended:
“I move to approve Resolution No. 2020-XX, finding that the project is exempt from the California
Environmental Quality Act, and approving Plot Plan Review 2020-008 based on the findings and subject
to the conditions of approval.”

Attachments: A. Draft Planning Commission Resolution No. PC 2020-xx
B. Notice of Exemption
C. Site plan, floor plan, building elevations

N:\2-Group\Planning\CURRENT\PPR\2020\2020-008 ~ 878 Talmadge ~ Nelson Addition to nonconforming SFR\Staff Report and Reso\May 20 PC\Staff
Report~878 Talmadge ~ 052020.docx
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ATTACHMENT A
RESOLUTION NO. PC2020-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BIG
BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA,
APPROVING PLOT PLAN REVIEW 2020-008 TO ALTER A RESIDENCE THAT
IS NONCONFORMING WITH RESPECT TO BUILDING SETBACK
REQUIRMENTS WITH THE CONSTRUCTION OF A 963 SQUARE FOOT
ADDITION, 456 SQUARE FOOT DECK AND A 375 SQUARE FOOT GARAGE ON
THE PROPERTY ZONED SINGLE FAMILY RESIDENTIAL (R-1) LOCATED AT
878 TALMADGE ROAD (ASSESSORS PARCEL NUMBER 0307-172-45)
A.

RECITALS
(i)

Brent Nelson, applicant and property owner, has filed an application requesting the approval
of Plot Plan Review 2020-008/PPR as described herein (hereinafter referred to as
“Application”).

(ii)

The Application applies to a 0.46 acre (20,440 square foot) property identified as 878
Talmadge Road, referred to on the County Assessor’s parcel rolls as 0307-172-45, legally
described in Exhibit 1 attached hereto, and shown on the map attached hereto as Exhibit B.

(iii)

The Application, as contemplated, proposes to alter a residence that is nonconforming with
respect to building setback requirements with the construction of a 963 square foot addition,
456 square foot deck and a 375 square foot garage. The property is developed with a 616
square foot single family residence that encroaches into the front and side yard setbacks.

(iv)

The subject property and surrounding properties are zoned Single Family Residential (R-1)
and designated Single Family Residential (SFR) on the General Plan Land Use Map.
Surrounding properties consist of single-family residential uses.

(v)

On March 12, 2020, Governor Gavin Newsome issued Executive Order N-25-20 in response
to the Covid-19 pandemic. In addition to other provisions, the Order conditionally suspended
certain provisions of the Brown Act, and Bagley-Keene Act, which then allows public
agencies to hold public meetings via teleconferencing and electronically.

(vi)

On March 16, 2020, in response to Governor Newsome’s limit on public gatherings and
social distancing requirements in response to the Covid-19 pandemic, all in-person City
meetings were cancelled. The originally-scheduled March 18, 2020, public hearing on this
project was cancelled.

(vii)

On May 6, 2020, the project was re-noticed for a public hearing to take place virtually per
Executive Order N-25-20.
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B.

(vi)

On May 20, 2020, the City of Big Bear Lake Planning Commission conducted the public
hearing in accordance with Governor’s Executive Orders N-25-20 and N-29-20. Pursuant to
said orders, the public was discouraged from attending this meeting in person, but was
encouraged to participate via teleconference. The meeting was accessible via Zoom, or by
telephone. Members of the public were also able to view this meeting live on the local
Spectrum Cable Channel 182 or online at www.citybigbearlake.com. The Planning
Commission Agenda contained the Zoom meeting link, ID number, and telephone number
to participate. The public hearing was concluded on that date.

(vii)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301, Class 1, of the CEQA
Guidelines pertaining to additions to existing structures of up to 10,000 square feet. A Notice
of Exemption has been prepared.

(viii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA pursuant to
Section 15301, Class 1 of the CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning Commission
finds as follows with respect to application for Plot Plan Review 2020-008/PPR.
a. The proposal is consistent with the General Plan Policy L3.2, which addresses the desired
residential living environment and long-term value for residents. The primary use of the
property is and will remain residential while parking, storage, and accessory structures will
remain ancillary to the primary residential use. The City of Big Bear Lake Housing Element
Action Plan includes Goal H4 to conserve and improve the condition of the existing affordable
housing stock. Improvements and additions to the existing housing stock, as is under
consideration in this Plot Plan Review application, is beneficial to the overall supply of housing
in the community. The Community Design Element articulates a variety of goals, policies and
programs related to the quality of the built environment. The proposed project is consistent with
many and a few are listed here. The dwelling appropriately relates to the natural and built
environment (CD 1.1). The functionality of the house will improve with the project (CD 1.4),
and the building materials match the community’s mountain design theme (CD 3.3).
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b. The proposed use and design are consistent with the purpose, intent, and standards of the
Development Code because the existing legal nonconforming structure is being used for
residential purposes and may remain and be expanded in the R-1 zone with the approval of a
Plot Plan Review application. The new construction is consistent with all development
standards.
c. The site for the proposed project is adequate in size and shape to accommodate the new
construction in addition to all yards, open spaces, setbacks, walls and fences, parking areas, fire
and building code considerations, and other features pertaining to the application. The structure
is consistent with the standards contained in Development Code Section 17.25 (Residential
Zones) as it complies with development standards for building height, lot coverage, roof pitch,
eaves, building materials, and building setbacks. The property is inhibited because of the
existing structures that were permitted by the County of San Bernardino.
d. The proposed 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, because the existing residence and proposed expansion are consistent with
the intended land uses of the Development Code. The modification of this residence will not
generate excessive noise, vibration or other nuisances or hazards.
e. The site for the proposed project has adequate access from Talmadge Road which is a local street
because it is less than 40 feet in width. Talmadge Road is a 25 foot wide dedicated public rightof-way and is paved to the beginning of the property. With the additional asphalt approach paved
to City standards it meets General Plan Policy C1.6 to ensure that the local street system provides
save and convenient access to residential neighborhoods and that local streets should be designed
to create logical and understandable travel paths for the user.
f. Development Code Section 17.03.320 (Nonconforming Uses and Structures) allows for the
continued use and expansion of nonconforming structures over 25 percent of the original floor
area through the Plot Plan Review process. In addition, Section 17.03.320 allows for the
expansion of nonconforming, primary residential structures if the use of the structure has not
been discontinued for a continuous period of one year or more, the proposed expansion does not
increase the nonconformity of the structure and the expansion conforms to all applicable codes
and ordinances, and the expansion does not increase the residential density or increase the
overall site area. With respect to this project, the legal nonconforming structure may be
expanded because the existing single-family residential structure and use have continuously
occupied the property since the structure was built in 1946. The submitted site plan shows that
the proposed building addition will meet all development standards including; building height
and lot coverage standards, and the project does not propose to increase residential density or
expand the site area. The nonconforming condition of the structure has not been detrimental to
adjacent land uses or properties and the addition will allow the property owner to have additional
living space without changing the character or integrity of surrounding properties.
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4.

Based on the findings set forth in paragraphs 1, 2, and 3 above, the Planning Commission hereby
approves Plot Plan Review 2020-008/PPR subject to the conditions of approval as set forth in
Exhibit 3 of this resolution.

5.

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

PASSED, APPROVED AND ADOPTED this 20th day of May, 2020.
AYES:
NOES:
ABSENT:
ABSTAIN:
Date
ATTEST:

Becky Romine
Planning Commission Secretary

Tim Breunig, Chairman

Staff Report
Plot Plan Review 2020-008
May 20, 2020
Page 13
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, May,
2020, 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 2020.

Becky Romine
Planning Commission Secretary
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Resolution Exhibit A
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2020-008/PPR
878 TALMADGE ROAD
ASSESSOR’S PARCEL NUMBER 0307-172-45
BARTLETTS METCALF BAY SUB NO 2 PTN LOT 2 BL, SD S L1 14O FT M/L TO POB
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Resolution Exhibit B
VICINITY MAP
PLOT PLAN REVIEW 2020-008/PPR
878 TALMADGE ROAD
ASSESSOR’S PARCEL NUMBER 307-172-45

878 Talmadge
Road

300’
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Resolution Exhibit C

PLOT PLAN REVIEW 2020-008/PPR
878 TALMADGE ROAD
ASSESSOR’S PARCEL NUMBER 0307-172-45
APPROVAL DATE: MAY 20, 2020
EFFECTIVE DATE: JUNE 2, 2020
EXPIRATION DATE: JUNE 2, 2022

These conditions of approval apply to Plot Plan Review 2020-008, to alter a residence that is nonconforming
with respect to building setback requirements with the construction of a 963 square foot addition, 456 square
foot deck and a 375 square foot garage at 878 Talmadge Road. For the purpose of these conditions, the term
“applicant” shall also mean the developer, the owner or any successor(s) in interest to the terms of this
approval.
General conditions:
1. Approval is granted for Plot Plan Review application 2020-008, to alter a residence that is
nonconforming with respect to building setback requirements with the construction of a 963 square
foot addition, 456 square foot deck and a 375 square foot garage at 878 Talmadge Road. The
property contains 0.46 acre (20,440 square feet) and is zoned (R-1) Single Family Residential. The
property is identified as APN 307-172-45 and is nonconforming with respect to front and side yard
setback requirements. Provisions specific to residential uses and structures allow for the
continuation and expansion of legal nonconforming primary residential uses under certain
circumstances and are subject to a Plot Plan Review application pursuant to Development Code
Section 17.03.320.(G.)(1)(f). This approval is granted based on the application materials dated
January 28, 2020, and the application submittal includes a site plan, floor plan, and elevations
prepared by Brent Nelson. These plans and the proposed use of the site are approved as submitted
and conditioned herein, and shall not be further altered unless reviewed and approved by the affected
City departments. If not appealed, this approval shall become effective on the eleventh (11th) day
after the date of the Planning Commission’s approval; or the next City business day following such
eleventh (11th) day when the eleventh (11th) day is not a City business day. Unless all conditions
have been complied with and the occupancy or use of the project has been inaugurated within
twenty-four (24) months after the effective date, the land use decision shall become null and void.
For the purposes of this section, the term "inaugurated" shall mean that applicable grading and
building permits have been issued, and that substantial work has been performed and substantial
liabilities have been incurred in good faith reliance on such permits. Any application for an
extension of time shall be submitted to the Planning Division, along with the required fee, at least
ninety (90) days prior to the expiration date of this approval.
2. Minor modifications to this approval which are determined by the City Planner to be in substantial
conformance with the approved site plan, and which do not intensify or change the use or require
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any deviations from adopted standards, may be approved by the City Planner upon submittal of an
application and the required fee.
3. Approval of this application does not relieve the applicant from complying with other applicable
Federal, State, County or City regulations or requirements.
4. In the event that exhibits and written conditions are inconsistent, the written conditions shall prevail.
5. The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and its officers,
employees, and agents from and against any claim, action, or proceeding against the City of Big
Bear Lake, its officers, employees, or agents to attack, set aside, void, or annul any approval or
condition of approval of the City of Big Bear Lake concerning this project, including but not limited
to any approval or condition of approval of the City Council, Planning Commission, or City Planner.
The City shall promptly notify the applicant of any claim, action, or proceeding concerning the
project and the City shall cooperate fully in the defense of the matter. The City reserves the right,
at its own option, to choose its own attorney to represent the City, its officers, employees, and agents
in the defense of the matter.
6. The applicant shall be responsible for informing all subcontractors, consultants, engineers, or other
business entities providing services related to the project of their responsibilities to comply with all
pertinent requirements in the Big Bear Lake Municipal Code.
7. The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, county and local agencies including, but not limited to,
the following:
City Engineering Division (encroachment, driveway approach)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water (water meter, connection and user fees)
City of Big Bear Lake Building Department (development impact fees)
Bear Valley Unified School District (school fees)
The duty of inquiry as to such requirements shall be upon the applicant.
8. All plans, specifications, studies, reports, calculations, maps, notes, legal documents, and designs,
shall be prepared, signed, and stamped (when required) only by those individuals legally authorized
to do so. (ENG, B&S, PLN)
9. From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place and provide appropriate dust
control measures, per City standards, to minimize nuisance from dust at all times. (ENG, B&S)
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The following conditions shall be completed prior to or in conjunction with issuance of building
permits. Where a condition specifies that plans or other items shall be submitted to the City for
review and approval, the approval of these items by the appropriate City departments shall be
obtained prior to issuance of permits for each phase of construction:
10.

Plans associated with this project shall be submitted to the Building and Safety Division for review
and approval, and shall comply with the latest adopted edition of the following codes. At the
present time, these codes are as follows: (B&S)
a. 2019 California Building Code and its appendices and standards; including those portions
adopted by the State Fire Marshal.
b. 2019 California Plumbing Code and its appendices and standards.
c. 2019 California Mechanical Code and its appendices and standards.
d. 2019 California Electrical Code;
e. 2019 California Fire Code and its appendices and standards; and
f. California Code of Regulations, Title 19 and Title 24.

11.

The applicant shall submit four (4) sets of final construction plans, site plans, building elevations,
and floor plans to the Building and Safety Division for review and approval by all applicable
departments. Such plans shall be fully dimensioned and in substantial conformance with those plans
approved by the Planning Commission. Plans shall address the following: (B&S, PLN, ENG, FIRE)
a. The final conditions of approval shall be incorporated into the construction plans and shall be
reproduced on the front page of the construction plans.
b. Elevation drawings shall note proposed materials, colors, height, dimensions, window, roof, and
deck treatments for all sides of proposed addition. Such enhancements shall be an integral
component of the building, rather than applied to the building surface.
c. Location of all building-mounted light fixtures shall be shown on the elevations. A detail of
said fixtures shall be shown on the elevations, and fixtures shall be decorative and
complementary to the building architecture.
d. Elevations shall note that all gutters and downspouts shall be concealed unless painted to match
the surface to which it is attached.
e. Elevations shall show that all exposed concrete building foundations and built-up areas are
treated with a decorative masonry product or are painted to match the building.

12.

Unless otherwise deferred until final occupancy by the Department of Water, the applicant shall
connect to the water service, and remit to the Department of Water fees for meter(s) and plumbing
fixture counts. The number of meters, meter size, location, plumbing fixture counts, and fees shall
be determined prior to connection. (DWP)

The following conditions and requirements shall be met during construction activities:
13.

During construction of the project, any temporary containers or storage of construction materials
shall comply with all rules and regulations adopted by the City of Big Bear Lake, including the
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requirement to obtain all necessary encroachment permits from the City Engineering Department if
public right of way is proposed to be used. (B&S, ENG)
14.

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

15.

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

16.

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

17.

If any improvements are proposed in the public right-of-way then an encroachment permit shall be
obtained. (ENG)

18.

All required street improvements shall be constructed to the satisfactory of the City Engineer. (ENG)

The following conditions shall be met prior to granting of a final inspection approval and issuance of
a certificate of occupancy for the building:
19.

Property address shall be posted on the building in compliance with the Fire Code requirements
contained in Municipal Code 15.40. (FIRE)

20.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans, floor plans, structural plans, and building elevations.
All improvements shown on these plans including screen walls, mechanical screening, parking lot
striping including installation of required handicapped-accessible striping and signs. If all
improvements cannot be installed prior to occupancy, the City may approve a Deferred
Improvement Agreement to defer the completion of the improvements provided that a bond, cash
deposit, or other surety in a form and substance approved by the City Attorney, is submitted to the
City in lieu of installation of the improvements, that application and required fees are submitted,
and that the incomplete improvements will not create an unsafe condition on the site. The term of
the deferral shall be as determined by the City Planner. (PLN)

21.

The applicant shall contact the Planning Department a minimum of one (1) week prior to final
inspection by the Building and Safety Division to make arrangements for a final walk-through
inspection by the Planning Department. (PLN)
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The following are on-going conditions of operation:
22.

All applicable codes and ordinances shall apply, including but not limited to the 2019 California Fire
Code; California Code of Regulations, Title 19; and those portions of the 2019 California Building
Code, adopted by the State Fire Marshal. (FIRE)

End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
CODE – Code Compliance Department
FIN – Finance Department
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ATTACHMENT B
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Plot Plan Review 2020-008/PPR
Project Location - Specific: 878 Talmadge Road, APN 307-172-45, in the City of Big Bear Lake, San
Bernardino County, California
Description of Project:
To alter a residence that is nonconforming with respect to building setback requirements with the
construction of a 963 square foot addition, 456 square foot deck and a 375 square foot garage.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Brent Nelson, applicant and property owner
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15301, Class 1
Reasons why project is exempt:
This section exempts the minor alterations of existing facilities.
Lead Agency or Contact Person:
Andrew Mellon, Principal Planner
Signature:

Area Code/Telephone/Extension
(909) 866-5831
Date:____________________________
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Attachment C
PLANS

Item 2.2

Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2020-030

Proposal:

Consideration of an application for the “Rotary Club 4th of July Picnic” to
be held on Saturday, July 4, 2020, or on a date in conjunction with the
fireworks show.

Location:

Veteran’s Park, 40870 Big Bear Boulevard, APN’s 0308-151-55 & 0309011-29.

Applicant:

Rotary Club of Big Bear Lake, Quinton Page

Representative:

Jim Miller

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 application 2020030, to hold the Rotary Club 4th of July Picnic on Saturday, July 4, 2020,
or on date in conjunction with the fireworks show, including authorizing the
use and closure of a portion of Veteran’s Park and attached parking lot
based on the findings and subject to the conditions of approval contained in
the resolution.

Submitted by,

Prepared by,

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

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
Rotary Club of Big Bear Lake, represented by Mr. Jim Miller, requests approval of Major Special
Event application 2020-030, to hold the long standing Rotary Club 4th of July Picnic at a new
location on Saturday, July 4, 2020. Only accessible parking is proposed on-site and the events take
place in the northern portion of Veteran’s Park and attached parking lot at 40870 Big Bear
Boulevard, in the Village Specific Plan, Public Quasi-Public zone (VSP PQP).
BACKGROUND
The Major Special Event application was submitted on March 19, 2020 and due to the ongoing
Covid-19 Pandemic, the application was not reviewed at a normal Development Review
Committee meeting but instead using electronic methods.
The event has long been held at the Marina Resort, which is undergoing an expansion and remodel.
Due to construction activities, the Rotary Club has decided to move the event to a new location.
The event has been reduced in scale to accommodate the park’s size and location.
The northern portion of the park will be used for the event. Within the northern half, an admission
fee will be charged to attend the reserved seating and VIP sections. The VIP area will include
seating and catered food for an estimated 100 people. The remaining portion of the upper half of
the park is for the picnic viewing area. The applicant estimates around 1,200 guests during the
event, which also includes a kid’s zone with children’s activities and bounce houses.
The southern half of the park includes all of the area south of the breezeway arch. This area will
be available to the public free of charge and on a first come first served basis for firework viewing.
See the site plan on the next page identified as Figure 1.
The northern portion of the adjacent parking lot will be used as a check-in, vendor area, beer, and
wine garden. This area will include “snack bar” type prepackaged foods and drinks for sale to the
public.
The southern portion of the parking lot is used as an Emergency Management Team command
center. The event opens at 1:00 pm and concludes after the fireworks show around 10:00 pm. The
event site is secured for clean up the following morning. The event also functions as a partial
headquarters for personnel from the Rotary Club that are involved in the fireworks display setup
on an adjacent parcel near the lake. As part of the permitting process, conditions of approval and
a security deposit are required to guarantee the adequate clean-up of the site and removal of all
event equipment.
Based on the popularity of other year’s events, the applicant estimates an attendance of 1,200
people. The event is anticipated to occur on Saturday, July 4, 2020. However, due to the ongoing
Covid-19 Pandemic, if the Governors shelter-in-place orders remain or it is deemed unsafe to hold
a valley-wide event, an alternative date will be considered. The City Manager, City Council and
other local decision makers, will determine this date.
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The event set-up will begin on Friday, July 3, and will require the closure of Veteran’s Park and
attached parking lot for installation of a tent sound equipment, portable restrooms, seating and
perimeter event fencing. The event break down will begin on Sunday morning and conclude
around noon that day. During years when the holiday occurs on a Saturday, the applicant shall
clear all equipment from the parking stalls and drive aisles on Saturday night. The City and
Community Church have a shared parking agreement for Sunday mornings. It is anticipated that a
majority of the Veteran’s Park and attached parking lot will be available to the public mid-day on
Sunday.
Figure 1 – Event Site Plan (Park)
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ANALYSIS
The Planning Division has analyzed the Major Special Event application for consistency with the
General Plan and Development Code Chapter 17.13. The results are described in the following
paragraphs.
The event occurs in the peak tourist season between Independence Day and Labor Day when the
City experiences high volumes of vehicular and pedestrian traffic. Events proposed during this
time are subject to a higher level of scrutiny by the Planning Commission and must demonstrate a
compelling reason to use and close public property; therefore, the event is subject to a special
finding by the Planning Commission. A discussion of the event’s duration, attendance, visitor
draw, economic benefit and event reach is provided below, pursuant to the City Council’s
Administrative Instruction #2012-01 Special Event Application Guidelines.
Event Type: Major Medium-Impact
The Rotary Club 4th of July Picnic has been determined to be a Major Medium-Impact event based
on the following assessment. It should be noted that it is difficult to differentiate the difference
between the picnic and the fireworks show as they are interrelated with each other. The Rotary
Club of Big Bear Lake contributes a large amount of resources to the fireworks show.
 Duration – The event occurs for one day, Saturday, July 4th. A one-day event is categorized as
a Major Medium-Impact event.
 Attendance – The event promoter is estimating an attendance of 1,200 people for this one-day
event. However, the fireworks show in general draws a large amount of people valley-wide. This
event is placed in the Major Small-Impact category.
 Visitor draw – Visitor draw is the percentage of visitors who visited Big Bear Lake specifically
to attend the event. This is a first-time event at this location; however, the Rotary event and
associated fireworks show has been going on since prior to City incorporation. The visitor draw
is large and has a large valley-wide impact. We estimate the picnic and fireworks show to
contribute a greater than 75% visitor draw, which is consistent with a Major Large-Impact event.
 Economic benefit – The economic benefit reflects the best available estimate of dollars spent in
Big Bear on such things as lodging, meals, gasoline, souvenirs and other entertainment as a result
of the event. It is estimated that the Rotary picnic and fireworks show generate approximately
$500,000 in direct economic benefit, placing it in the Major Medium-Impact category.
 Event reach – It was reported in the 2019 Event’s Resource Office Final Year End Report that
the primary method of advertising and promoting events is through social media. The applicant
is promoting this event primarily on social media through Eventbrite, Facebook, and
bigbear.com. A majority of the visitors come from three other southern California counties (LA,
OC, SD, Riverside). Therefore, the event reach is anticipated to be the southern California area,
which is consistent with the Major Medium-Impact category.
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A graphic representation of these categories is shown in Figure 3 below.
Figure 3

1,200

$500k+

The use and closure of this portion of the public park and parking lot requires a Discretionary
Review with a Special Finding by the Planning Commission, as shown in Table 17.13.030.B,
Figure 4. below:
Figure 4.
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FINDINGS FOR APPROVAL
The Planning Commission must make the following six findings in order to approve this Major
Special Event Permit.
1. The proposed event is consistent with the General Plan and Development Code Chapter 17.13.
The primary General Plan policy regarding events appears in Goal OPR 4 of the Open Space,
Parks and Recreation Element. The goal is to maintain and expand cultural programs and
special events which enhance the quality of life for City residents and which provide an
enhanced experience to visitors. Policy OPR 4.1 directs staff to work with local community
groups to organize special events that conform to the City’s goal of being a family-oriented
community. This event contributes to Rotary Club’s ability to bring a fireworks show to the
Big Bear Valley. It is anticipated that this will be a reoccurring event and will encourage return
trips by first-time Big Bear Lake visitors. The event is found to be consistent with
Development Code Chapter 17.13, the Special Events Ordinance for Major Medium-Impact
events.
2. Appropriate measures have been taken to protect public health, safety, and general welfare
and to minimize detrimental effects to adjacent properties, businesses, and the community.
Those measures include those that appear in the attached application as well as performance
measures to be implemented before and throughout the event.
Measures have been planned to protect the public health, safety and general welfare. The lower
portion of the parking lot is an emergency management team area with emergency personal
and equipment on-site for any type of emergency response. In addition, a small portion of the
area is used for a partial fireworks command center. The event will provide an area for ticket
sales and food vending. Private security personnel have been hired and will be stationed
throughout the event area. Wristbands, I.D checks, and security will be used to control alcohol
consumption. Additional portable restrooms will be provided for the convenience of attendees.
Food services must comply with the requirements of the health department. Sound levels of
the music must be within the allowable levels stated in the Development Code.
3. The event will have adequate parking, ingress and egress, traffic circulation and access, and
provisions for pedestrian safety.
The southerly portion of Veteran’s Park parking lot will be available for handicappedaccessible parking. In addition, within the Village Specific Plan area all on-street parking
spaces and the remaining public parking lots along Village Drive, Knickerbocker Road, and
Pennsylvania Avenue are available, resulting in several hundred parking spaces being available
for the businesses, participants, and attendees of this event. The event promoter will be
required to display signs directing attendees to appropriate parking areas. The event site will
be fenced for security purposes, however, well-marked exits are provided to sidewalks and
public streets. Within the event site, wide pedestrian aisles will be maintained for public safety
and emergency personnel access.
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4. All structures and equipment will be erected and maintained in compliance with the applicable
codes.
The applicant proposes to use event fencing and 10 x10 pop-up canopies. Permits and physical
inspections from the Fire Department and Department of Building and Safety are required for
tents exceeding 400 square feet in area. The Fire Department and Department of Building &
Safety has reviewed the event plans for compliance with aisle width and exiting requirements.
Condition of approval require the event promoter to comply with the tent permitting,
inspection, aisle width and exiting requirements.
5. The subject site will be restored to its original or better condition upon termination of the
special event.
The event concludes on Saturday evening around 10:00 pm and the event site will be secured
at this time. The volunteers return Sunday morning and cleanup is completed by noon, except
on years that the holiday falls on a Saturday the parking lot must be cleared that night. The
event promoter is responsible for removing all items that have been installed for the event,
including the fencing, booths, trash and debris. A condition of approval is placed on the
application that requires the event site to be restored to pre-event condition or better at the
conclusion of the event. In addition, a security and clean-up deposit are required of the event
promoter to offset any City costs incurred as a result of the event.
6. For events that are subject to a Special Finding, the Planning Commission shall make the
following determinations:
a. The event is consistent with relevant administrative policies adopted by the City Council
as they may be amended from time to time.
The event is consistent with General Plan, Development Code, and application review
guidelines adopted by the City Council. The event has been determined to be an acceptable
family-oriented event consistent with General Plan Open Space, Parks and Recreation
Element Goal OPR 4 and Policy OPR 4.1. The event has been categorized as a Major
Medium-Impact event under the guidelines established by Administrative Instruction
number 2012-01, thereby allowing the closing of the Veteran’s Park and attached parking
lot.
b. The benefits generated by the visitor draw, event reach, and/or economic benefit are
sufficient to offset potential negative impacts such as loss of parking, street closures, and/or
other impacts.
Although this event is in a new location in the City of Big Bear Lake, it is a longstanding
and successful event. The applicant has previously demonstrated their ability to hold and
conduct a safe and successful event. Because of the widespread marketing capabilities
through social media and the popularity of the July 4th holiday, it is anticipated that this
event will have a high attendance. Although a majority of the parking lot for the Veteran’s
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Park will be unavailable for parking, all on street parking spaces and spaces within the
Indian Village, Knickerbocker Road, Bartlett Road and Pennsylvania Avenue public
parking lots will be available for business customers and event attendee parking. The event
is anticipated to become a reoccurring event.
AUTHORITY TO CLOSE AND USE PUBLIC FACILTIES AND FUTURE APPROVALS
The authority to close and use public facilities for this Major Special Event application is given to
the Planning Commission by Development Code Section 17.13.040(E.)(1.) This section states,
“Requests to use or close City Facilities shall be authorized by the Planning Commission for Major
Special Events.”
In addition, the Special Event ordinance requires that events be reviewed by the Planning
Commission at a public hearing for two consecutive years. This is the first Planning Commission
review for this event.
PUBLIC CONSUMPTION OF ALCOHOLIC BEVERAGES
Pursuant to the City’s Municipal Code Section 9.36 (Public Consumption of Alcoholic Beverages),
the selling or serving of alcohol by persons or groups renting or using city facilities requires written
approval by the City Manager. The authorization does not exempt the applicants from complying
with other applicable City regulations or conditions of approval placed on the Special Event
Permit. The applicants shall also comply with all applicable rules and regulations of the California
Department of Alcoholic Beverage Control. Each applicant shall also furnish any such information
as may reasonably be required by the City Manager. Each applicant must obtain a one-day liquor
liability insurance policy, with combined single limits of one million dollars for bodily injury and
property damage, for each occasion, naming the city as an additional named insured; provided,
however, that the City Manager may increase or decrease the required amount of coverage as
warranted by individual circumstances. The certificate of insurance for said insurance policy must
be on file with the City Manager at least seventy-two hours before the start of each occasion. These
provisions will be conditions of approval in the Resolution.
ENVIRONMENTAL REVIEW
The project qualifies for a Categorical Exemption from the California Environmental Quality Act
(CEQA), pursuant to Section 15304, Class 4 of the State CEQA Guidelines. This class exempts
temporary uses of land that have negligible or no permanent effects on the environment, such as a
carnival. A Notice of Exemption is attached to this Staff Report.
PUBLIC NOTICING AND CORRESPONDENCE
A notice of public hearing was published in the May 6, 2020, edition of The Grizzly. This notice
was also mailed to 18 property owners within a 300-foot radius of the event site, posted in two
public places and placed on the City’s website. No public comment has been received as a result
of this public notification.
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CONCLUSION AND RECOMMENDATION
Rotary Club of Big Bear Lake, represented by Mr. Jim Miller, requests approval of Major Special
Event application 2020-030, to hold the long standing Rotary Club 4th of July Picnic at a new
location on Saturday, July 4, 2020. Only accessible parking is proposed on-site and the events take
place in the northern portion of Veteran’s Park and attached parking lot at 40870 Big Bear
Boulevard, in the Village Specific Plan, Public Quasi-Public zone (VSP PQP).
The event application has been reviewed for compliance with the General Plan and Development
Code Chapter 17.13, and is proposed in a manner that is consistent with these regulations and that
proposes to minimize impacts to surrounding properties and the public.
Staff recommends that the Planning Commission conduct a public hearing and adopt the attached
resolution finding the project exempt from the California Environmental Quality Act (CEQA) and
approving Major Special Event 2020-030, for the Rotary Club 4th of July Picnic on Saturday, July
4, 2020, with extended parking lot closure days for event set-up and breakdown, based on the
findings and subject to the conditions of approval contained in the resolution.
MOTION
The following motion is recommended:
“I move to approve Resolution No. 2020-XX, finding that the project is exempt from the
California Environmental Quality Act, and approving Major Special Event 2020-030 for the
Rotary Club 4th of July Picnic, based on the findings and subject to the conditions of
approval.”
Attachments:
A. Draft Planning Commission Resolution 2020-XX
B. Notice of Exemption
C. Application materials

N:\2-Group\Planning\CURRENT\Major Special Events\2020\2020-0030- Rotary Club
Reso\2020-030~Staff Report~ Rotarty 4th of July Picnic.docx

4th of July BBQ\Staff Report and
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ATTACHMENT 1
RESOLUTION NO. PC 2020-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
2020-030 FOR THE ROTARY CLUB 4TH OF JULY PICNIC ON
SATURDAY, JULY 4, 2020, OR ON A DATE IN CONJUNCTION
WITH THE FIREWORKS SHOW, LOCATED IN THE VETERAN’S
PARK AND ATTACHED PARKING LOT 40870 BIG BEAR
BOULEVARD, APN’S 0308-151-55 & 0309-011-29, IN THE
VILLAGE SPECIFIC PLAN PUBLIC-QUASI PUBLIC (PQP) ZONE
A.

RECITALS
(i)

Rotary Club of Big Bear Lake, represented by Mr. Jim Miller, has filed an
application requesting the approval of Major Special Event 2020-030, as described
herein (hereinafter referred to as “Application”).

(ii)

The Application applies to the Veteran’s Park and adjacent parking lot located at
40870 Big Bear Boulevard, APN’s 0308-151-55 & 0309-011-29, as shown on the
map attached hereto as Exhibit 1.

(iii)

The Application, as contemplated, is proposing to hold a long standing event called
the Rotary Club 4th of July Picnic on Saturday, July 4, 2020, from 1 pm to 10 pm
at a new location. The event consists of a fundraising picnic, VIP viewing area and
a general free public viewing area. Portions of the fee area include a kid’s zone with
children’s activities. A beer garden and pre-packaged food are available to
everyone. The event site is the northern portion of Veteran’s Park and adjacent
parking lot. An extended closure of this area is needed from Friday, July 3rd to
Sunday, July 5th, 2020, for event set-up and breakdown. The adjacent parking lot
must be cleared Saturday night when the holiday falls on a Saturday.

(iv)

The Veteran’s Park and attached parking lot is designated Village Specific Plan on
the General Plan Land Use Map and is zoned Village Specific Plan, Public QuasiPublic. The properties surrounding the event site are zoned Village Specific Plan
Lakefront Commercial, Neighborhood Commercial and Village Retail.

(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 March 12, 2020, Governor Gavin Newsome issued Executive Order N-25-20 in
response to the Covid-19 pandemic. In addition to other provisions, the Order
conditionally suspended certain provisions of the Brown Act, and Bagley-Keene
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Act, which then allows public agencies to hold public meetings via
teleconferencing and electronically.
(vii)

On May 20, 2020, the City of Big Bear Lake Planning Commission conducted the
public hearing in accordance with Governor’s Executive Orders N-25-20 and N29-20. Pursuant to said orders, the public was discouraged from attending this
meeting in person, but was encouraged to participate via teleconference. The
meeting was accessible via Zoom, or by telephone. Members of the public were
also able to view this meeting live on the local Spectrum Cable Channel 182 or
online at www.citybigbearlake.com. The Planning Commission Agenda contained
the Zoom meeting link, ID number, and telephone number to participate. The
public hearing was concluded on that date.

(viii) All legal prerequisites to the adoption of this Resolution have occurred.
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 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, 2020,
public hearing, including public testimony and written and oral staff reports, the Planning
Commission specifically finds as follows with respect to Major Special Event 2020-030
for the Rotary Club 4th of July Picnic:
a.

The proposed event is consistent with the General Plan and Development Code
Chapter 17.13. The primary General Plan policy regarding events appears in Goal
OPR 4 of the Open Space, Parks and Recreation Element. The goal is to maintain
and expand cultural programs and special events which enhance the quality of life for
City residents and which provide an enhanced experience to visitors. Policy OPR 4.1
directs staff to work with local community groups to organize special events that
conform to the City’s goal of being a family-oriented community. This event
contributes to Rotary Club’s ability to bring a fireworks show to the Big Bear Valley.
It is anticipated that this will be a reoccurring event and will encourage return trips
by first-time Big Bear Lake visitors. The event is found to be consistent with
Development Code Chapter 17.13, the Special Events Ordinance for Major MediumImpact events.
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b.

Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses and the
community. Those measures include those that appear in the attached application as
well as performance measures to be implemented before and throughout the event.
Measures have been planned to protect the public health, safety and general welfare.
The lower portion of the parking lot is an emergency management team area with
emergency personal and equipment on-site for any type of emergency response. In
addition, a small portion of the area is used for a partial fireworks command center.
The event will provide an area for ticket sales and food vending. Private security
personnel have been hired and will be stationed throughout the event area.
Wristbands, I.D checks, and security will be used to control alcohol consumption.
Additional portable restrooms will be provided for the convenience of attendees.
Food services must comply with the requirements of the health department. Sound
levels of the music must be within the allowable levels stated in the Development
Code.

c.

The event will have adequate ingress and egress, traffic circulation, parking, and
provisions for pedestrian safety. The southerly portion of Veteran’s Park parking lot
will be available for handicapped-accessible parking. In addition, within the Village
Specific Plan area all on-street parking spaces and the remaining public parking lots
along Village Drive, Knickerbocker Road, and Pennsylvania Avenue are available,
resulting in several hundred parking spaces being available for the businesses,
participants, and attendees of this event. The event promoter will be required to
display signs directing attendees to appropriate parking areas. The event site will be
fenced for security purposes, however, well-marked exits are provided to sidewalks
and public streets. Within the event site, wide pedestrian aisles will be maintained
for public safety and emergency personnel access.

d.

All structures and equipment, including those planned for entertainment, and shelter
will be erected and maintained in compliance with all applicable codes. The applicant
proposes to use event fencing and 10 x10 pop-up canopies. Permits and physical
inspections from the Fire Department and Department of Building and Safety are
required for tents exceeding 400 square feet in area. The Fire Department and
Department of Building & Safety has reviewed the event plans for compliance with
aisle width and exiting requirements. Condition of approval require the event
promoter to comply with the tent permitting, inspection, aisle width and exiting
requirements.

e.

The applicant is required to restore the site to its original or better condition upon
conclusion of the special event. The event concludes on Saturday evening around
10:00 pm and the event site will be secured at this time. The volunteers return Sunday
morning and cleanup is completed by noon. The event promoter is responsible for
removing all items that have been installed for the event, including the fencing,
booths, trash and debris. A condition of approval is placed on the application that
requires the event site to be restored to pre-event condition or better at the conclusion
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of the event. In addition, a security and clean-up deposit are required of the event
promoter to offset any City costs incurred as a result of the event.
f.

For events that are subject to a Special Finding, the Planning Commission shall make
the following determinations:
i. The event is consistent with relevant administrative policies adopted by the
City Council as they may be amended from time to time. The event is
consistent with General Plan, Development Code, and application review
guidelines adopted by the City Council. The event has been determined to
be an acceptable family-oriented event consistent with General Plan Open
Space, Parks and Recreation Element Goal OPR 4 and Policy OPR 4.1. The
event has been categorized as a Major Medium-Impact event under the
guidelines established by Administrative Instruction number 2012-01,
thereby allowing the closing of the Veteran’s Park and attached parking lot.
ii. The benefits generated by the visitor draw, event reach, and/or economic
benefit are sufficient to offset potential negative impacts such as loss of
parking, street closures, and/or other impacts. Although this event is in a
new location in the City of Big Bear Lake, it is a longstanding and
successful event. The applicant has previously demonstrated their ability to
hold and conduct a safe and successful event. Because of the widespread
marketing capabilities through social media and the popularity of the July
4th holiday, it is anticipated that this event will have a high attendance.
Although a majority of the parking lot for the Veteran’s Park will be
unavailable for parking, all on street parking spaces and spaces within the
Indian Village, Knickerbocker Road, Bartlett Road and Pennsylvania
Avenue public parking lots will be available for business customers and
event attendee parking. The event is anticipated to become a reoccurring
event.

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby authorizes the closure and use of the Veteran’s Park and adjacent
parking lot beginning on Friday, July 3rd through Sunday, July 5, 2020, and approves Major
Special Event Permit 2020-030 for the Rotary Club 4th of July Picnic on Saturday, July 4,
2020, subject to the conditions of approval as set forth in Exhibit 2.

5.

The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
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PASSED, APPROVED AND ADOPTED this 20th day, May, 2020.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
___________________________
Date
Tim Breunig, Chairman
ATTEST:
____________________________
Becky Romine, Planning Commission Secretary

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; and that the
foregoing Resolution, being Resolution No. 2020-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, 2020, 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, 2020.

____________________________
Becky Romine,
Planning Commission Secretary
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Exhibit 1
VICINITY MAP AND SITE PLAN
MAJOR SPECIAL EVENT APPLICATION 2020-030
ROTARY CLUB 4TH OF JULY PICNIC
SATURDAY, JULY 4, 2020
BARTLETT ROAD PUBLIC PARKING LOT
40870 BIG BEAR BOULEVARD
APN’S 0308-151-55 & 0309-011-29
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Exhibit 2
MAJOR SPECIAL EVENT 2020-030
ROTARY CLUB 4TH OF JULY PICNIC
SATURDAY, JULY 4, 2020
VETERAN’S PARK AND PARKING LOT
40870 BIG BEAR BOULEVARD
APN’S 0308-151-55 & 0309-011-29
APPROVAL DATE: MAY 20, 2020
EFFECTIVE DATE: JUNE 2, 2020
EXPIRATION DATE: CONCLUSION OF THE EVENT ON JULY 4, 2020, OR DATE IN
CONJUNTION WITH THE FIREWORKS SHOW.
These conditions of approval apply to Major Special Event application 2020-030 to hold the
Rotary Club 4th of July Picnic on Saturday, July 4, 2020, or in conjunction with the fireworks
show. Any proposed change of use, expansion of the area, or modifications to the site plan or
structure shall be submitted to the Planning Division, 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.

Approval is granted for Major Special Event application 2020-030 to hold the Rotary Club
4th of July Picnic on Saturday, July 4, 2020. Major Special Event application 2020-030,
to hold the long standing Rotary Club 4th of July Picnic at a new location on Saturday,
July 4, 2020, or on a date in conjunction with the fireworks show. Only accessible parking
is proposed on-site and the events take place in the northern portion of Veteran’s Park and
attached parking lot at 40870 Big Bear Boulevard, in the Village Specific Plan, Public
Quasi-Public zone (VSP PQP). An extended closure of this area is approved for Friday,
July 3rd to Sunday, July 5th 2020, for event set-up and breakdown. This approval is granted
based on the application materials submitted by Rotary Club of Big Bear Lake, as
represented by Mr. Jim Miller. The event is approved as submitted and conditioned herein,
and shall not be further altered unless reviewed and approved by the affected City
Divisions. If not appealed, this approval shall become effective on the eleventh (11th) day
after the date of the Planning Commission’s approval; or the next city business day
following such eleventh (11th) day when the eleventh (11th) day is not a city business day,
and shall expire upon the conclusion of the event on July 4, 2020, or in conjunction with
the associated fireworks show.

2.

The activities permitted during this special event shall be substantially in accordance with
this approval; provided, however, that the City Planner, prior to the event, may approve
modifications, determined to be minor in nature.
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3.

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 any requirements of the California Department of Alcoholic Beverage Control
and the San Bernardino County Department of Environmental Health Services for the
serving of alcohol and food.

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
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 matter. The City reserves the right, at its own option, to choose its own
attorney to represent the City, its officers, employees, and agents in the defense of the
matter.

5.

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.
Failure to follow these conditions of approval may result in: a) revocation of the Special
Event Permit; b) termination of the event; c) issuance of an administrative citation by the
City of Big Bear Lake Code Compliance Division; d) an enforcement action by the City
of Big Bear Lake Sheriff’s Division; or e) any combinations of these actions.
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MAJOR SPECIAL EVENT 2020-030
ROTARY CLUB 4TH OF JULY PICNIC
MAJOR SPECIAL EVENT IMPLEMENTATION PLAN
TIMING

TASK

CONTACT

Conditions 1-5 are general conditions of approval. They appear on the previous page.

Prior to the
Event

Prior to the
Event

6. Electrical, Accessibility and Tent requirements – At
least 30 days prior to the event date, the applicant shall
present a plan to the Building Official and discuss
compliance with the four following conditions:
a. At least one wheelchair accessible portable restroom
shall be provided along an accessible route (5% or less
grade).
b. Any tent and/or membrane structure containing more
than 400 square feet in area shall be required to obtain a
building permit, prior to occupancy of this structure.
c. Tents and pop-up canopies must be weighted, and no
stakes into the parking lot surface is permitted.
d. All 125-volt, single phase, 15, 20, and 30-ampere
receptacle outlets that are not a part of the permanent
wiring of a building or structure and that are in use by
the event shall have ground-fault circuit-interrupter
protection for personnel.
e. All 125-volt and 125/240 volt, single phase 15, 20, and
30-ampere receptacle outlets that are a part of a 150kW
or smaller portable generator shall have a listed groundfault circuit interrupter protection for personnel.
f. Please be aware that there is very limited power
available south of the Chamber of Commerce building.
7. Public Health and Alcoholic Beverage Requirements The applicant shall comply with the requirement of
Development Code Section 17.13.060G. pertaining to
Public Health requirements, including but not limited to
securing all necessary approvals and permits from the
San Bernardino County Department of Environmental
Health for the serving of food. The applicant shall
comply with the California Department of Alcoholic
Beverage Control of the serving of alcohol during this
special event.

Dept: Building & Safety
Contact: Steve Raney
Phone: 866-5831
Dept: Fire
Contact: Mike Maltby
Phone: 866-7566
Dept: Public Works
Contact: Jason Watterson
or Jared Cheek
Phone: 633-2565 or 6332297

Dept: San Bernardino
County Dept. of
Environmental Health
Services
Phone: (800) 442-2283
Dept: ABC
Phone: (951) 782-4410


DONE
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Prior to the
Event

Prior to the
Event

Prior to the
Event

8. Submit Evidence of Insurance - The applicant shall
submit a certificate of insurance and additionally insured
endorsement to the Planning Division at least ten (10)
days prior to the event date. 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, volunteers and employees as additional insured
and must remain in place during the event and until its
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)
9. Event Signs - The applicant may display special event
signs up to 30 days prior to the event provided that the
signs comply with the following requirements: (PLN)
a. No more than six signs per event 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.

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194

10. Vendor Requirements –
a. The applicant shall recruit city-based businesses and
local non-profit organizations to participate in the
exposition prior to recruiting non-local vendors. Citybased businesses and non-profits shall be offered
discounted vendor space.
b. All vendors shall pay vendor fees pursuant to City
Council Resolution No. 93.15 as it may be amended from
time to time.
c. Each vendor or exhibitor generating on-site sales shall
obtain and display a California Dept. of Tax and Fee
Administration Resale Number or “Detailed Allocation by
Sub-outlet of Uniform Local Sales and Use Tax” form or
equivalent with the Dept. of Tax and Fee Administration

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
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Prior to the
Event

Prior to the
Event

designating the City of Big Bear Lake as the point of sales
for that event.
d. During the event vendors and sponsors are required
to display merchandise in a safe and attractive manner,
screen excess merchandise from public view, park in
designated vendor parking areas, follow all conditions of
approval, and follow all applicable public health and
safety requirements proscribed in Development Code
Chapter 17.13.
11. Ash, Trash and Recyclables Disposal - The applicant
shall secure ash, trash and recycling receptacles, and
place and maintain these receptacles through the
duration of the event. The applicant may contact Big
Bear Disposal and make special arrangements for ash
disposal and the collection of trash and recyclables. A
separate ash bin may be brought onto the site. Because
of a large amount of trash that is anticipated to be
generated by this event, at least one roll-off type trash
bin is required. The applicant shall ensure that all ash,
trash and recyclable waste is properly disposed of upon
the conclusion of the event.
12. Portable Restrooms. Portable restrooms and
portable hand washing facilities in sufficient number to
handle the anticipated crowd and with consideration of
the serving of alcohol shall be obtained, provided and
maintained through the duration of the event by the
applicant. At least one wheelchair accessible portable
restroom shall be provided on an accessible route at
each location where portable restrooms are placed, with
no fewer than 5% of the total number of portable
restrooms being accessible. (CBC 11B-213.3.1).
13. Pay Security Deposit – The applicant shall submit a
$500.00 security deposit, to recoup City expenses
incurred to clean up trash or debris or to repair damage
to public property as a result of the event. If clean up has
not been completed within 24 hours, applicant will be
notified. If clean up has not been completed within 48
hours, then the City will complete clean up and the cost
of that clean up will be deducted from the security
deposit. City costs shall be based on the fully burdened
hourly rate for staff time and material that is required to
support the event.

Dept: Fire
Contact: Mike Maltby
Phone: 866-7566
Dept: Public Works
Contact: Jason Watterson
or Jared Cheek
Phone: 633-2565 or 6332297

Dept: Building and Safety
Contact: Steve Raney
Phone: 866-5831

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
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Prior to the
Event
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Event

During the
Event

During the
Event

14. Designated Driver – The event organizer shall make
provisions for a designated driver program or provide
information about transportation alternatives, such as
taxis or buses, to discourage drunk driving. Information
may be obtained from Big Bear’s Designated Driver
Program, Ms. Bonnie Shaffer at (909) 366-0545.

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194

15. Parking lot markings and event seating – The
applicant shall only use temporary markings, such as
sidewalk chalk or tape on the parking lot surface. No
paint or stakes or other permanent methods shall be
allowed. No straw or hay bales shall be used to as
barriers spaces or for event seating, unless completely
encapsulated to prevent straw/hay from coming off the
bale.
16. Event Security, Emergencies and Management – The
applicant shall provide on-site security during the event.
The event promoter shall have at least one on-site
manager for the duration of the event from set-up to
take-down. The on-site manager is responsible for:
a) ensuring 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.
17. Noise -The applicant shall not permit the operation
of playing of any device which reproduces, produces, or
amplifies sound in such a manner as to exceed sixty-five
(65) decibels (dba slow scale) as measured from the
property line during the event. Speakers and soundemitting equipment shall be oriented away from
residential structures to minimize noise impacts. If such
orientation is infeasible, then other sound attenuation
devices shall be used. If during the event, noise
complaints are received, then the applicant shall reduce
the volume to a level acceptable to the Code Compliance
Officer.
18. Fire and Life Safety Mitigation
a. Extension cords in pedestrian areas shall be protected
from damage and adequately covered so as to not create
a tripping hazard.
b. Electrical distribution systems and/or generators that
supply over 20 amps to more than one activity or vendor
shall be reviewed and approved by the Building Official.

Dept. Public Works
Contact: Jason Watterson
or Jared Cheek
Phone: 633-2565 or 6332297

Dept: Code Compliance
Contact: Jim Dubuque or
Marcel Westplat
Phone: 866-CODE
Dept: Sheriff’s Dept.
Contact: Capt. Datillo
Phone: 866-0100

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
Dept: Code Compliance
Contact: Jim Dubuque or
Marcel Westplat
Phone: 866-CODE

Dept: Fire
Contact: Mike Maltby
Phone: 866-7566
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c. Provide a minimum of one 2A-10BC fire extinguisher
at each food vendor. If a generator is used, an
extinguisher shall be located at the generator. For nonfood vendors fire extinguishers shall be located
throughout the event site such that the travel distance
to the extinguisher shall not exceed 75 feet. Each
extinguisher shall have current State Fire Marshal service
tags.
d. A Fire District permit will be required for any openflame devices. Permit applications are to be submitted
to the Fire District a minimum of seven (7) working days
prior to the event.
e. Fire hydrants shall remain accessible at all times.
During the
Event

During the
Event

After the
Event

After the
Event

After the
Event

19. Parking Directional Signs – On Saturday, July 3, the
applicant shall display parking directional signs to the
Indian Village, Knickerbocker Road, and Pennsylvania
Avenue public parking lots.
20. Veteran’s Park- The applicant shall provide sufficient
access from the beer garden area to the general public
viewing area. All landscaping within the island shall
remain. Markers or caution tape shall be utilized to keep
people from trampling the landscape.
21. Overnight Clean-up - During years when the holiday
occurs on a Saturday, the applicant shall clear all
equipment from the parking stalls and drive aisles on
Saturday night. The City and Community Church have a
shared parking agreement for Sunday mornings.
22. Restore Site - 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, ash,
trash and debris. (PLN, PW, ENG)

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x 194

23. Complete and Submit a Post Event Summary
Questionnaire. After completion of the event, a Post
Event Summary Questionnaire shall be completed and
submitted to the Planning Department. This
Questionnaire will be reviewed by the Planning
Commission within 60 days of the event or the next
available public meeting thereafter. This report shall
include, but shall not be limited to, achievement of the
event’s attendance, visitor draw, economic benefit and
event reach projections; and implementation of
conditions of approval, including parking, traffic and
circulation plans. The purpose of this report is to state

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194

Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
Dept: Planning
Contact: Andrew Mellon
Phone: 866-5831 x194
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what areas of the event worked well and what areas
need improvement to make a more successful event.
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:
Clerk of the Board of Supervisors
County of San Bernardino
385 N. Arrowhead Avenue, 2nd Floor
San Bernardino, CA 92415-0130

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

Project Title:
Major Special Event 2020-030
Project Location - Specific:
Veteran’s Park and attached parking lot 40870 Big Bear Boulevard, APN APN’S 0308-151-55 &
0309-011-29
Description of Project:
Rotary Club 4th of July Picnic, Saturday, July 4, 2020.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Rotary Club of Big Bear Lake, represented by Mr. Jim Miller
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:
Andrew Mellon

Area Code/Telephone/Extension
(909) 866-5831 x 194

Signature:_________________________

Date: _________________

ATTACHMENT 3
Application Materials for MSE 2020-030
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Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

VARIANCE 2020-027 AND MINOR MODIFICATION 2020-037

Proposal:

Consideration of a variance to encroach 10 feet into the required 30-foot frontyard setback for the construction of a 141 square foot covered entry on an
existing legal nonconforming residence.

Location:

266 Bluebird Court, Assessor’s Parcel Number 0309-322-34, in the SingleFamily Residential (R-1) zone.

Applicant:

Wade and Claudine Roberts, property owner

Representative:

William H. Yaeger, Architect

Recommendations: Staff recommends that the Planning Commission hold a public hearing and
adopt the attached Resolution finding the project categorically exempt from
the California Environmental Quality Act (CEQA) and approving the Variance
application 2020-027 and Minor Modification 2020-037 based on the findings
and subject to the conditions of approval contained in the Resolution.

Submitted by,

JANICE ETTER, AICP
Sr. Principal Planner/Interim Planning 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
The applicants and property owners, Wade and Claudine Roberts, and their representative, Mr. Bill
Yaeger, have submitted a Variance and a Minor Modification application to construct a covered porch
and entry onto the existing single-family residence at 266 Bluebird Court. The Planning Commission
is reviewing these applications because the existing house encroaches into the front building setback
area and is nonconforming. The Minor Modification application is required to alter the
nonconforming structure. The proposed new construction encroaches further into this setback area,
which requires the granting of a variance. Because the two applications are intertwined, the Planning
Commission is reviewing both at one time. The following paragraphs will further explain the existing
conditions and the proposed project.
BACKGROUND AND EXISTING CONDITIONS
The property was subdivided by Tract 7780, recorded in April of 1968, under the County of San
Bernardino. As shown on the excerpt from the recorded Tract map in Figure 1 below, this property
was established with a 30-foot front building setback line requirement. The normal front setback
requirement is 15 feet. However, all of the cul-de-sacs in this tract contained this 30-foot front setback
requirement (Bluebird Court, Hummingbird Lane, Towhee Court and Dove Court). A 15-foot setback
was established on the streets that are not cul-de-sacs.
Figure 1

Later that same year, on September 23, 1968, the County issued Building Permit No. 14095 for the
residence. However, the structure did not comply with the 30-foot setback requirement, but was built
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25 feet back from the front property line, resulting in a 5-foot encroachment of the front of the house.
The house was also constructed with two 5-foot side yard requirements, which is less than the present
standard of one side yard of 5 feet and the opposite side yard of 10 feet. Therefore, the residence is
out of compliance with current setback standards. An unpermitted carport has been added to the
garage and is being required to be removed as a condition of approval of these applications. The house
has been continually owned and used by the Shaby family since 1984, and the applicants purchased
the property in July of 2019. The zoning of the property is Single Family Residential (R-1). All
surrounding properties are also zoned and used as single family residences.
The variance and minor modification applications were submitted on March 9, 2020, and determined
to be complete on that date.
PROPOSED PROJECT
Plans for this project are attached to this report as Attachment C. The applicants request to construct
a 141 square foot covered entry and small deck attached to the front of the house. The purpose of
this covered entry is to protect the entry from snow shedding. Photographs of the existing residence
and renderings of the addition are shown below in Figure 2.
Figure 2

As the photos show, the residence has a very large roof, which results in a large amount of snow, ice,
and water runoff depositing in the front of the house. This roof design is not practical for the mountain
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environment. Since 1999, the City’s General Plan Community Design Element contains policies to
avoid this type of design and to consider snow shedding when designing entrances.
The exterior colors of the house will be changed as shown on the submitted building elevations in the
plan set. The house will be repainted oyster white with grey trim. Wood and stone veneer accents
will be added to the new covered entry and porch.
The submitted plans depict the new covered entry with roof lines that direct snow to the sides of the
entry as much as possible. The porch extends out approximately 5 feet 9 inches from the house and
is approximately 24 feet 6 inches in width. Because of the radius of the cul-de-sac, at the maximum
point the porch is 20 feet from the property line, resulting in a 10-foot encroachment into the front
setback.1 An excerpt of the submitted plans is provided in Figure 3, below:
Figure 3

1

Pursuant to Development Code Section 17.03.180(C.)(2.)(b.), encroachments in excess of 15% of the setback cannot
be approved through an administrative review, but are subject to the Variance requirements and review by the Planning
Commission. The requested 10-foot encroachment results in an encroachment of 33% of the setback.
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ANALYSIS
Zoning and General Plan Consistency
Notwithstanding the front yard setback encroachment, the proposed addition will comply with all
development standards contained in the Development Code; including side yard setbacks, lot
coverage, building height, onsite parking spaces, driveway slope, roof pitch, eave size, and colors and
materials. The covered entry porch will maintain a 20-foot separation from the front property line,
which is in excess of the typical front building setback requirement of 15 feet stated in the
Development Code.
The property is designated Single Family Residential (SFR-4) on the General Plan Land Use Map
and the existing single family residence is consistent with this designation and the land use will not
change as a result of this project. The proposed variance is consistent with several policies throughout
the General Plan to properly design buildings and manage snow to avoid damage to buildings and
risks to pedestrians, and to break up the appearance of large expanses of roofs. The architect has
designed the new roofline and entry to be in proportion to the existing roof and to deflect a significant
portion of the existing water runoff. The new building colors, accent materials, and covered entry
porch creates a more inviting appearance to the otherwise out-of-date architectural style and color of
the residence.
Variance
Variance provisions are contained in Development Code Section 17.03.180. The Planning
Commission is authorized to grant a variance for a setback requirement subject to making the
following findings:
a. There are special circumstances applicable to the property, including size, shape, topography,
location, or surroundings, so that the strict application of the Development Code would
deprive the property of privileges enjoyed by other properties in the vicinity and under
identical land use district classifications.
b. Granting the variance is necessary for the preservation and enjoyment of a substantial property
right possessed by other properties in the same vicinity and land use district and denied to the
subject property.
c. Granting the variance will not be materially detrimental to the public health, safety, or welfare,
or injurious to the properties or improvements in the vicinity and land use district in which
the property is located.
d. Granting the variance does not constitute a special privilege inconsistent with the limitations
upon other properties in the vicinity and land use district in which the property is located.
Staff believes that each of these findings can be met and a summary of the reasons is provided in the
following paragraphs.

Planning Commission Staff Report
Variance 2020-027 and Minor Modification 2020-037
May 20, 2020
Page 6
It is unusual for a 30-foot setback to be established on the property by the original Tract Map. It is
further unusual that a building permit was issued and the residence was built to encroach into the
setback area. This forces minor building alterations into a variance, where otherwise small building
additions would most likely be allowed under the “Permitted projections into required setbacks”
provisions contained in Development Code Section 17.25.060(G.) for entryways, decks, and eaves.
The granting of the variance to allow the improvement of an existing residence is consistent with
several General Plan Land Use goals and policies to maintain a well-designed built environment,
maintain and improve the housing stock, preserve the character of residential neighborhoods and
enhance the quality of life. In addition, the granting of the variance is supported by additional General
Plan policies to consider weather and climate in the design of buildings and to properly manage snow
and ice.
A 20-foot setback from the front property line will be maintained, which is in excess of the City’s
typical requirement of 15 feet. The surrounding properties are developed with similar single family
residences, and the small addition of 141 square feet is not anticipated to be materially detrimental to
neighbors or the general public.
Minor Modification
The provisions contained in Development Code Section 17.03.320 allow for the continued use and
expansion of a legal nonconforming primary residential structure through the Minor Modification
process contained in Development Code Section 17.03.250. The findings listed below must be made
by the Planning Commission to approve this Minor Modification:
a. The modification is listed under paragraph D of Section 17.03.250, qualifies as a small
addition, and does not require additional land use entitlements such as a conditional use permit
or plot plan review.
b. The modification is consistent with the policies and maps of the General Plan.
c. The modification complies with the purpose and intent of all applicable terms and conditions
of the existing entitlement.
d. The proposed structure or addition meets all applicable Development Code requirements
including, but not limited to, minimum structure design, construction standards and setbacks,
or the requested modification is to a legal non-conforming use or structure pursuant to Section
17.03.320.
e. There are no violations of the Municipal Code existing on the subject property.
We believe that each of these findings can be made because the 141 square foot addition qualifies
under the allowable minor modifications to alter a legal nonconforming structure. Although the
existing structure encroaches into the front building setback area and the proposed addition will
encroach approximately 5 feet further into the required setback, a relatively large setback distance of
20 feet will be maintained from the front property line. As stated previously in the variance findings,
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the improvement of the residence is supported by several General Plan Land Use and Community
Design Element goals and policies, and exclusive of the front setback, all other Development Code
requirements can be met. A condition of approval requires an unpermitted carport structure to be
removed from the west side of the garage.
ENVIRONMENTAL REVIEW
The project has been determined to be categorically exempt from the California Environmental
Quality Act (CEQA), pursuant to Section 15301(e)(1), Class 1 pertaining to minor additions to
existing structures, and Section 15305(a), Class 5 pertaining to setback variances, of the State CEQA
Guidelines. A Notice of Exemption is attached to this report as Attachment B.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on May 6, 2020. In addition, the notice
was mailed to surrounding property owners within a 300-foot radius and posted in two public places
a minimum of ten days prior to the hearing date. The notice was also placed on the Planning
Commission’s page of the City’s website, www.citybigbearlake.com. As of the writing of this report,
no written correspondence has been received.
CONCLUSIONS AND RECOMMENDATION
The variance and minor modification applications have been reviewed for consistency with the
General Plan and Development Code. The requested building addition is modest in size and is a
reasonable request to improve the existing residence. The four state-mandated findings for approval
of a variance can be made; and the five findings for the approval of a minor modification can also be
made. Therefore, staff recommends that the Planning Commission move to find the project exempt
from the California Environmental Quality Act and adopt the attached resolution approving Variance
2020-027 and Minor Modification 2020-037, based on the required findings and subject to the
conditions of approval.
MOTION
The following motion is recommended:
“I move to approve Resolution No. 2020-XX, finding that the project is exempt from the
California Environmental Quality Act, and approving Variance 2020-027 and Minor
Modification 2020-037, based on the findings and subject to the conditions of approval.”
Attachments:
A. Planning Commission Resolution PC2020-XX
B. Notice of Exemption
C. Site plan, floor plans, building elevations and renderings
N:\2-Group\Planning\CURRENT\Variance (Mds)\2020\2020-027 ~ 266 Bluebird Court ~ Bill Yaeger ~ Roberts\PC Staff Report May 20 2020\Staff
Report~266 Bluebird Court.docx
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ATTACHMENT A
RESOLUTION NO. PC2020-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING VARIANCE APPLICATION 2020-027
FOR A FRONT SETBACK ENCROACHMENT AND MINOR
MODIFICATION
2020-037
TO
ALTER
A
LEGAL
NONCONFORMING RESIDENCE ON AN 11,550 SQUARE FOOT
LOT ZONED SINGLE FAMILY RESIDENTIAL (R-1) LOCATED AT
266 BLUEBIRD COURT, ASSESSOR’S PARCEL NUMBER 0309-32234.
A.

RECITALS
(i)

The property owners, Wade and Claudine Roberts, represented by William Yaeger,
architect, have filed an application requesting approval of Variance application 2020027 and Minor Modification 2020-037 as described herein (hereinafter referred to as
“Application”).

(ii)

The Application applies to a parcel of land containing 11,550 square feet in the Single
Family Residential (R-1) zone identified as 266 Bluebird Court, Assessor’s Parcel
Number 0309-322-34. A legal description of the property is contained in Exhibit 1
attached hereto, and a vicinity map is attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, requests to alter a legal nonconforming structure
with the construction of a 141 square foot covered deck and front porch addition that
will encroach into the established front building setback a distance of 10 feet.

(iv)

The property is designated Single Family Residential (SFR) on the City’s General Plan
Land Use Map and zoned Single Family Residential (R-1). It contains a single family
residence that was constructed in 1968, which encroaches approximately 5 feet into
the front building setback area. All surrounding properties are also designated Single
Family Residential (SFR) on the City’s General Plan Land Use Map, zoned Single
Family Residential (R-1), and contain single family residences.

(v)

The project has been determined to qualify for an exemption under the California
Environmental Quality Act (CEQA) pursuant to Section 15301(e)(1), Class 1
pertaining to minor additions to existing structures, and Section 15305(a), Class 5
pertaining to setback variances, of the State CEQA Guidelines. A Notice of
Exemption has been prepared and is on file with the City.

(vi)

On March 12, 2020, Governor Gavin Newsome issued Executive Order N-25-20 in
response to the Covid-19 pandemic. In addition to other provisions, the Order
conditionally suspended certain provisions of the Brown Act, and Bagley-Keene Act,
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which then allows public agencies to hold public meetings via teleconferencing and
electronically.

B.

(vii)

On March 16, 2020, in response to Governor Newsome’s limit on public gatherings
and social distancing requirements in response to the Covid-19 pandemic, all in-person
City meetings were cancelled.

(viii)

On May 20, 2020, the City of Big Bear Lake Planning Commission conducted a duly
noticed public hearing in accordance with Governor’s Executive Orders N-25-20 and
N-29-20. Pursuant to said orders, the public was discouraged from attending this
meeting in person, but was encouraged to participate via teleconference. The meeting
was accessible via Zoom, or by telephone. Members of the public were also able to
view this meeting live on the local Spectrum Cable Channel 182 or online at
www.citybigbearlake.com. The Planning Commission Agenda contained the Zoom
meeting link, ID number, and telephone number to participate. The public hearing
was concluded on that date.

(ix)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt pursuant to Sections
15301, Class 1, and Section 15305, Class 5, of the State and City CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to the variance application:
a. There are special circumstances applicable to the property, including size, shape,
topography, location, or surroundings, so that the strict application of the Development
Code would deprive the property of privileges enjoyed by other properties in the
vicinity and under identical land use district classifications. These circumstances are
that the original subdivision map (Tract 7780, April 1968) established a 30-foot front
setback. However, the residence which was built under Building Permit 14095 issued
in September 1968, was built at 25 feet back from the property line resulting in a 5foot encroachment. Therefore, any minor building alteration onto the front of the
structure is required to obtain a variance.
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The residence has been designed with a very large roof, which results in a large amount
of snow, ice, and water runoff being deposited in the front of the house. This roof
design is not practical for the mountain environment. The granting of the variance is
consistent with several policies throughout the General Plan to properly design
buildings and manage snow to avoid damage to buildings and risks to pedestrians
(Community Design Element goal 4 and policy 4.2); and to break up the appearance
of large expanses of roofs (Community Design Element policy CD 3.4). The architect
has designed the new roofline and entry to be in proportion to the existing roof and to
deflect a significant portion of the existing roof runoff. The new building colors,
accent materials, and covered entry porch creates a more inviting appearance to the
otherwise outdated architectural style and color of the residence. (Community Design
Element policy 3.3)
b. Granting the variance is necessary for the preservation and enjoyment of a substantial
property right possessed by other properties in the same vicinity and land use district
and denied to the subject property. The granting of the variance is consistent with
several General Plan Land Use goals and policies to maintain a well-designed built
environment, to maintain and improve the housing stock, to preserve the character of
residential neighborhoods and to enhance the quality of live. (Land Use Element
policy L 3.3, Community Design Element policies CD 3.1 and 3.2) In addition, the
granting of the variance is supported by additional General Plan policies previously
stated, to consider weather and climate in the design of buildings and to properly
manage snow and ice.
c. Granting the variance will not be materially detrimental to the public health, safety, or
welfare, or injurious to the properties or improvements in the vicinity and land use
district in which the property is located. A 20-foot setback from the front property
line will be maintained, which is in excess of the City’s typical requirement of 15 feet.
The surrounding properties are developed with similar single family residences, and
the small addition of 141 square feet is not anticipated to be materially detrimental to
neighbors or the general public.
d. Granting the variance does not constitute a special privilege inconsistent with the
limitations upon other properties in the vicinity and land use district in which the
property is located. Although the proposed building addition will encroach into the
setback a distance of 10 feet, an adequate setback of 20 feet will remain. The proposed
building addition also enhances the appearance of the structure, which will be a benefit
to the neighborhood.
4.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to the Minor Modification application:
a. The proposed 141 square foot covered entry and porch qualifies as a small addition
which is eligible under a minor modification and does not require additional land use
entitlements such as a conditional use permit or plot plan review.
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b. The modification is consistent with the policies and maps of the General Plan. The
proposed building addition does not change the existing land use and is consistent with
the General Plan Land Use Element policy L 1.1. Improvement of the roofline to
correct a snow shedding problem is further consistent with Community Design
Element goal CD 4 and policy CD 4.2.
c. The modification complies with the purpose and intent of all applicable terms and
conditions of the existing entitlement. The original entitlement was for a single family
residence and the proposed covered entry and porch addition is consistent with this
land use.
d. The proposed structure or addition meets all applicable Development Code
requirements including, but not limited to, minimum structure design, construction
standards and setbacks, or the requested modification is to a legal non-conforming use
or structure pursuant to Section 17.03.320. The modification is required to alter a nonconforming structure that encroaches into the front yard setback. With the exception
of this encroachment, the addition complies with all other Development Code
requirements.
e. There are no violations of the Municipal Code existing on the subject property
according to the records retained by the City.
5.

Based on the findings and conclusions set forth in paragraphs 1, 2, 3 and 4 above, this
Commission hereby approves the Variance application 2020-027 and Minor Modification
application 2020-037 subject to the conditions of approval as set forth in the Resolution
(Exhibit 3).

6.

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

PASSED, APPROVED AND ADOPTED this 20th day of May, 2020.
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. PC2020-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, 2020, 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 2020.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
VARIANCE 2020-027 AND MINOR MODIFICATION 2020-037
266 BLUEBIRD COURT
ASSESSOR’S PARCEL NUMBER 0309-322-34

LOT 105 OF TRACT 7780, EAGLE POINT SUBDIVISION NO. 4, RECORDED IN BOOK 101,
PAGES 16-19, RECORDS OF THE COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA
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Exhibit 2
VICINITY MAP FOR
VARIANCE 2020-027 AND MINOR MODIFICATION 2020-037
266 BLUEBIRD COURT
ASSESSOR’S PARCEL NUMBER 0309-322-34
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Exhibit 3

CONDITIONS OF APPROVAL FOR
VARIANCE 2020-027 AND MINOR MODIFICATION 2020-037
266 BLUEBIRD COURT
ASSESSOR’S PARCEL NUMBER 0309-322-34
APPROVAL DATE: MAY 20, 2020
EFFECTIVE DATE: JUNE 2, 2020
EXPIRATION DATE: JUNE 2, 2021

These conditions of approval apply to Variance 2020-027 and 2020-037 for a covered porch and entry
addition. For the purpose of these conditions, the term “applicant” shall also mean the developer, the
owner or any successor(s) in interest to the terms of this approval.
General conditions:
1.

Approval is granted for Variance 2020-027 and Minor Modification 2020-037 to alter a
nonconforming structure with a 141 square foot covered entry porch that will encroach ten
(10) feet into the front yard setback. The property is located at 266 Bluebird Court, Assessor’s
Parcel Number 0309-322-34. Approval is based on the application materials and plans
submitted by William H. Yaeger dated March 9, 2020. These plans are approved as submitted
and conditioned herein, and shall not be further altered unless reviewed and approved by the
affected City departments. If not appealed, this approval shall become effective on the
eleventh (11th) day after the date of the Planning Commission’s approval; or the next city
business day following such eleventh (11th) day when the eleventh (11th) day is not a city
business day. This approval shall expire twelve (12) months after the effective date of the
approval unless the use or occupancy which is the subject of this action has taken place and
all conditions of approval have been met, or a time extension has been granted by the City.
Any application for an extension of time shall be submitted to the Planning Division, along
with the required fee, at least ninety (90) days prior to the expiration date of this approval.

2.

Approval of this application does not relieve the applicant from complying with other
applicable Federal, State, County or City regulations or requirements.

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 concerning this project,
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including but not limited to any approval or condition of approval of the City Council,
Planning Commission, or City Planner. The City shall promptly notify the applicant of any
claim, action, or proceeding concerning the project and the City shall cooperate fully in the
defense of the matter. The City reserves the right, at its own option, to choose its own attorney
to represent the City, its officers, employees, and agents in the defense of the matter.
5.

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

6.

The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, county and local agencies including, but not
limited to, the following:
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building Division (development impact fees)
Bear Valley Unified School District
The duty of inquiry as to such requirements shall be upon the applicant.

7.

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

The following conditions shall be completed prior to or in conjunction with issuance of building
permits for construction. Where a condition specifies that plans or other items shall be
submitted to the City for review and approval, the approval of these items by the appropriate
City departments shall be obtained prior to issuance of permits for each phase of construction:
8.

Plans for this project shall be submitted to the Building and Safety Division for review and
approval, and shall comply with the latest adopted edition of the following codes as adopted
by the City of Big Bear Lake and the Fire District: (B&S)
a.

2019 California Building Code and its appendices and standards, including those
portions adopted by the State Fire Marshal;

b.

2019 California Plumbing Code and its appendices and standards;

c.

2019 California Mechanical Code and its appendices and standards;

d.

2019 California Electrical Code;

e.

2019 California Fire Code and its appendices and standards; and

f.

California Code of Regulations, Title 19 and Title 24;
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9.

The applicant shall submit four (4) sets of final construction plans, site plans, grading and tree
protection plans, erosion control plans, building elevations, and floor plans to the Building
and Safety Division for review and approval by all applicable departments. Such plans shall
be fully dimensioned and in substantial conformance with those plans approved by the
Planning Commission. Plans shall address the following: (B&S, PLN, ENG, FIRE)

The following conditions and requirements shall be met during construction activities:
10.

During construction of the project, any temporary trailer, recreational vehicle, roll-off
dumpster, etc. installed and/or used in connection with a construction project shall comply
with all rules and regulations adopted by the City of Big Bear Lake, including approval of a
Temporary Use Permit or encroachment permit, if determined necessary. (B&S, PLN)

11.

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

12.

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

13.

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

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
14.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans, floor plans, structural plans, and building
elevations. (PLN)

15.

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

16.

The unpermitted carport addition shall be removed from the west side of the garage. (PLN)

End of Conditions
B & S – Building and Safety Division
ENG – Engineering Division
PLN – Planning Department
FIRE – Fire Protection District
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ATTACHMENT B
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Variance 2020-027 and Minor Modification 2020-037
Project Location - Specific: 266 Bluebird Court; APN 0309-322-34
Description of Project:
A request to alter a nonconforming structure with a 141 square foot covered entry porch that will
encroach ten (10) feet into the front yard setback.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Wade and Claudine Roberts, property owners
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15301(e)(1) Class 1 and 15305(a) Class 5
Reasons why project is exempt:
Class 1 pertains to minor additions to existing structures, and Class 5 pertains to setback variances.
Lead Agency or Contact Person:
Janice Etter, Sr. Principal Planner

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

Signature:

Date:
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ATTACHMENT C
SUBMITTED PLANS

Item 2.4

Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

VARIANCE APPLICATION 2020-025

Proposal:

A variance request to have Stater Bros. markets name duplicated on two new
monument signs within the existing shopping center which contains six lots
and encompasses 7.5 acres all of which are zoned Commercial General (C-2).

Location:

42171 Big Bear Boulevard, Assessor’s Parcel Number’s 0311-421-04, 05, 06,
07, 08 & 09

Applicant:

Southwest Shopping Centers, property owner
Stater Bros. markets, property management

Representative:

Robin Bell, Architectural Design and Signs, Inc., representative

Recommendations: Staff recommends that the Planning Commission hold a public hearing and
adopt the attached Resolution denying Variance 2020-025, based on the
findings contained in the Resolution.

Submitted by,

Prepared by,

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

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The representative, Mr. Robin Bell, from Architectural Design and Signs, Inc. has submitted an
application for a variance to have the Stater Bros. name duplicated on two new monument signs
located at the north and south ends of the property. The applicant is proposing to have “Stater Bros.”
removed from the existing freestanding sign and replaced on both of the new monument signs.
BACKGROUND
Zoning
General Plan Designation
Existing Land Use
Adjacent Land Uses

Commercial General (C-2)
Commercial General (CG)
Commercial General (CG)
North: Commercial General (CG);
South: Commercial General (CG);
East:
Multiple Family Residential (R-3);
West: Commercial General (CG);

The parcels are identified as Parcels 1, 2, 3, 4, 5, & 6 of Parcel Map 5438, recorded in 1980. The
property currently contains roughly 59,607 square feet of retail space between five buildings (A-E).
The Stater Bros. market occupies approximately half (30,000 s/f) of the total square footage of the
shopping center.
RECENT CITY ACTIONS
Minor Modification 2019-062 was approved July 8, 2019, to renovate the front building façade of
the Stater Bros. market. This included new pitched roofs and canopies, including a heavy timber
appearance for the face of the building.
Sign Program 2019-0136 was submitted November 19, 2019, by Mr. Robin Bell. The sign program
was reviewed by staff and denied on November 22, 2019. After further discussion and review, the
applicant proposed modifications of the original proposal to meet the current regulations contained
in Section 17.12.110 (Signs for Large Shopping Centers) of the Big Bear Lake Development Code
and the application was resubmitted January 31, 2020. The Planning Department approved Sign
Program 2019-136, on February 4, 2020. The Sign Program included the following features within
the approval:






Maintain the existing freestanding sign.
Install two new monument signs, north and south corners of the property. Sign faces limited
to one per tenant.
New wall sign for Stater Bros. (Main building)
New secondary wall signs for Stater Bros. (Main building)
Maintain existing tenant signs for each suite.
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The sign program was acted upon so that applicant could continue manufacturing the primary and
secondary wall signs for Stater Bros. The sign program was approved to include two monument signs
that are 40 square feet each for a combined total of 80 square feet. The sign program required
conditions of approval so that no individual business signs could be duplicated on the either
monument sign per the Sign Ordinance as shown below.
SIGN ORDINANCE
This application requests a variance from Section 17.12.110 (C)(3)(6) Freestanding signs for large
shopping centers, which states;
One or more monument sign(s) may be permitted in addition to the freestanding sign provided that
the business names identified on the additional sign(s) shall not be duplicated. The additional
monument sign(s) is intended to provide each tenant within shopping centers visibility at the street
and public safety and convenience for vehicular traffic. The maximum combined sign area of the
additional monument sign shall not exceed 80 square feet, except when the sign qualifies for sign
area incentives pursuant to Paragraph A of Section 17.12.080 (Design Standards). Signs shall comply
with standards listed in Paragraphs (1) through (5) above. (Emphasis added)
The Sign Ordinance allows the Stater Bros. name to be displayed on the existing freestanding sign
and one of the new monument signs, but not both monument signs. Staff’s interpretation of this
section has been to allow for the direction to and identification of businesses within the entire
shopping center, for example:


The northern monument sign, would include signs for the businesses accessed by the northern
driveway (Juice Factory, OJ Donuts, Red Barron Pizza, etc.).



Businesses conveniently accessed from the middle driveway would be identified on the
existing freestanding sign (Stater Bros. market, Jersey Mike’s, Mountain Munchies, Verizon,
etc.).



Lastly, businesses conveniently accessed from the southernmost driveway would be identified
on the south monument sign (Fitness Source, new tenant in Payless Shoe, etc.)

These options were given to the applicant during in-person meetings, emails and phone conversations.
However, the applicant requested a variance and public hearing for the reasons described on the
following paragraphs.
APPLICANT’S PROPOSAL
As requested by the applicant, one new monument sign will be located at the north driveway of the
shopping center advertising “Stater Bros.” (Figure 1). As previously mentioned the existing
freestanding sign at the center driveway will remain. A second monument sign is proposed at the
southern driveway advertising “Stater Bros.” His reasoning for the signs are:
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1) The slope of the site and;

Figure 1

2) The overall length of
the shopping center are
detrimental to the
customers’ ability for
quick recognition of
the freestanding and
wall signs.
The
graphic points out that
the north property line
is approximately 650
lineal feet, more than
two football fields in
length, (Figure 1) away
from the south property
line. By allowing the
additional sign face, it
would bring more
visibility to the Stater Bros. market and;
3) The main building sits far back off of Big Bear Boulevard approximately 240 feet and by
allowing advertising on both monument signs it would allow a quicker reaction time for lane
transitions when coming from the east end of the valley as shown in Figure 2 below. He states
that the same conditions would apply when coming from the west end of the valley as shown in
Figure 3 below and;
4) Other City’s allow multiple sign copies on monument signs in the same shopping center.
Figure 2

.

Figure 3
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ANALYSIS
ANALYSIS OF THE SIGN ORDINANCE
The Planning Commission must make four findings for approval of a variance. The purpose of a
variance shall be to ensure that no property, because of special circumstances specifically related to
its size, shape, topography, location, or surroundings, shall be deprived of privileges commonly
enjoyed by other properties in the same vicinity and zone district. In making a determination the
Planning Commission will determine the merits of any proposed variance, and its compliance with
the principles, standards, policies, and goals of the General Plan and the Development Code.
Approval of any variance shall be based upon all of the findings to be made by the approval authority
in approving or denying a variance as contained in paragraph G.3. of Section 17.03.180 (G)(3), and
a determination that the request is consistent with the General Plan and all applicable codes and
ordinances.
Beginning in 2010, the Sign Ordinance went through an extensive update process. Through a
collaboration of local stake holders, and City Officials including; Big Bear Chamber of Commerce,
local sign companies, Village Business Association, Board of Realtors, Big Bear Valley Contractors
Association, Planning Commission, City Council, Big Bear Lake residents and business owners, the
Planning Department conducted sixteen (16) public meetings, including two (2) public workshops.
At the conclusion of this public outreach, the City Council adopted the new Sign Ordinance August
22, 2011.
Through the almost two year process, the Planning Department researched and provided language
and examples from several cities throughout the country. The overall goal of the Council and Planning
Commission was to improve sign quality, reduce sign clutter and to ensure that the public and local
stakeholders were included in the process. The end result was what was referred to as the “Big Bear”
image in a user friendly Sign Ordinance. Throughout the process different types of signs were
included in the Ordinance that were not previously allowed, including more than one monument sign
at large shopping centers.
ANALYASIS OF THE PROPOSAL
To analyze the four points provided in the variance application this report will review each one below.
1) The applicant’s first reason is that the slope of the site is too steep for vehicles passing by to
see the Stater Bros. building. The elevation of Big Bear Boulevard is between 6,764’and
6,766’. The main parking area for the entire Stater Bros. shopping center is at an elevation of
6,770’. The store front’s elevation is 6,774’ and sits 240’ east of Big Bear Boulevard. The
elevation gain (Figure 4 – next page) is approximately a 10’ rise from the street to the store
front. Considering the typical hillside development that is expected in Big Bear Lake, a 10’
rise is not a significant elevation gain for a span of 240’. Although the topography of the
shopping center is upsloping, the Stater Bros. wall signs are prominently visible through the
parking lot (Figure 5 – next page).
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Figure 4

Figure 5

2) The second request is because of the size of the lot. The overall length of the shopping center
is “more than two football fields in length” (Please refer back to Figure 1 on page 4). It is
approximately 650’ in length and has an existing freestanding sign, and is approved to have
two new monument signs installed at the north and south corners of the property. In
comparison, the Interlaken shopping center is 900’ in length and has the same number of sign
structures located along the boulevard. The size of the lot is modest for a large shopping center
in the City of Big Bear Lake. Both Interlaken and the Kmart shopping centers are larger than
the Stater Bros. shopping center.
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3) The third request is because the location of the main structures sit relatively far back off of
the boulevard. The building entrance is approximately 240’ from the public right-of-way.
However, with the recently approved façade upgrades (Figure 6) the building will have an
increased height, pitched roof which is a brown standing seam metal roof, wood panel siding,
and wood fascia to create a heavy timber “Big Bear” image and the overall appearance and
aesthetically pleasing curb appeal of the structure will be more visible (Figure 6 – next page).
For reference, the existing roofline has an approximate height of 22 feet .The new pitched roof
will have a peak height of 35 feet which is the maximum height for this shopping center
(Figure 8). An approximate 13 foot increased building height and increased presence off of
the boulevard. All three of the main shopping centers in town are positioned with the buildings
towards the back of the properties.
Figure 6

4) The forth request is that other cities allow multiple monument signs on the same property by
providing an example of a shopping center (Figure 7) on a steeply sloped lot that has two
Wendy’s represented on multiple signs. For the reasons specified by the various committee
members during the Sign Ordinance process, the addition of multiple freestanding signs was
to allow multiple tenants to have sign representation along the property frontage, not a single
tenant to have multiple signs. The Ordinance has language that specifically did not allow a
business name to be duplicated on the additional monument sign (Chapter 17.12.110
(C)(3)(6)).
Figure 7
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VARIANCE FINDINGS
This application proposal is contrary to the provisions for multiple monument signs (17.12.110) and
we are unable to make the four required findings and unable to recommended the approval of this
variance.
a.

There are special circumstances applicable to the property, including size, shape, topography,
location or surroundings, so that the strict application of this Development Code would
deprive such property of privileges enjoyed by other properties in the vicinity and under
identical land use district classification.
This finding cannot be made. There are no special circumstances applicable to the property.
In fact, the property is prominently located along Big Bear Boulevard, which is the City’s
main thoroughfare. The site contains approximately 675 feet of linear frontage and is served
by three driveways. Its location is the geographic center of the Big Bear Valley, and the
shopping center contains one of only two supermarkets in the Big Bear Valley. These two
supermarkets are located across the street from each other and share a signalized intersection.
Although the topography of the Stater Bros. shopping center is upsloping, the Stater Bros.
wall signs are prominently visible through the parking lot. The site contains approximately 7
acres and 59,607 square feet of retail space. It is modest in size compared to other shopping
centers, including the Kmart shopping center (8 acres, approximately 80,000 square feet of
retail space); and the Interlaken shopping center (12.5 acres, approximately 113,228 square
feet of retail space). Therefore, the location of the property, its configuration, its topography,
nor its size are extraordinary such that application of the Sign Ordinance provisions would
deprive the property of privileges enjoyed by other properties in the vicinity or in the same
zoning district.

b.

Granting the variance is necessary for the preservation and enjoyment of a substantial property
right possessed by other properties in the same vicinity and land use district and denied to the
property for which the variance is sought.
This finding cannot be made. We believe that a substantial property right is visibility and
accessibility of the businesses within the shopping center. An objective of the sign ordinance
(Development Code Chapter 17.12) is to direct people to their destination in a clear and
understandable manner which helps and does not distract motorists. Staff believes that the
purpose of Section 17.12.110(C)(3)(a)(6) pertaining to one or more monument signs for large
shopping centers, is two-fold. First, the monument signs provides identification of the tenant
at the street, and secondly, to identify the appropriate driveway entrance to access the tenant
for public safety and convenience. Therefore, we believe that variance request contributes to
lack of visibility of tenants within the center except for the Stater Bros. market, and confusion
of motorists by directing them to multiple driveways to access the market.
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c.

Granting the variance will not be materially detrimental to the public health, safety, or welfare,
or injurious to the properties or improvements in such vicinity and land use district in which
the property is located.
This finding cannot be made. An underlying policy of the Community Design Element is
Policy CD 7.4 to review commercial signs to ensure that the signs enhance, rather than detract
from, the natural environment and distinctive mountain architecture, while reducing
inconvenience to local businesses. The policy states further that sign location and design
should be integrated into the site layout. This General Plan policy is implemented through
the intent and purpose of the Sign Ordinance, specifically, to protect the public health, safety
and welfare by regulating the design, location and number of signs and sign structures; and to
protect the City from the blighting influence of excessive or poorly designed signs.
Furthermore, the specific provisions of Section 17.12.110(C)(3)(a)(6) pertaining to large
shopping centers states that the business names identified on the additional monument signs
shall not be duplicated. Therefore, we believe that the variance request to duplicate the
business name on more than one monument signs is injurious to the properties in such vicinity
because it is contrary to General Plan Design Element Policy CD 7.4 and the purpose, intent
and specific provisions of the Sign Ordinance.

d.

Granting the variance does not constitute a special privilege inconsistent with the limitations
upon other properties in the vicinity and land use district in which such property is located.
The variance request is contrary to this finding. Staff believes that if the variance were
granted, it would constitute a special privilege by allowing additional business advertising
signs and potentially setting a precedent for other business to request multiple signs.

ENVIRONMENTAL REVIEW
The project is categorically exempt from California Environmental Quality Act pursuant to CEQA
State Guidelines, Section 15301 (g) for signs. In addition projects that are denied are statutorily
exempt pursuant to Section 15270 (Projects Which Are Disapproved).
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on May 6, 2020. In addition, the notice
was mailed to surrounding property owners within a 500-foot radius and posted in three public places
a minimum of ten days prior to the hearing date. The notice was also placed on the City’s website,
www.citybigbearlake.com. As of the writing of this report, no written correspondence has been
received.
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CONCLUSIONS AND RECOMMENDATION
The proposed variance application is not consistent with the goals of the General Plan. The proposed
sign duplication does not comply with the requirements of the Development Code. The four statemandated findings for approval of a variance cannot be made. Staff recommends that the Planning
Commission move to find the project exempt from the California Environmental Quality Act and
adopt the attached resolution denying Variance 2020-025, based on the required findings.
However, if the Planning Commission does not agree with the staff determination, then we
recommend continuing the item to the June 3, 2020, public hearing. We will return with a resolution
to approve the project based upon your recommendations and findings along with supported
conditions of approval.
MOTION
If the Planning Commission concurs with staff’s recommendation, the following motion is
recommended:
“I move to approve Resolution No. 2020-XX, finding that the project is exempt from the
California Environmental Quality Act, and denying Variance 2020-025, based on the
findings.”
If the Planning Commission does not concur with staff’s recommendation, the following motion is
recommended:
“I move to continue Variance 2020-025, to the June 3rd Planning Commission meeting, to allow
staff to return with a resolution in the affirmative.”

Attachments: A. Planning Commission Resolution PC2020-XX
B. Notice of Exemption
C. Plans – Sign Variance Duplication
D. Approved Master Sign Program – January 30, 2020

N:\2-Group\Planning\CURRENT\Variance (Mds)\2020\2020-025 ~ Stater Bros Sign Copy Duplication\Staff Report and Reso\Staff Report~Stater
Bros. Sign .docx
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ATTACHMENT A
RESOLUTION NO. PC2020-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, DENYING VARIANCE APPLICATION 2020-025 TO
HAVE STATER BROS. MARKETS NAME DUPLICATED ON TWO
NEW MONUMENT SIGNS WITHIN THE EXISTING SHOPPING
CENTER WHICH CONTAINS SIX LOTS AND ENCOMPASSES 7.5
ACRES ALL OF WHICH ARE ZONED COMMERCIAL GENERAL
(C-2) LOCATED AT 42171 BIG BEAR BOULEVARD, ASSESSOR’S
PARCELS NUMBER’S 0311-421-04, 05, 06, 07, 08 & 09.
A.

RECITALS
(i)

Robin Bell, has filed an application requesting approval of Variance application 2020025 as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to six parcels of land containing 7.5 acres in the Commercial
General (C-2) zone identified as 42171 Big Bear Boulevard, Assessor’s Parcel
Number’s 0311-421-04, 05, 06, 07, 08 & 09. A legal description of the property is
contained in Exhibit 1 attached hereto, and a vicinity map is attached hereto as Exhibit
2.

(iii)

The Application, as contemplated, proposes for a variance to allow Stater Bros.
markets name duplicated on two new monument signs.

(iv)

The subject property is designated as Commercial General (C-G) on the City’s General
Plan Land Use Map, zoned as Commercial General (C-2), and currently is developed
with a large shopping center. Properties to the south, and west of the subject parcels
are designated as Commercial General (C-G) on the City’s General Plan Land Use
Map, zoned as Commercial General (C-2), and are improved with commercial land
uses. The property to the east is designated as Multiple Family Residential (MFR) on
the City’s General Plan Land Use Map, zoned as Multiple Family Residential (R-3)
and contains vacant land and the Worldmark Timeshare Resort. The property to the
north is designated as Commercial General (C-G) on the City’s General Plan Land
Use Map, zoned as Commercial General (C-2), and used as a non-conforming single
family home.

(v)

The project is categorically exempt from California Environmental Quality Act
pursuant to CEQA State Guidelines, Section 15301 (g) for signs. In addition projects
that are denied are statutorily exempt pursuant to Section 15270 (Projects Which Are
Disapproved).
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B.

(vi)

On March 12, 2020, Governor Gavin Newsome issued Executive Order N-25-20 in
response to the Covid-19 pandemic. In addition to other provisions, the Order
conditionally suspended certain provisions of the Brown Act, and Bagley-Keene Act,
which then allows public agencies to hold public meetings via teleconferencing and
electronically.

(vi)

On May 20, 2020, the City of Big Bear Lake Planning Commission conducted the
public hearing in accordance with Governor’s Executive Orders N-25-20 and N-2920. Pursuant to said orders, the public was discouraged from attending this meeting in
person, but was encouraged to participate via teleconference. The meeting was
accessible via Zoom, or by telephone. Members of the public were also able to view
this meeting live on the local Spectrum Cable Channel 182 or online at
www.citybigbearlake.com. The Planning Commission Agenda contained the Zoom
meeting link, ID number, and telephone number to participate. The public hearing
was concluded 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 Planning Commission hereby finds the project is not subject to the California
Environmental Quality Act, when the agency rejects or disapproves the project.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to the variance application:
a. There are special circumstances applicable to the property, including size, shape,
topography, location or surroundings, so that the strict application of this Development
Code would deprive such property of privileges enjoyed by other properties in the
vicinity and under identical land use district classification. This finding cannot be
made. There are no special circumstances applicable to the property. In fact, the
property is prominently located along Big Bear Boulevard, which is the City’s main
thoroughfare. The site contains approximately 675 feet of linear frontage and is served
by three driveways. Its location is the geographic center of the Big Bear Valley, and
the shopping center contains one of only two supermarkets in the Big Bear Valley.
These two supermarkets are located across the street from each other and share a
signalized intersection. Although the topography of the Stater Bros. shopping center
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is upsloping, the Stater Bros. wall signs are prominently visible through the parking
lot. The site contains approximately 7 acres and 59,607 square feet of retail space. It
is modest in size compared to other shopping centers, including the Kmart shopping
center (8 acres, approximately 80,000 square feet of retail space); and the Interlaken
shopping center (12.5 acres, approximately 113,228 square feet of retail space).
Therefore, the location of the property, its configuration, its topography, nor its size
are extraordinary such that application of the Sign Ordinance provisions would deprive
the property of privileges enjoyed by other properties in the vicinity or in the same
zoning district.
b. Granting the Granting the variance is necessary for the preservation and enjoyment of
a substantial property right possessed by other properties in the same vicinity and land
use district and denied to the property for which the variance is sought. This finding
cannot be made. We believe that a substantial property right is visibility and
accessibility of the businesses within the shopping center. An objective of the sign
ordinance (Development Code Chapter 17.12) is to direct people to their destination
in a clear and understandable manner which helps and does not distract motorists.
Staff believes that the purpose of Section 17.12.110(C)(3)(a)(6) pertaining to one or
more monument signs for large shopping centers, is two-fold. First, the monument
signs provides identification of the tenant at the street, and secondly, to identify the
appropriate driveway entrance to access the tenant for public safety and convenience.
Therefore, we believe that variance request contributes to lack of visibility of tenants
within the center except for the Stater Bros. market, and confusion of motorists by
directing them to multiple driveways to access the market.
c. Granting the Granting the variance will not be materially detrimental to the public
health, safety, or welfare, or injurious to the properties or improvements in such
vicinity and land use district in which the property is located. This finding cannot be
made. An underlying policy of the Community Design Element is Policy CD 7.4 to
review commercial signs to ensure that the signs enhance, rather than detract from, the
natural environment and distinctive mountain architecture, while reducing
inconvenience to local businesses. The policy states further that sign location and
design should be integrated into the site layout. This General Plan policy is
implemented through the intent and purpose of the Sign Ordinance, specifically, to
protect the public health, safety and welfare by regulating the design, location and
number of signs and sign structures; and to protect the City from the blighting
influence of excessive or poorly designed signs. Furthermore, the specific provisions
of Section 17.12.110(C)(3)(a)(6) pertaining to large shopping centers states that the
business names identified on the additional monument signs shall not be duplicated.
Therefore, we believe that the variance request to duplicate the business name on more
than one monument signs is injurious to the properties in such vicinity because it is
contrary to General Plan Design Element Policy CD 7.4 and the purpose, intent and
specific provisions of the Sign Ordinance.
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d. Granting the variance does not constitute a special privilege inconsistent with the
limitations upon other properties in the vicinity and land use district in which such
property is located. The variance request is contrary to this finding. Staff believes that
if the variance were granted, it would constitute a special privilege by allowing
additional business advertising signs and potentially setting a precedent for other
business to request multiple signs.
6.

Based on the findings and conclusions set forth in paragraphs 1, 2 and 3 above, this
Commission hereby denies the Variance Application 2020-025.

7.

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

PASSED, APPROVED AND ADOPTED this 20th day of May, 2020.
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, May, 2020, 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 2020.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
VARIANCE 2020-025
42171 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBER’S 0311-421-04, 05, 06, 07, 08 & 09

PARCEL MAP 5438 PARCEL NUMBERS 1, 2, 3, 4, 5, 6 IN THE CITY OF BIG BEAR LAKE,
COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA
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Exhibit 2
VICINITY MAP FOR
VARIANCE 2020-025
42171 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBER’S 0311-421-04, 05, 06, 07, 08 & 09
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ATTACHMENT B
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Variance 2020-025
Project Location - Specific: 42171 Big Bear Boulevard; Assessor’s Parcel Number’s 0311-421-04,
05, 06, 07, 08 & 09; Parcels 1, 2, 3, 4, 5, & 6 of Parcel Map 5438, In the County of San Bernardino,
State of California.
Description of Project:
A request for a variance to have the Stater Bros. name duplicated on two new monument signs located
at the north and south ends of the property
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Robin Bell, Architectural Design and Signs, Inc., representative
Exempt Status: (check one) (State type and section number)
XX Statutorily Exempt.
Sections: 15270
XX Categorically Exempt. Sections: 15301

Reasons why project is exempt:
The project is categorically exempt from California Environmental Quality Act pursuant to CEQA
State Guidelines, Section 15301 (g) for signs. In addition projects that are denied are statutorily
exempt pursuant to Section 15270 (Projects Which Are Disapproved).

Lead Agency or Contact Person:
Andrew Mellon, Principal Planner

Area Code/Telephone/Extension
(909) 866-5831 x 194

Signature:

Date:
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1. Each tenant shall submit (via e-mail or hard copy) to Landlord for
written approval detailed shop drawings of the proposed sign, indicating
conformance with the sign criteria, prior to submitting to the city.

program application by the City of Big Bear Lake.

2
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3
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The area within a maximum of two elements, with each element
comprised of a maximum four continuous straight lines enclosing
the entire perimeter of the sign excluding descenders of text that
fall below the text baseline and including text above the baseline,
emblems, arrows, ornaments, or other sign media.
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or as part of an outdoor sale approved by the City of Big Bear Lake and

Any tenant sign left after thirty (30) days from vacating premises shall
become property of Landlord, and tenant will be billed for removal of
said sign and restoration of building as required.

8. Light Bulb Strings:
Exterior Decorative holiday lighting is prohibited.

5
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1. One banner not exceeding sixty (60) square feet in addition to
streamers and pennants, per Landlord approval, shall be permitted
for a period not exceeding thirty (30) consecutive days when
announcing a grand opening of a new business at the site where the
banner is to be displayed. The banner shall be stretched ﬂat and
secured tightly against a single ﬂat building surface and shall not
extend higher than the building eave or parapet wall.

4. Insurance: The tenant’s sign fabrication and installation company
shall carry workmen’s compensation and public liability insurance
against all damage suﬀered or done to any and all persons and/or
property while engaged in the construction or erection of signs in
the amount of One Million Dollars ( $1,000,000 ), or as provided by
current ordinance, combined single limit. The Landlord shall be
presented with reasonable evidence of such coverage prior to
commencement of any sign construction work. The tenant shall
indemnify the Landlord and hold the Landlord harmless from all
cost, liability, damages and expense including attorneys’ fees and
costs, incurred by the Landlord as a result of any sign construction
or installation work by the tenant or its contractors.

of these criteria, will be acceptable to the City of Big Bear Lake.

approved in writing by the landlord, the tenant and City of Big Bear Lake

inspected for conformance to these criteria by the City of Big Bear Lake
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TYPICAL ALLOWED SIGN STYLES:
These are sign styles are typical examples for multi-tenant commercial centers. Not all sign styles or style combinations are shown here.
Individual tenants will have their signs manufactured per national branding standards, including the use of digitally printed vinyl onto illuminated
or non-illuminated sign surfaces, and the exact details for each sign will be drawn up and illustrated in that Tenant’s permit submissions to the
Landlord and the City of Big Bear Lake, CA.
Routed Pushed Through Copy

Standard Channel Letters

Front and Halo lit Channel Letters

Halo Illumination
A combination of routed and
backed up copy out of a halo
illuminated panel

Metal Cut Out Panel with Halo
Illumination

Cove lighting effect for free
standing letters
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Anchor Tenant/Stater Bros.

Building/Wall Signs:
• Primary Frontage Sign:
One (1) Square Foot allowed for every lineal foot of building frontage.
• Secondary Frontage Signs:
Half (½) Square Foot allowed for every lineal foot of secondary building frontage,
or a maximum of 50 sq. ft., whichever is less.
• No more than 75% of sign area may be copy.

24'-0"
Sign Area: 115”x 48”
= 38.33 sq. ft.

ALL TRANSFORMERS SHALL BE, (GFI) GROUND FAULT-INTERRUPTED TRANSFORMERS.
ALL SIGNS HAVE - DEDICATED BRANCH CIRCUIT
- THREE WIRES : LINE, NEUTRAL, & GROUND
- WIRE SIZE : MINIMUM OF 12 GA. THHN COPPER WIRE
ALSO NOTE: GAUGE OF WIRE IS DETERMINED BY THE LENGTH OF RUN & AMPERAGE AS PER NEC ARTICLE 300.
- GROUND WIRE MUST BE CONTINUOUS AND GO FROM THE SIGN TO THE PANELBOARD GROUND BUS.
- VOLTAGE SHOULD READ NO MORE THAN 3 VOLTS BETWEEN GROUND AND NEUTRAL.
- CONDUIT CAN NOT BE USED AS GROUND PATH.
- POWER TO SIGN MUST BE DONE BY A LICENSED ELECTRICIAN OR ELECTRICAL CONTRACTOR.

Total Sign Area
(Sign A):
50.33 sq. ft.
38.33 sq. ft.
+ 10.50 sq. ft.
99.16 sq. ft.

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electrical Code and/or other applicable
local codes. This includes proper grounding and bonding of the sign.

1 Dedicated ____
20 Amp Circuit at _____
120 Volts
____
Note #1: All above is not in sign company’s scope
of work and must be in place prior to installation.

7'-0"
48"

Sign Area: 151”x 48”
= 50.33 sq. ft.

REQUIREMENTS FOR ELECTRICAL ILLUMINATION:
PRIMARY ELECTRICAL TO SIGN LOCATIONS TO BE PROVIDED BY OTHERS. A DEDICATED CIRCUIT
WITH NO SHARED NEUTRALS AND A GROUND RETURNING TO THE PANEL IS REQUIRED FOR INSTALLATION.

6'-7"

2

Sign Area: 126”x 12”
= 10.50 sq. ft.

SIGN A, Primary Wall Sign- FRONT VIEW

FULL SERVICE

4

SCALE: 3/16" = 1' - 0"

SIGN B, Secondary Wall Sign - FRONT VIEW
SCALE: 3/16" = 1' - 0"

Sign Area:
20.07 sq. ft.

17"

12"

17"

14'-2"

FRESH

3

6'-7"

4'-0"
Sign Area:
9.33 sq. ft.

LOCAL

Sign Area:
9.33 sq. ft.

SIGN C, Secondary Wall Sign - FRONT VIEW
SCALE: 3/16" = 1' - 0"

204'-8"
14'-2"

24'-0"

4 2171

FULL SERVICE

6'-7"

FRESH

4'-0"

6'-7"

LOCAL

1'-6"

1

WEST ELEVATION, ANCHOR TENANT
SCALE: 1/16” = 1’-0”
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In-Line Tenants

Building/Wall Signs:

Tenant Sign
This example is considered One (1) Sign

Frontage

1

Frontage

Frontage

• Primary Frontage: One (1) Square Foot allowed
for every lineal foot of building frontage or
100 Sq.Ft., whichever is less.
• Secondary Frontage: One Half (½) Square Foot
allowed for every lineal foot of building frontage
or 50 Sq.Ft., whichever is less.
• No more than 75% of sign area may be copy.

Frontage

Frontage

CONTEXTUAL PHOTO ELEVATION, IN-LINE TENANCY, TYPICAL
SCALE: NTS
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Pad Tenants

Building/Wall Signs:

Tenant Sign
This example is considered One (1) Sign

Frontage

1

• Primary Frontage: One (1) Square Foot allowed
for every lineal foot of building frontage or
100 Sq.Ft., whichever is less.
• Secondary Frontage: One Half (½) Square Foot
allowed for every lineal foot of building frontage
or 50 Sq.Ft., whichever is less.
• No more than 75% of sign area may be copy.

Frontage

CONTEXTUAL PHOTO ELEVATION, PAD TENANCY, TYPICAL
SCALE: NTS
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Freestanding Sign
Sign E is Pre-existing

8'-0"

Freestanding Sign:
• 100 Square Feet maximum sign area.
• Landlord reserves the right to recongure tenant panels
provided that the overall square footage does not exceed
the 100 square foot maximum.
• Business names shall not be duplicated (2 faces) on either
monument signs or the freestanding sign.
• No more than 75% of sign area may be copy.

TENANT
TENANT
11'-0"
3'-0"

1

SIGN E: EXISTING FREESTANDING SIGN, DOUBLE FACED
SCALE: NTS

E
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Monument Signs (2)
SIGNS F1, F2

Monument Signs:
• 40 Square Feet maximum sign area.
• Landlord reserves the right to recongure tenant panels provided that the
overall square footage does not exceed the 40 square foot maximum.
• Business names shall not be duplicated (2 faces) on either monument signs
or the freestanding sign.
• No more than 75% of sign area may be copy.

SIGN SPECIFICATIONS:
• Fabricated aluminum, 2”x 2”x 1/4” angles with .125” thick outer skin,
reinforced where required.
• Steel posts w/ concrete footings per Engineering Calculations w/ steel saddle
mounts for aluminum sub-framing structure to mechanically attach to.
• All steel parts to be primed in rust-resistant coating.
• Aluminum sign cabinet painted white MP 32071 “white wonder”, satin finish
on outside, and Spraylat Star-Brite Light Enhancing Paint on inside.
• Faces to be 3/16" thick white polycarbonate (to resist temp. variations) acrylic
w/ 1st surf. 3M translucent vinyl film per branded colors of tenant(s).
• Illumination to be standard 6,500k White LED’s.
• Disconnect switch on retail end of sign cabinet.
• Electrical power to be supplied to base of sign prior to sign installation by G.C.
• Top cap (roof) is painted dark brown (to match project), satin finish.
• Base skirt is T1-11 wood, painted dark brown, same a top cap.

NEW PYLON, Sign F1

24"
16"

2'-6"

TENANT

P2
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SIGN F1 on Big Bear Blvd., at North End of Property
SCALE: NTS

EXISTING PYLON, Sign E

1'-6"

F1

NEW PYLON, Sign F2

Photo Control Sensor

REQUIREMENTS FOR ELECTRICAL ILLUMINATION:

P1

PRIMARY ELECTRICAL TO SIGN LOCATIONS TO BE PROVIDED BY OTHERS. A DEDICATED CIRCUIT
WITH NO SHARED NEUTRALS AND A GROUND RETURNING TO THE PANEL IS REQUIRED FOR INSTALLATION.

Disconnect Switch

7'-0"

4'-0"

3'-2"
41½"

11'-6"
10'-0"

ALL TRANSFORMERS SHALL BE, (GFI) GROUND FAULT-INTERRUPTED TRANSFORMERS.
ALL SIGNS HAVE - DEDICATED BRANCH CIRCUIT
- THREE WIRES : LINE, NEUTRAL, & GROUND
- WIRE SIZE : MINIMUM OF 12 GA. THHN COPPER WIRE
ALSO NOTE: GAUGE OF WIRE IS DETERMINED BY THE LENGTH OF RUN & AMPERAGE AS PER NEC ARTICLE 300.
- GROUND WIRE MUST BE CONTINUOUS AND GO FROM THE SIGN TO THE PANELBOARD GROUND BUS.
- VOLTAGE SHOULD READ NO MORE THAN 3 VOLTS BETWEEN GROUND AND NEUTRAL.
- CONDUIT CAN NOT BE USED AS GROUND PATH.
- POWER TO SIGN MUST BE DONE BY A LICENSED ELECTRICIAN OR ELECTRICAL CONTRACTOR.

3'-0"

P2

T1-11 Wood Panels

Grade

TBFD
+/-2'-0"

This sign is intended to be installed in accordance with the requirements
of Article 600 of the National Electrical Code and/or other applicable
local codes. This includes proper grounding and bonding of the sign.

8.63"

Steel Posts, 6'-0" on center
14'-0"

1

SIGNS F1, F2: FRONT VIEW (facing South)
SCALE: 1/4” = 1’-0”

10"
12"

1 Dedicated ____
20 Amp Circuit at _____
120 Volts
____

1'-4"

Note #1: All above is not in sign company’s scope
of work and must be in place prior to installation.

8.63"

RETAIL END VIEW

3

SIGN F2 on Big Bear Blvd., at South End of Property
SCALE: NTS

F2
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Item 3.1

Staff Report
PLANNING COMMISSION MEETING OF MAY 20, 2020
DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT APPLICATIONS POSTPONED
CANCELLED DUE TO THE COVID-19 PANDEMIC

Proposal:

Discussion to obtain direction to process the special event applications for
events cancelled or postponed by the Covid-19 pandemic and public
gathering restrictions.

Location:

Citywide

Recommendation:

Staff recommends that the Planning Commission discuss the special event
provision and direct the City Planner to continue to process applications for
reoccurring special event regardless of date changes or cancellations in
2020.

Prepared by,

JANICE ETTER, AICP
Sr. Principal Planner/Interim Planning 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

OR
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DISCUSSION
Many special event promoters have already submitted applications to hold their events in 2020.
Because of the Covid-19 pandemic and public gathering restrictions, many events have been
cancelled or postponed to later dates. This item is being brought to the Planning Commission to
discuss and obtain direction to process these applications in accordance with the Special Event
Ordinance and past determinations by the Planning Commission.
The following table has been prepared to show the Commission which Major Special Event
applications have been received, the status of the event, and the original and alternate dates.
Table 1.

Special Event
Spartan Race ®
Art on the Corner ®
KC BBQ Grill & Chill ®
Adventure Van Expo
Independence Day Run ®
Rotary 4th of July Picnic1
Chili Cookoff ®
ArtWalk2
Tour de Big Bear ®
Antique Car Club Fun Run ®
Kodiak Ultra Marathon3
Brewfest4
Art on the Corner ®
Grizzly 100 MTB ®

Status
Postponed
Cancelled
Cancelled
Pending
Pending
Pending
Cancelled
Pending
Pending
Cancelled
Pending
Pending
Pending
Pending

Original Dates
May 16-17
May 23-25
May 23-25
May 30 & 31
July 4
July 4
July 11
July 18-19
August 1
August 7-9
August 14-15
August 22
September 4-7
September 26

Alternate Dates
August 8-9 or Fall

June 27-28 or Sept. 11-12

Sept. 19 or Sept. 26
September 11-12

Because most of these events are reoccurring (designated by an ®), the Planning Commission has
delegated the authority to review and act on these events to the City Planner under the following
provision of the Special Events Ordinance:
Development Code Section 17.13.050(D.)(1.)
The Planning Commission shall be the reviewing authority for first-time Major Special
Event applications. After an applicant has demonstrated two years of consistency and
success with a single event, the Planning Commission may authorize the City Planner to
approve that event thereafter, provided that no significant changes are proposed.
In a normal year, all of the events designated by an ® would be approved administratively.
However, in the past, the Planning Commission has determined that a change in the event date or
1

New location for 2020 requires Planning Commission review.
New location for 2020 requires Planning Commission review.
3
New road closures for 2020 requires Planning Commission review.
4
Second year event for 2020 requires Planning Commission review.
2
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an event that has not been held for a year or more constitutes a “significant change” that requires
the event application to be brought back to the Commission for a public hearing and review.
However, this year, because of the extraordinary circumstances of the Covid-19 pandemic and
restrictions on public gatherings, we request that the Planning Commission continue to allow the
City Planner to have the authority to do the following:



Review/approve the submitted special event application, with an alternate date(s)
Review/approve events in 2021, disregarding the cancellation of the event in 2020.

The reasons for this request are many. First, there is no certainty about when the restrictions on
public gatherings may be lifted. We believe all event dates are “fluid” and subject to change. We
do not believe that we could schedule Planning Commission meetings and the required public
hearings quickly enough to accommodate the changing dates, especially if restrictions continue
into July and August, therefore, we request flexibility to change event dates as needed.
Second, we have to be aware that as the dates of the events within the City change, they have to
be coordinated with the dates of other activities and events planned in the rest of the Big Bear
Valley including those on Big Bear Lake, at the Convention Center, at Snow Summit and Bear
Mountain, and in the National Forest. Therefore, if a conflict arises, then we need the authority to
change an event date expeditiously.
Lastly, next year we do not want to put undue processing requirements on those events that are
cancelled this year by no fault of their own, or those that made the difficult decision to cancel their
event out of an abundance of caution for their staff, participants, and spectators.
The administrative review pertains only to reoccurring events. At a future Planning Commission
meeting, the Commission will review those four Major Special Event applications that are
proposing other changes or which are a second year event, as designated in Table 1 and the
footnotes.
RECOMMENDATION
Staff recommends that the Planning Commission discuss the Special Event provision and direct
the City Planner to continue process applications for reoccurring special events regardless of date
changes or cancellations in 2020.
MOTION
The following motion is recommended:
“I move to direct the City Planner to continue to process applications for reoccurring special
events regardless of date changes or cancellations in 2020.”
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