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

PLANNING COMMISSION MEETING AGENDA
March 4, 2020
TIME:

1:15 p.m.

Next Resolution PC2020-04

PLACE:

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

CALL TO ORDER
FLAG SALUTE
ROLL CALL

AUER, BREUNIG, HOLOUBEK, MOTE, SENFT

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

CONSENT CALENDAR
1.1
1.2

2.

Approval of the minutes of the Planning Commission meeting of January 15, 2020.
Transmittal of Post Event Summary Questionnaires, 2019 Major Special Events

PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2019-143
Location:
APNS:
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.
Staff recommends that the Planning Commission hold a public hearing and consider the written and oral testimony
presented during the hearing. Should the Planning Commission decide to approve the project, then the Commission
should 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.
3.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need special assistance
to participate in a meeting, please contact the City Clerk’s office. Notification 72 hours prior to the meeting will enable
the City to make reasonable arrangements to ensure accessibility to public meetings.

ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
January 15, 2020

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Mote led the salute.

ROLL CALL

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

STAFF PRESENT

Janice Etter, Senior Principal Planner; Andrew Mellon, Principal Planner; and
Nathan Castillo, Associate Planner.

AGENDA APPROVAL
The Commission requested that Item 1.2 be removed from the Consent Calendar to be available for
discussion. The Commission unanimously approved the amended agenda.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS - None
PUBLIC FORUM
Opened 1:16 p.m. No one spoke – closed 1:16 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of December 4, 2019.
The Commission approved the consent calendar by a unanimous voice vote.

1.2

Transmittal of Post Event Summary Questionnaires, 2019 Major Special Events. – pulled from
Consent Calendar for discussion – Vice-Chairman Senft requested that Rick Bates come forward
to discuss surveys that were not returned. Mr. Bates came forward and noted that the Planning
Division follows up on those. Mr. Mellon explained that Staff does follow up but only received
approximately 50% of the surveys back.
Vice-Chairman Senft stated that he would like to have the accurate information from the last year
before approving a renewed event. Chairman Breunig agreed. Mr. Bates said he is willing to
help. Chairman Breunig suggested declaring a renewal application incomplete if the survey for
the previous year was not received. Mr. Mellon suggested a possible solution by withholding the
refund of the deposit until the survey is received. Commissioners Holoubek and Mote agreed to
this solution.
The Commission unanimously approved the transmittal of Post Event Summary Questionnaires
for 2019 Major Special Events that were received.

2. PUBLIC HEARING ITEMS
2.1

Conditional Use Permit 2018-122

Planner: Janice Etter

Location:
The Club Timeshare Resort, 40671 Village Drive and 695 Paine Road
APNS: 0308-121-52, 53, 54, 56, 57, 59, 66, 67, 68, 69, 71, 72, 73, 78 & 78 and 0308-137-12
Applicant:
Bluegreen Vacations Unlimited, Inc.
Representative: Michael Ochoa, Ochoa Development Corporation
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Consideration of a modification to The Club timeshare resort proposing 37 additional timeshare
units, one small commercial space, a new maintenance building and an enclosed pool on 8.11
acres in the Commercial Lodging (CL) district of the Village Specific Plan and the MultipleFamily residential (R-3) zone.
Ms. Etter gave the report and presentation.
Chairman Breunig noted that he believes that traffic in the Village is an on-going issue and feels
that the traffic study for the Village needs to be reviewed.
Vice-Chairman Senft pointed to the Village Specific Plan Development Standards for Lot
Coverage, asking if this was calculated for completion of the project. Ms. Etter said it did apply
to the completion of the project. Vice-Chairman Senft inquired whether there were any more
phases being proposed. Ms. Etter said no.
Commissioner Mote inquired about the condition of approval regarding four-story construction.
Ms. Etter said the Building and Safety Division requested that condition be added.
Chairman Breunig asked about the unit density being increased from 9.6/acre to 12/acre and its
effect on traffic in the area. Commissioner Mote followed up with a comment about the original
Environmental Impact Report (EIR), which discussed permanent population as opposed to
transient population, even though she would expect that these units could be populated on a fulltime basis. Ms. Etter explained that EIR language and definitions are very specific regarding
impacts and they differentiate between full-time residential units and transient units.
Public hearing opened at 1:48 p.m.
Lou Ochoa, developer, introduced Michael Ochoa from marketing.
Lou Ochoa stated his belief that the project enhances the area as tourist oriented. He also pointed
out that the demographics of their owners is middle income families. They are currently occupied
at 80%. The complaint received yesterday regarding traffic was the first complaint he has
received. Mr. Ochoa said he believes that most of their clients would use the driveway on Village
Drive.
Commissioner Mote thanked Mr. Ochoa for investing in Big Bear Lake, and asked if there was
any way that another access point could be added from Paine Road. Mr. Ochoa said this could
be an option and added that they would screen the maintenance building from the entrance way.
Commissioner Mote questioned whether any shuttle service is provided by the resort for their
tenants. Mr. Ochoa indicated that they could look at that idea.
Commissioner Mote asked if the commercial building was available to the general public or just
the clients of the resort and what kind of retail use would be going in. Mr. Ochoa said it was
open to the public. He noted that the type of retail would depend on what could be supported in
the area.
Commissioner Mote inquired how the unit that is above the commercial space is laid out. Mr.
Ochoa said that the entry level is family space, then bedrooms above that, with a master bedroom
on the top floor.
Commissioner Mote suggested that she would like to see some of the trees being removed
replaced in other areas, particularly for screening purposes. Mr. Ochoa said they will be copying
the landscaping from the units that are there.
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Commissioner Mote asked about snow removal. Mr. Ochoa noted that they have full time
maintenance staff that takes care of that and there is room for storage on the property.
Commissioner Mote asked about the reservation system and how they make units available.
Michael Ochoa responded to this question saying that the Blue Green reservation system handles
all of those concerns.
Vice-Chairman Senft commended the applicant on their snow removal to date. He also inquired
about the density of the project in the future. Michael Ochoa noted an interest in purchasing the
Elks Lodge to the west of the project for expansion.
Vice-Chairman Senft suggested solar power for the indoor pool in building number 6. He then
voiced a concern about Blue Green company’s issues. Michael Ochoa noted that there had been
some issues, but they have been addressed and they are moving forward in good ways.
Vice-Chairman Senft inquired further about a shuttle service for the resort. Michael Ochoa
explained that they are currently occupying only 38 units, and it would have to be shown to be
cost effective, although they are open to the idea if it were to be made a condition of approval.
Ms. Etter noted that an e-mail was received during the meeting that brought up a concern
regarding people who are parking in the Indian Village lot to avoid the icy conditions inside of
the resort parking areas.
Public hearing closed at 2:10 p.m.
Vice-Chairman Senft said he thought it was a good project. Commissioner Mote voiced concern
about the four-story construction being the first of this height in the Village, specifically
regarding the new wayfinding signs that are to be installed for direction to Indian Village parking.
She feels that the building may block the signage. Ms. Etter noted that it is within the perimeters
of the Development Standard of 39 feet from the sidewalk level. Chairman Breunig said that he
doesn’t think it will be alarming since there are other buildings at 29 feet. Mr. Etter stated that
the proposed building on the corner of Village Drive and Pine Knot Avenue is 35 feet.
Ms. Etter proposed a new condition (#34) stating that the Resort shall provide a shuttle.
Commissioner Mote added a condition to review access from Paine Road. Mr. Mellon suggested
another condition to address maintenance concerns about ice – specifically that ice-melt or some
similar product be used.
Vice-Chairman Senft moved to adopt the attached resolution finding that the modified project is
statutorily exempt from the California Environmental Quality Act and approving Conditional
Use Permit 2018-122, based on the findings and subject to conditions of approval, including the
added conditions. Commissioner Auer seconded the motion, which carried with the following
vote:
Ayes:
None:
Abstain:
Absent:
2.2

Auer, Breunig, Holoubek, Mote, Senft
None
None
None

Major Modification 2019-065
Location:
APNS:
Applicant:

Marina Resort, 40770 Big Bear Boulevard
0308-151-32, 56 & 57
Marina Resort Investors, L.P.

N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2020\MIN 1-15-20.docx

Planner: Janice Etter

PLANNING COMMISSION MINUTES

January 15, 2020

PAGE 4

Representatives: Electric/Bowery Ltd., Ms. Caley Lambur and Ms. Lucia Bartholomew,
Casetta hotel management company, Ms. Carolyn Schneider, and Mr.
Robert Manning, General Manager of the Marina Resort.
Consideration of revisions to the exterior elevations, floor plan and roof materials as previously
approved for Major Modification 2019-065 on August 21, 2019.
Ms. Etter gave the report and presentation.
Commissioner Auer commented that she felt this is a better project that the last presentation that
was approved.
Public hearing opened at 2:27 p.m.
Robert Manning, applicant, spoke in favor.
Vice-Chairman Senft asked to verify an April 1st start date. Mr. Manning said that was correct.
Vice-Chairman Senft noted that he like the new look, but didn’t see the fire pit on the new plans.
Mr. Manning said it is still proposed to be there. Vice-Chairman Senft asked about alcohol
services on the promenade, solar power provisions, and dual pane windows. Mr. Manning said
there were no changes to the alcohol service, and there will be dual pane windows. He said they
have talked to some installation companies about solar, however he doesn’t want to detract from
the aesthetics of the building, but he is willing to consider it.
Commissioner Mote thanked them for their persistence in getting the project completed.
Public hearing closed at 2:31 p.m.
Commissioner Auer moved to adopt the attached resolution finding the project exempt from the
California Environmental Quality Act and approving revisions to Major Modification 2019-065
pertaining to the exterior elevations and floor plan of the Marina Resort, based on findings and
subject to conditions of approval. Commissioner Mote seconded the motion which carried with
the following vote:
Ayes:
None:
Abstain:
Absent:
2.3

Auer, Breunig, Holoubek, Mote, Senft
None
None
None

Major Special Event 2019-133

Planner: Nathan Castillo

Location:
Bartlett Road Public Parking Lot, 630 Bartlett Road
APN:
0308-166-38, 39, 40, 42, 43, 44, 45, 46, 47 & 57
Applicant:
Open Sky Music Foundation.
Representative: Mr. Neil Morse
Consideration of an Adventure Van Expo on Saturday and Sunday, May 30 and 31, 2020, second
year special event.
Mr. Castillo gave the report and presentation.
Chairman Breunig called for the survey results from last year. Mr. Bates noted that he is in
current communication with the applicant who is completing it as we speak.
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Vice-Chairman Senft asked if there was any information that Staff needs prior to going forward
without the survey. Mr. Castillo said that, due to the discussion at the Development Review
Committee meeting, Staff is confident that the event is appropriate.
Commissioner Mote stated support of a motion requiring any security deposit required be held
until the survey is provided. Ms. Etter added that, if a security deposit is not required, the
application be deemed incomplete until the survey is received.
Public hearing opened at 2:45 p.m.
Rick Bates, representing the applicant, noted that he has received the form from the applicant.
Last year’s event brought in 45 vendors to a first time event. 75% of attendees said they were
here specifically for the event. Mr. Bates suggested more signage for directions and parking.
He also noted that there will probably be one food vendor/truck and a single music area. They
are anticipating 2,000 to 3,000 people in attendance this year.
Vice-Chairman Senft stated that he is satisfied with the information received.
Commissioner Auer voiced a concern about camping on site for the vendors and asked if there
were any problems last year. Mr. Bates said there were no problems.
Commissioner Mote said that she enjoyed the event last year and suggested that overnight
security be provided by professional security company. Mr. Castillo noted condition #16 in the
conditions of approval. Mr. Bates said it didn’t previously required licensed security
professionals. Ms. Etter asked Commissioner Mote to clarify preference. Commissioner Mote
said it should just be someone designated as security.
Public hearing closed at 2:57 p.m.
Chairman Breunig voiced concern that some events may outgrow the Village. He believes that,
due to the expansion of the Village, particularly existing and new restaurants and merchants,
that parking and access to them should have priority. Mr. Bates stated that there are basically
only 4 events in the Village now. Vice-Chairman Senft inquired whether shuttle services help.
Chairman Breunig indicated that he believes they do make a difference. Mr. Bates commented
that the Visitor’s Bureau offers shuttle service for the larger events and noted that there were
still parking spaces available during the event last year.
Commissioner Mote moved to adopt the attached resolution finding the project exempt from the
California Environmental Quality Act and approving Major Special Event 2019-133 for the
2020 Adventure Van Expo based on the findings and subject to the conditions of approval.
Commissioner Holoubek seconded the motion which carried with the following vote:
Ayes:
None:
Abstain:
Absent:

Auer, Breunig, Holoubek, Mote, Senft
None
None
None

3. DISCUSSION/ACTION ITEM - None
4. PLANNING DIRECTOR’S REPORT – Ms. Etter stated that the Urgency Ordinance for Accessory
Dwelling Units report, as proposed by the Planning Commission, went to City Council on January 13,
2020, and was approved, as was the Development Code Amendment. The Development Code
Amendment will take effect on February 27, 2020.
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Ms. Etter addressed the issue raised by Commissioner Mote at the last meeting regarding window
coverage on vacant storefronts. Currently considered signage. Staff was wondering if the suggestion
applied to the Village only, and whether it would only apply to street level businesses.
Ms. Etter noted that the speed limit sign on Moonridge Road was installed due to concerns from
residents in Moonridge due to a specific concern for safety.
Ms. Etter responded to a question about the status of the wayfinding signs, saying that the signs are to
be installed in March of this year.
Ms. Etter said that, in regards to handwritten signs in businesses in the Village, Code Compliance will
review the instances in which they were being displayed.
Commissioner Mote noted that she had brought the suggestion of the window coverings to the
Commission after a visit to Catalina Island, seeing that windows of vacant businesses were utilizing
the vinyl coverings showing aesthetic views of the Catalina area, which caused her to believe that it
could be an option here for vacant businesses. Her concept was to employ these covering all over the
City, not just the Village. She also recommended that no marketing would be allowed. Ms. Etter said
Staff will review the suggestion and bring it back to the Planning Commission at a later date.
Ms. Etter noted the retirement of Phil Mosley, Community Services Director, on January 31, 2020.
She also commented that Frank Rush, new City Manager, will start on February 3, 2020, and Jeff
Mathieu will retire on February 14, 2020.
5. SUMMARY COMMENTS – Commissioner Senft complimented the City on the Village area, noting
that he has only had positive feedback from visitors in the area.
Commissioner Mote asked what the status is for the Planning Director position. Ms. Etter said she will
get an update.
Commissioner Mote inquired about an update to the Village Specific Plan. Chairman Breunig noted
that it does not go to Planning Commission, but would suggest that Staff consider updating it before
the next crisis occurs.
6. ADJOURNMENT - At the hour of 3:18 p.m., Chairman Breunig adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF MARCH 4, 2020.

Becky Romine, Commission Secretary
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Item 1.2

Staff Report
PLANNING COMMISSION MEETING OF MARCH 4, 2020
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

TRANSMITTAL OF ADDITIONAL POST EVENT SUMMARY
QUESTIONNAIRES FOR THE 2019 MAJOR SPECIAL EVENTS

Proposal:

To review Post Event Summary Questionnaires that were received following
the January 15, 2020, Planning Commission meeting.

Recommendations: Staff recommends that the Planning Commission receive the Post Event
Summary Questionnaires and discuss as necessary.

Submitted by,

Prepared by,

JANICE ETTER
Sr. Principal Planner

Andrew Mellon
Principal Planner

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

Staff Report
Post Event Summary Questionnaires - 2019 Major Special Events
March 4, 2020
Page 2
DISCUSSION
A summary of the Major Special Event applications approved in 2019 is provided below for the
Planning Commission’s review. These events were either discretionarily approved by the Planning
Commission as a first or second year application, or a major change. Reoccurring events were
approved at an administrative level by the Planning Department. With the assistance of the Events
Resource Office, the applications for the 2019 Major Special Events were submitted in a timely
manner in accordance within the respective application filing deadlines. The following Major Special
Event applications were reviewed and/or approved in 2019.
Reviewed by Planning Commission

Approved at an Administrative Level

Big Bear Lake Brew Fest (first year)
Adventure Van Expo (first year)
Independence Day Run (second year)
Tour de Big Bear (course change)
Grill and Chill KC BBQ (second year)

Antique Car Club Show & Shine
Antique Car Club Fun Run
Mountain Bike Big Bear Grand Fondo
Spartan Race
Old Miner’s Chili Cook Off
Artwalk
Rotary 4th of July Barbecue
Kodiak Ultra Marathon
Troutfest
Turkey Trot
Art on the Corner
Polar Plunge

Post event summary forms have been a condition of approval for all events for 2019 event season.
The City received completed post summary reports from the events shown below and were reviewed
at the January 15, 2020, Planning Commission meeting and are listed below.
 Polar Plunge
 Tour de Big Bear
 Chili Cook Off
 Grill and Chill
 Spartan Race
 MTB Gran Fondo
 Artwalk
Post Event reports were re-requested following our last meeting and with additional help from Rick
Bates we have received all of the reports for 2019. The additional reports from the following events
are listed below:
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Adventure Van Expo
Big Bear Lake Antique Car Club Fun Run
Independence Day Run
Kodiak Ultra Marathon
Art on the Corner
Rotary 4th of July Barbecue
Big Bear Lake Brewfest
Turkey Trot (Cancelled due to weather)

RECOMMENDATION
We recommend that the Planning Commission accept and receive this report, and comment on the
events, as necessary. No motion is necessary.
Attachment 1 - Post Event Summary Reports from:
Adventure Van Expo
Big Bear Lake Antique Car Club Fun Run
Independence Day Run
Kodiak Ultra Marathon
Art on the Corner
Rotary 4th of July Barbecue
Big Bear Lake Brewfest
Turkey Trot (Cancelled due to weather)
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ATTACHMENT 1
POST EVENT SUMMARY REPORTS FROM:

Adventure Van Expo
Big Bear Lake Antique Car Club Fun Run
Independence Day Run
Kodiak Ultra Marathon
Art on the Corner
Rotary 4th of July Barbecue
Big Bear Lake Brewfest
Turkey Trot (Cancelled due to weather)
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Turkey Trot Cancelled

Item 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF MARCH 4, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2019-143/PPR

Proposal:

Consideration of an occupancy change from a music store to a 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.

Location:

603 Pine Knot Avenue, Assessor’s Parcel Number 0308-174-15

Applicant:

Mike Hayes, applicant and representative

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 2019-143/PPR 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
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Plot Plan Review 2019-143
March 4, 2020
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PROJECT DESCRIPTION
Mike Hayes has filed a Plot Plan Review application proposing an occupancy change from a music store to
a 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. A project
description, prepared by the applicant and plans for the project, prepared by Julia Russell Designs, LLC,
are attached to this Staff Report as Attachment 3. Some of the larger project changes include the following:








Retail conversion to restaurant
New exterior siding and stone veneer
Trash enclosure
Interior tenant improvements
New landscaping and privacy fencing
New infrastructure for a restaurant
Sidewalk extension along Pedder Road

Crave Maine Lobster Co. will be the tenant and they specialize in Maine lobster roll themed take-out food.
All of the products and ingredients come from New England. Limited seating will be offered on-site
however most of the food is anticipated to be carried out of the facility. The remodel of the existing 1,400
square foot space will include a full service kitchen, customer seating area, ordering and waiting areas, and
storage for both dry and refrigerated goods.
Changes are only occurring at the 603 Pine Knot Avenue interior space and no changes are proposed to the
existing Big Bear Outfitter business and the upstairs apartment at 601 Pine Knot Avenue. The property
contains 7,387 square feet in area (0.16 acres) and is zoned Village Retail (VR) in the Village Specific Plan
(VSP). The property is identified as APN 0308-174-15. Any new occupancy change which is permitted by
the zone is subject to approval of a Plot Plan Review application pursuant to Development Code Section
17.03.160(4).(b.).

BACKGROUND
Zoning

Village Retail (VR)

General Plan Designation

Village Specific Plan (VSP)

Existing Land Use

Existing 5,500 square foot retail building with three units, two
commercial units 601, 603 Pine Knot Avenue and one residential
apartment.

Proposed Land Use

Existing retail and the upstairs apartment are to remain at 601 Pine
Knot Avenue and new restaurant at 603 Pine Knot Avenue

Staff Report
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Adjacent Land Uses

North:

Pedder Road, Teddy Bear Restaurant, Village Retail, VSP

South:

Jaspers Smokehouse, Village Retail, VSP

West:

Pine Knot Avenue, Village Theatres, Village Retail, VSP

East:

Cabins 4 Less Rentals, Village Retail, VSP

The current retail building and existing site improvements were built in 1946, prior to City incorporation.
San Bernardino County Assessor’s records show three units with a gross floor area of 5,500 square feet.
Two ground floor retail units which combine for 4,000 square feet in size and the third being a 1,500 square
foot apartment on the second floor. In 1991 a detached 375 square foot garage was constructed at the rear
of the property. There has continuously been retail type uses in both units since the time of construction.
The applicant had previously submitted a Pre-Development Review (2019-128/PDR) application allowing
the City of Big Bear Lake Development Review Committee (DRC) the opportunity to review and provide
preliminary comments on the project. The Pre-Development Review process explains which City
requirements need to be addressed during the formal approval process including zoning, General Plan and
Municipal Code requirements that affect the project’s design. The summary letter expressed the City’s
support of the project with minor changes to the proposed parking lot improvements making the project
viable.
The Planning Department received an application for a Plot Plan Review on December 20, 2019. The item
was reviewed at the Development Review Committee meeting of January 22, 2020, and determined to be
incomplete. Revised plans were submitted on February 11, 2020, and the application was determined to be
complete. An excerpt of the site plan is provided in Figure 1.
Figure 1: Proposed Site Plan
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DEVELOPMENT CODE CONSISTENCY
Architectural, Style, Colors
The overall massing of the existing building will remain the same. Changes to the exterior of the building
include new siding, rock veneer and paint. The existing Baja Cresta stone veneer that is located along the
base of the existing building will be expanded to both the front and side walls to cover the entire first floor.
The second floor siding will be refurbished as needed and painted “Relaxed Khaki,” which is similar to
what is currently existing. The refurbished trim will be painted “Van Dyke Brown” which is also similar to
the existing trim color. The overall appearance of the building will be refreshed and architecturally
compatible with the Village.
Parking Lot, Trash Enclosure, and Landscaping
A reconfiguration of the parking lot will include new restaurant infrastructure components including a
grease trap, upgraded water and electrical utilities, and a trash enclosure. Two parking spaces will be
restriped for the on-site residence above the building and a new loading space will be stripped out at the
rear of the building. The applicant is working with the Engineering Department to obtain the necessary
approvals and permits to continue the sidewalk from Pine Knot Avenue easterly along Pedder Road along
the northern portion of the property line. The improvements to the parking lot also include removal of
asphalt along the eastern and southern perimeter of the property to make room for on-site water retention,
landscaping/open space and snow storage. Installation of a new Dog-Ear Wooden Fence along the eastern
property line will sufficiently screen the adjacent residential property from the anticipated vehicle
headlights. On-site parking for the restaurant and adjacent retail business is not required because the
applicant is taking advantage of the Village parking exemption contained in Section V (D)(8) of the Village
Specific Plan (Ordinance 2018-463). This exemption is acceptable because the property is within 800 feet
of the Knickerbocker Road and Bartlett Road public parking lots. The project involves the intensification
of land use from retail to restaurant. All other Village Specific Plan requirements, including loading spaces
and trash receptacles are being met. The proposed improvements will comply with accessibility
requirements under State law.
Signs
All signs being displayed on the property are subject to the sign regulations contained in Development
Code Chapter 17.12. A sign permit is required prior to installation. The City expects that all of the signs
on the property to be of a uniform color, design, and type. In addition to these permanent signs, several
signs that are exempt from City review are allowed to be displayed. These include statues of bears or
indigenous animals, window signs of limited size, open/hours of operation signs of limited location and
size and decorative flags. Certain types of signs may not be displayed; these include A-frame or portable
signs, feather fabric signs and banners.
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ANALYSIS
General Plan and Zoning Consistency
Approval Process
In order to approve a Plot Plan Review application, the Planning Commission must make 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, the Village Specific Plan, 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.
General Plan Consistency
The proposed use and design are consistent with the goals, policies, objectives, and programs of the General
Plan for the Village Specific Plan (VSP) designation. The project is compatible with Land Use Element
Policy L 1.7 to ensure compatibility between both retail and take-out land uses which have different
functions, requirements and impacts. The project is consistent with Land Use Element Goal L2 to
encourage growth and diversification of the City’s economic base. Land Use Policy 2.1 promotes the
Village as the primary tourist-oriented shopping, food and entertainment district within the Valley. The
take-out restaurant is consistent with Land Use Element Policy L 2.3 because it will further promote Big
Bear Lake as a major resort destination for Southern California, and provides for a visitor-oriented facility,
service, activity, and attraction.
The proposed use and design of the project are consistent with the purpose, intent and standards of the
Development Code and other applicable ordinances and codes adopted by the City of Big Bear Lake. The
project is consistent with the Development Code in regards to setbacks, open space, parking, and building
height. The project is consistent with the Village Specific Plan in regards to retail and restaurant uses in the
Village Retail zones of the Village.
The site of the proposed project is adequate in size and shape to accommodate all yards, open spaces,
setbacks, walls and fences, on-site parking requirements and other building and fire code considerations
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because improvements are being made to accommodate trash, snow storage and the infrastructure required
to operate a restaurant. The proposed changes and uses meets all Development Code and Village Specific
Plan requirements.
The proposed occupancy change 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 because the building and parking lot are existing. No substantial
increase in foot traffic or delivery traffic is expected and all business operations will be indoors. Two sides
of the building front public right-of-ways, the rear is separated by the large parking lot and the southern
property line is a zero lot line that is shared with Jaspers Smokehouse restaurant. This approval is also
subject to all noise regulations in the City of Big Bear Lake Municipal Code.
The site for the proposed project has adequate access, meaning that the site design incorporates street and
highway limitations because the main customers will be parking in City owned public parking lots and
meandering through the Village. No on-site customer parking is provided and only deliveries and residential
parking will be on-site. The project is consistent with Circulation Element Policy C1.7, because adequate
access exists through Pedder Road which connects to Pine Knot Avenue or Knickerbocker Road which both
connect to Big Bear Boulevard/State Route 18 for all on-site deliveries
ENVIRONMENTAL REVIEW
The project qualifies for a Categorical Exemption from the California Environmental Quality Act (CEQA)
pursuant to Section 15301 (Class 1) of the State CEQA Guidelines. This section exempts the minor
alterations of existing facilities involving negligible or no expansion of existing or former use. Therefore,
staff recommends that the Planning Commission determine that the project qualifies for a Class 1
Categorical Exemption. A Notice of Exemption is attached to this Staff Report as Attachment 2.
PUBLIC NOTIFICATION AND CORRESPONDENCE
A notice of this public hearing was published in The Grizzly on February 19, 2020. In addition, the notice
was mailed to 25 surrounding property owners within a 300-foot radius and posted in three public places a
minimum of ten days prior to this hearing date as established in Development Code Section 17.03.030. The
public hearing notice was also placed on the Planning Commission’s page of the City’s website,
www.citybigbearlake.com.
CONCLUSIONS AND RECOMMENDATION
This project is able to comply with all Development Code and Village Specific Plan requirements including
setbacks, building height, snow storage, and residential parking. An analysis of the project and submitted
plans has occurred and it is determined that the project complies with the General Plan goals and policies
and the requirements contained in the Development Code and Village Specific Plan for a Plot Plan Review
application. Therefore, staff recommends that the Planning Commission hold a public hearing and consider
the written and oral testimony presented during the hearing. It is further recommended that the Commission
adopt the attached Resolution finding the project categorically exempt from the California Environmental
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Quality Act (CEQA) and approving Plot Plan Review 2019-143/PPR 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 exempt from the California
Environmental Quality Act, and approving Plot Plan Review 2019-143, an occupancy change from
a music store to a specialty fast food restaurant with limited indoor seating based on the findings and
subject to the conditions of approval.”

Attachments:
1.
2.
3.

Resolution No. PC2020-XX
Notice of Exemption
Project Plans

N:\2-Group\Planning\CURRENT\PPR\2019\2019-143~603 Pine Knot Ave~Crave Main Lobster Co\Staff Report and Reso\Staff Report~603 PineKnot
030420.docx
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ATTACHMENT 1
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 2019-143/PPR FOR AN
OCCUPANCY CHANGE FROM A MUSIC STORE TO A SPECIALTY
FOOD RESTAURANT WITH LIMITED INDOOR SEATING 603 PINE
KNOT AVENUE, ASSESSOR’S PARCEL NUMBER 0308-174-15.
A.

RECITALS
(i)

Mike Hayes applicant has filed an application requesting approval of Plot Plan Review 2019143/PPR as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to a 7,387 square foot parcel in the Village Specific Plan (VSP)
Village Retail (VR) district identified as 603 Village Drive (APN 308-174-15). 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 proposes an occupancy change from a music store to a 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.as
contemplated, at 603 Pine Knot Avenue.

(iv)

All surrounding properties are designated as Village Specific Plan (VSP). Properties to the
north, south, and east are zoned as Village Retail (VR), and are developed to the north as
Teddy Bear Restaurant, to the south as Jaspers Smokehouse, to the west as Village Theatres,
to the east as Cabins 4 Less Rentals.

(v)

The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15301(Class 1) of the State CEQA Guidelines.
This section exempts the minor alterations of existing facilities involving negligible or no
expansion of existing or former use.

(vi)

On March 4, 2020, the Planning Commission conducted a duly noticed public hearing on
the Application in Hofert Hall of the Civic and Performing Arts Center, 39707 Big Bear
Boulevard, Big Bear Lake, California, and concluded said hearing on Plot Plan Review
2019-143/PPR on this date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt pursuant to Section
15301, Class 1 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 in accordance with Development Code Section 17.03.160 Plot Plan Review with
respect to Plot Plan Review Application 2019-143/PPR:
a. The proposed use and design are consistent with the goals, policies, objectives, and programs
of the General Plan for the Village Specific Plan (VSP) designation. The project is
compatible with Land Use Element Policy L 1.7 to ensure compatibility between both retail
and take-out land uses which have different functions, requirements and impacts. The
project is consistent with Land Use Element Goal L2 to encourage growth and diversification
of the City’s economic base. Land Use Policy 2.1 promotes the Village as the primary
tourist-oriented shopping, food and entertainment district within the Valley. The take-out
restaurant is consistent with Land Use Element Policy L 2.3 because it will further promote
Big Bear Lake as a major resort destination for Southern California, and provides for a
visitor-oriented facility, service, activity, and attraction.
b. The proposed use and design of the project are consistent with the purpose, intent and
standards of the Development Code and other applicable ordinances and codes adopted by
the City of Big Bear Lake. The project is consistent with the Development Code in regards
to setbacks, open space, parking, and building height. The project is consistent with the
Village Specific Plan in regards to retail and restaurant uses in the Village Retail zones of
the Village.
c. The site of the proposed project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, on-site parking requirements and other building and
fire code considerations because improvements are being made to accommodate trash, snow
storage and the infrastructure required to operate a restaurant. The proposed changes and
uses meets all Development Code and Village Specific Plan requirements.
d. The proposed occupancy change 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 because the building
and parking lot are existing. No substantial increase in foot traffic or delivery traffic is
expected and all business operations will be indoors. Two sides of the building front public
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right-of-ways, the rear is separated by the large parking lot and the southern property line is
a zero lot line that is shared with Jaspers Smokehouse restaurant. This approval is also
subject to all noise regulations in the City of Big Bear Lake Municipal Code.
e. The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations because the main customers will be parking in
City owned public parking lots and meandering through the Village. No on-site customer
parking is provided and only deliveries and residential parking will be on-site. The project
is consistent with Circulation Element Policy C1.7, because adequate access exists through
Pedder Road which connects to Pine Knot Avenue or Knickerbocker Road which both
connect to Big Bear Boulevard/State Route 18 for all on-site deliveries
4. Based on the findings and conclusions set forth in paragraphs 1, 2, and 3, above, this Commission
hereby approves Plot Plan Review 2019-143/PPR subject to the conditions of approval as set forth
in the Resolution (Exhibit 3).
5. The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
PASSED, APPROVED AND ADOPTED this 4th day of March, 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 4th day, March,
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 March 2020.

Becky Romine
Planning Commission Secretary
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2019-143/PPR
603 PINE KNOT AVENUE
ASSESSOR’S PARCEL NUMBER 0308-174-15
PINE KNOT SUB LOT 48
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Resolution Exhibit 2
VICINITY MAP
PLOT PLAN REVIEW 2019-143/PPR
603 PINE KNOT AVENUE
ASSESSOR’S PARCEL NUMBER 308-174-15
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Resolution Exhibit 3

PLOT PLAN REVIEW 2019-143/PPR
603 PINE KNOT AVENUE
ASSESSOR’S PARCEL NUMBER 308-174-15
APPROVAL DATE: MARCH 4, 2020
EFFECTIVE DATE: MARCH 4, 2020
EXPIRATION DATE: MARCH 4, 2022

These conditions of approval apply to Plot Plan Review 2019-143/PPR, consideration of an occupancy
change from a music store to a 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 at 603 Pine Knot Avenue. 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 2019-143/PPR, an occupancy change from a
music store to a 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 at 603 Pine Knot Avenue. The property contains 7,387 square feet in area (0.16 acres)
and is zoned Village Retail (VR) in the Village Specific Plan (VSP). The property is identified as
APN 308-174-15. Projects involving a change in use or intensification of land use are subject to a
Plot Plan Review application pursuant to Development Code Section 17.03.160(4).(d.). This
approval is granted based on the application materials dated February 11, 2020, and the application
submittal includes a site plan, floor plan, and elevations prepared by Julia Russell Design, LLC.
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 (11 th) 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 (sewer connection)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building & Safety Division
The duty of inquiry as to such requirements shall be upon the applicant.
8. The approval of business advertising signs is a separate process requiring the submittal of a Sign
Review application and construction plans. The applicant shall obtain a Sign Review approval from
the Planning Commission and obtain all necessary building and/or electrical permits prior to erecting
or displaying any non-exempt business advertising signs. (PLN, B&S)
9. 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)
10. 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 for the construction of tenant improvements. 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:
11.

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.

12.

The applicant shall submit four (4) sets of final construction plans, site plans, building elevations,
and floor plans to the Building and Safety Division for review and approval by all applicable
departments. Such plans shall be fully dimensioned and in substantial conformance with those plans
approved by the Planning Commission. Plans shall address the following: (B&S, PLN, ENG, FIRE)
a. The final conditions of approval shall be incorporated into the construction plans and shall be
reproduced on sheets within the construction set of plans. (PLN)
b. Location and method of screening for all roof-mounted and building-mounted equipment shall
be demonstrated on the elevations, including but not limited to exhaust vents, air conditioning
and heating units, utility boxes, and backflow devices. All equipment shall be screened from
public view and designed to be an integral component of the building design. All roof-mounted
equipment shall be screened from view by parapet walls or other architectural means. The
applicant shall demonstrate to the satisfaction of the City Planner that no roof-mounted
equipment will be visible from the public right-of-way. Screening shall be compatible with
main structures and include landscaping where appropriate. The screening requirement shall
not pertain to solar energy collection panels. (PLN)
c. Floor plans shall specify the dimensions of aisle widths, counter heights, display area, racks,
coolers, appliances, etc. (B&S)
d. Light fixtures shall be decorative in style and their colors shall complement the building colors.
Fixtures shall be screened to provide down lighting of pedestrian paths, parking spaces, and
outdoor dining or public access points. The fixtures and illumination levels shall be called out
on the site plans and building elevations. (PLN)
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e. Parking spaces shall be in accordance with the Village Specific Plan. The end stalls shall be 10’
in width and open space or planter areas shall have a bulb back up area for vehicles to back into.
(PLN)
f. Covered trash enclosure shall be on plans as shown on materials board.
g. Mechanical plans will include Type I Hood with fire suppression, shaft, and make-up air details.
h. Plumbing plans will include a grease interceptor to protect the public sewer from grease buildup. Consult SB County Environmental Health for placement of the interceptor.
i. Provide info for Occupancy type proposed, occupancy type of neighboring business that adjoin
walls, and square footage of suite to calculate occupant load. Fire separation walls may be
required dependent on occupancy types. Provide an accessible point of sale minimum 36” wide
@ 27”-34” in height above finished floor.
j. It does not appear that the building as an accessible entrance with a level landing, 32” clear door
opening, and door strike clearances on the exterior of the building. This will need to be provided
for approval. If providing an accessible entrance will be a hardship and cost more than the
required 20% upgrades for accessible features, the Building official may approve an automaticdoor opener device with push button activation on the exterior of the building. This will require
2 separate buttons or a long vertical push-bar type of door activation.
k. Please design exterior coverings (siding, roofing, windows, etc.) to comply with the
requirements of Chapter 7A of the CBC for Wildland Urban Interface (W.U.I) areas (high-fire
severity area).
l. Structural design: Compliance shall be provided in accordance with the provisions of CBC
Chapter 15 as established for the structural design of buildings, structures and portions thereof.
(Note: City of Big Bear Lake requires 100 lb. snow load)
m. Provide full (and fully dimensioned) architectural, structural, electrical, plumbing, mechanical,
energy, grading, and site plans.
n. Construction documents shall be in accordance with Sections 107.2.1 through 107.2.6
o. A complete set of construction documents per CBC section 107 shall be submitted for plan check
to Building and Safety.
p. An approved RP Backflow assembly is required to be installed, in an approved DWP location.
(DWP)
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q. A Fats, Oils and Grease (FOG) interceptor shall be installed between any restaurant kitchen and
the sewer lateral serving the building. The FOG shall be appropriately sized for the anticipated
demand and be appropriately located outside of the building for maintenance. (ENG)
r. Trash enclosures shall be a dual-bin (one bin for recyclables), covered, and designed to prevent
storm water from entering and leaving the enclosure. Enclosure shall also be designed with a
20-foot long concrete pad in front of the enclosure to ease the movement of bins on collection
days. (ENG)
s. Site plan shall show the sewer cleanout and location of the connection to the main. Sewer lateral
should be connecting on the north side of the property on Pedder Road. (ENG)
t. Show the proposed side walk improvements. Improvements shall comply with city standards
and state regulations. (ENG)
13.

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:
14.

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
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)

15.

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)

16.

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)

17.

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)

18.

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

19.

Any improvements shall be constructed to the satisfactory of the City Engineer. (ENG)
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The following conditions shall be met prior to granting of a final inspection approval and issuance of
a certificate of occupancy for the building:
20.

Property address shall be posted on the building in compliance with the Fire Code requirements
contained in Municipal Code 15.40. For existing commercial buildings, Municipal Code Chapter
15.40 requires posting of addresses as was required at the time of initial construction. The applicant
shall contact the Fire Department directly to determine these requirements. (FIRE)

21.

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)

22.

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)

The following are on-going conditions of operation:
23.

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)

24.

All land uses within the building shall be consistent with the allowable land uses in the Village
Retail (VR) zoning of the property. In the event that the land use changes the applicant shall obtain
the necessary entitlements. (PLN)

25.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of the site,
including snow clearing, parking lot paving condition and striping, clearing of trash, weeds and
debris, lighting, and other site improvements. All parking facilities shall be maintained in good
condition. The maintenance thereof may include, but shall not be limited to the repaving, sealing,
and striping of a parking area and the repair, restoration and/or replacement of any parking area
design features when deemed necessary by the City to insure the health, safety, and welfare of the
general public. The building, especially the east-facing building façade shall be maintained at all
times in terms of painting, upkeep, and maintenance. (PLN, ENG, CODE)

26.

At all times the use and operations shall comply with the Village Retail (VR) regulations contained in
Village Specific Plan and Municipal Code and with the performance standards stated in Municipal Code
Section 17.01.090 as related to emissions of noise, odor, dust, vibration, wastes, fumes, or any public
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nuisances arising or occurring from business operations. If noise, odors, vibrations or other emissions
are generated from the land uses, additional attenuation measures may be necessary to mitigate effects
on adjoining businesses and land uses. (PLN, CODE, B&S)
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 2
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Plot Plan Review 2019-143/PPR
Project Location - Specific: 603 Pine Knot Avenue, APN 308-174-15, in the City of Big Bear Lake, San
Bernardino County, California
Description of Project:
An occupancy change from a music store to a 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 at 603 Pine Knot Avenue.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Mike Hayes, applicant
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 involving negligible or no expansion of
existing or former use.
Lead Agency or Contact Person:
Andrew Mellon, Principal Planner
Signature:

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

CRAVE Maine Lobster Co.
601 Pine Knot Ave
Big Bear,CA 92314

ABOUT US
CRAVE Maine Lobster Co. will be a Maine lobster roll themed take-out restaurant. It is based
on the concept of other wildly successful lobster roll businesses within the United States.
Some of these successful businesses include Wicked Maine Lobster, which operates in Southern
California, Luke’s Lobster, and Cousin’s Maine Lobster, both of which operate multiple
locations within the United States and Asia.
The menu is very basic and simple; it consists of Maine lobster rolls, fries, lobster tacos,
lobster mac and cheese, and several chowders. Almost all of the products and ingredients
will come from New England, including the butter and rolls. CRAVE Maine Lobster Co.is very
fortunate to have long time relationships with Maine lobstermen and Co-ops. This allows us
the guarantee that we will have consistent inventory; this advantage will give us a
competitive edge.

OUR SPACE
CRAVE Maine Lobster Co.will operate at 601 Pine Knot Ave in Big Bear Village, where we have
over 1400 square feet of space. Although we are a primarily take-out restaurant, we will offer
a beautiful sit down area, as well as, comfortable customer ordering and waiting areas. We
are building a modern kitchen and high volume storage areas, which include dry, refrigerated,
and frozen storage.

OUR COMPETITIVE ADVANTAGE
Currently, we own and operate attractive retail businesses in Big Bear Village. Therefore,we
understand the business flow and the foot traffic of this high-traffic destination, and we are
very experienced with the unique culture of this location being Southern California’s only four
season destination. We have identified a need for high quality “hand-held” food in the
village. On any given afternoon and evening in the village, all the food options are sit down
locations with long waits for a table. We will fill a void that allows people to enjoy great food
while enjoying all the other great amenities that the village has to offer. We also operate very
successful retail stores in multiple other high volume, prime California locations. We are
educated in how to attract a variety of customers to a store and how to have them leave
happy. In addition, we have extensive experience in operating a profitable business while
working closely with local and state officials to become a valuable asset to the town.

OUR LEADERSHIP TEAM
Our leadership team is what will allow us to be immediately successful, and it is how we will
rise above our competitors. In addition to our extensive knowledge in business and our years

of combined experience, we are from New England. We grew up in Maine and Massachusetts,
we understand Maine lobster, and we recognize that it is a worldwide craved food product.
Jacob Shaw owns and operates multiple high-traffic, high-volume retail and rental shops in
prime CA locations, including two in Big Bear Village. He has over 25 years of retail ownership
and experience.
Joseph Hearn has been General Manager in some of American Airlines largest and most
complex operations, including LAX and SAN. He has years of customer service and operational
leadership experience, as well as, significant cargo experience; these experiences will play a
significant role in managing our logistics. In addition, he is very well versed in California labor
laws and HR. He has consulted for Wicked Maine Lobster on product procurement and
movement. As a native Mainer, he has lifelong contacts to products and sourcing.
Michael Herlihy, who is our GM, has five plus years of GM experience for Wicked Maine
Lobster; these experiences include running their nationwide festival and large event business.
His in-depth knowledge of the lobster roll business allows us to have powerful knowledge and
experience from the beginning, and it will allow us to make an immediate impact.
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