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 48
hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility
to public meetings.
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PLANNING COMMISSION MEETING AGENDA
February 6, 2013
TIME:

1:15 p.m.

Next Resolution PC2013-01

PLACE: Hofert Hall
City of Big Bear Lake
39707 Big Bear Boulevard
Big Bear Lake, California
CALL TO ORDER
FLAG SALUTE
ROLL CALL

PACELLI, SENFT, ZIMMERMAN, SMITH, ONE SEAT VACANT

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of January 16, 2013

PUBLIC HEARING ITEMS
2.1

Major Special Event 2012-068
Siri Eggebraten, Associate Planner
Applicant:
Old Miners’ Association
Representative: Dayan Anderson
Location:
Big Bear Boulevard between China Garden Road and Georgia Street
The applicant is requesting approval to produce the 2013 Big Bear Heritage Parade on
Saturday, June 15, 2013.
Staff recommends that the Planning Commission conduct a public hearing and adopt a
resolution finding the project exempt from the California Environmental Quality Act (CEQA)
and approving Major Special Event 2012-068 based on the findings and subject to the
conditions of approval contained in the resolution.

PLANNING COMMISSION AGENDA
2.2
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FEBRUARY 6, 2013

Plot Plan Review 2012-179
Janice Etter, City Planner
Applicant:
David Stone, Seven Oaks, Inc.
Representative: Steve Bayer, AIA, RCE; Architecture & Engineering
Location:
41421 Big Bear Boulevard
APN:
309-151-24, 26, 40
The applicant requests approval to change the use of an existing 2,500 square foot building
into a wine tasting and events center for the Wolf Creek Lodge located on three parcels with
a combined area of 5.6 acres, zoned Commercial General (C-2).
Staff recommends that the Planning Commission conduct a public hearing and adopt a
resolution finding the project exempt from the California Environmental Quality Act (CEQA)
and approving Plot Plan Review 2012-179 based on the findings and subject to the conditions
of approval contained in the resolution.

3.

DISCUSSION ITEM
3.1

Pre-Application Major Special Event Consultation ~ Big Bear Triathlon 2013
A presentation by Mike Mossman about a new athletic event under development by the Big
Bear Cycling Association and the Big Bear Valley Triathlon Club. Consistent with the newly
approved Special Event Ordinance, Mr. Mossman will describe the triathlon, including the
size, scale, date, time, location, and marketing plan.
Staff recommends that the Planning Commission receive the presentation, recommend changes
to the concept, and/or direct staff to accept the application and begin the Special Event review
process.

4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need
special assistance to participate in a meeting, please contact the City Clerk’s office. Notification 48 hours
prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to public
meetings.

CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES

ITEM 1.1

January 16, 2013
CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:15 p.m.
Commissioner Senft.

Commissioners Pacelli, Senft, Zimmerman, Smith present; One seat vacant.

STAFF PRESENT James J. Miller, Community Development Director; Janice Etter, City
Planner; Ruth Lorentz, Associate Planner; Lynne Rayner, Commission Secretary.
AGENDA APPROVAL
PUBLIC FORUM

Approved as presented.

No one wished to speak.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Director Miller
informed the Commissioners that the Big Bear Valley Pedestrian, Bicycle and Equestrian Master
Plan team would hold Committee meetings on January 28th and 29th. Monday’s meetings include
the Recreation Industry Advisory Committee 11:00 a.m. and the Stakeholder Advisory Committee
meeting at 3:00 p.m. Tuesday’s meetings include the Design Team at 9:00 a.m. and the Technical
Advisory Committee meeting at 3:00 p.m., all four meetings in the Training Room. The second
Public Workshop will be held on January 29th at 6:30 p.m. at the Community Church by the Lake.
He also announced that the City Clerk would advertise soon for the Planning Commission vacant
seat and also for the two terms expiring June 30th of this year.
1. CONSENT CALENDAR
1.1

Minutes of the Planning Commission meeting of December 5, 2012
Approved as presented, Commissioner Zimmerman abstained from the vote.

2. COMMUNITY WORKSHOP ITEM
2.1

Director Miller presented a final draft document for the 2013-2021 Housing Element to
the Commission, and accepted comments from the public. It was the consensus of the
Commission to accept the final draft and directed staff to prepare a final document to send
to HCD.

3. PLANNING DIRECTOR’S REPORT
Director Miller turned the Planning Director’s
Report over to City Planner Etter, who introduced some ideas to address new industry needs in
the City’s C-5 zoning. She stated that the current C-5 Industrial zone does not fit the modern
world, that the C-5 Zone today is heavy on the manufacturing side and not the commercial side.
New land uses such as indoor boat/trailer storage, high altitude cross training, recycling
materials facilities and food service uses such as craft breweries and micro breweries, could be
added to the manufacturing zone to help with current Code compliance issues. She concluded
saying that a staff report would be presented on this topic in the near future.

PLANNING COMMISSION MINUTES

JANUARY 16, 2013

PAGE 2

4.

SUMMARY COMMENTS
Vice-Chairman Smith stated he would appreciate the
opportunity to go through the C-5 exercise.

5.

ADJOURNMENT
meeting.

At the hour of 2: 18 p.m., Vice-Chairman Smith adjourned the

MINUTES APPROVED AT THE MEETING OF _____________________.
_______________________________________
Lynne Rayner, Commission Secretary

ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF FEBRUARY 6, 2013

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS
Project:

MAJOR SPECIAL EVENT 2012-068

Proposal:

To produce the 2013 Big Bear Heritage Parade on Saturday, June 15.

Location:

Big Bear Boulevard between China Garden Road and Georgia Street with
staging on private property commonly identified as the Brownie Parking
Lot, owned by Snow Summit Ski Corporation and dismantling on grounds
of Big Bear Middle School and the portion of Georgia Street adjacent to
the school.

Applicant:

The Old Miners Association, represented by Dayan Anderson

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 2012-068, based
on the findings and subject to the conditions of approval contained in the
resolution.

Submitted by,

Prepared by,

James J. Miller

Siri A. Eggebraten

JAMES J. MILLER
Community Development Director

SIRI A. EGGEBRATEN
Associate 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
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PROJECT DESCRIPTION
The Old Miners Association is seeking approval for the 2013 Big Bear Heritage Parade to take
place on June 15, 2013. The proposed route is the same as the one used in 2012 with a minor
modification to the dismantling areas. The modification is intended to avoid unintended impacts
that were observed in 2012 by businesses located west of the parade route. Staging is proposed
to take place as it was in 2012 on the Brownie Lane parking lot, which is owned and operated by
Snow Summit Ski Corp. Parade units are planned to exit the parking lot onto China Garden
Road. The start of the parade is proposed to be on Big Bear Boulevard at China Garden Road.
The parade is planned to travel west approximately 0.8 miles to Georgia Street where all parade
units would turn left. Dismantling of parade entries is proposed to take place on the grounds of
Big Bear Middle School as well as on the portions of Georgia Street adjacent to the school.
BACKGROUND
Dayan Anderson submitted an application on behalf of the Old Miners Association in May 2012.
The application was received, but the review was placed on hold because the application was
submitted after the Planning Commission received the five special event policy framework
recommendations from the Ad Hoc Committee on Special Events, but before the adoption of
Development Code Section 17.13 regarding special events.
On September 28, 2012, Gloria Meade, Chair for the Old Miners Big Bear Heritage Parade, and
Dayan Anderson, President of the Old Miners Association, distributed a letter to Valley
businesses with a request for comments on various route and schedule options. Following
informal consultation with applicant representatives, the Planning Division sent a status letter to
the applicant (Attachment 5) on November 28, 2012. Among other things, the letter includes
recommended changes for 2013.
Based on feedback from the business community, the Planning Division, the Public Works
Department, and the Engineering Department, the Old Miners Association elected to revise their
application for a parade starting at 4:00 p.m. on the portion of Big Bear Boulevard between
China Garden Road and Georgia Street.
On December 10, 2012, the City of Big Bear Lake City Council adopted Development Code
Amendment 2012-023, which added Development Code Chapter 17.13 regarding special events
(Attachment 4). Thereafter, the Big Bear Heritage Parade was clear to move forward in the
review process.
On January 9, 2013, the Development Review Committee met, discussed the proposed
application, and determined the application complete.
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ANALYSIS
Analysis of the 2013 Big Bear Heritage Parade is organized according to the newly effective
Development Code Chapter 17.13. While this level of detail and explanation may be
unnecessary for all future special event applications, this particular application is the first to be
reviewed under the new Ordinance.
Part I: Review process based on size and intensity, date, and location
Events may be permitted by right, by administrative approval, by discretionary approval, or by
discretionary approval with a special finding depending on the size and intensity, the date and the
location of the proposed event. Each is explained in turn.
Event size and intensity (17.13.020 and Special Event Application Review Guidelines)
Parades fall under the category of Major Special Events according to Development Code Table
17.13.020.A. Event Size and Intensity. They may have a small-impact, a medium-impact, or a
large-impact. To assist the Planning Division and the Planning Commission with the
determination of the impact level, the City Council adopted an administrative instruction titled
“Special Event Application Review Guidelines.” The instruction includes five guidelines;
duration, attendance, visitor draw, economic benefit, and event reach.
The administrative instruction recognizes that events may vary by guideline. For example, an
event may appear to be a large-impact event with respect to duration, but may look like a smallimpact event with respect to attendance. Therefore, the application guidelines states that “The
Planning Division and/or Planning Commission shall make a reasonable determination based on
the combination of values under all five guidelines.”
To make a reasonable determination, the Planning Division reviewed past events. Since the
same organizational leadership that produced the event in 2011 and 2012 is also producing the
2013 parade, we focused attention on those two years. As described in the first section of this
report, the 2013 parade is nearly the same as the 2012 parade. The parade route is identical, but
the dismantling operations and the date are different. In contrast, the location, date, and time
were significantly different in 2011. For these reasons, the Planning Division has based analysis
of size and intensity on the 2012 parade and the results of the Event Resource Office survey.
Duration – small- to medium-impact
The duration, or the cumulative length of an event, ranges from five hours to more than one day
for Major Special Events. While these timeframes are logical for most events, they are not
logical for parades. The Rose Bowl Parade lasts about two hours and would be considered a
major large-impact event. The Old Miners Big Bear Heritage parade is proposed to last about
one and a half hours. With respect to duration, the Big Bear Lake parade could reasonably be
considered a small- to medium-impact event for two reasons. First, the local parade is nearly the
same duration as the Rose Bowl Parade. Second, duration of the Big Bear Heritage Parade is
limited to the parade in contrast to the Rose Bowl Parade, which includes ancillary activities that
extend beyond the duration of the two hours of the parade.
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Attendance – medium-impact
Special event attendance for Major Special Events ranges from 1,000 to more than 10,000
people. Attendance includes both people who attend the event and those who participate. In
2012, about 3,250 people spectated and approximately 200 people volunteered or were part of a
parade entry. Based on attendance numbers alone, the Big Bear Heritage Parade would be
considered a medium-impact event.
Visitor draw – minor event
Visitor draw is the percent of visitors who came to Big Bear Lake specifically to attend an event.
To determine visitor draw, we look first at the total number of visitors who attended. The Event
Resource Office estimates that 1,287 visitors (about 40% of all spectators) attended the event.
Next, we look at the percent of parade goers who were drawn to Big Bear to see the event.
Based on survey responses from 20 visitors, the Event Resource Office estimates about 10% of
parade participants traveled from their main residence to Big Bear Lake primarily to attend the
parade. Based on the administrative guidelines, which show that medium-impact events should
attract at least 55% of visitors who came to Big Bear primarily for the event, the parade would be
considered a minor event.
Economic benefit – minor event
Economic benefit is difficult to quantify. However, the City Council based the metric on the
total estimated dollars spent in Big Bear Lake as a result of the event. Medium-impact events are
likely to generate more than $200k and large-impact events can be expected to generate more
than $1m. The Event Resource Office estimates the economic impact from the 2012 parade was
between $66k and $90k. Based on economic benefit alone, the parade would be considered a
minor event.
Event reach – small- to medium-impact
Event reach is characterized by the extent of publicity or exposure generated by media coverage
and, in the administrative guidelines, ranges from the Inland Empire to the Southwest region of
the United States and beyond. In advance of the 2012 parade, the Old Miners Association
distributed 30,000 copies of the Old Miners Gazette. Half of the copies were distributed in San
Diego, the Inland Empire, and the high desert. This distribution is consistent with those who
attended the event. While 60% were from the Big Bear Valley, 12% were from San Diego, 6%
were from the high desert, 6% were from Los Angeles County, and 6% were from Orange
County. Riverside County and Ventura County generated an additional 4% of visitors each.
Because this reach spanned Southern California, the parade has a small- to medium-impact with
respect to event reach.
Figure 1 illustrates results of the 2012 parade for each of the five categories. In looking at three
of the five, the parade may be considered medium-impact because attendance is solidly within
the range for a medium-impact event and duration and event reach are both on the cusp between
small- and medium-impact. In contrast, the visitor draw and economic benefit results are more
consistent with a minor event.
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Figure 1. Application of Administrative Guidelines to Classify the Application

Before drawing a conclusion, we must also analyze the data and location of the proposed event.
Date (17.13.030.B.)
Development Code Section 17.13.030.B.2. lists four sets of dates that generate high volumes of
traffic. Events proposed during the dates are subject to a higher level of scrutiny by the Planning
Commission and must demonstrate a compelling reason to use or close a street during a period of
high traffic volumes. For the purposes of special events, the heavy traffic season includes the
end of June, July, August, and the beginning of September, but does not include June 15.
Consequently, this event may be reviewed with a greater amount of discretion.
Location (17.13.030.A.)
The 2013 Big Bear Heritage Parade is proposed to take place on a 0.8 mile section of Big Bear
Boulevard. Big Bear Boulevard is one of three streets distinguished from all other City streets in
the Development Code Chapter 17.13 because the highway is important for overall circulation
and economic activity. The Planning Division consulted with the City Engineer regarding
impacts to circulation patterns. He determined that traffic may be reasonably detoured because
the event is not proposed on a date, day, or time of peak traffic. While Saturdays often generate
higher levels of traffic, afternoons in June generate less traffic than Saturdays in July, August,
and during the winter holidays.
The Planning Division also consulted with the Economic Development Director regarding
impacts to businesses. Attachment 6 is his response. Lyle Haynes indicated that “the parade
schedule works within the confines of our ordinance.” He also indicated that the City will make
an extra effort to contact affected businesses to help minimize impacts.
Review Process
Having received evaluations from the City Engineer and the Economic Development Director,
having determined the size, intensity, and location of the event, Planning Division has sufficient
information to determine how to proceed with review of the application.
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The Planning Division identified the proposed parade as a small- to medium-impact event
planned for a relatively small section of Big Bear Boulevard. While small-impact events are not
permitted on Big Bear Boulevard, medium-impact events may be permitted at the discretion of
the Planning Commission. Furthermore, the Planning Commission has the discretion to
determine that the event is a medium-impact Major Special Event because the parade is proposed
for June 15 rather than during a period of high traffic volumes. Therefore, the application may
be processed and approved as a medium-impact discretionary event without the requirement of
making a special finding.
Part II: Considerations for the use of city facilities (17.13.040)
Special event applicants may be allowed to use a City facility if they meet three criteria. The
event must be free to spectators. It must be family-oriented, visitor-oriented, or both. Lastly, it
must not involve the sale of goods. The Big Bear Heritage Parade is consistent with each of
these criteria.
The Heritage Parade is requesting to use two City Streets. China Garden Road is planned for
accessing the start of the parade from the staging area. Georgia Street is planned for dismantling
equestrian parade units and for accessing Big Bear Middle School where the rest of the parade
units are to dismantle. Big Bear Boulevard is under the jurisdiction of the California Department
of Transportation. Therefore, the closure of the parade route is not subject to Development Code
Section 17.13.040.
The request to close China Garden Road and Georgia Street may be authorized by the Planning
Commission as part of the Special Event Application review and approval process.
Part III: Permit requirements and approval authority (17.13.050)
As required in Development Code Section 17.13.050., the Planning Division and the Event
Resource Office have consulted multiple times with the applicant. The consultation resulted in
modifications to the application as well as a letter from the Event Resource Office (Attachment
7), which confirms that the parade concept, location, and date compliment the community’s
calendar of events and does not detract from the potential success of any other planned events.
Since a special finding is not required for an event in June, a Special Event Report was not
required.
However, a completed California Department of Transportation (Caltrans)
encroachment permit application was required and has been received by the Planning Division
for submittal to Caltrans upon application approval.
As detailed in Part I, the Planning Commission is the reviewing authority for this special event
application. If the Planning Commission determines that the applicant has demonstrated success
in 2012 and 2013, the Commission may authorize the City Planner to approve the parade for
2014 provided that the applicant does not propose significant changes, which include adding
certain new activities, changing event venues, or changing the plan in a manner that may
introduce new negative impacts to the neighborhood or community.
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Part IV: Findings for approval
When reviewing a medium-impact Major Special Event to take place mid-June, the Planning
Commission has the authority to deny, approve, or conditionally approve the event based on five
findings.
Finding 1: Consistency with General Plan and Development Code
The proposed parade is consistent with both 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. More specifically, 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. The parade may be found consistent with these policies because the
parade celebrates local history and is intended to enhance the quality of life for residents and the
quality of experience for visitors.
The parade will travel down a section of Big Bear Boulevard that is parallel to properties
identified as Commercial General on the City of Big Bear Lake General Plan Land Use Map and
designated Commercial-General (C-2) on the Zoning Map. Special events of all kinds are
allowed on Big Bear Boulevard in the C-2 zone with the approval of a Special Event permit.
Finding 2: Measures to protect public health, safety, and general welfare
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. The
applicant modified the application to minimize impacts to adjacent businesses by shifting the
start time to 4:00 pm rather than hosting the event earlier, which causes more impacts to retail
and service-oriented businesses or hosting the event later, which causes more impacts to
restaurants and entertainment businesses. In addition, the Planning Division has worked in
concert with other Departments to protect the community. These efforts are recorded in the draft
conditions of approval included as Exhibit 2 of Attachment 1.
Finding 3: Parking, circulation, access, and pedestrian safety
In finding 3, the reviewing authority determines whether or not the event will have adequate
parking, ingress and egress, traffic circulation and access, and provisions for public safety. This
finding may be made based on the following.
The staging area in Brownie Parking Lot and the dismantling area in and around Big Bear
Middles School provide adequate parking for volunteers and parade units. Public parking may
be accommodated on the neighborhood streets along the parade route.
The parade poses temporary impacts to vehicular circulation and access. To mitigate those
impacts, the applicant has worked with the Planning Division and the Public Works Department
to develop and delegate responsibilities for the implementation of a Traffic Control Plan. The
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plan will include two detours to best distribute the flow of public vehicular traffic through
residential neighborhoods.
The public sidewalk provides sufficient space for pedestrians to gather and view the parade. To
minimize potential accidents, staff recommends that the parade organizers prohibit the
distribution of candy and promotional materials so that pedestrians are not encouraged to
encroach onto the street where they may be in danger.
Finding 4: Structures and equipment
The Planning Commission may easily make finding four because no structures will be
constructed and no equipment will be used to operate the event.
Finding 5: Site restoration
The fifth finding states that the “site will be restored to its original or better condition upon
termination of the special event.” Site restoration takes place after the event and the quality of
restoration is dependent on the performance of the operator. To protect the City and community,
a security deposit is recommended. Furthermore, staff recommends the application of
performance standard 17.13.060.B.4., which establishes a protocol for site restoration
responsibility. If restoration is not completed within a specified time, then the City will
complete clean up and recoup the cost.
CORRESPONDENCE AND PUBLIC NOTICING
In addition to publishing a legal ad, Development Code Section 17.03.030 directs staff to publish
a box ad in The Grizzly for events that will affect 1000 people or more. A box ad and a legal ad
were published in The Grizzly on January 23, 2013. Business owners along the parade route
were mailed notices for the Public Hearing. Also, the 2012 parade appellants were contacted by
phone. Finally, standard notifications were posted. They included three ads in public places and
a notice on the City’s website. At the time of writing, staff has received no correspondence with
concerns about the parade.
ENVIRONMENTAL REVIEW
Based on the application and project description, staff recommends that the Planning
Commission find the project categorically exempt from the California Environmental Quality
Act (CEQA), pursuant to Section 15304(e), Class 4 of the State CEQA Guidelines. This class
exempts temporary uses of land having negligible or no permanent effects on the environment.
A Notice of Exemption is attached to this Staff Report.
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CONCLUSION
The 2013 Big Bear Heritage Parade is proposed in a manner consistent with the General Plan and
the newly adopted Special Event Ordinance. The proposal minimizes potential economic
impacts, while offering community benefits as a family-friendly, community oriented attraction.
RECOMMENDATION
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 2012-068 based on the findings and subject to the conditions
of approval contained in the resolution.
Attachments:
1. Draft Planning Commission Resolution 2013-XX
2. Notice of Exemption
3. Parade map
4. Development Code Section 17.13
5. Administrative Instruction: Special Event Application Review Guidelines
6. Application Status Letter to Old Miners Association dated November 29, 2012
7. Email from Economic Development Director Lyle Haynes regarding the 2013 Big Bear Heritage
Parade
8. Letter from Rick Bates of the Event Resource Office regarding the 2013 Big Bear Heritage
Parade

N:\2-Group\Planning\CURRENT\Major Special Events\2012\2012-068 ~ Old Miners Parade 2013\Staff Report - 2-6-13.doc
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ATTACHMENT 1
RESOLUTION NO. PC 2013-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 2012-068 TO
PRODUCE THE “2013 BIG BEAR HERITAGE PARADE” ON BIG BEAR
BOULEVARD BETWEEN CHINA GARDEN ROAD AND GEORGIA
STREET, TO STAGE THE PARADE ON THE BROWNIE LANE
PARKING LOT, TO ACCESS BIG BEAR BOULEVARD BY WAY OF
CHINA GARDEN ROAD AND TO DISMANTLE THE PARADE ON THE
GROUNDS OF BIG BEAR MIDDLE SCHOOL AND THE ADJACENT
PORTIONS OF GEORGIA STREET ON SATURDAY, JUNE 15, 2013 AT
4:00 PM.
A. RECITALS
(i)

The Old Miners Association, represented by Ms. Dayan Anderson, has filed an
application requesting the approval of Major Special Event 2012-068, as
described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to three public streets shown on the map attached hereto
as Exhibit 1. They include portions of Big Bear Boulevard between China
Garden Road and Georgia Street, China Garden Road between the staging area
and Big Bear Boulevard, and Georgia Street between Big Bear Boulevard and
Oak Street.

(iii)

The Application, as contemplated, is proposing to close Georgia Street at 2:00
p.m., to close Big Bear Boulevard at 3:00 pm, and to stage and dismantle a parade
to begin at 4:00 p.m. on Saturday, June 15, 2013.

(iv)

The surrounding properties are designated Commercial-General (CG), Multiple
Family Residential (MFR), and Public Facilities (P) on the General Plan Land
Use map. They are zoned Commercial General (C-2), Multiple Family
Residential (R-3), and Public/Open Space (P-OS) and are developed with retail
spaces, restaurants, offices, a school, and a combination of single family and
multiple family residences.

(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 February 6, 2013, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application at 39707 Big Bear
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Boulevard, in Hofert Hall of the Civic and Performing Arts Center in Big Bear
Lake, California.
(vii)

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 February 6,
2013, public hearing, including public testimony and written and oral staff reports, the
Planning Commission specifically finds as follows with respect to Major Special Event
2012-068:
a.

The event is consistent with the General Plan Land Use Elements. Policy OPR 4.1
of the Open Space, Parks, and Recreation Element directs the City to work with
various local groups to assist in the organization and promotion of special events
that conform to the City’s goal to maintain a family-oriented community. The 2013
Big Bear Heritage Parade meets this policy directive because the parade is open to
and appropriate for participants and spectators of all ages and abilities. The event is
also consistent with Development Code Chapter 17.13 because a parade on Big
Bear Boulevard in June is allowed with discretionary approval of a Major Special
Event Permit.

b.

Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties and the
community. The applicant is required to work collaboratively with local agencies
to develop and implement a security plan, to prohibit unsafe and environmentally
damaging activities, and to secure and maintain trash and recycling receptacles.
Big Bear Boulevard is appropriately sized and designed to accommodate the
number of expected attendees, while also providing for emergency access.

c.

The event will have adequate ingress and egress, traffic circulation, and parking.
The applicant is required to work collaboratively with local agencies to develop and
implement a traffic plan. In addition, the applicant is required to maintain
emergency access at all times on all affected street segments.
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d.

The applicant will not install any temporary structures or use any temporary
equipment.

e.

The applicant is required to restore the site to its original or better condition upon
termination of the special event.

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby authorizes the Old Miners Association to use a portion of China
Garden Road and to close a potion of Georgia Street and approves Major Special
Event Permit 2012-068, 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.

PASSED, APPROVED AND ADOPTED this 6th day, February, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:

____________________
Date

ATTEST:

____________________________
Lynne Rayner,
Planning Commission Secretary

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

I, Lynne Rayner, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five with one seat
vacant; that the foregoing Resolution, being Resolution No. 2013-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 6th day of February , 2013 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 6th day of February, 2013.

____________________________
Lynne Rayner,
Planning Commission Secretary
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Exhibit 1
VICINITY MAP
MAJOR SPECIAL EVENT 2012-068
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Exhibit 2
CONDITIONS OF APPROVAL
MAJOR SPECIAL EVENT 2012-068
2013 BIG BEAR HERITAGE PARADE
APPROVAL DATE: FEBRUARY 6, 2013
EFFECTIVE DATE: FEBRUARY 19, 2013
EXPIRATION DATE: JUNE 15, 2013

These conditions of approval apply to Major Special Event 2012-068 to allow the Old Miners
Association to stage, produce, and dismantle the 2013 Big Bear Heritage Parade on Saturday,
June 15, 2013. 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.

Major Special Event 2012-068 is granted to allow the Old Miners Association to stage,
produce, and dismantle the Big Bear Heritage Parade Saturday, June 15, 2013 on a
portion of China Garden Road, Big Bear Boulevard, and Georgia street. Staging will
take place on the Brownie Parking Lot. The parade will begin at 4:00 p.m. and will
follow Big Bear Boulevard from China Garden Road to Georgia Street. Dismantling will
take place at the conclusion of the parade on a portion of Georgia Street and on the
grounds of Big Bear Middle School. This approval is granted based on the application
materials submitted by the Old Miners Association, as represented by Ms. Dayan
Anderson. These materials 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 and shall expire upon the conclusion of the event on June 15, 2013.

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.

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

6.

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

7.

The applicant shall pay all fees at the time fees are determined payable and comply with
all requirements of the applicable federal, state, and local agencies. The duty to inquire as
to such requirements shall be upon the applicant.

8.

The applicant shall implement or ensure the implementation of all tasks included in the
approved Major Special Event Implementation Plan appearing on the following pages:
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BIG BEAR HERITAGE PARADE
2013 MAJOR SPECIAL EVENT IMPLEMENTATION PLAN
TIMING

TASK

CONTACT

Conditions 1-8 are general conditions of approval. They appear on the previous page.

Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

9. Obtain Encroachment Permit - The applicant shall
obtain a permit from Caltrans for the closure of Big Bear
Boulevard. (CALTRANS, ENG, PW)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

10. Coordinate Traffic Control - The applicant shall work
with the Planning Department, Sheriff’s Department and
the Public Works Department to develop a traffic plan.
The plan shall include proposed street closures and
detours, barricade locations and set up, barricade
staffing, the location and number of directional signs and
markings, and the number and location of "no parking"
signs. The Traffic Control plan shall clearly identify roles
and responsibilities of the applicant, the Public Works
Department, and the Sheriff’s Department. (SHRF)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

11. Develop a Security Plan - The applicant shall develop
a Security Plan and submit to the Sheriff’s Department,
for review and approval, at least ten (10) days prior to
the event. The Security Plan shall include:
a) A list of emergency phone numbers,
b) A plan for a command post on the day of the event,
c) Allowances for providing emergency access in staging
and dismantling areas and on the parade route, and
d) Provisions for adequately handling disturbances, lost
persons (child), associated traffic accidents, and medical
emergencies. (SHRF)

Dept: Sheriff
Phone: 866-0100

12. Obtain Property Owner Consent - The applicant shall
obtain authorization from Snow Summit Ski Corp and the
Bear Valley Unified School District and submit to the
Planning Division. (PLN)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

Dept: Sheriff
Phone: 866-0100
Dept: Public Works
Phone: 866-7521


DONE
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Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

13. Secure and Maintain Waste Receptacles - The
applicant shall secure trash and recycling receptacles as
feasible and place them throughout the length of the
parade route. In addition, the applicant shall ensure that
trash receptacles properly disposed upon conclusion of
the parade. (ENG)
14. Conduct Outreach – The applicant shall conduct
outreach to property and business owners that may be
impacted by the event. As part of the outreach, the
organizer shall offer cross-promotional opportunities to
businesses as appropriate.

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

15. Submit Evidence of Insurance - The applicant shall
submit a certificate of insurance to the Planning Division
at least ten (10) days prior to the parade. The certificate
of insurance shall indicate at least $1 million of liability
insurance for the parade and that such insurance cannot
be terminated without at least thirty (30) days prior
notice to the City of Big Bear Lake. The insurance policy,
by endorsement, shall name the City of Big Bear Lake and
its officers, agents, and employees as additional insured
and must remain in place during the event and until its
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)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

16. Display 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: Siri Eggebraten
Phone: 866-5831 x128

Agency: Bear Valley
Chamber of Commerce
Phone: 866-4608
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Prior to the
Event

Prior to
and during
the event

During the
Event

17. 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, you 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. (PW, PLN)
18. Prepare and Implement Public Communications Plan
– The public communications plan shall be prepared and
implemented to assist the general public. Components
of the plan shall include at least two message board signs
communicating the upcoming disruption in traffic
circulation.
19. Event Emergencies and Management – The applicant
shall have at least one on-site manager for the duration
of the event from staging through dismantling. The onsite manager is responsible for
a) insuring that the conditions of special event approval
are followed at all times,
b) responding to affected business owners,
c) ensuring that the event areas are maintained in a clean
and safe manner,
d) ensuring that the event areas are restored to their
original, pre-event condition or better.
20. Implement Security Plan - The applicant shall
implement the approved Security Plan. (SHRF)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

Dept: Public Works
Phone: 866-7521

See Security Plan for list of
emergency contacts

During the
Event

During the
Event

21. Prohibit unsafe and environmentally damaging
activities - The applicant shall ensure the following.
(ENG)
a) No one associated with the event shall throw,
circulate, or distribute paper pursuant to Municipal
Code Chapter 5.16.
b) No one associated with the event shall throw,
circulate, or distribute promotional materials or other
material such as “Silly String,” or candy which generate
trash and debris and endanger pedestrians.

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128
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Dept: Fire Department
Contact: Sue McIlwain
Phone: 866-7566

During the
Event

22. Maintain Emergency Vehicle Access - The applicant is
responsible for insuring that emergency access, fire
lanes, and other related public health and safety features
are maintained throughout the duration of the event.
Parade participants shall not leave unattended, parked
vehicles in locations that could impede emergency
vehicle traffic. Parade staff shall not block emergency
access to streets. Parade participants shall be instructed
to yield to emergency vehicles as necessary. (FIRE)

After the
Event

23. Restore Parade Route, Staging, and Dismantling
Areas. The applicant shall restore the event site and
surroundings to their original, or better, condition. Site
restoration includes, but is not limited to, the removal of
all temporary improvements, signs, animal waste, trash
and debris. (PLN, PW, ENG)

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

24. Contact the Planning Department to Schedule a
Debriefing after the parade

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128

After the
Event

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 2012-068
Project Location - Specific:
City Streets: Big Bear Boulevard, China Garden Road, and Georgia Street
Description of Project:
Parade
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Old Miners Association
Ms. Dayan Anderson, representative
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:
Siri A. Eggebraten (909) 866-5831 x 128

Area Code/Telephone/Extension

Signature:_________________________

Date: _________________

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
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ATTACHMENT 3
Parade Map
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ATTACHMENT 4
Development Code Section 17.13
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ATTACHMENT 5
Administrative Instruction: Special Event Application Review Guidelines

CITY OF BIG BEAR LAKE, CALIFORNIA

ADMINISTRATIVE INSTRUCTION
Number 2012-##

Issued: ##/##/12

Approved by City Council 12/10/12
SUBJECT:

SPECIAL EVENT APPLICATION REVIEW GUIDELINES

PURPOSE
This document establishes the policy for the Planning Division and the Planning Commission to
reference when processing Special Event Applications.
GENERAL POLICY STATEMENT
The City Council acknowledges the cultural and economic importance of special
spec
events.
However, special events on City streets and sidewalks and in City parking areas may produce
negative impacts due to the loss of parking and/or changes in vehicular traffic.
The intent of City Council is to enable the Planning Division and the Planning Commission to
classify events by their potential impacts and to approve events that offer benefits sufficiently
strong to off-set
set those negative impacts.
SCOPE OF POLICY
This policy applies to all special events identified as “Discretionary with special finding” in
Table 17.13.030.B. of the Development Code.
REVIEWING AUTHORITY
The City Council may amend this polic
policy
y from time to time to be consistent with economic
conditions.
POLICY
Development Code Chapter 17.13 includes definitions for Major Small-Impact,
Impact, Major MediumMedium
Impact, and Major Large-Impact
Impact events as well as Table 17.13.030.B, which details where these

events may be permitted. The Planning Division and/or Planning Commission shall reference the
guidelines on the following table to determine if an event is Minor, Major with a small impact,
Major with a medium impact, or Major with a large impact. Thereafter, the event application
shall be processed according to Development Code Section 17.13.030 and Table 13.030.A.
(included as Attachment 1).
Guidelines

Guideline 1: Duration
Duration is intended to reflect the cumulative length
of the event, whether the event takes place on one day or over the course of multiple days.
Guideline 2: Attendance
Attendance is intended to be the number of people
who are anticipated to attend and/or participate in an event.
Guideline 3: Visitor Draw

Visitor draw is intended to be percent of visitors
who visited Big Bear Lake specifically to attend the event. If such numbers are not available,
the percentage of visitors is an acceptable alternative metric.

Guideline 4: Economic Benefit
Economic benefit is intended to reflect the best
available estimate of dollars spent in Big Bear Lake as a result of the event.
Guideline 5: Event Reach
Event reach is intended to indicate the geographic
extent of publicity and/or the exposure for Big Bear Lake generated by media coverage of an
event.

Application of Guidelines
1. Determination: These guidelines should be applied to an event proposal to assist in the
application process and should not be applied in a manner that may deter the event from
taking place. An event may fall under the Minor Event category with respect to
attendance one guideline, but may fall under a Major Event category with respect to other
guidelines. Such variation should be expected. The Planning Division and/or Planning
Commission shall make a reasonable determination based on the combination of values
under all five guidelines.
2. First-Time Events: Applicants shall submit estimates for first-time events. Those
estimates may be based on results of past events subject to the consent of the City
Planner. For example, an event organizer who has produced the same event in a similar
setting may apply those numbers to estimate results of the same event in Big Bear. Those
estimates must be reasonably applied. For example, if a similar event has taken place and
grown in another location over the course of several years, then the comparison should be
drawn from one of the first-years of the event rather than the most recent year.

ATTACHMENT 1
17.13.030.B. EVENT APPROVALS BY LOCATION AND TYPE
Special Event Location Types
Public Parks
Streets
&
Sidewal
ks

Public
Parking
Lots

Permitted
Not
permitted
Village
Drive
&
Not
Pine Knot Avenue
permitted
All other streets
Permitted
Civic Center Lower Parking
Permitted
Indian Village
Permitted
Discretionary
Bartlett A
Big Bear Boulevard

w/ special finding

Not
permitted
Not
permitted
Not
permitted

Bartlett B
Bartlett C
Bartlett D

Permanent

Minor
Special
Events

Event

Venues

Smallimpact

Mediumimpact

Largeimpact

Discretionary Discretionary Discretionary
Not
permitted

Discretionary Discretionary
w/ special finding

w/ special finding

Discretionary Discretionary Discretionary
w/ special finding

w/ special finding

w/ special finding

Discretionary
Discretionary
Discretionary
Discretionary

Discretionary
Discretionary
Discretionary
Discretionary

Discretionary
Discretionary
Discretionary
Discretionary

w/ special finding

w/ special finding

w/ special finding

Discretionary Discretionary Discretionary
w/ special finding

Not
permitted
Not
permitted

w/ special finding

w/ special finding

Discretionary Discretionary
w/ special finding

w/ special finding

Not
permitted

Discretionary
w/ special finding

Permitted by right

Parking areas to remain open

Temporary Private Event Venues
Including Commercial Parking Lots

Major Special Events

Permitted

Discretionary Discretionary Discretionary
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ATTACHMENT 6
Application Status Letter to
Old Miners Association dated November 29, 2012

City of Big Bear Lake

PLANNING DIVISION
November 28, 2012
Old Miners Association
Dayan Anderson: bigbearoldminersdays@gmail.com
Gloria Meade: gloriam35@verizon.net
Deliver by email
SUBJECT:

STATUS LETTER MAJOR SPECIAL EVENT 2012-068
BIG BEAR HERITAGE PARADE

Dear Ms. Anderson and Ms. Meade:
In the last few months, our correspondence has been primarily verbal and I wanted to take a
moment to document the status of your Major Special Event application for the 2013 Big Bear
Heritage Parade. I have separated this letter into four sections including a report on your success
in 2012, a summary of the parade as it relates to the Village, Planning Commission review in the
context of Development Code Amendment 2012-023, and a recommendation from the Planning
Division regarding the completion of your open application.
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2012 Big Bear Heritage Parade
Overall, the 2012 parade was a fantastic success for the community. Congratulations! The Old
Miners Association attracted approximately 3,250 attendees according to the Event Resource
Office. That is more than five times the estimated size of the event in 2011.
Staging the parade in the Brownie Lane parking lot worked better than staging on either Summit
Boulevard or on the driveway for B’s Backyard Barbeque. The parade start at China Garden
Road and Big Bear Boulevard facilitated a community-services type Minor Special Event
organized by Lutheran Social Services in the Summit Plaza parking lot.
The parade route facilitated two detours, one for eastbound traffic and a second for westbound
traffic. The two detours enabled much more fluid flows of detour traffic than have been possible
in the past.
In addition to success in 2012, we have a few lessons that we can apply for 2013. They are as
follows:
1. Secure staff for clean-up activities: Since you both were intimately involved with trash
and manure clean up, you should remember that problem! In future years, please secure
paid staff or highly committed volunteers to clean up after the parade. To help motivate
volunteers, you might offer a donation based on the amount of manure and trash collected
during the parade. Groups such as the Boy Scouts, Girls Scouts, or Camp Girl Power (an
equestrian program run by the Soroptomists), may be motivated to do a great job for you.
2. Use efficient road closures: The Old Miners Association requested and the City
approved use of the section of Big Bear Boulevard between Georgia Street and Jeffries
Road for equestrian dismantling after the parade. Also, Jefferies Road was used for
pedestrians to pass between the Elementary School and the school parking lot on the
southwest corner of Big Bear Boulevard and Jefferies Road. As a result, Big Bear
Boulevard had to be closed to public traffic at Knight Avenue, which negatively impacted
businesses east of Knight Avenue. Having the experience of 2012, we have more
information to better organize and distribute information about parade dismantling so that
the road closure can be limited to Georgia Street.
3. Encourage Spectators to Disperse: Attendance along the parade route was light near
the start and very heavy in the last block. While attendance density generally increased
from east to west, the restaurants were popular locations. McDonalds and El Pollo Loco
appeared to be the busiest. For the future, we should work together to identify public
parking areas and/or special event features that encourage the public to locate along the
full length of the parade route.
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Village Businesses and Construction Activities
We understand that the Village Business Association (VBA) supports the return of the parade to
the Village and that the Old Miners Association and the VBA have discussed having a street
dance following the parade to encourage spectators to stay in the Village after the parade’s
conclusion. While the City supports organizational collaboration, we do not recommend that the
parade move back to the Village for 2013 due to the Village Streetscape Improvement project,
which will be underway in June 2013. Construction will begin as early as possible in the spring.
However, construction is not anticipated to be completed until the end of June at the earliest.
Planning Commission Review of Special Event Applications
The Development Code Amendment for Special Events is grounded on three major concepts.
The first, and most discussed, is the importance of balancing the impacts and the benefits of an
event. Basically, traffic disturbances, parking loss, noise, and other negative impacts are more
tolerable when events generate comparable economic benefits. These benefits can be
demonstrated by duration in concert with the high numbers of spectators, attracting visitors,
spending associated with an event, and the geographic extent of event reach.
The second major concept is the importance of matching events with appropriate venues. Events
are most successful when they begin with achievable, realistic goals and grow steadily over time
into larger venues. One of the primary reasons for this is that people do not respond well to dead
space at an event. Many will not enter the event if there is too much dead space and, for those
who do enter, they are less likely to attend a second time.
The third concept is that events should build through consistency and make minor changes from
year to year until the event has achieved a stable foundation on which to base more significant
changes.
With the approval of the new Development Code Amendment, the Planning Commission will
review each new event for the first two years. After that, the Planning Division will act as the
approving authority. During the first two years of an event, the Planning Commission is going to
look for balanced impacts and benefits, intelligent use of event venue space, and a combination
of consistency and growth.
In addition, the Planning Commission and the Planning Division will review data from previous
years. The Event Resource Office survey of the 2012 Parade indicates that the parade attracted
60% locals. Only 25% of visitors were drawn to Big Bear specifically for the parade. The most
significant criticism of the parade was that spectators would like their parade experience to last
longer.
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Recommendation
After reflecting on the success of the 2012 parade, the construction schedule for the Village, and
the three major Special Event Ordinance concepts described in the previous section, the Planning
Division strongly recommends that the Old Miners Association submit a site plan and supporting
application materials for the same parade route as was used last year with minor modifications to
the detour and parade dismantling areas.
In addition to using the same route, we also recommend that you focus attention on the following
opportunities for growth and improvement:
1.
Fix the problems from 2012 and avoid the introduction of new problems. By making
minor changes to the event, the organization will demonstrate consistency, gain
experience, and have more resources to focus on improving the event.
2.
Increase the number of visitors. If visitor attendance increases, the Planning
Commission is more likely to support additional road closures and/or an eventual
move back to the high summer season.
3.
Fill in the gaps along the parade route. As long as there is room for more spectators
along the parade route, the Planning Commission is not likely to support increasing
the route length. In contrast, if the Old Miners Association is able to show that they
are filling spectator areas to capacity, the Planning Commission/Planning Division is
able to support a transition to a longer parade route.
The next step for your Major Special Event 2012-068 is to submit a completed application
including a route map, schedule, and other parade details. Once we receive those materials, we
will schedule a Development Review Committee meeting and prepare the application for review
by the Planning Commission. If your application materials are submitted by 5:00 p.m. on
December 11, we can go to DRC on December 26th and take the item to Planning Commission as
early as January 16, 2013.
We look forward to moving forward with your application and are hopeful that the approval of
the 2013 event takes place in January or February. Please contact me at (909) 866-5831 if you
have questions or need further information.
Sincerely,
SIRI A. EGGEBRATEN
Associate Planner
Xc:

Jim Miller, Community Development Director
Janice Etter, City Planner
David Lawrence, City Engineer
Rick Bates, Event Resource Office
Matt Scriven, Village Business Association
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ATTACHMENT 7

Email from Economic Development Director Lyle Haynes regarding the 2013 Big Bear Heritage Parade
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ATTACHMENT 8

Letter from Rick Bates of the Event Resource Office regarding the 2013 Big Bear Heritage Parade

ITEM 2.2

STAFF REPORT
PLANNING COMMISSION MEETING OF FEBRUARY 6, 2013
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2012-179/PPR

Proposal:

To change the use of an existing 2,500 square foot building into a wine
tasting and event center for the Wolf Creek Lodge.

Location:

41421 Big Bear Boulevard, Assessor’s Parcel Number 309-151-24, 26 & 40.

Applicant:

Seven Oaks, Inc., David Stone

Representatives:

Steve Bayer, AIA, RCE; Architecture & Engineering

Recommendations: 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 2012-179/PPR based on the findings and subject to the
conditions of approval contained in attached Resolution.

Submitted by,

Prepared by,

James J. Miller

Janice Etter

JAMES J. MILLER
Community Development Director

JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The applicant is proposing to convert the use of an existing 2,500 square foot building to a wine
tasting and event center for the Wolf Creek Resort. The Wolf Creek Resort is a 36-unit lodge
formerly known as the Bavarian Lodge. The wine tasting and event center is attached to the office
for the lodge. It consists of an assembly area that can be used for meetings, parties, and other
similar events. The event center contains a small food serving area, storage room, restrooms, wine
storage area and an attached 1,080 square foot outdoor patio. Parking for the event center will be
provided on an existing tennis court that will be modified as a parking lot, and additional spaces
will be striped on the paved areas within the resort. The project is located on three parcels with a
combined area of 5.6 acres.
BACKGROUND
Zoning

Commercial-General (C-2)

General Plan Designation

Commercial-General (CG)

Existing Land Use

Lodging

Adjacent Land Uses

North – Commercial-General (C-2); fast food restaurant,
convenience store
South – Single Family Residential (R-1)
East – Commercial-General (C-2); ski rental shop and furniture
store
West – Single-Family Residential (R-1)

This Plot Plan Review application was submitted on December 20, 2012. The project was reviewed
at the Development Review Committee (DRC) meeting of January 9, 2013, and determined to be
incomplete. Revised plans were received on January 14, 2013, and the application was determined
to be complete on that date. The application submittal includes a site plan, floor plan, elevations,
and photographs. Photographs of the project are shown below and on the following page:
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ANALYSIS
A site plan, floor plan, and building elevations are attached to this Staff Report as Attachment 4.
An excerpt of the site plan with the event center highlighted in red is shown below. This site plan
and the building plans have been evaluated for compliance with the General Plan and the
commercial development standards contained in Development Code Chapter 17.35. This analysis is
prepared to support the findings necessary to approve a Plot Plan Review application as required in
Development Code Section 17.03.160.
Site Plan:

General Plan
Land Use
The General Plan land use designation of the property is Commercial General (CG). General Plan
Land Use Element Policy L1.1 identifies various types of allowable land uses in the CG
designation, which also encompasses all of the land uses that are permitted in the CommercialVisitor (CV) General Plan designation, specifically hotels, lodges, conference and entertainment
uses. The project is consistent with Land Use Element Policy L2.3 to promote Big Bear Lake as a
major resort destination for Southern California and to provide for development of visitor-oriented
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facilities, services, activities and attractions to enhance tourism. Staff believes that the proposed
wine tasting and event center is consistent with these policies because it is consistent with a hotel
use and it provides an attraction that enhances the visitor experience at the Wolf Creek Resort.
Circulation
Project-related traffic has been analyzed for compliance with the General Plan Circulation Element.
Curb, gutter and sidewalk exist along the Big Bear Boulevard property frontage in compliance with
Circulation Element Policies C1.2 and C1.7. Two existing driveways to Big Bear Boulevard serve
the project site. Big Bear Boulevard is improved to an 80-foot right-of-way and has a daily traffic
volume of 20,100 vehicles per day and a capacity of 33,800 vehicles per day. According to the
General Plan Circulation Element, the road is not over capacity and it functions at an acceptable
level.1 Eureka Drive abuts the subject property to the south. There is no physical access to Eureka
Drive proposed with this project.
Community Design
The site and building design comply with General Plan Community Design Element Policy CD 1.4
in that the design is functional and user-friendly. The event center is centrally located within the
hotel property and placed along a main drive aisle. The main entrance to the building and the
parking lot faces west and south, for maximum solar heating and minimum snow build-up.
Handicapped-designated parking stalls are located within 26 feet of the main entrance. Standard
parking stalls are located within approximately 50 feet of the main entrance.
The scale and size of the building is in proportion to the other buildings on the property in
accordance with Policy CD 3.2. The hotel consists of nine detached buildings. The adjoining office
building is approximately 1,857 square feet, and two of the hotel buildings are of similar size to the
event center building, with areas of 2,672 square feet and 2,933 square feet.
The building architectural style, materials and colors match the existing buildings on the property
and are of a mountain design theme, in compliance with Policy CD 3.3. The building is designed
with Bavarian theme with a pitched roof, covered entry doors, and plant-on trim in a contrasting
color. The building is sided in wood with wood trim and painted in a beige base color with forest
green trim, identical to the other buildings making up Wolf Creek Resort.
Development Code
A commercial lodge is a permitted land use in the Commercial-General (C-2) zone. This wine
tasting and event center is an accessory use to the Wolf Creek Resort. As shown on the submitted
site plan dated January 14, 2013, the event building is located in the center of the existing hotel site.
The project complies with the building setback, building height, floor area ratio, open space, snow
1

General Plan Circulation Element, Table C-2, p. C-10.
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storage, and parking requirements contained in the Development Code’s commercial development
standards listed in Chapter 17.35. The event center is located approximately 240 feet from Big Bear
Boulevard, approximately 175 feet from the westerly property line, 180 feet from the easterly
property line, and 305 feet from the south property line. The building is one-story in height.
Buildings occupy approximately 21,390 square feet of the Wolf Creek Resort property or
approximately 8% of the land area. Four acres of the property, mainly to the south, are vegetated or
remain as natural open space. Some of this open space is used for snow storage. Parking and drive
aisles occupy approximately 36,000 square feet of the property.
Outdoor patio use is subject to the noise regulations contained in Development Code Chapter 17.01.
Amplified music and sound that is unusually loud, excessive, or disturbing is prohibited after 10
p.m.
The Building and Fire Codes limit the occupancy of the building to 99 persons because the building
does not have fire sprinklers. These same codes would prohibit the outdoor patio from being
covered or enclosed, unless the building is retrofitted with fire sprinklers.
Twenty-nine of the 37 parking spaces for the event center will be located on the existing tennis
court. Staff supports the use of this area for parking, as opposed to grading and paving additional
area on the property for parking. The tennis court area has lighting and is enclosed within a chain
link fence. It is screened with green netting on the west and a row of vegetation on the south.
Development Code Table 17.35.050 A. does not allow parking to be placed within fifteen feet of a
residentially-zoned property. The properties on the west side of the project site are zoned
residential and are developed with single-family homes. Therefore, as shown on the submitted site
plan, the parking on the tennis court is set back fifteen feet from the westerly property line. The
green netting on the existing fence is not sufficient to screen headlights from the adjoining
residences. Therefore, as required by the Development Code2, a solid fence or other method of
screening must be placed along the westerly side of the parking lot or property line to block the
light from the vehicle headlights. This requirement is contained in the recommended conditions of
approval. The existing tennis court lighting is being allowed to remain, however, the illumination
levels will need to comply with the maximum illumination levels contained in Development Code
Section 17.35.080 E, specifically, the illumination level may not exceed 1.0 foot candles in the
parking lot adjacent to the residential neighborhood to the west. Compliance with this requirement
is contained in a recommended condition of approval.
Other parking lot improvements are shown on the submitted plans in order to comply with the
Development Code parking and State handicapped accessibility requirements. These improvements
include the restriping of the existing paved areas to provide for 8 additional parking stalls for the
event center, bringing the total number of parking spaces for all uses on the site to 75 parking
spaces. A minimum of 3 parking stalls must be designated as handicapped-accessible. The plans
show that 3 van-accessible parking stalls are proposed at the entrance to the event center. This will
2

Development Code Section 17.35.070 B.13., p. 17.35-31
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require the construction and installation of a
new handicapped-accessible sidewalk in
front of the vehicles and a painted
crosswalk/walkway across the drive aisle to
the events center, as stated in the
recommended conditions of approval.
ENVIRONMENTAL REVIEW
The project has been reviewed for
compliance
with
the
California
Environmental Quality Act (CEQA). The
project has been determined to be
Categorically Exempt from CEQA pursuant to Section 15303, Class 3 of the State CEQA
Guidelines. This section exempts the conversion of small structures from one use to another where
only minor modifications are made to the exterior of the structure. Examples of this exemption
include, but are not limited to, a store, motel, office, restaurant or similar structure not involving the
use of significant amounts of hazardous substances and not exceeding 2,500 square feet in floor
area and accessory structures including patio. Since the adjusted gross square footage of the
building does not exceed 2,500 square feet3, and no significant amounts of hazardous substances are
proposed to be used, except for household-type cleaning products, this exemption can be used.
Therefore, staff recommends that the Planning Commission determine that the project qualifies for
a Class 3 Categorical Exemption. A Notice of Exemption is attached to this Staff Report as
Attachment 3.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on January 23, 2013. In addition, the
notice was mailed to 195 surrounding property owners within a 500-foot radius and posted in three
public places a minimum of ten days prior 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. As of the writing of this report, two letters of
opposition to the project have been received. The first letter of opposition is dated January 26,
2013, and was submitted by D.C. Smith on behalf of the Smiths, the Corders and the Humphries.
This letter in its entirety is attached as Attachment 1.a. The second letter is dated January 29, 2013,
and was submitted by Natasha Roit, Attorney at Law. This letter in its entirety is attached as
Attachment 1.b. Please note that this letter requests that the public hearing be continued on this
item.

3

Development Code Table 17.35.070.A. allows bathrooms and utility rooms to be excluded from the gross floor area of
the building.

Staff Report
Plot Plan Review 2012-179/PPR
Wolf Creek Resort Wine Tasting and Event Center
February 6, 2013
Page 8
CONCLUSIONS AND RECOMMENDATION
The proposed project complies with the goals, programs and policies contained in the General Plan
elements. The site and building design complies with all of the commercial development standards
contained in Development Code Chapter 17.35 for the Commercial-General (C-2) zone.
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 2012-179/PPR based on the findings and subject to the conditions of approval
contained in the Resolution.

Attachments:
1.

2.
3.
4.

Letters of Opposition
a. D. C. Smith, January 26, 2013
b. Natasha Roit, January 29, 2013
Resolution No. PC2013-XX
Notice of Exemption
Project Plans

N:\2-Group\Planning\CURRENT\PPR\2012\2012-179 ~ 41421 Big Bear Blvd ~ Wolf Creek\Staff Report 02-06-2013.docx
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ATTACHMENT 1.a.

January 26, 2013
Re: Plot Plan Review Application 2012-179
This communication is in response to the Notice of Public Hearing I received just
today, January 26, 2013.
My family and I are deeply concerned about the details of the proposed changes at
Wolf Creek Lodge being submitted by Seven Oaks, Inc., changes that could have a
negative impact on two of our residences adjacent to the lodge.
Because we have already experienced the downside of building and operating a Big
Five store on the corner of Conklin Rd., we fear further hazards and nuisances
connected to crowded parking lots, increased traffic, bright lights, noise and all the
other undesirable consequences associated with public entertainment and the sale of
alcoholic beverages.
Please be advised that I will make every effort to attend the public hearing, even on
such short notice, and that unless my family and I (and our attorneys) are given
reasonable assurances of minimal disruption to our dwellings and our lifestyles, we
will defend ourselves and our interests in court should it become necessary.
Respectfully,

D.C. Smith (On behalf of the Smiths, the Corders and the Humphries)
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ATTACHMENT 1.b.
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ATTACHMENT 2
RESOLUTION NO. PC2013-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 2012-179/PPR
TO CHANGE THE USE OF AN EXISTING 2,500 SQUARE FOOT
BUILDING INTO A WINE TASTING AND EVENTS CENTER FOR
THE WOLF CREEK RESORT LOCATED AT 41421 BIG BEAR
BOULEVARD, ASSESSOR’S PARCEL NUMBER 309-151-24, 26 & 40.
A.

RECITALS
(i)

Seven Oaks, Inc., represented by David Stone has filed an application requesting
approval of Plot Plan Review 2012-179/PPR as described herein (hereinafter referred
to as “Application”).

(ii)

The Application applies to 5.6 acres in the Commercial-General (C-2) zone
identified as 41421 Big Bear Boulevard (APN’s 309-151-24, 26 & 40). 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 to change the use of an existing 2,500
square foot building to a wine tasting and event center for the Wolf Creek Resort.
The wine tasting and event center consists of an assembly area for meetings, parties,
and other similar events. The building contains a small food serving area, storage
room, restrooms, wine storage area and an attached 1,080 square foot outdoor patio.
Parking for the event center will be provided on an existing tennis court that will be
modified as a parking lot, and additional spaces will be striped on the paved areas
within the resort. Thirty seven (37) new parking spaces will be provided for the
event center. Upon completion, the site will contain a total of seventy five (75)
spaces including a minimum of three (3) handicapped-designated parking spaces.

(iv)

The property north of the subject site is zoned Commercial-General (C-2) and
developed with a fast food restaurant and a convenience market. The properties to
the south of the subject site are zoned Single-Family Residential (R-1) and
developed with single family residences. The properties to the east of the subject site
are zoned Commercial-General (C-2) and are vacant. The properties to the west of
the subject site are zoned Commercial-General (C-2) and Single-Family Residential
(R-1) and developed with a sporting goods store and single family residences.

(v)

The project has been determined to qualify for an exemption under the California
Environmental Quality Act (CEQA) pursuant to Section 15303, Class 3 of the State
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and City CEQA Guidelines. This class of exemption pertains to the conversion of
small structures from one use to another where only minor modifications are made in
the exterior of the structure. Examples of this exemption include, but are not limited
to, a store, motel, office, restaurant or similar structure not involving the use of
significant amounts of hazardous substances and not exceeding 2,500 square feet in
floor area and accessory structures including patio. Since the adjusted gross square
footage of the building does not exceed 2,500 square feet, and no significant amounts
of hazardous substances are proposed to be used, except for household-type cleaning
products, the project is determined to be categorically exempt from CEQA.

B.

(vi)

On February 6, 2013, 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 2012-179/PPR on this date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt pursuant to
Section 15303, Class 3 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 2012-179/PPR:
a.

The proposed use and design are consistent with the goals, policies, objectives, and
programs of the General Plan. The General Plan land use designation of the property
is Commercial General (CG). General Plan Land Use Element Policy L1.1 identifies
types of allowable land uses in the CG designation, which also encompasses all of
the land uses that are permitted in the Commercial-Visitor (CV) General Plan
designation, specifically hotels, lodges, conference and entertainment uses. The
project is consistent with Land Use Element Policy L2.3 to promote Big Bear Lake
as a major resort destination for Southern California and to provide for development
of visitor-oriented facilities, services, activities and attractions to enhance tourism.
The wine tasting and event center complies with these policies because it is
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consistent with a hotel use and it provides an attraction that enhances the visitor
experience at the Wolf Creek Resort.
The site and building design comply with General Plan Community Design Element
Policy CD 1.4 because the design is functional and user-friendly. The event center is
centrally located within the hotel property and placed along a main drive aisle. The
main entrance to the building and the parking lot faces west and south, for maximum
solar heating and minimum snow build-up. Handicapped-designated parking stalls
are located within 26 feet of the main entrance. Standard parking stalls are located
within approximately 50 feet of the main entrance.
The scale and size of the building is in proportion to the other buildings on the
property in accordance with Policy CD 3.2. The hotel consists of nine detached
buildings. The adjoining office building and two of the hotel buildings are of similar
size to the event center building, with areas of approximately 2,000 to 3,000 square
feet.
The building architectural style, materials and colors match the existing buildings on
the property and are of a mountain design theme, in compliance with Policy CD 3.3.
The building is designed with Bavarian theme with a pitched roof, covered entry
doors, and plant-on trim in a contrasting color. The building is sided in wood with
wood trim and painted in a beige base color with forest green trim, identical to the
other buildings making up Wolf Creek Resort.
b.

The proposed use and design 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. A commercial hotel is a permitted land use in the
Commercial-General (C-2) zone. This 2,500 square foot wine tasting and event
center is an accessory use to the Wolf Creek Resort, an existing 36-unit hotel. The
event center is attached to the hotel’s office. It contains an assembly area, small food
serving area, storage room, restrooms, wine storage area, and an attached 1,080
square foot patio. The wine tasting and event center is intended to be used for
meetings, parties, and other similar events in association with the Wolf Creek Resort.
The adopted Building and Fire Codes limit the occupancy of the building to 99
persons because the building does not have fire sprinklers. These same codes would
prohibit the outdoor patio from being covered or enclosed, unless the building is
retrofitted with fire sprinklers.

c.

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. The project complies
with the building setback, building height, floor area ratio, open space, snow storage,
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and parking requirements contained in the Development Code’s commercial
development standards listed in Chapter 17.35. The location of the event center
complies with the minimum setback requirement of 15 feet, as evidenced on the site
plan submitted with the application. The building is one-story in height. Buildings
occupy approximately 21,390 square feet of the Wolf Creek Resort property or
approximately 8% of the land area. Four acres of the property, mainly to the south,
are vegetated or remain as natural open space. Some of this open space is used for
snow storage. Parking and drive aisles occupy approximately 36,000 square feet of
the property.
Parking for 29 of the 37 parking spaces for the event center will be located on the
existing tennis court. The existing paved areas on the property will be restriped to
provide for 8 additional parking stalls, bringing the total number of parking spaces
for all uses on the site to 75 parking spaces. Three van-accessible parking stalls are
located at the entrance to the event center in compliance with Federal and State
handicapped-accessibility requirements.
d.

The proposed use and design 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 event
center building is located a far distance away from adjacent property lines. The
building is located approximately 175 feet from the westerly property line, 180 feet
from the easterly property line, and 305 feet from the south property line. Four acres
of the property, mainly to the south, are vegetated or remain as natural open space.
These distances form a buffer area between the event center and the adjoining
properties and land uses.
Outdoor patio use is subject to the noise regulations contained in Development Code
Chapter 17.01. Amplified music and sound that is unusually loud, excessive, or
disturbing is prohibited after 10 p.m.
The parking on the tennis court is set back fifteen feet from the westerly property
line. A solid fence or other method of screening will be installed along the westerly
side of the parking lot or property line to block the light from the vehicle headlights.
The existing tennis court lighting is being allowed to remain, however, the
illumination levels will comply with the maximum illumination levels contained in
Development Code Section 17.35.080 E, specifically, the illumination level may not
exceed 1.0 foot candles in the parking lot adjacent to the residential neighborhood to
the west.

e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. Curb, gutter and sidewalk exist along
the Big Bear Boulevard property frontage in compliance with General Plan
Circulation Element Policies C1.2 and C1.7. Two existing driveways to Big Bear
Boulevard serve the project site. Big Bear Boulevard is improved to an 80-foot
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right-of-way and has a daily traffic volume of 20,100 vehicles per day and a capacity
of 33,800 vehicles per day. According to the General Plan Circulation Element, the
road is not over capacity and it functions at an acceptable level. Eureka Drive abuts
the subject property to the south. There is no physical access to Eureka Drive
proposed with this project.
4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3, above, this
Commission hereby approves Plot Plan Review 2012-179/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 6th day of February, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Lynne Rayner
Planning Commission Secretary

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

I, Lynne Rayner, Commission Secretary of the City of Big Bear Lake, California, do hereby certify
that the whole number of the Planning Commission of the said City is five with one seat vacant; that
the foregoing Resolution, being Resolution No. PC2013-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 6th day of February, 2013, 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 February 2013.

Lynne Rayner
Planning Commission Secretary
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2012-179/PPR
WOLF CREEK RESORT WINE TASTING AND EVENT CENTER
41421 BIG BEAR BOULEVARD (ASSESSOR’S PARCEL NUMBERS 309-151-24, 26 & 40)
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Resolution Exhibit 2
VICINITY MAP
PLOT PLAN REVIEW 2012-179/PPR
WOLF CREEK RESORT WINE TASTING AND EVENT CENTER
41421 BIG BEAR BOULEVARD (ASSESSOR’S PARCEL NUMBERS 309-151-24, 26 & 40)
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Resolution Exhibit 3

PLOT PLAN REVIEW 2012-179/PPR
WOLF CREEK RESORT WINE TASTING AND EVENT CENTER
41421 BIG BEAR BOULEVARD (ASSESSOR’S PARCEL NUMBERS 309-151-24, 26 & 40)
APPROVAL DATE: FEBRUARY 6, 2013
EFFECTIVE DATE: FEBRUARY 19, 2013
EXPIRATION DATE: FEBRUARY 19, 2015

These conditions of approval apply to Plot Plan Review 2012-179 to change the use of an existing
2,500 square foot building to a wine tasting and event center for the Wolf Creek Resort. The wine
tasting and event center consists of an assembly area for meetings, parties, and other similar events.
The building contains a small food serving area, storage room, restrooms, wine storage area and an
attached 1,080 square foot outdoor patio. Parking for the event center will be provided on an
existing tennis court that will be modified as a parking lot, and additional spaces will be striped on
the paved areas within the resort. Thirty seven (37) new parking spaces will be provided for the
event center. Upon completion, the site will contain a total of seventy five (75) spaces including a
minimum of three (3) handicapped-designated parking spaces. The property is zoned CommercialGeneral (C-2). 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 2012-179/PPR to change the use of an
existing 2,500 square foot building to a wine tasting and event center for the Wolf Creek
Resort. The wine tasting and event center consists of an assembly area for meetings, parties,
and other similar events. The building contains a small food serving area, storage room,
restrooms, wine storage area and an attached 1,080 square foot outdoor patio. Parking for
the event center will be provided on an existing tennis court that will be modified as a
parking lot, and additional spaces will be striped on the paved areas within the resort. Thirty
seven (37) new parking spaces will be provided for the event center. Upon completion, the
site will contain a total of seventy five (75) spaces including a minimum of three (3)
handicapped-designated parking spaces. The project site is 5.6 acres in the CommercialGeneral (C-2) zone identified as 41421 Big Bear Boulevard (APN’s 309-151-24, 26 & 40).
This approval is granted based on the application materials dated December 20, 2012, and
revised plans dated January 14, 2013. The application submittal includes a site plan, floor
plan, elevations, and photographs by Steve Bayer, Architect. 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
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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 twentyfour (24) months after the effective date of the approval unless the use or occupancy which
is the subject of this action has taken place and all conditions of approval have been met, or
a time extension has been granted by the City. Any application for an extension of time
shall be submitted to the Planning Division, along with the required fee, at 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 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, including the
requirements of the Department of Alcoholic Beverage Control for the serving of alcohol.

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:
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City Lake Engineering Division (sewer connection/encroachment permit)
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.
8.

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

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.

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)

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 for the tenant improvements 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: (B&S)
a. 2010 California Building Code and its appendices and standards; including those
portions adopted by the State Fire Marshal.
b. 2010 California Plumbing Code and its appendices and standards.
c. 2010 California Mechanical Code and its appendices and standards.
d. 2010 California Electrical Code;
e. 2010 California Fire Code and its appendices and standards; and
f. California Code of Regulations, Title 19 and Title 24.

12.

The site plan shall depict fire apparatus access details. Apparatus access drives shall be a
minimum of twenty-six (26) feet in width, capable of supporting the imposed loads of a
seventy-five thousand (75,000) pound vehicle, have a minimum height clearance of fourteen
(14) feet six (6) inches, provide a turning radii of a minimum of forty (40) feet, provide for
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apparatus turn around and extend to within one hundred and fifty (150) feet of all portions of
the first floor of all buildings on the property, as measured by an approved route around the
exterior of the buildings. (FIRE)
13.

The applicant shall provide plumbing fixture counts to the Engineering Division and the
Department of Water for calculation of sewer development impact fees and water
connection fees. Prior to issuance of a building permit or a sewer connection lateral permit,
whichever comes first, the applicant shall pay sewer fees to the Engineering Division and
water fees to the Department of Water. (ENG, DWP)

14.

Upon submittal of building plans to the Building and Safety Division for building
construction, a fire protection review will be required to be performed by the Fire
Department as required by 2010 CFC, Section 503.1.1 and Appendix B, Section B101.1, as
amended by the Fire District. (FIRE, B&S)

15.

The applicant shall submit four (4) sets of final construction plans, site plans, building
elevations, and floor plans to the Building and Safety Division for review and approval by
all applicable departments. Such plans shall be fully dimensioned and in substantial
conformance with those plans approved by the Planning Commission. 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. The building plans shall indicate all appropriate fire separation requirements between the
different occupancies within the building to the satisfaction of the Building and Safety
Division. (FIRE)
d. Tree Protection Guidelines shall be incorporated into all building plans including but not
limited to: site plan, paving plan, and any plan that proposes construction that may have
an impact on trees to be protected. A State of California Licensed Landscape Architect
or ISA Certified Arborists shall approve and sign the plans attesting that the trees to be
protected will not be damaged by the proposed construction. (PLN)
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e.

The affected plan sheet shall be amended to reflect any new conditions of approval
that have been placed on the project by the Planning Commission during the public
hearing and review process. The plans shall be revised to include a detail of a solid
fence or other method of screening must be placed along the westerly side of the
parking lot or property line to block the light from the vehicle headlights. (PLN)

16.

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

17.

The contractor shall attend a pre-construction meeting with the Building and Safety Division
prior to commencement of any construction on the site. (B&S)

The following conditions and requirements shall be met during construction activities:
18.

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

19.

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)

20.

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)

21.

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)

22.

In the event of an unforeseen encounter of subsurface materials suspected to be of
archaeological or paleontological significance, all grading or excavation shall cease in the
immediate area, and the find left untouched until a qualified professional archaeologist or
paleontologist, whichever is appropriate, is contacted and called in to evaluate the find and
make recommendations as to disposition, mitigation, and/or salvage. The applicant shall be
liable for costs associated with the professional investigation. (PLN)
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The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
23.

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

24.

The project shall be constructed in accordance with the conditions of approval that were
discussed and added during the public hearing and Planning Commission review process.
These include the following conditions:

25.

a.

A solid fence or other method of screening must be placed along the westerly side of
the parking lot or property line to block the light from the vehicle headlights. (PLN)

b.

The illumination levels will need to comply with the maximum illumination levels
contained in Development Code Section 17.35.080 E, specifically, the illumination
level may not exceed 1.0 foot candles in the parking lot adjacent to the residential
neighborhood to the west. (PLN)

c.

The tennis court area shall be restriped to provide 29 parking spaces as shown on the
submitted and approved site plan. (PLN)

d.

The existing paved areas on the Wolf Creek Resort site shall be restriped to provide
for 8 additional parking stalls for the event center, bringing the total number of
parking spaces for all uses on the site to 75 parking spaces. A minimum of 3 parking
stalls must be designated as handicapped-accessible. The plans show that 3 vanaccessible parking stalls are proposed at the entrance to the event center. This will
require the construction and installation of a new handicapped-accessible sidewalk in
front of the vehicles and a painted crosswalk/walkway across the drive aisle to the
events center. (PLN, B&S)

Fire extinguishers shall be required in accordance with the 2010 California Fire Code,
Chapter 9, including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current State Fire Marshal service tags.
Travel distance to a fire extinguisher shall not exceed 75 feet. The applicant shall contact
the Fire Department for the requirements pertaining to the number type, and placement of
fire extinguishers. (FIRE)
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26.

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

The following are on-going conditions of operation:
27.

All applicable codes and ordinances shall apply, including but not limited to the 2010
California Fire Code; California Code of Regulations, Title 19; and those portions of the
2010 California Building Code, adopted by the State Fire Marshal. (FIRE, PLN)

28.

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

29.

Illumination shall not create off-site light and glare. (PLN)

30.

Exterior lighting shall be reduced to the extent feasible during hours that the event center is
not in operation, to preserve views of the night sky. (PLN)

31.

Outdoor patio use is subject to the noise regulations contained in Development Code
Chapter 17.01. Amplified music and sound that is unusually loud, excessive, or disturbing
is prohibited after 10 p.m. (PLN)

32.

The Building and Fire Codes limit the occupancy of the building to 99 persons because the
building does not have fire sprinklers. These same codes would prohibit the outdoor patio
from being covered or enclosed, unless the building is retrofitted with fire sprinklers. (B&S)

End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
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ATTACHMENT 3
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
Project Title:

FROM:

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

Plot Plan Review 2012-179
Project Location - Specific: 41421 Big Bear Boulevard, APN’s 309-151-24, 26 & 40, in the City of
Big Bear Lake, San Bernardino County, California
Description of Project:
To change the use of an existing 2,500 square foot building to a wine tasting and event center for
the Wolf Creek Resort. The wine tasting and event center consists of an assembly area for
meetings, parties, and other similar events. The building contains a small food serving area, storage
room, restrooms, wine storage area and an attached 1,080 square foot outdoor patio. Parking for the
event center will be provided on an existing tennis court that will be modified as a parking lot, and
additional spaces will be striped on the paved areas within the resort.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Seven Oaks, Inc., David Stone, representative.
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15303, Class 3
Reasons why project is exempt:
This section exempts the conversion of small structures from one use to another where only minor
modifications are made to the exterior of the structure. Examples of this exemption include, but are
not limited to, a store, motel, office, restaurant or similar structure not involving the use of
significant amounts of hazardous substances and not exceeding 2,500 square feet in floor area and
accessory structures including patio. Since the adjusted gross square footage of the building does
not exceed 2,500 square feet, and no significant amounts of hazardous substances are proposed to
be used, except for household-type cleaning products, this exemption can be used.
Lead Agency or Contact Person:
Janice Etter, City Planner
Date: February 6, 2013

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

