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INFORMATION FOR THE PUBLIC
The Planning Commission meets regularly on the first and third Wednesdays of the month at 1:15
p.m. in Hofert Hall at the Civic Center located at 39707 Big Bear Boulevard.
Procedure to Address the Planning Commission
The Planning Commission encourages free expression of all points of view. To allow all persons to
speak, given the length of the agenda, please keep your remarks brief. If others have already expressed
your position, you may simply indicate that you agree with a previous speaker. If appropriate, a
spokesperson may present the views of your entire group. To encourage all views and promote
courtesy to others, the audience should refrain from clapping, booing or shouts of approval or
disagreement.
Public Forum
The public may address the Planning Commission by completing a speaker card and submitting it to the
Commission Secretary. The speaker cards are located on the table at the back of the Commission
Chambers. During the “Public Forum” your name will be called. Please step to the microphone and give
your name and city of residence for the record before proceeding. All remarks shall be addressed to the
Commission as a body only. No person other than a member of the Commission and the person having
the floor shall enter into any discussion without the permission of the Commission Chairman. Public
comment is permitted only on items not on the agenda that are within the subject matter jurisdiction of
the City. There is a three minute maximum time limit when addressing a respective board.
Discussion/Action Items
Speakers shall follow the same requirements as under the Public Forum, however, cards submitted after
the Commission begins to discuss an item will be subject to the Presiding Officer seeking consensus from
the Commission to consider hearing from the speaker, and if permitted, the speaker will have one
minute to provide his or her comments.
Public Hearings
A speaker card must be completed and speakers must follow the three minute maximum time limit.
Project applicants will be given ten minutes to present their item to the Commission and/or address
questions brought before the Commission from members of the public. The Presiding Officer may
entertain a motion to extend the applicant’s time if needed. Speaker cards submitted after the close of
the public hearing are subject to the guidelines as stated above.
Any handouts for the respective Commission shall be given to the Commission Secretary for distribution.
PLEASE NOTE: Agenda related writings or documents provided to the Planning Commission are
available for public inspection at www.citybigbearlake.com and at the public Planning Department
counter in the City Hall lobby located at 39707 Big Bear Boulevard during regular business hours, 8:00
a.m. to 5:00 p.m., Monday through Friday.
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need
special assistance to participate in a meeting, please contact the City Clerk’s office. Notification 48
hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility
to public meetings.

PLANNING COMMISSION MEETING AGENDA
August 6, 2014
TIME:

1:15 p.m.

Next Resolution PC2014-19

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

CALL TO ORDER
FLAG SALUTE
ROLL CALL

BREUNIG, BUSH, PACELLI, SENFT, SMITH

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

CONSENT CALENDAR
1.1
1.2
1.3

2.

Approval of the minutes of the Planning Commission meeting of July 2, 2014.
Major Special Event 2014-011/MSE – Big Bear Lake Antique Car Club Annual Fun Run Car
Show on August 8, 9 and 10, 2014.
Major Special Event 2013-173/MSE – Annual Endure the Bear Foot Race on September 6,
2014.

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

Major Special Event 2014-054/MSE
Location:
40824 Big Bear Boulevard (Chad’s Parking Lot)
APN:
308-151-30
Applicant:
Friends of the Big Bear Alpine Zoo
Representative:
Kathy Greenwood

Planner: Ruth Lorentz

The application requests approval to hold the annual Run for the Grizzlies fundraiser on
Saturday, September 6, 2014. The event will feature vendors, live music, food and alcohol,
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motorcycles, and a motorcycle poker run around Big Bear Lake.
Staff recommends that the Planning Commission hold a public hearing and consider the
written and oral testimony presented during the hearing. Staff further recommends that the
Planning Commission adopt the attached Resolution finding the project categorically exempt
from the California Environmental Quality Act (CEQA) and approving Major Special Event
application 2014-054/MSE based on the findings and subject to the conditions of approval
contained in attached Resolution.
2.2

Major Special Event 2014-067/MSE
Planner: Janice Etter
Location:
140-170 Business Center Drive
APN:
2328-021-08, 09, 10, 11, 12,13,14 and 2328-091-18
Applicant:
Open Air Big Bear
Representative:
Tom Spiegel and Dave Emig
The application requests approval to hold the first North Shore Half Marathon road running
race. This race is proposed on Saturday, September 27, 2014, beginning and ending on
Business Center Drive. The event consists of a Half Marathon (13.1 mile), a 10K (6.2 mile)
and a 5K (3.1 mile) road running race along Sandalwood Drive, through the Eagle Knoll
Subdivision, along Stanfield Cutoff and North Shore Drive/State Route 38. Business Center
Drive, a portion of Sandalwood Drive and the eastbound lane of State Route 38 from the West
Boat Launch Ramp to Stanfield Cutoff will be closed to vehicles from approximately 6:00 a.m.
until 3:00 p.m. for the races. Approximately 500 participants are expected. Business Center
Drive is located west of Sandalwood Drive.
Staff recommends that the Planning Commission hold a public hearing and consider the
written and oral testimony presented during the hearing. Staff further recommends that the
Planning Commission adopt the attached Resolution finding the project categorically exempt
from the California Environmental Quality Act (CEQA) and approving Major Special Event
application 2014-067/MSE based on the findings and subject to the conditions of approval
contained in attached Resolution.

2.3

Plot Plan Review 2014-071/PPR
Location:
195 Knoll Road
APN:
307-031-09
Applicant:
Frederick Nafis
Representative:
John Acosta, ARA

Planner: Andrew Mellon

The application requests approval to alter an existing 480 square foot non-conforming guest
house by connecting it to an existing 1,330 square foot conforming single family residence.
The proposed two story addition is 925 square feet in area.
Staff recommends that the Planning Commission hold a public hearing and consider the
written and oral testimony presented during the hearing. Staff further recommends that the
Planning Commission adopt the attached Resolution finding the project categorically exempt
from the California Environmental Quality Act (CEQA) and approving Plot Plan Review
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application 2014-071/PPR based on the findings and subject to the conditions of approval
contained in attached Resolution.
3.

DISCUSSION ITEM
3.1

Potential Development Code Amendment to allow Bed & Breakfast establishments and
lodges that are located in the Residential zones to be rented for Outdoor Venues &
Gatherings, such as outdoor wedding receptions, corporate gatherings, family reunions and
private parties for up to 99 persons.

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.
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
July 2, 2014

CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:15 p.m.

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

STAFF PRESENT
James J. Miller, Community Development Director; Janice Etter, City
Planner; Ruth Lorentz, Associate Planner; and Becky Romine, Commission Secretary.
AGENDA APPROVAL
Chairman Smith advised the Commission that the agenda was
being amended to the following:




Item 1.2 would be pulled from the Consent Calendar due to people in the audience that
wish to address the request. It will now become Item 2.3 under “Public Hearing Items”.
Item 2.2 will become Item 2.1 to allow the Public Works Director to be available for
questions.
Item 2.1 will become Item 2.2.

The motion to approve the agenda as amended carried with a voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Community Development Director, James Miller, advised the Commission that the regularly
scheduled meeting for July 16, 2014, has been cancelled.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1 Approval of the minutes of the Planning Commission meeting of June 18, 2014.
Commissioner Senft abstained from the vote due to absence. Commissioner Breunig
abstained from the vote on Item 2.2 due to abstention from that discussion. Commissioner
Pacelli moved to approve the consent calendar. Commissioner Breunig seconded the motion.
The motion carried.
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2. PUBLIC HEARING ITEMS
2.1

Major Special Event 2014-059/MSE
Planner:
Ruth Lorentz
Location:
40803 Village Drive (Christmas Tree Corner) and City Streets
APN:
308-181-19
Applicant:
Big Bear Cycling Association
Representative:
Craig Smith
The application by the Big Bear Cycling Association requests approval of the annual
“Tour de Big Bear” to take place on Saturday, August 2, 2014, starting at 6:00 a.m. and
concluding at approximately 5:00 p.m. Village Drive from Bartlett Road to
Knickerbocker Road is proposed to be closed for portions of the day, along with
portions of Pine Knot Avenue from Pedder Road to Cameron Drive. Additional roads
through the City, County, and Caltrans right-of-ways will be used, but not closed. An
expo is also proposed to take place in “Christmas Tree Corner” and will include
entertainment, sponsors, vendors, and a raffle.
Chairman Smith recused himself due to conflict.
Chairman duties.

Commissioner Pacelli assumed

Associate Planner Ruth Lorentz gave the report, reviewing the site plan, major special
event review, and California Environmental Quality Act designation.
Commissioner Breunig asked questions about the requirement of hard closures of
streets due to the growth of the event. Ms. Lorentz explained that the hard closure of
Village Drive is required due to the start and finish line but that the closure on Pine
Knot Avenue will be a soft closure to allow customers and employees to access the
businesses above Pedder Road. Public Works Director David Lawrence further noted
that customer parking and employee access will be allowed, just no on-street parking
will be provided.
The public hearing was opened at 1:38 p.m. Tom Sitton from the Art Garden raised
concerns about traffic, parking, and signage. The applicant, Craig Smith, answered the
concerns, noting that their intent is to keep the Village as accessible as possible. The
public hearing was closed at 1:44 p.m.
Commissioner Breunig voiced concern about the impact of even a soft closure on the
Village merchants. Mr. Lawrence explained that staff will direct motorists to allowable
parking areas. Mr. Miller suggested signage that the businesses are open.
Commissioner Senft moved to adopt Resolution 2014-16 finding the project
categorically exempt from the California Environmental Quality Act (CEQA) and
approving Major Special Event application 2014-059/MSE based on the findings and
subject to the conditions of approval contained in attached Resolution, with the addition
of conditions that the applicant shall contact the owner/operator of Victoria Park
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Carriages, Mr. Michael Homan, to coordinate the path of travel for the horse carriage
rides through the street closures. Coordination shall ensure that placements of tents or
other structures do not create blockades that harm or prevent Victoria Park Carriage
operations, and that, at the road closure barricade locations in the Village, additional
signage shall be placed in a visible location and shall include language to indicate that
all Village merchants are open for business. After Village Drive from Paine Road to
Bartlett Road is re-opened to vehicles, the road closure signs at Big Bear Boulevard and
Paine Road shall be removed. Commissioner Breunig seconded the motion. The
motion carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
2.2

Breunig, Pacelli, Senft
None
Bush
Smith

Major Special Event 2014-049/MSE
Planner:
Ruth Lorentz
Location:
Bartlett Parking Lot – 630 Bartlett Road
APN:
0308-166-57
Applicant:
Arts Council of Big Bear Valley
Representative: Tim Breunig
The application by the Big Bear Valley Arts Council, represented by Tim Breunig,
requests approval to hold the annual At on the Lake on Friday through Sunday, August
15-17, 2014. Activities will include an artist reception, fine art exhibits and art sales,
musicains, food vendors, and beer/wine garden.
Commissioner Breunig recused himself due to conflict as the representative of the
project.
Associate Planner Ruth Lorentz gave the report, reviewing the site plan, major special
event review, and California Environmental Quality Act designation. The Commission
discussed parking concerns.
The public hearing was opened at 1:59 p.m. Stanley Miller, representing the applicant,
answered questions from the Commission regarding art vendors and booth layout. The
public hearing was closed at 2:01 p.m.
Commissioner Pacelli moved to adopt Resolution 2014-17, finding the project
Categorically Exempt from the California Environmental Quality Act and approving
Major Special Event 2014-049/MSE, based on the findings and subject to the
conditions of approval. Chairman Smith seconded the motion. The motion carried
with the following vote:
AYES:
NOES:

Pacelli, Senft, Smith
None
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Bush
Breunig

Minor Modification 2014-060
Planner:
Janice Etter
Location:
40671 Village Drive
APNs:
308-121-62, 63 & 65
Applicant:
Blue Green Vacations Unlimited, Inc.
Representatives:
Michael Ochoa, Westwood Development Nevada, Inc.
To construct a 20-unit building of a different building type and floor plan than was
previously approved in 2000 for The Club Big Bear Village timeshare resort.
City Planner Janice Etter gave the report, reviewing the revised site plan and California
Environmental Quality Act designation.
Chairman Smith explained that this item was pulled from the Consent agenda because
of concerned citizen and to allow this Commission to review the proposal.
The public hearing was opened at 2:12 p.m. Bob Puckett, who owns property to the
south of the project, explained his concerns, particularly about exterior lighting.
Michael Ochoa, representative for the applicant, said that they will work with staff to
address exterior lighting concerns and that he believes that the lighting will be blocked
from the property uphill. He also noted that he is in partnership with the applicant, and
that they are going to use the newly vacant parcels will be used for additional parking
and snow storage. Mr. Ochoa also said they are considering an additional building with
commercial uses on the ground floor facing Village Drive. Mr. Ochoa then addressed
Mr. Puckett explaining that only one new light is being added with the new building
design. The public hearing was closed at 2:24 p.m.
The Commission commended the representative and the architect on the changes.
Commissioner Senft moved to adopt Resolution 2014-18, finding the project
Categorically Exempt from the California Environmental Quality Act and approving
Minor Modification 2014-060, based on the findings and subject to the conditions of
approval. Commissioner Pacelli seconded the motion. The motion carried with the
following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Pacelli, Senft, Smith
None
Bush
None

3. DISCUSSION ITEM - None
4. PLANNING DIRECTOR’S REPORT – None
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5. SUMMARY COMMENTS – None
6. ADJOURNMENT

At the hour of 2:25 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF AUGUST 6, 2014.

Becky Romine, Commission Secretary
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ITEM 1.2

STAFF REPORT
PLANNING COMMISSION MEETING OF AUGUST 6, 2014
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2014-011/MSE

Proposal:

To authorize the use and closure of City-owned facilities for the annual Fun
Run Car Show on August 8, 9 and 10, 2014.

Location:

Bartlett Road Public Parking Lot, Bartlett Road, Cottage Lane, Pine Knot
Avenue and Village Drive.

Applicant:

Big Bear Lake Antique Car Club.

Representatives:

Rick Donchi and Bill Downs, Big Bear Lake Antique Car Club.

Recommendations: Staff recommends that the Planning Commission authorize the use and
closure of the Bartlett Road Public Parking Lot and the Village streets of Pine
Knot Avenue, Bartlett Road, and Village Drive for the 2014 Fun Run.

Submitted by,

Prepared by,

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

Staff Report
Major Special Event 2014-011/MSE
2014 Big Bear Lake Antique Car Club Fun Run
August 6, 2014
Page 2
BACKGROUND
In 2012, the City Council adopted Ordinance 2012-422 creating new regulations for Major Special
Events (Development Code Chapter 17.13) and Resolution 2012-41 adopting a new administrative
policy pertaining to the use and closure of City-owned facilities (Administrative Instruction Number
2012-01). These new regulations contained in Development Code Section 17.13.040 replace earlier
Ordinances1 and Administrative Instructions2 and give the authority to grant the use and allow the
closure of City-owned facilities to the Planning Commission. City-owned facilities include public
parks, sidewalks, streets and parking lots.
There are several reoccurring Major Special event applications that are not required to be reviewed
by the Planning Commission and which are allowed to be approved by staff. However, the
authority to use and close city facilities is not granted to staff. Therefore, this Consent Item process
has been created to bring requests to use and close city-owned facilities to the Planning Commission
for action.
In these cases, the Planning Commission may authorize the use and closure of a City-owned facility
for a special event provided that the event meets the following criteria:
1. The event is free to spectators.
2. The event is family-oriented, visitor-oriented or both. And,
3. The event does not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Events that involve the sale of produce, antiques,
arts and crafts and similar original items are allowed.
EVENT DESCRIPTION
The applicants are requesting to use and
close the entire Bartlett Road public
parking lot, Bartlett Road, Cottage Lane,
Pine Knot Avenue, and Village Drive as
graphically represented at right and
corresponding to a Village Street Closure
D in Table 17.13.030.A. of the
Development Code. Last year, because of
the Village streetscape construction, the
Village Drive closure was requested to
extend to the Paine Road/Big Bear
Boulevard intersection. This year, the
closure of Village Drive begins at Bonanza
1
2

Development Code Section 17.03.300
Administrative Policy Number 2001-01

Staff Report
Major Special Event 2014-011/MSE
2014 Big Bear Lake Antique Car Club Fun Run
August 6, 2014
Page 3
Trail. This closure is requested for the Big Bear Antique Car Club Annual Fun Run Car Show. The
Fun Run activities take place on Friday, Saturday, and Sunday, August 8, 9, and 10, 2014.
Registration activities take place on Friday in the southerly portion of the Bartlett Road public
parking lot. The large car show occurs on Saturday, August 9th and requires the closure of the full
parking lot and Village streets from 5:00 a.m. until approximately 5:00 p.m. An awards ceremony
takes place on Sunday morning in the entire Bartlett Road public parking lot, with all activities
concluding by approximately noon.
CRITERIA
Pursuant to Development Code Section 17.13.040 Use of City Facilities, requests to use or close
City-owned facilities shall be authorized by the Planning Commission for Major Special Events,
provided that the event meets the following three criteria.
Criteria 1: The event is free to spectators. The Fun Run car show occurring on Saturday and the
awards ceremony held on Sunday are free for spectators.
Criteria 2: The event is family-oriented, visitor-oriented, or both. The Fun Run car show and the
awards ceremony are family and visitor-oriented and are appropriate entertainment activities for all
age groups, local residents, and tourists. Survey data from prior year’s events indicates that several
thousand spectators attend this event and they come from all over Southern California and nearby
States.
Criteria 3: The event will not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Custom commemorative T-shirts are produced and sold at
the event in small quantities. The event has a limited number of car-related exhibitors and a food
and beverage tent. No other vendors are proposed at the event.
RECOMMENDATION
Based on the ability to meet the three criteria, the Planning Department recommends that the
Planning Commission move to authorize the use and partial closure of the Bartlett Road public
parking lot on Friday, August 8 through Sunday, August 10, 2014, for the Big Bear Lake Antique
Car Club Fun Run, registration activities and awards ceremony. Staff further recommends that the
Planning Commission move to authorize the use and full closure of the Bartlett Road public parking
lot and the streets of Bartlett Road north of Beaver Lane, Cottage Lane south of Beaver Lane, Pine
Knot Avenue from Stone Road to Cameron Drive, and Village Drive from Bonanza Trail to
Knickerbocker Road on Saturday, August 9, 2014, for the Big Bear Lake Antique Car Club 2014
Fun Run Car Show, Major Special Event application 2014-011/MSE.
N:\2-Group\Planning\CURRENT\Major Special Events\2014\2014-011 ~ BBLACC Fun Run ~ Bartlett parking lot and
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ITEM 1.3

STAFF REPORT
PLANNING COMMISSION MEETING OF AUGUST 6, 2014
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2013-173

Proposal:

To authorize the use and closure of Pine Knot Avenue between Village Drive
and Cameron Drive between 6:00 a.m. and 6:00 p.m. and the use and closure
of Pine Knot Avenue south of Cameron Drive and the portion of
Knickerbocker Road between Cameron Drive and United States Forest
Service Road 2N08 for intermittent closures at 7:00 a.m., 8:00 a.m., 9:00
a.m., and 10:00 a.m. for the annual Endure the Bear foot race on September
6, 2014.

Location:

Pine Knot Avenue and Knickerbocker Road

Applicant:

Open Sky Music Foundation / Open Air Big Bear

Representative:

Karen Lundgren and Rick Bates

Recommendation:

Staff recommends that the Planning Commission authorize the use and
closure of Pine Knot Avenue and Knickerbocker Road for the annual Endure
the Bear foot race on September 6, 2014.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

ANDREW P. MELLON
Associate Planner

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

Staff Report
Major Special Event 2013-173
2014 Endure the Bear
August 6, 2014
Page 2
DISCUSSION
On December 4, 2013, the Planning Division received an application for the 2014 Endure the Bear
from Open Sky Music Foundation and Open Air Big Bear, represented by Karen Lundgren and
Rick Bates. Endure the Bear is a recurring special event that has demonstrated success for more
than two years. In addition, the event is substantially the same event as it has been since inception.
Therefore, staff is the reviewing authority based on Development Code Section 17.13.050(D) and
has approved the event.
While the City Planner is authorized to review and approve the Major Special Event application,
she is not authorized to permit the use and closure of City streets. Development Code Section
17.13.040(E) authorizes the Planning Commission to take such action.
The Planning Commission may authorize the use and closure of a City-owned facility for a special
event provided that the event meets three criteria. Pursuant to Development Code Section
17.13.040 Use of City Facilities, the event must be free to spectators, family-oriented, visitororiented or both and does not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Endure the Bear is consistent with each of these
provisions.
The production of Endure the Bear requires closure of Pine Knot Avenue between Village Drive
and Cameron Drive from 6:00 a.m. to 6:00 p.m., the closure of Pine Knot Avenue south of Cameron
Drive, and the closure of Knickerbocker Road between Cameron Drive and United States Forest
Service Road 2N08 for brief periods of time for starts at 7:00 a.m., 8:00 a.m., 9:00 a.m. and 10:00
a.m.
RECOMMENDATION
Based on the ability to meet the three criteria, the Planning Division recommends that the Planning
Commission authorize the use of Pine Knot Avenue and Knickerbocker Road according to the
description above for Endure the Bear on Saturday, September 6, 2014.
Attachment: Endure the Bear Street Closure Map

N:\2-Group\Planning\CURRENT\Major Special Events\2013\2013-173 ~ Endure the Bear\Staff Report consent auth to
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ATTACHMENT 1
MAJOR SPECIAL EVENT PERMIT 2013-173
ENDURE THE BEAR TRAIN RUN
MAP OF ROUTE CLOSURES ON CITY STREETS

ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF AUGUST 6, 2014

PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2014-054

Proposal:

To hold the annual Run for the Grizzlies fundraiser on Saturday,
September 6, 2014.

Location:

Chad’s Place parking lot, 40824 Big Bear Blvd., Assessor’s Parcel
Number 0308-151-30, zoned Lakefront Commercial (LC) in the Village
Specific Plan (VSP).

Applicant:

Friends of the Big Bear Alpine Zoo

Representative:

Kathy Greenwood

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 2014-054, based
on the findings and subject to the conditions of approval contained in the
resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

RUTH LORENTZ
Principal Planner

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

Major Special Event 2014-054
Planning Commission Staff Report August 6, 2014
Page 2
PROJECT DESCRIPTION
The Friends of the Big Bear Alpine Zoo, represented by Kathy Greenwood, proposes the annual
Run for the Grizzlies fundraiser on Saturday, September 6, 2014. The event will feature vendors,
live music, food and alcohol, motorcycles, and a motorcycle poker run around Big Bear Lake.
The event will provide off-site parking for participants, vendors, and spectators.
A summary of the event schedule is provided below in Figure 1. For reference, a reduced site
plan is provided in Figure 2. The site plan, circulation plan, parking plans, event schedule, and
vendor list prepared by the applicants are provided in Attachment 3.
Figure 1: EVENT SCHEDULE
ACTIVITY
Vendors Open
Poker Run Registration
Poker Run
Raffles & Auctions
Outdoor food & beverage service
Live Outdoor Music
Figure 2: Event Layout

START (AM)
9:00
9:30
9:30
9:30
11:00
12:00

END (PM)
5:00
12:00
2:30
3:00
5:00
5:00
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BACKGROUND
General Plan Designation

Village Specific Plan (VSP)

Zoning

Lakefront Commercial (LC)

Adjacent Land Uses

Existing Land Use: Restaurant and Parking Lot
North:
Lakefront Commercial (LC); Pine Knot Landing
Marina/The Dock Club
South:
Big Bear Boulevard/State Route 18 (5-lane highway);
Village Retail (VR) with gas service station
East:
LC; vacant office building
West:
LC; post office building

Last year, this event was reviewed as Minor Special Event because it was fully contained at
Northwood’s Resort, Previously, the event was held in the parking lot of 40740 Village Drive
(old location of Chad’s Place restaurant and bar), and was reviewed as a Major Special Event at
staff-level. Chad’s Place is now located at 40824 Big Bear Boulevard. The event’s change in
location and use of the site results in the review of a Major Special Event under the recent
Special Event Ordinance.
This application and related materials were submitted on May 1, 2014. The proposal was
reviewed at the Development Review Committee (DRC) meeting on May 14, 2014, and deemed
incomplete. After submittal of certified mailing address labels on May 28, 2014, the application
was deemed complete. A revised site plan was submitted after discussions with Code
Department regarding distances between vendor booths.
The Endure the Bear Trail Run is also proposed on the same event date. This event consists of an
expo on 40803 Village Drive (Christmas Tree Corner). The trail runs begin south of the expo
area and go onto Forest Service trails. No conflicts or impacts are anticipated between the two
events due to their locations and the distance between them.
ANALYSIS
Event size and intensity
Pursuant to Section 17.13.020, Major Special Events may be further categorized as small-impact,
medium-impact, or 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 guidelines state that “The Planning
Division and/or Planning Commission shall make a reasonable determination based on the
combination of values under all five guidelines.” An excerpt of these guidelines is provided in
Figure 3 for reference. Based on the following analysis, this event is determined to be a smallimpact event.

Major Special Event 2014-054
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Figure 3 Guidelines for Classifying Special Event Applications

9 hrs
400
≈ 93%
≤

Duration:

Small-Impact. This event does not exceed 12 hours in duration, indicative
of a small impact.

Attendance:

Minor. Expected attendance is 400 persons, 250 motorcycles, and 22
vendors. This event is generally attended by motorcyclists and participants
of the poker run. This number is indicative of minor events.

Visitor Draw:

Large-Impact. Visitor draw is the percent of visitors who come to Big
Bear Lake specifically to attend an event. This event has not been
surveyed by the Big Bear Event Resource Office, however; the applicants
indicate that 93% of attendees come up specifically for this event.

Economic Benefit:

Small-Impact. The event has not been surveyed to determine the amount
of dollars spent or overnight stays. As a one-day motorcycle event, it is
anticipated to bring in less than or equal to $200,000.

Event Reach:

Medium-Impact. The applicants announce the event to resorts and
businesses located in the southwestern states, indicative of a medium
impact event.

Event Date and Location
The event occurs annually in September, generally on the first or second Saturday of the month.
This year’s date falls within the seven days after Labor Day weekend, which is considered a peak
weekend. However, the event is contained within private facilities. Based on Development Code
Table 17.13.030.B of the Special Events Chapter, the special events held at private event venues
are not subject to a special finding. Nonetheless, a major special event application is being
processed because this venue is not a permanently approved event venue.
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Permit requirements and approval authority
The Planning Commission is the reviewing authority for the first two years when a Major
Special Event proposes a significant change, such as a change in location.
Parking & Performance Standards
As evidenced by the event’s visitor draw, most spectators are generally poker run participants or
motorcyclists. Pine Knot Landing Marina has provided the applicant with permission to use their
site for motorcycle parking. Bikers will be directed by volunteers in order to maximize parking
spaces for bikes. Poker run participants will leave the Marina via Pine Knot Avenue and turn
right on Big Bear Boulevard to begin the poker run. The clockwise direction around the lake will
ensure right-turns for safety of the motorcyclists during the poker run.
Chad’s parking lot contains approximately 40 parking spaces that will be lost to the event.
Because Chad’s will remain open to the public, the applicant will provide off-site parking which
will be signed with directional signage for Chad’s customers, the 22 vendors, event volunteers,
and outside spectators. Lots will include the Veteran’s Park parking lot (49 spaces) and the First
Mountain Bank parking lot (45 spaces) for a total of 94 spaces. Due to the event’s new location,
staff anticipates that visitors from Village may walk down Pine Knot Avenue to go to see the
event. These visitors are expected to have already parked in Village parking spaces.
The site plans and event schedule show consistency with performance standards placed on
special events, including portable restrooms and hand-washing stations, fire emergency access,
and a headquarters booth. At DRC, the event was reviewed by appropriate departments and
agencies, including but not limited to Code Compliance, Fire Department, California Highway
Patrol (CHP), Sheriff’s Office, and the Public Works Department; and additional performance
standards were recommended. These are included in the recommended conditions of approval.
Some of these standards will include maintaining a quiet zone within the Village L, even though
there will be no poker run stops in the Village this year. Another includes placement of
temporary trash bins within the Veteran’s Park parking lot to limit litter. Last but not least, the
CHP requested that all rules of the road apply during the poker run.
Findings for approval
Major Special Events require analysis under the following five findings.
1. The use is consistent with the general purposes of the General Plan and this Chapter and the
specific provisions of the zoning district in which the site is located, and any other applicable
codes and policies.
The proposed event is consistent with the General Plan’s Land Use Policy L2.3 to promote Big
Bear Lake as a major resort destination in Southern California by providing for visitor-oriented
activities to enhance tourism, because the event has a high visitor draw. The event is consistent
with the Open Space, Parks, and Recreation Element Policy OPR 4.1 to work with the various
local groups and individuals to assist in the organization and promotion of special events and
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cultural activities provided that such events conform to the City’s goal to maintain a familyoriented community and destination place for visitors. The fundraiser raises awareness and funds
for the Big Bear Alpine Zoo. Pine Knot Landing Marina will offer event participants discounted
marina activities. Furthermore the event’s location is also consistent with Policy L2.1 to promote
the Village district as the primary shopping, dining, and entertainment destination.
This event is consistent with the provisions of the Development Code Chapter 17.13. Due to the
event’s duration, visitor draw, and outreach, the event is a small-impact major special event,
which utilizes private property as a temporary event venue. Impacts to surrounding businesses
and properties are minimal because the event’s duration is less than one day and occurs one time
per year on an annual basis.
2. Appropriate measures have been taken to protect the public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses and the
community.
The event will comply with regulations for food and alcohol services in order to obtain
appropriate permits. As evidenced by the site plans and materials submitted with the application,
the event will comply with performance standards related to time and duration, noise, fire and
life safety, public health, emergency management, communications, vendors, and parking.
3. The event will have adequate parking, ingress and egress, traffic circulation and access, and
provision for pedestrian safety.
The event’s new location is appropriate due to its proximity to Big Bear Boulevard, which will
act as a noise buffer but offers convenient access during the poker run. As evidenced on the site
plan, the fencing, booth, and activity locations allow for adequate pedestrian circulation and
separation of pedestrians in the festival area. Motorcyclists will return to their parking area from
the driveway on the adjacent parcel to the east (40840 Big Bear Boulevard) to enter Pine Knot
Landing. Overflow parking areas are being secured by the applicant to ensure adequate parking
for customers, vendors, motorcyclists, and event volunteers.
4. All structures and equipment will be erected and maintained in compliance with the
applicable codes.
The event will be subject to conditions for any structures or equipment that require additional
permits from Fire and Building and Safety Departments, including, but not limited to, electrical
connections, exiting, and tents or canopies. The event will also be required to obtain an
inspection prior to opening to the public.
5. The subject site will be restored to its original or better condition upon termination of the
special event.
Setup for the event will begin at 8:00 a.m. and clean-up will begin after 5:00 p.m. and is
expected to be completed that Saturday night.
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ENVIRONMENTAL REVIEW
Based on the plans submitted with the application and the proposed conditions of approval, staff
recommends that the project qualifies for a categorical exemption 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.
PUBLIC NOTICING AND CORRESPONDENCE
Public notice was published in The Grizzly for the July 23, 2014, issue, posted in three public
places, made available on the City website, and mailed to 16 surrounding property owners within
300 feet of the event site for a 10-day notice period. As of the writing of this staff report, no
public correspondence has been received.
CONCLUSION AND RECOMMENDATION
The event has been reviewed and found in compliance with the General Plan, Development
Code, and Special Events Ordinance. The Run for the Grizzlies does not conflict with other
events and is a minor temporary impact to the Chad’s restaurant site and adjacent properties. The
event is not subject to a discretionary special finding because it does not request to close public
facilities during peak tourist season. The new location is appropriate due to its proximity to Big
Bear Boulevard and results in reduced noise impacts on the Village. Conditions of approval have
been placed on the event to ensure that all temporary structures obtain appropriate building
permits and approvals, and that required inspections of the site occur prior to opening the event
to the public.
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 2014-054, based on the findings and subject to the conditions of approval
contained in the resolution.
Attachments:
1. Draft Planning Commission Resolution 2014-XX
2. Notice of Exemption
3. Event plans and materials
N:\2-Group\Planning\CURRENT\Major Special Events\2014\2014-054 ~ Run for the Grizzlies\Staff Report - Run for the Grizzlies.doc
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ATTACHMENT 1
RESOLUTION NO. PC 2014-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 2014-054 TO
HOLD THE ANNUAL RUN FOR THE GRIZZLIES FUNDRAISER ON
SATURDAY, SEPTEMBER 6, 2014 AT 40824 BIG BEAR BOULEVARD
(APN 0308-151-30).

A.

RECITALS
(i)

The Friends of the Big Bear Alpine Zoo, represented by Kathy Greenwood, has
filed an application requesting the approval of Major Special Event 2014-054, as
described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to a 0.58 acre site, located at 40824 Big Bear Blvd., and
referred to on the County Assessor rolls as Assessor’s Parcel Number 0308-15130; legally described on Exhibit 1 hereto and shown on the map attached hereto as
Exhibit 2.

(iii)

The Application, as contemplated, is proposing to hold the annual Run for the
Grizzlies fundraiser on Saturday, September 6, 2014. The event will feature
vendors, live music, food and alcohol, motorcycles, and a motorcycle poker run
around Big Bear Lake. The event will provide off-site parking for participants,
vendors, and spectators.

(iv)

The site of the event is developed with a restaurant and bar known as “Chad’s
Place” and a paved and striped parking lot. The subject site is zoned as Lakefront
Commercial (LC) and designated as Village Specific Plan (VSP) on the General
Plan Land Use Map. Property to the north of the subject site is zoned LC in the
VSP, and is developed with a marina. Property to the west and east of the subject
site is zoned LC in the VSP and is developed with a post office and office
buildings, respectively. Property to the south is zoned as Village Retail (VR)
within the VSP and is developed with a gas service station.

(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 August 6, 2014, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application in Hofert Hall of the
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Civic and Performing Arts Center, 39707 Big Bear Boulevard, Big Bear Lake,
California, 92315, and concluded said hearing on this date.
(vii)
B.

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

RESOLUTION

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

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

2.

The project is exempt from the provisions of the California Environmental Quality
Act (CEQA) pursuant to Section 15304(e), Class 4, of the State CEQA guidelines,
which categorically exempts temporary uses having negligible or no permanent
effects on land. Conditions of approval have also been incorporated to the project to
ensure compliance with event performance standards.

3.

Based on the evidence presented to the Planning Commission during the August 6,
2014, public hearing, including public testimony and the written and oral staff
reports, the Planning Commission specifically finds as follows with respect to Major
Special Event 2014-054:
a.

The proposed event is consistent with the General Plan’s Land Use Policy
L2.3 to promote Big Bear Lake as a major resort destination in Southern
California by providing for visitor-oriented activities to enhance tourism,
because the event has a high visitor draw. The event is consistent with the
Open Space, Parks, and Recreation Element Policy OPR 4.1 to work with
the various local groups and individuals to assist in the organization and
promotion of special events and cultural activities provided that such
events conform to the City’s goal to maintain a family-oriented community
and destination place for visitors. The fundraiser raises awareness and
funds for the Big Bear Alpine Zoo. Pine Knot Landing Marina will offer
event participants discounted marina activities. Furthermore the event’s
location is also consistent with Policy L2.1 to promote the Village district
as the primary shopping, dining, and entertainment destination.
This event is consistent with the provisions of the Development Code
Chapter 17.13. Due to the event’s duration, visitor draw, and outreach, the
event is a small-impact major special event, which utilizes private property
as a temporary event venue. Impacts to surrounding businesses and
properties are minimal because the event’s duration is less than one day
and occurs one time per year on an annual basis.

Major Special Event 2014-054
Planning Commission Staff Report August 6, 2014
Page 10
b.

Appropriate measures have been taken to protect the public health, safety,
and general welfare and to minimize detrimental effects of adjacent
properties and the community. The event will comply with regulations for
food and alcohol services in order to obtain appropriate permits. As
evidenced by the site plans and materials submitted with the application,
the event will comply with performance standards related to time and
duration, noise, fire and life safety, public health, emergency management,
communications, vendors, and parking.

c.

The event will have adequate parking, ingress and egress, traffic
circulation and access, and provisions for pedestrian safety. The event’s
new location is appropriate due to its proximity to Big Bear Boulevard,
which will act as a noise buffer but offers convenient access during the
poker run. As evidenced on the site plan, the fencing, booth, and activity
locations allow for adequate pedestrian circulation and separation of
pedestrians in the festival area. Motorcyclists will return to their parking
area from the driveway on the adjacent parcel to the east (40840 Big Bear
Boulevard) to enter Pine Knot Landing. Overflow parking areas are being
secured by the applicant to ensure adequate parking for customers,
vendors, motorcyclists, and event volunteers.

d.

All structures and equipment will be erected and maintained in compliance
with the applicable codes. The event will be subject to conditions for any
structures or equipment that require additional permits from Fire and
Building and Safety Departments, including, but not limited to, electrical
connections, exiting, and tents or canopies. The event will also be required
to obtain an inspection prior to opening to the public.

e.

The subject site will be restored to its original or better condition upon
termination of the special event. Setup for the event will begin at 8:00 a.m.
and clean-up will begin after 5:00 p.m. and is expected to be completed
that Saturday night.

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby approves Major Special Event Permit 2014-054, subject to the
conditions of approval as set forth in Exhibit 3.

5.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
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PASSED, APPROVED, AND ADOPTED this 6th day, August, 2014.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date

ATTEST:
_______________________
Becky Romine
Planning Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five with one
vacant seat; that the foregoing Resolution, being Resolution No. ________ 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, August, 2014, 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, August, 2014.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
MAJOR SPECIAL EVENT 2014-054
RUN FOR THE GRIZZLIES
40824 BIG BEAR BOULEVARD
APN 308-151-30

PORTION NE 1/4 SECTION 19 TOWNSHIP 2N R 1E COMMENCING AT POINT WHICH
IS S 89 DEG 27 MIN E 44.92 FT AND N 0 DEG 19 MIN E 60 FT FROM INTERSECTION
C/L PINE KNOT AVE AND S LI SD NE 1/4 SD PT BEING ON N LI BIG BEAR BLVD 60
FT WIDE TH ALG SD N LI S 89 DEG 27 MIN E 120.08 FT TH N 0 DEG 19 MIN 36
SECONDS E 200 FT TH N 89 DEG 27 MIN W 140 FT TO A PT ON ELY LI PINE KNOT
AVE AS DESC IN DEED RECORDED 11/16/66 IN BK 6729 PAGE 656 OFFICIAL
RECORDS THEN ALONG SAID LINE S 0 DEG 19 MIN 36 SECONDS W 180.08 FT TO
BEG OF TANGENT CURVE CONCAVE TO NE WHOSE RADIUS IS 20 FT TH SELY ALG
SD CURVE 31.34 FT THRU A CENTRAL ANGLE OF 89 DEG 46 MIN 36 SECONDS TO
POB EX PTN IN BIG BEAR BLVD SEE SEPARATE ASSESSMENT PER SEC 2188.2 R
AND T CODE TAX RATE AREA 5713 PARCEL 05505240 EX ST PER 12-6-89 #89-472856.
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Exhibit 2
VICINITY MAP FOR
MAJOR SPECIAL EVENT 2014-054
RUN FOR THE GRIZZLIES
40824 BIG BEAR BOULEVARD
APN 308-151-30
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Exhibit 3
CONDITIONS OF APPROVAL
MAJOR SPECIAL EVENT 2014-054
RUN FOR THE GRIZZLIES
40824 BIG BEAR BOULEVARD
APN 308-151-30
APPROVAL DATE: AUGUST 6, 2014
EFFECTIVE DATE: SEPTEMBER 6, 2014
EXPIRATION DATE: SEPTEMBER 6, 2014

These conditions of approval apply to Major Special Event 2014-054 to hold the annual Run for
the Grizzlies fundraiser on Saturday, September 6, 2014. 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 2014-054 is granted approval to hold the annual Run for the
Grizzlies fundraiser on Saturday, September 6, 2014, in Chad’s Place parking lot, located
at 40824 Big Bear Blvd., and referred to on the County Assessor rolls as Assessor’s
Parcel Number 308-151-30. The event will feature vendors, live music, food and alcohol,
motorcycles, and a motorcycle poker run around Big Bear Lake. The event will provide
off-site parking for participants, vendors, and spectators. This approval is granted based
on the application and supplemental materials submitted by the Friends of the Big Bear
Alpine Zoo, as represented by Kathy Greenwood, on May 1 and 28, and July 17, 2014.
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.

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. These include but are not limited to the
San Bernardino County Department of Environmental Health Services for food service
permits and the California Department of Alcohol Beverage Control for alcohol service
permits.

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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MAJOR SPECIAL EVENT IMPLEMENTATION PLAN
TIMING

CONDITION

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

Prior to
the Event

9. Parking - The applicant shall obtain authorization from
the owners of other private parking lots in order to
provide adequate additional parking if vendors,
volunteers, and/or non-motorcyclist participants
exceed 94 spaces. Parking shall be provided at the
rates provided in Development Code Section
17.13.070.A., which requires 1 space per vendor and 1
space for every 2 volunteers/staff persons. Addresses
for the additional parking areas shall be submitted.
Parking shall be signed with directional signage to
include vendor, customer, and event parking.
10. Temporary Food Facility Event – The San Bernardino
County Department of Environmental Health (DEHS)
requires event organizers and food vendors at an
event to obtain a temporary food facility event permit.
The applicant shall contact DEHS to obtain necessary
permits, and shall ensure food vendors obtain the
necessary permits.
11. Temporary Event Alcohol License - California
Department of Alcoholic Beverage Control (ABC)
requires that event organizers obtain a Special One
Day Event Permit for the serving and sales of alcohol
during an event. The applicant shall abide by all of the
requirements of the Department of Alcoholic Beverage
Control including those listed in Development Code
Section 17.13.060.K.
12. Designated Driver – The event organizer shall make
provisions for a designated driver program or provide
information about transportation alternatives, such as
taxis or buses, to discourage drunk driving.
13. Secure and Maintain Waste Receptacles - The
applicant shall secure trash and recycling receptacles
as feasible and place them throughout the event area.
Receptacles shall be placed in Veteran’s Park Parking
Lot. The applicant shall ensure that trash receptacles
are properly disposed upon conclusion of the event.

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124

Dept: County Division of
Environmental Health
(DEHS)
Phone: 800-422-2283

Dept: Sheriff’s Office
Contact: Sergeant Luke
Niles
Phone: 866-0132
Dept: ABC (Riverside)
Phone: (951) 782-4400
Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124
Company: Big Bear
Disposal or another
sanitation company
Phone: 866-3942


DONE
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TIMING

Prior to the
Event

Prior to the
Event

Prior to the
Event

Prior to the
Event

CONDITION

CONTACT

14. Vendor Business License - All applicants shall obtain a
valid City of Big Bear Lake business license. In lieu of a
business license, organizations may register with the
City if the organization qualifies as a non-profit.
Vendor Fees - The applicant shall collect and remit
vendor fees to the City, pursuant to City Council
Resolution No. 93.15, as it may be amended from
time to time. This Resolution prescribes that $5 shall
be collected from each vendor, for up to 50 vendors.
Vendor Point of Sales - Each vendor or exhibitor
generating on-site sales shall obtain and display a
State Board of Equalization Resale Number or
“Detailed Allocation by Sub-outlet of Uniform Local
Sales and Use Tax” form or equivalent with the State
Board of Equalization designating the City of Big Bear
Lake as the point of sales for that event.
15. 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.
16. Village Quiet Zone – The event registration materials,
flyers, or other pamphlets shall remind motorcyclists
that the Village L (Pine Knot Avenue and Village Drive)
shall be designated as a quiet zone, in awareness of
other event(s) occurring in the Village during this
event.
17. Inspections & Permits- Applicants are responsible for
contacting the Fire and the Building and Safety
Departments at least 10 days in advance to schedule
an inspection time for the day of the event.
a) A Fire District permit will be required for the use of any
open-flame devices. Permit applications and

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124

Dept: Code
Contact: Phil Mosley
Phone: 866-5831 x134

Dept: Building and
Safety (B&S)
Contact: Phil Mosley
Phone: 866-5831 x134
Dept: Fire


DONE
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TIMING

CONDITION

b)

c)

d)

18.

During the
Event

19.

a)
During the
Event

b)
c)
d)

During the
Event

associated fees are to be submitted to the Fire
Protection District a minimum of seven (7) working
days prior to the event.
Obtain a permit from the Fire District a minimum of
seven (7) working days prior to the event for each tent
in excess of 400 sq. ft. (with side panels) or 700 sq. ft.
(no side panels) in area. Clustered tents exceeding the
specified square footages require a permit.
If extension cords/generators are proposed for use,
submit an electrical layout plan to the Fire District for
review and approval a minimum of seven (7) working
days prior to the event. Electrical wiring installations
shall be in accordance with the 2013 California
Electrical Code. Contact the City of Big Bear Lake
Building & Safety Division to obtain applicable
permits/approvals.
Revisions to the site layout plan are to be submitted to
the Fire District a minimum of seven (7) working days
in advance of the event for review and approval. All
enclosed areas shall be provided with the required
number of exits and exit widths.
Fire and Life Safety - All events shall comply with the
requirements of the most recently adopted edition of
the California Code of Regulations, Title 24, Part 2
California Building Code; Part 3 California Electrical
Code; Part 4, California Mechanical Code; Part 5,
California Plumbing Code and Part 9, California Fire
Code as they relate to the installation and construction
of temporary structures, equipment and devices.
Event Emergencies and Management – The applicant
shall have at least one on-site manager for the
duration of the event from set-up to take-down. The
on-site manager is responsible for:
ensuring that the conditions of special event approval
are followed at all times,
responding to affected business owners,
ensuring that the event areas are maintained in a
clean and safe manner,
ensuring that the event areas are restored to their
original, pre-event condition or better.

20. Electrical - Extension cords in pedestrian areas shall be
protected from damage and adequately covered as to
not create a tripping hazard. No strung lighting over
pedestrian walkways shall be allowed unless approved

CONTACT
Contact: Mike Maltby
Phone: 866-7566

Dept: Building and
Safety (B&S)
Contact: Phil Mosley
Phone: 866-5831 (B&S)

Dept: Planning and/or
Code Compliance
Phone: 866-5831

Dept: Building and
Safety (B&S)
Contact: Phil Mosley
Phone: 866-5831 (B&S)


DONE
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TIMING

CONDITION

CONTACT

by the Building Official. Electrical distribution systems
and/or generators that supply over 20 amps to more
than one activity or vendor shall be reviewed and
approved by the Building Official.

During the
Event

During the
Event

During the
Event

After the
Event

After the
Event

21. Fire Extinguishers, Fire Lanes, and Exits - Fire
extinguishers shall be placed at 150 foot intervals
and/or at locations that are within 75 feet of any event
activity.
a) Fire apparatus access roads and fire lanes are to be
maintained clear and unobstructed at all times with a
minimum width of twenty-four (24) feet, a minimum
height clearance of 14 feet 6 inches, and appropriate
turnarounds for fire apparatus and other emergency
vehicles.
b) Fire hydrants shall remain accessible at all times.
Vehicles shall not be parked in front of fire hydrants,
nor shall booths/displays/tents be placed in front of
fire hydrants.
22. Appearance - During the event vendors are required
to:
a) Display merchandise in a safe and attractive manner;
b) Screen excess merchandise from public view;
c) Park in designated vendor parking;
d) Follow all of the conditions of approval specific to the
event;
e) Follow all of the applicable public health and safety
requirements proscribed in this Section.
23. Rules of the Road – The applicant shall inform poker
Run participants during registration that all rules of the
road shall apply during the run.

Dept: Fire
Contact: Mike Maltby
Phone: 866-7566

24. Restore Event Areas and Parking Lots - 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.
25. Contact the Planning Department to Schedule a
debriefing after the event.

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124

Dept: California Highway
Patrol
Contact: Adam Rodman
Phone: 867-2791

Dept: Planning
Contact: Ruth Lorentz
Phone: 866-5831 x124


DONE
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:
Clerk of the Board of Supervisors
County of San Bernardino
385 N. Arrowhead Avenue, 2nd Floor
San Bernardino, CA 92415-0130

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

Project Title:
Major Special Event 2014-054
Project Location - Specific:
Chad’s Place parking lot, 40824 Big Bear Blvd., Assessor’s Parcel Number 0308-151-30, zoned
Lakefront Commercial (LC) in the Village Specific Plan (VSP), in the City of Big Bear Lake,
CA
Description of Project:
The Friends of the Big Bear Alpine Zoo, represented by Kathy Greenwood, proposes the annual
Run for the Grizzlies fundraiser on Saturday, September 6, 2014. The event will feature vendors,
live music, food and alcohol, motorcycles, and a motorcycle poker run around Big Bear Lake.
The event will provide off-site parking for participants, vendors, and spectators.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Friends of the Big Bear Alpine Zoo, represented by Kathy Greenwood
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:
Ruth Lorentz, Principal Planner

Area Code/Telephone/Extension
(909) 866-5831 x 124

Signature

Date

ATTACHMENT 3

ITEM 2.2

Staff Report
PLANNING COMMISSION MEETING OF AUGUST 6, 2014

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2014-067

Proposal:

To hold the North Shore Half Marathon on Saturday, September 27, 2014.

Location:

140-170 Business Center Drive, APN 2328-021-08 to 14 & 2328-091-18.
Start/Finish on Business Center Drive, course uses Sandalwood Drive,
streets within the Eagle Knoll Subdivision, Stanfield Cutoff, and North
Shore Drive/State Route 38.

Applicant:

Open Air Big Bear, represented by Tom Spiegel and Dave Emig

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 2014-067, based
on the findings and subject to the conditions of approval contained in the
resolution.

Submitted by,

Prepared by,

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) 866-7511, email – bblplan@citybigbearlake.com
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PROJECT DESCRIPTION
Open Air Big Bear1 represented by Tom Spiegel, is seeking approval of a first-time event called
the North Shore Half Marathon running race on Saturday, September 27, 2014. In addition to
the Half Marathon (13.1 mile) distance, the event will host two shorter distance races of 5K (3.1
miles) and 10K (6.2 miles) and a festival area.
The location of the festival and start/finish area is Business Center Drive, the loop street located
west of Sandalwood Drive. The race course uses City streets, County roads, and State highways.
A full description of the race course and affected streets is contained in later sections of this
report.
Racing begins at 9:00 a.m. and approximately 500 racers are expected to participate as
individuals or in teams.
Pursuant to Development Code Section 17.13.050, this first-time event must be reviewed by the
Planning Commission.
EVENT MAP
Figure 1. shows the locations of the Festival, Start/Finish area, general course route, turn around
areas for each race distance, and aid stations.
Figure 1:

1

Non-Profit organization status pending.
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A more detailed map showing the road closure areas within the City along Sandalwood Drive
and Business Center Drive is shown below in Figure 2.
Figure 2.

Parking for event staff, participants and spectators is proposed in the Snow Summit auxiliary
parking lot on Garstin Drive. Pedestrians will cross Fox Farm Road to access the event site.
ROAD CLOSURES
Business Center Drive is proposed to be closed beginning on Friday, September 26 at 3:00 p.m.
for event set-up, and this street will remain closed until Saturday, September 27 at 5:00 p.m. The
area will be occupied by a 48-foot trailer, stage, vendors and booths, timing equipment, finishing
arch and portable restrooms. No alcohol will be sold or available during the event. Sandalwood
Drive is proposed to be closed at Fox Farm Road northward to the entrance of the Eagle Knoll
Subdivision from approximately 6:00 a.m. until 3:00 p.m. on Saturday. Access to the northerly
driveway to the Interlaken Shopping Center will be available throughout the day.
The running course uses the private streets of Meadow Circle South and Eagles Nest within the
Eagle Knoll Subdivision. The course exits the subdivision at the east gate and continues onto
Stanfield Cutoff, a County-owned road.
The westbound parking shoulder of Stanfield Cutoff is proposed to be coned off to create a
running lane beginning at 9:00 pm on Friday, September 26 and continuing through the end of
the event.
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The running course continues to North Shore Drive/State Route 38, where the runners continue
westbound on Highway 38. The south side of the highway (eastbound lane) of State Route 38 is
proposed to be closed to vehicular traffic and a coned lane will be created to accommodate the
runners. The closure extends approximately six and one-half miles through the community of
Fawnskin to the West Launch Ramp, which is the turnaround location for the half marathon.
Staging of traffic control devices will occur well before race start times, on Friday, September
26. The closing of the roads to vehicles will occur shortly before the race start time under the
supervision of the California Highway Patrol for State Route 38, and the San Bernardino County
Sheriff’s Office and the Department of Public Works for roads within the City.
BACKGROUND
The application for the 2014 North Shore Half Marathon was submitted on May 22, 2014. This
application was reviewed at the Development Review Committee on June 11, 2014, and was
determined to be incomplete. Additional materials were submitted and the application was
determined to be complete on July 23, 2014.
The applicant has applied for a Community Grant and was successful in obtaining in-kind
services for this year’s event from the City Council. In-kind services include, but are not limited
to, setting up of traffic delineators, traffic control devices, posting of detour signs and no parking
signs, and use of a generator.
Two other special events are scheduled on this day. The first is Oktoberfest at the Convention
Center beginning at noon, and the second is Blues for the Zoo concert at Meadow Park in the
evening. The location of this event and the duration of the event will not affect either of these
other events.
ANALYSIS
Analysis of the 2014 North Shore Half Marathon is organized according to Development Code
Chapter 17.132 pertaining to Special Events.
The event date of September 27, 2014, does not occur during the peak time which generates high
volumes of vehicular and pedestrian traffic within the Big Bear Valley.3 The event does not
propose to close Big Bear Boulevard or Village streets. Based on the event date and event
location, the event is determined to be Discretionary and no special finding is required as shown
in Figure 8, on the following page:

2
3

Ordinance 2012-422, adopted December 10, 2012
Seven days before Independence Day through seven days after Labor Day, Section 17.13.030B.2.d.i.(1)
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Figure 8:

Because the event is not categorized as being “Discretionary with Special Finding” it is not
subject to the City Council’s Administrative Instruction pertaining to Special Event Application
Guidelines. However, an analysis of the event’s duration, attendance, visitor draw, economic
benefit and economic reach are helpful in determining if the event is consistent with and can be
approved under the Special Event Ordinance. This analysis is provided in the following
paragraphs.
Duration – Participants are encouraged to arrive a day in advance and pick up their registration
packets on Friday, September 26 at the Robinhood Resort. The event will open at 6:30 a.m. on
Saturday, September 27 for additional registration. The anticipated race start and finish times are
shown in Figure 9 below.
.
Figure 9.
2014 North Shore Half Marathon
Fast pace
Fast pace
Slow
Fast
Slow

Distance
Half Marathon
10K
5K
9:00 am

9:20 am.

9:25 am.

10:00 am.

10:30 am

Slow pace

11:00 am

noon

1:00 pm
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The Half Marathon start is at 9:00 am. Fast paced runners will finish in just over 1.5 hours and
slower paced runners will finish in approximately 3.5 hours.
The 10K start is 9:20 am. Fast paced runners will finish in approximately 45 minutes and slower
paced runners will finish in approximately 1.5 hours.
The 5K start is at 9:25 am. Fast paced runners will finish in under 30 minutes and slower paced
runners will finish in approximately 45 minutes.
Sandalwood Drive is anticipated to reopen to traffic by 3:00 p.m. on Saturday; and Business
Center Drive is expected to reopen to traffic by 5:00 p.m. on Saturday. Therefore, the event
duration is approximately 11 hours, which is a small- to medium-impact.
Attendance – The event promoter is expecting 500 runners, not including spectators. It is
anticipated that most of the entrants will bring at least one spectator with them, for a total
attendance of approximately 1,000 people. An attendance of 1,000 people is determined to be a
small-impact.
Visitor Draw – Visitor draw is the percent of visitors who come to Big Bear Lake specifically to
attend the event. This event has the potential to attract many Valley residents, as well as visitors.
It is anticipated that less than half of all participants, approximately 45%, will come to the city
specifically for the Half Marathon event, therefore this is a small-impact.
Economic Benefit – Economic benefit is the dollars spent in Big Bear Lake as a result of the
event. It is estimated that the participants and spectators associated with this event will spend
approximately $150 per day per person, or less than $200,000 during their stay. This estimate
includes hotel rooms, meals, fuel and miscellaneous purchases, from which the City receives
transient occupancy tax and sales tax. This economic benefit is determined to be a small-impact.
Event Reach – Event reach is the geographic extent of publicity and/or exposure generated for
Big Bear Lake by the event. The 2014 Half Marathon is a new event under the umbrella of Open
Air Big Bear. The event is being publicized on the Open Air Big Bear website, Team Big Bear
website, Active.com, and the event’s own website, and several other running-related websites.
The target audience for the event is primarily southern California, therefore the event is
categorized as small-impact.
Based on a review of all of the impact areas, the event is considered a Major Special Event with
a small-impact.
Use of city streets and facilities
Special event applicants may be allowed to use and close City streets and facilities if they meet
three criteria. The event must be free to spectators. It must be family-oriented, visitor-oriented,
or both. Lastly, it must not involve the sale of mass-produced goods. The Half Marathon and
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associated races and festival are consistent with each of these criteria. Therefore, the Planning
Commission may approve the use and closure of the City streets as an integral component of this
application approval.
Approval Authority
As stated previously, the Planning Commission is the reviewing authority for the component of
the event that occurs within the City limits. The majority of the event occurs on a County road
and a State Highway over which the City does not have jurisdiction.
The applicant has applied to Caltrans for an encroachment permit to close State Route 38. This
permit also requires review and approval by the California Highway Patrol. The applicant must
apply to the County Road Department for the use of Stanfield Cutoff. No County land use
review is required because the event begins and ends within the City.
Within the City, the applicant must obtain permission from the Eagle Knoll Homeowner’s
Association to use the private streets within the subdivision. Written verification has been
received from Mountain Transit that buses will be rerouted away from Sandalwood Drive and
North Shore Drive during the event. The applicant has secured the use of Snow Summit’s
auxiliary parking lot on Garstin Drive for participant and spectator parking. The applicant must
also coordinate with Southwest Gas Corporation to maintain access to their office and
maintenance yard during the event. Lastly, the closure of North Shore Drive affects both of the
Municipal Water District’s public launch ramps. Access to and from these launch ramps must be
maintained during the event.
FINDINGS FOR APPROVAL
The Planning Division has reviewed each required finding for the event and has summarized
each below. Based on these findings, the Planning Commission has the authority to deny,
approve, or conditionally approve the event.
Finding 1: Consistency with General Plan and Development Code
The proposed Half Marathon, accompanying shorter races, and festival are 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. The North Shore
Half Marathon may be found consistent with this policy because the event encourages active
lifestyles, introduces visitors to attractive qualities of the Big Bear landscape, and is appropriate
for participants of all ages and fitness levels. In addition to the half marathon distance, the event
includes two shorter distances for less experienced runners.
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The North Shore Half Marathon festival area is located within the Commercial-General (C-2)
zone. Special events of all kinds are allowed in this zone with the approval of a Special Event
Permit. The event is consistent with Goal P3 of the Big Bear Valley Pedestrian, Bicycle and
Equestrian Master Plan to establish and expand recreational opportunities for pedestrians,
runners and hikers. This event also contributes to Big Bear Lake’s outdoor recreation economy
through trip and travel expenditures and return trips to the area.
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 race
course is lined with Aid Stations and Course Marshals to direct race participants. Law
enforcement, including California Highway Patrol, Sheriff Officers, and Citizens on Patrol will
provide traffic control at key intersections, turns, and turn-around areas. Coned lanes will be
placed where necessary to direct race participants.
Finding 3: Parking, circulation, access, and pedestrian safety
The reviewing authority must determine that 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 information.
The pre-race staging and festival area along Business Center Drive and Sandalwood Drive are of
sufficient size to accommodate the anticipated number of athletes and spectators. The applicant
has made reasonable accommodations for parking and the applicant is required to post event
parking directional signs to facilitate movement of the race participants and spectators to these
parking areas.
To ensure the safety of the runner’s, the applicant is proposing to close one lane of Highway
38/North Shore Drive to vehicular traffic to create a coned runner’s lane. Runners will be
traveling in both directions in this lane. Since this highway is under the jurisdiction of Caltrans,
the applicant is required to obtain the necessary permits and approvals from Caltrans and the
California Highway Patrol, and abide by the conditions of approval of those permits. The
applicant is required to consult with Law Enforcement and to take all measures necessary to
ensure participant safety along the race course, including the placement of an appropriate number
of aid stations, traffic control devices, and manning the course with Law Enforcement personnel
and Course Marshals. In advance of the event, staff is recommending that the applicant take
appropriate measures to alert the property owners, business owners, and visitors of the road
closure. A detour will be available through Big Bear Lake along State Route 18/Big Bear
Boulevard.
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Finding 4: Structures and equipment
Temporary structures and equipment will be used during the event, including an event stage,
timing equipment, and finishing arch. A condition of approval requires that these structures and
connections be erected and installed in compliance with Building and Fire Codes. The
applicants are requesting the use of one of the City’s emergency generators. The use of a
generator was authorized by the Community Grant, if a generator is available.
Finding 5: Site restoration
The event site must be restored to its original, or better, condition upon conclusion of the event.
This includes removal of items installed along Business Center Drive and along streets used for
the race course. A security/clean-up deposit has been submitted and may be used to off-set City
costs if the applicant does not leave public property in an acceptable condition.
CORRESPONDENCE AND PUBLIC NOTICING
A public notice for this public hearing was prepared and distributed by several means. The
public notice was published in the legal advertisement section of The Grizzly newspaper on July
23, 2014, and an 1/8th page advertisement was published in the general section of the same
edition of The Grizzly newspaper. The notice was placed on the Planning Commission page of
the City’s website and a paper copy of the notice was posted in three public places. In addition,
a notice of today’s hearing was mailed to 14 property owners within 300 feet of the event
headquarter location on Business Center Drive and Sandalwood Drive. As of the time of writing
this Staff Report, no public correspondence has been received in the response to this public
notification.
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.
CONCLUSION AND RECOMMENDATION
This application proposes to hold the inaugural North Shore Half Marathon. This event is
determined to be a Major Special Event with a small-impact as determined by a review of the
event’s duration, expected attendance, visitor draw, economic benefit, and event reach.

Staff Report – North Shore Half Marathon
Major Special Event 2014-067
August 6, 2014
Page 10
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 2014-027 based on the findings and subject to the conditions
of approval contained in the resolution.

Attachments:
1. Draft Planning Commission Resolution 2014-XX
2. Notice of Exemption
3. Application materials

N:\2-Group\Planning\CURRENT\Major Special Events\2014\2014-067 ~ North Shore Half Marathon ~ Tom
Speigel\Staff Report - 08-06-2014.doc
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ATTACHMENT 1
RESOLUTION NO. PC 2014-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 2014-067 TO
HOLD THE 2014 NORTH SHORE HALF MARATHON ON SATURDAY,
SEPTEMBER 27, 2014. THE FESTIVAL AND START/FINISH AREA IS
140-170 BUSINESS CENTER DRIVE, APN’S 2328-021-08 TO 14 & 2328091-18; IN THE COMMERCIAL GENERAL (C-2) ZONE. THE RACE
COURSE INCLUDES CITY STREETS, PRIVATE STREETS IN THE
EAGLE KNOLL SUBDIVISION, STANFIELD CUTOFF AND STATE
ROUTE 38.
A. RECITALS
(i)

Open Air Big Bear, represented by Mr. Tom Spiegel, has filed an application
requesting the approval of Major Special Event 2014-067, as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to the event Festival and Start/Finish area located on
Business Center Drive between 140 to 170 Business Center Drive (Assessor
Parcel Numbers 2328-021-08 to 14 and 2328-091-18) and a running course that
uses State Route 38, Stanfield Cutoff, private streets and public streets. The
course map is attached hereto as Exhibit 1.

(iii)

The Application, as contemplated, proposes to hold a Half Marathon, 10K and 5K
running race on Saturday, September 27, 2014. A festival and start/finish area
will be created along Business Center Drive. Racing begins at 9:00 a.m. until
3:00 p.m. Approximately 500 participants are expected. Set-up for the event will
begin a day in advance, on Friday, September 26 at approximately 3:00 p.m.

(iv)

The zoning of the properties surrounding the festival area is Commercial General
(C-2). Because of the distance of the race, the event passes through different
zoning designations, including zones outside of the City limits of the City of Big
Bear Lake.

(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 August 6, 2014, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application at 39707 Big Bear
Boulevard, in Hofert Hall of the Civic and Performing Arts Center in Big Bear
Lake, California.
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(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 August 6, 2014,
public hearing, including public testimony and written and oral staff reports, the Planning
Commission specifically finds as follows with respect to Major Special Event 2014-067:
a. The proposed Half Marathon, accompanying shorter races, and festival are 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. The North Shore Half Marathon may be
found consistent with this policy because the event encourages active lifestyles,
introduces visitors to attractive qualities of the Big Bear landscape, and is appropriate
for participants of all ages and fitness levels. In addition to the half marathon
distance, the event includes two shorter distances for less experienced runners.
The North Shore Half Marathon Festival area is located within the CommercialGeneral (C-2) zone. Special events of all kinds are allowed in this zone with the
approval of a Special Event Permit. The event is consistent with Goal P3 of the Big
Bear Valley Pedestrian, Bicycle and Equestrian Master Plan to establish and expand
recreational opportunities for pedestrians, runners and hikers. This event also
contributes to Big Bear Lake’s outdoor recreation economy through trip and travel
expenditures and return trips to the area.
b. Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses and the
community. The race course is lined with Aid Stations and Course Marshals to direct
race participants. Law enforcement, including California Highway Patrol, Sheriff
Officers, and Citizens on Patrol will provide traffic control at key intersections, turns,
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and turn-around areas. Coned lanes will be placed where necessary to direct race
participants.
c. The event will have adequate ingress and egress, traffic circulation, and parking. The
pre-race staging and festival area along Business Center Drive and Sandalwood Drive
are of sufficient size to accommodate the anticipated number of athletes and
spectators. The applicant has made reasonable accommodations for parking and the
applicant is required to post event parking directional signs to facilitate movement of
the race participants and spectators to these parking areas. To ensure the safety of the
runner’s, the applicant is proposing to close one lane of Highway 38/North Shore
Drive to vehicular traffic to create a coned runner’s lane. Runners will be traveling in
both directions in this lane. Since this highway is under the jurisdiction of Caltrans,
the applicant is required to obtain the necessary permits and approvals from Caltrans
and the California Highway Patrol, and abide by the conditions of approval of those
permits. The applicant is required to consult with Law Enforcement and to take all
measures necessary to ensure participant safety along the race course, including the
placement of an appropriate number of aid stations, traffic control devices, and
manning the course with Law Enforcement personnel and Course Marshals. In
advance of the event, staff is recommending that the applicant take appropriate
measures to alert the property owners, business owners, and visitors of the road
closure. A detour will be available through Big Bear Lake along State Route 18/Big
Bear Boulevard.
d. Temporary structures and equipment will be used during the event, including an event
stage, timing equipment, and finishing arch. A condition of approval requires that
these structures and connections be erected and installed in compliance with Building
and Fire Codes. The applicants are requesting the use of one of the City’s emergency
generators. The use of a generator was authorized by the Community Grant, if a
generator is available.
e. The event site must be restored to its original or better condition upon conclusion of
the event. This includes removal of items installed along Business Center Drive and
along streets used for the race course. A security/clean-up deposit has been submitted
and may be used to off-set City costs if the applicant does not leave public property in
an acceptable condition.
4.

The Planning Commission hereby authorizes the closure and use of the following streets
and street segments:
The closure of the entire length of Business Center Drive for a festival area
containing vendor booths, a stage and the Start/Finish line.
The closure of Sandalwood Drive between Fox Farm Road on the south and the
entrance to the Eagle Knoll Subdivision on the north.
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5.

Based on the findings and conclusions set forth in paragraphs 1, 2, 3 and 4 above, this
Commission hereby authorizes Open Air Big Bear, Mr. Tom Spiegel, to hold the 2014
North Shore Half Marathon and approves Major Special Event Permit 2014-067, subject
to the conditions of approval as set forth in Exhibit 2.

6.

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

PASSED, APPROVED AND ADOPTED this 6th day, August, 2014.
AYES:
NOES:
ABSENT:
ABSTAIN:

____________________
Date

ATTEST:

____________________________
Becky Romine,
Planning Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five; that the
foregoing Resolution, being Resolution No. 2014-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 August, 2014 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 __th day of August, 2014.

____________________________
Becky Romine,
Planning Commission Secretary
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Exhibit 1
RUNNING RACE COURSE
MAJOR SPECIAL EVENT 2014-067
2014 NORTH SHORE MARATHON
SATURDAY, SEPTEMBER 27, 2014
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Exhibit 2
CONDITIONS OF APPROVAL
MAJOR SPECIAL EVENT 2014-067
2014 NORTH SHORE HALF MARATHON, 10K & 5K
APPROVAL DATE: AUGUST 6, 2014
EFFECTIVE DATE: AUGUST 18, 2014
EXPIRATION DATE: SEPTEMBER 27, 2014 AT THE CONCLUSION OF THE EVENT

These conditions of approval apply to Major Special Event 2014-067 to hold the 2014 North
Shore Half Marathon and 10K & 5K running races on Saturday, September 27, 2014. 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 2014-067 is approved to hold the 2014 North Shore Half Maration
and 10K & 5K running races on Saturday, September 27, 2014. Staging of traffic control
devices on the race course and event set-up on Business Center Drive may begin on
Friday, September 26, 2014. Traffic control devices and road closures will occur before
the start of the race on Saturday, September 27, 2014, under the supervision of Law
Enforcement. Racing will begin at 9:00 a.m. is anticipated to be completed by 3:00 p.m.
The Festival and Start/Finish area are approved to be located on Business Center Drive.
The event is approved to close city streets for the race. This approval is granted based on
the application materials submitted by Tom Spiegel on May 22, 2014. These materials
and the proposed use are approved as submitted and conditioned herein, and shall not be
further altered unless reviewed and approved by the affected City departments.

2.

This Major Special Event Permit approval does not relieve the applicant from complying
with other applicable Federal, State, County or City regulations or requirements,
specifically the requirements of the California Department of Highway Patrol (CHP) for
use, closure and traffic control on State 38; California Department of Transportation
(Caltrans) for use, closure and traffic control on State Route 38, County of San
Bernardino for Sheriff and traffic control services, food services, and traffic control
requirements along Stanfield Cutoff, and the Eagle Knoll Homeowner’s Association for
use of private property.
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3.

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

4.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and
its officers, employees, and agents from and against any claim, action, or proceeding
against the City of Big Bear Lake, its officers, employees, or agents to attack, set aside,
void, or annul any approval or condition of approval of the City of Big Bear Lake
concerning this special event, including but not limited to any approval or condition of
approval of the Planning Commission. The City shall promptly notify the applicant of
any claim, action, or proceeding concerning the event and the City shall cooperate fully
in the defense of the manner. The City reserves the right, at its own option, to choose its
own attorney to represent the City, its officers, employees, and agents in the defense of
the matter.

5.

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

6.

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

7.

The applicant shall implement or ensure the implementation of all tasks included in the
approved Major Special Event Implementation Plan appearing on the following pages:
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2014 NORTH SHORE MARATION, 10K & 5K
MAJOR SPECIAL EVENT 2014-067 IMPLEMENTATION PLAN
TIMING

TASK

CONTACT

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

Prior to
the Event

Prior to
the Event

8. Obtain Encroachment Permit - The applicant
shall obtain an encroachment permit from the
City of Big Bear Lake Engineering Department
for the use and closure of City Streets. The
applicant shall obtain an encroachment permit
from
the
California
Department
of
Transportation for the use and closure of State
Highways. (ENG)
9. Coordinate Traffic Control - The applicant
shall coordinate with the Public Works Division,
Caltrans and the Sheriff’s Department to
develop and implement a traffic plan. The plan
shall include:
a) Proposed street closures and detours,
b) Barricade locations and set up, barricade
staffing,
c) The location and number of directional cones,
signs and markings, and
d) The number and location of "no parking"
signs.
The Traffic Control Plan shall clearly identify
roles and responsibilities of the applicant, the
Public Works Division, the California Highway
Patrol and the Sheriff’s Department. (ENG,
SHRF)

Dept: Engineering
Contact: David Lawrence
Phone: 866-5831

Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521
Dept: Sheriff
Contact: Tiffany Swantek
Phone: 866-0100
Dept: CHP
Contact: Adam Rodman
Phone: (909) 867-2791


DONE
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Prior to
the Event

Prior to
the Event

Prior to
the Event

Prior to
the Event

10. Develop a Security/Medical Plan - The
applicant shall develop a Security/Medical Plan
and submit to the Sheriff’s Department, Fire
Department and Engineering Division, for review
and approval, at least ten (10) days prior to the
event. The Security/Medical Plan shall include:
a) A list of emergency phone numbers on race
day,
b) A plan for a command post on the day of the
event,
c) Allowances for providing emergency access in
the event area and on the race course, and
d) Provisions for adequately handling
disturbances, lost persons/child, associated
traffic accidents, and medical emergencies.
(SHRF, FIRE, ENG)
11. Obtain Property Owner Consent - The
applicant shall obtain authorization from the
owners of private property for use by the Half
Marathon event, including, but not limited to,
private parking lots and the streets within the
Eagle Knoll Subdivision. Upon request, proof of
permission must be submitted to the Planning
Department.(PLN)
12. Electrical, Fire Plan and Generator – At least
10 days prior to the event date, the applicant
shall contact the Building & Safety Department
to determine if electrical permits are required to
be obtained and electrical connections must be
inspected prior to the event. The applicant shall
contact the Fire Department to determine if Fire
permits must be obtained and inspections made
in accordance with Development Code Section
17.13.060 F. The applicant shall contact the
Public Works Department to determine if a
generator is available for this event and if other
electrical connects exist in the event area. (B&S,
FIRE)

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

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

Dept: Building & Safety
Contact: Phil Mosley
Phone: 866-5831
Dept: Fire
Contact: Mike Maltby
Phone:866-7566
Dept: Public Works
Contact: Jared
Cheek/Jason Watterson
Phone: 866-7521

13. Event stage and event fencing – The Dept: ERO
applicant shall coordinate with the Events Contact: Rick Bates
Resource Office to schedule a time for the pick – Phone: 866-2638
up and return of the event stage and event
fencing.

 Rec’d Snow
Summit,
pending Eagle
Knoll
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Prior to
the Event

Prior to
the Event

Prior to
the Event

Prior to
the Event

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

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

16. Submit Evidence of Insurance - The
applicant shall submit a certificate of insurance
to the Planning Division at least ten (10) days
prior to the event. The certificate of insurance
shall indicate at least $1 million of liability
insurance for the event and that such insurance
cannot be terminated without at least thirty (30)
days prior notice to the City of Big Bear Lake.
The insurance policy, by endorsement, shall
name the City of Big Bear Lake and its officers,
agents, and employees as additional insured and
must remain in place during the event and until
its 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)
17. Hold Harmless Agreement – Each race
participant must sign a Hold Harmless
Agreement. The event applicant shall produce
each Hold Harmless Agreement upon request by
the City. (Risk)

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

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

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

Dept: Planning
Contact: Sarah Willson
Phone: 866-5831 x104

 Rec’d
7/17/2014
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Prior to
the Event

Prior to
the Event

During the
Event

18. Display Event Advertising 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 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.
19. Display Event Directional Signs for Parking –
The applicant shall display Event Parking
directional signs to direct participants and
spectators to appropriate parking locations in
the Snow Summit Garstin Drive Auxiliary parking
lot.

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

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

20. Event Emergencies and Security – The Dept: Public Works
applicant shall have at least one on-site Contact: Jared Cheek
manager for the duration of the event from (633-2297) or Jason
staging through dismantling.
The on-site Watterson (633-2565)
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.
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During the
Event

During the
Event

During the
Event

21. Fire Code Requirements – All applicable Dept: Fire Department
codes and ordinances shall apply including, but Contact: Mike Maltby
not limited to the 2010 California Fire Code, Phone: 866-7566
California Code of Regulations, Title 19, and
those portions of the 2010 California Building
Code adopted by the State Fire Marshal.
Fire extinguishers will be required in accordance
with the 2010 Fire Code. Each extinguisher shall
have a current State Fire Marshal service tag.
Travel distance to an extinguisher shall not
exceed 75 feet.
22 Maintain Emergency Vehicle Access - The Dept: Fire Department
applicant is responsible for insuring that Contact: Mike Maltby
emergency access, fire lanes, and other related Phone: 866-7566
public health and safety features are maintained
throughout the duration of the event. Fire
apparatus access roads and fire lanes shall be
maintained clear and unobstructed at all times
with a minimum with of 24 feet, minimum
height clearance of 14 feet 6 inches, and
appropriate turn-around for fire apparatus and
other emergency vehicles. Fire hydrants shall
remain accessible at all times. Vehicles, booths,
displays, tents, timing equipment or other
obstructions shall not be placed in front of fire
hydrants. (FIRE)
23. Maintain Vehicle Access to Southwest Gas Southwest Gas
Corporation building and MWD’s Boat Launch Corporation Contact:
Ramps – The applicant shall maintain vehicle Andy Hallman (760) 403access to the Southwest Gas Corporation 5320
building for employees and vehicles during the
Friday set-up activities and Saturday event MWD contact:
activities. Ingress and egress to the East and Mike Stephenson 866West Boat Launch Ramps must be maintained 5796
during the event.
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During the
Event

After the
Event

23. Requirements of Vendors – Vendors Dept: Planning
participating in the event shall comply with the Contact: Janice Etter
requirements of Development Code Section Phone: 866-5831 x123
17.13.060 J. The applicant shall:
a) Recruit city-based businesses and local nonprofit organizations prior to recruiting non-local
vendors. City-based businesses and non-profits
shall be offered discounted vendor space;
b) Require all vendors to pay vendor fees
pursuant to City Council Resolution No. 93-15,
as it may be amended from time to time;
c) Require each vendor to obtain and display a
State Board of Equalization Number or “Detailed
Allocation by Sub-outlet of Uniform Local Sales
and Use Tax” form or equivalent designating the
City of Big Bear Lake as the point of sales for the
event;
d) Inform each vendor of the Vendor Display
Requirements contained in Section 17.13.060 J.
24. Restore Race Route, Stage, and Finish Line Dept: Public Works
Areas. The applicant shall restore the event site Contact: Jared
and surroundings to their original, or better, Cheek/Jason Watterson
condition. Site restoration includes, but is not Phone: 866-7521
limited to, the removal of all temporary
improvements, signs, traffic control devices,
trash and debris. (PLN, PW, ENG)

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 2014-067, 2014 North Shore Half Marathon, 10K & 5K
Project Location - Specific:
Festival and Start/Finish line at 140 to 170 Business Center Drive, APN’s 2328-021-08-14 and
2328-091-18, Sandalwood Drive, Eagle Knoll Subdivision, Stanfield Cutoff, and North Shore
Drive/State Highway 38.
Description of Project:
A Half Marathon, 10K and 5K running race.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Tom Spiegel and Dave Emig, Team Big Bear and Open Air Big Bear
Exempt Status:
Categorical Exemption. Section: 15304(e), Class 4
Reasons why project is exempt:
This class exempts temporary uses of land having negligible or no permanent effects on the
environment.
Lead Agency or Contact Person:
Janice Etter

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

Signature:_________________________

Date: _________________

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
2014 NORTH SHORE HALF MARATHON PROPOSAL

ITEM 2.3

Staff Report
PLANNING COMMISSION MEETING OF AUGUST 6, 2014
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS
Project:

PLOT PLAN REVIEW 2014-071/PPR

Proposal:

To alter an existing 480 square foot non-conforming guest house
by connecting it to an existing 1,330 square foot conforming single
family residence. The proposed two story addition is 925 square
feet in area and the property is zoned Single Family Residential
(R-1).

Location:

195 Knoll Road (APN 0307-031-09)

Applicant:

Frederick W. Nafis, property owner

Representative:

John Acosta, Mountain Architecture

Recommendation:

Staff recommends that the Planning Commission hold a public hearing
and adopt a resolution finding the project Categorically Exempt from the
California Environmental Quality Act and approving Plot Plan Review
application 2014-071/PPR, based on the findings and subject to the
recommended conditions of approval contained in the resolution.

Submitted by,

JAMES J. MILLER
Community Development Director

Prepared by,

ANDREW P. MELLON
Associate Planner
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PROJECT DESCRIPTION
The applicant has submitted a Plot Plan Review application
requesting approval to connect an existing 480 square foot
non-conforming guest house to an existing 1,330 square foot
conforming single family residence by construction of the
following improvements:





Attaching the house to the guest house with a 925
square foot, two-story addition
Remove existing overhang that encroaches into the
side yard setback by about 3 feet (shown top left of
middle picture).
Remove 2 inches from the side deck to make it
conforming. (shown on the right middle picture)
Remove the entire rear portion of the deck that
encroaches into the rear yard setback (shown at the
bottom).

All of the proposed construction will take place on the single
family residential (R-1) zoned property located at 195 Knoll
Road, Assessor’s Parcel Number 0307-031-09. The 9,000
square foot lot is currently developed with a single family
residence and a detached guest house that is nonconforming
with respect to the rear and side yard setback requirements.
Pursuant to the City’s Development Code Section 17.03.320
(Nonconforming Uses and Structures), legal nonconforming
residential structures are allowed to remain and may also be
expanded. When a nonconforming residential structure is
proposed to be expanded by more than 25% of its original
size, the expansion is subject to approval of a Plot Plan
Review by the Planning Commission. This process recognizes
and allows the nonconformity to continue while new portions of the structure are required to
comply with current standards. The process also provides neighbors with an opportunity to
comment on the continuation of the nonconformity.

BACKGROUND
In 2010, Curry Engineering, representatives of the property owners, Frederick and Mary Nafis,
submitted Plot Plan Review 2010-173/PPR, for an alteration to a legal non-conforming structure.
This project went to DRC and was deemed incomplete and no further work occurred on this
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application. In 2014, the property owner’s new representative, John Acosta, Mountain
Architecture, submitted a new Plot Plan Review 2014-071/PPR and set of plans for a legal nonconforming structure on May 27, 2014. David Acosta attended the Development Review
Committee meeting on June 11, 2014, and received positive comments from all departments.
Staff determined the application incomplete with minor changes needed, including verification of
existing building permits to verify if the structures in question were legally built.
City staff received copies of the San Bernardino County building permits on June 25, 2014, and
determined that the guest house was legally built, however, the rear deck did not have permits
and the side deck had been rebuilt larger than originally approved. Upon submittal of corrections
to the plans to meet Development Code standards, the application was determined to be
complete.
According to the San Bernardino County
Assessor, the existing main dwelling unit
and detached garage were built in 1947. In
1973, a detached 480 square foot guest
house was built with a 6’ x 24’, 144 square
foot covered patio.

General
Plan
Designation
Zoning

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

The existing guest house is nonconforming
with respect to the rear setback. The existing
guest house is 10’ from the rear property
line and the standard rear setback is 15’ Adjacent
from the property line. The guest house Land Uses
currently encroaches 5’ into the rear setback.
The graphics on the next page show the
current configuration and the proposed
building areas. The first graphic represents
the existing structures, light green represents
all of the required setback areas, light blue is
the buildable area, the yellow shapes represent the existing structures and the red line represents
the property line. The second graphic shows the area of the proposed structures in light red/pink.
The third graphic shows the proposed elevations. Two portions of the existing decks were nonpermitted, a 2’11” (72 square feet) deck extension was added on the north side deck at an
unknown time, and a roughly 7’6”x 14’4” (106 square foot) rear deck was also added on the east
side of the guest house also at an unknown time. Both will be removed as part of this project.
This project will also legalize the remaining portion of the first floor deck that was previously
mentioned which was built without permits and which encroaches into the side yard setback. It
will be legal because it is an uncovered first floor deck which can encroach into a side yard
setback up to 3’ but in no instance shall be closer than 2’ to the property line. With the removal
of a small triangular portion of the patio cover it will no longer be “covered.”
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The purpose of the addition is to enhance quality of living, the first floor addition will extend a
small portion of the kitchen including a remodel and breakfast bar, incorporation of a new dining
room, mud room, closets with linen storage and washer and dryer facilities. The second floor will
incorporate a new 400 square foot master suite and bathroom. The existing detached two car
garage and driveway will remain. Plans are included as Attachment 3.
Excerpts from the proposed plans are shown below:
Graphic 1 - Existing

Graphic 2 - Proposed
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Graphic 3 – Proposed Elevations

ANALYSIS
Development Code Section 17.03.160 authorizes the Planning Commission to approve Plot Plan
Review applications based on five findings. They are:
1. Use and design consistent with the General Plan,
2. Use and design consistent with the Development Code,
3. Adequate site to accommodate yards, open spaces, setbacks, walls and fences, parking
areas, fire and building code considerations, and other features,
4. Use and design pose no substantial adverse effect on abutting properties or uses, and
5. Adequate site access.
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GENERAL PLAN CONSISTENCY
The Nafis property is designated Single Family Residential-4 (SFR-4) on the General Plan Land
Use Map. The SFR designation, as the name implies, provides for single family residential uses
such as the unit on the subject property and in the surrounding neighborhood (General Plan Land
Use Element Policy L1.1).
The proposal is also consistent with the General Plan Policy L3.2, which addresses the desired
residential living environment and long-term value for residents. The primary use of the
property is and will remain residential while parking, storage, and accessory structures will
remain ancillary to the primary residential use
The City of Big Bear Lake Housing Element Action Plan includes Goal H4 to conserve and
improve the condition of the existing affordable housing stock. Improvements and additions to
the existing housing stock are beneficial to the overall supply of housing in the community.
The Community Design Element articulates a variety of goals, policies and programs related to
the quality of the built environment. The proposed project is consistent with many and a few are
listed here. The dwelling appropriately relates to the natural and built environment (CD 1.1), the
functionality of the house will improve with the project (CD 1.4), and the building materials
match the community’s mountain design theme (CD 3.3).
DEVELOPMENT CODE CONSISTENCY
In Development Code Section 17.03.320, the City’s purpose and intent for nonconforming uses
and structures are expressed as limiting “the number and extent of nonconforming uses by
prohibiting or limiting their enlargement.” Provisions specific to residential uses and structures
allow for the continuation and expansion of legal nonconforming primary residential uses under
certain circumstances. The proposed addition complies with these circumstances because:
a) The existing house is a primary residential structure that has been continuously used,
b) The proposed expansion will not increase nonconformity and will conform to all
applicable codes and ordinances,
c) There will be no increase in residential density as a result of the construction, and
d) The addition will not increase the overall site area of the nonconformity.
Section 17.25.050 contains the residential development standards. As a proposal located on a
property zoned R-1, the project is subject to and complies with the following standards:
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Minimum Requirements
Required
Existing
Proposed
Front setback
15 feet
20 feet
N/A
Interior side yard setback
5 feet
2 feet
5 feet
(North Side)
Interior side yard setback
5 feet
28 feet
26 feet
(South)
Rear yard setback
15 feet
2 feet
10 feet
Maximum Requirements
Building coverage
40%
19%
27%
Building height
40 feet 23 feet 7 inches 23 feet 7 inches

NEIGHBORHOOD CONSIDERATIONS
The Knoll Road neighborhood was developed in the 1940’s and is characterized by older
structures with detached accessory buildings, some of which do not meet present day
development code setbacks. Portions of the neighborhood have retained the charm of small
houses and cabins built decades earlier, but like most other smaller structures in the area,
building additions are requested to provide more current amenities. As a result, the design and
location of the structure and proposed improvements are anticipated to complement the
neighborhood and typical Big Bear Lake properties.
The addition of 925 new square feet of livable area is consistent with the existing use and the
surrounding residential properties. Approval of the proposed project will not increase the
generation of noise, vibrations, traffic or other disturbances. Any change in use that could
trigger such nuisances or disturbances is subject to further land use approval.
ACCESS
The existing site has adequate access from Knoll Road. The access remains the same with this
proposal. A normal 12 foot wide driveway leads to the existing driveway and detached garage.
An older driveway along the south side of the property will remain intact and provide an area to
park in front of the new addition.
ARCHITECTUAL STYLE, COLORS, AND MATERIALS
The architectural style and color scheme of the proposed building is typical of a residential
building in the neighborhood. The existing residence and the new construction of the first and
second story will use the same exterior materials and color scheme. The exterior siding is
proposed to be T1-11 plywood siding, painted green and applied in a horizontal application
along the walls and at a forty five degree angle within the gable ends. A white fascia and accent
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trim will be used along the roof eaves and a dark grey composition shingle roofing material will
be used. The proposed architectural style, materials and colors comply with the mountain
environment as required by the General Plan Community Design Element and Chapter 17.25 of
the Development Code.
TREES
Nine trees are shown on the site plan, none trees are identified to be removed, because the
applicant would like to retain all trees onsite
CONDITIONS OF APPROVAL
The Planning Division and other affected Divisions recommend the standard conditions of
approval. The Development Code states that the ordinary maintenance, repairs and alterations
may be made to a nonconforming structure provided that the cost of the structural alteration is no
greater than 50% the replacement cost of the structure. The cost of the proposed structural
alterations is less than 50% of the replacement cost of the structure so a special condition of
approval is not necessary.

ENVIRONMENTAL REVIEW
The project has been evaluated for compliance with the California Environmental Quality Act
(CEQA). The project qualifies under Section 15301, Class 1 of the Categorical Exemptions.
This class of exemptions pertains to additions to existing structures of up to 10,000 square feet.
A Notice of Exemption has been prepared for the Planning Commission’s consideration and is
attached as Attachment 2.
PUBLIC CORRESPONDENCE
Public notice regarding this application was published in The Grizzly on July 23, 2014. In
addition, the notice was mailed to 33 property owners within a 300-foot radius and posted in 3
public places a minimum of 10 days prior the hearing date. The notice was also placed on the
City’s website, www.citybigbearlake.com. This notification was made in order to give the
neighborhood and general public an opportunity to comment on the continuation of this
nonconforming structure and the proposal to add additional square footage to the existing
residence. As of the writing of this report, no public correspondence has been received.
CONCLUSION AND RECOMMENDATION
This proposed addition to a legal nonconforming residence is consistent with the General Plan
goals, policies, and objectives as well as being consistent with zoning and development
standards. While the existing guest house structure encroaches into the rear yard setback, the
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Development Code provides for the continuation and expansion of legal nonconforming
structures. Therefore, staff recommends that the Planning Commission hold a public hearing and
adopt the attached draft resolution finding the project Categorically Exempt from the California
Environmental Quality Act and approving Plot Plan Review application 2014-071/PPR, based on
the findings and subject to the recommended conditions of approval.
Attachments: 1. Draft Planning Commission Resolution No. PC 2014-xx
2. Notice of Exemption
3. Site plan, floor plan, building elevations

N:\2-Group\Planning\CURRENT\PPR\2014\2014-071 ~ 195 Knoll - Nonconforming\Staff Reports\Staff Report~195 Knoll~ 080614.docx
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ATTACHMENT 1
RESOLUTION NO. PC2014-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 2014-071/PPR TO
ALTER AN EXISTING 480 SQUARE FOOT NON-CONFORMING
GUEST HOUSE BY CONNECTING IT TO AN EXISTING 1,330 SQUARE
FOOT CONFORMING SINGLE FAMILY RESIDENCE. THE PROPOSED
TWO STORY ADDITION IS 925 SQUARE FEET IN AREA AND THE
PROPERTY IS ZONED SINGLE FAMILY RESIDENTIAL (R-1) ON A
LOT LOCATED AT 195 KNOLL ROAD (ASSESSORS PARCEL
NUMBER 0307-031-09).
A.

RECITALS
(i)

Fredrick W. Nafis, property owner, along with their representative John Acosta of
Mountain Architecture, have filed an application requesting the approval of Plot
Plan Review 2014-071/PPR as described herein (hereinafter referred to as
“Application”).

(ii)

The Application applies to a 0.20 acre (9,000 square feet) property identified as
195 Knoll Road, referred to on the County Assessor’s parcel rolls as 0307-031-09,
legally described in Exhibit 1 attached hereto, and shown on the map attached
hereto as Exhibit 2. The property is developed with a 1,330 square foot single
family residence and a detached 480 square foot legal nonconforming guest house
encroaching into the rear yard setback.

(iii)

The Application, as contemplated, proposes to expand the structure with the
construction of a new first and second story addition which will connect it to the
existing conforming structure on an existing 9,000 square foot single family
residence, in the Single Family Residential (R-1) zone

(iv)

The subject property and surrounding properties are zoned Single Family
Residential (R-1) and designated Single Family Residential (SFR-4) on the
General Plan Land Use Map. Surrounding properties consist of single-family
residential uses.

(v)

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

(vi)

On August 6, 2014, the City of Big Bear Lake Planning Commission conducted a
duly noticed public hearing on the Application in Hofert Hall, of the Civic and
Performing Arts Center located at 39707 Big Bear Boulevard, Big Bear Lake, CA
92315 and concluded the hearing on that date.

(vii)

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

RESOLUTION

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

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

2.

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

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the
Planning Commission finds as follows with respect to application for Plot Plan Review
2014-071/PPR.
a. The proposal is also consistent with the General Plan Policy L3.2, which addresses
the desired residential living environment and long-term value for residents. The
primary use of the property is and will remain residential while parking, storage, and
accessory structures will remain ancillary to the primary residential use. The City of
Big Bear Lake Housing Element Action Plan includes Goal H4 to conserve and
improve the condition of the existing affordable housing stock. Improvements and
additions to the existing housing stock, as is under consideration in this Plot Plan
Review application, is beneficial to the overall supply of housing in the community.
The Community Design Element articulates a variety of goals, policies and programs
related to the quality of the built environment. The proposed project is consistent with
many and a few are listed here. The dwelling appropriately relates to the natural and
built environment (CD 1.1). The functionality of the house will improve with the
project (CD 1.4), and the building materials match the community’s mountain design
theme (CD 3.3).
b. The proposed use and design are consistent with the purpose, intent, and standards of
the Development Code because the existing legal nonconforming structure is being
used for residential purposes and may remain and be expanded in the R-1 zone with
the approval of a Plot Plan Review application. The new construction is consistent
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with all development standards and the resulting improved dwelling is consistent with
lot coverage, minimum roof pitch, and building height.
c. The site for the proposed project is adequate in size and shape to accommodate the
new construction in addition to all yards, open spaces, setbacks, walls and fences,
parking areas, fire and building code considerations, and other features pertaining to
the application. The structure is consistent with the standards contained in
Development Code Section 17.25 (Residential Zones) as it complies with
development standards for building height, lot coverage, roof pitch, eaves, building
materials, and building setbacks. The property is inhibited because of the existing
structures that were permitted by the County of San Bernardino. To the extent
feasible, the applicant has tried to meet all applicable setbacks and Development code
Standards.
d. The proposed use will not have a substantial adverse effect on abutting property or
the permitted use thereof, and will not generate excessive noise, vibration, traffic, or
other disturbances, nuisances, or hazards, because the existing residence and
proposed expansion are consistent with the intended land uses of the Development
Code. Residential uses do not generate excessive noise, vibration or other nuisances
or hazards. Any change in use that could trigger such nuisances or disturbances is
subject to further land use approval.
e. The site for the proposed project has adequate access from Knoll Road. Knoll Road
is a 40 foot wide City right-of-way and is mostly paved. According to the General
Plan Exhibit C-1 (Circulation Plan), Knoll Road is a collector street.
f. Development Code Section 17.03.320 (Nonconforming Uses and Structures) allows
for the continued use and expansion of nonconforming structures over 25 percent of
the original floor area through the Plot Plan Review process. In addition, Section
17.03.320 allows for the expansion of nonconforming, primary residential structures
if the use of the structure has not been discontinued for a continuous period of one
year or more, the proposed expansion does not increase the nonconformity of the
structure and the expansion conforms to all applicable codes and ordinances, and the
expansion does not increase the residential density or increase the overall site area.
With respect to this project, the legal nonconforming structure may be expanded
because the existing single-family residential structure, existing detached guest house
and use have continuously occupied the property since the structures was built in
1947 and 1973. The submitted site plan shows that the proposed building addition
will meet all development standards including; building height and lot coverage
standards, and the project does not propose to increase residential density or expand
the site area. The nonconforming condition of the structure has not been detrimental
to adjacent land uses or properties and the addition will allow the property owner to
have additional living space without changing the character or integrity of
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surrounding properties, and without compelling the demolition of the existing
residence.
4.

Based on the findings set forth in paragraphs 1, 2, and 3 above, the Planning Commission
hereby approves Plot Plan Review 2014-071/PPR subject to the conditions of approval as
set forth in Exhibit 3 of this resolution.

5.

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

PASSED, APPROVED AND ADOPTED this 6th day of August, 2014.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date

ATTEST:

______________________________
Becky Romine
Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five; that the
foregoing Resolution, being Resolution No. PC2014-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 August, 2014, and that the same was so passed
and adopted by the following vote:
AYES: Breunig, Pachelli, Bush, Senft, Smith
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this

Becky Romine
Commission Secretary

day of August, 2014.
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Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2014-071/PPR
195 KNOLL ROAD
APN 0307-031-09

TRACT 2641 LOT 14 BLOCK E

Staff Report
Plot Plan Review 2014-071
Alteration of a Nonconforming Structure
August 6, 2014
Page 16
Exhibit 2
VICINITY MAP FOR
PLOT PLAN REVIEW 2014-071/PPR
195 KNOLL ROAD
APN 0307-031-09

195 Knoll Road
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Exhibit 3

CONDITIONS OF APPROVAL FOR
PLOT PLAN REVIEW 2014-071/PPR
195 KNOLL ROAD
APN 0309-031-09
APPROVAL DATE: AUGUST 6, 2014
EFFECTIVE DATE: AUGUST 18, 2014
EXPIRATION DATE: AUGUST 18, 2016
These conditions of approval apply to Plot Plan Review Application 2014-071/PPR to alter an
existing 480 square foot non-conforming guest house by connecting it to an existing 1,330
square foot conforming single family residence. The proposed two story addition is 925 square
feet in area and the property is zoned Single Family Residential (R-1). Any proposed change of
use or expansion of the area, or modifications to the site plan or structures 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.

Plot Plan Review application 2014-071/PPR is approved to alter an existing 480 square
foot non-conforming guest house by connecting it to an existing 1,330 square foot
conforming single family residence. The proposed two story addition is 925 square feet in
area and the property is zoned Single Family Residential (R-1). The subject site is located
at 195 Knoll Road (Assessor Parcel Number 0307-031-09). This approval is granted
based on the application materials submitted by Mountain Architecture on May 27, 2014
and later revised on July 16, 2014. The application materials were prepared by John
Acosta of Mountain Architecture and include a site plan, elevations, and floor plans.
These plans and the proposed use of the site are approved as submitted and conditioned
herein, and shall not be further altered unless reviewed and approved by the affected City
departments. If not appealed, this approval shall become effective on the eleventh (11th)
day after the date of the Planning Commission’s approval; or the next City business day
following such eleventh (11th) day when the eleventh (11th) day is not a City business
day. This approval shall expire twenty-four (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.
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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 all
applicable Federal, State, County or City regulations or requirements.

4.

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

5.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and
its officers, employees, and agents from and against any claim, action, or proceeding
against the City of Big Bear Lake, its officers, employees, or agents to attack, set aside,
void, or annul any approval or condition of approval of the City of Big Bear Lake
concerning this project, including but not limited to any approval or condition of approval
of the City Council, Planning Commission, or City Planner. The City shall promptly
notify the applicant of any claim, action, or proceeding concerning the project and the
City shall cooperate fully in the defense of the matter. The City reserves the right, at its
own option, to choose its own attorney to represent the City, its officers, employees, and
agents in the defense of the matter.

6.

The applicant shall be responsible for informing all subcontractors, consultants,
engineers, or other business entities providing services related to the project of their
responsibilities to comply with all pertinent requirements in the Big Bear Lake Municipal
Code, 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 including, but not
limited to, the following:
City of Big Bear Lake Building Department (development impact fees)
Bear Valley Unified School District (school fees)
Department of Water (water meter, connection and user fees)
The duty of inquiry as to such requirements shall be upon the applicant.

8.

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

Staff Report
Plot Plan Review 2014-071
Alteration of a Nonconforming Structure
August 6, 2014
Page 19
The following conditions shall be completed prior to or in conjunction with issuance of
building permits. Where a condition specifies that plans or other items shall be submitted
to the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to issuance of permits:
9.

10.

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

2013 California Building Code and its appendices and standards, including those
portions adopted by the State Fire Marshal;

b.

2013 California Plumbing Code and its appendices and standards;

c.

2013 California Mechanical Code and its appendices and standards;

d.

2013 California Electrical Code;

e.

2013 California Fire Code and its appendices and standards; and

f.

California Code of Regulations, Title 19 and Title 24;

The applicant shall submit four (4) sets of final construction plans, site plan, building
elevations, and floor plans to the Building and Safety Division for review and approval
by all applicable departments. Such plans shall be scaled, fully dimensioned and in
substantial conformance with those plans approved by the Planning Commission. Plans
shall address the following: (PLN)
a.

The final conditions of approval shall be incorporated into the construction plans
and shall be reproduced on the front page of the construction plans.

b.

Elevation drawings shall note proposed materials, colors, height, dimensions,
window, roof, and deck treatments for all sides of proposed addition. Such
enhancements shall be an integral component of the building, rather than applied
to the building surface.

c.

Location of all building-mounted light fixtures shall be shown on the elevations.
A detail of said fixtures shall be shown on the elevations, and fixtures shall be
decorative and complementary to the building architecture.

d.

Elevations shall note that all gutters and downspouts shall be concealed unless
painted to match the surface to which it is attached.

e.

Elevations shall show that all exposed concrete building foundations and built-up
areas are treated with a decorative masonry product or are painted to match the
building.
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The following conditions and requirements shall be met during construction activities:
11.

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)

12.

The applicant shall comply with any and all applicable City and State guidelines and
requirements for traffic control during construction activities. (ENG)

13.

Construction activities shall comply with the tree conservation requirements contained in
the Tree Conservation Ordinance. (PLN)

14.

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)

15.

If the Chief Building Official determines that the existing guest house structure cannot
support the addition and the cost of structural alterations will exceed 50% of the valuation
of the guest house, then all current Development Code standards shall be met and all
nonconforming conditions be cured. (PLN, B&S)

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
16.

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

17.

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

The following are on-going conditions of operation:
18.

The applicant shall be responsible for regular and ongoing upkeep and maintenance.
(PLN)

End of Conditions
B & S – Building and Safety Division
DWP – Department of Water
ENG – Engineering Division
FIRE – Fire Protection District
PLN – Planning Division
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Plot Plan Review 2014-071/PPR
Project Location - Specific: 195 Knoll Road, APN 0307-031-09, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
To alter an existing 480 square foot non-conforming guest house by connecting it to an existing
1,330 square foot conforming single family residence. The proposed two story addition is 925
square feet in area and the property is zoned Single Family Residential (R-1).
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Frederick W. Nafis, property owners
John Acosta, Mountain Architecture, Representative
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Section: 15301, Class 1
Reasons why project is exempt:
Section 15301, Class 1, of the CEQA Guidelines This class of exemptions pertains to additions
to existing structures of up to 10,000 square feet.
Lead Agency or Contact Person:
Andrew P. Mellon, Associate Planner
Signature:

Area Code/Telephone/Extension
(909) 866-5831 x194
Date:

ITEM 3.1

STAFF REPORT
PLANNING COMMISSION MEETING OF AUGUST 6, 2014

DISCUSSION ITEM

SUMMARY AND RECOMMENDATIONS

Proposal:

To allow bed and breakfast establishments and commercial lodges located in
the Residential zones to be used as venues for outdoor wedding receptions
and other similar outdoor gatherings of large groups of up to 99 people.

Location:

Bed and breakfast establishments in the R-L, R-1 and R-3 zones and
commercial lodges in the R-3 zone

Applicant:

City-initiated

Recommendations: Staff recommends that the Planning Commission discuss creating new
legislation to regulate large outdoor gatherings at bed and breakfast
establishments and commercial lodges in residential zones.

Submitted by,

JAMES J. MILLER
Community Development Director

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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The Development Code allows bed & breakfast establishments in the Single-Family Residential (RL & R-1) zones, subject to a maximum room count of five (5) guest rooms. In addition, the Code
allows bed & breakfast establishments and commercial lodges in the Multi-Family Residential (R3) zones, subject to a maximum guest unit density of twelve (12) units per acre. The Development
Code was amended in 2008 to add Ancillary Uses to these uses, such as dining facilities, conference
rooms of 1,000 square feet or less, and incidental retail areas. However, the use of outdoor areas
was not specifically mentioned in this 2008 code amendment.
Some bed & breakfast establishments and commercial lodges in the residential zones are using the
landscaped and open spaces of their property for outdoor weddings and receptions and other
outdoor gatherings for large groups of people. Websites indicate that these venues are advertised
for groups ranging from 100 to 200 people. These outdoor gatherings exceed the allowable density
of people on the property, exceed the occupancy capacity of the structure, and exceed the off-street
parking availability of the property, which has led to intrusion into and disturbance of the
surrounding residential neighborhood. In addition, the popularity of these outdoor venues has risen
and the frequency of the outdoor gatherings has increased to where these venues are being used
every weekend, sometimes on Saturday and Sunday for different events, during the spring and
summer months.
Staff is bringing a discussion item before the Planning Commission to discuss the possibility of
amending the Development Code to allow Outdoor Venues & Gatherings for bed and breakfast
establishments and commercial lodges in the single-family and multi-family residential zones. A
fundamental question is: “Are outdoor gatherings for large groups of people an acceptable
ancillary land use at bed and breakfast establishments and commercial lodges located in the
residential zones?”
Staff has developed some discussion points, which are listed in outline form on the following pages.
These discussion points include the standards that are currently in place for bed & breakfast
establishments and commercial lodges, legislation that is in place, such as Building Code, Fire Code
and handicapped-accessible legislation, that must be met by assembly uses, and possible
performance standards to minimize adverse noise, traffic and circulation impact on a neighborhood.

N:\2-Group\Planning\Development Code Amendments\2014\Outdoor Venues and Gatherings in Res Zones\Staff
Report policy discussion 08062014.docx
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Outline

Outdoor Venues and Gatherings


Existing Development Code Requirements
o B&B
 Allowed in R-1 and R-3 zones
 Must be owner occupied
 Max 5 bedrooms
 Max 16 guests
 ADA accessibility not required (single family residence is exempt)
 Hotel parking standard of one space per room plus two for owners – This is
not a hotel parking standard it is a residential B&B standard and only applies
to those that do not have ancillary meeting space/food service.
o Lodge
 Allowed only in R-3 zone
 Max 12 rooms per acre
 Assumed occupancy of 4 occupants per room
 One ADA accessible guest room and one ADA parking space required
 ADA path of travel to all public areas
 Hotel parking standard of one space per room plus two for employees – This
standard only applies for B&B/Commercial Lodge/Motels that have
ancillary meeting space/food service otherwise the standard is 1 per guest
unit, 2 per manager unit, and 1 extra space for every 20 guest rooms.
o Allowed ancillary use
 1,000 sq ft meeting room
 Unisex ADA bathroom adjacent to meeting room (required square footage
included in the 1,000 square foot max. building size)
 Shared parking Monday through Thursday only
 Hotel parking standard 1/70 sq ft of meeting area
 14 regular spaces
 1 ADA
o Noise standard per Development Code
o Did not contemplate outdoor use
o Assumed weekend use included guests staying at the B&B/Lodge as shared parking
is not allowed on weekends and bathroom requirements for a 1,000 square foot
building requires separate male and female ADA compliant bathrooms
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B&B/ Lodge Requirements:
 B&B/Lodge as the primary use of the property
 Outdoor venue and gathering requirements are in addition to Development Code
requirements for B&B/Lodge



Noise:
 Same standard used for construction projects:
 7:00am to 7:00pm
 Not allowed on Sunday’s and Holidays
 Amplified music to end at 6:00pm
 Any amplified music to be directional
 Live music to have sound panels directing sound
 Tent required (max 1,500 square feet)



Parking:
 Up to 49 guests: 30 parking spaces, 1 Van and 1 regular ADA onsite
 Up to 99 guest: 60 spaces , 1 van ADA and 2 regular ADA onsite
 No on-site parking except for ADA
 Valet parking:
 Requires Public Convenience and Necessity permits (PC&N)
 Letter of intent to have a commercial shuttle service followed by signed
contract as a condition to operating
 Letter of intent to enter into a lease for an unused private parking lot followed
by signed contract as a condition to operating
 Non-registered guests are not allowed to drop off at venue
 Must have a designated drop off location for shuttle (can’t be in street)



ADA Path of travel to:
 All bathrooms
 ADA parking spaces to all venue and gathering areas
 300 feet maximum travel distance to any area used by guests (ADA shopping mall
standard)



Bathrooms: (does not include bathrooms located in B&B/Lodge)
 Up to 99 occupants:
 ADA compliant
 Male: 1 stall and 1 urinal
 Female: 2 stalls
 Within 300 feet of venue (same as ADA shopping mall standard)

Staff Report
Outdoor Venues & Gatherings
August 6, 2014
Page 5


Unisex allowed if:
 Venue/gathering area is attached or immediately adjacent (no separation
from) guest rooms (i.e. deck or courtyard)
 Max occupancy 49
 guests staying at the B&B/Lodge included in the max 49 occupants



Fire Safety:
 44’ wide ADA compliant walkway to public way
 Venue/gathering area within 150 feet from emergency vehicle access



Code Enforcement:
 Planning Commission reviews CUP each year for three years (consent item) and once
every 5 years
 Revocation:
 3 violations substantiated by CE staff within one calendar year, includes
advertising not in compliance with approval
 Immediate cease and desist action
 Must file appeal to PC to reinstate (no grace period while appeal is being
heard)
 Expedited appeal process
Exclusion:
 Does not apply to private, non-commercial events or gatherings in owner occupied
single family residences
 Does not apply to TPHR





PC Considerations:
 Should this even be allowed, if so
 PC must make a finding that this is an acceptable use in a residential neighborhood.
 Should it be limited to just one event a week?
 Should this be seasonal?

