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

PLANNING COMMISSION MEETING AGENDA
December 17, 2014
TIME:

1:15 p.m.

Next Resolution PC2014-28

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

2.

Approval of the minutes of the Planning Commission meeting of November 19, 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

Conditional Use Permit 2014-131/CUP and Variance 2014-132/VAR
Location:
42136½ Big Bear Boulevard
APN:
2328-091-17
Applicant:
Verizon Wireless
Representative:
James Rogers of Smartlink, LLC

Planner: Ruth Lorentz

The applicant is requesting approval for installation of a wireless telecommunications facility
consisting of a monpine (cellular tower) and equipment cabinets on 162 square feet of lease area
within a 0.80 acre site. The Variance is requested to allow the monopine to exceed the allowable
maximum height of 65-feet to allow for future co-locatable antennas. The project will be located on
an existing well-site owned by the Department of Water and Power (DWP).
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DECEMBER 17, 2014

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 a resolution to approve the Conditional Use Permit and Variance, based on the findings and
subject to the recommended conditions of approval.

3.

DISCUSSION ITEM – None

4.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need
special assistance to participate in a meeting, please contact the City Clerk’s office. Notification 72 hours
prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility to public
meetings.
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
November 19, 2014

CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:15 p.m.

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

STAFF PRESENT
James J. Miller, Community Development Director; Janice Etter, City
Planner; and Becky Romine, Commission Secretary.
AGENDA APPROVAL
The agenda was approved by a voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Community Development Director Jim Miller told the Commission that the December 3, 2014,
Planning Commission meeting is cancelled and reminded them to RSVP for the City’s holiday
party.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of November 5, 2014.
The Commission approved the minutes of November 5, 2014 by a voice vote.

2. PUBLIC HEARING ITEMS
2.1 Major Special Event 2014-135/MSE
Location:
41220 Park Avenue
APN:
309-051-01
Applicant:
Special Olympics of Southern California
Representative:
Abbey Leffler

Planner: Janice Etter
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The applicant is requesting to host the 2015 Polar Plunge on Saturday, March 7, 2015,
between 10 a.m. and 2 p.m. The event challenges people to take a dip in the icy cold
waters of Big Bear Lake for charity.
City Planner Janice Etter gave the staff report and presentation.
The Commission discussed issues regarding parking needed and provided, and plans
for low water levels in the lake. City Planner Etter explained that there has been a
change in the event because of the numbers of participants and spectators, prompting it
to come before the Commission.
The public hearing was opened at 1:27 p.m.
Abbey Leffler, Regional Director from Special Olympics, spoke, noting that they have
seen an increase in participants over the last couple of years – 2014- 450 participants;
2013- 350 participants. They are anticipating about 500 this year. Ms. Leffler said that
there are lessons learned from past years, including increased port-a-potties and trash
receptacles.
Ms. Leffler introduced Detective Jim Wijnhamer, chairperson for the event. He noted
that they are prepared for any overflow parking by allowing it on the streets. They have
not previously had any complaints from the surrounding neighbors for the event.
Detective Wijnhamer also said that there were approximately 1200 spectators last year,
so they are anticipating 1500 this year. He said that he has worked with Mike
Stephenson from the Municipal Water District for a plan to look more at the one end of
swim beach in case the water levels are low.
Public hearing closed at 1:32 p.m.
Commissioner Senft moved to adopt the attached Resolution finding the project
categorically exempt from the California Environmental Quality Act (CEQA) and
approving the Major Special Event 2014-135/MSE based on the findings and subject to
the conditions of approval contained in attached Resolution and amended. ViceChairman Bush seconded the motion. The motion carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Bush, Pacelli, Senft, Smith
None
None
None

3. DISCUSSION ITEM – Update from MIG/Hogle-Ireland on the Rathbun Creek
Sustainability Plan
Jay Renkens, from MIG spoke, introducing the other members of his team –
Cole Gailer, also from MIG
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Jan Hancock from Hancock Industries, trail specialist, particularly knowledgeable in
equestrian issues
KOA engineering firm
Siri Champion from Three Strands
Litner Polma can discuss transportation issues
Mr. Renkens explained what they are looking at and what they are proposing for the area.
He went on to discuss with the Commission the creation of a network of different types
of trails. Mr. Renkens also noted that there are easements through private property.
Community Development Director, Jim Miller, said that about 50% of the easements are
publicly owned, many by Flood Control. Mr. Renkens stated that most of the private
owners that have voiced an opinion are in favor of the plan for a trail. He said that the
website, RathbunCorridor.com is functional.
Vice-Chairman Bush inquired whether new FEMA maps would be produced, since new
ones were just distributed and also asked who has jurisdiction in the area. Mr. Miller
explained that those were not new maps, but better digitized ones, and noted that Flood
Control has jurisdiction of the Creek and reminded the Commission that the City is in the
process of purchasing the trout pond.
The Commission went on to ask questions about rate of flow, Master Trails Plan,
pressure for development and signage on Big Bear Boulevard for Moonridge. Mr.
Renkens and Mr. Miller addressed the questions.
4. PLANNING DIRECTOR’S REPORT – None
5. SUMMARY COMMENTS – None
6. ADJOURNMENT
meeting.

At the hour of 2:21 p.m., Acting-Chairman Bush adjourned the

MINUTES APPROVED AT THE MEETING OF DECEMBER 17, 2014.

Becky Romine, Commission Secretary
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ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF DECEMBER 17, 2014
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

Conditional Use Permit 2014-131 and Variance 2014-132

Proposal:

To install a wireless telecommunications facility consisting of a
monopine (cellular tower) and equipment cabinets on 162 square
feet of lease area within a 0.80 acre site. The Variance is
requested to allow the monopine to exceed the allowable
maximum height of 65-feet to allow for future co-locatable
antennas.

Location:

42136½ Big Bear Blvd., Assessor’s Parcel Number 2328-091-17

Applicant:

Verizon Wireless

Representative:

James Rogers, Smartlink LLC

Recommendation:

Staff recommends that the Planning Commission conduct a
public hearing and adopt the attached resolution finding the
project Categorically Exempt from the California Environmental
Quality Act and approving Conditional Use Permit application
2014-131 and Variance 2014-132, based on the findings and
subject to the conditions of approval.

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) 866-751, email - bblplan@citybigbearlake.com

Staff Report
Conditional Use Permit 2014-131 and Variance 2014-132
December 17, 2014
Page 2 of 22
PROJECT DESCRIPTION
The applications, submitted by Verizon Wireless and represented by James Rogers of Smartlink,
LLC, propose to install a wireless telecommunications facility consisting of a monopine (cellular
tower) and equipment cabinets on 162 square feet of disturbed/lease area within a 0.80 acre site.
The Variance is requested to allow the monopine at a height of 85 feet, exceeding the allowable
maximum height of 65-feet, for future co-locatable antennas. The project will be located on an
existing well-site owned by the Department of Water (DWP).
The applicant selected this site to close a significant gap in coverage within the area, which is
due to increasing demand and stress on other nearby sites. This street-to-street parcel is shown in
the aerial photograph in Figure 1. The property is long and narrow in shape and is divided by
Rathbun Creek and its flood plain. It contains several trees up to 40 feet in height. The east side
faces Big Bear Boulevard, contains a water pump house, and is proposed for the facility’s
location. The photograph simulations of the proposed monopine are shown in Figure 2.
FIGURE 1: Aerial photograph of the subject site
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FIGURE 2: Monopine Photo Simulations

BACKGROUND
On September 29, 2014, James Rogers submitted applications for a Conditional Use Permit and
Variance for the location shown in the plans (as Attachment 3). The applications were reviewed
by the Development Review Committee (DRC) on October 22, 2014, and deemed incomplete.
At the DRC meeting, staff questioned the proximity of the monopine and equipment cabinets to
Rathbun Creek’s flood elevation and the colors of the equipment cabinets. Staff also asked
whether a nearby clock tower at Interlaken Shopping Center had been considered as an alternate
site, among the three identified in the application (described in Attachment 3), for the facility.
Upon submittal of additional information on November 26, 2014, the application was deemed
complete on that date. Mr. Rogers confirmed that the equipment cabinets will be a tan color and
that the proposed facility will be located outside of the flood plain. Mr. Rogers indicated that the
clock tower structure is not viable because it does not provide comparable coverage to the
proposed monopine due to the lower antenna height of the tower structure.
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ANALYSIS
The proposed project has been reviewed for consistency with the General Plan and Development
Code and has also been analyzed for impacts to surrounding properties. The General Plan
designation, zoning, and a summary of current land use appears below:
General Plan Designation

Commercial General (CG)

Zoning

Commercial-General (C-2)

Existing Use

A water pump house and well on the Big Bear Boulevard (east) side
of the parcel and a second DWP pump house and wells on the Fox
Farm Road (west) side of the parcel

Adjacent Land

North:
East:
South:
West:

C-2 zone with 3 properties containing Interlaken Shopping
Center, Union Bank, and vacant land
State Route 18/Big Bear Boulevard and C-2 zoned land
containing an auto smog shop and tow yard
C-2 zone with 2 properties containing CVS Drug Store and
the Big Bear Community Garden
C-2 zone, DWP property

General Plan Land Use and Zoning Consistency
The use is consistent with goals, policies, and programs of the General Plan. Telecommunication
facilities are addressed in the Public Services Element. The proposal is consistent with Public
Services Goal 5, which provides for communications infrastructure to serve citizens and
businesses. The new cell tower will extend cellular service and will create a new opportunity for
co-location that is consistent with current Development Standards. The proposal is also
consistent with Public Services Policy 5.3, to ensure compatibility with existing and planned
land uses, and minimization of adverse environmental impacts. The proposed project complies
with this policy because potential adverse impacts will be minimized by the location on a pump
house site surrounded by commercial land uses, camouflaging the tower as a pine tree, and
providing a co-locatable tower.
The proposed use and design are beneficial and desirable to the community, and are consistent
with the purpose, intent, and standards of the Development Code. The use is located within the
Commercial General (C-2) zone, which allows communications facilities. The cell tower is
camouflaged as a pine tree, utilities and cables are located underground, and the facility is
located over 600 feet from residential properties, much greater than minimum 150 foot distance
allowed in Section 17.35.170 for Major Communication Facilities. The project is also consistent
with Chapter 17.10 of the Development Code pertaining to Tree Conservation because the
project will not remove or impact any trees. An existing paved access path and parking will
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provide non-exclusive access to the proposed facility for construction and maintenance. No
fencing or equipment shelter is being proposed. For minimal site disturbance, three metal
cabinets housing a generator and related equipment will be located below the monopine and
painted a tan color to blend in with the surrounding natural environment. This is consistent with
development standards for screening equipment from public view. With the exception of the
maximum height for a monopine, for which a variance is requested, the facility complies with
building height and setbacks.
Category
Lot Area
Lot Coverage

Permitted
N/A
0.5 F.A.R.

Commercial Development Standard
Proposed
162 square feet within a 0.80 acre lot
Less than 0.1 floor area ratio

Antenna Height

65 feet

Requested variance for 85 feet to the top of the monopine

Building Height

20 feet (accessory
structures)

Approximately 7 feet (3 metal equipment cabinets on a 44
square foot concrete pad)

Setbacks (front)

15 feet

Over 200 feet

Setbacks
(Residential)

150 feet

Over 600 feet

Variance
Section 17.03.180.G of the Development Code requires that the Planning Commission make four
findings when approving a variance. The findings are discussed in the following paragraphs.
There are special circumstances applicable to the property, including size, shape, topography,
location or surroundings, so that the strict application of this Development Code would deprive
such property of privileges enjoyed by other properties in the vicinity and under identical land
use district classification. The property’s characteristics limit more intensive land uses. The
property is long and narrow, centrally cut by Rathbun Creek and floodplain, and developed with
DWP wells and water pump houses. The area surrounding the site is experiencing increased
demand and stress on nearby towers. A shorter cell tower may result in the need for additional
facilities on nearby developed properties in order to provide sufficient coverage and those
properties may not have sufficient space to support an additional land use. Conversely, nearby
vacant commercial land is void of vegetation which would only magnify the appearance of such
utilitarian facilities; therefore, this option is not being recommended.
Granting the variance is necessary for the preservation and enjoyment of a substantial property
right possessed by other properties in the same vicinity and land use district and denied to the
property for which the variance is sought. Similar variances have been allowed for other cell
towers in commercial zones throughout the City. Furthermore, limiting the height would be a
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detriment to the community because reception for Verizon customers would not improve as
significantly and co-location, which would benefit other cellular customers, would not be
feasible.
Granting the variance will not be materially detrimental to the public health, safety, or welfare,
or injurious to the properties or improvements in such vicinity and land use district in which the
property is located. The proposed antenna will be camouflaged as a pine tree and located in an
area where the structure will have the least visual impact from Big Bear Boulevard and from
surrounding uses, because it will blend into the natural landscape. Furthermore, one tower that
exceeds the height limit has less visual impact than multiple towers. The applicant has
determined the area suitable to accommodate future co-locations and equipment structures
thereby ensuring that such uses are developed in a well-planned manner.
Granting the variance does not constitute a special privilege inconsistent with the limitations
upon other properties in the vicinity and land use district in which such property is located. The
property is constrained by natural topography, which necessitates the additional tower height,
and the provider is also constrained by the limited number of parcels in the area that could
accommodate additional towers that comply with development standards. The proposed site is of
sufficient size of 0.80 acres to accommodate a taller cell tower, and the facility is able to comply
with all other applicable development standards including setbacks, lot coverage, and distances
to residential land uses.
ENVIRONMENTAL REVIEW
Staff has performed an environmental review on the project and has determined that the project
is categorically exempt from the California Environmental Quality Act (CEQA) pursuant to
Section 15301, Class 1 of the State CEQA Guidelines. This class of exemptions pertains to
existing facilities with negligible or no expansion of the existing use. A Notice of Exemption has
been prepared and is attached to this report as Attachment 2.
CORRESPONDENCE AND PUBLIC NOTICING
A Public Hearing Notice was published in the December 3, 2014, issue of The Grizzly, posted in
3 public places, including the City’s website, and mailed to 21 surrounding property owners on
December 3, 2014. As of the writing of this report, the Planning Division has not received any
correspondence related to this proposal.
CONCLUSION AND RECOMMENDATION
As evidenced by the attached plans and photo simulation, the project is consistent with General
Plan policies and Development Code standards, with the exception of the proposed height of the
cell tower. A variance may be granted for a greater height and approval of the variance is being
recommended because surrounding topographic constraints restrict the effectiveness of providing
sufficient wireless coverage to the area.
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Staff recommends that the Planning Commission conduct a public hearing and adopt the attached
resolution finding the project Categorically Exempt from the California Environmental Quality
Act and approving Conditional Use Permit application 2014-131 and Variance 2014-132, based
on the findings and subject to the conditions of approval.
Attachments:
1. Draft Resolution No. PC2014-XX
2. Notice of Exemption
3. Site Plan, Floor Plans, Elevations, Photo Simulation, and Project Description and
Justification
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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 CONDITIONAL USE PERMIT 2014-131
AND
VARIANCE
2014-132
TO
INSTALL
A
WIRELESS
TELECOMMUNICATIONS FACILITY CONSISTING OF AN 85-FOOT
TALL MONOPINE (CELLULAR TOWER) AND EQUIPMENT
CABINETS ON A 0.80-ACRE PARCEL ZONED COMMERCIAL
GENERAL (C-2), LOCATED AT 42136½ BIG BEAR BLVD. (ASSESSOR’S
PARCEL NUMBER 2328-091-17).
A.

RECITALS
(i)

Verizon Wireless, represented by James Rogers of Smartlink, LLC, has filed
applications requesting the approval of Conditional Use Permit 2014-131 and
Variance 2014-132, as described herein (hereinafter referred to as
“Applications”).

(ii)

The Applications apply to a property containing 34,848 square feet (0.80 acres),
designated Commercial General (CG) on the General Plan Land Use Map and
zoned Commercial General (C-2). The property is referred to as 42136 ½ Big
Bear Blvd., Assessor’s Parcel Number 2328-091-17, legally described in Exhibit
1 attached hereto, and shown on the map attached hereto as Exhibit 2.

(iii)

The Applications, as contemplated, propose to install a wireless
telecommunications facility consisting of a monopine (cellular tower) and
equipment cabinets on 162 square feet of disturbed/lease area. The Variance is
requested to allow the monopine a height of 85 feet, exceeding the allowable
maximum height of 65-feet, for future co-locatable antennas.

(iv)

Properties to the north, south, east, and west are designated as Commercial
General (CG) on the City’s General Plan Land Use Map and zoned Commercial
General (C-2). Respectively, the surrounding properties include the following
land uses: a shopping center, bank, vacant land to the north; drug store and
community garden to the south; auto shop/tow yard to the east; and the City’s
Department of Water and Power well-site to the west.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301 of the CEQA
Guidelines pertaining to negligible or no expansion of the existing use and a
Notice of Exemption has been prepared.
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B.

(vi)

On December 17, 2014, the Planning Commission conducted a duly noticed
public hearing on the Applications in Hofert Hall of the Civic and Performing
Arts Center, 39707 Big Bear Boulevard, Big Bear Lake, California, and
concluded said hearing on the Conditional Use Permit 2014-131 and Variance
2014-132 on this date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA
pursuant to Section 15301 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 Variance 2014-132:
a.

There are special circumstances applicable to the property, including size, shape,
topography, location or surroundings, so that the strict application of this
Development Code would deprive such property of privileges enjoyed by other
properties in the vicinity and under identical land use district classification. The
property’s characteristics limit more intensive land uses. The property is long and
narrow, centrally cut by Rathbun Creek and floodplain, and developed with DWP
wells and water pump houses. The area surrounding the site is experiencing
increased demand and stress on nearby towers. A shorter cell tower may result in
the need for additional facilities on nearby developed properties in order to
provide sufficient coverage and those properties may not have sufficient space to
support an additional land use. Conversely, nearby vacant commercial land is
void of vegetation which would only magnify the appearance of such utilitarian
facilities; therefore, this option is not being recommended.

b.

Granting the variance is necessary for the preservation and enjoyment of a
substantial property right possessed by other properties in the same vicinity and
land use district and denied to the property for which the variance is sought.
Similar variances have been allowed for other cell towers in commercial zones
throughout the City. Furthermore, limiting the height would be a detriment to the
community because reception for Verizon customers would not improve as
significantly and co-location, which would benefit other cellular customers,
would not be feasible.
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4.

c.

Granting the variance will not be materially detrimental to the public health,
safety, or welfare, or injurious to the properties or improvements in such vicinity
and land use district in which the property is located. The proposed antenna will
be camouflaged as a pine tree and located in an area where the structure will have
the least visual impact from Big Bear Boulevard and from surrounding uses,
because it will blend into the natural landscape. Furthermore, one tower that
exceeds the height limit has less visual impact than multiple towers. The
applicant has determined the area suitable to accommodate future co-locations
and equipment structures thereby ensuring that such uses are developed in a wellplanned manner.

d.

Granting the variance does not constitute a special privilege inconsistent with the
limitations upon other properties in the vicinity and land use district in which such
property is located. The property is constrained by natural topography, which
necessitates the additional tower height, and the provider is also constrained by
the limited number of parcels in the area that could accommodate additional
towers that comply with development standards. The proposed site is of sufficient
size of 0.80 acres to accommodate a taller cell tower, and the facility is able to
comply with all other applicable development standards including setbacks, lot
coverage, and distances to residential land uses.

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 Conditional Use Permit 2014-131:
a.

The use is consistent with goals, policies, and programs of the General Plan.
Telecommunication facilities are addressed in the Public Services Element. The
proposal is consistent with Public Services Goal 5, which provides for
communications infrastructure to serve citizens and businesses. The new cell
tower will extend cellular service and will create a new opportunity for colocation that is consistent with current Development Standards. The proposal is
also consistent with Public Services Policy 5.3., to ensure compatibility with
existing and planned land uses, and minimization of adverse environmental
impacts. The proposed project complies with this policy because potential adverse
impacts will be minimized by the location on a pump house site surrounded by
commercial land uses, camouflaging the tower as a pine tree, and providing a colocatable tower.

b.

The proposed use and design are beneficial and desirable to the community, and
are consistent with the purpose, intent, and standards of the Development Code.
The use is located within the Commercial General (C-2) zone, which allows
communications facilities. The cell tower is camouflaged as a pine tree, utilities
and cables are located underground, and the facility is located over 600 feet from
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residential properties, much greater than minimum 150 foot distance allowed in
Section 17.35.170 for Major Communication Facilities. The project is also
consistent with Chapter 17.10 of the Development Code pertaining to Tree
Conservation because the project will not remove or impact any trees. An existing
paved access path and parking will provide non-exclusive access to the proposed
facility for construction and maintenance. No fencing or equipment shelter is
being proposed. For minimal site disturbance, three metal cabinets housing a
generator and related equipment will be located below the monopine and painted
a tan color to blend in with the surrounding natural environment. This is
consistent with development standards for screening equipment from public view.
With the exception of the maximum height for a monopine, for which a variance
is requested to allow future co-location, the facility complies with building height
and setbacks.
c.

The site for the project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, as evidenced on the site plan. No parking is required for this use
because the facility is unmanned. Utility lines will be located underground.

d.

The proposed project and on-going operation of the use will not have a substantial
adverse effect on abutting property or the permitted use thereof, and will not
generate excessive noise, vibration, traffic, or other disturbances, nuisances, or
hazards. Measuring at 162 square feet in area and located behind an existing water
pump house, the facility has minimal site disturbance and minimal visual impact.
Equipment is located upon the monopine, underground, and within short metal
cabinets beneath the monopine. No trees will be removed for this development.
With the exception of the height of the cell tower, which may be allowed with
approval of the variance, the cell tower height will not be detrimental because it
will be camouflaged as a pine tree to blend in with the natural environment.
Further, the antenna and equipment does not generate vibration, odors, traffic,
noise, or other adverse impacts.

e.

The site for the project has adequate access, meaning that the site design
incorporates street and highway limitations. The use will have access from Big
Bear Boulevard, and will utilize an existing access road easement to reach the
facility.

5.

Based on the findings set forth in paragraphs 1, 2, 3, and 4 above, the Planning
Commission hereby approves Variance 2014-132 and Conditional Use Permit 2014-131
subject to the conditions of approval as set forth in Exhibit 3 of this resolution.

6.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
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PASSED, APPROVED AND ADOPTED this 17th day of December, 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. 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 17th day of December, 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 of December, 2014.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2014-131 AND VARIANCE 2014-132
42136½ BIG BEAR BLVD.
ASSESSOR’S PARCEL NUMBER 2328-091-17

Staff Report
Conditional Use Permit 2014-131 and Variance 2014-132
December 17, 2014
Page 15 of 22
Exhibit 2
VICINITY MAP FOR
CONDITIONAL USE PERMIT 2014-131 AND VARIANCE 2014-132
42136½ BIG BEAR BLVD.
ASSESSOR’S PARCEL NUMBER 2328-091-17
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Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2014-131 AND VARIANCE 2014-132
42136½ BIG BEAR BLVD.
ASSESSOR’S PARCEL NUMBER 2328-091-17
APPROVAL DATE: DECEMBER 17, 2014
EFFECTIVE DATE: DECEMBER 29, 2014
EXPIRATION DATE: DECEMBER 29, 2016
These conditions of approval apply to Conditional Use Permit 2014-131 and Variance 2014-132
to install a wireless telecommunications facility. 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.

Conditional Use Permit 2014-131 and Variance 2014-132 are granted to construct to
install a wireless telecommunications facility consisting of a monopine (cellular tower)
and equipment cabinets on 162 square feet of disturbed/lease area within a 0.80 acre site.
The Variance is granted to allow the monopine at a height of 85 feet, exceeding the
allowable maximum height of 65-feet, for future co-locatable antennas on a 0.80-acre
parcel located at 42136½ Big Bear Blvd. (APN 2328-091-17). This approval is granted
based on the application and associated materials submitted by Verizon Wireless,
represented by James Rogers of Smartlink, LLC, on September 29, 2014 and additional
materials submitted on November 26, 2014. 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. 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. 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. Any application for an extension of time shall be
submitted to the Planning Division, along with the required fee, at least ninety (90) days
prior to the expiration date of this approval.

2.

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

5.

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

6.

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

7.

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

8.

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

The following conditions shall be addressed with the submittal of grading plans or prior to
issuance of a grading permit. 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. If no grading
permit is required, the following conditions shall be completed prior to any grounddisturbing activity on the site:
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9.

The applicant shall obtain any required permits as follows: (B&S and ENG unless
otherwise noted).
a.
b.
c.
d.
e.

National Pollution Discharge Elimination System (NPDES)
General Construction Storm Water Permit (State Water Resources Control Board)
Erosion control permit (B&S)
Precise grading and paving permit (B&S)
City encroachment permit (ENG)

10.

Four (4) copies of the precise grading plan and site plan shall be submitted to the
Building and Safety Division for review and approval, which shall include approval by
the Planning and Engineering Divisions. The precise grading and site plan may be shown
on one or two sheets and shall indicate all site improvements and complete drainage
paths. The precise grading plan shall be in substantial conformance with the grades
shown on the plans approval by the Planning Commission. In addition, the grading plan
and site plan shall include the following information: (B&S, ENG, PLN)

11.

All grading work shall be performed in one continuous operation. (ENG, B&S)

12.

Improvement plans for utility connections and services, including electric and phone,
shall be submitted to and approved by the City. (ENG)

13.

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

14.

The applicant shall incorporate into the project design all existing easements within the
project boundaries, or obtain abandonment of said easements from the affected easement
holder(s). If this requirement cannot be accomplished, the project shall be redesigned
accordingly as approved by the City. (ENG)

15.

All wires, cables, and utility lines shall be placed underground, except for cables attached
flush to the surface of a building or to the structure of the antenna. All underground wires
and utility lines shall be placed so as to minimize disruption to critical root zones of trees.
(PLN)

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:
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16.

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:
(B&S)
a.

2013 California Building Code and its appendices and standards;

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.

Title 24, California Code of Regulations; and

f.

2013 California Fire Code and its appendices and standards.

17.

The applicant shall pay any required development impact fee(s) to the Department of
Building and Safety and/or provide verification of payment to the appropriate agency.
(B&S)

18.

The applicant shall submit a set of building plans prepared by a licensed engineer or
architect (to be routed to the Fire Department) that incorporate provisions of the 2013
California Fire Code, those portions of the California Code of Regulations Title 19, and
those portion of the 2013 California Building Code adopted by the State Fire Marshal and
all other applicable codes and ordinances. (FIRE)

19.

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

20.

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.

Plans shall indicate that the antenna tower is designed to accommodate additional
co-located antennae.

c.

The elevation shall show that the length and width of the branches and the bark
color and texture of the monopine match with adjacent pine trees. The lowest tree
branch shall be no higher than 18 feet above grade.

d.

Elevations shall note the color, height, and dimensions of the equipment cabinets.

All agency approvals for permit issuance shall be on file with the Building and Safety
Division. (B&S)
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The following conditions and requirements shall be met during construction activities:
21.

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)

22.

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

23.

Noise generated from construction or maintenance activities shall not be permitted
between the hours of 7:00 p.m. and 7:00 a.m., or on Sundays or national holidays, except
as approved by the Chief Building Official based on a determination that the work to be
performed will not have an adverse effect on public health, safety and welfare, or that the
work is necessary to correct a potentially harmful or adverse situation. (PLN)

24.

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

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
25.

All utilities shall be placed underground. (ENG)

26.

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, wall plans, and
elevations. If all improvements cannot be installed prior to occupancy, the City may
approve a Deferred Improvement Agreement to defer the completion of the
improvements provided that a bond, cash deposit, or other surety in a form and substance
approved by the City Attorney, is submitted to the City in lieu of installation of the
improvements, that application and required fees are submitted, and that the incomplete
improvements will not create an unsafe condition on the site. The term of the deferral
shall be as determined by the City Planner. (PLN)

27.

The antenna tower shall be appropriately camouflaged to resemble a pine tree. (PLN)

Staff Report
Conditional Use Permit 2014-131 and Variance 2014-132
December 17, 2014
Page 21 of 22
28.

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:
29.

All applicable codes and ordinances shall apply, including but not limited to the 2013
California Fire Code; California Code or Regulations, Title 19; and those portions of the
2013 California Building Code, adopted by the State Fire Marshal. (FIRE, PLN)

30.

Neither barbed wire nor chain-link fencing is permitted on any buildings or walls on the
subject property. (PLN)

31.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of
the site, including clearing of trash, weeds and debris, lighting, and other site
improvements within the leased facilities. (PLN)

32.

No form of advertisement shall be allowed on the facilities. No sign or graphics on the
antenna or support structure shall be permitted except for warning signs as required by
law. (PLN)

33.

The applicant shall provide regular, on-going maintenance of the structure including, but
not limited to, replacement and repair of any branches, repainting and retexturing of the
monopole, repainting of the panels, and repainting and/or replacement of the equipment
vault hatch and bollards. (PLN)

34.

Prior to ceasing operation of the facility, the operator shall notify the City Planner in
writing. If the discontinued use is permanent, the owner and/or operator shall promptly
remove the facility, and repair any damage to the premises cause by such removal, which
may include revegetation. All such removal and repair shall be completed within 90 days
after the use is discontinued, and shall be performed in accordance with all applicable
codes and regulations. The facility shall be considered to be discontinued permanently
after being vacated for a period of 180 days. (PLN)

End of Conditions
B&S – Building & Safety Division
DWP – Department of Water
ENG – Engineering Division
FIRE – Big Bear Lake 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 Division
City of Big Bear Lake
P. O. Box 10,000
Big Bear Lake, CA 92315

Project Title:
Conditional Use Permit 2014-131 and Variance 2014-132
Project Location - Specific:
42136½ Big Bear Blvd., Assessor’s Parcel Number 2328-091-17, City of Big Bear Lake, County
of San Bernardino
Description of Project:
To install a wireless telecommunications facility consisting of a monopine (cellular tower) and
equipment cabinets on 162 square feet of disturbed/lease area within a 0.80 acre site. The
Variance is requested to allow the monopine at a height of 85 feet exceeding the allowable
maximum height of 65-feet, to allow for future co-locatable antennas. The project will be
located on an existing well-site owned by the Department of Water (DWP).
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Verizon Wireless, represented by James Rodgers of Smartlink, LLC
Exempt Status: (check one) (State type and section number)
Categorical Exemption, Section 15301 (Class 1)
Reasons why project is exempt:
This class of exemptions pertains to existing facilities with negligible or no expansion of the
existing use.
Lead Agency or Contact Person:
Ruth Lorentz, Principal Planner

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

Signature:

Date:

