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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.
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TIME:

1:15 p.m.

Next Resolution PC2015-12

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, SENFT, THOLEN, 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 July 15, 2015.

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 2015-106/CUP
Location:
39212 Big Bear Boulevard
APN:
0306-164-01
Applicant:
Reneh Shahin

Planner: Janice Etter

The applicant is requesting to modify the existing building into a check-in office for Cabins 4
Less and a convenience market, including the sale of alcohol and frozen yogurt. The check-in
office and convenience store will operate 24 hours a day. The property is located in the
Commercial-Visitor (C-3) zone.
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
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California Environmental Quality Act (CEQA) and approving Conditional Use Permit
application 2015-106/CUP based on the findings and subject to the conditions of approval
contained in the attached Resolution.
2.2

Conditional Use Permit 2015-114/CUP
Location:
120 Business Center Drive
APN:
2328-021-08
Applicant:
Tim Wood
Representative:
Michael Perry

Planner: Andrew Mellon

The applicant is requesting to create a new playground, student drop off and employee parking
lot for the adjacent Hope Academy Charter School. The property is located in the
Commercial-General (C-2) zone.
Staff recommends that the Planning Commission hold a public hearing and consider the written
and oral testimony presented during the hearing. 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 Conditional Use Permit
application 2015-114/CUP based on the findings and subject to the conditions of approval
contained in the attached Resolution.
3.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you
need special assistance to participate in a meeting, please contact the City Clerk’s office.
Notification 72 hours prior to the meeting will enable the City to make reasonable arrangements to
ensure accessibility to public meetings.
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
July 15, 2015

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Breunig led the salute.

ROLL CALL

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

STAFF PRESENT

James J. Miller, Community Development Director; Ruth Lorentz,
Principal Planner.

AGENDA APPROVAL
The agenda was approved by a voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Community Development Director James Miller advised the Commission that the August 5,
2015, meeting will be cancelled. Mr. Miller introduced the newly appointed Commissioner,
Ronald Tholen, and asked Acting City Clerk, Kathleen Smith to swear Commissioner Tholen
and re-appointed Vice-Chairman Bush in to a new term.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1 Approval of the minutes of the Planning Commission meeting of June 17, 2015.
The minutes were approved with a voice vote.
1.2 Major Special Event 2015-088/MSE – 630 Bartlett (Bartlett Parking Lot) Event Area
“B” – “Tour de Big Bear”.
Due to a large number of people in the audience wishing to speak on this item, the item
was opened to public comment. Chairman Smith abstained from the discussion and
vote due to being a part of the sponsorship of the event. Vice-Chairman Bush assumed
the Acting Chairman position.
Mr. Miller explained that the event has been through the Planning Commission process
and that the event has been approved in its current form. However, the new Special
Event Ordinance requires that the street closures be approved by the Planning
Commission every year. Acting Chairman Bush opened the public comment up to the
audience members.
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Matt Scriven, owner of three retail spaces and President of the Village Business
Association, spoke in favor of the event, finding it to be one of his three top weekend in
sales. Mr. Scriven also spoke for the Association, saying they are in support of the
event.
Tim Wolcott, Nancy Berg, Tom Sitton, and Jeannine Sitton spoke in favor of the event,
but against the closure of the streets, noting loss of business and vendor competition.
A comment was raised by Mr. Sitton that City employees were being paid overtime to
be at the event. Acting Chairman Bush asked what the workers were doing and Mr.
Sitton said they were setting up the vendor venue, traffic control, etc. Mr. Miller noted
that the City Council discussed the use of City staff and determined that, if the
community benefits from the event, then staff can work at the event.
Rick Bates, Event Resource Officer, spoke in favor of the event and stated that there is
an increase in sales during this event. Mr. Bates also said that events like Tour de Big
Bear help to put Big Bear on the map as a destination location.
Acting Chairman Bush inquired about any traffic issues in the past. Mr. Bates
indicated that they do not keep those records and said that the closure is proposed to be
the same as in previous years. He also noted that off-site parking has also been
secured for the event participants.
Acting Chairman Bush questioned the street closures and asked if there had been
problems in the past. Mr. Miller said that staff is not aware of any and the report from
the Resource Office did not indicate any issues.
The Commission discussed the time frame for the event since it is on August 1 and
agreed that there was not enough time to bring the item back for a full review.
Commissioner Breunig said that he has had several discussions with other business
owners in the Village regarding street closures for events. They understood the closure
to be “rolling”. David Lawrence, Public Works Director, spoke, explaining that a
“rolling closure” refers to the use of a police escort of the participants, and that is not
what has been proposed.
Commissioner Tholen moved to approve the consent item. Acting Chairman Bush
seconded the motion, which carried by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Bush, Tholen
None
Senft
Smith

The Commission discussed the need for this event to return to the Planning
Commission for review and approval prior to next year’s event.
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2. PUBLIC HEARING ITEMS
2.1

Major Special Event 2015-092/MSE
Planner: Ruth Lorentz
Location:
630 Bartlett (Bartlett Parking Lot) Event Area “B”
APN:
0308-166-57
Applicant:
Friends of the Big Bear Alpine Zoo
Representative:
Kathy Greenwood
The applicant is requesting to hold the 20th annual Run for the Grizzlies fundraiser on
Saturday, September 12, 2015. The event will feature vendors, live music, food and
alcohol, motorcycles, and a motorcycle poker run around Big Bear Lake. The property
is identified as Assessor’s Parcel Number 0308-166-57 and zoned Public-Quasi Public
(PQP) in the Village Specific Plan.
Chairman Craig Smith re-entered the meeting. Ruth Lorentz, Principal Planner, gave
the staff report and presentation. Ms. Lorentz noted a change in the proposed route,
going clockwise around the lake, rather than the original plan to go counter-clockwise,
in an effort to keep the flow moving smoothly.
Chair Smith asked about the portion of the parking lot being used. Ms. Lorentz
explained that it is Event Area “B”, and that participants are not allowed to park in the
parking lot.
Commissioner Tholen inquired about issues of noise with the proximity of the movie
theater. Ms. Lorentz said that it has not been an issue in the past, and further explained
that the stated “quiet zone” in the Village refers to the motorcyclists not revving their
engines and driving around the Village “L”. Commissioner Tholen also raised a
concern about the right turn onto Big Bear Boulevard possibly causing congestion back
into the Village. Ms. Lorentz noted that there is new striping on the Boulevard to
prevent that from happening.
Public hearing was opened at 2:20 p.m.
Gail Nichols, applicant, stated that she didn’t know that a change in the route had been
decided upon and they had their maps drawn up already. Ms. Nichols reminded the
Commission that everyone does not start at the same time. Ms. Lorentz noted that the
change in route is Condition #9 and the Commission could remove that if they feel it
would be appropriate.
Rick Bates, Event Resource Officer, stated that this is the 20th annual event, but it
changed locations because Chad’s could not accommodate them this year.
Public hearing closed at 2:25 p.m.
Vice-Chairman Bush moved 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 2015-092/MSE
based on the findings and subject to the conditions of approval contained in the
attached Resolution, with the removal of Condition #9, regarding the direction of the
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poker route. Commissioner Breunig seconded the motion, which carried by the
following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Breunig, Bush, Smith, Tholen
None
Senft
None

3. PLANNING DIRECTOR’S REPORT – Mr. Miller informed the Commission that Reese
Troublefield, from the County Parks and Recreation Department, will be coming to the
Commission with the final zoo project soon.
4. SUMMARY COMMENTS – None
5. ADJOURNMENT

At the hour of 2:31 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF AUGUST 19, 2015.

Becky Romine, Commission Secretary
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ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF AUGUST 19, 2015

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2015-106/CUP

Proposal:

To modify the existing building into a check-in office for Cabins 4 Less and a
convenience market, including the sale of alcohol and frozen yogurt. The
check-in office and convenience store will operate 24 hours a day.

Location:

39212 Big Bear Boulevard, APN 306-164-01

Applicant:

Reneh Shahin, property and business owner

Recommendations: Staff recommends that the Planning Commission hold a public hearing on the
Conditional Use Permit, determine the project exempt from the California
Environmental Quality Act and adopt the attached Resolution approving the
Conditional Use Permit subject to the recommended conditions of approval.

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
www.citybigbearlake.com

Staff Report
Conditional Use Permit 2015-106/CUP
Mr. Reneh Shahin
August 19, 2015
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PROJECT DESCRIPTION
The applicant, Mr. Reneh Shahin, has recently purchased the building at 39212 Big Bear Boulevard.
He has submitted a Conditional Use Permit application requesting approval to renovate the building
and operate a check-in office for his business, Cabins 4 Less, and a convenience market. In
addition to the typical items sold at a convenience market, the applicant is requesting approval for
the sale of alcoholic beverages. The check-in office and the convenience store are requested to be
open 24 hours a day. The owner is proposing a country-store theme and the name of the business is
Boulder Bay Station
The property is located at the northeast corner of Blue Jay Road and Big Bear Boulevard in the
Commercial-Visitor (C-3) zone. The property contains 10,480 square feet in area and is developed
with a 1,136 square foot building, 266 square feet of decking and eight parking spaces.
Exterior and interior improvements are proposed to the building. The plans prepared by Thomas
Designs, dated August 3, 2015, are attached to this Staff Report. Exterior improvements include a
handicapped-accessible ramp on the south side of the building, a trash can enclosure area on the
north side of the building, and locations for a freestanding sign and three wall signs.
Interior improvements include remodeling the southerly portion of the building into a check-in
office with a counter, computer stations and employee area; creation of two handicapped-accessible
restrooms, construction of a sink area in the northerly portion of the building, installation of food
and beverage counters, installation of a walk-in cold beverage storage area, and construction of a
wall of frozen yogurt dispensers. A small area of indoor seating will be provided within the
building. The applicant is also requesting an outdoor seating area and an outdoor area for the
display of merchandise.
The Planning Commission is reviewing this application pursuant to Development Code Table
17.35.030.A., which lists the Principal Uses allowed in each zone and establishes that a
Convenience Market is allowed with approval of a Conditional Use Permit. The Planning
Commission is the reviewing authority for Conditional Use Permit applications, as required by
Development Code Section 17.03.170.
An excerpt from the Zoning map and photographs of the property are shown on the following page.
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Zoning map excerpt:

South-facing and West-facing Elevations

BACKGROUND
Zoning

Commercial-Visitor (C-3)

General Plan Designation

Commercial Visitor (CV)

Existing Land Use

Vacant building and paved parking spaces

Adjacent Land Uses

North – Multiple Family Residential (R-3);
South – Commercial-General (C-2), developed with residential uses
East – Commercial-General (C-2), developed with lodging
West – Commercial-General (C-2), market, restaurant, office and
sports equipment rental facility
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The San Bernardino County Tax Assessor records state the construction date of the building as
1968. City records indicate that the building was used as the Hitching Post Wedding Chapel in the
1970’s and 1980’s, before being converted to office use in 2001.
The Conditional Use Permit application was submitted on July 9, 2015. The application was
discussed by the Development Review Committee (DRC) on July 22, 2015, and determined to be
incomplete. Revised plans were submitted on August 3, 2015, and the application was determined
to be complete on that date. A concurrent plan check for the improvements that are subject to
building permits is being performed by the Building & Safety Division.

ANALYSIS
The project is being evaluated for compliance with the commercial development standards
contained in Development Code Chapter 17.35. The project complies with these Development
Code standards, as shown in Table 1:

Table 1 - Compliance with Development Code Standards
Development Code Standard
Building Setbacks
Front
and
street
side
Rear

Side
Floor Area Ratio
Open space
Snow Storage
Building Height
Parking Spaces

Requirement
15 feet

15 feet for structures and
10 feet for parking from
residentially zoned
property
0 feet
0.50 FAR
20%
5%
35 feet
5 spaces, including 1
designated accessible
space

Proposal
70 feet from Big Bear Boulevard
17 feet from Blue Jay Road

20 feet for main structure, 5 feet for
shed, 17 feet for parking

13 feet 6 inches for building, 14 feet for
parking
0 13 FAR
25.5%
20%
17 feet to top of parapet wall
7 spaces, including
1 designated
accessible parking space
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Site Plan:

Floor Plan
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Table 2 - Interior Space
Use
Check-in Office, Lobby and
Restroom
Convenience Market
Frozen Yogurt and seating
Kitchen, Storage and Restroom

Area (Approx.)
460 sq. ft.
210 sq. ft.
225 sq. ft.
180 sq. ft.

Land Use
The Commercial Visitor (C-3) zone is established for visitor services including lodging, dining,
recreation, specialty retail stores and other supporting uses. These uses are appropriate to be located
along major streets and highways and close to recreation areas. The proposed land uses of a rental
property check-in office for Cabins 4 Less and a convenience market with alcohol sales are
consistent with the allowable land uses in the C-3 zone. The Development Code does not
distinguish between the sale of beer and wine only, or the sale of distilled spirits, thus, the sale of
any type of alcohol is allowed in this zone. A majority of the visitors to Big Bear Lake enter from
the west via Highways 330 and 18. This property is located at this west entrance, allowing visitors
to conveniently check-in to their rental property. The property is also located close to Boulder Bay
Park and several condominium and vacation rental properties and will allow visitors to purchase
food and beverage items.
Hours of Operation
The check-in office for the rental property is proposed to be open 24 hours a day to accommodate
arrivals at any time. The check-in office is open to the portion of the building that contains the
convenience market, resulting in the convenience market always being open for purchases. The
applicant has indicated that frozen yogurt and other food items most likely will be put away at 9:00
p.m., but that packaged items will be available anytime. The Sheriff’s Office was consulted about
the hours of operation and expressed no concern about the operating hours or sale of alcohol.
Alcoholic Beverage Control Regulations
The retail sale of alcohol is regulated by the California Department of Alcoholic Beverage Control
(ABC). It is anticipated that the applicant will obtain either a Type 20 Off Sale license for the sale
of beer and wine or a Type 21 Off Sale license for the sale of beer, wine and distilled spirits. State
law prohibits the sale of alcohol between the hours of 2:00 a.m. and 6:00 a.m. and further prohibits
the consumption of alcohol on the premises under these types of licenses.
The ABC will closely evaluate the issuance of a liquor license at this location because of its
proximity to residential property (within 100 feet) and Boulder Bay Park (within 600 feet) of the
subject site. The ABC may withhold the issuance of a license if they determine that the operation of
the licensed premises will be contrary to the public welfare and morals.
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Outdoor Display of Merchandise and Outdoor Seating
Under this Conditional Use Permit, the applicant is requesting approval for the outdoor display of
merchandise under Development Code Section 17.35.090 D. This section allows a display area of
only 100 square feet in a location nearest to the primary public access door and no further than 10
feet away from the building. On this property, this area is approximately half of the area under the
covered walkway.
The applicant is trying to achieve a “country store” appearance with the display of “picked” or
“junked” items hung on the building walls and displayed out of doors. However, this appearance is
contrary to the Outdoor Display of Merchandise section of the Development Code, which states that
items may not be affixed to buildings or hung on fences or other appurtenances, such as railings,
and must be displayed in a neat and clean manner. All items on display must be in conjunction with
the primary use on the premises, in this case, a convenience market. Items are allowed to be
displayed during normal business hours, but no later than 10:00 p.m. Staff can envision items such
as a milk can or a barrel displayed outdoors, but items such as furniture, a vintage birdcage, and
baskets are not associated with a convenience market and should not be displayed.
The applicant is also requesting outdoor seating. Development Code Table 17.35.040A. allows
accessory uses such as benches and seating. At the present time, several chairs, a bench and a
swing are placed in front of the deck. The location of these items is appropriate, however, they are
mismatched and this leads to a cluttered and unattractive appearance. In staff’s opinion, if the
benches were all of a uniform style, color, and appearance, the appearance of the building would be
improved and be less cluttered. Because the applicant has installed log beam trim on the deck, staff
recommends that the bench seating be of a uniform and similar log style to complement the building
and reduce visual clutter and an unattractive appearance.
In addition to displaying items outdoors, the applicant has also placed several items in the open
space portions of the lot along Big Bear Boulevard and Blue Jay Road. Table 17.35.040 A. allows
“landscape focal points”, however, the amount of items and the manner that they are being
displayed creates visual clutter and is distracting to passing motorists. Telephone calls from
concerned citizens have already been received about this property complaining about the
unattractive “junky” appearance. Development Code Section 17.35.090 states that:
“No item shall be displayed in a manner that causes a safety hazard; obstructs the entrance
to any building; does not comply with ADA; interferes with, or impedes the flow of
pedestrian or vehicle traffic; obstructs access to any parking space or drive aisle; is
unsightly or creates any other condition that is detrimental to the appearance of the
premises or any surrounding property; or in any other manner is detrimental to the public
health, safety or welfare or causes a public nuisance.”
The intersection of Big Bear Boulevard and Blue Jay Road experiences a high volume of traffic
and, due to topography and road curves, is difficult to make turning movements. There are many
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pedestrians in this area because of its proximity to Boulder Bay Park. We expect this pedestrian
activity to increase with the proposed business use. At this location, staff is going to strictly enforce
the line of sight restrictions on signs and landscaped focal points. The line of sight restrictions are
contained in Development Code Section 17.35.090 F., as follows:


A substantially clear line of sight shall be maintained between the driver of a vehicle
waiting or yielding at an intersection or driveway and the driver of an approaching
vehicle on the other approaches to the intersection or the street being entered from the
driveway.



It shall be the responsibility of the property owner to remove from such property or any
adjacent right-of-way any such obstruction that would impede the required clear line of
sight.

The display of landscape focal points or “yard art” is subjective, however, the Planning
Commission has the authority under this Conditional Use Permit application to place conditions of
approval on the operations or property to ensure that the project and the 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.
Staff recommends that the Planning Commission place a condition of approval on the project to
limit the number of landscape focal point items to one or two.
Parking and Circulation
The parking lot is existing and no changes to the orientation of the parking spaces or location drive
aisles are proposed. Vehicles in parking spaces 1 through 4 are able to turn around such that the
exiting vehicle can enter Blue Jay Road in a forward direction. However, vehicles parked in spaces
5 through 7 must back out into the right-of-way of Blue Jay Road. Instead of removing these
parking spaces, which would make the project nonconforming with respect to the number of
parking spaces, staff recommends that these parking spaces be allowed to remain. This parking
configuration has existed for several years, and drivers will have to use extra caution when exiting
these parking spaces, which is not uncommon situation in the Boulder Bay area. One parking space
located closest to the trash can area is provided for loading and access to the trash cans.
Trash
The applicant indicates that this use will be categorized as a low trash generator by the Big Bear
Disposal Company and that trash cans may be used, instead of needing a large trash bin. The
applicant proposes to construct a trash enclosure area abutting the north building wall and transport
the cans to the street on the scheduled pick-up day. A metal storage shed that exists in this area is
planned to remain.
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Signs
The submitted plans show the locations of one freestanding sign on the corner of the property, one
primary wall sign on the west building elevation, and one projecting sign on the south building
elevation. These types of signs are allowed on the property. However, a separate sign review
application is required to review the sign area and design of the signs for compliance with
Development Code Chapter 17.12.
General Plan
Land Use
The General Plan land use designation of the property is Commercial-Visitor (CV). The
Commercial-Visitor designation is intended to provide for goods and services oriented to serving
the needs of visitors to the city, vacationers and the traveling public. The proposed land uses of a
vacation rental check-in office and convenience market are consistent with the intent of this district.
Cabins 4 Less is an established vacation rental provider in the Big Bear Valley. This project is
consistent with Land Use Element Goal L 2 to adopt land use and development policies which
encourage expansion of existing businesses and growth and diversification of the City’s economic
base. The project must be held to comply with Land Use Policy L 4.2 that the commercial
development provides an attractive environment for business and creates long-term value for the
community.
Circulation
Project-related traffic has been analyzed for compliance with Circulation Element Program C 1.7.1
through this development review process. The existing driveway configuration is being allowed to
remain. The project is being required to comply with Circulation Element Policy C 1.2 to maintain
clear sight distances at the intersection. The property is within a convenient walking distance from
Boulder Bay Park, which is consistent with Circulation Goal C3. In order to enhance accessibility
and convenience for bicyclists, the applicant must provide a bike rack as required by Program C
3.1.2.
FINDINGS
In order to approve a Conditional Use Permit application, the Planning Commission must make the
following five findings that are contained in Development Code Section 17.03.170:
1. The proposed use and design are consistent with the goals, policies and objectives of the
General Plan.
2. The proposed use and design are beneficial and desirable to the community and is consistent
with the purpose, intent and standards of the Development Code and other applicable codes
and ordinances adopted by the City of Big Bear Lake.
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3. The site for the proposed project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, and other features pertaining to the application.
4. The proposed project and the 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.
5. The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations.
Staff has provided an analysis and evidence in this report to support the findings.
ENVIRONMENTAL REVIEW
The project has been reviewed for compliance with the California Environmental Quality Act
(CEQA). The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15303 (Class 3) of the State CEQA Guidelines. This
section exempts the conversion of existing small structures from one use to another, where only
minor modifications are necessary. Staff recommends that the Planning Commission determine that
the project qualifies for a Class 3 Categorical Exemption. A Notice of Exemption is attached to this
Staff Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on August 5, 2015. In addition, the
notice was mailed to 222 surrounding property owners within a 300-foot radius and posted in three
public places a minimum of ten days prior to this hearing date as established in Development Code
Section 17.03.030. The public hearing notice was also placed on the Planning Commission’s page
of the City’s website, www.citybigbearlake.com. The City has received two telephone calls from
the general public with concerns about the placement of items outside of the building and within the
open space areas of the property. Both the callers stated their objections to a cluttered and “junky”
appearance of the property. No written correspondence has been received as of the date of writing
this report.
CONCLUSIONS AND RECOMMENDATION
The proposed project complies with the goals, programs and policies contained in the General Plan
elements. The site and building comply with all of the commercial development standards
contained in Development Code Chapter 17.35 for the Commercial-Visitor (C-3) zone. The land
use is consistent with the allowable land uses in this zone and the proposed business will be an asset
to visitors, vacationers and the traveling public, if it is done in an attractive manner.
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Staff recommends that the Planning Commission hold a public hearing on the Conditional Use
Permit, determine the project exempt from the California Environmental Quality Act and adopt the
attached Resolution approving the Conditional Use Permit subject to the recommended conditions
of approval.
Attachments:

1. Draft Resolution
2. Notice of Exemption
3. Project Plans

N:\2-Group\Planning\CURRENT\CUP (Sa)\2015\2015-0106 ~ 39212 Big Bear Blvd ~ Convenience Market and Frozen
Yogurt ~ Shahin\Staff Report 08-19-2015.docx
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ATTACHMENT 1
RESOLUTION NO. PC2015-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 2015-106/CUP
FOR THE OPERATION OF AN OFFICE AND CONVENIENCE MARKET
WITH ALCOHOL AND FROZEN YOGURT SALES AT 39212 BIG BEAR
BOULEVARD, ASSESSOR’S PARCEL NUMBER 306-164-01.
A.

RECITALS
(i)

Mr. Reneh Shahin has filed Conditional Use Permit application 2015-106/CUP
seeking approval to operate a vacation rental check-in office for Cabins 4 Less and a
convenience market with alcohol and frozen yogurt sales as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to 10,480 square feet of property in the Commercial-Visitor
(C-3) zone identified as 39212 Big Bear Boulevard, (APN 306-164-01). A legal
description of the property is contained in Exhibit 1 attached hereto, and a vicinity
map is attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, proposes to change the use of the existing 1,136
square foot commercial building into a check-in office for the vacation rental
business, Cabins 4 Less, and a convenience market, which will include the sale of
alcohol and frozen yogurt. The check-in office and convenience market will be open
24 hours a day.

(iv)

The properties north of the subject site are zoned Multiple Family Residential (R-3).
One of these properties is vacant and other properties are developed with multiple
family residences and lodges. The property located west of the subject site is zoned
Commercial-Visitor (C-3) and developed with a small shopping center containing a
convenience market, restaurant, real estate office and recreational equipment rental
shop. Other properties to the west are zoned Multiple Family Residential (R-3 and
developed with condominium units. The property to the south of the subject site is
zoned Commercial-Visitor (C-3) and developed with single family residences, and
the properties to the east are zoned Commercial-Visitor and developed lodging units.

(v)

The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15303 (Class 3) of the State CEQA
Guidelines. This section exempts the conversion of existing small structures from
one use to another, where only minor modifications are necessary.
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B.

(vi)

On August 19, 2015, the Planning Commission conducted a duly noticed public
hearing on the Application in Hofert Hall of the Civic and Performing Arts Center,
39707 Big Bear Boulevard, Big Bear Lake, California, and concluded said hearing
on Conditional Use Permit 2015-106/CUP on this date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt from the
California Environmental Quality Act, pursuant to Section 15303, Class 3 of Exemptions.

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 Conditional Use Permit Application 2015106/CUP:
a.

The proposed use and design are consistent with the goals, policies and objectives of
the General Plan. The General Plan land use designation of the property is
Commercial-Visitor (CV). The Commercial-Visitor designation is intended to
provide for goods and services oriented to serving the needs of visitors to the city,
vacationers and the traveling public. The proposed land uses of a vacation rental
check-in office and convenience market are consistent with the intent of this district.
Cabins 4 Less is an established vacation rental provider in the Big Bear Valley. This
project is consistent with Land Use Element Goal L 2 to adopt land use and
development policies which encourage expansion of existing businesses and growth
and diversification of the City’s economic base. The project must be held to comply
with Land Use Policy L 4.2 that the commercial development provides an attractive
environment for business and creates long-term value for the community.
Project-related traffic has been analyzed for compliance with Circulation Element
Program C 1.7.1 through this development review process. The existing driveway
configuration is being allowed to remain. The project is being required to comply
with Circulation Element Policy C 1.2 to maintain clear sight distances at the
intersection. The property is within a convenient walking distance from Boulder Bay
Park, which is consistent with Circulation Goal C3. In order to enhance accessibility
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and convenience for bicyclists, the applicant must provide a bike rack as required by
Program C 3.1.2.
b.

The proposed uses are beneficial and desirable to the community and are consistent
with the purpose, intent and standards of the Development Code and other applicable
codes and ordinances adopted by the City of Big Bear Lake. The site and building
comply with all of the commercial development standards contained in Development
Code Chapter 17.35 for the Commercial-Visitor (C-3) zone. The building exists,
having been built in 1968 and occupied by commercial businesses in the past. The
land use is consistent with the allowable land uses in this zone and the proposed
business will be an asset to visitors, vacationers and the traveling public, if it is done
in an attractive manner

c.

The site for the proposed project is adequate in size and shape to accommodate all
yards, open spaces, parking areas, fire and building code considerations, and other
features pertaining to the application. As evidenced on the submitted plans, the
building contains 1,136 square feet on an 10,480 square foot parcel. The project site
complies with building setback, building height, open space, floor area ratio and
number of parking spaces required for the building size and proposes uses.

d.

The proposed project and the on-going operation of the use will not have a
substantial adverse effect on abutting properties or the permitted use thereof, and will
not generate excessive noise, vibration, traffic, or other disturbances, nuisances, or
hazards. The 24-hour operation of the rental property check-in office use and
convenience store is not anticipated to generate excessive disruption. Most visitors
plan their arrival during the day or early evening hours. Visitors arriving in the late
hours of the night can be instructed by the office personnel to be quiet. Frozen
yogurt and non-packaged food sales will end at approximately 9:00 p.m. The
applicant must comply with State law regarding the hours of operation of alcohol
sales. The project is being required to remove some of the items currently being
displayed in order to bring the land use into compliance with all provisions of
Development Code Section 17.35.090 pertaining to the outdoor display of
merchandise, so that the operation of the business does not create a nuisance or
visibility hazard.

e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. The project proposes to use the existing
driveways from Blue Jay Road. No vehicular access to the property from Big Bear
Boulevard is proposed. Three of the existing parking spaces on the property are
configured in a manner that require cars to back out into Blue Jay Road. This is an
existing condition that is being allowed to remain, and which is not unusual in the
Boulder Bay area.
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4.

Based on the findings set forth in paragraphs 1, 2 and 3 above, the Planning Commission
hereby approves Conditional Use Permit 2015-106, 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 19th day of August, 2015.
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. PC2015-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 19th day of August, 2015, 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 August 2015.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2015-106/CUP
VACATION RENTAL CHECK IN OFFICE AND CONVENIENCE MARKET WITH ALCOHOL
AND FROZEN YOGURT SALES
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
Real property in the City of Big Bear Lake, County of San Bernardino, State of California,
described as follows:
NORTH ESTATE SUB NO 2 COM 1N N L1 LOT 18 BLK S 79.425 FT W OF NE COR SD LOT
TH W TO W L1 TH SLY TO SW COR TH E TO PT M1DWAY BETWEEN E AND W L1 SD
LOT TH N TO POB PORT1ON W 1/2
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Exhibit 2
VICINITY MAP
CONDITIONAL USE PERMIT 2015-106/CUP
VACATION RENTAL CHECK IN OFFICE AND CONVENIENCE MARKET WITH ALCOHOL
AND FROZEN YOGURT SALES
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
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Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2015-106
VACATION RENTAL CHECK IN OFFICE AND CONVENIENCE MARKET WITH ALCOHOL
AND FROZEN YOGURT SALES
39212 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBERS 306-164-01
APPROVAL DATE OF CONDITIONAL USE PERMIT: AUGUST 19, 2015
EFFECTIVE DATE: AUGUST 31, 2015
EXPIRATION DATE: AUGUST 31, 2017

These conditions of approval apply to Conditional Use Permit 2015-106 to modify the existing
building at 39212 Big Bear Boulevard, APN 306-164-01 into a check-in office for Cabins 4 Less
and a convenience market, including the sale of alcohol and frozen yogurt. The check-in office and
convenience market are proposed to be open 24 hours a day. The property is zoned CommercialVisitor (C-3). For the purpose of these conditions, the term “applicant” shall also mean the
developer, the owner or any successor(s) in interest to the terms of this approval.
General conditions:
1.

Approval is granted for Conditional Use Permit 2015-106/CUP to operate a check-in office
for Cabins 4 Less and convenience market, including the sale of alcohol and frozen yogurt,
on the property located at 39212 Big Bear Boulevard, Assessor’s Parcel Number 306-16401. The check-in office and convenience store are approved to operate 24 hours a day. This
approval is granted based on the application materials dated July 9, 2015, submitted by Mr.
Reneh Shahin and site plan, floor plan and building elevations prepared by Thomas Designs
dated August 3, 2015. 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. Conditional use permit approval shall apply only to the
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property for which the application was made, and shall apply to that property as long as the
use for which approval was granted is in effect, regardless of changes in ownership.
2.

The Planning Commission may periodically review any conditional use permit to ensure that
it is being operated in a manner consistent with conditions of approval or in a manner which
is not detrimental to the public health, safety, or welfare, or materially injurious to properties
in the vicinity. If, after review, the Planning Commission deems that there is sufficient
evidence to warrant a full examination, then a public hearing shall be set. The Conditional
Use Permit may be modified or revoked pursuant to the provisions established in
Development Code Section 17.03.170 G.

3.

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.

4.

Approval of this application does not relieve the applicant from complying with other
applicable Federal, State, County or City regulations or requirements, specifically including
the requirements of the State of California Department of Alcoholic Beverage Control for
the sale of alcohol and the San Bernardino County Department of Environmental Health
Services for the serving of food and beverages.

5.

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

6.

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.

7.

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.
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8.

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 Engineering Division (sewer connection/encroachment permit
fees)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building Division (development impact fees)
Bear Valley Unified School District
San Bernardino County Department of Environmental Health Services
State of California Department of Alcoholic Beverage Control
The duty of inquiry as to such requirements shall be upon the applicant.

9.

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.

10.

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.

11.

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

The following conditions shall be completed prior to or in conjunction with issuance of
building permits for construction. Where a condition specifies that plans or other items shall
be submitted to the City for review and approval, the approval of these items by the
appropriate City departments shall be obtained prior to issuance of permits for each phase of
construction:
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12.

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.
b.
c.
d.
e.
f.

2013 California Building Code and its appendices and standards; including those
portions adopted by the State Fire Marshal
2013 California Plumbing Code and its appendices and standards
2013 California Mechanical Code and its appendices and standards;
2013 California Electrical Code;
2013 California Fire Code and its appendices and standards; and
California Code of Regulations, Title 19 and Title 24.

13.

The applicant shall provide facility fixture counts to the Engineering Division for calculation
of sewer development impact fees. Prior to issuance of a building permit, the applicant shall
pay sewer fees to the Engineering Division. (ENG)

14.

Upon submittal of building plans to the Building and Safety Division for building
construction, a fire protection review will be required to be performed by the Fire
Department as required by 2013 CFC, Section 503.1.1 and Appendix B, Section B101.1, as
amended by the Fire District. (FIRE)

15.

The applicant shall submit four (4) sets of final construction plans, site plans, building
elevations, and floor plans to the Building and Safety Division for review and approval by
all applicable departments. Such plans shall be fully dimensioned and in substantial
conformance with those plans approved by the Planning Commission. The plans shall
incorporate the Plan Review comments dated July 14, 2015, prepared by Patrick Johnson,
P.E. CBO. Copies are available from the Building & Safety Department and Planning
Department. Plans shall address the following: (B&S, PLN, ENG, fire)
a.

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

b.

Elevation drawings shall note proposed materials, colors, height, and dimensions of
the existing structure and any modifications proposed to the structures.

c.

The building plans shall indicate all appropriate fire separation requirements between
the different occupancies within the building to the satisfaction of the Building and
Safety Division.

d.

The building plans shall provide occupant load calculations based on CBC Table
1004.1.2.

e.

In accordance with the Green Building Standards Code and the Green Building
Ordinance adopted by the City of Big Bear Lake, a note shall be provided on the
cover sheet of the plans that indicates: “Prior to granting of a final inspection, all
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receipts/invoices for solid waste disposal of construction and demolition materials
from the project shall be submitted to the Building and Safety Division by the permit
applicant.”
f.

Location and method of screening for all ground-mounted, roof-mounted and
building-mounted equipment shall be demonstrated on the elevations, including but
not limited to trash receptacle areas, exhaust vents, air conditioning and heating
units, utility boxes, and backflow devices. All equipment shall be screened from
public view and designed to be an integral component of the building design. All
roof-mounted equipment shall be screened from view by parapet walls or other
architectural means. The applicant shall demonstrate to the satisfaction of the City
Planner that no roof-mounted equipment will be visible from the public right-of-way.
Screening shall be compatible with main structures and include landscaping where
appropriate. The screening requirement shall not pertain to solar energy collection
panels. The method of screening, including materials, colors and dimensions of the
screen, shall be depicted on the plans. (B&S, PLN)

g.

A bicycle rack shall be provided on the property. The site plan shall be revised to
show the location of a bicycle rack. (PLN)

16.

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

17.

All lighting fixtures and luminaires shall demonstrate compliance with the following:
(PLN)
a.

Lighting fixtures and luminaires shall be of decorative design in keeping with the
design theme of the site. Colors shall be anodized brown, dark green, gray, brown,
or other earth tone color to blend in with the forest environment.

b.

Show the location of decorative light standards and fixtures, including buildingmounted light fixtures to illuminate the parking area and other areas accessible to
members of the public and the proposed illumination levels of these lights, extending
ten (10) feet beyond the property line.

c.

Illumination shall not create off-site light and glare.

d.

Maximum permitted luminaire height shall be twenty (20) feet within parking lots
and sixteen (16) feet within other portions of the site.

e.

The minimum permitted illumination within parking areas and walkways shall be
1.0-foot candle. The maximum permitted illumination on-site shall be 5.0-foot
candles.

f.

Exterior lighting shall be reduced to the extent feasible during hours that the business
is not in operation, to preserve views of the night sky.
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18.

When alterations, structural repairs, improvements or additions are made to an existing
building, the provisions of Division 2 shall apply. Twenty percent (20%) of the construction
valuation shall be applied to building and/or building site for disabled access improvements
(CBC Section 11B-202.4), addressed in the following order of importance:
a.

Accessible route from the public sidewalk to the accessible building entrance, whre
public sidewalks exist.

b.

Accessible parking.

c.

Accessible route from the accessible parking space to the accessible building
entrance

d.

Accessible route from the accessible building entrance to the area(s) of improvement

e.

Accessible restrooms.

19.

Accessible parking spaces shall comply with all applicable provisions of CBC Section 11B502, including but not limited to pavement markings, identification signs, and parking space
dimensions. (B&S)

20.

The applicant shall provide a plumbing fixture count to the Building & Safety Department
and the Department of Water indicating the number of plumbing fixture units and the water
flow rates (GPM & GPF) for each fixture to demonstrate a 20% reduction in potable water
usage. If the plumbing fixture count of the building exceeds the equivalent of one (1) EDU,
a larger water meter or additional water impact fees will be required to be collected by the
Department of Water. The applicant must contact the Department of Water directly at (909)
866-5050 or in person at 41972 Garstin Drive, Big Bear Lake to determine how this
requirement will affect the project. (B&S, DWP)

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, PLN)

22.

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.

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)

Staff Report
Conditional Use Permit 2015-106/CUP
Mr. Reneh Shahin
August 19, 2015
Page 25
24.

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

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

Prior to installing new business signs and/or obtaining building permits for business signs,
the applicant shall submit a Sign Review application to the Planning Division and obtain
approval of that application. (PLN)

26.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans, floor plans, structural plans, building
elevations and lighting plans. Items required to be installed, including ramps, bike racks,
screening, striping, required signage, shall be installed to the satisfaction of the requesting
departments prior to the final approval of the project. (PLN)

27.

Fire extinguishers shall be required in accordance with the 2013 California Fire Code,
Chapter 9, including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current State Fire Marshal service tags.
Travel distance to a fire extinguisher shall not exceed 75 feet. The applicant shall contact
the Fire Department for the requirements pertaining to the number type, and placement of
fire extinguishers. (FIRE)

28.

A building address shall be provided for the main office building in such a way as to be
plainly visible and legible from the street or road fronting the property. Said address
numbers shall contrast with their background. Address numbers shall be a minimum of 12
inches high with a minimum stroke of 0.75 inch and shall be electrically illuminated by an
internal or external source during the hours of darkness. The property address shall be
installed pursuant to the 2013 California Fire Code, Section 505.1 as amended by Big Bear
Lake Fire Protection District Ordinance No. FP2010-18. (FIRE)

29.

At the street entrance to the parking lot, a sign (17” x 22” minimum size) shall be posted
stating “Unauthorized vehicles parked in designated accessible spaces not displaying
distinguishing placards or special license plates issued for persons with disabilities will be
towed away at the owner’s expense. Towed vehicles may be reclaimed at _________ or by
telephoning ______.” Blank spaces shall be filled in with the appropriate information as a
permanent part of the sign. (CBC Section 11B-502.8.2) (B&S)

30.

The applicant shall contact the Planning Department a minimum of one (1) week prior to
final inspection by the Building and Safety Division to make arrangements for a final walkthrough inspection by the Planning Division. (PLN)
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The following are on-going conditions of operation:
31.

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)

32.

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

33.

All items displayed outside of the building shall comply with Development Code Section
17.35.090 D., specifically that the display area of only 100 square feet is allowed in the
nearest location to the primary public access door and no further than 10 feet away from the
building. On this property, this area is approximately one half of the area under the covered
walkway. These provisions include, but are not limited to, the following:

34.

a.

No items may be affixed to buildings or hung on fences or other appurtenances, such
as railings, and must be displayed in a neat and clean manner.

b.

All items on display must be in conjunction with the primary use on the premises, in
this case, a convenience market. Items that are not associated with the convenience
market shall not be displayed.

c.

Items are allowed to be displayed during normal business hours, but no later than
10:00 p.m.

d.

Benches and seating provided for the convenience of customers shall be located
adjacent to the deck. Benches and seating on the site shall be of a uniform
appearance. Since log trim is being used on the building, benches and seating shall
be of a similar log style to complement the building and to reduce visual clutter and
an unattractive property appearance.

e.

No item shall be displayed in a manner that causes a safety hazard; obstructs the
entrance to any building; does not comply with ADA; interferes with, or impedes the
flow of pedestrian or vehicle traffic; obstructs access to any parking space or drive
aisle; is unsightly or creates any other condition that is detrimental to the appearance
of the premises or any surrounding property; or in any other manner is detrimental to
the public health, safety or welfare or causes a public nuisance.

Landscape focal points or “yard art” shall be limited to only two items. A substantially clear
line of sight shall be maintained between the driver of a vehicle waiting or yielding at an
intersection or driveway and the driver of an approaching vehicle on the other approaches to
the intersection or the street being entered from the driveway. It shall be the responsibility
of the property owner to remove from such property or any adjacent right-of-way any such
obstruction that would impede the required clear line of sight.
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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:
Conditional Use Permit 2015-106/CUP
Project Location - Specific: 39212 Big Bear Blvd., APN 306-164-01, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
To modify the existing building into a check-in office for Cabins 4 Less and a convenience market,
including the sale of alcohol and frozen yogurt.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Mr. Reneh Shahin
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15303, Class 3
Reasons why project is exempt:
This section exempts the conversion of existing small structures from one use to another where only
minor modifications are necessary
Lead Agency or Contact Person:
Janice Etter City Planner
Signature:

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

ITEM 2.2

STAFF REPORT

PLANNING COMMISSION MEETING OF AUGUST 19, 2015
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT APPLICATION 2015-114/CUP

Proposal:

To create a new playground, student drop off and pick up zone, and an employee
parking lot for the adjacent Hope Academy Charter School.

Location:

120 Business Center Drive, Assessor’s Parcel Number 2328-021-08

Applicant:

Timothy R. Wood Living Trust, property owner

Representative:

Michael Perry

Recommendations: 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 Conditional Use Permit application 2015-114/CUP based
on the findings and subject to the conditions of approval contained in attached
Resolution.

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) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The applicant is proposing to construct 13 new parking spaces, including 1 van accessible space and a
new one-way drive aisle, which will be 12 feet in width for a student drop off and pick up area. The
project also proposes a new 8,700 square foot playground including ball courts and traditional playground
equipment. A sidewalk will be constructed from the drop off and pick up area at the northwest corner of
the property to the southwest corner and will connect with the existing Hope Academy Charter School at
41922 Fox Farm Road. The playground will not be available to the general public and will operate with
the same hours of operation as Hope Academy Charter School. The playground will be locked nightly and
will be surrounded by a 6 foot wrought iron fence around the perimeter of the property. The intent of the
playground is only for the students who attend Hope Academy to use during daily recess and lunch
periods. The parking lot will accommodate the additional parking that was required from the original
conditional use permit for Hope Academy. This parking lot will be used mostly by teachers and other
school staff who arrive to the facility prior to school hours. The same operational plan which is currently
in use for pick up and drop off of the students along Fox Farm will apply to the area along Business
Center Drive. Three to four vehicles will stack in the drop off area and teachers and school staff will
escort the children to the sidewalk and up the walkway to the adjacent Hope Academy.
The subject site is located at 120 Business Center Drive, APN 2328-021-08, in the Commercial-General
(C-2) zone. The playground and parking lot is 14,666 square feet in area and the property is 21,996
square feet (.50 acre) in size. The property is currently vacant and was subdivided under Tentative Tract
Map Application 2007-278. A site plan has been prepared by Transtech/Mapco and is attached to this
report as Attachment 3. The Planning Commission is reviewing this application because the Development
Code1 requires the review and approval of a Conditional Use Permit application for allowing parking lots
and play fields as primary land uses.
BACKGROUND
Zoning

Commercial General (C-2)

General Plan Designation

Commercial General (CG)

Existing Land Use

Vacant 21,996 square foot parcel

Adjacent Land Uses

North –, vacant, zoned C-2
South – vacant, zoned C-2
South/West – Hope Academy School, zoned C-2
South/East – home furnishings business, zoned C-2
West – Southwest Gas office and maintenance yard, zoned C-2
East – vacant, zoned C-2
C-2 is Commercial-General

Aerial and site photographs are shown below:
1

Development Code Table 17.35.030.A
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View of the project site looking south from Business Center Drive
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View looking southwest

Site plan

Typical
playground
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equipment and fencing materials:
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ANALYSIS
Use and Operations
This proposed parking lot and playfield is for the sole use of Hope Academy Charter School. The
applicant has obtained an easement across the vacant parcel at 41946 Fox Farm Road (shown below).
This easement will allow for students, teachers and guests of the
school to access the new parking lot and playground. The recording
of this easement will be a condition of approval prior to the issuance
of building or grading permits. This easement will also be required to
stay intact as long as the school and playground exist. The easement
will contain a concrete walkway so pedestrians will be able to walk
between the new parking lot/playground and the existing Hope
Academy Charter School. This parking lot will also satisfy the
applicant’s ongoing requirements from the previous condition of
approval for an offsite parking agreement with an adjacent property
owner, (Conditional Use Permit 2014-087/CUP condition of approval
12.E.) This new drop off area will function very similar to how the original conditional use permit for
Hope Academy was approved. There will be staff members loading and unloading children at all times
and the children will be directed to the school via the new concrete sidewalk to the adjacent parcel. This
new drop off zone will allow vehicles to stack along Business Center Drive and alleviate student drop off
and pick up along Fox Farm Road.
General Plan and Zoning Consistency
This Conditional Use Permit application and the submitted plans have been evaluated for compliance with
the General Plan and the Development Code. This analysis is prepared to support the findings necessary
to approve a Conditional Use Permit application pursuant to Development Code Section 17.03.170.
General Plan Consistency
The General Plan land use designation of the property is Commercial-General. The project is consistent
with Land Use Element Policy L 1.1 for the Commercial-General designation, specifically that these land
uses provide a broad range of services for the City of Big Bear Lake, the Big Bear Valley and adjacent
areas. Parking lots are allowed as a primary land use in this designation. Play fields (Basketball, baseball)
are also allowed in Commercial General (C-G) designation and are a permitted use in the Commercial
General (C-2) zone. The project is also consistent with General Plan Policy 1.7, which specifically
ensures compatibility between land uses which have different functions, requirements, and impacts
because the applicant is providing multiple methods to help mitigate the noises, traffic impacts and
circulation patterns of the two different properties and uses.
The Commercial-General designation also allows the land uses listed under the Commercial-Services
designation. Schools, private schools and personal services are listed as appropriate land uses in the
Commercial-Services designation. The school and playground will serve residents of the entire Big Bear
Valley. The project is consistent with Circulation Element Policy C1.7. The site is located on Business
Center Drive, which is a dedicated street and fully improved to City standards. The property has existing
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rolled curb and a paved sidewalk along its frontage. Two curb cuts are proposed for access to the site from
Business Center Drive. Business Center Drive connects to Sandalwood Drive which is a connector street
to Big Bear Boulevard, a primary arterial.
Land Use
The Commercial-General zoning allows a diverse mix of land uses. As stated earlier, parking lot and play
fields require a Conditional Use Permit application2. The property was recently subdivided in 2007 and
consisted of eight individual lots. This property has remained vacant and was recently purchased by the
applicant after the approval of the adjacent Hope Academy Conditional Use Permit 2014-087/CUP.
As shown in the table below, the project complies with the development standards for the CommercialGeneral (C-2) district:
Development Standards – Table 1.
Category

Commercial Development Standards
Requirement
Provided on site

Lot Area

20,000 sq. ft.

21,996 sq. ft.

Floor Area Ratio

0.5,

0.0, 0 sq. ft. building

Open Space

20% of lot area, 4,000 sq. ft.

Setbacks

15 feet from Fox Business Center 15 feet from Business Center Dr
Dr.
0 feet from west
0 feet from side lines
7 feet from east side
0 feet from rear line
0 feet from rear

10,000 sq. ft. max.

33% of lot area, 7,330 sq. ft.

Parking
A total of 45 parking spaces are required for the combination of land uses at the adjacent 41922 Fox Farm
Road. Hope Academy was conditioned to have 11 offsite spaces and they are providing 13 spaces, one of
which will be a van accessible space, with this new proposal. As previously stated, this parking lot will
accommodate the additional parking that was required from the original conditional use permit for Hope
Academy.
Signs
No signs are shown or approvals requested with this Conditional Use Permit application. All signs being
displayed on the property are subject to the sign regulations contained in Development Code Chapter
17.12. The signs allowed to be displayed on the property include the following:


2

One freestanding monument sign of a maximum area of 75 square feet, and
One tenant directory sign

Development Code Table 17.35.030.A.
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Certain types of signs may not be displayed; these include A-frame or portable signs, feather fabric signs
and banners. In addition to these permanent signs, several signs that are exempt from City review are
allowed to be displayed. These include statues of bears or indigenous animals, window signs of limited
size, open/hours of operation, signs of limited location and size, and decorative flags.
Fencing
There is currently a 6’ high block wall on the west side of the property along the Southwest Gas property
and it is proposed to remain. There is a small portion of an existing block wall along the rear yard which
is a shared property line with Interiors. This block wall will be continued to the west for the entire
perimeter of the rear property line. The front and eastern portions of the playground will have a wrought
iron fence which is 6’ in height and will help to secure the property.
Approval Process
In order to approve a Conditional Use Permit application, the Planning Commission must make five
findings, as follows:
1. The proposed use and design of the project are consistent with the goals, policies, and objectives
of the General Plan; and,
2. The proposed use and design are beneficial and desirable to the community and is consistent with
the purpose, intent and standards of the Development Code and other applicable codes and
ordinances adopted by the City of Big Bear Lake; and,
3. The site for the proposed project is adequate in size and shape to accommodate all yards, open
spaces, setbacks, walls and fences, parking areas, fire and building code considerations, and other
features pertaining to the application; and,
4. The proposed project and the 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; and,
5. The site for the proposed project has adequate access, meaning that the site design incorporates
street and highway limitations.
The analysis provided in this section of the Staff Report shows that the project is consistent with the
goals, policies, and objectives of the General Plan and is consistent with the purpose, intent and standards
of the Development Code. As stated in the report, the site has adequate access from existing public
streets. Sufficient information is provided in this report and on the submitted plans to indicate that the
project is consistent with the Development Code and other codes adopted by the City. Conditions of
approval are recommended to be placed on the project to prevent the operations of the uses from having a
substantial adverse effect on abutting properties and uses. Therefore, staff believes that the required
findings to support approval of a Conditional Use Permit application can be made.
ENVIRONMENTAL REVIEW
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The project has been reviewed for compliance with the California Environmental Quality Act (CEQA).
The project qualifies for a Categorical Exemption from the California Environmental Quality Act
(CEQA) pursuant to Section 15332, In-Fill Development Projects (Class 32) of the State CEQA
Guidelines. This section exempts in-fill projects within urbanized areas. The class consists of
environmentally insignificant in-fill projects which are consistent with local general plan and zoning
requirements. Staff is recommending that the Planning Commission determine the creation of a parking
lot and playground as an in-fill development project that is consistent with the general plan and zoning
requirements. Staff recommends that the Planning Commission determine that the project qualifies for a
Class 32 Categorical Exemption. A Notice of Exemption is attached to this Staff Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on August 5, 2015. In addition, the notice
was mailed to six surrounding property owners within a 300-foot radius and posted in three public places
a minimum of ten days prior to this hearing date as established in Development Code Section 17.03.030.
The public hearing notice was also placed on the Planning Commission’s page of the City’s website,
www.citybigbearlake.com. As of the writing of this report, no public correspondence has been received.
CONCLUSIONS AND RECOMMENDATION
An analysis of the project and submitted plans has occurred and it is determined that the project complies
with the General Plan goals and policies and the requirements contained in the Development Code for a
Conditional Use Permit application. Therefore, staff recommends that the Planning Commission hold a
public hearing and consider the written and oral testimony presented during the hearing. Should the
Planning Commission decide to approve the project, then the Commission should adopt the attached
Resolution finding the project categorically exempt from the California Environmental Quality Act
(CEQA) and approving Conditional Use Permit application 2015-114/CUP based on the findings and
subject to the conditions of approval contained in the Resolution.
Attachments:
1.
2.
3.

Resolution No. PC2015-XX
Notice of Exemption
Project Plans

N:\2-Group\Planning\CURRENT\CUP (Sa)\2015\2015-0114~ 120 Business Center Dr ~ Playground and Parking Hope Academy~ Wood\Staff Report\Final
Staff Report 081915.docx
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ATTACHMENT 1
RESOLUTION NO. PC2015-XXX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT 2015-114/CUP
TO CREATE A NEW PLAYGROUND, STUDENT DROP OFF AND PICK
UP ZONE AND AN EMPLOYEE PARKING LOT FOR THE ADJACENT
HOPE ACADEMY CHARTER SCHOOL ON THE 0.5-ACRE PROPERTY
LOCATED AT 120 BUSINESS CENTER DRIVE, ASSESSOR’S PARCEL
NUMBER 2328-021-08.
A.

RECITALS
(i)

Timothy R. Wood Living Trust, Mr. Tim Wood, represented by Mr. Michael Perry, have
filed an application requesting approval of Conditional Use Permit application 2015114/CUP as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to a 0.5-acre parcel in the Commercial-General (C-2) zone
identified as 120 Business Center Drive (APN 2328-021-08). A legal description of the
property is contained in Exhibit 1 attached hereto, and a vicinity map is attached hereto as
Exhibit 2.

(iii)

The Application, as contemplated, proposes to create a new playground, student drop off
and pick up zone and an employee parking lot for the adjacent Hope Academy Charter
School.

(iv)

The properties to the north, south, east and west are zoned Commercial-General (C-2) and
developed with a Southwest Gas Company office and maintenance yard, home furnishings
business, and charter school, respectively.

(v)

The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15332 (Class 32) of the State CEQA Guidelines.
This section exempts in-fill projects within urbanized areas. The class consists of
environmentally insignificant in-fill projects which are consistent with local general plan
and zoning requirements.

(vi)

On August 19, 2015, the Planning Commission conducted a duly noticed public hearing on
the Application in Hofert Hall of the Civic and Performing Arts Center, 39707 Big Bear
Boulevard, Big Bear Lake, California, and concluded said hearing on Conditional Use
Permit application 2015-114/CUP on this date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt pursuant to Section
15332, Class 32 of the State and City CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows in accordance with Development Code Section 17.03.170
Conditional Use Permits with respect to Conditional Use Permit Application 2015-114/CUP:
a.

The proposed use and design are consistent with the goals, policies, objectives, and
programs of the General Plan for the Land Use Element Policy L 1.1 for the CommercialGeneral designation, specifically that these land uses provide a broad range of services for
the City of Big Bear Lake, the Big Bear Valley and adjacent areas. Parking lots and play
fields area a permitted use within the Commercial General land use designation.
The General Plan land use designation of the property is Commercial-General. The project
is consistent with Land Use Element Policy L 1.1 for the Commercial-General designation,
specifically that these land uses provide a broad range of services for the City of Big Bear
Lake, the Big Bear Valley and adjacent areas. Parking lots are allowed as a primary land
use in this designation. Play fields (basketball, baseball) are also allowed in Commercial
General (C-G) designation and are a permitted use in the Commercial General (C-2) zone.
The project is also consistent with General Plan Policy 1.7, which specifically ensures
compatibility between land uses which have different functions, requirements, and impacts
because the applicant is providing multiple methods to help mitigate the noises, traffic
impacts and circulation patterns of the two different properties and uses.
The project is consistent with Circulation Element Policy C1.7. The site is located on
Business Center Drive which is a dedicated street and fully improved to City standards.
Sidewalk is provided along the property frontage. Business Center Drive connects to
Sandalwood Drive, which is a connector street which connects to Big Bear Boulevard, a
primary arterial.

b.

The proposed use and design are beneficial and desirable to the community and consistent
with the purpose, intent and standards of the Development Code and other applicable
ordinances and codes adopted by the City of Big Bear Lake. The Commercial-General
zoning allows a diverse mix of land uses, including all of the proposed land uses. The
associated uses of the public school will serve residents of the entire Big Bear Valley.
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c.

The site for the proposed project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, and other features pertaining to the application. An evaluation of the
project has been performed to determine compliance with the Development Code
requirements. The results of this evaluation show that the project complies with the lot
area, floor area ratio, open space, building setback, and building height requirements of the
Development Code.

d.

The proposed project and the 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. The project
will complement the existing Hope Academy Charter School and will help accommodate
the additional parking that was required from the original conditional use permit for Hope
Academy. The parking lot and playground will have restricted hours of operation and are
located in a commercial corridor. Business Center Drive connects Sandalwood Drive
which is a fully improved connector street, with sufficient road capacity and this road
intersects Big Bear Boulevard.

e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. The property is located on Business Center
Drive, which is a dedicated street and fully improved to City standards. The property has
existing sidewalk along the property frontage. Business Center Drive and Sandalwood
Drive are connector streets which connect to Big Bear Boulevard, a primary arterial, at a
signalized intersection. The street system is fully improved in this location and therefore,
the project site has adequate access.

4. Based on the findings and conclusions set forth in paragraphs 1, 2, and 3, above, this Commission
hereby approves Conditional Use Permit 2015-114/CUP subject to the conditions of approval as
set forth in the Resolution (Exhibit 3).
5. The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
PASSED, APPROVED AND ADOPTED this 19th day of August, 2015.
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. PC2015-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
19th day of August, 2015, 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

Becky Romine
Planning Commission Secretary

day of August 2015.
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2015-114/CUP
120 BUSINESS CENTER DRIVE
ASSESSOR’S PARCEL NUMBERS 2328-021-08

Parcel 2, of Tract Map 18678, County of San Bernardino, State of California, as per map recorded in
Book 333, Page 99 of Maps, in the office of the County Recorder of said County.
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Resolution Exhibit 2
VICINITY MAP
CONDITIONAL USE PERMIT 2015-114/CUP
PARKING LOT AND PLAYGROUND
120 BUSINESS CENTER DRIVE
ASSESSOR’S PARCEL NUMBERS 2328-021-08

300’

Staff Report
Conditional Use Permit application 2015-114/CUP
August 19, 2015
Page 16
Resolution Exhibit 3

CONDITIONAL USE PERMIT 2015-114/CUP
PARKING LOT AND PLAYGROUND
120 BUSINESS CENTER DRIVE
ASSESSOR’S PARCEL NUMBERS 2328-12-108
APPROVAL DATE: AUGUST 19, 2015
EFFECTIVE DATE: AUGUST 31, 2015
EXPIRATION DATE: AUGUST 31, 2017

These conditions of approval apply to Conditional Use Permit application 2015-114/CUP to create a new
playground, student drop off and pick up zone, and an employee parking lot for the adjacent Hope
Academy Charter School. The property contains 0.5-acres in the Commercial-General (C-2) zone. For
the purpose of these conditions, the term “applicant” shall also mean the developer, the owner or any
successor(s) in interest to the terms of this approval.
General conditions:
1.

Approval is granted for Conditional Use Permit application 2015-114/CUP to construct 13 new
parking spaces, including 1 van accessible space and a new one-way drive aisle, which will be 12
feet in width for a student drop off and pick up area. The project also proposes a new 8,700 square
foot playground including ball courts and traditional playground equipment. A sidewalk will be
constructed from the drop off and pick up area at the northwest corner of the property to the
southwest corner and will connect with the existing Hope Academy Charter School at 41922 Fox
Farm Road.
The property contains 0.5-acres in size in the Commercial-General (C-2) zone and is identified as
Assessor’s Parcel Number 2328-021-08. This approval is granted based on the application
materials dated July17, 2015, prepared by Transtech/Mapco. These plans and the proposed use of
the site are approved as submitted and conditioned herein, and shall not be further altered unless
reviewed and approved by the affected City departments. If not appealed, this approval shall
become effective on the eleventh (11th) day after the date of the Planning Commission’s approval;
or the next City business day following such eleventh (11th) day when the eleventh (11th) day is
not a City business day. Unless all conditions have been complied with and the occupancy or use
of the project has been inaugurated within twenty-four (24) months after the effective date, the
land use decision shall become null and void. For the purposes of this section, the term
"inaugurated" shall mean that applicable grading and building permits have been issued, and that
substantial work has been performed and substantial liabilities have been incurred in good faith
reliance on such permits. Any application for an extension of time shall be submitted to the
Planning Division, along with the required fee, at least ninety (90) days prior to the expiration date
of this approval.
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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 other applicable
Federal, State, County or City regulations or requirements.

4.

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

5.

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

6.

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

7.

The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, county and local agencies including, but not limited
to, the following:
City Engineering Division (sewer connection/encroachment permit)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building & Safety Division
The duty of inquiry as to such requirements shall be upon the applicant.

8.

The approval of business advertising signs is a separate process requiring the submittal of a Sign
Review application and construction plans. The applicant shall obtain a Sign Review approval for
either individual signs or a Sign Program from the Planning Department and obtain all necessary
building and/or electrical permits prior to erecting or displaying any non-exempt business
advertising signs. (PLN, B&S)

9.

All plans, specifications, studies, reports, calculations, maps, notes, legal documents, and designs,
shall be prepared, signed, and stamped (when required) only by those individuals legally
authorized to do so.
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10.

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

The following conditions shall be completed prior to or in conjunction with issuance of building
permits for the construction of tenant improvements. Where a condition specifies that plans or
other items shall be submitted to the City for review and approval, the approval of these items by
the appropriate City departments shall be obtained prior to issuance of permits for each phase of
tenant improvement construction:
11.

Plans for the tenant improvements associated with this project shall be submitted to the Building
and Safety Division for review and approval, and shall comply with the latest adopted edition of
the following codes. At the present time, these codes are listed below. Please be aware that in the
near future, the 2013 California Building Code will be adopted by the City. At this time, the
adopted codes are as follows: (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.

12.

The applicant shall submit four (4) sets of final construction plans, site plans, building elevations,
and floor plans to the Building and Safety Division for review and approval by all applicable
departments. Such plans shall be fully dimensioned and in substantial conformance with those
plans approved by the Planning Commission. Plans shall address the following: (B&S, PLN,
ENG, FIRE)
a. The final conditions of approval shall be incorporated into the construction plans and shall be
reproduced on sheets within the construction set of plans. (PLN)
b. The development of this parking lot and conditional use permit shall act as the offsite parking
agreement for the original condition of approval from CUP-2014-087/CUP as provided below.
If at any time this property, 120 Business Center Drive, is sold or developed in another manner
as to not account for the parking requirements at 41922 Fox Farm Road the applicant shall be
required to provide offsite parking for the original conditional use permit for 2014-087/CUP in
another nearby location as required below.
i.

(CUP 2014-087 – Condition Of Approval -12.E)
The applicant is required to provide parking for all of the land uses within the
building. Based on the unit sizes and information provided by the applicant pertaining
to occupancy and operations within the building, the following parking spaces shall be
provided:
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Twenty eight (28) parking spaces shall be provided for the school and independent
study area, and One (1) parking space shall be provided for storage, and
Sixteen (16) parking spaces shall be provided for the Cross Fit gymnasium
A minimum of forty-five (45) parking spaces shall be provided in total, thirty-four
(34) of them are on the property and an additional 11 spaces must be clearly identified
offsite at 41968 Fox Farm Road for potential occupants of the building. A greater
number of parking spaces may be provided. In the event that the land uses within the
building change or the space devoted to those land uses change, then the minimum
number of parking spaces required for the land use by the Development Code shall be
provided on the property. (PLN)
13.

The easement over lot 7 (41946 Fox Farm Road) shall be recorded with the San Bernardino
County Recorder’s office prior to issuance of any building and grading permits. A copy shall be
provided to the Planning Department for its records. This easement shall remain for as long as the
land uses as approved are in operation at 41922 Fox Farm Road. (PLN, ENG)

The following conditions and requirements shall be met during construction activities:
14.

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

15.

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

16.

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

17.

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

18.

The project shall follow the following Environmental Mitigation Measures, which apply to Tract
Map 18678 as approved by Planning Commission Resolution PC2008-24 on August 20, 2008.
a.

AS1 - During grading and construction activities, all trucks hauling dirt, sand, soil, or other
loose substances and building materials shall either be covered or maintain a minimum
freeboard of two feet between the top of the load and the top of the truck bed sides.
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b.

AQ2- During grading and construction activities, the construction area and vicinity (500foot radius) shall be swept (preferably with water sweepers) and watered at least twice
daily to reduce dust.

c.

AQ3 -During grading and construction activities, all unpaved parking and staging areas
shall be watered at least once every two hours of active operations to reduce dust.

d.

AQ4-During grading and construction activities, site access points shall be swept/washed
within thirty minutes of visible dirt deposition to reduce dust.

e.

AQ5 -During grading and construction activities, on-site stockpiles of debris of dirt shall
be covered.

f.

AQ6-During grading and construction activities, all haul trucks shall have a capacity of no
less than twelve and three-quarter (12.75) cubic yards.

g.

CR4-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. A final archaeological
report shall be submitted to the Planning Division summarizing the resources discovered
on the site and the disposition of said resources.

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

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

20.

Fire extinguishers shall be required in accordance with the 2013 or most currently adopted
California Fire Code, including the requirements pertaining to the number, type, and placement of
fire extinguishers. All fire extinguishers shall have current California Fire Marshal service tags.
(FIRE)

21.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans and floor plans, structural plans, and building
elevations. All improvements shown on these plans including screen walls, mechanical screening,
parking lot striping including installation of required handicapped-accessible striping and signs,
and bicycle racks shall be installed. 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
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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, B&S)
22.

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

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

All applicable codes and ordinances shall apply, including but not limited to the latest adopted
versions of the California Codes. At the present time these are the 2013 California Fire Code;
California Code of Regulations, Title 19; and those portions of the 2013 California Building Code,
adopted by the State Fire Marshal. Please be aware that in the near future, a more recent version
of the California Codes is planned for adoption. (FIRE)

24.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of the building
and site, including maintenance of roofing, paint and building materials, walkways, parking lot
paving condition and striping, snow removal, clearing of trash, weeds and debris, signs, lighting,
and other site improvements. All parking facilities shall be maintained in good condition. The
maintenance thereof may include, but shall not be limited to the repaving, sealing, and striping of
a parking area and the repair, restoration and/or replacement of any parking area design features.
(PLN)

25.

All landscaping on-site, including in the public right-of-way shall be maintained by the applicant
in good condition at all times. Walls and gates shall be maintained in a good condition and in
proper working order. (ENG, FIRE, PLN, CODE)

26.

At all times the use and operations shall comply the Commercial-General (C-2) regulations
contained in Municipal Code Chapter 17.35 and with the performance standards stated in
Municipal Code Section 17.01.090 as related to emissions of noise, odor, dust, vibration, wastes,
fumes, or any public nuisances arising or occurring from business operations. If noise, odors,
vibrations or other emissions are generated from the land uses, additional attenuation measures
may be necessary to mitigate effects on adjoining businesses and land uses. (PLN, CODE, B&S)

End of Conditions
B & S – Building and Safety Division
ENG – Engineering Division
PLN – Planning Department

ATTACHMENT 2
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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:
Conditional Use Permit 2015-114/CUP
Project Location - Specific: 120 Business Center Drive, APN 2328-021-08, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
To create a new playground, student drop off and pick up zone, and an employee parking lot for the
adjacent Hope Academy Charter School.

Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Timothy R. Wood Living Trust, Mr. Tim Wood
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15332, Class 32
Reasons why project is exempt:
The creation of a parking lot and playground as an in-fill development project that is consistent with the
general plan and zoning requirements. This section exempts in-fill projects within urbanized areas. The
class consists of environmentally insignificant in-fill projects which are consistent with local general plan
and zoning requirements.
Lead Agency or Contact Person:
Andrew Mellon, Associate Planner
Date: August 19, 2015

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

