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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 PC2016-15

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, SMITH, THOLEN

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

CONSENT CALENDAR
1.1
1.2

2.

Approval of the minutes of the Planning Commission meeting of October 19, 2016.
Major Special Event 2016-121- Turkey Trot – November 24, 2016 – Open Air Big Bear

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 2016-093/CUP
Location:
APN:
Applicant:
Representative:

Planner: Andrew Mellon

801 Menlo Drive
2328-646-10
Jon and Christina Flynn
Steve Bayer

Request to build a 1,942 square foot single family home and a 351 square foot detached garage
on 10,592 square feet of a property zoned Single-Family Residential (R-1) where portions of the
natural grade exceed 40 percent and is subject to the Slope Density Ordinance.
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Staff recommends that the Planning Commission hold a public hearing and adopt a Resolution
finding the action exempt from the California Environmental Quality Act (CEQA) and approving
Conditional Use Permit 2016-093, based on the findings and subject to the recommended
conditions of approval contained in the resolution.
2.2

Plot Plan Review 2016-133/PPR
Location:
APN:
Applicant:
Representative:

Planner:

Janice Etter

39768 Lakeview
307-043-01
Kenny Seaman
same

Request for approval of a two-story addition to an existing non-conforming structure located in
the R-3 zone.
Staff recommends that the Planning Commission hold a public hearing and adopt a Resolution
finding the action exempt from the California Environmental Quality Act (CEQA) and approving
Plot Plan Review 2016-133, based on the findings and subject to the recommended conditions
of approval contained in the resolution.
3.

DISCUSSION ITEM
3.1

Major Special Events

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
October 19, 2016

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Senft led the salute.

ROLL CALL

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

STAFF PRESENT

James J. Miller, Community Development Director; Janice Etter, City
Planner; Andrew Mellon, Principal Planner

AGENDA APPROVAL
The agenda was approved by a unanimous voice vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
James Miller, Community Development Director, noted that there will not be a meeting on November
2, 2016. The next scheduled meeting will be on November 16, 2016.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of September 21, 2016.
Commissioner Senft moved to approve the consent calendar. Vice-Chairman Bush seconded
the motion. The motion carried with a unanimous vote. Chairman Smith abstained from
vote on Item 1.2.

2. PUBLIC HEARING ITEMS
2.1

Tentative Parcel Map 2016-065
Conditional Use Permit 2016-064
Location:
1285 Pigeon Road
APN:
310-284-15
Applicant:
Gary Faulkes
Representative: Cindy Pearson

Planner: Andrew Mellon

Request to convert an existing duplex on a 0.34 acre site into a two unit condominium
complex. The parcel is currently zoned (R3) multiple family residential.
Andrew Mellon gave the report and presentation.
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Commissioner Senft asked who has responsibility for maintenance of the property. Mr.
Mellon said the Homeowner’s Association has that responsibility. Chairman Smith clarified
that there are no tenants currently. Mr. Mellon explained that there was a request for a final
inspection in June, but there were corrections. The building has not received its final
inspection at this time.
Public Hearing was opened at 1:28 p.m. and was immediately closed since no one wished to
speak.
Vice-Chairman Bush inquired whether it was easier to develop as a duplex and then convert
to condominium. Mr. Mellon said it depends on the circumstances of the property. Director
James Miller explained that the Building Code does not differentiate between the two and
Janice Etter, City Planner, added that the Development Code does not have different
standards either.
Commissioner Senft commented that the lot presented a challenge in development.

Vice-Chairman Bush moved to adopt a Resolution finding the action exempt from the
California Environmental Quality Act (CEQA) and approving Tentative Tract Map
application 2016-065 and Conditional Use Permit application 2016-064, based on the
findings and subject to the recommended conditions of approval contained in the
resolution. Commissioner Senft seconded the motion which carried by the following vote:
AYES:
NOES:
ABSTAIN:
EXCUSED:

Breunig, Bush, Senft, Smith
None
None
Tholen

3. SUMMARY COMMENTS – Jim Miller discussed concerns about the Major Special Event
approval process and said we will be bringing a discussion item to the Commission on November
16, 2016.
Vice-Chairman Bush asked what sanctions the City has to prevent tree removal of a non-identified
tree. Ms. Etter explained that anything less than 12” diameter can be removed without a permit;
anything greater requires a permit and lack of a permit is a violation, subject to citations.
Commissioner Senft inquired about replacement of diseased trees. Ms. Etter said staff has the
discretion to require replacement trees, based on existing tree canopy.
4. ADJOURNMENT

At the hour of 1:47 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF NOVEMBER 16, 2016.

Becky Romine, Commission Secretary
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ITEM 1.2

STAFF REPORT
PLANNING COMMISSION MEETING OF NOVEMBER 16, 2016
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2016-121/MSE

Proposal:

To use City streets during the annual Turkey Trot on Thanksgiving Day,
Thursday, November 24, 2016, from 7:00 a.m. to 2:00 p.m.

Location:

Meadow Park, 41220 Park Avenue (APN 309-051-01)
City streets: Park Avenue, Mountainaire Lane, Jefferies Road, Lahontan
Drive, Eureka Drive, Tahoe Drive, Oriole Drive, Wren Drive, Swan Drive,
Marina Point Drive, Stonebridge Road, Condor Drive, and Eagle Drive

Applicant:

Open Air Big Bear, Matt Smith

Recommendations: Staff recommends that the Planning Commission authorize the use of City
streets for Major Special Event (MSE) 2016-0121 (2016 Turkey Trot).

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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Major Special Event 2016-0121, Turkey Trot
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BACKGROUND
In 2012, the City Council adopted Ordinance 2012-422 creating new regulations for Major Special
Events (Development Code Chapter 17.13) and Resolution 2012-41 adopting a new administrative
policy pertaining to the use and closure of City-owned facilities (Administrative Instruction Number
2012-01). These new regulations contained in Development Code Section 17.13.040 replace earlier
Ordinances1 and Administrative Instructions2 and give the authority to grant the use and allow the
closure of City-owned facilities to the Planning Commission. City-owned facilities include public
parks, sidewalks, streets and parking lots.
There are several recurring Major Special event applications that are not required to be reviewed by
the Planning Commission and which are allowed to be approved by staff. However, the authority to
use and close City facilities is not granted to staff. Therefore, this Consent Item process has been
created to bring requests to use and close City-owned facilities to the Planning Commission for
action.
In these cases, the Planning Commission may authorize the use and closure of a City-owned facility
for a special event provided that the event meets the following criteria:
1. The event is free to spectators.
2. The event is family-oriented, visitor-oriented or both. And,
3. The event does not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. Events that involve the sale of produce, antiques,
arts and crafts and similar original items are allowed.
EVENT DESCRIPTION
The annual Turkey Trot road running race will take place on Thanksgiving morning, Thursday,
November 24, 2016, from 7:00 a.m. to 2:00 p.m. (inclusive of registration and clean-up time)
beginning and ending at Meadow Park, 41220 Park Avenue (APN 309-151-01), and running along
streets around the Meadow Park and Eagle Point neighborhoods. The race course is a 3-mile loop,
and the race lengths are 3 miles, 6 mile, or 9 miles. Consistent with Thanksgiving Day tradition, the
event is designed for families with participants of all ages and includes awards for the best
Thanksgiving-themed or bear costumes. About 500 racers and 350 spectators are anticipated.
The use of City streets for the Turkey Trot, include: Park Avenue, Mountainaire Lane, Jefferies
Road, Lahontan Drive, Eureka Drive, Tahoe Drive, Oriole Drive, Wren Drive, Swan Drive, Marina
Point Drive, Stonebridge Road, Condor Drive, and Eagle Drive.

1
2

Development Code Section 17.03.300
Administrative Policy Number 2001-01
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Figure 1: Course Description
Start/Finish Site Plan


Adjacent to Park Avenue.



Limited section between ball
fields and tennis courts.



Includes stage, expo area,
and first aid station.



Course will include three (3)
manned aid stations at the
following locations:
1. Start/Finish Line.
2. Intersection of Swan
Drive and Marina Point.
3. Intersection of Condor
Drive and Eureka Drive.

Three Mile Race Loop


Circulation will be in a
counter-clockwise direction.



Runners will be instructed to
run facing traffic, with the
exception of the return to
Meadow Park along Park
Avenue.



Race start times are at 9:00,
9:15, and 9:30. All runners
will complete the course by
12:00 noon.



Traffic Management will be
handled by trained course
marshals.
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CRITERIA
Pursuant to Development Code Section 17.13.040 Use of City Facilities, requests to use or close
City-owned facilities shall be authorized by the Planning Commission for Major Special Events,
provided that the event meets the following three criteria:
Criteria 1: The event is free to spectators. The goal of the event is to maintain and expand cultural
programs and special events which enhance the quality of life for City residents and which provide
an enhanced experience to visitors free of cost.
Criteria 2: The event is family-oriented, visitor-oriented, or both. The event enhances celebration of
Thanksgiving, encourages active lifestyles, introduces visitors to outdoor recreation opportunities in
Big Bear Lake, and is appropriate for participants of all ages and fitness levels.
Criteria 3: The event will not involve the sale of used or mass produced goods as are typically
associated with swap meets or auctions. The event will feature an expo area which will have
minimal vendors with free products and foods.
RECOMMENDATION
Based on the ability to meet the three criteria, the Planning Department recommends that the
Planning Commission move to authorize the use and closure of City streets, for Major Special
Event (MSE) 2016-121 (2016 Turkey Trot).
N:\2-Group\Planning\CURRENT\Major Special Events\2016\2016-0121~Turkey Trot\2016-121~ Turkey Trot~111616 ~ Staff Report Consent
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ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF NOVEMBER 16, 2016

PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2016-093/CUP

Proposal:

To build a 1,942 square foot single family home and a 351 square foot
detached garage on 10,592 square feet of a property zoned Single-Family
Residential (R-1) where portions of the natural grade exceed 40 percent
and is subject to the Slope Density Ordinance.

Location:

801 Menlo Drive, Assessor’s Parcel Number 2328-646-10

Applicant:

John and Christina Flynn, Property Owner

Representative:

Steve Bayer, Architect

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding the project exempt from the California Environmental
Quality Act (CEQA) and approving Conditional Use Permit 2016-093
based on the findings and subject to the conditions of approval contained
in the resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

ANDREW P. MELLON
Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The applicant is proposing to construct a 1,942 square foot single family home and a 351 square
foot detached garage on 10,592 square feet of property zoned Single-Family Residential (R-1)
where portions of the natural grade exceed 40 percent and is subject to the Slope Density
Ordinance. The property is identified as 801 Menlo Drive, Assessor’s Parcel Number 2328-64610, Lot 234 of Tract 3368, Moonridge Mountain Estates No. 12, and was created in 1948. A
slope analysis performed for the property indicates that the property is steeply upsloping, rising
54 feet from front to back, with an average slope greater than 40 percent. Pursuant to the City’s
Slope Density Ordinance, Development Code Chapter 17.09, requests to encroach into areas
having a natural slope of 40 percent or greater are subject to a Conditional Use Permit.
BACKGROUND

Figure 1

Zoning:

Single-Family Residential (R-1-7200)

General Plan
Designation:

Single-Family Residential (SFR-4)

Existing Land Use:

Vacant Land

Adjacent Land Uses: North – Single-Family residence
South – Vacant Land
East – Single-Family residences
West – Single-Family residences
On July 5, 2016, the applicant submitted Conditional Use Permit application 2016-093. This
application was determined to be incomplete at the Development Review Committee (DRC)
meeting of July 27, 2016. The applicant submitted the necessary information and revised plans
and the application was determined to be complete on October 27, 2016.
PROPERTY HISTORY
According to Associate Engineer, Andrew Simmons, in January of 2005, 801 Menlo was part of
a landslide. Big Bear had a couple of months of above average rain fall and the ground was
heavily saturated. On the day of the landslide, Big Bear Valley experienced heavy rainfall and a
small surficial landslide occurred at 801 Menlo that blocked about half the street and caused
drainage water to be diverted over the bank on the opposite side of the street onto the vacant lot
just north of 802 Menlo. A shallow depth landslide also occurred on the developed property
adjacent to 801 Menlo directly to the north (789 Menlo) that resulted in damage to an exterior
deck, but did not contribute to the road blockage or drainage obstruction. As the additional
moisture from the blocked drainage swale crossed the street and inundated the already saturated
steep vacant lot, the vacant lot experienced a deep global slope failure along a slip plane about 12
to 15 feet deep. The landslide resulted in about 30% of the roadway sliding down the hillside
over a length of about 50 feet. The soil mass slid down to two existing homes on Sunset Drive,
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furthermore downhill, and directly below the vacant lot. The slide completely demolished one
home, caused extensive damage to the other home and deposited some debris onto Sunset Drive.
The significantly damaged home was repaired and the other has not been replaced. Following the
slide, the City applied for FEMA relief funds to repair the roadway and stabilize the bank
adjacent to the vacant lot. No repairs were made to 801 Menlo to repair the surficial landslide,
other than cleaning the debris from the roadway. Since the slide, the drainage along Menlo Drive
has been fixed. A new swale was built on the east side of Menlo and is protected in place such
that the water from any project and from off the project will continue north along the east side of
Menlo and out to Villa Grove where a large capacity natural drainage area exists.
ANALYSIS
Development Code Requirements
A brief list of the Development Code requirements are listed below in Figure 2.
Figure 2
Category

Standard

Lot Size
7,200 sq. ft. (0.10 ac)
Lot Coverage
40% maximum
Building Height (average)
40 feet
Parking
2 uncovered
Driveway Slope
14% maximum
Laundry
Hookups Required
Setbacks:
Front (west)
15 feet
Rear (east)
15 feet
Interior (south)
10 feet
Interior (north)
10 feet
*Encroachments allowed in Development Code

Proposed Conditions
10, 592 sq. ft. (.24 ac)
30%
31 feet
1 car garage and 1 driveway space
12.18%
Hookups Provided
28 feet residence, 5 feet garage*
15 feet
10 feet at garage
10 feet at residence

Figure 3
A colored elevation provided by
the project Architect is shown to
the right in Figure 3. The house
is shown at the top of the
property. The bottom right shows
the garage and how it is inset
into the hillside. The two dark
brown/black areas represent the
retaining walls, as well as the
light brown retaining wall behind
the home.

Wall 3

Wall 2
Wall 1
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General Plan Land Use and Zoning Consistency
The General Plan land use designation of the property is Single-Family Residential (SFR-4).
The proposed residence is consistent with the intended single-family land uses specified in Land
Use Element Policy L 1.1, specifically that the property will be developed with one single-family
residence. The project conforms to Land Use Element Policy L 1.8, which requires that
development in hillside areas should minimize grading and conform to the natural topography, as
will be discussed in the Slope Analysis portion of this report. The design of the proposed
residence complies with Community Design Element Policy CD 6.1 because the lot was legally
created and therefore is buildable, has adequate parking and building setbacks, and complies
with building height requirements and minimum standards of construction. General Plan
Community Design Element Policy CD 6.1 also states that grading on single-family lots should
not adversely impact adjacent residential lots through creation of visually obtrusive retaining
walls, diversion of drainage onto adjacent lots, obstruction of solar access or other impact. The
policy goes further to state that single-family homes on sloping lots should conform to the
natural grade through multiple levels or other means as appropriate. Compliance with these
aspects of the policy will be discussed below.
The current zoning of the property is Single-Family Residential (R-1-7200) and the proposed
residence is permitted in this zoning designation. As listed in Figure 2, the project conforms to
the residential development standards contained in Development Code Section 17.25.050,
including building setbacks, building height, lot coverage, and the parking requirements.
Slope Analysis
The topography of the property is steeply sloping upward from the street, rising 54 feet from the
front of the property to the back of the property, with a consistent grade of approximately 70
percent. The Slope Density Ordinance allows development to encroach into areas having slopes
of 40 percent or greater with a Conditional Use Permit, provided that the driveway access does
not exceed a 12 percent grade, no unmitigated adverse environmental impacts are created, and
that exceptional engineering or design techniques are exhibited.
Figure 4
Menlo Drive slopes uphill to the north. The driveway
entrance will be on the north side of the property so as to
gain access at the most level potion of Menlo Drive. The
driveway will slope uphill to the south at a 12% grade. This
will be accomplished with multiple retaining walls, as well
as submerging the back portion of the garage into the
natural grade of the hillside, see Figure 4. Details of the
proposed walls and grades can be seen on the plans, as
Attachment 3. This driveway and garage are proposed to be
constructed just above street level.
The driveway
providing access to the garage complies with the 14% maximum slope requirement.
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In order to minimize the disturbance of this steeply upsloping lot, the proposed residence is
located at the back of the property meeting the rear yard setback requirement. It is also located to
the far northern side of the property along the 10 foot side yard setback. This will allow the trees
on the south side of the property to remain without any disturbance.
Figure 5
The hillside is proposed to be retained by three
retaining walls, refer to Figure 3 on Page 3. Wall
number one will have 8 feet exposed at the
driveway and will be visible from the street. This
wall runs the length of the driveway and it will be
covered in Moose Mountain ledger stone as shown
in Figure 5 to the right.
Wall number 2 will be the main retaining wall and
will be behind the first wall as well as incorporated
into the garage design. This wall will not be visible
because it is incorporated into the access stairs as
well as the garage structure.
Wall number 3 will be located behind the house. From the street this wall will look like a U
shaped wall as it will wrap around the rear and sides of the house. This wall will vary in height
starting from 0 to 8 feet in height. This wall will be hidden behind the single story home and will
not be visible from Menlo Drive.
Drainage runoff and erosion from disturbed portions of the property are a concern. Temporary
and permanent erosion control measures are being required on the project to disperse drainage
and retain erosion from the site. The applicant is proposing a retaining wall and concrete side
walk that is a hard scape and will catch and divert water around the structure to the north and
south. At the rear corners of the house the drainage is directed into rock lined channels that lead
to drainage inlet boxes above the proposed street side retaining structures. Theses inlets then
allow the water to flow through subsurface drainage pipes and outlet the water onto the driveway
near the entrance to the public right of way. The existing swale on the east side of Menlo will be
protected in place such that the water from the project and from off the project will continue
north along the east side of Menlo and out to Villa Grove where a large capacity natural drainage
area exists. A grading plan, geological report and a soil erosion and sediment control plan will
complement the technical review that is conducted by Engineering, Building and Safety and
Planning Departments during the plan check process. Therefore, all potential drainage impacts
are mitigated and no other environmental impacts are anticipated.
The design of the building and driveway exhibit good engineering and design techniques because
the house is located as close to the rear of the property as allowed by the Development Code and
is of minimal size, to minimize disturbance on the property. The proposed driveway is long and
expands from the power pole to as far south as possible to help to distribute the slope into
hillside and to have adequate access to the garage. The long wall parallel to the property
frontage will prevent future landslide failures, and any future surficial failures would be
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contained on the property’s driveway resulting in the roadway not being obstructed. The
drainage improvements will help direct the water into properly designed drainage paths which
will help prevent over saturation of the soil and prevent future landslides. As described above,
the driveway complies with the access grade requirements; the proposed improvements provide
mitigation for potential drainage and erosion impacts, and the building design exhibits good
engineering and design techniques; therefore, staff supports approval of the Conditional Use
Permit. As a result of the steep upslope of the property, portions of Menlo Drive encroach onto
the property. As a condition of approval, the City will require a portion of the property to be
dedicated to the City.
Design Review
Figure 6
Building elevations have also been submitted and
are attached to this Staff Report as Attachment 3.
A split-level, one-story residence is proposed.
The remaining portion of the home is below the
main level of the home and steps down the
hillside. The under floor area of the house is not
proposed to be finished, and a large 20-foot to
22-foot built-up results. See Figure 6 to the right.
The single-story one car garage is slightly above
street level. The house is proposed to contain a
main level and a loft upstairs resulting in a
minimal footprint. The front elevation measures
37 feet in height, the rear measures at 23 feet 6
inches, and both sides are 32’ in height. The
average building height is 31 feet, and therefore,
complies with the 40-foot height limit. The
building height from the street is minimized by the building’s location at the back of the
property, as well as the location of the garage, and the ledger stone covered retaining wall; and
the building’s appearance as viewed from the street is softened by the remaining natural
vegetation on the undisturbed portion of the property.
The PowerPoint photographs and the submitted building elevations show varying roof
projections and roof heights, wall articulation, and exterior decking, and a variety of window
shapes and sizes to break up the large building mass. The building materials are proposed to be
vertical 1x12 brown board siding, and brown colored composition roof shingles. The proposed
building design and building materials are in conformance with the mountain environment.
ENVIRONMENTAL REVIEW
Based on the plans submitted with the application, staff has determined that the project is
categorically exempt from the California Environmental Quality Act (CEQA), pursuant to
Section 15303(a), Class 3 of the State CEQA Guidelines. This class exempts new construction
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of a single-family residence in a single-family residential zone. A Notice of Exemption is
attached to this Staff Report.
CORRESPONDENCE AND PUBLIC NOTICING
Public notice of this meeting was published in The Grizzly on November 2, 2016. In addition,
the notice was mailed to 57 surrounding property owners within a 300-foot radius and posted in
three public places on November 2, 2016. As of the writing of this report, one telephone call of
general inquiry has been received with concerns to the hillside development. No public
correspondence in opposition to the project has been received.
CONCLUSION AND RECOMMENDATION
The proposed use and design are consistent with the development standards contained in the
Development Code, the intent and provisions of the Slope Density Ordinance, and the general
purposes of the General Plan because the use is consistent with the Single-Family Residential (R1) zone district and the project complies with all residential development standards. The
proposed driveway has a 12% grade, the three retaining walls help to stabilize the hillside and
none of the walls will exceed the maximum allowable heights. A modest footprint is proposed
and the design of the residence incorporates varying roof projections, roof heights, wall
articulation, window shapes, and exterior decking to break-up the large building. The proposed
building materials, including the use of vertical 1x12 board siding, are of high quality and
compliment the mountain environment. Therefore, staff recommends that the Planning
Commission move to find the project exempt from the California Environmental Quality Act and
adopt the attached resolution approving Conditional Use Permit 2016-093, based on the required
findings and subject to the conditions of approval.
Attachments: 1. Planning Commission Resolution PC2016-XX
2. Notice of Exemption
3. Site plan, floor plan, and elevations
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RESOLUTION NO. PC2016-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 2016093/CUP TO CONSTRUCT A SINGLE-FAMILY RESIDENCE AND
GARAGE CONTAINING 1,942 SQUARE FEET ON 10,592 SQUARE
FEET OF PROPERTY ZONED SINGLE-FAMILY RESIDENTIAL,
WHERE PORTIONS OF THE NATURAL GRADE ARE AT OR EXCEED
40 PERCENT LOCATED AT 801 MENLO DRIVE (ASSESSOR’S
PARCEL NUMBER 2328-646-10).
A.

B.

RECITALS
(i)

John and Christina Flynn, applicants, have filed an application requesting the
approval of Conditional Use Permit 2016-093/CUP as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to 10,592 square feet of property, designated SingleFamily Residential (SFR-4) on the General Plan Land Use Map and zoned SingleFamily Residential (R-1-7200). The property is identified as 801 Menlo Drive,
Assessor’s Parcel Number 2328-646-10, legally described in Exhibit 1 attached
hereto, and shown on the map attached hereto as Exhibit 2. The property is
currently undeveloped.

(iii)

The Application, as contemplated, proposes to construct a new single-family
residence and garage containing 1,942 square feet, whereby portions of the
proposed development encroach onto areas with greater than a 40 percent slope.

(iv)

Surrounding properties are zoned Single-Family Residential (R-1-7200). The
properties to the north, east, and west are developed with single-family residences
and the property to the south is an undeveloped vacant lot.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15303(a), Class 3 of the
CEQA Guidelines pertaining to new construction of a single-family residence in a
Single-Family Residential zone, and a Notice of Exemption has been prepared.

(vi)

On November 16, 2016, the Planning Commission conducted a public hearing on
the Application and concluded the hearing on that date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA
pursuant to Section 15303(a), Class 3 of the CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the
Planning Commission finds as follows with respect to the Conditional Use Permit
application:
a.

The proposed use and design are consistent with the goals, policies, and
objectives of the General Plan because the single-family residence and use are
permitted in the Single-Family Residential (SFR-4) designation as stated in Land
Use Element Policy L 1.1. The development is consistent with Land Use Element
Policy L 1.8, which states that development in hillside areas should minimize
grading and conform to the natural topography, as evidenced by the location of
the structure on the rear portion of the lot, stepped retaining wall design, and
minimal structure depth, which minimize disturbance of the steeply-sloped
portion of the property. The project does not propose to divert drainage onto
adjacent lots because large rear and side yard areas are proposed. Runoff from
the building roof area and disturbed area of the site will be mitigated by
temporary and permanent erosion control measures, and will be dispersed over the
onsite culverts and down Menlo Drive to the Villa Grove natural detention basin.
Solar access is preserved to adjacent properties by the provision of large building
setbacks, minimal lot coverage, and compliance with the building height standard.

b.

The proposed use and design are beneficial and desirable to the community and
are consistent with the purpose, intent and standards of the Development Code
and other applicable codes and ordinance adopted by the City of Big Bear Lake
because the proposed single-family residence is a permitted land use in the
Single-Family Residential (R-1) zone. The lot was legally created by Tract 3368
and is determined to be buildable. The proposed residence complies with all
Development Code standards, and the size, height, and appearance of the structure
are compatible with other residences in the surrounding subdivision; and complies
with the provisions contained in the Slope Density Ordinance.

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 because the
proposed 1,942 square foot structure is in proportion to the 10,592 square foot
property. In addition, the project complies with all Development Code standards
including building setbacks, lot coverage, parking requirements, and building
height as evidenced by the submitted plans.
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d.

The proposed project and the on-going operation of the use will not have a
substantial adverse effect on abutting property or permitted use thereof, and will
not generate excessive noise, vibration, traffic, or other disturbances, nuisances,
or hazards because the proposed single-family residential use is consistent with
the intended land uses of the zone; and the single-family residential use is not
anticipated to generate excessive noise, vibration or other nuisances or hazards.

e.

The site for the proposed project has adequate access from Menlo Drive, which
has sufficient right-of-way and pavement width to accommodate the increased
traffic anticipated from this use. The driveway and garage provides adequate
access and parking for the residence. The proposed driveway, parking area, and
garage access are up-sloping at a 12 percent grade and conforms to the maximum
driveway grade requirements contained in the Slope Density Ordinance.

4. Based on 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 the Slope Density Ordinance:
a.

All proposed access provisions do not exceed a grade of 12 percent and any land
form or grading conforms to Chapter 70 of the Uniform Building Code because
the driveway, parking area, and access to the garage are down-sloping at a 12
percent grade, as shown on the submitted plan. The proposed grading is limited
to the front of the property and is conditioned to comply with all Uniform
Building Code requirements.

b.

The project will have no unmitigated environmental impacts regardless of zoning,
pursuant to the California Environmental Quality Act because the only changes to
the existing topography are proposed along the proposed driveway and the garage
portion of the property. All drainage from the driveway and parking area will be
directed away from adjacent residences. Runoff from the roof and disturbed area
of the site will be dispersed into the two swales along the north and south side of
the residence. Erosion control measures will be in place on the property during
grading and construction activities, and permanent erosion control measures will
be installed with the completion of the project. Excessive vegetation will be
removed to minimize fire hazards, and the structure will be constructed in
accordance with the fire protection provisions of the Slope Density Ordinance.
The proposed structure complies with all Development Code standards and
requirements; and the single-family residential land use is appropriate in this
zone. Therefore, no adverse environmental impacts will occur with the
development of the property.

c.

The project exhibits exceptional design and engineering techniques because the
proposed driveway and garage are of minimal length, the retaining walls are
incorporated into the garage structure and will help to stabilize the site. They
minimize grading cuts into the steeply sloping portions of the lot. Also, the
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location of the structure on the rear portion of the lot, stepped retaining walls, and
minimal structure depth, minimize disturbance of the steeply sloped portions of
the property.
5. Based on the findings set forth in paragraphs 1, 2, 3 and 4 above, the Planning
Commission hereby approves Conditional Use Permit 2016-093/CUP, subject to the
conditions of approval as set forth in Exhibit 3 of this resolution.
6. The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
PASSED, APPROVED AND ADOPTED this 16th day of November, 2016.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Becky Romine
Planning Commission Secretary

Craig Smith, Chairman

Staff Report
Conditional Use Permit 2016-093/CUP
November 16, 2016
Page 12
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. PC2016-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 16th day of November, 2016, 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 November, 2016.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2016-093/CUP
801 MENLO DRIVE
APN 2328-646-10

Lot 234 of Moonridge Mountain Estates Unit No. 12, Tract 3368, in the City of Big Bear Lake,
County of San Bernardino, State of California, as per map recorded in Book 44, pages 87
through 89, inclusive of maps, in the office of the County Recorded of said County.
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Exhibit 2
VICINITY MAP FOR
CONDITIONAL USE PERMIT 2016-093/CUP
801 MENLO DRIVE
APN 2328-646-10

300’ RADIUS
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Resolution Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2016-093/CUP
801 MENLO DRIVE
APN 2328-646-10
APPROVAL DATE: NOVEMBER 16, 2016
EFFECTIVE DATE: NOVEMBER 28, 2016
EXPIRATION DATE: NOVEMBER 28, 2018

These conditions of approval apply to Conditional Use Permit 2016-093/CUP to build a 1,942
square foot single family home and a 351 square foot detached garage on 10,592 square feet of a
property zoned Single-Family Residential (R-1) where portions of the natural grade exceed 40
percent and is subject to the Slope Density Ordinance. Any proposed change of use or expansion
of the area, or modifications to the site plan or structures shall be submitted to the Planning
Division, along with the required application and fee, for review. For the purpose of these
conditions, the term “applicant” shall also mean the developer, the owner or any successor(s) in
interest to the terms of this approval.
General conditions:
1.

Conditional Use Permit 2016-093/CUP is granted to construct a 1,942 square foot single
family home and a 351 square foot detached garage on 10,592 square feet of a property
zoned Single-Family Residential (R-1) where portions of the natural grade exceed 40
percent and is subject to the Slope Density Ordinance. This approval is granted based on
the application materials, including representative photographs, submitted by John and
Christina Flynn, property owners, and plans prepared by Steve Bayer Architect dated
February 1, 2016, including site plan, elevations, and floor plans. These plans and the
proposed use of the site are approved as submitted and conditioned herein, and shall not
be further altered unless reviewed and approved by the affected city departments. Minor
modifications to this approval which are determined by the City Planner to be in
substantial conformance with the approved site plan, and which do not intensify or
change the use or require any deviations from adopted standards, may be approved by the
City Planner upon submittal of an application and the required fee. If not appealed, this
approval shall become effective on the first business day following the tenth (10th) day
after the date of the Planning Commission’s approval and shall expire twenty-four (24)
months after the effective date of the approval unless the use or occupancy which is the
subject of this action has taken place and all conditions of approval have been met, or a
time extension has been granted by the City. Any application for an extension of time
shall be submitted to the Planning Division, along with the required fee, at least ninety
(90) days prior to the expiration date of this approval.
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2.

Minor modifications to this approval which are determined by the City Planner to be in
substantial conformance with the approved site plan, and which do not intensify or
change the use or require any deviations from adopted standards, may be approved by the
City Planner upon submittal of an application and the required fee.

3.

Approval of this application does not relieve the applicant from complying with 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 Planning Commission. The City shall promptly notify the applicant of any claim,
action, or proceeding concerning the project and the City shall cooperate fully in the
defense of the matter. The City reserves the right, at its own option, to choose its own
attorney to represent the City, its officers, employees, and agents in the defense of the
matter.

6.

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

7.

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

8.

All plans, specifications, studies, reports, calculations, maps, notes, legal documents, and
designs, shall be prepared, signed, and stamped (when required) only by those individuals
legally authorized to do so. (ENG, B&S, PLN)
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The following conditions shall be addressed with the submittal of grading plans or prior to
issuance of a grading permit. If no grading permit is required, the following conditions
shall be completed prior to any ground-disturbing activity on the site:
9.

Four (4) copies of the precise grading plan and site plan shall be submitted to the
Building and Safety Division for review and approval, which shall include approval by
the Planning and Engineering Divisions. The precise grading and site plan may be shown
on one or two sheets and shall indicated all site improvements, and shall indicate
complete drainage paths of all drainage water runoff, proposed grades and elevations, and
retaining wall information. The precise grading plan shall be in substantial conformance
with the grades shown on the plans approved by the Planning Commission. In addition,
the grading plan and site plan shall show the following information:
a. The plan must show that all drainage water shall drain by approved methods, to
an approved location – public street, public drainage systems, or similar facility,
and show all existing or proposed drainage structures. The plan must also show
that no watercourse or natural drainage will be obstructed. (B&S, ENG)
b. Unless waived by the City Engineer, a final soils report shall be submitted to the
City for review and approval. Any recommendations included in the soils study
shall be incorporated into the design of the precise grading and paving plan.
(B&S, ENG)
c. The plan must show that the minimum slope for all drainage structures is one half
(0.5) percent for concrete and one (1) percent for all other materials. (B&S,
ENG)
d. The plan must show that drainage water does not pass from an improved type of
drainage structure to any unimproved drainage structure. (i.e. concrete swale to
slag or dirt swale). (B&S, ENG)
e. The plan must show cross sections at all property liens and/or permit boundary
lines indicating proposed and existing final grades. (B&S, ENG)

10.

All grading work shall be performed in either one continuous operation or in phases that
have been approved by the City. (B&S, ENG)

11.

An erosion control plan shall be submitted to the City for review and approval. Erosion
control measures shall follow NPDES Best Management Practices. (B&S, ENG)

12.

From the beginning of the first ground disturbing activity until the use has been released
for occupancy, erosion control measures shall be in place and appropriate dust control
measures shall be implemented, per City standards. (B&S, ENG)

The following conditions shall be completed prior to or in conjunction with issuance of
building permits. Where a condition specifies that plans or other items shall be submitted
to the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to issuance of permits:
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13.

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;
2013 California Plumbing Code and its appendices and standards;
2013 California Mechanical Code and its appendices and standards;
2013 California Electrical Code;
Title 24, California Code of Regulations; and
2013 California Fire Code and its appendices and standards.

14.

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

15.

The applicant shall comply with all provisions of Development Code Section 17.09
(Slope Density Ordinance). (PLN, ENG)

16.

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

17.

Plans shall call out top of wall and bottom of wall heights. No wall shall exceed 8’
exposed at any portion. All walls within the front yard setback shall be 4’ or less and all
walls visible from the public right-of-way shall be made treated with rock veneer
treatments. (PLN, B&S)

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

Adequate sanitary disposal facilities shall be required on-site during all phases of
construction. (B&S)

19.

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

20.

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

21.

Prior to pouring of any wall foundation an elevation/pad certificate shall be provided to
the City, proving that the elevation is as shown on the plans and confirm that no portion
of any wall shall be exposed more than 8’. (PLN, B&S)
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The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
22.

If changes are made in the site design, improvements, or building construction, the
applicant shall submit a set of as-built construction plans to the Building and Safety
Department for review and approval by the appropriate City departments. (B&S, ENG,
PLN)

23.

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

24.

Landscaping shall adhere to current water conservation and landscape regulations with
drought-tolerant plants using Xeriscape methods. (DWP)

25.

Permanent slope erosion control measures, in conformance with NPDES Best
Management Practices, shall be installed to the satisfaction of the Building and Safety
Official and City Engineer. (B&S, ENG)

26.

The portion of the existing asphalt travel way of Menlo Drive shall be dedicated to the
City in accordance to the City Engineer. (ENG)

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

The applicant shall be responsible for regular and ongoing upkeep and maintenance of
the site, including snow clearing, parking lot paving condition and striping, clearing of
trash, weeds and debris, lighting, and other site improvements. All parking facilities shall
be maintained in good condition. (PLN, ENG)

End of Conditions
B & S –Building and Safety Division
ENG – City Engineer
PLN – Planning Division

DWP – Department of Water
FIRE – Fire Department
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ATTACHMENT 2
NOTICE OF EXEMPTION

TO:

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

FROM:

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

Project Title: Conditional Use Permit 2016-093/CUP
Project Location - Specific: 801 Menlo Drive, Assessor’s Parcel Number 2328-646-10
Description of Project: A proposal to construct a single-family residence and garage containing
1,942 square feet on 10,592 square feet of property where portions of the natural grade exceed 40
percent.
Name of Public Agency Approving Project: Planning Commission of the City of Big Bear Lake
Name of Person or Agency Carrying out Project: John and Christina Flynn, property owner.
Exempt Status: Section 15303, Class 3 of the State CEQA Guidelines. This class exempts the
new construction of one single-family residence within the Single-Family Residential zone.
Reasons why project is exempt:
Section 15303, Class 3 of the State CEQA Guidelines. This class exempts the new construction
of one single-family residence within the Single-Family Residential zone.

Lead Agency or Contact Person:
Andrew Mellon, Principal Planner

________________________________________
Andrew Mellon, Principal Planner
Date: November 16, 2016

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

ITEM 2.2

Staff Report
PLANNING COMMISSION MEETING OF NOVEMBER 16, 2016

PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW 2016-133/PPR

Proposal:

To construct a two-story addition to an existing nonconforming structure.

Location:

39768 Lakeview Drive, Assessor’s Parcel Number 307-043-01

Applicant:

Bailey Revocable Family Trust, Tim Bailey, property owner.

Representative:

Kenny Seaman Designs and Construction

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding the project exempt from the California Environmental
Quality Act (CEQA) and approving Plot Plan Review 2016-133, based on
the findings and subject to the conditions of approval contained in the
resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

JANICE ETTER
City Planner

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

Staff Report
Plot Plan Review 2016-133/PPR, Alteration of a Nonconforming Structure
November 16, 2016
Page 2
PROJECT DESCRIPTION
The applicant, Kenny Seaman of Kenny Seaman Designs and Construction, has submitted an
application on behalf of the property owners, Tim Bailey of the Bailey Revocable Family Trust,
requesting to alter an existing nonconforming structure.
The property owners wish to construct a 2,640 square foot garage with habitable space on the
second floor, which utilizes a driveway and parking pad off of Lakeview Drive. This new garage
will be attached to the existing guest house. The reasons for this will be discussed later in this
report. This guest house currently encroaches approximately 6 ½ feet into the required setback of
Lakeview Drive, and is therefore, nonconforming with respect to the front yard setback
requirements. In order to attach the new garage to this nonconforming structure, a Plot Plan
Review application is required.
Plans for the project have been submitted and are attached to the report as Attachment 4. An
excerpt of these plans showing the Site Plan is shown in Figure 1. on the following page.
BACKGROUND
Zoning:

Multiple Family Residential (R-3)

General Plan Designation: Multiple Family Residential (MFR)
Existing Land Use:

2,649 sq. ft. single family residence and 441 sq. ft. guest house built
in 1925; 200 sq. ft. shed, year built unknown. The property contains
47,480 sq. ft. in area (1.09 acres)

Adjacent Land Uses:

North – Big Bear Lake
South – Two vacant and one developed Single-Family Residential
(R-1) properties across Lakeview Drive
East – Viking Estates Condominiums, zoned Multiple Family
Residential (R-3)
West – Two vacant and two developed Single Family Residential
(R-1) properties across Widgeon Landing.

According to San Bernardino County Tax Assessor’s records, a garage was permitted to be
demolished in 1969. The property has been owned by the Bailey Family since 1977. A fire
occurred in the guest house in 2006. This damage was repaired under Building Permit BU070499
in 2007. In 2014, a building permit for a retaining wall along the northerly property line was issued
and a final inspection performed.
Plot Plan Review application 2016-133 was submitted on October 11, 2016. It was reviewed by
the Development Review Committee on October 26, 2016, and determined to be complete.
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Figure 1. Site Plan
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Photographs of the property are shown below in Figure 2.
Figure 2.

ANALYSIS
The new garage is proposed along the east side of the property and will utilize a portion of the
existing driveway. According to the property owner, this was the location of the garage that
previously existed on the property and that was demolished. The location of this garage minimizes
the amount of driveway that must be plowed during snow conditions.
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The Development Code1 requires that at least 6 feet of separation be provided between accessory
structures if they are detached. Because this separation requirement cannot be met between the
existing guest house and the proposed garage, the garage is being attached to the guest house and
the proper fire-resistive construction will be provided at the exterior walls. Again, this review is
required because the guest house is nonconforming with respect to building setbacks.
The existing house does not have a garage. Many vehicles and items are currently stored out of
doors. The property owners are requesting a garage measuring 30 feet wide by 44 feet deep,
approximately 1,185 square feet on the ground floor excluding a staircase. One 18-foot wide roll
up door is proposed facing Lakeview Drive. One pedestrian door is proposed on the opposite wall
to the roll up door. An interior staircase is proposed to the second floor.
Excerpts from the building floor plans are shown below and on the following page in Figure 3.
Figure 3.

1

Development Code Section 17.25.060 F.3.
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Figure 3. continued.

The second floor contains 1,455 square feet including the staircase. This room is proposed to be
finished, habitable space, but no use has been specified at this time. As shown on the plan, there
is no plumbing or bathroom. There is no direct access between the guest house and the interior of
the garage or second floor.
The zoning and the size of the property would allow multiple units, however, the Development
Code requirements for single and multiple family residential units are different. If, in the future,
multiple units were proposed, a building permit would be required and the multiple family
residential development standards would be required to be met under that building permit.
Tree Removal
As shown on the submitted Site Plan, there are eight (8) trees within the project footprint that will
be removed for construction of the project. A sufficient tree canopy remains on the undeveloped
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portions of the property and we are not recommending that new trees be planted to replace the
trees that will be removed.
Fencing
The property is fenced along Lakeview Drive and Widgeon Landing. Portions of this fencing
encroach into the public right-of-way, but outside of the traveled way. The City Engineer is aware
of this encroachment and is allowing this encroachment to remain at this time. Several other large
obstructions including trees, utility poles and fire hydrants are located beyond this fencing and
within the public right-of-way of Lakeview Drive.
Widgeon Landing is a 40-foot wide dedicated public right-of-way. At the present time it is
unimproved but it conveys storm water drainage to Big Bear Lake and contains a sewer mainline.
It is also one of the City’s future public lake access points. The City Engineer is allowing the fence
encroachment to remain in the public right-of-way at this time.
Design Review
A significant factor in determining if this Plot Plan Review could be supported was the age of the
existing structures on the property, including the existing guest house. County Records list that
these structures were built in 1925. They have half-log siding with the bark left intact. The siding
is applied in both horizontal and vertical applications; which is typical of the early cabins
constructed in Big Bear Lake. The outdoor spaces are embellished with native Rose Quartz stone.
We believe that it is important to retain these structures and we did not want the guest house
demolished to make room for the garage.
The City has adopted an Environmental Resources/Cultural Element in its General Plan because
the City values its cultural and historic past. The City ensures that every reasonable effort is made
to locate, identify, evaluate and document the archaeological, historical and cultural resources
within its jurisdiction through the General Plan Goals, Policies, and Programs. These include:
General Plan Environmental Resources/Cultural Goal ER 2 – “Preservation, maintenance
and enhancement of the City’s heritage and resources, including historic and prehistoric
cultural artifacts and traditions.”
Building elevations have been submitted for the new garage and are included in the plan set. A
simple gabled-end building is proposed. Two dormers are shown facing west for light and
ventilation to the second floor. The applicant will be siding the building in shake shingles, similar
in appearance to the materials used on the main house and small shed located on the property. The
applicant is also proposing half-log trim with the bark intact as a wainscoting and trim on the
building. All exterior walls will be of one-hour rated fire resistive construction. Natural wood
colors are proposed.
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Development Code Requirements
The Residential Development Standards contained in Development Code Chapter 17.25 apply to
this project. A chart summarizing these requirements is shown below in Figure 4.
Figure 4.
Development Code Standards
Requirement
Proposed New Construction

Category
Lot Coverage

60% max

11.5%

Open Space

35% min

88.5%

Building Height

30 feet max. for detached
accessory structures

25 feet

Setbacks: Front (South)

15 feet

15 feet

Setbacks: Rear (North)

15 feet

175 feet

Setbacks: Interior Side (East)

10 feet

10 feet

Setbacks: Street side (West)

15 feet

137 feet

Parking

2 paved spaces (9’ x 19’ each)

4 enclosed vehicle spaces (10’x20’
each) in garage + driveway area

As shown above, the new construction meets or exceeds the minimum residential Development
Code requirements for a detached accessory structure.
There are nonconformities that are allowed to remain on the property. Specifically, the guest house
is located on the front of the property and it encroaches into the front (Lakeview Drive) setback.
The construction of this guest house pre-dates the current Development Code regulation that limits
the location of guest houses to the rear portion of the lot. (Dev. Code Section 17.25.120 D.) This
structure is allowed to remain and be altered pursuant to this review by Development Code Section
17.03.320. An existing shed encroaches into the interior side yard setback requirement along the
east side of the property. This encroachment is allowed to remain pursuant to Development Code
Section 17.03.320G.1.e.
The maximum driveway width is also being exceeded on this property. Some of the purposes of
regulating the driveway width are to provide a shoulder of the roadway in which to store snow that
has been plowed from the street and to minimize the number of snow berms that must be removed
from driveways under the City’s Berm Reduction Program. However the City Engineer is
allowing these existing driveways to remain because the property contains over 240 feet of
frontage and sufficient dirt shoulder exists on which to store plowed snow. These multiple
driveways would not be eligible for berm reduction because only one driveway per property may
be marked for berm reduction.
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General Plan Requirements
The proposal pertains to a single family residence in the multiple family residential zone. This
land use is consistent with General Plan Land Use Element Policy L 1.1 because the Multiple
Family Residential designation allows residential uses with a density ranging up to a maximum of
12 units per acre. The project density is 1 unit per acre.
The project is consistent with Policy L 3.3 to maintain the integrity, safety and attractiveness of
residential neighborhoods, by allowing a garage to be constructed to screen vehicles and other
items presently stored out of doors on the property. The project is consistent with Environmental
Resources/Cultural Resources Element Goal ER2 because through this Plot Plan Review process
to alter a nonconforming structure, the City is taking reasonable steps to preserve, maintain and
enhance the City’s heritage and historic resources.
Allowing the alteration of this nonconforming structure is consistent with Community Design
Element Policy CD 1.3 in that unique buildings which are determined to be of exceptional value
to the community due to the type of architecture used or historical persons or events associated
with them would be identified and methods of preserving these sites should be evaluated. Where
feasible, buildings should be preserved on site. New buildings located adjacent to historic
buildings should incorporate similar historic design features which fits the architecture and reflects
historical design features. The granting of this Plot Plan Review application for the alteration of
the nonconforming guest house will allow this early (1925) structure to remain on the property.
This structure has been maintained in good condition, and is an example of early construction
methods and architectural style in the Big Bear Valley. The new building reflects some of this
architectural style through a simple gable roof, natural wood colors and the use of shingles and
half-log siding with the bark left intact.
FINDINGS
Pursuant to Development Code Section 17.03.320, the Planning Commission must make four
findings in order to approve an application to alter a nonconforming structure. These findings are:
1. The use shall not have been discontinued for a continuous period of one year or more.
2. Any proposed expansion, including but not limited to room additions, carports, garages
and accessory structures shall not increase the nonconformity of the structure or use and
shall conform to all applicable codes and ordinances; and,
3. There shall be no increase in residential density (units per acre) as a result of the proposed
expansion.
4. There shall be no increase in overall site area of the nonconforming use.
The property and the structures on the property, specifically the nonconforming guest house, have
been maintained in a structurally good and habitable condition. Fire damage in 2006 was properly
repaired under a building permit issued and inspected by the City. No Building or Municipal Code
violations are present on the property. As evidenced on the submitted site plan, the proposed
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addition to the nonconforming structure will conform to all Development Code requirements. The
proposed addition will not increase the residential density or result in a nonconforming density
condition. The addition will be contained on the 1.09 acre property and will not result in an
increase in the overall site area.
In order to approve a Plot Plan Review application, the Planning Commission must make five
findings, as follows:
1. The proposed use and design of the project are consistent with the goals, policies and
objectives of the General Plan; and,
2. The proposed use and design of the project are consistent with the purpose, intent and
standards of the Development Code and other applicable ordinances and codes adopted by
the City of Big Bear Lake; and,
3. The site for the proposed project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, parking area, fire and building code
considerations, and other features pertaining to the application; and,
4. The proposed use and design of the project will not have a substantial adverse effect on
abutting property or the permitted use thereof, and will not generate excessive noise,
vibration, traffic or other disturbances, nuisances, or hazards; and,
5. The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations.
We have reviewed the project for compliance with the General Plan goals, policies and programs
and have determined that the addition to the nonconforming guest house is consistent with the
General Plan Land Use Element, Environmental Resources Cultural/Historical Element and the
Community Design Element as discussed earlier in this report. The use and design of the project
are consistent with Development Code Chapter 17.25 pertaining to development in the Multiple
Family Residential (R-3) zone. The site plan, floor plan and elevations have been reviewed for
compliance with the residential development standards. The 1.09-acre site is sufficient in size and
shape that the project complies with all setback, open space, building and fire code separation
requirements and parking requirements. Existing fencing is being allowed to remain in its current
location. The site has adequate access from Lakeview Drive which is a 40-foot wide dedicated
and improved road designated as a Collector Street in the General Plan Circulation Element.
ENVIRONMENTAL REVIEW
The project qualifies for a Categorical Exemption from the California Environmental Quality Act
(CEQA), pursuant to Section 15301, Class 1 of the State CEQA Guidelines. This class exempts
minor alterations to existing private structures involving negligible or no expansion of use beyond
what is existing. A Notice of Exemption is attached to this Staff Report.

Staff Report
Plot Plan Review 2016-133/PPR, Alteration of a Nonconforming Structure
November 16, 2016
Page 11
PUBLIC NOTICING AND CORRESPONDENCE
Public notice was published in the November 2, 2016, edition of The Grizzly newspaper. The
public notice was also posted in three public places, made available on the City website, and mailed
to 42 surrounding property owners within 300 feet of the event site for a 10-day notice period. As
of the writing of this staff report, one letter of opposition has been received from Frank & Rona
Singer. This letter is attached to this Staff Report as Attachment 3.
This letter indicates that the property is used by short-term renters and the use of property by large
groups of people generate noise and other disturbances (e.g. walking on lake ice). The letter
expresses opposition to the building addition since it would attract more people and result in more
noise generated from the property.
In response to this letter, the property owner, Mr. Bailey indicates that approximately ten years
ago, the property was rented on a nightly basis. However, since that time, it has not been rented
and has been used exclusively by his family. According to Mr. Bailey, the garage addition will
house a pick-up truck, two boats, a Ford tractor, two jet skis and a lawn tractor. These items now
sit outside in the weather and, in Mr. Bailey’s opinion, being screened in a garage would enhance
the look of the property. Mr. Bailey further expressed that the upstairs area would be for storage
and hobby space.
The City records indicated that no noise or disturbance complaints have been documented on the
property and the structures are not registered on the Transient Private Home Rental program.
CONCLUSION AND RECOMMENDATION
In reviewing this request, we carefully considered the appearance and condition of the property
and the character and age of the existing structures, specifically of the nonconforming guest house.
Based on the old age of the guest house, the method of construction and the materials that were
used, mainly the half-log siding with the bark intact, we believe it is appropriate to retain this guest
house and to allow an addition to this nonconforming structure. As shown on the submitted plans,
the property is sufficiently large enough to accommodate the proposed building addition and
comply with the current Development Code residential regulations.
Therefore, we recommend that the Planning Commission adopt the attached resolution finding the
project exempt from the California Environmental Quality Act (CEQA) and approving Plot Plan
Review 2016-133/PPR to alter an existing nonconforming structure, based on the findings and
subject to the conditions of approval contained in the resolution.
Attachments:
1. Draft Planning Commission Resolution 2016-XX
2. Letter of Opposition from Frank & Rona Singer
3. Notice of Exemption
4. Project plans
N:\2-Group\Planning\CURRENT\PPR\2016\2016-133 ~ 39768 Lakeview Drive ~ Kenny Seaman ~ Bailey Garage\Staff Reports
and Resolutions\Staff Report PC Nov 16 2016.docx
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ATTACHMENT 1
RESOLUTION NO. PC 2016-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING PLOT PLAN REVIEW 2016-133 FOR THE
ALTERATION OF A NONCONFORMING STRUCTURE ON THE
PROPERTY AT 39768 LAKEVIEW DRIVE, ASSESSOR’S PARCEL
NUMBER 307-043-01
A.

RECITALS
(i)

Bailey Revocable Family Trust, represented by Kenny Seaman of Kenny Seaman
Designs and Construction, has filed an application requesting the approval of Plot
Plan Review 2016-133, as described herein (hereinafter referred to as
“Application”).

(ii)

The Application applies to a 1.09 acre property, located at 39768 Lakeview Drive,
and referred to on the County Assessor rolls as Assessor’s Parcel Number 307-04301; legally described on Exhibit 1 hereto and shown on the map attached hereto as
Exhibit 2.

(iii)

The Application, as contemplated, is proposing to construct an approximately 2,640
square foot, two-story addition to be attached to an existing guest house that is
nonconforming with respect to front yard building setback requirements.

(iv)

The subject property is zoned Multiple Family Residential (R-3). Big Bear Lake
lies immediately to the north of the property. The properties to the south and west
are zoned Single Family Residential (R-1). Some of these properties are developed
with single family residences and some properties remain vacant. The property to
the east is zoned Multiple Family Residential (R-3) and is developed with the
Viking Estates Condominiums.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301, Class 1, of the State
CEQA guidelines, which exempts minor alterations to existing private structures
involving negligible or no expansion of use beyond what is existing.

(vi)

On November 16, 2016, the Planning Commission of the City of Big Bear Lake
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, 92315, and concluded said hearing 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 project is exempt from the provisions of the California Environmental Quality Act
(CEQA) pursuant to Section 15301, Class 1, of the State CEQA guidelines, which
categorically exempts minor alterations to existing private structures involving
negligible or no expansion of use beyond what is existing.

3.

Based on the evidence presented to the Planning Commission during the November 16,
2016, public hearing, including public testimony and the written and oral staff reports,
the Planning Commission specifically finds as follows with respect to the request to
alter a nonconforming structure;
a.

The use shall not have been discontinued for a continuous period of one year
or more. The property and the structures on the property, specifically the
nonconforming guest house, have been maintained in a structurally good and
habitable condition. The residential use of the guest house has not been
abandoned. Fire damage that occurred in 2006 to the guest house has been
property repaired under Building Permit No. BU070499. No Building Code
or Municipal Code violations are present on the property.

b.

Any proposed expansion, including but not limited to room additions,
carports, garages and accessory structures shall not increase the
nonconformity of the structure or use and shall conform to all applicable
codes and ordinances. As shown on the submitted plans, the proposed
addition to the nonconforming guest house will conform to all Development
Code requirements, including, but not limited to, setbacks and building
height requirements.

c.

There shall be no increase in residential density (units per acre) as a result
of the proposed expansion. Although the property is zoned for multiple
family residences, the property is contains one single family residence and
one guest house. The proposed addition is a garage with habitable space
above the garage, which is intended to be used for storage and hobby space
by the current and long-time property owners. No increase in unit density is
proposed by this project.

d.

There shall be no increase in overall site area of the nonconforming use. The
building addition will be contained on the 1.09-acre property and will not
result in an increase in the overall site area.
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4.

Based on evidence presented to the Planning Commission during the November 16,
2016, public hearing, including public testimony and the written and oral staff reports,
the Planning Commission specifically finds as follows with respect to Plot Plan Review
2016-133:
a.

The proposed use and design of the project are consistent with the goals,
policies and objectives of the General Plan. The project has been reviewed
for compliance with the General Plan goals, policies and programs and the
addition to the nonconforming structure is consistent with General Plan
Land Use Element Policy L 1.1 because the Multiple Family Residential
designation allows residential uses with a density ranging up to a maximum
of 12 units per acre. The project density is 1 unit per acre.
The project is consistent with Policy L 3.3 to maintain the integrity, safety
and attractiveness of residential neighborhoods, by allowing a garage to be
constructed to screen vehicles and other items presently stored out of doors
on the property.
The project is consistent with Environmental
Resources/Cultural Resources Element Goal ER2 because through this Plot
Plan Review process to alter a nonconforming structure, the City is taking
reasonable steps to preserve, maintain and enhance the City’s heritage and
historic resources.
Allowing the alteration of this nonconforming structure is consistent with
Community Design Element Policy CD 1.3 in that unique buildings which
are determined to be of exceptional value to the community due to the type
of architecture used or historical persons or events associated with them
would be identified and methods of preserving these sites should be
evaluated. Where feasible, buildings should be preserved on site. New
buildings located adjacent to historic buildings should incorporate similar
historic design features which fits the architecture and reflects historical
design features. The granting of this Plot Plan Review application for the
alteration of the nonconforming guest house will allow this early (1925)
structure to remain on the property. This structure has been maintained in
good condition, and is an example of early construction methods and
architectural style in the Big Bear Valley. The new building reflects some
of this architectural style through a simple gable roof, natural wood colors
and the use of shingles and half-log siding with the bark left intact.

b.

The proposed use and design of the project are consistent with the purpose,
intent and standards of the Development Code and other applicable
ordinances and codes adopted by the City of Big Bear Lake. The proposed
use of the property will remain a single family residence. The proposed use
of the building addition is a garage with finished/habitable space on the
second floor. Both these uses are consistent with the Multiple Family
Residential zone as established in the Development Code.
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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
area, fire and building code considerations, and other features pertaining to
the application. As shown on the submitted site plan, the proposed building
addition meets or exceeds each of the residential development standards
contained in the Development Code. These standards include lot coverage,
open space, building height, setbacks and parking. There are several
nonconformities that are allowed to remain on the property, specifically the
location of the guest house on the front portion of the property and setback
encroachments by the guest house and a shed. Development Code Sections
17.03.320 and 17.25.120 contain provisions to allow these encroachments
to remain and to be altered. The multiple driveways are being allowed to
remain because of the unusually long property frontage of 240 feet, which
leaves sufficient shoulder on which to store plowed snow from Lakeview
Drive.

d.

The proposed use and design of the project will not have a substantial
adverse effect on abutting property or the permitted use thereof, and will not
generate excessive noise, vibration, traffic or other disturbances, nuisances,
or hazards. The single family residential use, existing guest house and the
proposed garage building are consistent with the land uses allowed in the
residentially-zoned property. The location of the garage at the front portion
of the property is a typical orientation for garage. The use of these structures
is not anticipated to cause an adverse effect on adjacent residential land uses.

e.

The site for the proposed project has adequate access, meaning that the site
design incorporates street and highway limitations. The property abuts
Lakeview Drive, which is a 40-foot wide dedicated and improved right-ofway. Lakeview Drive is designated a Collector Street in the General Plan
Circulation Element, and is properly improved to provide access to this
property.

5.

Based on the findings and conclusions set forth in paragraphs 1, 2, 3 and 4 above, this
Commission hereby approves Plot Plan Review 2016-133, for the alteration of a
nonconforming structure, subject to the conditions of approval as set forth in Exhibit
3.

6.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
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PASSED, APPROVED, AND ADOPTED this 16th day, November, 2016.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date

ATTEST:
_______________________
Becky Romine
Planning Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five with one vacant
seat; that the foregoing Resolution, being Resolution No. ________ as duly passed and adopted
by the said Planning Commission and attested by the Commission Secretary of said City, all at a
regular meeting of the said City held on the 16th day, November, 2016, 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, November, 2016.

Becky Romine
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2016-133
ALTERATION TO A NONCONFORMING STRUCTURE
39768 LAKEVIEW DRIVE
APN 307-043-01
Lot 1, Block B, of Fisher’s Subdivision, as recorded in Book 20, Pages 26-28 of the Records of
the County of San Bernardino.
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Exhibit 2
VICINITY MAP FOR
PLOT PLAN REVIEW 2016-133
ALTERATION OF A NONCONFORMING STRUCTURE
39768 LAKEVIEW DRIVE
APN 307-043-01
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Exhibit 3
CONDITIONS OF APPROVAL
PLOT PLAN REVIEW 2016-133
ALTERATION OF A NONCONFORMING STRUCTURE
39768 LAKEVIEW DRIVE
APN 307-043-01
APPROVAL DATE: NOVEMBER 16, 2016
EFFECTIVE DATE: NOVEMBER 28, 2016
EXPIRATION DATE: NOVEMBER 28, 2018

These conditions of approval apply to Plot Plan Review 2016-133 to alter an existing
nonconforming structure (guest house) with the addition of a 2,640 square foot two-story garage.
Any proposed change of use, expansion of the area, or modifications to the site plan or structure
shall be submitted to the Planning Division, along with the required application and fee, for review.
For the purpose of these conditions, the term “applicant” shall also mean the developer, the owner
or any successor(s) in interest to the terms of this approval.
General Conditions
1.

Approval is granted for Plot Plan Review 2016-133 to alter an existing nonconforming
guest house with the addition of a 2,640 square foot two-story garage. The garage is
approved to measure 30 feet by 40 feet, have habitable space on the second floor and be
attached to an existing 441 square foot that is nonconforming with respect to front
(Lakeview Drive) setback requirements. Eight (8) trees are approved to be removed for
this construction. This approval is based on the application dated October 11, 2016, and
plans submitted by Kenny Seaman of Kenny Seaman Designs and Construction. These
materials and the proposed use of the site are approved as submitted and conditioned
herein, and shall not be further altered unless reviewed and approved by the affected City
departments. If not appealed, this approval shall become effective on the eleventh (11th)
day after the date of the Planning Commission’s approval; or the next City business day
following such eleventh (11th) day when the eleventh (11th) day is not a City business day.
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 action, “inaugurated” shall
mean that the applicable 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. A time extension may be granted by the City. Any application for an extension
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of time shall be submitted to the Planning Division, along with the required fee, at least
ninety (90) days prior to the expiration date of this approval.
2.

Minor modifications to this approval which are determined by the City Planner to be in
substantial conformance with the approved plans, 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 form 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 special event, including but not limited to any approval or condition of
approval of the Planning Commission. The City shall promptly notify the applicant of any
claim, action, or proceeding concerning the event and the City shall cooperate fully in the
defense of the manner. The City reserves the right, at its own option, to choose its own
attorney to represent the City, its officers, employees, and agents in the defense of the
matter.

6.

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

7.

The applicant shall pay all fees at the time fees are determined payable and comply with
all requirements of the applicable federal, state, and local agencies. The duty to inquire as
to such requirements shall be upon the applicant. These include but are not limited to the
following:
a. City of Big Bear Lake Engineering Division
b. Big Bear Fire Department
c. City of Big Bear Lake Department of Water
d. City of Big Bear Lake Building & Safety Division
e. Bear Valley Unified School District

8.

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

The following conditions shall be completed prior to or in conjunction with issuance of
building permits for the construction of tenant improvements. Where a condition specifies
that plans or other items shall be submitted to the City for review and approval, the approval
of these items by the appropriate City departments shall be obtained prior to issuance of
permits for each phase of construction:
10.

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 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.

11.

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 building plans shall indicate all appropriate fire separation requirements between
adjacent buildings to the satisfaction of the Building and Safety Division and the
Planning Department. A minimum of six (6) feet separation shall exist between the
garage and the detached shed. (B&S, PLN)

The following conditions and requirements shall be met during construction activities:
12.

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)
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13.

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)

14.

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)

15.

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)

16.

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

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
17.

If determined necessary by the City Engineer, the property owner shall enter into and sign
a Hold Harmless Agreement for fence encroachments lying within the dedicated, but
unimproved portions of the public right-of-way of Lakeview Drive and Widgeon Landing.
(ENG)

18.

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

19.

The applicant shall contact the Planning Department a minimum of one (1) week prior to
final inspection by the Building and Safety Division to make arrangements for a final walkthrough inspection by the Planning Department. (PLN)
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The following are on-going conditions of operation:
20.

The zoning and the size of the property would allow multiple units. If, in the future,
multiple units are proposed, the applicant shall apply for and obtain all necessary land use
and building permits prior to constructing these improvements. (B&S, PLN)

End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:
Clerk of the Board of Supervisors
County of San Bernardino
385 N. Arrowhead Avenue, 2nd Floor
San Bernardino, CA 92415-0130

FROM:
Planning Division
City of Big Bear Lake
P. O. Box 10,000
Big Bear Lake, CA 92315

Project Title:
Plot Plan Review 2016-133, alteration of a nonconforming structure
Project Location - Specific:
39768 Lakeview Drive, APN 307-043-01
Description of Project:
Alteration of an existing nonconforming structure (guest house) with the addition of a 2,640
square foot, two-story garage.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Bailey Revocable Family Trust, Tim Bailey, represented by Kenny Seaman, Kenny Seaman
Designs and Construction.
Exempt Status:
Categorical Exemption. Section: 15301, Class 1
Reasons why project is exempt:
This class exempts minor alterations to existing private structures involving negligible or no
expansion of use beyond what is existing.
Lead Agency or Contact Person:
Janice Etter, City Planner

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

Signature

Date

ATTACHMENT 3

ITEM 3.1

STAFF REPORT
PLANNING COMMISSION MEETING OF NOVEMBER 16, 2016
DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT ORDINANCE, DEVELOPMENT CODE
CHAPTER 17.13

Proposal:

To review the Major Special Events that were held in 2016 and to review the
provisions of the Major Special Event Ordinance contained in Development
Code Chapter 17.13.

Recommendation:

We recommend that the Planning Commission discuss the 2016 events and
provide direction to applicants and the Planning Department regarding
proposed 2017 events. We also recommend that the Planning Commission
direct the Planning Department to move forward with proposed Development
Code revisions by the noticing of a public hearing and preparation of a
Resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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DISCUSSION
In 2011, an Ad Hoc committee was formed to review the Special Events regulations that, at the time,
were contained in Development Code Section 17.03.300. These Minor and Major Special Event
regulations had been in effect since 2003, and the City was experiencing a steady increase in the
number of events and an expansion in the types of events that were requested to be held within the
City.
The efforts of the Ad Hoc committee resulted in substantial changes to the Special Event regulations
and the adoption of Ordinance 2012-422 creating a new chapter of the Development Code, Chapter
17.13, which replaced the earlier regulations. This also resulted in the City Council adopting a new
Administrative Instruction Number 2012-01, replacing the earlier Administrative Instruction #200101.
The new regulations have been in place for four years allowing at least two years of review under a
Public Hearing by the Planning Commission and two years of review on the Consent Calendar by the
Planning Commission with subsequent administrative-level approval of the event, if no significant
changes occurred in the event. In 2016, the following Major Special Events were reviewed by the
City of Big Bear Lake:
Reviewed by Planning Commission

Reviewed at an Administrative Level

Polar Plunge
Big Bear Triathlon
4th of July in the Village (VBA)
Art on the Corner
Old Miner’s Parade
West Coast Artists Fine Art Festival

Antique Car Club Show & Shine
Antique Car Club Fun Run
Big Bear Grand Fondo
Tour de Big Bear
Old Miner’s Chili Cook Off
Artwalk
Run for the Grizzlies
Rotary 4th of July Barbecue
Art on the Lake
Kodiak Ultra Marathon
North Shore Half Marathon
Troutfest
Turkey Trot

These Major Special Events are held at the same time as Minor Special Events (Rummage Sales,
Quilt Shows, etc.), events at permanent event venues such as the Elk’s Lodge, Masonic Temple, and
the Big Bear Convention Center (Antique sales, pancake breakfasts, arts & crafts festivals and
Oktoberfest); and events occurring outside of the City limits, such as fishing tournaments, boat shows
and regattas on Big Bear Lake and mountain bike races and snowboard contests at the ski/snowboard
resorts on US Forest Service land.
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In addition to these events, we understand from Mr. Rick Bates of the Events Resource Office that
new events are proposed in 2017, in addition to the return of the AMGEN Tour of California to the
City of Big Bear Lake.
Prior to new applications being submitted for 2017, the Planning Commission desires to hold a
discussion to address the following concerns that occurred during the 2016 event season:


Lack of timeliness of submittal of the Major Special Event applications, resulting in
insufficient time to make revisions to the event.



Implementation of the “Guidelines for Classifying Special Event Applications” chart
contained in Administrative Instruction 2012-01 and Development Code Table 17.13.030.B.
“Event Approvals by Location and Type.” (See Figure 1)



Event performance, lack of attendance, unsuccessful events.



Review of events at permanent event venues and ski/snowboard resorts.



Scheduling of events, multiple competing or cumulative events.



Street and public parking lot closures during peak times.

This discussion may result in possible revisions to the Special Event regulations.
PUBLIC NOTICE
On October 28, 2016, a letter was mailed to 19 past event applicants informing them about today’s
meeting and encouraging their attendance. As of the date of the writing of this report, no
correspondence has been received.
RECOMMENDATION
We recommend that the Planning Commission discuss the 2016 events and provide direction to
applicants and the Planning Department regarding proposed 2017 events. We also recommend that
the Planning Commission direct the Planning Department to move forward with proposed
Development Code revisions by the noticing of a public hearing and preparation of a Resolution.

N:\2-Group\Planning\Development Code Amendments\2016\2016-139 Revisions to Special Event Ord Dev Code Ch
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Figure 1.

