PLANNING COMMISSION
MEETING AGENDA
June 3,002020

PLANNING COMMISSION
Chairman Tim Breunig
Vice-Chairman Paul Senft
Commissioner Maureen Auer
Commissioner Jeff Holoubek
Commissioner Bynette Mote

CITY STAFF
Acting Planning Division Director Janice Etter
Principal Planner Andrew Mellon
Associate Planner Nathan Castillo
City Attorney Todd Leishman
39707 Big Bear Boulevard, Big Bear Lake, California 92315

PLANNING COMMISSION MEETING AGENDA
June 3, 2020
TIME:

1:15 p.m.

Next Resolution PC2020-08

This meeting is being conducted utilizing teleconferencing and electronic means consistent with State of California
Executive Order N-25-20. In accordance with this order, the public may view or listen to the meeting online but is not
permitted to attend the meeting in person at City Hall. This meeting is available for public participation via Zoom at:
https://zoom.us/j/3936299880 and/or using teleconference by calling +1 669-900-6833, Meeting ID: 939 3629 9880.
Members of the public may also view this meeting live on the local Spectrum Cable Channel 182 or online at
www.citybigbearlake.com.
The agenda and reports for this meeting can be found on the Planning Commission page of the City’s website –
www.citybigbearlake.com
PLACE:

Training Room
City of Big Bear Lake
39707 Big Bear Boulevard
Big Bear Lake, California

CALL TO ORDER
FLAG SALUTE
ROLL CALL

AUER, BREUNIG, HOLOUBEK, MOTE, SENFT

INTRODUCTION OF STAFF
AGENDA APPROVAL
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
PUBLIC FORUM
In an effort to protect public health and prevent the spread of COVID-19 (Coronavirus), the City of Big Bear Lake encourages the
public to participate in this meeting by dialing +1 669-900-6833 and entering the meeting ID: 939 9629 9880. The public is
discouraged from attending this meeting at City Hall.
Public comment is permitted only on items not on the posted agenda. Members of the public who wish to comment on matters before
the Planning Commission are invited to submit comments via email to bblplan@citybigbearlake.com on or before Wednesday, June
3, 2020, at 10 a.m. Please limit comments to 300 words or less. All comments submitted will be read aloud during the meeting.
Please note, all email correspondence relating to this meeting will become part of the Commission meeting record and will be cited
with the Commission meeting minutes. If participating via teleconference, please be aware there is a three minute maximum time
limit when addressing the Commission.
1.

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of May 20, 2020.

PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2020-039
Location:
APNS:
Applicant:

Planner: Nathan Castillo

42040 Big Bear Boulevard
2328-121-07
Robert Vermeltfoort

Consideration of a Plot Plan Review application for the new construction of a 6,840 square foot retail building for
AutoZone including parking lot improvements and landscaping.
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Staff recommends that the Planning Commission adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA) and approving Plot Plan Review 2020-039 based on
the findings and subject to the conditions of approval contained in attached Resolution.
2.2

Conditional Use Permit 2019-079
General Plan Amendment 2019-083
Zone Change 2019-084
Location:
APN:
Applicant:
Representative:

Planner: Janice Etter

42460 & 42488 Moonridge Road and 592, 604, & 612 Elm Street
2328-301-23 & 24; 2328-375-03; 2328-381-01 & 02
Spencer and Laurie Kagen
Brad MacArthur and Kenny Seaman

Consideration of a Conditional Use Permit application for the construction and operation of a two-story building
containing approximately 9,360 square feet for use as wedding venue and reception hall, conversion of an existing
residence into dressing rooms and restrooms, construction of a 300 square foot storage building and creation of a
parking lot on five parcels totaling 1.94 acres; and,
Consideration of General Plan Amendment and Zone Change applications to change the land use designation and
zoning of one 5,400 square foot vacant lot from Multiple Family Residential (MFR) to Commercial Visitor (CV) and
the zoning of the parcel from Multiple Family Residential (R-3) to Commercial Visitor (C-3).
Staff recommends that the Planning Commission open a public hearing, receive public testimony and continue the
public hearing to June 17, 2020.
3.

PLANNING DIRECTOR’S REPORT
1.
2.

Update on Wayfinding sign installation
Update on 2020 Census responses

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
May 20, 2020

This meeting was conducted in accordance with Governor Newson’s Executive Orders N-25-20, N-29-20,
and N-33-20. Pursuant to said orders, the public is discouraged from attending this meeting but may
participate via teleconference. This meeting was accessible via Zoom at: https://zoom.us/j/95211707941 or
by telephone: +1 669 900 6833, Meeting ID: 95211707941.
CALL TO ORDER

1:16 p.m.

FLAG SALUTE

Vice-Chairman Senft led the salute.

ROLL CALL

Commissioners Auer, Holoubek, Mote, Vice-Chairman Senft, and Chairman
Breunig were present.

STAFF PRESENT

Janice Etter, Acting Planning Division Director; Andrew Mellon, Principal
Planner.

AGENDA APPROVAL
The Commission approved the agenda by a unanimous vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
1.

Presentation by John Harris, Development Services Director, regarding the revised Stanfield
Cutoff Connectivity Project.
John Harris gave the report and presentation.
Commissioner Auer commented that she was in favor of the decorative panel and suggested
that they be placed every 3rd panel, but spread out evenly. She inquired about a pedestrian
crossing light, number of spaces lost from the street side parking, and whether fishing piers
were going to be installed. Mr. Harris responded, saying that there would be a pedestrian
crossing light, and about 40-50 spaces would be lost, but may be made up for by using the
Municipal Water District (MWD) lot at the corner of Stanfield Cutoff and Big Bear Boulevard.
He also stated that the fishing piers may be added at a later time.
Commissioner Mote thanked Mr. Harris for his work on the project. She suggested using dark
green or brown color and maybe only a single animal per panel. She voiced concern about the
loss of parking, particularly for the elementary school located on North Shore Drive at the
corner of Stanfield Cutoff. Commissioner Mote also asked whether nine feet of width for the
bike trail was wide enough, whether there would be “No Parking” signs, and the time frame
for the work to be completed. Mr. Harris answered that he is meeting with the school district
to discuss options for parking, including a possibility of providing a few spaces for large events.
He also said that nine feet of width is appropriate and the “No Parking” signs will be provided.
Mr. Harris stated that at this time, the project is fairly simplified and will be ready for bid next
week. The project would be completed by October.
Vice-Chairman Senft suggested using the panel every fifth panel. He questioned whether the
pedestrian crossing light would be solar, suggested a 2nd crossing at the Pedal Path entrance,
asked if there could be signage to clarify that bicycles making a right hand turn have the rightof-way, particularly across the exit of the Eagle’s Nest development, and how bicyclists merge
into lanes of traffic to proceed other than a right turn. Vice-Chairman Senft also commented
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that he believes this will remedy a concern he had for the students that bike to school. Mr.
Harris commented that the light will be solar powered, and agreed that bicycles turning right
have the right-of-way across that area. He also noted that the lanes will match up for them to
proceed straight or to move into the left hand turn lane.
Commissioner Holoubek voiced concern that the panel could block snow from being removed
from the lane. Mr. Harris explained that the rail is open from the bottom and the Public Works
Department workers will be maintaining the path.
Chairman Breunig asked if the panels between the decorative panels would have some sort of
design. Mr. Harris said they might, but he prefers a simpler design with plain rails and then
the decorative panels every 3, 4, or 5 panels. Chairman Breunig indicated he was in favor of
some simple design on the other areas, especially if they go with every 5th panel for the
decorative one. Chairman Breunig also inquired about the plow operations, due to concern
about damage to the rails and panels. Mr. Harris said the County currently plows the street
there, but he is considering having the City do the work there, since it is a small area. Chairman
Breunig questioned the impact of losing 50 parking spaces. Mr. Harris responded that it
wouldn’t be a loss of 50 spaces, but the spaces would be moved to the corner.
Commissioner Mote asked to clarify whether the rails were wood or metal. Mr. Harris said
they are metal, noting that the County said no to wood and adding that he was not in favor of
the wood.
Mr. Harris stated that the proposal will now go to the City Council for approval.
PUBLIC FORUM
Opened 1:53 p.m. No one spoke – closed 1:53 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of March 4, 2020.
Vice-Chairman Senft recused himself due to absence. Commissioner Auer moved to approve
the consent calendar. Commissioner Mote seconded the motion. The Commission approved the
consent calendar by the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Auer, Breunig, Holoubek, Mote
None
Senft
None

2. PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2020-008
Location:
APNS:
Applicant:

Planner: Andrew Mellon

878 Talmadge Road
0307-172-45
Brent Nelson

Consideration of a Plot Plan Review application to alter a residence that is nonconforming with
respect to building setback requirements with the construction of a 963 square foot addition, 456
square foot deck and a 375 square foot garage.
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Mr. Mellon gave the report and presentation.
Vice-Chairman Senft voiced concern about water shed and noted that the plans have answered
his concern and he feels that this plan will create a more livable home.
Public Hearing opened at 2:04 p.m.
Brent Nelson, applicant, spoke in favor of the proposal.
Commissioner Mote thanked the applicant for their patience and for keeping the large tree on the
property. She suggested that the applicant work with the neighbor across the street to complete
the paved roadway. Mr. Nelson agreed and said he has also spoken to Mr. Meeks about the large
development that is planned on the street.
Public Hearing closed at 2:06 p.m.
Vice-Chairman Senft moved to adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA) and approving Plot Plan Review
2020-008 based on the findings and subject to the conditions of approval contained in attached
Resolution. Commissioner Auer seconded the motion. The motion carried with the following
vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
2.2

Auer, Breunig, Holoubek, Senft, Mote
None
None
None

Major Special Event 2020-030
Location:
APN:
Applicant:
Representative:

Planner: Andrew Mellon

40870 Big Bear Boulevard (Veteran’s Park)
0308-151-55 & 0309-011-29
Rotary Club of Big Bear Lake
Jim Miller

Consideration of an application for the “Rotary Club 4th of July Picnic” to be held on Saturday,
July 4, 2020, or on a date in conjunction with the fireworks show.
Mr. Mellon gave the report and the presentation.
Commissioner Auer commented that the “paid” area should accommodate social distancing but
what about the “free” area – how will it be monitored? Mr. Mellon suggested speaking to the
applicant. Chairman Breunig said he doesn’t believe that the Rotary Club will be responsible for
policing this issue.
Vice-Chairman Senft asked if the placement/spacing of chairs would be monitored. Mr. Mellon
stated that he believes that the Rotary Club will only have control over the paid area. ViceChairman Senft questioned whether there will be signage indicating the current health safety
requirements and whether seating on the sidewalk will be restricted. Mr. Mellon responded that
there is a condition requiring that all restrictions that are in place at the time of the event be met.
He also noted that the sidewalk area belongs to Cal-Trans.
Vice-Chairman Senft inquired about lighting for the tear down at the end of the evening. Mr.
Mellon said that there is minimal work that night and most of the work will be done on Sunday
afternoon.
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Commissioner Holoubek voiced concern about people who refuse to wear face coverings. Mr.
Mellon noted that there will be security provided on site for the event. Chairman Breunig
reminded the Commission that there is a condition that requires that all restrictions that are in
place at the time of the event be met. Mr. Mellon said that signage can be required if the
Commission wishes.
Commissioner Mote thanked staff for the presentation and asked where the kid’s zone is to be
located. Mr. Mellon explained that the kid’s zone area had to be removed to allow the general
public space. Commissioner Mote noted that the insurance certificate provided with the
application expires July 1, 2020. She also asked whether the restrooms will receive additional
attention and suggested cordoning off the entire park. Mr. Mellon said the Public Works
Department is aware of the need of extra attention on the restrooms, and explained that the park
cannot be cordoned off due to the requirement for events to provide a free area for the general
public to attend.
Public Hearing opened at 2:30 p.m.
Jim Miller, applicant, spoke in favor of the proposal. He noted that the event was previously held
at the Marina Resort, but they needed to find a new venue this year. As background, Mr. Miller
explained that approximately 1,000 man hours goes into putting on this event. As part of the task
force, he said that there will be fencing and professional security to check people into the area.
Mr. Miller also stated that, since the sidewalks are busy, people don’t usually set up there until
just before the fireworks show starts.
Vice-Chairman Senft commented that one benefit of moving the venue is that there is a traffic
light available at Knickerbocker for people to cross the Boulevard. He also said that he believes
that the applicant has streamlined the event to work in a smaller area, but asked about a
contingency plan if the date doesn’t work. Mr. Miller said that they would need a 45 day lead
for a change in date to be able to make it work.
Commissioner Mote noted appreciation of all of the hard work that goes into planning this event.
She suggested having a crossing guard at the light to help people cross the Boulevard, and also
suggested using the Trolley, if possible.
Commissioner Auer asked if the permits rolled over easily if the date is changed. Mr. Miller said
that only the Alcohol Beverage Control license would be difficult. Commissioner Auer
questioned whether the request would have to come back to the Planning Commission if the date
is changed and asked how many people are expected for the picnic event. Chairman Breunig
said that there will be a discussion at the end of the meeting about date changes, but, he feels it
wouldn’t have to come back. Mr. Miller stated that they usually serve approximately 1,000
people but have had as many as about 1,200.
Ms. Etter asked Mr. Mellon to clarify the conditions of approval. Mr. Mellon noted a condition
to call out “or other date to coincide with the fireworks show”, up to October 31, 2020, as
determined by the City Council. Chairman Breunig stated that he is not comfortable with
approving an event for a certain date and then changing the date without public input.
Commissioner Auer suggested having a sunset of October 31st in the motion language. Mr.
Leishman, City Attorney, commented that the pandemic circumstances have moved us into
uncharted territory, but believes that a list of dates could be used. Mr. Mellon said that staff could
re-notice the event with agreed upon date, and he could add that verbiage to Condition #16, noting
that staff could review any concerns.
Mr. Mellon also asked about adding Condition #22, which would address the requirement for a
crossing guard. Mr. Miller voiced concern about regulations for a crossing guard. Commissioner
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Mote explained that she didn’t intend that pedestrians would cross against the light, she was only
suggesting that someone be there at the light to move people into the crosswalk.
Rick Bates, Events Resource Officer, asked if the Community Church parking was being
included in any of the plan, maybe for seating for viewing. He was also concerned, if restrictions
of number of people were to be required, that the event might no longer be viable for the Rotary
Club to put on. Mr. Mellon explained that a portion of the park must be available for free in order
to meet the requirements for use of public space for an event. He also noted that the Church is
putting on their own event at the same time and did not want to partner with the Rotary Club this
year. Mr. Miller stated that it would require an ordinance change to allow them to use the full
park area and there is not enough time, noting that the park will accommodate 15,000-16,000 sq.
ft. for viewing.
Commissioner Mote stated that the Chamber of Commerce did set up a “Go Fund Me” account
to help with the cost of the fireworks show.
Public Hearing closed at 3:10 p.m.
Commissioner Mote moved to adopt the attached resolution finding the project exempt from the
California Environmental Quality Act (CEQA) and approving Major Special Event application
2020-030, to hold the Rotary Club 4th of July Picnic on Saturday, July 4, 2020, or on a date in
conjunction with the fireworks show, including authorizing the use and closure of the Veteran’s
Park and attached parking lot based on the findings and subject to the conditions of approval
contained in the resolution, with the additional condition that a re-noticing of the event on a
different date to the surrounding property owners will be made with a sunset date of October 31,
2020. Commissioner Holoubek seconded the motion. The motion carried with the following
vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Auer, Breunig, Holoubek, Senft, Mote
None
None
None
BREAK – 3:12 p.m. – 3:21 p.m.

Meeting reconvened at 3:21 p.m.
2.3

Variance 2020-027
Minor Modification 2020-037
Location:
APN:
Applicant:
Representative:

Planner: Janice Etter

266 Bluebird Court
0309-322-34
Wade & Claudine Roberts
William Yeager

Consideration of a Variance to encroach 10 feet into the required 30 foot front-yard setback for
the construction of a 141 square foot covered entry on an existing legal nonconforming residence.
Ms. Etter gave the report and presentation.
Commissioner Mote asked if the other houses could be granted variances at the same time. Ms.
Etter explained that the City does not provide for blanket variances.
Commissioner Auer commented that the plan provides an excellent provision to alleviate the
snow shedding issues and aesthetics of the property.
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Vice-Chairman Senft questioned whether gutters were going to be provided. Ms. Etter suggested
asking the applicant.
Commissioner Holoubek asked if there were any concerns from the neighbors regarding these
changes. Ms. Etter noted none had been received.
Chairman Breunig stated that generally the Commission only sees variances requests when there
is a legitimate issue and thanked staff.
Public Hearing opened at 3:30 p.m.
Bill Yeager, architect, spoke in favor of the project. He said that rain gutters could be added.
Vice-Chairman Senft said that he appreciates the design and noted that he has a similar style
home, so he has a concern about melting snow or rain running off the roof. Commissioner Mote
agreed and asked about missing shingles on the garage roof. Mr. Yeager explained that the garage
repairs are a separate permit from the modification of the house.
Claudine Roberts, property owner, noted that they want a nice looking house and are looking
forward to becoming part of the community.
Public Hearing closed at 3:35 p.m.
Commissioner Auer moved to adopt the attached Resolution finding the project categorically
exempt from the California Environmental Quality Act (CEQA) and approving the Variance
application 2020-027 and Minor Modification 2020-037 based on the findings and subject to the
conditions of approval contained in the Resolution. Vice-Chairman Senft seconded the motion.
The motion carried with the following vote:

2.4

AYES:
NOES:
ABSENT:
ABSTAIN:

Auer, Breunig, Holoubek, Senft, Mote
None
None
None

Variance

2020-025

Location:
APNS:
Applicant:
Representatives:

42171 Big Bear Boulevard (Stater Bros. Center)
0311-421-04, 05, 06, 07, 08 & 09
Architectural Design & Signs, Inc.
Robin Bell

Planner: Andrew Mellon

A Variance request to have Stater Bros. markets name duplicated on two new monument signs
within the existing shopping center which contains six lots and encompasses 7.5 acres all of
which are zoned Commercial General (C-2).
Mr. Mellon gave the report and presentation.
Commissioner Mote thanked staff for the presentation and asked why the application was denied
in November. Mr. Mellon explained that the applicant had requested duplication on the two
proposed monument signs and the Code prohibits that. Commissioner Auer clarified that the two
monument signs had been approved. Mr. Mellon indicated that was correct. Chairman Breunig
said that he remembers the hard work that went into the sign ordinance and supports staff.
Public Hearing opened at 3:57 p.m.
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Robin Bell, applicant, said he has worked with many cities on sign issues and agrees it is an
arduous task to create an ordinance for signage, however, believes that the environment for
signage has changed in the years since this ordinance was adopted. He also feels that the
information about duplication of the sign face is confusing. Stater Bros. is willing to use the
monument signs only and not the pylon sign.
Commissioner Holoubek asked who could place their names on the monument sign. Mr. Bell
stated that the original proposal was for Stater Bros. and then there would be two available panels
below or on the opposite side of each sign face. Commissioner Holoubek inquired what the
incentive would be for the other businesses in the center to have their name on the other side of
the monument sign. Mr. Bell said that Stater Bros. has offered the other tenants to use the pylon
sign. Commissioner Auer clarified that Stater Bros. would not use the pylon sign. Mr. Bell
agreed.
Public Hearing closed at 4:14 p.m.
Mr. Mellon explained that the Code allows duplicate advertising on the pylon sign and one
monument sign, but not both monument signs. Commissioner Auer said that clarified the
question she had. Vice-Chairman Senft agreed and said he believes the existing sign is very
visible and feels that the pylon sign and one monument sign at the driveway by the traffic light
would create sufficient visibility.
Commissioner Mote stated that she appreciates the aesthetics of the remodeled store and believes
that the improved exterior provides for visible signage along with the pylon sign. She would
prefer to see additional advertising space used for additional tenants of the center.
Commissioner Auer asked if Stater Bros. would be willing to build a second monument sign for
use by the other center tenants. Mr. Bell said that he couldn’t see, from a fiscal standpoint, why
they would want to pay for the monument sign.
Chairman Breunig wanted to get clarification on whether the Commission could approve a single
monument sign and the pylon sign. Ms. Etter explained that the Code already allows for that
through a ministerial approval process.
Commissioner Mote asked if monument signs are allowed to be double sided. Ms. Etter said yes,
they are.
Vice-Chairman Senft moved adopt the attached Resolution denying Variance 2020-025, based
on the findings contained in the resolution. Commissioner Mote seconded the motion. The
motion carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Auer, Breunig, Holoubek, Senft, Mote
None
None
None

3. DISCUSSION/ACTION ITEM
3.1

Discussion about the re-scheduled dates of Major Special Events due to COVID-19 restrictions
Ms. Etter gave the report and presentation.
Rick Bates stated that he has been working with many events to try to maneuver around this
crisis. Most events have cancelled for this year, but a few are looking at changing dates to a time
when there would be multiple events.
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Susie Schmelzer, event promotor, said that she has modified the Independence Day Run for July
4th, to meet guidelines. The Kodiak Race was going to partner with the Spartan event and have
a larger event, but at the point, it probably will not happen this year.
Vice-Chairman Senft asked if the authority to approve at staff level would have permitted the 4th
of July picnic to change dates. Ms. Etter explained that is the reason she brought this to the
Commission, and noted she will work with Rick Bates to avoid overlapping/overcrowding of
events. Vice-Chairman Senft clarified that change of venue would still have to come back to the
Planning Commission. Ms. Etter agreed that there was no authority given for change in venue
or expansion. Chairman Breunig repeated that he is willing to give staff the authority to review
date changes but feels that there should be a re-notification for the public to make comment. Ms.
Etter indicated that she understands the request.
Ms. Etter asked for direction for those returning events that have been held for at least two
consecutive years that had to cancel this year. She proposed that they would not have to return
to the Commission next year as if they were new. Chairman Breunig and Vice-Chairman Senft
both agreed.
Commissioner Mote voiced concern about overbooking events on certain dates. Commissioner
Holoubek suggested coming to the Planning Commission with a discussion item for those dates
when multiple events are proposed. Commissioner Auer stated that she supports staff to make
those decisions. Ms. Etter clarified that the authority is only for change in dates. Commissioner
Mote said she doesn’t feel it necessary to bring it back to the Commission, but wondered how
staff would decide on priority. Ms. Etter indicated that staff would look at those reoccurring
events that had been successful in their economic production for the City.
Commissioner Holoubek moved to allow staff to review and approve date changes for events
with the stipulation that the surrounding property owners be notified of the new date in order to
make comments prior to the event. Additionally, reoccurring 3rd + year events that had to cancel
this year will not have to come back before the Planning Commission next year. Commissioner
Auer seconded the motion. The motion carried with the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Auer, Breunig, Holoubek, Senft, Mote
None
None
None

4. PLANNING DIRECTOR’S REPORT – Ms. Etter reminded Commissioner Auer and Vice-Chairman
Senft about the Ethics Training webinar tomorrow (5/21/20). She also noted that the upcoming June
3, 2020, Planning Commission meeting will be a Zoom meeting, but is hoping that the June 17, 2020,
meeting will be in-person.
5. SUMMARY COMMENTS – Commissioner Holoubek thanked staff for the meeting.
Commissioner Mote also thanked staff and inquired about the installation of the wayfinding signs. Ms.
Etter said she would be able to come back to the next meeting with an update.
Commissioner Mote asked about the posting for the job of Planning Division Director. Ms. Etter noted
it is in the Fiscal Year 2020-21 budget.
Commissioner Mote asked about the status of the Census data submittal. Ms. Etter said that we are
currently at 4.3% response rate, and that she could report back with an update at the June 3, 2020,
Planning Commission meeting. Ms. Etter also noted that we need to continue to get the word out since
the deadline to respond has now been extended to October. Commissioner Holoubek suggested using
N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2020\MIN 5-20-20.docx

PLANNING COMMISSION MINUTES

May 20, 2020

PAGE 9

a large event, like the 4th of July, to have someone actually try to get people to fill out the survey on
paper. Ms. Etter felt that the 4th of July may be too soon, but said she would talk to our Census
representative and see how they felt about it and whether paper forms are available at this time.
6. ADJOURNMENT - At the hour of 5:04 p.m., Chairman Breunig adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF JUNE 3, 2020.

Becky Romine, Commission Secretary

N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2020\MIN 5-20-20.docx

Item 2.1

PLANNING COMMISSION MEETING OF JUNE 03, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2020-039

Proposal:

Consideration of a Plot Plan Review application for the new construction of a 6,840
square foot retail building for AutoZone including parking lot improvements and
landscaping.

Location:

42040 Big Bear Boulevard, Assessor’s Parcel Number 2328-121-07

Applicant:

Robert Vermeltfoort, Vermeltfoort Architects Inc.

Recommendations: Staff recommends that the Planning Commission adopt the attached Resolution
finding the project categorically exempt from the California Environmental Quality
Act (CEQA) and approving Plot Plan Review 2020-039 based on the findings and
subject to the conditions of approval contained in attached Resolution.

Submitted by,

Prepared by,

JANICE ETTER, AICP
Sr. Principal Planner

NATHAN CASTILLO
Associate Planner

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

Staff Report
Plot Plan Review 2020-039
June 3, 2020
Page 2

PROJECT DESCRIPTION
The applicant has submitted a Plot Plan Review application requesting approval for the new construction
of a 6,840 square foot retail building for AutoZone, including parking lot improvements and landscaping.
The project is located at 42040 Big Bear Boulevard within the C-2 Commercial General zoning designation.
This zone is established for the development of
General Plan Commercial General (CG)
businesses that provide a wide variety of goods
Designation
and services serving both a local and regional
Commercial General (C-2)
Zoning
market area. This zone is appropriate for
North – Industrial (C-5)
shopping centers as well as freestanding
South – Commercial General (C-2)
Adjacent
businesses, such as the proposed AutoZone.
Land Uses
West – Commercial General (C-2)
East – Commercial General (C-2)
Planning Commission Approval Required
Pursuant to the City’s Development Code Section 17.03.160 (Plot Plan Review), any new construction of
a commercial use that is listed as permitted with plot plan review in the applicable zone district shall be
reviewed by the Planning Commission. This process is intended to promote orderly and attractive
development, recognize environmental limitations on development, stabilize land values and investments,
and promote the general welfare by preventing the establishment of uses or erection of structures having
qualities which would not meet the specific intent clauses or performance standards of the General Plan or
of the Development Code.
BACKGROUND
This property was once a combined parcel with Robertson’s Ready Mix. In 2004, Robertson’s was
permitted Conditional Use Permit 2004-324 (adopted by PC Resolution 2005-22) to construct and replace
existing office and maintenance building that were located on what is currently 42040 Big Bear Boulevard.
Robertson’s Ready Mix then was approved Minor Subdivision 2006-139 (Tentative Parcel Map 18291),
General Plan Amendment 2006-169 and Zone Change 2006-170 to subdivide a 3.22 acre lot into one 1.78
acre lot (Parcel 1) and one 1.44 acre lot (Parcel 2) and amend the General Plan Land Use Map from
Industrial (I) to Commercial General (CG) and the official Zoning Map from Commercial Industrial (C-5)
to Commercial General (C-2) for the approximate 32,000 square-foot portion of Parcel 2, now known as
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42040 Big Bear Blvd. An Initial Study was performed and had determined the project would not have had
a significant effect on the environment and a Negative Declaration was completed.
In 2008, the old office and maintenance buildings, located on what is now 42040 Big Bear Boulevard, were
demolished through Building Permit #080131 and the property remained vacant for several years.
In 2016 and 2017, Bear Valley Paving used the vacant lot for construction staging purposes for local utility
construction projects through Temporary Use Permits 2016-082 & 2017-102.
ANALYSIS
Development Code Consistency
The proposed retail use is listed as
permitted with a Plot Plan Review
within Development Code Table
17.35.030.A. and is subject to the
Development Code Section 17.03.160
in regards to land use. This proposal is
also subject to development standards
contained within Development Code
Table 17.35.050.A. and complies with
the standards shown within the table on
this page.
Trees, Parking and Access
A Landscaping Plan has been provided
encompassing 30.19% percent of the
total lot area and is conditioned to be
prepared in accordance with the
California Model Water Efficient
Landscaping Ordinance (MWELO).
Final landscaping plans will be
submitted to the Department of Water
for review.
The required number of parking spaces
for a 6,800 square foot retail building is
calculated at a ratio of one parking
space for every 250 square feet of
general floor area. This size of building
requires a total amount of 28 parking
spaces and 39 parking spaces has been
provided. These parking spaces include

17.35.050.A. General Development Standards in Commercial
Zones
Required
Proposed
Setbacks
Front-yard (applies to all
structures, building, and
parking except for sidewalks
and walkways)

15'

19'11" (parking)
109' (building)

Interior side-yard (Adjacent
to non-residentially used or
designated property)

None, except
as needed for
snow shedding

45' (west side)
127'2" (east
side)

Rear-yard (applies to all
structures, building, and
parking except for sidewalks
and walkways)

None, except
as needed for
snow shedding

10' (building)

Other
Floor area ratio
0.5 max
0.1076
Landscaped or natural open
30.19%
20% min
space
(19,202.53sf)
Building Height
40'
28'8"
17.35.070 Parking Requirements
Required
Proposed
Parking Spaces (calculated
at a ratio of 1:250 general
28 required
39 provided
floor area)
30.19%
Snow storage
5% min
(landscape)
3.5% (swale)
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2 accessible parking space, a loading zone, and sufficient snow storage. Snow storage is provided within
designated areas within landscaping and permeable surfaces adjacent to the parking lot area.
Two access points are proposed on this project. The applicant intends to use the existing entrance located
on the northernmost portion of the lot, gaining access from Big Bear Boulevard. A secondary entrance/exit
is proposed on Garstin Drive. This location has existing improvements that are proposed to be removed and
reconfigured to accommodate access to the proposed AutoZone and the existing Robertson’s Ready Mix.
Architectural Style and Colors

The architectural style and color scheme of the proposed building is typical of a commercial building with
Mountain Theme architectural features. The primary building façade provides a combination and variation
of flat and sloped roof lines. The building materials are comprised of a standing metal seam roof, metal
horizontal siding, “El Dorado” stone siding, and cement plaster siding. Community Design Element CD3
encourages the use of architectural treatments which contribute to Big Bear Lake’s community character as
a mountain resort, such as towers, roof projections, ornamental metal structures, or other similar features.
The use of stone building materials is encouraged by the Community Design Element and is provided on
the building elevations. The provided colors scheme is also in compliance with the Community Design
Element. The proposed colors include a dark green horizontal siding, textured earth tone colors, painted
metals, and a stone base.
The proposed architectural style, materials and colors comply with the mountain environment as required
by the General Plan Community Design Element and Chapter 17.35 of the Development Code.
General Plan
Approval Process
Development Code Section 17.03.160 authorizes the Planning Commission to approve Plot Plan Review
applications based on 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,
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2. The proposed use and design of the project are consistent with the purpose, intent and standards of
the Development Code, California Building 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 areas, fire and building code considerations, and other
features pertaining to the application except as otherwise approved;
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.
General Plan Consistency
The proposal is consistent with the General Plan Policy L4.2, which addresses the insurance of an attractive
environment for business, lodging, entertainment, shopping, working, and the creation of long-term value
for the community. The primary use of the property is commercial retail, which is included in the
Commercial General (CG) designation. The Community Design Element articulates a variety of goals,
policies and programs related to the quality of the built environment. The proposed project is consistent
with several policies including the following: The new commercial development appropriately relates to
the surrounding built environment (CD 1.1); The use of architectural treatments contribute to Big Bear
Lake’s community character as a mountain resort (CD 3); The development considers weather and climate
in the design of the building and incorporates design features for effective snow management (CD 4); and
the proposed landscaping plan reinforces community identity, creates a pleasant environment, enhances the
overall appearance, and while employing water conservation techniques, it complements the natural
vegetation of Big Bear Lake (CD 5).
The proposed use and design are consistent with the purpose, intent, and standards of the Development
Code. The new construction of a retail commercial building is permitted under Development Code Section
17.35 with the approval of a Plot Plan Review application. The new construction is consistent with all
development standards.
The site for the proposed project is adequate in size and shape to accommodate the new construction in
addition to all yards, open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, and other features pertaining to the application. The development is consistent with the
standards contained in Development Code Section 17.35 (Commercial Zones) as it complies with
development standards for building height, floor area ratio, roof pitch, building materials, and building
setbacks.
The proposed use will not have a substantial adverse effect on abutting property or the permitted use thereof,
and will not generate excessive noise, vibration, traffic, or other disturbances, nuisances, or hazard. The
new development is surrounded by similar commercial uses and more intense industrial uses that would not
be adversely effected by this new development.
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The site for the proposed project has adequate access from Big Bear Boulevard through the use of an
existing driveway approach. An additional access point is proposed to access Garstin Road. This additional
access point will assist motorist traveling to Big Bear Boulevard with the use of the traffic light at Garstin
Road and Big Bear Boulevard. The additional driveway approach is conditioned to comply with City
standards and to be installed to the satisfaction of the City Engineer.
ENVIRONMENTAL REVIEW
The project has been evaluated for compliance with the California Environmental Quality Act (CEQA).
The project qualifies under Section 15303, Class 3 of the Categorical Exemptions. This class of exemptions
allows the new construction of commercial retail not exceeding 10,000 square feet in floor area on sites
zoned for such use if not involving the use of significant amounts of hazardous substances where all
necessary public services and facilities are available and the surrounding area is not environmentally
sensitive. A Notice of Exemption has been prepared for the Planning Commission’s consideration and is
attached as Attachment B.
PUBLIC CORRESPONDENCE
Public notice regarding this application was published in The Grizzly on May 20, 2020. In addition, the
notice was mailed to 16 property owners within a 300-foot radius and posted in 2 public places a minimum
of 10 days prior the hearing date. The notice was also placed on the City’s website,
www.citybigbearlake.com. This notification was made in order to give the neighborhood and general public
an opportunity to comment on the continuation of this nonconforming structure and the proposal to add
additional square footage to the existing residence. As of the writing of this report, no public
correspondence has been received.
CONCLUSION AND RECOMMENDATION
The proposed single-occupancy retail development is consistent with the General Plan goals, policies, and
objectives as well as being consistent with zoning and development standards. Therefore, staff recommends
that the Planning Commission hold a public hearing and adopt the attached draft resolution finding the
project Categorically Exempt from the California Environmental Quality Act and approving Plot Plan
Review application 2020-039, based on the findings and subject to the recommended conditions of
approval.
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MOTION
The following motion is recommended:
“I move to approve Resolution No. 2020-XX, finding that the project is exempt from the California
Environmental Quality Act, and approving Plot Plan Review 2020-039 based on the findings and subject
to the conditions of approval.”

Attachments: A. Draft Planning Commission Resolution No. PC 2020-xx
B. Notice of Exemption
C. Site plan, building elevations

N:\2-Group\Planning\CURRENT\PPR\2020\2020-039 ~ 42040 Big Bear Blvd ~ Autozone\Staff Report~42040 Big Bear Blvd~Autozone.docx
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ATTACHMENT A
RESOLUTION NO. PC2020-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 2020-039 FOR THE NEW CONSTRUCTION
OF A 6,840 SQUARE FOOT RETAIL BUILDING FOR AUTOZONE INCLUDING
PARKING LOT IMPROVEMENTS AND LANDSCAPING ON THE PROPERTY
ZONED COMMERCIAL GENERAL (C-2) LOCATED AT 42040 BIG BEAR
BOULEVARD (ASSESSORS PARCEL NUMBER 2328-121-07)
A.

RECITALS
(i)

Robert Vermeltfoort, applicant, has filed an application requesting the approval of Plot Plan
Review 2020-039 as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to a 1.46 acre (63,597 square foot) property identified as 42040 Big
Bear Boulevard, referred to on the County Assessor’s parcel rolls as 2328-121-07, legally
described in Exhibit 1 attached hereto, and shown on the map attached hereto as Exhibit B.

(iii)

The Application, as contemplated, proposes the new construction of a 6,840 square foot
retail building for AutoZone including parking lot improvements and landscaping on a
vacant lot.

(iv)

The subject property is zoned Commercial General (C-2) and designated as Commercial
General (CG) on the General Plan Land Use Map. Surrounding properties are zoned
Commercial General (C-2) and Commercial Industrial (C-5) and are designated Commercial
General (CG) and Industrial (I) on the General Plan Land Use Map.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15303, Class 3, of the CEQA
Guidelines pertaining to the new construction of commercial retail structures of up to 10,000
square feet. A Notice of Exemption has been prepared.

(vi)

On June 3, 2020, the City of Big Bear Lake Planning Commission conducted a duly noticed
public hearing on the Application in Hofert Hall, of the Civic and Performing Arts Center
located at 39707 Big Bear Boulevard, Big Bear Lake, CA 92315 and concluded the hearing
on that date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA pursuant to
Section 15303, 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 application for Plot Plan Review 2020-039.
a. The proposal is consistent with the General Plan Policy L4.2, which addresses the insurance of
an attractive environment for business, lodging, entertainment, shopping, working, and the
creation of long-term value for the community. The primary use of the property is commercial
retail, which is included in the Commercial General (CG) designation. The Community Design
Element articulates a variety of goals, policies and programs related to the quality of the built
environment. The proposed project is consistent with several policies including the following:
The new commercial development appropriately relates to the surrounding built environment
(CD 1.1); The use of architectural treatments contribute to Big Bear Lake’s community character
as a mountain resort (CD 3); The development considers weather and climate in the design of
the building and incorporates design features for effective snow management (CD 4); and the
proposed landscaping plan reinforces community identity, creates a pleasant environment,
enhances the overall appearance, and while employing water conservation techniques, it
complements the natural vegetation of Big Bear Lake (CD 5).
b. The proposed use and design are consistent with the purpose, intent, and standards of the
Development Code. The new construction of a retail commercial building is permitted under
Development Code Section 17.35 with the approval of a Plot Plan Review application. The new
construction is consistent with all development standards.
c. The site for the proposed project is adequate in size and shape to accommodate the new
construction in addition to all yards, open spaces, setbacks, walls and fences, parking areas, fire
and building code considerations, and other features pertaining to the application. The
development is consistent with the standards contained in Development Code Section 17.35
(Commercial Zones) as it complies with development standards for building height, floor area
ratio, roof pitch, building materials, and building setbacks.
d. The proposed use will not have a substantial adverse effect on abutting property or the permitted
use thereof, and will not generate excessive noise, vibration, traffic, or other disturbances,
nuisances, or hazard. The new development is surrounded by similar commercial uses and more
intense industrial uses that would not be adversely effected by this new development.
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e. The site for the proposed project has adequate access from Big Bear Boulevard through the use
of an existing driveway approach. An additional access point is proposed to access Garstin Road.
This additional access point will assist motorist traveling to Big Bear Boulevard with the use of
the traffic light at Garstin Road and Big Bear Boulevard. The additional driveway approach is
conditioned to comply with City standards and to be installed to the satisfaction of the City
Engineer.
4.

Based on the findings set forth in paragraphs 1, 2, and 3 above, the Planning Commission hereby
approves Plot Plan Review 2020-039 subject to the conditions of approval as set forth in Exhibit 3
of this resolution.

5.

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

PASSED, APPROVED AND ADOPTED this 3rd day of June, 2020.
AYES:
NOES:
ABSENT:
ABSTAIN:
Date
ATTEST:

Becky Romine
Planning Commission Secretary

Tim Breunig, Chairman
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STATE OF CALIFORNIA
)
COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE
)

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby certify that
the whole number of the Planning Commission of the said City is five; that the foregoing Resolution, being
Resolution No. ________ 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 3rd day, June, 2020,
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 June 2020.

Becky Romine
Planning Commission Secretary
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Resolution Exhibit A
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2020-039
42040 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBER 2328-121-07
PARCEL MAP 18291 PARCEL 2 BOOK 228 PAGE 48
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Resolution Exhibit B
VICINITY MAP
PLOT PLAN REVIEW 2020-039
42040 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBER 2328-121-07

42040 Big Bear Blvd.

300’
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Resolution Exhibit C

PLOT PLAN REVIEW 2020-039
42040 BIG BEAR BOULEVARD
ASSESSOR’S PARCEL NUMBER 2328-121-07
APPROVAL DATE: JUNE 3, 2020
EFFECTIVE DATE: JUNE 15, 2020
EXPIRATION DATE: JUNE 15, 2022

These conditions of approval apply to Plot Plan Review 2020-039, for the new construction of a 6,840
square foot retail building for AutoZone including parking lot improvements and landscaping on the
property zoned commercial general (C-2) located at 42040 big bear boulevard (Assessor’s Parcel Number
2328-121-07). For the purpose of these conditions, the term “applicant” shall also mean the developer, the
owner or any successor(s) in interest to the terms of this approval.
General conditions:
1. Approval is granted for Plot Plan Review application 2020-039, for the new construction of a 6,840
square foot retail building for AutoZone including parking lot improvements and landscaping on a
1.46 acre (63,597 square feet) property zoned Commercial General (C-2) located at 42040 Big Bear
Boulevard (Assessor’s Parcel Number 2328-121-07). This approval is granted based on the
application materials dated April 29, 2020, and the application submittal includes a site plan, floor
plan, and elevations prepared by Vermeltfoort Architects, Incorporated. These plans and the
proposed use of the site are approved as submitted and conditioned herein, and shall not be further
altered unless reviewed and approved by the affected City departments. If not appealed, this
approval shall become effective on the eleventh (11th) day after the date of the Planning
Commission’s approval; or the next City business day following such eleventh (11th) day when the
eleventh (11th) day is not a City business day. Unless all conditions have been complied with and
the occupancy or use of the project has been inaugurated within twenty-four (24) months after the
effective date, the land use decision shall become null and void. For the purposes of this section,
the term "inaugurated" shall mean that applicable grading and building permits have been issued,
and that substantial work has been performed and substantial liabilities have been incurred in good
faith reliance on such permits. Any application for an extension of time shall be submitted to the
Planning Division, along with the required fee, at least ninety (90) days prior to the expiration date
of this approval.
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.
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3. Approval of this application does not relieve the applicant from complying with other applicable
Federal, State, County or City regulations or requirements.
4. In the event that exhibits and written conditions are inconsistent, the written conditions shall prevail.
5. The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and its officers,
employees, and agents from and against any claim, action, or proceeding against the City of Big
Bear Lake, its officers, employees, or agents to attack, set aside, void, or annul any approval or
condition of approval of the City of Big Bear Lake concerning this project, including but not limited
to any approval or condition of approval of the City Council, Planning Commission, or City Planner.
The City shall promptly notify the applicant of any claim, action, or proceeding concerning the
project and the City shall cooperate fully in the defense of the matter. The City reserves the right,
at its own option, to choose its own attorney to represent the City, its officers, employees, and agents
in the defense of the matter.
6. The applicant shall be responsible for informing all subcontractors, consultants, engineers, or other
business entities providing services related to the project of their responsibilities to comply with all
pertinent requirements in the Big Bear Lake Municipal Code.
7. The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, county and local agencies including, but not limited to,
the following:
City Engineering Division (encroachment, driveway approach)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water (water meter, connection and user fees
City of Big Bear Lake Building Department (development impact fees)
Bear Valley Unified School District (school 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)
9. From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place and provide appropriate dust
control measures, per City standards, to minimize nuisance from dust at all times. (ENG, B&S)
The following conditions shall be completed prior to or in conjunction with issuance of building
permits. 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 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)
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a. 2019 California Building Code and its appendices and standards; including those portions
adopted by the State Fire Marshal.
b. 2019 California Plumbing Code and its appendices and standards.
c. 2019 California Mechanical Code and its appendices and standards.
d. 2019 California Electrical Code;
e. 2019 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 the front page of the construction plans.
b. Elevation drawings shall note proposed materials, colors, height, dimensions, window, roof,
and deck treatments for all sides of proposed addition. Such enhancements shall be an
integral component of the building, rather than applied to the building surface.
c. Location of all building-mounted light fixtures shall be shown on the elevations. A detail of
said fixtures shall be shown on the elevations, and fixtures shall be decorative and
complementary to the building architecture.
d. Lighting and Photometric plan shall be included on a separate site plan. Plans shall depict
the location and intensity of all light fixtures including, but not limited to, parking lot pole
lights, street lights, security lights, and decorative light fixtures.
e. Elevations shall note that all gutters and downspouts shall be concealed unless painted to
match the surface to which it is attached.
f. Elevations shall show that all exposed concrete building foundations and built-up areas are
treated with a decorative masonry product or are painted to match the building.
g. Accessory structures shall be included in the elevations noting proposed materials, colors,
height, and dimensions. All accessory structures shall match the primary structure(s) in
materials and appearance.
12. Unless otherwise deferred until final occupancy by the Department of Water, the applicant shall
connect to the water service, and remit to the Department of Water fees for meter(s) and plumbing
fixture counts. The number of meters, meter size, location, plumbing fixture counts, and fees shall
be determined prior to connection. (DWP)
13. The applicant shall submit four (4) sets of final landscape and irrigation plans to the Building and
Safety Division for review and approval by the Planning Division and Department of Water. These
plans shall include, but not be limited to, the following items: (PLN & DWP)
a. The Landscaping plan shall be prepared in accordance with the California Model Water
Efficient Landscaping Ordinance (MWELO).
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b. Landscaping shall incorporate water conservation techniques, such as xeriscape design and
installation of drought resistant plant material. NOTE: DWP staff can provide assistance
with plant material selection.
c. An irrigation meter and backflow prevention device shall be depicted on the landscape plan.
d. A permanent automatic irrigation system utilizing drip or bubbler irrigation shall be
installed.
e. No Juniper species shall be planted within twenty (20) feet of any building. Fire resistive
ground shrubs should be planted on other areas of the site.
f. All existing and newly planted trees/shrubs shall be maintained in a manner, by pruning,
thinning, and limbing, which will reduce their ignitability and potential for rapid fire buildup.
g. All shrubs shall be a minimum five (5) gallon size. If the plants proposed include the use of
one-gallon plants as a ground cover (i.e. with drip irrigation), such planting shall be
supplemented with additional five-gallon plant material to provide variation in texture and
height.
h. Backflow devices shall be screened with a solid cover or landscaping.
i. Landscape plans shall show installation of bicycle racks, fences, trash receptacles, street
furniture, and screening of utility equipment and trash enclosures
The following conditions and requirements shall be met during construction activities:
14. During construction of the project, any temporary containers or storage of construction materials
shall comply with all rules and regulations adopted by the City of Big Bear Lake, including the
requirement to obtain all necessary encroachment permits from the City Engineering Department if
public right of way is proposed to be used. (B&S, ENG)
15. The applicant shall provide solid waste disposal containers on-site during all phases of construction.
The accumulation of refuse and debris that may constitute an unsightly/unsafe public nuisance to
surrounding properties is not permitted. (B&S, ENG)
16. From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place; and provide appropriate dust
control measures, per City standards, to minimize nuisance from dust at all times. Erosion control
measures shall follow NPDES Best Management Practices. (ENG, B&S)
17. 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)
18. 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)
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19. The applicant shall install a temporary visually-obscuring screen fencing during construction until
such fencing is no longer practical, as determined by the Building Official. If the fencing needs to
be installed within the public right-of-way, then the applicant shall obtain a City Encroachment
Permit. (ENG, B&S, PLN)
20. An encroachment permit shall be obtained for any and all improvement within the public right-ofway. All such improvements shall be completed to the satisfaction of the City Engineer. (ENG)
The following conditions shall be met prior to granting of a final inspection approval and issuance of
a certificate of occupancy for the building:
21. Property address shall be posted on the building in compliance with the Fire Code requirements
contained in Municipal Code 15.40. (FIRE)
22. 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, and building elevations.
All improvements shown on these plans including screen walls, mechanical screening, parking lot
striping including installation of required handicapped-accessible striping and signs. 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)
23. All landscaping shall be installed as shown on the approved landscaping plan. Should winter
weather preclude the installation of landscaping, a bond, cash deposit, or other surety in a form and
substance approved by the City Attorney, shall be submitted to the City in lieu of installation of the
landscaping materials, as determined by the City Planner. Installation shall not be delayed for more
than six (6) months due to winter weather. The amount of the bond, cash deposit, or other surety
shall be equal to the cost of purchase and installation of the landscape materials. The term of the
bond, cash deposit, or other surety shall be no more than six (6) months from its posting. An
extension of the time limit may be obtained with the mutual consent of the applicant and the City.
(PLN)
24. The applicant shall contact the Planning Department a minimum of one (1) week prior to final
inspection by the Building and Safety Division to make arrangements for a final walk-through
inspection by the Planning Department. (PLN)
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The following are on-going conditions of operation:
25. Prior to initiation of business activities and opening of each business to the general public, each
tenant shall obtain a Business License from the Finance Division, which shall be maintained as long
as the business is in operation. (FIN)
26. The operator of the site shall contract with the City’s trash hauler for commercial service and shall
contract for a sufficient level of service so as to avoid accumulation of trash and debris on the site.
(PLN)
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. The maintenance thereof may include, but shall not be limited to the repaving, sealing,
and striping of a parking area and the repair, restoration and/or replacement of any parking area
design features when deemed necessary by the City to insure the health, safety, and welfare of the
general public. (PLN)
28. All landscaping on-site, including in the public right-of-way, shall be maintained by the applicant
in good condition at all times. (ENG)
29. A snow management plan shall be required if snow cannot be properly managed onsite. Excess
snow may be relocated to an off-site facility with a permitted snow management plan through the
Planning Department. In no event shall snow storage be permitted within the public right-of-way or
on City sidewalks, planters, or streets. (PLN)
30. In the event that a future land use intensifies the originally approved use or requires additional
parking, the applicant must obtain the necessary land use approval(s) for the new use. The new land
use application will demonstrate that sufficient parking is being provided for all land uses within
the building or on the property. (PLN)
End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
CODE – Code Compliance Department
FIN – Finance Department
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ATTACHMENT B
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Plot Plan Review 2020-039
Project Location - Specific: 42040 Big Bear Boulevard, APN 2328-121-07, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
For the new construction of a 6,840 square foot retail building for AutoZone including parking lot
improvements and landscaping on the property zoned Commercial General (C-2).
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Robert Vermeltfoort, applicant
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15303, Class 3
Reasons why project is exempt:
This section exempts the new construction of commercial retail structures of up to 10,000 square feet.
Lead Agency or Contact Person:
Nathan Castillo, Associate Planner
Signature:

Area Code/Telephone/Extension
(909) 866-5831 x 128
Date:____________________________
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Attachment C
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Item 2.2

PLANNING COMMISSION MEETING OF JUNE 03, 2020
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2019-079, GENERAL PLAN AMENDMENT
2019-083, AND ZONE CHANGE 2019-084

Proposal:

Consideration of a Conditional Use Permit application for the construction and
operation of a two-story building containing approximately 9,360 square feet for use
as wedding venue and reception hall, conversion of an existing residence into
dressing rooms and restrooms, construction of a 300 square foot storage building and
creation of a parking lot on five parcels totaling 1.94 acres; and,
Consideration of General Plan Amendment and Zone Change applications to change
the land use designation and zoning of one 5,400 square foot vacant lot from Multiple
Family Residential (MFR) to Commercial Visitor (CV) and the zoning of the parcel
from Multiple Family Residential (R-3) to Commercial Visitor (C-3).

Location:

42460 & 42488 Moonridge Road and 592, 604 & 612 Elm Street, Assessor’s Parcel
Numbers 2328-301-23 & 24; 2328-375-03; 2328-381-01 & 02.

Applicants:

Spencer and Laurie Kagan, property owners.

Representatives:

Brad MacArthur, Architect and Kenny Seaman

Recommendations: Staff recommends that the Planning Commission open a public hearing, receive
public testimony and continue the public hearing to June 17, 2020.

Submitted by,

JANICE ETTER, AICP
Sr. 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 applicants have submitted Conditional Use Permit application 2019-079 requesting approval for the
new construction of a two-story, approximately 9,360 square foot building for use as a wedding venue and
reception hall, which they are calling “The Barn @ Big Bear.” The development of the property also
includes the remodeling of an existing residence into dressing rooms and restrooms, construction of a 300
square foot storage building, landscaping improvements including an outdoor wedding garden, and parking
lot improvements.
The project is proposed on five adjoining lots. Four of the lots are zoned Commercial-Visitor (C-3). One
of the lots (592 Elm Street) is zoned Multiple Family Residential (R-3). General Plan Amendment
application 2019-083 and Zone Change application 2019-084 are requested to acquire a CommercialVisitor land use designation and C-3 zoning on the Elm Street property. The C-3 zone allows for the
establishment of visitor services, including lodging, dining, recreation, entertainment, and supportive uses.
This zone is appropriately located along major streets or adjacent to recreation areas with adequate
infrastructure.
The properties are generally located at the northwest corner of Moonridge Road and Elm Street. The
property addresses are 42460-42488 Moonridge Road and 592, 604 & 612 Elm Street, Assessor’s Parcel
Numbers 2328-301-23 & 24; 2328-375-03; 2328-381-01 & 02. The matrix below in Figure 1 identifies
each of the properties and their existing and proposed land use:
Figure 1

Parcels
Address
APN
Lot/TR
Zoning
Existing Land
Use
Proposed
Land Use

1
42460
Moonridge Rd
2328-301-23
M/B
C-3
Vacant (recent
demo)
Wedding &
Reception
Hall, storage
building,
garden &
landscaping

2
42488
Moonridge Rd
2328-301-24
M/B
C-3
SFR

3
592 Elm St

4
604 Elm St

5
612 Elm St

2328-375-03
Lot 2/Tr 3050
R-3
Vacant

2328-381-01
Lot 3/Tr 3050
C-3
Vacant

2328-381-02
Lot 4/Tr 3050
C-3
Vacant

Dressing
rooms &
additional
restrooms,
landscaping,
parking lot

Parking lot

Parking lot

Parking lot

Plans for the project have been submitted and are attached to this report as Attachment C. These plans
show that the main floor of the building will be used as a reception hall with a full commercial kitchen,
freight elevator, and men’s and women’s restrooms. The second floor will be used for mechanical
equipment and storage.
A map showing the existing zoning and general vicinity of the property is shown in Figure 2 on the
following page.
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Figure 2

Planning Commission Approval Required
The proposed land use generally fits into the category of wedding chapel, meeting facility, and similar
assembly uses that are allowed by conditional use permit pursuant to Development Code Section 17.03.170.
An application for conditional use permit is reviewed by the Planning Commission. The purpose of a
conditional use permit is to allow certain uses that contribute to the orderly growth and development of the
City to be properly integrated into the surroundings in which they are to be located. The conditional use
permit process is intended to provide an opportunity for public review and evaluation of site-specific
requirements and characteristics, to provide adequate mitigation of any potentially adverse impacts, and to
ensure that all site development regulations and performance standards are provided in accordance with the
Development Code. In addition, the conditional use permit ensures ongoing compliance with conditions of
operation, which may be applied to the use in order to protect public health, safety and welfare, and to
ensure compliance with the General Plan goals, objectives and policies.
A General Plan Amendment application pursuant to California Government Code sections 65353 & 65354,
and Zone Change application pursuant to Development Code section 17.03.190, have also been submitted.
The Planning Commission must review these applications and provide a written recommendation in the
form of a resolution to the City Council. The City Council is the approving authority on General Plan
Amendments and Zone Changes.
BACKGROUND
The property at 42460 Moonridge received approval under Plot Plan Review 2003-036 (adopted by PC
Resolution 2004-006) to convert an existing residence and office into a vacation rental maintenance service.
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Business licenses were issued for the commencement of business activities on this property. Home Check
Services operated on the site until this use was replaced by another business, Organic Tree Care. In 2018,
this building and associated improvements were demolished.
The property at 42488 Moonridge Road contains a single family residence that was built in 1963. In 1991,
Code Enforcement proceedings occurred to remove heavy equipment and other items associated with the
former Allison Asphalt business from being stored on the properties at 42488 Moonridge Road and 604
Elm Street.
The property at 592 Elm Street was a part of a larger group of properties that were proposed for temporary
ski resort parking under Site Approval 89-159. However, this request was denied. The property was used
as a pedestrian pathway between the Renaissance Faire site and parking on the ski resort auxiliary parking
lot on Rathbun Drive in the summers of 2004, 2005, and 2006.
The current applications were submitted on June 24, 2019. The applications were reviewed at the July 2,
2019, Development Review Committee meeting and determined to be complete.
Figure 3 is a photograph of the project site.
Figure 3.
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An excerpt from the plan set showing the Site Plan is shown below in Figure 4.
Figure 4. – Site Plan

ANALYSIS
Development Code Requirements
The project has been designed to comply with the commercial development standards contained in Chapter
17.35 of the Development Code, as shown in the table labeled Figure 5 on the following page.
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Figure 5

Table 17.35.050.A.
General Development Standards in Commercial Zones
Required
Setbacks
Front and street side
Moonridge Road and Elm Street
Side & adjacent to residential
Rear
Other
Floor Area Ratio
Landscaped/Natural Open Space
Parking Spaces
Snow Storage
Building Height – Primary
Structure
Building Height – Architectural
feature
Building Height – Accessory
Structure

15’
15’ feet when adjacent to
residential
None, except for snow shedding

Proposed

22’ to covered deck, 30’ to
building, 15’ for parking
15’
37’ to building, 20’ for storage bldg.

0.5 (42,202 sf)
20% (16,881 sf)
1:70 sf reception hall, 1:3
employees, 76 spaces
5% of parking area (1,474 sf)
35’ within 100 ft of residential zone

0.17 (14,870 sf)
49% (42,147 sf)
79 spaces, 4 accessible and 1
loading zone
5% (1,502 sf)
35’

25% increase, 8’ 9” ft

25% increase, 8’ 5” increase, 43’ 5”
maximum height
15’

20’

Lot Merger
The five lots that constitute the project site will be required to be merged into one lot. This cannot occur
until the General Plan Amendment and Zone Change are approved and all parcels are zoned C-3. A
requirement to complete a lot merger will be contained in the conditions of approval.
Noise
Noise from amplified music and vehicles that may emanate from the site is a prime concern. Throughout
the review of the project, staff emphasized that the design and the operation of the wedding venue and
reception hall must provide noise attenuating measures.
In response to this, the three main reception hall doors have been designed with vestibule entrances (with a
double set of doors) to contain sound. (Note that two required fire exits cannot be vestibule exits.) Trash
collection and a loading zone are located as far away as possible from residential property. A 6-foot high
masonry sound wall, native trees, and a wide landscaped buffer are proposed along the northerly property
line. In addition, the applicant states that additional measures, including proper placement and orientation
of speakers and monitoring of sound levels will always be employed.
The design of the parking lot is oriented to the corner of Moonridge Road and Elm Street, away from the
residential neighborhood to the north. The parking lot is bordered by a 15-foot wide landscaped buffer.
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Traffic, access, and parking
Moonridge Road and the intersection at Elm Street are proposed to be improved as described in the Rathbun
Corridor Sustainability Plan approved by the City Council by Resolution 2017-04. As shown in Figure 6
that follows, a roundabout is proposed at Elm Street and a new lane pattern is proposed along Moonridge
Road. These streetscape improvements will include traffic calming features to reduce traffic speeds,
roadabouts to facilitate turning movements, and cross walks to improve pedestrian safety.
Figure 6

The city will be installing these street improvements. The project has been designed and is “shovel ready.”
Partial grant funding has been secured and additional grants are being sought. Construction is anticipated
to begin in 2021. These street improvements have been designed to accommodate all Moonridge Road
traffic including traffic generated by the new zoo and the ski resort. It is not anticipated that the incremental
increase in traffic from this reception hall is a significant increase in traffic.
The two driveways along Moonridge Road and the one driveway along Elm Street are approximately in the
same locations as the existing driveways that serve the properties. These are spaced appropriately and do
not conflict with the proposed street improvements or other existing driveways.
The number of parking spaces being provided complies with the requirements in the development code. In
addition, the applicants may implement valet-style parking when necessitated by a larger than normal event.
It is also anticipated that some attendees will be guests of nearby hotels and lodges, including the Apples
Bed & Breakfast Inn, which is owned and operated by the applicants.
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Trees and Landscaping
Approximately 22 native pine trees (over 12-inch diameter) exist on the property. It is the applicant’s intent
to remove only those trees that are located within the building footprint or parking lot, and to leave as many
native trees as possible on the site. It is anticipated that eight (8) trees will be removed to construct the
project.
A landscape plan has been submitted which shows a heavily landscaped wedding garden area with turf and
a water feature to the rear of the reception hall and perimeter landscaping using xeriscape techniques of
bark mulch, lilac and snowball bushes, aspen trees and accent maple trees. The landscape plan must comply
with the requirements of the Department of Water’s Water Conservation Program and the State of
California’s Water Efficient Landscape Ordinance (WELO). The DWP’s regulations limit turf to no more
than 1,000 sf, however, artificial turf may be installed. The WELO contains additional restrictions and
requires an annual audit.
The landscape plan indicates a water well. The applicants are not prohibited from drilling a private
irrigation well after obtaining all necessary permits from the County of San Bernardino Department of
Environmental Health Services.
Rathbun Trail
The northern property line of the project abuts an improved section of the Rathbun Creek trail. This is also
the area where a sound wall is proposed. The applicants have considered the appearance of this sound wall
from the trail. The sound wall will be of a decorative material and it is proposed to be inset 3 feet from the
property line in order to provide an area to plant vines along the wall.
Flood Zone
The northerly portion of the property is located within Flood Zone AE as indicated on two FEMA Flood
Insurance Rate maps, panels 06071C8007H and 06071C8026H. These panels indicate that the northeast
corner of the existing residential structure is located within the flood zone as are the future parking lot
improvements on the property at 592 Elm Street. The flood zone line is depicted on the site plan. The new
structures, specifically the new building and the sound wall, are located outside of the flood zone. Parking
lots are permitted to exist within the flood zone.
Architectural Style and Colors
The submitted elevations show an exceptional building design. This design incorporates several of the
design elements that are encouraged in the General Plan Community Design Element including a visual
focal point at the building entrance, incorporation of a pitched roof and covered porch, varying roof lines
and the use of high quality materials. These materials include real wood siding in both horizontal and
vertical applications, a standing-seam metal roof, heavy wood beams which are featured in the gable end
truss accent, cultured stone wainscoting, and glass railing on the deck surrounding the structure. The
architectural style and colors of the main building are repeated on the proposed storage building. It is
anticipated that the exterior of the existing residence that will be used as dressing rooms and additional
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restrooms will be improved similar to the main reception hall. The proposed architectural style, materials
and colors comply with the mountain environment as required by the General Plan Community Design
Element and Chapter 17.25 of the Development Code. An excerpt from the submitted elevations is shown
below in Figure 7.
Figure 7

General Plan Amendment and Zone Change - SB 18 Tribal Notification
As stated earlier, the property at 592 Elm Street is designated Multiple Family Residential (MFR) in the
General Plan Land Use Element and zoned Multiple Family Residential (R-3). It is on this one, 5,400 sf
parcel that the General Plan Amendment and Zone Change applications are requested.
General Plan Amendment applications are subject to the Tribal Consultation requirements under SB 18,
codified in Government Code section 65352.3. In order to comply with these requirements, a list of tribes
was obtained from the Native American Heritage Commission. A notification of the proposed amendment
was prepared and distributed to four tribes; the Morongo Band of Mission Indians, the San Fernando Band
of Mission Indians, the San Manuel Band of Mission Indians, and the Serrano Nation of Mission Indians,
for a 90-day comment period beginning on August 6, 2019. This comment period concluded on November
4, 2019, and no comments were received in response to the notification.
ENVIRONMENTAL REVIEW
The project has been evaluated for compliance with the California Environmental Quality Act (CEQA).
The General Plan Amendment and Zone Change applications do not qualify for an exemption from CEQA.
Early notification under AB 52, Public Resources Code section 21073 et. seq. was prepared and distributed
to those tribes who have requested this notification under state law. This notification was sent to the
Twenty-Nine Palms Band of Mission Indians, the Cabazon Band of Mission Indians, the San Manuel Band
of Mission Indians, and the Torres Martinez Desert Cahuilla Indians for a 30-day review period beginning
on February 10, 2020, and concluding on March 11, 2020. In response to this notification, one tribe, the
San Manuel Band of Mission Indians requested that the Tribe’s standard inadvertent discovery conditions
be placed on the project.
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At the conclusion of this 30-day notification period, staff prepared an Initial Study supporting a draft
Negative Declaration. A Notice of Intent to adopt a Negative Declaration was prepared and distributed
which announced a 20-day public review period beginning on March 18, 2020, and concluding on April 8,
2020. No public comments were received on the environmental document. On the basis of the Initial Study,
the city concluded that the project will not have a significant effect on the environment, and no
environmental mitigation measures are proposed. The Draft Negative Declaration and the Initial Study are
attached to this report as Attachment A.
The development of the property as a wedding venue and reception hall can be considered to be exempt
from environment review pursuant to Section 15301 (Class 1), Section 15303 (Class 3), and Section 15332
(Class 32) of California Environmental Quality Act (CEQA) Guidelines. Class 1 of the exemptions pertains
to minor alterations to existing structures, in this case the renovation of the existing single family residential
structure on the property at 42488 Moonridge Road into dressing rooms and additional restrooms. Class 3
exemptions pertain to the new construction of a commercial building under 10,000 sf, where the site is
zoned for such use, significant amounts of hazardous substances are not involved, and where all necessary
public services and facilities are available and the surrounding area is not environmentally sensitive. Class
32 of the exemptions pertains to in-fill developments where the project is consistent with the General Plan
and zoning, the site is less than 5 acres in size and is substantially surrounded by urban uses; the site has no
value as habitat for endangered species, the project will not result in any significant effects relating to traffic,
noise, air quality, or water quality, and where the site is adequately served by all utilities and public services.
A substantial portion of the properties constituting the project site were previously developed and used for
commercial and residential purposes. A commercial building was recently demolished and the residential
structure will be renovated as an accessory use to the reception hall. All public utilities and facilities exist
to the project site. The city will be improving Moonridge Road and the Elm Street intersection, and no
traffic impacts will be caused by this project. The building and site have been designed to incorporate noise
attenuating measures, and conditions of approval will be placed on the operations of the venue. Air quality
and water quality will be maintained by compliance with the energy requirements in the uniform building
code and stormwater management practices.
PUBLIC CORRESPONDENCE
A public notice of these applications was published in The Grizzly on May 6, 2020. In addition, the notice
was mailed to 27 property owners within a 300-foot radius and posted in two public places a minimum of
10 days prior the hearing date. The notice was also placed on the City’s website, www.citybigbearlake.com.
This notification was made in order to give the neighborhood and general public an opportunity to comment
on the project.
Unfortunately, an error occurred on the mailed notice, which incorrectly identified the project site.
Therefore, the project will be properly re-noticed with the correct vicinity map. Furthermore, action on the
project cannot be taken today.
In response to the public notification, one letter of opposition has been received from Mr. Andrew Edwards.
Mr. Edwards’ email is attached to this report as Attachment B, and he raises the following concerns:
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(1) The associated increased noise, traffic, and pollution, in addition to the ski area parking nearby,
potentially resulting in “traffic chaos.”
(2) Potential noise impacts of wedding/banquet activities especially if events are held outside of the
building.
(3) Increase in property crime (burglaries, etc.) due to additional people visiting the area.
(4) Visual impact of the development on the local area, and mitigation thereof.
Traffic and noise concerns have already been addressed in this report. With respect to increased crime, we
believe that the project site is self-contained, and there should be no reason for patrons of the business to
leave the property.
With respect to a visual impact of the development, the project is meeting the development code
requirements pertaining to building setbacks and building height. There are no view corridors or visual
easements that must be preserved. The project has been designed to remove only those trees within the
building and parking lot footprint, and to retain as many trees as possible, especially along the perimeter of
the property. Lastly, the building is of an exceptional design and proposes to use high quality materials,
which complies with several of the recommended design elements in the community design element of the
General Plan.
CONCLUSION AND RECOMMENDATION
Because an error occurred in the public noticing of this project, an action cannot be taken at this meeting.
Staff has re-noticed this project so that an action may be taken at the June 17, 2020, meeting. Staff
recommends that the Planning Commission hold a public hearing, receive public testimony, and continue
this hearing to the June 17, 2020, meeting.
MOTION
The following motion is recommended:
“I move to continue this public hearing to the June 17, 2020, Planning Commission meeting.”
Attachments:
A. Draft Negative Declaration and Initial Study
B. Letter of Opposition dated May 23, 2020, from Andrew Edwards
C. Site Plan, floor plans, elevations and landscape plan
N:\2-Group\Planning\CURRENT\CUP (Sa)\2019\2019-079 ~ 42460-42488 Moonridge 592-612 Elm Kagan The Barn\PC Staff Report and Resolution\June
3\Staff Report~June 3 2020 The Barn.docx

NOTICE OF INTENT
DECLARATION

TO

ADOPT

A

NEGATIVE

General Plan Amendment 2019-083 and Zone Change 2019-084
NOTICE under Section 15072 of the State CEQA Guidelines is hereby
given that the City of Big Bear Lake Planning Commission will consider
an Environmental Initial Study and Negative Declaration prepared for the
project described below:
Project: General Plan Map Amendment 2019-083 and Zone Change 2019-084 have been initiated
by the property owners of 592 Elm Street to change the General Plan designation of this 5,400
square foot, vacant parcel from Multiple Family Residential (MFR) to Commercial Visitor (CV)
on the General Plan Land Use Map; and from Multiple Family Residential (R-3) to Commercial
Visitor (C-3) on the Zoning Map. In the future, the property owners plan to build a “barn” building
for use as a banquet/wedding venue and parking lot combining this property with several other
properties under their ownership.
The site of the future development is disturbed and was previously developed with a commercial
building, two residential dwelling units and a small parking lot. The commercial building and one
dwelling unit were demolished in 2018. One residential unit remains.
Location: The project site is generally located at the northwest corner of Moonridge Road and
Elm Street in the City of Big Bear Lake, County of San Bernardino, California. The address of
the lot is 592 Elm Street, Assessor’s Parcel Numbers 2328-375-03.
Determination: An Initial Study supporting a Negative Declaration was prepared in accordance
with the City of Big Bear Lake’s guidelines for implementing the California Environmental
Quality Act. These Initial Studies were undertaken for the purpose of deciding whether the
General Plan Amendment and Zone Change applications may have significant effect on the
environment. On the basis of the Initial Study, the City of Big Bear Lake has concluded that the
project will not have a significant effect on the environment and has therefore prepared a Negative
Declaration. The Initial Study reflects the independent judgment of the City of Big Bear Lake.
The project site is not on a list compiled pursuant to Government Code Sect. 65962.5 (Cortese List
of hazardous waste facilities). The General Plan Amendment and Zone Change application is not
considered a project of statewide, regional or areawide significance. The proposed General Plan
Amendment and Zone Change will not affect highways or other facilities under the jurisdiction of
the State Department of Transportation and a scoping meeting will not be held by the City of Big
Bear Lake.
A copy of the Initial Study and all referenced documents are on file and available for public review
at the location listed below:
City of Big Bear Lake Planning Division
39707 Big Bear Boulevard (Post Office Box 10000)
Big Bear Lake, CA 92315
(909) 866-5831/phone, (909) 866-7511/fax
bblplan@citybigbearlake.com

Notice of Intent to adopt a Negative Declaration
General Plan Amendment 2019-083 and Zone Change 2019-084
March 13, 2020
Page 2
The Initial Studies are available to view or download from the City’s website at
www.citybigbearlake.com. Comments will be received on the Initial Study for a Negative
Declaration for twenty (20) days, from March 18, 2020, until April 8, 2020. Any person wishing
to comment on this matter must submit such comments in writing to the Planning Division before
the conclusion of the comment period. Additional public notice will be given on all scheduled
public hearings on this project.
Vicinity Map

City of Big Bear Lake

DRAFT NEGATIVE DECLARATION
General Plan Amendment 2019-083 and Zone Change 2019-084
I.

Name and a brief description of project:
General Plan Map Amendment 2019-083 and Zone Change 2019-084 have been initiated
by the property owners of 592 Elm Street to change the General Plan designation of this
5,400 square foot, vacant parcel from Multiple Family Residential (MFR) to Commercial
Visitor (CV) on the General Plan Land Use Map; and from Multiple Family Residential (R3) to Commercial Visitor (C-3) on the Zoning Map. In the future, the property owners plan
to build a “barn” building for use as a banquet/wedding venue and parking lot combining
this property with several other properties under their ownership.
The site of the future development is disturbed and was previously developed with a
commercial building, two residential dwelling units and a small parking lot. The
commercial building and one dwelling unit were demolished in 2018. One residential unit
remains.

II.

Location:
The project site is generally located at the northwest corner of Moonridge Road and Elm
Street in the City of Big Bear Lake, County of San Bernardino, California. The address of
the lot is 592 Elm Street, Assessor’s Parcel Numbers 2328-375-03.

Figure 1 - Vicinity Map

Draft Negative Declaration
General Plan Amendment 2019-083 and Zone Change 2019-084
March 13, 2020
Page 2

Figure 2 - General Plan Map

Figure 3 - Aerial and Site Photos

III. Entity or person undertaking project:
Spencer and Laurie Kagan, property owners.

Draft Negative Declaration
General Plan Amendment 2019-083 and Zone Change 2019-084
March 13, 2020
Page 3
IV. Determination:
An Initial Study supporting a Negative Declaration was prepared in accordance with the City of
Big Bear Lake’s guidelines for implementing the California Environmental Quality Act. These
Initial Studies were undertaken for the purpose of deciding whether the General Plan
Amendment and Zone Change applications may have significant effect on the environment. On
the basis of the Initial Study, the City of Big Bear Lake has concluded that the project will not
have a significant effect on the environment and has therefore prepared a Negative Declaration.
The Initial Study reflects the independent judgment of the City of Big Bear Lake. The project
site is not on a list compiled pursuant to Government Code Sect. 65962.5 (Cortese List of
hazardous waste facilities). The General Plan Amendment and Zone Change application is not
considered a project of statewide, regional or areawide significance. The proposed General Plan
Amendment and Zone Change will not affect highways or other facilities under the jurisdiction
of the State Department of Transportation and a scoping meeting will not be held by the City of
Big Bear Lake. A copy of the Initial Study is attached.
RESPONSIBLE AGENCIES: None
TRUSTEE AGENCIES: None
Notice Pursuant to Section 21092 of the Public Resources Code:
Public comments on the Initial Study are invited and will be received from March 18, 2020, until
April 8, 2020. A copy of the Initial Study may be viewed and/or obtained from the Planning
Division office located in City Hall of the City of Big Bear Lake, 39707 Big Bear Boulevard,
Post Office Box 10,000, Big Bear Lake, CA 92315, telephone (909) 866-5831, fax (909) 8667511, email bblpln@citybigbearlake.com and viewed on the City’s website at
www.citybigbearlake.com. Please refer to the application number listed above in any
correspondence.

Staff contact: __________________________________________________
Janice Etter, Sr. Principal Planner
Date filed with Clerk of the Board: March 18, 2020

CITY OF BIG BEAR LAKE
ENVIRONMENTAL CHECKLIST/INITIAL STUDY
1.

Project Title: General Plan Amendment 2019-083 and Zone Change 2019-084

2.

Lead Agency Name and Address:

3.

Planning Department, City of Big Bear Lake
39707 Big Bear Boulevard, PO Box 10,000
Big Bear Lake, CA 92315
Contact Person and Phone Number: Janice Etter, Sr. Principal Planner, (909) 866-5831 x 123

4.

Project Location: 592 Elm Street, Assessor’s Parcel Numbers 2328-375-03

5.

Project Sponsor's Name and Address:

6.

8.

9.

Spencer & Laurie Kagan
P.O. Box 73145
San Clemente, CA 92673
General Plan Designation: Multiple Family
Residential (MFR)

7.

Zoning: Multiple Family Residential (R-3)

Description of Project: (Describe the whole action involved, including but not limited to later phases of the
project, and any secondary, support, or off-site features necessary for its implementation. Attach additional
sheet(s) if necessary.)
General Plan Amendment and Zone Change of this 5,400 sf lot to a Commercial Visitor zoning to allow for
the construction of a parking lot for an adjacent banquet venue. (See Attachment A – expanded project
description.)
Surrounding Land Uses and Setting: (Briefly describe the project's surroundings.)
North – Triplex at 584 Elm Street zoned Multiple Family Residential (R-3); South – vacant CommercialVisitor (C-3) proposed for a parking lot; East – restaurant and auxiliary ski resort parking lot zoned C-3, West
– existing residential building, proposed “barn” banquet venue and parking lot zoned C-3.

10.

Other public agencies whose approval is required (e.g., permits, financing approval, or participation
agreement):
None

11.

Have California Native American tribes traditionally and culturally affiliated with the project area requested
consultation pursuant to Public Resources Code section 21080.3.1? If so, is there a plan for consultation that
includes, for example, the determination of significance of impacts to tribal cultural resources, procedures
regarding confidentiality, etc.? Yes, notification was performed in accordance with AB 52 from February 12,
2020, to March 13, 2020. No formal consultation was requested.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The environmental factors checked below would be potentially affected by this project, involving at least one impact that
is a "Potentially Significant Impact" as indicated by the checklist on the following pages.
Aesthetics

Agriculture/Forestry Resources

Air Quality

Biological Resources

Cultural Resources

Geology / Soils

Greenhouse Gas Emissions

Hazards & Hazardous Materials

Hydrology / Water Quality

Land Use / Planning

Mineral Resources

Noise

Population / Housing

Public Services

Recreation

Transportation

Utilities / Service Systems

Mandatory Findings of Significance

Tribal Cultural Resources

Wildfire

Energy

DETERMINATION (To be completed by the Lead Agency):
On the basis of this initial evaluation:



I find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.
I find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.
I find that the proposed project MAY have a "potentially significant" or "potentially significant unless
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on the
earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it
must analyze only the effects that remain to be addressed.
I find that although the proposed project could have a significant effect on the environment, because all
potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are imposed upon
the proposed project, nothing further is required.

Signature:

Date: March 13, 2020

Janice C. Etter
Printed Name
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EVALUATION OF ENVIRONMENTAL IMPACTS:
1)

A brief explanation is required for all answers except "No Impact" answers that are adequately supported by the
information sources a Lead Agency cites in the parentheses following each question. A "No Impact" answer is
adequately supported if the referenced information sources show that the impact simply does not apply to projects
like the one involved (e.g. the project falls outside a fault rupture zone). A "No Impact" answer should be explained
where it is based on project-specific factors as well as general standards (e.g. the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

2)

All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as
well as project-level, indirect as well as direct, and construction as well as operational impacts.

3)

Once the Lead Agency has determined that a particular physical impact may occur, then the checklist answers
must indicate whether the impact is potentially significant, less than significant with mitigation, or less than
significant. "Potentially Significant Impact" is appropriate if there is substantial evidence that an effect is
significant. If there are one or more "Potentially Significant Impact" entries when the determination is made, an
EIR is required.

4)

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of
mitigation measures has reduced an effect from "Potentially Significant Impact" to a "Less than Significant
Impact." The Lead Agency must describe the mitigation measures, and briefly explain how they reduce the effect
to a less than significant level (mitigation measures from Section XVII, "Earlier Analyses," may be crossreferenced).

5)

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). In this case, a brief
discussion should identify the following:

6)

a)

Earlier Analyses. Analysis of the environmental impacts of the implementation of the City of Big Bear
General Plan has been made in the City of Big Bear Lake Final Environmental Impact Report for the
Comprehensive General Plan, (SCH No. 98021103) July 1999, prepared by Lilburn Corporation, and
certified by the City of Big Bear Lake City Council Resolution 99-36 on August 23, 1999. This document
was prepared to analyze the potential impacts from full build-out of the City’s General Plan.

b)

Impacts Adequately Addressed. The adoption and implementation of the General Plan was found not to
have a significant effect on the environment with respect to energy and mineral resources, hazardous and
toxic materials, open space, parks and recreation facilities, aesthetic and visual impacts, public services
and facilities, solid waste, law enforcement and fire protection, and schools. The EIR determined that all
impacts will be mitigated to levels of insignificance in the areas of land use, circulation, geotechnical
hazards, flooding and hydrology, water resources and water quality, biological resources, cultural
resources, and noise. The adoption and implementation of the General Plan was found to have a potential
significant cumulative environmental impact in the area air quality, and a statement of overriding
consideration was adopted. The primary sources of information used in the preparation of this Initial
Study are the General Plan and the General Plan Environmental Impact Report. The General Plan and
the accompanying Environmental Impact Report (EIR) are available for review at the City of Big Bear
Lake Planning Division.

c)

Supporting Information Sources – Copies of the following documents are available on the City’s website
at www.citybigbearlake.com and at the City of Big Bear Lake Planning Division, located at City Hall,
39707 Big Bear Boulevard, Big Bear Lake, CA 92315.
i)

Big Bear Lake General Plan, adopted by City Council Resolution No. 99-36, August 23, 1999.

ii)

Big Bear Lake Development Code, adopted by City Council Resolution No. 2003-333,
September 8, 2003.

Lead agencies are encouraged to incorporate into the checklist references to information sources for potential
impacts (e.g. general plans, zoning ordinances). Reference to a previously prepared or outside document should,
where appropriate, include a reference to the page or pages where the statement is substantiated.
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Potentially
Significant
Impact
I.

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

AESTHETICS. Except as provided in Public Resources
Code section 21099, would the project:
a)

Have a substantial adverse effect on a scenic vista?

b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway?
c)




In non-urbanized areas, substantially degrade the
existing visual character or quality of public views
of the site and its surroundings? (Public views are
those that are experienced from publicly accessible
vantage point). If the project is in an urbanized area,
would the project conflict with applicable zoning
and other regulations governing scenic quality?)



d) Create a new source of substantial light or glare
which would adversely affect day or nighttime
views in the area?



I. (a-d) – No Impact. Amending the land use designations of the property of the one 5,400 sf vacant lot from Multiple
Family Residential to Commercial Visitor will not in itself cause adverse environmental impacts to aesthetics. Future
development of the property will comply with open space, lighting and landscaping policies and requirements of the
General Plan and Chapter 17.35 of the Development Code. Therefore, No Impact upon aesthetics will result.
II. AGRICULTURE AND FOREST RESOURCES -- In
determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest carbon
measurement methodology provided in Forest protocols
adopted by the California Air Resources Board. -Would the project:
a)

Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural
use?



b) Conflict with existing zoning for agricultural use, or
a Williamson Act contract?



Initial Study Form
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Potentially
Significant
Impact
c)

Less Than
Significant
With
Mitigation
Incorporated

Less Than
Significant
Impact

No
Impact

Conflict with existing zoning for, or cause rezoning
of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public
Resources Code section 4526), or timberland zoned
Timberland Production (as defined by Government
Code section 51104(g))?



d) Result in the loss of forest land or conversion of
forest land to non-forest use?



e)



Involve other changes in the existing environment
which, due to their location or nature, could result
in conversion of Farmland, to non-agricultural use
or conversion of forest land to non-forest use?

II. (a-e) – No Impact. The property is not identified on the current Department of Conservation Farmland Mapping and
Monitoring Program (FMMP) map for San Bernardino County. The United States Department of Agriculture (USDA),
Natural Resources Conservation Service (NRCS) has prepared soil surveys for San Bernardino County, which have been
incorporated into the San Bernardino County Important Farmland Map. The subject property is not zoned for agricultural
use nor is it under a Williamson Act contract. Therefore, the project would have no impact on Agriculture and Forest
Resources.
III. AIR QUALITY -- Where available, the significance
criteria established by the applicable air quality
management district or air pollution control district may
be relied upon to make the following determinations.
Would the project:
a)

Conflict with or obstruct implementation of the
applicable air quality plan?

b) Result in a cumulatively considerable net increase
of any criteria pollutant for which the project
region is non-attainment under an applicable
federal or state ambient air quality standard?
c)




Expose sensitive receptors to substantial pollutant
concentrations?



d) Result in other emissions (such as those leading to
odors adversely affecting a substantial number of
people?



(III. a-e) – Less Than Significant. Big Bear Lake is located within the South Coast Air Basin and therefore is included
within the South Coast Air Quality Management District’s Air Quality Management Plan. The redesignation of a vacant
land from Multiple Family Residential to Commercial-Visitor itself does not cause air quality impacts, however, future
development of the parcel as a parking lot and its continued use has the possibility to generate long-term pollutant
emissions due to vehicle trips and periodic resurfacing. A review of emissions data for projects of similar size and
location1 was performed. These long-term emissions did not exceed any of the daily thresholds established by
SCAQMD, therefore, it can be reasoned that the project’s long-term emissions would also not exceed any established
daily thresholds and air quality impacts would be less than significant.

1

The Club Timeshare Resort, Oct. 2019, Conditional Use Permit 2018-122, Addendum to Environmental Impact Report,
Willdan Engineering, p. 21-23.
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Significant
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No
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IV. BIOLOGICAL RESOURCES -- Would the project:
a)

Have a substantial adverse effect, either directly or
through habitat modifications, on any species
identified as a candidate, sensitive, or special status
species in local or regional plans, policies, or
regulations, or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?



b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies,
regulations or by the California Department of Fish
and Game or U.S. Fish and Wildlife Service?



c)

Have a substantial adverse effect on state or
federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or
other means?



d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species
or with established native resident or migratory
wildlife corridors, or impede the use of native
wildlife nursery sites?



e)

Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance?



f)

Conflict with the provisions of an adopted Habitat
Conservation
Plan,
Natural
Community
Conservation Plan, or other approved local,
regional, or state habitat conservation plan?



IV. (a-f) No Impact. The property currently contains approximately four poplar trees, shrubs, and native grasses. No
riparian habitat, sensitive natural community, wetlands, or fish or wildlife corridor has been identified on the project site.
It is uncertain at this time of the native trees will be removed or retained with the future development of the property.
Removal of native trees on the project site is subject to the City’s Tree Ordinance. There are no adopted Habitat
Conservation Plans, Natural Community Conservation Plans or other approved local, regional, or state habitat
conservation plans applicable in the City. Therefore, the project would not result in any impacts to biological resources.
V. CULTURAL RESOURCES -- Would the project:
a)

Cause a substantial adverse change in the
significance of a historical resource pursuant to
§ 15064.5?



b) Cause a substantial adverse change in the
significance of an archaeological resource pursuant
to § 15064.5?



c)



Disturb any human remains, including those
interred outside of dedicated cemeteries?
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V (a-d) – No Impact. Tribal consultation has occurred pursuant to both SB 18 and AB 52. Through the SB 18 tribal
consultation process, four tribes were notified for a 90-day period from August 6, 2019, to November 4, 2019. No
consultation was requested. Through the AB 52 process, four tribes have requested notification, and these four tribes
were notified for a 30-day period from February 10, 2020, to March 13, 2020. No tribes requested formal consultation.
However, the San Manuel Band of Mission Indians have Serrano ancestral territory in specific parts of the Big Bear
Valley (this site not being one of them). Because of this, the Tribe’s standard inadvertent discovery language contained
in four conditions of approval will be placed on the project approval. These include thatIn the event that cultural resources
are discovered during project activities, all work in the immediate vicinity of the find (within a 60-foot buffer) shall cease
and a qualified archaeologist meeting Secretary of Interior standards shall be hired to assess the find. Work on the other
portions of the project outside of the buffered area may continue during this assessment period. Additionally, the San
Manuel Band of Mission Indians Cultural Resources Department (SMBMI) shall be contacted regarding any pre-contact
finds and be provided information after the archaeologist makes his/her initial assessment of the nature of the find, so as
to provide Tribal input with regards to significance and treatment.
1.

If significant pre-contact cultural resources, as defined by CEQA (as amended, 2015), are discovered and
avoidance cannot be ensured, the archaeologist shall develop a Monitoring and Treatment Plan, the drafts of
which shall be provided to SMBMI for review and comment. This Plan shall allow for a monitor to be present
that represents SMBMI for the remainder of the project, should SMBMI elect to place a monitor on-site. The
archaeologist shall monitor the remainder of the project and implement the Plan accordingly.

2.

Any and all archaeological/cultural documents created as a part of the project (isolate records, site records,
survey reports, testing reports, etc.) shall be supplied to the applicant and Lead Agency for dissemination to
SMBMI. The Lead Agency and/or applicant shall, in good faith, consult with SMBMI throughout the life of the
project.

3.

If human remains or funerary objects are encountered during any activities associated with the project, work
in the immediate vicinity (within a 100-foot buffer of the find) shall cease and the County Coroner shall be
contacted pursuant to State Health and Safety Code §7050.5 and that code enforced for the duration of the
project.
Because significant tribal notification has occurred without the request for consultation, the likelihood of finding
resources is small. Conditions of approval are proposed to be imposed on the project in the unlikely event that artifacts
are discovered. Therefore, significant precautions are placed on the project to protect Cultural Resources and No Impact
is anticipated.
VI. ENERGY. Would the project:
a)

Result in potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy resources, during project
construction or operation?

b) Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?
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VI. (a-b) – No Impact. The San Bernardino Associated Governments (SANBAG) has developed a Regional Greenhouse
Gas Reduction Plan (June 2013) of which the City of Big Bear Lake is a Partnership city. In addition, the city has
adopted its own Compliance Action Plan (CAP, 2016). The City will reduce its community Greenhouse Gas (GHG)
emissions to a level that is 15% below its 2008 emissions level by 2020. The City will meet and exceed this goal subject
to reduction measures that are technologically feasible and cost-effective per AB 32 through combination of state (~99%)
and local (~1%) efforts. The City actually exceeds the goal with only state/county level actions (101% of goal), but has
committed to several additional local measures. The Pavley vehicle standards, the state’s low carbon fuel standard, the
Renewable Portfolio Standards, and other state measures will significantly reduce GHG emissions in Big Bear Lake’s
on-road and solid waste sectors in 2020. An additional reduction of 163 MTCO2 will be achieved primarily through the
CAP’s GHG Performance Standard for New Development (PS-1), Energy Efficiency for Existing Buildings (Energy-1)
and Solar Installation in new housing and commercial developments (Energy -4 and Energy-5) policies in the CAP. Big
Bear Lake’s reduction plan has the greatest impacts on GHG emissions in the solid waste, on-road transportation, and
off-road equipment sectors. The change in land use designation from Multiple Family Residential to Commercial Visitor
in itself does not result in energy usage. The development of the property for a parking lot in the future is not anticipated
to cause wasteful, inefficient or unnecessary consumption of energy. Future plans for parking lot lighting will be required
to meet California energy code requirements. Therefore, No Impact to Energy is anticipated.
VII. GEOLOGY AND SOILS -- Would the project:
a)

Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury or
death involving:
i)

Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

ii) Strong seismic ground shaking?
iii) Seismic-related
liquefaction?

ground

failure,

including

iv) Landslides?
b) Result in substantial soil erosion or the loss of
topsoil?
c)








Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide,
lateral
spreading,
subsidence,
liquefaction or collapse?



d) Be located on expansive soil, as defined in Table 181-B of the Uniform Building Code, creating
substantial direct or indirect risks to life or property?



e)



Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water
disposal systems where sewers are not available for
the disposal of waste water?
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Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

No
Impact



VII. (a-e) No Impact. No construction is proposed under the General Plan Amendment and Zone Change applications.
The property is currently disturbed with an asphalt driveway and other graveled areas. The property is identified as a
Potential Liquefaction area on the Liquefaction Susceptibility Map Exhibit EH-1; and in the Least Susceptible area on
the Land Slide Susceptibility Map Exhibit EH-2 of the General Plan Environmental Hazards Element. The property is
planned to be used as a paved surface parking lot. At such time that the property is developed, a soils analysis may be
required by the building official. However, at this time, it is anticipated that there will be no impact to Geology and Soils
with the General Plan Amendment and Zone Change applications.
VIII.
GREENHOUSE GAS EMISSIONS -- Would the
project:
a)

Generate greenhouse gas emissions, either directly
or indirectly, that may have a significant impact on
the environment?

b) Conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the
emission of greenhouse gases?




VIII. (a-b) – Less than Significant. Many of the world's leading scientific experts agree that greenhouse gases (GHGs)
generated by human activities affect climate by increasing the "greenhouse effect." Human activities that produce GHGs
include the burning of fossil fuels (coal, oil and natural gas for heating and electricity, gasoline and diesel for
transportation). These activities are increasing the greenhouse gases in the Earth's atmosphere and could be accelerating
global climate change. Long-term environmental consequences in California could potentially include a reduction in
water supply from the Sierra Nevada snow pack, which could result in a reduction in imported water, and public health
problems due to degraded air quality and more intense summer heat.
In 2006, AB 32, the California Climate Solutions Act, was signed into law. AB 32 requires that statewide GHG emissions
be reduced to 2000 levels by the year 2010, 1990 levels by the year 2020, and to 80 percent less than 1990 levels by year
2050. These reductions will be accomplished through an enforceable statewide cap on GHG emissions that were phased
in starting in 2012. The San Bernardino Associated Governments (SANBAG) has developed a Regional Greenhouse
Gas Reduction Plan (June 2013) of which the City of Big Bear Lake is a Partnership city. In addition, the City of Big
Bear Lake has adopted a Compliance Action Plan (CAP, 2016). The City will reduce its community Greenhouse Gas
(GHG) emissions to a level that is 15% below its 2008 emissions level by 2020. The City will meet and exceed this goal
subject to reduction measures that are technologically feasible and cost-effective per AB 32 through combination of state
(~99%) and local (~1%) efforts. The City actually exceeds the goal with only state/county level actions (101% of goal),
but has committed to several additional local measures. The Pavley vehicle standards, the state’s low carbon fuel
standard, the Renewable Portfolio Standards, and other state measures will significantly reduce GHG emissions in Big
Bear Lake’s on-road and solid waste sectors in 2020. An additional reduction of 163 MTCO2 will be achieved primarily
through GHG Performance Standard for New Development (PS-1), Energy Efficiency for Existing Buildings (Energy1), and Solar installations in new housing and commercial (Energy-4 and Energy-5) policies in the CAP. Big Bear Lake’s
reduction plan has the greatest impacts on GHG emissions in the solid waste, on-road transportation, and off-road
equipment sectors. These are employed on all construction projects. Therefore, the project will have a less than
significant impact upon Greenhouse Gas emissions.
IX. HAZARDS AND HAZARDOUS MATERIALS -Would the project:
a)

Create a significant hazard to the public or the
environment through the routine transport, use, or
disposal of hazardous materials?
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b) Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of
hazardous materials into the environment?



c)

Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed
school?



d) Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to
Government Code section 65962.5 and, as a result,
would it create a significant hazard to the public or
the environment?



e)



For a project located within an airport land use plan
or, where such a plan has not been adopted, within
two miles of a public airport or public use airport,
would the project result in a safety hazard or
excessive noise for people residing or working in
the project area?
f)

Impair implementation of or physically
interfere with an adopted emergency
response plan or emergency evacuation
plan?



g)

Expose people or structures, either
directly or indirectly, to a significant risk
of loss, injury or death involving wildland
fires?
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IX. (a-g) Less than Significant Impact. The proposed General Plan Amendment and Zone Change of one 5,400 sf
lot, along with its future use as a paved surface parking lot will not involve the transport or release of hazardous
materials. The property is not located within one-quarter mile of any existing or proposed school. The property is not
listed on the State Water Resources Control Board Geo Tracker data base. An Airport Comprehensive Land Use Plan
has been adopted and the Big Bear City airport has adopted a Master Plan (2008). The project location is not located
within the airport safety review area (Figure A6) and not located under any of the approach or departure routes. The
City of Big Bear Lake has adopted an Emergency Operations Plan for all types of disasters, including snowstorms,
earthquakes, and fires, other natural disasters, technological incidents, and national security emergencies. The plan “is
designed to include the City of Big Bear Lake as part of the California Standardized Emergency Management System
(SEMS).” The purpose of SEMS is “to assist emergency management in the response to multi-agency and multijurisdictional emergencies and disasters.” The City of Big Bear Lake is a member of the San Bernardino County
Operational Area. As a result, City resources are made available to other local agencies and citizens affected by disaster
in the area and will request assistance from other agencies when needed.
The Emergency Operations Plan incorporates policies and procedures to care for full-time residents and visitors in a
time of disaster. Depending upon the situation or disaster, citizens and visitors would be instructed on the appropriate
action to take. Instructions can be disseminated by a wide array of options. The San Bernardino County Telephone
Emergency Notification System (TENS) provides for recorded messages to be sent to all standard telephones in the
Valley. KBHR 93.3 FM radio, in addition to their normal emergency broadcasts, have agreed to participate in sending
out messages in coordination with a Valley-wide siren system. The City also has the ability to provide door-to-door
notification and to utilize a mobile emergency vehicle with sirens and loudspeakers. Finally, Scan USA, which is a
web-based emergency notification system, sends out locally generated messages by email, telephone, text messaging,
and cell phone for individuals that sign up for the service (Big Bear Valley Community Wildfire Protection Plan). In
the event of an emergency evacuation, there are three main escape routes out of the Bear Valley- State Route 18 north
to the Lucerne Valley, State Route 18 southwest to Highway 330 and connecting to State Route 30, and State Route 38
south to Redlands.
The Big Bear Valley Community Wildfire Protection Plan notes that a confidential Emergency Evacuation Plan is
maintained and refined by the San Bernardino County Sheriff’s Department. The Emergency Evacuation Plan includes
a tiered approach to evacuation within the valley, with separate levels for warning, voluntary, mandatory, and
immediate evacuations, as well as shelter-in-place. Upon the warning of an evacuation it is most likely that the day
time visitors and a large majority of the second homeowners will exit the valley. At the time of the issuance of a
voluntary evacuation the remainder of the second homeowners and most likely half of the full-time residents would
exit the valley. At the point a mandatory evacuation is issued only half of the full-time residents will be remaining in
the valley and attempting to leave, which would consist of a total of 4,095 dwelling units. Based upon an average of
two cars per dwelling unit, a total of 16,321 vehicles will be leaving the valley in the event of a mandatory evacuation.
Of this, approximately 4,972 vehicles would be exiting the City of Big Bear Lake. City’s Municipal Code addresses
the high fire hazard potential in the City by incorporating regulations from the California Fire Code. In addition, the
City’s Municipal Code provides Section 15.36.020 (Construction Requirements) incorporating fire protection measures
in building construction.
The City of Big Bear Lake has enacted several ordinances and regulations in order to proactively work to reduce the
potential for wildfire. Regulations include weed abatement requirements, property maintenance standards, and a
prohibition of wood shake roofing materials. Weed abatement requirements and property maintenance standards reduce
the amount of fuel that is located adjacent to structures, reducing the risk to structures and humans from wildfire. In
2014, the Big Bear Lake City Council took proactive measures to reduce the threat of fires through adoption of
Ordinance 2014-432 – Defensible Space and Forest Management, now incorporated into Municipal Code Chapter
17.10. Based on implementation of all of the measures listed above, the project will have a Less than Significant Impact
upon Hazards and Hazardous Materials.
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HYDROLOGY AND WATER QUALITY -Would the project:
a)

Violate any water quality standards or
waste discharge requirements or
otherwise substantially degrade surface or
ground water quality?



b)

Substantially decrease groundwater
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the basin?



c)

Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river or through the addition of
impervious surfaces, in a manner which
would:
i)

result in substantial erosion or
siltation on- or off-site;



ii) substantially increase the rate or
amount of surface runoff in a manner
which would result in flooding on- or
offsite;



iii) create or contribute runoff water
which would exceed the capacity of
existing or planned stormwater
drainage systems or provide
substantial additional sources of
polluted runoff; or



iv) impede or redirect flood flows?




d)

In flood hazard, tsunami, or seiche zones,
risk release of pollutants due to project
inundation?

e)

Conflict with or obstruct implementation
of a water quality control plan or
sustainable groundwater management
plan?
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X. (a-e) Less Than Significant Impact. The General Plan Amendment and Zone Change project will not have a direct
impact on hydrology and water quality. Future construction of a paved surface parking lot will increase the amount of
impervious surface. All surface water runoff is required to be contained and clarified in accordance with water quality
standards.
The property is identified as being located within the 100-year Flood Hazard area in the General Plan Environmental
Hazards Element and on the FEMA Flood Insurance Rate Map. The property is identified on FEMA FIRM panel
#06071C8026H as being located in Flood Zone AE. Flood elevations have been determined to be between cross section
“R” and “S” at 6853 feet above msl. Future construction must be in compliance with the City’s Floodplain Management
Ordinance contained in Municipal Code Chapter 15.64. Therefore, the project has been determined to have a Less Than
Significant Impact upon Hydrology and Water Quality.
XI.
LAND USE AND PLANNING -- Would the
project:
a)

Physically divide an established
community?



b)

Cause a significant environmental impact
due to a conflict with any land use plan,
policy, or regulation adopted for the
purpose of avoiding or mitigating an
environmental effect?



XI. (a– b) No Impact. No established community exists around the project site. Although the property is designated
multiple family residential, its small size precludes the development of multiple units but one unit would be allowed.
This one unit must be made up in another area of the City as required by the Housing Element and state law. The future
proposal is to merge this property with the adjoining commercial property on the north and west for future development
of a parking lot associated with the development of a “barn” building banquet and wedding venue. This proposal is
consistent with the General Plan and the Rathbun Corridor Sustainability Plan for additional visitor commercial
development in the Moonridge corridor.
XII.
MINERAL RESOURCES -- Would the project:
a)

Result in the loss of availability of a
known mineral resource that would be of
value to the region and the residents of
the state?



b)

Result in the loss of availability of a
locally-important mineral resource
recovery site delineated on a local general
plan, specific plan or other land use plan?



XII. (a-b) No Impact. Three Mineral Resource Zones (MRZ) are identified as in or around Big Bear Lake; MRZ-1,
MRZ-2, MRZ-3. An MRZ-1 designation indicates areas that contain no mineral resources. An MRZ-2 designation
indicates that data shows that significant resources exist or are likely to exist. An MRZ-3 designation indicates that
sufficient data does not exist to determine the significance of mineral resources. The primary areas in and near the City
that have mineral resources are the Sugarloaf area east of the City, Van Dusen Canyon north of the city, Gold Mountain,
and Smarts Ranch northeast of the city. The City’s General Plan identifies the area in and around Sugarloaf, which is
located east of the City of Big Bear Lake boundary, of significant mineral value. The areas located in and around Van
Dusen Canyon, Gold Mountain, and Smarts Ranch have undetermined value. These areas are also outside of the City’s
boundary. Therefore, no significant mineral resources are identified within the City limits, and the project will have no
impact upon Mineral Resources.
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NOISE -- Would the project result in:
a)

Generation of a substantial temporary or
permanent increase in ambient noise
levels in the vicinity of the project in
excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?



b)

Generation of excessive groundborne
vibration or groundborne noise levels?



c)

For a project located within the vicinity of
a private airstrip or an airport land use
plan or, where such a plan has not been
adopted, within two miles of a public
airport or public use airport, would the
project expose people residing or working
in the project area to excessive noise
levels?



XIII. (a-c) Less than Significant Impact. The General Plan Amendment and Zone Change will not in itself generate
noise. However, future construction as a parking lot will generate both short-term (construction) and long-term
(operational) noise impacts. Performance standards in the Development Code protect against excessive noise during
construction activities. Measures include restrictions on the day of the week and hours of the day of construction
activities. Operational conditions of approval, such as hours of operation and on-site security, will mitigate excessive
noise. The location of the proposed parking lot is acceptable because it is adjacent to larger commercial-visitor zoned
properties and a very large auxiliary parking lot for the Big Bear Mountain Ski Resorts. Therefore, a less than significant
impact is anticipated.
XIV.
POPULATION AND HOUSING -- Would the
project:
a)

Induce substantial unplanned population
growth in an area, either directly (for
example, by proposing new homes and
businesses) or indirectly (for example,
through extension of road or other
infrastructure)?

b)

Displace substantial numbers of existing
people or housing, necessitating the
construction of replacement housing
elsewhere?





XIV. (a-b) Less than Significant Impact. Although the property is designated multiple family residential, its small size
precludes the development of multiple units. However, a property of this size could be developed with one residential
dwelling unit. The displacement of one unit will be accommodated elsewhere within the City as required by the Housing
Element and state law. Therefore, a Less than Significant Impact will result from this General Plan Amendment and
Zone Change project.
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PUBLIC SERVICES -- Would the project:
a)

Result in substantial adverse physical
impacts associated with the provision of
new or physically altered governmental
facilities, need for new or physically
altered governmental facilities, the
construction of which could cause
significant environmental impacts, in
order to maintain acceptable service
ratios, response times or other
performance objectives for any of the
public services:
Fire protection?






Police protection?
Schools?





Parks?
Other public facilities?

XV. Less than Significant Impact. Fire protection and emergency response services for the community are provided
by the Big Bear Fire Department from their headquarter location at 41090 Big Bear Boulevard and other unmanned
stations including a station at 42610 Rathbun Drive. These services are supplemented by mutual aid agreements with
the State and the U.S. Forest Service under special circumstances. The Big Bear Fire Department provides valley-wide
emergency services, equipment, and personnel. The subject property is approximately 1.8 miles from the headquarter
location and 500 feet from the Rathbun Drive location, therefore acceptable response times are expected. Police service
within the City is provided by the San Bernardino Sheriff’s Department via a contract with the City through the Sheriff’s
Office location at 477 Summit Boulevard. The General Plan Amendment and Zone Change will not trigger additional
fire or policy service. However, future development of the property may create a demand on public services.
Development of the property will be subject to the payment of Development Impact Fees for the incremental increase
on services. Therefore, this impact is anticipated to be Less than Significant.
XVI.
RECREATION -a)

Would the project increase the use of
existing neighborhood and regional parks
or other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated?



b)

Does the project include recreational
facilities or require the construction or
expansion of recreational facilities which
have an adverse physical effect on the
environment?
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XVI. (a-b) No Impact. The General Plan Amendment and Zone change in itself is not anticipated to increase the use of
existing parks or generate the need for additional park facilities. Based upon a minimum of three acres per 1,000
residents, approximately 18.77 acres of parkland would be needed for the City. There are approximately 21.25 acres of
existing parkland in the City, including Meadow Park, Rotary Pine Knot Park, Veterans Park and Boulder Bay Park.
The City has adopted a valley-wide master plan of trails called the Pedestrian, Bicycle and Equestrian Master Plan.
Moonridge Road, Rathbun Creek and Catalina Road are designated as Trails, Elm Street is designated as having a
sidewalk, and the intersection of Elm Street and Moonridge Road is designated as a City Pedestrian Point on Map 7.1
the City Multi-Use Non-Motorized Network. As shown on Map 7.2 City Bicycle Network, a paved multi-use Class 1
pathway is contemplated along Rathbun Creek, a Class II Bicycle Lane is proposed along Moonridge Road, and a shared
Class III route is proposed along Catalina Road. The City has also adopted the Rathbun Creek Sustainability Plan. This
plan is a focus effort on the Rathbun corridor area that was begun in the Pedestrian, Bicycle and Equestrian Master Plan.
The project location is adjacent to Phases 1A and 1B of the plan. As shown in Figure 7.1 on page 74 of the plan, a new
bike lane is proposed along Moonridge Road and the project site is in close proximity and convenient access to the Elm
Street parking and trailhead and Rathbun Creek Trail. Therefore, there are several existing and planned recreational
improvements in the area and No Impact upon Recreation is anticipated from the General Plan Amendment and Zone
Change applications at this time.
XVII. TRANSPORTATION -- Would the project:
a)

Conflict with program plan, ordinance or
policy addressing the circulation system,
including transit, roadway, bicycle and
pedestrian facilities?



b)

Conflict or be inconsistent with CEQA
Guidelines section 15064.32 or will
conflict with an applicable congestion
management program, including, but not
limited to, level of service standards and
travel demand measures, or other
standards established by the county
congestion management agency for
designated roads or highways?



c)

Substantially increase hazards due to a
geometric design feature (e.g., sharp
curves or dangerous intersections) or
incompatible uses (e.g., farm equipment)?



d)

Result in inadequate emergency access?



XVII. (a-d) No Impact. The General Plan Amendment and Zone Change, in itself, has no effect on transportation. The
project site has one access point from Elm Street, which is a 60-foot wide dedicated and improved city right-of-way.
The intersection of Elm Street and Moonridge Road is a key intersection within the Moonridge/Rathbun Corridor.
Moonridge Road is a 120-foot wide dedicated and improved city right-of-way. As detailed in the Rathbun Corridor
Sustainability Plan, this intersection will be improved with a roundabout to calm traffic and facilitate movement through
this intersection. These improvements have been designed by the City and funding is being sought. Therefore, No
Impact is anticipated.

CEQA Guidelines section 15064.3(c) provides that a lead agency “may elect to be governed by the provisions” of the
section immediately; otherwise, the section’s provisions apply July 1, 2020. Here, the District has not elected to be
governed by Section 15064.3. Accordingly, an analysis of vehicle miles traveled (VMT) is not necessary to determine
whether a proposed project will have a significant transportation impact.
2
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TRIBAL CULTURAL RESOURCES – Would the
project:
a)
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Cause a substantial adverse change in the
significance of a tribal cultural resource,
defined in Public Resources Code section
21074 as either a site, feature, place,
cultural landscape that is geographically
defined in terms of the size and scope of
the landscape, sacred place, or object with
cultural value to a California Native
American tribe, and that is:



i)

Listed or eligible for listing in
the California Register of
Historical Resources, or in a
local register of historical
resources as defined in Public
Resources Code section
5020.1(k), or



ii)

A resource determined by the
lead agency, in its discretion and
supported by substantial
evidence, to be significant
pursuant to criteria set forth in
subdivision (c) of Public
Resources Code section 5024.1.
In applying the criteria set forth
in subdivision (c) of Public
Resources Code section 5024.1,
the lead agency shall consider
the significance of the resource
to a California Native American
tribe.
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XVII. No Impact. Tribal consultation has occurred pursuant to both SB 18 and AB 52. Through the SB 18 tribal
consultation process, four tribes were notified for a 90-day period from August 6, 2019, to November 4, 2019. No
consultation was requested. Through the AB 52 process, four tribes have requested notification, and these four tribes
were notified for a 30-day period from February 10, 2020, to March 13, 2020. No tribes requested formal consultation.
However, the San Manuel Band of Mission Indians have Serrano ancestral territory in specific parts of the Big Bear
Valley (this site not being one of them). Because of this, the Tribe’s standard inadvertent discovery language contained
in four conditions of approval will be placed on the project approval. These include that
1.

2.

3.

4.

In the event that cultural resources are discovered during project activities, all work in the immediate vicinity
of the find (within a 60-foot buffer) shall cease and a qualified archaeologist meeting Secretary of Interior
standards shall be hired to assess the find. Work on the other portions of the project outside of the buffered area
may continue during this assessment period. Additionally, the San Manuel Band of Mission Indians Cultural
Resources Department (SMBMI) shall be contacted regarding any pre-contact finds and be provided
information after the archaeologist makes his/her initial assessment of the nature of the find, so as to provide
Tribal input with regards to significance and treatment.
If significant pre-contact cultural resources, as defined by CEQA (as amended, 2015), are discovered and
avoidance cannot be ensured, the archaeologist shall develop a Monitoring and Treatment Plan, the drafts of
which shall be provided to SMBMI for review and comment. This Plan shall allow for a monitor to be present
that represents SMBMI for the remainder of the project, should SMBMI elect to place a monitor on-site. The
archaeologist shall monitor the remainder of the project and implement the Plan accordingly.
Any and all archaeological/cultural documents created as a part of the project (isolate records, site records,
survey reports, testing reports, etc.) shall be supplied to the applicant and Lead Agency for dissemination to
SMBMI. The Lead Agency and/or applicant shall, in good faith, consult with SMBMI throughout the life of the
project.
If human remains or funerary objects are encountered during any activities associated with the project, work in
the immediate vicinity (within a 100-foot buffer of the find) shall cease and the County Coroner shall be
contacted pursuant to State Health and Safety Code §7050.5 and that code enforced for the duration of the
project.

Because significant tribal notification has occurred without the request for consultation, the likelihood of finding
resources is small. Conditions of approval are proposed to be imposed on the project in the unlikely event that artifacts
are discovered. Therefore, significant precautions are placed on the project to protect Cultural Resources and No Impact
is anticipated.
XVIII. UTILITIES AND SERVICE SYSTEMS -- Would
the project:
a)

Require or result in the relocation or
construction of new or expanded water,
wastewater treatment or storm water
drainage, electric power, natural gas, or
telecommunications facilities, the
construction or relocation of which could
cause significant environmental effects?



b)

Have sufficient water supplies available
to serve the project and reasonably
foreseeable future development during
normal, dry and multiple dry years?
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c)

Result in a determination by the
wastewater treatment provider which
serves or may serve the project that it has
adequate capacity to serve the project's
projected demand in addition to the
provider's existing commitments?



d)

Generate solid waste in excess of State or
local standards, or in excess of the
capacity of local infrastructure, or
otherwise impair the attainment of solid
waste reduction goals?



e)

Comply with federal, state, and local
management and reduction statutes and
regulations related to solid waste?
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XVIII(a-e). Less than Significant Impact. The proposed General Plan Amendment and Zone Change applications will
not create direct impacts to any of the listed utilities. Future development of the project is anticipated to have a less than
significant impact upon water, wastewater treatment, stormwater drainage, electricity, natural gas, or communications.
Water. In accordance with the California Urban Water Management Planning Act, the City of Big Bear Lake Department
of Water and Power (DWP) is required to prepare an Urban Water Management Plan (UWMP). The most recently
adopted plan, the 2015 UWMP details DWP’s efforts to promote the efficient use and management of its water resources.
According to the UWMP, residential uses consume 67 percent and commercial consume 22 percent of the DWP’s water
supply. The UWMP forecasts growth in the water use for the City of Big Bear Lake through the year 2040. According
to the UWMP, the City’s annual water demand is estimated to reach 2,494 acre feet (AF) by 2040, which is an increase
of 399 AF, or 19 percent, from 2015. Prior commercial and residential uses on the site, which previously contributed to
the City’s water demand, were demolished in 2018. Future construction of “the barn” will contain numerous water
conservation measures that would be implemented. Therefore, water service to this property will not create a significant
impact on the water infrastructure as the project is consistent with buildout of the General Plan.
Wastewater collection and treatment. The wastewater system in the project area is adequately sized to serve the project.
According to the City wastewater collection and treatment system, the future project would be connected to the existing
12-inch sewer mains at the rear of the property or within the 10-inch main in Elm Street. Both of these mains have
available capacity to serve the project due to vacated demand and/or available excess capacity. Additionally, the
incremental wastewater flows generated by the Modified Project will be more than adequately served by the existing
treatment facility operated by the Big Bear Area Regional Wastewater Agency (BBARWA). Current plant capacity at
this facility is operating at 43 percent during normal periods (non-holidays) and at 71 percent during peak holiday periods.
Electricity and Natural Gas. Bear Valley Electric Service (BVES) has adopted an Integrated Resource Plan (2018-2028)
which indicates that the current transmission capacity is sufficient to meet BVES’ load requirements through 2024.
Uncertainty exists because of anticipated demand of electric cars, however, capacity gains are being made in the area of
solar generation and energy efficiency. With respect to natural gas, Southwest Gas Company provides natural gas service
to the Big Bear Valley. According to their 2018 Sustainability Report, sustainable and responsible business practices
have saved approximately 16 million therms of energy since 2016. Energy efficient appliances and construction
requirements will continue this savings trend, and a continued pipeline replacement program helps reduce a risk of leaks
and pipeline breaks to guarantee safe and reliable delivery of natural gas.
Drainage. Storm drainage will be captured, clarified and released from the site according to storm water standards.
Additionally, as part of the traffic calming and streetscape improvements to Moonridge Road proposed in the Rathbun
Corridor Sustainability Plan, storm drain improvements will be constructed as part of reconstruction and installation of
a roundabout at the Moonridge Road and Elm Street intersection.
Solid Waste. There is currently sufficient landfill capacity to accommodate solid waste generated by the project.
According to the 2018 Countywide Integrated Waste Management Plan (CIVMB), an adequate supply of landfill space
in the County has been approved for well in excess of 15 years. Therefore, a Less than Significant Impact to Utilities
and Service Systems is anticipated.
XIX.
WILDFIRE – If located in or near state
responsibility areas or lands classified as very high
fire hazard severity zones, would the project:
a)
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Substantially impair an adopted
emergency response plan or
emergency evacuation plan?
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b)

Due to slope, prevailing winds,
and other factors, exacerbate
wildfire risks, and thereby expose
project occupants to, pollutant
concentrations from a wildfire or
the uncontrolled spread of a
wildfire?



c)

Require the installation or
maintenance of associated
infrastructure (such as roads, fuel
breaks, emergency water sources,
power lines or other utilities) that
may exacerbate fire risk or that
may result in temporary or
ongoing impacts to the
environment?



d)

Expose people or structures to
significant risks, including
downslope or downstream
flooding or landslides, as a result
of runoff, post-fire slope
instability, or drainage changes?
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XIX. (a-d) Less than Significant Impact. Almost all of the area within the City of Big Bear Lake is located within
the Very High Fire Hazard Severity Zone. The General Plan Amendment and Zone Change itself will not cause a
Wildfire risk. The development of this property does not pose any greater risk of wildfire, than any other location in
the City. The creation of a parking lot may be beneficial due to removal of shrubs and native vegetation. The property
is not located in a steeply sloped nor heavily treed area.
The City of Big Bear Lake has adopted an Emergency Operations Plan for all types of disasters, including snowstorms,
earthquakes, and fires, other natural disasters, technological incidents, and national security emergencies. The plan “is
designed to include the City of Big Bear Lake as part of the California Standardized Emergency Management System
(SEMS).” The purpose of SEMS is “to assist emergency management in the response to multi-agency and multijurisdictional emergencies and disasters.” The City of Big Bear Lake is a member of the San Bernardino County
Operational Area. As a result, City resources are made available to other local agencies and citizens affected by disaster
in the area and will request assistance from other agencies when needed. The Emergency Operations Plan incorporates
policies and procedures to care for full-time residents and visitors in a time of disaster. Depending upon the situation
or disaster, citizens and visitors would be instructed on the appropriate action to take. Instructions can be disseminated
by a wide array of options. The San Bernardino County Telephone Emergency Notification System (TENS) provides
for recorded messages to be sent to all standard telephones in the Valley. KBHR 93.3 FM radio, in addition to their
normal emergency broadcasts, have agreed to participate in sending out messages in coordination with a Valley-wide
siren system. The City also has the ability to provide door-to-door notification and to utilize a mobile emergency
vehicle with sirens and loudspeakers. Finally, Scan USA, which is a web-based emergency notification system, sends
out locally generated messages by email, telephone, text messaging, and cell phone for individuals that sign up for the
service (Big Bear Valley Community Wildfire Protection Plan). In the event of an emergency evacuation, there are
three main escape routes out of the Bear Valley- State Route 18 north to the Lucerne Valley, State Route 18 southwest
to Highway 330 and connecting to State Route 30, and State Route 38 south to Redlands.
The Big Bear Valley Community Wildfire Protection Plan notes that a confidential Emergency Evacuation Plan is
maintained and refined by the San Bernardino County Sheriff’s Department. The Emergency Evacuation Plan includes
a tiered approach to evacuation within the valley, with separate levels for warning, voluntary, mandatory, and
immediate evacuations, as well as shelter-in-place. Upon the warning of an evacuation it is most likely that the day
time visitors and a large majority of the second homeowners will exit the valley. At the time of the issuance of a
voluntary evacuation the remainder of the second homeowners and most likely half of the full-time residents would
exit the valley. At the point a mandatory evacuation is issued only half of the full-time residents will be remaining in
the valley and attempting to leave, which would consist of a total of 4,095 dwelling units. Based upon an average of
two cars per dwelling unit, a total of 16,321 vehicles will be leaving the valley in the event of a mandatory evacuation.
Of this, approximately 4,972 vehicles would be exiting the City of Big Bear Lake. City’s Municipal Code addresses
the high fire hazard potential in the City by incorporating regulations from the California Fire Code. In addition, the
City’s Municipal Code provides Section 15.36.020(Construction Requirements) incorporating fire protection measures
in building construction.
The City of Big Bear Lake has enacted several ordinances and regulations in order to proactively work to reduce the
potential for wildfire. Regulations include weed abatement requirements, property maintenance standards, and a
prohibition of wood shake roofing materials. Weed abatement requirements and property maintenance standards reduce
the amount of fuel that is located adjacent to structures, reducing the risk to structures and humans from wildfire. In 2008
the Big Bear Lake City Council took additional action to address the threat of a forest fire by adopting City Ordinance
2008-379 for the Native Brush and Shrub Reduction Ordinance. This ordinance requires private property owners to
reduce fire fuel dangers posed by native brush and vegetation through minimizing fuel material. In 2014, the Big Bear
Lake City Council further took proactive measures to reduce the threat of fires through adoption of Ordinance 2014-432
– Defensible Space and Forest Management, now incorporated into Municipal Code Chapter 17.10. Based on
implementation of all of the measures listed above, the project will have a Less than Significant Impact upon Hazards
and Hazardous Materials.
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MANDATORY FINDINGS OF SIGNIFICANCE
-a)

Does the project have the potential to
substantially degrade the quality of the
environment, substantially reduce the
habitat of a fish or wildlife species, cause
a fish or wildlife population to drop
below self-sustaining levels, threaten to
eliminate a plant or animal community,
substantially reduce the number or restrict
the range of a rare or endangered plant or
animal or eliminate important examples
of the major periods of California history
or prehistory?

b)

Does the project have impacts that are
individually limited, but cumulatively
considerable? (“Cumulatively
considerable” means that the incremental
effects of a project are considerable when
viewed in connection with the effects of
past projects, the effects of other current
project, and the effects of probable future
projects.)

c)

Does the project have environmental
effects which will cause substantial
adverse effects on human beings, either
directly or indirectly?







XX. (a-c) Less than Significant Impact. The project involves the change in General Plan land use designation of one
5,000 sf parcel from Multiple Family Residential to Commercial-Visitor for the future development as a parking lot. The
project does not have the potential to degrade the quality of the environment, reduce fish or wildlife species or the habitat,
reduce the number or range of a rare or endangered plant or animal, nor eliminate an important example of California
history or pre-history, because the property has not been identified as containing any of these resources. The property
was previously developed with a commercial office, two residential units and a small parking lot. The commercial office
and one residential dwelling unit have been demolished. The surrounded by development and partially disturbed by an
asphalt driveway. The property is adjacent to several parcels of land zoned Commercial Visitor and a large auxiliary
parking lot for the Big Bear Mountain Resort.
Cumulative impacts to air quality, greenhouse gas emission, and wildfire may occur as a result of improvement and use
of the property, however, these impacts are anticipated to be less than significant impacts as described throughout this
Initial Study checklist.
The project does not have any substantial direct or indirect effects on humans. The project site is located within Rathbun
Corridor Sustainability Plan and intended for development of visitor serving land uses. The project does not significantly
change the allowable land uses of the properties or character of the residential neighborhood as stated in the responses
throughout this Initial Study Checklist. Therefore, the project will have a Less than Significant Impact on the Mandatory
Findings of Significance, and no mitigation measures are necessary at this time.
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City of Big Bear Lake 2013-2021 Housing Element
City of Big Bear Lake 1999 General Plan and EIR
City of Big Bear Lake Municipal Code
City Council Resolution 2009-16 Establishing and Increasing Certain Development Impact Fees for Applicants
for Development Related Services. City of Big Bear Lake. Adopted May 11, 2009.
City of Big Bear Lake Pedestrian, Bicycle and Equestrian Master Plan, 2014
Southern California Association of Governments, City of Big Bear Lake, Rathbun Corridor Sustainability Plan,
May 2017
City of Big Bear Lake Compliance Action Plan (CAP) September 2015.

These documents are available for review at City Hall.
List of Preparers:
Janice Etter, Sr. Principal Planner, City of Big Bear Lake
ATTACHMENT A – Expanded Project Description

Note: Authority cited: Public Resources Code sections 21083, 21083.05, 21083.09.
Reference: Gov. Code section 65088.4; Public Resources Code sections 21073, 21074, 21080(c), 21080.1, 21080.3,
21080.3.1, 21080.3.2, 21082.3, 21083, 21083.3, 21083.5, 21084.2, 21084.3, 21093, 21094, 21095 and 21151; Sundstrom
v. County of Mendocino (1988) 202 Cal.App.3d 296; Leonoff v. Monterey Board of Supervisors (1990) 222 Cal.App.3d
1337; Eureka Citizens for Responsible Govt. v. City of Eureka (2007) 147 Cal.App.4th 357; Protect the Historic Amador
Waterways v. Amador Water Agency (2004) 116 Cal.App.4th 1099, 1109; San Franciscans Upholding the Downtown
Plan v. City and County of San Francisco (2002) 102 Cal.App.4th 656.
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City of Big Bear Lake

ATTACHMENT A
EXPANDED PROJECT DESCRIPTION AND VICINITY MAP
General Plan Map Amendment 2019-083 and Zone Change 2019-084 have been initiated by the
property owners of 592 Elm Street to change the General Plan designation of this 5,400 square foot,
vacant parcel from Multiple Family Residential (MFR) to Commercial Visitor (CV) on the General
Plan Land Use Map; and from Multiple Family Residential (R-3) to Commercial Visitor (C-3) on the
Zoning Map. In the future, the property owners plan to build a “barn” building for use as a
banquet/wedding venue and parking lot on this property.
The site of the future development are disturbed and were previously developed with a commercial
building, two residential dwelling units and a small parking lot. The commercial building and one
dwelling unit were demolished in 2018. One residential unit remains.
Location
The project site is generally located at the northwest corner of Moonridge Road and Elm Street in the
City of Big Bear Lake, County of San Bernardino, California. The address of the lot is 592 Elm
Street, Assessor’s Parcel Numbers 2328-375-03. Please see the vicinity map in Figure 1 on the
following page:
Figure 1

General Plan Amendment and Zone Change
The property that is subject to the General Plan Amendment and Zone Change is one lot that is located
at 592 Elm Street (Assessor’s Parcel Number 2328-375-03). The property is indicated in Figure 2
below in brown. The request is to change the land use designation to Commercial Visitor, indicated
in a dark pink color. The Commercial Visitor designation allows a parking lot use. Please see an
excerpt from the General Plan Land Use Map in Figure 2 below:
City of Big Bear Lake Civic Center and Performing Arts Center
39707 Big Bear Boulevard, P.O. Box 10000, Big Bear Lake CA 92315  909/866-5831  Fax 909/866-7511

Attachment A – Initial Study
General Plan Map Amendment 2019-083 and Zone Change 2019-084
March 13, 2020
Page 2

Figure 2

Site Photographs

ATTACHMENT B
CONDITIONAL USE PERMIT 2019-079
GENERAL PLAN AMENDMENT 2019-083, AND ZONE CHANGE 2019-084
From: Andy Edwards [mailto:andyedwards31@gmail.com]
Sent: Saturday, May 23, 2020 12:43 PM
To: Planning Dept <bblplan@CITYBIGBEARLAKE.com>
Subject: Plan Amendment 592 Elm Street

I have these comments on the proposed amendment as documents on the letter mailed
5/21/2020.
1. The map on the second page of the letter mailed on 5/21 is wrong. It shows property at 266
Bluebird. You need to send out an updated letter,and delay the hearing to allow people to review
the correct information.
2. Two acres of parking allows for about 200 cars. I have concerns about the associated increased
noise, traffic, and pollution, on top of the ski area parking nearby, potentially resulting in traffic
chaos.
3. I have concerns about the potential noise impact of wedding / banquet especially if events are
held outside of the buildings.
4. I have concerns about the impact of increased property crime (burglaries etc) due to additional
people visiting the area.
5. I have concern about the visual impact of the development on the local area, and mitigation
thereof.
Andrew Edwards
Property Address
42542 Sonoma Dr
BBL

Project Information

Legend

Property Owner:

Spencer and Laurie Kagan
P.O. Box 73145
San Clemente, CA 92673
(949) 400-9899
laurie@kaganonline.com

Project Address:

42488 Moonridge Road
Big Bear Lake, CA 92315

Architect:

Bradford MacArthur Architect, INC.
P.O. Box 649
Big Bear City, CA 92314
Brad MacArthur
(310)-999-4680
brad.macarthur@yahoo.com
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Name
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Proposed Reception Hall
Proposed Storage Buiding
Total Lot:
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1,856 SF
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0.04
0.08
1.64
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4%
85%
9%
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79 Spaces / 6 = 14 Trees Required

Parking Lot / Landscaping Area
Description
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Municipal Code Floor Area and Parking Calculation
Use

Area

Ground Floor
Kitchen
Reception
Restroom
Utility
Vestibule
Totals

968 SF
5165 SF
681 SF
161 SF
225 SF
7200 SF

Parking
Ratio
0 SF
70 SF
0 SF
0 SF
0 SF

Ground Floor Occupant Load Calculations

Spaces
Required
0.0
73.8
0.0
0.0
0.0
73.8

Kitchen Parking: 1 space/3 employees
6 Employees =
2 Spaces
Total Req'd Spaces
76
ADA Spaces Req'd
4
Provided Parking
Standard Spaces
Standard ADA Spaces
Van ADA Space
Total Provided

75
3
1
79

12'x24' Loading Space

1

Name
Ground Floor
Men's
Women's
Kitchen
Reception Hall

Area

Occupancy

274 SF
407 SF
968 SF
5165 SF

A-2
A-2
A-2
A-2

Elev.
Janitor
Vestibule
Vestibule
Vestibule
Grand total:

111 SF
50 SF
75 SF
75 SF
75 SF
7200 SF

A-2
A-2
A-2
A-2
A-2

Use
Restroom
Restroom
Kitchen
Tables and
Chairs
Storage / Utility
Storage / Utility
Vestibule
Vestibule
Vestibule

Preliminary Storm Water Runoff Calculation

Occupant
Cummulative
Load
Occupant
Occupant
Req'd Exit /
Factor
Load
Load
Exit Access
0 SF
0 SF
200 SF
15 SF

4.8
344.3

0 SF
300 SF
5 SF
5 SF
5 SF

2

0.2
15.0
15.0
15.0
394.4

Second Floor Occupant Load Calculations
Name
2nd floor
Storage / Utility
Grand total:

Area

Occupancy

2160 SF S-1
2160 SF

Storage / Utility

Occupany Use Legend

Municipal Code Area Legend

Storage

Restroom

Storage / Utility

Utility

7.2
7.2

1

Building Plumbing Fixture Calculation

Occupant Load Factor:
Occupant Load:
Required Fixtures:
Water Closets
Urinals
Lavs
Drinking Fountain

Restroom

Reception

300 SF

Ground Floor
Floor Area A-2:

Kitchen

Kitchen

Use

Occupant
Cummulative
Load
Occupant
Occupant
Req'd Exit /
Factor
Load
Load
Exit Access

4,831 SF (excludes hallways, accessory areas,
vestibules, etc)
30 SF/ person (Table 4A CPC)
161; 81M / 81F
2M; 3F
1
1M;1F
1

Tables and Chairs

Vestibule

Vestibule

274 SF
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Range

Range
Range

Vestibule
Kitchen
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A Municipal Code Floor Area Diagram
SD2
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B Ground Floor Occupancy Use Area Diagram
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Area Diagrams, Preliminary Storm Water Runoff Calc.

bma
Bradford MacArthur Architect, INC.
w w w. b m a - a r c h i t e c t u r e . c o m
P.O. Box 649, Big Bear City, California 92314
Telephone (310) 999-4680
brad.macarthur@yahoo.com

The Barn @ Big Bear
42488 Moonridge Road
Big Bear Lake, CA 92315

- SD2
job no.: 19001

scale: 1/16" = 1'-0"
date: 24 June 2019

Development Review Submittal

The design concepts and other information contained herein are the intellectual property of the Architect, and are protected by national and international copyright law. This drawing is an instrument of service, and may not be reused, reproduced, or altered without the express written consent of the Architect.

Legend
Existing Structure
Proposed Addition
Existing wall to remain
Existing wall to be removed

Property line

Street Centerline
Public Utility Easement

YR

Existing contour line

N10° 0
7' 02"E
211.85
'

S 1° 21' 37" E
38.89'

N88° 26' 06"E
149.53'

APN 2328-375-03
Lot 2
Zoning R-3

APN 2328-301-24
Lot -Zoning C-3

S 1° 30' 57" E
195.21'

APN 2328-301-23
Lot -Zoning C-3

Keynote Legend

Elm Steet

° 56
150 ' 38"E
.61
'

Setback line

0
10

S67

A
M
FE
x.
rro
Ap

02.24

Lot to be Zone changed to C-3

02.21
02.22
02.23
02.24

Existing fire hydrant.
Existing utility pole.
Existing sign.
Existing sewer manhole.

02.22

Aprrox. FEMA 100 YR

Lots to be joined, zoned C-3
(E) A
C Dr

ive

APN 2328-381-01
Lot 3
Zoning C-3

02.22

N74
° 11'
4
345. 8"W
95'

02.23
02.22

Existing / Demo Site Plan

685
7.0
'

685
5.0
'

685
4.0
'

685
3.0
'

685
2.0
'

02.22

685
6.0
'

A
SD3

N76°
03' 0
8
93.42 "W
'

02.21
685
1.0
'

685
0.0
'

684
9.0
'

684
7.0
'

Roa
d

S 1° 30' 30" E
41.20'

02.22
02.21

684
8.0
'

Moo
nridg
e

APN 2328-381-02
Lot 4
Zoning C-3

1" = 30'-0"

Existing Site Plan

bma
Bradford MacArthur Architect, INC.
w w w. b m a - a r c h i t e c t u r e . c o m
P.O. Box 649, Big Bear City, California 92314
Telephone (310) 999-4680
brad.macarthur@yahoo.com

The Barn @ Big Bear
42488 Moonridge Road
Big Bear Lake, CA 92315

- SD3
job no.: 19001

scale: As indicated
date: 24 June 2019

Development Review Submittal

The design concepts and other information contained herein are the intellectual property of the Architect, and are protected by national and international copyright law. This drawing is an instrument of service, and may not be reused, reproduced, or altered without the express written consent of the Architect.

120' - 0"

8' - 0"

36' - 0"

84' - 0"

40' - 0"

40' - 0"

40' - 0"

SD6

22' - 0"

Down

A

6846.5'

Covered Deck

El = 6846.5'

Ramp Down

107

Exit

Exit

Employee Patio

6' - 0"

A

Bar

UP

Corridor

100

Glass storefront vestibule, TYP.

Exit

SD7

Men's

Landing El = 6848.5'

4'-0" Min.

Ramp Down

Retaining Wall

8' - 0"

Vestibule

101

Covered Trash Enclosure
Janitor

Women's

102

103

Dry Storage

104

9' - 6"

9' - 8"

109

B

SD6

Coffee

6' - 0"

Kitchen

105

Range

Conveyor
oven Micro.

Vestibule

108

Covered Deck

8' - 0"

D
J

Range

Bo
ot
h

Exit

6' - 0"

Slope Down

6' - 0"
3.5% Driveway

Ref.

Vestibule

Exit

5' - 10"

Ice Frzr.

106

6' - 0"

ADA HI/LOW
Drinking Fountain

60' - 0"

Reception Hall

DW DW

Ramp Down

12'x40' Loading
Space

4' walk way

10'x10'
freight elev.

F.F. = 6851.0'

Standard garbage truck turn radius

B

Truck Backup
Turnaround Space
No Parking

SD7

Existing utility poles
Graphic Scale: 1 inch = 8 feet

32' - 5"

Meandering sidewalk

A Ground Floor Plan
SD4

1/8" = 1'-0"

0

8'

16'

Floor Plan

bma
Bradford MacArthur Architect, INC.
w w w. b m a - a r c h i t e c t u r e . c o m
P.O. Box 649, Big Bear City, California 92314
Telephone (310) 999-4680
brad.macarthur@yahoo.com

The Barn @ Big Bear
42488 Moonridge Road
Big Bear Lake, CA 92315

24'

- SD4
job no.: 19001

scale: 1/8" = 1'-0"
date: 24 June 2019

Development Review Submittal

The design concepts and other information contained herein are the intellectual property of the Architect, and are protected by national and international copyright law. This drawing is an instrument of service, and may not be reused, reproduced, or altered without the express written consent of the Architect.

7" / 12"
7" / 12"

7" / 12"

7" / 12"

3" / 12"

3" / 12"

7" / 12"

7" / 12"

36' - 0"

12' - 0"
23' - 4 3/4"

7" / 12"

7" / 12"

7" / 12"
7" / 12"

7" / 12"

7" / 12"

Access

Access

Exit

Exit

60' - 0"

10'x10'
freight elev.

7" / 12"

7" / 12"

3" / 12"

7" / 12"

200

7" / 12"

7" / 12"

201

7" / 12"

7" / 12"

Mechanical

Tables/Chairs
Storage

7" / 12"

7" / 12"

23' - 8 1/2"

7" / 12"

3" / 12"
7" / 12"

7" / 12"

7" / 12"

7" / 12"

7" / 12"

7" / 12"

7" / 12"

3" / 12"

7" / 12"

7" / 12"

Graphic Scale: 1 inch = 8 feet

A 2nd floor
SD5

1/8" = 1'-0"

B Roof Plan
SD5

1/8" = 1'-0"
0

8'

16'

2nd Floor & Roof Plan

bma
Bradford MacArthur Architect, INC.
w w w. b m a - a r c h i t e c t u r e . c o m
P.O. Box 649, Big Bear City, California 92314
Telephone (310) 999-4680
brad.macarthur@yahoo.com

The Barn @ Big Bear
42488 Moonridge Road
Big Bear Lake, CA 92315

24'

- SD5
job no.: 19001

scale: 1/8" = 1'-0"
date: 24 June 2019

Development Review Submittal

The design concepts and other information contained herein are the intellectual property of the Architect, and are protected by national and international copyright law. This drawing is an instrument of service, and may not be reused, reproduced, or altered without the express written consent of the Architect.

Material and Color Legend
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