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

PLANNING COMMISSION MEETING AGENDA
March 7, 2018
TIME:

1:15 p.m.

Next Resolution PC2018-02

PLACE:

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

CALL TO ORDER
FLAG SALUTE
ROLL CALL

BREUNIG, BUSH, SENFT, SMITH, THOLEN

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of January 17, 2018.

PUBLIC HEARING ITEMS
2.1

Major Special Event 2017-177/MSE

Planner: Janice Etter

Location:
APN:
Applicant:

630 Bartlett Road
0308-166-57
Big Bear Visitor’s Bureau
Darien Schaefer
Rick Bates
Representatives: Same
Consideration of the Big Bear Grill & Chill, KC Barbecue State Championship Competition and Craft
Beer Festival on Memorial Day Weekend, Friday, Saturday, and Sunday, May 25, 26 and 27, 2018.
Staff recommends that the Planning Commission approve Major Special Event application 2017177/MSE to hold the Big Bear Grill & Chill, KC Barbecue State Championship Competition and Craft
Beer Festival on Friday, Saturday, and Sunday, May 25, 26 and 27, 2018, including authorizing the use
and closure of the Bartlett Road Public Parking Lot for the event. This approval is based on the findings
and subject to the conditions of approval contained in the resolution.
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Development Code Amendment 2017-078/DCA
Location:
APN:
Applicant:
Representative:

MARCH 7, 2018

Planner: Robert Dalquest

Areas within the Moonridge business district designated C-3 zone, and areas
designated C-4 zone within the City.
N/A
City of Big Bear Lake
Robert D. Dalquest

Consideration of a recommendation to the City Council on a Development Code Amendment to modify
the Commercial-Visitor (C-3) and Commercial-Recreation (C-4) zones by expanding the permitted and
conditionally permitted land uses listed in Table 17.35.030(A) [Principal Uses Permitted in Commercial
and Public Zones], and modify specific development standards contained in Table 17.35.050(A) [General
Development Standards in Commercial Zones].
Staff recommends that the Planning Commission adopt the attached resolution recommending a Negative
Declaration, pursuant to the California Environmental Quality Act (CEQA), and review the proposed
Development Code Amendment and hold a public hearing.
3.

DISCUSSION/ACTION ITEM - NONE

4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

ADJOURNMENT

The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need special
assistance to participate in a meeting, please contact the City Clerk’s office. Notification 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
January 17, 2018
CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Breunig led the salute.

ROLL CALL

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

STAFF PRESENT

Robert Dalquest, Planning Director; Janice Etter, Senior Principal Planner, and
Nathan Castillo, Associate Planner.

AGENDA APPROVAL
The Commission approved the agenda with a unanimous vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Robert Dalquest noted that there will not be a meeting on February 7, 2018, and requested Janice Etter to
give a brief overview of a new proposed event – Big Bear Lake Chill & Grill. Ms. Etter introduced Darien
Schafer, Chief Executive Officer of the Visitor’s Bureau, and Rick Bates, from the Events Resource Office.
They gave the presentation of the event to be held on Memorial Day Weekend. It would include a Kansas
City Barbecue competition on Saturday, where they anticipate 30 entrants and requires 45 judges. There
will be several competitors that will provide food for sale for the anticipated 5,000 spectators over the two
day event (Saturday and Sunday). On Sunday they would have a craft beer event.
Chairman Bush inquired when this item would come before the Commission as an action item. Mr. Bates
said March 7th.
Commissioner Tholen said that he is in favor of accepting the application as complete but suggested that
no activities would interfere or compete with businesses in the Village. He also stated a preference with
keeping set-up to Friday only. Commissioner Tholen also asked if they had considered holding the event
in the Village “L” streets. Mr. Bates answered that they would like to show the business owners how
successful the event could be before closing streets. Mr. Bates agreed to keeping the set-up to Friday only.
Commissioner Tholen voiced concerns about snow, wind that is still a possibility at that time. He also
noted concern about the music location.
Commissioner Senft asked how many spectators come through the Fun Run. Mr. Bates said it was 10,000
to 15,000. Then Commissioner Senft inquired about using a shuttle and whether event parking would be
clear. Mr. Bates said they were in talks to use the trolley, and that the parking would be well marked.
Commissioner Breunig suggested that the event should be limited to just Area B of the parking lot instead
of all of it. Mr. Bates indicated that the size of some of the competitors equipment and the tent for the
judges, it requires the entire lot, however, it can be smaller for the Sunday event.
Commissioner Tholen questioned whether they qualified for the grant from TBID. Mr. Bates said they did
qualify.
The Commission agreed and gave staff direction to accept the application as complete and move forward
to a Public Hearing at a future Planning Commission meeting.
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PUBLIC FORUM
Opened 1:47 p.m. No one spoke – closed 1:47 p.m.
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of December 20, 2017.

Consent calendar was approved by a unanimous vote.
2. PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2017-174/PPR
Location:
APN:
Applicant:
Representative:

Planner: Nathan Castillo

685 Pine Knot Avenue
0308-174-27
Matt & Claudia Scriven
Adam Phillips, Kadtec

Consideration of a request remove an existing structure and to construct a new 5,791 square foot
multi-tenant commercial building on a 13,123 sq. ft. lot in the Village Retail District of the
Village Specific Plan.
Nathan Castillo gave the staff report and presentation.
Chairman Bush inquired whether the input from the previous submittal were taken into
consideration for this project, specifically the public restroom. Mr. Castillo said yes, they were,
and there will be public restrooms provided – one in the gift shop and retail shop and two in the
yogurt shop.
Chairman Bush asked if the courtyard was for the use of the yogurt shop. Mr. Castillo said it is
for anyone to use.
Commissioner Breunig questioned the lighting behind the trash enclosure. Mr. Castillo said that
would be submitted with the building plans.
Commissioner Senft clarified that the main change since the last submittal is the loss of the
second story restaurant and asked about the roof pitch/snow shedding. Mr. Castillo said all snow
will fall onto their private property and will be managed by them from there.
Commissioner Tholen commended the applicant and staff for addressing concerns raised
previously and asked about the landscaping and whether a second story could be added at a later
date. Mr. Castillo said that xeriscaping was proposed but suggested speaking to the applicant.
Commissioner Tholen inquired about a parking agreement. Chairman Bush added concern about
how the parking agreement would work if a second floor were to be added later. Mr. Dalquest
answered that the City is working on a proposal that may do away with parking requirements
provided property is within 800 feet of a public parking lot.
Public Hearing opened 2:05 p.m.
Matt Scriven, applicant, spoke in favor of the project.
Commissioner Senft inquired whether the underground tanks had been removed. Mr. Scriven
said that was his understanding.
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Commissioner Tholen asked if they were still looking for a tenant for the additional retail space.
Mr. Scriven indicated that they were.
Commissioner Tholen asked about timelines. Mr. Scriven said they believe that they are almost
ready to move forward, just waiting for funding. He also wanted to note the inability to add a
second floor at a later date and that the landscaping will incorporate the look of the Village.
Public hearing closed 2:10 p.m.
Commissioner Tholen moved to adopt the attached Resolution No. PC2017-01 finding the project
categorically exempt from the California Environmental Quality Act (CEQA) and approving Plot
Plan Review application 2017-174 based on the findings and subject to the conditions of approval
contained in the attached Resolution. Commissioner Senft seconded the motion. The motion
carried with the following vote:
AYES:
NOES:
ABSTAIN:
ABSENT:

Breunig, Bush, Senft, Tholen
None
None
Smith

3. DISCUSSION/ACTION ITEM
Chairman Bush discussed a proposal to create a refund for returned sleds from the stores at which they
were purchased to help manage the amount of trash left behind from people playing in the snow; i.e.
add $5 on to the purchase price and refund upon return of sled, even if it’s broken.
4. PLANNING DIRECTOR’S REPORT
5. SUMMARY COMMENTS
Commissioner Tholen stated that he believes that there have not been traffic issues with the new traffic
management plan for the resort.
Commissioner Tholen commented on the sharrows on Big Bear Boulevard being slippery when the
road is wet.
The Commission inquired about the status of Jersey Mike’s Subs and the Spartan race impact report.
6. ADJOURNMENT At the hour of 2:16 p.m., Chairman Bush adjourned the meeting.
MINUTES APPROVED AT THE MEETING OF MARCH 7, 2018.

Becky Romine, Commission Secretary

N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2018\1-17-18\MIN 1-17-18.docx

ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF MARCH 7, 2018
PUBLIC HEARING

SUMMARY AND RECOMMENDATIONS
Project:

MAJOR SPECIAL EVENT 2017-177/MSE

Proposal:

Consideration of the Big Bear Grill & Chill, KC Barbecue State
Championship Competition and Craft Beer Festival special event on
Memorial Day Weekend, Friday, Saturday and Sunday, May 25, 26 and 27,
2018.

Location:

Bartlett Road Public Parking Lot, 630 Bartlett Road, APN 0308-166-57, in
the Village Specific Plan and designated Public-Quasi Public (P-QP).

Applicant:

Big Bear Visitor’s Bureau, Mr. Darien Schaefer and Mr. Rick Bates

Recommendations: Staff recommends that the Planning Commission approve Major Special
Event application 2017-177/MSE to hold the Big Bear Grill & Chill, KC
Barbecue State Championship Competition and Craft Beer Festival on
Friday, Saturday, and Sunday, May 25, 26 and 27, 2018, including
authorizing the use and closure of the Bartlett Road Public Parking Lot for
the event. This approval is based on the findings and subject to the
conditions of approval contained in the resolution.

Submitted by,

Prepared by,

ROBERT D. DALQUEST
Planning Director

JANICE ETTER
Senior 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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KC Barbecue State Championship Competition and Craft Beer Festival
March 7, 2018
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PROJECT DESCRIPTION
The City of Big Bear Lake Planning Department has received an application for a first time, LargeImpact Major Special Event. The event is called the KC Barbecue State Championship
Competition and Craft Beer Festival, Big Bear Lake “Grill & Chill.” The event is proposed for
Memorial Day weekend, Friday, Saturday and Sunday, May 25, 26, and 27, 2018, and will occupy
the entire Bartlett Road Public Parking Lot, located at 630 Bartlett Road in the Village Specific
Plan, Public-Quasi Public zone.
Approximately 30 cooks are expected to participate in the competition which begins with cooking
on Friday and judging on Saturday. Live music, beverages, including beer, and children’s
activities are proposed during the event, and approximately 5,000 spectators are anticipated.
Cookers will be on the site continuously, and the event will be open to the general public from 11
am to 7 pm on Saturday and 11 am to 5 pm on Sunday. This event will occur “rain or shine” and
there is no alternative date. Representative photos of competitions in other cities are show below:
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Most vendors will erect their own booths or use pop-up canopies. However, one or more large
tents (approximately 40 feet by 40 feet) will be erected for the judges and competition staff. Some
competitors use recreational vehicles, trailers, and other towable items such as smokers, and these
will be allowed to be parked within the event area. A stage will be erected for entertainment and
announcements, and the perimeter of the event site will be fenced.
Some of these cooks will stay through Sunday to provide food for the Craft Beef Festival
component of the event. Examples of the food vendors are shown in the photographs below. In
addition to food vendors, approximately 30 breweries are expected to participate in this tasting
event. Again, live music and children’s activities are proposed, and approximately 5,000
spectators are anticipated.
The event will conclude Sunday at 5 pm. The parking lot will be available for public parking on
Monday, May 28.

One other event is occurring in the City on this weekend. This event is the Art on the Corner event
at 40803 Village Drive produced by the Bear Valley Guild for the Arts.
The application materials and site plans of the event area are attached to this Staff Report as
Attachment 3.
BACKGROUND
As required by the Special Events Ordinance, Development Code Section 17.13.050, this first
time, large-impact Major Special Event gave a presentation on the event to the Planning
Commission at the meeting of January 17, 2018. The Planning Commission directed staff to accept
the Major Special Event application and pursue its processing. The item was discussed at a
subsequent Development Review Committee and determined to be complete.
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ANALYSIS
The Planning Division has analyzed the Major Special Event application for consistency with the
General Plan and Development Code Chapter 17.13. The results are described in the following
paragraphs.
The event occurs on a weekend of a nationally recognized major holiday, Memorial Day.
Therefore, the event is subject to a special finding by the Planning Commission. A discussion of
the event’s duration, attendance, visitor draw, economic benefit and event reach is provided below,
pursuant to the City Council’s Administrative Instruction #2012-01 Special Event Application
Guidelines.
Event Type: Major Small-Impact
The Big Bear Grill & Chill, KC Barbecue State Championship Competition and Craft Beer Festival
has been determined to be a Major Large-Impact event based on the following assessment.
 Duration – Major Large-Impact: The set-up activities occur on Thursday, May 24. The event
occurs over three days, specifically beginning on Friday, May 25, when the Cooks arrive, set up
their stations, have meat inspected and begin cooking. Judging occurs on Saturday, May 26.
The Craft Beer festival occurs on Sunday, a May 27. A multiple day event is categorized as a
Major Large-Impact event.
 Attendance – Major Large-Impact: The event promoters are estimating 80 Participants and
10,000 spectators, placing the event in the Major Large-Impact category.
 Visitor draw – Major Large-Impact: Visitor draw is the percentage of visitors who visited Big
Bear Lake specifically to attend the event. Because this event is sanctioned by KC Barbecue,
the event has the possibility of attracting participants from all over Southern California and the
southwest region. More than 75% of the participants may come from outside of the Big Bear
Valley. This anticipated visitor draw is consistent with the Major Large-Impact category.
 Economic benefit – Major Large-Impact: The direct economic benefit of the event is anticipated
to be large because of the holiday weekend, multiple day stays, and the anticipated dollars spent
on associated expenses, including meals, gasoline, and other entertainment. Other similar
multiple-day events generate approximately $1 million in direct economic benefit. This event is
expected to do the same, placing it in the Major Large-Impact category.

 Event reach – Major Large-Impact: Because the barbecue component of this event is a State
Championship competition, the event reach is anticipated to be the southwest and beyond,
placing this event in the Major Large-Impact category.

A graphic representation of these categories is shown in Figure 1 on the following page:

Staff Report
Major Special Event 2017-177/MSE, Big Bear Grill & Chill
KC Barbecue State Championship Competition and Craft Beer Festival
March 7, 2018
Page 5
Figure 1

Location-Type:
The second factor in determining how an event is approved is the special event location. The event
proposes to use and close the entire Bartlett Road Public Parking Lot in a Bartlett D configuration,
which requires a Discretionary Review with a Special Finding by the Planning Commission, as
shown in Table 17.13.030.B, in Figure 2 below:
Figure 2
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FINDINGS FOR APPROVAL
The Planning Commission must make the following six findings in order to approve this Major
Special Event Permit.
Finding 1. The proposed event is consistent with the General Plan and Development Code
Chapter 17.13.
The primary General Plan policy regarding events appears in Goal OPR 4 of the Open Space, Parks
and Recreation Element. The goal is to maintain and expand cultural programs and special events
which enhance the quality of life for City residents and which provide an enhanced experience to
visitors. Policy OPR 4.1 directs staff to work with local community groups to organize special
events that conform to the City’s goal of being a family-oriented community. This new event is
being proposed by the Big Bear Visitor’s Bureau to begin the summer tourist season and to
introduce competitive barbecue cooking and craft beer brewing to the Big Bear Valley. It is
anticipated that this State Championship will be a reoccurring event and thereby encourage return
trips by followers of competitive barbecue cooking and craft beer festivals. In addition to the
barbecue and beer aspects of the vent, activities and entertainment are proposed for all age groups.
The event may be found consistent with Development Code Chapter 17.13, the Special Events
Ordinance, as detailed in the previous section. The proposal falls into the category of a LargeImpact Major Special Event.
Finding 2. Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses, and the community.
Those measures include those that appear in the attached application as well as performance
measures to be implemented before and throughout the event.
Measures have been planned to protect the public health, safety and general welfare. The event
will provide an information booth and a lost child booth. Sheriff’s Officers will be present in the
area and available on site. Security personnel are stationed at each entrance and exit, and wrist
bands and tasting portions will be used to control alcohol consumption. Overnight security
personnel will be provided on Friday and Saturday nights. Barbecue competitors will be instructed
about proper ash and charcoal disposal. Additional portable restrooms will be provided for all
spectators and participants.
Finding 3. The Big Bear Grill & Chill event will have adequate parking, ingress and egress, traffic
circulation and access, and provisions for pedestrian safety.
The entire Bartlett Road Public Parking Lot will be used for the event. No public parking is
available on site. However, within the Village Specific Plan area, all on-street parking spaces and
the remaining public parking lots along Cameron Drive, Knickerbocker Road, and Pennsylvania
Avenue are available, resulting in several hundred parking spaces being available for the
businesses, participants, and attendees of this event. The event promoter will be required to display
signs directing attendees to appropriate parking areas. The event site will be fenced for security
purposes, however, well-marked exits are provided to sidewalks and public streets. Within the
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event site, wide pedestrian aisles will be maintained for public safety and emergency personnel
access.
Finding 4. All structures and equipment will be erected and maintained in compliance with the
applicable codes.
The applicant proposes to use the Event Resource Office stage, event fencing, and 10 x10 pop-up
canopies. Permits and physical inspections from the Fire Department and Department of Building
and Safety are required for tents exceeding 400 square feet in area. The Fire Department and
Department of Building & Safety has reviewed the event plans for compliance with aisle width
and exiting requirements. Condition of approvals on the permit require the event promoter to
comply with the tent permitting, inspection, aisle width, and exiting requirements.
Finding 5. The subject site will be restored to its original or better condition upon termination of
the special event.
The event concludes on Sunday evening, and the event site will be disassembled at this time. The
event promoter is responsible for removing all items that have been installed for the event,
including the stage, fencing, booths, trash and debris. A condition of approval is placed on the
application that requires the event site to be restored to pre-event condition or better at the
conclusion of the event. In addition, a security and clean-up deposit are required of the event
promoter to offset any City costs incurred as a result of the event.
Finding 6. For events that are subject to a Special Finding, the Planning Commission shall make
the following determinations:
a. The event is consistent with relevant administrative policies adopted by the City Council
as they may be amended from time to time.
As stated earlier in this report, the event is consistent with General Plan, Development
Code, and application review guidelines adopted by the City Council. The event has been
determined to be an acceptable family-oriented event consistent with General Plan Open
Space, Parks and Recreation Element Goal OPR 4 and Policy OPR 4.1. The event has been
categorized as a Major Large-Impact event under the guidelines established by
Administrative Instruction number 2012-01, thereby allowing the closing of the Bartlett
Road Public Parking Lot.
b. The benefits generated by the visitor draw, event reach, and/or economic benefit are
sufficient to offset potential negative impacts such as loss of parking, street closures, and/or
other impacts.
The proposed event is sanctioned by the KC Barbecue organization, and similar events
held in other cities have been successful and generated large crowds. Because of this brand
name and widespread marketing capabilities, it is anticipated that this event will be
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similarly popular. The event has been classified as a Major Large-Impact event and it is
anticipated to have a high visitor draw and large economic benefit. Although the Bartlett
Road Public Parking Lot will be closed for this event, all on street parking spaces and the
other public parking lots will be available for business customer and event attendee
parking. The event is anticipated to become a reoccurring event.
AUTHORITY TO CLOSE AND USE PUBLIC FACILTIES AND FUTURE APPROVALS
The authority to close and use public facilities for this Major Special Event application is given to
the Planning Commission by Development Code Section 17.13.040(E.)(1.) This section states that
“requests to use or close City Facilities shall be authorized by the Planning Commission for Major
Special Events.”
In addition, the Special Event ordinance requires that events be reviewed by the Planning
Commission at a public hearing for two consecutive years. The Planning Commission will review
this event again in 2019. After the applicant has demonstrated two years of consistency and
success with the event at this location and the Post Event Summary Questionnaire has been
reviewed by the Planning Commission, the Commission may authorize the City Planner to approve
future years’ events provided that no significant changes to the event or event promoter are
proposed.
CORRESPONDENCE AND PUBLIC NOTICING
A notice of public hearing was published in the February 21, 2018, edition of The Grizzly. This
notice was also mailed to 37 property owners within a 300-foot radius of the event site, posted in
three public places, and placed on the City’s website. In addition, the Special Event is shown on
the Planning Projects Map displayed on the Planning Department’s home page of the City’s
website. No public comment has been received as a result of this public notification.
ENVIRONMENTAL REVIEW
Based on the application and project description, staff recommends that the Planning Commission
find the project categorically exempt from the California Environmental Quality Act (CEQA),
pursuant to Section 15304(e), Class 4 of the State CEQA Guidelines. This class exempts
temporary uses of land having negligible or no permanent effects on the environment. A Notice
of Exemption is attached to this Staff Report.
CONCLUSION AND RECOMMENDATION
The Big Bear Grill & Chill, KC Barbecue State Championship and Craft Beer Festival is being
proposed by the Big Bear Visitor’s Bureau on Memorial Day weekend to begin the summer tourist
season. The event is proposed over multiple days and proposed to be a family-friendly activity for
all age groups. The event application has been reviewed for compliance with the General Plan and
Development Code Chapter 17.13, and is proposed in a manner that is consistent with these
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regulations and that proposes to minimize impacts to surrounding properties and the general
public.
Staff recommends that the Planning Commission conduct a public hearing and adopt the attached
resolution finding the project exempt from the California Environmental Quality Act (CEQA) and
approving Major Special Event 2017-177/MSE for the Big Bear Grill & Chill KC Barbecue State
Championship and Craft Beer Festival to be held on Friday, Saturday and Sunday, May 25, 26 and
27, 2018, based on the findings and subject to the conditions of approval contained in the
resolution.
MOTION
If the Planning Commission agrees with the staff’s recommendation, then the following motion is
suggested:
“I move to approve Resolution No. 2018-XX, finding that the project is exempt from the
California Environmental Quality Act, and approving Major Special Event 2017-177, for
the Big Bear Grill & Chill, KC Barbecue State Championship and Craft Beer Festival
proposed at the Bartlett Road Public Parking Lot, based on the findings and subject to the
conditions of approval.”
Attachments:
1. Draft Planning Commission Resolution 2018-XX
2. Notice of Exemption
3. Application Materials
N:\2-Group\Planning\CURRENT\Major Special Events\2017\2017-177 ~ Grill & Chill KC BBQ State Championship
Competition & Craft Beer Festival ~ 630 Bartlett Memorial Day 2018\Staff Reports and Resolutions\Draft Staff
Report BB Grill & Chill KC BBQ.docx
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ATTACHMENT 1
RESOLUTION NO. PC 2018-XX

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING MAJOR SPECIAL EVENT 2017-177/MSE
FOR THE BIG BEAR GRILL AND CHILL, KC BARBECUE STATE
CHAMPIONSHIP AND CRAFT BEER FESTIVAL ON FRIDAY,
SATURDAY AND SUNDAY, MAY 25, 26 AND 27, 2018, LOCATED IN THE
BARTLETT ROAD PUBLIC PARKING LOT, 630 BARTLETT ROAD,
ASSESSOR’S PARCEL NUMBER 0308-166-57, IN THE VILLAGE
SPECIFIC PLAN PUBLIC-QUASI PUBLIC DESIGNATION.
A.

RECITALS
(i)

The Big Bear Visitor’s Bureau, represented by Mr. Darien Schaeffer, has filed an
application requesting the approval of Major Special Event 2017-177/MSE, as
described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to the Bartlett Road Public Parking Lot, located at 630
Bartlett Road, APN 0308-166-57, as shown on the map attached hereto as Exhibit
1.

(iii)

The Application, as contemplated, is proposing to hold the Big Bear Grill and Chill,
KC Barbecue State Championship Competition and Craft Beer Festival. This event
is a three-day event with a barbecue competition, barbecue food, live music,
beverages, including beer, and children’s activities. The event will be open to the
public from 11 am to 7 pm on Saturday and 11 am to 5 pm on Sunday, and requires
the closure and use of the entire Bartlett Road Public Parking Lot.

(iv)

The Bartlett Road Public Parking Lot is designated Village Specific Plan on the
General Plan Land Use Map and is zoned Village Specific Plan, Public QuasiPublic. The properties surrounding the event site are zoned Village Specific Plan
Village Retail.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15304(e), Class 4, of the
State CEQA guidelines, which exempts temporary uses having negligible or no
permanent effects on land.

(vi)

On March 7, 2018, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application at 39707 Big Bear
Boulevard, in Hofert Hall of the Civic and Performing Arts Center in Big Bear
Lake, California.
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(vii)

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

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

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

2.

The project is exempt from the provisions of the California Environmental Quality Act
(CEQA) pursuant to Section 15304(e), Class 4, of the State CEQA guidelines, which
categorically exempts temporary uses having negligible or no permanent effects on land.

3.

Based on the evidence presented to the Planning Commission during the March 7, 2018,
public hearing, including public testimony and written and oral staff reports, the Planning
Commission specifically finds as follows with respect to Major Special Event 2017177/MSE:
a.

The event is consistent with the General Plan and the Development Code. The
primary General Plan policy regarding events appears in Goal OPR 4 of the Open
Space, Parks and Recreation Element. The goal is to maintain and expand cultural
programs and special events which enhance the quality of life for City residents and
which provide an enhanced experience to visitors. Policy OPR 4.1 directs staff to
work with local community groups to organize special events that conform to the
City’s goal of being a family-oriented community. This new event is being proposed
by the Big Bear Visitor’s Bureau to begin the summer tourist season and to introduce
competitive barbecue cooking and craft beer brewing to the Big Bear Valley. It is
anticipated that this State Championship will be a reoccurring event and thereby
encourage return trips by followers of competitive barbecue cooking and craft beer
festivals. In addition to the barbecue and beer aspects of the vent, activities and
entertainment are proposed for all age groups. The event may be found consistent
with Development Code Chapter 17.13, the Special Events Ordinance, as detailed in
the previous section. The proposal falls into the category of a Large-Impact Major
Special Event.

b.

Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses and the
community. Measures have been planned to protect the public health, safety and
general welfare. The event will provide an information booth and a lost child booth.
Sheriff’s Officers will be present in the area and available on site. Security personnel
are stationed at each entrance and exit, and wrist bands and tasting portions will be
used to control alcohol consumption. Overnight security personnel will be provided
on Friday and Saturday nights. Barbecue competitors will be instructed about proper
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ash and charcoal disposal. Additional portable restrooms will be provided for all
spectators and participants
c.

The event will have adequate ingress and egress, traffic circulation, parking, and
provisions for pedestrian safety. The entire Bartlett Road Public Parking Lot will be
used for the event. No public parking is available on site. However, within the
Village Specific Plan area, all on-street parking spaces and the remaining public
parking lots along Cameron Drive, Knickerbocker Road, and Pennsylvania Avenue
are available, resulting in several hundred parking spaces being available for the
businesses, participants, and attendees of this event. The event promoter will be
required to display signs directing attendees to appropriate parking areas. The event
site will be fenced for security purposes, however, well-marked exits are provided to
sidewalks and public streets. Within the event site, wide pedestrian aisles will be
maintained for public safety and emergency personnel access.

d.

All structures and equipment, including those planned for entertainment, and shelter
will be erected and maintained in compliance with all applicable codes. The applicant
proposes to use the Event Resource Office stage, event fencing, and 10 x10 pop-up
canopies. Permits and physical inspections from the Fire Department and
Department of Building and Safety are required for tents exceeding 400 square feet
in area. The Fire Department and Department of Building & Safety has reviewed the
event plans for compliance with aisle width and exiting requirements. Condition of
approvals on the permit require the event promoter to comply with the tent permitting,
inspection, aisle width, and exiting requirements.

e.

The applicant is required to restore the site to its original or better condition upon
conclusion of the special event. The event concludes on Sunday evening, and the
event site will be disassembled at this time. The event promoter is responsible for
removing all items that have been installed for the event, including the stage, fencing,
booths, trash and debris. A condition of approval is placed on the application that
requires the event site to be restored to pre-event condition or better at the conclusion
of the event. In addition, a security and clean-up deposit are required of the event
promoter to offset any City costs incurred as a result of the event.

f.

For events that are subject to a Special Finding, the Planning Commission shall make
the following determinations:
i. The event is consistent with relevant administrative policies adopted by the
City Council as they may be amended from time to time.
As stated earlier in this report, the event is consistent with General Plan,
Development Code, and application review guidelines adopted by the City
Council. The event has been determined to be an acceptable familyoriented event consistent with General Plan Open Space, Parks and
Recreation Element Goal OPR 4 and Policy OPR 4.1. The event has been
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categorized as a Major Large-Impact event under the guidelines established
by Administrative Instruction number 2012-01, thereby allowing the
closing of the Bartlett Road Public Parking Lot.
ii. The benefits generated by the visitor draw, event reach, and/or economic
benefit are sufficient to offset potential negative impacts such as loss of
parking, street closures, and/or other impacts.
The proposed event is sanctioned by the KC Barbecue organization, and
similar events held in other cities have been successful and generated large
crowds. Because of this brand name and widespread marketing capabilities,
it is anticipated that this event will be similarly popular. The event has been
classified as a Major Large-Impact event and it is anticipated to have a high
visitor draw and large economic benefit. Although the Bartlett Road Public
Parking Lot will be closed for this event, all on street parking spaces and
the other public parking lots will be available for business customer and
event attendee parking. The event is anticipated to become a reoccurring
event.
4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby authorizes the closure and use of the entire Bartlett Road Public
Parking Lot for the event and approves Major Special Event Permit 2017-177/MSE, subject
to the conditions of approval as set forth in Exhibit 2.

5.

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

PASSED, APPROVED AND ADOPTED this 7th day, March, 2018.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
___________________________
Date
Anne Bush, Chairman
ATTEST:
____________________________
Becky Romine, Planning Commission Secretary
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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; and that the
foregoing Resolution, being Resolution No. 2018-XX as duly passed and adopted by the said
Planning Commission and attested by the Commission Secretary of said City, all at a regular
meeting of the said City held on the 7th day of March , 2018, 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 7th day of March, 2018.

____________________________
Becky Romine,
Planning Commission Secretary
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Exhibit 1
VICINITY MAP AND SITE PLAN
BIG BEAR LAKE GRILL & CHILL
KC BARBECUE STATE CHAMPIONSHIP COMPETITION AND CRAFT BEER FESTIVAL
FRIDAY, SATURDAY AND SUNDAY
MAY 25, 26 AND 27, 2018, MEMORIAL DAY WEEKEND
BARTLETT ROAD PUBLIC PARKING LOT
630 BARTLETT ROAD
APN 0308-166-57
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Exhibit 2
MAJOR SPECIAL EVENT 2017-177/MSE
BIG BEAR LAKE GRILL & CHILL
KC BARBECUE STATE CHAMPIONSHIP COMPETITION AND CRAFT BEER FESTIVAL
FRIDAY, SATURDAY AND SUNDAY
MAY 25, 26 AND 27, 2018, MEMORIAL DAY WEEKEND
BARTLETT ROAD PUBLIC PARKING LOT
630 BARTLETT ROAD
APN 0308-166-57
APPROVAL DATE: MARCH 7, 2018
EFFECTIVE DATE: MARCH 19, 2018
EXPIRATION DATE: CONCLUSION OF THE EVENT ON MAY 27, 2018
These conditions of approval apply to Major Special Event 2017-177/MSE to hold the Big Bear
Grill & Chill, KC Barbecue State Championship Competition and Craft Beer Festival on Friday,
Saturday and Sunday, May 25, 26 and 27, 2018. Any proposed change of use, expansion of the
area, or modifications to the site plan or structure shall be submitted to the Planning Division,
along with the required application and fee, for review. For the purpose of these conditions, the
term “applicant” shall also mean the developer, the owner or any successor(s) in interest to the
terms of this approval.
General Conditions
1.

Major Special Event 2017-177/MSE is granted to hold the allow the Big Bear Grill &
Chill, KC Barbecue State Championship Competition and Craft Beer Festival and
associated activities of food, live music, and children’s activities on Friday, Saturday and
Sunday, May 25, 26 and 27, 2018, in the Bartlett Road Public Parking Lot, 630 Bartlett
Road, APN 0308-166-57. The event set-up is approved to begin on Thursday, May 24,
2018, with the event occurring on Friday, Saturday and Sunday. Cookers are approved to
be on the site continuously during the competition, and the event is approved to be open
to the general public on Saturday from 11 am to 7 pm, and on Sunday from 11 am to 5 pm.
This approval is granted based on the application materials submitted by the Big Bear
Visitor’s Bureau, as represented by Mr. Darien Schaeffer. These materials, the proposed
use of the site, and use of City streets and public parking lots for parking are approved as
submitted and conditioned herein, and shall not be further altered unless reviewed and
approved by the affected City Divisions. 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)
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day is not a city business day, and shall expire upon the conclusion of the event on March
3, 2018.
2.

The activities permitted during this special event shall be substantially in accordance with
this approval; provided, however, that the City Planner, prior to the event, may approve
modifications, determined to be minor in nature.

3.

This Major Special Event Permit approval does not relieve the applicant from complying
with other applicable Federal, State, County or City regulations or requirements,
specifically any requirements of the California Department of Alcoholic Beverage Control
and the San Bernardino County Department of Environmental Health Services for the
serving of alcohol and food.

4.

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

5.

The applicant shall implement or ensure the implementation of all tasks included in the
approved Major Special Event Implementation Plan appearing on the following pages.
Failure to follow these conditions of approval may result in: a) revocation of the Special
Event Permit; b) termination of the event; c) issuance of an administrative citation by the
City of Big Bear Lake Code Compliance Division; d) an enforcement action by the City
of Big Bear Lake Sheriff’s Division; or e) any combinations of these actions.
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MAJOR SPECIAL EVENT 2017-177/MSE
BIG BEAR GRILL AND CHILL
KC BARBECUE STATE CHAMPIONSHIP COMPETITION AND
CRAFT BEER FESTIVAL
MAJOR SPECIAL EVENT IMPLEMENTATION PLAN
TIMING

TASK

CONTACT

Conditions 1-5 are general conditions of approval. They appear on the previous page.

Prior to the
Event

Prior to the
Event

6. Electrical, Accessibility and Tent requirements – At
least 30 days prior to the event date, the applicant shall
present a plan to the Building Official and discuss
compliance with the four following conditions:
a. At least one wheelchair accessible portable restroom
shall be provided along an accessible route (5% or less
grade).
b. Any tent and/or membrane structure containing more
than 400 square feet in area shall be required to obtain a
building permit, prior to occupancy of this structure.
c. Tents and pop-up canopies must be weighted, and no
stakes into the parking lot surface is permitted.
d. All 125-volt, single phase, 15, 20, and 30 ampere
receptacle outlets that are not a part of the permanent
wiring of a building or structure and that are in use by the
event shall have ground-fault circuit-interrupter
protection for personnel.
e. All 125-volt and 125/240 volt, single phase 15, 20, and
30 ampere receptacle outlets that are a part of a 150kW
or smaller portable generator shall have a listed groundfault circuit interrupter protection for personnel.
f. Please be aware that there is very limited power
available south of the Chamber of Commerce building.
7. Public Health and Alcoholic Beverage Requirements The applicant shall comply with the requirement of
Development Code Section 17.13.060G. pertaining to
Public Health requirements, including but not limited to
securing all necessary approvals and permits from the San
Bernardino County Department of Environmental Health
for the serving of food. The applicant shall comply with
the California Department of Alcoholic Beverage Control
of the serving of alcohol during this special event.

Dept: Building & Safety
Contact: Patrick Johnson
Phone: 866-5831
Dept: Fire
Contact: Mike Maltby
Phone: 866-7566
Dept: Public Works
Contact: Jason Watterson
or Jared Cheek
Phone: 633-2565 or 6332297

Dept: San Bernardino
County Dept. of
Environmental Health
Services
Phone: (800) 442-2283
Dept: ABC
Phone: (951) 782-4410


DONE
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Prior to the
Event

Prior to the
Event

Prior to the
Event

8. Submit Evidence of Insurance - The applicant shall
submit a certificate of insurance and additionally insured
endorsement to the Planning Division at least ten (10)
days prior to the event date. The certificate of insurance
shall indicate at least $1 million of liability insurance for
the event and that such insurance cannot be terminated
without at least thirty (30) days prior notice to the City of
Big Bear Lake. The insurance policy, by endorsement,
shall name the City of Big Bear Lake and its officers,
agents, and employees as additional insured and must
remain in place during the event and until its conclusion.
All such insurance must be obtained from insurers rated
“A VIII” or better in Best’s Insurance Guide and all such
insurers must be licensed to do business in and by the
State of California. (PLN)
9. Event Signs - The applicant may display special event
signs up to 30 days prior to the event provided that the
signs comply with the following requirements: (PLN)
a. No more than six signs per event are allowed.
b. Applicant must have property owner/s written
permission.
c. Sign area shall not exceed 32 square feet and the top
of the sign shall not be placed higher than 8 feet above
grade.
d. The following sign types are allowed: pennants,
streamers, human signs that do not obstruct or interfere
with pedestrian or vehicular traffic, balloons, inflatable
signs, beacons, banners, and portable freestanding signs.
e. Signs shall be removed no later than 5 days after the
event.

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

10. Vendor Requirements – If vendors are present:
a. The applicant shall recruit city-based businesses and
local non-profit organizations to participate in the
exposition prior to recruiting non-local vendors. Citybased businesses and non-profits shall be offered
discounted vendor space.
b. All vendors shall pay vendor fees pursuant to City
Council Resolution No. 93.15 as it may be amended from
time to time.
c. Each vendor or exhibitor generating on-site sales shall
obtain and display a California Dept. of Tax and Fee
Administration Resale Number or “Detailed Allocation by
Sub-outlet of Uniform Local Sales and Use Tax” form or
equivalent with the Dept. of Tax and Fee Administration

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

Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x123
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Prior to the
Event

During the
Event

During the
Event

After the
Event

designating the City of Big Bear Lake as the point of sales
for that event.
d. During the event vendors and sponsors are required
to display merchandise in a safe and attractive manner,
screen excess merchandise from public view, park in
designated vendor parking areas, follow all conditions of
approval, and follow all applicable public health and
safety requirements proscribed in Development Code
Chapter 17.13.
11. Ash, Trash, and Recyclables Disposal - The applicant
shall contact Big Bear Disposal and make special
arrangements for ash disposal and the collection of trash
and recyclables. A separate ash bin may be brought onto
the site. Because of a large amount of trash that is
anticipated to be generated by this event, at least one
roll-off type trash bin is required.

Dept: Fire
Contact: Mike Maltby
Phone: 866-7566
Dept: Public Works
Contact: Jason Watterson
or Jared Cheek
Phone: 633-2565 or 6332297

12. Fire and Life Safety Mitigation
a. Extension cords in pedestrian areas shall be protected
from damage and adequately covered so as to not create
a tripping hazard.
b. Electrical distribution systems and/or generators that
supply over 20 amps to more than one activity or vendor
shall be reviewed and approved by the Building Official.
c. Provide a minimum of two 2A-10BC fire extinguishers
at the start/finish area. If a generator is used, one of the
two extinguishers shall be located at the generator.
Each extinguisher shall have current State Fire Marshal
service tags and the travel distance to the extinguisher
shall not exceed 75 feet.
d. Fire hydrants shall remain accessible at all times.

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

13. Parking Directional Signs – The applicant shall
display parking directional signs to the Indian Village,
Knickerbocker Road, and Pennsylvania Avenue public
parking lots.
14. Restore Site - The applicant shall restore the event site
and surroundings to their original, or better, condition.
Site restoration includes, but is not limited to, the removal
of all temporary improvements, signs, ash, trash and
debris. (PLN, PW, ENG)

Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x 123
Dept: Planning
Contact: Janice Etter
Phone: 866-5831 x123
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After the
Event

15. Complete and Submit a Post Event Summary Dept: Planning
Questionnaire. After completion of the event, a Post Contact: Janice Etter
Event Summary Questionnaire shall be completed and Phone: 866-5831 x123
submitted to the Planning Department.
This
Questionnaire will be reviewed by the Planning
Commission within 60 days of the event or the next
available public meeting thereafter. This report shall
include, but shall not be limited to, achievement of the
event’s attendance, visitor draw, economic benefit and
event reach projections; and implementation of
conditions of approval, including parking, traffic and
circulation plans. The purpose of this report is to state
what areas of the event worked well and what areas need
improvement to make a more successful event.

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

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

Project Title:
Major Special Event 2017-177/MSE
Project Location - Specific:
Bartlett Road Public Parking Lot, 630 Bartlett Road, APN 0308-166-57
Description of Project:
Big Bear Grill & Chill KC Barbecue State Championship Competition and Craft Beer Festival,
Friday, Saturday and Sunday, May 25, 26 and 27, 2018.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
Big Bear Visitor’s Bureau, Mr. Darien Schaefer

Exempt Status:
Categorical Exemption. Section: 15304(e), Class 4
Reasons why project is exempt:
This class exempts temporary uses of land having negligible or no permanent effects on the
environment.
Lead Agency or Contact Person:
Janice Etter (909) 866-5831 x 123

Area Code/Telephone/Extension

Signature:_________________________

Date: _________________

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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ATTACHMENT 3
Application Materials for MSE 2017-177/MSE

Item 2.2

STAFF REPORT
`
PLANNING COMMISSION MEETING OF MARCH 7, 2018
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

Development Code Amendment 2017-078/DCA

Proposal:

Consideration of a recommendation to the City Council on a Development
Code Amendment to modify the Commercial-Visitor (C-3) and CommercialRecreation (C-4) zones by expanding the permitted and conditionally
permitted land uses listed in Table 17.35.030(A) [Principal Uses Permitted in
Commercial and Public Zones], and modify specific development standards
contained in Table 17.35.050(A) [General Development Standards in
Commercial Zones].

Location:

Areas within the Moonridge business district designated C-3 zone, and areas
designated C-4 zone within the City.

Applicant:

City of Big Bear Lake

Recommendations: Staff recommends that the Planning Commission adopt the attached resolution
recommending a Negative Declaration, pursuant to the California
Environmental Quality Act (CEQA), and review the proposed Development
Code Amendment and hold a public hearing.

Prepared and Submitted by,

ROBERT D. DALQUEST, AICP
Planning Director

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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DISCUSSION
The Planning Commission may recall that a workshop was held on the proposed Development Code
Amendment (the “Amendment”) back in August of last year to provide the Commission an
opportunity to review and discuss the Amendment. Staff has completed the mandatory planning and
environmental review process, and is seeking the Commission’s consideration of the proposed
Amendment and forwarding a recommendation to the City Council.
The proposed Amendment implements specific land use recommendations identified in the Rathbun
Corridor Sustainability Plan (the “Rathbun Plan”) to expand the supportive land uses and adjust
specific development standards in order to facilitate revitalization of the Moonridge business district;
located along Moonridge Road and Rathbun Drive, between Elm Street and Rathbun Drive/Club
View Drive. The changes would affect the Commercial-Visitor (C-3) and Commercial-Recreation
(C-4) zones by expanding the permitted and conditionally permitted land uses listed in Table
17.35.030(A) [Principal Uses Permitted in Commercial and Public Zones], and modifying specific
development standards in Table 17.35.050(A) [General Development Standards in Commercial
Zones].
The Moonridge business district is the commercial core of the Rathbun Creek Corridor and a marginal
commercial area containing a mix of retail, office, and residential uses, and a number of vacant
parcels. This commercial area has the potential to evolve into a destination place with implementation
of the Rathbun Plan, and building on the assets in this area with the Bear Mountain Ski Resort, new
Zoo and golf course. The commercial zoning within the Moonridge business district is CommercialVisitor (C-3) district along the north and south sides of Moonridge Road, and Commercial-Recreation
(C-4) district along the north side of Rathbun Drive to Sonoma Drive, between Elm Street and
Moonridge Road/Club View Drive. As the Commission may recall, the intent of the C-3 zone is for
the development of areas designed primarily for visitor services, including lodging, dining, recreation,
entertainment, specialty retail and other supporting uses that are located along major streets and
highways or adjacent to recreational areas. The C-4 zone is intended for the development of
destination-oriented recreational facilities to serve a regional market area which include ski resorts,
marinas, golf courses, and snow play facilities, including supportive uses, which are located along
major streets and highways.
Thus, the Amendment expands a variety of supporting commercial uses in the C-3 zone and C-4 zone;
except that the expanded uses in the C-3 zone would apply only in the Moonridge business district
area rather than the other areas in the City designated C-3 zone (See map of affected areas in Exhibit
“1”). The rationale in limiting the scope of the Amendment is due to the substantial corridor of C-3
zoning along Big Bear Boulevard between the west City Limits and the Village. The expanded uses
in the C- 3 zone, such as business, financial and professional services, and retail uses are conducive
to development of the Moonridge business district as an urban core to complement the major
recreational facilities within the vicinity. Contrast this with the corridor of C-3 zoning along Big Bear
Boulevard west of the Village which exhibits a less urbanized setting containing mostly lodges,
residential uses, low-intensity commercial uses and open space that provide a buffer between Big
Bear Boulevard and the surrounding residential neighborhoods. Lastly, the expanded uses proposed

Development Code Amendment 2017-078/DCA
Planning Commission Meeting of March 7, 2018
Page 3

in the C-4 zone would apply to all of the C-4 zoned areas in the City which are not widespread, and
contain existing major recreational facilities such as ski resorts and their off-site parking lots, marinas
and snow play facilities.
The adjustments to the development standards in the C-3 and C-4 zones differ slightly and include a
modest reduction in setbacks, establishing a lot coverage standards rather than using a floor area ratio
(FAR) in the C-3 zone, allowing pedestrian open space and uncovered outdoor dining areas to count
toward meeting the twenty (20) percent landscape and open space requirement, and allowing specific
architectural features, including uninhabited attic space to extend above the maximum building height
standard. These adjustments allow for a more urban form and density of development to evolve in
the Moonridge business district and create an environment that is pedestrian-oriented and an attractive
urban space for people to congregate and socialize.
Therefore, the Amendment will result in establishing an enhanced regulatory framework to create a
sustainable base for new jobs and economic activity within the Moonridge business district through
leveraging the natural qualities and recreational potential of the Rathbun Creek Corridor and planned
Class I Trail that will eventually traverse from the National Forest to the Lake. The expectation is
the Rathbun Creek Trail and Moonridge business district will create a synergy with the Ski Resort
and Zoo and attract hiking and biking tourism and increased patronization from visitors and local
residents.
DEVELOPMENT CODE AMENDMENT
A draft of the Development Code Amendment is attached as Exhibit “3”for the Commission’s review,
and is structured in a legislative version to clearly discern the proposed changes from existing text.
The new text is depicted in underlined red font, and the deleted text is depicted with strikethrough
over black font, with both types of changes highlighted in yellow for quick identification. The
following provides a brief summary of the changes proposed to Chapter 17.35 of the Development
Code:
1. Changes to Table 17.35.030(A) – Principal Uses Permitted in the Commercial and Public Zones
•

•
•
•
•
•

Allows additional office uses for business, financial and professional services in the C-4
zoning district and in the Moonridge business district area of the C-3 zoning district
provided these businesses are located in a two-story building and not permitted on the
ground floor;
Requires a CUP for utility substations and distribution facilities in the C-4 zone;
Allows artisans to manufacture and sell their merchandise within an enclosed building in
the C-4 zone as currently permitted in the C-3 zone;
Allows additional meeting, assembly and institutional uses in the C-4 zone as currently
permitted in the C-3 zone;
Allows personal service uses, such as beauty salons, tailors, shoe repair, pet grooming and
travel agencies in the C-4 zone as currently permitted in the C-3 zone; and,
Allows additional retail uses in the C-4 zone as currently permitted in the C-3 zone.
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2. Changes to Table 17.35.050(A) – General Development Standards in Commercial Zones
•
•
•

•


•

Allows a moderately reduced front and side street setback in the Moonridge business district
area in the C-3 zone for single- and two-story buildings;
Modifies the side setback requirement in the C-4 zone to be the same as the other
commercial zones;
Establishes a lot coverage standard of 70% in the Moonridge business district area (Same as
Village standard) of the C-3 zone instead of a 0.5 floor area ratio as used in the other
commercial zones;
Allows the landscape and open space requirement to include pedestrian open space areas,
and up to 50% of uncovered outdoor dining areas to be counted in meeting this requirement
in the C-4 zone, and in the Moonridge business district area of the C-3 zone;
Allows the height of architectural features, including uninhabited attic space to extend no
more than 25% above the primary structure; and,
Minor clean-up of text for clarification purposes.

3. Modify Section 17.35.070(A)(1) [Parking Requirements and Standards] and add language that
the off-site parking requirements contained in this section do not apply to properties within an
approved parking district. The Rathbun Plan included an analysis on parking strategies which
included the possibility of establishing a parking district to encourage infill development and
redevelopment of commercial properties within the Moonridge Corridor. The establishment of a
shared parking system that either reduces or eliminates the need for on-site parking requirements
leverages the current and future parking supply and enables full or near full utilization of
development potential by reducing the land devoted for on-site parking requirements on a single
property basis.
FINDINGS
Prior to making a recommendation to the City Council on the proposed Development Code
Amendment, the Planning Commission is required to make four findings, pursuant to Section
17.03.210. Below are the four findings and staff’s response.
1. The proposed Development Code Amendment conforms to the goals, objectives and policies of
the General Plan;
Staff’s Response. The Land Use Element of the General Plan contains several goals, objectives and
policies in which the proposed Amendment is in conformance with. These include the following:
Goal L 2 (Adopt land use and development policies which encourage growth and diversification of
the City’s economic base); Policy L 2.3 (Promote Big Bear Lake as a major resort destination for
southern California, and provide for development of visitor-oriented facilities, services, activities and
attractions to enhance tourism); and, Program L 2.31 (Adopt land use and zoning designations and
standards for visitor commercial and recreation-oriented development). The intent of the Amendment
is to create a sustainable base for new jobs and economic activity in the Moonridge area by leveraging
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the natural qualities and habitat of the Rathbun Creek area and planned Class I Trail from the National
Forest to the Lake. The Amendment is intended to provide supportive land uses for visitor-oriented
and recreation-oriented facilities and services, and specific development standards that will facilitate
revitalization the Moonridge business district and attract hiking and biking tourism and residents to
this area.
2. The proposed Development Code Amendment is necessary to implement the General Plan and to
provide for public safety, convenience and/or general welfare;
Staff’s Response. As indicated above, the Amendment implements Land Use Element Goal L 2 to
adopt land use and development policies which encourage growth and diversification of the City’s
economic base. The Amendment creates a regulatory framework within the Moonridge business
district that will have a direct bearing on revitalizing the area and ultimately developing a placedbased, pedestrian-oriented environment through attraction of business activity and services. This
revitalization will result in upgrading public infrastructure in this area, including improvements to the
public realm which would enhance pedestrian accessibility that will meet ADA requirements.
3. The proposed Development Code Amendment conforms with the intent of the Development Code
and is consistent with all other related provisions thereof;
Staff’s Response. An overarching intent of the Development Code and its provisions is to govern
the uses of land through standards and regulations that will protect the public health, safety, welfare,
and convenience to enhance the quality of life by ensuring an appropriate and compatible mix of land
uses are developed in an orderly manner. The Amendment is merely refining the variety of supportive
commercial uses in the C-3 and C-4 zones and associated development standards in order to create a
sustainable base for new jobs and economic activity through attracting hiking and biking tourism and
local residents to the Moonridge area.
4. The proposed Development Code Amendment is reasonable and beneficial at this time.
Staff’s Response. The City is focusing its efforts to improve Moonridge Drive within the business
district in conjunction with the phased improvements of the Rathbun Creek Trail; a planned Class I
Trail from the National Forest to the Lake. The Amendment is beneficial at this time as it provides
the regulatory framework necessary to encourage a mix of visitor-oriented and recreation-oriented
uses and service to revitalize this area.
ENVIRONMENTAL DETERMINATION
Staff reviewed the project for conformance with the California Environmental Quality Act (CEQA)
and determined that the Amendment was a project subject to CEQA, pursuant to Section 15378 of
the CEQA Guidelines. Staff prepared an Environmental Initial Study and found that the Amendment
would not have a significant effect on the environment, and a Negative Declaration was prepared.
The Amendment only affects areas currently designated for commercial or recreational development
which have already been determined to be suitable for the type and density of uses that the
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Amendment would additionally allow, and does not involve rezoning additional areas for commercial
uses that may cause potential adverse environmental impacts. The Amendment is regulatory in nature
and, by itself, does not propose or authorize any development project within the areas affected. The
future land uses and development that would occur in the C-3 and C-4 zones as an outcome of this
Amendment would be subject to their own environmental review on a project-by-project basis, and
would be assessed for potential environmental impacts. The Initial Study/Negative Declaration is
attached as Exhibit 4.
As part of the CEQA process, staff complied with Assembly Bill 52 which requires that during the
CEQA process, the City must consider tribal cultural resources and consult with California Native
American tribes who have previously requested to be notified of projects under this legislation. Staff
notified the four tribes who requested notification under AB 52, and subsequently received responses
that they did not have concerns due to the project not involving construction on a specific site, and
neither of the tribes requested consultation.
PUBLIC NOTIFICATION
A legal notice and display ad of the public hearing and the intent to adopt a Negative Declaration on
the Development Code Amendment was published in The Grizzly newspaper on February 14, 2018.
This notice was posted in three public places and posted on the Planning Commission’s page of the
City’s website at www.citybigbearlake.com. As of the date of this Staff Report, no public
correspondence has been received.
RECOMMENDATIONS
Staff recommends that the Planning Commission hold a public hearing and adopt the attached
Resolution No. 2018-XX recommending that the City Council adopt a Negative Declaration, pursuant
to the California Environmental Quality Act, and recommending approval of Development Code
Amendment 2017-078 concerning modification to the permitted and conditionally permitted land
uses and development standards in the Commercial-Visitor (C-3) and Commercial-Recreation (C-4)
zones.
MOTION
If the Planning Commission concurs with staff’s recommendation, the following motion is provided:
“I move to approve Resolution No. 2018-XX, recommending to the City Council adoption of
a Negative Declaration, pursuant to the California Environmental Quality Act, and
recommending approval of Development Code Amendment 2017-078.”
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EXHIBITS
1.
2.
3.
4.

C-3 and C-4 Zone areas affected by the Development Code Amendment
Planning Commission Resolution
Legislative Version of Development Code Amendment 2017-078/DCA
CEQA Initial Study/Negative Declaration
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Exhibit “1” – C-3 and C-4 Zone Areas

Moonridge Business District - C-3 & C-4 Zone districts

C-4 Zone Areas
Metcalf Bay
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Southern City Limits, south of Village

Snow Summit Ski Resort
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Garstin Drive, Brownie Lane and Moonridge Road

Big Bear Boulevard and Division Drive
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Bear Mountain Ski Resort

RESOLUTION NO. PC2018-xx
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, RECOMMENDING THAT THE CITY COUNCIL
ADOPT A NEGATIVE DECLARATION, PURSUANT TO THE
CALIFORNIA
ENVIORNMENTAL
QUALITY
ACT,
AND
RECOMMEND AN ORDINANCE APPROVING DEVELOPMENT
CODE AMENDMENT) 2017-078 AMENDING THE PERMITTED AND
CONDITIONALLY PERMITTED LAND USES AND DEVELOPMENT
STANDARDS IN THE COMMERCIAL-VISITOR (C-3) AND
COMMERCIAL-RECREATION (C-4) ZONES.
A.

RECITALS
(i)

The City of Big Bear Lake has prepared Development Code Amendment 2017-078
as described herein (hereinafter referred to as “Application”).

(ii)

The Application proposes a Development Code Amendment to modify the
Commercial-Visitor (C-3) and Commercial-Recreation (C-4) zones by expanding
the permitted and conditionally permitted land uses listed in Table 17.35.030(A)
[Principal Uses Permitted in Commercial and Public Zones], and modify specific
development standards contained in Table 17.35.050(A) [General Development
Standards in Commercial Zones].

(iii)

The City of Big Bear Lake is a four-season resort community where visitors escape
everyday urban life in order to enjoy a unique mountain experience, including
recreation activities and unique “small-town” mountain resort retail shopping and
dining opportunities.

(iv)

According to the Big Bear Lake General Plan, the local economy is primarily based
on tourism, with the summer and winter months being the most heavily visited
seasons. Therefore, a guiding principal of the City of Big Bear Lake is to encourage
a year-round, well-balanced economic base while recognizing the importance of
tourism in the local economy.

(v)

Due to Big Bear Lake’s status as a resort community that offers unique small-town,
mountain resort shopping and eating opportunities, the City desires to maintain the
small-town mountain character, spirit, and quality of life of the City Big Bear Lake.

(vi)

In accordance with the California Environmental Quality Act (CEQA), the
Amendment was determined to be a project subject to CEQA, pursuant to Section
15378 of the CEQA Guidelines. An Environmental Initial Study was prepared and
found that the Amendment would not have a significant effect on the environment,
and a Negative Declaration was prepared.

(vii)

Tribal Consultation required by “AB 52” was distributed on August 7, 2017, to the
four tribes requesting notification. The mandatory 30-day notification period
39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com

PC Resolution 2018-xx
Development Code Amendment 2017-078
March 7, 2018
Page 2
concluded on September 7, 2017. During the notification period, none of the
responding tribes requested consultation on the Development Code Amendment.
(viii) On February 14, 2018, a legal notice and display ad of the public hearing and the
Notice of Intent to Adopt a Negative Declaration on the Development Code
Amendment was published in The Grizzly newspaper.

B.

(ix)

On March 7, 2018, the Planning Commission conducted a duly noticed public
hearings in Hofert Hall located at 39707 Big Bear Boulevard, City of Big Bear
Lake, California.

(v)

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

RESOLUTION

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

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

2.

The Planning Commission recommends to the City Council the adoption of a Negative
Declaration for Development Code Amendment 2017-078, pursuant to the California
Environmental Quality Act (CEQA).

3.

Pursuant to Development Code Section 17.03.200 pertaining to Development Code
Amendment, and based upon substantial evidence presented to the Planning Commission
at the above-referenced public hearing including public testimony, and written and oral
staff reports, the Planning Commission specifically finds as follows:
a. The Amendment conforms to the goals, objectives, programs and policies of the
General Plan. The Land Use Element of the General Plan contains several goals,
objectives and policies in which the proposed Amendment is in conformance with.
These include the following: Goal L 2 (Adopt land use and development policies
which encourage growth and diversification of the City’s economic base); Policy L
2.3 (Promote Big Bear Lake as a major resort destination for southern California,
and provide for development of visitor-oriented facilities, services, activities and
attractions to enhance tourism); and, Program L 2.31 (Adopt land use and zoning
designations and standards for visitor commercial and recreation-oriented
development). The intent of the Amendment is to create a sustainable base for new
jobs and economic activity in the Moonridge area by leveraging the natural qualities
and habitat of the Rathbun Creek area and planned Class I Trail from the National
Forest to the Lake. The Amendment is intended to provide supportive land uses
for visitor-oriented and recreation-oriented facilities and services, and specific
development standards that will facilitate revitalization the Moonridge business
district and attract hiking and biking tourism and residents to this area.
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.
b.

The Amendment is necessary to implement the General Plan and to provide for public
safety, convenience and/or general welfare. The Amendment implements Land Use
Element Goal L 2 to adopt land use and development policies which encourage growth
and diversification of the City’s economic base. The Amendment creates a regulatory
framework within the Moonridge business district that will have a direct bearing on
revitalizing the area and ultimately developing a placed-based, pedestrian-oriented
environment through attraction of business activity and services. This revitalization
will result in upgrading public infrastructure in this area, including improvements to
the public realm which would enhance pedestrian accessibility that will meet ADA
requirements.

c.

The proposed Development Code Amendment conforms with the intent of the
Development Code and is consistent with all other related provisions thereof. An
overarching intent of the Development Code and its provisions is to govern the uses of
land through standards and regulations that will protect the public health, safety,
welfare, and convenience to enhance the quality of life by ensuring an appropriate and
compatible mix of land uses are developed in an orderly manner. The Amendment is
merely refining the variety of supportive commercial uses in the C-3 and C-4 zones
and associated development standards in order to create a sustainable base for new jobs
and economic activity through attracting hiking and biking tourism and local residents
to the Moonridge area.

d.

The Amendment is reasonable and beneficial at this time. The City is focusing its
efforts to improve Moonridge Drive within the business district in conjunction with the
phased improvements of the Rathbun Creek Trail; a planned Class I Trail from the
National Forest to the Lake. The Amendment is beneficial at this time as it provides
the regulatory framework necessary to encourage a mix of visitor-oriented and
recreation-oriented uses and service to revitalize this area.

4.

Based on the findings set forth in the paragraphs 1, 2, and 3 above, the Planning
Commission hereby modifies the Commercial-Visitor (C-3) and Commercial-Recreation
(C-4) zones by expanding the permitted and conditionally permitted land uses listed in
Table 17.35.030(A) [Principal Uses Permitted in Commercial and Public Zones], and
modify specific development standards contained in Table 17.35.050(A) [General
Development Standards in Commercial Zones], as attached hereto as Exhibit 1.

5.

The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
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PASSED, APPROVED AND ADOPTED this 7th day of March, 2018
AYES:
NOES:
ABSENT:
ABSTAIN:
__________________
Date:
ATTEST:
_______________________
Becky Romine
Planning Commission Secretary

________________________________
Anne Bush, Chairman
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STATE OF CALIFORNIA
COUNTY OF SAN BERNARDINO
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. PC2018-xx as duly passed and adopted by the said
Planning Commission and attested by the Commission Secretary of said City, all at a regular
meeting of the said City held on the 7th day of March, 2018, 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 _________, 2018.

Becky Romine
Planning Commission Secretary
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EXHIBIT 1

Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones

EXHIBIT “3”
Table 17.35.030.A
PRINCIPAL USES PERMITTED IN COMMERCIAL AND PUBLIC ZONES
USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Automobile and vehicle services, including the following and similar uses (provided that all repair is conducted within an enclosed
building; for sales, see retail uses):
Automobile service station, including sale
of gasoline and other petroleum products,
and provision of minor and general vehicle
repair services

--

CUP2

CUP2

--

CUP2

--

Vehicle repair, general (maintenance, parts
replacement)

--

CUP2

CUP2

--

CUP2

--

Vehicle repair, heavy (body work, painting,
upholstery, engine replacement, major
rebuilding of frames, bodies and/or engines;
truck repair; tire retreading)

--

CUP2

--

--

CUP2

--

Vehicle washing facility, self or full-service

--

CUP

--

--

P

--

Automobile rental agency, including office
and vehicle parking, provided that all
vehicle washing and repair are conducted in
facilities approved for those uses

--

P

--

--

--

--

Motorcycle assembly and repair

--

CUP

--

--

P

--

Recreational vehicle storage lot (including
boats and trailers)

--

CUP

CUP

CUP

--

--
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones
USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Vehicle storage and/or impound yard
(excluding dismantling)

--

CUP

--

--

CUP

--

Towing service

--

CUP

--

--

CUP

--

Parking lot (as primary use)

--

CUP

CUP

CUP

--

CUP

Business and financial services, including the following and similar uses conducted within an enclosed building:
Bank, savings and loan institution, credit
union
Mortgage company

P1

P1

--

--

--

--

P

P

--

--

--

--

Escrow and title company; notary public

P

P

P 5, 7

P5

--

--

Insurance service

P

P

P 5, 7

P5

--

--

Copy shop, blueprinting service

P

P

P 5, 7

P5

--

--

Automated teller machine (ATM), freestanding

P

P

P

P

--

--

Mailing and postal service

P

P

P

CUP

--

--

Sign design and fabrication

P

P

--

--

P

--

Printing, publishing, reproducing

P

P

P 5, 7

P5

--

--

Real estate office

P

P

P

P5

--

--

Stock and bond broker

P

P

P 5, 7

P5

--

--

Telephone exchange, answering service

P

P

--

--

--

--

Business equipment sales, repair, servicing

P

P

--

--

--

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Janitorial and cleaning services

P

P

--

--

--

--

Disinfecting, exterminating, pest control

--

CUP

--

--

CUP

--

Security services, private

P3

P3

--

--

--

--

Communication, transportation, and utility and public services and facilities, including the following and similar uses:
Newspaper office and publisher

P

P

--

--

--

--

Television or radio station; recording studio

P

P

--

--

--

--

Cable television and satellite dish provider

--

P

--

--

--

--

Electricity substation; small generation
plant

--

CUP

--

CUP P

P

P

Natural gas distribution facilities

--

CUP

--

CUP P

P

P

Bus depot, storage, maintenance and
administration facilities

--

--

--

CUP

CUP

CUP

Propane and LPG storage and sales

--

CUP

--

--

CUP

--

Storage yard, maintenance and office
facility for utility and service providers,
including public works, water, trash,
electric, gas, cable TV, etc.)

--

--

--

--

CUP

CUP

Booster station, transmission facility,
substation for utilities

--

CUP

--

P

P

P

Wireless communication facility

--2

CUP2

--2

CUP2

CUP2

CUP2
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Big Bear Lake Development Code
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Trash collection area, including Clean Bear
Sites and recycled materials collection
facilities

--

CUP

CUP

--

CUP

CUP

Facilities for detention, retention, and
conveyance of stormwater runoff

P

P

P

P

P

P

Facilities for conveyance, storage, pumping
and/or recharge of water; sewage pumping
stations and related facilities

P

P

P

P

P

P

Taxi, trolley, or horse carriage stand

P3

P3

P3

P3

P3

P3

Vehicle for hire service (office and vehicle
storage for taxi and shuttle services)

--

CUP3

--

--

CUP3

--

Helistop

--

--

--

CUP3

CUP3

CUP3

Construction services and material sales, including the following and similar uses:
Lumber yard and home supply center (with
exterior storage of materials)4

--

CUP

--

--

CUP

--

Plumbing and hardware supply store and
materials yard (with exterior storage of
materials) 4

--

CUP

--

--

CUP

--

Wholesale nursery, plant sales (with
exterior storage of plant material)

--

CUP

--

--

CUP

--

Carpenter and cabinetry shops (within
enclosed building)

--

P

--

--

P

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Contractor’s yards/storage lots (with
outdoor storage and/or operations)

--

CUP

--

--

CUP

--

Asphalt or concrete batch plant

--

--

--

--

CUP

--

Recycling facility for construction materials
and salvage (with outdoor storage and
operations)

--

--

--

--

CUP

--

Building materials sales yard (including
rock, sand, gravel stored outdoors)

--

--

--

--

CUP

--

Construction equipment sales and rental
(with outdoor storage)

--

P

--

--

P

--

Contractors’ office (administrative uses
within enclosed building only)

P

P

--

--

P

--

Security and alarm systems; installation and
service

--

P3

--

--

P3

--

Food service establishments, including the following and similar uses:
CUP1

CUP1

CUP1

CUP1

--

--

Walk-up food or beverage service
(including bakery or delicatessen) with no
seating on-site

P

P

P

P

--

--

Café and/or coffee shop (beverages and
prepared foods only, no full kitchen; seating
provided for on-site dining)

P

P

P

P

--

--

Drive-through food or beverage service
with no seating on-site
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Barbecue food service, with outdoor
cooking

--

CUP

CUP

CUP

--

--

Restaurant (full-service kitchen, with or
without alcohol sales, seating for on-site
dining)

--

P

P

P

--

--

Ice cream shop and yogurt (no full-service
kitchen, on-site seating provided)

P

P

P

P

--

--

Bar, cocktail lounge (incidental sale of
prepared foods; no live entertainment)

--

CUP

CUP

CUP

--

--

Catering service

--

P

P

P

--

--

Lodging, commercial, including the following and similar services:
Hotel, motel, bed & breakfast use with over
5 guest rooms, lodge

--

P

P

P

--

--

Extended stay lodging

--

CUP

CUPP

CUP P

--

--

Timeshare units (minimum of 12 units)

--

--

P

P

--

--

Rental agency for transient private home
(TPHR) rentals

P

P

P

P5

--

--

Recreational vehicle park

--

--

--

CUP

--

--

Campground for tent and trailer camping

--

--

--

CUP

--

--

Group living facility

--

P

--

--

--

--

Transitional housing facility

--

P

--

--

--

--

Emergency shelters

--

--

--

--

P

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Manufacturing, fabrication, storage, and distribution of goods including the following and similar products, provided that operations
and sales are within an enclosed building except as provided herein:
Apparel, quilts, stuffed animals, craft items,
silkscreening, embroidery, and similar
textile products

P

P

CUP

CUP

P

--

Furniture, picture frames, and similar wood
products

--

P

CUP

CUP

P

--

Sculptures, carvings, handmade furniture,
and similar art and craft products made of
wood and/or metal (including outdoor
operations and display)

--

P2

CUP2

CUP2

--

--

Leather goods, clothing, belts, handbags,
and similar items

--

P

P

P

P

--

Machine shop, welding shop

--

--

--

--

CUP

--

Boat, motorcycle building and repair, with
outdoor operations

--

--

--

CUP6

CUP

--

Watch, clock, jewelry fabrication and repair

P

P

P

P

P

--

Musical instrument fabrication and repair

P

P

P

P

P

--

Sporting and athletic goods fabrication and
repair

--

P

P

P

P

--

Firewood cutting and sales lot

--

CUP

--

--

CUP

--
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C-1

C-2

C-3

C-4

C-5

P

Medical services, including the following and similar uses:
Physician, osteopath, surgeon

P

P

--

--

--

--

Dentist, orthodontist

P

P

--

--

--

--

Psychiatrist, psychologist, counselor

P

P

--

--

--

--

Physical and/or occupational therapist

P

P

--

--

--

--

Home nursing, visiting nursing

P

P

--

--

--

--

Dental, medical laboratory

P

P

--

--

--

--

Clinic, including medical, dental,
chiropractic; urgent care facility

P

P

CUP

CUP

--

--

Hospital

P

P

--

--

--

P

Convalescent facility, nursing home, social
care facility, rehabilitation facility for more
than 6 residents

P

P

--

--

--

--

Prescription pharmacy; optical service

P1

P1

--

--

--

--

Veterinary clinic, small animal (within
enclosed building)

--

P

--

--

--

--

Ambulance service

--

CUP3

--

--

CUP3

CUP3
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Meeting, assembly and institutional uses, including the following and similar uses:
CUP2

CUP2

CUP2

CUP2

--

--

Convention Center

--

CUP

CUP

CUP

--

CUP

Library

P

P

P

--

--

P

Museum

P

P

P

P

--

P

Business, trade, or traffic school operated as
commercial enterprise (excluding truckdriving schools)

P

P

--

--

--

--

School, private (kindergarten through
grade12)

CUP

CUP

--

--

--

--

Day care center, nursery school

CUP2

CUP2

CUP2

CUP2

--

--

College, public or private

CUP

CUP

--

--

--

CUP

Music conservatory, dance studio, studio for
the fine arts

P

P

P

P

--

--

Post office

P

P

P

--

--

P

CUP

CUP

--

--

--

--

Recreation center; senior center

--

CUP

--

--

--

CUP

Wedding chapel

--

P

P

P

--

--

Club, lodge, fraternal or religious
organization, church, chapel, religious
meeting room, worship facility, meeting
facility, conference center, and similar
assembly use

Mortuary (excluding crematorium)
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Sheriff’s station, fire station

--

CUP

CUP

--

--

CUP

Government administrative office

P

P

--

--

P

P

Court facilities, jail

--

--

--

--

--

P

Personal services, including the following and similar uses:
Beauty salon, barber shop, nail shop,
tanning salon, tattoo service, body piercing

--

P

P

P5

--

--

Bail bonds

--

P

--

--

--

--

Cleaners, launderers

--

P1

--

--

--

--

Laundromat, self-service

--

P

--

--

--

--

Tailor, dressmaker, milliner

P

P

P

P5

--

--

Photographer

P

P

P

P5

--

--

Shoe repair

--

P

--

P5

--

--

Pet grooming

--

P

--

P5

--

--

Locksmith

--

P

--

P5

--

--

Massage establishment

--

CUP3

CUP3

CUP3

--

--

Personal storage facility (mini-warehouse
facility)

--

CUP (ground
floor on street
frontage shall
be used for
retail/office)

--

--

CUP

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Party supplies, services

--

P

--

P

--

--

Psychic, tarot card reader, fortuneteller,
hypnotist

--

CUP3

--

--

--

--

Tutoring

P

P

--

--

--

--

Travel agency

P

P

P

P

--

--

Introductory service, escort service

--

CUP

--

--

--

--

Professional services, including the following and similar uses:
Architect, engineer, building designer,
drafting service, graphic design

P

P

P 5, 7

P5

--

--

Attorney, paralegal service

P

P

P 5, 7

P5

--

--

Tax preparer, accountant, book-keeper,
financial adviser

P

P

P 5, 7

P5

--

--

Interior design, decorator services

P

P

P

P5

--

--

Consulting; investigative services

P

P

P 5, 7

P5

--

--

Real estate development

P

P

P 5, 7

P5

--

--

Taxidermist

--

CUP

--

--

CUP

--

Recreation and entertainment facilities, including the following and similar uses:
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Winter resort (including skiing and
snowboarding with accessory uses including
equipment rental and sales, food services,
alcohol sales, office and maintenance
facilities)

--

--

--

CUP

--

--

Lake resort (including marina and boat
launch with accessory uses including
equipment and watercraft rental and sales,
bait and tackle sales, food service, alcohol
sales, office and maintenance facilities,
minor repair)

--

--

--

CUP

--

--

Boat launch, public (free-standing)

--

--

--

CUP

--

CUP

Trail head and staging area for riding,
hiking and bicycle trails

--

P

P

P

--

P

Game arcade, video game establishments
with more than 4 game machines

--

CUP2

CUP2

CUP2

--

--

Theater, motion picture or live performance

--

CUP3

--

CUP3

--

CUP3

Snow-play and/or waterslide enterprise,
including ancillary food service

--

--

--

CUP

--

--

Parasailing, bungee-jumping

--

--

--

CUP

--

--

Skateboard park

--

--

--

CUP

--

CUP

Stadium, amphitheater (outdoor); indoor
arena, sports complex

--

CUP

--

CUP

--

CUP
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Athletic training facility (including
exhibition events and indoor/outdoor
facilities)

--

CUP

--

CUP

--

--

Play fields, (baseball, soccer, football, etc);
lighted or unlighted

--

--

--

CUP

--

CUP

Golf course

--

--

--

CUP

--

CUP

Race course (motocross, BMX, dirt bikes,
off-road vehicles, etc.)

--

--

--

CUP

--

--

Gymnasium, fitness center, yoga studio,
wellness center, day spa

--

P

P

P

--

--

Swimming pool, indoor or outdoor

--

CUP

--

CUP

--

CUP

Skating rink, indoor or outdoor

--

CUP

--

CUP

--

CUP

Zoo, animal park

--

--

--

CUP

--

CUP

Nightclub (with alcohol sales, dancing
and/or live entertainment); dancehall

--

CUP2 3

CUP2 3

CUP2 3

--

--

Sexually-oriented business

--

P3

--

--

--

--

Riding stable, minimum area of 1acre

--

--

CUP

CUP

--

--

Commercial recreation enterprise (family
fun center, miniature golfing, go-carts track,
fishing pond, skating rink, bowling alley,
etc.)

--

CUP

CUP

CUP

--

--

Billiard hall, bingo parlor, pool hall

--

CUP3

CUP3

CUP3

--

--
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USES BY ZONE DISTRICT
Park, arboretum, monument, public seating
area, and other public open space
Visitor center

C-1

C-2

C-3

C-4

C-5

P

CUP

CUP

CUP

CUP

--

CUP

--

P1

P1

P1

--

--

Retail sale of goods serving the general public with all operations conducted in an enclosed building, including but not limited to the
following:
Candy, confectionery4

--

P

P

P

--

--

Books, stationery4

P

P

P

P

--

--

Drug store, sundries4

P1

P1

P1

P1

--

--

Fabrics, dry goods, craft items4

--

P

--

P

--

--

Florist, gift shops4

P

P

P

P

--

--

Galleries for paintings, sculpture, pottery,
art4

P

P

P

P

--

--

Groceries, meat, produce (including alcohol
sales as accessory use) 4

--

P

P7

P

--

--

Hardware, small appliances, variety stores,
home improvement centers4

--

P

CUP7

CUP

--

--

Jewelry, watches, clocks4

P

P

P

P

--

--

Clothing, apparel4

--

P

P

P

--

--

Sporting goods4

--

P

P

P

--

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Computers, cameras, video equipment,
sound systems, other electronic equipment
and devices4

P

P

--

P

--

--

Antiques4

--

P

P

P

--

--

Thrift store, second hand store, used
furniture4

--

CUP3

--

--

--

--

Feed store4

--

P

--

--

--

--

Furniture, household appliance, beds and
mattresses (new) 4

--

P

--

P

--

--

Pet store4

--

P

--

P

--

--

Drive-through sales (pharmacy, dairy
products, etc)4

CUP1

CUP1

CUP1

--

--

--

Drapery, carpets, wall coverings, tile,
flooring4

--

P

--

--

--

--

Paints, lacquers, stains, finishes4

--

P

--

--

--

--

Convenience store4

--

CUP1

CUP1

CUP1

--

--

Video stores and rental; recorded music
sales4

--

P

P

P

--

--

Liquor store4

--

CUP

CUP

CUP

--

--

Firearms and ammunition4

--

CUP

--

--

--

--
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USES BY ZONE DISTRICT

C-1

C-2

C-3

C-4

C-5

P

Pawn shop4

--

CUP

--

--

--

--

Swap meets (indoor or outdoor)4

--

CUP3

--

CUP3

--

--

Retail sale of goods serving the general public with some operations outdoors, including but not limited to the following:
Equipment sales, rental4

--

P

--

P

P

--

Bicycle sales, Recreational Equipment Sales
and rental4

--

P

P

P

P

--

Boats, personal watercraft4

--

P

--

P

P

--

Spas, pools, hot tubs4

--

P

--

--

P

--

Recreational vehicles, trailers, sales or
rental4

--

CUP

--

P

P

--

Automobile sales, new and/or used4

--

P

--

--

P

--

Plant nurseries, garden shops4

--

P

P

--

--

--

Auctions, swap meets4

--

CUP

--

--

--

--

Motorcycle sales and rental4

--

P

--

P

P

--

Farmers market4

--

CUP

CUP

CUP

--

CUP

P = permitted use (Plot Plan Review pursuant to Section 17.03.160 may be required for new construction or change of use; Minor Modification pursuant to Section 17.303.250 may
be required for minor changes to existing developments)
CUP = permitted subject to approval of a Conditional Use Permit pursuant to Section 17.03.170.
1
Drive-through facilities subject to the standards in Section 17.35.100
2
Subject to regulations contained in Chapter 17.14
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3

Subject to special requirements set forth in Title 5 of the Big Bear Lake Municipal Code

4

Subject to special requirements set forth in Table 17.35.050.A (General Development Standards); Section 17.35.220 (Development Standards for Large Retail Uses), and Section
17.03.330 (Transitional Uses and Structures)
5
Subject to buildings containing a minimum of two-floors and not permitted on ground-level or first floors.
6
Prohibited in the C-4 zone along Moonridge Road.
7
Property located on Moonridge Road, Between Elm Street and Rathbun Drive / Clubview Drive.
-- Not permitted
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Table 17.35.050.A
GENERAL DEVELOPMENT STANDARDS IN COMMERCIAL ZONES
ZONE DISTRICT
Lot Dimensions1
Minimum lot area (net)

C-1

C-2

C-3

C-4

C-5

P2

10,000 sq. ft.

20,000 sq. ft.

20,000 sq. ft.

40,000 sq. ft.

40,000 sq. ft.

10,000 (where
appropriate)

Lot width (at required front
setback)



interior lots

60

60

60

60

80

60



corner lots

70

70

70

70

80

Minimum lot depth

100

100

100

100

100

70
(where
appropriate)
100 (where
appropriate

15

15

15

20

20

Setbacks
Front yard and street side yard
setback from property line
(applies to all structures,
buildings, and parking except
for sidewalks and walkways)

15 (where
appropriate)

10 ft. single
story;
15 ft. two story
and above7

Page 17.35 - 18
Ordinance 2003-333, Adopted 9/8/03
Ordinance 2004-344, Adopted 11/8/04
Ordinance 2006-366, Adopted 10/9/06
Ordinance 2011-412, Adopted 5/9/11
Ordinance 2011-415, Adopted 8/22/11
Ordinance 2011-417, Adopted 12/12/11

Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones
ZONE DISTRICT
Interior side yard setback
(applies to all structures,
buildings, and parking except
for sidewalks and walkways)
 Adjacent to nonresidentially used
zoned or designated
property



Adjacent to
residentially used
zoned or designated
property
Rear yard setback
 Adjacent to nonresidentially used
zoned or designated
property



Adjacent to
residentially used
zoned or designated
property

Other
Floor area ratio4

C-1

None, except as None, except as
needed for
needed for
snow shedding snow shedding

10 ft.

C-3

C-4

C-5

P2

None, except
as needed for
snow shedding

10 ft. None,
except as
needed for
snow shedding

10 ft.

None, except as
needed for
show shedding

15 ft.

20 ft.

20 ft.

10 ft.

None, except
as needed for
snow shedding

None, except as
needed for
snow shedding

10 ft.

None, except as
needed for
show shedding

C-2

15 ft.

None, except as None, except as
needed for
needed for
snow shedding snow shedding

10 ft.

15 ft. building,
10 ft. parking

15 ft. building,
10 ft. parking

20 ft. building,
10 ft. parking

20 ft. building,
10 ft. parking

10 ft.

0.5

0.5

0.5

0.5

0.5

0.5 (where
appropriate)

Lot Coverage7

70%
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ZONE DISTRICT
Landscaped or natural open
space (as % of total lot area;
half to be located in front yard
or visible from public streets)
Building height3, 6
 Primary structures



Accessory structures

C-1
20 %

C-2
20 %

C-3
20 %

C-4
20 % 5

C-5
20%

P2
20% (where
appropriate)

20%5, 7
35 ft. within
100 ft. of
residentially
zoned property;
district; 40 ft.
elsewhere

35 ft. within
100 ft. of
residentially
zoned property;
district; 40 ft.
elsewhere

35 ft. within
100 ft. of
residentially
zoned
property;
district 40 ft.
elsewhere

35 ft. within
100 ft. of
residentially
zoned property;
district; 40 ft.
elsewhere

35 ft. within
100 ft. of
residentially
zoned property;
district; 40 ft.
elsewhere

35 ft. within
100 ft. of
residentially
zoned property;
district; 40 ft.
elsewhere

20 ft.

20 ft.

20 ft.

30 ft.

30 ft.

30 ft.

1

Parcels created within shopping centers master planned projects are exempt from these standards, provided that a comprehensive development
plan for the entire center is approved and appropriate easements for reciprocal access, parking, and maintenance are provided.
2
Development standards for public uses shall be required where applicable, based upon the use of the site. Where the public use is similar to an office
or service building, the standards contained herein shall apply. For uninhabitable public uses such as flood control channels, well sites, and pump
stations, standards contained herein may not be applicable and may be modified by the reviewing authority as deemed appropriate.
3
Height standards in this table apply where no other standards are specified in this chapter; where development standards allow different height
standards, the more specific standard shall apply
4
Subject to the standards contained in Section 17.35.220 (Development Standards for Large Retail Uses), and Section 17.03.330 (Transitional Uses
and Structures)
5
Pedestrian open space, such as plaza’s, courtyards and colonnades, shall be applicable for the open space requirements. Additionally, up to 50% of the
uncovered outdoor dining area may be counted as pedestrian open space.
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6

Architectural features, such as towers, cupolas, ornamental roof structures, roof projections, uninhabited attic space, or similar structures and features
shall not extend more than twenty-five percent (25%) above the primary structure and is contingent upon adequate fire department apparatus street access
and approach.
7
Property located on Moonridge Road, between Elm Street and Rathbun Drive / Clubview Drive.

17.35.070
A.

PARKING REQUIREMENTS AND STANDARDS

General parking requirements for commercial and applicable public uses
1.

Off-street parking shall be provided for any new building constructed and for any new uses established, for any addition
or enlargement of an existing building or use, and for any change in the occupancy of a building or the manner in which
any use is conducted, that would result in additional parking spaces being required, pursuant to the requirements in Table
17.35.070.A and the provisions of this section. This section shall not apply to properties that are located within a City
approved Parking Lot District or similar offsite parking agreement.

2.

All required off-street parking spaces shall be located on the same lot as the use to be served, except as otherwise
permitted through approval of off-site parking facilities. The reviewing authority may approve off-site parking if the
following conditions are met by the project:
a.

The proposed off-site parking shall be located within 300 feet of the use for which it is provided, and there is a
continuous approved pedestrian access connecting the off-site parking area with the use.

b.

Clearly visible directional signage shall be provided to direct vehicles and pedestrians between the off-site parking
lot and the use being served.

c.

Disabled access and parking shall be provided on the same site as the use, and shall meet all other applicable
requirements.
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d.

No more than 50 percent of the required parking shall be provided off-site, except where existing structures
preclude the provision of on-site parking.

3.

All parking spaces and areas required by this chapter shall be designed and maintained to be fully usable for the duration
of the use requiring such areas and spaces. Where off-site parking is permitted to meet the required parking, all off-site
spaces shall be designated for the use and secured through property ownership, long-term lease, or other means as
approved by the City to guarantee that the parking shall be provided for the duration of the use.

4.

The required parking is cumulative for all of the uses proposed on the same lot, except as otherwise approved through a
shared parking plan or as allowed by Table 17.35.070.A. A shared parking plan may be approved by the reviewing
authority based upon submittal and approval of a parking study prepared by a qualified traffic engineer to justify the
provision of a lesser number of spaces than that required by this section, based on shared use of spaces, the nature of the
use, or other factors. A written agreement shall be approved by all parties and the City and shall be recorded, assuring
the continued availability of the parking spaces designated for joint use.

5.

No existing use of land or existing structure where parking for said use or structure was conforming at the time of
establishment or modification, shall be deemed to be nonconforming solely because of the lack of off-street parking
facilities prescribed by this section. Facilities being used for off-street parking may be reduced in capacity to the
minimum standards prescribed in this chapter to provide for landscaping and snow storage.
Except as otherwise specified in Table 17.35.050.A, required setback areas shall not be used for off-street parking
purposes. Vehicle parking shall be allowed only within designated parking spaces.

6.
7.

Where the application of the off-street parking requirements results in a fractional number of spaces, a fraction of onehalf or greater shall be rounded to the next higher whole number, and a fraction of less than one half shall not be counted.

8.

The off-street parking requirements contained in this section are minimums for the listed uses. If evidence before the
reviewing authority shows that a specific application will result in a higher demand for parking than is normally expected
for that type of use, a greater number of spaces may be required.
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Big Bear Lake Development Code
Chapter 17.35 – Commercial and Public Zones
9.

Temporary use of required parking spaces for non-parking purposes is permitted through approval of a Special Event
Permit or Temporary Use Permit, pursuant to Chapter 17.03.

10.

Parking of abandoned, unlicensed, or inoperative vehicles is subject to and will be abated pursuant to applicable
provisions of the Big Bear Lake Municipal Code and the California Vehicle Code.

11.

Pedestrian walkways shall be designated and clearly delineated between parking areas and structures. The parking area
shall be designed to minimize the need for pedestrians to cross parking aisles or landscaped areas in order to reach their
destinations.

12.

A minimum of 1 loading space shall be provided for every building having 5,000 or more square feet, except as otherwise
approved by the reviewing authority based upon the nature of the use. Where required for truck deliveries, a loading
space shall be a minimum of 12 feet wide and 24 feet long and shall not be located within the main parking area used by
the general public. For uses, which typically receive all deliveries by van, a loading space may be striped with the same
dimensions as a parking space, but shall be required in addition to the required number of parking spaces.

13.

The parking requirement for any use not specifically listed shall be determined by the City Planner on the basis of the
requirements for similar uses.
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Initial Study for Development Code Amendment 2017-078/DCA

CITY OF BIG BEAR LAKE
ENVIRONMENTAL CHECKLIST
INITIAL STUDY
`
A.

PROJECT DESCRIPTION

1. Project Title:

Development Code Amendment 2017-078/DCA

2. Lead Agency Name and Address:

City of Big Bear Lake
Planning Department
39707 Big Bear Blvd., Big Bear Lake, CA 92315

3. Contact Person and Phone Number:

Robert D. Dalquest, AICP, Planning Director
(909) 866-5831

4. Applicant Name and Address:

City of Big Bear Lake
(Same as Lead Agency)

5. Project Location:

Within various areas of the city that are zoned Commercial-Visitor
(C-3) and Commercial–Recreation (C-4) Zones.

6. General Plan Designation & Zoning: Within various areas of the city that are designated Commercial–
Visitor (C-V) and Commercial–Recreation (C-R) in the General
Plan.
7. Project Description (describe the whole action involved, including, but not limited to, later phases of
the project, and any secondary, support, or off-site features that are necessary for its
implementation):
The project is a Development Code Amendment (the “Amendment”) that proposes to modify portions of
Chapter 17.35 (Commercial and Public Zones) of the Big Bear Lake Development Code. The Amendment
is regulatory in nature and does not involve any specific development project(s) at this time, or in the
foreseeable future. The intent of the Amendment is to implement specific land use recommendations
contained in the Rathbun Corridor Sustainability Plan (the “Rathbun Plan”), which is a planning study
covering the Rathbun Creek Corridor.
The Rathbun Creek is a major blue line stream on the eastern portion of the City and runs approximately
four miles from the Lake to the National Forest and traverses through a diverse natural and built
environment. The Rathbun Plan identified a number of supportive land uses and specific development
standards which would facilitate revitalization of the Rathbun Creek area; specifically, the Moonridge
business district which is located near the central leg of the Rathbun Creek. The Moonridge business
district is a marginal commercial corridor located along Moonridge Road, between Elm Street and Rathbun
Drive. The Moonridge business district contains mostly, office and small retails uses. The Amendment
proposes a wider variety of supportive commercial uses in the C-3 zone and C-4 zone, and intended to be
applicable in the Moonridge business district, which is the prevailing zoning of the area (See Exhibit 1).
The intent of the Amendment is to create a sustainable base for new jobs and economic activity in this area
by leveraging the natural qualities and habitat of the Rathbun Creek; which is a planned contiguous Class I
January 2018
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Trail from the National Forest to the Lake. It is anticipated that a revitalized Rathbun Creek Corridor and
Moonridge business district will attract hiking and biking tourism and residents to this area.
As indicated, the Moonridge business district is zoned Commercial-Visitor (C-3) and CommercialRecreation (C-4) districts. The C-3 zone is intended for the development of areas designed primarily for
visitor services, including lodging, dining, recreation, entertainment, specialty retail and other supporting
uses that are located along major streets and highways or adjacent to recreation areas. The C-4 zone is
intended for the development of destination-oriented recreational facilities to serve a regional market area
and supportive uses for ski resorts, marinas, golf courses and snow play facilities located along major streets
and highways.
Therefore, Table 17.35.030(A) would be modified to expand the allowable uses in the Commercial-Visitor
(C-3) zone, and in the Commercial-Recreation (C-4) zone, with the changes in the C-3 zone generally
applicably within the Moonridge business district only. The Amendment also proposes to refine the setback
and lot coverage standards in the C-3 and C-4 zones contained in Table 17.35.050(A) which establishes the
required development standards for commercial uses. The following provides a summary of the changes
proposed to Chapter 17.35 of the Development Code:
1. Changes to Table 17.35.030(A) – Principal Uses Permitted in the Commercial and Public Zones







Allows additional office uses for business, financial and professional services in the C-4 zoning
district and in the Moonridge business district area of the C-3 zoning district provided these
businesses are located in a two-story building and not permitted on the ground floor;
Requires a CUP for utility substations and distribution facilities in the C-4 zone;
Allows artisans to manufacture and sell their merchandise within an enclosed building in the C-4
zone as currently permitted in the C-3 zone;
Allows meeting, assembly and institutional uses in the C-4 zone as currently permitted in the C-3
zone;
Allows personal service uses, such as beauty salons, tailors, shoe repair, pet grooming and travel
agencies in the C-4 zone;
Allows more retail uses in the C-4 zone as currently permitted in the C-3 zone.

2. Changes to Table 17.35.050(A) – General Development Standards in Commercial Zones







January 2018

Allows a reduced front setback in the Moonridge business district area in the C-3 zone for singlestory buildings;
Modifies the side setback requirement in the C-4 zone to be the same as the other commercial zones;
Allows a lot coverage of 70% in the Moonridge business district area of the C-3 zone instead of a 0.5
floor area ratio;
Allows the landscape and open space requirement to include pedestrian open space areas, and up to
50% of uncovered outdoor dining areas to be counted in meeting this requirement in the C-4 zone,
and in the Moonridge business district area of the C-3 zone;
Allows the height of architectural features, including uninhabited attic space to extend no more than
25% above the primary structure; and,
Minor clean-up of text for clarification purposes.
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3. Modify Section 17.35.070(A)(1) and add language that the off-site parking requirements contained in
this section do not apply to properties within an approved parking district. The intent is to establish a
standard in the parking regulations should a parking district be approved in this area in the future.
Exhibit 2 depicts the complete modifications to Chapter 17.35 (Commercial and Public Zones).
8. Surrounding Land Uses and Environmental Setting (describe the project’s surroundings):
The Rathbun Creek Corridor is flanked on the south by the San Bernardino National Forest which includes
Sand Canyon and portions of the Bear Mountain Ski Resort, and on the north by Big Bear Lake.
Throughout the year, the Rathbun Creek contains varying amounts of water and is known to flood in the
spring and winter. The Moonridge business district lies near the central part of the Creek and contains a mix
of small retail stores, restaurants, hospitality, office uses and residential dwelling units, and to the south is a
nine-hole golf course. The Moonridge Animal Zoo is located to the south, near Bear Mountain Ski Resort,
and is moving to the southern edge of the business district at Moonridge Road and Rathbun Drive and is
currently under construction.
There are only eleven areas zoned C-4 district within the City and they contain existing recreational uses,
such as Snow Summit and Bear Mountain ski resorts and ancillary on- and off-site parking lots (six areas),
an abandon ski hill (one area), boat marinas (two areas), and snow play facilities (two areas). These areas
are generally located within sloping terrain or along Big Bear Lake, except the Brownie Lane parking lot,
the Garston parking lot, Backward Look parking lot and the Rathbun Creek parking lot. It is anticipated that
these areas will not be affected with implementation of the Amendment as the recreational uses and their
location would not be conducive to transitioning to alternate commercial uses either permitted presently or
as part of this Amendment.
9. Public agencies whose approval or participation is required (i.e., for permits, financing approval, or
participation agreements):
No Responsible or Trustee Agencies as defined in CEQA or any other public agencies will require a
subsequent approval or permit upon adoption of this Development Code Amendment.

January 2018
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Exhibit “1” – C-3 and C-4 Zone Areas

Moonridge Business District - C-3 & C-4 Zoning

C-4 Zone Areas
Metcalf Bay

January 2018
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Southern City Limits, south of Village

Snow Summit Ski Resort
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Garstin Drive, Brownie Lane and Moonridge Road

Big Bear Boulevard and Division Drive

Bear Mountain Ski Resort

January 2018
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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
Biological Resources

Agricultural Resources
Cultural Resources

Air Quality
Geology/Soils

Greenhouse Gas Emissions
Land Use/Planning
Population/Housing

Hazards & Hazardous Materials
Mineral Resources
Public Services

Transportation/Traffic

Utilities/Service Systems

Hydrology/Water Quality
Noise
Recreation
Mandatory Findings of Significance

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

X

__
__

__

__

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:
Printed Name:

January 2018

Date:
Robert D. Dalquest, AICP, Planning Director

For:

City of Big Bear Lake
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C.

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 cross-referenced).

5)

Earlier analysis of the environmental impacts of implementation of the City of Big Bear Lake General
Plan has been made in the Final Environmental Impact Report for the Comprehensive General Plan,
(SCH No. 98021103) dated 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. The subject properties were
developed with the existing structures at the time of this evaluation. 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.

6)

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.

January 2018
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a)

Big Bear Lake General Plan and Final Environmental Impact Report, adopted by City Council
Resolution No. 99-36, August 23, 1999.

b)

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

c)

Rathbun Corridor Sustainability Plan – 2017.

INTRODUCTION
In assessing the environmental impacts of the proposed Amendment to Chapter 17.35 of the Development Code
(the “Amendment”), it should be recognized that the Amendment, by itself, does not propose or authorize any
development project within the areas affected. Rather, this assessment is focused on whether the changes
proposed in the C-3 and C-4 zoning districts would result in land uses and development that may be
incompatible with existing uses permitted in these areas, or allow development of such density and intensity
that existing development patterns may be significantly impacted.
Future land uses proposed in the C-3 or C-4 zoning districts would be required to conform to all applicable
General Plan policies and performance and design standards in the Development Code, which regulate
commercial and retail uses. Pursuant to CEQA, new future land uses and development that would occur in the
C-3 and C-4 zones as an outcome of this Amendment would be subject to their own environmental review on a
project-by-project basis and would be assessed for potential environmental impacts analyzed in this Initial
Study. At such time, development projects will be evaluated and mitigation measures and/or conditions of
approval will be required to comply with existing policies and design standards which are intended to mitigate
potential significant environmental impacts.
ANALYSIS

ISSUES

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

I. AESTHETICS. 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) Substantially degrade the existing visual character or quality
of the site and its surroundings?
d) Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

X
X
X
X

I (a-d) – No Impact. The proposed Amendment will not have an adverse effect on a scenic vista, scenic
resources within a state scenic highway, or the visual character or quality of the City. The Amendment
proposes to expand the allowable commercial uses in the C-3 and C-4 zoned areas, and moderately reduce
front and side setbacks, add a lot coverage standard applicable to only the Moonridge business district
rather than a floor area ratio standard, and permit pedestrian open space, such as plazas and courtyards, in
January 2018
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ISSUES

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

the Moonridge Area of the C-3 and C-4 zones to count toward meeting the landscape and open space
requirements. The net impact of the proposed changes are negligible as the expanded commercial uses to
be allowed in the C-3 and C-4 zones would be similar in intensity and would be wholly contained within a
building. The modifications to the affected development standard would not result in future development
adversely affecting aesthetic issues beyond the current allowable scale, height and massing standards
presently contained in the Development Code. The Amendment only affects areas currently designated for
commercial or recreational development which have already been determined to be suitable for the type
and density of uses that the Amendment would allow, and does not involve rezoning additional areas for
commercial uses that may adversely affect aesthetic resources.
Big Bear Boulevard (Highway 18) is the main arterial that traverses through Big Bear Lake and is a state
highway but is not designated by Caltrans as a scenic highway. The segment of Big Bear Boulevard west
of the Village is a corridor of C-3 zoning and is developed with commercial lodges, limited highway
commercial uses, and residential uses. The expanded uses that would be allowed in the C-3 zone would
only apply to the Moonridge business district and not the C-3 zoned areas along Big Bear Boulevard.
Thus, the Amendment would result in no discernable or noticeable effect on the aesthetics of this state
highway. Although new commercial development could potentially affect visual resources by the creation
of light and glare impacts in areas that are near residential uses, General Plan Policy CD 3.8 and Section
17.35.080(E) of the Development Code provide policies and regulations that require lighting to be shielded
and limit the amount of illumination around the perimeter of the property. The C-3 and C-4 zones are
within areas of the City that contain urban improvements including typical ambient light and glare. As
always, future development will adhere to these existing standards and regulations that will be addressed in
the conditions of approval to ensure that lighting is designed in a manner that minimizes such impacts. In
addition, the City’s Tree Preservation Ordinance (Development Code Section 17.10) will ensure that
impacts to trees on development sites will be avoided or mitigated. Prior to development, each project will
be reviewed and appropriate standards, conditions, and mitigation measures will be determined at that time
to promote conservation of forest resources. Therefore, the Amendment would have no impact on
Aesthetic Resources.

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?
January 2018
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ISSUES

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

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

No
Impact

X

X

X

X

II (a-e) – No Impact. No properties within the City of Big Bear Lake are 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. No land in the City is zoned for
agricultural uses or is under a Williamson Act contract. None of the land within the City, including areas
designated for commercial development, contains designated forest land or timberland under the Codes
referenced above, so no zoning conflicts or loss of designated forest land would occur. Therefore, the
Amendment would have no impact on Agriculture and Forest Resources.

III. AIR QUALITY. Where available, the significant criteria established by the applicable air quality
management 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) Violate any air quality standard or contribute substantially to
an existing or projected air quality violation?
c) 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
(including releasing emissions which exceed quantitative
thresholds for ozone precursors)?
d) Expose sensitive receptors to substantial pollutant
concentrations?
e) Create objectionable odors affecting a substantial number of
people?

X
X

X

X
X

III (a-e) – Less than significant Impact. Big Bear Lake is located within the South Coast Air Basin and
January 2018
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ISSUES

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

is included within the South Coast Air Quality Management District’s Air Quality Management Plan
(AQMP). The General Plan Final Environmental Impact Report (FEIR) determined that implementation
of the current General Plan would result in a significant cumulative impact on air quality which cannot be
mitigated to a level of less than significance. The FEIR found that emission of pollutants associated with
buildout under the General Plan included fugitive dust from site disturbance and development, vehicular
traffic emissions, power plant emissions and emissions associated with the consumption of natural gas.
These emissions were not determined to be individually significant but would be an additional increment
to the cumulative impact on air quality in the Big Bear Valley, which is currently impacted by air pollution
transported from coastal air basins to the west. The AQMP contains a comprehensive list of short-term
and long-term pollution control strategies directed at reducing emissions and achieving ambient air quality
standards. The CEQA Air Quality handbook indicates that consistency with the AQMP growth
assumptions must be analyzed for new or amended General Plan elements, Specific Plans or “significant
projects”, such as airports, electrical generating facilities, refineries, water ports, solid waste disposal sites
or off-shore drilling. The Amendment does not involve any of these types of projects.
The proposed Amendment would be consistent with the General Plan land use policies, and does not
propose changes that would result in a level of development beyond that allowed under the current General
Plan. There are no proposed changes that would increase maximum allowable densities or intensities of
residential or commercial development, except that the Moonridge business district would change to a
70% lot coverage rather than a 0.5 FAR, which is the standard in the other commercial zoning districts.
This change may result in a subtle increase within this one square block area by allowing a larger
development footprint but would not be significant enough to adversely impact air quality projections
analyzed in the General Plan FEIR. The Amendment would not result in any direct emissions that would
contribute to an existing or potential violation of an air quality standard, nor does the Amendment include
any provisions that would conflict with rules and policies governing assessment or control of air pollutant
emissions.
The proposed Amendment, by itself, does not propose or authorize any development. Future land uses that
occur pursuant to the proposed Amendment would be required to conform to all applicable regulations,
performance standards and design standards that address sustainability and air quality, including those in
the Development Code and Land Use Element and Environmental Resources Element of the General Plan.
Pursuant to CEQA, future new land uses that occur pursuant to the proposed Amendment would be subject
to their own environmental review on a project-by-project basis to assess impacts on air quality.
Therefore, the proposed Amendment would not violate an air quality standard or contribute to an existing
air quality violation. Impacts would be less than significant.
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
January 2018
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ISSUES
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 federally protected
wetlands as defined by Section 404 of the Clean Water Act
(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?

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

X

X

X

IV (a-e) – No Impact. As noted in the Project Description, the Amendment only affects areas currently
designated for commercial or recreational development which have already been determined to be suitable
for the type and density of uses that the Amendment would affect, and does not involve rezoning additional
areas for commercial uses that may adversely impact biological resources. This development is expected to
occur on sites that are currently developed or designated for development. Pursuant to CEQA, future new
land uses that occur pursuant to the proposed Amendment would be subject to their own environmental
review on a project-by-project basis to assess impacts to biological resources. The City’s Tree Preservation
Ordinance (Development Code Section 17.10) will ensure that impacts to trees on development sites will be
avoided or mitigated. Prior to development, each project will be reviewed and appropriate standards,
conditions, and mitigation measures will be determined at that time. The Amendment would not conflict
with any policies or ordinances protecting biological resources. Therefore, the Amendment would have no
impact on biological resources.
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?

X

IV (f) - No Impact. 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 proposed Amendment would not result in any impacts in this regard.
V. CULTURAL RESOURCES. Would the project:
a) Cause a substantial adverse change in the significance of a
historical resource as defined in Section 15064.5?
b) Cause a substantial adverse change in the significance of an
archaeological resource pursuant to Section 15064.5?
January 2018
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X
X

V (a-d) – No Impact. The proposed Amendment affects areas of the City that are currently zoned C-3 and
C-4 districts. Any future development that is expected to occur on sites currently designated for
commercial or recreational development may be within a larger area that could contain sensitive historical,
cultural, archaeological, or paleontological resources. Each new development will be required to comply
with all applicable State and Federal regulations concerning preservation, salvage, or handling of
archaeological resources. In addition, each development shall be required to comply with all applicable
State and Federal regulations concerning burial sites. Although future development sites may have already
been disturbed, human remains in a previously unknown burial site could potentially be encountered during
construction activities associated with development of commercial or recreational facilities. Prior to
development, proposed plans will be reviewed to assess potential impacts to cultural resources. If any
potential impacts are identified, appropriate standards and conditions will be established to mitigate
impacts at that time. Since the Amendment does not grant any specific development entitlements beyond
what is currently allowed, this project has no impact on Cultural Resources.
VI. GEOLOGY AND SOILS. Would the project:
a) Expose people or structures to 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 ground failure, including liquefaction?
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 18-1-B of
the Uniform Building Code (1994), creating substantial 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?

X

X
X
X
X
X

X

X

VI (a-e) – No Impact. The proposed Amendment consists of text changes to the C-3 and C-4 zoning
January 2018
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districts that do not grant approval of any specific development project and are regulatory in nature. There
are no Alquist-Priolo zones within the City; however the entire Southern California region is subject to
strong ground shaking due to seismic activity. Future development sites could also have potential for
liquefaction. Grading associated with future development could also result in soil erosion. All properties
within the City limits have access to sanitary sewers, so no alternative waste water systems are necessary.
While it is not possible to determine site-specific potential impacts related to future developments at this
time, general requirements designed to minimize geological impacts will apply to all new development.
These include compliance with the Alquist-Priolo Act, the Uniform Building Code, Title 24 of the
California Building Code, and the standards of the Structural Engineers Association of California.
Compliance with these building standards is considered the best means of reducing geologic hazards. In
addition, as part of the City’s planning and development review process, future development projects will
be required to prepare site-specific geotechnical studies to determine appropriate construction methods to
address potential hazards such as liquefaction. Therefore, the Amendment will not expose people or
property to geologic or soils impacts.
VII. 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 emissions of greenhouse gases?

X
X

VII (a-b) – No Impact. Atmospheric gases, which allow solar radiation into the atmosphere but prevent
heat from escaping, thereby warming the Earth’s atmosphere are referred to as greenhouse gases (GHG).
GHG are released into the atmosphere by both natural and human activity. The principal GHG resulting
from human activity that enter and accumulate in the atmosphere are: carbon dioxide (CO2), methane
(CH4), nitrous oxide (N2O), and fluorinated gases such as hydrocarbons. Human activities that produce
GHG are the burning of fossil fuels (coal, oil and natural gas for heating and electricity, gasoline and diesel
for transportation); methane from landfill wastes and raising livestock, deforestation activities; and some
agricultural practices. 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 response to concerns regarding GHG and global climate change, the California Climate Solutions Act
(AB 32) was signed into law in 2006. 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 which is
being phased and started in 2012. To effectively implement the cap, AB 32 directs the California Air
Resources Board (CARB) to develop and implement regulations to reduce statewide GHG emissions from
stationary sources. AB 32 specifies that regulations adopted in response to AB 1493 should be used to
January 2018
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address GHG emissions from vehicles. However, AB 32 also includes language stating that if the AB 1493
regulations cannot be implemented, then CARB should develop new regulations to control vehicle GHG
emissions under the authorization of AB 32. AB 32 requires that CARB adopt a quantified cap on GHG
emissions representing 1990 emissions levels and disclose how it arrives at the cap; institute a schedule to
meet the emissions cap; and develop tracking, reporting, and enforcement mechanisms to ensure that the
state achieves reductions in GHG emissions necessary to meet the cap. In 2007, CARB adopted the
statewide 2020 emissions cap at 427 million metric tons (MMT) of equivalent carbon dioxide (CO2e)
greenhouse gas emissions. CARB estimated that 2020 ‘business-as-usual’ emissions (meaning, emissions
of greenhouse gases without consideration of climate change) would be 596 MMTCO2e; therefore,
emissions will need to be reduced by 169 MMTCO2e (28 percent) statewide to meet the 2020 threshold.
AB 32 also includes guidance to institute emissions reductions in an economically efficient manner and
conditions to ensure that businesses and consumers are not unfairly affected by the reductions. A
numerical threshold to determine the significance of greenhouse gas emissions has not been established by
the SCAQMD.
The Amendment would establish the regulatory framework to allow future additional supportive
commercial land uses in the C-3 and C-4 zoning districts, with specific emphasis in the Moonridge
business district to encourage pedestrian, hiking and biking activity and tourism, and offer alternative
transportation for local residents along the Rathbun Creek Trail. Coupled with modification to specific
development standards, the aim is to establish a sustainable environment of recreation and economic
activity that would result in reducing vehicle miles traveled and associated GHG emissions. The proposed
Amendment, by itself, does not propose or authorize any development. Pursuant to CEQA, future new land
uses that occur pursuant to the proposed Amendment would be subject to their own environmental review
on a project-by-project basis to assess impacts from GHG emissions. Therefore, the proposed Amendment
would not generate GHG emissions or conflict with applicable GHG reduction plans. No Impacts would
occur.
VIII. 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?
b) Create a significant hazard to the public or the environment
through reasonable 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?

X

X

X

VIII (a-c) – No Impact. The use, storage, transport, and/or disposal of hazardous materials is often a
function of the specific type of land use or development and location. The City of Big Bear Lake is typical
of most suburban areas that have a number of businesses that use, store and dispose of small quantities of
hazardous materials. These businesses include dry cleaners, gas stations, automotive repair shops, car
January 2018
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washes, and light industrial operations. Hazardous materials are routinely used and transported on major
highways traversing the City. Therefore, future commercial uses that would be permitted in the C-3 and C4 zoning districts, as a result of this Amendment, and which handle or have on-site transportation of
hazardous materials will be required to comply with all applicable local, state and federal regulations.
However, it is unlikely that such land use types subject to this Amendment would result in the release of
hazardous materials into the environment at a level that would result in a significant public hazard. Prior to
development, each occupancy or new development will be reviewed and appropriate standards, conditions,
and/or mitigation measures will be determined at that time. The Amendment does not grant any specific
development approvals, and so it will have no impact in this area.
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?

X

VIII (d) – No Impact. The Amendment covers existing commercially zoned areas that are generally
build-out or contain vacant infill parcels. The potential for hazardous materials sites to exist in future
development areas due to a site’s prior use are minimal. However, there is a low risk that grading
operations could expose construction workers, future residents and the general public to hazardous
materials from previous use. Potential impacts associated with any such hazardous materials will be
analyzed as part of each development proposal prior to construction, and appropriate conditions of approval
will be required. The proposed Amendment, by itself, does not propose or authorize any development.
Future land uses that occur pursuant to the proposed Amendment would be required to conform to all
applicable regulations that address hazards, including asbestos, lead, underground storage tanks, and
contaminated soils/groundwater. In addition, future new land uses will be reviewed under CEQA to
evaluate potential contaminated soils and groundwater at the sites. Therefore, the proposed Amendment
would not create a significant hazard to the public or the environment through a reasonably foreseeable
upset and accidental conditions involving the release of hazardous materials into the environment. No
Impacts would occur.
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 for people residing or working in the project area?
f) For a project within the vicinity of a private airstrip, would the
project result in a safety hazard for people residing or working in
the project area?

X

X

VIII (e-f) – Less than Significant Impact. The Big Bear City Airport is located east of the City of Big
Bear Lake’s boundaries. There are several existing properties zoned C-3 and C-4 district that fall within
the perimeter of the Airport’s Safety Review Area. These sites are developed and contain commercial uses
and would not be impacted by the airports operations. Nonetheless, the Amendment does not grant
entitlements for new commercial development and no new commercial zones are being added. Therefore,
the Amendment would have a less than significant impact in this area.
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X

VIII (g) – Less than Significant Impact. Future commercial development could contribute in congestion
at intersections and along roadways, which could impede access by emergency vehicles and interfere with
adopted response or evacuation plans. However, as part of the City’s planning and development review
process, future commercial uses or projects will be evaluated to determine whether any such hazards could
occur and appropriate corrective measures will be required.
As noted in Section XV
(Transportation/Traffic) no new significant impacts would be anticipated as a result of this Amendment.
Therefore potential impacts regarding impairment or physical interference with an emergency
response/evacuation plan would be negligible, if any, and would be less than significant.
h) Expose people or structures to a significant risk of loss, injury
or death involving wildland fires, including where wildlands are
adjacent to urbanized areas or where residences are intermixed
with wildlands?

X

VIII (h) – Less than Significant Impact. According to the Fire and Range Assessment Program map of
Big Bear Lake, the City and surrounding areas are located within a “Very High Fire Hazard Severity
Zone,” (VHFHSZ) that is vulnerable to wildland brush fires. The VHFHSZ maps are intended for use by
building officials for new building permits in Local Responsibility Areas. The VHFHSZ will also be used
to identify property whose owners must comply with natural hazards disclosure requirements at time of
property sale and 100-foot defensible space clearance. Properties designated as VHFHSZ are required to
comply with California Building Code Chapter 7A- “Materials and Construction Methods for Exterior
Wildfire Exposure”, which requires new buildings within the VHFHSZ to use ignition-resistant
construction methods and materials.
The City’s Municipal Code addresses the high fire hazard potential in the City by incorporating regulations
from the California Fire Code. 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 property owners
to reduce fire fuel dangers posed by native brush and vegetation through minimizing fuel material. Wood
shake roofing materials have been prohibited by the City’s Municipal Code, Chapter 8.81 (Wood Shingles),
due to the flammability of this material. New commercial projects will be required to comply with all City
regulations for fire protection. Prior to development, each project will be reviewed and appropriate
standards, conditions, and mitigation measures will be determined at that time. The Amendment does not
grant any specific development approvals, and will have a less than significant impact in this area.
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IX. HYDROLOGY AND WATER QUALITY. Would the
project:
a) Violate any water quality standards or waste discharge
requirements?

No
Impact

X

IX (a) – No Impact. New development could impact water quality through runoff and wastewater
discharge. However, all future developments will be required to comply with applicable federal, state, and
local water quality requirements such as the Clean Water Act and the National Pollutant Discharge
Elimination System (NPDES) program. Additionally, through the City’s development review process,
future projects will be evaluated for potential site-specific water quality and flooding impacts.
Development projects will be required to prepare water quality plans and/or incorporate “Best Management
Practices” (BMPs) into their construction operations to reduce erosion, siltation, and water pollution both
during and after construction. Compliance with these regulations would be expected to reduce water
quality impacts to a level that is less than significant. Prior to development, each project will be reviewed
and appropriate standards, conditions, and mitigation measures will be determined at that time. The
Amendment does not grant any specific development approvals, and will have no impact in this area.
b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there would be
a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing
nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been
granted)?

X

IX (b) – Less than Significant Impact. The Big Bear Lake Department of Water serves the City of Big
Bear Lake and the unincorporated communities of Fawnskin, Rim Forest, Erwin Lake, Lake William,
Sugarloaf, Moonridge, a small RV park on the north shore of Big Bear Lake, and portions of Big Bear City.
Two water systems serve the City of Big Bear Lake, which also includes portions of Big Bear City,
Moonridge, Sugarloaf, and Erwin Lake. Smaller individual systems serve the remaining communities.
New development would increase water consumption and result in an increased amount of impervious
surfaces, which would have the potential to reduce groundwater recharge. However, the Amendment does
not grant any entitlements for development, nor does the Amendment propose to expand areas for
commercial development that are currently designated for other land uses. According to the General Plan
FEIR, the current water supply, delivery system, and contingency options for the City are adequate to meet
the needs of the community through the proposed General Plan build out. The level of future development
in the City would not be expected to increase beyond the level described in the regional growth forecast
and the General Plan EIR. Prior to development, each project will be reviewed and appropriate standards,
conditions, and mitigation measures will be determined at that time, therefore the Amendment will have a
less than significant impact in this area.
c) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or
January 2018

X
Page 19

City of Big Bear Lake

Initial Study for Development Code Amendment 2017-078/DCA

ISSUES

Potentially
Significant
Impact

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

river, in a manner which would result in substantial erosion or
siltation on- or off-site?
d) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or
river, or substantially increase the rate or amount of surface
runoff in a manner which would result in flooding on- or off-site?
e) 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?
f) Otherwise substantially degrade water quality?
g) Place housing within a 100-year flood hazard area as mapped
on a federal Flood Hazard Boundary or Flood Insurance Rate
Map or other flood hazard delineation map?
h) Place within a 100-year flood hazard area structures which
would impede or redirect flood flows?
i) Expose people or structures to a significant risk of loss, injury
or death involving flooding, including flooding as a result of the
failure of a levee or dam?

No
Impact

X

X
X
X
X
X

IX (c-i) – No Impact. Future commercial developments could result in modification of existing drainage
patterns through grading and construction of buildings, streets and other facilities. Such changes to
drainage patterns could result in erosion or siltation on- or off-site, as well as greater risk of flooding from
increased runoff. However, prior to development of any new project, potential impacts related to alteration
of drainage patterns and flood hazards will be analyzed and appropriate conditions and mitigations to
address related concerns will be required. In addition, existing policies require the provision of adequate
storm water drainage facilities and prevent commercial development within 100-year floodplains. The
Amendment, by itself, does not propose or authorize any new development. Future land uses that occur
would be subject to their own environmental review on a project-by-project basis to assess hydrology
impacts. Impacts would be less than significant.
j) Inundation by seiche, tsunami, or mudflow?

X

IX (j) – Less than Significant Impact. The City is not located in a coastal area that could be affected by a
tsunami. There are only two sites that contain marinas in the C-4 Zone that are adjacent to Big Bear Lake
which could be affected by seiche as a result of a seismic event, however; the Amendment does not
propose any development of specific sites. FEMA defines mudflows as “a flooding condition where a river
of liquid and flowing mud is on the surface of a normally dry land area, as when earth is carried by a
current of water. This condition usually happens when heavy rains fall on land without adequate surface
vegetation.” Any areas affected by or downhill from recent burn areas are at high risk during rainy
conditions. Prior to development, any new project will be reviewed and appropriate standards, conditions,
and mitigation measures will be determined at that time. The Amendment, by itself, does not propose or
authorize any new development. Future land uses that occur would be subject to their own environmental
review on a project-by-project basis to assess impacts from seismic events. Impacts would be less than
significant.
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X. LAND USE AND PLANNING. Would the project:
a) Physically divide an established community?

X

X (a) – No Impact. The proposed Amendment would expand the allowable uses in the C-3 zone and C-4
zoning districts, with the changes in the C-3 zone generally applicably within the Moonridge business
district only. The Amendment also proposes to refine the setbacks and lot coverage standards in the C-3
and C-4 zones for commercial uses. These modifications to affected development standards would not
result in future development beyond the current allowable scale, height and massing standards presently
contained in the Development Code. The Amendment only affects areas currently designated for
commercial or recreational development which have already been determined to be suitable for the type
and density of uses that the Amendment would allow, and does not involve rezoning additional areas for
commercial uses that may adversely affect established communities. No impact will occur to established
communities.
b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but to limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?
c) Conflict with any applicable habitat conservation plan or
natural community conservation plan?

X

X

X (b-c) – No Impact. The Amendment will not conflict with any applicable land use plans and supports
the Land Use Element of the General Plan. The Amendment provides a wider variety of supportive
commercial uses in the C-3 zone and C-4 zones and minor modification to development standards, which
are applicable mostly within the Moonridge business district, to create a viable and sustainable base for
new jobs and economic activity in this area. There is no habitat conservation or natural community
conservation plan for land within the City of Big Bear Lake. Therefore, the proposed Amendment would
not conflict with the provisions of an adopted habitat conservation plan, therefore no impact will occur.
XI. 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?

X

X

XI (a-b) – No Impact. There are few mineral resources in and around Big Bear Lake. Three Mineral
Resource Zones (MRZ) are identified as being in or around Big Bear Lake; MRZ-1, MRZ-2, MRZ-3. An
January 2018
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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, and 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’s 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 outside of the City’s boundary. All other resources
identified are located in Mineral Resource Zone (MRZ-3) indicating undetermined mineral resource
significance. The Amendment only applies to a limited area that is zoned C-3 district and C-4 district
within the City’s boundaries. Prior to new development, each project will be reviewed and appropriate
standards, conditions, and mitigation measures will be determined at that time. The Amendment does not
grant any specific development approvals, and so it will have no impact to mineral resources.
XII. NOISE. Would the project result in:
a) Exposure of persons to or generation of noise levels in excess
of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?
b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
c) A substantial permanent increase in ambient noise levels in the
project vicinity above levels existing without the project?
d) A substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the
project?

X
X
X
X

XII (a-d) – No Impact. The Amendment would not directly result in any construction activity, and
therefore would not expose persons to short-term construction noise or any long term excessive noise
conditions. The Amendment will not expose persons to excessive noise levels, vibrations, or permanent
increases in ambient noise levels as no development is proposed with this amendment. The Amendment
would only expand the allowable uses in the C-3 zone and C-4 zoning districts, with the changes in the C-3
zone generally applicably within the Moonridge business district only, and refine the setbacks and lot
coverage standards in the C-3 and C-4 zones for commercial uses. These modifications to the affected
development standards would not result in future development beyond the current allowable scale, height
and massing standards presently contained in the Development Code. The additional land uses that would
be permitted in the C-3 and C-4 zones would not generate noise beyond the existing commercial uses that
are currently permitted in these zones. The City of Big Bear Lake Development Code contains noise
regulations and restrictions, prior to development future projects will be reviewed and be subject to
established noise regulations. Thus, the amendment does not grant any specific development approvals,
and so it will have no impact in this area.
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
January 2018
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airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels?
f) For a project within the vicinity of a private airstrip, would the
project expose people residing or working in the project area to
excessive noise levels?

No
Impact

X

XII (e-f) – Less than Significant Impact. The Big Bear City Airport is located east of the City of Big
Bear Lake’s boundaries. There are several existing properties that fall within the Airport’s Safety Review
Areas. Most of these are already developed and others are zoned Public-Open Space which would not
support commercial development. Nonetheless, the Amendment does not grant entitlements for new
development and no new zones or land uses are being added with this overflight area. The Amendment
does not propose any future development, and would not place land uses that would expose people working
in an area of excessive ambient noise levels. Thus, the amendment will have no impact in this area.
XIII. POPULATION AND HOUSING. Would the project:
a) Induce substantial population growth in an area, either directly
(for example, by proposing new homes and businesses) or
indirectly (for example, through extension of roads or other
infrastructure)?

X

XIII (a) – Less than Significant Impact. The proposed Amendment would allow additional permitted
and conditionally permitted uses within the in the C-3 zone and C-4 zoning districts, with the changes in
the C-3 zone generally applicably within the Moonridge business district only. The Amendment also
proposes to refine the setbacks and lot coverage standards in the C-3 and C-4 zones for commercial uses.
The Amendment would not allow for increases in housing density or significant nonresidential land use
intensity beyond those set forth in the General Plan or Development Code. No new infrastructure,
roadways, or buildings are proposed as part of the Amendment. The Amendment is intended to encourage
a mix of uses within the Moonridge Corridor to create a pedestrian-oriented commercial center for local
residents and visitors to the area; which would be compatible with the predominately residential character
of the adjacent neighborhoods. The Amendment would have a less than significant impact in this area.
b) Displace substantial numbers of existing housing,
X
necessitating the construction of replacement housing elsewhere?
c) Displace substantial numbers of people, necessitating the
X
construction of replacement housing elsewhere?
XIII (b-c) – Less than Significant Impact. The Amendment would not directly displace any housing or
people because it does not authorize demolition or conversion of any housing units. The existing C-3 and
C-4 zones permit multiple family dwellings in a mixed-use design but not as a primary use. Within the
Moonridge business district there are approximately 25 single family and multiple family dwelling units
which are within the C-3 zone and considered legal, non-conforming uses. Conversion or demolition to
commercial uses could reduce some of these residences as the intent of the Amendment is to revitalize this
marginal commercial corridor. Given the relatively limited number of housing units located within this
area, the Amendment may result in housing displacement or displacement of people which would be
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considered a less than significant impact.
XIV. 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:
i) Fire Protection?
ii) Police Protection?
iii) Schools?
iv) Parks?
v) Other public facilities?

X
X
X
X
X

XIV – Less than Significant Impact. Fire protection and emergency response services for the community
are provided by the Big Bear Lake Fire Protection District, referred to as the Fire Department, which
operates three fire stations to serve the City. This service is supplemented by mutual aid agreements with
the Big Bear City Fire Department (under Big Bear Community Services District), Fawnskin Fire
Department, as well as other local jurisdictions through agreements with the State and the U.S. Forest
Service under special circumstances. The Big Bear Lake Fire Protection District and the Big Bear City Fire
Department have recently undergone a transition to establish the Big Bear Fire Authority for providing
valley-wide services and sharing costs, equipment, and personnel. Police services within the City are
provided by the San Bernardino Sheriff’s Department via a contract with the City. Sheriff services to the
City are operated out of the Sheriff’s office at 477 Summit Boulevard. Bear Valley Unified School District
(BVUSD) provides K-12 educational services to the City of Big Bear Lake. The District currently operates
four elementary schools (Baldwin Lane Elementary School, Big Bear Elementary School, Fallsvale
Elementary School, and North Shore Elementary School), one middle school (Big Bear Middle School),
one high school (Big Bear High School), and one continuation school (Chautauqua High School). The
Quimby Act allows the City to adopt a standard of three to five acres of parkland per 1,000 residents, and
to require dedication of land or in-lieu fees to meet the standard. Based upon a minimum of three acres per
1,000 residents, approximately 18.77 acres of parkland would be needed for the City at buildout. There are
approximately 21.25 acres of existing parkland in the City, including Meadow Park, Rotary Pine Knot
Park, and Boulder Bay Park.
As part of the planning and development review process, all new developments are evaluated to ensure that
adequate public service levels are maintained. Furthermore, new development is subject to City
development impact fees for Fire, Circulation (Streets), Storm Drainage, General Facilities and Equipment,
Public Use Facilities Development, Parkland Acquisition and Improvements. These fees are due upon
issuance of building permits. Additionally, school mitigation fees are also collected upon issuance of
building permits. New residential and commercial development may moderately increase in the demand for
public services; however, no development is proposed with this Amendment. Since the level of
January 2018
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development anticipated would be consistent with regional growth forecast for the City, no new significant
impacts would be expected and no mitigation measures are necessary at this time.
XV. 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 of expansion of recreational facilities
which might have an adverse physical effect on the
environment?

X

X

XV (a-b) – No Impact. The City of Big Bear Lake owns and operates Boulder Bay Park, Rotary Park, and
Veterans Park, all of which are designed for passive recreational uses such as picnicking, lake viewing,
fishing, and non-motorized boat launching. The Big Bear Valley Recreation and Parks District has
jurisdiction over Meadow Park and a skateboard park located at Bear Valley Community Church, adjacent
to Veteran’s Park, in the City of Big Bear Lake. Meadow Park is located adjacent to Big Bear Lake on
16.25-acres, and north of Big Bear Boulevard. The park includes district offices, baseball diamonds, a
multipurpose play field, a tot-lot and larger playground, gymnasium, tennis courts, volleyball sand pit,
picnic tables, and barbeques. In addition, there is a swim beach with lifeguard stand and picnic area. This
park is utilized by many residents, as it is the only active park currently located within the City limits. In
addition to the passive and active parks located within the City, the San Bernardino National Forest
surrounds the City’s south side, and the shoreline of Big Bear Lake surrounds the City’s north side. A
boardwalk for walking and biking is located along the lake in the City’s eastern limits, which is owned and
operated by the Municipal Water District (MWD). The City also has a Phase I Trail Plan that includes
three bike routes through the City, and a Master Plan of Trails (known as the Big Bear Valley Pedestrian,
Bicycle, and Equestrian Master Plan) for the City and Big Bear Valley. Other recreational facilities within
the City are privately owned and operated, and offer boating, kayaking, skiing, snowboarding, and snowtubing activities.
The Amendment does not propose new development, and primarily affects areas currently designated for
commercial or recreational development which have already been determined to be suitable for the type
and density of uses that the Amendment would allow, and does not involve rezoning additional areas for
commercial uses that may impact recreational facilities or require the expansion of new facilities. Any
future development that would impact recreational facilities would be evaluated for appropriate
mitigations, conditions, and would be subject to development impact fees. Therefore, the Amendment will
have no impact in this area.
XVI. TRANSPORTATION / TRAFFIC. Would the project:
a) Conflict with an applicable plan, ordinance or policy
January 2018
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XVI (a-b) – No Impact. The proposed Amendment would expand the allowable commercial uses in the
C-3 zone and C-4 zoning districts, with the changes in the C-3 zone generally applicably within the
Moonridge business district only. The Amendment would not permit land uses of greater density or
intensity than permitted currently in the affected commercial zoning districts, nor allow new development
in areas where such development is prohibited. In addition, the Amendment proposes to moderately refine
the setbacks and lot coverage standards in the C-3 and C-4 zones for commercial uses. These
modifications to the affected development standards would not result in future development beyond the
allowable scale and intensity currently contained in the Development Code. The Amendment only affects
areas currently designated for commercial or recreational development which have already been
determined to be suitable for the type and density of uses that the Amendment would allow, and does not
involve rezoning additional areas for commercial uses that may adversely affect policies concerning the
effectiveness of the circulation system, or level-of-service standards or travel demand measures contained
in the Circulation Element of the General Plan. As part of the planning and development review process,
all future new developments will be evaluated to ensure there is no conflict with established policies and
measures relating to all modes of the transportation systems.
c) Result in a change in air traffic patterns, including either
in increase in traffic levels or a change in location that
results in substantial safety risks?

X

XVI (c) – No Impact. The Big Bear City Airport is located east of the City of Big Bear Lake’s
boundaries. There are several existing properties zoned C-3 and C-4 district that fall within the perimeter
of the Airport’s Safety Review Area. These sites are mostly developed and contain commercial uses,
which would be permitted within the Safety Review Area overlaying this area, and would not be impacted
by the airports operations. Nonetheless, the Amendment does not grant entitlements for new commercial
development nor changes to the development standards that would result in posing new safety risk from
aircraft overflight. Therefore, the Amendment would not have an impact in this area.
d) Substantially increase hazards due to a design feature (e.g.
sharp curves or dangerous intersections) or incompatible
uses (e.g. farm equipment)?
January 2018
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e) Result in inadequate emergency access?
f) Conflict with adopted policies, plans or programs
regarding public transit, bicycle or pedestrian facilities, or
otherwise decrease the performance or safety of such
facilities?
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XVI (d-f) – No Impact. The project does not involve any road construction or any development activity,
and thus, will not obstruct City streets or restrict emergency access to or through the City, nor result in
increased road hazards, inadequate emergency access, or conflicts with alternative transportation policies.
Future development proposals would be reviewed on a case-by-case basis as they arise to determine if
project layouts, driveway locations, land use types, or actual intensities would result in hazardous
conditions. Therefore, the Amendment would not have an impact in this area.
XVII. UTILITIES AND SERVICE SYSTEMS. Would the
project:
a) Exceed wastewater treatment required of the applicable
Regional Water Quality Control Board?
b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?
d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed? In making this
determination, the Lead Agency shall consider whether
the project is subject to the water supply assessment
requirements of Water Code Section 10910 et. seq. (SB
610), and the requirements of Government Code Section
664737 (SB 221).
e) 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?
f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs?
g) Comply with federal, state, and local statutes and
regulations related to solid waste?

X

X

X

X

X

X
X

XVI (a-g) – No Impact. Wastewater treatment requirements are established by the Santa Ana Regional
Water Quality Control Board (RWQCB). Treatment requirements establish pollutant limits for effluent
January 2018
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discharges to surface waters and groundwater. The treatment and disposal of wastewater within the city’s
boundaries is handled by the Big Bear Area Regional Wastewater Agency (BBARWA) and its treatment
plant located within the unincorporated area of Big Bear City. As of the preparation of the General Plan
EIR in 1998, the facility was operating at 58% of treatment capacity, treating approximately 2.3 million
gallons per day (mgd). Water supplies are overseen and regulated by the Big Bear Lake Department of
Water and Power (DWP). A total of five water systems are operated by the DWP. The total service area
encompasses 5,970 acres or 9.3 square miles. The largest portion of the service area is referred to as the
“big four” comprising the communities of Big Bear Lake, Moonridge, Sugarloaf and Erwin Lake. This
service area accounts for over 90% of the total land area serviced by the DWP.
The proposed Amendment, by itself, does not propose or authorize any development. Future land uses that
occur pursuant to the Amendment would be required to comply with applicable provisions of the NPDES
program, as enforced by the Santa Ana Regional Water Quality Control Board (SARWQCB).
Additionally, future development proposals would be reviewed on a case-by-case basis as they arise to
determine if the sewer facilities are adequate to accommodate wastewater. Therefore, the proposed
Amendment would not exceed wastewater treatment requirements and would not result in the construction
of wastewater facilities. Therefore, the Amendment would not have an impact in this area.
XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.
a) Does the project have the potential to 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, reduce the number or
restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major period of
California history or prehistory?
b) Does the project have the potential to achieve short-term
environmental goals to the disadvantage of long-term
environmental goals?
c) 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
projects, and the effects of probable future projects.)
d) Does the project have environmental effects which will
cause substantial adverse effects on human beings, either
directly or indirectly?

X

X

X

X

XVIII (a-d) – No Impact. (a). The proposed Amendment does not authorize any development, and only
affects areas that are currently designated for commercial or recreational development which have already
been determined to be suitable for the type and density of uses that the Amendment would allow. In
January 2018
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addition, the Amendment does not involve rezoning additional areas for commercial uses. Therefore, its
adoption would not significantly 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, 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.
Therefore, no impacts would occur.
(b). The Amendment would not permit land uses of greater density or intensity than permitted currently in
the affected commercial zoning districts, nor allow new commercial development in areas where such
development is currently prohibited. Cumulative effects resulting from implementation of the Amendment
would be consistent with the City’s goals and policies evaluated in the General Plan FEIR. The proposed
Amendment would not be in conflict with any of these policies, and does not propose any specific
development project that could contribute to short-term or long-term cumulative impacts that were not
addressed sufficiently in the General Plan FEIR. Therefore, no impacts would occur.
(c). As identified throughout the analysis herein, the proposed Amendment would not have an
environmental effect that would cause substantial adverse effects on human beings either directly or
indirectly. Therefore, no impacts would occur.

D.

EFERENCES

City of Big Bear Lake 1999 General Plan and EIR
City of Big Bear Lake Municipal Code
These documents are available for review at City Hall.
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