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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 SPECIAL MEETING AGENDA
August 2, 2017
TIME:

1:15 p.m.

Next Resolution PC2017-09

PLACE:

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

CALL TO ORDER
FLAG SALUTE
OATH OF OFFICE

Oath of Office for Tim Breunig, Paul Senft, and Craig Smith as newly re-appointed Planning Commissioners.
REORGANIZATION OF THE COMMISSION
Nomination and Election of Chairman and Vice-Chairman
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 Special Planning Commission meeting of June 28, 2017.

PUBLIC HEARING ITEM
2.1

Conditional Use Permit – 2017-067
Location:
APN:
Applicant:
Representative:

Planner: Nathan Castillo

41412 Big Bear Boulevard
309-063-31 & 32
Evan Scott, AECOM
Jeffery Nisbet, AECOM

Consideration of a proposal to remodel the existing McDonalds fast food restaurant including a 295
square foot addition, parking lot reconfiguration, drive-thru lane addition, and exterior remodel.
Staff recommends that the Planning Commission adopt the attached resolution finding the project exempt
from the California Environmental Quality Act (CEQA) and approving Conditional Use Permit
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application 2017-067, based on the findings and subject to the conditions of approval contained in the
resolution.
3.

DISCUSSION/ACTION ITEM
3.1 Planning Commission Workshop to discuss a proposed 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].

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
SPECIAL PLANNING COMMISSION MEETING MINUTES
June 28, 2017

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Senft led the salute.

ROLL CALL

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

STAFF PRESENT

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

AGENDA APPROVAL
The agenda was approved by a unanimous vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Presentation and direction on whether to accept and process an application for a first-time Major
Special Event identified as the Spartan Race athletic competition weekend on October 28 and 29, 2017,
known as the 2017 SoCal Spartan Race Beast and Sprint Weekend, at Bear Mountain Ski Resort, 43101
Goldmine Drive, APN Nos. 310-951-05 & 52.
Applicant – Spartan Race, Inc., Boston, MA

Representative – Seamus Queally

Janice Etter, Senior Principal Planner, introduced the proposed event and representatives, noting an
anticipated 8,000 people in attendance over the weekend.
Representatives Lincoln Baker, Laura Dushay, and Noah Hawkins explained that the west team has
thirteen events across various states. Spartan races started in 2010 and includes all ages from around
the world. The event is self-sustaining and has detailed contingency plans for each location.
Commissioner Tholen said he is excited about the event but voiced concern about parking and noise
issues that affect nearby neighbors. Commissioner Senft asked how close to residents the events in
Lake Elsinore and Vale were. Mr. Baker said that he would agree that the venue in Big Bear Lake
would be closer to residents, but noted that he has been made aware of these issues.
Commissioner Senft stated that the event closing had to be completed by 10:00 p.m. and asked about
the use of shuttles.
Wade Reeser from Bear Mountain spoke. He said the applicant is looking at the property to determine
the course layout and working with the Forest Service to include their property. All parking will be
handled through their existing parking spaces. Mr. Reeser also wanted to clarify that each event has a
number of attendees, but then they leave and the next event group comes in.
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Chairman Smith asked where this event falls on the applicant’s yearly calendar. Mr. Baker indicated
it is toward the end of their calendar year. Commissioner Smith inquired about noise levels. Mr. Baker
said the course is closing at 9:00 p.m. and they will direct the DJ to keep the volume down.
Chairman Smith said he believes this is a perfect event for the mountain.
Commissioner Tholen moved to accept and process the application. Commissioner Senft seconded the
motion, which carried with the following vote:
Ayes:
Noes:
Absent:
Abstain:

Bush, Senft, Smith, Tholen
None
Breunig
None

PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1 Approval of the minutes of the Planning Commission meeting of June 7, 2017.
Commissioner Senft abstained from the vote on item 1.1 due to absence. Commissioner Tholen
moved to accept the consent calendar. Vice-Chairman Bush seconded the motion. The motion
carried.
2. PUBLIC HEARING ITEMS
2.1

Minor Subdivision/Tentative Parcel Map – 2017-018/TPM19668 Planner: Nathan Castillo
Location:
APN:
Applicant:
Representative:

39821 Forest Rd.
307-045-33
Jeff Schindler (applicant)/ David & Naomi Sobo (property owners)
Minor Smith

Request to subdivide a 1.2 acre property into two parcels, Parcel 1 – 0.9 acres (41,173 sq.
ft.) and Parcel 2 – 0.3 acres (14,012 sq. ft.).
Mr. Castillo gave the presentation and staff report, highlighting the previously amended
language and amended modifications.
Commissioner Senft asked if any request for tree removal would be coming back to the
Planning Commission for review. Mr. Castillo answered that tree removal requests are
handled by staff over the counter.
Public Hearing opened at 1:50 p.m. No one requested to speak, however, it was noted that
two letters had been received and responded to after the Commissioners received their
packets in a green sheet memo. The Public Hearing was closed at 1:50 p.m.
Commissioner Tholen moved to adopt the attached Resolution finding the project exempt
from the California Environmental Quality Act (CEQA), and approving Minor Subdivision
application 2017-018, and Tentative Parcel Map No. 19668, based on the findings and
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subject to the conditions of approval contained in the Resolution. Commissioner Senft
seconded the motion, which carried with the following vote:
Ayes:
Noes:
Absent:
Abstain:

Bush, Senft, Smith, Tholen
None
Breunig
None

3. PLANNING DIRECTOR’S REPORT
4. SUMMARY COMMENTS
Commissioner Senft noted that he is pleased with the filling in of events for the fall season.
Vice-Chairman Bush inquired about the road work currently underway. Chairman Smith stated
that the Southwest Gas project is supposed to be done by July 1, 2017, and the street resurfacing
project will start on July 5, 2017. He also said that there will be no road work in progress over the
4th of July extended weekend.
5. ADJOURNMENT

At the hour of 1:53 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF AUGUST 2, 2017.

Becky Romine, Commission Secretary
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ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF AUGUST 2, 2017

PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS
Project:

CONDITIONAL USE PERMIT 2017-067/CUP

Proposal:

Consideration of a proposal to remodel the existing McDonalds fast
food restaurant including a 295 square foot addition, parking lot
reconfiguration, drive-thru lane addition, and exterior remodel.

Location:

41412 Big Bear Boulevard (APN 0309-036-31 & 32)

Applicant:

AECOM

Representative:

Jeffery Nisbet, AECOM

Recommendation:

Staff recommends that the Planning Commission hold a public hearing and
adopt a resolution finding the project Categorically Exempt from the
California Environmental Quality Act and approving Conditional Use
Permit application 2017-067/CUP, based on the findings and subject to the
recommended conditions of approval contained in the resolution.

Submitted by,

ROBERT DALQUEST, AICP
Planning Director

Prepared by,

NATHAN CASTILLO
Associate Planner
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PROJECT DESCRIPTION

Proposed Southern Elevation, view from Big Bear Blvd.

The applicant has submitted a Conditional Use Permit application requesting approval to remodel
the existing McDonalds fast food restaurant which includes a 295 square foot addition, parking lot
reconfiguration and exterior remodel. The existing structure is 2,934 square feet in size and
contains a single drive-thru lane. The proposed addition will expand the existing drive-thru service
area and public restrooms.
This project also includes major parking lot reconfigurations. The new circulation will provide
sufficient space for a double drive-thru lane and additional parking spaces. New parking numbers
include an auxiliary parking area that will be merged with the existing parking (see below).
Existing grades within the
parking lot area will also
be improved throughout.
This will increase parking
requirements and will
further meet handicap
accessibility requirements.
Pursuant to the City’s
Development
Code
Section
17.03.170
(Conditional Use Permit),
this property is deemed a
pre-existing conditional
use.
Any expansion,
reconstruction
or
alteration
shall
be
processed
through
application of a new
conditional use permit.
Overall Site Plan, Including APNs 0309-036-32&32
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BACKGROUND

1977 McDonald’s Approval

This property has been an established McDonald’s Restaurant since 1977, before the City’s
incorporation. A Design Review Application was approved and submitted in 1991 for a small 154
square foot addition and drive-through canopy. Despite the small change in 1991, the 1977 design
has remained to this day.
This application was submitted as a Pre-Development Review on March 3, 2017, reviewed at a
Development Review Committee (DRC) meeting on April 12, 2017 and deemed sufficient for
formal submittal with several corrections and additional application materials required. The
application was then submitted on May 10th, 2017, as a Conditional Use Permit with revised plans,
the application was deemed complete at an additional DRC meeting on June 14, 2017.
The proposed development will continue the existing use established in 1977 and enhance the Big
Bear Lake commercial presence along Big Bear Boulevard.
ANALYSIS
Development Code Section 17.03.170 authorizes the Planning Commission to approve
Conditional Use Permit applications based on the following five findings:
1. Use and design consistent with the General Plan,
2. Use and design consistent with the Development Code,
3. Adequate site to accommodate yards, open spaces, setbacks, walls and fences, parking
areas, fire and building code considerations, and other features,
4. Use and design pose no substantial adverse effect on abutting properties or uses, and
5. Adequate site access.
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General Plan Consistency
This property is designated Commercial General (CG) within the General Plan Land Use Map.
The Commercial General designation was applied to areas which are or will be developed with a
wide variety of retail and service uses serving the community, the valley and the traveling public,
and is generally located adjacent to Big Bear Boulevard, east of the Village.
Land Use Element
Typical primary uses within Commercial General Designation include a variety of commercial
uses such as restaurants, retail stores, recreational uses, and lodging (General Plan Policy Land
Use Element L1.1). The proposal is consistent with the General Plan Policy L2.2, which addresses
the promotion of General Commercial areas as both tourist-oriented and serving to mountain
residents. The primary use of the property is and will remain commercial. With the addition of a
drive-thru facility, the property increases its service to the traveling public.
Adjacent Land Uses
Orange= Commercial (C-2)
Brown = Multi-Family (R-3)
Yellow= Single Family (R-1)
As seen in this map, private
residences exist toward the
northern property lines and have
existed since the original
approval in 1977. However,
mitigation measures have been
applied to the project and are
discussed later in this report.
Adjacent Land Uses - Zoning Map

Noise Element
This development is also consistent with the General Plan’s Noise Element Policy N1.2 which
ensures that existing and potential noise impacts are identified and mitigated to non-significant
levels through environmental review and assures compliance with mitigation measure for new
development projects. This proposal has been reviewed to mitigate noise conditions to adjacent
residential properties by providing screen walls within the parking area. Additionally, ordering
speakers within the existing and new drive-thru areas will be equipped with ambient noise
technology, which lowers the volume of the speakers at quieter times of the day.
Community Design Element
The Community Design Element articulates a variety of goals, policies and programs related to
the quality of the built environment. The building’s design is consistent with the Community
Design Element, specifically Policy CD 1.1, 1.4, and 1.5. The site design functions well for site
users, including both pedestrian and vehicular traffic. The site contains bike racks and is accessible
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from all public sidewalks which allows for pedestrian traffic as well as non-motorized
transportation.
Architectural Design
The proposal is also consistent with Community Design Element 3.1-3.8. These policies encourage
architectural treatments that are appropriate for the City’s mountain setting, variation of building
shape and massing, mountain appropriate materials and colors, and use of doors, windows, and
porches. The proposed building will incorporate a mixture of beige horizontal siding, natural stone
veneer, grey metal mansard roofing, and colored metal accents. Two “brand walls” are proposed
at each street elevation and main entrance to the building. This brand wall, shown on the next page,
will be covered in dark grey natural stone veneer and will showcase the McDonalds trademark
logo. Additionally, the proposed McDonald’s sign conforms to the City of Big Bear Lake Sign
Ordinance and will be located on an accent wall painted dark red (shown below).

Font Elevation (brand wall highlight)

Non-Drive-Thru Side Elevation
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Drive-Thru Side Elevation

Public Impact
CD 3.7 requires that the building design shall provide for the screening of mechanical equipment,
service areas, utility equipment, storage and refuse collection areas. The building is designed to
incorporate parapet walls that screen and mitigate noise from roof-mounted equipment. All roof
equipment will be located at the North side of the roof plan away from street views and will be
surrounded with sound protected parapet walls to mitigate excessive noise. Additionally, all visible
equipment will be painted to match the structure and non-shiny colors will be applied to restaurant
ventilation and other roof mounted equipment.
Screen walls and sufficient landscaping have been proposed to reduce noise and light pollution
onto adjacent properties. Screen walls and landscaping are located along the most northern
property lines highlighted in the site plan below. Materials for fences and walls shall be of
decorative construction, in keeping with the primary buildings and the mountain environment.

N
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Landscaping
This design is consistent with Community Design Policy 5.1. The designed landscaping enhances
the building and parking area, provides screening where appropriate, and complements the natural
environment. Sufficient snow storage will be provided in landscaping areas as well as designated
snow storage areas within the parking lot.
Development Code Consistency
The Commercial General (C-2) zoning designation is established for the development for
businesses that provide a variety of goods and services serving both a local and regional market
are. The intent of this zone is to create a pleasant and efficient environment for general shopping
and business. This project fulfills the intent of the Commercial General zone by providing such
amenities while in compliance with the code’s requirements.
As previously approved by Design Review in 1977, this property contains a permitted use under
Development Code Section 17.35 – Commercial and Public Zones. Pursuant to this chapter, a
drive-thru food or beverage service is a permitted use subject to approval of a Conditional Use
Permit, also pursuant to Section 17.03.170 of the City of Big Bear Lake Development Code. The
applicant is able to meet today’s standards and requirements of the Development Code, some of
which are highlighted below:
Circulation
The existing site provided for one-way circulation to facilitate drive-thru operations. The proposed
circulation plan continues this circulation pattern with improved signage and parking. The new
drive-thru lane has
eliminated
parking
spaces along the shared
northern property line
adjacent to residential
property (shown to the
right side of the image)
and replaced it with a
drive
aisle.
This
reduces the impact of
light pollution from
parking
headlights
onto the neighboring
property. Additional
parking has been
provided
on
the
adjacent lot shown in
the submitted site plan.

Staff Report
Conditional Use Permit 2017-067/CUP
August 2, 2017
Page 8
Parking
Parking stalls and drive aisle widths all comply
with Development Code Section 17.35.070. As
seen on the submitted site plan, parking is
accessed through Big Bear Boulevard on the
south side of the property and Eureka Road on
the east. Additional parking is provided along
Conklin Road. For this parking to count toward
the required onsite parking spaces, a lot merger
is required to be submitted during time of plan
check.
As seen in the matrix to the right, 41 spaces are
required at a ratio of 1 parking stall to each 85
square feet of general floor area. This floor area
includes the entire square footage of the
building. A total of 41 spaces are being
provided, two of which are accessible parking
spaces.
Open Space
At least 20 percent of the project area shall be
maintained as open space; however, not all of
this area must be landscaped with plant
materials or irrigated. To the extent feasible, the
City encourages the preservation of native
forest habitat within development project. This
project does not contain native forest and
therefore does not require preservation.
However, landscaping is provided on the
submitted landscaping plan.
ENVIRONMENTAL REVIEW
The project has been evaluated for compliance with the California Environmental Quality Act
(CEQA). The project qualifies under Section 15301, Class 1, of the Categorical Exemptions. This
class of exemptions pertains to existing facilities. A Notice of Exemption has been prepared for
the Planning Commission’s consideration and is attached as Attachment 2.
PUBLIC CORRESPONDENCE
Public notice regarding this application was published in The Grizzly on July 19, 2017. In addition,
the notice was mailed to 36 property owners within a 300-foot radius and posted in 3 public places
a minimum of 10 days prior the hearing date. The notice was also placed on the City’s website,
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www.citybigbearlake.com. This notification was made in order to give the neighborhood and
general public an opportunity to comment on the 295 square foot addition, parking lot
reconfiguration, drive-thru lane addition, and exterior remodel. As of the writing of this report, no
public correspondence has been received.
Pursuant to Section 17.03.030 Notification Procedures of the City of Big Bear Lake Development
Code, notice of this public hearing has been mailed to the blind, aged, and disabled communities
in order to facilitate their participation in any hearing on, or appeal of the denial of, a drive-through
facility permit. A total of 3 communities have been identified within the Big Bear Valley: Big Bear
Lake Sunset Lions Club, the United States Adaptive Recreation Center, and the International
Wheelchair Aviators.
CONCLUSION AND RECOMMENDATION
This proposed commercial development is consistent with the General Plan goals, policies, and
objectives as well as being consistent with zoning and development standards. Therefore, staff
recommends that the Planning Commission hold a public hearing and adopt the attached draft
resolution finding the project Categorically Exempt from the California Environmental Quality
Act and approving Conditional Use Permit application 2017-067/CUP, based on the findings and
subject to the recommended conditions of approval.
MOTION
If the Planning Commission concurs with staff’s recommendation, the following motion is
recommended:
“I move to approve Resolution No. 2017-XX, finding that the project is exempt from the
California Environmental Quality Act, and approving Conditional Use Permit 2017-067,
based on the findings and subject to the conditions of approval.”

Attachments: 1. Draft Planning Commission Resolution No. PC 2017-xx
2. Notice of Exemption
3. Site plan, floor plan, building elevations
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ATTACHMENT 1
RESOLUTION NO. PC2017-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT 2017067/CUP TO REMODEL THE EXISTING MCDONALDS FAST FOOD
RESTAURANT INCLUDING A 295 SQUARE FOOT ADDITION,
PARKING LOT RECONFIGURATION, DRIVE-THRU LANE ADDITION,
AND EXTERIOR REMODEL. PROPERTY IS ZONED COMMERCIAL
GENERAL (C-2) ON A LOT LOCATED AT 41412 BIG BEAR
BOULEVARD (ASSESSORS PARCEL NUMBERS 0309-036-31 & 32).
A.

RECITALS
(i)

Franchise Realty Interstate Corp, c/o Kevin Mcauley, property owner, along with
their representative Edwin Coval of AECOM, have filed an application requesting
the approval of Conditional Use Permit 2017-067/CUP as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to a 0.9 acre (31,500 square foot) property identified as
41412 Big Bear Boulevard, referred to on the County Assessor’s parcel rolls as
0309-036-31 & 32, legally described in Exhibit 1 attached hereto, and shown on
the map attached hereto as Exhibit 2. The property is developed with a commercial
fast-food restaurant.

(iii)

The Application, as contemplated, proposes to remodel the existing McDonalds fast
food restaurant including a 295 square foot addition, parking lot reconfiguration,
drive-thru lane addition, and exterior remodel.

(iv)

The subject property is zoned Commercial General (C-2) and designated
Commercial General (CG) within the General Plan Land Use Map. Surrounding
properties consist of both residential and commercial uses.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301 of the CEQA
Guidelines pertaining existing facilities. A Notice of Exemption has been prepared.

(vi)

On August 2, 2017, the City of Big Bear Lake Planning Commission conducted a
duly noticed public hearing on the Application in Hofert Hall, of the Civic and
Performing Arts Center located at 39707 Big Bear Boulevard, Big Bear Lake, CA
92315 and concluded the hearing on that date.
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(vii)
B.

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA
pursuant to Section 15301 of the CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to application for Conditional Use Permit 2017067/CUP.
a. The Commercial General (C-2) zoning designation is established for the development
for businesses that provide a variety of goods and services serving both a local and
regional market area. The intent of this zone is to create a pleasant and efficient
environment for general shopping and business. This project fulfills the intent of the
Commercial General zone by providing such amenities while in compliance with the
code’s requirements. The proposal is consistent with the General Plan Policy L2.2,
which addresses the promotion of General Commercial areas as both tourist-oriented
and serving to mountain residents. With the addition of a drive-thru facility, the
property increases its service to the traveling public. The primary use of the property is
and will remain commercial with several tourist-oriented uses and entertainment
options. The Community Design Element articulates a variety of goals, policies and
programs related to the quality of the built environment. The proposed project is
consistent with several policies including CD1.1, 1.4, 1.5. The site design functions
well for site users, including both pedestrian and vehicular traffic. The proposal is also
consistent with CD3.1-3.8. These policies encourage architectural treatments that are
appropriate for the City’s mountain setting, a variation of building shape and massing,
and mountain appropriate materials and colors.
b. The proposed use and design are consistent with the purpose, intent, and standards of
the Development Code and other applicable ordinances and codes adopted by the City
of Big Bear Lake. The property is subject to and complies with the commercial
development standards within the Commercial General (C-2) zoning designation
including the standards related to setbacks, parking, open space requirements, snow
storage and signs.
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c. The site for the proposed project is adequate in size and shape to accommodate the new
additions to all yards, open spaces, setbacks, walls and fences, parking areas, fire and
building code considerations, and other features pertaining to the application. The
structure is consistent with the standards contained in the Commercial Development
Code as it complies with development standards for building height, lot coverage, roof
pitch, eaves, building materials, and building setbacks. The proposed project, in regards
to its size, is also able to provide onsite parking and open space amenities.
d. The proposed use will not have a substantial adverse effect on abutting property or the
permitted use thereof, and will not generate excessive noise, vibration, traffic, or other
disturbances, nuisances, or hazards. The proposed commercial development is
consistent with the intended land uses of the Commercial General zoning designation
and therefore will not create any excessive disturbance than what is expected from the
Commercial General zoning designation. The proposed additions consider adjacent
residential uses and include mitigation measures for such nuisances or disturbances.
Any intensification, if possible, will be subject to further land use approvals.
e. The site for the proposed project has adequate vehicular access from Big Bear
Boulevard, Conklin Road, and Eureka Road into the parking and drive-thru area.
According to the General Plan Exhibit C-1 (Circulation Plan), Big Bear Boulevard is a
Primary Arterial. Eureka Drive is identified as a collector street and Conklin Road is
not identified, therefore, is defined as a local street. The site design also has adequate
pedestrian access from Big Bear Boulevard and Eureka Road.
4.

Based on the findings set forth in paragraphs 1, 2, and 3 above, the Planning Commission
hereby approves Conditional Use Permit 2017-067/CUP subject to the conditions of
approval as set forth in Exhibit 3 of this resolution.

5.

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

PASSED, APPROVED AND ADOPTED this 2nd day of August, 2017.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date
ATTEST:
______________________________
Becky Romine, Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five; that the
foregoing Resolution, being Resolution No. PC2017-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 2nd day of August, 2017, and that the same was so passed
and adopted by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this

Becky Romine, Commission Secretary

day of August, 2017.
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2017-067/CUP
41412 BIG BEAR BOULEVARD
APNs 0309-036-31 & 32

0309-036-31-000-0
TIMBER PARK LOT 14 BLK A

0309-036-32-000-0
TIMBER PARK LOTS 18 19 20 21 AND 22 BLK A EX ST
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Exhibit 2
VICINITY MAP FOR
CONDITIONAL USE PERMIT 2017-067/CUP
685 PINE KNOT AVENUE
APN 0308-174-27

41412 BIG BEAR BLVD
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Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2017-067/CUP
41412 BIG BEAR BOULEVARD
APN 0309-036-31 & 32
APPROVAL DATE: AUGUST 2, 2017
EFFECTIVE DATE: AUGUST 14, 2017
EXPIRATION DATE: AUGUST 14, 2019
These conditions of approval apply to Conditional Use Permit Application 2017-067/CUP
proposes to remodel the existing McDonalds fast food restaurant including a 295 square foot
addition, parking lot reconfiguration, drive-thru lane addition, and exterior remodel. The property
is located on a 0.9 acre (31,500 square foot) property identified as 41412 Big Bear Boulevard,
referred to on the County Assessor’s parcel rolls as 0309-036-31 & 32. Any proposed change of
use or expansion of the area, or modifications to the site plan or structures shall be submitted to
the Planning Division, along with the required application and fee, for review. For the purpose of
these conditions, the term “applicant” shall also mean the developer, the owner or any successor(s)
in interest to the terms of this approval.
General conditions:
1. Conditional Use Permit Application 2017-067/CUP proposes to remodel the existing
McDonalds fast food restaurant including a 295 square foot addition, parking lot
reconfiguration, drive-thru lane addition, and exterior remodel. The proposed building will
be approved for the following:


295 square foot addition.



2-aisle drive-thru lane.



Parking Lot Reconfiguration, including:
o The grading of said parking area
o A total of 41 parking spaces
o 2 handicapped stalls and walkway striping.



Exterior Remodel



Tree Removal and Landscaping addition

This approval is granted based on the application materials submitted by AECOM on May
10, 2017. The application materials were prepared by Steve Campbell, Evan Scot, Edwin
Coval, and Robert Howard and include a site plan, elevations, floor plans, landscaping
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plans, grading plans, and a sign plan. These plans and the proposed use of the site are
approved as submitted and conditioned herein, and shall not be further altered unless
reviewed and approved by the affected City departments. If not appealed, this approval
shall become effective on the eleventh (11th) day after the date of the Planning
Commission’s approval; or the next City business day following such eleventh (11th) day
when the eleventh (11th) day is not a City business day. This approval shall expire twentyfour (24) months after the effective date of the approval unless the use or occupancy which
is the subject of this action has taken place and all conditions of approval have been met,
or a time extension has been granted by the City. Any application for an extension of time
shall be submitted to the Planning Division, along with the required fee, at least ninety (90)
days prior to the expiration date of this approval.
2.

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

3.

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

4.

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

5.

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

6.

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

7.

The applicant shall pay all fees at the time fees are determined payable and comply with
all requirements of the applicable Federal, State, and local agencies including, but not
limited to, the following:
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City of Big Bear Lake Engineering Division (sewer connection/permit fees)
San Bernardino County Department of Health Services
Big Bear Fire Department
City of Big Bear Lake Building Department (development impact fees)
Bear Valley Unified School District (school fees)
Department of Water (water meter, connection and user fees)
The duty of inquiry as to such requirements shall be upon the applicant.
8.

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

9.

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

The following conditions shall be addressed with the submittal of grading plans or prior to
issuance of a grading permit. Where a condition specifies that plans or other items shall be
submitted to the City for review and approval, the approval of these items by the appropriate
City departments shall be obtained prior to issuance of permits. If no grading permit is
required, the following conditions shall be completed prior to any ground-disturbing activity
on the site:
10.

11.

The applicant shall obtain any required permits as follows:
a.

National Pollution Discharge Elimination System (NPDES)

b.

General Construction Storm Water Permit (State Water Resources Control Board)

c.

City encroachment permit (ENG)

d.

Separate building permits for the construction of site retaining walls, foundations
for parking lot light poles, trash enclosures, and fencing if over six feet high. (B&S)

e.

South Coast Air Quality Management District approval shall be obtained prior to
issuance of any demolition permit (SCAQMD)

Four (4) copies of the precise grading plan and site plan shall be submitted to the Building
and Safety Division for review and approval, which shall include approval by the Planning
and Engineering Divisions. The precise grading and site plan may be shown on one or two
sheets and shall indicate all site improvements, and shall indicate complete drainage paths
of all drainage water run-off. The precise grading plan shall be in substantial conformance
with the grades shown on the plans approved by the City Planner. The grading and site
plan shall be prepared in conformance with these conditions of approval and the City’s
standard grading requirements, which are available at the Building and Safety Division
public counter. (B&S, ENG, PLN)
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12.

Contractor shall attend a pre-construction meeting with the Building and Safety Division
prior to commencement of any construction on the site. (B&S)

13.

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

The following conditions shall be completed prior to or in conjunction with issuance of
building permits. Where a condition specifies that plans or other items shall be submitted to
the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to issuance of permits:
14.

15.

Plans for this project shall be submitted to the Building and Safety Division for review and
approval, and shall comply with the latest adopted edition of the following codes as adopted
by the City of Big Bear Lake and the Fire District: (B&S)
a.

2016 California Building Code and its appendices and standards, including those
portions adopted by the State Fire Marshal;

b.

2016 California Plumbing Code and its appendices and standards;

c.

2016 California Mechanical Code and its appendices and standards;

d.

2016 California Electrical Code;

e.

2016 California Fire Code and its appendices and standards; and

f.

California Code of Regulations, Title 19 and Title 24;

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

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

b.

Elevation drawings shall note proposed materials, colors, height, dimensions,
window, roof, and deck treatments for all sides of proposed addition. Such
enhancements shall be an integral component of the building, rather than applied to
the building surface.

c.

Location of all building-mounted light fixtures shall be shown on the elevations. A
detail of said fixtures shall be shown on the elevations, and fixtures shall be
decorative and complementary to the building architecture.
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16.

17.

d.

Elevations shall note that all gutters and downspouts shall be concealed unless
painted to match the surface to which it is attached.

e.

Elevations shall show that all exposed concrete building foundations and built-up
areas are treated with a decorative masonry product or are painted to match the
building.

The applicant shall submit four (3) copies of a photometric plan to the Building and Safety
Division for review and approval by the Planning Division and Building and Safety
Department. The photometric plan shall include details of all lighting fixtures and
luminaires and demonstrate compliance with the following: (PLN)
a.

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

b.

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

c.

Illumination shall not create off-site light and glare.

d.

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

e.

The minimum permitted illumination within parking areas and walkways shall be
1.0-foot candle. The maximum permitted illumination on-site shall be 5.0-foot
candles, except that if the site abuts residentially used or designated land, the
maximum illumination adjacent to these uses shall be 1.0.

f.

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

The applicant shall submit three (3) copies of landscape and irrigation plans to the Building
and Safety Division for review and approval by the Planning Division and Department of
Water. These plans shall include, but not be limited to, the following items: (PLN & DWP)
a.

Landscaping shall incorporate water conservation techniques, such as xeriscape
design and installation of drought resistant plant material. NOTE: DWP staff can
provide assistance with plant material selection.

b.

An irrigation meter and backflow prevention device shall be depicted on the
landscape plan.

c.

A permanent automatic irrigation system utilizing drip or bubbler irrigation shall
be installed.
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d.

Landscape materials along Big Bear Boulevard shall be consistent with the Big
Bear Boulevard Beautification Program design guidelines.

e.

No Juniper species shall be planted within twenty (20) feet of any building. Fire
resistive ground shrubs should be planted on other areas of the site.

f.

All existing and newly planted trees/shrubs shall be maintained in a manner, by
pruning, thinning, and limbing, which will reduce their ignitability and potential for
rapid fire build-up.

g.

All shrubs shall be a minimum five (5) gallon size. If the plants proposed include
the use of one-gallon plants as a ground cover (i.e. with drip irrigation), such
planting shall be supplemented with additional five-gallon plant material to provide
variation in texture and height.

h.

Where soil conditions permit, all slopes steeper than 3:1 shall be permanently
landscaped for erosion control as approved by the Planning Division and City
Engineer.

i.

Backflow devices shall be screened with a solid cover or landscaping.

j.

Landscape plans shall show installation of bicycle racks, fences, trash receptacles,
street furniture, and screening of utility equipment and trash enclosures.

k.

Fences along residentially zoned properties shall be of sufficient height and
material to visually obscure headlights from vehicles within the parking area and
drive-thru lanes.

18.

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

19.

Unless otherwise deferred until final occupancy by the Department of Water, the applicant
shall connect to the water service, and remit to the Department of Water fees for meter(s)
and plumbing fixture counts. The meter size, location, plumbing fixture counts, and fees
shall be determined prior to connection. (DWP)

20.

Final Plans shall show mitigation measures for noise and light pollution into neighboring
residentially zoned properties. Mitigation measures shall include an ambient noise
sensitive system to reduce volume on drive-thru speaker boxes during the evening when
the noise environment is low, and noise/headlight screening at the property line. Screening
shall consist of, but not be limited to, fencing and/or landscaping.

21.

Lot Merger is required. Applicant shall submit an Optional Merger application to the
Engineering Department and pay all applicable fees prior to issuance of a building permit.
(ENG, PLN)
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The following conditions and requirements shall be met during construction activities:
21.

During construction of the project, any temporary building, trailer, commercial coach, etc.
installed and/or used in connection with a construction project shall comply with all rules
and regulations adopted by the City of Big Bear Lake, including approval of a Temporary
Use Permit by the Planning Division. (B&S)

22.

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

23.

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

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
24.

Any existing sections of curb and gutter damaged during construction may be required to
be repaired by the applicant, depending on the condition of these improvements prior to
and after construction. (ENG)

25.

All public improvements shall be installed to the satisfaction of the City Engineer. (ENG)

26.

Fire extinguishers shall be required in accordance with the 2017 California Fire Code,
including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current California Fire Marshal service
tags. (FIRE)

27.

The project shall be constructed in accordance with all the approved plans and conditions
of approval, including but not limited to site plans, grading plans, wall plans,
landscape/irrigation plans, lighting plans, and elevations. (PLN)

28.

All landscaping shall be installed as shown on the approved landscaping plan. Should
winter weather preclude the installation of landscaping, a bond, cash deposit, or other
surety in a form and substance approved by the City Attorney, shall be submitted to the
City in lieu of installation of the landscaping materials, as determined by the City Planner.
Installation shall not be delayed for more than six (6) months due to winter weather. The
amount of the bond, cash deposit, or other surety shall be equal to the cost of purchase and
installation of the landscape materials. The term of the bond, cash deposit, or other surety
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shall be no more than six (6) months from its posting. An extension of the time limit may
be obtained with the mutual consent of the applicant and the City. (PLN)
29.

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

The following are on-going conditions of operation:
30.

In the event that future land uses require additional parking, the applicant must obtain the
necessary land use approval that demonstrates that sufficient parking is being provided for
all land uses within the building or on the property. (PLN)

31.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of the
site, including snow clearing, parking lot paving condition and striping, clearing of trash,
weeds and debris, lighting, and other site improvements. All parking facilities shall be
maintained in good condition. The maintenance thereof may include, but shall not be
limited to the repaving, sealing, and striping of a parking area and the repair, restoration
and/or replacement of any parking area design features when deemed necessary by the City
to insure the health, safety, and welfare of the general public. (PLN)

32.

The applicant shall be responsible for maintaining a bike rack onsite. Additionally, the bike
rack shall be maintained in good condition and accessible to the public. (PLN)

End of Conditions
B & S – Building and Safety Division
DWP – Department of Water
ENG – Engineering Division
FIRE – Fire Protection District
PLN – Planning Division
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Conditional Use Permit 2017-067/CUP
Project Location - Specific: 41412 Big Bear Boulevard (APN 0309-036-31 & 32), in the City of
Big Bear Lake, San Bernardino County, California
Description of Project:
Conditional Use Permit Application 2017-067/CUP proposes to remodel the existing McDonalds
fast food restaurant including a 295 square foot addition, parking lot reconfiguration, drive-thru
lane addition, and exterior remodel. The subject property is zoned Commercial General (C-2)
and designated Commercial General (CG) within the General Plan Land Use Map. Surrounding
properties consist of both residential and commercial uses.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
FRANCHISE REALTY INTERSTATE CORP C/O Kevin Mcauley, property owner
Steve Campbell, AECOM, representative
Edwin Coval, AECOM, representative
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Section: 15301
Reasons why project is exempt:
The project qualifies under Section 15301 of the Categorical Exemptions.
exemptions pertains to projects characterized as existing facilities.
Lead Agency or Contact Person:
Nathan Castillo, Associate Planner
Signature:

This class of

Area Code/Telephone/Extension
(909) 866-5831 x128
Date:

Item 3.1

STAFF REPORT
PLANNING COMMISSION MEETING OF AUGUST 2, 2017
WORKSHOP DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

Development Code Amendment 2017-078/DCA

Proposal:

Planning Commission Workshop to discuss a proposed 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 review the proposed changes
to Table 17.35.030(A) and Table 17.35.050(A) and provide staff with input
and/or modifications to incorporate into the Amendment.

Prepared and Submitted by,

Reviewed by,

ROBERT D. DALQUEST, AICP
Planning Director

JAMES J. MILLER
Community Development 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 intent of the workshop is to provide the Planning Commission an opportunity to review and
discuss a forthcoming Development Code Amendment (the “Amendment”) before staff initiates the
planning and environmental review process. The 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/Clubview Drive. The changes would affect the CommercialVisitor (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 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 Commercial-Visitor
(C-3) district along the north and south sides of Moonridge Road, and Commercial-Recreation (C-4)
along the north side of Rathbun Drive to Sonoma Drive, between Elm Street and Moonridge
Road/Clubview 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 was to limit the scope of the Amendment as there is a substantial corridor of C3 zoning along Big Bear Boulevard and adjacent areas between the west City Limits and the Village.
The expanded uses in the C- 3 zone, such as business, financial and professional services, and several
retail uses are conducive to development of the Moonridge business district as an urban core to
complement the nearby destination-oriented major recreational facilities. Contrast this with the
extensive corridor of C-3 zoning along Big Bear Boulevard west of the Village, which exhibits a less
urbanized setting containing mostly lodges, low-intensity commercial uses and open space that
provide a buffer between Big Bear Boulevard and the adjacent residential uses. The expanded uses
proposed 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.
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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 for the Commission’s review is attached as Exhibit
“2”, and is formatted 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. 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.

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;
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•
•

•


•

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.
RECOMMENDATION
Staff recommends that the Planning Commission review and discuss the proposed Development Code
Amendment to Table 17.35.030(A) and Table 17.35.050(A), and provide input and/or modifications
for staff to incorporate into the Amendment before initiating the planning and environmental process.
ATTACHMENTS
1.
2.

C-3 and C-4 Zone areas affected by the Development Code Amendment
Legislative Version of Development Code Amendment 2017-078/DCA
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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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Brownie Lane and Moonridge Road

Big Bear Boulevard and Division Drive
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Bear Mountain Ski Resort

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

EXHIBIT “2”
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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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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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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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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USES BY ZONE DISTRICT

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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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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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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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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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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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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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 17.30.250 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
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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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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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