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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 48
hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility
to public meetings.
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PLANNING COMMISSION MEETING AGENDA
December 4, 2013
TIME:

1:15 p.m.

Next Resolution PC2013-24

PLACE: Hofert Hall
City of Big Bear Lake
39707 Big Bear Boulevard
Big Bear Lake, California
CALL TO ORDER
FLAG SALUTE
ROLL CALL

BREUNIG, BUSH, PACELLI, SENFT, SMITH

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of November 20, 2013.

PUBLIC HEARING ITEMS
Any person may appear and be heard in support or opposition to the proposal at the time of the meeting.
If you challenge the action in court, you may be limited to raising only those issues which you or
someone else raised at the public meeting described in the notice, or in written correspondence delivered
to the City at or before the public meeting.

2.1

General Plan Amendment 2009-355 and Zone Change 2009-357
Location:
39832 and 39862 Big Bear Blvd.
Applicant:
MWB Lakeside, LLC, property owners
Representatives:
Stanley Paul Cook, Pete Weeger
APN:
307-131-37 and 43
Request to change the General Plan designation and zoning of two adjacent vacant parcels
from Commercial-Visitor to Single Family Residential.
Staff recommends that the Planning Commission hold a public hearing and adopt a resolution
to recommend adoption of the Negative Declaration and approval of General Plan Map
Amendment 2009-357 and Zone Change 2009-355 to the City Council, based on the findings
and subject to the recommended conditions of approval contained in the resolution.
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DECEMBER 4, 2013

DISCUSSION ITEMS
3.1

Big Bear Starlight Festival and Memorial 5k Fun Run and Half Marathon

3.2

2014 Major Special Event Overview and Authorization for Approval

4.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT

The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you
need special assistance to participate in a meeting, please contact the City Clerk’s office.
Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to
ensure accessibility to public meetings.

N:\2-Group\Planning\PLANNING COMMISSION\Agendas\2013 Agenda\AG 12-04-13\AG 12-04-13.docx
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
November 20, 2013
CALL TO ORDER
FLAG SALUTE
ROLL CALL
Smith present.

1:16 p.m.

Commissioner Breunig.
Commissioners Breunig, Pacelli, Senft, Vice-Chairman Bush, and Chairman

STAFF PRESENT
James J. Miller, Community Development Director; Siri Eggebraten,
Associate Planner; and Becky Romine, Commission Secretary.
AGENDA APPROVAL

Approved as presented.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Director Miller advised the Commission that there will be a Commission meeting held on
December 4, 2013. He also reminded them about the Holiday Party on December 13, 2013.
PUBLIC FORUM

No one wished to speak.

1. CONSENT CALENDAR
1.1 Approval of the minutes of the Planning Commission meeting of September 4, 2013,
and November 6, 2013. Approved as presented. Commissioner Breunig abstained
from the vote for November 6, 2013 as he was not at that meeting.
2. PUBLIC HEARING ITEMS
2.1

Plot Plan Review 2013-118
Applicant:
Zarui and Gevork Khachatryan
Representative: John Acosta, Mountain Architecture
Location:
441 Vista Lane
APN:
308-023-15
Associate Planner Eggebraten presented the staff report for Plot Plan Review 2013-118,
an application to alter a nonconforming structure with construction of a 521 square foot
basement conversion and a 405 square foot addition consisting of 120 square feet of
new floor area on the first floor and 285 square feet of new floor area on the second
floor.
At the hour of 1:41 p.m., Chairman Smith opened the public hearing.
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Hearing no comment, at the hour of 1:41 p.m., Chairman Smith closed the public
hearing.
Staff responded to questions pertaining to condition of approval #16 regarding the
scope and valuation of structural improvements. Discussion ensured about the
nonconforming structures provisions of the Development Code and California
Building Code. The Planning Commission expressed their understanding of these
provisions and concurred that condition of approval #16 was applicable to this
project.
Motion by Commissioner Pacelli, seconded by Commissioner Senft, to adopt
Resolution PC2013-23 approving Plot Plan Review 2013-118, based on the findings
and subject to the recommended conditions of approval contained in the resolution.
Motion to adopt Resolution No. PC2013-23 was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

BREUNIG, BUSH, PACELLI, SENFT, SMITH
NONE
NONE
NONE

3. PLANNING DIRECTOR’S REPORT None
4. SUMMARY COMMENTS
5. ADJOURNMENT

None

At the hour of 1:42 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF ________________.

Becky Romine, Commission Secretary

N:\2-Group\Planning\PLANNING COMMISSION\Minutes\2013\MIN 11-20-13.docx
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Staff Report
PLANNING COMMISSION MEETING OF DECEMBER 4, 2013
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS
Project:

General Plan Map Amendment 2009-357 and Zone Change 2009-355

Proposal:

To change the General Plan designation and zoning of two adjacent vacant
parcels from Commercial-Visitor to Single Family Residential.

Location:

39832 and 39862 Big Bear Blvd.,
Assessor’s Parcel Numbers (APN) 307-131-43 and 37, respectively

Applicant:

MWB Lakeside, LLC, property owners

Representatives:

Stanley Paul Cook, Pete Weeger

Recommendation:

Staff recommends that the Planning Commission hold a public hearing
and adopt a resolution to recommend adoption of the Negative Declaration
and approval of General Plan Map Amendment 2009-357 and Zone
Change 2009-355 to the City Council, based on the findings and subject to
the recommended conditions of approval contained in the resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

RUTH LORENTZ
Associate Planner

39707 Big Bear Blvd., P.O. Box 10,000, Big Bear Lake, CA 92315-8900 (909) 866-5831
7

Planning Commission December 4, 2013
General Plan Map Amendment 2009-357 and Zone Change 2009-355
Page 2 of 17

PROJECT DESCRIPTION
MWB Lakeside LLC, property owner, is proposing to change the General Plan designation and
zoning of two adjacent vacant parcels to Single Family Residential. The west parcel is
identified as 39832 Big Bear Blvd. and measures 30,222 square feet (0.69 acres). It is
designated as Commercial Visitor (CV) and zoned Commercial-Visitor (C-3). The east parcel is
identified as 39862 Big Bear Blvd. and measures 78,629 square feet (1.81 acres). This lot
contains split zoning. The front portion of the parcel is designated CV and zoned C-3. The rear
portion is designated Single Family Residential (SFR-4) and zoned Single Family Residential
(R-1-7,200). Together, both lots total approximately 108,851 square feet or 2.5 acres. Existing
zoning, proposed zoning, and project location are shown below.

Figure 1: Existing Zoning Designation

Figure 2: Proposed Zoning Designation

Figure 3: Project Location
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An adjacent 6-acre parcel to the rear is also owned by the same property owners; however, it is
currently zoned and designated as residential, so it is not a part this project. The applicants have
made staff aware that the intent of the zone change and map amendment is to allow for
future residential development of their properties. The property is currently for sale, and any
future development would be subject to further review and approval by the Planning
Commission. For example, a subdivision would be subject to a Tentative Map approval.
This proposal and corresponding Negative Declaration, are subject to Planning Commission
recommendation to the City Council.
BACKGROUND
Existing Zoning:

Existing General Plan
Designation:

39832 Big Bear Blvd 39862 Big Bear Blvd -

Commercial-Visitor (C-3)
Front – Commercial-Visitor (C-3)
Rear – Single Family Residential (R-1-7,200)

39832 Big Bear Blvd 39862 Big Bear Blvd -

Commercial Visitor (CV)
Front – Commercial Visitor (CV)
Rear – Single Family Residential (SFR-4)

Existing Land Use:

Vacant Land

Adjacent Zoning and
Land Uses:

North:
South:
East:
West:

Single Family Residential (R-1-7,200) with vacant land
Commercial Visitor (C-3) with vacant land
Commercial Visitor (C-3) with a private camp and conference
center (Presbyterian Conference Center)
Single Family Residential (R-1-7,200) with single family
homes

The site is surrounded by a wooden split rail fence, is gently down-sloping toward the lake, and
contains native and non-native vegetation. City records indicate that historical land uses at the
site have included horseback riding stables. The site has been vacant for a decade or longer, and
is bordered by Big Bear Blvd./State Route 18 to the south, Metcalf Lane to the west, and Prairie
Lane to the east. The site is approximately 500 feet south of Big Bear Lake, in the area of the
lake known as Metcalf Bay. Land uses within 500 feet of the site include residential homes, a
camp/conference center, several small lodges, a restaurant with mixed residential uses, a retail
store with mixed residential uses, and the City of Big Bear Lake Civic and Performing Arts
Center.
The General Plan Map Amendment and Zone Change applications were submitted on November
19, 2009, considered by the Development Review Committee (DRC) on December 9, 2009, and
deemed incomplete. The project proposal was subsequently modified and reviewed at the DRC
meeting of October 10, 2012. After submittal of additional required materials, the project was
deemed complete on April 29, 2013. General Plan Amendments are subject to the mandatory
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Native American tribal consultation1 for a period of 90-days. This notification was distributed to
four tribes on April 24, 2013. The consultation period ended on July 24, 2013, with no tribes
responding.
ANALYSIS
Allowable land uses in the City are established in the Land Use Element of the General Plan and
Chapter 17.35 of the Development Code. State law recognizes that the City’s General Plan may
need to be amended from time to time and allows for amendments to occur up to 4 times a year.
Amendments may be requested by the property owner or the City Council. This amendment will
be heard by the City Council in 2014, and will be the first amendment of the year.
General Plan Map Amendment
The General Plan Map Amendment promotes the goals and objectives of the City of Big Bear
Lake General Plan and each element thereof, and leaves the General Plan a compatible,
integrated, and internally consistent statement of goals and policies. The proposed amendment
conforms to Land Use Element Goal L 1 to create a long-term vision for the City which provides
for orderly and functional patterns of land uses that meet the long-term economic goals of the
Valley. The intended land uses for the SFR designation includes single-family homes on
individual lots of record. Conditionally-permitted uses in SFR include bed and breakfasts with 5
or less guestrooms, churches, museums, parks, or public or private recreational facilities. The
residential designation would allow the lot density to be similar to the west and north properties,
which is 4 dwelling units to the acre. For the total 2.5 acre site, this results in a maximum
potential for 10 dwelling units. However, because no development is proposed at this time, the
designation would allow for one single family home by-right on the two parcels. The residential
designation complements the adjacent development and land uses, while eliminating the less
functional pattern of split zoning. The loss of Commercial Visitor zoned land is insignificant at
less than 2.5 acres.
The General Plan Map Amendment is consistent with the intent of the Land Use Element for
ongoing review and revision of the Plan, because the site is currently vacant and is appropriate
for less intensive land uses due to environmental constraints and proximity to residential zones.
Pursuant to Policy L 1.1, the Single Family Residential designation is appropriate in level areas
with minimum environmental constraints and adequate access. Environmental constraints on the
site include biological and aquatic resources, which have been evaluated in an initial study. The
resources are under jurisdictions of U.S. Army Corps of Engineers (ACOE), Regional Water
Quality Control Board (RWQCB) and California Department of Fish and Wildlife (CDFW), so
future development proposals would be subject to the respective agencies permit requirements.
For this reason, and because the residential designation permits less-intensive land uses than the
current commercial designation, environmental constraints identified during environmental
review of the project were found to be less than significant.

1

California Government Code Section 65352.3
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Adequate access exists from Big Bear Blvd./State Route 18, a dedicated right-of-way and a
primary arterial as identified by the City’s General Plan (Exhibit C-1, Circulation Plan). The
west parcel also has 104 feet of frontage along a dedicated residential street, Metcalf Lane.
Metcalf Lane is a paved to its full width of 20 feet for two travel lanes. The east parcel shares its
east property line with Prairie Lane. Prairie Lane is a dedicated but unimproved and
unmaintained right-of-way, with a width of 20-feet. If at any point in the future development is
proposed for the site, the transportation impacts related to the development would be analyzed
and may result in additional roadway dedication or street improvements.
Zone Change
The zone change ensures compatibility between land uses which have different functions,
requirements, and impacts, as set forth in Land Use Element Policy L1.7 because it eliminates a
split zoning condition on the site. It is consistent with the Public Services Element, specifically
Program PS 1.2.3 because the request for change in land use designation has been evaluated with
respect to infrastructure needs. Sewer and water lines exist to serve the site within the three
adjacent public right-of-ways. Two fire hydrants exist at each parcel along Big Bear Blvd. The
proposal is consistent with the goals and policies of the Housing Element, specifically the
provision of adequate sites for housing. The proposal is consistent with Environmental
Resources Land Use Element; specifically with Program ER 1.1.1 because the project was
subject to a biological resource analysis and initial study and Policy ER 5.1 to encourage
enforcement of all federal, state, and local regulations.
The site is suitable for any of the land uses permitted in the proposed residential zone district.
Typical uses are single family homes, which are allowed by-right on single lots of record.
Conditionally permitted uses include churches, small residential bed and breakfasts, museums,
parks, schools, or social care facilities. Residential development standards would allow a 40% lot
coverage maximum, 40-foot building height maximum, and front, rear, sides, and street-side
yard setbacks. The site is adequate in size and shape to accommodate these residential
development standards.
The proposed change in zone is reasonable and beneficial at this time because the property is
currently vacant. This may be attributed to the sites’ environmental limitations, split zoning, and
location near residential uses. Therefore, the change to a residential zone may allow for more
suitable and compatible uses land uses.
The proposed change in zone will not have a substantial adverse effect on surrounding properties
or the community in general. Adjacent land uses contain single family residential uses. Other
surrounding uses on the commercially zoned parcels are less-intensive in nature, such as the
camp, small lodges, and commercial/residential mixed uses. Therefore, the change in zone will
complement the surrounding zoning designations and land uses.
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ENVIRONMENTAL REVIEW
General Plan Map Amendments and Zone Changes are discretionary actions that are subject to
the California Environmental Quality Act. Such actions do not qualify for an exemption. An
Initial Study has been prepared for the purpose of determining if the General Plan Map
Amendment and Zone Change could have an adverse impact on the environment.
The site is identified in the City’s General Plan Exhibit ER-2 (Potential Botanical Resource
Areas)2 as an area with potential for endangered or sensitive plant species. Accordingly, a
resources report (Survey of Sensitive Plants, Habitats, and Assessment of Drainages 3) was
prepared in 2005 for the property, followed by an update in 20124. The 2012 update upheld the
2005 findings. A total of 14 bird-foot checkerbloom (Sidalcea pedata) plants were observed on
the project site during two plant surveys. Bird-foot checkerbloom is a State and Federallyendangered plant species, and so falls under the jurisdiction of California Department of Fish and
Wildlife (CDFW). All 14 bird-foot checkerbloom plants are located on the east parcel, in a
seasonal detention basin. No plants were found on the west parcel.
The site contains two drainage tributaries to Big Bear Lake, entering at the southern property
lines through culverts under Big Bear Blvd. A third natural drainage course is located on the
eastern parcel and is an isolated, seasonal detention area. A fourth drainage course originates at
the northern end of the western parcel. All four courses cross the site and continue across the rear
vacant parcel to the lake. An assessment to find and delineate jurisdictional boundaries of other
agencies over the water resources was conducted in June of 2005. These aquatic features have
been found to be under the jurisdictions of the US Army Corps of Engineers (ACOE), the State’s
Regional Water Quality Control Board (RWQCB), and CDFW.
A Notice of Intent, Initial Study, Negative Declaration, and Notice of Public Hearing were
distributed to the California State Clearinghouse, County Clerk, City Council, Planning
Commission, neighboring jurisdictions, environmental groups, and the general public for a 30day review period. The Initial Study and Negative Declaration are included as Attachment 2.
Through the Initial Study, staff determined that the proposed project will not have a significant
effect on the environment based on the following reasons:
The change in zoning and designation for the undeveloped property does not have the potential
to degrade the quality of the environment, reduce fish or wildlife species or the habitat, reduce
the number or range of a rare or endangered plant or animal, nor eliminate an important example
of California history or pre-history, because the project will not result in any habitat
modifications. The site has been identified as containing 14 individual bird-foot checkerbloom
plants, a state- and federally-listed plant species. The site has also been identified as containing
aquatic resources over which the Army Corps of Engineers, Regional Water Quality Control
2

Big Bear Lake General Plan, adopted by City Council Resolution No. 99-36, August 23, 1999
PCR Services Corporation. 2005. Survey of Sensitive Plants, Habitats, and Assessment of Drainages, APN #307131-37 & 38, Big Bear Lake. Prepared for MWB Lakeside LLC. Irvine, California, November 21, 2005.
4
PCR Services Corporation. 2012. Biological Resources Assessment and Jurisdictional Delineation for 7.5-acre
MWB Lakeside LLC Property, Metcalf Bay. Prepared for City of Big Bear Lake. Irvine, California, May 1, 2012.
3
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Board, and California Department of Fish and Wildlife have jurisdictional boundaries. These
conditions exist with the properties current zoning designation for commercial land uses. No
grading or site disturbance activities are proposed by the change to residential zoning. No longterm environmental goals will be affected by the proposal.
Cumulative impacts to air quality and greenhouse gas emission may occur as a result of vehicle
trips associated with the reclassification of the site, related to by-right single family residential
land uses; however, these impacts are small and insignificant. Other residential land uses are
discretionary, and would be subject to further environmental review. In addition, based on the
SANBAG Regional Greenhouse Gas Reduction Plan (June 2013), of which the City of Big Bear
Lake is a Partnership city, the City will reduce its community Greenhouse Gas emissions to a
level that is 15% below its 2008 emissions level by 2020 and the City the City will meet and
exceed this goal, subject to reduction measures pursuant to AB 32, through a combination of
state (~99%) and local (~1%) efforts.
The project does not have any substantial direct or indirect effects on humans. The property is
planned and anticipated for development under the City’s General Plan and by the evidence of
sewer and water lines that exist to service the site. The change from Commercial to Residential
zoning is in character with the surrounding zoning and land uses. Therefore, the project will
have a Less than Significant Impact on the Mandatory Findings of Significance, and no
mitigation measures are necessary at this time.
CORRESPONDENCE AND PUBLIC NOTICING
As stated earlier in this report, the mandatory 90-day Tribal consultation occurred between April
24 and July 24, 2013. No comment from the four neighboring tribes was received.
A Notice of Intent to Adopt a Negative Declaration and a Notice of Public Hearing were mailed
to 72 surrounding property owners, placed on the City’s website, and posted in three public
places on October 30, 2013. The Initial Study and Negative Declaration were also made
available in paper form at the Big Bear Branch of the public library and at the Planning
Department counter at City Hall. All notices were published in The Grizzly newspaper on
October 30, 2013. The environmental review period was established for 30 days, from November
3, 2013, to December 4, 2013. During this period, in response to the Notice of Intent, only one
agency letter from Caltrans was received which stated that the project would have no impact to
State Route 18. As of the date of this staff report, no public correspondence has been received in
response to the Public Hearing Notice.
CONCLUSION AND RECOMMENDATION
The Planning Commission is being asked to make a recommendation to the City Council on a
proposed General Plan Map Amendment and Zone Change to change the designation of a vacant
property from Commercial to Residential. The property owners intend to sell the parcel for
residential development.
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The project site is adjacent to residential land uses and one parcel contains split zoning
(Commercial and Residential). Therefore, a designation and zone to residential would be
beneficial and in character with surrounding development and land uses. The site has adequate
access from public right-of-ways and is served by existing utility infrastructure. The site contains
environmental and aquatic resources, which fall under State and Federal jurisdiction, so an
environmental Initial Study has been prepared. Based on this Initial Study it is determined that
the General Plan Map Amendment, Zone Change and future use of the property for residential
uses will not have a significant adverse impact on the environment. Therefore, a Negative
Declaration has been prepared.
Staff recommends that the Planning Commission hold a public hearing on the proposed General
Plan Map Amendment and Zone Change application and adopt the attached resolution
recommending that the City Council adopt a Negative Declaration and approve General Plan
Map Amendment 2009-357 and Zone Change 2009-355.
Attachments:

1. Planning Commission Resolution PC2013-XX
2. Initial Study/Negative Declaration
3. Site Plan

N:\2-Group\Planning\CURRENT\Zone Change\2009\2009-355 ~ 39862 Big Bear Blvd ~ C-3 to R-1\PC 12-04-13\Staff Report.docx
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ATTACHMENT 1
RESOLUTION NO. PC2013-XXX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BIG BEAR
LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA
RECOMMENDING THAT THE CITY COUNCIL ADOPT A NEGATIVE
DECLARATION FOR THE PROJECT AND APPROVE GENERAL PLAN MAP
AMENDMENT 2009-357 TO CHANGE THE GENERAL PLAN DESIGNATION FROM
COMMERCIAL VISITOR (CV) TO SINGLE FAMILY RESIDENTIAL (SFR-4) AND
APPROVE ZONE CHANGE 2009-355, TO CHANGE THE ZONING FROM
COMMERCIAL-VISITOR (C-3) TO SINGLE FAMILY RESIDENTIAL (R-1-7,200) FOR
THE 2.5-ACRE PROPERTY LOCATED AT 39832 AND 39862 BIG BEAR BLVD.,
ASSESSOR’S PARCEL NUMBERS 307-131-43 AND 37.
A.

RECITALS
(i)

MWB Lakeside, LLC, property owner, has filed applications requesting the
approval of General Plan Map Amendment 2009-355 and Zone Change 2009357, as described herein (hereinafter referred to as “Applications”).

(ii)

The Applications apply to two parcels totaling 2.5 acres, currently zoned
Commercial-Visitor (C-3) and Single Family Residential (R-1-7,200) and
designated Commercial Visitor (CV) and Single Family Residential-4 (SFR-4)
on the General Plan Land Use Map. The property is referred to as 39832 and
39862 Big Bear Blvd., Assessor’s Parcel Numbers 307-131-43 and 37,
respectively; described in Exhibit 1 attached hereto, and shown on the map
attached hereto as Exhibit 2.

(iii)

The Applications, as contemplated, propose to change the General Plan Land Use
designation of the property from Commercial Visitor (CV) to Single Family
Residential-4 (SFR-4) and to change the zone district from Commercial-Visitor
(C-3) to Single Family Residential (R-1-7,200).

(iv)

The site is surrounded by a wooden split rail fence, is gently down-sloping toward
the lake, and contains native and non-native vegetation. Properties to the north
and west are zoned Single Family Residential (R-1-7,200), designated Single
Family Residential-4 (SFR-4) on the General Plan Land Use Map, and contain
vacant land and single family homes, respectively. Properties to the east and south
are zoned Commercial-Visitor (C-3), designated as Commercial Visitor (CV) on
the General Plan Land Use Map, and developed with a church camp/conference
center to the east and vacant land to the south.

(v)

Pursuant to Section 65300 of the State Planning and Zoning Law (Division 1 Title
7 of the California Government Code) the City of Big Bear Lake has adopted a
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General Plan to provide comprehensive, long-range planning guidelines for future
growth and development which incorporates the following nine elements: Land
Use, Circulation, Environmental Resources, Environmental Hazards, Noise, Open
Space, Parks and Recreation, Public Services and Facilities, Community Design,
and Housing. Each element of the General Plan provides Goals, Programs, and
Policies as required by State Law. The first eight elements of the 1999 General
Plan were adopted by the City Council on August 23, 1999, by Resolution No.
99-36. The 2013-2021 Housing Element was adopted by the City Council on June
24, 2013.
(vi)

Pursuant to Section 65358 of the State Planning and Zoning Law (Division 1,
Title 7 of the California Government Code), the City may amend all or part of an
adopted General Plan if it is found to be in the public interest. Amendments to the
mandatory elements of the Plan may occur up to 4 times per calendar year. This
amendment will be heard by the City Council in 2014, and will be the first
amendment of the year.

(vii)

Pursuant to Sections 65800 and 65850 of the California Government Code, the
City may adopt ordinances to regulate the use of buildings, structures, and land as
between industry, business, residences, and open space, and other purposes; to
regulate the location, height, bulk, number of stories and size of buildings and
structures, the size and use of lots, yards, courts and other open spaces, the
percentage of a lot which may be occupied by a building or structure, and the
intensity of land use; and to establish requirements for off-street parking, in
compliance with the California Government Code. The city has adopted such an
ordinance, referred to as the Development Code, adopted by Ordinance No. 2003333, on September 8, 2003, and codified in the Municipal Code as Chapter 17.

(viii)

An environmental Initial Study and Negative Declaration were prepared pursuant
to the California Environmental Quality Act (CEQA). These documents were
made available for public review for a period of 30 days, from November 4, 2013
to December 3, 2013. The Initial Study determined that the project would not
have a significant impact on the environment and no mitigation measures were
necessary, and a Negative Declaration has been prepared.

(ix)

On December 4, 2013, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Applications in Hofert Hall of the
Civic and Performing Arts Center, 39707 Big Bear Blvd., Big Bear Lake,
California, 92315, and concluded the hearing on that date.

(x)

All legal prerequisites to the adoption of this Resolution have occurred.
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B. RESOLUTION
NOW THEREFORE, it is hereby found, determined, and resolved by the Planning
Commission of the City of Big Bear Lake, as follows:
1.

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

2.

The Planning Commission hereby finds that the proposed Negative Declaration
prepared in connection with the project has been reviewed and considered and
reflects the independent judgment of this Planning Commission, and that there is
substantial evidence that the proposed General Plan Map Amendment and Zone
Change will not have a significant effect on the environment because no impacts
were determined to be significant. A Negative Declaration is proposed for
adoption by this Resolution.

3.

Based on substantial evidence presented to the Planning Commission during the
December 4, 2013, public hearing, including public testimony, and written and
oral staff reports, the Planning Commission specifically finds as follows with
regard to General Plan Map Amendment 2009-357:
a.

The General Plan Map Amendment promotes the goals and objectives of
the City of Big Bear Lake General Plan and each element thereof, and
leaves the General Plan a compatible, integrated, and internally consistent
statement of goals and policies. The proposed amendment conforms to
Land Use Element Goal L 1 to create a long-term vision for the City
which provides for orderly and functional patterns of land uses that meet
the long-term economic goals of the Valley. The intended land uses for the
SFR designation includes single-family homes on individual lots of
record. Conditionally-permitted uses in SFR include bed and breakfasts
with 5 or less guestrooms, churches, museums, parks, or public or private
recreational facilities. The residential designation would allow the lot
density to be similar to the west and north properties, which is 4 dwelling
units to the acre. For the total 2.5 acre site, this results in a maximum
potential for 10 dwelling units. However, because no development is
proposed at this time, the designation would allow for one single family
home by-right on the two parcels. The residential designation
complements the adjacent development and land uses, while eliminating
the less functional pattern of split zoning. The loss of Commercial Visitor
zoned land is insignificant at less than 2.5 acres.

b.

The General Plan Map Amendment is consistent with the intent of the
Land Use Element for ongoing review and revision of the Plan, because
the site is currently vacant and is appropriate for less intensive land uses
due to environmental constraints and proximity to residential zones.
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Pursuant to Policy L 1.1, the Single Family Residential designation is
appropriate in level areas with minimum environmental constraints and
adequate access. Environmental constraints on the site include biological
and aquatic resources, which have been evaluated in an initial study. The
resources are under jurisdictions of U.S. Army Corps of Engineers
(ACOE), Regional Water Quality Control Board (RWQCB) and
California Department of Fish and Wildlife (CDFW), so future
development proposals would be subject to the respective agencies permit
requirements. For this reason, and because the residential designation
permits less-intensive land uses than the current commercial designation,
environmental constraints identified during environmental review of the
project were found to be less than significant. Adequate access exists from
Big Bear Blvd./State Route 18, a dedicated right-of-way and a primary
arterial as identified by the City’s General Plan (Exhibit C-1, Circulation
Plan). The west parcel also has 104 feet of frontage along a dedicated
residential street, Metcalf Lane. Metcalf Lane is a paved to its full width
of 20 feet for two travel lanes. The east parcel shares its east property line
with Prairie Lane. Prairie Lane is a dedicated but unimproved and
unmaintained right-of-way, with a width of 20-feet. If at any point in the
future development is proposed for the site, the transportation impacts
related to the development would be analyzed and may result in additional
roadway dedication or street improvements.
c.

4.

Adoption of this General Plan Map Amendment will not be in conflict
with Section 65358 (b) of the Government Code relating to the maximum
number of 4 amendments allowed per year. This amendment will be heard
by the City Council in 2014, and will be the first amendment of the year.

Based on substantial evidence presented to the Planning Commission during the
August 7, 2013, public hearing, including public testimony, and written and oral
staff reports, the Planning Commission specifically finds as follows with regard to
Zone Change 2009-355:
a.

The proposed will conform to the General Plan and ensures compatibility
between land uses which have different functions, requirements, and
impacts, as set forth in Land Use Element Policy L1.7 because it
eliminates a split zoning condition on the site. It is consistent with the
Public Services Element, specifically Program PS 1.2.3 because the
request for change in land use designation has been evaluated with respect
to infrastructure needs. Sewer and water lines exist to serve the site within
the three adjacent public right-of-ways. Two fire hydrants exist at each
parcel along Big Bear Blvd. The proposal is consistent with the goals and
policies of the Housing Element, specifically the provision of adequate
sites for housing. The proposal is consistent with Environmental
Resources Land Use Element; specifically with Program ER 1.1.1 because
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the project was subject to a biological resource analysis and initial study
and Policy ER 5.1 to encourage enforcement of all federal, state, and local
regulations.
b.

The site is suitable for any of the land uses permitted in the proposed
residential zone district. Typical uses are single family homes, which are
allowed by-right on single lots of record. Conditionally permitted uses
include churches, small residential bed and breakfasts, museums, parks,
schools, or social care facilities. Residential development standards would
allow a 40% lot coverage maximum, 40-foot building height maximum,
and front, rear, sides, and street-side yard setbacks. The site is adequate in
size and shape to accommodate these residential development standards.

c.

The proposed change in zone is reasonable and beneficial at this time
because the property is currently vacant. This may be attributed to the
sites’ environmental limitations, split zoning, and location near residential
uses. Therefore, the change to a residential zone may allow for more
suitable and compatible uses land uses.

d.

The proposed change in zone will not have a substantial adverse effect on
surrounding properties or the community in general. Adjacent land uses
contain single family residential uses. Other surrounding uses on the
commercially zoned parcels are less-intensive in nature, such as the camp,
small lodges, and commercial/residential mixed uses. Therefore, the
change in zone will complement the surrounding zoning designations and
land uses.

5.

Based on the findings and conclusions set forth in paragraphs 1, 2, 3, and 4 above,
this Commission hereby recommends that the City Council adopt a Negative
Declaration and approve General Plan Map Amendment 2009-357 and Zone
Change 2009-355.

6.

The Planning Commission hereby recommends that the City Council amend the
General Plan Land Use designation on the property shown and described on the
attached Exhibit 1 and Exhibit 2 from Commercial-Visitor to Single Family
Residential-4 (SFR-4). In addition, the Planning Commission hereby recommends
that the City Council amend the zoning designation of the property shown and
described on the attached Exhibit 1 and Exhibit 2 from Commercial Visitor (C-3)
to Single Family Residential (R-1-7,200).

7.

The Secretary of the Planning Commission shall certify to the adoption of this
Resolution.
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PASSED, APPROVED AND ADOPTED this 4th day, December, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:
____________________
Date

___________________________
Craig Smith, Chairman

ATTEST:
________________________________________
Becky Romine, Planning Commission Secretary

STATE OF CALIFORNIA
)
COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE
)

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five with one seat
vacant; that the foregoing Resolution, being Resolution No. 2013-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 4th day of December
, 2013 and that
the same was so passed and adopted by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this

_______________________________________
Becky Romine, Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
GENERAL PLAN MAP AMENDMENT 2009-355 AND ZONE CHANGE 2009-357
39832 AND 39862 BIG BEAR BLVD
ASSESSOR’S PARCEL NUMBERS 0307-131-43 AND 37
PARCEL 1
Lot 3, Block “S”, Bartlett’s Metcalf Bay, in the County of San Bernardino, State of California, as per Plat
recorded in Book 23, Pages 15 and 16 of Maps, Records of said County.
PARCEL 2
Parcel A of Certificate of Compliance recorded July 26, 2007 as Instrument No. 2007-0439479 of Official
Records being all of Lots 1, 37, and 38 of Tract No. 1854, Moore Park Tract, in the City of Big Bear
Lake, County of San Bernardino, State of California, as per Map recorded in Book 28, of Maps Page 56,
in the Office of the County Recorder of said County.
PARCEL 2A
A non-exclusive easement for the purposes of ingress and egress to the high water line of Big Bear Lake,
being 20 feet wide, said easement is for the benefit of Lot 1, Block “P”, of Bartlett’s Metcalf Bay
Subdivision, as per Map recorded in Book 21 of Maps, Pages 14 and 15, Records of the County of San
Bernardino; Lots 1, 37, and 38, Tract No. 1854, as per Map recorded in Book 28, of Maps Page 56,
Records of San Bernardino County, in the City of Big Bear Lake, State of California, more particularly
being described as follows:
Beginning at the most Westerly corner of Lot 1, Block S, Bartlett’s Metcalf Bay Subdivision No. 3, as
recorded in Book 23 of Maps, Pages 15 and 16 Records of the County of San Bernardino, in the City of
Big Bear Lake, State of California;
Thence South 54° 32’ East along the Southwesterly line of said Lot 1 to the most Easterly corner of Lot 2,
Tract No. 1854, as recorded in Books 28, of Maps, Page 56, Records of San Bernardino County;
Thence continuing South 54° 32’ East along the Southwesterly line of Lot 3, Block “S”, Bartlett’s
Metcalf Bay Sub. No. 3 a distance of 20.00 feet;
Thence North 35° 28’ East, a distance of 20.00 feet;
Thence North 54° 32’ West, parallel with the Southwesterly line of said Lot 1, a distance of 753.46 feet,
more or less, to a point on the Northwest line of said Lot 1, said line also being representative of the high
water line of Big Bear Lake;
Thence along the Northwesterly line of said Lot 1, South 34° 16’ West a distance of 3.04 feet to angle
point as shown on said Lot 1;
Thence continuing along the Northwest line of said Lot 1, South 65° 15’ West, a distance of 19.54 feet to
the point of beginning.
Said easement is said to be appurtenant.
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Exhibit 2
VICINITY MAP FOR
GENERAL PLAN MAP AMENDMENT 2009-357 AND ZONE CHANGE 2009-355
39832 AND 39862 BIG BEAR BLVD
ASSESSOR’S PARCEL NUMBERS 0307-131-43 AND 37
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ATTACHMENT 2
INITIAL STUDY AND NEGATIVE DECLARATION
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CITY OF BIG BEAR LAKE
ENVIRONMENTAL CHECKLIST/INITIAL STUDY
A.

PROJECT DESCRIPTION

1. Project Title:

General Plan Map Amendment 2009-357, Zone
Change 2009-355

2. Lead Agency Name and Address:

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

3. Contact Person and Phone Number:

James J. Miller, Community Development Director
(909) 866-5831

4. Applicant Name and Address:

MWB Lakeside LLC
Stanley Paul Cook
930 Camino de la Reina
San Diego CA 92108-3254
Pete Weeger
27437 Winding Way
Malibu CA 90265

5. Project Location:

39862 and 39832 Big Bear Boulevard,
City of Big Bear Lake, CA 92315
Assessor’s Parcel Numbers (APN) 307-131-37, 43

6. General Plan Designation/Zoning:

Commercial Visitor (CV)/
Commercial-Visitor (C-3)

7. Project Description (describe the whole action involved, including, but not limited to,
later phases of the project, and any secondary, support, or off-site features that are
necessary for its implementation):
The project proposes to change the General Plan Designation from Commercial Visitor (CV)
to Single Family Residential (SFR) and the zoning from Commercial-Visitor (C-3) to Single
Family Residential (R-1-7,200). The project applies to two adjacent parcels that were
established by tract maps in the 1920s. The eastern parcel, located at 39862 Big Bear
Boulevard, measures 78,629 square feet or 1.81 acres, and has two zoning designations. The
rear portion (approximately one-third of the parcel) is designated as Single Family
Residential (SFR) on the City’s General Plan Land Use Map and zoned as Single Family
Residential (R-1-7,200). The front, southern two-thirds portion the parcel is designated
Commercial-Visitor (CV) in the General Plan and zoned Commercial Visitor (C-3). The
western parcel at 39832 Big Bear Boulevard is designated as Commercial-Visitor (CV),
zoned Commercial Visitor (C-3), and measures 30,222 square feet or 0.69 acres. Together,
the parcels total approximately 108,851 square feet or 2.5 acres.
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Excerpts of the existing zoning map and the proposed zoning map are provided as Figure 1
and Figure 2.

Figure 1: Existing Zoning Designation

Figure 2: Proposed Zoning Designation

8. Surrounding Land Uses and Environmental Setting (describe the project’s
surroundings):
City records indicate that historical land uses at the site have included horse riding tours and
stables. The site has been vacant for a decade or longer, and is bordered by Big Bear
Boulevard/State Route 18 to the south, Metcalf Lane to the west, and Prairie Lane to the east.
The site is approximately 500 feet south of Big Bear Lake, in the area of the lake known as
Metcalf Bay. Land uses within 500 feet of the site include residential dwelling units, a
camp/conference center, several small lodges (commercial cabin rentals), a restaurant with
mixed residential uses, a retail store, and the City of Big Bear Lake Civic and Performing
Arts Center. The subject site is surrounded by a wooden split rail fence, is gently downsloping toward the lake, and contains native and non-native vegetation. Aerial photographs of
the project site and setting are provided in Figure 3.
More specifically, surrounding properties located directly to the west and north of the subject
site are designated as Single Family Residential (SFR-4) and zoned as Single-Family
Residential (R-1-7,200). The property to the west is developed with single family dwelling
units and the property to the north (adjacent to the lake) is vacant. Adjacent property to the
east of the subject site is designated as Commercial Visitor (CV), zoned Commercial-Visitor
(C-3), and contains a private camp and conference center, known as the Presbyterian
Conference Center. Surrounding properties to the south are designated as Commercial Visitor
(CV), zoned Commercial Visitor (C-3), and are vacant.

Page 2 of 29
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Two drainage tributaries to Big Bear Lake enter the site at the southern property line through
3 culverts under Big Bear Boulevard and run across both parcels. A third natural drainage
course is located on the eastern parcel and is an isolated, seasonal detention area. A fourth
drainage course originates at the northern end of the western parcel. All four courses cross
the site and continue across the rear vacant parcel to the lake. The adjacent 6-acre parcel to
the rear is also owned by the same property owner; however, it is currently zoned and
designated as residential, so it is not a part this project.

Figure 3: Aerial views of the project site and setting.

Page 3 of 29
26

City of Big Bear Lake Environmental Checklist Form (Initial Study)
General Plan Amendment 2009-357, Zone Change 2009-355

9. Public agencies whose approval or participation is required (i.e., for permits, financing
approval, or participation agreements):
City of Big Bear Lake – approval authority for the General Plan Map Amendment and
Zoning Map Amendment
B.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a "Potentially Significant Impact" as indicated by the
checklist on the following pages.
 I.

Aesthetics

 II.

Agricultural
Resources

 III.

Air Quality

 IV.

Biological Resources

 V.

Cultural Resources

 VI.

Geology/Soils

 VII.

Greenhouse Gas
Emissions

 VIII.

Hazards &
Hazardous Materials

 IX.

Hydrology/Water
Quality

 X.

Land Use/Planning

 XI.

Mineral Resources

 XII.

Noise

 XIV.

Public Services

 XV.

Recreation

Utilities/Service
Systems

 XVIII.

Mandatory Findings
of Significance

 XIII. Population/Housing

 XVI. Transportation/Traffic  XVII.
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DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:








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

Prepared By:

Date:
Ruth Lorentz, Associate Planner

Reviewed By:

Date:
James J. Miller, Community Development Director

C.

EVALUATION OF ENVIRONMENTAL IMPACTS

1. A brief explanation is required for all answers except "No Impact" answers that are
adequately supported by the information sources a lead agency cites in the parentheses
following each question. A "No Impact" answer is adequately supported if the referenced
information sources show that the impact simply does not apply to projects like the one
involved (e.g., the project falls outside a fault rupture zone). A "No Impact" answer should
be explained where it is based on project-specific factors as well as general standards (e.g.,
the project will not expose sensitive receptors to pollutants, based on a project specific
screening analysis).
2. All answers must take account of the whole action involved, including off-site as well as onsite, cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.
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3. Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. "Potentially Significant Impact" is
appropriate if there is substantial evidence that an effect is significant. If there are one or
more "Potentially Significant Impact" entries when the determination is made, an EIR is
required.
4. "Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where
the incorporation of mitigation measures has reduced an effect from "Potentially Significant
Impact" to a "Less than Significant Impact." The lead agency must describe the mitigation
measures, and briefly explain how they reduce the effect to a less than significant level
(mitigation measures from Section XVII, "Earlier Analyses," may be cross-referenced).
5. Earlier Analysis - Analysis of the environmental impacts of the implementation of the City of
Big Bear General Plan has been made in the City of Big Bear Lake Final Environmental
Impact Report for the Comprehensive General Plan, (SCH No. 98021103) July 1999,
prepared by Lilburn Corporation, and certified by the City of Big Bear Lake City Council
Resolution 99-36 on August 23, 1999. This document was prepared to analyze the potential
impacts from full build-out of the City’s General Plan. The adoption and implementation of
the General Plan was found not to have a significant effect on the environment with respect
to energy and mineral resources, hazardous and toxic materials, open space, parks and
recreation facilities, aesthetic and visual impacts, public services and facilities, solid waste,
law enforcement and fire protection, and schools. The EIR determined that all impacts will
be mitigated to levels of insignificance in the areas of land use, circulation, geotechnical
hazards, flooding and hydrology, water resources and water quality, biological resources,
cultural resources, and noise. The adoption and implementation of the General Plan was
found to have a potential significant cumulative environmental impact in the area air quality,
and a statement of overriding consideration was adopted. The primary sources of information
used in the preparation of this Initial Study are the General Plan and the General Plan
Environmental Impact Report. The General Plan and the accompanying Environmental
Impact Report (EIR) are available for review at the City of Big Bear Lake Planning Division.
6. Supporting Information Sources – Copies of the following documents and references listed in
the document are available on the City’s website at www.citybigbearlake.com and/or at the
City of Big Bear Lake Planning Division, located at City Hall, 39707 Big Bear Boulevard,
Big Bear Lake, CA 92315.
a) Big Bear Lake General Plan, adopted by City Council Resolution No. 99-36, August 23,
1999.
b) Big Bear Lake Development Code, adopted by City Council Resolution No. 2003-333,
September 8, 2003.
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7. Analysis Potentially
Significant
Impact

ISSUES

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

I. AESTHETICS. Would the project:
a) Have a substantial adverse effect on a scenic vista?
b) Substantially damage scenic resources, including, but not
limited to, trees, rock outcroppings, and historic buildings within
a state scenic highway?
c) Substantially degrade the existing visual character or quality
of the site and its surroundings?
d) Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?

X
X
X
X

I. (a-d) – No Impact. Amending the land use designation from Commercial Visitor (CV) to Single Family
Residential (SFR-4) and changing the zoning from Commercial Visitor (C-3) to Single Family Residential
(R-1) will not in itself cause adverse environmental impacts to aesthetics. Adjacent parcels are developed
either with residential structures or with camp/lodge structures, while other adjacent properties are vacant.
Because the property to the rear of the site is vacant, the project site and neighboring properties have views
of Big Bear Lake and surrounding mountain peaks. A residential designation would make the site subject to
residential development standards. The standards are in the City’s Development Code Section 17.251, and
prescribe the maximum lot coverage, maximum building height, minimum building setbacks, maximum
driveway width, minimum parking, and maximum illumination levels. While some of these standards also
apply to the current commercial designation, such as building height, the current commercial designation
allows fewer building setbacks, greater footprint, and higher illumination levels. For example, the
maximum building height for both zoning designations is 40-feet, but commercial zones are not subject to
rear- or interior-yard setbacks. Further, the lot coverage maximum in residential designations is 40% while
in commercial zones a floor area ratio is limited to 0.5 (or 50%). Further, illumination levels are required to
be higher for commercial land uses, between 3.0 and 5.0 footcandles. In comparison, the maximum level is
0.5 footcandles for residential uses. As a result, the residential standards are inherently less likely to have
substantial adverse effects on scenic vistas, resources, visual character, or introduce substantial light or
glare. Therefore, the change in zoning designations will have no impact.

II. AGRICULTURE AND FOREST RESOURCES. In determining whether impacts to agricultural
resources are significant environmental effects, lead agencies may refer to the California Agricultural Land
Evaluation and Site Assessment Model (1997) prepared by the California Dept. of Conservation as an
optional model to use in assessing impacts on agriculture and farmland. In determining whether impacts to
forest resources including timberland, are significant environmental effects, lead agencies may refer to
information compiled by the California Department of Forestry and Fire Protection regarding the state’s
1

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

ISSUES

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy
Assessment project; and forest carbon measurement methodology provided in Forest Protocols adopted by
the California Air Resources Board. Would the project:
a) Convert Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural
use?
b) Conflict with existing zoning for agricultural use, or a
Williamson Act contract?
c) Conflict with existing zoning for, or cause rezoning of, forest
land (as defined in Public Resources Code section 12220(g)),
timberland (as defined by Public Resources Code section 4526),
or timberland zoned Timberland Production (as defined by
Government Code section 51104(g))?
d) Result in the loss of forest land or conversion of forest land to
non-forest use?
e) Involve other changes in the existing environment which, due
to their location or nature, could result in conversion of Farmland,
to non-agricultural use or conversion of forest land to non-forest
use?

X

X

X

X

X

II. (a-e) – No Impact. The City of Big Bear Lake General Plan2 does not contain agricultural land
designations. The project is not identified as containing Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance, as shown on the Important Farmland in California Map (2010)3. This project does
not propose to convert any Farmland to a nonagricultural use, is not zoned for agricultural use, and is not
under a Williamson Act contract.
Public Resources Code section 12220(g) defines forest land as “land that can support 10-percent native tree
cover of any species, including hardwoods, under natural conditions, and that allows for management of
one or more forest resources, including timber, aesthetics, fish and wildlife, biodiversity, water quality,
recreation, and other public benefits”. Section 4526 defines timberland to mean “land, other than land
owned by the federal government and land designated by the board as experimental forest land, which is
available for, and capable of, growing a crop of trees of any commercial species used to produce lumber
and other forest products, including Christmas trees”. This project does not grant the rezoning of forest land
or timberland, as defined above. Therefore, the project will have no impact on agriculture and forest
resources.
2

Big Bear Lake General Plan, adopted by City Council Resolution No. 99-36, August 23, 1999
California State Department of Conservation, Division of Land Resource Protection, Farmland Mapping and
Monitoring Program. “Important Farmland in California, 2010” map. Accessed October 21, 2013. Located at
ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/2010/sbd10_so.pdf
3
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Potentially
Significant
Impact

ISSUES

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

III. AIR QUALITY. Where available, the significant criteria established by the applicable air quality
management or air pollution control district may be relied upon to make the following determinations.
Would the project:
a) Conflict with or obstruct implementation of the applicable air
X
quality plan?
b) Violate any air quality standard or contribute substantially to
X
an existing or projected air quality violation?
c) Result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is nonattainment under an applicable federal or state ambient air
X
quality standard (including releasing emissions which exceed
quantitative thresholds for ozone precursors)?
d) Expose sensitive receptors to substantial pollutant
X
concentrations?
e) Create objectionable odors affecting a substantial number of
X
people?
(III. a-e) – Less than Significant Impact. The California Air Resources Board (CARB) is the state
agency that establishes air basins and maximum thresholds for pollutants in each basin. The City of Big
Bear Lake is located within the South Coast Air Basin and is included within the South Coast Air Quality
Management District’s Air Quality Management Plan. The Basin is currently in nonattainment status for
ozone and fine particulate matter. The reclassification of the land from CV to SFR itself does not cause air
quality impacts because it does not conflict with or obstruct implementation of the Air Quality
Management Plan. The reclassification of land does not violate any air quality standard or contribute
substantially to existing or projected air quality violation because no construction or development is
proposed.
The change in zone may assume that the two parcels may each be developed with a single family
residential dwelling unit, because this type of use is allowed by-right. Two new dwelling units would have
the potential to generate both short-term and long-term pollutant emissions. Short-term impacts are those
associated with site preparation, grading, and construction, including vehicle trips generated by
construction vehicles and equipment. Long-term impacts are those associated with vehicle trips generated
by the residential land use and operations from stationary sources related to the use of natural gas and
electricity for heating, cooling, lighting, etc. Construction in the City is subject to the most recent
California Building Code, including Title 24 energy requirements. The City of Big Bear Lake Building
Department also provides incentives, such as expedited permits and reduced fees, to encourage green
building practices for projects that exceed the minimum California Green Building Code standards.
There are other intended land uses for the residential zone for which assumptions cannot be made at this
time because such impacts would vary based on the size and scope of those land uses. The Development
Code allows the following land uses with discretionary review: conference centers, country clubs,
museums, parks and recreational facilities that are public or private, schools, social care facilities housing
Page 9 of 29
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7 or more residents, and utility installations. If land uses other than the ministerial allowed single family
unit will be proposed at a future time, such projects will be reviewed for appropriate standards, conditions,
and mitigation measures that will be determined at that time of proposal.
An Environmental Impact Report (EIR)4 was recently prepared and adopted for a residential project in the
vicinity of this site. The EIR is based on a 23-parcel subdivision with two new roads and a density of 3.44
units to the acre. The Air Quality analysis in the EIR found that the short- and long-term pollutant
emissions associated with the project were well below the maximum thresholds established by CARB,
which are provided in the report, and the impacts were deemed less than significant with no mitigation
required. As such, it can be reasoned that short- and long-term emissions associated with two by-right
single family dwelling units would also fall well below CARB thresholds. Furthermore, a review of
emissions data that assumed two residential units was performed using CalEEMod 5 and Urbemis6
emissions modeling software. The data summaries7 give maximum daily construction and operational
emissions levels that are less than the maximum thresholds established by CARB. Therefore, the change in
zoning designation to residential will have no impact on Air Quality.
IV. BIOLOGICAL RESOURCES. Would the project:
a) Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate,
sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of
Fish and Game or U.S. Fish and Wildlife Service?
b) Have a substantial adverse effect on any riparian habitat or
other sensitive natural community identified in local or
regional plans, policies, regulations or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?
c) Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or
other means?
d) Interfere substantially with the movement of any native
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
4

X

X

X

X

Hogle-Ireland. 2013 Environmental Impact Report- Talmadge Road Tentative Tract Map 18580, Application
TTM/2005-240. Prepared for City of Big Bear Lake, Riverside, California. May 2013.
5
6

Urbemis 2007 Version 9.2.4 output
CalEEMod.2013 Version 2013.2.2 output
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IV(a-d) – Less than Significant Impact. The site is identified in the City’s General Plan Exhibit ER-2
(Potential Botanical Resource Areas)8 as an area with potential for endangered or sensitive plant species.
Accordingly, a resources report (Survey of Sensitive Plants, Habitats, and Assessment of Drainages9) was
prepared in 2005 for the property, followed by an update in 201210. The 2012 update upheld the findings in
the 2005 report. The report observed two plant surveys of the area in July and August of 2005. The report
indicates that the plants were in bloom at the time of the survey. The surveys were observed on foot and
sensitive plant and habitat areas were quantified and mapped using Global Positioning System (GPS)
equipment by PCR Services Corporation biologists. Also, because streams exist on the site, an assessment
to find and delineate jurisdictional boundaries of other agencies over the water resources was conducted in
June of 2005.
The report found a total of 14 bird-foot checkerbloom (Sidalcea pedata) plants on the project site. Bird-foot
checkerbloom is a State and Federally-endangered plant species, and so falls under the jurisdiction of
California Department of Fish and Wildlife (CDFW). All 14 bird-foot checkerbloom plants are located on
the east parcel, in a seasonal detention basin, which is discussed in the next paragraph. The 14 plants were
found in three separate groups: one group of 10 plant individuals and two groups of 2 plant individuals
each. A larger number of plants, 422 individuals, were observed off-site on the property owner’s adjacent
rear parcel. As mentioned in the project description (Section A of this study), the rear parcel is not a part of
this project, and as such the change in zoning will not have an impact on the off-site plants. No other plant
species listed on Federal, State, or California Native Plant Society (CNPS) sensitive plant lists were found,
and no pebble plain habitat was found. A record of found plant species is provided in Appendix A of the
resources report.
Because the bird-foot checkerbloom is a state- and federally-listed species, the CDFW has authority over
any disturbances or impacts to the plants. Any ground disturbances require consultation with CDFW, and
CDFW may require an Incidental Take Permit. The process allows for disturbances to be conducted in a
manner that avoids and/or mitigates impacts to endangered species. For example, the residential land use
designation allows only one by-right land use, a single family dwelling unit. However, due to the existence
8

Big Bear Lake General Plan, adopted by City Council Resolution No. 99-36, August 23, 1999
PCR Services Corporation. 2005. Survey of Sensitive Plants, Habitats, and Assessment of Drainages, APN #307131-37 & 38, Big Bear Lake. Prepared for MWB Lakeside LLC. Irvine, California, November 21, 2005.
10
PCR Services Corporation. 2012. Biological Resources Assessment and Jurisdictional Delineation for 7.5-acre
MWB Lakeside LLC Property, Metcalf Bay. Prepared for City of Big Bear Lake. Irvine, California, May 1, 2012.
9
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of endangered plants, such a land use remains subject to consultation with and approval of an Incidental
Take Permit by CDFW.
The report also found that four unlined earthen streams run in a southeast to northwest direction across the
site into Big Bear Lake. Two of these water courses enter the site at the northern property line through
concrete culverts under Big Bear Boulevard. The report names these courses Drainage A (on the west
parcel) and Drainage B (on the east parcel). Drainage B is described as an intermittent stream, due to
seasonal fluctuations, proximity to the lake, and fluctuations in the lake’s water level due to snowmelt.
Drainage B runs along the east side of the east parcel, at one point entering Prairie Lane, and has a
detention basin totaling 0.49 acres on the east parcel (that measures 1.81 acres). A third drainage course,
Drainage C, starts in the vicinity of the north property line belonging to the west parcel, as a tributary to
Drainage A. The fourth natural drainage course, Drainage D, is described as an isolated course created by
the California Department of Transportation (Caltrans) in the winter of 2005 in response to flooding; it runs
onto the adjacent rear parcel and contains two detention basins one of which is located on the east parcel.
Drainage A, C, and D are characterized as ephemeral streams. The report points out that all of the identified
streams have been disturbed over time by historic fill or re-alignment of their natural course.
These aquatic features have been found to be under the jurisdictions of the US Army Corps of Engineers
(ACOE), the State’s Regional Water Quality Control Board (RWQCB), and CDFW. A breakdown of the
lengths of each stream and extent of the jurisdictional boundaries can be found in Table 1 on page 4 of the
report. Cumulatively, the four drainages on all the owner’s parcels measure approximately 0.14 acres of
Ordinary High Water Mark (OHWM), 0.67 acres of seasonal detention surface water (of which 0.49 acres
is on the east parcel), and 1.12 acres of streambed (with bed and bank).
The CDFW is also charged with review of alterations to streambeds under the California Fish and Game
Code. Alterations include activities that “will substantially divert, obstruct, or substantially change the
natural flow or bed, channel or bank, of any river stream, or lake designated by the Department in which
there is at any time an existing fish or wildlife resource or from which these resources derive benefit.” This
means that any land use, including a by-right use, in the residential zone will be subject to compliance with
CDFW requirements for Streambed Alterations for activities that disturb water courses up to their top
banks or to their adjacent riparian vegetation.
CDFW has indicated that the applicants have applied for several Notifications of Lake or Streambed
Alteration Agreement applications in the past. In 2005, a Lake or Streambed Alteration Agreement11 was
executed by both parties to authorize the cleaning of 3 culverts, which were impacted by 2005 winter storm
debris and emergency flood work performed by Caltrans to protect the integrity of Big Bear
Boulevard/State Route 18. The 2005 executed Agreement did not authorize the applicants to dredge, alter

11

Department of Fish and Game. 2005. Notification No. 1600-2005-0188-R6, Agreement Regarding Proposed
Stream or Lake Alteration. Prepared for Pete Weeger, MWB Lakeside, LLC. Ontario, California, August 15, 2005.
Together with
Notification of Lake or Streambed Alteration No. 1600-2005-0118-R6
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drainage, riparian habitat, or impact bird-foot checkerbloom plants. CDFW records also indicate that the
applicant applied for two other Notifications for a Lake or Streambed Alteration12 13. The first Notification,
dated 2004, was withdrawn, and replaced with a 2006-dated Notification, which remains incomplete. Both
Notifications proposed alterations to the applicant’s adjacent rear property, on the lake front. As previously
mentioned, the rear parcel is not associated with this project because it is currently designated as
residential.
In addition to CDFW consultations and permit requirements, the RWQCB is authorized to require a Clean
Water Act Section 401 Water Quality Certification under the Porter-Cologne Water Quality Control Act for
any activities that would result in the discharge of waste into state waters, which includes the drainage
courses identified on the site. Furthermore, the ACOE may require a Clean Water Act Section 404 permit
for the “discharge of dredged or fill material” into the waters of the US, which include extents of wetlands
identified in the report. Therefore, even allowable by-right residential uses will be subject to additional
permit requirements by these other jurisdictions.
The change in zone designations does not in itself adversely impact the special status species, riparian
habitat, federally protected wetland areas, or interfere with native or migratory wildlife corridors. This is
because at this time, no physical development, alterations, grading, planting, or other disturbance is being
proposed. While the applicants have suggested future ideas for their property to staff and other
jurisdictional agencies, no formal descriptions of intended land uses, design plans, or project applications
have been submitted that would indicate the extent of disturbances to the project site and its resources
under the residential zoning. However, the residential designation may assume the potential of one singlefamily residential dwelling unit on each parcel, which is the only land use allowed by-right in the R-1 zone.
Other allowable land uses in the residential zones require discretionary review of formal applications and
thus prompt additional environmental review. Nonetheless, because the project site contains biological and
aquatic resources, any future proposed disturbances on the site remain subject to permit requirements of
ACOE, RWQCB, and/or CDFW. Therefore, the change in zone designation will have a less than
significant impact.

12

Department of Fish and Game. 2006. Letter regarding Notification Number 1600-2006-0021-R6, Incomplete Lake
or Streambed Alteration Agreement Notification. Prepared for Pete Weeger, MWB Lakeside LLC. Ontario,
California, January 31, 2006.
13
Department of Fish and Game. 2006. Letter regarding Notification No. 1600-2004-0028-R6, Incomplete Lake or
Streambed Alteration Agreement Notification. Prepared for Pete Weeger, MWB Lakeside LLC. Ontario, California,
January 18, 2005.
Together with
Department of Fish and Game. 2006. Letter regarding Notice of withdrawal of Lake or Streambed Alteration
Agreement Application 1600-2004-0228-R6 and Replacement with Lake or Stream Alteration Agreement
Application 1600-2006-0021-R6. Prepared for Pete Weeger, MWB Lakeside LLC. Ontario, California, January 20,
2006
And with
Notification of Streambed Alteration No. 1600-2004-0028-R6
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IV (e-f) – No Impact. Chapter 17.10, Tree Conservation, of the City of Big Bear Lake Development Code
is designed to maximize tree canopy cover, promote conservation of existing tree resources, and plan for
conservation of significant stands of trees. It applies to all trees with a diameter at breast height (DBH) of
six inches or greater. A handful of tree stands that contain trees greater than six inches in DBH are scattered
along the south and east edges of the property, outside of the drainage areas. However, the change in zone
designations does not in itself conflict with tree preservation because at this time, no physical development,
alterations, grading, planting, or other disturbance is being proposed. The proposed project site is not within
the planning area of any Habitat Conservation Plan, Natural Community Conservation Plan, or other
approved local, regional or state habitat conservation plan. Therefore, the zone change will have no impact.
V. CULTURAL RESOURCES. Would the project:
a) Cause a substantial adverse change in the significance of a
historical resource as defined in Section 15064.5?
b) Cause a substantial adverse change in the significance of an
archaeological resource pursuant to Section 15064.5?
c) Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?
d) Disturb any human remains, including those interred outside
of formal cemeteries?

X
X
X
X

V (a-d) – Less Than Significant Impact. The site is identified in the City’s General Plan as being within
an area having high potential for pre-historic (native American) and historic (non-native American)
resources. As required by California Government Code Section 65352.3 (a)(2), an invitation for a 90-day
consultation period on the project was mailed by the City to local tribal groups on April 24, 2013. No
response was received. Because no grading or ground disturbances are proposed with the zone change
request, less than significant impacts are anticipated to Cultural Resources.
VI. GEOLOGY AND SOILS. Would the project:
a) Expose people or structures to potential substantial adverse
affects, including the risk of loss, injury, or death involving:
i) Rupture of a known earthquake fault, as delineated on the
most recent Alquist-Priolo Earthquake Fault Zoning Map
issued by the State Geologist for the area or based on other
substantial evidence of a known fault? Refer to Division of
Mines and Geology Special Publication 42.
ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including liquefaction?
iv) Landslides?
b) Result in substantial soil erosion or the loss of topsoil?
Page 14 of 29
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VI (a-e) – No Impact. The City of Big Bear Lake is not in an Alquist-Priolo Earthquake Fault Zone and
no known faults underlie the City. The site is identified in the City’s General Plan Exhibit EH-1
(Liquefaction Susceptibility Planning Map) as an area with potential liquefaction (underlain primarily by
Holocene alluvium and shallow ground water). At this time, no grading or site disturbance activities are
proposed on the vacant site. Any proposed future development projects, including by-right residential uses,
would be subject to the submittal requirements for a geotechnical report, which would provide
recommendations for construction methods. Therefore, the zone change will have no impact to Geology
and Soils.
VII. GREENHOUSE GAS EMISSIONS. Would the project:
a) Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment?
b) Conflict with an applicable plan, policy or regulation adopted
for the purpose of reducing the emissions of greenhouse gases?

X
X

VII. (a-b) – No Impact. Many of the world's leading scientific experts agree that greenhouse gases
(GHGs) generated by human activities affect climate by increasing the "greenhouse effect." The gases
concentrate in the Earth's atmosphere and trap heat by blocking some of the long-wave energy the Earth
normally radiates back into space. Human activities that produce GHGs are the burning of fossil fuels
(coal, oil and natural gas for heating and electricity, gasoline and diesel for transportation); methane from
landfill wastes and raising livestock, deforestation activities; and some agricultural practices. These
activities are increasing the greenhouse gases in the Earth's atmosphere and could be accelerating global
climate change. Long-term environmental consequences in California could potentially include a reduction
in water supply from the Sierra Nevada snow pack, which could result in a reduction in imported water,
and public health problems due to degraded air quality and more intense summer heat.
In 2006, AB 32, the California Climate Solutions Act, was signed into law. AB 32 requires that statewide
GHG emissions be reduced to 2000 levels by the year 2010, 1990 levels by the year 2020, and to 80
percent less than 1990 levels by year 2050. These reductions will be accomplished through an enforceable
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statewide cap on GHG emissions that will be phased in starting in 2012. The San Bernardino Associated
Governments (SANBAG) has developed a Regional Greenhouse Gas Reduction Plan (June 2013)14 of
which the City of Big Bear Lake is a Partnership city. The City will reduce its community Greenhouse Gas
(GHG) emissions to a level that is 15% below its 2008 emissions level by 2020. The City will meet and
exceed this goal subject to reduction measures that are technologically feasible and cost-effective per AB
32 through combination of state (~99%) and local (~1%) efforts. The City actually exceeds the goal with
only state/county level actions (101% of goal), but has committed to several additional local measures. The
Pavley vehicle standards, the state’s low carbon fuel standard, the Renewable Portfolio Standards, and
other state measures will significantly reduce GHG emissions in Big Bear Lake’s on-road and solid waste
sectors by 2020. An additional reduction will be achieved primarily through GHG Performance Standard
for New Development (PS-1). Big Bear Lake’s reduction plan has the greatest impacts on GHG emissions
in the solid waste, on-road transportation, and off-road equipment sectors. Therefore, the project will have
no impact on Greenhouse Gas emissions.
VIII. HAZARDS AND HAZARDOUS MATERIALS. Would
the project:
a) Create a significant hazard to the public or the environment
through the routine transport, use, or disposal of hazardous
materials?
b) Create a significant hazard to the public or the environment
through reasonable foreseeable upset and accident conditions
involving the release of hazardous materials into the
environment?
c) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter mile
of an existing or proposed school?
d) Be located on a site which is included on a list of hazardous
materials sites compiled pursuant to Government Code Section
65962.5 and, as a result, would it create a significant hazard to the
public or the environment?
e) For a project located within an airport land use plan, or where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project result in a safety
hazard for people residing or working in the project area?
f) For a project within the vicinity of a private airstrip, would the
project result in a safety hazard for people residing or working in
the project area?
g) Impair implementation of or physically interfere with an
adopted emergency response plan or emergency evacuation plan?
14

X

X

X

X

X

X
X

ICF International. 2013. San Bernardino County Regional Greenhouse Gas Reduction Plan – Public Draft.
Prepared for San Bernardino County Association Of Governments (SANBAG). San Francisco, California, June 2013.
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VIII. (a-f) – No Impact. The intended land uses allowed in the Single Family Residential (SFR)
designation are not anticipated to transport or dispose of significant amounts of hazardous materials. The
project site is not identified as a hazardous substances site. The property is located within four miles of the
Big Bear City Airport. Pursuant to the Airport Comprehensive Land Use Plan, the project location is
outside of Approach, Transitional, and Horizontal zone areas, outside of the Object Free areas, and outside
of all Safety Review areas. There are no private airports in the area. Therefore, the project will have no
impact in the areas of hazardous materials and airport-related safety hazards.
VIII. (g-h) – Less than Significant Impact. The City of Big Bear Lake has adopted an Emergency
Operations Plan for all types of disasters, including snowstorms, earthquakes, and fires, other natural
disasters, technological incidents, and national security emergencies. The plan “is designed to include the
City of Big Bear Lake as part of the California Standardized Emergency Management System (SEMS).”
The purpose of SEMS is “to assist emergency management in the response to multi-agency and multijurisdictional emergencies and disasters.” The City of Big Bear Lake is a member of the San Bernardino
County Operational Area. As a result, City resources are made available to other local agencies and
citizens affected by disaster in the area and will request assistance from other agencies when needed.
The Emergency Operations Plan incorporates policies and procedures to care for full-time residents and
visitors in a time of disaster. Depending upon the situation or disaster, citizens and visitors would be
instructed on the appropriate action to take. Instructions can be disseminated by a wide array of options.
The San Bernardino County Telephone Emergency Notification System (TENS) provides for recorded
messages to be sent to all standard telephones in the Valley. KBHR 93.3 FM radio and TV6, in addition to
their normal emergency broadcasts, have agreed to participate in sending out messages in coordination with
a Valley-wide siren system that will soon be coming on-line. In addition, the City of Big Bear Lake has
two sirens, one located at the Civic Center (39707 Big Bear Boulevard), the other at Fire Station 283
(42612 Rathbun Drive). The City also has the ability to provide door-to-door notification and to utilize a
mobile emergency vehicle with sirens and loudspeakers. Finally, Scan USA, which is a web-based
emergency notification system, sends out locally generated messages by email, telephone, text messaging,
and cell phone for individuals that sign up for the service (Big Bear Valley Community Wildfire Protection
Plan).
The Big Bear Valley Community Wildfire Protection Plan15 identifies a total daily transient population
with the Big Bear Valley Wildland Urban Interface of 16,284 people and a permanent population of 19,822
15

Big Bear Valley Community Wildfire Protection Plan, Prepared by David A. Yegge M.P.A., B.B.A., A.s., Fuels
Technician, City of Big Bear Lake Fire Department, approved July 10, 2006.
http://www.thinisin.org/downloads/CWPP.pdf
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people. The Department of Finance identifies a population per household rate of 2.429. Therefore, there are
a total of 8,190 occupied dwelling units (19,822 full-time residents divided by 2.429 persons per
household) within Big Bear Valley Wildland Urban Interface that could be evacuating the Valley at one
time. It is estimated that an average of two vehicles per dwelling unit would be utilized during an
evacuation, resulting in a total of 16,380 vehicles from permanent occupants evacuating Bear Valley.
The Big Bear Valley Community Wildfire Protection Plan notes that a confidential Emergency Evacuation
Plan is maintained and refined by the San Bernardino County Sheriff’s Department. The Emergency
Evacuation Plan includes a tiered approach to evacuation within the valley, with separate levels for
warning, voluntary, mandatory, and immediate evacuations, as well as shelter-in-place. Upon the warning
of an evacuation it is most likely that the day time visitors and a large majority of the second homeowners
will exit the valley. At the time of the issuance of a voluntary evacuation the remainder of the second
homeowners and most likely half of the full-time residents would exit the valley. At the point a mandatory
evacuation is issued only half of the full-time residents will be remaining in the valley and attempting to
leave, which would consist of a total of 4,095 dwelling units. Based on an average of two cars per dwelling
unit, a total of 16,321 vehicles will be leaving the valley in the event of a mandatory evacuation. Of this,
approximately 4,972 vehicles would be exiting the City of Big Bear Lake.
Evacuation Plan. In the event of an emergency evacuation, there are three main escape routes out of the
Bear Valley- State Route 18 north to the Lucerne Valley, State Route 18 southwest to Highway 330 and
connecting to State Route 30, and State Route 38 south to Redlands.
Old Fire Evacuation. The “Old Fire” began October 25, 2003 and required the mandatory evacuation of Big
Bear Valley. The evacuation had two trigger points- a voluntary evacuation and a mandatory evacuation,
which were initialized within less than two hours of one-another. The evacuation of the entire Bear Valley
was achieved over approximately 14 hours. The evacuation occurred through the east end of Big Bear
Lake, north along State Route 18 to Lucerne Valley and south along State Route 38 to Redlands. The
length of time to evacuate the Valley was compounded by the fact that residents from communities west of
Bear Valley had evacuated into the valley, and then were forced to evacuate a second time out of the
valley. Future improvements for the next emergency evacuation recommended by the Federal Highway
Administration include evacuating residents off the mountain rather than up the mountain. The
implementation of this improvement will further increase the evacuation time of the Valley as a reduced
number of vehicles and residents will be exiting the valley at the same time. Over 70,000 citizens were
successfully evacuated during the Old Fire from 29 communities, including Bear Valley, Crestline,
Running Springs, and Lake Arrowhead as well as portions of the High Desert and San Bernardino area.
The Old Fire of 2003 resulted in the Bear Valley successfully implementing the Emergency Evacuation/Reentry Plan.
Fire Prevention Measures. The City’s Municipal Code addresses the high fire hazard potential in the City
by incorporating regulations from the California Fire Code. In addition, the Municipal Code provides
Section 15.36.020 (Construction Requirements) incorporating fire protection measures in building
construction. The City of Big Bear Lake has enacted several ordinances and regulations in order to
proactively work to reduce the potential for wildfire. Regulations include weed abatement requirements,
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property maintenance standards, and a prohibition of wood shake roofing materials. Weed abatement
requirements and property maintenance standards reduce the amount of fuel that is located adjacent to
structures, reducing the risk to structures and humans from wildfire. In 2008 the Big Bear Lake City
Council took additional action to address the threat of a forest fire by adopting City Ordinance 2008-379
for the Native Brush and Shrub Reduction Ordinance. This ordinance requires private property owners to
reduce fire fuel dangers posed by native brush and vegetation through minimizing fuel material. Based on
implementation of all of the measures listed above, the change in zoning designation will have a less than
significant impact on emergency response, evacuation plans, and risks of wildland fires.
IX. HYDROLOGY AND WATER QUALITY. Would the
project:
a) Violate any water quality standards or waste discharge
requirements?
b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there would be
a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing
nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been
granted)?
c) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or
river, in a manner which would result in substantial erosion or
siltation on- or off-site?
d) Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or
river, or substantially increase the rate or amount of surface
runoff in a manner which would result in flooding on- or off-site?
e) Create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage systems or
provide substantial additional sources of polluted runoff?
f) Otherwise substantially degrade water quality?
g) Place housing within a 100-year flood hazard area as mapped
on a federal Flood Hazard Boundary or Flood Insurance Rate
Map or other flood hazard delineation map?
h) Place within a 100-year flood hazard area structures which
would impede or redirect flood flows?
i) Expose people or structures to a significant risk of loss, injury
or death involving flooding, including flooding as a result of the
failure of a levee or dam?
j) Inundation by seiche, tsunami, or mudflow?
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IX. (a-j) – Less than Significant Impact. The project will not have a direct impact on water quality
standards. No construction, grading or changes to the project site are proposed. If at any time in the future,
improvements are proposed to the property, a Water Quality Management Plan would be required to be
prepared, and Best Management Practices would be required to be identified. Furthermore, discharge of
waste, alterations to drainage patterns, contributions to run-off, or other degradations to water quality are
subject to jurisdictional authority and permitting requirements of the Army Corps of Engineers (ACOE),
Regional Water Quality Control Board (RWQCB), and/or California Department of Fish and Wildlife
(CDFW).
The property is not identified as being located within the 100-year Flood Hazard area either in the General
Plan Environmental Hazards Element (Exhibit EH-3) or on the FEMA Flood Insurance Rate Maps16. The
property is as being located in Flood Zone X, determined to be outside of the 0.2% annual change
floodplain. The project site is located within approximately 500 feet of the shoreline of Big Bear Lake.
Therefore, a slight chance of flooding or seiche in an extraordinary event may occur. Therefore, a
residential zoning of the site may anticipate a less than significant impact on Hydrology and Water Quality.
X. LAND USE AND PLANNING. Would the project:
a) Physically divide an established community?
b) Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but to limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted for the purpose of
avoiding or mitigating an environmental effect?
c) Conflict with any applicable habitat conservation plan or
natural community conservation plan?

X

X

X

X. (a-c) – No Impact. The reclassification of the property from Commercial Visitor (CV) to Single Family
Residential (SFR-4) will not physically divide an established community. A portion of the site is already
designated and zoned as Single Family Residential (R-1-7,200). As shown in Figures 1 and 2 in the Project
Description (Section A of this study), the property is surrounded by both zoning designations. Specifically,
surrounding properties located directly to the west and north of the subject site are designated as Single
Family Residential (SFR-4), zoned Single-Family Residential (R-1-7,200). Property to the west is
developed with single family dwelling units and property to the north is vacant. Adjacent property to the
east of the subject site is designated as Commercial Visitor (CV), zoned Commercial-Visitor (C-3), and
contains a private camp and conference center, known as the Presbyterian Conference Center. Surrounding
properties to the south are designated as Commercial Visitor (CV), zoned Commercial Visitor (C-3), and
are vacant land.

16

Federal Emergency Management Agency (FEMA) Flood Insurance Rate Map (FIRM). FIRM Map Number
06071C8010H. Map revised August 28, 2008.
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The intended land uses for the Commercial Visitor designation includes retail, food service (restaurants,
bars), hotels and lodging uses, with some limited office, assembly, manufacturing, automobile, and
recreational uses. Under the current split zoning, the site could have a primary residential use and a primary
commercial use with accessory residential uses on the commercially-zoned portion of the site with a
density of up to 12 dwelling units to the acre, or a maximum potential of 30 dwelling units.
The intended land uses for the Single Family Residential designation includes single-family homes on
individual lots of record, bed and breakfasts with 5 or less guestrooms, churches, museums, parks, or public
or private recreational facilities. The residential designation would allow the lot density to be similar to the
west and north properties, which is 4 dwelling units to the acre. For the total 2.5 acre site, this results in a
maximum potential for 10 dwelling units.
These numbers are provided to give an idea of the potential density under the existing and proposed zoning
designations. These are only based on the size of the site and do not consider other limitations such as the
requirements for other formal applications, environmental review, and the site’s environmental constraints
and jurisdictional boundaries, as well as development standards (such as access, minimum lot sizes,
parking, minimum building pads, etc). Nonetheless, the residential designation provides an opportunity for
less-intensive land uses that are in character with the surrounding land uses. It should be noted that at the
present time, the reclassification would allow for one single-family dwelling unit on both parcels by-right.
There are no plans or policies adopted for the purpose of mitigating environmental effects for this site and
there is no habitat conservation or natural community conservation plan adopted in the City of Big Bear
Lake. Therefore, the project does not have a conflict and no impact to land use and planning is anticipated.
XI. MINERAL RESOURCES. Would the project:
a) Result in the loss of availability of a known mineral resource
that would be of value to the region and the residents of the state?
b) Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan, specific
plan or other land use plan?

X

X

XI (a-b) – No Impact. Three Mineral Resource Zones (MRZ) are identified as in or around Big Bear
Lake; MRZ-1, MRZ-2, MRZ-3. An MRZ-1 designation indicates areas that contain no mineral resources.
An MRZ-2 designation indicates that data shows that significant resources exist or are likely to exist. An
MRZ-3 designation indicates that sufficient data does not exist to determine the significance of mineral
resources. The primary areas in and near the City that have mineral resources are the Sugarloaf area east of
the City, Van Dusen Canyon north of the city, Gold Mountain, and Smarts Ranch northeast of the city. The
City’s General Plan identifies the area in and around Sugarloaf, which is located east of the City of Big
Bear Lake boundary, of significant mineral value. The areas located in and around Van Dusen Canyon,
Gold Mountain, and Smarts Ranch have undetermined value. These areas are also outside of the City’s
boundary. Therefore, no significant mineral resources are identified within the City limits, and the project
Page 21 of 29
44

City of Big Bear Lake Environmental Checklist Form (Initial Study)
General Plan Amendment 2009-357, Zone Change 2009-355
Potentially
Significant
Impact

ISSUES

Potentially
Significant
Unless
Mitigation
Incorporated

Less than
Significant
Impact

No
Impact

will have no impact on mineral resources.
XII. NOISE. Would the project result in:
a) Exposure of persons to or generation of noise levels in excess
of standards established in the local general plan or noise
ordinance, or applicable standards of other agencies?
b) Exposure of persons to or generation of excessive
groundborne vibration or groundborne noise levels?
c) A substantial permanent increase in ambient noise levels in the
project vicinity above levels existing without the project?
d) A substantial temporary or periodic increase in ambient noise
levels in the project vicinity above levels existing without the
project?
e) For a project located within an airport land use plan or, where
such a plan has not been adopted, within two miles of a public
airport or public use airport, would the project expose people
residing or working in the project area to excessive noise levels?
f) For a project within the vicinity of a private airstrip, would the
project expose people residing or working in the project area to
excessive noise levels?

X
X
X
X

X

X

XII. (a-f) – No Impact. Residential land uses are not anticipated to generate excessive noise. The City’s
General Plan Noise Element provides that community noise for residential land uses is normally
compatible up to 55 decibels, which is the lowest maximum noise level. The City’s Development Code
places limits on construction days and times. However, no construction is proposed with this project, so
there will not be temporary or periodic increases in the ambient noise levels. The Big Bear City Airport is
located east of the City of Big Bear Lake’s boundaries. The project is located outside of Approach,
Transitional, and Horizontal zone areas, outside of the Object Free areas, and outside of all Safety Review
areas. Therefore, the project will have no impact on noise.
XIII. POPULATION AND HOUSING. Would the project:
a) Induce substantial population growth in an area, either directly
(for example, by proposing new homes and businesses) or
indirectly (for example, through extension of roads or other
infrastructure)?
b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing elsewhere?
c) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?
Page 22 of 29
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XIII. (a) – Less than Significant Impact. The project does not propose new housing. The proposal to
change the zoning designation to Single Family Residential would result in less intensive land uses for the
site, so it will not induce substantial population growth. As discussed in Section X, Land Use and Planning,
the current split zoning would allow for mixed commercial and residential uses, including accessory
residential uses at the higher density of 12 units to the acre (a potential of 30 units for 2.5 acres).
Conversely, the proposed residential designation will reduce density to 4 dwelling units to the acre. This
results in a maximum potential for 10 dwelling units on the 2.5 acre site. These numbers do not consider
other site constraints and limitations, such as environmental, access (roads), or infrastructure, because no
development is proposed at this time. It should be noted that at the present time, the reclassification would
allow for one single-family dwelling unit on both parcels by-right. Therefore, a less than significant impact
is anticipated on Population and Housing.
XIII. (b-c) – No Impact. The project will have no impact on the displacement of housing or of people,
because the site is vacant.
XIV. PUBLIC SERVICES. Would the project:
a) Result in substantial adverse physical impacts associated with
the provision of new or physically altered governmental
facilities, need for new or physically altered governmental
facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service
ratios, response times or other performance objectives for any
of the public services:
i)
Fire Protection?
ii) Police Protection?
iii) Schools?
iv) Parks?
v) Other public facilities?

X
X
X
X
X

XIV. (a) – Less than Significant Impact. Fire protection and emergency response services for the
community are provided by the Big Bear Fire Department. This service is supplemented by mutual aid
with other local jurisdictions through agreements with the State and the U.S. Forest Service under special
circumstances. The Big Bear Fire Department is a combination of the Big Bear Lake Fire Protection
District and Big Bear City Fire Department, providing valley-wide services and sharing costs, equipment,
and personnel. Police services within the City are provided by the San Bernardino Sheriff’s Department via
a contract with the City. Sheriff services to the City are operated out of the Sheriff’s office at 477 Summit
Boulevard. Bear Valley Unified School District (BVUSD) provides K-12 educational services to the City
of Big Bear Lake. The District currently operates four elementary schools (Baldwin Lane Elementary
School, Big Bear Elementary School, Fallsvale Elementary School, and North Shore Elementary School),
one middle school (Big Bear Middle School), one high school (Big Bear High School), and one
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continuation school (Chautauqua High School). The Quimby Act allows the City to adopt a standard of
three to five acres of parkland per 1,000 residents, and to require dedication of land or in-lieu fees to meet
the standard. Based upon a minimum of three acres per 1,000 residents, approximately 18.77 acres of
parkland would be needed for the City. There are approximately 21.25 acres of existing parkland in the
City, including Meadow Park, Rotary Pine Knot Park, and Boulder Bay Park.
As part of the planning and development review process, all new developments are evaluated to ensure that
adequate public service levels are maintained. Development in is subject to City development impact fees
for Fire, Circulation (Streets), Storm Drainage, General Facilities and Equipment, Public Use Facilities
Development, Parkland Acquisition and Improvements. These fees are collected to offset the incremental
increase in City services as a result of the building construction. No new building construction is proposed
with the project and any future impacts to city services will be mitigated through the payment of the
Development Impact Fee at the time of development. Therefore, the change in designation from
Commercial Visitor to Single Family Residential is less than significant on City Public Services.
XV. RECREATION.
a) Would the project increase the use of existing neighborhood
and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur
or be accelerated?
b) Does the project include recreational facilities or require the
construction of expansion of recreational facilities which
might have an adverse physical effect on the environment?

X

X

XV (a-b) – No Impact. The change in zoning designation does not in itself increase the use of existing
parks or recreational facilities. As described in Section XIV, Public Services, the Quimby Act allows the
City to adopt a standard of three to five acres of parkland per 1,000 residents, and to require dedication of
land or in-lieu fees to meet the standard. Based upon a minimum of three acres per 1,000 residents,
approximately 18.77 acres of parkland would be needed for the City. There are approximately 21.25 acres
of existing parkland in the City, including Meadow Park, Rotary Pine Knot Park, and Boulder Bay Park.
No new building construction is proposed with the project and any future impacts to city services will be
mitigated through the payment of the Development Impact Fees, which includes Parkland Acquisition and
Improvements, at the time of development. Therefore, the project will have no impact on Recreation.
XVI. TRANSPORTATION / TRAFFIC. Would the project:
a) Conflict with an applicable plan, ordinance or policy
establishing measures of effectiveness for the performance of
the circulation system, taking into account all modes of
transportation including mass transit and non-motorized
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XVI. (a-f) – No Impact. The two parcels have access from Big Bear Boulevard/State Route 18, a
dedicated right-of-way and a primary arterial as identified by the City’s General Plan (Exhibit C-1,
Circulation Plan). At the site, Big Bear Boulevard is 40 feet wide and paved to a width of approximately 24
feet for two traffic lanes. Between Cienega Road to the west and Edgemoor Road to the east, Big Bear
Boulevard has a volume of 12,500 vehicles and a capacity of 11,700, meaning that it operates at over
capacity. As a State highway, Big Bear Boulevard is under the jurisdiction of Caltrans.
The west parcel also has 104 feet of frontage along a dedicated residential street, Metcalf Lane. Metcalf
Lane is a paved to its full width of 20 feet for two travel lanes. The east parcel shares its east property line
with Prairie Lane. Prairie Lane is a dedicated but unimproved and unmaintained right-of-way, with a width
of 20-feet. As such, the site has access from a primary arterial, and secondary access points from two
dedicated right-of-ways. Because the project does not propose any development, there are no conflicts to
the level of service, changes in traffic patterns, increase in hazards, or inadequate emergency access. If at
any point in the future development is proposed for the site, the transportation impacts related to the
development would be analyzed and may result in additional roadway dedication or street improvements.
Several road loops have been identified as Class 3 bike routes in the City, but the identified routes do not
include the roads adjacent to the project site. A Pedestrian, Bicycle, and Equestrian Master Plan is a
program that is anticipated for the City, but a final plan has not yet been adopted. Therefore, the change in
zone will have no impact on traffic and transportation.
XVII. UTILITIES AND SERVICE SYSTEMS. Would the
project:
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Regional Water Quality Control Board?
b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause
significant environmental effects?
c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant
environmental effects?
d) Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are
new or expanded entitlements needed? In making this
determination, the Lead Agency shall consider whether
the project is subject to the water supply assessment
requirements of Water Code Section 10910 et. seq. (SB
610), and the requirements of Government Code Section
664737 (SB 221).
e) Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has
adequate capacity to serve the project’s projected demand
in addition to the provider’s existing commitments?
f) Be served by a landfill with sufficient permitted capacity
to accommodate the project’s solid waste disposal needs?
g) Comply with federal, state, and local statutes and
regulations related to solid waste?
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X

X

X

X

X

X
X

XVI. (a-g) – No Impact. The proposed reclassification from Commercial Visitor to Single Family
Residential will not create direct impacts to wastewater facilities. Development of this property was
anticipated and planned for in the City’s General Plan and the Department of Water’s Urban Water
Management Plan. The site has access to sanitary sewer via vitrified clay pipe (VCP) from all three street
sides. The site also has access to the domestic water system via 8-inch PVC pipes in Praire Lane and
Metcalf Lane and via a 12-inch PVC pipe in Big Bear Boulevard. The site also contains two fire hydrants
along Big Bear Boulevard, one at the west parcel and one at the east parcel. The Big Bear Area Regional
Wastewater Agency (BBARWA), located in Big Bear City, provides secondary treatment of wastewater for
both commercial and residential properties.
The City is part of a 17-city consortium in San Bernardino County which contracts with the County’s
sanitary landfills. Within the City, waste collection and recycling is provided under contract by Big Bear
Disposal. The County of San Bernardino owns the Big Bear Transfer Station, which is classified as a large
volume transfer station, designed to consolidate refuse from the Big Bear Valley and transport the materials
to the Landers Sanitary Landfill.
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The zone change in itself does not create an impact to utilities and service systems. It should be noted that
at the present time, the reclassification would allow for one single-family dwelling unit on both parcels byright. Impacts to utilities and services greater than those allowed by-right would be analyzed at such time
that development is proposed. Therefore, no impact to utilities and service systems is anticipated.
XVIII. MANDATORY FINDINGS OF SIGNIFICANCE.
a) Does the project have the potential to degrade the quality of
the environment, substantially reduce the habitat of a fish or
wildlife species, cause a fish or wildlife population to drop
below self-sustaining levels, threaten to eliminate a plant or
animal community, reduce the number or restrict the range of
a rare or endangered plant or animal or eliminate important
examples of the major period of California history or
prehistory?
b) Does the project have the potential to achieve short-term
environmental goals to the disadvantage of long-term
environmental goals?
c) Does the project have impacts that are individually limited,
but cumulatively considerable? (“Cumulatively considerable”
means that the incremental effects of a project are
considerable when viewed in connection with the effects of
past projects, the effects of other current projects, and the
effects of probable future projects.)
d) Does the project have environmental effects which will cause
substantial adverse effects on human beings, either directly or
indirectly?

X

X

X

X

XVIII (a-d) – Less than Significant Impact.
The General Plan Amendment and zone change from a Commercial-Visitor land use designation to a
Single Family Residential land use designation for the undeveloped property does not have the potential to
degrade the quality of the environment, reduce fish or wildlife species or the habitat, reduce the number or
range of a rare or endangered plant or animal, nor eliminate an important example of California history or
pre-history, because the project will not result in any habitat modifications. The site has been identified as
containing 14 individual bird-foot checkerbloom plants, a state- and federally-listed plant species. The site
has also been identified as containing aquatic resources over which the Army Corps of Engineers, Regional
Water Quality Control Board, and California Department of Fish and Wildlife have jurisdictional
boundaries. These conditions exist with the properties current zoning designation for commercial land uses.
No grading or site disturbance activities are proposed by the change to residential zoning. No long-term
environmental goals will be affected by the proposal.
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Cumulative impacts to air quality and greenhouse gas emission may occur as a result of vehicle trips
associated with the reclassification of the site, related to by-right single family residential land uses;
however, these impacts are small and insignificant. Other residential land uses are discretionary, and
would be subject to further environmental review. In addition, based on the SANBAG Regional
Greenhouse Gas Reduction Plan (June 2013), of which the City of Big Bear Lake is a Partnership city, the
City will reduce its community Greenhouse Gas emissions to a level that is 15% below its 2008 emissions
level by 2020 and the City the City will meet and exceed this goal, subject to reduction measures pursuant
to AB 32, through a combination of state (~99%) and local (~1%) efforts.
The project does not have any substantial direct or indirect effects on humans. The property is planned and
anticipated for development under the City’s General Plan and by the evidence of sewer and water lines
that exist to service the site. The change from Commercial to Residential zoning is in character with the
surrounding zoning and land uses. Therefore, the project will have a Less than Significant Impact on the
Mandatory Findings of Significance, and no mitigation measures are necessary at this time.
D.
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LEGAL DESCRIPTION:

BASIS OF BEARINGS

LOTS 3, BLOCK S, BARTLETT'S METCALF BAY, IN THE CITY OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA,
AS PER PLAT RECORDED IN BOOK 23, PAGES 15 AND 16 OF MAPS, RECORDS OF SAID COUNTY.
LOT 1, BLOCK P, BARTLETT'S METCALF BAY, IN THE CITY OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA,
AS PER RECORDED IN BOOK 21, PAGES 14 AND 15 OF MAPS, RECORDS OF SAID COUNTY.

ASSESSOR'S PARCEL NUMBERS:
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ITEM 3.1

Staff Report
PLANNING COMMISSION MEETING OF DECEMBER 4, 2013
DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

BIG BEAR STARLIGHT FESTIVAL AND MEMORIAL RUN

Location:

City-wide

Applicant:

City of Big Bear Lake

Recommendations: Staff recommends that the Planning Commission receive a presentation
from Rick Bates, Executive Director of the Event Resource Office, and
provide direction to staff regarding the processing of the subject special
event applications.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

SIRI A. EGGEBRATEN
Associate Planner

39707 Big Bear Blvd., P.O. Box 10,000, Big Bear Lake, CA 92315-8900 (909) 866-5831
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Planning Commission December 4, 2013
Big Bear StarLight Festival and Memorial Run
Page 2 of 13
BACKGROUND
Two organizations would like to host events in Big Bear Village on Memorial Weekend 2014.
One event is the 1st Annual StarLight Festival proposed for Saturday and Sunday. the 24th and
25th of May. The other event is the 2nd Annual Memorial Day 5k Fun Run. The running event is
scheduled for Sunday, May 25th and the applicant is proposing to grow the event by adding a half
marathon. Rick Bates of the Event Resource Office has been working with the two organizers to
develop a concept tying the two events together along with other activities to kick-off Big Bear’s
summer season and promote Big Bear as a return destination.
EVENT DESCRIPTIONS
BIG BEAR STARLIGHT FESTIVAL

Applicant:

Astronomy Outreach network, a 501(c)3 non-profit educational organization

Description:

Outdoor hands-on experiences in science and astronomy, astronomy and science
manufacturer exhibits, a solar observatory interpretive center, lectures by
scientists from JPL, “ask a scientist” booth, large-scale exhibits such as a fullscale model of the Curiosity Mars Rover and the James Webb Space Telescope,
sidewalk astronomers and microscopists, live music, art, and a beer and wine
garden.

Schedule:

Saturday, May 24 and Sunday, May 25

Location:

Portions of Village Drive and Pine Knot Avenue streets and sidewalks and the
ballroom at Northwoods Resort. The Cave may also become a venue for
additional indoor attractions.

Advertising:

1/3 page ad in the Big Bear Visitor’s Guide, outdoor billboard advertising in Los
Angeles, banner advertising on SkyandTelescope.com, print ads in Sky &
Telescope and Astronomy Magazine, possible cable television commercials.

MEMORIAL 5K FUN RUN AND HALF MARATHON
Applicant:

Open Air Big Bear in collaboration with Open Sky Music Foundation

Description:

A 5k footrace, a half marathon (13.1k), and an exhibition
area with vendors

Schedule:

Registration and exhibition, Saturday, May 24, races
Sunday morning, May 25

Location:

40803 Village Drive, commonly known as the Christmas
Tree Lot and streets south of Big Bear Boulevard from the
Village to Moonridge

Advertising:

Social media, Active.com, other events.
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DISCUSSION
Prior to the adoption of Chapter 17.13 regarding special events, City Council was responsible for
authorizing first-time use of City grounds and facilities as provided for in City Council Policy
Number 2001-01, issued April 23, 2001. The policy stated that closure or use of public parking
lots and/or streets were not allowed on major holidays or holiday weekends, with the exception
of Christmas tree lighting the day after Thanksgiving.
In 2012, the Ad Hoc Committee on special events recommended that events be allowed on major
holidays or holiday weekends if the event offers sufficient returns to the community to offset
negative impacts caused by loss of parking or street closures.
Based on recommendations from the Ad Hoc Committee on special events, City Council passed
Ordinance Number 2012-422 and Resolution Number 2012-41, which resulted in following three
major changes affecting the use or closure of City facilities for special events:
1. The Planning Commission became the reviewing authority for the use and closure of
public facilities for special events.
2. Special events could be allowed on public parking lots or City streets provided that a
special finding is made.
3. Guidelines were established to assist the Planning Commission with the special finding.
The guidelines appear on Page 2 of the attached Administrative Instruction. They correspond to
the areas identified in Table 17.13.030.A. Public Event Venue Areas (See Attachment 1). Other
public areas may be used for special events provided that those areas are found to be similar in
nature.
This discussion item is intended to be a screening opportunity for the Planning Commission to
consider these two events, recommend changes to the proposals as appropriate, and direct staff to
accept applications from the applicants with or without changes.
RECOMMENDATION
Staff recommends that the Planning Commission receive a presentation from Rick Bates
Executive Director of the Event Resource Office and provide direction to staff regarding the
processing of the subject special event applications.
N:\2-Group\Planning\Discussion - Action Items\PC Discussion\11-4-2013 Special Events\Staff Report 120413.docx
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ATTACHMENT 1
17.13.030
A.

SPECIAL EVENT LOCATION TYPES AND EVENTS PERMITTED

For the purposes of this Chapter, special event venues are divided into two general
categories, public facilities and private facilities.
1. Public facilities include, but are not limited to, parks, streets, parking lots, and the
Civic Center. While these facilities offer utilities desirable to event organizers, they
are primarily intended to be resources for residents and visitors to use for recreation,
mobility, and parking. Section 17.13.040 includes regulations specific to the closure
and use of City facilities.
a. Public parks include, but are not limited to, Rotary Park, Veteran’s Park, and
Boulder Bay Park. Public parks are recommended for smaller events with
minimal parking demand. For the purposes of this Chapter, Meadow Park is
considered a permanent event venue, provided that parking areas are to remain
open for public parking.
b. Streets are designated as primary arterial, secondary arterial, collector, and local
streets in the Circulation Element of the General Plan. They are used for personal
vehicles, public transit, goods movement, and emergency response. Due to
topological and other physical constraints, alternative routes are limited in the Big
Bear Valley. Therefore, streets are not recommended for special events unless
anticipated impacts may be adequately mitigated.
i.

For the purposes of this Chapter, Highway 18, Pine Knot Avenue, Village
Drive and associated sidewalks are distinguished from all other City streets
because they have a unique role to the City in terms of both economic
activity and overall circulation. When applicants propose to use or close
Highway 18, Pine Knot Avenue, and/or Village Drive, the City Engineer
and Economic Development Director should be consulted.
(1)

The City Engineer should be consulted to determine if anticipated
volumes of traffic may be reasonably detoured. Generally, holiday,
summer, and Saturday traffic is more difficult to detour due to higher
traffic volumes.

(2)

The Economic Development Director should be consulted to
evaluate the extent of economic impacts that may be caused by a
street closure.

c. Parking Lots include, but are not limited to, the Alden Road, Bartlett Road, Indian
Village, and Civic Center lots. These locations are recommended for events that
require large open areas, but have limited need for electricity and other utilities.
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d. The Civic Center is located at 39707 Big Bear Boulevard. The Civic Center
grounds are recommended for events that include both indoor and outdoor
activities.
e. The following maps, in Table 17.13.030.A., generally illustrate public event
venue areas. Other public areas and street sections may be used for special
events. Those areas and street sections shall be treated in the same manner as the
area or street section most similar, as determined by the City Planner.
Table 17.13.030.A. Public Event Venue Areas
Bartlett Event Area A
Bartlett Event Area B

Bartlett Event Area C

Bartlett Event Area D

Village Street Closure B

Village Street Closure C
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Table 17.13.030.A. Public Event Venue Areas (Continued)
Village Street Closure D

Indian Village Parking Lot

Veteran’s Park

Civic Center Parking Lot

Civic Center Lawn Area
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2. Private facilities include permanent event venues and temporary event venues. This
Chapter is not intended to limit the ability of private property owners to allow their
properties to be used for special events. Instead, the purpose is to ensure that when
private properties are used for special events, impacts to the neighborhood and the
community may be mitigated.
a. Permanent private event venues may be used for events with no additional review
because they have been analyzed for impacts as part of a land use approval.
Commercial parking areas located at a private event venue may also be used for
special events without approval of a special event permit, provided that the
facility is used in a manner that maintains public safety and is free of public
nuisance.
b. Temporary private event venues may be used for special events with approval
from the City Planner or the Planning Commission according to Table
17.13.030.B. These facilities have limited or no built-in infrastructure to support
large outdoor gatherings and, as a result, need a higher level of analysis that may
result in special conditions and/or limitations. Examples of temporary private
event venues include, but are not limited to, vacant commercial lots like the
property commonly known as Christmas Tree Corner (40803 Village Drive) and
commercial parking lots such as those adjacent to office buildings or shopping
centers.
B.

Special events may be permitted only in those special event venues where expressly or
conditionally permitted according to Table 17.13.030.B.
1. Use of Table 17.13.030.B. shall be guided by City Council administrative instructions
as they may be amended from time to time. The administrative policies may classify
the size and impact of special events based on characteristics such as, but not limited
to, duration, attendance, visitor draw, event reach, and economic impact. Such
classifications shall be used by the City Planner and Planning Commission to
determine if an event is Minor or Major and, for Major Special Events, to determine
if the impact is small, medium or large.
2. According to Table 17.13.030.B, an event may be permitted by right, permitted,
discretionary, or discretionary with a special finding.
a. “Permitted by right” shall mean that the event is permitted without approval of a
special event application;
b. “Permitted” shall mean that the event may be permitted with the approval of a
Minor Special Event Application;
c. “Discretionary” shall mean that the event may be permitted with the approval of a
Major Special Event Application;
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d. “Discretionary with special finding” shall mean that the event may or may not be
permitted depending on the proposed date and intensity of the event.
i. The following dates tend to generate high volumes of vehicular and
pedestrian traffic in the City of Big Bear Lake. Therefore, events
proposed for the following dates will be subject to a higher level of
scrutiny by the Planning Commission and must demonstrate a compelling
reason to use or close public property during a period of high impacts to
vehicular and pedestrian circulation.
(1) Seven days before Independence Day through seven days after Labor
Day;
(2) Nationally recognized holidays, including New Year’s Day, Memorial
Day, Independence Day, Labor Day, Thanksgiving Day, and
Christmas week through New Year’s week;
(3) Weekends associated with nationally recognized major holidays
including President’s Day, Memorial Day, Labor Day, and
Thanksgiving Day; or
(4) Other dates as determined by the City Council.
ii. For events proposed during the dates listed in this section, the reviewing
authority shall make a special finding that:
(1) The event is consistent with relevant administrative policies adopted
by the City Council, as they may be amended from time to time, and
(2) The benefits generated by the visitor draw, event reach, and/or
economic benefit are sufficient to offset potential negative impacts
such as loss of parking, street closures, and/or other impacts.
iii. For events proposed during the dates that are not listed in this section, the
reviewing authority may approve the event without making a special
finding.
e. “Not permitted” shall mean that the event is not allowed because the size and
intensity of the temporary event has the potential to cause significant negative
impacts for the surrounding neighborhood and businesses for an unreasonable
period.
3. Larger impact events may be approved to use smaller event venues if the event may
be reasonably accommodated in the smaller area.
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17.13.030.B. EVENT APPROVALS BY LOCATION AND TYPE
Special Event Location Types
Public Parks

Permitted
Big Bear Boulevard

Streets
Village Drive &
&
Sidewalks Pine Knot Avenue
All other streets
Civic Center Lower Parking
Indian Village
Bartlett A
Public
Parking
Lots

Minor
Special
Events

Bartlett B
Bartlett C
Bartlett D

Not
permitted
Not
permitted
Permitted
Permitted
Permitted
Discretionary
w/ special finding

Not
permitted
Not
permitted
Not
permitted

Permanent Event Venues

Smallimpact

Mediumimpact

Largeimpact

Discretionary Discretionary Discretionary
Not
permitted

Discretionary Discretionary
w/ special finding

w/ special finding

Discretionary Discretionary Discretionary
w/ special finding

w/ special finding

w/ special finding

Discretionary
Discretionary
Discretionary
Discretionary

Discretionary
Discretionary
Discretionary
Discretionary

Discretionary
Discretionary
Discretionary
Discretionary

w/ special finding

w/ special finding

w/ special finding

Discretionary Discretionary Discretionary
w/ special finding

Not
permitted
Not
permitted

w/ special finding

w/ special finding

Discretionary Discretionary
w/ special finding

w/ special finding

Not
permitted

Discretionary
w/ special finding

Permitted by right

Parking areas to remain open

Temporary Private Event Venues
Including Commercial Parking Lots

Major Special Events

Permitted

Discretionary Discretionary Discretionary

C.

A special event as defined in this Chapter which does not have a valid and current special
event permit as specified herein is hereby declared to be a public nuisance, subject to the
enforcement provisions of the Municipal Code and other applicable laws.

D.

Special events are intended to be held at locations that are absent of sensitive biological
resources or for which such environmental impacts have been fully analyzed and
mitigated. Special events are not permitted in locations known to have occurrences of
federally- or state-listed endangered or threatened species unless all necessary
environmental studies, clearances, and permits are obtained. Proposed event locations
that have not previously been subject to environmental review shall be analyzed under
the California Environmental Quality Act for any potentially significant environmental
impacts, including impacts to biological resources.
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E.

The following events are exempt and shall be permitted, in all zoning districts, without
approval of a special event permit. Although a permit is not required, exempt events
shall comply with other applicable requirements and performance standards in this
Chapter.
1. Residential yard sales are exempt provided that the sale is registered with the Code
Compliance Division and that no more than 4 such sales are conducted per site within
any calendar year, and each sale does not exceed 4 consecutive days. For the
purposes of this section, a “residential yard sale” shall mean the outdoor sale of
personal goods from a private residence.
2. Filming, including but not limited to, activities related to the production of motion
pictures, television, still photography, charitable or educational media, and news
media, provided that no streets or public facilities are to be closed. While these
activities are exempt from land use approval in the form of a Special Event permit, a
film permit may be required by the City.
3. Private, invitation-only parties, in residential zones, provided that public streets are
free and clear for emergency vehicles and all applicable performance standards are
met, including those for alcohol, noise, fire and life safety, and public health.
4. Any event proposed for a permanent private event venue, as described in
17.13.030(A)2, provided that parking facilities remain open for parking and that all
applicable performance standards are met, including those standards for alcohol,
noise, fire and life safety, and public health.
5. Traditional events associated with holidays including the Independence Day
Fireworks Show, Halloween in the Village, and Christmas in the Village.
6. Major Special Events exempted by a City Council resolution due to special
circumstances or characteristics of the event.
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ATTACHMENT 2

CITY OF BIG BEAR LAKE, CALIFORNIA

ADMINISTRATIVE INSTRUCTION
Page 1 of 1
Number 2012-01

Issued: 11/26/12

Approved by City Council 12/10/12
SUBJECT:

SPECIAL EVENT APPLICATION REVIEW GUIDELINES

PURPOSE
This document establishes the policy for the Planning Department and the Planning Commission
to reference when processing Special Event Applications.
GENERAL POLICY STATEMENT
The City Council acknowledges the cultural and economic importance of special events.
However, special events on City streets and sidewalks and in City parking areas may produce
negative impacts due to the loss of parking and/or changes in vehicular traffic.
The intent of City Council is to enable the Planning Department and the Planning Commission to
classify events by their potential impacts and to approve events that offer benefits sufficiently
strong to off-set those negative impacts.
SCOPE OF POLICY
This policy applies to all special events identified as “Discretionary with special finding” in
Table 17.13.030.A. of the Development Code.
REVIEW AUTHORITY
The City Council may amend this policy from time to time to be consistent with economic
conditions.
POLICY
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Development Code Chapter 17.13 includes definitions for Major Small-Impact, Major MediumImpact, and Major Large-Impact events as well as Table 17.13.030.A., which details where these
events may be permitted. The Planning Department and/or Planning Commission shall reference
the guidelines on the following table to determine if an event is Minor, Major with a small
impact, Major with a medium impact, or Major with a large impact. Thereafter, the event
application shall be processed according to Development Code Section 17.13.030 and Table
13.030.A. (included as Attachment 1).
Guidelines

Guideline 1: Duration
Duration is intended to reflect the cumulative length
of the event, whether the event takes place on one day or over the course of multiple days.
Guideline 2: Attendance
Attendance is intended to be the number of people
who are anticipated to attend and/or participate in an event.
Guideline 3: Visitor Draw
Visitor draw is intended to be percent of visitors
who visited Big Bear Lake specifically to attend the event. If such numbers are not available, the
percentage of visitors is an acceptable alternative metric.
Guideline 4: Economic Benefit
Economic benefit is intended to reflect the best
available estimate of dollars spent in Big Bear Lake as a result of the event.
Guideline 5: Event Reach
Event reach is intended to indicate the geographic
extent of publicity and/or the exposure for Big Bear Lake generated by media coverage of an
event.
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Application of Guidelines
1. Determination: These guidelines should be applied to an event proposal to assist in the
application process and should not be applied in a manner that may deter the event from
taking place. An event may fall under the Minor Event category with respect to
attendance one guideline, but may fall under a Major Event category with respect to other
guidelines. Such variation should be expected. The Planning Department and/or
Planning Commission shall make a reasonable determination based on the combination
of values under all five guidelines.
2. First-Time Events: Applicants shall submit estimates for first-time events. Those
estimates may be based on results of past events subject to the consent of the City
Planner. For example, an event organizer who has produced the same event in a similar
setting may apply those numbers to estimate results of the same event in Big Bear. Those
estimates must be reasonably applied. For example, if a similar event has taken place and
grown in another location over the course of several years, then the comparison should be
drawn from one of the first-years of the event rather than the most recent year.
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ITEM 3.2

Staff Report
PLANNING COMMISSION MEETING OF DECEMBER 4, 2013
DISCUSSION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

2014 MAJOR SPECIAL EVENT OVERVIEW

Location:

City-wide

Applicant:

City of Big Bear Lake

Recommendations: Staff recommends that the Planning Commission receive this Staff Report
and discuss as necessary.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

SIRI A. EGGEBRATEN
Associate Planner

39707 Big Bear Blvd., P.O. Box 10,000, Big Bear Lake, CA 92315-8900 (909) 866-5831
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BACKGROUND
In prior years, the Planning Commission reviewed events on an event-by-event basis and did not
receive information regarding the overall event calendar. Also, general practice has been for the
City Planner to approve second-time events based on language in the previous Development
Code. However, that procedure has changed with the adoption of Chapter 17.13.
The purpose of this Discussion Item is to a) present the Planning Commission with the
anticipated Major Special Events for 2014 and b) to inform the Planning Commission about
determinations that may be necessary prior to the 2015 Major Special Event season.
ANTICIPATED EVENTS FOR 2014
The table below represents the anticipated dates and locations for events in 2014. In addition,
the table includes the number of occurrences and the reviewing authority for the event.
2014 will be
the____ Year

Authority

7th

Staff

1st

PC

1st (with half
marathon)

PC

1st (back in
the Village)

PC

Marina Resort

4th year
(with permit)

Staff

Friday, June 20 through
Sunday, June 22

Private Village
venues

2nd

PC

Big Bear Triathlon

Saturday, June 21

Meadow Park
and City streets

2nd

PC

Fourth of July
Fireworks

Friday, July 4

Village lakefront

More than
20 years

Exempt

Rotary Fourth of July
BBQ

Friday, July 4

Village lakefront

Pine Knot Village
Artwalk

Friday, July 4 through
Sunday, July 6

Bartlett Parking
Lot

Old Miners Chili
Cook-Off and
Bluegrass Festival

Friday, July 11 through
Sunday, July 13

Bartlett Parking
Lot and nearby
private venues

Event

Date

Snowshoe the Bear

Saturday, February 22

Big Bear StarLight
Festival

Saturday, May 24 &
Sunday, May 25

Memorial 5k Fun Run
& Half Marathon

Sunday, May 25

Old Miners Big Bear
Heritage Parade

Saturday, June 14

Jazz Trax Summer
Music Festival

Friday, June 20 through
Sunday, June 22

Big Bear Cowboy
Gathering

Location
Village & National
Forest
Village streets,
sidewalks, and
venues
Village &
residential
streets
Pine Knot Avenue
and Village Drive
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More than
10 years
2nd (in
Bartlett
Parking Lot)
2nd (back in
the Village)

Staff
PC

PC
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Event

Date

Location

2014 will be
the____ Year

Authority

Big Bear Gran Fondo
(mountain bike race)

Saturday, July 26

Village and
National Forest

1st

PC

Tour de Big Bear

Saturday, August 2

5th

Staff

Antique Car Club Fun
Run

Friday, August 8 through
Sunday, August 10

More than
20 years

Staff

Art on the Lake

Friday, August 15 through
Sunday, August 17

Bartlett Parking
Lot

2nd (in
Bartlett
Parking Lot)

PC

Endure the Bear

Saturday, September 6

Village & National
5th
Forest

PC

Run for the Grizzlies

Sunday, September 7

Private venue in
the Village

8th

Staff

Kodiak 100
Ultramarathon

Friday, September 19
through
Sunday, September 21

Village and
National Forest

2nd

PC

Blues for the Zoo

Saturday, September 27

Meadow Park

5th

Staff

Halloween in the
Village

Friday, October 31

Village streets
and sidewalks

More than
10 years

Exempt

Big Bear Lake Turkey
Trot

Thursday, November 27

Meadow Park
and City streets

2nd

PC

Christmas in the
Village

Friday, November 28

Village

More than
10 years

Exempt

Village and City
streets
Village streets,
sidewalks, and
Bartlett parking
lot

DISCUSSION
The City of Big Bear Lake Development Code Section 17.13.050(D) gave reviewing authority to
the Planning Commission for the first two years of an event. After two years, the Planning
Commission shall make a determination regarding consistency and success and may authorize
the City Planner to approve later occurrences provided there are no significant changes.
For 2014, the Planning Commission does not need to make any determinations regarding
reviewing authority. However, the Planning Commission may need to make a determination for
as many as seven events for the 2015 event season.
RECOMMENDATION
Staff recommends that the Planning Commission receive this Staff Report and discuss as
necessary.
N:\2-Group\Planning\Discussion - Action Items\PC Discussion\11-4-2013 Special Events\3.2 2014 Events ~ Staff Report
120413.docx
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