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

1:15 p.m.

Next Resolution PC2017-05

PLACE:

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

CALL TO ORDER
FLAG SALUTE
ROLL CALL

BREUNIG, BUSH, SENFT, SMITH, THOLEN

INTRODUCTION OF STAFF
AGENDA APPROVAL
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Presentation and direction on whether to accept and process an application for a first-time Major Special Event
identified as the Lost Highway Festival which concerns a three-day motorcycle show and concert to be held at Snow
Summit with a proposed dates of Friday, September 15, 2017, to Sunday, September 17, 2017, and an approximate
attendance of 10,000 to 15,000 people.
Applicant – John Oakes
PUBLIC FORUM
1.

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of March 15, 2017.

PUBLIC HEARING ITEM
2.1

Specific Plan Amendment (Development Code Amendment) 2016-140/DCA Planner: James Miller
Location:
APN:
Applicant:

Citywide
N/A
City of Big Bear Lake

Consideration of a recommendation to the City Council to amend Section V.E.1(f) (Permitted Uses by
District Chart) of the Village Specific Plan pertaining to “incidental manufacturing” and excluding food
and beverage producers and similar food and beverage establishments from this land use classification.
Staff recommends that the Planning Commission hold a public hearing and adopt a resolution
recommending to the City Council that the action is exempt from the California Environmental Quality
Act (CEQA) pursuant to Section 15061(b)(3) of the CEQA Guidelines, and recommending approval to
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the City Council on Specific Plan Amendment (Development Code Amendment) 2016-140, based on the
findings contained in the resolution.

3.

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 72 hours prior to the
meeting will enable the City to make reasonable arrangements to ensure accessibility to public meetings.
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ITEM 1.1
CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
March 15, 2017

CALL TO ORDER

1:15 p.m.

FLAG SALUTE

Commissioner Senft led the salute.

ROLL CALL

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

STAFF PRESENT

Robert Dalquest, Planning Director; Janice Etter, Senior Principal Planner.

AGENDA APPROVAL
The agenda was approved by a unanimous vote.
PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Planning Director Robert Dalquest announced that there will be a meeting on April 5, 2017.
PUBLIC FORUM
None
1. CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of February 15, 2017. Minutes
were approved. Acting Chairman Bush abstained from the vote due to absence at that
meeting.

2. PUBLIC HEARING ITEMS - NONE
3. DISCUSION ACTION ITEM
3.1

Minor Modification 2017-005/MM

Planner: Janice Etter

Location:

40671 Village Drive,
Lots 7, 9 & the westerly portion of Lot 11, Tract 16126
APN:
0308-121-78
Applicant:
Bluegreen Vacations Unlimited, Inc.
Representative: Michael Ochoa, Ochoa Corporation
Request for a Minor Modification to construct a 44,232 square foot building containing 22units located on a building pad within The Club Big Bear Village an approved timeshare
resort on 7-acres in the Commercial Lodging district of the Village Specific Plan.
Ms. Etter gave the staff report and presentation.
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Commissioner Senft inquired whether the retaining wall would have to be extended. Ms.
Etter stated that there are going to be several small retaining walls built.
The Commission and staff discussed parcels that are now proposed to be left vacant due to
the number of units being built-out. The concern is about landscaping the vacant parcels that
border Village Drive and the condition of the existing building on the parcel on Paine Road.
Lou Ochoa and Yihang Liu were in attendance representing the developer. Mr. Ochoa
indicated that they were willing to work with the City to ensure the site is upgraded and
attractive. Mr. Liu indicated that the vacant parcels are the next phase of development. After
further discussion with the Commission, Mr. Ochoa and Mr. Liu agreed that they would work
with staff and submit revised landscape plans for the undeveloped lots on Village Drive, and
the lots on 695 Paine Road. The landscaping on the Village Drive lots will be installed prior
to the peak tourist season, which begins on July 1st. The landscaping on the Paine Road lots
will be installed prior to the issuance of a certificate of occupancy of the proposed 22-unit
building. The applicant is also required to either obtain a permit for the rehabilitation of the
exterior of the buildings at 695 Paine Road or submit plans and obtain a demolition permit
for the removal of these structures prior to the issuance of a certificate of occupancy for the
22-unit building.
Commissioner Senft moved to adopt a resolution finding the action is exempt from the
California Environmental Quality Act (CEQA) pursuant to Section 15162 of the CEQA
Guidelines, and approving the proposed modifications to the approved project with the
additional conditions regarding the vacant parcels and the parcel on Paine Road.
Commissioner Breunig seconded the motion. The motion carried with the following vote.
AYES:
NOES:
ABSTAIN:
EXCUSED:

Breunig, Bush, Senft, Tholen
None
None
Smith

4. PLANNING DIRECTOR’S REPORT - NONE
5. SUMMARY COMMENTS – Commissioner Senft commended staff on preparations for the
February storm that was predicted but didn’t materialize.
6. ADJOURNMENT

At the hour of 1:59 p.m., Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF APRIL 5, 2017.

Becky Romine, Commission Secretary
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Staff Report
PLANNING COMMISSION MEETING OF APRIL 5, 2017
PRESENTATION ITEM
SUMMARY AND RECOMMENDATIONS

Project:

PROPOSED MAJOR SPECIAL EVENT

Proposal:

To hold a three-day motorcycle event and outdoor concert with on-site
overnight camping, known as the Lost Highway Festival, beginning on
Friday, September 15, 2017 and concluding on Sunday, September 17,
2017.

Location:

Snow Summit Ski Resort, 880 Summit Boulevard 2328-086-28.

Applicant:

John Oakes

Representatives:

Wade Reeser, Snow Summit Ski Resort and Michael Perry, Tourism
Business Improvement District (TBID)

Recommendations: Staff recommends that the Planning Commission receive the presentation
and direct staff to accept and process the application.

Submitted by,

ROBERT D. DALQUEST
Planning Director

Prepared by,

JANICE ETTER
Sr. Principal Planner

Staff Report – Proposed Major Special Event
Lost Highway Festival
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PROJECT DESCRIPTION
The City of Big Bear Lake Planning Department has been contacted by representatives of the Snow
Summit Ski Resort and the Tourism Business Improvement District (TBID) proposing an
application for a first time, Large-Impact Major Special Event. Pursuant to Development Code
Section 17.13.050, the applicant must make a presentation to the Planning Commission, and the
Commission directs staff to accept the application as complete and process.
The event is called the Lost Highway Festival. It is a three day motorcycle event with outdoor live
concert performances and on-site overnight camping. The event promoters are anticipating 10,000
to 15,000 attendees. The event is proposed at Snow Summit Ski Resort on Friday, September 15,
2017, through Sunday, September 17, 2017. Promotional materials and a site map are attached to
this report as Attachment 1, and the event website is www.losthighwayfest.com. The event was
held in 2015 and 2016 at the San Manuel Amphitheater in Glen Helen Regional Park in San
Bernardino.
The event proposes to close and use the base area parking lot for riding demonstrations and VIP
motorcycle parking. Further south on the Snow Summit Ski Resort property will be the locations
of a motorcycle show, vendors, musical performance stage, flat track motorcycle course and
motorcycle hill climb area. Food and alcohol vendors are located throughout the event area. The
event includes motorcycle riding demonstrations between approximately 3 p.m. and 7 p.m., and
Country and Rock musical acts beginning at approximately 2 p.m. and ending at 10:55 p.m.
Tickets must be purchased for the event. The applicant has not indicated to staff where the
overnight camping will be located.
The application packet indicates that medical and first aid will be provided by Snow Summit Ski
Patrol; food and beverages will be provided by Levy Food and Beverage, and internal and external
security will be provided.
With respect to the event dates, three other events are occurring in the Big Bear Valley on Saturday,
September 16, 2017. These events are the Fall Wine Walk in the Village Specific Plan area,
Oktoberfest at the Convention Center, and the Run for the Grizzlies fundraising motorcycle event
in the Bartlett Road Public Parking Lot and along City streets.
Special Event Ordinance Requirements
Should the Planning Commission wish to accept and direct staff to process the application, the
Commission is reminded of the Findings that must be made in order to approve a Major Special
Event, as stated in Development Code Chapter 17.13 Special Events, Section 17.13.050 E. 1.
a. The use is consistent with the general purposes of the General Plan and this Chapter and
the specific provisions of the zoning district in which the site is located, and any other
applicable codes and policies;
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b. Appropriate measures have been taken to protect the public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties, businesses and the
community;
c. The event will have adequate parking, ingress and egress, traffic circulation and access,
and provisions for pedestrian safety;
d. All structures and equipment will be erected and maintained in compliance with the
applicable codes; and,
e. The subject site will be restored to its original or better condition upon termination of the
special event.
Pursuant to Development Code Section 17.13.030 B., this event occurs on a temporary private
event venue and is a Discretionary action by the Planning Commission. No special finding is
required.
After preliminary review of the application materials, the Planning Commission may want to
consider the following:
1. Noise generated by motorcycles and outdoor musical performances;
2. Crowd control, security, parking, and traffic circulation for 10,000 to 15,000 attendees.
3. Impacts associated with on-site overnight camping.
Recommendation
After receiving the applicant’s presentation, if the Planning Commission determines that the
applicant has provided sufficient information to process the application, then the Planning
Commission may direct the staff to accept the application as complete and process the application
for a future public hearing before the Commission.
However, if the Planning Commission determines that additional information is needed from the
applicant, the Commission may continue this presentation to a future meeting in order for the
applicant to provide the requisite information to the Commission.
Furthermore, if the Planning Commission determines that this event is not appropriate for this
location, then it is recommended that the Commission continue the item to the next meeting in
order for staff to prepare a resolution to deny acceptance and processing of the application.
Attachment 1 – Promotional materials and application
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Item 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF APRIL 5, 2017
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

Specific Plan Amendment (Development Code Amendment) 2016-140,
Incidental Manufacturing

Proposal:

To amend the development standards in Section V.E.1(f) (Permitted Uses by
District Chart) regarding Incidental Manufacturing within the Village Specific
Plan area.

Location:

Within the Boundaries of the Village Specific Plan

Applicant:

City of Big Bear Lake

Recommendations: Staff recommends that the Planning Commission hold a public hearing and
adopt the attached Resolution recommending that the City Council adopt an
Ordinance finding the project categorically exempt from the California
Environmental Quality Act (CEQA) and approving Specific Plan Amendment
(Development Code Amendment) 2016-140 based on the findings contained
in the attached Resolution.

Prepared and Submitted by,

Reviewed by,

JAMES J. MILLER
Community Development Director

ROBERT D. DALQUEST
Planning Director

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The City wishes to amend the Village Specific Plan in regards to incidental manufacturing. The first
revision pertains to food and beverage businesses in order to enable restaurants and related food and
beverage processing activities, that are ancillary to a primary use, to locate in the Village and not only
sell their product on site but also to other business establishments. For example, this will allow
bakeries (pastries and dessert items), coffee roasters (coffee and tea blends), confectionaries (fudge
and candy items), craft breweries, delicatessen, distilleries, honey producers, and oil, herb and spice
blenders to produce and sell items off site to other restaurants, cafés, and retail establishments.1
Typical business activities are shown below in Figure 1.
Figure 1

The second revision pertains to artists and craftsmen to allow them to produce original items, which
could be considered small scale manufacturing, and to allow these types of businesses along Pine

1

Subject to the regulations and restrictions of the respective licensing agency, including the San Bernardino County
Department of Environmental Health Services for food and beverage items and the California Department of Alcoholic
Beverage Control for alcoholic beverages.

Staff Report
Specific Plan Amendment (Development Code Amendment) 2016-140
April 5, 2017
Page 3
Knot Avenue and Village Drive, subject to a Conditional Use Permit process. Typical business
activities of this type are shown below in Figure 2.
Figure 2

BACKGROUND
The Village Specific Plan was adopted in May 1987, and has gone through very few changes since
inception. Recently the “incidental manufacturing” provision has come into question in terms of
whether this land use category should apply to restaurants or similar food and beverage establishments
that sell their food offsite, and to artists and craftsmen producing original items.
The original intent of the “incidental manufacturing” provision was to limit the amount of
manufactured goods a business could produce on-site to insure that impacts from receiving and
shipping trucks were held to a minimum. Businesses that produced goods on-site were held to a
maximum of five (5) employees engaged in the manufacturing and were required to sell those goods
at retail on the premises. It was felt by limiting manufacturing activities in this way there would be
no greater impact than any other business in the Village that depended on truck deliveries. In addition,
all manufacturing was prohibited on Village Drive and Pine Knot Avenue to insure that the impacts
associated with manufacturing would not affect the pedestrian character of the retail corridor. Below
is the manufacturing provision as shown in the Village Specific Plan development standards Section
V.E.1.(f) Uses Permitted by District Chart:
Manufacturing
Incidental manufacturing essential to a retail or service/business where all products are sold
at retail on site. Maximum of 5 persons engaged in the manufacturing.*
* Prohibited on Pine Knot Avenue and Big Bear Boulevard (now Village Drive)
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Though the intent the of the incidental manufacturing provision was to prohibit manufacturing
activities that involved the receiving of raw materials and the shipping of finished products to offsite
locations for final sale, it did not directly address businesses that prepare food or beverages. If a strict
interpretation of this provision is applied to restaurants, confectionaries, coffee roasters, bakeries, and
craft breweries, then activities such as catering, takeout orders, and any incidental offsite sales, would
be a violation.
For example, several restaurants on Pine Knot Avenue cater food. A strict interpretation of the Code
could mean that they are manufacturing a product and such activity is prohibited on Pine Knot
Avenue. Another violation could also occur if a food or beverage producer sold their product to
another food establishment where the final sale takes place, or if they sold their goods at temporary
location during a Major Special Event. One could also argue that under a strict interpretation of the
incidental manufacturing provision that food ordered for takeout and paid for on line or upon arrival
is not sold on the premises and thereby a violation of the incidental manufacturing provision.
The works of artisans and craftsmen could also be considered incidental manufacturing, which would
be prohibited to locate along Pine Knot Avenue and Village Drive. However, these are the types of
businesses that make the Big Bear Village a unique pedestrian environment and should be encouraged
to locate within the Village, especially along Pine Knot Avenue and Village Drive. We are
recommending that these uses be subject to a Conditional Use Permit to be able to review each unique
operation for possible impacts such as noise, heat, smoke, odors, and the storage of materials.
ANALYSIS
The incidental manufacturing provision should not apply to restaurants and other food and beverage
establishments in that most of these businesses have five or more employees engaged in preparing
food in locations on Pine Knot Avenue and Village Drive. Nor does the provision adequately address
food not sold on premises such as catered or delivered through takeout. In addition the impacts from
delivery trucks for eating establishments are an existing ongoing activity within the Village Specific
Plan with few notable impacts. Artisans and craftsmen producing unique items should also be
allowed to produce and sell their items from businesses located along Pine Knot Avenue and Village
Drive. We are therefore, recommending the following amendment:
Manufacturing
Incidental manufacturing essential to a retail or service/business where all products are sold
at retail on site. Maximum of 5 persons engaged in the manufacturing*. This section does not
apply to food and beverage items, food and beverage producers, and similar food and beverage
establishments where the offsite sales are incidental to the primary use.
* Prohibited on Pine Knot Avenue and Big Bear Blvd.
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GENERAL PLAN AND SPECIFIC PLAN CONSISTENCY
The proposed amendment complies with the goals, programs and policies contained in the General
Plan Elements and Village Specific Plan. Of primary importance within the General Plan Land Use
Element is Land Use Element Policy L 1.7 – to ensure compatibility between land uses which have
different functions, requirements and impacts. This amendment proposes to refine the allowable land
uses within the Village Specific Plan to maintain compatibility between land uses.
The amendment is consistent with Land Use Element Goal L 2 to adopt land use and development
policies which encourage growth and diversification of the City’s economic base, by clarifying the
long-standing Incidental Manufacturing provision, which may have been a barrier in the past to
certain business activities. This amendment may result in enhanced business activity of existing
businesses and an expansion in the types of desirable land uses within the Village Specific Plan area.
The amendment further promotes the Village Specific Plan area as the primary tourist-oriented
shopping and entertainment district within the Big Bear Valley as encouraged by Policy L 2.1.
This amendment does not propose additional limits on manufacturing activities within the Village
Specific Plan area. Incidental manufacturing will still be allowed, in compliance with Goal L 5 to
provide opportunities for industrial (manufacturing) activities as needed to support the local economy,
while ensuring that impacts do not detract from the City’s character as a mountain resort. Incidental
Manufacturing in the Village Specific Plan area will be evaluated for noise impacts in order to protect
the community from excessive noise levels and to maintain a low level of noise complementary to
and consistent with the City’s role as a resort and vacation destination, as required by Noise Element
Goal N 1. Furthermore, in compliance with Community Design Element Goal CD 7, all commercial
and industrial (manufacturing) development within the City should enhance the community’s
economic vitality by providing a high quality environment for shopping and working.
As stated in the Village Specific Plan, the goals and objectives of the plan are to improve the gross
retail sales environment for all commercial uses, attract more people to the Village, improve the visual
character of the Village, provide a mix and diversity of land uses, but at the same time, avoid
incompatible land uses in the Village area. This amendment fulfills these goals by clarifying the
Incidental Manufacturing provisions of the plan, as they pertain to food and beverage products and
removing a location restriction on the incidental manufacturing by artisans and craftsmen. This may
allow existing businesses to expand their activities and it may encourage new businesses to the
Village. The amendment still regulates Incidental Manufacturing in the plan area, so as to not cause
impacts or incompatible land use situations in the plan area.
ENVIRONMENTAL REVIEW
The subject amendment has been reviewed for compliance with the California Environmental Quality
Act (CEQA). The amendment is determined to be exempt from CEQA pursuant to Section
15061(b)(3) of the CEQA Guidelines. This section is known as the “general rule” that CEQA applies
to only projects which have the potential to cause a significant effect on the environment. Thus, if it
can be seen with certainty that the project in question may not have a significant event on the
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environment, then it is not subject to CEQA. The proposed amendment to the Village Specific Plan
is administrative in nature and is not associated with a specific project. The amendment clarifies that
the Incidental Manufacturing provisions of the Village Specific Plan do not apply to food, food items,
food and beverage producers, and similar food and beverage establishments where the offsite sales
are incidental to the primary use. The amendment further allows incidental manufacturing, such as
the unique products created by artisans and craftsmen, to be made and sold from businesses located
along Pine Knot Avenue and Village Drive. These are typical ancillary activities associated with the
unique local businesses in the Village Specific Plan area and negligible impacts from these activities
are anticipated.
TRIBAL CONSULTATION
Specific Plan Amendments are subject to a mandatory Native American Tribal Consultation2 under
“SB 18” for a period of 90-days. A Local Government Tribal Consultation List Request was prepared
and submitted to the Native American Heritage Commission. The City was provided a list of sixteen
(16) tribes traditionally and culturally affiliated with the area.
Notification under SB 18 was distributed to each of the tribes on November 28, 2016, and this
notification period concluded on February 27, 2017. During the notification period, three (3) tribes
responded; the Agua Caliente Band of Cahuilla Indians, the San Manuel Band of Mission Indians,
and the Twenty-Nine Palms Band of Mission Indians. None of the responding tribes requested
consultation on the Specific Plan Amendment.
PUBLIC NOTIFICATION
A notice of this public hearing was published in the legal advertisement section, and a box ad was
published in The Grizzly on March 22, 2017. In addition, the notice was mailed to 61 property owners
along Village Drive and Pine Knot Avenue, distributed to all Village Business Association members
through an email distribution by the Village Business Association, and posted in three public places
a minimum of ten days prior to this hearing date as established in Development Code Section
17.03.030. The public hearing notice was also placed on the Planning Commission’s page of the
City’s website, www.citybigbearlake.com. As of the writing of this report, no public correspondence
has been received.

2

California Government Code Section 65352.3
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RECOMMENDATION
We recommends that the Planning Commission hold a public hearing and consider the written and
oral testimony presented during the hearing. We further recommend that the Planning Commission
adopt a Resolution recommending that the City Council adopt an Ordinance finding the Specific Plan
Amendment exempt from the California Environmental Quality Act (CEQA) pursuant to Section
15061(b)(3) of the CEQA Guidelines, and approving Specific Plan Amendment (Development Code
Amendment) 2016-140.
Attachments:
1.
2.

Notice of Exemption
Planning Commission Resolution No. PC2017-XX

N:\2-Group\Planning\Development Code Amendments\2016\2016-140 Incidential Mfg in the Village\Staff Reports and
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ATTACHMENT 1
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Specific Plan Amendment (Development Code Amendment) 2016-140
Project Location - Specific: The Village Specific Plan Area of the City of Big Bear Lake, as
adopted by Ordinance 87-141.
Description of Project:
To amend the Development Standards regarding Incidental Manufacturing within the Village Specific
Plan.
Name of Public Agency Approving Project:
City Council of the City of Big Bear Lake
Name of Person or Agency Carrying out Project:
City of Big Bear Lake, James J. Miller, Community Development Director
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15061(b)(3)
Reasons why project is exempt:
The amendment is determined to be exempt from CEQA pursuant to Section 15061(b)(3) of the
CEQA Guidelines. This section is known as the “general rule” that CEQA applies to only projects
which have the potential to cause a significant effect on the environment. Thus, if it can be seen with
certainty that the project in question may not have a significant event on the environment, then it is
not subject to CEQA.
Lead Agency or Contact Person:
Robert D. Dalquest, Planning Director
Date: April 5, 2017

Area Code/Telephone/Extension
(909) 866-5831
Signature:____________________________
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ATTACHMENT 2
RESOLUTION NO. PC2017-xx

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, RECOMMENDING THAT THE CITY COUNCIL ADOPT
AN ORDINANCE APPROVING SPECIFIC PLAN AMENDMENT
(DEVELOPMENT CODE AMENDMENT) 2016-140 AMENDING THE
DEVELOPMENT
STANDARDS
REGARDING
INCIDENTAL
MANUFACTURING IN THE VILLAGE SPECIFIC PLAN AREA TO
EXEMPT FOOD AND BEVERAGE ITEMS AND FOOD AND BEVERAGE
PRODUCERS, AND FOOD AND BEVERAGE ESTABLISHMENTS AND
REMOVING
A
PROVISION
PROHIBITING
INCIDENTAL
MANUFACTURING ALONG PINE KNOT AVENUE AND VILLAGE
DRIVE, AND FINDING THE AMENDMENT EXEMPT FROM THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT.

A.

RECITALS
(i)

The City of Big Bear Lake has prepared Specific Plan Amendment (Development
Code Amendment) 2016-140 as described herein (hereinafter referred to as
“Application”).

(ii)

The Application proposes to amend the Village Specific Plan, which was adopted by
City Council Resolution 87-24 and City Council Ordinances 87-141 and 87-142. The
Application specifically amends Development Standards Section V.E.1.(f) Uses
Permitted by District Chart pertaining to Incidental Manufacturing to exempt food
items, food and beverage producers, and similar food and beverage establishments,
where off site sales are incidental to the primary use and removing the provision
prohibiting Incidental Manufacturing along Pine Knot Avenue and Village Drive, as
shown in Exhibit 1 to this Resolution.

(iii)

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

(iv)

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

Goals and Objectives of the Village Specific Plan include, but are not limited to,
improving the gross retail sales environment for all commercial uses within the
Village; attracting more people to the Village and encouraging more dining in this
area; and re-establishing commercial areas along major travel routes and high volume
pedestrian ways.

(vi)

General Plan Policy L 2.1 which calls for the promotion of the Village district as the
primary visitor-oriented shopping, dining and entertainment district within the Valley,
through continued implementation of the Village Specific Plan.

(vii)

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

(viii) Pursuant to Section 15061(b)(3) of the California Environmental Quality Act (CEQA),
this project is covered by the general rule that CEQA applies only to projects that have
the potential for causing a significant effect on the environment. Where it can be seen
with certainty that there is no possibility that the activity in question may have a
significant effect on the environment, then activity is not subject to CEQA. The mere
establishment of language that clarifies existing provisions within the Village Specific
Plan will not have a direct significant effect on the environment and is, therefore,
exempt from the provisions of CEQA.

B.

(ix)

Tribal Consultation required by “SB 18” was distributed on November 18, 2016, to
sixteen (16) tribes pursuant to a list prepared by the Native American Heritage
Commission. The mandatory 90-day notification period concluded on February 27,
2017. During the notification period, three (3) tribes responded; the Agua Caliente
Band of Cahuilla Indians, the San Manuel Band of Mission Indians, and the TwentyNine Palms Band of Mission Indians. None of the responding tribes requested
consultation on the Specific Plan Amendment.

(x)

On April 5, 2017, the Planning Commission conducted a duly noticed public meeting
in Hofert Hall located at 39707 Big Bear Boulevard, City of Big Bear Lake, California.

(v)

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

RESOLUTION

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

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

2.

The Planning Commission herby finds this action exempt from the California Environmental
Quality Act (CEQA) pursuant to Section 15061(b)(3) of the CEQA Guidelines.
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3.

Pursuant to Development Code Section 17.03.280 pertaining to Specific Plans and based upon
substantial evidence presented to the Planning Commission the above-referenced public
meetings including public testimony, and written and oral staff reports, the Planning
Commission specifically finds as follows:
a.

The Amendment conforms to the goals, objectives, programs and policies of the General
Plan. Of primary importance within the General Plan Land Use Element is Land Use
Element Policy L 1.7 – to ensure compatibility between land uses which have different
functions, requirements and impacts. This amendment proposes to refine the allowable
land uses within the Village Specific Plan to maintain compatibility between land uses.
The amendment further promotes the Village Specific Plan area as the primary touristoriented shopping and entertainment district within the Big Bear Valley as encouraged by
Policy L 2.1.
This amendment does not propose additional limits on manufacturing activities within the
Village Specific Plan area. Incidental manufacturing will still be allowed, in compliance
with Goal L 5 to provide opportunities for industrial (manufacturing) activities as needed
to support the local economy, while ensuring that impacts do not detract from the City’s
character as a mountain resort. Incidental Manufacturing in the Village Specific Plan area
will be evaluated for noise impacts in order to protect the community from excessive noise
levels and to maintain a low level of noise complementary to and consistent with the City’s
role as a resort and vacation destination, as required by Noise Element Goal N 1.
Furthermore, in compliance with Community Design Element Goal CD 7, all commercial
and industrial (manufacturing) development within the City should enhance the
community’s economic vitality by providing a high quality environment for shopping and
working.

b.

The Amendment is necessary to implement the General Plan and to provide for public
safety, convenience and/or general welfare. The amendment implements Land Use
Element Goal L 2 to adopt land use and development policies which encourage growth
and diversification of the City’s economic base, by clarifying the long-standing Incidental
Manufacturing provision, which may have been a barrier in the past to certain business
activities. This amendment may result in enhanced business activity of existing businesses
and an expansion in the types of desirable land uses within the Village Specific Plan area.

c.

The Amendment conforms to the intent and applicable goals, objectives and policies of
the Village Specific Plan. As stated in the Village Specific Plan, the goals and objectives
of the plan are to improve the gross retail sales environment for all commercial uses, attract
more people to the Village, improve the visual character of the Village, provide a mix and
diversity of land uses, but at the same time, avoid incompatible land uses in the Village
area. This amendment fulfills these goals by clarifying the Incidental Manufacturing
provisions of the plan to exempt food and beverage items and food and beverage producers
and to allow the production of works by artisans and craftsmen within businesses located
along Pine Knot Avenue and Village Drive, which could be considered incidental
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manufacturing. This may allow existing businesses to expand their activities and it may
encourage new businesses to the Village.
d.

The Amendment is reasonable and beneficial at this time. The amendment still regulates
Incidental Manufacturing in the plan area, so as to not cause impacts or incompatible land
use situations in the plan area. Since adoption of the Village Specific Plan, significant
progress has been made in implementing these objectives. Land use regulations within
the plan restrict more intensive manufacturing uses from locating in the Village area, to
preserve its visitor-serving and pedestrian-oriented character. However, the inclusion of
restaurants and similar eating establishments under the incidental manufacturing provision
of the Village Specific Plan and the provision prohibiting incidental manufacturing along
Pine Knot Avenue and Village Drive have been constraints on the economic viability of
these uses within the Village. Therefore, it is reasonably related to public health and
welfare and beneficial at this time to clarify existing language within the Village Specific
Plan as it relates to incidental manufacturing in the Village to enhance the visitor
experience.

4.

Based on the findings set forth in the paragraphs 1, 2, and 3 above, the Planning Commission
hereby clarifies existing limiting language contained within the Section V.E.1.F (Permitted
Uses by District Chart) of the Village Specific Plan, attached hereto as Exhibit 1.

5.

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

PASSED, APPROVED AND ADOPTED this 5th day of April, 2017

AYES:
NOES:
ABSENT:
ABSTAIN:

__________________
Date:

ATTEST:

_______________________
Becky Romine
Planning Commission Secretary

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

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby certify
that the whole number of the Planning Commission of the said City is five; that the foregoing
Resolution, being Resolution No. PC2017-XX as duly passed and adopted by the said Planning
Commission and attested by the Commission Secretary of said City, all at a regular meeting of the
said City held on the 5th day of April, 2017, and that the same was so passed and adopted by the
following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this _________ day of _________, 2017.

Becky Romine
Planning Commission Secretary
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RESOLUTION EXHIBIT 1

Village Specific Plan Section V.E.1.f .Uses Permitted by District Chart
Commercial
Retailing of goods, gifts, books,
stationery, florists, specialty shops,
clothing, and the like
Restaurant/Cocktail Lounge/Bar
Grocery

CL

LC

NC

VR

1

1

1

1

1

1

1
1

1

1

1

1

1*

1

1

1

2A

1
2A

1
2A

2A

2A

Drug Store
Hardware, Appliance Store,
including incidental repairs
Deli’s, Liquor Stores, Mini Mart,
Sandwich and Ice Cream Shops

1*

Furniture Stores

2A

Galleries (Arts & Craft)
Gas Service Station including
auto repair
* Prohibited on Pine Knot Ave., Big
Bear Blvd., Lakeview Rd., and
Paine Rd.
Manufacturing
Incidental
manufacturing
essential to a retail or
service/business where all
products are sold at retail on
premises.
Maximum of 5
persons
engaged
in
manufacturing. This section
does not apply to food and
beverage items, food and
beverage
producers,
and
similar food and beverage
establishments where the
offsite sales are incidental to
the primary use.
* Prohibited on Pine Knot Avenue
and Big Bear Boulevard

1

1
2A

1

1

PQP

R

