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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.

TIME:

PLANNING COMMISSION MEETING AGENDA
June 19, 2013
Next Resolution PC2013-13

1:15 p.m.

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

BREUNIG, PACELLI, SENFT, ZIMMERMAN, SMITH

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

2.

Nomination and election of Planning Commission Chairman and Vice-Chairman.

CONSENT CALENDAR
1.1

Approval of the minutes of the Planning Commission meeting of April 17, 2013.

1.2

Approval of the minutes of the Special Planning Commission meeting of May 8, 2013.

1.3

Approval of a Freestanding Business Directional Sign
 Sign Review 2013-084, Pleasure Point Marina

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

Plot Plan Review 2013-048
Applicant:
Adolfo & Tracy Gonzalez
Representative: Mike Finney, Curry Engineering
Location:
618 Pine Knot Avenue
APN:
308-171-40

Siri Eggebraten, Associate Planner

Approval to construct a two-story mixed used building to be used for a 2,694 square foot
restaurant and bar, and two apartments totaling 1,738 square feet.
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Staff recommends that the Planning Commission conduct a public hearing and adopt a
resolution finding the project exempt from the California Environmental Quality Act
(CEQA) and approving the Plot Plan Review 2013-048, based on the findings and subject to
the conditions of approval contained in the resolution.
2.2

Certification of a Final Environmental Impact Report and
Janice Etter, City Planner
Tentative Tract Map Application 2005-240
Applicant:
Talmadge Brothers, LP
Representative: Herb Morgan
Location:
40241 and 40271 Mill Creek Road, 806, 840, and 850 Talmadge Road,
and 40231 Beverly Lane
APN:
307-172-36, 39, 40, 43
To subdivide a 6.69-acre property designated Single-Family Residential (SFR-4) in the
General Plan and zoned Single-Family Residential (R-1-7200) into 23 parcels for singlefamily development.
Staff recommends that the Planning Commission conduct a public hearing and adopt two
resolutions, the first to certify the Environmental Impact Report prepared for Tentative Tract
Map application 2005-240 (Tract Map No. 18580) and will adopt a Mitigation Measure
Monitoring Program. The second will approve Tentative Tract Map application 2005-240
(Tract Map No. 18580) based on the findings and subject to the recommended conditions of
approval.

3.

DISCUSSION ITEM
3.1

Citywide Sign Program

4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

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

CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES

ITEM 1.1

April 17, 2013
CALL TO ORDER
FLAG SALUTE

1:16 p.m.
Commissioner Pacelli.

ROLL CALL Commissioners Pacelli, Senft, Smith present; Commissioner Zimmerman
excused; one seat vacant.
STAFF PRESENT James J. Miller, Community Development Director; Janice Etter, City
Planner; Ruth Lorentz, Associate Planner; Siri Eggebraten, Associate Planner; Lynne Rayner,
Commission Secretary.
AGENDA APPROVAL
PUBLIC FORUM

Approved as presented.

No one wished to speak.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Director Miller
informed the Commission that 8 applications were received for the Planning Commission
vacancies, and that interviews would be held on May 6th. He also stated that at 6:30 p.m. April 30th
the final Community Workshop for the Pedestrian, Bicycle and Equestrian Master Plan would be
held in Hofert Hall, as well as Stakeholder, Technical, and Recreation Industry Advisory
Committee meetings would be held on May 1st. Director Miller announced that due to scheduling
conflicts, the May 1st and May 15th Planning Commission meetings would be cancelled, but that a
special meeting would be held on May 8th.
1. CONSENT CALENDAR
1.1

Minutes of the Planning Commission meeting of March 20, 2013
Approved as presented.

2. ACTION ITEM
2.1

Parking Plan for the 2013 Chili Cook-off event
Approved with the following changes:
1.

As part of the Parking Program for the event, the applicant shall:
a.
b.
c.

d.

Provide assigned parking through color coded parking passes to event
staff and vendors directing them to corresponding assigned parking areas;
Provide a place on the parking pass to list the vehicle license number;
Post private parking lots ‘No Event Parking – Customer Parking” as
requested by the property owners in response to the event’s public
outreach; and,
Coordinate with the Code Enforcement Department to enforce the 2-hour
parking limit in the southerly area of the Bartlett Road Public Parking
Lot.
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3. PUBLIC HEARING ITEMS
3.1 Major Special Event 2012-182
Applicant:
Big Bear Cowboy Gathering
Representative: Richard Hillberg
Location:
40803 Village Drive
APN:
308-181-19
Associate Planner Lorentz presented the staff report for Major Special Event 2012-182,
an application to hold the 14th annual Cowboy Gathering on Friday through Sunday June
21-23, 2013.
At the hour of 1:48 p.m., Vice-Chairman Smith opened the public hearing.
Richard Hillberg, representative for the event, responded to questions from the
Commission.
Hearing no further comment, at the hour of 1:50 p.m. Vice-Chairman Smith closed the
public hearing.
Having found the application exempt under the California Environmental Quality Act
(CEQA) Commissioner Senft moved, and Commissioner Pacelli seconded, a motion to
adopt Resolution No. PC2013-07 approving Major Special Event 2012-182, based on
the findings and subject to the conditions of approval contained in the resolution.
Motion to approve this project as presented was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, SMITH
NONE
ZIMMERMAN
NONE

3.2 Major Special Event 2013-013
Applicant:
Big Bear Valley Arts Council
Representative: Gail McCarthy
Location:
630 Bartlett Road (Area C)
APN:
308-166-57
Associate Planner Lorentz presented the staff report for Major Special Event 2013-013,
an application requesting approval to hold the annual Art on the Lake event on Friday
through Sunday, August 16-18, 2013.
At the hour of 2:06 p.m., Vice-Chairman Smith opened the public hearing.
Gail McCarthy spoke about the artists that participate in the event each year, and stated
she was happy to be moving to the Bartlett parking lot.
Hearing no further comment, at the hour of 2:10 p.m. Vice-Chairman Smith closed the
public hearing.
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Following discussion regarding parking, the following language was added to the
Conditions of Approval for this event:
ART ON THE LAKE
2013 MAJOR SPECIAL EVENT IMPLEMENTATION PLAN

9.

Prior
to
the
Event

Parking - The applicant shall obtain
authorization from the owners of private
parking lots in order to provide adequate
additional parking. Parking shall be provided at
the rates provided in Development Code
Section 17.13.070.A. Addresses for the
additional parking areas shall be submitted.
10. Parking Program – As part of the parking
program for the event, the applicant shall:
a. Provide assigned parking through color
coded parking passes to event staff and
vendors, directing them to corresponding
assigned parking areas.
b. Provide a place on the parking pass to list
the vehicle license number.
c. Post private parking lots “No Event Parking
–Customer Parking” as requested by the
property owners in response to the event’s
public outreach efforts.
d. Coordinate with the Code Enforcement
department to enforce the 2-hour parking
limit in the southerly area of the Bartlett
Road Public Parking Lot.

Dept: Planning and/or
Code Compliance
Contact: Ruth Lorentz
Phone: 866-5831 x124

Having found the application exempt under the California Environmental Quality Act
(CEQA) Commissioner Pacelli moved, and Commissioner Senft seconded, a motion to
adopt Resolution No. PC2013-08 approving Major Special Event 2013-013, based on
the findings and subject to the amended Conditions of Approval contained in the
resolution.
Motion to approve this project as amended was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, SMITH
NONE
ZIMMERMAN
NONE

3.3 Major Special Event 2013-05
Applicant:
Open Air Big Bear
Representative: Matt Smith
Location:
40803 Village Drive and City Streets
APN:
308-181-19
Vice-Chairman Smith informed the Commission and audience that he has a relationship
with the Open Air Big Bear group, but since it is not a financial relationship, he believes
he is able to hear and cast a vote on this item.
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Associate Planner Eggebraten presented the staff report for Major Special Event 201305, an application requesting approval to hold a Big Bear Memorial 5K Fun Run and
Exposition on Saturday and Sunday, May 25-26, 2013. She informed the Commission
that the applicant requested to change the race start from 8:30 a.m. to 10:00 a.m. and that
the Resolution and Conditions of Approval would reflect the new start time.
At the hour of 2:34 p.m., Vice-Chairman Smith opened the public hearing.
Matt Smith, representative for Open Air Big Bear, responded to questions from the
Commission.
Hearing no further comment, at the hour of 2:39 p.m. Vice-Chairman Smith closed the
public hearing.
Having found the application exempt under the California Environmental Quality Act
(CEQA) Commissioner Senft moved, and Commissioner Pacelli seconded, a motion to
adopt Resolution No. PC2013-09 approving Major Special Event 2013-05, based on the
findings and subject to the conditions of approval contained in the resolution.
Motion to approve this project as presented was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, SMITH
NONE
ZIMMERMAN
NONE

3.4 Major Special Event 2013-014
Applicant:
Big Bear Lake Antique Car Club
Representative: Rick Donchi
Location:
42825 Big Bear Boulevard
APN:
311-461-08
City Planner Etter presented the staff report for Major Special Event 2013-014, an
application requesting approval to hold the annual Show & Shine car show and
Pinewood Derby model car races on Sunday, May 26, 2013. She stated that the
representative was in the audience and concurred with the Conditions of Approval in the
draft resolution.
At the hour of 2:52 p.m., Vice-Chairman Smith opened the public hearing.
Rick Donchi and Bill Downs responded to questions from the Commission about the
new location for the event and exiting the site. Following discussion, the Commission
requested the following additional language be added to the Conditions of approval, and
the applicants concurred:
13. Traffic Directional Signs – The event organizer shall
display sufficient traffic directional signs (e.g. Free
Event Parking, Enter, Exit, Right Turn Only) to facilitate
During safe and efficient traffic and circulation into and out of
the
the event site. The event organizer shall also display a
event map and/or provide directions at the exit of the event
to show travelers how to return to the west, without
making a left turn out of the event site.

Dept. Planning
Contact: Janice Etter
Phone: 866-5831 x 123
Dept. City Engineer
Contact: David
Lawrence
Phone: 866-5831 x 198
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Having found the application exempt under the California Environmental Quality Act
(CEQA) Commissioner Senft moved, and Commissioner Pacelli seconded, a motion to
adopt Resolution No. PC2013-10 approving Major Special Event 2013-14, based on the
findings and subject to the amended Conditions of Approval contained in the resolution.
Motion to approve this project was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
4.

SENFT, PACELLI, SMITH
NONE
ZIMMERMAN
NONE

PLANNING DIRECTOR’S REPORT

None.

5. SUMMARY COMMENTS
Commissioner Senft informed staff that the new analysis for
Special Events makes the Commission’s job so much easier.
6.

ADJOURNMENT
meeting.

At the hour of 2:57 p.m., Vice-Chairman Smith adjourned the

MINUTES APPROVED AT THE MEETING OF _______________.
_______________________________________
Lynne Chambers, Commission Secretary

CITY OF BIG BEAR LAKE
SPECIAL PLANNING COMMISSION MEETING MINUTES

ITEM 1.2

May 8, 2013
CALL TO ORDER
FLAG SALUTE

1:19 p.m.
Commissioner Pacelli.

ROLL CALL Commissioners Senft, Pacelli, Zimmerman present; Vice-Chairman Smith
excused; one seat vacant.
STAFF PRESENT James J. Miller, Community Development Director; Siri Eggebraten,
Associate Planner; Lynne Rayner, Commission Secretary.
AGENDA APPROVAL
PUBLIC FORUM

Approved as presented.

No one wished to speak.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS

None.

1. PUBLIC HEARING ITEMS
1.1 Major Special Event 2013-022
Applicant:
Big Bear Valley Triathlon Club
Representative: Mike Mossman
Location:
41220 Park Avenue, City Streets, State Highway 18
APN:
309-051-01
Associate Planner Eggebraten presented the staff report for Major Special Event 2013022, an application to produce the Big Bear Triathlon on Saturday, June 15, 2013. She
informed the Commission that Mr. Mossman was in the audience and had read and
agreed with the conditions of approval in the draft resolution.
At the hour of 1:40 p.m., Commissioner Zimmerman opened the public hearing and
hearing no comment, closed it.
Having found the application exempt under the California Environmental Quality Act
(CEQA) Commissioner Senft moved, and Commissioner Pacelli seconded, a motion to
adopt Resolution No. PC2013-11 approving Major Special Event 2013-022, based on
the findings and subject to the conditions of approval contained in the resolution.
Motion to approve this project as presented was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, ZIMMERMAN
NONE
SMITH
NONE

2.

PLANNING DIRECTOR’S REPORT

3.

SUMMARY COMMENTS

4.

ADJOURNMENT
meeting.

None.

None.

At the hour of 1:42 p.m., Commissioner Zimmerman adjourned the

PLANNING COMMISSION MINUTES

MAY 8, 2013

MINUTES APPROVED AT THE MEETING OF _______________.
_______________________________________
Lynne Chambers, Commission Secretary
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Item 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF JUNE 19, 2013
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2013-048

Proposal:

To construct a two-story 5,380 square foot addition including a 2,694 square
foot restaurant, two second story apartments totaling 1,737 square feet and an
entryway, patios, and breezeway on the second-story totaling 949 square feet.

Location:

618 Pine Knot Avenue, Assessor’s Parcel Number 308-171-40

Applicant:

Adolfo and Tracy Gonzalez, property and business owner

Representative:

Mike Finney, Mike Finney Design & Development

Recommendations: Staff recommends that the Planning Commission hold a public hearing,
consider the written and oral testimony presented during the hearing, and
adopt the attached Resolution finding the project categorically exempt from
the California Environmental Quality Act (CEQA) and approving Plot Plan
Review 2013-048 based on the findings and subject to the conditions of
approval contained in the Resolution.

Submitted by,

Prepared by,

James J. Miller
JAMES J. MILLER
Community Development Director

Siri A. Eggebraten
SIRI A. EGGEBRATEN
Associate Planner

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

Staff Report
Plot Plan Review 2013-048
Restaurant and Residential Addition
June 19, 2013
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PROJECT DESCRIPTION
The applicant is requesting approval to construct a two-story addition onto the northern elevation of
the existing building located at 618 Pine Knot Avenue (APN 308-171-40) currently being used as a
retail candy store called the North Pole Fudge and a restaurant called Saucy Mama’s. The new
construction will be located in the open area between the Village Theater and the building that
houses North Pole Fudge. The location of the proposed improvements is currently developed with
eight parking spaces, pedestrian open spaces, and a small commercial building, which will be
demolished to make room for required parking and landscaping.

The proposed restaurant includes a dining room, a bar, a full-service kitchen, and patio seating
immediately adjacent to the sidewalk along Pine Knot Avenue. Ground level improvements also
includes courtyard and patio seating areas, landscaping and lighting improvements and four parking
spaces. The second story includes a one bedroom apartment and a two bedroom apartment. Both
apartments have a full bath, a great room, laundry facilities, and outdoor areas.
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The Planning Commission is reviewing this application because the Uses Permitted by District
Chart in the Village Specific Plan states that restaurants, bars, and small-scale residential
development are permitted with Planning Commission approval of a Plot Plan Review.
BACKGROUND
Adolfo and Tracy Gonzalez have been working on this project with Mike Finney since 2011. In the
spring of 2011, the Planning Department considered Pre-Development Review 2011-064, which
proposed the construction of a new ±2,000 square foot restaurant with a second story residential unit
measuring ±1,000 square feet. The applicants received comments from City Departments including
Planning, Fire, Water, Building & Safety, and Engineering and from Bear Valley Electric Service.
After receiving those comments, the Gonzalez’s reconsidered the project and ultimately elected to
apply for the same project with two residential units on the second floor. They submitted a formal
application on April 9, 2013. The application was discussed by the Development Review
Committee meeting and found incomplete on April 24. A handful of incompleteness items have
been addressed including those affecting parking, fire connections, landscaping, lighting, and public
improvements.
Project Details
This subsection is intended to be used as an accompaniment to Attachment 3 and the sequence of
pages included therein.
The site plan (Attachment 3 – Page T-1) illustrates the footprint of the proposed addition which is
proposed to fill a significant portion of the parking lot and other undeveloped portions of the lot
between North Pole Fudge and the Pine Knot Path. The Pine Knot Avenue frontage will include a
foyer and an approximately 11 foot by 23 foot patio adjacent to the sidewalk. A fireplace will be
located between the foyer and patio and will be visible on both sides. Inside the foyer a host stand
and dining room are proposed with a bar and bar seating along the opposite wall. The rest of the
building will include restrooms, a kitchen, storage facilities, and a mechanical room.
The
landscape
and
lighting
plan
(Atttachment 3 – Page L1) illustrates exterior
improvements including
a courtyard lit with
decorative string lights,
an outdoor fire pit, a
second enclosed patio,
benches, fencing and
gates, landscaping with

Figure 1. Example of proposed lamp post fixture, stamped concrete, and wall sconce (L-R)
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trees, shrubs, and plants, lighting features in the form of lamps and sconces, and decorative paving
materials. Examples of proposed light fixtures and stamped concrete appear in Figure 1.
The first floor plan (Attachment 3 – Page A-1) provides seating level detail for the dining room, the
bar, and the front patio. The second floor plan found on Page A-2 shows the arrangement of rooms
in each of the two apartments, outdoor spaces, the stairwell, a covered breezeway, and a covered
entry.
Page A-3 and A-4 illustrate building elevations. The Pine Knot Path gates and the Village Theater
appear along with the proposed addition to clearly demonstrate the combined aesthetics of the new
and existing structures. The new materials are intended to match existing and include Hardie plank
lap siding, red weathered brick for wainscoting and planters, and composition shingles.
Land Use
Planned, existing, and adjacent land uses are listed below. The property is an integral part of the
Village businesses district and both the existing and proposed land uses complement the
surrounding private businesses and public spaces.
General Plan Designation

Village Specific Plan

Zoning

Village Specific Plan, Village Retail (VR)

Existing Land Use

Southern Portion of the Lot – Restaurant and retail
Northern Portion of the Lot – Parking and seasonal seating

Adjacent Zone and Uses

North – Village Retail (VR), theater, retail shops, and services
South – Village Retail (VR), retail shops and services
East – Village Retail (VR), restaurant, retail shops, and services
West – Public-Quasi Public (P-QP), Bartlett Parking Lot

ANALYSIS
This Plot Plan Review application and the submitted plans have been evaluated for compliance with
the General Plan, the Village Specific Plan, and the City of Big Bear Lake Development Code.
This analysis has been prepared to support the findings necessary to approve a Plot Plan Review
application as required in Development Code Section 17.03.160. and appearing in draft form in
Exhibit 3 of the attached Resolution.
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General Plan
The General Plan land use designation of the property is Village Specific Plan (VSP). According to
the General Plan Land Use Element, the Village Specific Plan was adopted in 1987 to expand
development, enhance the marketplace, and enhance the City’s nature as a resort destination. Land
uses that contribute to such goals are allowed in the Village. The proposed project contributes to
multiple General Plan Goals and Policies related to the economy, housing, non-vehicular
transportation, and community design.
Economic diversification: Developments like the proposed project are a natural outcome of the
Policies and Programs of Goal L 2 to “adopt land use and development policies which encourage
growth and diversification of the City’s economic base.” The new square footage will allow the
property owner realize the higher potential of areas that are presently underutilized.
Residential needs: The proposed project also contributes to accomplishing Goal L 3 to provide for
residential housing development to meet the needs of all demographic and economic segments of
the resident and visitor populations because the proposed dwelling units are a specific residential
type that meets the needs of a unique population seeking Village-type living options.
Non-vehicular transportation: The General Plan Circulation Element encourages the use of nonvehicular transportation throughout the City (Goal C3). The proposed project is consistent with this
goal because it is located adjacent to an improved pedestrian path and a short distance from public
transit. In addition, the property has space for bicycle racks, which are included as a draft
Condition of Approval. In addition, mixed-use with residential located above commercial uses in a
Village setting encourages people to walk and bike rather than be dependent on their personal
vehicles.
Community design: Several aspects of the proposed project reflect the intent of the Community
Design Element. The use of various forms, materials, colors, windows, balconies, and porches
create an aesthetic that complements the existing built environment (Goal CD3). Also the site
design is sensitive to the local weather conditions and the microclimate of the site because the
designer has located features such as balconies, patios, and landscape areas and designed rooflines
as best as possible to maximize opportunities for solar exposure (Goal CD4).
Village Specific Plan Land Use and Development Standards
Restaurants and ancillary housing are allowable land uses in the Village Specific Plan area. More
specifically the Village Retail (VR) designation of the Village Specific Plan area is a very
appropriate location for the proposed development. The intent and development standards for the
Village Retail designation are generous and allow for maximum development of the property and
encourage pedestrian activity and gathering spaces such as those that are integrated into the flow
and design of the project.
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The proposal complies with building setback, building height, maximum lot coverage and minimum
open space standards contained in Village Specific Plan, as are explained in the following
paragraphs.
Setbacks
Pine Knot Setback: For properties designated VR, the minimum street side setback is 5’ and the
maximum is 10’. This area allows for a fluid interface between the public sidewalk and private
businesses. The patio fronting Pine Knot Avenue is located within this area and ties into the public
improvements planned for the pedestrian spaces between the new business and the curb of the
street.
Bartlett Road Setback: The minimum setback along the Bartlett Road frontage is 20’ and the
footprint of the new proposed structure is nearly 40’ away from the property line. This large
setback provides for residential parking, which will be discussed later in this section, as well as
pedestrian open space.
Sideyard Setbacks: There are no minimum sideyard requirements in the VR district. This
encourages “lot line to lot line” construction. The proposed footprint on the north side of the
property is built as close to the property line as desirable while leaving space for drainage,
hardscape improvements and lighting adjacent to the public walkway.
Lot Coverage and Open Space
While minimal setbacks allow for relatively large footprints, the Village Specific Plan also includes
maximum lot coverage of 70% and a minimum of 10% pedestrian open space. These standards
encourage amenities such as landscape areas and outdoor furnishings. The site plan (Attachment –
Page T-1) calculates lot coverage at 51.3% and open space at 18.54%, which are consistent with
their respective requirements.
Parking
Demand: The total number of required spaces is cumulative for mixed-use projects. Page T-1
includes calculations for retail, residential, and accessory uses consistent with the Village Specific
Plan. The parking calculations also include numbers consistent with Ordinance No. 87-142, which
amended the number of required spaces for restaurants.
The grand total number of required parking spaces on Page T-1 indicates 61. While the total
calculation is incorrect, the individual calculations are accurate. When added together, the
individual calculations are 66 rather than 61 parking spaces. Under normal circumstances, 66
spaces would be required at the time of approval. However, the City’s former “in-lieu” program,
established under Improvement Agency Resolution No. IA 2005-08, is no longer in effect. To allow
development to continue in the Village, staff recommends a Condition of Approval that the property
owner participate in a future “in-lieu” parking program, and that at such time that a Successor
Agency program is formed to improve and maintain public parking in the Village, the property
owner shall waive their right to protest the formation of such program and shall participate in the
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program. Most recently, such a condition was applied to Plot Plan Review 2013-009 approving an
addition to the Village Sweet Shoppe.
In 2007, Minor Modification 2007-161 approved the addition of the existing restaurant, Saucy
Mama’s. The approval letter stated that “The total uses on the site have a parking demand of
twenty-five (25) spaces. Currently eight (8) spaces are provided on the site for all of the uses.”
With the construction of this project, on-site parking will change from 8 to 4 spaces and the total
parking demand will increase from 25 to 66 spaces. Therefore, participation in a future Successor
Agency parking program should account for a total of 62 parking spaces.
Location, Setbacks, and Covered Parking: The Village Specific Plan does not contain specific
requirements for mixed use developments. Therefore, the Planning Division must look to both the
Village Specific Plan and the Development Code, which do not provide clear standards when
applied in combination. The Village Specific Plan states that no parking is allowed in the required
front or side yard setback. In comparison, the Development Code states that residential parking
may be located in the front setback. The Village Specific Plan also states that required residential
parking spaces must be located on the building site.
The Development Code requires that for all residential parking at least one of every two required
spaces be covered. However, structures are not allowed in the setback areas. No requirement for
covered parking appears in the Village Specific Plan. The Planning Division recommends that this
the requirement for covered parking not be strictly applied in the Village Specific Plan area because
creating space for covered parking on multi-use project sites decreases the square footage available
for creating pedestrian-friendly, Village-type commercial development.
Based on the reasoning above and to meet the intent of these requirements, the Planning Division
recommends that four uncovered parking spaces be required on the site. Additionally, the applicant
should be required to sign the parking spaces as private for use by the residential units and to design
the parking area to blend into the pedestrian open space rather appearing as a utilitarian parking lot.
This should be accomplished by:
1) Using landscaping to screen parking from the public street to the extent feasible,
2) Paving the parking spaces with decorative stamped concrete to match the patios and
courtyard areas, and
3) Delineating the parking spaces with brick pavers instead of regular striping. The brick
pavers should match those used around the fire pit and at the entrance to Saucy Mama’s.
Drainage: The pitch of the roof of the building addition has the potential to shed snow melt and rain
onto the public walkway. To avoid such a nuisance, the applicant and designer originally planned
to direct water into a vegetated planter. However, Marty Murie of Nativescapes recommended
against vegetation on the north side of the building due to lack of sun exposure. Therefore, a
drainage system has been designed to collect the water and to direct it into a raised drainage area
that will have brick wainscoting. The location and relative height of the brick wainscoting is visible
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on Page A-4. This runoff will then be conveyed via French drain to tie into the system that was
designed by the City Engineer to drain Pine Knot Path.
Trash: As shown on Page T-1, the existing trash enclosure is located in the southwest corner of the
property between two of the residential parking spaces and a landscape snow storage area. The
Planning Division consulted with Big Bear Disposal prior to finalizing this configuration.
According to Big Bear Disposal, this configuration is very common in the Village. To avoid
parking and trash pick-up conflicts, this type of parking is signed with temporal restrictions, which
are coordinated between the property owner, business operators, and the trash company. A
Condition of Approval requiring such signage is included in Attachment 1.
In addition, trash enclosure requirements have changed to accommodate recycling. The applicant
and the Planning Division prefer the proposed design. However, if Big Bear Disposal is unable to
accommodate the frequency of pick-up necessary to maintain the trash enclosure, then a second
enclosure may be required and would fit in the adjacent landscape area.
ENVIRONMENTAL REVIEW
The project has been reviewed for compliance with the California Environmental Quality Act
(CEQA). The project qualifies for a Categorical Exemption pursuant to Section 15301 (Class 1) of
the State CEQA Guidelines. This section exempts additions to existing structures of less than
10,000 square feet, in areas served by all public services and facilities, to allow for maximum
development permissible in the General Plan, and in areas that are not environmentally sensitive.
Therefore, staff recommends that the Planning Commission determine that the project qualifies for
a Class 1 Categorical Exemption. A Notice of Exemption is attached to this Staff Report as
Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on June 5, 2013. In addition, the notice
was mailed to twenty-eight surrounding property owners within a 300-foot radius 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. As of the writing of this report, no public correspondence has been
received.
CONCLUSIONS AND RECOMMENDATION
The proposed project complies with the goals, programs and policies contained in the General Plan
to encourage diversification of the economic base and housing stock as well as to promote the
Village as a central shopping and dining area. The site and building design complies with all of the
development standards contained in the Village Specific Plan for the Village Retail (VR) district
with the exception of a few standards which are unclear or inappropriate for the vision for multi-use
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projects in the Village. For those standards, the Planning Division has recommended parking and
design solutions that meet the underlying intent driving those standards.
Staff recommends that the Planning Commission hold a public hearing, consider the written and
oral testimony presented during the hearing, and adopt the attached Resolution finding the project
categorically exempt from the California Environmental Quality Act (CEQA) and approving Plot
Plan Review 2013-048 based on the findings and subject to the conditions of approval contained in
attached Resolution.
Attachments:
1.
2.
3.

Resolution No. PC2013-XX
Notice of Exemption
Project Plans

N:\2-Group\Planning\CURRENT\PPR\2013\2013-0048 ~ 618 PineKnot Ave - Gonzalez\Staff Report 07-19-2013.docx
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ATTACHMENT 1
RESOLUTION NO. PC2013-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING PLOT PLAN REVIEW 2013-048 TO
CONTRUCT A TWO-STORY, 5,380 SQUARE FOOT ADDITION TO
AN EXISTING COMMERCIAL BUILDING, LOCATED AT 618 PINE
KNOT AVENUE, ASSESSOR’S PARCEL NUMBER 308-171-40,
INCLUDING A 2,694 SQUARE FOOT RESTAURANT, TWO
SECOND STORY APARTMENTS TOTALLING 1,737 SQUARE
FEET, AND AN ENTRYWAY, PATIOS, AND BREEZEWAY ON THE
SECOND-STORY TOTALING 949 SQUARE FEET.
A.

RECITALS
(i)

Adolfo and Tracy Gonzalez, property and business owners, represented by Mike
Finney of Mike Finney Design & Development, has filed an application requesting
approval of Plot Plan Review 2013-048 as described herein (hereinafter referred to
as “Application”).

(ii)

The Application applies to an 11,997 square foot parcel in the Village Retail (VR)
district of the Village Specific Plan area identified as 618 Pine Knot Avenue (APN
308-171-40). A legal description of the property is contained in Exhibit 1 attached
hereto, and a vicinity map is attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, proposes to construct a 2,694 square foot addition
to the first floor and a 2,686 square foot addition to the second floor adjacent to the
north of an existing building occupied by the North Pole Fudge and Saucy Mama’s.

(iv)

Surrounding properties on the north, east, and south are zoned Village Specific Plan,
Village Retail (VR). The property to the east is zoned Public-Quasi Public (P-QP).
The development pattern in the vicinity includes retail, professional services,
restaurants, a move theater, and a public parking lot.

(v)

The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15301 (Class 1) of the State CEQA
Guidelines. This section exempts additions to existing structures of less than 10,000
square feet in areas served by all public services and facilities and that are not
environmentally sensitive, to allow for maximum development permissible in the
General Plan.

(vi)

On June 19, 2013, the Planning Commission conducted a duly noticed public hearing
on the Application in Hofert Hall of the Civic and Performing Arts Center, 39707
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Big Bear Boulevard, Big Bear Lake, California, and concluded said hearing on Plot
Plan Review 2013-048 on this date.
(vii)
B.

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds the project Categorically Exempt pursuant to
Section 15301, Class 1 of the State and City CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows in accordance with Development Code Section 17.03.160 Plot
Plan Review, with respect to Plot Plan Review Application 2013-048:
a.

The proposed use and design are consistent with the goals, policies, objectives, and
programs of the General Plan. The General Plan land use designation of the property
is Village Specific Plan, Village Retail (VR). The Village Specific Plan was adopted
in 1987 to protect and enhance the unique character of this tourist area. Restaurants
and residential apartments are allowable land uses in the Village Specific Plan area.
The project is consistent with several Goals of the General Plan. First, the building
addition is consistent with General Plan Land Use Element Goal L 2 to encourage
growth and diversification of the City’s economic base. The building addition
allows for new business on the underutilized portion of an existing lot. Second, the
project meets the intent of General Plan Land Use Element Goal L 3 to provide for
residential housing development. The two residential units will expand options for a
unique demographic seeking high density, walkable living environments, which are
found in limited areas of the City. Third, the location and configuration of the project
are consistent with General Plan Circulation Element Goal C 3, which encourages
non-vehicular transportation, because the projected is located adjacent to an
improved pedestrian path, is a short distance from public transit, may accommodate
bicycle racks, and on-site pedestrian improvements tie into adjacent public
sidewalks. Finally, the architectural features align with Goal CD 3 and CD 4
because of the use of various forms, materials, colors and architectural details that fit
the mountain aesthetic and are appropriate to climatic conditions.

Staff Report
Plot Plan Review 2013-048
Restaurant and Residential Addition
June 19, 2013
Page 12
b.

The proposed use and design are consistent with the purpose, intent and standards of
the Development Code and other applicable ordinances and codes adopted by the
City of Big Bear Lake. Restaurants and residential units are allowed and encouraged
in the Village Retail (VR) designation of the Village Specific Plan area. The
development standards contained in the Village Retail designation are generous and
allow for maximum development of the property.

c.

The site for the proposed project is adequate in size and shape to accommodate all
yards, open spaces, setbacks, parking areas, fire and building code considerations,
and other features pertaining to the application. The project complies with the
building setback, building height, maximum lot coverage and minimum open space
requirements contained in the Village Specific Plan, Village Retail (VR) district.
The proposed building footprint will extend from the existing building north to about
two feet from the northern property line, which is allowed in the VR district where
there are no minimum side setback requirements. The patio on the Pine Knot
Avenue side of the building meets the front setback requires because it is more than
five feet and less than ten feet from the property line. The western footprint meets
the twenty foot front setback requirement on the Bartlett frontage. The average
height is less than thirty feet and complies with the maximum building height
requirements in the Village. The building footprint is 51.3% and the pedestrian open
space is more than 10%, which complies with the respective maximum 70% and
minimum 10% allowed.

d.

The proposed use and design will integrate into the surrounding development pattern
and, therefore, will not have a substantial adverse effect on abutting properties or the
permitted land uses. The land use will not generate excessive noise, vibration,
traffic, or other disturbances, nuisances, or hazards. The uses within the existing
building will not change and will remain a restaurant and a retail candy store. The
new construction will house complementary uses of a restaurant with an ancillary bar
and apartments. Lastly, expected runoff from the second story roof will be conveyed
through a drainage system to a public outlet.

e.

The site for the proposed project has adequate access with respect to pedestrians,
vehicles, emergency vehicles and personnel, and delivery vehicles. Pedestrian
access is provided from the public walkways on the east, north, and west sides of the
building. The east sidewalk is undergoing improvements at the time of writing. The
walkway on the north side of the building was improved in the last two years. The
Engineering Division is requiring the applicant to improve the Bartlett Road
sidewalk by replacing the existing AC paving with a new concrete sidewalk to match
the sidewalk to the north. Vehicular access will be limited to trash collection
services and the residents of the apartments.
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4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3, above, this
Commission hereby approves Plot Plan Review 2013-048 subject to the conditions of
approval as set forth in the Resolution (Exhibit 3).

5.

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

PASSED, APPROVED AND ADOPTED this 19th day of June, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Lynne Chambers
Planning Commission Secretary

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

I, Lynne Rayner, 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. PC2013-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 19th day of June, 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 ________ day of June 2013.

Lynne Rayner
Planning Commission Secretary
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2013-048
RESTAURANT AND RESIDENTIAL ADDITION
618 PINE KNOT AVENUE, ASSESSOR’S PARCEL NUMBER 308-171-40
PINE KNOT SUB LOTS 72 AND 73 EX ST ***** 1-8-93 93-005709 ST *****
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Resolution Exhibit 2
VICINITY MAP
PLOT PLAN REVIEW 2013-048
RESTAURANT AND RESIDENTIAL ADDITION
618 PINE KNOT AVENUE, ASSESSOR’S PARCEL NUMBER 308-171-40
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Resolution Exhibit 3

PLOT PLAN REVIEW 2013-048
RESTAURANT AND RESIDENTIAL ADDITION
618 PINE KNOT AVENUE, ASSESSOR’S PARCEL NUMBER 308-171-40
APPROVAL DATE: JUNE 19, 2013
EFFECTIVE DATE: JULY 1, 2013
EXPIRATION DATE: JULY 1, 2015

These conditions of approval apply to Plot Plan Review 2013-048 to construct a two-story 5,380
square foot addition including a 2,694 square foot restaurant, two second story apartments totaling
1,737 square feet and an entryway, patios, and breezeway on the second-story totaling 949 square
feet. The property is zoned Village Retail (VR) in the Village Specific Plan area. For the purpose
of these conditions, the term “applicant” shall also mean the developer, the owner or any
successor(s) in interest to the terms of this approval.
General conditions:
1.

Approval is granted for Plot Plan Review application 2013-048 to construct a two-story
5,380 square foot addition including a 2,694 square foot restaurant, two second story
apartments totaling 1,737 square feet and an entryway, patios, and breezeway on the secondstory totaling 949 square feet. The expanded area on the first floor is approved to be a
restaurant and bar. The second floor area is approved to be two residential apartments. The
project site is 11,997 square feet in the Village Retail (VR) district of the Village Specific
Plan area. The property is identified as 618 Pine Knot Avenue (APN’s 308-171-40). This
approval is granted based on the application materials dated June 12, 2013. The application
submittal includes a site plan, landscaping and lighting plan, floor plans, elevations, and
materials by Mike Finney Design & Development. These plans and the proposed use of the
site are approved as submitted and conditioned herein, and shall not be further altered unless
reviewed and approved by the affected City departments. If not appealed, this approval shall
become effective on the eleventh (11th) day after the date of the Planning Commission’s
approval; or the next city business day following such eleventh (11th) day when the eleventh
(11th) day is not a city business day. This approval shall expire twenty-four (24) months
after the effective date of the approval unless the use or occupancy which is the subject of
this action has taken place and all conditions of approval have been met or a time extension
has been granted by the City. Any application for an extension of time shall be submitted to
the Planning Division, along with the required fee, at least ninety (90) days prior to the
expiration date of this approval.
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2.

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

3.

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

4.

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

5.

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

6.

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

7.

Sign approval for the project is a separate process requiring the issuance of a sign permit and
building permits, and is subject to review and approval by the Planning and Building and
Safety Divisions.

8.

The applicant shall pay all fees at the time fees are determined payable and comply with all
requirements of the applicable federal, state, county and local agencies including, but not
limited to, the following:
City Engineering Division (sewer connection/encroachment permit)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building & Safety Division (development impact fees)
Bear Valley Unified School District
The duty of inquiry as to such requirements shall be upon the applicant.
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9.

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

10.

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

The following conditions shall be completed prior to or in conjunction with issuance of
building permits for the construction of tenant improvements. Where a condition specifies
that plans or other items shall be submitted to the City for review and approval, the approval
of these items by the appropriate City departments shall be obtained prior to issuance of
permits for each phase of construction:
11.

The applicant shall contact the Planning Division for building address and unit assignments.
The address to be assigned shall be used for obtaining building permits and for identification
of the building and individual units following construction. (PLN)

12.

The applicant shall obtain any required permits as follows and as are applicable:

13.

a.

National Pollution Discharge Elimination System (NPDES)

b.

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

c.

Public sewer construction permit (ENG)

d.

Public water main construction permit (B&S & DWP)

e.

Private sewer service lateral plumbing permits (ENG)

f.

Private water service lateral plumbing permits (B&S)

g.

BBARWA permit for use of reclaimed water for grading activities (B&S & DWP)

h.

Fire sprinkler permits for each building. (B&S)

i.

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

Plans for the tenant improvements associated with this project shall be submitted to the
Building and Safety Division for review and approval, and shall comply with the latest
adopted edition of the following codes: (B&S)
a. 2010 California Building Code and its appendices and standards; including those
portions adopted by the State Fire Marshal.
b. 2010 California Plumbing Code and its appendices and standards.
c. 2010 California Mechanical Code and its appendices and standards.
d. 2010 California Electrical Code;
e. 2010 California Fire Code and its appendices and standards; and
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f. California Code of Regulations, Title 19 and Title 24.
14.

The applicant shall submit four (4) sets of final construction plans, site plans, building
elevations, and floor plans to the Building and Safety Division for review and approval by
all applicable departments. Such plans shall be fully dimensioned and in substantial
conformance with those plans approved by the Planning Commission. Plans shall address
the following: (B&S, PLN, ENG, FIRE)
a. The final conditions of approval shall be incorporated into the construction plans and
shall be reproduced on sheets within the construction set of plans. (PLN)
b. Location and method of screening for all roof-mounted and building-mounted equipment
shall be demonstrated on the elevations, including but not limited to exhaust vents, air
conditioning and heating units, utility boxes, and backflow devices. All equipment shall
be screened from public view and designed to be an integral component of the building
design. All roof-mounted equipment shall be screened from view by parapet walls or
other architectural means. The applicant shall demonstrate to the satisfaction of the City
Planner that no roof-mounted equipment will be visible from the public right-of-way.
Screening shall be compatible with main structures and include landscaping where
appropriate. The screening requirement shall not pertain to solar energy collection
panels. (PLN)
c. Location of all building-mounted light fixtures shall be shown on the elevations. A
detail of said fixtures shall be shown on the elevations, and fixtures shall be decorative
and complementary to the building architecture. (PLN)
d. The building plans shall indicate all appropriate fire separation requirements between
adjacent buildings to the satisfaction of the Building and Safety Division. (B&S)
e. Tree Protection Guidelines shall be incorporated into all building plans including but not
limited to: site plan, paving plan, and any plan that proposes construction that may have
an impact on trees to be protected. A State of California Licensed Landscape Architect
or ISA Certified Arborists may be required to approve and sign the plans attesting that
the trees to be protected will not be damaged by the proposed construction. (PLN)
f. Drainage plans shall be incorporated into the building plans showing method of capture
of the snow melt and rain water and the method of conveying the water to an approved
City storm drain system.
g. Elevations shall note that all gutters and downspouts shall be concealed or painted to
match the surface to which they are attached. If drain pipes, spouts, or both are highly
visible to pedestrian traffic, the City Planner may require that they be decorative rather
than concealed. (PLN, ENG)
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h. Floor plans shall depict aisle widths, existing and new counters, displays, racks, coolers,
etc. (B&S)
i. The landscape plan shall be revised to include details for irrigation and plants. Due to
the size of the landscape areas, the Department of Water recommends a drip system with
soaker hoses for the best and drip emitters for the hedge rows, trees, and shrubs. All
plants shall be drought tolerant unless otherwise approved by the Department of Water
(DWP).
j. A bicycle rack shall be incorporated into the site plan or the landscape plan and shall
include at least five spaces to park bicycles. (PLN)
k. The site plan and paving notes shall be modified to indicate that brick pavers will be
used to delineate the residential parking stalls and the parking stalls will be paved with
stamped concrete rather than permeable pavers. (PLN)
l. The Grand Total for Parking calculation shall be corrected to reflect the total parking
demand, which is 66 parking spaces. (PLN)
15.

All agency approvals for permit issuance shall be on file with the Building and Safety
Division. (B&S)

16.

The contractor shall attend a pre-construction meeting with the Building and Safety Division
and City Engineering Department prior to commencement of any construction on the site.
Special public safety requirements may be placed on the construction area to protect the
general public using the pedestrian and parking areas in the Village Specific Plan area.
(B&S, ENG)

17.

Improvement plans for utility connections and services, including water, fire hydrant and/or
fire sprinklers, sewer, storm drain, gas, electric, phone, and television, shall be submitted to
and approved by the City. (ENG)

The following conditions and requirements shall be met during construction activities:
18.

During construction of the project, any temporary containers, storage of construction
materials, or cuts into the public sidewalk or public street shall comply with all rules and
regulations adopted by the City of Big Bear Lake, including the requirement to obtain all
necessary encroachment permits and inspections by the City Engineering Department.
(B&S, ENG)

19.

During construction of the project, the applicant shall obtain permission from the affected
private property owner to use adjacent properties for construction vehicle parking, materials
storage, and other activities related to the construction of the building addition. (B&S, PLN)

Staff Report
Plot Plan Review 2013-048
Restaurant and Residential Addition
June 19, 2013
Page 22
20.

The applicant shall provide solid waste disposal containers on-site during all phases of
construction. Accumulation of refuse and debris that may constitute an unsightly/unsafe
public nuisance to surrounding properties is not permitted. (B&S, ENG)

21.

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

22.

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

23.

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

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

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

25.

The applicant shall post resident parking only signage in front of parking spaces 1 and 2.
The signage shall also restrict parking to prevent conflicts between parking and trash
services as negotiated between the property owner and the trash disposal provider. (PLN)

26.

The applicant shall install a sign on the eastern façade indicating the location of the Fire
Department Connection to the rear of the building. The language used on the sign shall be
written to the satisfaction of the Fire Chief. (FIRE)

27.

The project shall be constructed in accordance with all the approved plans and conditions of
approval, including but not limited to site plans, floor plans, structural plans, building
elevations, and drainage plan. If all improvements cannot be installed prior to occupancy,
the City may approve a Deferred Improvement Agreement to defer the completion of the
improvements provided that a bond, cash deposit, or other surety in a form and substance
approved by the City Attorney, is submitted to the City in lieu of installation of the
improvements, that application and required fees are submitted, and that the incomplete
improvements will not create an unsafe condition on the site. The term of the deferral shall
be as determined by the City Planner. (PLN)
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28.

Fire extinguishers shall be required in accordance with the 2010 California Fire Code,
Chapter 9, including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current State Fire Marshal service tags.
Travel distance to a fire extinguisher shall not exceed 75 feet as required by the 2010 CFC,
Section 906. (FIRE)

29.

Illuminated exit signage shall be provided in accordance with the 2010 CFC, Section 1011.
(FIRE)

30.

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

31.

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

The following are on-going conditions of operation:
32.

All applicable codes and ordinances shall apply, including but not limited to the 2010
California Fire Code; California Code of Regulations, Title 19; and those portions of the
2010 California Building Code, adopted by the State Fire Marshal. (FIRE, PLN)

33.

Prior to initiation of business activities and opening of the business to the general public, the
applicant shall obtain a Business License from the Finance Division, which shall be
maintained as long as the business is in operation. (FIN)

34.

Any of the trees to remain on the site, and any new trees planted pursuant to this approval,
that have died within twenty-four (24) months after issuance of a Certificate of Occupancy
shall be replaced at a one-to-one ratio with a 24-inch boxed tree selected from Exhibit 1
(Trees of the Big Bear Area) contained in the Tree Conservation Ordinance of the same
species. (PLN)

35.

Fire extinguishers shall be maintained in accordance with the Uniform Fire Code. Fire
extinguishers are to have current State Fire Marshal service tags. (FIRE)

36.

The applicant shall ensure that noise levels do not exceed 65 CNEL as measured from the
property line. (PLN)
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37.

The property owner/applicant shall participate in a future “in-lieu” parking program at such
time that a Successor Agency program is formed to improve and maintain public parking in
the Village. The property owner shall waive right to protest the formation of such program
and shall participate in the program to provide for a total of 62 parking spaces unless
otherwise approved by the City Planner. (PLN)

End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
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ATTACHMENT 3
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Plot Plan Review 2013-0048
Project Location - Specific: 618 Pine Knot Avenue, APN 308-171-40, in the City of Big Bear Lake,
San Bernardino County, California
Description of Project:
To construct a two-story 5,380 square foot addition including a 2,694 square foot restaurant, two
second story apartments totaling 1,737 square feet and an entryway, patios, and breezeway on the
second-story totaling 949 square feet.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Adolfo and Tracy Gonzalez, property and business owner.
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15301, Class 1
Reasons why project is exempt:
This section exempts additions to existing structures of less than 10,000 square feet in areas served
by all public services and facilities, to allow for maximum development permissible in the General
Plan, and in areas that are not environmentally sensitive.
Lead Agency or Contact Person:
Siri A. Eggebraten, Associate Planner
Date: June 19, 2013

Area Code/Telephone/Extension
(909) 866-5831
Signature:____________________________

ITEM 2.2

STAFF REPORT
PLANNING COMMISSION MEETING OF JUNE 19, 2013
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

TENTATIVE TRACT MAP APPLICATION 2005-240 (TENTATIVE
TRACT MAP NO. 18580) MORGAN PINES SUBDIVISION

Proposal:

To subdivide a 6.69-acre property designated Single-Family Residential
(SFR-4) in the General Plan and zoned Single-Family Residential (R-1-7200)
into 23 parcels for single-family development.

Location:

40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and
40231 Beverly Lane. South side of Mill Creek Road, west of Talmadge
Road, Assessor’s Parcel Numbers 0307-172-36, 39, 40, and 43.

Applicant:

Talmadge Brothers, LP, represented by Herb Morgan

Recommendations: Staff recommends that the Planning Commission hold a public hearing and
adopt two resolutions. The first Resolution will certify the Environmental
Impact Report prepared for Tentative Tract Map application 2005-240/TTM
(Tract Map No. 18580) and will adopt a Mitigation Measure Monitoring
Program. The second Resolution will approve Tentative Tract Map
application 2005-240/TTM for Tract Map No. 18580 based on the findings
and subject to the recommended conditions of approval.

Submitted by,

James J. Miller
JAMES J. MILLER
Community Development Director

Prepared by,

Janice Etter
JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315 (909) 866-5831
www.citybigbearlake.com bblplan@citybigbearlake.com
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REVISED PROJECT DESCRIPTION
The project was last discussed by the Planning Commission at their meeting of July 20, 2011. The
project has been revised in response to comments received during the public review period of the
Draft Environmental Impact Report. These comments will be discussed later in this report.
The revised project reduces the number of lots in the subdivision from 26 lots to 23 lots. The
project still occurs on four parcels, which total 6.69 acres. In addition to creating 23 lots for singlefamily residential development, the subdivision creates one lettered lot for storm water detention,
two lettered lots for conservation purposes; and one lettered lot identifying an existing private road
and utility easement. The density of development is 3.44 units per acre. The proposed lots range in
size from 7,200 square feet to 9,200 square feet in area, which is a reduction from the previously
proposed lot sizes, which ranged from 7,272 square feet to 14,056 square feet in area. A copy of the
obsolete 26-lot tract map is attached to this report as Attachment 1.
On-site improvements include:

One new street named Spencer Circle

Realignment of the intersection of Talmadge Road, Mill Creek Road, and Big Bear
Boulevard to eliminate a five-legged intersection and relocate Talmadge Road to intersect
with Mill Creek Road

Extension of curb, gutter, and sidewalk across the “closed” portion of Talmadge Road at the
Mill Creek Road intersection

Installation of rolled curb and gutter and portions of “flat” curb on Spencer Circle and the
realigned portion of Talmadge Road

Dedication along the west side of Talmadge Road and installation of additional pavement

Installation of all utilities, including sewer, water, natural gas, electricity, and cable
television, will be installed within the streets to serve the proposed lots. A sewer line will be
extended to serve the existing residences at 832 and 836 Talmadge Road

Construction of a storm drain system consisting of a detention basin and vegetated swales
Off-site improvements include:

Creation of a left-turn pocket at the Big Bear Boulevard/Mill Creek Road intersection

Installation of landscaped barrier within the “old” Talmadge Road right-of-way

Connection to storm drain system within Big Bear Boulevard

Sewer line improvements to existing sewer line in Mill Creek Road.
The revised subdivision now includes two conservation areas. The first conservation area is a 100foot wide conservation area and buffer zone adjacent to the San Bernardino National Forest along
the southern boundary of the tract. The second conservation area is a 60-foot wide conservation
area abutting Lots 13 through 21. A special construction method will be used where Talmadge
Road crosses the 60-foot wide conservation area. A “post and pier” type of construction and special
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“flat” curbs will be used in order to minimize ground disturbance and maintain the natural drainage
to this conservation area. A previously proposed street named Hope Lane, which connected
Spencer Circle to Talmadge Road, has been eliminated in order to lessen the ground disturbance
within the 60-foot wide conservation area. The subdivision remains a land sale subdivision and no
residential construction is proposed under this subdivision application.
The project is located at the southwest corner of the intersection of Talmadge Road and Mill Creek
Road as shown in Figure 1. below. The project is immediately south of Big Bear Boulevard, with
Talmadge Road and Mill Creek Road both intersecting Big Bear Boulevard at the northeast corner
of the project site. The property being subdivided is designated Single Family Residential (SFR-4)
on the General Plan Land Use Map. This designation allows a maximum density of four (4) lots per
acre. The property is zoned Single Family Residential (R-1-7,200). This zoning allows for the
development of one dwelling unit per lot, and a minimum lot size of 7,200 square feet in area.
The surrounding properties to the east, west, and south are designated Single-Family Residential
(SFR-4) on the General Plan Land Use Map, and zoned Single-Family Residential (R-1-7200). The
properties to the north, northwest, and northeast are designated Commercial-Visitor (CV) and
Commercial-General (CG) and zoned Commercial-Visitor (C-3) and Commercial-General (C-2).
The southernmost portion of the subdivision abuts the San Bernardino National Forest.
Figure 1.

There are four adjoining lots that are not part of the subdivision; these are 832, 836, 862, and 878
Talmadge Road. Three of these properties are developed with single family residences, and only
one, 836 Talmadge Road, is undeveloped. Access to 832 Talmadge Road will remain to be
provided through an existing road and utility easement as shown on the subdivision map. The
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properties along the easterly side of Talmadge Road are also not a part of the subdivision. Access
to these residences will be maintained from Talmadge Road. The intersection of Talmadge Road
and Big Bear Boulevard is proposed to be closed with this project, and Talmadge Road will be
realigned to intersect with Mill Creek Road. A small “stub” of Talmadge Road will remain and
provide access to 791 Talmadge Road.
The current subdivision map is attached to this report as Attachment 3. A reduced Subdivision Map
is shown below as Figure 2:
Figure 2.
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PROJECT BACKGROUND
November 10, 2005 - Tentative Tract Map application 2005-240/TTM was submitted by the
previous owner of the property, Waters Fund Management, Mr. Mark Baginski. This application
was reviewed at the Development Review Committee (DRC) meetings of December 14, 2005, April
26, 2006, May 5, 2007, and determined to be incomplete.
January 8, 2007 - The property was sold to the current owner and applicant, Talmadge Brothers,
LP, Mr. Herb Morgan. Two neighborhood meetings were held on January 19 and January 26, 2007,
and a public workshop before the Planning Commission was held on June 20, 2007. Plan revisions
and other items were submitted on April 9 and October 10, 2008, and the application was
determined to be complete on October 10, 2008.
November 19, 2008 – Planning Commission adopts a Mitigated Negative Declaration and
Approves Tentative Tract Map by the adoption of Planning Commission Resolution No. PC200827.
November 26, 2008 – Appeal 2008-336/PAP filed by Friends of Fawnskin, Sierra Club, Big Bear
Group, Center for Biological Diversity and the San Bernardino Valley Audubon Society.
March 23, 2009 – City Council hearing on the Appeal. The City Council remands that project back
to the Planning Commission for the preparation of an Environmental Impact Report (EIR). This
constitutes the final action on the Appeal application.
August 27, 2010 – Public Scoping Meeting on a proposed Environmental Impact Report held to
receive input from affected agencies and the general public on the scope of the EIR.
October 5, 2010 – Notice of Preparation of an Environmental Impact Report announcing that the
City will prepare an EIR for the project.
June 15, 2011 – Notice of Availability of a Draft Environmental Impact Report announcing that the
Draft EIR is available for public review. The Draft EIR (State Clearinghouse # SCH 2010101024)
was distributed to State agencies and made available for public review beginning on June 15, 2011,
and concluding on July 29, 2011. A public hearing on the Draft EIR was held by the Planning
Commission on July 20, 2011.
July 2011 to February 2013 – Applicant’s discussions with Conservation Groups (San Bernardino
Valley Audubon Society, Friends of Fawnskin, Center for Biological Diversity, Inc., and Sierra
Club) regarding their comments on the DEIR and requests for modifications to the project.
Settlement and Mutual Release Agreement signed January and February 2013 by the Conservation
Groups. Subdivision Map revised to 23 lots, two new conservation areas proposed, and special
construction of Talmadge Road and Spencer Circle adjacent to conservation areas.
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May 31, 2013 – Final EIR, containing the responses to comments, and the Errata to the Draft EIR,
containing all of the project revisions and evaluation of the impacts associated with those changes,
were received and distributed with the Technical Appendices and public hearing notice to
commenting agencies and persons who commented on the Draft EIR.
ANALYSIS
State and City Subdivision Regulations
The subdivision of land is regulated by the State Subdivision Map Act (Government Code Sections
66410-66499.58) and the City’s Subdivision Ordinance (Ordinance No. 89-170). This project does
not involve a General Plan Amendment, Zone Change, or Variance.
Several findings must be made in order to approve a subdivision map. These findings are:


The map is consistent with General Plan, Zoning, and California Environmental Quality Act,
and water quality regulations.



The subdivision site is physically suitable for the type or density of development.



The design of the subdivision or type of improvements will not cause serious health
problems.



The subdivision will not conflict with public easements.



The subdivision provides for opportunities for passive or natural heating and cooling, and,



The City has considered the effect of ordinances and actions on the residential needs of the
region and has balanced the needs against public service needs of the residents, and has
considered available fiscal and environmental resources in approving the subdivision.

The information provided in this staff report will provide facts and analysis to support these
findings. The findings are then included in the attached draft Planning Commission resolution.
General Plan
The General Plan land use designation of the property is Single-Family Residential (SFR-4). The
proposed subdivision is consistent with General Plan Land Use Element Policy L 1.1 for the SingleFamily Residential land use designation, which allows for a maximum density of four single-family
dwelling units per acre because the revised subdivision proposes a density of 3.44 dwelling units
per acre. The subdivision is consistent with General Plan Land Use Element Goal L 3 to provide
housing opportunities to meet the long-term needs of permanent and part-time residences, as well as
visitors, and all demographic and economic segments of the population, while preserving the
character and integrity of residential neighborhoods. The project is consistent with Policy L 3.1 in
that the lot sizes meet the minimum lot size standard of 7,200 square feet in size and the subdivision
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design considers the topography, existing lot orientations along Talmadge Road and Highland Lane,
existing land uses and infrastructure availability. The applicant will establish a Homeowner’s
Association to provide maintenance of the common areas in compliance with Land Use Element
Policy L 3.3.
The subdivision is consistent with Circulation Element Policy C1.2, to install curb, gutter, paving,
and sidewalk where necessary to protect public safety and enhance public convenience, and Policy
C1.7 to install on-site and off-site roadway improvements consistent with a Traffic Impact Analysis.
The new alignment of the Big Bear Boulevard/Mill Creek Road intersection will provide a safe and
efficient circulation pattern and eliminate the current 5-point intersection in compliance with
Circulation Element Policy C1.3. The proposed cul-de-sac length of 600 feet on Spencer Circle
complies with Circulation Element Policy C 1.6. The proposed right-of-way widths comply with
Circulation Element Exhibit C-2d for a 40-foot wide collector street. As is customary in residential
subdivisions in Big Bear Lake, curb and gutter will be installed by the developer, but sidewalks are
not installed in single-family residential subdivisions. However, a small portion of sidewalk may be
necessary where the subdivision abuts Big Bear Boulevard.
The subdivision has been thoroughly evaluated under the California Environmental Quality Act by
the preparation of an Environmental Impact Report (EIR). Air Quality (including Greenhouse Gas
Emissions), Archaeological, Biological, Drainage and Hydrology, Slope Analysis, Soils Report
Traffic, Tree Management, and Water studies and reports have been conducted and the associated
impacts of the development evaluated. Conservation and mitigation measures have been put in
place in compliance with Environmental Resources Element Programs ER 1.1.1 and ER 1.1.3 ER,
and Policy ER 2.2.
The site is surrounded by subdivided and developed commercially-zoned and residentially-zoned
land, and the site itself was previously improved and used as a church camp. Adequate
infrastructure, including roads and utilities, are abutting the site and will be extended within the
subdivision by the developer to serve the new lots, in compliance with Public Services Element
Policy PS 1.2, and Programs PS 1.2.3. and PS 4.5.1.
The subdivision has been designed to minimize conflicts with roads serving existing lots; these
roads will remain the same so as to not cause grade changes, but new roads within the subdivision
follow contour grades and comply with present-day maximum road grade requirements. Roads and
lots have been designed to preserve natural drainage patterns, which is consistent with Community
Design Element Policy CD 1.2. The lots are of sufficient size, shape, and orientation to provide
adequate building setbacks, and no flag lots are being created, in compliance with Community
Design Element Policy CD 6.1. The reuse of the previous church camp land as a residential
subdivision is consistent with Housing Element Policy H 4.40 and Program H 1.1.1. to prepare and
develop land which is suitable for new housing. The range of lot sizes from approximately 7,200
square feet to approximately 9,200 square feet within the subdivision serve to eliminate barriers to
housing development for all income groups, as required by Housing Element Policy H 1.2.
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Development Code
The property is zoned Single Family Residential (R-1-7,200), which allows single family residential
development on lots with a minimum area of 7,200 square feet. The subdivision is consistent with
the residential development standards contained in Development Code Chapter 17.25, which
include minimum lot size, dimensions, building envelope and building setbacks listed in Table
17.25.050.A. As shown on the submitted Tentative Tract Map, each corner lot is at least 65 feet
wide and each interior lot is at least 60 feet wide, measured at the building setback line. All lots
within the tract are at least 100 feet deep, and contain at least 7,200 square feet in area and a
minimum building envelope of 2,000 square feet.
The two preceding paragraphs describe the project’s consistency with the General Plan and zoning
regulations contained in the Development Code.
Slope Density Ordinance
The subdivision has been evaluated for compliance with Development Code Chapter 17.09, known
as the Slope Density Ordinance. This chapter contains regulations prohibiting development in areas
with an average slope of 40% percent or greater. This chapter further stipulates that all new
subdivisions shall be designed so that no lots are unbuildable because of this limitation.
A Slope Analysis was prepared for the subdivision.1 Three lots within the subdivision, Lots #4,
#21, and Lot #23, have small areas with slopes greater than 30% as indicated by the cross-hatched
areas on the Subdivision Map, reproduced in Figure 2 on page 4 of this report; however none of the
lots have average slopes of greater than 40%.
The average slope of the entire site is 14.5% and the average slopes of individual lots range from
approximately 7% to 20%. Based on these slopes, the maximum allowable land coverage of
individual lots ranges from approximately 30% to 38.7%, slightly below the 40% maximum lot
coverage standard for existing lots of record prior to the adoption of the Slope Density Ordinance.
Every lot will have a unique land coverage restriction based on its size and adjusted average slope.
These special lot coverage restrictions will be required to be shown on a Composite Development
Plan which must be prepared for the tract. As stated in Fall Creek Engineering’s report, all of the
lots are buildable and the allowable land coverage is not unduly restrictive, and therefore, the site is
physically suitable for the type and density of development.

1

Revised Slope Analysis for Proposed 26 Lot Residential Subdivision, Fall Creek Engineering, Inc., April 8, 2008,
Appendix I

Staff Report
Environmental Impact Report and
Tentative Tract Map Application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 9
Traffic Circulation and Street Grades
The applicant is being required to close the intersection of south Talmadge Road and Big Bear
Boulevard to eliminate a five-point intersection. This intersection has been studied and found to
have an inadequate sight distance.2 Talmadge Road at this location exceeds maximum street grades
and does not meet minimum street widths as established in the Municipal Code and Fire Codes.
The subdivider is being required to realign Talmadge Road to intersect with Mill Creek Road at a
location approximately 210 feet west of its existing location. This realigned section of Talmadge
Road will be reduced in grade to 10% to comply with code standards and widened to provide a
standard street width. The applicant is being required to dedicate an additional 7.5 feet adjacent to
Lots 19 to 23 and pave this additional right-of-way to provide for a minimum of 24 feet of paved
width along this “old” section of Talmadge Road. Spencer Circle will be improved to a 10% grade
and 28-foot “curb face to curb face” width in compliance with current standards.
Curb, gutter, and sidewalk currently exist along the southeast side of the “Red Ant Hill” portion of
Big Bear Boulevard. The improvements currently end at Talmadge Road. The applicant is being
required to continue the curb, gutter, and sidewalk across the improvements that will close
Talmadge Road in order to complete the Big Bear Boulevard and Mill Creek Road intersection.
This sidewalk along Big Bear Boulevard connects the subdivision with the Village. The location of
the subdivision in close proximity to Big Bear Boulevard provides access to the MARTA fixed
route bus system. The subdivision is adjacent to Mill Creek Road. Mill Creek Road is identified as
a Bicycle Route in the City of Big Bear Lake Phase I Trails Plan, and therefore, the subdivision
provides access to a bicycle trail system.
Tree Conservation and Native Brush and Shrub Ordinance
A Tree Management Plan Report was prepared for the project by Aaron M. Scullen, Consulting
Arborist, Appendix N. All five hundred and ten (510) trees on-site were marked at the time of the
study for this report. One hundred and fifty (150) of these trees must be removed prior to
construction for sanitation purposes, due to over-maturity, insect or disease infestation or to
enhance the viability of nearby trees. Approximately ninety-six (96) trees will be removed
for construction of the subdivision improvements, such as roads and the detention basin;
and the remaining two hundred and sixty-four (264) trees will remain on-site and would be protected
during and after construction through the routine tree protection measures contained in the
Development Code and Tree Protection Guidelines.
The City has adopted a Native Brush and Shrub Ordinance, codified in Municipal Code Chapter
8.94. The purpose of these regulations is to reduce accumulated forest fuels that constitute a fire,
health, or safety hazard. All property owners within the subdivision are required to fully comply
2

Traffic Impact Analysis, Higgins Associates, June 5, 2007, Appendix K
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with the provisions of the ordinance by maintaining their property in a manner that complies with
this ordinance.
As described in the paragraphs above, the design of the subdivision and the type of improvements
will not cause a serious health problem by correcting existing deficiencies in street intersections,
street grades, and street widths. The location of the subdivision provides convenient access for
pedestrian and bicycle activity. The project is adjacent to Big Bear Boulevard, which is improved
with a sidewalk that connects to the Village Specific Plan area; and is adjacent to Mill Creek Road,
which is a bicycle route on the City’s current Trails Plan. The project’s location also provides
access to the MARTA fixed route bus system. The improvements associated with the subdivision
will remove unhealthy and dead trees and accumulated forest fuels, thereby reducing an unmanaged
fire hazard in this area.
Utilities and Easements
There are no public easements located on the property. All utilities, including domestic water,
sanitary sewer, electricity, natural gas, telephone, and cable television exist up to the property
boundaries. These utilities are required to be extended into the project site to serve the new 23 lots.
Three new fire hydrants are required to be installed to serve the subdivision.
Because of the topography of Lots 19, 20 and 21, sewer service must be provided in the rear of
these properties. The subdivider is being required to install a new sewer line within a 10-foot wide
sewer easement to serve these three lots and the two existing properties at 832 and 836 Talmadge
Road.
Access and utilities to 832 Talmadge Road are provided by a private road and utility easement
(2080 O.R. 289) and this condition will not be changed by this tract.
Drainage and Water Quality
The natural site drainage, as well as additional anticipated storm water drainage from new streets
and impermeable surfaces (driveways, roofs) will be kept on the site; both on the individual lots
with permanent Best Management Practices (BMP’s) for storm water retention and within the
proposed detention basin. This basin will be landscaped to be an attractive entry feature of the
subdivision. A Homeowner’s Association is required to be established to maintain the detention
basin. The storm water detention basin will be constructed to provide retention and water
clarification in accordance with the existing requirements prescribed by the California Regional
Water Quality Control Board, Santa Ana Region before being discharged from the site into the
City’s storm drain system.
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Passive and Natural Heating and Cooling
The subdivision provides for opportunities for passive or natural heating and cooling. Spencer
Circle is oriented in a north/south direction. The existing portion of Talmadge Road is also oriented
in a north/south direction. This street orientation is appropriate for properties on the south side of
the Big Bear Valley. This street orientation allows residences to be built facing east and west for
morning and afternoon sun during all times of the year. In the winter, during all but midday, the
sun is low on the horizon and is blocked by mountain ridge line to the south. North sides of
properties are prone to icing in Big Bear Lake’s snowy climate, thus a north/south building
orientation does not allow for optimum snow melting. A better building orientation is an east/west
orientation that allows for minimal ice accumulation and maximum solar orientation for snow
melting. In addition, this orientation allows buildings to take advantage of the prevailing winds that
blow from west to east allowing for breezes to pass through the houses for passive cooling in the
summertime.
Housing Need and Public Services, and Fiscal and Environmental Resources
The City has considered the effect of ordinances and actions on the residential needs of the region
and has balanced the needs against public service needs of the residents and has considered
available fiscal and environmental resources in approving the subdivision.
The City has an adopted Housing Element for the 2008-2014 housing cycle.3 The purpose of the
Housing Element is to identify the City’s housing needs and establish Goals, Policies, and Programs
to address these needs. The creation of the subdivision is consistent with several Housing Element
goals, policies and programs. The subdivision is consistent with Goal H1 to provide adequate sites
for housing. The creation of the subdivision is consistent with Policy H1.1 to provide sites suitable
for a variety of types of housing for all income levels, including rental housing and manufactured
housing. New home construction is encouraged to implement green building practices, energy
efficiency, water conservation and waste reduction in compliance with Programs H 7.2 and H 7.3 of
the Housing Element.
At the time of home construction, a Developer Impact Fee4 is paid to the City to offset that
residence’s incremental impact on City services. These services include Fire facilities, vehicles and
equipment; streets, traffic signals and bridges; storm drain facilities; general facilities, vehicles and
equipment; public use facilities; and parkland acquisition and improvements. Beginning July 1,
2013, the Development Impact Fee for a single family residence is $9,617.

3
4

City Council Resolution No. 2011-29
City Council Ordinance No. 2009-388
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ENVIRONMENTAL REVIEW
The environmental and planning consulting firm of MIG/Hogle-Ireland was selected to prepare an
Environmental Impact Report for the project. The Environmental Impact Report consists of three
documents:
1. A Draft Environmental Impact Report dated June 2011, and Errata revisions dated May
2013, 322 pages
2. Technical Appendices, dated June 2011, and revised May 2013, 518 pages
3. A Final Environmental Impact Report, dated May 2013, 82 pages
These three documents are incorporated by reference into this staff report.
The Draft Environmental Impact Report (Draft EIR) has been prepared in compliance with the
California Environmental Quality Act (CEQA). This document was sent to the State Clearinghouse
and assigned SCH #2010101024. A 45-day public review and comment period was established
from June 15, 2011, to July 29, 2011, during which time comment letters were submitted to the
State and City.
CEQA does not require a public hearing on the Draft EIR5; however, it is the practice of the City of
Big Bear Lake to conduct a public hearing to widely publicize the availability of the document and
to obtain as much public input as possible, since public participation is an essential part of the
CEQA process. This public hearing was held at the regularly scheduled Planning Commission
meeting on July 20, 2011.
During the public review period, nine comment letters were received. These letters were received
from the following ten people, organizations and agencies:
Ken and Elsie Busch
Rush E. Wallace, Big Bear Group – Sierra Club
Drew Feldmann, San Bernardino Valley Audubon Society
Sandy Steers, Friends of Fawnskin and Adam Keats, Center for Biological Diversity
Timothy Krantz, University of Redlands Center for Environmental Studies
Dave Singleton, Native American Heritage Commission
Greg Holms, Department of Toxic Substances Control
Jeff Brandt, Department of Fish and (Game) Wildlife
Dan Kopulsky, Department of Transportation, District 8

5

State CEQA Guidelines Section 15087(I)
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The project has been revised in response to the comments received during the public review of the
Draft EIR. The revised project description is stated earlier in this report under the heading “Revised
Project Description” on pages 2 and 3.
The evaluation of the potential environmental impacts of the project revisions are described in the
Errata, which is an edited version of the Draft EIR. Responses to the comments that were received
on the Draft EIR have been prepared and assembled into a Final EIR. The Final EIR along with the
revised Draft EIR/Errata and Technical Appendices were distributed to the nine commenter’s on
May 30, 2013, as required by CEQA6. These documents were also placed on the Planning
Department’s page of the City’s website (www.citybigbearlake.com) on June 4, 2013.
The Draft EIR, shown on this page, is organized into eight sections:
Section 1.0

Introduction

Section 2.0

Executive Summary – a brief project
description and summary of the project
impacts and mitigation measures

Section 3.0

Project Description

Section 4.0

Environmental Impact Analysis – a
detailed section listing all of the
project impacts and identifying
mitigation measures to reduce
significant environmental impacts

Section 5.0

Alternatives – CEQA requires an
analysis of alternatives to the project

Section 6.0

Analysis of Long-Term Effects –
CEQA requires an analysis of longterm cumulative growth inducing and
irreversible environmental impacts

Section 7.0

Effects Found Not to be Significant

Section 8.0

Preparation Team – lists the preparers
and contributors to the Draft EIR

6

Public Resources Code Sect. 21092.5(a).
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The Technical Appendices, shown on this page, include several appendices containing important
documents associated with the CEQA process and environmental reports and studies prepared for
the project. These are listed below:
Appendix A

Notice of Preparation and responses

Appendix B

Public Scoping Meeting materials

Appendix C

Biological Resources Assessment

Appendix D

Sensitive Plan Survey

Appendix E

Biological Technical Report

Appendix F

Habitat Assessment for Southern Rubber
Boa and San Bernardino Flying Squirrel

Appendix G

Hydrology Study

Appendix H

Sewer Capacity Analysis

Appendix I

Slope Analysis

Appendix J

Soils Report

Appendix K

Traffic Impact Analysis

Appendix L

Water Feasibility Report

Appendix M Historical/Archaeological Study
Resources Report
Appendix N

Tree Management Plan

Appendix O

Custom Soils Resource Report

Appendix P

Jurisdictional Delineation Study

Appendix Q

Air Quality Modeling Data

Appendix R

Mitigation Agreement for Talmadge Road Development/Dept. of Fish and Game

Appendix S

Scott White Biological Consulting Letter, Rare Plant Study

Appendix T

Greenhouse Gas Emission Data

Appendix U

Mill Creek/Talmadge Road Subdivision Revised Water Feasibility Assessment
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The Final EIR, shown at right, consists of the
following items:
Section 1

Introduction

Section 2

Comment Letters and Responses to
Comments

Section 3

Errata statement

Section 4

Public Circulation

ENVIRONMENTAL IMPACT ANALYSIS
The Draft EIR identifies that the project will have
No Impact or Less than Significant Impact on the
environment in the areas of:











Aesthetics
Agriculture and Forestry Resources
Air Quality
Geology and Soils
Greenhouse Gas Emissions
Land Use and Planning
Mineral Resources
Population and Housing
Public Services, and
Recreation

The Draft EIR identifies that the project will have a Less Than Significant Impact With Mitigation
on the environment with the adoption and implementation of mitigation measures in the following
areas:








Biological Resources
Cultural Resources
Hazards and Hazardous Materials
Hydrology and Water Quality
Noise
Transportation and Traffic, and
Utilities and Services Systems

The Draft EIR did not identify any Significant and Unavoidable Impacts on the environment. All
impacts can be reduced to insignificant levels.
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This staff report will give a brief explanation of the Less Than Significant impacts and mitigation
measures.
Biological Resources – Section 4.4 of the Draft EIR
Two Federally-listed Threatened plant species have been observed on the project site. A grouping
of approximately eight Southern Mountain Buckwheat plants and a second grouping of two more
plants are located near the center of the parcel; and approximately eight Ash-Gray Indian Paintbrush
plants were observed along the southern margin of the property as shown in Draft EIR Exhibits 4.41 – Federally Threatened Plant Occurrences (p. 4.4-33) and Exhibit 4.4-2 – Rare Plant Survey Map
(p. 4.4-35). Southern Mountain Buckwheat is endemic to pebble plains habitat and two small areas
of marginal pebble plains habitat exists within the project site.
The subdivision has been redesigned and now proposes two conservation areas known as the “60foot conservation area” and the “100-foot conservation area.” These conservation areas will protect
area where Ash-Gray Indian Paintbrush and Southern Mountain Buckwheat were observed on the
property. These two conservation areas will be fenced with an open, wood fence to protect the
areas, but to allow wildlife access, pollination, and seed dispersal.
The implementation of Mitigation Measures BR-1 through BR-6 will reduce impacts to special
status species below a level of significance. Mitigation Measures BR-1 requires a payment of fees
into a mitigation fund, seed salvage, fencing, and establishment of two conservation areas.
Mitigation Measures BR-2 and BR-3 will minimize disturbance and potential hazards to specialstatus wildlife in surrounding habitat, and Mitigation Measure BR-4 will reduce impacts from night
lighting to sensitive wildlife habitat in areas surrounding the project site. Mitigation Measure BR-5
will minimize disturbance to nesting birds, as required by the Migratory Bird Act. Mitigation
Measure BR-6 will minimize disturbance to wildlife and to native plant species by educating
property owners on how to reduce effects of pets and by prohibiting non-native and invasive plants.
BR-1 – The applicant or future owner shall mitigate the impacts on Southern Mountain Buckwheat
and Ash-gray Indian Paintbrush by providing for permanent conservation of habitat supporting
these species, as follows:
Mitigation Fund: After approval by the City of the Tentative Tract Map and prior to recording of
the Final Map, the property owners shall reduce anticipated impacts to Pebble Plain habitat
occupied by Southern Mountain Buckwheat and Ash-gray Indian Paintbrush plants by making a
one-time payment to a non-profit 501(c)3 organization named by the Conservation Groups. This
may include the California Wildlife Foundation’s fund for Pebble Plain mitigation. The amount of
the contribution shall be $36,000, as determined by the Department of Fish and Wildlife (Appendix
R) based upon estimated costs to purchase and protect land at a 3:1 ratio for the project’s impact to
occupied habitat on the project site. Payment of this fee shall be verified by the City Planning
Department prior to Final map approval.

Staff Report
Environmental Impact Report and
Tentative Tract Map Application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 17
Salvage: Upon submittal of grading plans for plan check review and no less than 30 days prior to
issuance of any grading permit, and at least 60 days prior to any construction or grading activity on
the site, the applicant or land owner shall contact Rancho Santa Ana Botanic Garden (RSABG) and
the Department of Fish and Wildlife to offer written permission for any on-site seed or plant salvage
judged appropriate for plant conservation. The applicant will provide the RSABG and Forest
Service 30 days to respond and will coordinate site access and schedule proposed grading or
clearing to accommodate plant salvage to the extent feasible. Plant and seed salvage shall occur
during timeframes when plants and seeds are salvageable as determined in coordination with the
Department of Fish and Wildlife.
Impact Minimization to Off-site Critical Habitat: Construction of a four-foot high split rail fence
along the southern property boundary of the project area shall be in place prior to the final approval
of Phase I of the improvements to prevent future residential uses such as gardening, pet areas, or
recreation areas from encroaching into adjacent public lands. Fencing construction will be verified
by the City Planning Department.
Conservation areas: The developer shall set aside conservation areas to conserve certain Pebble
Plain habitat areas and which were observed to contain Southern Mountain Buckwheat and Ashgray Indian Paintbrush. These conservation areas shall include a 100-foot wide conservation area
adjacent to the National Forest along the southern boundary of the proposed tract and a 60-foot
wide area between lots 14-18 and lots 19-21. The conservation areas shall be fenced with a fourfoot high split rail fence and be maintained as a conservation easement in perpetuity. The
conservation easements shall be conveyed to a non-profit 501(c)3 organization to be named by the
Conservation Groups, which may include the San Bernardino Mountains Land Trust or another
501(c)3 organization of the San Bernardino Mountains Land Trust choosing. Set aside of these
conservation areas and the creation of appropriate CC&R’s and easements to preserve these areas
shall be verified by the City Planning Department prior to Final Map approval. Fencing shall be
verified by the Planning Department.
BR-2 – Grading and clearing limits shall be staked prior to issuance of grading permits/land
disturbance to avoid impacts to off-site critical habitat areas and verified by the City Planning
Department.
BR-3 – During any on-site grading or construction, as verified by the City Planning Department, the
applicant or future owner shall minimize disturbance or hazards to surrounding vegetation, habitat,
and wildlife, such as toxic substances, dust, noise, and lighting, as follows:
a. New lighting shall be established at the minimum necessary to meet safety requirements,
and shall be screened to avoid lighting the surrounding habitat;
b. The Project’s grading and disturbance footprint shall be limited to the property boundaries
of the project site;
c. Any soil bonding or weighting agents or other dust control or erosion control measures used
during grading and construction shall be non-toxic to wildlife and plants;
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d. All construction waste products including waste paints, plaster, concrete, adhesives, and
other materials shall be properly contained and disposed of off-site according to City waste
disposal requirements; no such products shall be dumped on-site;
e. All vehicles and equipment shall be maintained in proper working condition to minimize the
potential for fugitive emissions of motor oil, antifreeze, hydraulic fluid, grease, or other
hazardous materials; equipment servicing shall take place only at a designated areas.
BR-4 – Security lighting on individual lots shall be positioned to focus on structures rather than the
forest area south of the project site. To further reduce potential night lighting impacts to sensitive
wildlife habitat, the City Engineer shall require the following street lighting methods to be utilized,
recognizing the constraints of roadway lighting requirements:
a. Low-intensity street lamps;
b. Low-elevation light poles; or
c. Shielding of internal silvering of the globes or external opaque reflectors.
BR-5 – If initial tree removal, grubbing, or grading for project construction are proposed to occur
during the breeding period of migratory birds (from February 1 through August 31), then preconstruction surveys for nesting migratory birds shall be conducted and measures to prevent the
destruction of bird nests shall be implemented. The biologist conducting the surveys shall be
approved by the City Planning Department and shall be experienced and familiar with nest-locating
techniques. Surveys shall be conducted in accordance with the following guidelines:
a. Surveys shall cover all nesting habitat to be disturbed;
b. At least two-pre-construction surveys, separated by a minimum 10-day interval, shall be
completed prior to initial grading or grubbing activity; the later survey shall be completed no
more than 10 days preceding initiation of initial grading or grubbing activity; additional
follow-up surveys shall be required if periods of construction inactivity exceed one week in
any given area, an interval during which birds may establish a nesting territory and initiate
egg laying and incubation; and
c. If active nests are detected during the survey, a 500-foot no-disturbance buffer area shall be
implemented until the nestlings have fledged or the nest is abandoned; if active raptor nests
are detected during the survey, a 1,200-foot no-disturbance buffer zone shall be
implemented.
As an alternative to conducting nesting bird surveys, tree removal, grubbing, and grading may be
scheduled outside the breeding season. The applicant shall bear the cost of this mitigation measure.
BR-6 – Upon the sale of the residential lots, the developer shall develop and provide residents of
the future development with literature approved by the City that pertains to sensitive wildlife in the
area to reduce impacts to on- and off-site biological resources. The literature shall indicate ways the
residents can reduce effects on the wildlife, including minimizing effects pets have on native
wildlife. A list of invasive plants that are commonly planted in landscaping shall also be included
in this literature and it will be recommended that certain plants be avoided, including giant reed
(Arundo donax), castor bean (Ricinus communis) and Pampas grass. The use of nonnative species
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known to be weedy invasives, such as German ivy (Senecio milkaniodes), periwinkle (Vinca
major), or ice plant (Carpobrotus spp.) should also be prohibited. Literature shall be conveyed to
subsequent property purchasers as a condition of property transfer via deed restriction to be signed
and acknowledged by the property purchaser. Deed restrictions shall be verified by the City
Planning Department prior to Final Map approval.
Cultural Resources – Section 4.5 of the Draft EIR
The project site is identified in the General Plan Environmental Resources Element Exhibit ER-3 as
having a moderate sensitivity of containing Pre-Historic (Native American) resources. The site is
identified in Exhibit ER-4 as having a high sensitivity of containing Historic (Non NativeAmerican) resources. The San Bernardino County General Plan Conservation Element includes a
map identifying known paleontological resources, which encompasses the Big Bear Valley,
including the project site. Mitigation Measure CR-1 is included to ensure that any unforeseen
resources discovered during project construction are protected.
CR-1 – During grading and construction of the project, in the event of an unforeseen encounter of
subsurface materials suspected to be archaeological or paleontological significance, all grading or
excavation shall cease in the immediate area and the find left untouched until a qualified
professional archaeologist or paleontologist, whichever is more appropriate, is contacted and called
in to evaluate the find and make recommendations as to the disposition, mitigation, and/or salvage.
The applicant shall be responsible for covering all costs associated with the professional
investigation.
Hazards and Hazardous Materials – Section 4.8 of the Draft EIR
The primary issues discussed in this section of the Draft EIR are the threat of wildfires and the
adequacy of an emergency evacuation plan.
Wild Fires
The project site is subject to wildland fires, as is the majority of the Big Bear Valley. In order to
reduce the threat of wildfires and maintain forest health, Big Bear Valley’s fire agencies have
worked with other agencies and residents to remove over 82,337 hazardous dead, dying and
diseased trees and treated 9,771 acres of live fuel within the Valley and mountain communities of
Angeles Oaks and Forest Falls. Within the City, 18,772 hazardous trees have been removed and
2,391 acres of live fuel have been treated. These efforts reduce the spread of wildfires.
Within the over 6-acre site itself, 150 trees have been identified that should be removed for
sanitation purposes because of dead, dying, or overcrowded conditions, whether the site gets
developed or not. This will further reduce the threat of a fire spreading into or out of this area.
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With development of the site, 96 trees have been identified as being removed for roadway and
utility installation purposes.
Construction of every new single family residence must meet the requirements of the California
Building Code, which requires the installation of a fire sprinkler system to serve that home. The
City of Big Bear Lake also has adopted strict fire resistive construction measures for eaves, decks,
and exterior walls, and forest fuels reduction requirements contained in Municipal Code Chapter
8.94, which every new residential development must meet.
The developer is required to install water lines and fire hydrants to serve the subdivision. In
addition, a water line in Mill Creek Road will be increased in size to serve the new subdivision and
which will also benefit the existing residences to the west and north that are connected to that line.
Mitigation Measures HZ-1, HZ-2, and HZ-3 require the installation of water lines to serve the
development to provide fire protection.
HZ-1 – At the time of road and utility construction for the subdivision, the developer shall install
approximately 450 feet of 12-inch diameter PVC water line on Mill Creek Road along the northerly
boundary of the proposed development. This pipeline will connect to the existing 12-inch line on
the northside of Highway 18 and to an existing 8-inch line at the westerly end of the property. The
pipeline shall be constructed and installed pursuant to the requirements of the City Engineer.
HZ-2 – At the time of road and utility construction for the subdivision, the developer shall install
approximately 700 feet of 12-inch diameter PVC water line along the north-south street (Spencer
Circle) within the proposed subdivision. The water line shall run from Mill Creek Road to the end
of the cul-de-sac at the southerly end of the property. The water line shall be constructed and
installed pursuant to the requirements of the City Engineer.
HZ-3 – At the time of road and utility construction for the subdivision, the developer shall replace
the existing waterlines along Talmage Road, consisting of a 2-inch steel pipeline and a 4-inch PVC
pipeline, with an 8-inch PVC pipeline to be connected to the proposed 12-inch pipeline on Mill
Creek Road.
Emergency Evacuation Plan
The City of Big Bear Lake has adopted an Emergency Operations Plan for all types of disasters,
including extreme snowstorms, earthquakes, fires, other natural disasters, technological incidents,
and national security emergencies. The City’s plan is 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 multi-jurisdictional emergencies and disasters.
The City is a member of the 24-city San Bernardino County Operational Area. City resources are
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made available to other member agencies in their time of need, and likewise, assistance from other
agencies is made available to the City in our time of need through Mutual Aid Agreements.
An Emergency Operations Plan has been developed that incorporates policies and procedures to
care for residents and visitors in a time of disaster. Depending upon the type of disaster, citizens
and visitors would be instructed on an appropriate course of action. This information is distributed
through many means including a Telephone Emergency Notification System (TENS), the local
radio station, KBHR 93.3, the local television channel, TV 6, and the general population may also
be alerted by several sirens located throughout the Big Bear Valley. The City also has the ability to
notify residents “door-to-door” and to utilize an emergency vehicle with sirens and a loudspeaker.
Finally, Scan USA, a web-based emergency notification systems can be used to generate messages
by email, telephone, cell phone, and texting to individuals who sign up for the service. The
Mountain Area Safety Taskforce (MAST), a San Bernardino County organization comprised of
local, state, and federal agencies, private companies and volunteer organizations assists fire and law
enforcement officials in implementing emergency plans.
In addition to the Emergency Operations Plan, Big Bear Lake has adopted a Big Bear Valley
Community Wildfire Protection Plan and an Emergency Evacuation Plan. These plans estimate the
number of people and vehicles that may need to be evacuated from the Big Bear Valley. Several
emergencies have occurred during which these plans were implemented to evacuate certain parts of
the Valley, and during the Old Fire of October 2003, the plan was implemented to successfully
evacuate the entire Big Bear Valley in approximately 14 hours. This evacuation was part of the
evacuation of over 70,000 citizens from 29 communities within and adjacent to the San Bernardino
mountains and high desert.
Within the subdivision itself, at build-out, a population increase of 28 people is expected to occur
(based on 23 dwelling units, 2.42 people per unit, 50% occupancy). Estimating that there are two
cars per dwelling unit, an additional 46 vehicles will be added to Big Bear Boulevard which would
be the main evacuation route out of the Big Bear Valley. This increase in vehicle traffic has been
determined to be insignificant.
As part of the subdivision improvements, Talmadge Road is proposed to be closed at Big Bear
Boulevard, and properties located on Talmadge Road would access Big Bear Boulevard via the
rerouted Talmadge Road. The closure of Talmadge Road is necessary to eliminate a 5-legged
intersection formed by Big Bear Boulevard, Talmadge Road and Mill Creek Road. Talmage Road
at the Big Bear Boulevard intersection is currently very steep, with a grade change of 20 feet in the
first 130 feet from Big Bear Boulevard. This is a slope of approximately 15%; which exceeds the
City’s maximum street grade requirement of 10%. The pavement width of this length of road will
also be widened to 24-feet, allowing two vehicles to safely pass. This closure will cause a minor
inconvenience to Talmadge Road residents by making the travel distance to the Big Bear Boulevard
intersection a little farther by approximately 500 feet. However, the intersection will be much safer
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by being flatter and wider, and the road closure is supported by Caltrans, the City Engineer and the
Big Bear Lake Fire Department. A detail of the
road closure is shown in Figure 5 at left:
Big Bear Boulevard
Improvements to the Big Bear Boulevard
intersection are required to be installed by the
developer with this subdivision. Additional
pavement width will be created and the
intersection is required to be restriped to
accommodate a left turn pocket for westbound
vehicles.
The
proposed
intersection
improvements are shown below in Figure 6.
Widening and the striping of a left turn pocket
on Big Bear Boulevard are required as a Traffic
mitigation, TR-1. The closure of Talmadge
Road will be required as a condition of approval.
No additional mitigation for Hazards and
Hazardous Materials is required.

Figure 5.
Figure 6.
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Hydrology and Water Quality – Section 4.9 of the Draft EIR
This section analyzes whether the project will violate any water quality standards, waste discharge
requirements, or substantially alter the existing drainage pattern or rate or amount of surface runoff
in a manner which would result in flooding. Runoff currently is captured in a small drainage swale
on the southern portion of the property. The drainage discharges into a low lying area that
ultimately discharges into a drainage ditch; which runs parallel to Mill Creek Road and Big Bear
Boulevard.
As discussed in the Draft EIR, storm water runoff is heavily regulated under the Clean Water Act.
With the creation of MS-4 permitting under the National Pollutant Discharge Elimination System
(NPDES), a shift occurred about a decade ago in the philosophy of treating stormwater. Previously,
water runoff from streets, roofs, and parking lots was directed into a storm drain system, and no
filtration or treatment was done to this runoff. However, now, this is unacceptable. Runoff must be
treated for water quality and the rate of runoff is controlled such that no change from the “preproject” flows results.
Drainage improvements are proposed within the subdivision to comply with NPDES requirements.
According to the Revised Hydrology Study, the project will not increase the downstream flow postdevelopment compared to the existing condition with the inclusion of a detention basin, on-site
retention, and bio-swale channels. These measures include the incorporation of grade control
structures within the channels to reduce the rate of flow to prevent erosion, and to retain runoff from
20% of the area of each of the individual lots. These improvements are included as Mitigation
Measures HY-1 through HY-3.
HY-1 – A stormwater detention facility, approved by the City Engineer, shall be designed and
incorporated into the project at the time of construction to retain water from the planned roads and
drainage improvements, as pre-development conditions.
HY-2 – The proposed open channel drainage courses shall be designed and constructed to
incorporate grade control structures to maintain the channel at a maximum slope of three (3)
percent.
HY-3 – On-site detention measures shall be required for each lot and the design and location
approved by the City Engineer. As each parcel is developed, the developer/property owner shall
retain runoff from at least twenty (20) percent of the lot area.
Noise – Section 4.12 of the Draft EIR
Noise generated from the project, specifically short-term construction activity noise impacts and
long-term operational noise impacts, are discussed in this section of the Draft EIR. This section
also discusses ambient noise levels that will affect future residential uses within the subdivision.
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Short term noise sources will result from two main construction activities; construction of streets
and the installation of utilities within the subdivision, and construction of individual single family
homes.
The developer estimates that construction of the streets and utilities will take approximately 17
weeks (4.25 months). The noise levels of construction activities will change throughout the course
of construction, with the heaviest intensity occurring during tree removal, street grading and paving
activities, and lighter intensity construction occurring during the laying of utility lines.
Most of the street construction activities occur within the subject property itself on Spencer Circle
and Talmadge Road. These are generally located over 100 feet from the surrounding residential
uses. However, where the realigned portion of Talmadge Road intersects the old section of
Talmadge Road, street construction activities will occur as close as 25 feet from existing residences.
To mitigate the potential noise impacts from street and utility construction activities, Mitigation
Measures N-1 through N-5 are proposed.
N-1 – During road and utility construction for the subdivision, the contractor shall ensure that all
equipment (including staging areas and stationary equipment) is located so that emitted noise and
vibrations are directed away from the nearest sensitive noise receptor.
N-2 – During road and utility construction for the subdivision, the construction contractor shall
ensure that stockpiling and vehicle staging areas are located as far as practical from noise-sensitive
receptors.
N-3 – Before the start of any grading and construction of roads and utilities for the subdivision, all
property owners located within 500 feet of the construction site shall be mailed a notice regarding
the construction schedule of the proposed project. A sign, legible at a distance of 50 feet, shall also
be posted at the construction site. All notices and the signs shall indicate the dates and duration of
the construction activities, as well as a telephone number where residents can inquire about the
construction process and register any complaints. Notices shall be mailed to property owners a
minimum of 14-days prior to the commencement of construction activities, and proof of mailing
shall be submitted to the Planning Division.
N-4 – Prior to any grading or construction of roads and utilities for the subdivision, a “noise
disturbance coordinator” shall be established by the developer and the City shall be notified of the
name and contact information of the coordinator. The disturbance coordinator shall be responsible
for responding to any local complaints about construction noise. The disturbance coordinator
would determine the cause of the noise complaint (e.g. starting too early, bad muffler, etc.) and
would be required to implement reasonable measures such that the complaint is resolved. All
notices that are sent to property owners within 500 feet of the construction site and all signs posted
at the construction site shall list the telephone number for the disturbance coordinator. All materials
to be posted onsite and mailed to the property owners shall first be approved by the Planning
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Division prior to commencing grading activities, and proof of mailing shall be submitted to the
Planning Division.
N-5 – Throughout all grading and construction of roads and utilities for the subdivision, the grading
contractor shall ensure that all construction equipment, fixed or mobile, is properly operating
(tuned-up) and that mufflers are working correctly. All sound-reducing devices shall be maintained
throughout the constructing period.
Future housing will be developed privately by individual property owners of the lots. This could
either occur quickly; which would result in a several homes being constructed at once and the
generation of a lot of construction noise at one time; or construction might be extended over several
years; which would result in less construction noise at one time, but extending over a much longer
period of time. For the purposes of the Draft EIR, an assumption was made that three homes per
year would be constructed and therefore, build-out of the subdivision would occur in ten years. An
assumption was also made that outdoor construction activities for a typical single family residence
would occur for approximately 30 weeks (7.5 months) during a typical construction season of
March through September. Noise associated with residential home construction is regulated by
Development Code Chapter 17.01 and enforced by the Code Compliance Division. No additional
mitigation is required.
Long term or operational noise sources associated with a single family residential use include
vehicle noise, trash removal, maintenance of landscaping, and snow removal activities. These noise
generating activities are no different than that of the surrounding single family residential
neighborhoods. The noise due to additional vehicle trips associated with the subdivision has been
calculated to be an additional 23 peak hour trips, which may increase noise by 3dB, which has been
determined to be a barely perceptible increase in sound. Therefore, no significant impact will occur
and no mitigation for operation noise is required.
Vehicle noise and residential home noise impacts on the San Bernardino National Forest are
discussed in the Draft EIR. The terminus of Spencer Circle is approximately 130 feet from the
forest boundary at an elevation of 25 feet below the forest. The subdivision proposes a 100-foot
conservation area that will serve as a buffer area between the private property and National Forest.
Biological Resources mitigation measure BR-1 requires the installation of a fence along this
boundary. The noise impacts associated with vehicles on Spencer Circle and the habitation of two
single family homes was determined to be less than significant in the Draft EIR with the
implementation of mitigation measure BR-1.
The subdivision site is close to Big Bear Boulevard, which is the main ambient noise generator in
the area. Truck traffic on Big Bear Boulevard can raise ambient noise up to 73dB to 76dB;
however, most of this noise is generated during daytime hours and is not objectionable. A noise
reduction of approximately 25 db can be expected inside typical buildings. This reduces indoor
noise levels to acceptable levels of 55dB to 45dB, and no mitigation for indoor noise is required.
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Transportation and Traffic – Section 4.16 of the Draft EIR
This section analyzes traffic impacts resulting from the subdivision on all modes of transportation,
the traffic volumes of adjacent roads, and the level of service of the Big Bear Boulevard/Mill Creek
Road/Talmadge Road intersection. A Traffic Analysis based on a 26-lot design was prepared for
the project that determined that at project build-out, the residential development is expected to
generate approximately 228 additional average daily trips with a total peak hour trip rate of 23 trips
(12 inbound and 11 outbound). This was evaluated against the carrying capacity of Big Bear
Boulevard and Mill Creek Road and determined to not cause a substantial increase in traffic. The
additional traffic volume was evaluated against the existing intersection conditions, and the
additional trips did not reduce the levels of service (LOS) during any time period to unacceptable
levels. The revised project design consists of 23 lots, which would result in reduced traffic impacts
compared to the analysis for the 26-lot design. The Traffic Analysis further supports the
realignment of Talmadge Road and widening and restriping of the Big Bear Boulevard/Mill Creek
Road/Talmadge Road intersection for safety reasons. One mitigation measure, TR-1, is proposed.
TR-1 – The developer shall construct or pay a fair share contribution towards, as determined by the
City Engineering Division, a westbound left turn pocket on Big Bear Boulevard/State Route 18,
prior to approval of the Final Tract Map. Storage/queuing for only one vehicle is required.
The City Engineer and the Fire Department have reviewed the realignment of Talmadge Road. The
City Engineer indicates that the proximity of the Talmadge Road/Mill Creek Road intersection to
the Spencer Circle/Mill Creek intersection, a distance of approximately 170 feet, is acceptable.
The Fire Department has reviewed the proposed street plan. The proposed street orientations,
widths, lengths, turning radii, and grades comply with Fire access codes. The Fire Department has
reviewed the two new intersections of Spencer Circle/Mill Creek Road and Talmadge Road/Mill
Creek Road with respect to emergency access. The Fire Department has determined that the
proximity of the two intersections to each other does not cause a risk or reduce emergency ingress
or egress. In the event that a structure on Lot 18 is on fire, the Fire Department indicates that there
is adequate street width in which a fire truck can be parked and a vehicle can pass. In the unlikely
event that the entire Mill Creek Road frontage is on fire, most likely the residents would “shelter in
place.” In the event of a large wildfire blocking both Big Bear Boulevard and Mill Creek Road, the
Fire department indicates that a mandatory evacuation of the area would be called for before such
an event would occur.
Utilities and Service Systems – Section 4.17 of the Draft EIR
This section discusses the impact of the project upon water, wastewater, storm drainage, and solid
waste anticipated from build out of the subdivision.
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Water
Domestic water comes from groundwater sources administered by the City of Big Bear Lake
Department of Water. The project site is within the Main or Town pressure zone which is served by
three reservoirs; the Pontel reservoir, the Bear Valley reservoir, and the Cedar reservoir. In order to
provide sufficient fire flow, the DWP has identified the pipeline in the entire length of Talmadge
Road (1,700 feet) must be replaced with an 8-inch diameter pipe.
DWP water supply has stabilized and demand has been reduced by 30%, therefore, the DWP Board
has determined that a water shortage emergency no longer exists. In addition, the Board has
decided to implement a comprehensive water conservation program to protect future water supplies
and to mitigate the impacts of future droughts7. On January 22, 2013, the DWP Board adopted
Resolution No. DWP 2013-01 rescinding the finding of a water shortage emergency in the Big Bear
Valley, except for the Lake William area, and adopting a water conservation program pursuant to
California Water Code Section 375 et. seq. The regulations set forth in Resolution No. DWP 201301 are a condition of water service for all residences. Because there is no longer a water shortage
emergency, the DWP no longer limits the number of new water connections per year to 160. An
estimated three homes per year will be constructed within the subdivision. This is not anticipated to
cause a significant impact upon water supply.
Wastewater
The Big Bear Area Regional Wastewater Agency (BBARWA) is responsible for treatment and
disposal of wastewater for the City of Big Bear Lake. The treatment plant is located within the
unincorporated area of Big Bear City. BBARWA currently services 22,141 equivalent dwelling
unit (EDU) connections through the Big Bear Valley, of which 47 percent, (10,429 EDU
connections) are within the City of Big Bear Lake. The wastewater treatment plant has an
expansion capability of 5,500 new EDU connections. At build out, the project will generate an
additional 23 EDU’s, well within the 5,500 new EDU connection capacity, and a less than
significant impact to the wastewater treatment system.
The sewer analysis prepared for the project indicated that due to the age of the existing sewer line in
Mill Creek Road, the sewer line will need to be “upgraded” either by sliplining the existing pipe or
by replacing the pipe. Mitigation Measure US-1 is included requiring this “upgrade” to 450 linear
feet of 8-inch pipe.
US-1 – At the time of construction, pursuant to the requirements of the City Engineer, the developer
shall either install a new 8-inch sewer pipe or install slip lining in 450-feet of sewer pipe along the
project frontage, adjacent to Mill Creek Road, prior to approval of the Final Map.
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The mitigation measures listed above will be placed on the project as conditions of approval. In
addition, the Planning Commission is being asked to adopt a Mitigation Measure Monitoring
Program as part of the resolution certifying the EIR. The Mitigation Measure Monitoring Program
establishes the timing and the responsible party (agency or City department) that is responsible for
enforcement of the mitigation measure as required by Section 15097 of the State CEQA Guidelines.
Storm Drains
The installation of a detention basin, storm water retention, and drainage swales was previously
discussed in Hydrology and Water Quality section.
Solid Waste
Solid waste collection, disposal, and recycling in the City are provided under contract with Big Bear
Disposal, Inc. The City is currently served by the Landers, Barstow, and Victorville Sanitary
landfills. According to the Draft EIR, sufficient capacity exists within the Barstow and Victorville
landfills to handle solid waste generated by the City.
All cities in California are under a mandate to reduce the amount of solid waste that is sent to
landfills by 50%. Big Bear Lake diverts approximately 71% of its solid waste away from landfills
through source reduction, recycling, composting, special wastes management, public education,
policy incentives and household hazardous wastes management.
Project Alternatives
CEQA requires a discussion of reasonable alternatives to the project that would attain some or all of
the project objectives, while avoiding or substantially lessening one of more of the potential
significant impacts that have been identified. CEQA requires that an “environmentally superior”
alternative be identified. The Draft EIR identified five alternatives; as required by CEQA, a “no
project” alternative is also analyzed. The five project alternatives are:
Alternative 1. No Project. The site is left as is. The site consists of four parcels. The single family
residential zoning would allow one single family residence to be built on each of the parcels. No
mitigation would occur under this alternative.
Alternative 2. Development of a similar project on two properties with a combined area of 7.39
acres located at 39832 and 39862 Big Bear Boulevard (North side of Big Bear Boulevard at Tulip
Lane), Assessor’s Parcel Numbers 307-131-37 and 38.
Alternative 3. Development of a similar project on two properties with a combined area of 5.88
acres located at 42675 and 42725 Fox Farm Road (South side of Fox Farm Road between Mountain
Lake Road and Teakwood Drive), Assessor’s Parcel Numbers 2328-342-25 and 2328-421-01.
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Alternative 4 – Development of the project site at a density of 1 du/acre.
Alternative 5 – Development of the project site at a density of 2 du/acre.
CEQA allows the rejection of alternatives. Alternative 2 was rejected because development of this
site would not reduce impacts to the environment. Alternative 3 was rejected because the property
is not for sale and not under the ownership of the applicant; therefore, this alternative was
determined to be infeasible. Alternative 4 was rejected because development of the property at this
low of a density is not consistent with the General Plan and Development Code.
A further analysis of the remaining alternatives, Alternative 1 and Alternative 5 determined that the
environmentally superior alternative is the “no project” alternative. However, this option does not
achieve the project objectives nor the objectives of the City to allow the development of properties
in private ownership when such development is consistent with the General Plan and the
Development Code. This project also does not provide for environmental mitigation. Alternative 5
will not result in any increased environmental impacts and it may reduce potential environmental
impacts in the areas of Hazards and Transportation/Traffic due to a reduced population density.
Staff recommends that the Planning Commission determine that the project, as currently proposed
with 23 lots, is the Preferred Alternative. The 23-lot project allows for development of the property
in compliance with the General Plan, which fulfills the Land Use and Housing Element objectives.
The project allows for development that is consistent with the Development Code, and provides for
use of an underdeveloped site that is surrounded by existing development. The project provides
environmental mitigation and the creation of two conservation areas, in perpetuity, and corrects
deficiencies at an existing intersection.
Analysis of Long Term Effects/Cumulative Impacts
CEQA requires the evaluation of the combined effects of the project and other projects that have
been approved or are in the process of being approved by the City to determine if there is a
cumulative significant impact. The Draft EIR lists ten projects that have been approved or that are
in process with the City Planning Department. The Draft EIR contains an extensive analysis of the
cumulative impacts of this project combined with the ten additional projects. In order to evaluate
the “worst case scenario” the analysis assumes that all of the projects are being constructed
simultaneously.
No potential significant cumulative impacts will occur in the areas of Agriculture and Forestry
Resources, Recreation, Noise, and Public Services.
Less than significant cumulative impacts will occur in the areas of Aesthetics, Air Quality,
Biological Resources, Cultural Resources, Geology and Soils, Hazards and Hazardous Wastes,
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Hydrology and Water Quality, Land Use, Population, Traffic and Transportation, and Utilities. No
cumulative impacts were identified as being significant.
Growth Inducing Impacts
The Draft EIR provides an evaluation of growth-inducing effects of the project that could cause
economic or population growth, or the construction of additional housing, either directly or
indirectly, in the surrounding environment. The growth within the subdivision itself, a maximum of
23 units, is not considered significant or adverse and has been contemplated in the General Plan
Land Use Element. The project provides for utility upgrades to serve the development itself.
Utilities are not proposed to be extended into areas where none have existed before, and thus, would
not induce growth into new areas.
Significant Irreversible Environmental Changes
At build-out of the project, energy and resources will be consumed through tree removal associated
with construction activities, the habitation of the single family residences, and use of motorized
vehicles by the occupants of the residences. Energy and resources include electricity, water, energy
for space heating, trees, lumber, water, and fuels for vehicles. The incremental increase in the
amount of energy, resources, and fuel associated by the use of these 23 single family residences can
be determined to be insignificant.
Final EIR – Responses to Comments
CEQA requires that written responses must be prepared for comments that were received on the
Draft EIR. The original comment letters and written responses are contained in their entirety in a
document called the Final EIR. CEQA requires that the Final EIR must be distributed to those
persons and agencies who commented on the Draft EIR for a minimum of ten days prior to the
decision on the project. The Final EIR, along with the revised Draft EIR, the Technical
Appendices, and a public hearing of this meeting, were distributed to the commenter’s on May 30,
2013.
According to Section 15088 et. seq. of the State CEQA Guidelines, the responses to comments
must:
 Identify any significant environmental issues raised in the comment
 Explain, if necessary, why any recommendations provided in the comment were not
accepted
 Be supported by reasoned analysis.
The following paragraphs contain a brief summary of the comments and responses to comments
contained in the Final EIR. The following paragraphs are intended to give the Commissioners a
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brief overview of the submitted comments and are not intended to replace the detailed information
contained in the Final EIR.
Comments received from the Native American Heritage Commission - The comments received from
the Native American Heritage Commission advise the City to conduct a Sacred Land File search,
consultation with the California Historic Resources Information System and consultation with local
tribes.
These searches and consultation occurred during the preparation of the
Historical/Archaeological Resources Survey, Appendix M, and discussed in Section 4.2 of the Draft
EIR. Mitigation measure CR-1 is being placed on the project approval, which requires the
appropriate steps to be followed if human remains are encountered. No new significant
environmental issues were raised by the commenter.
Comments received from the Department of Transportation (District 8) – This comment letter
requests a copy of the subdivision map, states a preference for a 4-point intersection, and requests
traffic signal warrants. A copy of the subdivision map has been provided to Caltrans. A 4-point
intersection is proposed by the closing of Talmadge Road at Big Bear Boulevard. The City
Engineer has reviewed the project and traffic analysis and found that the intersection would not
meet Caltrans traffic warrants to be signalized. Therefore, no study of traffic warrants is necessary.
No new significant environmental issues were raised in this comment letter.
Comments received from the Department of Toxic Substances Control – This comment letter
requests that all comments on the prior Notice of Preparation be addressed in the EIR, and advises
that the project is subject to applicable rules and regulations if hazardous wastes will be generated
by the project. All earlier comments were considered in the preparation of the EIR, and no
appreciable amounts of hazardous materials or waste will be used or generated by this single family
residential subdivision, as discussed in Section 4.8 of the EIR. No new significant environmental
issues were raised in this comment letter.
Comments submitted by Ken & Elsie Busch – The Busch’s state their opposition to the realignment
of Talmadge Road. However, the existing condition of Talmadge Road at the Big Bear Boulevard
intersection is steep, narrow, and hazardous; therefore, as discussed in Section 4.8 of the EIR, the
realignment of Talmadge Road will create a roadway which complies with the City’s street grade
and street width requirements. This intersection realignment is supported by Caltrans, the City
Engineer, and the Fire Chief.
The comment letter received from the Busch’s states that the realigned section of Talmadge Road
will have icy conditions because of insufficient drainage. However, as stated in Section 4.9 of the
EIR, the existing drainage will be directed under a raised post and pier bridge of Talmadge Road,
not through culvert pipes. This will allow drainage water to freely flow into the detention basin.
No hydrological evidence has been submitted to indicate that the post and pier bridgeway will be
overtopped by drainage water.
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The Busch’s comment letter expresses concern over water availability. Pursuant to Resolution No.
DWP 2013-01, a water shortage emergency no longer exists in the Big Bear Lake area. In addition,
A Water Conservation Program8 has been adopted by the City to govern water usage. As stated in
Section 4.7, Utilities and Service Systems, there is sufficient delivery and storage capacity in the
Town water zone to serve the anticipated water demand of the subdivision.
Lastly, the Busch’s state that the density of the project is not consistent with the General Plan.
However, this is incorrect. The General Plan designation of the property is SFR-4, indicating that
the maximum density of development is 4 units per acre. The project area is 6.69 acres, and 23
units are proposed, making the project density 3.44 units to the acre, which does not exceed the
maximum density of 4 units per acre, and is therefore, in compliance with the General Plan. No
new significant environmental issues were raised in this comment letter.
Comments submitted by the Big Bear Group of the Sierra Club – The Big Bear Group of the Sierra
Club indicated that, in 2011, the Technical Appendices were not provided to them on the EIR disk
or on the City’s website. However, as soon as the Big Bear Group of the Sierra Club requested a
copy of the Technical Appendices, they were made available to them. The City makes every effort
to provide documents to the general public and agencies. The three documents comprising the EIR
for this project were provided to the Big Bear Group of the Sierra Club on May 30, 2013, on a disk.
A statement is contained in the transmittal letter indicating that a paper copy of the documents is
available on request. In addition, the documents are available on the City’s website. Paper copies
of the documents are available at the Big Bear Branch of the County Library and at the front
counter of the Planning Department.
The Big Bear Group of the Sierra Club raised concerns regarding potential disturbance to 0.21 acres
of Pebble Plain Habitat, Southern Mountain Buckwheat, Ash-Gray Indian Paintbrush and other
special species of plants associated with wetlands; payment of fees into a mitigation fund, seed
collection and plant salvage. In response to this comment, the developer has set aside and created
the 60-foot conservation area. This area will be fenced and will not be disturbed by development.
The creation of this is 60-foot conservation area will mean that all potential sensitive habitat will be
avoided.
The Big Bear Group of the Sierra Club raised several concerns regarding potential impacts to
abutting National Forest, San Bernardino Flying Squirrels, Southern Rubber Boa, Bald Eagle,
Golden Eagle, California Spotted Owl, a visual impact from the building of structures and light
intrusion, and possible disturbance by invasive plants and people walking through with pets. In
response to this comment, the developer has set aside and created the 100-foot conservation area
immediately adjacent to the National Forest. This area will be fenced and will not be disturbed by
the subdivision. The creation of this 100-foot conservation area will create a buffer between the
National Forest and the subdivision and move future homes away from the National Forest area.
8

Contained in Municipal Code Chapter 15.66
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The Big Bear Group of the Sierra Club also raised concerns about the removal of trees and the
increase in population density in a wildfire area. In response to this comment and other comments
raised by the conservation groups, the number of lots in the subdivision has been reduced from 26
to 23 lots. The removal of trees is regulated by the City’s Tree conservation ordinance. Trees must
be removed from the site for sanitation purposes and for construction of road improvement and
future homes. Section 4.8 of the Draft EIR contains a detailed analysis of several measures to plan
for emergencies and reduce the threat of wildfires. These measures include creation and
implementation of the City’s Emergency Operations Plan and Community Wildfire Protection Plan.
The City has enacted the Tree Ordinance to remove hazard trees and the Native Brush and Shrub
Ordinance to require the clearing around houses and prohibit certain highly flammable species of
plants. New building codes require that all new single family residences must be sprinklered. No
new significant environmental issues were raised by the Big Bear Group of the Sierra Club in their
comment letter.
Comments raised by the California Department of Fish and (Game) Wildlife – The comments from
the Department of Fish and Wildlife pertain to the previously performed jurisdictional delineation
and biological studies. The project has been revised to create two conservations areas, identified as
the 60-foot and 100-foot conservation areas, therefore avoiding any potential wetlands and
environmentally sensitive plant habitat areas. In addition to avoidance of potentially significant
habitat areas, Mitigation Measures B-1 through B-6 will be placed on the project to provide for
payment of a mitigation fee, collect seed, and potentially salvage plants. The comment letter from
the Department of Fish and Wildlife does not raise any new significant environmental issues.
Comments submitted by the San Bernardino Valley Audubon Society – The comments submitted by
the San Bernardino Valley Audubon Society pertain to an increase in unit and population density
near the National Forest, the potential for wildfires in the area, the payment into the mitigation fund
and plant salvage, and a 100-foot setback. In response to these comments, the project has been
revised to reduce the number of lots within the subdivision from 26 to 23, and to create two
conservation areas, one of which creates a 100-foot conservation zone adjacent to the National
Forest. The second of which creates a 60-foot conservation area to avoid and preserve sensitive
plant habitat and species. The comment letter submitted by the San Bernardino Audubon Society
does not raise any new significant environmental issues.
Comments made by the Friends of Fawnskin and the Center for Biological Diversity - One
comment letter was submitted jointly by the Friends of Fawnskin and the Center for Biological
Diversity. The letter raises concern about providing a 100-foot clearance to the National Forest,
aesthetic and visual impact, San Bernardino Flying Squirrel, Rubber Boa, and Spotted owls. The
comment letter also raises concern about Pebble Plain Habitat and special status plant species, seed
collection and plant salvage, payment into a mitigation fund, changes to hydrologic conditions. The
comment letter raises concerns about slopes, night lighting, Ttee replacement, pellet stoves, water
supply, cumulative impacts, providing educational material to future land owners, and enforcement
of mitigation measures.
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In response to the comments raised by the Friends of Fawnskin and the Center for Biological
Diversity, the project has been revised from a 26-lot subdivision to a 23-lot subdivision and now
proposes to create two conservation areas. A 60-foot conservation area is proposed to avoid
potential impacts to wetlands, pebble plain habitat, and special status plant species. Plant and seed
salvage will also occur and a mitigation fee of $36,000 will also be paid to an appropriate non-profit
501(c)3 agency named by the Conservation Groups, of which the Friends of Fawnskin and the
Center for Biological Diviersity are a part. A 100-foot conservation area is proposed to provide a
100-foot buffer area between the National Forest and the project to reduce a potential aesthetic and
visual impact and to reduce potential impacts to Flying Squirrel, Rubber Boa, and Spotted Owls.
With respect to slopes, the City has enacted a Slope Density Ordinance that does not allow
development on lots of 40% and greater. This ordinance also decreases the amount of allowable lot
coverage in proportion to the increase in slope. Compliance with the Slope Density Ordinance was
discussed in the Slope Density Ordinance of this staff report.
The City’s Development Code regulates illumination levels and methods. For residential
developments, the lighting levels may not exceed 0.5 footcandles, must be directed downward, and
must not create off-site light or glare. All new residential homes must meet the Development Code
regulations.
With respect to tree replacement, an evaluation of all of the trees on the project site has been
prepared and is contained in Appendix N of the Technical Appendices. This evaluation determined
that sanitation harvesting must occur to remove dead or overcrowded trees. Trees must also be
removed for the construction of the tract improvements – roads, utilities, and detention basin. The
City has also adopted a Tree Ordinance that will regulate tree removal and tree replacement at the
time of individual single family home construction.
With respect to pellet stoves, Air Quality Management District Rule 445 allows the installation of
wood burning fireplaces above 3,000 feet mean sea level. Therefore, fireplaces and wood stoves
that burn wood are allowed in this area, as long as they are “EPA Rated” meaning certified by the
United States Environmental Protection Agency.
The adequacy of water supply has been stated earlier in this report. Mitigation measure BR-6 will
be implemented on the project to provide the transfer of information regarding the two conservation
areas to future property owners.
A full discussion of cumulative impacts of the subdivision and future construction of single family
homes in the subdivision is contained in Section 6.1 Cumulative Impacts of the Draft EIR. In
addition, a mitigation measure monitoring program will be adopted detailing the timing and
enforcement of each of the mitigation measures. The comment letter from the Friends of Fawnskin
and the Center for Biological Diversity do not raise any new significant environmental issues.
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Comments submitted by the University of Redlands, Center for Environmental Studies – The
comments submitted by the University of Redlands, Center for Environment Studies raise concerns
about threatened plant species, Pebble Plain Habitat and the payment of the mitigation fee. The
Biological Resources section of the Draft EIR contains a detailed discussion of these issues. The
project has been revised to create two conservation areas, identified as the 60-foot conservation area
and 100-foot conservation area. These conservation areas will avoid disturbance to sensitive
biological areas. In addition to avoidance of this sensitive habitat, the developer will be paying a
mitigation fee to the California Wildlife Foundation and providing opportunities for plant salvage
and seed collection, as agreed upon by the Department of Fish and Wildlife.

COMPOSITE DEVELOPMENT PLAN
A Composite Development Plan (CDP) is required to be prepared for this subdivision to alert
property owners and design professionals of special setbacks, lot coverage restrictions, and access
limitations associated with the subdivision. Due to changes in State law, these additional items are
no longer allowed to be shown on the Final Tract Map. CDP’s have been created to graphically
depict these additional items. The CDP is not a recorded map, but a document stating that a CDP
has been created for the subdivision is recorded with the Final Tract Map. The CDP will be kept on
file with the Planning Department.
Building setbacks and Non-vehicular access easements
All building setback lines are proposed to follow Development Code requirements. Two lots, Lots
#1 and Lot #18 contain more than one street frontage. Vehicular access to Lots #1 and #18 from
Mill Creek Road is being prohibited because of conflicts with driveway locations and nearby street
intersections. Driveways to these properties must be from the interior street of Spencer Circle.
Therefore, a non-vehicular access easement will be required to be established across the Mill Creek
Road frontages on the Tract Map and shown on the Composite Development Plan.
Lots #18 and #19 have more than one street frontage along Spencer Circle and Talmadge Road and
may have driveways from either street or even both streets. The developer may desire to extend the
non-vehicular access restriction across these lots to further define the placement of driveways,
garages, and the front of the residences on these properties, in order to regulate the orientation of the
residences within this subdivision.
Drainage
The natural site drainage, as well as additional anticipated drainage from new streets and
impermeable surfaces (driveways, roofs) will be kept on the site within the proposed detention
basin. This basin will be landscaped and vegetated to be an attractive entry feature of the
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subdivision. A Homeowner’s Association is required to be established to maintain the drainage
improvements and detention basin.
PUBLIC NOTIFICATION
A public hearing notice has been prepared. The public hearing notice was included in the
transmittal of the Final EIR to those people and agencies who commented on the Draft EIR. This
transmittal was mailed on May 30, 2013, allowing more than ten days notice before the June 19th
public hearing.
The public hearing notice was mailed directly to those property owners within 500 feet of the
boundaries of the subject property. A total of 115 notices were mailed on May 31, 2013. On May
31, 2013, the public notice was placed on the Planning Commission’s page of the City of Big Bear
Lake’s website located at www.citybigbearlake.com.
The public hearing notice was posted in three public places; City Hall, the Big Bear Library, and the
Big Bear Lake Post Office, on May 30 and 31, 2013. The public hearing noticed was published in
The Grizzly newspaper on June 5, 2013.
As of the writing of this staff report, no public correspondence has been received.
CONCLUSION
The project has been revised in response to comments received during the public review period of
the Draft EIR. The revised project contains 23 lots for single family residential construction and
creates two conservation area lots; a 60-foot conservation area and a 100-foot conservation area,
and provides for two roads; Spencer Circle and a realigned portion of Talmadge Road. Special road
construction methods will be used to maintain drainage flow through the property.
The subdivision application has been reviewed for compliance with the General Plan and
Development Code. The proposed use of the subdivision, the density of development, and the
design of the subdivision comply with General Plan Land Use, Circulation, Community Design and
Housing Element. Conservation and mitigation measures have been put in place in compliance with
the Environmental Resources Element. The proposed land use, minimum lot dimensions and lot
sizes comply with the residential development standards contained in the Development Code.
The subdivision application has been reviewed for compliance with the State’s Subdivision Map
Act and the City’s Subdivision Ordinance. The analysis contained in this report shows that the six
required findings can be made to approve the subdivision map.
The subdivision application has been reviewed for compliance with the California Environmental
Quality Act (CEQA). An Environmental Impact Report, consisting of a Draft EIR/Errata, Final

Staff Report
Environmental Impact Report and
Tentative Tract Map Application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 37
EIR, and Technical Appendices, has been prepared pursuant to the California Environmental
Quality Act. Nine letters containing public comments have been received and responses to
comments have been prepared, however, no new information resulting in significant impacts has
been submitted and no changes to any of the impacts identified in the EIR document or mitigation
measures are proposed. The revised project 23-lot alternative is recommended to be selected as the
Preferred Alternative. With the adoption of mitigation measures and implementation of Mitigation
Measure Monitoring Program, no significant impact will result from the development or operation
of the project.
RECOMMENDATION
Staff recommends that the Planning Commission hold a public hearing and adopt two resolutions.
The first Resolution will certify the Environmental Impact Report for Tentative Tract Map
application 2005-240/TTM (Tract Map No. 18580) and will adopt a Mitigation Measure Monitoring
Program. The second Resolution will approve Tentative Tract Map application 2005-240/TTM for
Tract Map No. 18580 based on the findings and subject to the recommended conditions of approval.
Attachments:
1.
Obsolete 26-Lot Tract Map
2.
Resolution No. PC2013-xx Certifying the EIR
3.
Resolution No. PC2013-xx Approving Tentative Tract Map application 2005-240/TTM
4.
23-Lot Tract Map Composite Development Plan, Sheet C2.0 for Tract 18580

N:\2-Group\Planning\CURRENT\TTM\2005\2005-240 ~Herb Morgan Morgan Pines~40271 Mill Creek Rd~Tr
18580\2013 Staff Report, presentation, resolution\Staff Report June 19 2013.doc
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ATTACHMENT 1
OBSOLETE 26-LOT TRACT MAP
(Provided for comparison with current 23-lot proposal)

ATTACHMENT 2
RESOLUTION NO. PC 2013-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, CERTIFYING THE ENVIRONMENTAL IMPACT REPORT
PREPARED FOR TENTATIVE TRACT MAP APPLICATION 2005-240/TTM
FOR TENTATIVE TRACT MAP NO. 18580 NAMED MORGAN PINES
SUBDIVISION FOR A 23-LOT SUBDIVISION ON 6.69 ACRES ZONED
SINGLE FAMILY RESIDENTIAL (R-1-7200) LOCATED AT 40241 AND
40271 MILL CREEK ROAD, 806, 840 AND 850 TALMADGE ROAD, AND
40231 BEVERLY LANE, ASSESSOR’S PARCEL NUMBERS 0307-172-36, 39,
40 AND 43.
A.

RECITALS
(i)

The applicant, Talmadge Brothers, LP, represented by Mr. Herb Morgan has filed
Tentative Tract Map application 2005-240/TTM, described herein (hereinafter
referred to as “Application”).

(ii)

The Application applies to 6.69 acres located within the Single Family Residential
(R-1-7,200) zone referred to on the County Assessor’s roles as Assessor Parcel
Numbers 0307-172-36, 39, 40 and 43, legally described on Exhibit 1 hereto and
shown on the map attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, subdivides the land into 23 numbered lots for
future single family residential home construction, creates two lettered lots; a 60-foot
conservation area and a 100-foot conservation area for conservation purposes, creates
a lettered lot over a proposed drainage detention basin, and creates a lettered lot over
an existing private road and utility easement for the benefit of 832 Talmadge Road.
The subdivision creates one new street, named Spencer Circle. The project is
required to close the existing intersection of Talmadge Road and Big Bear Boulevard
and realign Talmadge Road to intersect with Mill Creek Road.

(iv)

The subject site was formerly a church camp and the buildings associated with that
use have been demolished. The surrounding properties to the east, west and south are
designated Single Family Residential (R-1-7,200) and are developed with single
family residences. The southernmost portion of the subdivision abuts the San
Bernardino National Forest. The properties to the north are zoned CommercialGeneral (C-2) and Commercial-Visitor (C-3) and developed with retail shops and a
restaurant/bar.

(v)

Pursuant to Section 21067 of the California Environmental Quality Act (CEQA)
(Public Resources Code Section 21000 et. seq.), Section 15051 of the State CEQA
Guidelines, and Section 2.02 of the City’s CEQA Guidelines, the City of Big Bear
Lake is the lead agency for the purposes of reviewing the potential environmental
impacts resulting from the implementation of the project.
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(vi)

Pursuant to Section 15060, 15080, and 15081 of the State CEQA Guidelines, a
decision was made to prepare a full-scope Environmental Impact Report (EIR) for the
project. This EIR was prepared by MIG/Hogle-Ireland, Inc., pursuant to Section
15084 of the State CEQA Guidelines.

(vii)

On August 27, 2010, a Public Scoping meeting was held on the EIR in the Training
Room of the Civic and Performing Arts Center, 39707 Big Bear Boulevard, Big Bear
Lake, California, with ten people in attendance.

(viii)

On October 5, 2010, a Notice of Preparation for the Draft EIR was prepared and
distributed to the State Clearinghouse, potential responsible agencies, trustee
agencies, and other interested persons and entities. This Notice was also published in
The Grizzly newspaper, posted in three public places, mailed to surrounding property
owners, and placed on the City’s website at www.citybigbearlake.com. All noticing
was done to solicit input regarding the scope and content of the environmental
information in the EIR, as well as potential feasible mitigation measures and
alternatives. The document was assigned State Clearinghouse number SCH
#2010101024. Public comments received in response to the Notice of Preparation
and at the Public scoping meeting are contained in Appendix A of the Technical
Appendices.

(ix)

A Draft EIR and Technical Appendices were prepared by the consulting firm of
MIG/Hogle-Ireland, Inc. for the purpose of complying with the provisions of CEQA.
All potentially significant adverse environmental impacts were sufficiently analyzed
in the Draft EIR. On June 13, 2011, the State Clearinghouse acknowledged receipt of
the Draft EIR and Notice of Completion. The Draft EIR was circulated to interested
agencies, the Planning Commission, and the public between June 15, 2011, and July
29, 2011, for a 45-day comment period pursuant to State CEQA Guidelines Section
15078. Pursuant to Public Resources Code Section 21092, the City provided notice
to all requesting organizations and individuals, and published the Notice of
Availability in The Grizzly newspaper on June 15, 2011. Nine comment letters were
received during the public review period and responses to these comments have been
prepared in the Final EIR.

(x)

On July 20, 2011, the Planning Commission conducted a noticed public hearing on
the Draft EIR in Hofert Hall of the Civic and Performing Arts Center, 39707 Big Bear
Boulevard, Big Bear Lake, California.
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(xi)

The Draft EIR (June 2011), the revised Draft EIR/Errata (May 2013), the Final EIR
(May 2013) containing comment letters and responses to comment, and the Technical
Appendices (June 2011 and May 2013) constitute the complete EIR for the project.

(xii)

On June 19, 2013, the Planning Commission of the City of Big Bear Lake held a
noticed public hearing on the EIR and the Tentative Tract Map application (2005240/TTM) at the Civic and Performing Arts Center, 39707 Big Bear Boulevard, Big
Bear Lake, California, and concluded the hearing on this date.

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

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

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

2.

The Planning Commission hereby finds that the Draft EIR, the revised Draft
EIR/Errata, the Final EIR containing comment letters and responses to comment, and
the Technical Appendices constitute the complete EIR for the project. Each of these
documents has been received by the Planning Commission. The Planning
Commission has reviewed and considered those documents prior to taking action on
the EIR and the project, pursuant to State CEQA Guidelines Section 15090. The
Planning Commission finds that the EIR has been completed in compliance with
CEQA, the State CEQA Guidelines and the City’s CEQA Guidelines. The Planning
Commission also finds that it has independently reviewed and analyzed the EIR and
that the EIR reflects the independent judgment of the Planning Commission.

3.

The Planning Commission finds that the revisions to the project that were made in
response to the comment letters received from the Conservation Groups during the
public comment period, which include a reduction in the number of lots from 26 lots
to 23 lots, the creation of two conservations areas; the 60-foot conservation area and
the 100-foot conservation area, and the special road construction and “flat” curb
detail adjacent to the conservation area, do not result in new or substantially greater
significant impacts nor have changed circumstances occurred and no new information
of substantial importance has been discovered that would indicate that the project
would have new or greater significant impacts as compared to the conclusions
contained in the Draft EIR. Furthermore, changes to the language of the mitigation
measures contained in the Final EIR and those same mitigation measures contained in
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the mitigation measure monitoring program are necessary to further clarify the intent
of the Conservation Groups’ revisions to the mitigation measures. Consequently,
pursuant to Public Resources Code Sections 21166 and 21167.2, and State CEQA
Guidelines Section 15162, no further environmental review pursuant to CEQA is
required.
4.

Based upon the information and analysis contained in the EIR, the Planning
Commission finds that approval of the project will have No Impact or Less Than
Significant Impact on the environment requiring no mitigation in the areas of
Aesthetics, Agriculture and Forestry Resources, Air Quality, Geology and Soils,
Greenhouse Gas Emissions, Land Use and Planning, Mineral Resources, Population
and Housing, Public Services, and Recreation, respect to the following:
(a)

Aesthetics. Portions of the subdivision may be seen from the Pine Knot Trail
located south of the project site. Scenic vistas of Big Bear Lake and the
ridgelines across the Valley are visible from Pine Knot Trail. Construction of
houses in the subdivision may partially block ridgeline views across the
Valley for short distances of approximately 300 feet of the 3-mile long trail.
This partial blockage is not substantial and this impact is less than significant
and no mitigation is required. Tree removal will occur with road construction,
however after construction, 41 trees per acre will remain, within healthy forest
guidelines. Tree removal for home construction is regulated by the City's
Tree Conservation Ordinance, which will limit the number of trees that may
be removed and require tree replacement where needed. Residential lighting
is regulated by Chapter 17.25 of the City's Development Code. Site lighting
may not exceed 0.5 footcandles and may not create off site light or glare.
Therefore the impact on aesthetics from tree removal and lighting is less than
significant and no mitigation is required.

(b)

Agriculture and Forest Resources. There is no agricultural land located within
the City boundaries; therefore this project will not impact agricultural
resources. Tree removal for road construction results in an acceptable number
of remaining trees. Tree removal for home construction is regulated by the
City's Tree Conservation Ordinance which limits the number of trees that may
be removed and requires tree replacement when needed. This impact is less
than significant.

(c)

Air Quality. An Air Quality Analysis (contained in Appendix Q) has been
prepared for the project. Short term air quality impacts will occur during road
and home construction. Long term air quality impacts or operational impacts
will occur with the occupancy of the homes. The Air Quality Analysis
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determined that neither of these impacts would violate or exceed air quality
standards. The project has a less than significant impact on Air Quality and
no mitigation is required.
(d)

Geology and Soils. A Soils Report (Appendix J) was prepared for the project
which did not indicate poor soils or geologic hazards. Erosion control plans
for road and home construction are required and soil erosion will be prevented
by permanent BMP's and a detention basin. A Slope Analysis (Appendix I)
has been prepared which determined that none of the lots will have average
slopes of 30% or greater, and all of the lots have slopes within the limits of the
City's Slope Density Ordinance. The project will have a less than significant
impact on geology and soils.

(e)

Greenhouse Gas Emissions. A Greenhouse Gas Emissions Inventory
(Appendix T) has been prepared for the project. The proposed subdivision
and the development of homes will include activities that will emit
greenhouse gas emissions, both in the short-term and long-term, however, it
has been calculated that the development of the project will not exceed
SCAQMD thresholds. In addition, the City has several energy conservation
programs in place, including the requirement for water conserving fixtures
and landscaping, the GreenPoint rating system for all new single family
residences, and recycling and waste reduction measures. Therefore, the
impact upon greenhouse gas emissions generated by the project is less than
significant.

(f)

Land Use and Planning. The proposed project design and density are
consistent with the General Plan Land Use Element Policy 1.1 for the SingleFamily Residential (SFR-4) designation and the proposed use and
improvements are consistent with the Development Code Chapter 17.25 for
the Single Family Residential (R-1-7200) zone. Therefore, the project has
no impact in the areas of land use and planning.

(g)

Mineral Resources. The proposed project is not located within an area known
to contain significant mineral resources. In addition, due to the proximity of
existing and planned sensitive uses, the City’s General Plan would discourage
any mineral resource operation on the project site. Therefore, this project
would have no impact to mineral resources.

(h)

Population and Housing. The project is anticipated to increase the population
of Big Bear Lake by approximately 28 persons, well within the population
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projections contained in the General Plan EIR. Therefore, the project has no
impact on population and housing.

5.

(i)

Public Services. The potential impact of the project upon public services will
be offset by the payment of the required Development Impact Fee, which will
pay for the project's incremental increase in the need for City services.
Therefore, the project will have no impact on public services.

(j)

Recreation. The potential impact of the project upon recreation will be offset
by the payment of Federal and local taxes to support local and USFS
recreational facilities. In addition, the Parkland Acquisition and improvement
component of the Development Impact Fee will pay for the project's
incremental impact in the need for City parks. Therefore, the project will
have no impact upon recreation.

Based on the information and analysis contained in the EIR, the Planning
Commission finds that the approval of the project will have a Less Than Significant
impact with mitigation in the areas of Biological Resources, Cultural Resources,
Hazards and Hazardous Materials, Hydrology and Water Quality, Noise,
Transportation and Traffic and Utilities and Services Systems with respect to the
following:
(a)

Biological Resources. The project has the potential to impact listed plant
species and habitat, and special-status wildlife. The project has been
redesigned to create fewer lots, now 23 lots, and to set aside two lots; the 60foot and 100-foot conservation areas in perpetuity to avoid significant habitat.
In addition, special street construction measures will be used to maintain
drainage flow into the habitat areas. The implementation of Mitigation
Measures BR-1 through BR-6 will reduce all potential impacts on Biological
Resources to less than significant levels.

(b)

Cultural Resources. The project site is identified in the General Plan
Environmental Resources Element Exhibit ER-3 as having a moderate
sensitivity of containing Pre-Historic (Native American) resources and as
having a high sensitivity of containing Historic (Non Native American)
resources. Mitigation Measure CR-1 is included to ensure that any unforeseen
resources discovered during the project construction are protected. With the
implementation of this measure, there will be a less than significant impact on
cultural resources.
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(c)

Hazards and Hazardous Materials. The City has an adopted Emergency
Operations Plan to handle all types of emergencies, including wildfires. The
project proposes a 100-foot buffer area from the National Forest. In addition,
dead, unhealthy, and overcrowded trees must be removed from the site for
sanitation purposes and all properties within the project must comply with the
City's native brush and shrub ordinance, which requires brush clearing around
homes and prohibits the planting of certain highly flammable plant species.
Each new single family home is required to install fire sprinklers and fire
hydrants are required to be installed within the tract. These items are required
to lessen the danger of damage to property because of wildfires. Mitigation
measures HZ-1 through HZ-3 will be implemented to require the installation
of water lines within the subdivision to provide fire protection. With the
implementation of these mitigation measures, the project will have a less than
significant impact upon hazards and hazardous materials.

(d)

Hydrology and Water Quality. Drainage improvements are proposed within
the subdivision to comply with NPDES requirements. According to the
revised Hydrology Study (Appendix G), the project will not increase the
downstream flow post-development compared to the existing condition with
the inclusion of a detention basin, on-site retention, and bio-swale channels.
Mitigation Measures HY-1 through HY-3 require the construction of these
improvements. Therefore, less than significant impact to hydrology and water
quality are anticipated.

(e)

Noise. Short term construction noise and long term operation noise will be
generated from the project. The majority of the noise impacts will be caused
by construction of the streets within the subdivision which will impact the
existing neighborhood. Therefore, mitigation measures N-1 through N-5 have
been developed to notify neighboring property owners of the construction
schedule, inform the neighbors of who to contact with complaints, and to
operate the machinery in a manner that is least disturbing to the neighborhood.
With the implementation of these mitigation measures, there will be a less
than significant noise impact.

(f)

Transportation and Traffic. A Traffic Analysis has been prepared for the
project and is contained in Appendix K. The Traffic Analysis supports the
realignment of Talmadge Road and the widening and restriping of the Big
Bear Boulevard/Mill Creek Road intersection. One mitigation measure, TR-1,
is proposed to construct or pay a fair share contribution towards the widening
and restriping of the Big Bear Boulevard/Mill Creek Road intersection to
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create a left-turn pocket. With the implementation of this mitigation measure,
there will be a less than significant impact upon transportation and traffic.
(g)

Utilities and Service Systems. The sewer analysis prepared for the project
indicated that due to the age of the existing sewer line in Mill Creek Road, the
sewer line will need to be upgraded either by sliplining the existing pipe or by
replacing the pipe. Mitigation measure US-1 is placed on the project to
require the upgrading of 450 linear feet of 8-inch pipe. With the
implementation of this mitigation measure, there will be a less than significant
impact on utilities and service systems.

6.

Based on the information and analysis contained in the Final EIR, the Planning
Commission hereby finds that, pursuant to State Guidelines Section 15091, 15096(h),
and City CEQA Guidelines Section 7.29, approval of the project will not have a
significant impact on the environment and that no impacts will remain significant
after the implementation of Mitigation Measures.

7.

Cumulative Impacts. The cumulative impact of the proposed project was evaluated
against a list of ten approved and reasonably foreseeable projects within the City of
Big Bear Lake. No significant cumulative impacts were identified in the areas of
Agriculture and Forestry Resources, Recreation, Noise, and Public Services. Less
than significant cumulative impacts will occur in the areas of Aesthetic and Visual
impacts, Air Quality, Biological Resources, Cultural Resources, Geology and Soils,
Hazards and Hazardous Materials, Hydrology and Water Quality, Land Use and
Planning, Population, Transportation and Traffic, and Utilities and Service systems.
No cumulative impacts were identified as being significant.

8.

Growth Inducing Impacts. The growth within the subdivision boundaries, 23 lots, is
not considered significant or adverse, and is within the density limits contemplated in
the General Plan. The improvements related to the proposed project consist of
connecting to existing facilities, including storm drains, water lines, sewer lines, and
offsite street improvements. These improvements are site specific and will improve
the project site, but will not extensively encourage growth as the improvements
already exist in place. Therefore, there are no growth inducing impacts caused by the
project.

9.

Significant Irreversible Environmental Changes. At build-out of the project, energy
and resources will be consumed through tree removal associated with construction
activities, the habitation of single family residences, and the use of motorized vehicles
by occupants of the residences. Energy and resources include electricity, water,
energy for space heating, trees, lumber, water, and fuels for vehicles. The
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incremental increase in the amount of energy, resources, and fuel associated with the
use of the 23 single family residences is determined to be insignificant.
10.

Preferred Alternative. The Planning Commission has reviewed and considered the
project alternatives discussed in the EIR. With respect to the project, the Planning
Commission finds, pursuant to Public Resources Code Section 21081, that there are
considerations that make these alternatives, including the environmentally-superior
alternative, infeasible. These alternatives are discussed as follows:
(a)

Alternative 1. No Project Alternative. Alternative 1 is the environmentally
superior alternative since it would result in the least amount of physical
change to the environment in the short term; but, this alternative would not
preclude the subsequent development of the property or environmental
impacts associated with future development. Additionally, this alternative
allows development of four residential units and does not require any land use
approvals or mitigations. This alternative does not meet the project’s
objective of developing the property within allowable General Plan policies
and standards. CEQA allows the rejection of the No Project alternative, and
this alternative was rejected.

(b)

Alternative 2. Development of an alternative location, 7.39-acres at Big Bear
Boulevard and Tulip Lane. This location is known to contain a State and
Federally-listed endangered plant species. In addition, a large drainage course
traverses the property. Due to these factors, this site would not result in a
project with reduced environmental impacts, and this alternative was rejected.

(c)

Alternative 3. Development of an alternative location 5.88 acres at Fox Farm
Road. This alternative is located adjacent to single-family residential
development and would be an infill site. The site is designated as potential
Flying Squirrel habitat in the General Plan Environmental Resources Element,
but is not identified as potential rare plant habitat. This location is not for sale
and is not under the ownership of the applicant, and therefore, this alternative
is determined to be infeasible.

(d)

Alternative 4. Development of the project site at a density of 1 unit per acre.
This alternative would not maximize available infrastructure for the project
site and would be inconsistent with the intent of the City’s General Plan Land
Use Element and Zoning, which allows development at a density of 2 to 4
units per acre. A General Plan Amendment and Zone Change would be
required to allow development at a density of 1 unit per acre. Therefore, this
alternative was rejected as being infeasible.
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(e)

Alternative 5. Development of the project site at a density of 2 units per acre.
This alternative would result in a development of 13 units, of lot sizes larger
that the project. Similar impacts would occur with this alternative because of
road grading, utility trenching, and development of the lots. Similar impacts
on site drainage would occur as compared to the 23-lot alternative. A slight
reduction in a traffic impact would be seen because of the trip reduction
associated with the fewer dwelling units. With the rejection of the No Project
alternative, Alternative 5 is the environmentally superior alternative.

(f)

Rejection of the environmentally superior alternative and selection of the
preferred alternative. Alternative 5 causes similar impacts upon the
environment as a result of road, utility, and drainage improvements and only a
slight reduction in traffic impacts associated with fewer dwelling units. The
project, developed at a 23-lot configuration and a density of 3.44 units per
acre, meets more of the project objectives, especially the objectives under the
General Plan Land Use Element, which allows development of up to 4 units
per acre in this area and to provide housing opportunities for all demographic
and economic segments of the population; and the General Plan Housing
Element to provide sufficient residential land to meet the City’s Regional
Housing Needs. Based on meeting all of the project objectives, the 23-lot
project is selected as the Preferred Alternative.

11.

The Planning Commission finds that the City has satisfied all of the requirements of
CEQA, the State CEQA Guidelines, and the City’s CEQA Guidelines in the
preparation of the Draft and Final EIR, which is sufficiently detailed so that all of the
potentially significant environmental effects of the project, as well as feasible
mitigation measures and alternatives, have been adequately evaluated.

12.

The Mitigation Measure Monitoring Program attached herein as Exhibit 3, and
prepared in compliance with Public Resources Code Section 21081, State Guidelines
Section 15091, 15097, and City CEQA Guidelines Section 7.31, sets forth the
mitigation measures to which the City shall bind itself in connection with this project.

13.

Based on the findings and conclusions set forth in paragraphs 1, 2, 3, 4, 5, 6, 7, 8, 9,
10, 11 and 12 above, this Commission hereby acts follows:
(a)

Certify the EIR prepared for Tentative Tract Map Application 2005-240/TTM,
Tentative Tract Map No. 18580, Morgan Pines Subdivision.

Staff Report
Environmental Impact Report and
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Page 49
(b)

14.

The Planning Commission has reviewed and considered the Mitigation
Measure Monitoring Program attached as Exhibit 3 of this Resolution and
finds that the program has been prepared pursuant to the requirements of
Public Resources Code Section 21081, State Guidelines Section 15091,
15097, and City CEQA Guidelines Section 7.31, and that such program is
designed to ensure compliance with the mitigation measures during project
implementation. The Planning Commission adopts the Mitigation Measure
Monitoring Program for the project.

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

PASSED, APPROVED AND ADOPTED this 19th day of June, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:
________________________________
Date
ATTEST:
________________________________
Lynne Chambers
Planning Commission Secretary

______________________________
Craig Smith, Vice-Chairman
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STATE OF CALIFORNIA

)

COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE

)

I, Lynne Chambers, 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. PC2013-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 19th day of June 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 X day of June, 2013.

Lynne Chambers
Planning Commission Secretary
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EXHIBIT 1
Legal Description for
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43
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EXHIBIT 2
Vicinity Map for
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43
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EXHIBIT 3
MITIGATION MEASURE MONITORING PROGRAM
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43

MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

Planning
Department

Prior to approval
and recording of
the Final Tract
Map.

Biological Resources
BR-1 – The applicant or future owner
shall mitigate the impacts on Southern
Mountain Buckwheat and Ash-gray
Indian Paintbrush by providing for
permanent conservation of habitat
supporting these species, as follows:
Mitigation Fund: After approval by the
City of the Tentative Tract Map and
prior to recording of the Final Map, the
property
owners
shall
reduce
anticipated impacts to Pebble Plain
habitat occupied by Southern Mountain
Buckwheat and Ash-gray Indian
Paintbrush plants by making a onetime payment to a non-profit 501(c)3
organization
named
by
the
Conservation Groups.
This may
include
the
California
Wildlife
Foundation’s fund for Pebble Plain
mitigation.
The amount of the
contribution shall be $36,000, as
determined by the Department of Fish
and Wildlife (Appendix R) based upon
estimated costs to purchase and
protect land at a 3:1 ratio for the
project’s impact to occupied habitat on
the project site.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

Planning
Department,
Engineering
Department and
Building & Safety
Department

Upon submittal of
grading plans for
plan check
review and no
less than 30 days
prior to issuance
of any grading
permit and at
least 60 days
prior to any
construction of
grading activity
on the site.

Planning
Department,
Engineering
Department, and
Building & Safety
Department

Prior to approval
of Phase I of the
improvements.
Phase I
improvements
are the
construction of
the detention
basin, storm
drains, utility
installation, street
improvements,
and the closing of
the Talmadge
Rd. Big Bear
Blvd. intersection.

BR-1 con’t.
Salvage: Upon submittal of grading
plans for plan check review and no less
than 30 days prior to issuance of any
grading permit, and at least 60 days
prior to any construction or grading
activity on the site, the applicant or
land owner shall contact Rancho Santa
Ana Botanic Garden (RSABG) and the
Department of Fish and Wildlife to offer
written permission for any on-site seed
or plant salvage judged appropriate for
plant conservation. The applicant will
provide the RSABG and Forest Service
30 days to respond and will coordinate
site access and schedule proposed
grading or clearing to accommodate
plant salvage to the extent feasible.
Plant and seed salvage shall occur
during timeframes when plants and
seeds are salvageable as determined
in coordination with the Department of
Fish and Wildlife.
BR-1 con’t.
Impact Minimization to Off-site Critical
Habitat: Construction of a four-foot
high split rail fence along the southern
property boundary of the project area
shall be in place prior to the final
approval of
Phase I
of
the
improvements to prevent future
residential uses such as gardening, pet
areas, or recreation areas from
encroaching into adjacent public lands.
Fencing construction will be verified by
the City Planning Department.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

Conservation areas: The developer
shall set aside conservation areas to
conserve certain Pebble Plain habitat
areas and which were observed to
contain Southern Mountain Buckwheat
and Ash-gray Indian Paintbrush.
These conservation areas shall include
a 100-foot wide conservation area
adjacent to the National Forest along
the southern boundary of the proposed
tract and a 60-foot wide area between
lots 14-18 and lots 19-21.
The
conservation areas shall be fenced
with a four-foot high split rail fence and
be maintained as a conservation
easement in perpetuity.
The
conservation easements shall be
conveyed to a non-profit 501(c)3
organization to be named by the
Conservation Groups, which may
include the San Bernardino Mountains
Land Trust or another 501(c)3
organization of the San Bernardino
Mountains Land Trust choosing. Set
aside of these conservation areas and
the creation of appropriate CC&R’s and
easements to preserve these areas
shall be verified by the City Planning
Department prior to Final Map
approval. Fencing shall be verified by
the Planning Department.

Planning
Department in
coordination with
the Conservation
Groups. Fencing
shall be verified
by the Planning
Department

Easements shall
be in place prior
to the approval
and recording of
the Final Tract
Map. Fencing
shall be in place
prior to the
initiation of
construction of
the grading,
drainage, utility or
street
improvements,
whichever occurs
first, and fencing
shall be
maintained in
perpetuity.

BR-2 Grading and clearing limits shall
be staked prior to issuance of grading
permits/land disturbance to avoid
impacts to off-site critical habitat areas
and verified by the City Planning
Department.

Planning
Department, City
Engineer and
Building & Safety
Department

Prior to the
issuance of
grading permits
and site
disturbance.

BR-3 During any on-site grading or
construction, as verified by the City
Planning Department, the applicant or
future
owner
shall
minimize

Planning
Department,
Engineering
Department, and

During any onsite grading and
construction
activities.

BR-1 con’t.

.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

disturbance or hazards to surrounding
vegetation, habitat, and wildlife, such
as toxic substances, dust, noise, and
lighting, as follows:

Building & Safety
Department

SCHEDULE

a. New lighting shall be established at
the minimum necessary to meet
safety requirements, and shall be
screened to avoid lighting the
surrounding habitat;
b. The
Project’s
grading
and
disturbance footprint shall be
limited to the property boundaries
of the project site;
c. Any soil bonding or weighting
agents or other dust control or
erosion control measures used
during grading and construction
shall be non-toxic to wildlife and
plants;
d. All construction waste products
including waste paints, plaster,
concrete, adhesives, and other
materials
shall
be
properly
contained and disposed of off-site
according to City waste disposal
requirements; no such products
shall be dumped on-site;
e. All vehicles and equipment shall be
maintained in proper working
condition to minimize the potential
for fugitive emissions of motor oil,
antifreeze, hydraulic fluid, grease,
or other hazardous materials;
equipment servicing shall take
place only at a designated areas.

BR-4 Security lighting on individual lots
shall be positioned to focus on
structures rather than the forest area
south of the project site. To further
reduce potential night lighting impacts
to sensitive wildlife habitat, the City
Engineer shall require the following

City Engineer
and Planning
Department

Prior to approval
of Street
Improvement
plans for
streetlights.
And,

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

street lighting methods to be utilized,
recognizing the constraints of roadway
lighting requirements:
a. Low-intensity street lamps;
b. Low-elevation light poles; or
c. Shielding of internal silvering of
the globes or external opaque
reflectors.

BR-5 If initial tree removal, grubbing, or
grading for project construction are
proposed to occur during the breeding
period of migratory birds (from
February 1 through August 31), then
pre-construction surveys for nesting
migratory birds shall be conducted and
measures to prevent the destruction of
bird nests shall be implemented. The
biologist conducting the surveys shall
be approved by the City Planning
Department and shall be experienced
and
familiar
with
nest-locating
techniques.
Surveys shall be
conducted in accordance with the
following guidelines:
a. Surveys shall cover all nesting
habitat to be disturbed;
b. At least two-pre-construction
surveys, separated by a
minimum 10-day interval, shall
be completed prior to initial
grading or grubbing activity;
the later survey shall be
completed no more than 10
days preceding initiation of
initial grading or grubbing
activity; additional follow-up
surveys shall be required if
periods
of
construction
inactivity exceed one week in
any given area, an interval
during
which birds
may
establish a nesting territory
and initiate egg laying and

SCHEDULE
prior to approval
of plancheck of
residential house
plans

Planning
Department

Prior to tree
removal
associated with
the construction
of Tract public
improvements.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE
c.

RESPONSIBLE
PARTY

SCHEDULE

Planning
Department

Prior to approval
and recording of
the Final Tract
Map.

incubation; and
If active nests are detected
during the survey, a 500-foot
no-disturbance buffer area
shall be implemented until the
nestlings have fledged or the
nest is abandoned; if active
raptor nests are detected
during the survey, a 1,200-foot
no-disturbance buffer zone
shall be implemented.

As an alternative to conducting nesting
bird surveys, tree removal, grubbing,
and grading may be scheduled outside
the breeding season. The applicant
shall bear the cost of this mitigation
measure.

BR-6 Upon the sale of the residential
lots, the developer shall develop and
provide residents of the future
development with literature approved
by the City that pertains to sensitive
wildlife in the area to reduce impacts to
on- and off-site biological resources.
The literature shall indicate ways the
residents can reduce effects on the
wildlife, including minimizing effects
pets have on native wildlife. A list of
invasive plants that are commonly
planted in landscaping shall also be
included in this literature and it will be
recommended that certain plants be
avoided, including giant reed (Arundo
donax),
castor
bean
(Ricinus
communis) and Pampas grass. The
use of nonnative species known to be
weedy invasives, such as German ivy
(Senecio
milkaniodes),
periwinkle
(Vinca
major),
or
ice
plant
(Carpobrotus spp.) should also be
prohibited.
Literature shall be
conveyed to subsequent property
purchasers as a condition of property

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

Building & Safety
and Planning
Departments

Throughout
construction
activities.

HZ - 1 At the time of road and utility
construction for the subdivision, the
developer shall install approximately
450 feet of 12-inch diameter PVC
water line on Mill Creek Road along the
northerly boundary of the proposed
development. This pipeline will
connect to the existing 12-inch line on
the northside of Highway 18 and to an
existing 8-inch line at the westerly end
of the property. The pipeline shall be
constructed and installed pursuant to
the requirements of the City Engineer.

Engineering
Department and
Department of
Water

At the time of
road and utility
construction.

HZ -2 At the time of road and utility
construction for the subdivision, the

Engineering
Department and

At the time of
road and utility

transfer via deed restriction to be
signed and acknowledged by the
property purchaser. Deed restrictions
shall be verified by the City Planning
Department prior to Final Map
approval.
Cultural Resources.
CR-1 During grading and construction
of the project, in the event of an
unforeseen encounter of subsurface
materials
suspected
to
be
archaeological
or
paleontological
significance, all grading or excavation
shall cease in the immediate area and
the find left untouched until a qualified
professional
archaeologist
or
paleontologist, whichever is more
appropriate, is contacted and called in
to evaluate the find and make
recommendations as to the disposition,
mitigation, and/or salvage.
The
applicant shall be responsible for
covering all costs associated with the
professional investigation.
Hazards and Hazardous Materials.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

developer shall install approximately
700 feet of 12-inch diameter PVC
water line along the north-south street
(Spencer Circle) within the proposed
subdivision. The water line shall run
from Mill Creek Road to the end of the
cul-de-sac at the southerly end of the
property.
The water line shall be
constructed and installed pursuant to
the requirements of the City Engineer.

the Department
of Water

construction.

HZ -3 At the time of road and utility
construction for the subdivision, the
developer shall replace the existing
waterlines along Talmage Road,
consisting of a 2-inch steel pipeline and
a 4-inch PVC pipeline, with an 8-inch
PVC pipeline to be connected to the
proposed 12-inch pipeline on Mill
Creek Road. .

City Engineer
and Department
of Water

At the time of
road and utility
construction.

Hydrology and Water Quality
HY-1 A stormwater detention facility,
approved by the City Engineer, shall be
designed and incorporated into the
project at the time of construction to
retain water from the planned roads
and drainage improvements, as predevelopment conditions.

HY-2 The proposed open channel
drainage courses shall be designed
and constructed to incorporate grade
control structures to maintain the
channel at a maximum slope of three
(3) percent.

Engineering
Department

Engineering
Department

Approved at the
time of plan
check of
subdivision
improvement
plans.
Installation (or
bonding) must be
completed prior
to approval and
recording of the
Final Tract Map.
Approved at the
time of plan
check of
subdivision
improvement
plans. Installation
(or bonding) must
be completed
prior to approval
and recording of
the Tract Map.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

HY-3 On-site detention measures shall
be required for each lot and the design
and location approved by the City
Engineer.
As each parcel is
developed, the developer/property
owner shall retain runoff from at least
twenty (20) percent of the lot area.

Engineering
Department,
Planning
Department and
Building & safety
Department

During plan
check and prior
to issuance of a
building permit.

Building & Safety
and Code
Compliance
Departments

During road and
utility
construction for
the subdivision.

Building & Safety
and Code
Compliance
Departments

During road and
utility
construction for
the subdivision.

Planning
Department

Before the start
of any grading
activities for the
subdivision.

Noise
N-1 During road and utility construction
for the subdivision, the contractor shall
ensure that all equipment (including
staging
areas
and
stationary
equipment) is located so that emitted
noise and vibrations are directed away
from the nearest sensitive noise
receptor.
N-2 During road and utility construction
for the subdivision, the construction
contractor shall ensure that stockpiling
and vehicle staging areas are located
as far as practical from noise-sensitive
receptors.
N-3 Before the start of any grading and
construction of roads and utilities for
the subdivision, all property owners
located within 500 feet of the
construction site shall be mailed a
notice regarding the construction
schedule of the proposed project. A
sign, legible at a distance of 50 feet,
shall also be posted at the construction
site. All notices and the signs shall
indicate the dates and duration of the
construction activities, as well as a
telephone number where residents can
inquire about the construction process
and register any complaints. Notices
shall be mailed to property owners a
minimum of 14-days prior to the
commencement
of
construction
activities, and proof of mailing shall be
submitted to the Planning Division.

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

N-4 Prior to any grading or construction
of roads and utilities for the
subdivision, a “noise disturbance
coordinator” shall be established by the
developer and the City shall be notified
of the name and contact information of
the coordinator.
The disturbance
coordinator shall be responsible for
responding to any local complaints
about construction noise.
The
disturbance
coordinator
would
determine the cause of the noise
complaint (e.g. starting too early, bad
muffler, etc.) and would be required to
implement reasonable measures such
that the complaint is resolved. All
notices that are sent to property
owners within 500 feet of the
construction site and all signs posted at
the construction site shall list the
telephone number for the disturbance
coordinator. All materials to be posted
onsite and mailed to the property
owners shall first be approved by the
Planning Division prior to commencing
grading activities, and proof of mailing
shall be submitted to the Planning
Division.
N-5 Throughout all grading and
construction of roads and utilities for
the subdivision, the grading contractor
shall ensure that all construction
equipment, fixed or mobile, is properly
operating (tuned-up) and that mufflers
are working correctly.
All soundreducing devices shall be maintained
throughout the constructing period.

Planning
Department

Prior to any
grading or
construction of
roads and utilities
for the
subdivision.

Code
Compliance
Department

Throughout all
grading and
construction of
roads and utilities
for the
subdivision.

Engineering
Department

Prior to approval
and recording of
the Final Tract
Map.

Transportation and Traffic
TR-1 The developer shall construct or
pay a fair share contribution towards,
as determined by the City Engineering
Division, a westbound left turn pocket
on Big Bear Boulevard/State Route 18,

DATE COMPLETED
AND SIGNATURE
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MITIGATION MEASURE

RESPONSIBLE
PARTY

SCHEDULE

Engineering
Department

Installed or
bonded for prior
to approval and
recording of the
Final Tract Map.

prior to approval of the Final Tract
Map. Storage/queuing for only one
vehicle is required.
Utilities
US-1 At the time of construction,
pursuant to the requirements of the
City Engineer, the developer shall
either install a new 8-inch sewer pipe
or install slip lining in 450-feet of sewer
pipe along the project frontage,
adjacent to Mill Creek Road, prior to
approval of the Final Map.

DATE COMPLETED
AND SIGNATURE

ATTACHMENT 3
RESOLUTION NO. PC2013-xx
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA
APPROVING
TENTATIVE
TRACT
MAP
APPLICATION 2005-240/TTM FOR TENTATIVE TRACT MAP NO.
18580 MORGAN PINES SUBDIVISION FOR A 23-LOT SUBDIVISION
ON 6.69 ACRES ZONED SINGLE FAMILY RESIDENTIAL (R-1-7200)
LOCATED AT 40241 AND 40271 MILL CREEK ROAD, 806, 840 AND
850 TALMADGE ROAD, AND 40231 BEVERLY LANE, ASSESSOR
PARCEL NUMBERS 0307-172-36, 39, 40 AND 43.
A.

RECITALS
(i)

The applicant, Talmadge Brothers, LP, represented by Mr. Herb Morgan has filed
Tentative Tract Map application 2005-240/TTM, described herein (hereinafter
referred to as “Application”).

(ii)

The Application applies to 6.69 acres located within the Single Family Residential
(R-1-7,200) zone referred to on the County Assessor’s roles as Assessor Parcel
Numbers 0307-172-36, 39, 40 and 43, legally described on Exhibit 1 hereto and
shown on the map attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, subdivides the land into 23 numbered lots for
future single family residential home construction, creates two lettered lots for
conservation, which are a 60-foot conservation area and a 100-foot conservation
area; creates a lettered lot over a proposed drainage detention basin, and creates a
lettered lot over an existing private road and utility easement for the benefit of
832 Talmadge Road. The subdivision creates one new street, named Spencer
Circle. The project is required to close the existing intersection of Talmadge
Road and Big Bear Boulevard and realign Talmadge Road to intersect with Mill
Creek Road.

(iv)

The subject site was formerly a church camp and the buildings associated with
that use have been demolished. The surrounding properties to the east, west and
south are designated Single Family Residential (R-1-7,200) and are developed
with single family residences. The southernmost portion of the subdivision abuts
the San Bernardino National Forest. The properties to the north are zoned
Commercial-General (C-2) and Commercial-Visitor (C-3) and developed with
retail shops and a restaurant/bar.

(v)

Pursuant to Section 21067 of the California Environmental Quality Act (CEQA)
(Public Resources Code Section 21000 et. seq.), Section 15051 of the State
CEQA Guidelines, and Section 2.02 of the City’s CEQA Guidelines, the City of
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Big Bear Lake is the lead agency for the purposes of reviewing the potential
environmental impacts resulting from the implementation of the project.
(vi)

Pursuant to Section 15060, 15080, and 15081 of the State CEQA Guidelines, a
decision was made to prepare a full-scope Environmental Impact Report (EIR) for
the Tentative Tract Map Application. This EIR was prepared by the firm of
MIG/Hogle-Ireland, Inc., pursuant to Section 15084 of the State CEQA
Guidelines.

(vii)

On August 27, 2010, a Public Scoping meeting was held on the EIR in the
Training Room of the Civic and Performing Arts Center, 39707 Big Bear
Boulevard, Big Bear Lake, California, with ten people in attendance.

(viii)

On October 5, 2010, a Notice of Preparation for the Draft EIR was prepared and
distributed to the State Clearinghouse, potential responsible agencies, trustee
agencies, and other interested persons and entities. This Notice was also
published in The Grizzly newspaper, posted in three public places, mailed to
surrounding property owners, and placed on the City’s website at
www.citybigbearlake.com. All noticing was done to solicit input regarding the
scope and content of the environmental information in the EIR, as well as
potential feasible mitigation measures and alternatives. The document was
assigned State Clearinghouse number SCH #2010101024. Public comments
received in response to the Notice of Preparation and at the Public scoping
meeting are contained in Appendix A of the Technical Appendices.

(ix)

A Draft EIR and Technical Appendices were prepared by the consulting firm of
MIG/Hogle-Ireland, Inc. for the purpose of complying with the provisions of
CEQA.
All potentially significant adverse environmental impacts were
sufficiently analyzed in the Draft EIR. On June 13, 2011, the State Clearinghouse
acknowledged receipt of the Draft EIR and Notice of Completion. The Draft EIR
was circulated to interested agencies, the Planning Commission, and the public
between June 15, 2011, and July 29, 2011, for a 45-day comment period pursuant
to State CEQA Guidelines Section 15078. Pursuant to Public Resources Code
Section 21092, the City provided notice to all organizations and individuals, and
published the Notice of Availability in The Grizzly newspaper on June 15, 2011.
Nine comment letters were received during the public review period and
responses to these comments have been prepared in the Final EIR.

Staff Report
Environmental Impact Report and
Tentative Tract Map application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 66
(x)

On July 20, 2011, the Planning Commission conducted a noticed public hearing
on the Draft EIR in Hofert Hall of the Civic and Performing Arts Center, 39707
Big Bear Boulevard, Big Bear Lake, California..

(xi)

The Draft EIR (June 2011), the revised Draft EIR/Errata (May 2013), the Final
EIR (May 2013) containing comment letters and responses to comment, and the
Technical Appendices (June 2011 and May 2013) constitute the complete EIR for
the project.

(xii)

On June 19, 2013, the Planning Commission of the City of Big Bear Lake held a
noticed public hearing on the EIR and Tentative Tract Map application (2005240/TTM) at the Civic and Performing Arts Center, 39707 Big Bear Boulevard,
Big Bear Lake, California, and concluded the hearing on this date.

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

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

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

2.

The Planning Commission hereby finds that the Draft EIR (June 2011), the
revised Draft EIR/Errata (May 2013), the Final EIR (May 2013) containing
comment letters and responses to comment, and the Technical Appendices (June
2011 and May 2013) constitute the complete EIR for the project. These
documents have been received by the Planning Commission, and that the
Planning Commission has reviewed and considered those documents prior to
taking an action, pursuant to State CEQA Guidelines Section 15090. The
Planning Commission finds that the final EIR has been completed in compliance
with CEQA, the State CEQA Guidelines and the City’s CEQA Guidelines. The
Planning Commission also finds that it has independently reviewed and analyzed
the EIR and that the EIR reflects the independent judgment of the Planning
Commission.

3.

Based on substantial evidence presented to the Planning Commission during the
July 20, 2011, and June 19, 2013, public hearings, including public testimony and
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written and oral staff reports, the Planning Commission specifically finds as
follows with regard to Tentative Tract Map application 2005-240/TTM:
(a)

The proposed subdivision is consistent with General Plan Land Use
Element Policy L 1.1 for the Single-Family Residential land use
designation, which allows for a maximum density of four single-family
dwelling units per acre. The revised subdivision map proposes a density
of 3.44 dwelling units per acre. The subdivision is consistent with General
Plan Land Use Element Goal L 3 to provide housing opportunities to meet
the long-term needs of permanent and part-time residences, as well as
visitors, and all demographic and economic segments of the population,
while preserving the character and integrity of residential neighborhoods.
The project is consistent with Policy L 3.1 in that the lot sizes meet the
minimum lot size standard of 7,200 square feet in size and the subdivision
design considers the topography, existing lot orientations along Talmadge
Road and Highland Lane, existing land uses and infrastructure availability.
The applicant will establish a Homeowner’s Association to provide
maintenance of the common areas in compliance with Land Use Element
Policy L 3.3.
The site is surrounded by subdivided and developed commercially-zoned
and residentially-zoned land, and the site itself was previously improved
and used as a church camp. Adequate infrastructure, including roads and
utilities, are abutting the site and will be extended within the subdivision
by the developer to serve the new lots, in compliance with Public Services
Element Policy PS 1.2, and Programs PS 1.2.3. and PS 4.5.1. The property
is zoned Single Family Residential (R-1-7,200), which allows single
family residential development on lots with a minimum area of 7,200
square feet.
The subdivision is consistent with the residential
development standards contained in Development Code Chapter 17.25,
which include minimum lot size, dimensions, building envelope and
building setbacks listed in Table 17.25.050.A. The Tentative Tract Map,
depicts that each corner lot is at least 65 feet wide and each interior lot is
at least 60 feet wide, measured at the building setback line. All lots within
the tract are at least 100 feet deep, and contain at least 7,200 square feet in
area and a minimum building envelope of 2,000 square feet.

(b)

That the design or improvement of the proposed subdivision is consistent
with applicable general or specific plans. The design of the subdivision is
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consistent with Circulation Element Policy C1.2, to install curb, gutter,
paving, and sidewalk where necessary to protect public safety and enhance
public convenience, and Policy C1.7 to install on-site and off-site roadway
improvements consistent with a Traffic Impact Analysis. The new
alignment of the Big Bear Boulevard/Mill Creek Road intersection will
provide a safe and efficient circulation pattern and eliminate the current 5point intersection in compliance with Circulation Element Policy C1.3.
The proposed cul-de-sac length of 600 feet on Spencer Circle complies
with Circulation Element Policy C 1.6. The proposed right-of-way widths
comply with Circulation Element Exhibit C-2d for a 40-foot wide
collector street. As is customary in residential subdivisions in Big Bear
Lake, curb and gutter will be installed by the developer, but sidewalks are
not installed in single-family residential subdivisions. However, a small
portion of sidewalk may be necessary where the subdivision abuts Big
Bear Boulevard. The subdivision has been designed to minimize conflicts
with roads serving existing lots; these roads will remain the same so as to
not cause grade changes, but new roads within the subdivision follow
contour grades and comply with present-day maximum road grade
requirements. Roads and lots have been designed to preserve natural
drainage patterns, which is consistent with Community Design Element
Policy CD 1.2.
(c)

That the site is physically suitable for the type or density of development,
because the lots are of sufficient size, shape, and orientation to provide
adequate building setbacks, and no flag lots are being created, in
compliance with Community Design Element Policy CD 6.1. The reuse
of the previous church camp land as a residential subdivision is consistent
with Housing Element Policy H 4.40 and Program H 1.1.1. to prepare and
develop land which is suitable for new housing. The range of lot sizes
from approximately 7,200 square feet to approximately 9,200 square feet
within the subdivision serve to eliminate barriers to housing development
for all income groups, as required by Housing Element Policy H 1.2. The
average slope of the entire property is 14.5% and the average slopes of
individual lots range from approximately 7% to 20%. Based on these
slopes, the maximum allowable land coverage of individual lots ranges
from approximately 30% to 38.7%, slightly below the 40% maximum lot
coverage standard for existing lots of record prior to the adoption of the
Slope Density Ordinance. Every lot will have a unique land coverage
restriction based on its size and adjusted average slope. These special lot
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coverage restrictions will be required to be shown on a Composite
Development Plan which must be prepared for the tract. All of the lots are
buildable and the allowable land coverage is not unduly restrictive, and
therefore, the site is physically suitable for the type and density of
development.
(d)

The design of the subdivision or the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat. The subdivision has been
thoroughly evaluated under the California Environmental Quality Act by
the preparation of an Environmental Impact Report (EIR). Air Quality
(including Greenhouse Gas Emissions), Archaeological, Biological,
Drainage and Hydrology, Slope Analysis, Soils Report Traffic, Tree
Management, and Water studies and reports have been conducted and the
associated impacts of the development evaluated. Conservation and
mitigation measures have been put in place in compliance with
Environmental Resources Element Programs ER 1.1.1 and ER 1.1.3 ER,
and Policy ER 2.2.

(e)

The design of the subdivision or the type of improvements is not likely to
cause serious public health problems. The project will close the
intersection of south Talmadge Road and Big Bear Boulevard to eliminate
a five-point intersection. This intersection has been studied and found to
have an inadequate sight distance. Talmadge Road at this location
exceeds maximum street grades and does not meet minimum street widths
as established in the Municipal Code and Fire Codes. The subdivider is
being required to realign Talmadge Road to intersect with Mill Creek
Road at a location approximately 210 feet west of its existing location.
This realigned section of Talmadge Road will be reduced in grade to 10%
to comply with code standards and widened to provide a standard street
width. The applicant is being required to dedicate an additional 7.5 feet
adjacent to Lots 19 to 23 and pave this additional right-of-way to provide
for a minimum of 24 feet of paved width along this “old” section of
Talmadge Road. Spencer Circle will be improved to a 10% grade and 28foot “curb face to curb face” width in compliance with current standards.
Therefore, the design of the subdivision will correct existing intersection,
street grade, and street width deficiencies.
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(f)

The design of the subdivision or the type of improvements will not
conflict with easements, acquired by the public at large, for access through
or use of, the property within the proposed subdivision. There are no
public easements located on the property. All utilities, including domestic
water, sanitary sewer, electricity, natural gas, telephone, and cable
television exist up to the property boundaries and will be extended through
the subdivision within public streets.

(g)

Any discharge of waste from the proposed use of the property into an
existing sewer system would not result in a violation of existing
requirements prescribed by the California Regional Water quality Control
Board, Santa Ana Region. The natural site drainage, as well as additional
anticipated storm water drainage from new streets and impermeable
surfaces (driveways, roofs) will be kept on the site; both on the individual
lots with permanent Best Management Practices (BMP’s) for storm water
retention and within the proposed detention basin. This basin will be
landscaped to be an attractive entry feature of the subdivision. A
Homeowner’s Association is required to be established to maintain the
detention basin. The storm water detention basin will be constructed to
provide retention and water clarification in accordance with the existing
requirements prescribed by the California Regional Water Quality Control
Board, Santa Ana Region before being discharged from the site into the
City’s storm drain system.

(h)

The design of the map provides for passive or natural heating or cooling
opportunities because Spencer Circle is oriented in a north/south direction.
The existing portion of Talmadge Road is also oriented in a north/south
direction. These street orientations are appropriate for properties on the
south side of the Big Bear Valley. This street orientation allows
residences to be built facing east and west for morning and afternoon sun
during all times of the year. In the winter, during all but midday, the sun
is low on the horizon and is blocked by mountain ridge line to the south.
North sides of properties are prone to icing in Big Bear Lake’s snowy
climate, thus a north/south building orientation does not allow for
optimum snow melting. A better building orientation is an east/west
orientation that allows for minimal ice accumulation and maximum solar
orientation for snow melting. In addition, this orientation allows buildings
to take advantage of the prevailing winds that blow from west to east
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allowing for breezes to pass through the houses for passive cooling in the
summertime.
(i)

The City has considered the effect of ordinances and actions on the
housing needs of the region and has balanced the needs against the public
service needs of its residents and available fiscal and environmental
resources. The City has an adopted Housing Element for the 2008-2014
housing cycle. The purpose of the Housing Element is to identify the
City’s housing needs and establish Goals, Policies, and Programs to
address these needs. The creation of the subdivision is consistent with
several Housing Element goals, policies and programs. The subdivision is
consistent with Goal H1 to provide adequate sites for housing. The
creation of the subdivision is consistent with Policy H1.1 to provide sites
suitable for a variety of types of housing for all income levels, including
rental housing and manufactured housing. New home construction is
encouraged to implement green building practices, energy efficiency,
water conservation and waste reduction in compliance with Programs H
7.2 and H 7.3 of the Housing Element. At the time of home construction,
a Developer Impact Fee is paid to the City to offset that residence’s
incremental impact on City services. These services include Fire facilities,
vehicles and equipment; streets, traffic signals and bridges; storm drain
facilities; general facilities, vehicles and equipment; public use facilities;
and parkland acquisition and improvements. Beginning July 1, 2013, the
Development Impact Fee for a single family residence is $9,617.

(j)

The proposed project and design of the subdivision are reasonably
beneficial and desirable to the community and is consistent with the
purpose, intent and standards of the Development Code and other
applicable codes and ordinances adopted by the City of Big Bear Lake
because the project proposes to subdivide four properties of land formerly
used as a church camp. The buildings associated with the church camp
use have been demolished. The vacant land has frequent trespassers,
especially when the property is covered with snow. Streets and utilities
exist to the project site, and will be continued through the project site. The
property is surrounded by single family development, and this subdivision
will continue a similar lot pattern. Lots within the subdivision will range
from 7,200 square feet to approximately 9,200 square feet, which are very
similar to the lot sizes in the area. The subdivision proposes a single
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family residential
developments.

development,

identical

to

the

surrounding

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above,
the Planning Commission approves Tentative Tract Map application 2005240/TTM subject to the conditions of approval and mitigation measures as set
forth in Exhibit 3.

6.

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

PASSED, APPROVED AND ADOPTED this 19th day of June 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:

________________________________
Date
ATTEST:

________________________________
Lynne Chambers

______________________________
Craig Smith, Vice-Chairman
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STATE OF CALIFORNIA

)

COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE

)

I, Lynne Chambers, 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. PC2013- 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 19th day of June 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 3rd day of August, 2009.

Lynne Chambers
Planning Commission Secretary

Staff Report
Environmental Impact Report and
Tentative Tract Map application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 74
EXHIBIT 1
Legal Description for
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43
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EXHIBIT 2
Vicinity Map for
Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43

Staff Report
Environmental Impact Report and
Tentative Tract Map application 2005-240
Tentative Tract Map No. 18580
June 19, 2013
Page 76
EXHIBIT 3

Conditions of Approval and Environmental Mitigation Measures
For Tentative Tract Map Application 2005-240/TTM
Tentative Tract Map No. 18580 – Morgan Pines Subdivision
Talmadge Brothers, LP, Herb Morgan, representative.
40241 and 40271 Mill Creek Road, 806, 840 and 850 Talmadge Road, and 40231 Beverly Lane
Assessor Parcel Numbers 0307-172-36, 39, 40 and 43
APPROVAL DATE: June 19, 2013
EFFECTIVE DATE: July 1, 2013
EXPIRATION DATE: July 1, 2016

These conditions of approval apply to Tentative Tract Map Application 2005-240 to subdivide
four parcels totaling 6.69 acres into 23 parcels. The project is located at the southwest corner of
the intersection of Talmadge Road, Mill Creek Road and Big Bear Boulevard and identified as
Assessor’s Parcel Numbers 307-172-36, 39, 40, and 43. Any proposed change of use or
expansion of the area, or modifications to the site plan or structures shall be submitted to the
Planning Division, along with the required application and fee, for review. For the purpose of
these conditions, the term “applicant” shall also mean the developer, the owner or any
successor(s) in interest to the terms of this approval.
General conditions:
1.

Tentative Tract Map Application 2005-240 is approved to subdivide four parcels totaling
6.69 acres into 23 residential lots. The approved lot sizes are as follows:
Lot 1 – 7,201 sq. ft.
Lot 2 – 7,200 sq. ft.
Lot 3 – 7,200 sq. ft.
Lot 4 – 7,200 sq. ft.
Lot 5 – 7,750 sq. ft.
Lot 6 – 7,863 sq. ft.
Lot 7 – 7,852 sq. ft.
Lot 8 – 7,258 sq. ft.

Lot 9 – 7,226 sq. ft.
Lot 10 – 8,423 sq. ft.
Lot 11 – 9,200 sq. ft.
Lot 12 – 8,204 sq. ft.
Lot 13 – 8,708 sq. ft.
Lot 14 – 7,786 sq. ft.
Lot 15 – 7,796 sq. ft.
Lot 16 – 7,844 sq. ft.

Lot 17 – 7,245 sq. ft.
Lot 18 – 8,898 sq. ft.
Lot 19 – 8,742 sq. ft.
Lot 20 – 7,205 sq. ft.
Lot 21 – 7,200 sq. ft.
Lot 22 – 8,717 sq. ft.
Lot 23 – 8,372 sq. ft.
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In addition to the creation of numbered lots for sale for residential home construction,
four lettered lots are proposed to be created by the subdivision map for the following
purposes:
Lot A – Stormwater Detention Area
Lot B – 60-foot Conservation Area
Lot C – 100-foot Conservation Area
Lot D – Existing Road and Utility Easement for 832 Talmdage Road, pursuant to 2080
Official Records 289.
The project is located at the southwest corner of the intersection of Talmadge Road, Mill
Creek Road and Big Bear Boulevard and identified as Assessor’s Parcel Numbers 307172-36, 39, 40, and 43. This approval is granted based on the application materials
submitted by Talmadge Brothers, LP, Herb Morgan and Tentative Tract Map and Plan
Set prepared by SSA Landscape Architects and dated March 20, 2013 The subdivision is
approved as submitted and conditioned herein, and shall not be further altered unless
reviewed and approved by the affected City departments. If not appealed, this approval
shall become effective on the eleventh (11th) day after the date of the Planning
Commission’s approval; or the next city business day following such eleventh (11th) day
when the eleventh (11th) day is not a city business day. This approval shall expire thirtysix (36) months after the effective date of the approval unless the use or occupancy which
is the subject of this action has taken place and all conditions of approval have been met,
or a time extension has been granted by the City. Any application for an extension of
time shall be submitted to the Planning Division, along with the required fee, at least
ninety (90) days prior to the expiration date of this approval.
2.

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

3.

Approval of this application does not relieve the applicant from complying with all
applicable Federal, State, County or City regulations or requirements, including the
requirements of the California Division of Forestry and Fire Protection for compliance
with Timber Harvesting regulations for the removal of trees from land containing more
than three (3) acres.

4.

This approval shall become null and void if a final map has not been timely filed prior to
the expiration date in accordance with provisions of the Subdivision Map Act. An
extension of time may be granted by the Planning Commission upon submittal of a
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formal application, required exhibits and appropriate fees in accordance with the City’s
Development Code. In granting any such time extension, the City of Big Bear Lake may
impose new conditions and standards on the tentative map, pursuant to Section
66452.6(e) of the Government Code.
5.

The applicant shall comply with all requirements of the Big Bear Lake Municipal Code,
all requirements of the City of Big Bear Lake ordinances, resolutions, and all applicable
standards and policies that are in effect at the time that building permits are issued for the
development.

6.

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

7.

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

8.

The applicant’s engineer shall coordinate with utility companies during design in order to
ensure that required public improvements are not in conflict with existing or proposed
utilities.

9.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake its
elected and appointed officials, officers, employees, and agents from and against any
claim, action, or proceeding against the City of Big Bear Lake, its elected and appointed
officials, officers, employees, or agents to attack, set aside, void, or annul any approval or
condition of approval of the City of Big Bear Lake concerning this subdivision, including
but not limited to any approval or condition of approval of the City Council, Planning
Commission, or City Planner, which action is brought within the time period provided for
in Government Code Section 66499.37. The City shall promptly notify the applicant of
any claim, action, or proceeding concerning the subdivision and the City shall cooperate
fully in the defense of the matter. The City reserves the right, at its own option, to choose
its own attorney to represent the City, its elected and appointed officials, officers,
employees, and agents in the defense of the matter.

10.

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

11.

Pursuant to Government Code section 66020(a), any party may protest the imposition of
any fees, dedications, reservations, or other exactions imposed on this development
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project. Required fees must be paid in full or arrangements must be made to pay the fee
when due. Written notice of payment under protest must be filed with the City at the
time of approval or conditional approval of this project or within 90 days after the date of
the imposition of the fees, dedications, reservations, or other exactions imposed on this
project.
12.

The applicant shall pay all fees at the time fees are determined payable and comply with
all requirements of the applicable federal, state, and local agencies including, but not
limited to, the following:
City of Big Bear Lake Engineering Division (sewer connection/encroachment
permit fees)
Big Bear Lake Fire Protection District
City of Big Bear Lake Department of Water
City of Big Bear Lake Building Department (development impact fees)
The duty of inquiry as to such requirements shall be upon the applicant.

13.

The applicant shall be responsible for the on-going maintenance and upkeep of
undeveloped portions of the site, in accordance with the City’s Municipal Code.

14.

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

15.

Tree Protection Guidelines shall be incorporated into all building plans including but not
limited to: site plan, paving plan, and any plan that proposes construction that may have
an impact on trees to be protected. A State of California Licensed Landscape Architect or
ISA Certified Arborists may be required to approve and sign the plans attesting that the
trees to be protected will not be damaged by the proposed construction. (PLN)

The following conditions shall be met prior to the submittal of a Final Tract Map. Where a
condition specifies that plans or other items shall be submitted to the City for review and
approval, the approval of these items by the appropriate City departments shall be
obtained prior to submittal of the Final Tract Map:
16.

A Composite Development Plan shall be prepared and submitted to the Planning
Department and City Engineer for review and approval. This Composite Development
Plan shall graphically depict the following or contain the following notes when the item
cannot be graphically depicted:
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a.

Maximum lot coverage amounts in square feet as calculated in compliance with
the Slope Density Ordinance contained in Development Code Chapter 17.09.

b.

Non-vehicular access easements on Lots #1 and #18 prohibiting driveway access
to these lots from Mill Creek Road. Additional non-vehicular access easements
may be established on Lots #18 and 19 from Talmadge Road at the applicant’s
discretion.

c.

A note on the CDP that environmental mitigation measures numbers BR-4, BR-6,
and HY-3 shall apply to the construction of the individual single family
residences.

A separate document, indicating that a Composite Development Plan is prepared for the
Tract Map, shall be recorded concurrently with the Final Tract Map. The Composite
Development Plan shall be kept on file with the Planning Department. (ENG, PLN)
17.

A screen check draft of the Final Tract Map shall be submitted to the Planning Division
for review and approval.

18.

A Final Landscaping Plan and Irrigation Plan for the detention basin and landscape berm
shall be included with the Final Map submittal. This Landscaping Plan shall indicate that
approximately 25% of the trees shall be of large size, at least 48-inch box size and that
heavy landscaping be installed on the landscape berm. This Landscaping Plan shall
indicate the location of a subdivision entry sign on the detention basin lot.

19.

A Homeowner’s Association and Convenants, Conditions, and Restrictions (CC&R’s)
shall be established to maintain the landscaping and irrigation.(PLN)

20.

The CDP and Final Map shall depict all existing easements and new easements, to the
satisfaction of the City Engineer. A ten-foot wide sewer easement shall be established
across the westernmost portions (rear yard areas) of Lots 19, 20, and 21 to the satisfaction
of the City Engineer. (ENG)

The following conditions shall be addressed with the submittal of grading plans or prior to
issuance of a grading permit. Where a condition specifies that plans or other items shall be
submitted to the City for review and approval, the approval of these items by the
appropriate City departments shall be obtained prior to issuance of permits. If no grading
permit is required, the following conditions shall be completed prior to any grounddisturbing activity on the site:
21.

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

National Pollution Discharge Elimination System (NPDES)
General Construction Storm Water Permit (State Water Resources Control Board)
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c.
d.
e.
f.
g.
h.

City encroachment permit (ENG)
Public sewer construction permit (ENG)
Public water main construction permit (B&S & DWP)
Private sewer service lateral plumbing permits (ENG)
Private water service lateral plumbing permits (B&S)
Separate building permits for the construction of street light poles. (B&S)

22.

Four (4) copies of the rough grading plan and tentative map shall be submitted to the
Building and Safety Division for review and approval, which shall include approval by
applicable City departments. The rough grading plans shall contain all earthwork
specifications and plate details included in the Preliminary Engineering Geologic/Soil
Engineering Investigation. Rough grading plans shall be in substantial conformance with
the grades shown on the plans approval by the Planning Commission. (B&S)

23.

Four (4) copies of the precise grading plan and tentative map shall be submitted to the
Building and Safety Division for review and approval, which shall include approval by
the Planning and Engineering Divisions. The precise grading and tentative map may be
shown on one or two sheets and shall indicate all site improvements, and shall indicate
complete drainage paths of all drainage water run-off. The precise grading plan shall be
in substantial conformance with the grades shown on the plans approval by the Planning
Commission. All grading work shall be in compliance with Mitigation Measure BR-2.
In addition, the grading plan and tentative map shall include the following information:
(B&S, ENG, PLN)
a.

b.

c.

d.

A final soils report shall be submitted to the City for review and approval. Any
recommendations included in the soil study shall be incorporated into the design
of the precise grading and paving plan as appropriate. (B&S, ENG)
Show that all drainage water shall drain via approved methods, to an approved
location – public street, public drainage system, etc. Show all proposed drainage
structures, including the detention basin. No portion of the detention basin
berming shall extend into the public right-of-way. All retaining walls associated
with the detention basin shall comply with Building and Safety, Engineering, and
Planning Division requirements. (B&S, ENG, PLN)
Show that drainage water does not cross over a public sidewalk. Drainage water
may, however, cross under a sidewalk if an approved drainage structure is used.
(B&S, ENG)
Show the relationship between the proposed finished on-site grade elevations and
the existing adjacent property grade elevations, and indicate any additional
drainage water that may come from an adjacent property. (B&S, ENG)
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e.

24.

Show the ground cover/finish material being proposed (i.e. type of pavement,
plant material, etc.). (B&S, ENG)

The applicant shall provide standard street improvement plans for the intersection of Big
Bear Boulevard and Mill Creek Road; and the intersection of Mill Creek Road and
Talmadge Road, Talmage Road within the subdivision and Spencer Circle. The “old”
portion of Talmadge Road shall be blocked with a minimum four-foot high earthen berm,
landscaped to the Planning Division’s satisfaction. The design of the interior street
tentatively named “Spencer Circle” and “Talmadge Road” shall be based on a 40-foot
right-of-way on an acceptable centerline profile. Standard plans showing plans and
profiles shall be submitted to the City for review and approval. These improvements
shall consist of: (ENG)
a.

b.

c.

d.

e.

f.
g.

h.

A rolled curb and gutter shall be installed within the subdivision along Talmadge
Road and Spencer Circle, except where Talmage Road and Spencer Circle are
adjacent to the 60-foot conservation area, where a “flat” curb shall be installed to
maintain drainage flows.
Repair of existing curb and gutter along Mill Creek Road, Talmadge Road, and
Big Bear Boulevard inside and outside of the subdivision may be required to the
specifications of the City Engineer.
Curb and gutter and sidewalk improvements at the southeast corner of the
detention basin shall be extended to further define the intersection of Mill Creek
Road and Big Bear Boulevard to the satisfaction of the City Engineer.
Roadway grading and paving, overlay and/or match-up, as directed by the City
Engineer. Pavement and base thickness shall be per the soils engineer’s
recommendation and as approved by the City. At minimum, paving shall include
paving and overlay of the existing pavement at the existing intersection of Big
Bear Boulevard, Mill Creek Road, and Talmadge Road in order to provide a safe
transition at the new intersection of Mill Creek Road and Big Bear Boulevard, to
the satisfaction of the City Engineer.
Traffic control signs, street signs, and street lights at intersections as required by
the City Traffic Engineer. In addition to these, a “Dead End” or “No Outlet” sign
shall be installed by the developer at the closed portion of Talmadge Road.
ADA compliant wheelchair ramps at intersections.
Roadway drainage devices shall be based on an approved design prepared by a
Hydrologist. Storm flows shall flow into and be retained onsite within the
proposed stormwater detention basin.
Roadways shall be designed with an all weather access surface designed to
support the imposed loads of fire apparatus. Provide fire apparatus access details
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i.

j.
k.

on the road improvement plans. Apparatus access drives shall be a minimum of
24-feet on Talmadge Road and 26-feet in width on Spencer Circle, capable of
supporting the imposed loads of a 75,000-pound vehicle, have a minimum height
clearance of 14-feet 6-inches, provide turning radii of a minimum of 40-feet,
provide for apparatus turn around.
A striping and pavement widening plan for the Big Bear Boulevard/Mill Creek
Road intersection creating a designated left turn pocket and westbound through
lane.
Additional right-of-way dedication of 7.5 feet along the westerly side of
Talmadge Road along the project boundaries.
Additional pavement up to 20-feet in width along Talmadge Road or to the
centerline of the street as determined by the City Engineer and overlay of the
entire with of Talmadge Road south to the boundary of Lot #23.

23.

The applicant shall submit a construction cost estimate for all grading and related work,
acceptable to the City Engineer, to establish the value of performance and restoration
bonds or other type of surety acceptable to the City Engineer for the improvements. The
applicant shall be responsible for all applicable fees associated with establishing and
posting the surety. (ENG)

24.

A Stormwater Pollution Prevention Plan (SWPPP) and an erosion control plan shall be
submitted to the City for review and approval. Erosion control measures shall follow
NPDES Best Management Practices and format shall be in accordance with the State
Water Quality Control Board. (ENG, B&S)

25.

All grading work shall be performed in either one continuous operation or in phases that
have been approved by the City. (ENG, B&S)

26.

A Water Quality Management Plan (WQMP) shall be submitted to the City for review
and approval. The goal of the WQMP is to develop and implement programs and
policies to minimize the effects of urbanization on site hydrology, urban runoff flow
rates, velocities and pollutant loads. The location of any structural BMPs shall be clearly
shown on the grading plans. Maintenance of private facilities shall be the responsibility
of the property owner. (ENG)

27.

A complete final hydrology/hydraulics report using the latest edition of the San
Bernardino County Flood Control Hydrology Manual and complete hydraulic
calculations justifying the size, slope, capacity, etc. of any and all drainage structures
being utilized, shall be submitted at plan review, and approved by the Building and
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Safety Division and City Engineer. The Hydrology map and study shall include adequate
topography for the entire watershed above the development (scale: 1”-100’). Drainage
structures conveying offsite flows shall be designed for a one hundred year storm from
the defined flowpath at property line to the point where exits the development. The onsite drainage system shall, as a minimum, be designed to handle the run-off generated by
a ten (10) year storm. All on-site structures (buildings) and all adjacent properties shall
be protected from flooding during a one hundred (100) year storm. (B&S, ENG)
28.

The plans and specifications for the water delivery system shall be submitted to and
approved by the Department of Water and Power and Fire Department. Water mains
shall be designed to meet or exceed the total flow requirements determined from
domestic flow and fire flow for this development. Required domestic flow shall be
calculated by the applicant’s engineer. Fire flow shall be determined by the Big Bear
Lake Fire Protection District. (DWP, FIRE, ENG, B&S)

29.

Improvement plans for utility connections and services, including water, fire hydrant,
sewer, storm drain, gas, electric, phone, and television shall be submitted to the Building
and Safety Department for circulation and approval by the appropriate City departments.
The plans and specifications for the sewer system shall be submitted for approval to the
Big Bear Lake Sanitation Department and the Big Bear Area Regional Wastewater
Agency (BBARWA) prior to final approval of this development by the City Engineer.
(ENG)

30.

A sewer line shall be extended south from the realigned portion of Talmadge Road along
the westerly 10 feet of Lots #19 to #21 to serve these parcels. This sewer line shall also
be extended to serve 832 Talmadge Road, and 836 Talmadge Road, if necessary. The
sewer line shall terminate at a manhole with two laterals to serve 832 Talmadge Road,
and, if necessary 836 Talmadge Road. (ENG)

The following conditions shall be implemented prior to acceptance and recordation of the
Final Tract Map. Where a condition specifies that plans or other items shall be submitted
to the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to recordation of the Final Tract Map:
31.

Prior to the expiration date of the Tentative Tract Map, a Final Tract Map shall be
prepared and submitted to the Planning Division and City Engineer for review, approval,
and recording. The Final Tract Map shall be in substantial conformance to the approved
Tentative Tract Map, the conditions of approval, and the screen check documents. The
applicant shall submit the required plan check fees and full-sized copies of the Final Tract
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Map in the form of two sets of mylars and two sets of blueline prints to the City Engineer
for recording with the County Recorder’s Office. (ENG)
32.

Corner monuments indicating the new property corners shall be set in accordance with
the State Subdivision Map Act and to the satisfaction of the City Engineer. Appropriate
documentation that the monuments have been set must be submitted to the City Engineer.
(ENG)

33.

The developer shall record a Quit Claim to DWP for all rights to percolating water or
ground water underlying the property. The Quit Claim shall be recorded prior to final
map recordation. In addition, the final map shall include a statement that notes the Quit
Claim agreement with DWP. (DWP)

34.

The developer shall install waterline improvements as required in Mitigation Measures
HZ-1, HZ-2, and HZ-3 to the specifications of the Department of Water. (DWP)

35.

The developer shall install a minimum of three fire hydrants within the subdivision.
These hydrants shall be capable of providing a minimum fire flow of 1,500 GPM @ 20
PSI for two hours duration. The types of fire hydrants are to be determined by the Fire
Department and the Department of Water. The fire hydrants are to be installed at
locations determined by the Fire Department and the Department of Water to maximize
water delivery and minimize distances to future homes. The fire hydrants shall be
installed by the developer and approved, tested, and accepted by the Fire Department and
the Department of Water prior to the recordation of the Final Tract Map. (FIRE, DWP)

36.

The developer shall install landscaping improvements within the detention basin and
within the berm required to close the Talmadge Road/Big Bear Boulevard intersection, as
shown on the approved Landscaping Plan, currently designated as Sheet L 3.0 of the plan
set and as submitted in Figure 5 on Page 22 of the Staff Report dated June 19, 2013. In
addition, additional pavement from the “old” portion of Talmadge Road shall be removed
from the berm going in a southerly direction a distance of approximately twenty (20) feet,
to the satisfaction of the Planning Division and City Engineer. (PLN)

37.

The developer shall install all improvements in accordance with all the approved plans,
including but not limited to the Tentative Tract Map, Grading Plans, Utility Improvement
Plans, and Street Improvement Plans. Such improvements shall be installed to the
satisfaction of the affected City departments. In lieu of completing the required
improvements prior to recording the Final Map, the applicant may enter into a
Subdivision Improvement Agreement and post securities at the time of subdivision
approval for those improvements necessary to support this subdivision, as determined by
the City Engineer. If any transfer of ownership/title of land within this subdivision takes
place prior to the release of all agreements and securities, the new applicant shall be
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required to enter into a separate Subdivision Improvement Agreement with the City and
pay all applicable fees. Agreement and securities with the prior applicant will be released
after the agreement and securities with the new applicant take effect. (ENG)
38.

A Homeowner’s Association shall be established and Conditions, Covenants, and
Restrictions (CC&R’s) prepared to provide for funding for perpetual maintenance of the
detention basin and landscaping improvements, conservation area fencing, maintenance
of the access and utility easement to 832 Talmadge Road, and all other common
improvements installed by the subdivision. These documents shall be submitted to the
Planning Department for review by the City Attorney. The developer shall be
responsible for all costs of review of the documents by the City Attorney. (PLN)

The following conditions and requirements shall be met during construction activities:
39.

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

40.

Domestic water may not be used for dust control and soil conditioning for grading.
(DWP).

41.

The applicant shall comply with any and all applicable City and State guidelines and
requirements for traffic control during construction activities (ENG).

42.

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

43.

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

44.

All applicable codes and ordinance shall apply, including but not limited to the 2010
California Fire Code; California Code of Regulations, Tile 19; and those portions of the
2010 California Building Code adopted by the Fire Marshall. (FIRE)

45.

Development of this property is subject to the requirements of the Big Bear Lake
Development Code Chapter 17.25, Section 17.25.100.B., and Chapter 8.94 of the
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Municipal Code regarding the reduction of accumulated forest fuels. An inspection shall
be required to address forest fuel modification. A follow-up inspection shall be
conducted to verify the implementation of forest fuel modification requirements
pertaining to the subject property. Requisite inspections are to be scheduled with the Fire
Department a minimum of 24 hours in advance and may be conducted Monday through
Thursday, 8 a.m. to 5 p.m., excluding holidays. The Fire Department is available by
calling (909) 866-7566. The developer is required to contact the Fire Department
regarding the reduction of accumulated forest fuels, which will be in addition to the
submitted Tree Management Plan. (FIRE)
46.

Tree removal for sanitation purposes shall be done in accordance with the Tree
Management Plan (Appendix N of the Technical Appendices). All appropriate tree
removal permits shall be obtained from the California Department of Forestry and Fire
Protection and the City of Big Bear Lake prior to removing the trees. (PLN)

47.

The developer shall contact the Planning Department to assign appropriate addresses to
future single family residential structures. (FIRE)

Environmental Mitigation Measures
Biological Resources
48.

BR-1 The applicant or future owner shall mitigate the impacts on Southern Mountain
Buckwheat and Ash-gray Indian Paintbrush by providing for permanent conservation of
habitat supporting these species, as follows:
Mitigation Fund: After approval by the City of the Tentative Tract Map and prior to
recording of the Final Map, the property owners shall reduce anticipated impacts to
Pebble Plain habitat occupied by Southern Mountain Buckwheat and Ash-gray
Indian Paintbrush plants by making a one-time payment to a non-profit 501(c)3
organization named by the Conservation Groups. This may include the California
Wildlife Foundation’s fund for Pebble Plain mitigation. The amount of the
contribution shall be $36,000, as determined by the Department of Fish and Wildlife
(Appendix R) based upon estimated costs to purchase and protect land at a 3:1 ratio
for the project’s impact to occupied habitat on the project site. Payment of this fee
shall be verified by the City Planning Department prior to Final map approval.
Salvage: Upon submittal of grading plans for plan check review and no less than 30
days prior to issuance of any grading permit, and at least 60 days prior to any
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construction or grading activity on the site, the applicant or land owner shall contact
Rancho Santa Ana Botanic Garden (RSABG) and the Department of Fish and
Wildlife to offer written permission for any on-site seed or plant salvage judged
appropriate for plant conservation. The applicant will provide the RSABG and
Forest Service 30 days to respond and will coordinate site access and schedule
proposed grading or clearing to accommodate plant salvage to the extent feasible.
Plant and seed salvage shall occur during timeframes when plants and seeds are
salvageable as determined in coordination with the Department of Fish and Wildlife.
Impact Minimization to Off-site Critical Habitat: Construction of a four-foot high
split rail fence along the southern property boundary of the project area shall be in
place prior to the final approval of Phase I of the improvements to prevent future
residential uses such as gardening, pet areas, or recreation areas from encroaching
into adjacent public lands. Fencing construction will be verified by the City
Planning Department.
Conservation areas: The developer shall set aside conservation areas to conserve
certain Pebble Plain habitat areas and which were observed to contain Southern
Mountain Buckwheat and Ash-gray Indian Paintbrush. These conservation areas
shall include a 100-foot wide conservation area adjacent to the National Forest along
the southern boundary of the proposed tract and a 60-foot wide area between lots 1418 and lots 19-21. The conservation areas shall be fenced with a four-foot high split
rail fence and be maintained as a conservation easement in perpetuity. The
conservation easements shall be conveyed to a non-profit 501(c)3 organization to be
named by the Conservation Groups, which may include the San Bernardino
Mountains Land Trust or another 501(c)3 organization of the San Bernardino
Mountains Land Trust choosing. Set aside of these conservation areas and the
creation of appropriate CC&R’s and easements to preserve these areas shall be
verified by the City Planning Department prior to Final Map approval. Fencing shall
be verified by the Planning Department.
49.

BR-2 Grading and clearing limits shall be staked prior to issuance of grading
permits/land disturbance to avoid impacts to off-site critical habitat areas and verified by
the City Planning Department.

50.

BR-3 During any on-site grading or construction, as verified by the City Planning
Department, the applicant or future owner shall minimize disturbance or hazards to
surrounding vegetation, habitat, and wildlife, such as toxic substances, dust, noise, and
lighting, as follows:
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a.
b.
c.

d.

e.

New lighting shall be established at the minimum necessary to meet safety
requirements, and shall be screened to avoid lighting the surrounding habitat;
The Project’s grading and disturbance footprint shall be limited to the property
boundaries of the project site;
Any soil bonding or weighting agents or other dust control or erosion control
measures used during grading and construction shall be non-toxic to wildlife and
plants;
All construction waste products including waste paints, plaster, concrete,
adhesives, and other materials shall be properly contained and disposed of off-site
according to City waste disposal requirements; no such products shall be dumped
on-site;
All vehicles and equipment shall be maintained in proper working condition to
minimize the potential for fugitive emissions of motor oil, antifreeze, hydraulic
fluid, grease, or other hazardous materials; equipment servicing shall take place
only at a designated areas.

51.

BR-4 Security lighting on individual lots shall be positioned to focus on structures
rather than the forest area south of the project site. To further reduce potential night
lighting impacts to sensitive wildlife habitat, the City Engineer shall require the following
street lighting methods to be utilized, recognizing the constraints of roadway lighting
requirements:
a.
Low-intensity street lamps;
b.
Low-elevation light poles; or
c.
Shielding of internal silvering of the globes or external opaque reflectors.

52.

BR-5 If initial tree removal, grubbing, or grading for project construction are proposed
to occur during the breeding period of migratory birds (from February 1 through August
31), then pre-construction surveys for nesting migratory birds shall be conducted and
measures to prevent the destruction of bird nests shall be implemented. The biologist
conducting the surveys shall be approved by the City Planning Department and shall be
experienced and familiar with nest-locating techniques. Surveys shall be conducted in
accordance with the following guidelines:
a.
Surveys shall cover all nesting habitat to be disturbed;
b.
At least two-pre-construction surveys, separated by a minimum 10-day interval,
shall be completed prior to initial grading or grubbing activity; the later survey
shall be completed no more than 10 days preceding initiation of initial grading or
grubbing activity; additional follow-up surveys shall be required if periods of
construction inactivity exceed one week in any given area, an interval during
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c.

d.

53.

which birds may establish a nesting territory and initiate egg laying and
incubation; and
If active nests are detected during the survey, a 500-foot no-disturbance buffer
area shall be implemented until the nestlings have fledged or the nest is
abandoned; if active raptor nests are detected during the survey, a 1,200-foot nodisturbance buffer zone shall be implemented.
As an alternative to conducting nesting bird surveys, tree removal, grubbing, and
grading may be scheduled outside the breeding season. The applicant shall bear
the cost of this mitigation measure.

BR-6 Upon the sale of the residential lots, the developer shall develop and provide
residents of the future development with literature approved by the City that pertains to
sensitive wildlife in the area to reduce impacts to on- and off-site biological resources.
The literature shall indicate ways the residents can reduce effects on the wildlife,
including minimizing effects pets have on native wildlife. A list of invasive plants that
are commonly planted in landscaping shall also be included in this literature and it will be
recommended that certain plants be avoided, including giant reed (Arundo donax), castor
bean (Ricinus communis) and Pampas grass. The use of nonnative species known to be
weedy invasives, such as German ivy (Senecio milkaniodes), periwinkle (Vinca major),
or ice plant (Carpobrotus spp.) should also be prohibited. Literature shall be conveyed to
subsequent property purchasers as a condition of property transfer via deed restriction to
be signed and acknowledged by the property purchaser. Deed restrictions shall be
verified by the City Planning Department prior to Final Map approval.

Cultural Resources
54.

CR-1 During grading and construction of the project, in the event of an unforeseen
encounter of subsurface materials suspected to be archaeological or paleontological
significance, all grading or excavation shall cease in the immediate area and the find left
untouched until a qualified professional archaeologist or paleontologist, whichever is
more appropriate, is contacted and called in to evaluate the find and make
recommendations as to the disposition, mitigation, and/or salvage. The applicant shall be
responsible for covering all costs associated with the professional investigation.
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Hazards and Hazardous Materials
55.

HZ-1 At the time of road and utility construction for the subdivision, the developer shall
install approximately 450 feet of 12-inch diameter PVC water line on Mill Creek Road
along the northerly boundary of the proposed development. This pipeline will connect to
the existing 12-inch line on the northside of Highway 18 and to an existing 8-inch line at
the westerly end of the property. The pipeline shall be constructed and installed pursuant
to the requirements of the City Engineer and Department of Water.

56.

HZ-2 – At the time of road and utility construction for the subdivision, the developer
shall install approximately 700 feet of 12-inch diameter PVC water line along the northsouth street (Spencer Circle) within the proposed subdivision. The water line shall run
from Mill Creek Road to the end of the cul-de-sac at the southerly end of the property.
The water line shall be constructed and installed pursuant to the requirements of the City
Engineer and Department of Water.

57.

HZ-3 – At the time of road and utility construction for the subdivision, the developer
shall replace the existing waterlines along Talmage Road, consisting of a 2-inch steel
pipeline and a 4-inch PVC pipeline, with an 8-inch PVC pipeline to be connected to the
proposed 12-inch pipeline on Mill Creek Road.

Hydrology and Water Quality
58.

HY-1 – A stormwater detention facility, approved by the City Engineer, shall be
designed and incorporated into the project at the time of construction to retain water from
the planned roads and drainage improvements, as pre-development conditions.

59.

HY-2 – The proposed open channel drainage courses shall be designed and constructed
to incorporate grade control structures to maintain the channel at a maximum slope of
three (3) percent.

60.

HY-3 – On-site detention measures shall be required for each lot and the design and
location approved by the City Engineer.
As each parcel is developed, the
developer/property owner shall retain runoff from at least twenty (20) percent of the lot
area.
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Noise
61.

N-1 During road and utility construction for the subdivision, the contractor shall
ensure that all equipment (including staging areas and stationary equipment) is located so
that emitted noise and vibrations are directed away from the nearest sensitive noise
receptor.

62.

N-2 During road and utility construction for the subdivision, the construction
contractor shall ensure that stockpiling and vehicle staging areas are located as far as
practical from noise-sensitive receptors.

63.

N-3 Before the start of any grading and construction of roads and utilities for the
subdivision, all property owners located within 500 feet of the construction site shall be
mailed a notice regarding the construction schedule of the proposed project. A sign,
legible at a distance of 50 feet, shall also be posted at the construction site. All notices
and the signs shall indicate the dates and duration of the construction activities, as well as
a telephone number where residents can inquire about the construction process and
register any complaints. Notices shall be mailed to property owners a minimum of 14days prior to the commencement of construction activities, and proof of mailing shall be
submitted to the Planning Division.

64.

N-4 Prior to any grading or construction of roads and utilities for the subdivision, a
“noise disturbance coordinator” shall be established by the developer and the City shall
be notified of the name and contact information of the coordinator. The disturbance
coordinator shall be responsible for responding to any local complaints about
construction noise. The disturbance coordinator would determine the cause of the noise
complaint (e.g. starting too early, bad muffler, etc.) and would be required to implement
reasonable measures such that the complaint is resolved. All notices that are sent to
property owners within 500 feet of the construction site and all signs posted at the
construction site shall list the telephone number for the disturbance coordinator. All
materials to be posted onsite and mailed to the property owners shall first be approved by
the Planning Division prior to commencing grading activities, and proof of mailing shall
be submitted to the Planning Division.

65.

N-5 Throughout all grading and construction of roads and utilities for the subdivision,
the grading contractor shall ensure that all construction equipment, fixed or mobile, is
properly operating (tuned-up) and that mufflers are working correctly. All soundreducing devices shall be maintained throughout the constructing period.
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Traffic and Transportation
66.

TR-1 The developer shall construct or pay a fair share contribution towards, as
determined by the City Engineering Division, a westbound left turn pocket on Big Bear
Boulevard/State Route 18, prior to approval of the Final Tract Map. Storage/queuing for
only one vehicle is required.

Utilities and Service Systems
67.

US-1 – At the time of construction, pursuant to the requirements of the City Engineer, the
developer shall either install a new 8-inch sewer pipe or install slip lining in 450-feet of
sewer pipe along the project frontage, adjacent to Mill Creek Road, prior to approval of
the Final Map.

End of Conditions and Environmental Mitigation Measures

