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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.

PLANNING COMMISSION
MEETING AGENDA
April 4, 2012
TIME:

1:15 p.m.

Next Resolution PC2012-05

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

PACELLI, SENFT, JACKOWSKI, SMITH, ZIMMERMAN

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of March 7, 2012

DISCUSSION ITEM
2.1

3.

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

Special Events Development Code Amendment 2012-023 presentation.

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.

3.1

Conditional Use Permit 2012-002 & Variance 2012-003
Applicant:
T-Mobile West Corporation
Representative: Curt Collier, IKUMA, Inc.
Location:
800 Wildrose Lane
APN:
308-094-02

Janice Etter, City Planner
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An application to install a communications facility consisting of a monopine (cellular tower)
measuring 82 feet in height and a 246 square foot equipment shelter on a 1.73-acre parcel. A
Variance is requested to allow the monopine to exceed the allowable maximum height of
65-feet by 17 feet, to allow for future co-locatable antennas.
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 Conditional Use Permit 2012-002 and Variance 2012-003, based on
the findings and subject to the conditions of approval contained in the resolution.
3.2

Major Special Event 2012-015
Siri Eggebraten, Associate Planner
Applicant:
The Two Valley Players
Representative: John Phane
Location:
40803 Village Drive (Christmas Tree Corner)
APN:
308-166-57
An application to produce the second annual Big Bear Summer Theatre Festival, including
outdoor theatrical performances, live music, and limited vending of prepackaged food, nonalcoholic and alcoholic beverages on private property in the Village the weekends of July
12-14, 19-21, and 26-28, 2012.
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 Major Special Event 2012-015, based on the findings and subject to
the conditions of approval contained in the resolution.

4.

PLANNING DIRECTOR’S REPORT

5.

SUMMARY COMMENTS

6.

ADJOURNMENT

CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES

ITEM 1.1

March 7, 2012
CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:16 p.m.
Commissioner Pacelli.

Commissioners Pacelli, Senft, Jackowski, Smith; Chairman Zimmerman excused.

STAFF PRESENT James J. Miller, Community Development Director; Janice Etter, City Planner;
Jeff Ballinger, City Attorney; Ruth Lorentz, Associate Planner; Lynne Rayner, Commission
Secretary.
AGENDA APPROVAL

Approved as presented.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Director
Miller
announced that Community Services Director Phil Mosley would be making a Code Enforcement
presentation to Council on March 12th. He also stated that the Joint City Council/Planning
Commission workshop for the SCAG presentation on the Regional Transportation Plan rescheduled
from January 23, 2012 will now be held May 14, 2012.
PUBLIC FORUM

No one wished to speak.

1. CONSENT CALENDAR
1.1

Minutes of the Planning Commission meeting of February 15, 2012
Approved as presented.

2. PUBLIC HEARING ITEMS
2.1 Conditional Use Permit 2011-162
Applicant:
Mr. Raymond (Chip) Splinter
Representative: Mike Finney
Location:
42175 Fox Farm Road
APN:
2328-173-11
Associate Planner Lorentz presented the staff report for Conditional Use Permit 2011-162,
an application to convert an existing single-family residence into a five (5) room bed and
breakfast establishment. She stated that the applicant was in the audience to address any
questions the Commission might have.
At the hour of 1:30 p.m., Vice-Chairman Smith opened the public hearing.
Mr. Splinter responded to questions from the Commission.
Hearing no further comment, at the hour of 1:41 p.m., Vice-Chairman Smith closed the
public hearing.
Moved by Commissioner Jackowski, seconded by Commissioner Senft, to adopt
Resolution No. PC2012-02 approving Conditional Use Permit 2011-162 as presented,
based on the findings and subject to the conditions of approval contained in the resolution.
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Motion to approve this project was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, JACKOWSKI, SMITH
NONE
ZIMMERMAN
NONE

2.2 Time Extension Request – Conditional Use Permit 2009-295
Applicant:
Snow Summit, Inc.
Representative: Bob Sokolowski
Location:
877 and 887 Summit Boulevard
APN:
2328-169-01
City Planner Etter presented the staff report for a Time Extension Request for Conditional
Use Permit 2009-295, an application approved by the Planning Commission on January 6,
2010 approving a new 10,340 square foot Beginner’s Center ski and snowboard rental
building and approval to expand an existing 1,920 square foot building by 2,112 square
feet for use as a “Kids Camp.” She stated that Snow Summit is requesting a three (3) year
time extension. Normally the Development Code allows for an initial twenty-four (24)
month approval period and one twelve (12) month time extension. However, the Planning
Commission may justify that a longer time extension of twenty-four (24) or thirty-six (36)
months is warranted. She added that the Big Bear Valley has been experiencing
unprecedented economic difficulties during the past two years of this recession, and that it
would be beneficial to the City to extend the approval of this Conditional Use Permit in
that Big Bear Mountain Resorts (Bear Mountain/Snow Summit) is the City’s largest
employer.
At the hour of 1:47 p.m., Vice-Chairman Smith opened the public hearing.
Mr. Sokolowski responded to questions from the Commission.
Hearing no further comment, at the hour of 1:52 p.m., Vice-Chairman Smith closed the
public hearing.
After deliberation, Commissioner Senft moved to approve a Twenty-Seven (27) month
time extension, seconded by Commissioner Pacelli, by adopting Resolution No. PC201203 based on the findings and subject to the conditions of approval contained in the
resolution.
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING A TWELVE (12) TWENTY-SEVEN (27)
MONTH TIME EXTENSION OF CONDITIONAL USE PERMIT
APPLICATION 2009-295 TO CONSTRUCT A ONE-STORY 10,340
SQUARE FOOT BEGINNER’S CENTER SKI AND SNOWBOARD
RENTAL SHOP AND TO EXPAND AN EXISTING 1,920 SQUARE
FOOT BUILDING BY 2,112 SQUARE FEET FOR USE AS A 4,032
SQUARE FOOT KID’S CAMP. THE PROJECT IS PROPOSED ON A
3.15 ACRE PROPERTY ZONED COMMERCIAL-RECREATION (C-4)
LOCATED AT 877 AND 887 SUMMIT BOULEVARD, ASSESSOR’S
PARCEL NUMBER 2328-169-01.
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General conditions:
1.
Conditional Use Permit 2009-295 is granted to construct a one-story,
10,340 square foot “Beginner’s Center” consisting of a ski and snowboard
rental shop, public and employee bathrooms, equipment repair, and offices
and the 2,112 square foot expansion of a 1,920 square foot building for use
as a “Kid’s Camp” consisting of a children’s ski school and a registration
counter, two ancillary offices, a break room, bathrooms, and lockers.
Improvements to the site include the removal of existing substandard
handicap parking spaces and the development of fourteen (14) handicap
parking spaces and new handicapped-accessible pathways for access to the
two buildings. The project is proposed on a 3.15-acre portion of property
owned by Snow Summit Inc., and operated as Snow Summit Resort at 877
and 887 Summit Boulevard (APN 2328-169-01). This approval is granted
based on the application materials dated October 27, 2009, submitted by Mr.
Bill Kuester on behalf of Mr. Bob Sokolowski of Snow Summit Inc. and
plans prepared by Curry Engineering, date stamped December 23, 2009,
including a site plan, floor plans, and elevations, and a Tree Management
Plan prepared by Marty Murie dated December 30, 2009. 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 twelve (12) twenty-seven (27) 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.
Exhibit 3
CONDITIONS OF APPROVAL FOR
TIME EXTENSION - CONDITIONAL USE PERMIT 2009-295
877 AND 887 SUMMIT BOULEVARD
ASSESSOR’S PARCEL NUMBER 2328-169-01
APPROVAL DATE: March 7, 2012
EFFECTIVE DATE: March 19, 2012
EXPIRATION DATE: March 19, 2013 June 19, 2014
Motion to approve this extension was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, JACKOWSKI, SMITH
NONE
ZIMMERMAN
NONE
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2.3 Plot Plan Review 2011-179
Applicant:
Bear Valley Community Healthcare District, Mark Hecksel
Representatives: Robert Hoskins, DLR Group WWCOT, Architects
Dana Halladay, Halladay & Mim Mack, Engineers
Location:
41820 and 41870 Garstin Drive
APN:
2328-034-04
City Planner Etter presented the staff report for Plot Plan Review 2011-179, an application
to construct a two-phased improvement project to the Bear Valley Community Hospital
property. Phase 1 consists of an addition to an existing storage building. Phase 2 is the
new construction of a Family Resource Center, relocation of the ambulance entrance, and
expansion of the front and rear parking lots.
At the hour of 2:15 p.m., Vice-Chairman Smith opened the public hearing.
Brad Summers, a Bear Valley Community Healthcare District Board Member, made a
short presentation to the Commission.
Hearing no further comment, at the hour of 2:23 p.m., Vice-Chairman Smith closed the
public hearing.
Moved by Commissioner Jackowski, seconded by Commissioner Senft, to adopt
Resolution No. PC2012-04 approving Plot Plan Review 2011-179, based on the findings
and subject to amended conditions of approval as follows:
21. g. Except as recommended by a qualified tree expert, replacement trees shall be no
smaller than fifteen (15) gallon size, with 60% of the replacement trees to be twentyfour (24) inch thirty-six (36) inch box size, with a diameter of no less than two (2)
inches measured at a point one (1) foot above natural grade. Tree types shall comply
with the Tree Conservation Ordinance.
k. The project is approved to remove 15 fourteen (14) native pine trees, protect 2 three
(3) native pine trees in place, and replace 29 trees of evergreen and deciduous
species. This condition was revised by the Planning Commission at their meeting of
March 7, 2012, specifically to not remove and to protect on site a native pine tree
located closest to Garstin Road and the northerly driveway.
Motion to approve this project was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

SENFT, PACELLI, JACKOWSKI, SMITH
NONE
ZIMMERMAN
NONE

3.

PLANNING DIRECTOR’S REPORT

None.

4.

SUMMARY COMMENTS
Commissioner Senft commented that the designers for the
Hospital project really set the bar for subsequent plan submittal. Commissioner Pacelli agreed
that the designers did a wonderful job, and complimented City Planner Etter for putting the staff
report together. Commissioner Senft asked for an update on the Big 5 project. City Planner
Etter replied that the applicants are excited to get going, that they are working with Caltrans
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toward encroachment permit approval, that they made a minor change to the entrance of the
building to accommodate our local weather, and wanted to break ground soon.
5. ADJOURNMENT

At the hour of 2:33 p.m., Vice-Chairman Smith adjourned the meeting.

MINUTES APPROVED AT THE MEETING OF _________________.
_______________________________________
Lynne Rayner, Commission Secretary

ITEM 3.1

STAFF REPORT
PLANNING COMMISSION MEETING OF APRIL 4, 2012
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2012-002
VARIANCE 2012-003

Proposal:

To install a communications facility consisting of a measuring
82 feet in height and a 246 square foot equipment shelter on a
1.73-acre parcel. A Variance is requested to allow the monopine
to exceed the allowable maximum height of 65-feet by 17 feet, to
allow for future co-locatable antennas.

Location:

800 Wildrose Lane, Assessor’s Parcel Number 308-094-02

Applicant:

T-Mobile West Corporation

Representative:

Curt Collier, IKUMA, Inc.

Recommendation:

Staff recommends that the Planning Commission conduct a
public hearing and adopt the attached resolution finding the
project Categorically Exempt from the California Environmental
Quality Act and approving Conditional Use Permit application
2012-002 and Variance 2012-003, based on the findings and
subject to the conditions of approval.

Submitted by,

James J. Miller
JAMES J. MILLER
Director of Building and Planning

Prepared by,

Ruth Lorentz
RUTH LORENTZ
Associate Planner

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

39707 Big Bear Blvd., P.O. Box 10,000, Big Bear Lake, CA 92315 (909) 866-5831
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PROJECT DESCRIPTION
The applications, submitted by T-Mobile West Corporation and represented by Curt Collier of
IKUMA Inc., propose to install a communications facility consisting of a cellular tower,
camouflaged as a pine tree, measuring 82 feet in height and a 246 square foot equipment shelter
on a 1.73-acre parcel. The Variance is requested to allow the monopine (cellular tower) to
exceed the allowable maximum height of 65-feet by 17 feet, to allow for future co-locatable
antennas. The property is
located at 800 Wildrose Lane
and is developed with a yearround recreational facility,
called Alpine Slide at Magic
Mountain.
The project’s objective is to
close a significant gap in
wireless coverage, for cellular
phones and for data usage via
internet. Photographs of the
proposed site, provided by the
applicant, are shown in
Figures 1 and 2.
Figure 1: View of project site, looking north.

Figure 2: View of project site, looking south.
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BACKGROUND
It should be noted that in 1997, a Nextel (now Sprint) antenna tower near an existing ski lift
motor house and an equipment shelter were approved by Plot Plan Review 97-31. At the time of
the approval, there was no requirement for camouflaging the cell tower. The existing Sprint
tower is located on an adjacent parcel to the north (Assessor’s Parcel Number 308-094-03). The
existing Sprint equipment shelter is located on the parcel subject to these applications.
The applicant submitted a pre-development review application, PDR 2010-021, in March of
2010 for preliminary review of two possible locations at this site. One location included the area
proposed under this subject application, and another location included an area near an existing
Sprint equipment shelter. The location near the existing Sprint equipment shelter was not
recommended because the area is void of vegetation and trees that would help screen the shelters
and proposed monopine. In addition to these locations, a co-location on the existing Sprint tower
was not recommended by staff because current Development Code standards for
communications facilities now require a minimum setback of 150 feet from residential
properties.
Based on staff’s recommendations, the applicant submitted the Conditional Use Permit and
Variance applications for this location because it complies with setbacks to residential areas and
the nearby surrounding trees provide screening and helps the facility blend into the natural
landscape. Additionally, the applicant determined that the proposed area can accommodate
future co-location equipment shelters and utility lines. The applications for the current location
were submitted on January 12, 2012, reviewed at the Development Review Committee (DRC)
meeting of January 25, 2012, and deemed incomplete. Upon submittal of revised plans (to depict
acceptable colors and materials for the equipment shelter), the project was deemed to be
complete.
The General Plan designation, zoning, and surrounding land uses are listed below.
General Plan Designation
Zoning
Existing Use
Adjacent Land Uses

Commercial Recreation (CR)
Commercial Recreation (C-4)
Alpine Slide at Magic Mountain (Recreational Facility)
North: Commercial Recreation (C-4) with a recreational facility,
including a cell tower and ski lift motor house
East:
Single Family Residential (R-1) with residential units
South: Federally-owned land with the San Bernardino National
Forest
West: Commercial Recreation (C-4) containing vacant land
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ANALYSIS
General Plan Land Use and Zoning Consistency
The use is consistent with goals, policies, and programs of the General Plan, specifically Public
Services Element Policy 5.3, because the installation and operation of telecommunication
facilities are compatible with existing and planned land uses and will minimize adverse
environmental impacts through location and camouflaging and Policy 5.3.1 to ensure that colocation, setbacks, aesthetics, and design are addressed. The project promotes Public Services
Goal PS 5.1 for the provision of a wide variety of communication services and providers to serve
businesses and citizens while avoiding adverse impacts, because the co-location will expand
cellular services in the Big Bear Valley.
The proposed use and design are beneficial and desirable to the community, and is consistent
with the purpose, intent, and standards of the Development Code. The use is located within the
Commercial Recreation (C-4) zone, which allows communications facilities. The cell tower is
camouflaged as a pine tree, utilities and cables are located underground, and the facility is
located 400 feet from adjacent property containing and zoned for residential purposes, in excess
of the 150 foot minimum distance contained in Section 17.35.170 (Major Communication
Facilities). The equipment shelter complies with building setbacks, height, colors, and materials,
as specified by development standards. The project is also consistent with Chapter 17.10 of the
Development Code (Tree Conservation) because the project will not remove or impact any trees.
Access for periodic maintenance to the facility will be through an existing dirt road, which the
Fire Protection District has determined to be adequate, that will be shared with the existing
Sprint communications facility. Compliance with development standards are summarized in
Figure 3, below.
Figure 3: Development Code Requirements
Category

Standard
Permitted

Proposed

Lot Area

N/A

75,358 Square Feet (1.73 acres)

Antenna Height

65 feet

82 feet (with approval of a variance)

Building Height

35 feet

12 feet

Setbacks (front)

20 feet

50 feet from front property line; 600 feet to Big Bear Blvd.

Setbacks
(Residential)

150 feet

400 feet

Variance
Section 17.03.180.G of the Development Code requires that the Planning Commission make four
findings when approving a variance: that there are special circumstances applicable to the size,
shape or location of the property that with strict application of the Development Code would
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deny the property privileges enjoyed by other properties in the vicinity; that granting a variance
is necessary to preserve a substantial property right; that granting a variance will not be
detrimental to the public health, safety, or welfare, or to other properties in the vicinity of the
property; and that granting the variance does not grant a special privilege.
There are special circumstances applicable to the property, including size, shape, topography,
location or surroundings, so that the strict application of this Development Code would deprive
such property of privileges enjoyed by other properties in the vicinity and under identical land
use district classification because the site is located in proximity to steep topography and
residential uses which necessitate the requirement for a setback of 150 feet.
Granting the variance is necessary for the preservation and enjoyment of a substantial property
right possessed by other properties in the same vicinity and land use district and denied to the
property for which the variance is sought because limiting the tower to 65 feet in height reduces
the effectiveness of closing gaps in coverage for this area. Section 17.35.170.B.3 limits the
height of telecommunication facilities to 65 feet for antennas designed for co-location. The
applicant is requesting a height of 82 feet to provide sufficient cellular telephone coverage in the
area. Limiting the height of the tower to 65 feet would limit the feasibility of future co-location
and may necessitate the construction of multiple towers or reduced setbacks to residential uses.
The applicants have determined this area as being strategically located to achieve closing a
significant gap in coverage, especially due to increased consumer demand not only for wireless
communications but also for data usage (via wireless internet).
Granting the variance will not be materially detrimental to the public health, safety, or welfare,
or injurious to the properties or improvements in such vicinity and land use district in which the
property is located because the proposed antenna will meet the specified setback for
telecommunication facilities of 150 feet from adjacent residential properties, which is greater
than the height of the proposed tower. The proposed antenna will be camouflaged as a pine tree
and located in an area where the structure will have the least visual impact from Big Bear
Boulevard and from surrounding uses, because it will blend into the natural landscape.
Furthermore, one tower that exceeds the height limit has less visual impact and, as required by
staff, the applicant has determined the area adequate to accommodate future co-locations and
associated structures thereby ensuring that such uses are developed in a neat and thoughtful
manner.
Granting the variance does not constitute a special privilege inconsistent with the limitations
upon other properties in the vicinity and land use district in which such property is located
because the property is constrained by the surrounding topography, which necessitates the
additional tower height, and the provider is also constrained by the limited number of parcels in
the area that could accommodate additional towers that comply with development standards.
ENVIRONMENTAL REVIEW
Staff has performed an environmental review on the project and has determined that the project
is categorically exempt from the California Environmental Quality Act (CEQA) pursuant to
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Section 15301, Class 1 of the State CEQA Guidelines. This class of exemptions pertains to
existing facilities with negligible or no expansion of the existing use. A Notice of Exemption has
been prepared and is attached to this report as Attachment 2.
CORRESPONDENCE AND PUBLIC NOTICING
A Public Hearing Notice was published in the March 21, 2012, issue of The Grizzly, posted in
three public places and mailed to 8 surrounding property owners on March 22, 2012. As of the
writing of this staff report, staff has not received any public correspondence related to this
proposal.
CONCLUSION AND RECOMMENDATION
As evidenced by the attached plans and photo simulation, the project is consistent with General
Plan policies and Development Code standards, with the exception of the propose height of the
cell tower. A Variance can be granted for a greater height and is being recommended because
surrounding residential zones and topographic constraints restrict the effectiveness of providing
sufficient wireless coverage to the area.
Staff recommends that the Planning Commission conduct a public hearing and adopt the attached
resolution finding the project Categorically Exempt from the California Environmental Quality
Act and approving Conditional Use Permit application 2012-002 and Variance 2012-003, based
on the findings and subject to the conditions of approval.
Attachment:

1 – Draft Resolution No. PC2012-XX
2 – Notice of Exemption
3 – Site Plan, Elevations, Floor Plans, Photo Simulation

N:\2-Group\Planning\CURRENT\CUP (Sa)\2012\2012-0002 ~ 800 Wildrose ~ TMobile Cell Tower\Staff Report 04-04-12.doc
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ATTACHMENT 1
RESOLUTION NO. PC2012-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT 2012-002
AND VARIANCE 2012-003 TO INSTALL A COMMUNICATIONS
FACILITY CONSISTING OF A MONOPINE (CELLULAR TOWER)
MEASURING 82 FEET IN HEIGHT AND A 246 SQUARE FOOT
EQUIPMENT SHELTER ON A 1.73-ACRE PARCEL LOCATED AT 800
WILDROSE LANE (ASSESSOR’S PARCEL NUMBER 308-094-02).
A.

RECITALS
(i)

T-mobile West Corporation, represented by Curt Collier of IKUMA Inc., has filed
an application requesting the approval of Conditional Use Permit 2012-002 and
Variance 2012-003, as described herein (hereinafter referred to as “Application”).

(ii)

The Application applies to 75,358 square feet (1.73 acres), designated
Commercial Recreation (CR) on the General Plan Land Use Map and zoned
Commercial Recreation (C-4). The property is referred to as 800 Wildrose Lane,
Assessor’s Parcel Number 308-094-02, legally described in Exhibit 1 attached
hereto, and shown on the map attached hereto as Exhibit 2. The property contains
a year-round recreational facility, known as Alpine Slide at Magic Mountain.

(iii)

The Application, as contemplated, proposes construction of an 82-foot-tall
cellular antenna tower with pine tree camouflage and a 246 square foot equipment
shelter. In addition, the variance is requested to vary from Section 17.35.170.B.3
of the Development code to exceed the 65-foot maximum height permitted for a
cellular antenna by an additional 17 feet.

(iv)

Properties to the north and west of the subject site are designated Commercial
Recreation (CR) on the General Plan land use map, zoned Commercial Recreation
(C-4) and contain a year-round recreational facility and vacant land, respectively.
Properties to the east are designated Single Family Residential (SFR-3) on the
General Plan land use map, zoned Single Family Residential (R-1-7,200), and
contain residences and vacant land. Property to the south of the subject site is
federal land and consists of the San Bernardino National Forest.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301 of the CEQA
Guidelines pertaining to negligible or no expansion of the existing use and a
Notice of Exemption has been prepared.

(vi)

On April 4, 2012, the Planning Commission conducted a duly noticed public
hearing on the Applications in Hofert Hall of the Civic and Performing Arts
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Center, 39707 Big Bear Boulevard, Big Bear Lake, California, and concluded said
hearing on the Conditional Use Permit (CUP) 2012-002 and Variance (VAR)
2012-003 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 that the Application is exempt from CEQA
pursuant to Section 15301 of the CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the
Planning Commission finds as follows with respect to Variance 2012-003:
a.

There are special circumstances applicable to the property, including size, shape,
topography, location or surroundings, so that the strict application of this
Development Code would deprive such property of privileges enjoyed by other
properties in the vicinity and under identical land use district classification
because the site is located in proximity to steep topography and residential uses
which necessitate the requirement for a setback of 150 feet.

b.

Granting the variance is necessary for the preservation and enjoyment of a
substantial property right possessed by other properties in the same vicinity and
land use district and denied to the property for which the variance is sought
because limiting the tower to 65 feet in height reduces the effectiveness of closing
gaps in coverage for this area. Section 17.35.170.B.3 limits the height of
telecommunication facilities to 65 feet for antennas designed for co-location. The
applicant is requesting a height of 82 feet to provide sufficient cellular telephone
coverage in the area. Limiting the height of the tower to 65 feet would limit the
feasibility of future co-location and may necessitate the construction of multiple
towers or reduced setbacks to residential uses. The applicants have determined
this area as being strategically located to achieve closing a significant gap in
coverage, especially due to increased consumer demand not only for wireless
communications but also for data usage (via wireless internet).

c.

Granting the variance will not be materially detrimental to the public health,
safety, or welfare, or injurious to the properties or improvements in such vicinity
and land use district in which the property is located because the proposed
antenna will meet the specified setback for telecommunication facilities of 150

April 4, 2012 Planning Commission Staff Report
Conditional Use Permit 2012-002 and Variance 2012-003
Page 9 of 23
feet from adjacent residential properties, which is greater than the height of the
proposed tower. The proposed antenna will be camouflaged as a pine tree and
located in an area where the structure will have the least visual impact from Big
Bear Boulevard and from surrounding uses, because it will blend into the natural
landscape. Furthermore, one tower that exceeds the height limit has less visual
impact and, as required by staff, the applicant has determined the area adequate to
accommodate future co-locations and associated structures thereby ensuring that
such uses are developed in a neat and thoughtful manner.
d.

4.

Granting the variance does not constitute a special privilege inconsistent with the
limitations upon other properties in the vicinity and land use district in which such
property is located because the property is constrained by the surrounding
topography, which necessitates the additional tower height, and the provider is
also constrained by the limited number of parcels in the area that could
accommodate additional towers that comply with development standards.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the
Planning Commission finds as follows with respect to Conditional Use Permit 2012-003:
a.

The use is consistent with goals, policies, and programs of the General Plan,
specifically Public Services Element Policy 5.3, because the installation and
operation of telecommunication facilities are compatible with existing and
planned land uses and will minimize adverse environmental impacts through
location and camouflaging and Policy 5.3.1 to ensure that co-location, setbacks,
aesthetics, and design are addressed. The project promotes Public Services Goal
PS 5.1 for the provision of a wide variety of communication services and
providers to serve businesses and citizens while avoiding adverse impacts,
because the co-location will expand cellular services in the Big Bear Valley.

b.

The proposed use and design are beneficial and desirable to the community, and is
consistent with the purpose, intent, and standards of the Development Code. The
use is located within the Commercial Recreation (C-4) zone, which allows
communications facilities. The cell tower is camouflaged as a pine tree, utilities
and cables are located underground, and the facility is located 400 feet from
adjacent property containing and zoned for residential purposes, in excess of the
150 foot minimum distance contained in Section 17.35.170 (Major
Communication Facilities). The equipment shelter complies with building
setbacks, height, colors, and materials, as specified by development standards.
The project is also consistent with Chapter 17.10 of the Development Code (Tree
Conservation) because the project will not remove or impact any trees. Access for
periodic maintenance to the facility will be through an existing dirt road, which
the Fire Protection District has determined to be adequate, that will be shared with
the existing Sprint communications facility.
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c.

The site for the project is adequate in size and shape to accommodate all yards,
open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, as evidenced on the site plan. No parking is required for this use
because the facility is unmanned. Utility lines will be located underground.

d.

The proposed project and on-going operation of the use will not have a substantial
adverse effect on abutting property or the permitted use thereof, and will not
generate excessive noise, vibration, traffic, or other disturbances, nuisances, or
hazards because all operations will be conducted inside the enclosure. No trees
will be removed for this development. With the exception of the height of the cell
tower, which can be supported by a Variance, the cell tower height will not be
detrimental because it will be camouflaged as a pine tree and will blend in with
the adjacent natural pine trees. Further, the antenna and equipment will not
generate vibration or other adverse impacts.

e.

The site for the project has adequate access, meaning that the site design
incorporates street and highway limitations. The use will have access from Big
Bear Boulevard, and will utilize an existing dirt road easement to reach the
facility. The easement is adequate because it is gated and used for facility

5.

Based on the findings set forth in paragraphs 1, 2, 3, and 4 above, the Planning
Commission hereby approves Variance 2012-003 and Conditional Use Permit 2012-002
subject to the conditions of approval as set forth in Exhibit 3 of this resolution.

6.

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

PASSED, APPROVED AND ADOPTED this 4th day of April, 2012.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Lynne Rayner
Planning Commission Secretary

Anne Zimmerman, 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. PC2007-XX as duly passed and adopted by the said
Planning Commission and attested by the Commission Secretary of said City, all at a regular
meeting of the said City held on the 4th day of April, 2012, 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 April, 2012.

Lynne Rayner
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2012-002 AND VARIANCE 2012-003
800 WILDROSE LANE
ASSESSOR’S PARCEL NUMBER 308-094-02

PARCEL 4:
LOTS 5 AND 6, BLOCK “Q”, OF THE TALMADGE’S LAKEVIEW PARK TRACT, IN THE
CITY OF BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA,
AS PER PLAT RECORDED IN BOOK 23 OF MAPS, PAGE 28, RECORS OF SAID
COUNTY.
0308-094-02 (Affects Lot 5 of Parcel Four)
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Exhibit 2
VICINITY MAP FOR
CONDITIONAL USE PERMIT 2012-002 AND VARIANCE 2012-003
800 WILDROSE LANE
ASSESSOR’S PARCEL NUMBER 308-094-02
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Exhibit 3

CONDITIONS OF APPROVAL FOR
CONDITIONAL USE PERMIT 2012-002 AND VARIANCE 2012-003
800 WILDROSE LANE
ASSESSOR’S PARCEL NUMBER 308-094-02
APPROVAL DATE: APRIL 4, 2012
EFFECTIVE DATE: APRIL 14, 2012
EXPIRATION DATE: APRIL 14, 2014
These conditions of approval apply to Conditional Use Permit 2012-002 and Variance 2012-003
to construct a monopine (cellular tower) measuring 82 feet in height and a 246 square foot
equipment shelter on a 1.73-acre parcel and to vary from Section 17.35.170.B.3 to exceed the
maximum permitted height of 65 feet for a cellular antenna by an additional 17 feet. Any
proposed change of use or expansion of the area, or modifications to the site plan or structures
shall be submitted to the Planning Division, along with the required application and fee, for
review. For the purpose of these conditions, the term “applicant” shall also mean the developer,
the owner or any successor(s) in interest to the terms of this approval.
General conditions:
1.

Conditional Use Permit 2012-002 and Variance 2006-100 are granted to construct and
operate a monopine (cellular tower) measuring 82 feet in height and a 246 square foot
equipment shelter and to vary from Section 17.35.170.B.3 to exceed the maximum
permitted height of 65 feet for a cellular antenna by an additional 17 feet on a 1.73-acre
parcel located at 800 Wildrose Lane (APN 308-094-02). This approval is granted based
on the application and associated materials submitted by T-mobile West Corporation,
represented by Curt Collier of IKUMA Inc., on January 12, 2012, including revised site
plan and elevations dated February 2, 2012. 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. 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. If not appealed, this approval shall become
effective on April 14, 2012 and 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.

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

3.

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

4.

The applicant shall defend, indemnify, and hold harmless the City of Big Bear Lake and
its officers, employees, and agents from and against any claim, action, or proceeding
against the City of Big Bear Lake, its officers, employees, or agents to attack, set aside,
void, or annul any approval or condition of approval of the City of Big Bear Lake
concerning this 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.

5.

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.

6.

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:
Big Bear Lake Fire Protection District
City of Big Bear Lake Building Department (development impact fees)
The duty of inquiry as to such requirements shall be upon the applicant.

7.

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.

8.

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.

9.

The applicant shall comply with all provisions of Ordinance No. 2002-325 (Tree
Conservation Ordinance). (PLN)
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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:
10.

The applicant shall obtain any required permits as follows: (B&S and ENG unless
otherwise noted).
a.
b.
c.
d.
e.

11.

National Pollution Discharge Elimination System (NPDES)
General Construction Storm Water Permit (State Water Resources Control Board)
Erosion control permit (B&S)
Precise grading and paving permit (B&S)
City encroachment permit (ENG)

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

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)

b.

Show location of all existing trees with clear delineation as to which trees are to
remain and which trees are to be removed in accordance with the Tree
Management Plan and the approved site plan. (B&S, PLN)

c.

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. (B&S, ENG)

d.

Show that the minimum slope for all drainage structures is one half (0.5) percent
for concrete and one (1) percent for all others. (B&S, ENG)

e.

Show that drainage water does not pass from an improved type of drainage
structure to any unimproved type of drainage structure (i.e. concrete swale to slag
or dirt swale). (B&S, ENG)

f.

Show cross sections at all property lines and/or permit boundary lines indicating
proposed existing and final grades. (B&S, ENG)
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g.

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)

h.

Show proposed and/or required fencing. (B&S, ENG)

i.

Show the relationship of existing and proposed structures (to scale with
dimensions) to all property lines and to each other on precise grading and paving
plan. (B&S, ENG)

j.

Show the location and method of screening for all ground-mounted equipment on
the site plan, including but not limited to air conditioning and heating units, utility
boxes, and backflow devices. All equipment shall be screened from public view.
Screening shall be compatible with main structures and include landscaping
where appropriate. (PLN)

12.

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

13.

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)

14.

All grading work shall be performed in one continuous operation. (ENG, B&S)

15.

Improvement plans for utility connections and services, including electric and phone,
shall be submitted to and approved by the City. (ENG)

16.

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)

17.

The applicant shall incorporate into the project design all existing easements within the
project boundaries, or obtain abandonment of said easements from the affected easement
holder(s). If this requirement cannot be accomplished, the project shall be redesigned
accordingly as approved by the City. (ENG)

18.

All wires, cables, and utility lines shall be placed underground, except for cables attached
flush to the surface of a building or to the structure of the antenna. All underground wires
and utility lines shall be placed so as to minimize disruption to critical root zones of trees.
(PLN)
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The following conditions shall be completed prior to or in conjunction with issuance of
building permits. Where a condition specifies that plans or other items shall be submitted
to the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to issuance of permits:
19.

20.

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

2010 California Building Code and its appendices and standards;

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.

Title 24, California Code of Regulations; and

f.

2010 California Fire Code and its appendices and standards.

The following items shall be submitted to, and approved by the Building and Safety
Division: (B&S)
a.

Precise grading and paving plans, as applicable.

b.

Compaction certification prior to the commencement of foundations in
accordance with the approved building plans.

c.

Pad elevation and location certification prior to the excavation of foundations in
accordance with the approved building plans.

21.

The applicant shall pay any required development impact fee(s) to the Department of
Building and Safety and/or provide verification of payment to the appropriate agency.
(B&S)

22.

The applicant shall submit a set of building plans prepared by a licensed engineer or
architect (to be routed to the Fire Department) that incorporate provisions of the 2010
California Fire Code, those portions of the California Code of Regulations Title 19, and
those portion of the 2010 California Building Code adopted by the State Fire Marshal and
all other applicable codes and ordinances. (FIRE)

23.

The applicant shall submit four (4) sets of final construction 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: (PLN)
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a.

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

b.

Elevation drawings shall note proposed materials, colors, height, and dimensions
of proposed equipment structure.

c.

Fencing and equipment structures shall include the use of wood, gable roof lines,
and earth-tone colors.

d.

Plans shall indicate that the antenna tower is designed to accommodate additional
co-located antennae.

e.

The elevation shall show that the length and width of the branches and the bark
color and texture of the monopine match with adjacent pine trees. The lowest tree
branch shall be no higher than 18 feet above grade.

24.

Stationary storage batter systems having an electrolyte capacity of more than 50 gallons
for flooded lead-acid, nickel cadmium and valve-regulated lead-acid, or 1,000 pounds for
lithium-ion and lithium metal polymer, used for standby power, emergency power or
uninterrupted power supplies shall comply with Section 608 and Table 608.1of the 2010
California Fire Code. If Section 608 applies, construction plans including the automatic
smoke detection system plans, shall be submitted to the Fire Department for review.
(FIRE)

25.

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

26.

Surety bonds for performance (100% of construction costs) and materials and labor (50%
of construction costs) shall be submitted and approved by the City prior to issuance of
any construction permits for work in the public right of way. (ENG)

The following conditions and requirements shall be met during construction activities:
27.

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)

28.

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

29.

Noise generated from construction or maintenance activities shall not be permitted
between the hours of 7:00 p.m. and 7:00 a.m., or on Sundays or national holidays, except
as approved by the Chief Building Official based on a determination that the work to be
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performed will not have an adverse effect on public health, safety and welfare, or that the
work is necessary to correct a potentially harmful or adverse situation. (PLN)
30.

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:
31.

All utilities shall be placed underground. (ENG)

32.

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

33.

The antenna tower shall be appropriately camouflaged to resemble a pine tree. (PLN)

34.

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
walk-through inspection by the Planning Division. (PLN)

The following are on-going conditions of operation:
35.

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

36.

Fire extinguishers shall be required in accordance with the 2010 California Fire Code,
including the requirements pertaining to the number, type, and placement of fire
extinguishers. All fire extinguishers shall have current California Fire Marshal service
tags (minimum 2A 10BC fire extinguisher shall be mounted inside of the equipment
shelter). (FIRE)

37.

Neither barbed wire nor chain-link fencing is permitted on any buildings or walls on the
subject property. (PLN)
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38.

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)

39.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of
the site, including clearing of trash, weeds and debris, lighting, and other site
improvements within the leased facilities. (PLN)

40.

No form of advertisement shall be allowed on the facilities. No sign or graphics on the
antenna or support structure shall be permitted except for warning signs as required by
law. (PLN)

41.

The applicant shall provide regular, on-going maintenance of the structure including, but
not limited to, replacement and repair of any branches, repainting and retexturing of the
monopole, repainting of the panels, and repainting and/or replacement of the equipment
vault hatch and bollards. (PLN)

42.

Prior to ceasing operation of the facility, the operator shall notify the City Planner in
writing. If the discontinued use is permanent, the owner and/or operator shall promptly
remove the facility, and repair any damage to the premises cause by such removal, which
may include revegetation. All such removal and repair shall be completed within 90 days
after the use is discontinued, and shall be performed in accordance with all applicable
codes and regulations. The facility shall be considered to be discontinued permanently
after being vacated for a period of 180 days. (PLN)

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

TO:

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

FROM:

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

Project Title:
Conditional Use Permit 2012-002 and Variance 2012-003
Project Location - Specific:
800 Wildrose Lane, Assessor’s Parcel Number 308-094-02, City of Big Bear Lake, County of
San Bernardino
Description of Project:
To install a communications facility consisting of a monopine (cellular tower) measuring 82 feet
in height and a 246 square foot equipment shelter on a 1.73-acre parcel. A Variance is requested
to allow the monopine to exceed the allowable maximum height of 65-feet by 17 feet, to allow
for future co-locatable antennas.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Exempt Status: (check one) (State type and section number)
Categorical Exemption, Section 15301 (Class 1)
Reasons why project is exempt:
This class of exemptions pertains to existing facilities with negligible or no expansion of the
existing use.
Lead Agency or Contact Person:
Ruth Lorentz

Area Code/Telephone/Extension
(909) 866-5831

Signature:

Date:
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ITEM 3.2

Staff Report
PLANNING COMMISSION MEETING OF APRIL 4, 2012
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS
Project:

MAJOR SPECIAL EVENT 2012-015

Proposal:

To produce the second annual Big Bear Summer Theater Festival,
including outdoor theatrical performances, live music, and limited vending
of prepackaged food, non-alcoholic and alcoholic beverages on a private
property in the Village the weekends of July 12-14, 19-21, and 26-28,
2012.

Location:

“Christmas Tree Corner,” 40803 Village Drive, (APN 308-181-19)

Applicant:

The Two Valley Players, represented by John Phane

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding the project exempt from the California Environmental
Quality Act (CEQA) and approving Major Special Event 2012-015, based
on the findings and subject to the conditions of approval contained in the
resolution.
Submitted by,

Prepared by,

James J. Miller

Siri A. Eggebraten

JAMES J. MILLER
Community Development Director

SIRI A. EGGEBRATEN
Associate Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O – (909) 866-5831, F – (909) 866-7511, email – bblplan@citybigbearlake.com
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PROJECT DESCRIPTION
The 2012 Big Bear Summer Theater
Festival is proposed to include four
different types of productions including
Shakespearean theater, a musical, an
original melodrama about Big Bear
history, and live country and blue grass
musical performances. The productions
are planned to take place at the heart of
the Village on “Christmas Tree Corner”
and admissions will be charged at a
nominal rate. The Two Valley Players
hope to attract up to two hundred audience
members for each evening performance.

Applicant will lease a stage from the Event Resource Office.

Temporary improvements will be used to create a theater-style setting. Such improvements
include a mobile stage, freestanding lights, a small sound system, a ticket booth, and chairs and
hay bales for seating. Other temporary fixtures will include a pop-up tent for the performers and
restrooms for all.
Set up will begin on July 1, more than a week prior to the first performances. At that time, the
applicant will assemble a western-style façade to decorate the site and serve as creative
advertising structures for the theater festival. Another part of the marketing strategy is for
performers to walk the “Village L” in costume and improvise skits and encourage Village
visitors to attend.

Alcohol may be sold during some performances, but will not be sold during the live theater
productions. If alcohol is sold, then white fencing will be used to designate a beer garden area.
The Two Valley Players intend to sell limited types of non-alcoholic beverages and snacks,
which may be permitted under certain conditions.
Auditions will be open to locals, part-timers, all ages, and all abilities. As part of the Theater
Festival, classes in stagecraft, writing, acting, and directing will be offered to performers.
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The table below includes the schedule of Summer Theater activities beginning with set up on
July 1, 2012 and concluding with tear down on July 30. Performances will take place Thursday,
Friday, and Saturday three weeks in a row.
2012 BIG BEAR SUMMER THEATER FESTIVAL SCHEDULE
DAY

DATE
TIME
Up to 30 days in advance

Monday

July 9-10

Monday
To
Wednesday
Thursday
Friday

July 9
To
July 11
July 12
July 13

Saturday

July 14

Thursday
Friday
Saturday
Thursday
Friday
Saturday
Saturday
and
Sunday

July 19
July 20
July 21
July 26
July 27
July 28
July 29
and
July 30

All Day

ACTIVITY
Set up special event signs
Set up western town façade, stage, light
stanchions, and sound system

All Day

Rehearsals

7:00 p.m. - 9:00 p.m.
7:00 p.m. - 9:00 p.m.
2:00 p.m. - 4:00 p.m.
7:00 p.m. - 9:00 p.m.
7:00 p.m. - 9:00 p.m.
7:00 p.m. - 9:00 p.m.
2:00 p.m. - 4:00 p.m.
7:00 p.m. - 9:00 p.m.
7:00 p.m. - 9:00 p.m.
2:00 p.m. - 4:00 p.m.

Performance
Performance
Performance
Performance
Performance
Performance
Performance
Performance
Performance
Performance

All Day

Tear down and clean up

At this time, limited events are planned for the Village in July 2012 and the Summer Theater will
fill that gap in activities. The Village Art Walk and Corvettes West are scheduled for the last
weekend of June and Tour de Big Bear is scheduled for August 1, 2012.
BACKGROUND
In 2011, The Two Valley Players produced their first annual Big Bear Summer Theater Festival
at the Discovery Center. The organization is proposing to move the second annual festival to the
Village because their leadership feels that the Village and the Theater would be synergistic. On
behalf of The Two Valley Players, John Phane submitted an application and related materials to
the Planning Department on February 8, 2012. The application was reviewed and deemed
complete at the Development Review Committee (DRC) meeting of March 14, 2012.
ANALYSIS
The summer theater festival is proposed in a safe and desirable manner consistent with the City’s
special event regulations. The event can be approved with conditions of approval to mitigate
potential impacts. The analysis is split into two parts. The first part considers consistency with
the City of Big Bear Lake General Plan, Development Code, and Village Specific Plan. The
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second part summarizes draft conditions of approval intended to ensure that the event maintains
consistency throughout the festival.
General Plan, Development Code, and Village Consistency
As an all-season tourist destination, the City established General Plan Goals, Policies, and
Programs to boost that identity. The Land Use Element Policy L 2.3 and Program L 2.3.1
describe the Village Specific Plan area as a resort destination and facilitate visitor-oriented
facilities, services, activities, and attractions to enhance tourism. The Open Space, Parks and
Recreation Element also calls for the maintenance and expansion of cultural programs and
special events with particular emphasis on those that attract families and offer visual arts and
crafts, folk life, and music. The applicant’s proposal for a summer theater festival will offer each
of these things and more while also celebrating the cultural history of the Big Bear Valley.
Development Code Section 17.03.300 provides the City and its stakeholders with a process for
approving major special events. The summer theater festival is a major special event because it
is a temporary outdoor use that has the potential to impact surrounding properties due to
generation of pedestrian and vehicular traffic, atypical noise production, and the installation of
temporary improvements that will be located on the site for multiple weeks in a high retail
season.
The subject property is located within the Village Specific Plan area and is zoned Village Retail
(VR). Special events, such as outdoor performances, are allowed in the VR zone as a temporary
use. During the last several months, the City of Big Bear Lake Ad Hoc Committee on special
events has discussed modifications to the special event policies for the Village. That discussion
addressed what events are good for the community, when they should occur, and where they
should take place. This special event has been analyzed and is recommended for approval due to
consistency with existing policy and with sensitivity toward recent opinions expressed by Ad
Hoc committee members.
Based on this analysis, the proposed temporary use can be found consistent with the purposes of
the General Plan and the provisions of the Village Retail zoning district.
Draft Conditions of Approval
Staff has reviewed the application for land use concerns and has received comments from the
Building & Safety, Engineering, Public Works, and Fire Departments. Upon completion of that
review, staff drafted conditions of approval for consideration by the Planning Commission.
Those conditions are separated into five categories.
Public health, safety, and general welfare
The site plan (See Attachment 3) was designed in an open manner conducive to public health,
safety, and general welfare. The plan includes no significant barricades to emergency response
vehicles or personnel, can accommodate fire prevention measures, may be secured by private or
volunteer security, and may be equipped with appropriate sanitary facilities. Staff recommends
all standard health, safety, and general welfare conditions are recommended, including overnight
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security while temporary improvements are in place. In addition, the Fire Department has
requested a condition to prohibit smoking.
Mitigation of detrimental effects to adjacent properties or the community
The proposed location, site plan, and schedule for the theater festival minimize detrimental
effects to adjacent property owners and the community. The event is to take place on private
property and will largely function the same way a permanent approved use would function on the
site. The hours of operation complement those of businesses in the area. Temporary lighting
will be directed toward and largely captured by the stage meaning that pedestrians, drivers, and
adjacent businesses will not be overwhelmed by added light. Noise production will be within
sound levels allowed in the commercial zone. Lastly, the non-profit applicant is proposing to
vend limited types of prepackaged food and drinks. Staff recommends that a condition be placed
in the implementation plan that restricts the applicant from partnering with other vendors.
Vehicles and pedestrian considerations
The theater performances will generate the same type of vehicular and pedestrian traffic patterns
that would occur for a permanent use on the property. No roads will be closed and pedestrians
can use the sidewalk to get in to and out of the special event area. Therefore, no special traffic
control would be necessary.
The Planning Department does, however, recommend that the Planning Commission review and
approve the parking program included in the Major Special Event Implementation Plan enclosed
as Attachment 4.
Temporary structures and equipment
The site plan includes the stage available for rent from the Event Resource Office (ERO). The
ERO is responsible for setting up the stage, which will be constructed according to product
specifications. The stage and related facilities will be powered by a generator and standard
conditions are recommended for such electrical connections.
Site Restoration
The Public Works Department does not recommend that a cash deposit be required to defray the
potential costs of event clean up. The applicant should be subjected to the standard clean up
condition that has been incorporated into Attachment 4.
CORRESPONDENCE AND PUBLIC NOTICING
Multiple forms of public notice were released for this special event application. A legal ad
appeared in The Grizzly on March 21, 2012, direct mailers were sent to property owners and
business owners in the vicinity, an ad was posted in three public places and information was
placed on the City’s website. In addition, the applicant has begun to communicate with business
owners in the Village and will continue to do so in the months leading up to the July event dates.
At the time of writing, staff has received no correspondence with concerns about the summer
theater.
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ENVIRONMENTAL REVIEW
Based on the application and project description, staff recommends that the Planning
Commission find the project categorically exempt from the California Environmental Quality
Act (CEQA), pursuant to Section 15304(e), Class 4 of the State CEQA Guidelines. This class
exempts temporary uses of land having negligible or no permanent effects on the environment.
A Notice of Exemption is attached to this Staff Report.
CONCLUSION
The 2012 Big Bear Summer Theater Festival may be approved because the event is appropriately
proposed for a private property in the Village, is consistent with the General Plan, the
Development Code, the Village Specific Plan, and the comments made by the Ad Hoc
Committee on special events, and may be conditioned to ensure compliance with all regulations
pertinent to a Major Special Event.
RECOMMENDATION
Staff recommends that the Planning Commission conduct a public hearing and adopt the attached
resolution finding the project exempt from the California Environmental Quality Act (CEQA)
and approving Major Special Event 2012-015 based on the findings and subject to the conditions
of approval contained in the resolution.
Attachments:
1. Draft Planning Commission Resolution 2012-XX
2. Notice of Exemption
3. Application materials submitted by John Phane, applicant representative
N:\2-Group\Planning\CURRENT\Major Special Events\2012\2012-015 ~ Two Valley Players Summer Theater\Staff Report - 4-4-12 v2.doc
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ATTACHMENT 1
RESOLUTION NO. PC 2012-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING MAJOR SPECIAL EVENT 2012-015 TO
PRODUCE “2012 BIG BEAR SUMMER THEATER FESTIVAL,”
INCLUDING OUTDOOR THEATRICAL PERFORMANCES, LIVE
MUSIC, AND LIMITED VENDING OF PREPACKAGED FOOD, NONALCOHOLIC AND ALCOHOLIC BEVERAGES ON A PRIVATE
PROPERTY IN THE VILLAGE THE WEEKENDS OF JULY 12-14, 19-21,
AND 26-28, 2012. THE APPROVAL APPLIES TO THE PROPERTY
COMMONLY KNOWN AS “CHRISTMAS TREE CORNER” LOCATED
AT 40803 VILLAGE DRIVE (ASSESSOR’S PARCEL NUMBER 308-18119).
A. RECITALS
(i)

The Two Valley Players, represented by Mr. John Phane, has filed an application
requesting the approval of Major Special Event 2012-015, as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to a 21,600 square foot vacant private property,
designated Village Specific Plan (VSP) on the General Plan Land Use Map and
zoned Village Retail (VR). The property is identified as 40803 Village Drive and
referred to as Assessor Parcel Number 308-181-19, legally described in Exhibit 1
attached hereto, and shown on the map attached hereto as Exhibit 2.

(iii)

The Application, as contemplated, is proposing to produce outdoor theatrical
performances, live music, and limited vending of prepackaged food, nonalcoholic and alcoholic beverages on July 12-14, 19-21, and 26-28, 2012.

(iv)

The surrounding properties are designated Village Specific Plan (VSP) on the
General Plan Land Use map, zoned either Village Retail (VR) or, Commercial
Lodging (CL), and are developed with retail spaces, a movie theater, a restaurant,
and a house converted into a small office.

(v)

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

(vi)

On April 4, 2012, the Planning Commission of the City of Big Bear Lake
conducted a duly noticed public hearing on the Application at 39707 Big Bear
Boulevard, in Hofert Hall of the Civic and Performing Arts Center in Big Bear
Lake, California.
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(vii)

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

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

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

2.

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

3.

Based on the evidence presented to the Planning Commission during the April 4, 2012
public hearing, including public testimony and written and oral staff reports, the Planning
Commission specifically finds as follows with respect to Major Special Event 2012-015:
a.

The event is consistent with the General Plan Land Use Elements. Policy LU 2.3
describes the Village Specific Plan area as a resort destination for visitor-oriented
facilities, services, and attractions, such as the temporary attraction proposed by
The Two Valley Players. Policy OPR 4.1 provides for the City to work with
various local groups to assist in the organization and promotion of special events.
The Policy states that such events shall conform to the City’s goal to maintain a
family-oriented community and destination place for visitors. The 2012 Big Bear
Summer Theater Festival meets these policies because all ages and abilities may
participate as either performers or spectators and the material is appropriate for all
age groups. Moreover, one of the performances promotes the community’s history
and culture. Finally, the event is consistent with the Village Specific Plan, which
allows major special events in the Village Retail zone.

b.

Appropriate measures have been taken to protect public health, safety, and general
welfare and to minimize detrimental effects to adjacent properties and the
community. The event locations are appropriately sized, accessible, and include the
necessary amenities to accommodate the number of expected attendees, while also
providing for emergency access. In addition, conditions of approval are included
prohibiting smoking and requiring security while the lot is developed with
temporary improvements.

c.

The event will have adequate ingress and egress, traffic circulation, and parking.
Required aisle widths, exits, and fire lanes are to remain open throughout the event
sites. In addition, the applicant is required to implement the approved parking
program.
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d.

All structures and equipment will be installed and maintained in compliance with
the applicable codes and the site will be inspected before the event opens to the
general public.

e.

The site will be restored to its original or better condition upon termination of the
special event.

4.

Based on the findings and conclusions set forth in paragraphs 1, 2, and 3 above, this
Commission hereby approves Major Special Event Permit 2012-015, subject to the
conditions of approval as set forth in Exhibit 3.

5.

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

PASSED, APPROVED AND ADOPTED this 4th day, April, 2012.
AYES:
NOES:
ABSENT:
ABSTAIN:

____________________
Date

ATTEST:

____________________________
Lynne Rayner,
Planning Commission Secretary

___________________________
Anne Zimmerman, 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. 2012-XX as duly passed and adopted by the said
Planning Commission and attested by the Commission Secretary of said City, all at a regular
meeting of the said City held on the 4th day of April , 2012 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 4th day of April, 2012.

____________________________
Lynne Rayner,
Planning Commission Secretary
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Exhibit 1
LEGAL DESCRIPTION
MAJOR SPECIAL EVENT 2012-015
40803 VILLAGE DRIVE
ASSESSOR’S PARCEL NUMBER 308-181-19

TR NO 2022 P1NE KNOT SUB NO 3 LOTS 30 AND 31
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Exhibit 2
VICINITY MAP
MAJOR SPECIAL EVENT 2012-015
40803 VILLAGE DRIVE
ASSESSOR’S PARCEL NUMBER 308-181-19

PINE KNOT AVE

KNICKERBOCKER RD

PENNSYLVANIA AVE

VILLLAGE DR
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Exhibit 3
CONDITIONS OF APPROVAL
MAJOR SPECIAL EVENT 2012-015
2012 BIG BEAR SUMMER THEATER FESTIVAL
APPROVAL DATE: APRIL 4, 2012
EFFECTIVE DATE: APRIL 16, 2012
EXPIRATION DATE: JULY 28, 2012

These conditions of approval apply to Major Special Event 2012-015 to allow The Two Valley
Players to produce the 2012 Big Bear Summer Theater Festival, including outdoor theatrical
performances, live music, and limited vending of prepackaged food, non-alcoholic and alcoholic
beverages on a private property identified as 40803 Village Drive and as Assessor’s Parcel
Number 308-181-19. The performances are approved to take place on July 12-14, 19-21, and
26-28, 2012. Any proposed change of use, expansion of the area, or modifications to the site
plan or structure shall be submitted to the Planning Department, along with the required
application and fee, for review. For the purpose of these conditions, the term “applicant” shall
also mean the developer, the owner or any successor(s) in interest to the terms of this approval.
General Conditions
1.

Major Special Event 2012-015 is granted to allow The Two Valley Players to produce
the 2012 Big Bear Summer Theater Festival, including outdoor theatrical performances,
live music, and limited vending of prepackaged food, non-alcoholic and alcoholic
beverages. The performances will take place at 7:00 p.m. on July 12, 13, 14, 19, 20, 21,
26, 27, and 28, 2012. Daytime performances will also take place at 2:00 p.m. on July 14,
21, and 28. This approval is granted based on the application materials submitted by The
Two Valley Players, as represented by Mr. John Phane, on February 10, 2012. These
materials 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
and shall expire upon the conclusion of the event on July 28, 2012.

2.

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

3.

This Major Special Event Permit approval does not relieve the applicant from complying
with other applicable Federal, State, County or City regulations or requirements.

Staff Report
Major Special Event 2012-015
April 4, 2012
Page 14

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 special event, including but not limited to any approval or condition of
approval of the Planning Commission. The City shall promptly notify the applicant of
any claim, action, or proceeding concerning the event and the City shall cooperate fully
in the defense of the manner. 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,
exhibitors, vendors, participants, or other business entities providing services related to
the event of their responsibilities to comply with all pertinent requirements in the Big
Bear Lake Municipal Code, including the requirement that a business license be obtained
by all entities doing business in the City.

7.

The applicant shall pay all fees at the time fees are determined payable and comply with
all requirements of the applicable federal, state, and local agencies including, but not
limited to the following:
USDA Forest Service, San Bernardino National Forest, Mountaintop Ranger
District (permit and associated fees)
Big Bear Lake Fire Protection District (permit and inspection fees)
City of Big Bear Lake Building & Safety Department (permit and inspection fees)
The duty to inquire as to such requirements shall be upon the applicant.

8.

The applicant shall implement or ensure the implementation of all tasks included in the
approved Major Special Event Implementation Plan below:
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2012 BIG BEAR SUMMER THEATER FESTIVAL - MAJOR SPECIAL EVENT IMPLEMENTATION PLAN
SCHEDULE

TASK
Fire Extinguishers. Secure three 2A-10BC type extinguishers with current State Fire Marshal service
Tags. The Fire extinguishers shall be located at the stage, next to the hay bale seating area, and in the
beer garden. The Fire Department will inspect to ensure that this condition has been appropriately
met. (FIRE)
Site Inspection. Contact the Fire Department to schedule an inspection and pay all requisite fees.

ONE
MONTH
PRIOR

CONTACT
Dept: Fire Department
Contact: Sue McIlwain
Phone: 866-7566 x2

Dept: Fire Department
Contact: Sue McIlwain
Phone: 866-7566 x2
Trash and Recycling. Secure trash and recycling receptacles from Big Bear Disposal or another Company: Big Bear Disposal or
service provider. As a general rule, one dumpster should be used for every 400 people. Place a another sanitation company
recycling container alongside every trash container. (ENG)
Phone: 866-3942
Portable Restrooms. Secure portable restroom facilities from Big Bear Disposal or another service Company: Big Bear Disposal or
provider. At least two portable restroom facilities shall be provided on site during the event in another sanitation company
accordance with Appendix C of the 2010 California Plumbing Code. At least one of the portable Phone: 866-3942
restroom facilities shall be in full compliance with the State of California Disabled Access Regulations.
(B&S)
Food Sales. Contact the San Bernardino County Department of Environmental Health Services Agency: San Bernardino County
regarding plans for food sales. The requirements of the Department of Environmental Health Department of Environmental
Services shall be complied with regarding the preparation and sales of all non pre-packaged food. Health Services
(B&S)
Contact: Jim Nichol
Phone: 387-3891
Vendors. The event is approved to allow The Two Valley Players to vend at the event. As a non- Dept: Planning
profit, The Two Valley Players are not subject to vendor fees. However, if another vendor is folded Contact: Siri Eggebraten
into the event, then contact the Planning Department to:
Phone: 866-5831 x128
a) Pay vendor fees pursuant to City Council Resolution No. 93.15, which states that the applicant
shall collect a vendor fee from vendors who are not non-profits, local service organizations,
residents, or local businesses. The for-profit, non-local fee is $5 each for the first 50 vendors
and $10 for each vendor 51 and over and
b) Receive direction regarding the display of a Vendor Resale Number designating the City of Big
Bear Lake as the point of sale. (PLN)


DONE
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SCHEDULE

ONE
MONTH
PRIOR

DURING
SET UP

TASK

Event Signs. All event signs shall comply with the following requirements. (PLN)
Dept: Planning
Contact: Siri Eggebraten
 No more than six signs per event are allowed.
Phone: 866-5831 x128
 Signs may be located on- or off-site, with proof of property owner permission.
 Sign area shall not exceed 32 square feet and the top of the sign shall not be placed
higher than 8 feet above grade.
 Permitted sign types include pennants and streamers, human signs that do not obstruct
or interfere with pedestrian or vehicular traffic, balloons and inflatable signs,
beacons, banners, and portable freestanding signs.
Signs may be displayed up to 30 days prior to the special event and shall be removed no later than 5
days after the event.
Security. As soon as temporary improvements are set up, on-site, overnight security shall be
provided. Temporary improvements include the western town facades, the stage, the ticket booth,
etc. (PLN)
Exiting. Set up site to include two exits that are free and clear. (FIRE)

No Smoking Signage. Post “no smoking” signs to the satisfaction of the Fire Department. (FIRE)

PRIOR TO
OPENING
TO THE
PUBLIC

CONTACT

Dept: Planning
Contact: Siri Eggebraten
Phone: 866-5831 x128
Dept: Fire Department
Contact: Sue McIlwain
Phone: 866-7566 x2
Dept: Fire Department
Contact: Sue McIlwain
Phone: 866-7566 x2

Inspection. Meet the Fire Department on site for inspection and make any adjustments deemed Dept: Fire Department
necessary during inspection. The inspector will verify that the site is safe for public crowds and that Contact: Sue McIlwain
generator/s, electrical cords and temporary wiring are installed and protected in accordance with the Phone: 866-7566 x2
provisions contained in the 2010 California Electrical Code and the National Electric Code. (FIRE)


DONE
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SCHEDULE

DURING THE
EVENT

UPON EVENT
CONCLUSION

TASK

CONTACT

Site Maintenance. Maintain the site and pick up trash throughout the event. If provisions are
not made for trash pickup and the City needs to step in, the applicant will be billed at full cost
recovery rate. (ENG)
Noise. The applicant is responsible for ensuring that surrounding property owners are not
negatively impacted by noise production. To that end, the City has established the following
requirements:
The applicant shall not permit the operation or playing of any device which reproduces,
produces, or amplifies sound in such a manner as to be unreasonably loud, excessive,
raucous or disturbing, but in no event shall noise exceed sixty-five (65) decibels (dba, slow
scale) as measured from the property line for a period exceeding ten (10) minutes. (PLN)
Speakers and sound-emitting equipment shall be oriented away from residential
structures to minimize noise impacts. The live outdoor music shall end by 9:00 pm.
Amplified sound, loud and excessive or raucous noise shall not occur past 10:00 pm. (PLN)
The Code Compliance Department is available to assist the event organizer with sound testing.
To schedule an appointment, please call 909-866-5831 and ask to speak with a Code Officer.
Site Restoration. The event site and surroundings shall be restored to their original, or better,
condition within five days of the conclusion of the event. Site restoration includes, but is not
limited to, the removal of all temporary improvements, signs, trash and debris. (PLN, PW, ENG)

Dept: Code Compliance
Contact: On-Duty Code Officer
Phone: 866-CODE
Dept: Code Compliance
Contact: On-Duty Code Officer
Phone: 866-CODE


DONE
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PART II: PARKING PLAN
The parking demand for the Big Bear Summer Theater Festival is not
high enough to cause significant impacts to the Village for two reasons.
First, the majority of performances will take place in the evening hours
when most retailers and office-type businesses are closed. Second, the
event is proposed on private property and will not close any streets or
parking lots.
Therefore, the applicant is not required to secure off-site parking to
meet the event parking demand. The applicant is, however, required to
post signage to direct vehicles into public parking lots and to direct
pedestrians from those lots and through the Village to the event
location. To comply with this parking plan, the applicant shall:
Signage plan. Develop a plan for how to post directional signs in
the Village. The plan shall be on a village base map such as the
one at right. A full size base map and an example map can be
obtained from Siri Eggebraten (866-5831 x128). The map shall
include:
oSign location and message information for vehicular traffic,
oSign location and message information for pedestrian traffic,
oThe event location,
Submit Signage Plan for approval by the Planning & Public Works
Departments,
Property Owner Permission. Obtain permission from private
property owners for all directional signs to be placed on private
property,
Obtain portable special event signs from the Public Works
Department,
Print approved sign messages, and
Post signs at approved locations on each day of performances.

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

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

Project Title:
Major Special Event 2012-015
Project Location - Specific:
40803 Village Drive (Assessor Parcel Number 308-181-19)
Description of Project:
To produce the 2012 Big Bear Summer Theater Festival, including outdoor theatrical performances, live
music, and limited vending of prepackaged food, non-alcoholic and alcoholic beverages on a private
property identified as 40803 Village Drive and as Assessor’s Parcel Number 308-181-19. The
performances are approved to take place on July 12-14, 19-21, and 26-28, 2012.
Name of Public Agency Approving Project:
Planning Commission, City of Big Bear Lake
Name of Person or Agency Carrying out Project:
The Two Valley Players
Mr. John Phane, representative
Exempt Status:
Categorical Exemption. Section: 15304(e), Class 4
Reasons why project is exempt:
This class exempts temporary uses of land having negligible or no permanent effects on the environment.
Lead Agency or Contact Person:
Siri A. Eggebraten (909) 866-5831 x 128

Area Code/Telephone/Extension

Signature:_________________________

Date: _________________

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O – (909) 866-5831, F – (909) 866-7511, email – bblplan@citybigbearlake.com
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ATTACHMENT 3
APPLICATION MATERIALS
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