
Chapter 17.35 - COMMERCIAL AND PUBLIC ZONES  

Sections:  

17.35.010 - Intent and purpose of commercial and public zones.  

A.  The commercial and public zones are established to implement the goals and policies of the City of 
Big Bear Lake General Plan, including but not limited to the following:  

Goal L 2—Adopt land use and development policies which encourage growth and diversification of 
the city's economic base.  

Goal L 4—Provide sufficient commercially-designated land to accommodate the city's long-term 
needs for tourist and recreational facilities, to support the city's role as a market center for the Big Bear 
Valley, and to provide services to city residents.  

Policy L 4.2—Ensure that commercial development provides an attractive environment for business, 
lodging, entertainment, shopping, and working, and creates long-term value for the community.  

Policy L 4.3—Adopt regulations for location, design and operation of commercial uses which, by the 
intensity of the proposed use or potential secondary land use effects, may have special requirements.  

Goal L 5—Provide opportunities for industrial activities needed to support the local economy and 
recognize existing industrial uses in the city, while ensuring that impacts from industrial uses do not 
detract from the city's character as a mountain resort through adverse visual, traffic, noise, dust or other 
impacts.  

Goal P 6—Plan for and reserve land to accommodate uses needed for public benefit, including open 
space, recreation, public improvements, schools, and community facilities.  

Policy PS 1.1—Assure the provision of adequate public services and facilities for all residents, 
businesses and visitors within the community, now and in the future.  

B.  In addition to implementing the goals and policies of the general plan with respect to commercial and 
public land uses, this chapter and the accompanying official zoning map are intended to achieve the 
following objectives:  

1.  To reserve appropriately located areas for commercial uses of various ranges of types and 
intensities, including office uses, retail stores, service establishments, and light industrial uses to 
meet the needs of the community;  

2.  To ensure adequate access for each business, including access by pedestrians, bicycles, and 
public transit, and minimize traffic congestion through concentration of businesses within districts 
and appropriate site design;  

3.  To ensure that each site is designed with adequate area to accommodate all required on-site 
parking, open space, screening, setbacks, service areas, and landscaping;  

4.  To create visitor-oriented districts where commercial lodging, dining and entertainment are 
located together for ease of accessibility and convenience of visitors, and which are protected 
from incompatible uses;  

5.  To protect adjacent properties from incompatible uses, light, glare, odors, visual blight, and other 
objectionable conditions resulting from uses having a higher intensity;  

6.  To facilitate the provision of utility services and other public facilities commensurate with 
anticipated service requirements;  

7.  To promote design and construction techniques that complement the natural resources and 
topography of Big Bear Lake's mountain setting and that encourage energy and water 
conservation, through high-quality site planning, architecture, and landscaping;  



8.  To ensure that public projects are held to the same standards of development as similar privately-
developed projects, and that such projects are designed, constructed, maintained and operated 
so as to minimize adverse effects on surrounding properties.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.020 - Commercial and public zone districts.  

Six base zone districts are established as follows:  

A.  Commercial-Services (C-1) Zone.  

1.  The commercial-services (C-1) zone is established for the development of 
professional/administrative offices, personal services, institutional and quasi-public uses 
serving both a local and community-wide market area. The number of customer visits would 
typically be less frequent and traffic generation more moderate than for retail commercial 
uses. Site development regulations and performance standards are designed to make 
businesses in this zone compatible with adjacent less-intensive uses, including residential 
districts.  

2.  The C-1 zone is appropriate between more intensive commercial districts or highways, and 
residential uses. This district should be accessible from collector or arterial streets, and be 
relatively flat and free from environmental constraints. Suitable sites for this zone will contain 
adequate area to accommodate all required parking, loading, circulation and landscape 
requirements, and be supported by adequate infrastructure.  

3.  The C-1 zone is compatible with the commercial-services (CS) general plan land use 
designation.  

B.  Commercial-General (C-2) Zone.  

1.  The commercial-general (C-2) zone is established for the development of businesses that 
provide a wide variety of goods and services serving both a local and regional market area. 
The zone is appropriate for shopping centers as well as freestanding businesses. The intent 
of this zone is to create a pleasant and efficient environment for general retail shopping and 
business.  

2.  The C-2 zone is appropriately located in areas that are or will be occupied by stores and 
businesses that provide retail sales and services for a wide range of consumer needs, 
including both short-term and long-term goods. The area should be located along or 
accessible from major streets and highways, environmentally and topographically suited to 
large-scale commercial development, with slopes of under ten percent (10%) and with 
adequate infrastructure to support permitted uses.  

3.  The C-2 zone is compatible with the commercial-general (CG) general plan land use 
designation.  

C.  Commercial-Visitor (C-3) Zone.  

1.  The commercial-visitor (C-3) zone is established for the development of areas designed 
primarily for visitor services, including lodging, dining, recreation, entertainment, specialty 
retail stores, and other supporting uses.  

2.  The C-3 zone is appropriately located in areas that are or will be occupied by stores and 
businesses, which provide services to visitors. The area should be located along or 
accessible from major streets and highways or adjacent to recreation areas, with adequate 
infrastructure to support permitted uses.  



3.  The C-3 zone is compatible with the commercial-visitor (CV) general plan land use 
designation.  

D.  Commercial-Recreation (C-4) Zone.  

1.  The commercial-recreation (C-4) zone is established for the development of destination-
oriented recreational facilities serving a regional market area and supportive uses, including 
ski resorts, marinas, golf courses, snow play facilities, and similar uses. Supportive uses 
include visitor services, such as lodging, restaurants, specialty retail, and related off-site 
parking lots.  

2.  The C-4 zone is appropriately located in areas that are or will be occupied by major 
recreational facilities drawing large numbers of visitors. The district should be accessible 
from major streets and highways, and may be designated on or adjacent to natural features 
providing recreational opportunities, such as the mountains or lake. Adequate infrastructure 
should be available to support permitted uses, and operations in this zone should be 
conducted so as to have no detrimental effect on adjacent properties or on the environment.  

3.  The C-4 zone is compatible with the commercial-recreation (C-R) general plan land use 
designation.  

E.  Commercial-Industrial (C-5) Zone.  

1.  The commercial-industrial (C-5) zone is established for the development of the most 
intensive businesses serving a community and regional market area, including construction-
related businesses, storage, heavy vehicle repair, equipment storage and rental, light 
fabrication and assembly of goods, waste management facilities, and utility yards. 
Establishments in this zone serve both other businesses and the general public with a 
combination of intensive commercial and light industrial uses.  

2.  The C-5 zone is appropriately located in areas that are or will be occupied by businesses 
that provide heavy commercial and light industrial goods and services to other businesses 
as well as the general public. The district should be located along or accessible from major 
streets and highways, on relatively flat land with adequate infrastructure to support permitted 
uses. Businesses in this zone may use or store hazardous materials and heavy equipment, 
and may generate noise, dust, emissions, and truck traffic which may be detrimental to less 
intensive uses; therefore, the use is not appropriate next to residential uses unless adequate 
separations and buffers are provided. Adequate infrastructure should be available to support 
permitted uses, and operations in this zone should be conducted so as to have no significant 
adverse effect on adjacent properties or on the environment.  

3.  The C-5 zone is compatible with the industrial (Ind) general plan land use designation.  

F.  Public (P) Zone.  

1.  The public (P) zone is established to create and preserve areas for public facilities, including 
but not limited to schools; government administrative facilities; law enforcement and fire 
stations; libraries; park, recreation, and open space uses; community facilities; public works 
facilities; utilities; and similar uses needed to serve the needs of the general public.  

2.  The P zone is appropriate in areas occupied or planned for public or quasi-public uses or 
facilities, which can physically accommodate the use and where adequate services exist to 
serve the intended use.  

3.  The P zone is compatible with the public facilities (P) general plan land use designation. In 
addition, due to the broad service function of this zone and the difficulty of planning all 
publicly-needed facilities in advance, the P zone may be designated throughout the planning 
area, provided the use does not conflict with other established uses and conforms to 
applicable provisions of the general plan.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  



(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.030 - Principal uses permitted in commercial and public zones.  

A.  Principal uses permitted within commercial and public zones shall be those included on Table 
17.35.030.A. In the event that a determination is requested as to whether a principal use is permitted 
in the commercial and public zones which is not listed on Table 17.35.030.A, the reviewing authority 
shall make that determination in accordance with Section 17.03.210.  

B.  Where Table 17.35.030.A indicates that a use is permitted subject to a specific land use approval 
process, procedures for that approval process set forth in Chapter 17.03 shall be followed. Where 
Table 17.35.030.A indicates that a use is subject to special development standards contained in this 
chapter, the applicable sections of this chapter shall be referenced in review and approval of said use.  

C.  This section shall not be construed to supersede more restrictive use regulations in the conditions, 
covenants and restrictions of any property or dwelling unit.  

Table 17.35.030.A  

PRINCIPAL USES PERMITTED IN COMMERCIAL AND PUBLIC ZONES  

USES BY ZONE DISTRICT  C-1  C-2  C-3  C-4  C-5  P  

Automobile and vehicle services, including the following and similar uses (provided that all repair is conducted within an enclosed 

building; for sales, see retail uses):  

Automobile service station, including sale of gasoline and other petroleum products, 

and provision of minor and general vehicle repair services  
—  CUP 2  

CUP 
2  

—  
CUP 
2  

—  

Vehicle repair, general (maintenance, parts replacement)  —  CUP 2  
CUP 
2  

—  
CUP 
2  

—  

Vehicle repair, heavy (body work, painting, upholstery, engine replacement, major 

rebuilding of frames, bodies and/or engines; truck repair; tire retreading)  
—  CUP 2  —  —  

CUP 

2  
—  

Vehicle washing facility, self or full-service  —  CUP  —  —  P  —  

Automobile rental agency, including office and vehicle parking, provided that all 

vehicle washing and repair are conducted in facilities approved for those uses  
—  P  —  —  —  —  

Motorcycle assembly and repair  —  CUP  —  —  P  —  

Recreational vehicle storage lot (including boats and trailers)  —  CUP  CUP  CUP  —  —  

Vehicle storage and/or impound yard (excluding dismantling)  —  CUP  —  —  CUP  —  

Towing service  —  CUP  —  —  CUP  —  

Parking lot (as primary use)  —  CUP  CUP  CUP  —  CUP  

Business and financial services, including the following and similar uses conducted within an enclosed building:  



Bank, savings and loan institution, credit union  P 1  P 1  —  —  —  —  

Mortgage company  P  P  —  —  —  —  

Escrow and title company; notary public  P  P  P 5, 7  P 5  —  —  

Insurance service  P  P  P 5, 7  P 5  —  —  

Copy shop, blueprinting service  P  P  P 5, 7  P 5  —  —  

Automated teller machine (ATM), free-standing  P  P  P  P  —  —  

Mailing and postal service  P  P  P  CUP  —  —  

Sign design and fabrication  P  P  —  —  P  —  

Printing, publishing, reproducing  P  P  P 5, 7  P 5  —  —  

Real estate office  P  P  P  P 5  —  —  

Stock and bond broker  P  P  P 5, 7  P 5  —  —  

Telephone exchange, answering service  P  P  —  —  —  —  

Business equipment sales, repair, servicing  P  P  —  —  —  —  

Janitorial and cleaning services  P  P  —  —  —  —  

Disinfecting, exterminating, pest control  —  CUP  —  —  CUP  —  

Security services, private  P 3  P 3  —  —  —  —  

Communication, transportation, and utility and public services and facilities, including the following and similar uses:  

Newspaper office and publisher  P  P  —  —  —  —  

Television or radio station; recording studio  P  P  —  —  —  —  

Cable television and satellite dish provider  —  P  —  —  —  —  

Electricity substation; small generation plant  —  CUP  —  CUP  P  P  

Natural gas distribution facilities  —  CUP  —  CUP  P  P  

Bus depot, storage, maintenance, parking facilities and administration facilities  —  —  —  CUP  CUP  CUP  



Propane and LPG storage and sales  —  CUP  —  —  CUP  —  

Storage yard, maintenance and office facility for utility and service providers, including 

public works, water, trash, electric, gas, cable TV, etc.)  
—  —  —  —  CUP  CUP  

Booster station, transmission facility, substation for utilities  —  CUP  —  P  P  P  

Wireless communication facility  — 2  CUP 2  — 2  
CUP 
2  

CUP 
2  

CUP 
2  

Trash collection area, including Clean Bear Sites and recycled materials collection 

facilities  
—  CUP  CUP  —  CUP  CUP  

Facilities for detention, retention, and conveyance of stormwater runoff  P  P  P  P  P  P  

Facilities for conveyance, storage, pumping and/or recharge of water; sewage 

pumping stations and related facilities  
P  P  P  P  P  P  

Taxi, trolley, or horse carriage stand  P 3  P 3  P 3  P 3  P 3  P 3  

Vehicle for hire service (office and vehicle storage for taxi and shuttle services)  —  CUP 3  —  —  
CUP 

3  
—  

Helistop  —  —  —  
CUP 

3  

CUP 

3  

CUP 

3  

Construction services and material sales, including the following and similar uses:  

Lumber yard and home supply center (with exterior storage of materials) 4  —  CUP  —  —  CUP  —  

Plumbing and hardware supply store and materials yard (with exterior storage of 

materials) 4  
—  CUP  —  —  CUP  —  

Wholesale nursery, plant sales (with exterior storage of plant material)  —  CUP  —  —  CUP  —  

Carpenter and cabinetry shops (within enclosed building)  —  P  —  —  P  —  

Contractor's yards/storage lots (with outdoor storage and/or operations)  —  CUP  —  —  CUP  —  

Asphalt or concrete batch plant  —  —  —  —  CUP  —  

Recycling facility for construction materials and salvage (with outdoor storage and 

operations)  
—  —  —  —  CUP  —  

Building materials sales yard (including rock, sand, gravel stored outdoors)  —  —  —  —  CUP  —  



Construction equipment sales and rental (with outdoor storage)  —  P  —  —  P  —  

Contractors' office (administrative uses within enclosed building only)  P  P  —  —  P  —  

Security and alarm systems; installation and service  —  P 3  —  —  P 3  —  

Food service establishments, including the following and similar uses:  

Drive-through food or beverage service with no seating on-site  
CUP 

1  
CUP 1  

CUP 

1  

CUP 

1  
—  —  

Walk-up food or beverage service (including bakery or delicatessen) with no seating 

on-site  
P  P  P  P  —  —  

Café and/or coffee shop (beverages and prepared foods only, no full kitchen; seating 

provided for on-site dining)  
P  P  P  P  —  —  

Barbecue food service, with outdoor cooking  —  CUP  CUP  CUP  —  —  

Restaurant (full-service kitchen, with or without alcohol sales, seating for on-site 

dining)  
—  P  P  P  —  —  

Ice cream shop and yogurt (no full-service kitchen, on-site seating provided)  P  P  P  P  —  —  

Bar, cocktail lounge (incidental sale of prepared foods; no live entertainment)  —  CUP  CUP  CUP  —  —  

Catering service  —  P  P  P  —  —  

Lodging, commercial, including the following and similar services:  

Hotel, motel, bed & breakfast use with over 5 guest rooms, lodge  —  P  P  P  —  —  

Extended stay lodging  —  CUP  P  P  —  —  

Timeshare units (minimum of 12 units)  —  —  P  P  —  —  

Rental agency for transient private home (TPHR) rentals  P  P  P  P 5  —  —  

Recreational vehicle park  —  —  —  CUP  —  —  

Campground for tent and trailer camping  —  —  —  CUP  —  —  

Group living facility  —  P  —  —  —  —  

Transitional housing facility  —  P  —  —  —  —  



Emergency shelters  —  —  —  —  P  —  

Manufacturing, fabrication, storage, and distribution of goods including the following and similar products, provided that 

operations and sales are within an enclosed building except as provided herein:  

Apparel, quilts, stuffed animals, craft items, silkscreening, embroidery, and similar 

textile products  
P  P  CUP  CUP  P  —  

Furniture, picture frames, and similar wood products  —  P  CUP  CUP  P  —  

Sculptures, carvings, handmade furniture, and similar art and craft products made of 

wood and/or metal (including outdoor operations and display)  
—  P 2  

CUP 

2  

CUP 

2  
—  —  

Leather goods, clothing, belts, handbags, and similar items  —  P  P  P  P  —  

Machine shop, welding shop  —  —  —  —  CUP  —  

Boat, motorcycle building and repair, with outdoor operations  —  —  —  
CUP 
6  

CUP  —  

Watch, clock, jewelry fabrication and repair  P  P  P  P  P  —  

Musical instrument fabrication and repair  P  P  P  P  P  —  

Sporting and athletic goods fabrication and repair  —  P  P  P  P  —  

Firewood cutting and sales lot  —  CUP  —  —  CUP  —  

Medical services, including the following and similar uses:  

Physician, osteopath, surgeon  P  P  —  —  —  —  

Dentist, orthodontist  P  P  —  —  —  —  

Psychiatrist, psychologist, counselor  P  P  —  —  —  —  

Physical and/or occupational therapist  P  P  —  —  —  —  

Home nursing, visiting nursing  P  P  —  —  —  —  

Dental, medical laboratory  P  P  —  —  —  —  

Clinic, including medical, dental, chiropractic; urgent care facility  P  P  CUP  CUP  —  —  

Hospital  P  P  —  —  —  P  



Convalescent facility, nursing home, social care facility, rehabilitation facility for more 

than 6 residents  
P  P  —  —  —  —  

Prescription pharmacy; optical service  P 1  P 1  —  —  —  —  

Veterinary clinic, small animal (within enclosed building)  —  P  —  —  —  —  

Ambulance service  —  CUP 3  —  —  
CUP 
3  

CUP 
3  

Meeting, assembly and institutional uses, including the following and similar uses:  

Club, lodge, fraternal or religious organization, church, chapel, religious meeting 

room, worship facility, meeting facility, conference center, and similar assembly use  

CUP 
2  

CUP 2  
CUP 
2  

CUP 
2  

—  —  

Convention Center  —  CUP  CUP  CUP  —  CUP  

Library  P  P  P  —  —  P  

Museum  P  P  P  P  —  P  

Business, trade, or traffic school operated as commercial enterprise (excluding truck-

driving schools)  
P  P  —  —  —  —  

School, private (kindergarten through grade 12)  CUP  CUP  —  —  —  —  

Day care center, nursery school  
CUP 

2  
CUP 2  

CUP 

2  

CUP 

2  
—  —  

College, public or private  CUP  CUP  —  —  —  CUP  

Music conservatory, dance studio, studio for the fine arts  P  P  P  P  —  —  

Post office  P  P  P  —  —  P  

Mortuary (excluding crematorium)  CUP  CUP  —  —  —  —  

Recreation center; senior center  —  CUP  —  —  —  CUP  

Wedding chapel  —  P  P  P  —  —  

Sheriff's station, fire station  —  CUP  CUP  —  —  CUP  

Government administrative office  P  P  —  —  P  P  

Court facilities, jail  —  —  —  —  —  P  



Personal services, including the following and similar uses:  

Beauty salon, barber shop, nail shop, tattoo service, body piercing  —  P  P  P 5  —  —  

Bail bonds  —  P  —  —  —  —  

Cleaners, launderers  —  P 1  —  —  —  —  

Laundromat, self-service  —  P  —  —  —  —  

Tailor, dressmaker, milliner  P  P  P  P 5  —  —  

Photographer  P  P  P  P 5  —  —  

Shoe repair  —  P  —  P 5  —  —  

Pet grooming  —  P  —  P 5  —  —  

Locksmith  —  P  —  P 5  —  —  

Massage establishment  —  CUP 3  
CUP 
3  

CUP 
3  

—  —  

Personal storage facility (mini warehouse facility)  —  

CUP  

(ground  

floor on  

street  

frontage  

shall be  

used for  

retail/office) 

—  —  CUP  —  

Party supplies, services  —  P  —  P  —  —  

Psychic, tarot card reader, fortuneteller, hypnotist, and similar  P  P  —  —  —  —  

Tutoring  P  P  —  —  —  —  

Travel agency  P  P  P  P  —  —  

Introductory service, escort service  —  CUP  —  —  —  —  

Professional services, including the following and similar uses:  

Architect, engineer, building designer, drafting service, graphic design  P  P  P 5, 7  P 5  —  —  



Attorney, paralegal service  P  P  P 5, 7  P 5  —  —  

Tax preparer, accountant, book-keeper, financial adviser  P  P  P 5, 7  P 5  —  —  

Interior design, decorator services  P  P  P  P 5  —  —  

Consulting; investigative services  P  P  P 5, 7  P 5  —  —  

Real estate development  P  P  P 5, 7  P 5  —  —  

Taxidermist  —  CUP  —  —  CUP  —  

Recreation and entertainment facilities, including the following and similar uses:  

Winter resort (including skiing and snowboarding with accessory uses including 

equipment rental and sales, food services, alcohol sales, office and maintenance 

facilities)  

—  —  —  CUP  —  —  

Lake resort (including marina and boat launch with accessory uses including 

equipment and watercraft rental and sales, bait and tackle sales, food service, alcohol 

sales, office and maintenance facilities, minor repair)  

—  —  —  CUP  —  —  

Boat launch, public (free-standing)  —  —  —  CUP  —  CUP  

Trail head and staging area for riding, hiking and bicycle trails  —  P  P  P  —  P  

Game arcade, video game establishments with more than 4 game machines  —  CUP 2  
CUP 

2  

CUP 

2  
—  —  

Theater, motion picture or live performance  —  CUP 3  —  
CUP 
3  

—  
CUP 
3  

Snow-play and/or waterslide enterprise, including ancillary food service  —  —  —  CUP  —  —  

Parasailing, bungee-jumping  —  —  —  CUP  —  —  

Skateboard park  —  —  —  CUP  —  CUP  

Stadium, amphitheater (outdoor); indoor arena, sports complex  —  CUP  —  CUP  —  CUP  

Athletic training facility (including exhibition events and indoor/outdoor facilities)  —  CUP  —  CUP  —  —  

Play fields, (baseball, soccer, football, etc.); lighted or unlighted  —  —  —  CUP  —  CUP  

Golf course  —  —  —  CUP  —  CUP  



Race course (motocross, BMX, dirt bikes, off-road vehicles, etc.)  —  —  —  CUP  —  —  

Gymnasium, fitness center, yoga studio, wellness center, day spa  —  P  P  P  —  —  

Swimming pool, indoor or outdoor  —  CUP  —  CUP  —  CUP  

Skating rink, indoor or outdoor  —  CUP  —  CUP  —  CUP  

Zoo, animal park  —  —  —  CUP  —  CUP  

Nightclub (with alcohol sales, dancing and/or live entertainment); dancehall  —  CUP 2 3  
CUP 

2 3  

CUP 

2 3  
—  —  

Sexually-oriented business  —  P 3  —  —  —  —  

Riding stable, minimum area of 1 acre  —  —  CUP  CUP  —  —  

Commercial recreation enterprise (family fun center, miniature golfing, go-carts track, 

fishing pond, skating rink, bowling alley, etc.)  
—  CUP  CUP  CUP  —  —  

Billiard hall, bingo parlor, pool hall  —  CUP 3  
CUP 
3  

CUP 
3  

—  —  

Park, arboretum, monument, public seating area, and other public open space  CUP  CUP  CUP  CUP  —  CUP  

Visitor center  —  P 1  P 1  P 1  —  —  

Retail sale of goods serving the general public with all operations conducted in an enclosed building, including but not limited to 

the following:  

Candy, confectionery 4  —  P  P  P  —  —  

Books, stationery 4  P  P  P  P  —  —  

Drug store, sundries 4  P 1  P 1  P 1  P 1  —  —  

Fabrics, dry goods, craft items 4  —  P  —  P  —  —  

Florist, gift shops 4  P  P  P  P  —  —  

Galleries for paintings, sculpture, pottery, art 4  P  P  P  P  —  —  

Groceries, meat, produce (including alcohol sales as accessory use) 4  —  P  P 7  P  —  —  

Hardware, small appliances, variety stores, home improvement centers 4  —  P  
CUP 

7  
CUP  —  —  



Jewelry, watches, clocks 4  P  P  P  P  —  —  

Clothing, apparel 4  —  P  P  P  —  —  

Sporting goods 4  —  P  P  P  —  —  

Computers, cameras, video equipment, sound systems, other electronic equipment 

and devices 4  
P  P  —  P  —  —  

Antiques 4  —  P  P  P  —  —  

Thrift store, second hand store, used furniture 4  —  CUP 3  —  —  —  —  

Feed store 4  —  P  —  —  —  —  

Furniture, household appliance, beds and mattresses (new) 4  —  P  —  P  —  —  

Pet store 4  —  P  —  P  —  —  

Drive-through sales (pharmacy, dairy products, etc.) 4  
CUP 
1  

CUP 1  
CUP 
1  

—  —  —  

Drapery, carpets, wall coverings, tile, flooring 4  —  P  —  —  —  —  

Paints, lacquers, stains, finishes 4  —  P  —  —  —  —  

Convenience store 4  —  CUP 1  
CUP 

1  

CUP 

1  
—  —  

Video stores and rental; recorded music sales 4  —  P  P  P  —  —  

Liquor store 4  —  CUP  CUP  CUP  —  —  

Firearms and ammunition 4  —  CUP  —  —  —  —  

Pawn shop 4  —  CUP  —  —  —  —  

Swap meets (indoor or outdoor) 4  —  CUP 3  —   —  —  

Retail sale of goods serving the general public with some operations outdoors, including but not limited to the following:  

Equipment sales, rental 4  —  P  —  P  P  —  

Recreational equipment sales and rental 4  —  P  P  P  P  —  



Boats, personal watercraft 4  —  P  —  P  P  —  

Spas, pools, hot tubs 4  —  P  —  —  P  —  

Recreational vehicles, trailers, sales or rental 4  —  CUP  —  P  P  —  

Automobile sales, new and/or used 4  —  P  —  —  P  —  

Plant nurseries, garden shops 4  —  P  P  —  —  —  

Auctions, swap meets 4  —  CUP  —  —  —  —  

Motorcycle sales and rental 4  —  P  —  P  P  —  

Farmers market 4  —  CUP  CUP  CUP  —  CUP  

  

P = permitted use (plot plan review pursuant to Section 17.03.160 may be required for new construction or change of use; minor 

modification pursuant to Section 17.03.250 may be required for minor changes to existing developments)  

CUP = permitted subject to approval of a conditional use permit pursuant to Section 17.03.170.  

1  Drive-through facilities subject to the standards in Section 17.35.100  

2  Subject to specific regulations contained in this chapter.  

3  Subject to special requirements set forth in Title 5 of the Big Bear Lake Municipal Code  

4  Subject to special requirements set forth in Table 17.35.050.A (General Development Standards); Section 17.35.220 (Development 

Standards for Large Retail Uses), and Section 17.03.330 (Transitional Uses and Structures)  

5  Subject to buildings containing a minimum of two-floors and not permitted on ground-level or first floors. In the C-3 zone, this 

footnote only applies to the north side of Moonridge Road, between Elm Street and Rathbun Drive/Club View Drive Intersection.  

6  Prohibited in the C-4 zone along Moonridge Road.  

7  Property located on Moonridge Road, between Elm Street and Rathbun Drive/Club View Drive Intersection.  

— Not permitted.  

(Ord. 2004-344 § 4 (Exh. 1 (part)), 2004: Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011; Ord. 

No. 2012-418, § 5, 4-23-2012; Ord. No. 2017-454, § 4(Exh. 1, § E), 6-12-2017; Ord. No. 2018-

461, § 4(Exh. 1.A.), 5-14-2018; Ord. No. 2019-464, § 4(Exh. 1), 5-13-2019) 

17.35.040 - Accessory uses permitted in commercial and public zones.  



A.  Accessory uses permitted within commercial zones shall be those included on Table 17.35.040.A. In 
the event that a determination is requested as to whether an accessory use is permitted in these zones 
which is not listed on Table 17.35.040.A, the reviewing authority shall make that determination in 
accordance with Section 17.03.210.  

B.  Where Table 17.35.040.A indicates that a use is permitted subject to a specific approval process, 
procedures for that approval process set forth in Chapter 17.03 of the Development Code shall be 
followed in granting that approval, except as otherwise indicated. Where Table 17.35.040.A indicates 
that a use is permitted subject to special development standards contained in this chapter, the 
applicable sections of this chapter shall be referenced in review and approval of said use.  

C.  This section shall not be construed to supersede more restrictive use regulations in the conditions, 
covenants and restrictions of any property.  

D.  No accessory use or structure shall be constructed or established on any lot unless there is a primary 
use on said lot, and the accessory use or structure is incidental to and related to the primary use.  

E.  No accessory use or structure shall be constructed or established on any lot prior to the time of 
construction of the principal structure to which it is accessory. This paragraph shall not be construed 
to govern the sequencing of a construction project in which both the principal and accessory structures 
are to be built and occupied simultaneously.  

(Ord. 2006-366 § 4 (Exh. 2), 2006; Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011)  

Table 17.35.040.A  

ACCESSORY USES AND STRUCTURES PERMITTED IN COMMERCIAL AND PUBLIC ZONES  

ACCESSORY USES BY ZONE  C-1  C-2  C-3  C-4  C-5  P  

Temporary Uses:  

Construction staging area  TUP TUP  TUP  TUP  TUP  TUP  

Stockpiling  —  TUP  —  TUP  TUP  TUP  

Special events  SE  SE  SE  SE  SE  SE  

Coaches, motor homes, trailers, temporary offices on active construction sites  TUP TUP  TUP  TUP  TUP  TUP  

Residential Uses:  

Accessory residential units, not to exceed a density of 12 du/ac, permitted only where primary 

commercial use exists and all residential standard are met on the site pursuant to Section 17.25. 

Accessory residential units are not to be confused with Accessory Dwelling Units (ADUs) under 

Section 17.25.210.  

P  P  P  P  —  —  

Caretaker's unit, not to exceed 1 such unit per business, pursuant to Section 17.25.150  P  P  P  P  P  —  

Incidental Uses:  



Minor assembly, repair and service of any article whose sale is permitted in the zone and sold on 

the premises, provided all work is conducted within an enclosed building (includes part 

replacement and assembly of existing parts only; no welding, machining, or manufacturing of new 

parts or products allowed as accessory use)  

P  P  P  P  P  —  

Structures/features for pedestrian or customer seating and amenities, including gazebos, arcades, 

fountains, seating, benches, trash receptacles, public art, landscape focal points  
P 1  P 1  P 1  P 1  P 1  P 1  

Outdoor dining areas  P 1  P 1  P 1  P 1  —  —  

Outdoor display of merchandise  P 1  P 1  P 1  P 1  P 1  —  

Temporary collection and storage of waste and recyclable materials, including:        

• trash enclosures and receptacles,  

• small collection facilities and reverse vending machines  

P  

—  

P  

P  

P  

—  

P  

—  

P  

—  

—  

—  

Amusement machines, 3 or less within a primary commercial use  —  P 1  P 1  P 1  —  —  

Newspaper dispensing devices, pursuant to Chapter 12.60 of the BBL Municipal Code  P  P  P  P  P  —  

Bicycle racks and lockers  P  P  P  P  P  P  

Massage, incidental to a primary use, tanning salon, day spa, clinic or medical office, pursuant to 

Chapter 5.52 of the BBL Municipal Code  
P 1  P 1  P 1  P 1  —  —  

Helicopter pad, subject to Section [Chapter] 5.04 of the BBL Municipal Code  —  —  —  CUP  CUP  CUP  

Services for employees, including cafeterias, day care centers, exercise rooms; may be excluded 

from FAR calculation  
P  P  P  P  P  P  

Concessions, gift shops and similar limited retail sale of souvenirs and sundries related to the 

primary use  
P  P  P  P  P  P  

Cargo containers for storage only on active construction sites  TUP TUP  TUP  TUP  TUP  TUP  

  

P = permitted use (Plot Plan Review pursuant to Section 17.03.160 may be required for new construction or change of use; minor 

modification pursuant to Section 17.30.250 may be required for minor changes to existing developments).  

CUP = permitted subject to approval of a Conditional Use Permit pursuant to Section 17.03.170.  

SE = permitted subject to approval of a Special Event Permit, pursuant to Section 17.03.300.  

SP = permitted subject to approval of a Sign Permit, pursuant to Chapter 17.12.  

TUP = permitted subject to approval of a Temporary Use Permit, pursuant to Section 17.03.290.  
1 Subject to standards contained in this chapter.  

— = Not permitted.  

(Ord. No. 2017-454, § 4(Exh. 1, § E), 6-12-2017; Ord. No. 2020-484, § 4(Exh. 4), 9-14-2020) 



17.35.050 - General development standards for commercial and public uses.  

A.  The development standards set forth in Table 17.35.050.A are intended to provide minimum standards 
for commercial and public development. These standards should be used in conjunction with the 
special development standards contained in this chapter applicable to specific uses as indicated on 
said table.  

B.  This section shall not be construed to supersede more restrictive site development standards 
contained in the conditions, covenants and restrictions of any property, or as shown on the composite 
development plan or final map for any subdivision. However, in no case shall private deed restrictions 
or map requirements be interpreted to allow a lesser standard (in the case of a minimum standard) or 
a greater standard (in the case of a maximum standard) than the development standards set forth 
herein.  

C.  Deviations from the standards set forth in this section may only be allowed by approval of a variance 
or minor deviation, pursuant to Section 17.03.180; or through approval of a comprehensive 
development plan pursuant to Section 17.03.280 (Specific Plan Review) or Section 17.03.220 
(Development Agreements).  

D.  Nothing in this section shall be construed as making lots illegal which were legally created prior to the 
adoption of these regulations. For information on non-conforming uses and structures, see Section 
17.03.320 of the Development Code.  

Table 17.35.050.A  

GENERAL DEVELOPMENT STANDARDS IN COMMERCIAL ZONES  

ZONE DISTRICT  C-1  C-2  C-3  C-4  C-5  P 2  

Lot Dimensions1  

Minimum lot area 

(net)  

10,000  

sq. ft.  

20,000  

sq. ft.  

20,000  

sq. ft.  

40,000  

sq. ft.  

40,000  

sq. ft.  

10,000 (where 

appropriate)  

Lot width (at required 

front setback):   

 

• interior lots  

• corner lots  

   

60  

70  

   

60  

70  

   

60  

70  

   

60  

70  

   

80  

80  

   

   

60  

70 (where  

 

appropriate)  

Minimum lot depth  100  100  100  100  100  

100 (where  

 

appropriate)  

Setbacks  

Front yard and street 

side yard setback 

from property line 

(applies to all 

structures, buildings, 

and parking except for 

15  15  

15  

20  20  

15 (where  

 

appropriate)  

10 ft. single 

story; 15 ft. two 

story and above 
7  



sidewalks and 

walkways)  

Interior side yard 

setback (applies to all 

structures, buildings, 

and parking except for 

sidewalks and 

walkways)  

      

• Adjacent to non-

residentially zoned 

property  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

10 ft.  

None, except as 

needed for show 

shedding  

• Adjacent to 

residentially zoned 

property  

10 ft.  15 ft.  15 ft.  20 ft.  20 ft.  10 ft.  

Rear yard setback        

• Adjacent to non-

residentially zoned 

property  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

None, except as 

needed for 

snow shedding  

10 ft.  

None, except as 

needed for show 

shedding  

• Adjacent to 

residentially zoned 

property  

10 ft.  
15 ft. building,  

10 ft. parking  

15 ft. building,  

10 ft. parking  

20 ft. building,  

10 ft. parking  

20 ft. building,  

10 ft. parking  
10 ft.  

Other  

Floor area ratio 4  0.5  0.5  0.5  0.5  0.5  
0.5 (where 

appropriate)  

Lot Coverage 7    70%     

Landscaped or natural 

open space (as % of 

total lot area; half to 

be located in front 

yard or visible from 

public streets)  

20 %  20%  

20%  

20% 5  20%  
20% (where 

appropriate)  
20% 5, 7  

Building height 3, 6        

• Primary structures  
35 ft. within 100 

ft. of 

residentially 

35 ft. within 100 

ft. of 

residentially 

35 ft. within 100 

ft. of 

residentially 

35 ft. within 100 

ft. of 

residentially 

35 ft. within 100 

ft. of 

residentially 

35 ft. within 100 

ft. of 

residentially 



zoned property; 

40 ft. elsewhere  

zoned property; 

40 ft. elsewhere  

zoned property; 

40 ft. elsewhere  

zoned property; 

40 ft. elsewhere  

zoned property; 

40 ft. elsewhere  

zoned property; 

40 ft. elsewhere  

• Accessory 

structures  
20 ft.  20 ft.  20 ft.  30 ft.  30 ft.  30 ft.  

  

1  Parcels created within master planned projects are exempt from these standards, provided that a comprehensive development plan for 

the entire center is approved and appropriate easements for reciprocal access, parking, and maintenance are provided.  
2  ;hg;Development standards for public uses shall be required where applicable, based upon the use of the site. Where the public use is 

similar to an office or service building, the standards contained herein shall apply. For uninhabitable public uses such as flood control 

channels, well sites, and pump stations, standards contained herein may not be applicable and may be modified by the reviewing 

authority as deemed appropriate.  
3  ;hg;Height standards in this table apply where no other standards are specified in this chapter; where development standards allow 

different height standards, the more specific standard shall apply  
4  ;hg;Subject to the standards contained in Section 17.35.220 (Development Standards for Large Retail Uses), and Section 17.03.330 

(Transitional Uses and Structures)  
5  ;hg;Pedestrian open space, such as plaza's, courtyards and colonnades, shall be applicable for the open space requirements. 

Additionally, up to 50% of the uncovered outdoor dining area may be counted as pedestrian open space.  
6  ;hg;Architectural features, such as towers, cupolas, ornamental roof structures, roof projections, uninhabited attic space, or similar 

structures and features shall not extend more than twenty-five percent (25%) above the primary structure and is contingent upon 

adequate fire department apparatus street access and approach.  
7 Property located on Moonridge Road, between Elm Street and Rathbun Drive/Clubview Drive.  

(Ord. 2004-344 § 4 (Exh. 2 (part)), 2004: Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011; Ord. 

No. 2018-461, § 4(Exh. 1.B.), 5-14-2018) 

17.35.060 - Additional setback regulations.  

A.  General Setback Provisions.  

1.  Each lot or parcel of commercially-zoned land shall have minimum front, side, and rear yard 
setbacks as required for the zone in which the property is located, for the specific use when 
applicable, or by this section, whichever requirement is the greatest, except as modified by an 
adopted specific plan or development agreement. The reviewing authority may require setbacks 
greater than the minimum requirement in order to meet the goals and policies of the general plan, 
including but not limited to minimizing grading, tree removal, degradation of sensitive habitat, land 
use impacts, or other similar objectives.  

2.  In a case where a final tract map, final parcel map, or composite development plan has been 
recorded that indicates minimum setback requirements less than those set forth in this chapter, 
the setback requirements of this chapter shall apply. In a case where a final tract map, parcel 
map, or composite development plan has been approved or recorded that indicates setback 
requirements in excess of those set forth in this chapter, the greater standard shall apply.  

3.  Setbacks from streets shall be measured from the public or private right-of-way, to the nearest 
edge of the building.  

B.  Permitted Projections into Required Setbacks. The following projections into yards are permitted, 
provided that the applicable requirements of the California Building Code are also met:  

1.  Eaves, awnings, cornices, chimneys, wing walls, bay windows without floor area, or other similar 
architectural features attached to the main building and supported at or behind the building 



setback line, may project into any required yard a maximum of three feet, except that in no case 
may such features encroach closer than thirty (30) inches to the property line. Bay windows 
exceeding twelve (12) feet in width or fifty percent (50%) or more of the width of the wall on which 
they are located must conform to the setback requirements for the main structure.  

2.  Uncovered decks, balconies, platforms, porches, landings, and walkways which do not exceed a 
height of forty-eight (48) inches above grade may encroach into any required side or rear yard, 
but not closer than three feet to the property line and not closer than ten (10) feet from any 
residentially used or designated property.  

3.  Stairways and walkways providing access to the main entrance of any building may be permitted 
in any front or street side yard, provided that no portion of said stairway or walkway other than 
required handrails may exceed eighteen (18) inches in height as measured from original grade.  

4.  Uncovered bridges or platforms providing access to required parking areas and main entries may 
be permitted in the front or street side setback areas, providing that no portion of said bridge or 
platform other than required handrails may exceed eighteen (18) inches in height as measured 
from the grade of the edge of right-of-way.  

5.  Open and unenclosed fire escapes, stairways and door stoops may encroach by not more than 
three feet into a rear or interior side yard, provided that they are no closer than three feet from 
the property line; these features may not project into required front or street side yards.  

6.  Planter boxes or masonry planters, not to exceed a height of forty-two (42) inches, may project 
into the required front or street side yard setback by no more than six feet.  

7.  Fireplace structures not wider than eight feet may encroach into required yards up to two feet, but 
no closer than three feet to the property line.  

C.  Special Setback Requirements.  

1.  Sexually oriented uses shall maintain setbacks from other uses pursuant to Chapter 5.98 of the 
Big Bear Lake Municipal Code.  

2.  Gasoline tanks, fuel storage tanks, or any other storage of explosives or hazardous material shall 
be set back no less than one hundred (100) feet for underground tanks and three hundred (300) 
feet for above-ground tanks from any residentially used or designated property; day care center; 
school; hospital; or social care facility.  

3.  Bars and nightclubs shall be located no closer than three hundred (300) feet from any residentially 
used or designated property, commercial day care center, school, or social care facility.  

4.  Liquor stores shall be located no closer than fifty (50) feet from any residentially used or 
designated property, and shall be located no closer than three hundred (300) feet from any 
commercial day care center, school, or social care facility.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.070 - Parking requirements and standards.  

A.  General parking requirements for commercial and applicable public uses.  

1.  Off-street parking shall be provided for any new building constructed and for any new uses 
established, for any addition or enlargement of an existing building or use, and for any change in 
the occupancy of a building or the manner in which any use is conducted, that would result in 
additional parking spaces being required, pursuant to the requirements in Table 17.35.070.A and 
the provisions of this section. This section shall not apply to properties that are located within a 
city-approved parking lot district or similar offsite parking agreement.  



2.  All required off-street parking spaces shall be located on the same lot as the use to be served, 
except as otherwise permitted through approval of off-site parking facilities. The reviewing 
authority may approve off-site parking if the following conditions are met by the project:  

a.  The proposed off-site parking shall be located within three hundred (300) feet of the use for 
which it is provided, and there is a continuous approved pedestrian access connecting the 
off-site parking area with the use.  

b.  Clearly visible directional signage shall be provided to direct vehicles and pedestrians 
between the off-site parking lot and the use being served.  

c.  Disabled access and parking shall be provided on the same site as the use, and shall meet 
all other applicable requirements.  

d.  No more than fifty percent (50%) of the required parking shall be provided off-site, except 
where existing structures preclude the provision of on-site parking.  

3.  All parking spaces and areas required by this chapter shall be designed and maintained to be 
fully usable for the duration of the use requiring such areas and spaces. Where off-site parking is 
permitted to meet the required parking, all off-site spaces shall be designated for the use and 
secured through property ownership, long-term lease, or other means as approved by the city to 
guarantee that the parking shall be provided for the duration of the use.  

4.  The required parking is cumulative for all of the uses proposed on the same lot, except as 
otherwise approved through a shared parking plan or as allowed by Table 17.35.070.A. A shared 
parking plan may be approved by the reviewing authority based upon submittal and approval of 
a parking study prepared by a qualified traffic engineer to justify the provision of a lesser number 
of spaces than that required by this section, based on shared use of spaces, the nature of the 
use, or other factors. A written agreement shall be approved by all parties and the city and shall 
be recorded, assuring the continued availability of the parking spaces designated for joint use.  

5.  No existing use of land or existing structure where parking for said use or structure was 
conforming at the time of establishment or modification, shall be deemed to be nonconforming 
solely because of the lack of off-street parking facilities prescribed by this section. Facilities being 
used for off-street parking may be reduced in capacity to the minimum standards prescribed in 
this chapter to provide for landscaping and snow storage.  

6.  Except as otherwise specified in Table 17.35.050.A, required setback areas shall not be used for 
off-street parking purposes. Vehicle parking shall be allowed only within designated parking 
spaces.  

7.  Where the application of the off-street parking requirements results in a fractional number of 
spaces, a fraction of one-half or greater shall be rounded to the next higher whole number, and a 
fraction of less than one-half shall not be counted.  

8.  The off-street parking requirements contained in this section are minimums for the listed uses. If 
evidence before the reviewing authority shows that a specific application will result in a higher 
demand for parking than is normally expected for that type of use, a greater number of spaces 
may be required.  

9.  Temporary use of required parking spaces for non-parking purposes is permitted through approval 
of a special event permit or temporary use permit, pursuant to Chapter 17.03.  

10.  Parking of abandoned, unlicensed, or inoperative vehicles is subject to and will be abated 
pursuant to applicable provisions of the Big Bear Lake Municipal Code and the California Vehicle 
Code.  

11.  Pedestrian walkways shall be designated and clearly delineated between parking areas and 
structures. The parking area shall be designed to minimize the need for pedestrians to cross 
parking aisles or landscaped areas in order to reach their destinations.  

12.  A minimum of one loading space shall be provided for every building having five thousand 
(5,000) or more square feet, except as otherwise approved by the reviewing authority based upon 



the nature of the use. Where required for truck deliveries, a loading space shall be a minimum of 
twelve (12) feet wide and twenty-four (24) feet long and shall not be located within the main 
parking area used by the general public. For uses, which typically receive all deliveries by van, a 
loading space may be striped with the same dimensions as a parking space, but shall be required 
in addition to the required number of parking spaces.  

13.  The parking requirement for any use not specifically listed shall be determined by the city planner 
on the basis of the requirements for similar uses.  

B.  Design Standards for Parking Areas. The following parking lot standards shall apply to all commercial 
uses, and to public uses where applicable:  

1.  Parking facilities constructed or substantially reconstructed after the effective date of this chapter 
shall conform to the design standards set forth herein, whether or not the parking is required.  

2.  Internal circulation patterns, and location and operations of all access drives, shall be designed 
and maintained in accordance with accepted principles of traffic engineering and traffic safety. All 
driveways, which serve as fire lanes, shall conform to the fire code.  

3.  Driveways and drive aisles shall be a minimum of twelve (12) feet in width for one-way traffic, and 
twenty-four (24) feet for two-way traffic, except as otherwise approved by the city to minimize 
grading and/or tree removal. In no case shall a two-way drive aisle be less than twenty (20) feet 
in width. When in conformance with the fire code, drive aisle width for one-way drive aisles shall 
be provided as follows:  

Parking Angle 

 

in Degrees  

Aisle Width—  

 

One-Way Traffic 

30  12 ft.  

45  14 ft.  

60  18 ft.  

90  24 ft.  

  

4.  Head-in or diagonal parking spaces shall be no less than nine feet in width and nineteen (19) feet 
in length; parallel parking spaces shall have minimum dimensions of ten (10) feet by twenty-four 
(24) feet. Minimum vertical clearance for parking spaces shall be fifteen (15) feet. No reduction 
in these dimensions shall be permitted.  

5.  Parking with access for disabled persons shall be provided in accordance with state law. Each 
parking space designated for use by the handicapped shall consist of a rectangular area not less 
than seventeen (17) feet wide by nineteen (19) feet long for a van-accessible stall, and fourteen 
(14) feet wide by nineteen (19) feet long for a standard stall, and shall be located in an area not 
exceeding two percent slope. All spaces shall be located near or convenient to a level or ramped 
entrance, not exceeding a five percent slope, to the facility served by the parking space. Parking 
spaces for the handicapped shall be signed, striped, and restricted for use by the handicapped 
only, and all signs and striping shall be maintained in a good condition at all times.  



6.  Except for parallel parking spaces, when the side of a parking space abuts a building, wall, support 
column, or other obstruction, which interferes with access to the vehicle, the space shall be a 
minimum of two feet wider than the required minimum width.  

7.  Parking lots, loading spaces and driveways shall be constructed with three inches of asphalt 
paving over four inches of aggregate base, except as otherwise approved by the city engineer 
based upon the recommendations of an approved soils study provided by a qualified soils 
engineer. Alternate surface material may be considered if it is shown that such material will not 
cause adverse effects and that it will remain in a usable condition.  

8.  Parking areas shall be graded and provided with permanent storm drainage facilities. Surfacing, 
curbing, and drainage improvements shall be sufficient to preclude free flow of water onto 
adjacent properties or public streets and to preclude standing pools of water within the parking 
facility.  

9.  The maximum grade of parking lots shall not exceed five percent. The maximum grade of 
driveways serving parking lots shall not exceed ten percent (10%).  

10.  Each parking space shall be individually accessible; tandem parking is not allowed in commercial 
zones, except for special events or circumstances where attendants park vehicles pursuant to an 
approved parking plan.  

11.  Parking lots shall be designed so that vehicles do not have to exit the site to get from one parking 
space to another. Design shall ensure that no vehicle must back into a public right-of-way to 
maneuver into or out of the site.  

12.  Parking lots shall be designed in consideration of existing trees on the site, in conformance with 
Chapter 17.10. Existing trees over six inches DBH shall be preserved to the extent practicable in 
the design of parking lots. Within lots having six or more parking spaces, trees shall be provided 
at a ratio of one tree per six parking spaces, which may include existing trees to be preserved on 
site or newly planted trees, provided that any such trees counted to meet this requirement must 
be located within ten (10) feet of the parking area.  

13.  In parking lots where headlights from vehicles will shine into adjacent residentially used or 
designated property or commercial lodging units, screening of headlight glare shall be provided 
which may include but not be limited to screen walls, berms, landscape planting, or a combination 
thereof.  

14.  For parking lots with six or more spaces, at least five percent of the parking area shall be 
landscaped. The parking area shall be computed by adding the areas used for access drives, 
aisles, stalls, maneuvering and landscaping within that portion of the premises that is devoted to 
vehicular parking and circulation. Any planter area containing trees shall be no less than five feet 
in width, excluding paving.  

15.  Where the side of a parking space abuts a landscaped planter, a minimum twelve (12) inch wide 
paved landing strip shall be provided adjacent to the parking space to accommodate passengers 
exiting the vehicle.  

16.  Except as otherwise approved through a snow management plan, parking lots shall be designed 
to accommodate snow plowing and snow storage. An area equal to a minimum of five percent of 
all uncovered required parking and driveway areas shall be provided on site for the storage of 
snow. All designated snow storage areas shall be at least ten (10) feet wide and deep in the 
smallest dimension and shall be readily accessible and usable. These areas shall be unpaved 
and shall be substantially free and clear of obstructions (including but not limited to propane tanks, 
trees, boulders, and dumpsters). No parking may be permitted in snow storage areas, and parking 
spaces on site may not be designated for snow storage. Storage of snow on adjacent properties 
is not permitted, except where property is under same ownership. Snow storage area may be 
combined with required landscape area, provided that plant materials will not be damaged by 
plowing operations.  



17.  No wheel stops or raised curbs shall be located within parking areas in such a way as to obstruct 
or interfere with snowplowing operations.  

18.  All parking areas shall be maintained in good condition at all times, free from potholes and 
excessive cracking, with required pavement striping and handicapped parking identification 
clearly visible.  

19.  In the event practical difficulties and hardships result from the strict enforcement of the parking 
standards due to existing permanent buildings or an irregularly shaped parcel, the city planner 
may grant a minor deviation to the standards with respect to a maximum of fifteen percent (15%) 
reduction to on-site parking spaces, or minor reconfiguration of existing parking to comply with 
accessibility requirements, pursuant to Section 17.03.180 of the Development Code. All other 
requests to deviate from parking standards must be approved through the variance procedure 
pursuant to said section.  

Table 17.35.070.A  

PARKING REQUIREMENTS IN COMMERCIAL AND PUBLIC ZONES  

USE  REQUIRED PARKING  

Amusement/Recreation/Entertainment  

General, not otherwise specified herein  

1 space for each 200 square feet of gross floor area and 

1 space for each 500 square feet of outdoor area 

allocated for the use  

Miniature golf  

2 spaces per hole, plus additional spaces required for 

accessory uses as specified herein (i.e., retail, office, 

food service)  

Bowling alley  3 spaces per lane  

Billiards/pool hall  2 spaces per table  

Dance hall; nightclub with dancing  

1 space for each 20 square feet of dance floor area, plus 

1 space for each 3 fixed seats, plus 1 space for each 25 

square feet of seating area having no fixed seats  

Golf course  

4 spaces per hole, plus required parking for other uses 

on the site as specified herein (i.e., retail, office, food 

service)  

Driving range  1 space per tee  



Skating rink  

1 space for each 100 square feet of gross floor area 

devoted to rink, plus additional spaces for accessory 

uses as specified herein (i.e., retail, office, food service)  

Swimming pool  
1 space for each 500 square feet of water surface; 

minimum of 10 spaces  

Commercial stable  1 space for every 5 horses boarded on site  

Ski resort; commercial marina; snow play 

facility; water slide  

To be determined based on parking study, considering 

proposed uses and capacity, as part of development 

review process  

Tennis, racquetball, handball courts  
3 spaces per court, plus additional spaces for accessory 

uses as specified herein (i.e., retail, office, food service)  

Health studio, spa, dance studio, yoga, 

exercise facility, gymnasium  

1 space for each 150 square feet of gross floor area, plus 

1 space per play court  

Museum; gallery  1 space for each 250 square feet of gross floor area  

Assembly  

Church, religious institution, place of 

worship  

1 space for each 4 fixed seats, and/or 1 space for each 

25 square feet of area designated for seating where 

there are no fixed seats, within primary assembly area 

(sanctuary, meeting hall or auditorium); bench or pew 

seating shall be counted as 1 seat for each 24 lineal 

inches of seat area  

Mortuary; chapel  

In main assembly area, 1 space for each 4 fixed seats, 

and/or 1 space for each 25 square feet for seating area 

having no fixed seats; bench or pew seating shall be 

counted as 1 seat for each 24 lineal inches of seat area; 

plus 1 space for each 400 square feet of gross floor area 

outside of main assembly area  

Theater, live performance or motion picture; 

stadium; arena; auditorium; other assembly  
1 space for each 4 fixed seats, and/or for each 25 square 

feet of seating area having no fixed seats; bench or pew 



seating shall be counted as 1 seat for each 24 lineal 

inches of seat area  

Membership lodges, union halls, service 

clubs, fraternal organizations  
1 space for each 75 square feet of gross floor area  

Automobile Services  

Automobile dealerships:   

• Outdoor display/sales area  1 space for every 500 square feet of area  

• Indoor showroom  1 space for every 400 square feet of area  

• Office areas  1 space for every 250 square feet of area  

• Service bays/shop area  1 space for every 200 square feet of area  

Car wash:   

• Full service  16 spaces minimum  

• Self service  

   

1 space per stall (stalls may not be used to meet this 

requirement)  

Service station; auto repair  
2 spaces per service bay, plus 3 (service bays may not be 

used to meet this requirement)  

Educational Services  

Child care; day care; children's nursery; 

preschool  

1 space for every 5 children attending the facility, plus 2 

spaces  

Camps maintained by churches and other 

organizations  

To be determined based on parking study, considering 

proposed uses and capacity, as part of development 

review process  

Schools, kindergarten through grade 9  2 spaces per classroom  



Schools, grades 10 through 12  6 spaces per classroom  

Specialty and/or trade schools  
1 space per student plus 1 space for every employee, 

staff and faculty member  

College  
1 space for every 3 students plus 1 space for every 2 

employees, staff and faculty members  

Food Services  

Restaurant  1 space for every 100 square feet of gross floor area  

Fast food restaurant  
1 space for every 85 square feet of gross floor area; 

minimum of 10 spaces  

Take-out food service with no on-site 

consumption; catering service  
1 space for every 250 square feet of gross floor area  

Specialty food service having 20 or fewer 

seats  

1 space for every 150 square feet of gross floor area, or 

1 for every 3 seats, whichever is greater  

Health Care Services  

Medical and dental office, clinic, 

veterinarian, animal hospital  
1 space for every 200 square feet of gross floor area  

Convalescent care facility; nursing home  1 space for every 4 patient beds  

Hospital  2 spaces per patient bed  

Social care facility  1 space for every 3 patient beds  

Lodging Facilities  

Hotels  

1 space per guest room, plus 1 space for every 100 

square feet of restaurant space, plus 1 space for every 

70 square feet of banquet/meeting area, plus 1 space 

for every 3 employees on the largest shift  



Motels and lodges with no ancillary food 

service or meeting space; bed and breakfast 

establishments; single-room occupancy 

facility; dormitory-style lodging (hostel); 

extended stay lodging; residential portion of 

a mixed-use  

1 space per guest unit, plus 2 spaces per resident 

manager unit, plus 1 space for every 20 guest rooms  

Office and Professional Uses  

Financial services, banks, saving and loan 

institutions, mortgage, escrow, title, real 

estate and investment companies  

1 space for every 200 square feet of gross floor area  

General office and professional uses not 

otherwise specified herein  
1 space for every 250 square feet of gross floor area  

Retail Sales  

Grocery stores, food stores  1 space for every 150 square feet of gross floor area  

Furniture, appliance stores  1 space for every 500 square feet of gross floor area  

Shopping centers:   

• 25,000 square feet or less of gross 

leasable area  

The required parking shall be the sum of all proposed 

uses within the center  

• More than 25,000 square feet of gross 

leasable area  

   

5 parking spaces for each 1,000 square feet of gross 

leasable area; except that if over 15 percent of the gross 

leasable area is occupied by food service uses, then 1 

additional space per 100 square feet of gross leasable 

area used for food service shall be provided  

Retail sales and/or rental with outdoor 

display area, including garden shops, plant 

nurseries, equipment, vehicles, recreational 

vehicles, boats, bicycles, and similar items  

1 space for each 1,000 square feet of sales and display 

area, plus 1 space for each 250 square feet of indoor 

retail/office area  

Other retail uses not specified herein  1 space for every 250 square feet of gross floor area  



Services  

Barber, beauty shop, tanning, nails  1 space for each 200 square feet of gross floor area  

Library  
1 space for each 300 feet of gross floor area, plus 2 

spaces  

Laundromat  1 space for each 200 square feet of gross floor area  

Personal storage facility (mini-warehouse)  

1 space for each 20,000 square feet of gross floor area, 

plus 1 space for each 50 storage spaces for 

vehicles/boats; minimum of 3 spaces  

Service-oriented commercial (cleaners, 

printers, mail and copy service, etc.)  

1 space for each 400 square feet of gross floor area, plus 

1 space for each vehicle used and maintained on site for 

the business  

Industrial Uses  

General industrial uses not otherwise 

specified herein  

1 space for each 1,000 square feet of gross floor area, 

plus 1 space for each vehicle used and maintained on 

site for the business; except that if office uses exceed 

25% of the gross floor area, then 1 space shall be 

required for each 250 square feet of office area  

Fabrication, assembly, research and 

development  

1 space for each 500 square feet up to 5,000 square 

feet; plus 1 space for each 750 square feet between 

5,000 and 10,000 square feet; plus 1 space for each 

1,000 square feet over 10,000 square feet; plus 1 space 

for each vehicle used and maintained on site for the 

business  

Warehousing, storage, distribution  

1 space per 1,000 square feet up to 20,000 square feet; 

plus 1 space for every 2,000 square feet over 20,000; 

plus 1 space for each vehicle used and maintained on 

site for the business; except that if office uses exceed 

25% of the gross floor area, then 1 space shall be 

required for each 250 square feet of office area  



Open, outdoor storage space within 

screened area  
1 space for every 2,500 square feet of area  

Contractor's storage yard  6 spaces separate from enclosed storage area  

Lumber yards (retail and wholesale)  

1 space for each 300 square feet of gross floor area in 

buildings; plus 1 space for each 1,000 square feet of 

open display area  

Salvage/recycling facilities  

1 space for each 300 square feet of gross floor area in 

buildings; plus 1 space for each 10,000 square feet of 

open, screened storage area  

Public uses not otherwise specified herein:  

Government facilities:   

• Offices and building areas frequented by 

the general public  

1 space for every 200 square feet of gross floor area, 

plus 1 space for each vehicle maintained on site for the 

use  

• Offices and buildings not frequented by 

the general public  

   

1 space for every 400 square feet of gross floor area, 

plus 1 space for each vehicle maintained on site for the 

use  

Public utility or communication facility:   

• Facility with on-site employees  

1 space for each employee on the largest shift, plus 1 

space for each vehicle maintained on site for the use; 

minimum of 2 spaces  

• Unmanned facility  

   

Minimum of 1 space for maintenance vehicle  

   

Park  

1 space for each acre of passive recreational area; 5 

spaces for each acre of active recreational area or open 

space; plus required parking for other uses on site  



  

Note: Off-street parking requirement shall be based on gross floor area (all floor area from wall 

to wall, except for bathrooms and utility rooms). Where uses occur outdoors, parking shall be 

based on the area used.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011; Ord. 

No. 2018-461, § 4(Exh. 1.C.), 5-14-2018) 

17.35.080 - Site design standards.  

A.  Grading and Clearing.  

1.  Except for minor landscaping improvements or weed removal, no lot may be graded or vegetation 
cleared until such action is shown on and consistent with an approved development plan or 
permit, which may include subdivision map, use permit, grading permit, and/or encroachment 
permit. Grading should be limited to the extent feasible to accommodate a building footprint for 
structures, parking, access, landscaping, and snow storage.  

2.  Existing trees and vegetation shall be preserved to the maximum extent possible. No live trees 
over six inches DBH shall be removed without prior approval, as required by Chapter 17.10, and 
replacement trees may be required by the reviewing authority.  

3.  Development should relate to the natural surroundings and follow natural contours as much as 
possible. Graded slopes should be rounded and contoured to blend with the existing terrain. Split-
level pads, built-up foundations, stepped footings, and similar techniques should be used in areas 
of moderate to steep gradient. Grading should be designed to complement the project's 
orientation, scale, height, design, and transition with surrounding properties.  

B.  Site Access.  

1.  Direct access shall be provided to and from a public right-of-way, as approved by the city engineer 
and in conformance with the fire code. Approved access shall not include the use of private 
easements over adjacent lots, except where a reciprocal parking and access easement has been 
approved and recorded.  

2.  Vehicular access to commercial development shall not be provided through a residential 
neighborhood; except that when a gated emergency access is required for fire access, such 
access may be approved by the reviewing authority to exit into a residential area provided that 
no adverse impacts would result.  

3.  Shared vehicular and pedestrian access is encouraged between adjacent commercial sites to the 
extent feasible, to allow customers to access various businesses without exiting onto adjacent 
rights-of-way.  

4.  Pedestrian access shall be integrated into all commercial and public developments open to the 
general public, which may include but not be limited to the following improvements:  

a.  Transit stops should be connected to buildings by pedestrian walkways;  

b.  Public sidewalks within adjacent rights-of-way should be connected to buildings by 
pedestrian walkways;  

c.  Parking areas should be connected to buildings by clearly delineated pedestrian walkways;  

d.  Pedestrian walkways should be protected from snow shedding and rainwater dripping off 
eaves;  



e.  Pedestrian walkways should be placed in areas where ice build-up will be mitigated by solar 
heating (away from north sides of buildings and shaded areas);  

f.  Placement of buildings and open space areas should be designed to facilitate visibility by site 
users, passers-by, and law enforcement personnel to promote public safety. Passageways 
having dead-ends or lacking visibility from adjacent buildings, walkways, and/or streets 
should be avoided.  

C.  Open Space and Landscaping.  

1.  Landscaping shall be provided in accordance with this section, Chapter 17.10, and regulations of 
the department of water, as these requirements may be amended from time to time.  

2.  Watering hours and restrictions established by the department of water shall be complied with at 
all times.  

3.  Landscape plans for commercial projects shall be reviewed and approved by the appropriate 
reviewing authority prior to installation of landscaping, and shall comply with the following 
requirements:  

a.  At least twenty percent (20%) of the project area shall be maintained as open space; 
however, not all of this area must be landscaped with plant materials or irrigated. To the 
extent feasible, the city encourages the preservation of native forest habitat within 
development projects, especially for portions of the site having significant numbers of trees.  

b.  The use of grass, turf, sod and similar plant materials shall be limited to the extent possible, 
but shall in no case exceed twenty percent (20%) of the landscaped area on the site. Where 
used, turf shall be a low-water using variety, and the turf area shall be designed for maximum 
efficiency of irrigation.  

c.  The portion of the site that is landscaped with non-turf plant material shall be planted using 
low-water using plants.  

d.  The use of decorative hardscape material in lieu of plant material is encouraged to promote 
water conservation, which may include bark, rock, pavers, colored or textured concrete, and 
similar material.  

e.  Landscape plants shall be grouped on the site according to water usage, with low-water 
using plants grouped together. Plants, which depend on sprinkler irrigation, shall not be 
planted within the critical root zones of native conifer and oak trees.  

f.  Ground cover areas shall be planted with low-growing container plants and mulch (instead of 
flatted ground cover).  

g.  All shrub and ground cover areas shall be mulched as specified on the landscape plans.  

h.  All new landscaping planted to meet the requirements of this section shall be provided with 
a permanent irrigation system. Irrigation systems shall be designed to use drip heads, 
automatic controllers, and soil moisture-sensing devices to the extent practicable, in order 
to conserve water. Where spray irrigation heads are used, they shall be designed so as not 
to spray on paved areas, walkways, rights-of-way, native conifers and oaks, or buildings.  

i.  Landscaping along Big Bear Boulevard shall incorporate plant materials and design themes 
of the Big Bear Boulevard Beautification Program, as it may be amended from time to time.  

D.  Walls and Fences.  

1.  Materials for fences and walls shall be of decorative construction, in keeping with the primary 
buildings and the mountain environment. For general commercial and office uses that are 
frequented by the general public, no chain link fencing shall be permitted adjacent to public rights-
of-way, but chain link fencing may be used for areas that are substantially screened from public 
view. Where chain link fencing is visible to the general public, fencing shall be treated with dark 
colored coating material. Razor wire, barbed wire, and other similar types of security fencing are 
prohibited.  



2.  All retaining walls, foundation walls, and build-up walls visible from off site shall be made of split 
face block, faced with rock, or similarly treated with decorative material to be visually attractive.  

E.  Lighting.  

1.  For the purposes of establishing lighting requirements, the following terms shall apply:  

"Cutoff" shall mean the point at which all direct light rays from the bulb are completely shielded from 
view.  

"Footcandles" shall mean the measurement of lighting level at the property line at ground level, as 
measured with a direct-reading, portable light meter. The measurement shall be made after dark, first with 
the lights on and then again with the lights off. The difference between the two readings shall meet the 
standard for maximum permitted illumination in footcandles.  

"Luminaire" shall mean the lighting fixture containing the light source or bulb.  

"Luminaire height" shall mean the distance from ground level to the highest point of the luminaire 
(including base and pedestal).  

2.  Within commercial zones, all luminaires shall be designed to have a cutoff of ninety (90) degrees 
or less, as shown on the following illustration:  

Cutoff Luminaire 

 

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

4.  Minimum permitted illumination within parking areas and walkways shall be 0.25 footcandles for 
low-intensity uses and 1.0 footcandle for high-intensity uses.  

5.  Maximum permitted illumination on site shall be 3.0 footcandles for low-intensity uses and 5.0 
footcandles for high-intensity uses, except that if the site abuts residentially used or designated 
land the maximum illumination adjacent to these areas shall be 1.0.  

6.  Decorative incandescent fixtures of forty (40) watts or less are allowed without approval.  

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

8.  Lighting shall not be used for advertising. The use of searchlights to attract attention is prohibited.  

9.  Lights shall not be allowed to blink, flash, change intensity or color, or give the illusion of 
movement.  

10.  Where exterior mounted lights are used to illuminate signage or architectural features, the lights 
shall be sharply focused and directed to minimize light spillage. Backlighting is encouraged.  

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



12.  Security lighting shall be directed downward so that the light source (bulb) is not visible from off 
site, the light is directed down, and the light level at the property line does not exceed 1.0 
footcandle, excluding public street right-of-way.  

13.  Upward lighting used to illuminate flags shall be sharply focused and directed to minimize light 
spillage.  

F.  Flood Protection. All new development shall be designed in accordance with the city's Flood 
Management Ordinance, as it may be amended from time to time.  

G.  Trash Collection Areas.  

1.  Trash collection areas shall be provided at appropriate locations within commercial and public 
sites, and the number, type, location and orientation shall be approved by the city and the disposal 
provider. Trash enclosures shall be located at least five feet from any structure and/or property 
line, outside of any required setback areas, and screened from public view to the extent possible 
through building placement and/or landscaping. Trash enclosures shall be located no closer than 
fifteen (15) feet to any property used or designated for residential uses. In general, enclosures 
should be located no further than one hundred fifty (150) from the building they are intended to 
serve.  

2.  Trash enclosures and the access drives serving them shall be paved and constructed in 
accordance with city standards. Except as otherwise approved for low refuse generators, trash 
enclosures shall be completely enclosed by a six-foot decorative masonry block wall, and shall 
be designed to integrate with the main structures on the site using the same materials and 
architectural details. Self-closing gates constructed of solid metal and attached to metal posts 
embedded in concrete shall be provided. Pedestrian access to the bin area may be provided 
where appropriate. For low refuse generators such as some professional office uses, commercial 
bins may be screened behind a wooden fence or other enclosure as approved by the reviewing 
authority.  

3.  All trash shall be stored in metal bins or containers provided by the disposal provider to prevent 
it from being blown outside the walled enclosure.  

4.  Gates shall be maintained in working order and shall remain closed except when the enclosure 
is being serviced.  

5.  Where practical, enclosure areas may be expanded to provide screening for utility equipment.  

6.  Trash compactors shall be located away from view from the public right-of-way and screened by 
walls or building projections which are designed to be architecturally compatible with the main 
building. Vehicle access to the trash compactor area, and the trash compactor pad, shall be paved 
with concrete rather than asphalt. The trash compactor area shall be provided with a floor drain 
and hose bibb to facilitate washing of non-hazardous waste fluids from the area. The design of 
the trash compactor area shall prevent runoff of waste fluids into adjacent structures or onto 
adjacent properties.  

H.  Equipment Requirements.  

1.  All rooftop equipment shall be screened through architectural means in keeping with the design 
of the main structure(s), which may include use of parapet walls, gables, false chimneys, or similar 
features. The painting of rooftop equipment to match the roof color, without screening, will not be 
allowed on new development. Where architectural screening of new rooftop equipment installed 
on an existing structure is infeasible due to characteristics of the existing structure, the reviewing 
authority may approve alternate treatments to camouflage the equipment.  

2.  Where visible, drainage downspouts, roof vents, and other equipment shall be painted to 
complement the surface to which they are attached.  

3.  Utility equipment and service areas shall be screened through building placement, walls, fences, 
or landscaping, as approved by the reviewing authority.  



4.  Satellite dishes and other antennae shall be screened in a manner, which is compatible with 
adjacent structures.  

5.  Roof access from all buildings shall be internal; no outside ladders may be permanently attached 
to buildings.  

6.  Except as otherwise approved by the reviewing authority based on requirements of utility 
companies, all utility lines shall be placed underground.  

I.  Architectural Requirements.  

1.  Structures shall be designed so as to break up long wall or roof planes by offsets, shadow lines, 
façade treatment, and use of varying materials. Architectural treatments shall be included on all 
sides of structures. For purposes of meeting this section, use of varying paint colors alone is not 
sufficient.  

2.  Storage buildings, trash enclosures, and other accessory structures shall be designed to 
incorporate the architecture of the primary buildings with respect to style, colors and materials.  

3.  A minimum twelve (12) inch eave shall be provided on all primary structures, where feasible. 
Sloping roofs are preferred to allow for snow shed, and to maintain a mountain design theme. 
Structures and eaves shall not be located so as to shed snow from a building onto an adjacent 
lot.  

4.  The use of wood, stone and rock (which may include cultured products) is strongly encouraged 
on all structures.  

5.  All development shall conform to the applicable policies of the general plan community design 
element.  

J.  Bicycle Racks. Bicycle racks shall be provided in secure locations visible to the general public 
throughout the project, as required by the reviewing authority based upon the use.  

K.  Signs. Signs shall conform to Chapter 17.12 of the Development Code.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.090 - Performance standards.  

A.  Property Maintenance.  

1.  Property owners are responsible for the continuous maintenance of all buildings, structures, 
yards, landscaping, signs, parking areas, and other improvements in a manner which does not 
detract from the appearance of the surrounding area.  

2.  Projects which are subject to the development review process shall be maintained at all times in 
compliance with all applicable conditions of approval imposed on the project.  

3.  For commercial projects involving multiple ownership of separate parcels, such as a shopping 
center or condominium office building, a property owners' association shall be formed which shall 
be responsible for maintenance of common facilities, common open space areas, landscaped 
areas, pathways, private streets, and other common areas identified on the subdivision map. The 
conditions, covenants and restrictions establishing maintenance shall be approved by the city 
prior to recordation of the subdivision map.  

B.  Outdoor Storage.  

1.  The outdoor storage of any materials or equipment not accessory to the primary use of the 
property, including lumber, construction materials, inoperable vehicles, auto parts, appliances, 
pipe, drums, machinery, furniture, or trash, which is readily visible from off-site, is prohibited.  



2.  No open storage shall be permitted in any required front or side yards adjacent to a street or 
highway.  

C.  Outdoor Artisans. The following requirements apply to sculptors, carvers, and other artisans 
conducting operations, display and sales outdoors.  

1.  All requirements for parking, landscaping, pedestrian and vehicular access, trash collection, 
lighting, snow storage, site design, and other requirements of this chapter and applicable codes 
and ordinances shall apply.  

2.  Sawdust and wood trimmings shall not be allowed to accumulate on the site so as to cause a fire 
hazard or dust problem.  

3.  Outdoor use of chainsaws and other power equipment shall be limited to the hours of nine a.m. 
to seven p.m.  

4.  Use and storage of lacquer, stain, varnish and similar materials shall comply with the requirements 
of the air pollution control district and the fire department.  

5.  No more than one portable shade device may be used on the site during business hours, provided 
the device is less than one hundred (100) square feet in area and is stored indoors when the 
business not in operation.  

6.  Materials and equipment used in conjunction with the business, including uncarved logs, tree 
trunks, and scaffolding, shall be stored behind the front setback area and substantially screened 
from public view.  

D.  Outdoor Display of Merchandise. This section shall only apply to uses that are not listed as "retail sale 
of goods serving the general public with some operations outdoors" in Section 17.35.030, which 
include, but are not limited to, equipment sales, rental; bicycle sales, rental; boats, personal watercraft; 
spas, pools, hot tubs; recreational vehicles, trailers, sales or rental; automobile sales, new and/or used; 
plant nurseries, garden shops; auctions, swap meets; motorcycle sales and rental; and farmer's 
markets; as such uses require a plot plan review or conditional use permit. The intent of this section is 
to allow a business to display merchandise outdoors for the purpose of attracting customers to shop. 
The display of large quantities of merchandise for the purpose of expanding retail floor area outdoors, 
such as clothes on racks or bulk items placed on folding tables or on the ground, shall be prohibited. 
Outdoor display of merchandise is permitted, provided that approval of the proposed display area has 
been approved by the city as part of the original land use approval, or through a minor modification 
pursuant to Section 17.03.250, and that the display conforms to the following requirements:  

1.  The display must be in conjunction with the business being conducted within the building occupied 
by the primary use on the premises, and the items being displayed shall be of the same type that 
are lawfully displayed and primarily sold throughout the year inside the building on the premises, 
including exterior vending machines.  

2.  No item, or any portion thereof, shall be displayed on public property or right-of-way.  

3.  The outdoor display area shall not exceed one hundred (100) square feet in area or one-half of 
the front yard area, whichever is less. The display shall be located nearest the primary public 
access door to the business served by the display, but in no case further than ten (10) feet out 
from the building wall of that business. The outdoor display shall be limited to locations outside of 
the required setbacks, parking spaces, or landscaped areas, except when those areas exceed 
the required development standards, and shall be located under porches and eaves to the extent 
feasible.  

4.  Items shall be displayed outdoors only during the normal hours that the business conducted inside 
the building on the premises is open for business, but no later than ten p.m. At all other times, all 
merchandise, display racks and display tables shall be stored inside the building during hours 
that the business is closed.  

5.  No item shall be displayed in a manner that causes a safety hazard; obstructs the entrance to 
any building; does not comply with ADA; interferes with, or impedes the flow of, pedestrian or 



vehicle traffic; obstructs access to any parking space or drive aisle; is unsightly or creates any 
other condition that is detrimental to the appearance of the premises or any surrounding property; 
or in any other manner is detrimental to the public health, safety, or welfare or causes a public 
nuisance.  

6.  No merchandise shall be affixed to buildings or hung on fences, utility poles, vehicles, or other 
appurtenances. Merchandise area shall be displayed on level ground in a neat and clean manner, 
and fixtures or racks used to display merchandise shall be maintained in good repair and of an 
attractive appearance. No canopies or tents shall be placed over an outdoor display area.  

7.  The outdoor display shall not include the display of any human signs or temporary signs nor shall 
any merchandise be displayed on mannequins, body forms, or similar devices.  

8.  Outdoor display of merchandise for sale shall not be permitted on properties that front along 
Village Drive from Paine Road to Knickerbocker Road, and properties that front along Pine Knot 
Avenue from Big Bear Boulevard to Cameron Drive.  

9.  Existing permits for outdoor displays shall become null and void upon the effective date of this 
ordinance. A business with an existing permit for an outdoor display shall be required to obtain a 
new permit within sixty (60) days following the effective date of the ordinance amending this 
section, and the outdoor display shall comply with the standards provided in paragraph D of this 
section.  

E.  Outdoor Seating and Dining Areas. Outdoor seating and dining areas can enhance the pedestrian 
ambience of commercial areas and are encouraged, provided that public health, safety and welfare 
are protected. Outdoor seating and dining areas shall be operated in conformance with the following 
standards, in addition to other applicable regulations:  

1.  Location, design and operation of an outdoor seating area shall be reviewed and approved in 
conjunction with the land use approval of the primary use, or through a modification thereof.  

2.  Any outdoor seating area located on the public sidewalk shall be subject to issuance of an 
encroachment permit and must be immediately adjacent to and abutting the primary use. The 
area in which the outdoor seating area is located shall extend no further along the sidewalk's 
length than the actual sidewalk frontage of the primary use. Any outdoor seating area located 
within the public right-of-way shall provide proof of adequate liability insurance, as approved by 
the city. No alcohol may be served, and no permanent barriers or structures may be constructed, 
within the public right-of-way. The business owner shall be required to indemnify the city for any 
seating within the public right-of-way.  

3.  An outdoor seating area may be located on a sidewalk only where the sidewalk is wide enough 
to accommodate both the normal pedestrian traffic and the proposed seating area. There shall 
be a minimum of six feet clear distance or fifty percent (50%) of the sidewalk width, whichever is 
greater, free of obstructions in order to allow adequate pedestrian movement.  

4.  All tables and chairs shall be set back not less than four feet from any curb, street, or barrier, and 
shall not be situated within eight feet of any designated bus stop.  

5.  The outdoor seating area shall be clearly identified and delineated from the sidewalk area that 
will remain open to pedestrians.  

6.  All outdoor dining furniture, including tables, chairs, umbrellas, planters, and barriers shall be 
movable. Umbrellas must be secured with a minimum base of not less than sixty (60) pounds. 
Outdoor amplified music or speakers shall require approval of a conditional use permit.  

7.  No signage may be allowed within an outdoor seating area, except for the name of the operating 
establishment on the awnings or umbrella valances.  

8.  The following requirements apply to outdoor seating areas operated by a restaurant:  

a.  The outdoor preparation of food and location of busing facilities are prohibited in outdoor 
areas. Pre-setting of tables with dishes, utensils, glasses, napkins, or condiments is 
prohibited. All exterior surfaces shall be easily cleanable and shall be kept clean at all times.  



b.  Restrooms for the outdoor seating area shall be provided in the adjoining restaurant.  

c.  If the outdoor seating area is greater than twenty percent (20%) of the seating or dining area 
of the adjacent restaurant, parking shall be provided for the entire outdoor seating area at 
the required ratio contained in Table 17.35.070.A.  

d.  Trash and refuse collection facilities for the outdoor dining area shall not be permitted 
outside. All trash and litter shall be removed as it accumulates.  

e.  Hours of operation for the outdoor dining area shall be the same as those of the adjacent 
restaurant. Tables, chairs, and all other furniture used in the operation of an outdoor café 
shall be removed from the sidewalk and stored indoors whenever the restaurant is not in 
operation.  

9.  The city shall have the right and authority, acting through the city planner or his/her designee, to 
restrict the operation of an outdoor seating area within the public right-of-way because of 
anticipated or actual problems or conflicts, which may include but are not limited to scheduled 
festivals and special events, parades, repairs, or emergencies. To the extent possible, the 
operator shall be given prior written notice of any time period during which the operation of the 
outdoor seating area will be restricted by the city, but any failure to give prior notice shall not affect 
the right and power of the city to prohibit the operation of the outdoor seating area at any given 
time.  

F.  Line of Sight Restrictions.  

1.  A substantially clear line of sight shall be maintained between the driver of a vehicle waiting or 
yielding at an intersection or driveway and the driver of an approaching vehicle on the other 
approaches to the intersection or the street being entered from the driveway, as determined by 
the city engineer.  

2.  It shall be the responsibility of the property owner or agent to remove from such property or any 
adjacent right-of-way any such obstruction that would impede the required clear line of sight.  

(Ord. 2006-366 § 4 (Exh. 1), 2006; Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.100 - Drive-through facilities.  

A.  The vehicle stacking capacity of a drive-through facility and the design and location of ordering and 
pick-up facilities will be determined by the city planner and city engineer based on the nature of the 
product or service being offered. The required stacking area does not include the vehicle being served. 
Each stacking space shall be eleven (11) feet wide and twenty (20) feet long. Stacking areas may not 
block drive aisles, driveways, or access to parking spaces. Drive-through facilities shall be designed 
so as to avoid conflict with other uses provided on the site, including parking, drive aisles, and 
pedestrian access.  

B.  Except as otherwise approved by the city engineer, the following stacking requirements shall apply:  

Drive-Through Stacking Requirements  

Type of Use  Stacking Spaces Required  

Retail, laundry  4 spaces per station  



Restaurant, food, beverage 

service  

6 spaces at ordering location; 3 spaces between ordering and pick-up 

location  

Car wash (full or self-service)  2 spaces per approach line  

Service station  1 space per set of gasoline pumps  

Oil/lube change service  2 spaces per service bay  

  

C.  Upon a change of use within an existing drive-through facility, a minor modification application shall 
be submitted to the planning division pursuant to Section 17.03.250 to provide for review of the 
operational requirements as outlined in this section, and modifications to the site design may be 
required to accommodate the change of use.  

D.  Site design should locate the drive-through aisle so that pedestrians do not need to cross the aisle in 
order to access the main building entrance from the parking lot or street. If a pedestrian walkway 
intersects a drive-through aisle, the walkway shall be striped and illuminated for visibility and safety. 
Each drive-through lane shall be constructed with concrete (PCC).  

E.  Drive-through aisles shall have a minimum fourteen (14) foot width on curves and a minimum eleven 
(11) foot width on straight sections, with a minimum inside turning radius of fifteen (15) feet.  

F.  Drive-through aisles and associated structures shall be set back from the ultimate curb face of an 
adjacent public right-of-way a minimum of twenty-five (25) feet.  

G.  Drive-through lanes should be screened from public view by orientation of the building and provision 
of landscaping, change of grade, low screen walls, or a combination thereof.  

H.  Drive-through aisles shall not exit directly onto a public right-of-way.  

I.  Drive-through restaurants within shopping centers shall have an architectural style consistent with the 
theme established in the center.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.110 - Automobile service stations and repair facilities.  

A.  The minimum lot size shall be twenty thousand (20,000) square feet.  

B.  All activities and operations shall be conducted entirely within an enclosed building, except for the 
dispensing of petroleum products, water and air, and the provision of emergency service of a minor 
nature.  

C.  The cashier location within a service station shall have a direct view of the pump islands.  

D.  Interior drive aisles between pump islands shall be a minimum of thirty (30) feet in width.  

E.  There shall be a minimum distance of one hundred fifty (150) feet between curb cuts, and driveways 
shall be located as far away from the curb returns of an intersection as possible.  

F.  The width of a driveway shall not exceed thirty-six (36) feet at the sidewalk.  



G.  No vehicles may be parked or stored on sidewalks, parkways, driveways, or drive aisles.  

H.  Vehicles may be parked on the premises for the purpose of offering said vehicles for sale, in 
conformance with Ordinance 2001-311, as it may be amended from time to time.  

I.  No used or discarded automotive parts or equipment or disabled vehicles may be located outside the 
main structure, unless screened from view and located on an impervious surface. No junked or 
wrecked vehicles shall be stored on the site.  

J.  Lighting levels under the canopy shall not exceed twenty-five (25) footcandles.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.120 - Convenience stores.  

A.  The minimum site area shall be twenty thousand (20,000) square feet without gasoline sales, and forty 
thousand (40,000) square feet with gasoline sales.  

B.  The site shall not have direct access onto a local residential street.  

C.  Trash receptacles shall be provided at each building entrance and at convenient locations inside and 
outside of the convenience store.  

D.  A bicycle rack shall be installed in a convenient location visible from the inside of the store.  

E.  Public restrooms shall be accessible only from inside the store.  

F.  Security lighting, site lighting and/or illuminated signage shall be designed so as not to adversely affect 
adjacent residential areas.  

G.  For security purposes, the windows of a convenience store shall not be fully obstructed with signage 
and/or display racks. The inside of the store shall be visible to public safety personnel from outside the 
store.  

H.  No video or arcade type games shall be installed or operated on the premises.  

I.  The following requirements pertain to concurrent sale of alcohol and gasoline:  

1.  No alcoholic beverage shall be displayed within five feet of the cash register or the front door 
unless it is in a permanently installed cooler.  

2.  No advertisement of alcoholic beverages shall be displayed at motor fuel islands or on the building 
or windows.  

3.  No sales of alcoholic beverages shall be made from a drive-up window.  

4.  No display or sale of alcoholic beverages shall be made from an ice tub.  

5.  Employees on duty between the hours of ten p.m. and two a.m. shall be at least twenty-one (21) 
years of age to sell alcoholic beverages.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.130 - Shopping centers.  



A.  Design of a shopping center shall provide a transition from more sensitive adjacent land uses through 
setbacks, screening, and buffering from loading, trash collection, and service and storage areas. 
Lighting shall be low-level and shielded along property lines adjacent to less intensive uses.  

B.  A shopping center shall be planned as a group of organized uses and structures in terms of layout, 
massing, parking, access, drainage, utilities, and other site design considerations.  

C.  A shopping center shall be designed with a cohesive theme, using consistent building and landscaping 
materials and design.  

D.  Provisions shall be made for consistent maintenance, reciprocal access, and reciprocal parking.  

E.  Vehicle and pedestrian access shall be coordinated and logically linked to provide a comprehensive 
circulation system.  

F.  Shopping centers shall be developed pursuant to a master conditional use permit pursuant to Section 
17.03.170, which may be phased. The master CUP shall include a written document outlining the 
design themes for building architecture, signage, landscaping, maintenance, and the proposed 
phasing plan. For all buildings to be developed in the first phase, the CUP shall include a precise plan 
for development, including floor plans and building elevations, as required by Section 17.03.170. 
Approval for development of individual buildings or pads in later phases may subsequently be granted 
in accordance with the master CUP through approval of a minor modification pursuant to Section 
17.03.250, which shall include the building footprint, floor plans, building elevations, and other precise 
development information required for that building or phase.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.140 - Nightclubs, bars, cabarets, and similar uses.  

A.  Nightclubs, bars, cabarets, and other establishments using amplified sound at a level which may be 
heard from surrounding properties and rights-of-way, shall be sound insulated to protect nearby 
residential and commercial lodging uses. Entrances to these uses should be located away from 
residential and commercial lodging uses. Vestibule entrances (with a double set of doors) shall be 
installed to block sound.  

B.  Adequate indoor waiting areas shall be provided for customers waiting to enter the facility.  

C.  No operable windows shall be installed facing a public street or facing areas used or designated for 
residential or commercial lodging uses, to avoid noise spillage.  

D.  Double glazing, masonry walls and other soundproofing measures may be required, based on the 
type of entertainment.  

E.  All fire exits shall be alarmed, and designed so that they cannot be propped open.  

F.  Nightclubs, bars, cabarets, and other establishments using amplified sound at a level which may be 
heard from surrounding properties and rights-of-way, shall be located no closer than three hundred 
(300) feet from residentially used or designated property, commercial day care center, school, or social 
care facility.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.150 - Amusement devices and arcades.  



A.  No more than three amusement devices, but not to exceed five percent of the public floor area, may 
be permitted per business without approval of a conditional use permit pursuant to Section 17.03.170. 
Each machine and playing area shall be allocated a minimum of ten (10) square feet of space.  

B.  Amusement devices shall not obstruct or crowd entries, exits, or aisles.  

C.  Adult supervision is required and all amusement devices must be placed in an area that is visible to 
the supervisor at all times.  

D.  In granting a conditional use permit for an amusement arcade, the planning commission shall consider 
the need for adult supervision, hours of operation, proximity to schools and other community uses, 
compatibility with the surrounding neighborhood and businesses, noise attenuation, bicycle facilities, 
interior waiting areas, and other similar impacts of the proposed use. Conditions of approval may be 
applied to the project to mitigate potential impacts.  

E.  The application for an amusement arcade shall include a description of the type of machines, a floor 
plan, and hours of operation. In addition, the applicant shall submit a list of gummed labels containing 
the owner of every individual business within a three hundred (300) feet radius, along with the property 
owner mailing list.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.160 - Conversion of residential structures to non-residential uses.  

A.  No structure originally designed as a residence (including hotels, motels, and lodges), or as an 
accessory structure or addition to a residence, shall be used for any commercial or office uses unless 
the building and site are improved to meet all code requirements for an office or commercial 
development, including requirements of the Development Code and applicable building and fire codes. 
Such conversion shall be subject to a plot plan review or conditional use permit process, as required 
by the use regulations contained in Table 17.35.030.A.  

B.  If the access drive to the rear of the lot is less than twenty (20) feet in width, a turnaround shall be 
provided for vehicles exiting the site, and clear sight shall be provided between the driveway and the 
rear of the lot.  

C.  A residential garage may be used to provide required on-site parking.  

D.  Setbacks and yards established for the original structure may be deemed to meet the setback and 
yard requirements for the new use, provided that if the structures are non-conforming as to setbacks 
or yard areas, no additional encroachments into yard areas shall be allowed.  

E.  Additional landscaping may be required to buffer the non-residential use from adjacent residential 
uses.  

F.  No signs shall shine light into adjacent dwellings. Backlighting of signs is encouraged.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.170 - Reserved.  

Editor's note— Ord. No. 2017-454, § 4(Exh. 1, § F), adopted June 12, 2017, repealed § 

17.35.170, which pertained to out-of-date major communication facility information and derived 



from Ord. No. 2003-333, § 4 (Exh. A (part)), adopted in 2003; Ord. No. 2011-415, § 4(Exh. 1), 

adopted August 22, 2011; and Ord. No. 2011-417, § 4(Exh. A), adopted December 12, 2011. 

17.35.180 - Churches, religious institutions, meeting rooms, conference rooms, and similar places of 

assembly.  

A.  Minimum lot size shall be twenty thousand (20,000) square feet, except where such facility is to be 
located within an existing commercial development.  

B.  In addition to other required setbacks of the underlying zone, no building used for assembly purposes 
shall be located closer than twenty (20) feet from residentially used or designated property.  

C.  Outdoor activities may only be conducted between the hours of eight a.m. and eight p.m. Any outdoor 
activities or events which include the use of tents or amplified sound systems, or which will be held 
between eight p.m. and eight a.m., will require approval of a special event permit.  

D.  Approval of an assembly use does not authorize establishment of any school, day care, nursery, food 
bank, charitable donation center, emergency service provider, or other use, except as authorized by 
the conditional use permit for the primary use or a modification thereof.  

E.  In the event that a group leases or rents space in an existing commercial facility such as a hotel, 
restaurant, or banquet facility for the purpose of conducting meetings on a regular and continuing 
basis, but where such regular meetings are not the primary purpose of the property and all applicable 
development requirements are met on the property, no conditional use permit is required.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.190 - Massage as an accessory use.  

A.  Massage as an accessory use may be allowed in the following cases:  

1.  In conjunction with an approved health club, athletic club, gym, hotel, beauty salon, barber or 
beauty shop, tanning parlor, or similar use; or  

2.  In conjunction with an approved medical practice or clinic, provided that massage treatments may 
only be provided for medical purposes to patients of that medical practice.  

B.  Only two permitted massage technicians shall be on duty at any one time, and only two massage 
chairs or tables shall be provided on the premises.  

C.  Massage as an accessory use must be administered by a massage technician who has been issued 
a business permit and business license pursuant to Section 5.52.020 of the Municipal Code, and who 
is in compliance with that section.  

D.  The accessory massage use must be incidental to the primary business, and the owner of the primary 
business is not required to obtain a separate massage establishment permit for this accessory use. 
The owner of the primary business is responsible for the massage activities of all massage technicians 
employed at the location and must comply with all applicable requirements of Chapter 5.52 of the 
Municipal Code.  

E.  The business license relating to the primary use is subject to revocation if any of the massage activities 
are in violation of this section or in violation of other applicable code requirements or conditions of 
approval.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  



(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.200 - Commercial daycare facilities.  

A.  A day-care facility for children shall be located as follows:  

1.  No closer than three hundred (300) feet from gasoline pumps, storage tanks, or any other storage 
of explosives or hazardous material;  

2.  No closer than three hundred (300) feet from any bar, nightclub, or liquor store;  

3.  No closer than one thousand (1,000) feet from any sexually-oriented business;  

4.  In approving a location for a day care facility, the reviewing authority shall evaluate any adverse 
effects on children from truck traffic, air emissions, noise, adjacent land uses or other issues 
affecting the proposed site.  

B.  Where a drop-off area is proposed to be provided for the pick-up and delivery of children, the area 
shall meet the following requirements:  

1.  A minimum of one vehicle loading space shall be provided for every twenty (20) children;  

2.  Drop-off zone shall be located near the main entryway, so that children will not have to cross the 
parking lot or any traffic areas to enter the building;  

3.  Drop-off area shall be located and designed so that there is no queuing of vehicles onto the 
adjacent right-of-way.  

C.  Play space shall be provided as follows:  

1.  A fenced outdoor play area shall be provided with a minimum area of seventy-five (75) square 
feet per child;  

2.  Indoor play areas shall be provided with a minimum area of thirty-five (35) square feet per child;  

3.  Restroom facilities shall be provided with a minimum of one toilet per fifteen (15) children.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.210 - Portable storage containers.  

A.  The use of truck trailers, metal or wood boxes, segments of pipes, tanks, and similar items which are 
not designed or intended to be used as a structure, is prohibited for any storage use or occupancy 
within all commercial and public zones.  

B.  The use of portable storage containers, including cargo containers, sea-train containers, and mobile 
equipment and storage boxes that are not classified as structures, may be permitted for temporary 
construction activity in the following cases:  

1.  Portable storage containers may be used for storage of equipment and materials on active 
construction sites provided that a valid building permit is in effect, that the container is used in 
conjunction with the permitted construction activities, and that construction is ongoing on the site. 
Such containers shall be removed prior to issuance of a final certificate of occupancy for the 
structure(s) constructed pursuant to the building permit.  

2.  Portable storage containers may be used for storage of equipment and materials within an offsite 
construction staging area, provided that a temporary use permit for such staging area has been 
granted pursuant to Section 17.03.290, that the grading and/or building permit for the construction 
project remains valid, that the container is used for the permitted construction activities, and that 



the construction activity is ongoing. Such containers shall be removed prior to issuance of a final 
certificate of occupancy for the structures being constructed pursuant to the building permit.  

C.  Within the C-2 (commercial-general), C-4 (commercial-recreation), C-5 (commercial-industrial), and P 
(public) zones, portable storage containers may be used for storage purposes only, as an accessory 
use to a primary use already legally established on the property, provided that the following 
requirements are met:  

1.  The location, size, type, appearance, and use of portable storage containers shall be subject to 
city review and approval pursuant to the plot plan review or conditional use permit issued for the 
primary use, or, if subsequent to commencement of the primary use, through approval of a minor 
modification of said approval pursuant to Section 17.03.250.  

2.  Only two portable storage containers shall be allowed per business or use.  

3.  The maximum cumulative size of all portable storage containers on site shall be four hundred 
(400) square feet. The maximum height shall be ten (10) feet.  

4.  The portable storage container shall be placed or screened so as not to be visible from the public 
right-of-way, from residentially used or designated property, or from commercial lodging 
establishments.  

5.  The portable storage container shall not be placed within any required yard or setback area. The 
container shall be set back at least twenty (20) feet from any property line and any other storage 
container, and at least ten (10) feet from any building.  

6.  The portable storage container shall be used only for storage purposes. There shall be no 
habitable space or use by employees or other persons within said container.  

7.  There shall be no storage of fuels, gases, petroleum products, combustible or hazardous 
materials in a portable storage container. The applicant shall provide, in writing, a detailed 
description of the materials intended to be stored in the container at the time an application for 
such container is filed.  

8.  The portable storage container shall not obstruct or reduce required parking or loading spaces, 
drive aisles, open space, landscaping, or other site requirements.  

9.  The portable storage container shall not be placed within the critical root zone of any tree of six 
inches DBH or larger.  

10.  There shall be no structures attached to the portable storage container, and no such container 
shall be attached to other structures by roofs, walls, passageways, sheds, canopies, patio covers, 
or other means.  

11.  No utilities may be connected to or provided for the portable storage container.  

12.  Fire extinguishers shall be provided in the portable storage container as required by the fire 
department.  

13.  All portable storage containers shall be subject to inspection by the fire department annually, or 
at any time deemed necessary to verify compliance with this section. The owner of any such 
container shall be required to allow inspection during normal business hours.  

14.  Failure to comply with the requirements of this section and the land use approval for the primary 
use may result in revocation of approval to maintain a portable storage container on the site.  

15.  The approval to use a portable storage container shall apply only to the business for which 
approval was originally granted. Upon change of use, change of ownership, or cessation of use, 
the portable storage container shall be removed from the site and the site shall be restored to its 
original condition, which may include revegetation, within ninety (90) days.  

(Ord. 2003-333 § 4 (Exh. A (part)), 2003)  



(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.220 - Development standards regulating large retail uses.  

A.  A large retail commercial use shall be defined as the construction or occupancy of a single structure 
for the express purpose of accommodating one retail tenant on one parcel. When a large retail 
commercial use is located within a multi-tenant building, or in multiple detached buildings located on 
the same or adjacent parcel, the retail tenant's space shall define the "building."  

B.  Maximum Building Size. Notwithstanding any other provisions of the Development Code, large retail 
commercial uses identified with Footnote 4 in Table 17.35.030.A shall not occupy a building or 
collection of buildings on one parcel that exceeds a maximum of forty thousand (40,000) square feet 
of total indoor gross floor area.  

C.  Existing large retail commercial uses identified with Footnote 4 in Table 17.35.030.A that occupy 
building(s) that exceed forty thousand (40,000) square feet of total indoor gross floor area shall be 
deemed transitional uses and structures subject to the provisions of Section 17.03.330.  

(Ord. 2004-344 § 4 (Exh. 3 (part)), 2004)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011) 

17.35.230 - Marijuana uses.  

A.  Purpose. The purpose of this section is to regulate commercial and recreational marijuana uses. 
Nothing in this section shall preempt or make inapplicable any provision of state or federal law.  

B.  Definitions. For purposes of this section, the following definitions shall apply:  

1.  "Commercial marijuana activity" includes the cultivation, possession, manufacture, distribution, 
processing, storing, laboratory testing, labeling, transportation, distribution, delivery or sale of 
marijuana and marijuana products.  

2.  "Cultivation" means any activity involving the planting, growing, harvesting, drying, curing, 
grading, or trimming of marijuana.  

3.  "Delivery" means the commercial transfer of marijuana or marijuana products to a customer. 
"Delivery" also includes the use by a retailer of any technology platform owned and controlled by 
the retailer, or independently licensed under California law that enables customers to arrange for 
or facilitate the commercial transfer by a licensed retailer of marijuana or marijuana products.  

4.  "Distribution" means the procurement, sale, and transport of marijuana and marijuana products 
between entities for commercial use purposes.  

5.  "Licensee" means the holder of any state issued license related to marijuana activities, including 
but not limited to licenses issued under Division 10 of the Business and Professions Code.  

6.  "Manufacture" means to compound, blend, extract, infuse, or otherwise make or prepare a 
marijuana product.  

7.  "Marijuana" means all parts of the plant Cannabis sativa L., whether growing or not; the seeds 
thereof; the resin extracted from any part of the plant; and every compound, manufacture, salt, 
derivative, mixture, or preparation of the plant, its seeds or resin. It does not include:  

a.  Industrial hemp, as defined in Section 11018.5 of the California Health and Safety Code; or  

b.  The weight of any other ingredient combined with marijuana to prepare topical or oral 
administrations, food, drink, or other product.  



8.  "Marijuana accessories" means any equipment, products or materials of any kind which are used, 
intended for use, or designed for use in planting, propagating, cultivating, growing, harvesting, 
manufacturing, compounding, converting, producing, processing, preparing, testing, analyzing, 
packaging, repackaging, storing, smoking, vaporizing, or containing marijuana, or for ingesting, 
inhaling, or otherwise introducing marijuana or marijuana products into the human body.  

9.  "Marijuana products" means marijuana that has undergone a process whereby the plant material 
has been transformed into a concentrate, including, but not limited to, concentrated cannabis, or 
an edible or topical product containing marijuana or concentrated cannabis and other ingredients.  

10.  "Person" includes any individual, firm, co-partnership, joint venture, association, corporation, 
limited liability company, estate, trust, business trust, receiver, syndicate, or any other group or 
combination acting as a unit, and the plural as well as the singular.  

11.  "Sale" includes any transaction whereby, for any consideration, title to marijuana is transferred 
from one person to another, and includes the delivery of marijuana or marijuana products 
pursuant to an order placed for the purchase of the same and soliciting or receiving an order for 
the same, but does not include the return of marijuana or marijuana products by a licensee to the 
licensee from whom such marijuana or marijuana product was purchased.  

12.  Any term defined in this section also means the very term as defined in the California Business 
and Professions Code or the California Health and Safety Code, unless otherwise specified.  

C.  Medical Use.  

1.  Cultivation of medical marijuana pursuant to Section 11362.77 of the California Health and Safety 
Code is subject to the cultivation requirements laid out in Section 17.25.230(c) of the 
Development Code.  

2.  The establishment or operation of any medical marijuana collective, cooperative, dispensary, 
delivery service, operator, establishment, or provider shall be considered a prohibited use in all 
zoning districts of the city. No use permit, variance, building permit, or any other entitlement or 
permit, whether administrative or discretionary, shall be approved or issued for the establishment 
of any collective, cooperative, dispensary, delivery service, operator, establishment, or provider 
in any zoning district, and no person shall otherwise establish such businesses or operations in 
any zoning district.  

D.  Commercial Use.  

1.  The establishment or operation of any business of commercial marijuana activity is prohibited. No 
use permit, variance, building permit, or any other entitlement or permit, whether administrative 
or discretionary, shall be approved or issued for the establishment or operation of any such 
business or operation. Such prohibited businesses or operations may include, but are not limited 
to:  

a.  The transportation, delivery, storage, distribution, or sale of marijuana, marijuana products, 
or marijuana accessories;  

b.  The cultivation of marijuana;  

c.  The manufacturing or testing or marijuana, marijuana products, or marijuana accessories; or  

d.  Any other business licensed by the state or other government entity under Division 10 of the 
California Business and Professions Code, as it may be amended from time to time.  

E.  Penalty for Violation. No person, whether as principal, agent, employee or otherwise, shall violate, 
cause the violation of, or otherwise fail to comply with any of the requirements of this section. Every 
act prohibited or declared unlawful, and every failure to perform an act made mandatory by this section, 
shall be a misdemeanor or an infraction, at the discretion of the city attorney or the district attorney. In 
addition to the penalties provided in this section, any condition caused or permitted to exist in violation 
of any of the provisions of this section is declared a public nuisance and may be abated as provided 
in Chapter 8.80 of the Municipal Code and/or under state law.  



(Ord. No. 2011-412, § 3, 5-9-2011)  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011; Ord. 

No. 2016-446, § 4, 1-25-2016; Ord. No. 2016-451, § 5, 10-24-2016) 

17.35.240 - Emergency shelters.  

A.  To accommodate the city's emergency housing need as required by Section 65583(a)(4) of the 
California Government Code, emergency shelters shall be allowed by right in the C-5 
commercial/industrial zone. For the purposes of this chapter, "emergency shelter" shall have the 
meaning set forth in Section 65582 of the California Government Code. The city shall not require a 
conditional use permit or other discretionary permit for the construction of an emergency shelter.  

B.  The city may not disapprove an emergency shelter unless it makes written findings, based upon 
substantial evidence in the record, as to one of the following:  

1.  The city has met or exceeded the need for emergency shelter as identified in the housing element.  

2.  The emergency shelter would have a specific, adverse impact upon the public health or safety, 
and impact upon the public health or safety.  

3.  The denial of the project or imposition of conditions is required in order to comply with specific 
state or federal law, and there is no feasible method to comply without rendering the development 
of the emergency shelter financially infeasible.  

4.  The emergency shelter is proposed on land zoned for agriculture or resource preservation that is 
surrounded on at least two sides by land being used for agricultural or resource preservation 
purposes, or which does not have adequate water or wastewater facilities to serve the project.  

5.  The emergency shelter is inconsistent with both the jurisdiction's zoning ordinance and general 
plan land use designation as specified in any element of the general plan as it existed on the date 
the application was deemed complete, and the jurisdiction has adopted a revised housing element 
in accordance with Section 65588 [of the California Government Code] that is in substantial 
compliance with state law.  

C.  Emergency shelters are subject to the general development standards in Table 17.35.050.A. In 
accordance with the authority granted to the city in Section 65583(a)(4) of the Government Code, an 
emergency shelter must also meet the following development and management standards:  

1.  The shelter may serve no more than six persons per night. This standard shall be reevaluated at 
the city's discretion based upon any changes in law or policy.  

2.  The shelter shall have not less than one parking space for each two hundred fifty (250) square 
feet of gross floor area, unless it is demonstrated to the city by credible evidence that a different 
parking ratio is appropriate based on the shelter's demonstrated need.  

3.  The waiting and client intake areas shall be at least five hundred (500) square feet in total gross 
floor area.  

4.  The shelter shall prepare and file a management plan with the city that includes clear operational 
rules and standards, including, but not limited to, standards governing expulsions and lights-out. 
As part of the management plan, each shelter must provide twenty-four (24) hour on-site 
supervision.  

5.  A shelter may not be located within two hundred fifty (250) feet of another emergency shelter.  

6.  No person may stay at an emergency shelter for longer than one hundred eighty (180) consecutive 
days.  

7.  Lighting standards shall comply with the provisions of Section 17.35.080.E (Site Design 
Standards).  



8.  Security shall be provided during the hours the emergency shelter is in operation.  

(Ord. No. 2011-415, § 4(Exh. 1), 8-22-2011; Ord. No. 2011-417, § 4(Exh. A), 12-12-2011)  


