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

PLANNING COMMISSION MEETING AGENDA
November 6, 2019
TIME:

1:15 p.m.

Next Resolution PC2019-15

PLACE:

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

CALL TO ORDER
FLAG SALUTE
ROLL CALL

AUER, BREUNIG, HOLOUBEK, MOTE, SENFT

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

CONSENT CALENDAR
1.1
1.2

2.

Approval of the minutes of the Planning Commission meeting of October 16, 2019.
To authorize the use and closure of Veteran’s Park and parking lot for Major Special Event 2019-123 - “Polar
Plunge” on March 7, 2020.

PUBLIC HEARING ITEMS
2.1

Conditional Use Permit 2019-072/CUP
Location:
APN:
Applicant:

885 Andrew Lane
0308-192-05
Katheryn Longawa

Representative:

James Smith, Smithhaven Homes, Inc.

Planner: Andrew Mellon

Request to convert an existing single-family residence into a four (4) guestroom bed and breakfast establishment in
the Single Family Residential (R-1) zone.
Staff recommends that the Planning Commission adopt the attached resolution finding the project exempt from the
California Environmental Quality Act (CEQA) and approving Conditional Use Permit 2019-072/CUP, based on the
findings and subject to the conditions of approval contained in the resolution.
3.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need special assistance
to participate in a meeting, please contact the City Clerk’s office. Notification 72 hours prior to the meeting will enable
the City to make reasonable arrangements to ensure accessibility to public meetings.

ITEM 1.2

STAFF REPORT
PLANNING COMMISSION MEETING OF NOVEMBER 6, 2019
CONSENT ITEM
SUMMARY AND RECOMMENDATIONS

Project:

MAJOR SPECIAL EVENT 2019-123

Proposal:

The 2020 Polar Plunge benefitting the Special Olympics, Saturday, March 7,
2020.

Location:

Veteran’s Park, 40870 Big Bear Boulevard (APN 308-151-55 and 309-01129), and Community Church Big Bear, 40946 Big Bear Boulevard, (APN
309-011-30)

Applicant:

Ms. Abbey Leffler, Special Olympics Southern California

Recommendations: Staff recommends that the Planning Commission authorize the use of
Veteran’s Park and closure of the parking lot for Major Special Event 2019123 for the 2020 Polar Plunge.

Submitted by,

Prepared by,

JAE HILL, AICP, CFM
Planning Director

JANICE ETTER, AICP
Sr. Principal Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-751, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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BACKGROUND
There are several recurring Major Special event applications that are not required to be reviewed by
the Planning Commission and which are allowed to be approved by staff, pursuant to Development
Code Section 17.13.040; however, the authority to use and close City facilities is granted to the
Commission. Therefore, this Consent Item process has been created to bring requests to use and close
City-owned facilities to the Planning Commission for action.
In these cases, the Planning Commission may authorize the use and closure of a City-owned facility
for a special event provided that the event meets the following criteria:
1. The event is free to spectators.
2. The event is family-oriented, visitor-oriented or both. And,
3. The event does not involve the sale of used or mass produced goods as are typically associated
with swap meets or auctions. Events that involve the sale of produce, antiques, arts and crafts
and similar original items are allowed.
EVENT DESCRIPTION
The 9th annual Polar Plunge will take place on Saturday, March 7, 2020. The Polar Plunge is a
fundraising activity where individuals, families, community groups, and law enforcement
organizations obtain pledges to plunge into Big Bear Lake. The event occurs at Veteran’s Park, 40870
Big Bear Boulevard and Community Church Big Bear, 40946 Big Bear Boulevard. The event
includes an Olympic torch lighting ceremony, law enforcement displays, music, food and hot
beverages and a family fun area, occurring between the hours of 10 am and 2 pm. Approximately
700 participants and 2,000 spectators are expected to attend the event.
Authorization is sought to
use Veteran’s Park and
close the adjacent parking
lot for the event, including
set-up
beginning
on
Friday, March 6, at 8 am,
and continuing through the
breakdown of the event at
approximately 5 pm on
Saturday, March 7. A map
of the event area is shown
at right.
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RECOMMENDATION
The event meets the three criteria because; the event is free to spectators, the event provides activities
and attractions for all ages, residents as well as visitors to the Big Bear Valley, and the event does not
involve the sale of mass-produced or swap meet type items.
The Planning Department recommends that the Planning Commission move to authorize the use of
Veteran’s Park and the closure of the adjacent parking lot beginning on Friday, March 6, and
continuing through Saturday, March 7, 2020, for the Polar Plunge event.
Upon obtaining this authorization, staff will proceed with the processing of the Major Special Event
application.
MOTION
No separate motion is needed if the item is kept on the Consent Calendar. However, if the item is
removed from the Consent Calendar, then staff recommends the following motion:
“I move to approve Consent Calendar item number 1.2, authorizing the use of Veteran’s Park and the
closure of the adjacent parking lot on Friday and Saturday, March 6 & 7, 2020, for the annual Polar
Plunge event.”

N:\2-Group\Planning\CURRENT\Major Special Events\2019\2019-123 ~ 2020 Polar Plunge ~ Abbey Leffler\Consent
report\2019-123 ~ Polar Plunge~Nov 6~Staff Report Consent Item.docx

ITEM 2.1

Staff Report
PLANNING COMMISSION MEETING OF NOVEMBER 6, 2019
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

CONDITIONAL USE PERMIT 2019-072/CUP

Proposal:

To convert an existing single-family residence into a four (4) guestroom bed
and breakfast establishment in the Single Family Residential (R-1) zone.

Location:

885 Andrew Lane, APN 308-192-05

Applicant:

Kathryn Longawa, property and business owner

Representative:

James Smith, Smithaven Homes, Inc.

Recommendations: Staff recommends that the Planning Commission adopt the attached
resolution finding the project exempt from the California Environmental
Quality Act (CEQA) and approving Conditional Use Permit 2019072/CUP, based on the findings and subject to the conditions of approval
contained in the resolution.

Submitted by,

Prepared by,

JAE HILL, AICP, CFM
Planning Director

ANDREW P. MELLON
Principal Planner
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PROJECT DESCRIPTION
The property owner, Ms. Kathryn (Katie) Longawa, proposes to convert an existing single family
residence into a bed and breakfast establishment with four (4) guestrooms. The residence is located
on an 11,900 sf parcel zoned Single Family Residential (R-1-10,000). In this zone, a bed and
breakfast operation is subject to approval of a Conditional Use Permit by the Planning
Commission. (Dev. Code Table 17.25.040.A. and Section 17.25.110.) No ancillary uses under
Section 17.25.220 are proposed at this time.
Changes to the structure include conversion of approximately 560 sf of garage area into habitable
space for living quarters for the on-site owner/operator and construction of one full bathroom
adjacent to an existing bedroom, resulting in each guestroom having a private bath. The existing
large garage is shown in Figure 1.
Owned and operated by Ms. Longawa, “Home Bed and Breakfast” will feature a modern-rustic
style that intends to cater to customers seeking an upscale Big Bear Lake retreat as shown in
Figures 2 & 3 on the next page. Daily breakfast and brunches will be offered. The applicant will
obtain the appropriate type of license to serve alcohol to registered guests. In addition, she wishes
to hold cooking demonstrations on Saturday nights. Plans for the project are included as
Attachment 3.
BACKGROUND
General Plan Designation
Zoning
Existing Use

Adjacent Land Uses

Site Photographs
Figure 1

Single Family Residential (SFR-3)
Single Family Residential (SFR-10,000)
Single family residence built in 1997, containing 3,425 sf, 4
bedrooms, 3.5 baths, and a 960 sf garage.
North: Designation: Single Family Residential
Use: Residence
East:
South:
West:
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Figure 2

Figure 3
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ANALYSIS
General Plan Land Use Designation
The conversion of this single family residence into a bed and breakfast establishment is consistent
with its General Plan designation, specifically General Plan Land Use Element Policy L1.1 which
is intended for varying residential lifestyles and business activities. Conditionally permitted uses
include bed and breakfast establishments with five or fewer guest rooms. The proposal is further
consistent with Land Use Element Policy L3.4 and Program L3.4.1 to provide for and regulate
visitor lodging in residential areas which are designed to preserve the residential character of the
neighborhood. A bed and breakfast use at this location will complement the character of the
surrounding neighborhood, which contains large single family homes that are generally used as
vacation rentals. The property is in close proximity to the Village Specific Plan area, which is the
city’s primary visitor-serving district.
Development Code and Zoning
The project is consistent with Development Code and zoning requirements, including additional
standards pertaining to residential bed and breakfast establishments as found in Development Code
section 17.25.110. As evidenced by the site and floor plans, the use is compliant with guest and
owner parking and the maximum number of guest rooms. Four (4) parking spaces will be striped
in the existing driveway to accommodate guest parking and the remaining two-car garage meets
the minimum requirement for two owner parking spaces. No kitchen appliances are located in the
guest rooms. Conditions of approval will be placed on the permit to ensure compliance with
section 17.25.110.A.-J. Which include standards for owner-occupancy, signs, maximum length of
stay, operational requirements, smoke detectors, fire extinguishers, emergency exit routes, and
ancillary uses.
Findings
The Conditional Use Permit has been evaluated for compliance with the General Plan and the
Development Code. This analysis is prepared to support the findings necessary to approve the
applications pursuant to Development Code Sections 17.03.170. This section authorizes the
Planning Commission to approve Conditional Use Permit applications based on five findings.
They are:
1.

The proposed use and design are consistent with the goals, policies, and objective
of the General Plan; because General Plan Land Use Element Policy L1.1
conditionally permits bed and breakfast uses in the single family residential zone.
The proposal is further consistent with Land Use Element Policy L3.4 and Program
L3.4.1 to provide for and regulate visitor lodging in residential areas because the
bed and breakfast will maintain the residential character of the neighborhood and
will not exceed the maximum allowable number of guest rooms, which is five (5).
A bed and breakfast use at this location will complement the character of the
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surrounding neighborhood, which contains large single family homes that are
generally used as vacation rentals.
2.

The proposed use and design are beneficial and desirable to the community and
is consistent with the purpose, intent and standards of the Development Code and
other applicable codes and ordinances adopted by the City of Big Bear Lake; As
evidenced by the site and floor plans, the use is compliant with guest and owner
parking and the maximum number of guest rooms. Four (4) parking spaces will be
striped in the existing driveway to accommodate guest parking and the two-car
garage meets the minimum requirement for two owner parking spaces. No kitchens
are located in the guest rooms, and no ancillary uses are being proposed at this time.
Conditions of approval will be placed on the permit to ensure compliance with sign
standards prior to sign installation, maximum length of stay, and installation of
smoke detectors, fire extinguishers, and emergency exit routes.

3.

The site for the proposed project is adequate in size and shape to accommodate
all yards, open spaces, setbacks, walls and fences, parking areas, fire and
building code considerations, and other features pertaining to the application;
because the 0.27-acre site is adequate in its size and shape to accommodate all
setbacks, open spaces, walls and fences, parking areas, and other features pertaining
to the application, because the existing residence conforms to development
standards. As evidenced by the site plan, an existing driveway area will be striped
to provide four (4) guest parking spaces and the existing garage will provide the
required owner parking spaces.

4.

The proposed project and the on-going operation of the use will not have a
substantial adverse effect on abutting property or the permitted use thereof, and
will not generate excessive noise, vibration, traffic, or other disturbances,
nuisances, or hazards; and the on-going operation of the use will not have a
substantial adverse effect on the abutting property or the permitted use thereof, and
will not generate excessive noise, vibration, traffic, or other disturbances,
nuisances, or hazards because the use is located along a collector street adjacent to
commercial and residential uses, the operation is limited to four (4) guest rooms,
and conditions of approval have been placed on the project requiring the applicant
to reside on the premises during operation of the establishment.

5.

The site for the proposed project has adequate access, meaning that the site
design incorporates street and highway limitations; because the site has adequate
access from Andrew Lane, a local street that measures thirty (30) feet in width. The
property contains a 30-foot driveway easement that complies with Fire Code
requirements and guest parking spaces will be striped within the existing driveway.

The analysis provided in this Staff Report shows that the project is consistent with the goals,
policies, and objectives of the General Plan and is consistent with the purpose, intent and standards
of the Development Code. Sufficient information is provided in this report and on the submitted
plans to indicate that the project is consistent with the Development Code and other codes adopted
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by the City. Conditions of approval are recommended to be placed on the project to prevent the
operations from having a substantial adverse effect on abutting properties and uses. Therefore,
staff believes that the required findings to support approval of a Conditional Use Permit application
can be made.
ENVIRONMENTAL REVIEW
The project has been reviewed for compliance with the California Environmental Quality Act
(CEQA). The project qualifies for a Categorical Exemption from the California Environmental
Quality Act (CEQA) pursuant to Section 15301 (Class 1) of the State CEQA Guidelines. This
section exempts the operation, permitting, leasing or minor alteration of existing structures
involving negligible or no expansion of use. Staff recommends that the Planning Commission
determine that the project qualifies for a Class 1 Categorical Exemption. A Notice of Exemption
is attached to this Staff Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on October 23, 2019. In addition, the
notice was mailed to 35 surrounding property owners within a 300-foot radius and posted in three
public places a minimum of ten days prior to this hearing date as established in Development Code
Section 17.03.030. The public hearing notice was also placed on the Planning Commission’s page
of the City’s website, www.citybigbearlake.com. As of the writing of this report, no public
correspondence has been received.
CONCLUSIONS AND RECOMMENDATION
Staff recommends that the Planning Commission hold a public hearing and consider the written
and oral testimony presented during the hearing. Staff further recommends that the Planning
Commission adopt the attached draft Resolution approving Conditional Use Permit 2019-072/CUP
based on the findings and subject to the recommended conditions of approval.
MOTION
The following motion is recommended:
“I move to approve Resolution No. 2019-XX, finding that the project is exempt from the California
Environmental Quality Act, and approving Conditional Use Permit 2019-072, based on the
findings and subject to the conditions of approval.”

Attachments:
1.
Draft Resolution
2.
Notice of Exemption
3.
Architectural and Business Plans
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ATTACHMENT 1
RESOLUTION NO. PC2019-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BIG BEAR
LAKE, COUNTY OF SAN BERNARDINO, STATE OF CALIFORNIA, APPROVING
CONDITIONAL USE PERMIT 2019-072 TO CONVERT AN EXISTING SINGLEFAMILY RESIDENCE INTO A BED AND BREAKFAST ESTABLISHMENT
CONTAINING FOUR GUEST ROOMS ON A .27-ACRE PARCEL LOCATED AT 885
ANDREW LANE, ASSESSOR’S PARCEL NUMBER 0308-192-05.
A.

RECITALS
(i)

Ms. Kathryn Longawa has filed an application requesting the approval of
Conditional Use Permit 2019-072 as described herein (hereinafter referred to as
“Application”).

(ii)

The Application applies to 11,900 square feet (0.27 acres) of property, designated
Single Family Residential (SFR-3) on the General Plan Land Use Map and zoned
Single Family Residential (R-1-10,000). The property is identified as 885 Andrew
Lane, referred to as Assessor’s Parcel Number 0308-192-05, legally described in
Exhibit 1 attached hereto, and shown on the map attached hereto as Exhibit 2. The
property is presently developed with a two-story single family residence with an
attached three-car garage.

(iii)

The Application proposes to convert the use of the existing residence into a bed and
breakfast establishment containing four (4) guest rooms add one bath, and a
conversion of approximately 560 s/f of garage space into living quarters for the
owner/operator. A total of four (4) guest parking spaces will be paved on a
driveway, and two covered spaces will remain within the two-car garage.

(iv)

The surrounding properties to the, north, south, east and west are designated Single
Family Residential (SFR-3) on the General Plan Land Use Map, zoned Single
Family Residential (R-1-10,000), and contain a single family residence.

(v)

The project has been determined to be categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15301, Class 1, of the
CEQA Guidelines pertaining to existing facilities and the conversion from one use
to another with negligible or no expansion of use.

(vi)

On November 6, 2019, the Planning Commission conducted a duly noticed public
hearing on the Conditional Use Permit and concluded the public hearing on that
date.

(vii)

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

RESOLUTION

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

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

2.

The Planning Commission hereby finds that the Application is exempt from CEQA
pursuant to Section 15301, Class 1 of the State of the CEQA Guidelines.

3.

Based on the evidence presented to the Planning Commission, including oral and written
staff reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows with respect to the Conditional Use Permit Application:
a. The proposed use and design are consistent with the goals, policies, and objective of
the General Plan; because General Plan Land Use Element Policy L1.1 conditionally
permits bed and breakfast uses in the single family residential zone. The proposal is
further consistent with Land Use Element Policy L3.4 and Program L3.4.1 to provide
for and regulate visitor lodging in residential areas because the bed and breakfast will
maintain the residential character of the neighborhood and will not exceed the
maximum allowable number of guest rooms, which is five (5). A bed and breakfast
use at this location will complement the character of the surrounding neighborhood,
which contains large single family homes that are generally used as vacation rentals.
b. The proposed use and design are beneficial and desirable to the community and is
consistent with the purpose, intent and standards of the Development Code and other
applicable codes and ordinances adopted by the City of Big Bear Lake; As evidenced
by the site and floor plans, the use is compliant with guest and owner parking and the
maximum number of guest rooms. Four (4) parking spaces will be striped in the
existing driveway to accommodate guest parking and the two-car garage meets the
minimum requirement for two owner parking spaces. No kitchens are located in the
guest rooms, and no ancillary uses are being proposed at this time. Conditions of
approval will be placed on the permit to ensure compliance with sign standards prior
to sign installation, maximum length of stay, and installation of smoke detectors, fire
extinguishers, and emergency exit routes.
c. The site for the proposed project is adequate in size and shape to accommodate all
yards, open spaces, setbacks, walls and fences, parking areas, fire and building code
considerations, and other features pertaining to the application; because the 0.27acre site is adequate in its size and shape to accommodate all setbacks, open spaces,
walls and fences, parking areas, and other features pertaining to the application,
because the existing residence conforms to development standards. As evidenced by
the site plan, an existing driveway area will be striped to provide four (4) guest parking
spaces and the existing garage will provide the required owner parking spaces.
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d. The proposed project and the on-going operation of the use will not have a
substantial adverse effect on abutting property or the permitted use thereof, and will
not generate excessive noise, vibration, traffic, or other disturbances, nuisances, or
hazards; and the on-going operation of the use will not have a substantial adverse
effect on the abutting property or the permitted use thereof, and will not generate
excessive noise, vibration, traffic, or other disturbances, nuisances, or hazards because
the use is located along a collector street adjacent to commercial and residential uses,
the operation is limited to four (4) guest rooms, and conditions of approval have been
placed on the project requiring the applicant to reside on the premises during operation
of the establishment.
e. The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations; because the site has adequate access
from Andrew Lane, a local street that measures thirty (30) feet in width. The property
contains a 30-foot driveway easement that complies with Fire Code requirements and
guest parking spaces will be striped within the existing driveway.
4.

Based on the findings set forth in paragraphs 1, 2, and 3 above, the Planning Commission
hereby approves Conditional Use Permit 2019-072, subject to the conditions of approval
as set forth in Exhibit 3 of this resolution.

5.

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

PASSED, APPROVED AND ADOPTED this 6th day of November, 2019.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date
ATTEST:
Becky Romine
Planning Commission Secretary

Tim Breunig, Chairman
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STATE OF CALIFORNIA
)
COUNTY OF SAN BERNARDINO ) ss
CITY OF BIG BEAR LAKE
)

I, Becky Romine, Commission Secretary of the City of Big Bear Lake, California, do hereby
certify that the whole number of the Planning Commission of the said City is five; that the
foregoing Resolution, being Resolution No. ________ as duly passed and adopted by the said
Planning Commission and attested by the Commission Secretary of said City, all at a regular
meeting of the said City held on the 6th day, November, 2019, and that the same was so passed
and adopted by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

Witness my hand and the official seal of said City this _________ day, November, 2019.

Becky Romine
Planning Commission Secretary
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
CONDITIONAL USE PERMIT 2019-072/CUP
HOME BED AND BREAKFAST
885 ANDREW LANE
ASSESSOR’S PARCEL NUMBER 308-192-05

PINE KNOT SUB NO 2 LOT 5

Lot 5 of Pine Knot Subdivision Number 2, in the City of Big Bear Lake, in the County of San
Bernardino, State of California, as per plat recorded in Book 25 of Tract Maps, pages 19-20, in the
Office of the County Recorder of the County of San Bernardino.
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Resolution Exhibit 2
VICINITY MAP
CONDITIONAL USE PERMIT 2019-072/CUP
HOME BED AND BREAKFAST
885 ANDREW LANE
ASSESSOR’S PARCEL NUMBER 308-192-05

885 Andrew
Lane
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Resolution Exhibit 3
CONDITIONS OF APPROVAL

CONDITIONAL USE PERMIT 2019-072/CUP
HOME BED AND BREAKFAST
885 ANDREW LANE
ASSESSOR’S PARCEL NUMBER 308-192-05
APPROVAL DATE: NOVEMBER 6, 2019
EFFECTIVE DATE: DECEMBER 19, 2019
EXPIRATION DATE: DECEMBER 19, 2021

These conditions of approval apply to Conditional Use Permit application 2019-072/CUP to
convert an existing single-family residence into a four (4) guestroom bed and breakfast
establishment in the Single Family Residential (R-1) zone. The property contains 0.27 acres in the
Single Family Residential (R-1) zone. For the purpose of these conditions, the term “applicant”
shall also mean the developer, the owner or any successor(s) in interest to the terms of this
approval.
General conditions:
1.

Approval is granted for Conditional Use Permit application 2019-072/CUP to operate a
four (4) guest room commercial lodging facility, known as the Home Bed and Breakfast,
on the 0.27 acre property. Approval is granted to add one bathroom, convert a portion of
the 960 s/f garage to a 560 s/f living space for the owner and operator and to retain a 400
s/f two-car attached garage, subject to obtaining all necessary building permits for the
conversions. The property contains 0.27 acres in size in the Single Family Residential (R1) zone and is identified as Assessor’s Parcel Number 308-192-05. This approval is
granted based on the application materials and plans submitted by Ms. Kathryn Longawa
on June 11, 2019. These plans and the proposed use of the site are approved as submitted
and conditioned herein, and shall not be further altered unless reviewed and approved by
the affected City departments. If not appealed, this approval shall become effective on the
eleventh (11th) day after the date of the Planning Commission’s approval, or the next City
business day following such eleventh (11th) day when the eleventh (11th) day is not a City
business day. Unless all conditions have been complied with and the occupancy or use of
the project has been inaugurated within twenty-four (24) months after the effective date,
the land use decision shall become null and void. For the purposes of this section, the term
"inaugurated" shall mean that applicable grading and building permits have been issued,
and that substantial work has been performed and substantial liabilities have been incurred
in good faith reliance on such permits. Any application for an extension of time shall be
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submitted to the Planning Division, along with the required fee, at least ninety (90) days
prior to the expiration date of this approval.
2.

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

3.

Approval of this application does not relieve the applicant from complying with other
applicable Federal, State, County or City regulations or requirements, including, but not
limited to the requirements of the California Department of Alcoholic Beverage Control
for the serving of alcohol and the San Bernardino County Department of Environmental
Health Services for the serving of food.

4.

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

5.

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

6.

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

The following conditions shall be completed prior to or in conjunction with issuance of
building permits. Where a condition specifies that plans or other items shall be submitted to
the City for review and approval, the approval of these items by the appropriate City
departments shall be obtained prior to issuance of permits:
7.

Plans for this project, shall be submitted to the Building and Safety Division for review
and approval, and shall comply with the latest adopted edition of the following codes as
adopted by the City of Big Bear Lake and the Big Bear Fire Department: (B&S, FIRE)
a.

2016 California Building Code and its appendices and standards, including those
portions adopted by the State Fire Marshal;

b.

2016 California Plumbing Code and its appendices and standards;
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c.

2016 California Mechanical Code and its appendices and standards;

d.

2016 California Electrical Code;

e.

2016 California Fire Code and its appendices and standards; and

f.

California Code of Regulations, Title 19 and Title 24;

g.

One parking space per guest room shall be provided in addition to the 2 required
spaces for the owner-operator. (PLN)

h.

The maximum number of guest rooms shall be 5; the minimum number of guest
rooms shall be 2. (PLN)

i.

Kitchens shall be prohibited in guestrooms, however, mini-refrigerators,
microwaves, and coffee makers may be permitted in the guestrooms for the
convenience of the guest. No other countertop appliances, including hot plates or
similar appliances, shall be allowed. (PLN)

j.

Smoke detectors shall be installed within each sleeping room and at a point
centrally located in the corridor or area giving access to each separate sleeping
room. Battery-operated smoke detectors are acceptable provided that they are
maintained in good working order at all times, except as required by other
applicable codes. (PLN)

k.

The bed and breakfast shall be equipped with a minimum of one 2A:10B:C type
extinguisher with 75 feet of travel distance to all portions of the structure; at least
one such extinguisher is required per floor. Fire extinguishers(s) shall be mounted
in visible locations with the tops of the fire extinguishers mounted between 3 and
5 feet above the floor, and shall be accessible to occupants at all times. California
State Fire Marshal annual certification tags must be provided and be current on all
extinguishers. (PLN)

l.

Emergency exit routes shall be illuminated with a battery-operated emergency
light, so as to provide for safe exiting in the event of electrical failure. (PLN)

m.

An approved RP Backflow assembly is required to be installed, in an approved
DWP location. (DWP)

8.

Upon submittal of building plans to the Building and Safety Division for building
construction, a fire protection review will be required. (FIRE)

9.

If plumbing fixture counts in the new construction plus the plumbing fixture unit count in
the existing structures exceed the equivalent of one EDU additional water impact fees
will be required. The applicant should contact the Department of Water at (909) 8665050, or visit Customer Service Staff at 41972 Garstin Drive, to determine how this
requirement will affect the project. (DWP)
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10.

The applicant shall submit four (4) sets of final construction plans, site plan, building
elevations, and floor plans to the Building and Safety Division for review and approval by
all applicable departments. Such plans shall be scaled, fully dimensioned and in substantial
conformance with those plans approved by the Planning Commission. The final conditions
of approval shall be incorporated into the construction plans and shall be reproduced on
the front page of the construction plans.

11.

The applicant shall provide facility fixture counts to the Engineering Division for
calculation of sewer development impact fees. Prior to issuance of a building permit or a
sewer connection lateral permit, whichever comes first, the applicant shall pay sewer fees
to the Engineering Division. (ENG)

The following conditions and requirements shall be met during construction activities:
12.

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

13.

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

14.

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

The following are on-going conditions of operation:
15.

All applicable codes and ordinances shall apply to the use and maintenance of the site and
building, including but not limited to the latest adopted versions of the State of California
Building & Safety and Fire Codes. (B&S, FIRE, CODE)

16.

The applicant shall be responsible for regular and ongoing upkeep and maintenance of the
building and site, including maintenance of roofing, paint and building materials, trees and
landscaping, walkways, parking lot paving condition and striping, snow removal, clearing
of trash, weeds and debris, signs, lighting, and other site improvements. All parking
facilities shall be maintained in good condition. The maintenance thereof may include, but
shall not be limited to the repaving, sealing, and striping of a parking area, including
maintenance of all required handicap-accessible striping and signs. (PLN)
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17.

Public use of uses ancillary to the establishment are subject to approval and the standards
contained in Section 17.25.220. (PLN)

18.

The maximum length of stay shall be 30 days. The total number of occupants, including
guests and permanent residents, shall be determined by the Chief Building Official, as set
forth by current building codes and ordinances, with a maximum occupancy level of
sixteen (16) occupants. (PLN)

19.

The property owner shall reside full-time on the premises. (PLN)

20.

Notwithstanding the provisions of the Chapter 17.12 of the Development Code (Signs),
signs for bed and breakfast facilities in R-L and R-1 zones may be permitted provided the
sign area does not exceed 12 square feet, sign height shall not exceed 6 feet, sign shall be
set back a minimum of 1 foot from the right-of-way; and sign shall be securely attached to
the building wall or a wood post in compliance with applicable provisions of Chapter
17.12. Signs may only be externally illuminated. (PLN)

21.

Converting from residential to Bed and Breakfast, property will now be billed monthly as
Lodging Commercial. (DWP)

End of Conditions
B & S – Building and Safety Division, ENG – Engineering Division, FIRE – Fire Department, DWP – Department
of Water, PLN – Planning Department, CODE – Code Compliance Department
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ATTACHMENT 2
NOTICE OF EXEMPTION
TO:

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

FROM:

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

Project Title:
Conditional Use Permit 2019-072/CUP
Project Location - Specific: 885 Andrew Lane, APN 308-192-05, in the City of Big Bear Lake,
San Bernardino County, California
Description of Approved Project:
To convert an existing single family residence into a bed and breakfast establishment with four (4)
guestrooms. The residence is located on an 11,900 sf parcel zoned Single Family Residential (R1-10,000).
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Ms. Kathryn Longawa, property and business owner.
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15301, Class 1
Reasons why project is exempt:
This section exempts the operation and minor alteration of existing structures involving negligible
expansion of use.
Lead Agency or Contact Person:
Andrew Mellon, Principal Planner
Date: November 6, 2019

Area Code/Telephone/Extension
(909) 866-5831
Signature:____________________________
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ATTACHMENT 3
Home Business Plan
Architectural Plans
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