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INFORMATION FOR THE PUBLIC
The Planning Commission meets regularly on the first and third Wednesdays of the month at 1:15
p.m. in Hofert Hall at the Civic Center located at 39707 Big Bear Boulevard.

Procedure to Address the Planning Commission
The Planning Commission encourages free expression of all points of view. To allow all persons to
speak, given the length of the agenda, please keep your remarks brief. If others have already expressed
your position, you may simply indicate that you agree with a previous speaker. If appropriate, a
spokesperson may present the views of your entire group. To encourage all views and promote
courtesy to others, the audience should refrain from clapping, booing or shouts of approval or
disagreement.
Public Forum
The public may address the Planning Commission by completing a speaker card and submitting it to the
Commission Secretary. The speaker cards are located on the table at the back of the Commission
Chambers. During the “Public Forum” your name will be called. Please step to the microphone and give
your name and city of residence for the record before proceeding. All remarks shall be addressed to the
Commission as a body only. No person other than a member of the Commission and the person having
the floor shall enter into any discussion without the permission of the Commission Chairman. Public
comment is permitted only on items not on the agenda that are within the subject matter jurisdiction of
the City. There is a three minute maximum time limit when addressing a respective board.
Discussion/Action Items
Speakers shall follow the same requirements as under the Public Forum, however, cards submitted after
the Commission begins to discuss an item will be subject to the Presiding Officer seeking consensus from
the Commission to consider hearing from the speaker, and if permitted, the speaker will have one
minute to provide his or her comments.
Public Hearings
A speaker card must be completed and speakers must follow the three minute maximum time limit.
Project applicants will be given ten minutes to present their item to the Commission and/or address
questions brought before the Commission from members of the public. The Presiding Officer may
entertain a motion to extend the applicant’s time if needed. Speaker cards submitted after the close of
the public hearing are subject to the guidelines as stated above.
Any handouts for the respective Commission shall be given to the Commission Secretary for distribution.
PLEASE NOTE: Agenda related writings or documents provided to the Planning Commission are
available for public inspection at www.citybigbearlake.com and at the public Planning Department
counter in the City Hall lobby located at 39707 Big Bear Boulevard during regular business hours, 8:00
a.m. to 5:00 p.m., Monday through Friday.
The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you need
special assistance to participate in a meeting, please contact the City Clerk’s office. Notification 48
hours prior to the meeting will enable the City to make reasonable arrangements to ensure accessibility
to public meetings.

PLANNING COMMISSION MEETING AGENDA
September 18, 2013
TIME:

1:15 p.m.

Next Resolution PC2013-20

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

BREUNIG, BUSH, PACELLI, SENFT, SMITH

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

CONSENT CALENDAR
1.1

2.

Approval of the minutes of the Planning Commission meeting of August 7, 2013.

PUBLIC HEARING ITEMS
Any person may appear and be heard in support or opposition to the proposal at the time of the meeting.
If you challenge the action in court, you may be limited to raising only those issues which you or
someone else raised at the public meeting described in the notice, or in written correspondence delivered
to the City at or before the public meeting.

2.1

Plot Plan Review 2013-110
Janice Etter, City Planner
Applicant:
Kenn and Marsha Coil, property owners
Representative: Tom Owens Designs
Location:
41213 Park Avenue, Assessor’s Parcel Number 0309-043-10
To alter a nonconforming residence with the construction of a room addition, garage addition,
and second dwelling unit.
Staff recommends that the Planning Commission conduct a public hearing and adopt a
resolution finding the project exempt from the California Environmental Quality Act
(CEQA) and approving the Plot Plan Review 2013-110, based on the findings and subject to
the conditions of approval contained in the resolution.
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3.

PLANNING DIRECTOR’S REPORT

4.

SUMMARY COMMENTS

5.

ADJOURNMENT
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The City of Big Bear Lake wishes to make all of its public meetings accessible to the public. If you
need special assistance to participate in a meeting, please contact the City Clerk’s office.
Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to
ensure accessibility to public meetings.
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CITY OF BIG BEAR LAKE
PLANNING COMMISSION MEETING MINUTES
August 7, 2013
CALL TO ORDER
FLAG SALUTE
ROLL CALL

1:15 p.m.

Commissioner Pacelli.
Commissioners Breunig, Pacelli, Senft, and Vice-Chairman Bush present;
Commissioner Smith excused.

STAFF PRESENT
James J. Miller, Community Development Director; Janice Etter, City
Planner; Jeff Ballinger, City Attorney; and Tammy Rawlings, Commission Secretary.
AGENDA APPROVAL

Approved as presented.

PRESENTATIONS / ANNOUNCEMENTS / INFORMATIONAL ITEMS
Community Development Director Miller informed the Commission that the August 21, 2013,
meeting has been cancelled.
PUBLIC FORUM
Sharon Wilson and Vivien Lloyd expressed concerns regarding possible code violations by
Alpenhorn Bed and Breakfast and presented a written complaint to the Planning Commission.
Community Development Director indicated that the Code Compliance Department would be
notified of this complaint. Commission Senft requested that the results of the investigation by the
Code Compliance Department be presented to the Planning Commission.
1. CONSENT CALENDAR
1.1 Approval of the minutes of the Planning Commission meeting of June 19, 2013.
Approved as presented.
1.2 Approval of the minutes of the Planning Commission meeting of July 17, 2013.
Vice-Chairman Bush was not present at this meeting and abstained from voting on this
item. Commissioner Breunig requested that this item be removed from the Consent
Calendar. It was determined that the minutes of the meeting were correct, and a
discussion of the condition of approval on the road closure would occur under Summary
Comments of this meeting. Approved as presented.
2. PUBLIC HEARING ITEMS
2.1 General Plan Amendment 2013-019 and Zone Change 2013-020
Applicant:
Tim Wood
Representative: Michael Perry
Location:
41922 Fox Farm Road
APN:
2328-101-04
At the hour of 1:35 p.m., due to a potential conflict of interest Commissioner Senft left
the dais. Commissioner Senft’s wife conducts business with the applicant.
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Community Development Director Miller presented the staff report for General Plan
Amendment 2013-019 and Zone Change 2013-020, an application requesting approval
to amend the General Plan Land Use designation on 1.1 acres from Industrial (IND) to
Commercial General (CG) and to change the zoning of the property from CommercialIndustrial (C-5) to Commercial-General (C-2). Director Miller discussed the history of
this property, the improvements on the property, the requested land use designation and
zoning, and answered questions about the existing Industrial zoning. Director Miller
explained the public noticing that occurred on this project, including consultation with
Native American tribes. Director Miller discussed the Negative Declaration that was
prepared for the project.
At the hour of 1:41 p.m., Vice-Chairman Bush opened the public hearing.
Michael Perry, Representative of Tim Wood spoke in support of the amendment.
Hearing no further comment, at the hour of 1:42 p.m., Vice-Chairman Bush closed the
public hearing.
Motion by Commissioner Pacelli, seconded by Commissioner Breunig to adopt
Resolution PC2013-18 as presented recommending that the City Council adopt a
Negative Declaration and approve General Plan Amendment 2013-019 and Zone
Change 2013-020.
Motion to adopt Resolution No. PC2013-18 was passed by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

BUSH, BREUNIG, PACELLI,
NONE
SMITH
SENFT

PLANNING DIRECTOR’S REPORT

None.

3. SUMMARY COMMENTS
Tour de Big Bear Discussion - Commissioner Breunig asked if the Tour de Big Bear event
would be processed through the Planning Commission next year. Community Development
Director Miller indicated that the street closure component of the event would return to the
Planning Commission but that the event would not be heard by the Commission unless a major
change in the event occurred. Commission Breunig indicated that a condition of approval on
the street closure that was granted on July 17 was not met. The event was required to have
personnel at the intersection of Bartlett Road and Village Drive, and this did not occur.
Director Miller indicated that he would bring back a report to the Commission as to why this
condition was not met.
Vice-Chairman Bush asked if the staff had received any feedback on the many special events
that have been approved in the Village this summer. Director Miller indicated that tourist
traffic seemed to be not affected by the construction activities, but that local traffic was down
because of the construction.
Community Development Director Miller stated that construction in the Village is proceeding
according to schedule, and that by October 1, 2013, major construction activities and heavy
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equipment would be removed from the Village; however, about another month of pick-up items
would be necessary.
Commissioner Senft returned to the dias.
Commission Pacelli asked if the Planning Commission review land used proposed within the
building that was the subject of the General Plan Amendment and Zone Change at 41922 Fox
Farm Road. He expressed concern about unsightly land uses, such as outside boat storage.
Director Miller indicated that future land uses in the building would return to the Commission
under a Conditional Use Permit.
4. ADJOURNMENT
meeting.

At the hour of 1:56 p.m., Vice-Chairman Bush adjourned the

MINUTES APPROVED AT THE MEETING OF ________________.

Janice Etter, City Planner
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ITEM 2.1

STAFF REPORT
PLANNING COMMISSION MEETING OF SEPTEMBER 18, 2013
PUBLIC HEARING
SUMMARY AND RECOMMENDATIONS

Project:

PLOT PLAN REVIEW APPLICATION 2013-110/PPR

Proposal:

To alter a legal nonconforming residence to enclose a 152 square foot patio,
construct a 960 square foot garage and workshop, and to construct a second
dwelling unit of 2,240 square feet on the property.

Location:

41213 Park Avenue, Assessor’s Parcel Number 309-043-10

Applicant:

Kenn and Marsha Coil, property owners

Representatives:

Tom Owens Building Designs, Inc.

Recommendations: Staff recommends that the Planning Commission hold a public hearing and
consider the written and oral testimony presented during the hearing. Should the
Planning Commission decide to approve the project, then the Commission should
adopt the attached Resolution finding the project categorically exempt from the
California Environmental Quality Act (CEQA) and approving Plot Plan Review
2013-110/PPR based on the findings and subject to the conditions of approval
contained in attached Resolution.

Submitted by,

Prepared by,

JAMES J. MILLER
Community Development Director

JANICE ETTER
City Planner

39707 Big Bear Blvd., P.O. Box 10000, Big Bear Lake, CA 92315
O - (909) 866-5831, F-(909) 866-7511, email - bblplan@citybigbearlake.com
www.citybigbearlake.com
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PROJECT DESCRIPTION
The applicants, Kenn and Marsha Coil, property owners, are requesting approval to alter an existing
nonconforming structure. The property at 41213 Park Avenue is currently developed with a 760 square
foot residence and shed that were built in 1960. The residential structure is nonconforming with respect
to building setback requirements because the eastern portion of the building encroaches 10 feet into the
required 15-foot building setback from Mountainaire Lane. The applicants are requesting to construct the
improvements in three phases, as follows:


The first phase of the project is to enclose a 152 square foot patio on the west side of the
residence. This phase of the project is currently under construction.



The second phase is to construct a garage and shop addition measuring 24 feet by 40 feet (960
square feet) to the west side of the 12-foot by 16-foot (192 square foot) shed.



The third phase of the project is to construct a 2,240 square foot, two-story dwelling unit addition
onto the garage and shop building.

The applicants are not certain if the third phase of the project will be constructed, however, they would
like to have the option of constructing this residence in the future. The property is zoned Multiple Family
Residential (R-3) and contains 8,345 square feet in area. Under this zoning, a property of this size can
accommodate two dwelling units. The applicants are being made aware that unless a building permit for
phase 3 of the project is obtained and work inaugurated within two years, this approval will expire. A
one-year extension may be granted.
The Planning Commission is reviewing this application because the proposed additions exceed the square
footage that may be approved at a staff level. Development Code Section 17.03.320 requires that this
project be reviewed by the Planning Commission at a public hearing. If granted, the Plot Plan Review
approval will allow the encroaching portion of the existing residence to remain and this structure can be
expanded in size, and a second residence may be constructed on the property.
BACKGROUND
Zoning

Multiple Family Residential (R-3)

General Plan Designation

Multiple Family Residential (MFR)

Existing Land Use

760 sq. ft. Single family residence and 192 sq. ft. shed

Adjacent Land Uses

North – Meadow Park, zoned Public/Open Space (P-OS)
South, East, and West – Single family residences, zoned Multiple
Family Residential (R-3)
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This Plot Plan Review application was submitted on July 25, 2013. The project was reviewed at the
Development Review Committee (DRC) meeting of August 14, 2013, and determined to be incomplete.
The items needed to complete the application and the revised plans were received on August 20, 2013,
and the application was determined to be complete on that date. The application submittal includes a site
plan, floor plan, elevations, and materials board that are attached to this Staff Report as Attachment 3.
Photographs of the property are shown below:
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Excerpts from the plans submitted for the project are shown below:
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ANALYSIS
General Plan and Zoning Consistency
This Plot Plan Review application and the submitted plans have been evaluated for compliance with the
General Plan and the Development Code. This analysis is prepared to support the findings necessary to
approve a Plot Plan Review application to alter a nonconforming residence under Development Code
Sections 17.03.320 and 17.03.160.
General Plan Consistency
The General Plan land use designation of the property is Multiple Family Residential (MFR). Pursuant to
Land Use Element Policy L 1.1, the Multiple Family Residential designation provides for residential uses
with densities up to 12 units per acre. The neighborhood south of Meadow Park is characterized by older
single family residences, older cabin style lodges, and a mix of old and new multiple family residences.
Preservation of the existing residence retains the single family character along Mountainaire Lane. The
new construction along the Park Avenue side of the property is in character of the newer residences that
have been built facing Meadow Park. The new construction is consistent with Goal L3 to provide for
development of housing opportunities to meet the long-term needs of permanent and part-time residents
and all demographic and economic segments of the population, while preserving the character and
integrity of this residential neighborhood. The location of this project is consistent with Policy L 3.1
because the property is close to a public park and a school. The construction of a second dwelling unit is
consistent with Housing Element Goal H1 and Policy H1.1 to provide adequate sites for housing; Goal H2
and Policy H1.2 to construct second units on appropriately zoned parcels by right, and Goal H4 to
improve the condition of existing affordable housing stock. Renovation of the existing residence is
consistent with Community Design Element Policy CD 1.3 that the history of Big Bear Lake should be
reflected in buildings, and that buildings with historical value or character should be preserved.
Development Code Consistency
Land Use
Before submitting this Plot Plan Review application, the applicants were given the option of removing the
encroaching portion of the structure, which would bring the residence into compliance with the
Development Code and allow new construction to proceed by simply obtaining building permits. The
applicants indicated that removing a portion of the residence would not leave the structure with a viable
bedroom. Therefore, they submitted this Plot Plan Review application seeking permission to allow
additional construction to occur on the property with the encroachment remaining.
Pursuant to Development Code Section 17.03.320 – Nonconforming Uses and Structures, legal
nonconforming residential uses may be continued and expanded if they meet the following conditions:
1. The use shall not have been discontinued for a continuous period of one year or more; and,

Staff Report
Plot Plan Review 2013-110/PPR
Alteration of a Nonconforming Structure
September 18, 2013
Page 6
2. Any proposed expansion, including but not limited to room additions, carports, garages and
accessory structures, shall not increase the nonconformity of the structure or use, and shall
conform to all applicable codes and ordinances; and,
3. There shall be no increase in residential density (units per acre) as a result of the proposed
expansion; and,
4. There shall be no increase in overall site area of the nonconforming use.
According to the City’s Building and Safety Department and utility records, the use of the structure as a
residential dwelling unit has been continuous. An example of a discontinuation of use would be the
gutting of the interior of the structure such that it is no longer habitable. Based on the City’s records, the
use has not been discontinued, and therefore this condition can be met.
An evaluation of all phases of the project has been performed to determine compliance with the
Development Code requirements. The results of this evaluation are shown below in the table on the
following page labeled Development Standards – Table 1. As shown on the plans submitted for this Plot
Plan Review which are attached to this report as Attachment 3, the project complies with the residential
development standards contained in Chapter 17.25 of the Development Code. All new construction will
comply with building setbacks, lot coverage, open space, building height, building separations, and
parking requirements, as summarized in the table.
Parking for the units requires some explanation. The Development Code does not require covered
parking for single family residences, but does require parking for multiple family residences at a ratio of
one covered space per unit. The property owners are opting to construct a two car garage at phase 2 of the
project, which will be used with the existing single family residence. However, upon completion of the
second dwelling unit on the property under phase 3, each of the dwelling units must be allocated an
enclosed parking space. The applicants are accommodating this by constructing a wall in the garage at
the time of phase 3 as shown on Sheet A-2 of the plans.
With respect to increasing density, staff interprets this to mean that an increase in residential density in
excess of that which is allowed by the Development Code would not be allowed. Staff does not interpret
this condition to impede the use of the property as is allowed for in the Development Code. Under the R3 zoning for this 8,345 square foot property, two residential dwelling units are allowed by right.
Therefore, this condition can be met.
The overall site area of the nonconforming structure is not increasing in size. The project is located on
one lot and all site improvements are contained within this site.
In addition, in order to approve a Plot Plan Review application, the Planning Commission must make five
findings, as follows:
1. The proposed use and design of the project are consistent with the goals, policies, and objectives
of the General Plan; and,
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2. The proposed use and design of the project are consistent with the purpose, intent and standards of
the Development Code and other applicable ordinances and codes adopted by the City of Big Bear
Lake; and
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 except as otherwise approved;
4. The proposed use and design of the project 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,
5. The site for the proposed project has adequate access, meaning that the site design incorporates
street and highway limitations.
As stated earlier in this report, the project is consistent with several goals and policies of the General Plan
Land Use Element, Housing Element, and Community Design Element. As shown in the table below, the
project complies with the development standards for the R-3 zone:
Development Standards – Table 1.

Lot Coverage

Development Code Standards
Requirement
Proposed
60% max
32%

Open Space

35% min

Building Height

40 feet average max

Category

Setbacks: Front
(East)
Setbacks: Rear
(West)
Setbacks: Interior Side
(South)
Setbacks: Street side
(North)
Parking
(2 spaces minimum per
unit)

15 feet
15 feet
5 feet
15 feet
2 vehicle spaces (9’ x 19’) paved
and two covered spaces

53%
Existing residence – 16 ft.
Existing Shed – 10 ft.
New Residence – 35 ft.
5 feet (existing)
15 feet to new structure
5 feet to existing shed
5 feet (to existing structure)
15 feet to new structure
2 vehicle spaces (10’x20’)
Garage + Driveway
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The Fire Code, codified in the Municipal Code, requires the posting of building addresses to certain
standards. At the present time, the building address is not posted on the small residence; instead, it is
incorrectly posted on the small shed. Therefore a condition of approval is being placed on this project to
post the building address on the existing residence in compliance with the standards. Upon completion of
phase 3, an additional building address will be assigned to the new dwelling unit.
The use of the property for either a single family residence or for multiple family residential purposes is
not anticipated to have a substantial adverse effect on abutting property. This neighborhood is developed
with a mix of single family and multiple family residential uses. Parking for these uses is oriented to Park
Avenue, which is wider and can accommodate more traffic volume.
Tree Removal
Two large mature pine trees will be removed for construction of the second dwelling unit. Sheet C-1 of
the site plan shows that two new trees will be planted. A condition of approval is recommended that tree
replacement occurs in compliance with Development Code Chapter 17.10 specifically that all replacement
trees meet the species and size requirements of the ordinance.
Architectural Style, Colors, and Materials
The architectural style and color scheme of the buildings is typical of residential buildings in the
neighborhood. The existing small residence and the new construction of the garage and second dwelling
unit will use the same exterior materials and color scheme. The exterior siding is proposed to be T-1-11
siding in a horizontal application on the walls and a vertical application in the gable ends. A white accent
window trim is proposed. A forest green roof will be used and the fascia and accent trim will also be
pained forest green. Decks and handrails will be of natural redwood. The proposed architectural style,
materials, and colors comply with the mountain environment as required by the General Plan Community
Design Element and Chapter 17.25 of the Development Code.
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
additions to existing structures of less than 10,000 square feet, in areas served by all public services and
facilities, to allow for maximum development permissible in the General Plan, and in areas that are not
environmentally sensitive. Therefore, staff recommends that the Planning Commission determine that the
project qualifies for a Class 1 Categorical Exemption. A Notice of Exemption is attached to this Staff
Report as Attachment 2.
PUBLIC NOTIFICATION
A notice of this public hearing was published in The Grizzly on September 4, 2013. In addition, the
notice was mailed to twenty-eight surrounding property owners within a 300-foot radius and posted in
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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
An analysis of the project and submitted plans has occurred and it is determined that the project complies
with the General Plan goals and policies and the requirements contained in the Development Code to alter
a nonconforming structure. Therefore, staff recommends that the Planning Commission hold a public
hearing and consider the written and oral testimony presented during the hearing. Should the Planning
Commission decide to approve the project, then the Commission should adopt the attached Resolution
finding the project categorically exempt from the California Environmental Quality Act (CEQA) and
approving Plot Plan Review 2013-110/PPR based on the findings and subject to the conditions of
approval contained in the Resolution.
Attachments:
1.
2.
3.

Resolution No. PC2013-XX
Notice of Exemption
Project Plans
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ATTACHMENT 1
RESOLUTION NO. PC2013-XX
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
BIG BEAR LAKE, COUNTY OF SAN BERNARDINO, STATE OF
CALIFORNIA, APPROVING PLOT PLAN REVIEW 2013-110/PPR TO
ALTER A NONCONFORMING STRUCTURE TO ENCLOSE A PATIO,
CONSTRUCT A GARAGE AND WORKSHOP, AND TO CONSTRUCT A
SECOND DWELLING UNIT ON THE PROPERTY LOCATED AT 41213
PARK AVEUE, ASSESSOR’S PARCEL NUMBER 309-043-10.
A.

RECITALS
(i)

Kenn and Marsha Coil, property owners, represented by Tom Owens Designs, has filed an
application requesting approval of Plot Plan Review 2013-110/PPR as described herein
(hereinafter referred to as “Application”).

(ii)

The Application applies to an 8,345 square foot parcel in the Multiple Family Residential
(R-3) zone identified as 41213 Park Avenue (APN 309-043-10). A legal description of the
property is contained in Exhibit 1 attached hereto, and a vicinity map is attached hereto as
Exhibit 2.

(iii)

The Application, as contemplated, proposes to alter a nonconforming residence to enclose
a 152 square foot patio, construct a 960 square foot garage and workshop, and to construct
a second dwelling unit of 2,240 square feet on the property.

(iv)

Meadow Park is located to the north of the property and is zoned Public Open Space (POS). Properties to the south, east, and west are zoned Multiple Family Residential (R-3)
and are developed with single family residences.

(v)

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

(vi)

On September 18, 2013, the Planning Commission conducted a duly noticed public
hearing on the Application in Hofert Hall of the Civic and Performing Arts Center, 39707
Big Bear Boulevard, Big Bear Lake, California, and concluded said hearing on Plot Plan
Review 2013-110/PPR on this 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 specifically finds that all of the facts set forth in the Recitals,
part A of this Resolution, are true and correct.

2.

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

3.

Based on the evidence presented to the Planning Commission, including oral and written staff
reports and public testimony during the above-referenced public hearing, the Planning
Commission finds as follows in accordance with Development Code Section 17.03.160 Plot Plan
Review and Section 17.03.320 Nonconforming Uses and Structures, with respect to Plot Plan
Review Application 2013-110/PPR:
a.

The proposed use and design are consistent with the goals, policies, objectives, and
programs of the General Plan. The General Plan land use designation of the property is
Multiple Family Residential (MFR). Pursuant to Land Use Element Policy L 1.1, the
Multiple Family Residential designation provides for residential uses with densities up to
12 units per acre. The neighborhood south of Meadow Park is characterized by older
single family residences, older cabin style lodges, and a mix of old and new multiple
family residences. Preservation of the existing residence retains the single family character
along Mountainaire Lane. The new construction along the Park Avenue side of the
property is in character of the newer residences that have been built facing Meadow Park.
The new construction is consistent with Goal L3 to provide for development of housing
opportunities to meet the long-term needs of permanent and part-time residents and all
demographic and economic segments of the population, while preserving the character and
integrity of this residential neighborhood. The location of this project is consistent with
Policy L 3.1 because the property is close to a public park and a school. The construction
of a second dwelling unit is consistent with Housing Element Goal H1 and Policy H1.1 to
provide adequate sites for housing; Goal H2 and Policy H1.2 to construct second units on
appropriately zoned parcels by right, and Goal H4 to improve the condition of existing
affordable housing stock. Renovation of the existing residence is consistent with
Community Design Element Policy CD 1.3 that the history of Big Bear Lake should be
reflected in buildings, and that buildings with historical value or character should be
preserved.
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b.

The proposed use and design are consistent with the purpose, intent and standards of the
Development Code and other applicable ordinances and codes adopted by the City of Big
Bear Lake. The alteration of the existing residence that is nonconforming with respect to
front building setback standards is consistent with the provisions of the Development Code
that allow additions onto nonconforming structures when certain findings can be met.
These findings are discussed further in this resolution. The proposed use of the two
structures is multiple family residential. This land use is consistent with the Multiple
Family Residential (R-3) zoning standards. The property size of 8,345 square feet is large
enough to accommodate two dwelling units under the density maximum of twelve
dwelling units per acre. The design of the project complies with all current setback and lot
coverage requirements contained in the Development Code. The architectural design,
colors, and materials of the buildings are consistent with the standards in the General Plan
and Development Code, and the structures will match in materials and colors.

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. An evaluation of all phases
of the project has been performed to determine compliance with the Development Code
requirements. The results of this evaluation show that the project complies with the
residential development standards contained in Chapter 17.25 of the Development Code.
All new construction will comply with building setbacks, lot coverage, open space,
building height, building separations, and parking requirements. The property owners are
opting to construct a two car garage at phase 2 of the project, which will be used with the
existing single family residence. However, upon completion of the second dwelling unit
on the property under phase 3, each of the dwelling units must be allocated an enclosed
parking space.

d.

The proposed use and design 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. The use of the property for either a single family
residence or for multiple family residential purposes is not anticipated to have a substantial
adverse effect on abutting property. This neighborhood is developed with a mix of single
family and multiple family residential uses.

e.

The site for the proposed project has adequate access, meaning that the site design
incorporates street and highway limitations. The property is located on a corner and has
adequate access from Mountainaire Lane and Park Avenue. Both Mountainaire Lane and
Park Avenue are public rights of way with 40-foot wide dedicated widths. Mountainaire
Lane has an improved width of approximately 22 feet. Park Avenue is improved to its full
40-foot width. Parking for these uses is oriented to Park Avenue, which is wider and can
accommodate more traffic volume.

f.

The use shall not have been discontinued for a continuous period of one year or more.
According to the City’s Building and Safety Department and utility records, the use of the
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structure as a residential dwelling unit has been continuous. An example of a
discontinuation of use would be the gutting of the interior of the structure such that it is no
longer habitable. Based on the City’s records, the use has not been discontinued, and
therefore this condition can be met.
g.

Any proposed expansion, including but not limited to room additions, carports, garages
and accessory structures, shall not increase the nonconformity of the structure or use, and
shall conform to all applicable codes and ordinances. As shown on the submitted plans,
the project complies with the residential development standards contained in Chapter 17.25
of the Development Code. All new construction will comply with building setbacks, lot
coverage, open space, building height, building separations, and parking requirements, as
summarized in the table. The Development Code does not require covered parking for
single family residences, but does require parking for multiple family residences at a ratio
of one covered space per unit. The property owners are opting to construct a two car
garage at phase 2 of the project, which will be used with the existing single family
residence. However, upon completion of the second dwelling unit on the property under
phase 3, each of the dwelling units must be allocated an enclosed parking space.

h.

There shall be no increase in residential density (units per acre) as a result of the proposed
expansion. The density will not increase beyond that which is allowed by the
Development Code. Under the R-3 zoning for this 8,345 square foot property, two
residential dwelling units are allowed by right.

i.

There shall be no increase in overall site area of the nonconforming use. The overall site
area of the nonconforming structure is not increasing in size. The project is located on one
lot containing 8345 square feet in area, and all site improvements are contained within this
site

4. Based on the findings and conclusions set forth in paragraphs 1, 2, and 3, above, this Commission
hereby approves Plot Plan Review 2013-110/PPR subject to the conditions of approval as set forth
in the Resolution (Exhibit 3).
5. The Secretary of the Planning Commission shall certify to the adoption of this Resolution.
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PASSED, APPROVED AND ADOPTED this 18th day of September, 2013.
AYES:
NOES:
ABSENT:
ABSTAIN:

Date

ATTEST:

Tammy Rawlings
Planning Commission Secretary

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

I, Tammy Rawlings, Commission Secretary of the City of Big Bear Lake, California, do hereby certify
that the whole number of the Planning Commission of the said City is five; that the foregoing Resolution,
being Resolution No. PC2013-XX as duly passed and adopted by the said Planning Commission and
attested by the Commission Secretary of said City, all at a regular meeting of the said City held on the
18th day of September, 2013, and that the same was so passed and adopted by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
Witness my hand and the official seal of said City this ________ day of September 2013.

Tammy Rawlings
Planning Commission Secretary
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Resolution Exhibit 1
LEGAL DESCRIPTION FOR
PLOT PLAN REVIEW 2013-110/PPR
ALTERATION OF A NONCONFORMING STRUCTURE
41213 PARK AVENUE, ASSESSOR’S PARCEL NUMBER 309-043-10
Lot 1 Block 3 of Tract 2577, in the City of Big Bear Lake, County of San Bernardino, State of California,
as per Map recorded in Book 36, Page(s) 75, in the office of the County. APN: 0309-043-10.
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Resolution Exhibit 2
VICINITY MAP
PLOT PLAN REVIEW 2013-110/PPR
ALTERATION OF A NONCONFORMING STRUCTURE
41213 PARK AVENUE, ASSESSOR’S PARCEL NUMBER 309-043-10
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Resolution Exhibit 3

PLOT PLAN REVIEW 2013-110/PPR
ALTERATION OF A NONCONFORMING STRUCTURE
41213 PARK AVENUE, ASSESSOR’S PARCEL NUMBER 309-043-10
APPROVAL DATE: SEPTEMBER 18, 2013
EFFECTIVE DATE: SEPTEMBER 30, 2013
EXPIRATION DATE: SEPTEMBER 30, 2015

These conditions of approval apply to Plot Plan Review 2013-110 to alter a nonconforming structure to
enclose a patio, construct a garage and workshop, and to construct a second dwelling unit on the property
at 41213 Park Avenue. The property is zoned Multiple Family Residential (R-3). For the purpose of
these conditions, the term “applicant” shall also mean the developer, the owner or any successor(s) in
interest to the terms of this approval.
General conditions:
1.

Approval is granted for Plot Plan Review application 2013-110/PPR to alter a nonconforming
residence which is nonconforming with respect to front building setback requirements. The
proposal is to enclose a 152 square foot patio on the nonconforming residence, construct a 960
square foot garage and workshop for the residence, and to construct a second dwelling unit of
2,240 square feet on the property. The property is 8,345 square feet in the Multiple Family
Residential (R-3) zone and identified as 41213 Park Avenue (APN 309-043-10). The project is
approved to be constructed in three phases; with the scope of work under phase 1 enclosing the
patio on the west side of the existing small residence, phase 2 being the construction of a 24-foot
by 40-foot (960 square foot) addition to the existing small (12 –foot by 16-foot) shed on the
property, and phase 3 being the construction of a second dwelling unit on the property and
modifications to the garage to provide covered parking for multiple units. This approval is
granted based on the application materials dated August 20, 2013. The application submittal
includes a site plan, floor plan, elevations, and materials samples prepared by Tom Owens
Designs. 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 for phase 3 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. time extension has
been granted by the City. Any application for an extension of time shall be submitted to the
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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.

4.

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

5.

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

6.

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

7.

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

8.

The use shall meet the standards and shall be developed within the limits established by the
Municipal Code as related to emissions of noise, odor, dust, vibration, wastes, fumes, or any
public nuisances arising or occurring incidental to the establishment or operation.
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9.

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

10.

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

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

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

12.

The applicant shall submit four (4) sets of final construction plans, site plans, building elevations,
and floor plans to the Building and Safety Division for review and approval by all applicable
departments. Such plans shall be fully dimensioned and in substantial conformance with those
plans approved by the Planning Commission. Plans shall address the following: (B&S, PLN,
ENG, FIRE)
a. The final conditions of approval shall be incorporated into the construction plans and shall be
reproduced on sheets within the construction set of plans. (PLN)
b. Location and method of screening for all roof-mounted and building-mounted equipment shall
be demonstrated on the elevations, including but not limited to exhaust vents, air conditioning
and heating units, utility boxes, and backflow devices. All equipment shall be screened from
public view and designed to be an integral component of the building design. All roofmounted equipment shall be screened from view by parapet walls or other architectural means.
The applicant shall demonstrate to the satisfaction of the City Planner that no roof-mounted
equipment will be visible from the public right-of-way. Screening shall be compatible with
main structures and include landscaping where appropriate. The screening requirement shall
not pertain to solar energy collection panels. (PLN)
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c. The building plans shall indicate all appropriate fire separation requirements between adjacent
buildings to the satisfaction of the Building and Safety Division and the Planning Department.
A minimum of ten (10) feet separation shall exist between the small residence and the
detached garage/workshop building. (B&S, PLN)
d. Tree Protection Guidelines shall be incorporated into all building plans including but not
limited to: site plan, paving plan, and any plan that proposes construction that may have an
impact on trees to be protected. A State of California Licensed Landscape Architect or ISA
Certified Arborists may be required to approve and sign the plans attesting that the trees to be
protected will not be damaged by the proposed construction. (PLN)
e. Plans for Phase 3 construction shall indicate the method of providing water service and the
location of a second water meter to the second dwelling unit. Water service is available from
Mountainaire Lane which will require excavation through the east side of the property. If
water service is requested from Park Avenue, the water main will be required to be extended
approximately 75 feet at the property owner’s expense. (DWP)
f. Plans for Phase 3 construction shall indicate a one-inch service line and meter to serve a
residential fire sprinkler system for the dwelling unit. (DWP)
g. A building address will be assigned to the second dwelling unit at the time of submitted for
building permits for the Phase 3 construction. (FIRE, PLN)
h. Plans for Phase 3 construction shall indicate enclosed parking for two dwelling units in
compliance with Chapter 17.25 of the Development Code. As shown on Sheet A-2 of the
plans, a wall separating the two garage parking spaces is proposed to be constructed at the time
of Phase 3 of the project.
The following conditions and requirements shall be met during construction activities:
13.

During construction of the project, any temporary containers or storage of construction materials
shall comply with all rules and regulations adopted by the City of Big Bear Lake, including the
requirement to obtain all necessary encroachment permits from the City Engineering Department
if public right of way is proposed to be used. (B&S, ENG)

14.

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

15.

From the beginning of the first ground disturbing activity until the use has been released for
occupancy, the applicant shall have erosion control measures in place; and provide appropriate
dust control measures, per City standards, to minimize nuisance from dust at all times. Erosion
control measures shall follow NPDES Best Management Practices. (ENG, B&S)
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16.

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)

17.

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

The following conditions shall be met prior to issuance of a certificate of occupancy, final
inspection, and release of utilities:
18.

Property addresses shall be posted on each dwelling unit in compliance with the Fire Code
requirements contained in Municipal Code 15.40. For existing dwelling units, Municipal Code
Chapter 15.40 requires posting of addresses as was required at the time of initial construction. For
new dwelling units, Numbers or addresses shall be a minimum of 4 inches high with a minimum
stroke of 0.5 inch and shall be internally illuminated by means of a low voltage power source
during the hours of darkness. (FIRE)

19.

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

20.

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

21.

If two trees are removed for the Phase 3 construction, then two trees shall be replanted on the
property as shown on Sheet C-1 of the plans. Tree replacement shall occur in compliance with
Development Code Chapter 17.10, specifically with respect to tree size and tree species. (PLN)

The following are on-going conditions of operation:
22.

All applicable codes and ordinances shall apply, including but not limited to the 2010 California
Fire Code; California Code of Regulations, Title 19; and those portions of the 2010 California
Building Code, adopted by the State Fire Marshal. (FIRE, PLN)
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23.

At all times, the property shall be used in conformance with Development Code Chapter 17.25. If
one dwelling unit exists on the property, the property owner may be eligible to use the residence
under the Transient Private Home Rental program. However, once a second dwelling unit is
constructed on the property, neither dwelling unit is eligible to be operated as a Transient Private
Home Rental. (PLN, CODE)

End of Conditions
B & S – Building and Safety Division
FIRE – Fire Department
PLN – Planning Department
ENG – Engineering Division
DWP – Department of Water
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ATTACHMENT 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
Project Title:

FROM:

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

Plot Plan Review 2013-110
Project Location - Specific: 41213 Park Avenue, APN 309-043-10, in the City of Big Bear Lake, San
Bernardino County, California
Description of Project:
To alter a nonconforming residence to enclose a 152 square foot patio, construct a 960 square foot garage
and workshop, and to construct a second dwelling unit of 2,240 square feet on the property.
Name of Public Agency Approving Project:
City of Big Bear Lake, Planning Commission
Name of Person or Agency Carrying out Project:
Kenn and Marsha Coil, property and business owner.
Exempt Status: (check one) (State type and section number)
XX Categorical Exemption.
Sections: 15301, Class 1
Reasons why project is exempt:
This section exempts additions to existing structures of less than 10,000 square feet in areas served by all
public services and facilities, to allow for maximum development permissible in the General Plan, and in
areas that are not environmentally sensitive.
Lead Agency or Contact Person:
Janice Etter, City Planner
Date: September 18, 2013

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

