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Mission Statement 

Highland is dedicated to the betterment of the individual, the family, the neighborhood and the 
community. The City Council and the staff of Highland are dedicated to providing the quality of public 

facilities and services that its citizens are willing to fund and will do so as efficiently as possible. 
  

1 



Planning Commission Regular Meeting Agenda  February 17, 2026 
 

In compliance with the Brown Act, any writings or documents provided to a majority of the legislative body regarding 
any item on this agenda, that are not exempt from disclosure under the California Public Records Act, will be made 
available for public inspection at City Hall, 27215 Base Line Highland, CA 92346, during normal business hours. 
Such documents will also be made available on the City’s website at www.highlandca.gov. 
  
In compliance with the Americans with Disabilities Act (ADA), if you need special assistance, please contact the City 
Clerk’s office at (909) 864-6861, ext. 226, at least 72 hours prior to the meeting for any requests for reasonable 
accommodations, including interpreters. 
  
Levine Act: Pursuant to Government Code Section 84308, any party to a City proceeding must disclose on the record 
any campaign contributions made to a member of the City Council (or commission) in excess of $500 in the past 12 
months. This disclosure requirement includes contributions by the party’s agent and aggregated contributions from 
persons or entities related to the party. Please make the disclosure as soon as possible, but no later than the 
beginning of the proceeding.  
 

 
Call to Order  
Pledge of Allegiance  
Public Comment 
To address the Planning Commission, please complete a speaker form located at the entrance and 
give it to the Administrative Assistant prior to the beginning of the meeting. Your name will be called 
when it is your turn to speak. Individual speakers are limited to 3 minutes each. For those wishing to 
make public comments by email, please submit your comments by 5:00 p.m. on DATE, to 
publiccomment@highlandca.gov. If you are submitting a public comment pertaining to an item on the 
agenda, please identify the agenda item number. Members of the public may submit comments on 
public hearing items at any time before the meeting, as well as during the meeting up until the close 
of the public hearing for the respective item. 
Planning Commission Consent Calendar  
1. Minutes - January 20, 2026 Planning Commission Regular Meeting 

 Approve the minutes as submitted.  

Planning Commission Legislative  
2. Election of Chair and Vice Chair 

 Staff recommends the Planning Commission conduct an Election for Chair and Vice Chair 

Planning Commission Public Hearing  
3. An application by Patriot USICVI 5th Street, LLC to construct a 173,976 square foot tilt-up 

warehouse at the southeastern convener of 5th Street and Victoria Avenue requiring the 
annexation of a .56 acre parcel from the City of San Bernardino into the City of Highland; General 
Plan Amendment (GPA 23-001) to expand the City's Sphere of Influence, Zone Change (ZC 23-
001) to Pre-Zone the .56 acre parcel Business Park (BP), Conditional Use Permit (CUP 22-014) 
to permit the development of a warehouse, Design Review Application (DRA 22-023) for review 
of the site development plans, and Tentative Parcel Map No. 20621 (TTM 23-001) to consolidate 
eleven (11) parcels into one (1) parcel (Continued from January 20, 2026). 

 Continue to the item to March 17, 2026. 

4. Request for a one-year Extension of Time (EXT 25-008) for Conditional Use Permit (CUP-21-
001), Design Review Application (DRA 21-001), Lot Line Adjustment (LLA 21-001) and Design 
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Planning Commission Regular Meeting Agenda  February 17, 2026 
 

Review Application (DRA 21-001B), entitlements related to the development of two (2) drive-thru 
restaurants on approximately 2.04 acres located at the northeast corner of Base Line and 
Buckeye Street, Highland (APN 1200-421-02 and -03). 

 Adopt Resolution No. 26 – ____, approving Extension of Time application (EXT 25-008) for a 
one (1) year extension of time for Conditional Use Permit (CUP 21-001), Design Review 
Application (DRA 21-001), Lot Line Adjustment (LLA 21-001) and Design Review Application 
(DRA 21-001B), subject to the amended Conditions of Approval and Findings of Fact.  

Announcements  
Adjourn  
  

 
Certification 
I, Camille Duarte, Administrative Assistant III, or my designee, hereby certify that the foregoing agenda 
was posted on our website at www.highlandca.gov and in the following designated areas: Highland 
Branch Library (7863 Central Avenue), Fire Station No. 1 (26974 Base Line), and City Hall (27215 
Base Line) at least seventy-two (72) hours prior to the meeting per Government Code Section 
54954.2.  
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Staff Report 
To the Planning Commission 

 
 

 
Date:  February 17, 2026 

From:  Lawrence Mainez, Community Development Director 

Reviewed By:  Lawrence Mainez, Community Development Director 

Prepared By:  Camille Duarte, Administrative Assistant III 

Subject:  Minutes - January 20, 2026 Planning Commission Regular Meeting 

 
Recommendation:  
Approve the minutes as submitted.  
 
Fiscal Impact: 
None. 
 
Public Notice: 
The agenda for this item was posted at the three locations per Resolution No. 2011-047 and 
on the City’s website.  
 
Project Detail: 
None. 
 
Attachments: 
1. PC Minutes 01-20-2026 
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PLANNING COMMISSION REGULAR MEETING MINUTES  
January 20, 2026 – 6:00 P.M. 
 

CALL TO ORDER 
The regular meeting of the Planning Commission of the City of Highland was called to order at 6:00 
p.m. by Chair Hamerly at the Donahue Council Chambers, 27215 Base Line, Highland, California. 
 
 
 Present: Chair   Randall Hamerly  
   Vice Chair  Chandra Thomas 
   Commissioner Nicole McCance 
   Commissioner  Jarrod Miller 
   Commissioner  Brent Merideth 
    

Staff Present:   Lawrence Mainez, Community Development Director  
 Kim Stater, Assistant Community Development Director   
 Angela Tafolla, Senior Planner 
 Camille Duarte, Administrative Assistant III      

 
 Chair Hamerly led the Pledge of Allegiance.  
 
COMMUNITY INPUT (ITEMS NOT ON THE AGENDA) 
 
None. 
 
CONSENT CALENDAR 
 

1. Minutes from November 18, 2025 Regular Meeting.  
   
A MOTION was made by Commissioner Miller and seconded by Commissioner McCance to 
approve the minutes as amended. Motion 5-0.  

 
2. Minutes from December 16, 2025 Regular Meeting.  

 
A MOTION was made by Commissioner Merideth and seconded by Commissioner Thomas 
to approve the minutes as submitted. Motion 5-0.  
 

PUBLIC HEARINGS 
 

3. An application by Patriot USICVI 5th Street, LLC to construct a 173,976 square foot tilt-up 
warehouse at the southeastern convener of 5th Street and Victoria Avenue requiring the 
annexation of a .56 acre parcel from the City of San Bernardino into the City of Highland; 
General Plan Amendment (GPA 23-001) to expand the City's Sphere of Influence, Zone 
Change (ZC 23-001) to Pre-Zone the .56 acre parcel Business Park (BP), Conditional Use 
Permit (CUP 22-014) to permit the development of a warehouse, Design Review Application 
(DRA 22-023) for review of the site development plans, and Tentative Parcel Map No. 20621 
(TTM 23-001) to consolidate eleven (11) parcels into one (1) parcel. 
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Assistant Community Development Director Stater stated the Applicant requested to continue 
the item until February 17, 2026.  
 
A MOTION was made by Chair Hamerly and seconded by Commissioner McCance to 
continue the agenda item no. 3 to February 17, 2026. Motion 5-0.  
 

4. General Amendment and Zone Change in accordance with the City's certified 6th Cycle 
Housing Element Program 33, requiring upzoning of moderate to high resource areas on the 
easterly portion of the City to a maximum residential density of thirty (30) dwelling units per 
acre (du/ac) (with a density range of 20 du/ac to 30 du/ac) (GPA 025-001/ZC 025-001) 
Senior Planner Tafolla presented the staff report.  

Chair Hamerly opened the public hearing. 

Commissioner Miller asked based on the map, the higher density development could go 
anywhere in the tan color area? (proposed zone change area)  

Senior Planner Tafolla stated it’s a floating five acre area. 

Commissioner Miller asked the Mitigated Negative Declaration is based on any future 
development and would have to do its own The California Environmental Quality Act (CEQA) 
analysis, correct?  

Senior Planner Tafolla stated correct.  

Commissioner Miller asked will the developer be required to provide the amendment density 
or would they have the freedom to go less density if they choose to?  

Assistant Community Development Director Stater stated it depends on if the developer 
is going to utilize the entire site and somewhere within that site needs to be 5 acres of the 
approved density. If it were developed in smaller phases, then it may not be the first phase 
that gets developed and it would not be included potentially.  

Chair Hamerly stated the progression of discussions that we had with separate developers on 
the Golden Triangle area. If there was a maximum threshold that was zoned into this block of 
land and they achieved it before they developed theoretically the last five acres, would that 
mean that regardless of the density that had been investigated for each of those respective 
projects. If the last five acres, had not been done to that point, would be able to develop at the 
threshold up to 30 units per acre?  

Assistant Community Development Director Stater stated I think so, similar to what we did in 
the Golden Triangle, even though we were developing earlier phases, it was looked at every 
time there was a project.  

Chair Hamerly stated right now it's a single ownership, and the chances of the developers 
coming in and doing a Specific Plan then parceling it out is pretty high.  
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Assistant Community Development Director Stater stated that is why the asterisks 
helps because it keeps the project as one. It is always going to be reviewed as this whole 
project area gets developed to ensure that the last five acres, for example are not steep 
hillside or full of woolly stars that have no potential.  

Chair Hamerly stated if we know that at least five acres are going to have the higher density, 
can that be a minimum box that has to be checked in order to approve a Specific Plan? 

Assistant Community Development Director Stater stated the difficulty with a project like this 
was can't condition a Zone Change.  

Chair Hamerly closed the public hearing.  

A MOTION was made by Commissioner Merideth and seconded by Vice Chair Thomas to 
adopt Resolution No. 2026 - 001, recommending the City Council:  
 
•   Adopt a Negative Declaration, and instruct staff to file a Notice of Determination;    
 
•   Approve General Plan Land Use Amendment (GPA 25-001), to amend designated 
Assessor’s Parcel Numbers  0297-201-07, 0297-061-50, 0297-061-07, 0297-061-42, 0297-
061-26, 0297-061-13, 0297-061-25, and 0297-021-44 as Planned Development (PD); and 
 
•   Conduct First Reading and Introduce an Ordinance to Rezone (ZC 25-001) designated 
Assessor’s Parcel Numbers 0297-201-07, 0297-061-50, 0297-061-07, 0297-061-42, 0297-
061-26, 0297-061-13, 0297-061-25, and 0297-021-44 as Planned Development (PD). 
Motion carried, 5-0.  

RESOLUTION NO. 2026 – 001 
A RESOLUTION OF THE HIGHLAND PLANNING COMMISSION RECOMMENDING 
THE CITY COUNCIL ADOPT A NEGATIVE DECLARATION,  APPROVE GENERAL 
PLAN AMENDMENT (GPA 25-001) AND ZONE CHANGE (ZC 25-001) TO CHANGE THE 
GENERAL PLAN AND ZONING DESIGNATION OF APPROXIMATELY 89 ACRES OF 
EXISTING AGRICULTURAL/EQUESTRIAN (AG/EQ) TO PLANNED DEVELOPMENT 
(PD) LAND USE AND ZONING GENERALLY LOCATED ALONG GREENSPOT ROAD 
BETWEEN THE MEDITERRA PLANNED DEVELOPMENT MEDITERRA PARKWAY ON 
THE WEST AND THE OLD GREENSPOT ROAD HISTORIC IRON BRIDGE ON THE 
EAST WITHIN THE CITY OF HIGHLAND.  ASSESSOR’S PARCEL NUMBERS: 0297-
201-07, 0297-061-50, 0297-061-07, 0297-061-42, 0297-061-26, 0297-061-13, 0297-061-
25, AND 0297-021-44. 
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ANNOUNCEMENTS 
 
 None. 
 
ADJOURN 
 
There being no further business, Chair Hamerly declared the meeting adjourned at  6:18 p.m. 
 
 
Submitted by:      Approved by:  
 
 
__________________________________  _________________________________ 
Camille Duarte, Administrative Assistant III  Randall Hamerly, Chair
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Staff Report 
To the Planning Commission 

 
 

 
Date:  February 17, 2026 

From:  Lawrence Mainez, Community Development Director 

Reviewed By:  Lawrence Mainez, Community Development Director 

Prepared By:  Camille Duarte, Administrative Assistant III 

Subject:  Election of Chair and Vice Chair 

 
Recommendation:  
Staff recommends the Planning Commission conduct an Election for Chair and Vice Chair 
 
Fiscal Impact: 
None.  
 
Public Notice: 
The agenda for this item was posted at the three locations per Resolution No. 2011-047 and 
on the City’s website.  
 
Project Detail: 
In accordance with the Resolution No. 80-19, section 3.1(b), the Planning Commission will 
annually meet to appoint a Chair and Bice Chair for coming year. Staff will take nominations 
and the vote for Chair. After the appointment of the Chair, staff will turn the meeting over to the 
newly appointed Chair who will then take nominations and vote for Vice Chair  
 
Attachments: 
None 
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Staff Report 
To the Planning Commission 

 
 

 
Date:  February 17, 2026 

From:  Lawrence Mainez, Community Development Director 

Reviewed By:  Lawrence Mainez, Community Development Director 

Prepared By:  Kim Stater, Assistant Community Development Director 

Subject:  An application by Patriot USICVI 5th Street, LLC to construct a 173,976 
square foot tilt-up warehouse at the southeastern convener of 5th 
Street and Victoria Avenue requiring the annexation of a .56 acre parcel 
from the City of San Bernardino into the City of Highland; General Plan 
Amendment (GPA 23-001) to expand the City's Sphere of Influence, 
Zone Change (ZC 23-001) to Pre-Zone the .56 acre parcel Business 
Park (BP), Conditional Use Permit (CUP 22-014) to permit the 
development of a warehouse, Design Review Application (DRA 22-023) 
for review of the site development plans, and Tentative Parcel Map No. 
20621 (TTM 23-001) to consolidate eleven (11) parcels into one (1) 
parcel (Continued from January 20, 2026). 

 
Recommendation:  
Continue to the item to March 17, 2026. 
 
Fiscal Impact: 
There is no fiscal impact related to the continuance. 
 
Public Notice: 
The agenda for this item was posted at the three locations per Resolution No. 2011-047 and 
on the City’s website.  
 
Project Detail: 
On January 20, 2026, the Planning Commission continued the item to February 17, 2026, to 
give staff an opportunity to review and respond to a public comment letter from the law firm 
Shute, Mihaly and Weinberger. Due to the comlexity of the comments, staff asks the 
Commission to continue the item to March 17, 2026. 
 
Attachments: 
None 
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Staff Report 
To the Planning Commission 

 
 

 
Date:  February 17, 2026 

From:  Lawrence Mainez, Community Development Director 

Reviewed By:  Kim Stater, Assistant Community Development Director 

Prepared By:  Travis Trejo, Assistant Planner 

Subject:  Request for a one-year Extension of Time (EXT 25-008) for Conditional 
Use Permit (CUP-21-001), Design Review Application (DRA 21-001), 
Lot Line Adjustment (LLA 21-001) and Design Review Application (DRA 
21-001B), entitlements related to the development of two (2) drive-thru 
restaurants on approximately 2.04 acres located at the northeast corner 
of Base Line and Buckeye Street, Highland (APN 1200-421-02 and -
03). 

 
Recommendation:  
Adopt Resolution No. 26 – ____, approving Extension of Time application (EXT 25-008) for a 
one (1) year extension of time for Conditional Use Permit (CUP 21-001), Design Review 
Application (DRA 21-001), Lot Line Adjustment (LLA 21-001) and Design Review Application 
(DRA 21-001B), subject to the amended Conditions of Approval and Findings of Fact.  
 
Fiscal Impact: 
Staff time for the review of the project and preparation of the staff report is covered by the 
application fee provided by the Applicant. 
 
Public Notice: 
The agenda for this item was posted at the three locations per Resolution No. 2011-047 and 
on the City’s website.  
 
Project Detail: 
ENVIRONMENTAL REVIEW: The original entitlements for Conditional Use Permit (CUP 21-
001), Lot Line Adjustment (LLA 21-001), and Design Review Application (DRA 21-001) were 
subject to an Initial Study / Mitigated Negative Declaration (IS/MND) as part of the CEQA 
review process. The City, as the Lead Agency, oversaw preparation of the Initial Study / 
Mitigated Negative Declaration (IS/MND) and determined that the proposed project could 
result in potentially significant environmental impacts related to Biological Resources, for the 
habitat disturbance to state and federally protected nesting birds. A Mitigation Monitoring and 
Reporting Program was adopted by the Commission on January 18, 2022 and a Notice of 
Determination was filed on January 19, 2022.  
 
PUBLIC NOTICE:    As required by City Council Resolution, notice of the public hearing was 
posted at the City’s three designated posting locations. On February 3, 2026, a legal 
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advertisement was published in the SB Sun. In addition, the notice was posted on the City’s 
website and mailed to property owners within 300 feet of the project site as well as those who 
previously requested notice. 
 
PUBLIC COMMENT: Staff has not received any public comments in response to the project 
notice at the time of preparing this staff report. 
 
DESCRIPTION OF THE SITE:    The project site is located at the northeast corner of Base 
Line and Buckeye Street and consists of two (2) adjacent parcels comprising 2.04 acres in 
total (Attachment 1 - Area Map). The property is currently vacant, with little to no vegetation 
and has remained in this state since prior to the City’s incorporation in 1987.  
 
Surrounding Land Uses 
 
North: Single Family Homes 
South: Starbucks Coffee and Popeyes Chicken restaurants, 76 Gas Station and convenience 
store 
East: 210 Freeway 
West: Smart & Final Grocery Store 
  
Location     General Plan Zoning 

Site: Mixed Use (MU) Mixed Use (MU) 

North: Low Density (LD) Single Family Residential (R-
1) 

South: Mixed Use (MU) Mixed Use (MU) 

East: Not Applicable (N/A) Not Applicable (N/A) 

West: Mixed Use (MU) Mixed Use (MU) 
 
The project site is located approximately one (1) mile southwest of the San Andreas 
Earthquake Fault and does not fall within the Alquist-Priolo Earthquake Fault Zone. 
Additionally, the project site is not located within a FEMA flood zone. 
 
PREVIOUS ACTION:  
 
On January 18, 2022, the Planning Commission adopted: 

• Resolution No. 2022-003, approving Conditional Use Permit (CUP-21-001), Design 
Review Application (DRA-21-001), and Lot Line Adjustment (LLA-21-001) for the 
entitlement of two drive-through restaurants and the site design. 

 
On December 6, 2022, the Planning Commission adopted: 

• Resolution No. 2022-45 approving Design Review Application (DRA 21- 001B) for the 
site design of the second restaurant, a 4,050 square foot multi-tenant drive-through. 

 
On February 4, 2025, the Planning Commission adopted: 
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•  Resolution No. 2025-000 approving extension of time (EXT 24-003) for Conditional Use 
Permit (CUP-21-001), Design Review Application (DRA 21-001), Lot Line Adjustment 
(LLA 21-001) and Design Review Application (DRA 21-001B). 

 
BACKGROUND: The original approval in January of 2022, consisted of the creation of two (2) 
relatively equal sized parcels, the approved land use, the site plan, the landscape plan, the 
grading plan, as well as building elevations for the two (2) speculative restaurant pads (El Pollo 
Loco and The Habit). However, the building elevations presented to the Planning Commission 
at the time on Pad A were for a standard El Pollo Loco restaurant (2,560 sf) that was not 
configured or oriented south-facing for the specific location on this site. Additionally, the 
building elevations proposed and approved on Pad B were for a block stucco exterior design 
consistent with the rest of the General Plan’s Town Center Policy Area and not unique to The 
Habit’s current restaurant designs (4050 sf). 
 
Following the January 18, 2022, Planning Commission meeting, The Habit’s corporate team 
proposed a revised building exterior for Pad B that was more consistent with their current 
corporate design. Thus, Design Review Application (DRA 21-001B) was submitted and 
approved amending the approved Design Review Application (DRA 21-001) to allow The Habit 
to move forward with opening at Pad B independently.  
 
ANALYSIS: The respective applications were originally approved on January 18, 2022, for a 
three (3) year span, set to expire on January 18, 2025. The Highland Municipal Code allows 
for the recordation deadline for applications to be extended by a total of three (3) years. The 
approval of the first Extension of Time (EXT 24-003) application pushed the expiration date of 
the applications Conditional Use Permit (CUP-21-001), Design Review Application (DRA 21-
001), Lot Line Adjustment (LLA 21-001) to January 18, 2026. Design Review Application (DRA 
21-001B) was extended to December 6, 2026. 
 
This Extension of Time (EXT 25-008) application is proposing to extend the expiration date of 
the applications Conditional Use Permit (CUP-21-001), Design Review Application (DRA 21-
001), Lot Line Adjustment (LLA 21-001) to January 18, 2027 and Design Review Application 
(DRA 21-001B) to December 6, 2027. 
 
The Applicant explained in the Extension of Time Request Letter, submitted as part of the 
Extension of Time (EXT 25-008) application, that they are making progress to find suitable 
tenants for their site, through leasing negotiations. An ongoing discussion on the proposed 
traffic signal on the corner of Base Line and Buckeye Street is also progressing towards a 
solution that is agreeable for all parties involved (Attachment 2 - Extension of Time Letter). 
 
The original CUP, DRA, and LLA conditions previously approved will remain in effect.  In 
compliance with HMC Section 16.08.200.B.5, findings have been made that granting of the 
extension will not be detrimental to the public health, safety or welfare or materially injurious to 
properties or improvements in the vicinity.  Staff recommends the Planning Commission to 
approve the extension of time to allow the applicant to continue moving forward on this project. 
  
 
Attachments: 
1. Area Map 
2. Extension of Time Letter 
3. Project Plans 
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4. Planning Commission Resolution No. 2022-003 
5. Planning Commission Resolution No. 2022-045 
6. Planning Commission Resolution No. 2025-001 
7. Planning Commission Resolution No. 2026-___ 
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Attachment 1:  

 
Area Map 
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Area Map 
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Attachment 2:  

 
Extension of Time Letter 
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January 6, 2026 

 

Lumar Devco IV 

3835 Birch Street 

Newport Beach, CA 92660 

 

City of Highland 

Community Development Department Planning Division 

27215 Base Line, Highland, CA 92346 

Subject: Extension of Time Application 

 

Dear City of Highland, 

Applicant Lumar Devco IV is seeking an additional 1-year extension of time for the receipt of 
entitlements for the development of the parcel located at NWQ of Hwy 210 and Baseline St. in 
Highland. 

Between ongoing traffic signal studies as well as the cooperation from the neighboring MG 
Gasoline and Starbucks/Popeye’s property owners - finalizing planning and construction of the 
traffic signal has not been the easiest endeavor. Due to this ongoing situation, plus the added fact 
that the site had been entitled, pending the now proposed signal location - Lumar Devco IV has lost 
multiple prospective tenants, including creditworthy and nationally recognized restaurants. 

Lumar Devco IV believes that granted such desired extension of time - our team, along with 
the cooperation of all parties involved, can help to finalize the development of the Lumar Devco IV 
parcel. 

Thank you and we look forward to hearing back from you. 

Sincerely, 

Lumar Devco IV 

19 



 
Attachment 3:  

 
Project Plans 
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RESOLUTION NO. 2022 - 045

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF HIGHLAND, 
CALIFORNIA, APPROVING DESIGN REVIEW APPLICATION ( DRA 21- 001B) FOR

THE CONSTRUCTION OF A 4,050 SQUARE FOOT MULTI -TENANT DRIVE- THRU
RESTAURANT BUILDING ON APPROXIMATELY 1. 1 ACRES AT THE NORTHEAST
CORNER OF BASE LINE AND BUCKEYE STREET. 

ASSESSOR' S PARCEL NUMBERS: 1200- 421- 02

APPLICANT: MARINITA DEVELOPMENT

A. RECITALS

1. On January 4, 2021, the Applicant submitted applications for Conditional Use
Permit ( CUP 21- 001), Design Review Application ( DRA 21- 001), and Lot Line

Adjustment ( LLA 21- 001) for the development of two ( 2) drive- thru restaurant

buildings on approximately 2. 04 acres at the northeast corner of Base Line and
Buckeye Street. Assessor' s Parcel Numbers: 1200- 421- 02 & - 03. 

2. On January 18, 2022, the Planning Commission adopted Resolution No. 2022- 
003, approving Conditional Use Permit ( CUP 21- 001), Lot Line Adjustment ( LLA

21- 001), and Design Review Application ( DRA 21- 001) for a commercial

development consisting of a 2, 560 square foot and 4, 050 square foot multi -tenant
drive- thru restaurant building on approximately 2. 04 total acres at the northeast
corner of Base Line and Buckeye Street. 

3. Pursuant to the California Environmental Quality Act, the project was subject to
an Initial Study / Mitigated Negative Declaration ( IS/ MND) as part of the CEQA
review process. The City, as the Lead Agency, oversaw preparation of the
preparation of the Initial Study / Mitigated Negative Declaration ( IS/ MND) and

has determined that the proposed project could result in potentially significant
environmental impacts related to Biological Resources for the habitat disturbance

to state and federally protected nesting birds. However, a thorough analysis of
the impacts was completed during the preparation of the Mitigated Negative
Declaration and appropriate Mitigation Measures were provided for this project. A
Notice of Determination was filed on January 19, 2022. 

4. In October of 2022, The Habit' s corporate team proposed a revised building
exterior that is more consistent with their current corporate design. Design

Review Application ( DRA 21- 001 B) is an amendment to the approved Design

Review Application ( DRA 21- 001) to further define the design characteristics of

The Habit. 

5. 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 Highland as follows: 

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

2. The City of Highland Planning Commission after due consideration, inspection, 
investigation and study made by itself and on its behalf, and after due

consideration of all evidence and reports offered at said hearing, including the
staff report to the Planning Commission dated December 6, 2022, which is
incorporated herein by this reference, does find and determine the following
facts: 

a. All necessary public hearings and opportunities for public testimony and
comment have been conducted in compliance with State law and the

Municipal Code of the City of Highland. 

3. Findings of Fact for Design Review Application ( DRA 21- 001B) 

Based on the Findings below, the Planning Commission herby finds: 

a. That the proposed project is consistent with the related Conditional Use
Permit. 

Response: The proposed drive- thru restaurant building is located on a 1. 1 acre
site designated by the General Plan as Mixed Use. Per Highland Municipal
Code Section 16. 22. 030, single use commercial projects located within the
Mixed Use land use and zoning designation are subject to the Neighborhood
Commercial development standards. Thus, according to the Neighborhood
Commercial development standards, the approval of fast food restaurants is

subject to a Conditional Use Permit, which was approved January 18, 2022. 
The restaurant building satisfies the setback requirements and onsite parking
spaces necessary to comply with the City' s general development standards for
commercial projects. 

b. That the proposed use is in accordance with the objectives of this title ( Title
16), and the purposes of the land use district in which the site is located. 

Response: As aforementioned, the proposed project is located on a vacant
property located within the Town Center Policy Area and zoned for Mixed Use
developments. The proposed project involves a drive-thru fast food restaurant
with vehicular access off of Base Line and Buckeye Street. The amended

Design Review Application ( DRA 21- 001B) will modify the approved elevations
for the building at Pad B to a modern aesthetic consistent with The Habit' s
current corporate design. All other aspects pertaining to the conceptual
landscape plan, site plan, vehicular circulation, parking spaces, hours of

operation and grading plan that were reviewed by the Planning Commission
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and approved for Design Review Application ( DRA 21- 001) shall be applied to

Design Review Application ( DRA 21- 001 B) 

c. That the proposed use is in compliance with city design and landscape
standards and criteria. 

Response: 

The proposed building elevations are consistent with the modern corporate
design schemes for The Habit. The concept design provided for The Habit at
Pad B Pad A will also complement the modern design proposed by El Pollo
Loco at Pad A as well. There is also a lattice gazebo proposed outside the
customer entrance at Pad B that integrates images of historic crate labels to

help offset the modern design of the building. 

d. That the proposed use, together with the conditions applicable thereto, will not
be detrimental to the public health, safety, or welfare or will not be materially
injurious to properties or improvements in the vicinity of the site. 

Response: This proposed project was subject to an Initial Study / Mitigated

Negative Declaration ( IS/ MND) as part of the CEQA review process. A

thorough analysis of the project was done and potential impacts to Biological
Resources related to the potential habitat disturbance of state and federally
protected nesting birds were discovered. Appropriate mitigation measures to
reduce the impacts to an acceptable, less than significant level were adopted. 

The project has also been reviewed by Planning, Engineering, Building and
Safety, Fire, and the Police Department. With implementation of certain

conditions of approval that are necessary to safeguard and protect the public
health, safety, and welfare, the approval of this amendment to Design Review
Application ( DRA 21 -00 1) for the proposed project will not adversely affect the
public health, safety, and welfare. A Notice of Determination was filed on

January 19, 2022. 

Exhibit 1 attached includes the Design Review Application ( DRA 21- 001B) 

Conditions of Approval. 

6. Based on the Findings of Fact and Conclusions set forth above, the Planning
Commission approves Design Review Application ( DRA 21- 001 B). 
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C. ADOPTION OF RESOLUTION

The City Clerk shall certify to the adoption of this Resolution and shall cause the same
to be published or posted in the manner prescribed by law. 

PASSED, APPROVED and ADOPTED this 6t" day of December 2022. 

ATTEST: 

a A
Randall Hamerly, Chairman
Planning Commission

rence A. Mainez

Community Development Directo
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Exhibit 1: 

Conditions of Approval (DRA 21- 001 B) 
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CITY OF HIGHLAND

PLANNING DIVISION CONDITIONS OF APPROVAL

Date: December 6, 2022

Applicant: Marinita Development

File/ Index: Design Review Application ( DRA 21- 001 B) —[ Related Projects: Conditional

Use Permit ( CUP 21- 001), Design Review Application ( DRA 21- 001), and

Lot Line Adjustment ( LLA 21- 001)] 

Proposal: Revised building elevations related to the construction of a 4, 050 square
foot multi -tenant drive- thru restaurant building on approximately 1. 1 acres
at the northeast corner of Base Line and Buckeye Street previously
approved under Design Review Application ( DRA 21- 001). 

Location: Northeast corner of Base Line and Buckeye Street

Assessor' s Parcel Numbers: 1200- 421- 02

PLANNING CONDITIONS OF APPROVAL

Note: These Conditions represent Planning Division Conditions only and are meant to
be only one part of the Project' s overall Conditions that include Engineering, Fire

Department and Building and Safety Conditions of Approval. All required on -site and off - 

site improvements shall be completed and approved prior to final inspection for
occupancy, except where noted. 

This Design Review Application ( DRA 21- 001 B) is conditionally approved, subject to

compliance with the requirements as specified below. The Conditions listed below are

continuing Conditions; failure of the Applicant and/ or operator to comply with any/ all
Conditions at any time shall result in initiating revocation of the subject permit. 

1) This Design Review Application ( DRA 21- 001 B) shall become null and void: 

a. Unless all Conditions have been complied with and the occupancy or use

of the land or existing structures authorized by such Conditional Use Permit
has taken place within thirty- six ( 36) months after the approval of said

Design Review Application. 

b. Where circumstances beyond the control of the Applicant cause delays

which do not permit compliance within the time limitation established in this
Section, the Planning Commission may grant an extension of time every
subsequent twelve ( 12) months, not to exceed thirty-six (36) months in total. 
Applications for such extensions of time must be set forth, in writing, by
reasons for this extension and shall be filed together with a fee as

established by the City Council, with the Planning Department sixty ( 60) 
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calendar days before the expiration of the Design Review Application ( DRA
21- 001 B). 

2) The subject Design Review Application ( DRA 21- 001 B) is an amendment to the
approved Design Review Application ( DRA 21- 001) to separate the two restaurant

pads and allow Pad B to be developed independently of Pad A. 

3) The subject Design Review Application ( DRA 21- 001 B) pertains to the revision of
building elevations related to the construction of a 4, 050 square foot multi -tenant
drive-thru restaurant building on approximately 1. 1 acres at the northeast corner
of Base Line and Buckeye Street previously approved under Design Review
Application ( DRA 21- 001). 

4) The conceptual landscape plan, site plan, vehicular circulation, parking spaces, 
hours of operation and grading plan that were approved for Design Review
Application ( DRA 21- 001) via Resolution No. 2022- 003 shall be applied to Design
Review Application ( DRA 21- 001 B) 

5) The project shall implement the development standards and uses approved for
the Neighborhood Commercial land use and zoning designation, as single use
commercial projects within the Mixed Use zone are subject to the Neighborhood
Commercial development standards. 

6) All ground mounted, as well as wall mounted mechanical, electrical, or gas

equipment shall be screened from public view by the use of landscaping and/ or
architectural treatments compatible with the adjoining Building' s architectural
design. 

7) All rooftop mounted mechanical equipment shall be screened from public view. 
This can be accomplished by Architectural Treatments of parapets equal in height
to the tallest piece of roof -mounted equipment. 

8) The Development Impact Fees shall be calculated and paid in accordance with
City policy. 

9) Prior to the issuance of Building Permits, a copy of the Utility Plan shall be
submitted for review and approval. The Utility Plan shall show the location of all
proposed above ground electrical transformers, utility cabinets, back flow devices, 
fire department detector check valves, etc. 

10) Revisions, modification, or deletions of associated Plans must be submitted to the

Planning Division for review and approval. Revisions may require additional review
by the Planning Commission. 

11) The Applicant shall submit a supplementary Design Review Application ( DRA 21- 
001A), including a Site Plan, Conceptual Landscape Plan, Building Elevations, and
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Materials Board, regarding the building at Pad A for approval by the Planning
Commission. 

12) Indemnity, Duty to Defend and Obligation to Pay Judgments and Defense Costs, 
Including Attorneys' Fees, Incurred by the City. The Applicant shall defend, 
indemnify, and hold harmless the City, its elected officials, officers, employees, 
volunteers, agents, and those City agents serving as independent contractors in
the role of City officials ( collectively " Indemnitees") from and against any claims, 
damages, actions, causes of actions, lawsuits, suits, proceedings, losses, 

judgments, costs, and expenses ( including, without limitation, attorneys' fees or
court costs) in any manner arising out of or incident to the Planning Commission' s
actions, this approval including any conditions of approval, the City Council' s
actions, related entitlements, or the City' s environmental review thereof. The
Applicant shall pay and satisfy any judgment, award or decree that may be
rendered against City or the other Indemnitees in any such suit, action, or other
legal proceeding. The City shall promptly notify the Applicant of any claim, action, 
or proceeding and the City shall reasonably cooperate in the defense. If the City
fails to promptly notify the Applicant of any claim, action, or proceeding, or if the
City fails to reasonably cooperate in the defense, the Applicant shall not thereafter
be responsible to defend, indemnify, or hold harmless the City or the Indemnitees. 
The City shall have the right to select counsel of its choice. The Applicant shall
reimburse the City, and the other Indemnitees, for any and all legal expenses and
costs incurred by each of them in connection therewith or in enforcing the
indemnity herein provided. Nothing in this condition shall be construed to require
the Applicant to indemnify Indemnitees for any claim arising from the sole
negligence or willful misconduct of the Indemnitees. In the event such a legal

action is filed challenging the City' s determinations herein or the issuance of the
approval, the City shall estimate its expenses for the litigation. The Applicant shall
deposit said amount with the City or, at the discretion of the City, enter into an
agreement with the City to pay such expenses as they become due. 
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STATE OF CALIFORNIA ) 

COUNTY OF SAN BERNARDINO ) 

CITY OF HIGHLAND ) 

I, Camille Goritz, Administrative Assistant III of the City of Highland, 

California, do hereby certify Resolution No. 2022- 045 was duly and regularly adopted by

the Planning Commission of the City of Highland, California, at a regular meeting thereof

held on the 6th day of December 2022, by the following vote: 

AYES: Amaya, Hamerly, Miller, Thomas, Sutorus

NOES: None

ABSTAIN: None

ABSENT: None

ministrative Assistant II I
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RESOLUTION NO. 2025 —001

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
HIGHLAND APPROVING A ONE ( 1) EXTENSION OF TIME ( EXT 24-003) 
FOR CONDITIONAL USE PERMIT ( CUP 21- 001), DESIGN REVIEW

APPLICATION ( DRA 21- 001), LOT LINE ADJUSTMENT ( LLA 21- 001), 

AND DESIGN REVIEW APPLICATION ( DRA 21- 001 B), RELATED TO

THE DEVELOPMENT OF TWO ( 2) MULTI - TENANT DRIVE- THRU

RESTAURANT BUILDINGS LOCATED AT THE NORTHWEST

CORNERN OF BASE LINE AND BUCKEYE ST. 

ASSESSOR' S PARCEL NUMBER: 1200- 421- 02 & - 03

APPLICANTS: MARINITA DEVELOPMENT

A. RECITALS

On January 18, 2022, the Planning Commission adopted Resolution No. 2022- 
003, approving Conditional Use Permit ( CUP 21- 001), Design Review

Application ( DRA 21- 001), Lot Line Adjustment ( LLA 21- 001), and Certifying a
Mitigated Negative Declaration ( ENV 21- 004) for the development of two ( 2) 

drive- thru restaurant pads on approximately 2. 04 acres located at the northeast
corner of Base Line and Buckeye Street. 

2. On December 6, 2022, the Planning Commission adopted Resolution No. 
2022- 045, approving Design Review Application ( DRA 21- 001 B) for the

construction of a 4, 050 square foot multi -tenant drive- thru restaurant building
on approximately 1. 1 acres at the northeast corner of Base Line and Buckeye
Street. 

3. Pursuant to the California Environmental Quality Act, a Notice of Exemption for
Design Review Application ( DRA 21- 001B) was filed with the San Bernardino

County Clerk of the Board of Supervisors on December 14, 2022, No further
environmental review is required. 

4. The subject entitlements were valid for a period of three years, expiring on
January 18, 2025, and December 6, 2025. 

5. In December of 2024, the Applicant submitted an Extension of Time ( EXT 24- 
003) application to extend the expiration date of Conditional Use Permit ( CUP- 

21- 001), Design Review Application ( DRA- 21- 001), Lot Line Adjustment ( LLA- 

21- 001), an additional one ( 1) year to January 18, 2026 and Design Review

Application ( DRA 21- 001 B) to December 6, 2026. 

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

B. RESOLUTION

NOW THEREFORE, it is hereby found, determined and resolved by the Planning
Commission of the City of Highland as follows: 
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Section 1. The Planning Commission finds that all of the facts set forth in the Recitals, 
Part " A" of this Resolution, are true and correct. 

Section 2. Based upon substantial evidence presented to the Planning Commission
during February 4, 2025 Public Hearing, including public testimony and
written and oral Staff Reports, the Planning Commission finds as follows: 

a. All necessary Public Meetings and opportunities for public testimony
and comment have been conducted in compliance with State Law

and the Municipal Code of the City of Highland. 

Section 3. Findings of Fact

a. The Planning Commission finds that the Findings of Fact made in
Resolution No. 2025- 001 on February 4, 2025, for Extension of
Time ( EXT 24- 003) for Conditional Use Permit ( CUP- 21- 001), 

Design Review Application ( DRA- 21- 001), and Lot Line Adjustment

LLA- 21- 001) are true and correct and uphold all previous findings
as stated in the adopted Resolution No. 2022- 003 and 2022- 045. 

b. Granting of the extension will not be detrimental to the public health, 
safety, or welfare or materially injurious to properties or

improvements in the vicinity. 

Section 4. Based on the Findings of Fact and Conclusions set forth above, the

Planning Commission recommends approval of Extension of Time

Application No. 24- 003, subject to the original conditions of approval, 

granting a one ( 1) year Extension of Time, to January 18, 2026, for

Conditional Use Permit ( CUP- 21- 001), Design Review Application ( DRA- 

21- 001), Lot Line Adjustment ( LLA- 21- 001), and December 6, 2026 for

Design Review Application ( DRA 21- 001B) related to the development of

two ( 2) multi -tenant drive- thru restaurant buildings. 

C. ADOPTION OF RESOLUTION. 

The City Clerk shall certify to the adoption of this Resolution and shall cause the same to
be published or posted in the manner prescribed by law. 

PASSED, APPROVED AND ADOPTED this 4th day of February 2025. 

ATTEST: 

Randall Hamerly, Chair an L64rence A. Mainez, 

Planning Commission Community Development erector
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STATE OF CALIFORNIA ) 

COUNTY OF SAN BERNARDINO ) 

CITY OF HIGHLAND ) 

I, Camille Duarte, Administrative Assistant III of the City of Highland, 

California, do hereby certify Resolution No. 2025- 001 was duly and regularly adopted by

the Planning Commission of the City of Highland, California, at a regular meeting thereof

held on the 4th day of February 2025, by the following vote: 

AYES: Hamerly, McCance, Thomas

NOES: None

ABSTAIN: None

ABSENT: Graves, Miller

r" OkP
Camille Duarte, Administrative Assistant III
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RESOLUTION NO. 2026 –___ 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
HIGHLAND APPROVING A ONE (1) EXTENSION OF TIME (EXT 25-008) 
FOR CONDITIONAL USE PERMIT (CUP 21-001), DESIGN REVIEW 
APPLICATION (DRA 21-001), LOT LINE ADJUSTMENT (LLA 21-001), 
AND  DESIGN REVIEW APPLICATION (DRA 21-001B), RELATED TO 
THE DEVELOPMENT OF TWO (2) MULTI-TENANT DRIVE-THRU 
RESTAURANT BUILDINGS LOCATED AT THE NORTHWEST 
CORNERN OF BASE LINE AND BUCKEYE ST. 
 

ASSESSOR’S PARCEL NUMBER: 1200-421-02 & -03 
 

APPLICANTS: MARINITA DEVELOPMENT 
A. RECITALS  
 

1. On January 18, 2022, the Planning Commission adopted Resolution No. 2022-
003, approving Conditional Use Permit (CUP 21-001), Design Review 
Application (DRA 21-001), Lot Line Adjustment (LLA 21-001), and Certifying a 
Mitigated Negative Declaration (ENV 21-004) for the development of two (2) 
drive-thru restaurant pads on approximately 2.04 acres located at the northeast 
corner of Base Line and Buckeye Street. 
 

2. On December 6, 2022, the Planning Commission adopted Resolution No. 
2022-045, approving Design Review Application (DRA 21-001B) for the 
construction of a 4,050 square foot multi-tenant drive- thru restaurant building 
on approximately 1.1 acres at the northeast corner of Base Line and Buckeye 
Street. 

 
3. On February 4, 2025, the Planning Commission adopted Resolution No. 2025-

001, approving a one (1) year Extension of Time (EXT 24-003) for Conditional 
Use Permit (CUP 21- 001), Design Review Application (DRA 21- 001), Lot Line 
Adjustment (LLA 21- 001), and Design Review Application (DRA 21- 001B), 
related to the development of two (2) multi - tenant drive- thru restaurant 
buildings located at the northwest corner of Base Line and Buckeye Street. 
 

4. Pursuant to the California Environmental Quality Act, a Notice of Exemption for 
Design Review Application (DRA 21-001B) was filed with the San Bernardino 
County Clerk of the Board of Supervisors on December 14, 2022, No further 
environmental review is required. 

 
5. The subject entitlements were valid for a period of three years, expiring on 

January 18, 2025, and December 6, 2025. 
 
6. The subject entitlements were valid for an additional one (1) year, following 

their Extension of Time (EXT 24-003) expiring on January 18, 2026, and 
December 6, 2026. 
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7. In December of 2025, the Applicant submitted an Extension of Time (EXT 25-
008) application to extend the expiration date of Conditional Use Permit (CUP-
21-001), Design Review Application (DRA-21-001), Lot Line Adjustment (LLA-
21-001), an additional one (1) year to January 18, 2027 and  Design Review 
Application (DRA 21-001B) to December 6, 2027. 

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

 
B. RESOLUTION 
 
NOW THEREFORE, it is hereby found, determined and resolved by the Planning 
Commission of the City of Highland as follows: 
 
Section 1. The Planning Commission finds that all of the facts set forth in the Recitals, 

Part “A” of this Resolution, are true and correct. 
 
Section 2. Based upon substantial evidence presented to the Planning Commission 

during February 17, 2026, Public Hearing, including public testimony and 
written and oral Staff Reports, the Planning Commission finds as follows: 

 
a. All necessary Public Meetings and opportunities for public testimony 

and comment have been conducted in compliance with State Law 
and the Municipal Code of the City of Highland. 

 
Section 3. Findings of Fact  
 

a. The Planning Commission finds that the Findings of Fact made in 
Resolution No. 2026-____ on February 17, 2026, for Extension of 
Time (EXT 25-008) for Conditional Use Permit (CUP-21-001), 
Design Review Application (DRA-21-001), and Lot Line Adjustment 
(LLA-21-001) are true and correct and uphold all previous findings 
as stated in the adopted Resolution No. 2022-003,  2022-045, and 
2025-001.   

 
b. Granting of the extension will not be detrimental to the public health, 

safety, or welfare or materially injurious to properties or 
improvements in the vicinity.  

 
Section 4. Based on the Findings of Fact and Conclusions set forth above, the 

Planning Commission recommends approval of Extension of Time 
Application No. 25-008, subject to the original conditions of approval, 
granting a one (1) year Extension of Time, to January 18, 2027, for 
Conditional Use Permit (CUP-21-001), Design Review Application (DRA-
21-001), Lot Line Adjustment (LLA-21-001), and December 6, 2027, for 
Design Review Application (DRA 21-001B) related to the development of 
two (2) multi-tenant drive-thru restaurant buildings. 

 
C. ADOPTION OF RESOLUTION. 
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The City Clerk shall certify to the adoption of this Resolution and shall cause the same to 
be published or posted in the manner prescribed by law. 
 
 
PASSED, APPROVED AND ADOPTED this 17th day of February 2026. 
 
 

 ATTEST: 
 
 
____________________________  _______________________________ 
Randall Hamerly, Chairman Lawrence A. Mainez,  
Planning Commission Community Development Director 
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