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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  May 5, 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 May 5, 2026, 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 Public Hearing 
 
1. An Application by S-P Deerfield, LLC for a one-year Extension of Time (EXT 26-001) for Tentative 

Parcel Map No. 19958 (TPM 17-002) and Tentative Tract Map No. 20090 (TTM 17-001), both 
related to the 137-unit "Blossom Trails" housing development in the East Highlands Ranch (EHR) 
Planned Unit Development (PUD) located on approximately 23 acres, southwest of the 
intersection of Greenspot Road and Church Street (Assessor's Parcel Numbers 1201-401-02 
and 1201-431-61). 

 1. Adopt Planning Commission Resolution No. 26 - ____, approving a one-year Extension of 
Time for Tentative Pacel Map No. 19958 (TPM 17-002); and 
 
2. Adopt Planning Commission Resolution No. 26 - ____, approving a one-year Extension of 
Time for Tentative Tract Map No. 20090 (TTM 17-001), subject to the Conditions of Approval and 
Findings of Fact. 

Announcements 
 
Adjourn 
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Planning Commission Regular Meeting Agenda  May 5, 2026 
 
 

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 

Agenda  
Item  
No. 1. 

 
 
Date:  May 5, 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 S-P Deerfield, LLC for a one-year Extension of Time 
(EXT 26-001) for Tentative Parcel Map No. 19958 (TPM 17-002) and 
Tentative Tract Map No. 20090 (TTM 17-001), both related to the 137-
unit "Blossom Trails" housing development in the East Highlands 
Ranch (EHR) Planned Unit Development (PUD) located on 
approximately 23 acres, southwest of the intersection of Greenspot 
Road and Church Street (Assessor's Parcel Numbers 1201-401-02 and 
1201-431-61). 

(SB 1439 Campaign Contributions and Conflicts of Interest - Government Code Section 
84308 is applicable) 

 
 
Recommendation:  
1. Adopt Planning Commission Resolution No. 26 - ____, approving a one-year Extension of 
Time for Tentative Pacel Map No. 19958 (TPM 17-002); and 
 
2. Adopt Planning Commission Resolution No. 26 - ____, approving a one-year Extension of 
Time for Tentative Tract Map No. 20090 (TTM 17-001), subject to the Conditions of Approval 
and Findings of Fact. 
 
Fiscal Impact: 
Staff time to review the application and prepare the staff report is covered by the application 
fee provided by the Applicant. 
 
Agenda Posting: 
The agenda for this item was posted at the three locations per Resolution No. 2011-047 and 
on the City’s website.  
 
Project Detail: 
Public Notice: 
On April 24, 2026, a legal advertisement was published in the SB Sun Newspaper. 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. During the public review 
period, Staff received four (4) written comments. The nature of these are discussed below.  
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Description of the Site: 
The Blossom Trails Planned Development (PD) comprises approximately 23 acres located 
along the south side of Greenspot Road, west side of Church Street (Attachment 1 – Project 
Location Aerial Map). The project site is currently undeveloped, containing a few trees, 
primarily on the eastern portion, with onsite vegetation predominantly consisting of non-native 
grasses. To the east of the site is a boxed and open flood control channel and along the west 
side is a storm drain outlet approximately 300 feet south of Greenspot Road. In February 2025, 
the San Bernardino County Flood Control Department deposited a significant quantity of 
earthen material onto the site that had been removed from the Elder Gulch flood control 
channel, washed downstream during a large storm, settling in nearby roads and yards. The 
stockpiled materials will be removed as necessary during grading for the project. 
 
To the north of the site, across Greenspot Road, are two single-family tract developments 
constructed in 2005 and 2019, respectively. Both are within East Highlands Ranch. To the east 
of the proposed site is the "East Highland Village" residential community, a collection of small 
single-family homes constructed in the early 1900s by those employed in the local citrus 
industry. To the northeast, is a neighborhood shopping center anchored by a Stater Bros 
grocery store and neighborhood retail shopping center. To the west is vacant, undeveloped 
residentially zoned property. Along the southern boundary of the site is a 90-foot wide 
easement containing a major water line owned by the Metropolitan Water District (MWD) 
beyond which lies Plunge Creek waterway.  
 
                                                               Land Use and Zoning Table 
Location Current Use Zoning 
Site Vacant, undeveloped land Planned Development (PD) 

East Highlands Ranch PUD, Residential 
North Single-Family Residential,  

TR 15252 and & TR 16448  
Planned Development (PD) 
East Highlands Ranch PUD, Residential 

South Upper Santa Ana River Wash 
Basin  

Open Space (OS) 

East  Single-Family Residential East Highlands Village (EHV) 
West Vacant, undeveloped land Planned Development (PD) 
 
Background:  
The site has undergone several land use amendments over the past 20 years in an effort to 
capture the residential housing market trends and overcome environmental and economic 
constraints. On September 26, 2005, the owner, Spring Pacific Properties, LLC, submitted 
development applications to amend the “1999 East Highlands Ranch (EHR) Planned Unit 
Development, Development Standards Report”. The specific area applicable to the Blossom 
Trails application are Planning Areas 40 and 42 within the EHR. The applications proposed in 
2005 included; 1) Amendments to the EHR Planned Unit Development Standards Report, 
which modified the Land Use Designation on Planning Areas 40 & 42 from Commercial 
Business Center to Medium Density Residential; 2) Amendments to the EHR Development 
Agreement; 3) Amendments to the EHR Development Impact Fees Agreement Revision to 
extend the deadline; and 4) Amendments to the EHR Planning Conditions of Approval. On 
February 28, 2006, the City Council approved these proposed amendments.   
 
These amendments modified the Design Standards and provided a new Land Use Designation 
for Planning Areas 40 & 42, referred to as the "Blossom Trails Community", accommodating a 
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306-unit project. The adopted Blossom Trails Community – Multi-Family Neighborhood Design 
Standards provided design requirements along with a variety of project amenities. 
 
However, those amendments to the EHR development for 306 potential multi-family dwelling 
units were approved in early 2006, at a time when the housing market was starting to crash 
with a subsequent wave of mortgage defaults and financial institution losses that triggered the 
Great Recession. On October 30, 2017, S-P Deerfield explained in a letter to the City of 
Highland that there were new interests for housing types and that the approved concept would 
no longer be marketable to the public. The Applicant then proposed: 1) Amendments to the 
Blossom Trails Community Detached and Attached Neighborhood Design Standards to 
establish a new land use category of the EHR development standards; 2) Amendments to the 
EHR Development Impact Fees Schedule to extend the deadline an additional five years; 3) 
Approval of Tentative Parcel Map No. 19958 (TPM 17-002) replacing the four lots approved 
lots in Tentative Parcel Map No. 17630 for four new phased lots within Planning Areas 40 & 
42; and 4) Approval of Tentative Tract Map No. 20090 (TTM 17-001), reducing the 306 "multi-
family" units to 137 "single-family" homes. On March 27, 2018, the City Council approved 
these proposed amendments.   
 
In December 2020, the Applicant explained in an Extension of Time Request Letter submitted 
as part of the Extension of Time (EXT 20-002) application that while trapping for the San 
Bernardino Kangaroo Rat (SBKR), in compliance with the Mitigation Monitoring and Reporting 
Program, four (4) SBKRs were caught on the property. The Applicant started the process of 
securing an Incidental Take Permit (ITP) but justified to City Staff that securing this ITP would 
not be possible prior to the expiration of Tentative Tract Map No. 20090 (TTM 17-001) and 
Tentative Parcel Map No. 19958 (TPM 17-002). This process continues today. 
 
Analysis:  
The respective maps were originally approved on March 27, 2018, for a three (3) year span, 
with an original expiration of March 27, 2021. Each year following, for a total of five (5) years, 
the project received approval of Extensions of Time, bringing the expiration to of the Maps to 
March 27, 2026, and the Development Agreement to October 30, 2029. The applicant is now 
requesting approval of the final one-year Extension (March 27, 2027) available under the 
project's Development Agreement to allow additional time to address the Project's complicated 
environmental processing with the California Deparment of Fish and Wildlife (CDFW).  
 
After that date, the property owner will no longer have assurance to proceed with development 
as authorized within the Development Agreement. In other words, if the Applicant does not 
final the Tentative Parcel and Tract Maps by the extension deadline, the maps will expire, and 
any approvals will be null and void. In that case, the Applicant will be required to start new map 
applications with no guarantee that the City will not change the zoning designation during its 
next review process.  
 
Environmental Review:  
On February 28, 2006, the City Council adopted Resolution No. 2006-007, approving a 
Mitigated Negative Declaration (MND) and Mitigation Monitoring and Reporting Program 
(MMRP) for the amendment to the EHR PUD and DA.   
 
Subsequently, the Council adopted Resolution No. 2018-006, approving an Addendum to the 
2006 MND to address changes to the original project including the reduced project scope from 
306 multi-family residential units to 137 single-family homes. It was determined that no further 
detrimental effects would be triggered and that the anticipated impacts from the 2006 Mitigated 
Negative Declaration would continue to be addressed by the implemented mitigation measures 
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or by present day regulations. The MMRP is included in the Project Conditions of Approval. 
The current application for a one (1) year Extension of Time (March 27, 2027) does not 
constitute additional environmental action. 
 
Public Comment:  
As noted above, four (4) comment letters were received during public outreach (Attachment 2 - 
Comment Letters). The first was from Richard Perez, a resident adjacent to the Project at the 
southeast corner on Church Street and Merris Street. Mr. Perez objects to the Project due to 
increased traffic, negative effects on wildlife such as the Kangaroo rats and coyotes, and noise 
pollution. The second and third letters were received from the Kennedy-Ireland Family, 
residents near the project, north of Greenspot Road. The Family objects to additional 
congestion, noise, pollution, traffic, soil contamination, and displacing wildlife. They also object 
to construction impacts such as insect infestation.  
 
The Project was required to address traffic, noise and environmental impacts in the IS/MND 
and Addendum. The 2017 Addendum noted that the "Project-source air pollutant emissions 
would not exceed the applicable SCAQMD regional or local thresholds. Nor would the 
Addendum Project otherwise generate or result in air pollutant emission or air pollutant 
emissions concentrations that would result in potentially adverse impacts." The project will be 
subject to all air quality regulations as monitored by the City's Public Works and Buidling & 
Safety Divisions including fugitive dust, vehicle idling, construction equipment, etc. Biological 
Resurces were addressed in the MND and Addendum requiring the Applicant obtain the 
requisite SBKR incidental take permits, habitat management, heritage tree removal permit, 
sensitive species surveys such as the Burrowing owl and nesting birds. Noise mitigation 
including attenuation barriers and performance standards are required as well as conformance 
with the Acoustical Analysis. Traffic and Transportation mitigation measures are required 
including construction of roadway intersections, and traffic signal. Additional mitigation will 
addresse Cultural Resources, Geology and Soils, Hazards and Hazardous Materials, 
Hydrology and Water Quality, Public Services, Tribal Resources and Utillities.   
 
The fourth comment letter was received from VONE Greenspot LLC, the property owner to the 
west. VONE commented on the design of the future traffic signal, storm drain design, 
circulation, and property access. VONE cited specific Engineering Division Conditions of 
Approval Nos. 18, 19, 38, 39, 49, 58, 73, and 82.  
 
The Public Works Director responded to these concerns as follows:  
 
"1.    Engineering Conditions #18 & 19 - Although Blossom Way is not designed as shown on 
the tentative map, it is following an alternate option per COA #82. Furthermore, Vone 
Greenspot, LLC is not conditioned to participate in traffic signal costs at Greenspot and 
Blossom Way. 
2.    Engineering Conditions #38, 39, and 49 - Onsite storm drain as designed connects to Line 
“A” from Tract 16448 (north of Greenspot Road), which will continue to discharge at its current 
location. Surface drainage then flows west along the existing natural drainage course. Post-
construction flows discharging from the Blossom Trails site will be 3.4 cfs less than existing 
condition due to storm water mitigation at the basin. Vone Greenspot would be required to 
route this discharge in the same manner as if they were developing its adjacent westerly 
property prior to the Blossom Trails project. 
3.    Drainage Condition #58 - Any applicability of off-site property interests pertaining to storm 
drainage will not be required as Condition #82 will be implemented, thereby keeping storm 
drain infrastructure within the Blossom Trails site. 
4.    Condition #73 - No offsite grading is proposed per grading plans that have been reviewed 

7 



by City staff. This Condition is not applicable. 
5.    Condition #82 - Correct, Condition #82 is being implemented and access to the western 
property owned by Vone is not currently conditioned for either the Blossom Trails project, or 
the Vone Greenspot project." 
 
All commenters have received copies of this Staff Report and notice of the May 5, 2026, Public 
Hearing Notice.  
 
 
 
 
Attachments: 
1. Vicinity Map 
2. Applicant's Extension Request 
3. Comment Letters 
4. Resolution for TPM 19958 
5. Resolution for TTM 20090 including Conditions of Approval 
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