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1. CALL TO ORDER OF THE PLANNING COMMISSION REGULAR MEETING

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL

4. APPROVAL OF MINUTES 4

Approve the Regular Meeting and Special Joint Airport Land Use Committee Meeting of
June 26, 2024 and the Special Meeting Minutes of August 21, 2024. (Staff Person: Jamie
Davidson)

5. COUNCIL ACTIONS

Presentation of City Council actions from the Regular Meetings of July 22, 2024 and
August 12, 2024, and the Special Meeting on August 9, 2024. (Staff Person: Robert D.
Dalquest)

6. FUTURE AGENDA ITEMS

Presentation of future Planning Commission agenda items. (Staff Person: Loralee Farris)

7. ORAL COMMUNICATIONS

This is the time for any citizen to comment on any items that are not listed on the agenda
under “Public Hearings” but within the Planning Commission’s purview. Anyone wishing
to address the Planning Commission should submit  a speaker card to the Planning
Secretary prior to speaking. The speakers are requested to keep their comments to five
(5) minutes. The use of visual aids will be included in the time limit. Under the provisions
of the Brown Act, the Planning Commission is prohibited from acting on items not listed
on the agenda.

Individuals who demonstrate disruptive conduct during public meetings that prevent the
legislative  body  from  conducting  its  meeting  in  an  orderly  manner  are  guilty  of  a
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misdemeanor as stated in PC403, disrupting a public meeting, and are subject to removal
from the chamber or arrest.

8. PUBLIC HEARINGS

8.a CONSIDERATION OF CONDITINAL USE PERMIT NO. 23-0013,
DEVELOPMENT PLAN REVIEW NO. 23-0014 AND ENVIRONMENTAL
ASSESSMENT REVIEW NO. 23-0009

14

Project Description: A request to construct a wireless telecommunications facility
for AT&T collocated on the rooftop of an existing building, within the 1st Avenue
Overlay of the Old Town District in the Historic Downtown Upland Specific Plan
(HDUSP) located at 123 E. 9th Street (APN: 1046-402-24).

CEQA Determination: The project is Categorically Exempt from environmental
proceedings pursuant to Article 19, Section 15301, Class 1 (Existing Facilities) of
the California Environmental Quality Act, since the proposed project involves the
minor alteration of an existing private structure with the installation of new rooftop
antennas, mechanical equipment, and screening.

Applicant:  Smartlink  Group c/o  Jermaine Taylor  on  behalf  of  AT&T,  101 W.
Mission Blvd., Ste 110-324, Pomona, CA 91766

Staff Planner: Jessica Anaya, Assistant Planner

Appeal Period: The Planning Commission’s determination is final.  An appeal
period to contest this decision is from August 22, 2024 to September 3, 2024.

8.b CONSIDERATION OF CONDITIONAL USE PERMIT NO. 24-0007 63

Project Description: A request to establish the sales and consumption of beer and
wine as part of a bona fide restaurant known as “The Taco Man” under a Type 41
(On-Sale Beer & Wine – Eating Place) Alcoholic Beverage Control license located
within the Commercial/Residential (C/R-MU) District at 891 W. Foothill Boulevard
(APN: 1045-602-22).

CEQA Determination: The project is Categorically Exempt from environmental
proceedings pursuant to Article 19, Section 15301, Class 1 (Existing Facilities) of
the California Environmental Quality Act, since the proposed project consists of a
negligible change in use within an existing structure.

Applicant: The Taco Man Inc., 891 W. Foothill Boulevard, Upland, CA 91786

Staff Planner: Andrew Arellano, Assistant Planner

Appeal Period: The Planning Commission’s determination is final.  An appeal
period to contest this decision is from August 22, 2024 to September 3, 2024. 

9. BUSINESS ITEMS

9.a RESOLUTION AMENDING THE RULES AND PROCEDURES FOR THE
UPLAND PLANNING COMMISSION

88

Recommended Action: Adopt a Resolution amending the rules and procedures of
the Upland

Planning Commission. (Staff Person: Jamie Davidson)

Page 2 of 175



CEQA Determination: Not a project

9.b WORKSHOP – DOWNTOWN UPLAND PARKING STRUCTURE 121

The  workshop  will  include  a  presentation  and  discussion  of  the  proposed
Downtown Upland Parking Structure project located at the site of an existing City
of Upland parking lot at the southeast corner of First Avenue and C Street (APNs:
1046-402-02, 1046-402-03, 1046-402-05, 1046-402-06, 1046-402-07, 1046-402-
08).

No action will be taken at this time. The purpose of this workshop is to establish a
conceptual  design  for  a  parking  structure  within  Downtown Upland.  After  a
conceptual  design  is  established, the  project  will  return  to  the  Planning
Commission for a recommendation to the City Council.

CEQA Determination: Not a project

Staff Planner: Joshua Winter, Senior Planner

10. PLANNING COMMISSION COMMENTS

11. ADJOURNMENT

The next regularly scheduled Planning Commission meeting is Wednesday, September
25, 2024.

NOTE: All maps, environmental information, and other data pertinent to this item are filed
in the City of Upland Development Services Department and will be available for public
inspection prior to the meeting at 460 North Euclid Avenue during normal business hours.

If you wish to appeal a decision of the Planning Commission, you must do so within ten
(10)  calendar  days following the meeting.  Please contact  the Planning Division for
information regarding the appeal procedure.

If you challenge the public hearing(s) or the related environmental determinations, in
court, you may be limited to raising only those issues you or someone else raised at the
public hearing described in this notice, or in written correspondence delivered to the City
of Upland, at or prior to, the public hearing.

In compliance with the Americans with Disabilities Act, if you need special assistance to
participate  in  this  meeting,  please contact  the  City  Clerk's  Office  at  909-931-4120.
Notification  48  hours  prior  to  the  meeting  will  enable  the  City  to  make reasonable
arrangements to ensure accessibility to this meeting. [28 CFR 35.102-35.104 ADA Title II]

On August 22, 2024, a true and correct copy of this agenda was posted on the bulletin
boards at  450 N.  Euclid Avenue (Upland Public  Library)  and 460 N.  Euclid Avenue
(Upland City Hall) and the City website at www.uplandca.gov 
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MINUTES OF A REGULAR MEETING OF THE UPLAND PLANNING COMMISSION AND 
SPECIAL JOINT MEETING OF THE UPLAND AIRPORT LAND USE COMMITTEE 

 
June 26, 2024 

6:30 p.m. 
City Council Chamber 

City Hall, 460 N. Euclid Avenue 

 
Present: Chair Robin Aspinall, Vice Chair Brian Staton, Commissioner John P. 

Andrews, Commissioner Christine S. Caldwell, Commissioner Thomas 
Grahn, Commissioner Jeffrey Johnson, Commissioner Monica 
Marroquin 

  
Staff Present: Development Services Director and Planning Commission Secretary 

Robert D. Dalquest, Planning Manager Loralee Farris, Assistant 
Planner Andrew Arellano, Deputy City Attorney Albert Maldonado, 
Management Analyst Jamie Davidson 

_____________________________________________________________________ 

 

1. CALL TO ORDER OF THE PLANNING COMMISSION REGULAR MEETING 

Chair Aspinall called the regular meeting of the Upland Planning Commission to order at 
6:30 p.m. in the Council Chambers of the Upland City Hall. 

2. PLEDGE OF ALLEGIANCE 

The pledge of allegiance was led by Vice Chair Staton. 

3. ROLL CALL 

Management Analyst Davidson conducted roll call. 

4. APPROVAL OF MINUTES 

Moved by: Commissioner Caldwell 
Seconded by: Commissioner Andrews 

To approve the Regular Meeting Minutes of May 22, 2024. Vice Chair Staton abstained. 

Motion: Carried 

5. COUNCIL ACTIONS  

Development Services Director Dalquest indicated that the City Council met on May 28, 
2024, June 10, 2024, and June 24, 2024, and stated there were no reportable actions. 

6. FUTURE AGENDA ITEMS 

Planning Manager Farris reported one potential agenda item includes a wireless 
telecommunication facility for a rooftop co-location within Downtown. 

7. ORAL COMMUNICATIONS 
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Chair Aspinall opened oral communications. There being no speakers, Chair Aspinall 
closed oral communications. 

8. PUBLIC HEARINGS 

a. CONDITIONAL USE PERMIT NO. CUP-24-0005 

Project Description: A request to establish a new wine lounge known as “Wine 
Me Up Social”, with the sales and consumption of beer and wine, under a Type 42 
(On- & Off-Sale Beer & Wine Public Premises) Alcoholic Beverage Control license 
located within the Commercial District of the Upland Hills Country Club Specific 
Plan, at 1125 E. 16th street (APN: 1044-491-19).  

CEQA Determination:  This project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) pursuant to Article 19, Section 15301, Existing 
Facilities, Class 1 (a), of the CEQA Guidelines, since the proposed project consists 
of a negligible change in use within an existing structure. 

Applicant: Meera Chaney, 1125 E. 16th Street, Upland, CA 91786 

Staff Planner: Andrew Arellano, Assistant Planner 

Appeal Period: The Planning Commission’s determination is final. An appeal to 
contest this decision is from June 27, 2024 to July 7, 2024. 

Assistant Planner Arellano presented the staff report along with a PowerPoint 
Presentation which are on file in the Development Services Department. 

Staff answered questions posed by the Planning Commission regarding the 
existing use(s) on-site and whether the tenant space is currently vacant. 

Chair Aspinall opened the public hearing. 

Meera Chaney, Applicant, spoke about her business model and expressed her 
hope to open in October 2024. 

Chair Aspinall asked the applicant if they are agreeable to the conditions of 
approval, to which Ms. Chaney agreed. 

There being no speakers, Chair Aspinall closed the public hearing. 

Moved by: Commissioner Marroquin 
Seconded by: Commissioner Johnson 

Find that this project is Categorically Exempt from the California Environmental 
Quality Act (CEQA) pursuant to Article 19, Section 15301, Existing Facilities, of the 
CEQA Guidelines, since the proposed project consists of a negligible change in 
use within an existing structure; and 

Adopt a resolution making a determination of public convenience and necessity 
and approving Conditional Use Permit No. 24-0005 to establish a new wine lounge 
known as “Wine Me Up Social”, with the sales and consumption of beer and wine, 
under a Type 42 Alcoholic Beverage Control license located at 1125 E. 16th Street, 
Unit A-8. 

Motion: Carried 
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9. OPEN SPECIAL JOINT AIRPORT LAND USE COMMITTEE MEETING 

At 6:43 p.m., Chair Aspinall called to order the Special Joint Airport Land Use Committee 
meeting. 

10. ROLL CALL OF THE AIRPORT LAND USE COMMITTEE 

Management Analyst Davidson conducted roll call. Committee Member Campbell was 
present. 

11. ALUC PUBLIC HEARINGS 

a. CONDITIONAL USE PERMIT NO. 23-0005, AIRPORT LAND USE COMMITTEE 
REVIEW NO. ALUC-24-0001, AND ENVIRONMENTAL ASSESSMENT NO. 
EAR-23-0005 

Project Description: A request to construct approve minor changes to previously 
approved plans for the Sports Bowl will have a total of eight playing fields, 
approximately 50,000 square feet of small single-story buildings with small 
footprints that provide support for the uses on-site, and up to 790 parking spaces 
and the development of lots 1, 2 and 3 of Upland Parcel Map 18989. The 
development area is approximately 66.5 acres in size, located at the southwest 
corner of Monte Vista Avenue and Foothill Boulevard, and the northwest corner of 
Monte Vista Avenue and Arrow Route (APNs: 1007-011-02, 03, 04, 05, 06, 07 
(Upland), within the Public (PB) Zoning District. The City of Claremont is 
concurrently processing plans for development within the City of Claremont and 
includes the following applications on Assessor Parcel Numbers 8308-025-014, 
015, 016.  

The applications under review with the City of Upland include: 

1. CONDITIONAL USE PERMIT NO. CUP-23-0005 – A request to approve minor 
changes to previously approved plans for the Roberts Campus Sports Bowl, a 
college sports facility associated with Claremont McKenna College.  

2. AIRPORT LAND USE COMMITTEE REVIEW NO. ALUC-24-0001 – To ensure 
the project’s compatibility with the Cable Airport Land Use Compatibility Plan. 

3. ENVIRONMENTAL ASSESSMENT NO. EAR-23-0002 – To evaluate project 
compliance with the California Environmental Quality Act (CEQA). 

CEQA Determination: An Addendum to the previously certified Environmental 
Impact Report (EIR) (SCH#2010021040) is appropriate and has been prepared for 
the project pursuant to the California Environmental Quality Act (Cal. Code Regs., 
Title 14, § 15162 and § 15164), as the minor changes included within the Proposed 
Project will not involve new significant environmental effects or a substantial 
increase in the severity of significant effects already identified in the Certified EIR, 
Statement of Overriding Considerations and Mitigation Monitoring and Reporting 
Program, adopted in May 2016. 

Applicant: Claremont McKenna College, Bauer Center, 500 East Nine Street, 
Claremont, CA 91711. 

Staff Planner: Loralee Farris, Planning Manager 
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Appeal Period: The Planning Commission’s determination is final. An appeal to 
contest this decision is from June 27, 2024 to July 7, 2024. 

Chair Aspinall disclosed that the applicant, Claremont McKenna College, was her 
former employer. Upon consulting with the City Attorney, she confirmed she does 
not have a conflict of interest on this project. 

Staff presented the staff report, along with a PowerPoint Presentation and a 
supplemental memorandum identifying proposed changes which are on file in the 
Development Services Department. 

Staff answered questions posed by the Planning Commission regarding the extent 
of the noticing radius, which was 300 feet from the project site; potential benefits 
the project could bring to the City of Upland and its residents; confirmed the 
southernmost parcels, which abut Arrow Route, were not in the project scope and 
would be subject to separate entitlements at their time of development; the timing 
and extent of street improvements and undergrounding of utilities related to the 
project; clarified the turning movements allowed for the Monte Vista Avenue 
driveway; the requirements for shielded lighting on the sports fields that do not 
project light upward; street trees on Foothill Boulevard; and the applicant’s timeline 
and phasing plan for construction.  

Matthew Bibbins, applicant, addressed the ownership and entitlement history; prior 
uses of the site and recent changes to the project; spoke to their motivation to 
begin construction quickly; clarified the power line on Monte Vista Avenue  that are 
adjacent to the property side would be included in Phase I; and spoke to the 
discussions they have been having with Chino Water Basin and have an agreed 
upon condition that protect the interest of both entities. 

Aran Coakley, Bjarke Ingels Group Architects, addressed the landscaping and 
tiered grading approach to the project; indicated the phasing of the project is 
dependent on funding but clarified that Phase I will include the structured parking 
(in Claremont) and fields for baseball, softball, football and track and field; 
explained that Phase II will include soccer and the multi-purpose field; spoke to the 
height of the light poles for the sports field would be lower than Foothill Boulevard, 
due to the topography of the site; and addressed the fire access and emergency 
vehicle pathways within the site.   

Aran Coakley answered questions posed by the Planning Commission regarding 
whether the golf area will be netted, to which it will; clarified that the multi-purpose 
fields would be intended for sports practice and will not have seating areas; the 
removal of the archery fields from the original entitlement; explained the 
subterranean pedestrian arcade under Claremont Boulevard between 9th Street 
and 6th Street that will provide connectivity to the Claremont McKenna College 
campus; noted that related staff parking would be made available in the parking 
structure (in Claremont); confirmed that there will be pedestrian pathways leading 
to the Foothill  Boulevard parking lot in Phase II;  

Matthew Bibbins indicated the parking lot on Monte Vista Avenue will be gated and 
is intended to be used for Claremont McKenna College staff and emergency 
personnel; noted that the street improvements on the corner of Foothill and Monte 
Vista will be done in Phase I; clarified the timing of improvements on Arrow Route 
which will defer to a future project proposal for those properties, when they have 
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one; explained the anticipated timing of phasing and the numerous variables that 
affect the timing of Phase II; explained that the intent of the sports park would be 
for the dedicated use of the Claremont McKenna College sports programs; 
addressed a question regarding liability insurance and conditions of approval for 
indemnification; indicated that the applicant anticipates a mixtures of both synthetic 
and natural turf used for various fields; noted that the golf aspect is intended for 
chipping practice and is does not include a driving range;  

Kati Parker, Vice President of the Chino Basin Water Conservation District, spoke 
in support of the project with the incorporation of the additional conditions, and 
explained the importance of water recharge and the region’s water supply. 

Elizabeth Willis, General Manager of the Chino Basin Water Conservation District, 
spoke in support of the project and water-wise landscaping; expressed initial 
concern regarding the change in the design of the project related to stormwater 
facilities, agreed to the new condition of approval (Condition No. 10.15) on the 
project that was addressed in the supplemental memorandum. 

Chair Aspinall asked the applicant if they are agreeable to the conditions of 
approval including the revised conditions and the applicant agreed. 

Development Services Director Dalquest confirmed there is a standard 
indemnification condition that protects the City. 

There being no additional speakers, Chair Aspinall closed the public hearing. 

Moved by: Commissioner Andrews 
Seconded by: Vice Chair Staton 

That the Planning Commission approve an Addendum to the previously certified 
Environmental Impact Report (EIR) (SCH#2010021040) for the Claremont 
Colleges East Campus project pursuant to Section 21166 of the State Public 
Resources Code and Sections 15162 and 15164 of the California Environmental 
Quality Act Guidelines. 

Motion: Carried 
 

Moved by: Commissioner Andrews 
Seconded by: Commissioner Caldwell 

That the Airport Land Use Committee (ALUC) adopt a Resolution finding that the 
project, as proposed and subject to the conditions of approval, is compatible with 
the Cable Airport Land Use Compatibility Plan and Compatibility Zone B1, B2, and 
B3, as amended. 

Motion: Carried 
 

Moved by: Vice Chair Staton 
Seconded by: Commissioner Caldwell 

That the Planning Commission adopt a Resolution approving Airport Land Use 
Committee Review No. 24-0001, Conditional Use Permit No. 23-0005 and 
Environmental Assessment No. 23-0005 to approve changes to a previously 
approved entitlement for a Sports Park comprising a total of eight playing fields, 
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approximately 50,000 square feet of small single-story buildings with small 
footprints that provide support for the uses on-site, and up to 790 parking spaces 
and the development of lots 1, 2 and 3 of Upland Parcel Map 18989, located on 
approximately 66.5 acres in the Public/Institutional (PB/I) Zoning District at the 
southwest corner of Monte Vista Avenue and Foothill Boulevard, as amended. 

Motion: Carried 
 

12. CLOSE SPECIAL JOINT AIRPORT LAND USE COMMITTEE MEETING AND 
RECONVENE REGULAR PLANNING COMMISSION MEETING 

At 8:14 p.m., Chair Aspinall closed the Special Joint Airport Land Use Committee meeting 
and reconvened the Regular Planning Commission meeting. 

13. BUSINESS ITEMS 

a. PRESENTATION TO OUTGOING PLANNING COMMISSIONER 

Chair Aspinall presented a plaque to outgoing Planning Commissioner Thomas 
Grahn and thanked him for his service from June 2020 to June 2024 of which from 
August 2021 to August 2023 was in the capacity of Vice Chair. 

Commissioner Caldwell thanked Commissioner Grahn for his service. 

Commissioner Grahn thanked the Commission. 

14. PLANNING COMMISSION COMMENTS 

15. ADJOURNMENT 

At 8:18 p.m., Chair Aspinall adjourned the meeting. The next regularly scheduled Planning 
Commission meeting is July 24, 2024. 

Moved by: Robin Aspinall 
Seconded by: Commissioner Grahn 

Motion: Carried 
 

 
 

   

Robert D. Dalquest, Secretary   
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MINUTES OF A SPECIAL MEETING OF THE UPLAND PLANNING COMMISSION 

 
August 21, 2024 

6:30 p.m. 
City Council Chamber 

City Hall, 460 N. Euclid Avenue 

 
Present: Chair Robin Aspinall, Commissioner John P. Andrews, Commissioner 

David Borger, Commissioner Christine S. Caldwell, Commissioner 
Jeffrey Johnson, Commissioner Monica Marroquin 

  
Absent: Vice Chair Brian Staton 
  
Staff Present: Development Services Director and Planning Commission Secretary 

Robert D. Dalquest, Planning Manager Loralee Farris, Senior Planner 
Joshua Winter, Management Analyst Jamie Davidson, Assistant City 
Attorney Abe-Galvan-Sanchez 

_____________________________________________________________________ 

 

1. CALL TO ORDER OF THE PLANNING COMMISSION SPECIAL MEETING 

Chair Aspinall called the special meeting of the Upland Planning Commission to order at 
6:32 p.m. in the Council Chambers of the Upland City Hall. 

2. PLEDGE OF ALLEGIANCE 

The pledge of allegiance was led by Commissioner Caldwell. 

3. ROLL CALL 

Management Analyst Davidson conducted roll call. Vice Chair Staton was absent. 

Chair Aspinall introduced new Planning Commissioner David Borger. 

Commissioner Borger provided a brief background. 

Planning Manager Farris announced the future Planning Commission meeting on August 
28, 2024 is anticipated to have four (4) items; a conditional use permit for alcoholic 
beverage (beer and wine) sales associated with a sit down restaurant, a conditional use 
permit for co-located wireless communication facilities on the rooftop of an existing 
building in the Downtown area, a workshop on the proposed Downtown parking structure, 
and the rules and procedures of the Upland Planning Commission. 

4. PUBLIC HEARING 

a. GENERAL PLAN AMENDMENT NO. GPA-24-0002 FOR THE RE-ADOPTION 
OF THE 2021-2029 HOUSING ELEMENT. 

Project Description:  Consideration of a recommendation to the City Council of 
the City of Upland for a General Plan Amendment to re-adopt the 2021-2029 
Housing Element pursuant to Article 10.6 of the Planning and Zoning Laws. The 
Housing Element was previously adopted on October 24, 2022, after which 
additional comments were received by the California Department of Housing and 

Page 10 of 175



 

 2 

Community Development after their review resulting in necessary modifications 
made to the Housing Element document. The Housing Element is one of seven 
mandatory elements of the City’s General Plan, and it is required by state law to 
be updated every eight years. The Housing Element includes analyses of the 
community’s housing needs, opportunities and constraints, as well as policies and 
programs to facilitate the construction, rehabilitation, and preservation of housing 
for all economic segments of the community. 

After conducting a public hearing, the Planning Commission is requested to 
approve a Resolution of the Planning Commission of the City of Upland 
recommending the City Council adopt General Plan Amendment No. GPA-24-
0002. 

CEQA Determination:  The Project is exempt from the CEQA Guidelines 14 Cal. 
Code. Regs Section 15061(b)(3) because it can be seen with certainty that there 
is no possibility that the Project may have a significant effect on the environment 
as set forth in Section 21080.17 of the Public Resources Code.” The Project is 
further exempt pursuant to 14 Cal. Code. Regs Section 15162(a) of the CEQA 
Guidelines. Further, to the extent the Regional Housing Needs determinations are 
made, the Project is further exempt from the CEQA Guidelines 14 Cal. Code. Regs 
Section 15283, which provides, “CEQA does not apply to regional housing needs 
determinations made by the Department of Housing and Community 
Development, a council of governments, or a city or county pursuant to Section 
65584 of the Government Code.” 

Applicant:  City of Upland, 460 North Euclid Avenue, Upland, CA 91786 

Staff Planner:  Joshua Winter, Senior Planner 

Appeal Period:  There is no appeal period, the Planning Commission's decision 
is a recommendation to the City Council. 

Senior Planner Winter provided a brief history of the 2021-2029 Housing Element 
and introduced consultants Dan Wery and Shannon Liska of Michael Baker 
International. 

Consultants Dan Wery and Shannon Liska gave an overview of the changes within 
the Housing Element and highlighted the next steps in the process, along with a 
PowerPoint Presentation, which is on file in the Development Services 
Department. 

Staff and consultants answered questions posed by the Planning Commission 
regarding clarification on whether the housing mobility program (Program 23) is 
based on lot size zoning; how many ADU's are allowable on a single lot currently 
and would be allowed with implementation of this program; when a lot coverage 
requirement applies to ADUs; clarification on the process and timing for the zoning 
changes; clarification as to what happens after 2029, for the 7th Cycle Housing 
Element, after the last identifiable areas in the city  are exhausted to meet the 
RHNA for the 6th Cycle Housing Element; and clarification on the upzoning and 
rezoning terms. 

Chair Aspinall opened the public hearing. 

Craig Handlow, resident, identified his property as being located within an area 
shown in the Housing Site Inventory, near Vista Place and 9th Street, and sought 
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clarification on the residential density increase that would be processed as part of  
the subsequent rezoning and upzoning actions that would be processed; 
mentioned there are some residents in the area who are willing to sell their 
properties for future residential development. 

Senior Planner Winter indicated the area near Vista Place and 9th Street would be 
looking to increase the density from 20 units per acre to 40 units per acre, not 
including any applicable density bonus requests under state law. 

Development Services Director Dalquest spoke to the upzoning in the area as well 
as plans to propose a Transit-Oriented overlay zone, stating it is within a quarter 
mile of Montclair transit center. 

Stephanie Penski, resident, spoke in favor of the high density upzoning in the area 
since it is close to public transit; referenced an increase in higher density 
residential around the transit center within Montclair and Claremont, and 
mentioned there are 9-10 neighbors who are willing to sell to residential 
developers. 

There being no additional public speakers, Chair Aspinall closed the public 
hearing. 

Staff and consultants answered additional questions posed by the Planning 
Commission regarding whether the City would consider high-density development 
along the Foothill corridor, in which Development Services Director Dalquest 
mentioned the zoning changed along Foothill Boulevard in 2015 to mixed-use 
which allows this type of development; referenced the sites along Foothill 
Boulevard that were also on the housing site inventory; and whether there were 
square footage requirements for residential units that would be built within areas 
that would be rezoned or upzoned and whether those projects would come before 
the Planning Commission. 

Moved by: Commissioner Andrews 
Seconded by: Commissioner Caldwell 

Recommendation to the City Council and find that General Plan Amendment No. 
GPA-24-0002 is exempt from the CEQA Guidelines 14 Cal. Code. Regs Section 
15061(b)(3) because it can be seen with certainty that there is no possibility that 
the Project may have a significant effect on the environment as set forth in Section 
21080.17 of the Public Resources Code. The Project is further exempt pursuant to 
14 Cal. Code. Regs Section 15162(a) of the CEQA Guidelines. Further, to the 
extent the Regional Housing Needs determinations are made, the Project is further 
exempt from the CEQA Guidelines 14 Cal. Code. Regs Section 15283, which 
provides, “CEQA does not apply to regional housing needs determinations made 
by the Department of Housing and Community Development, a council of 
governments, or a city or county pursuant to Section 65584 of the Government 
Code.”; and 

Adopt a Resolution recommending to the City Council they approve General Plan 
Amendment No. 24-0002 for the 2021-2029 Housing Element, General Plan 
Amendment No. 24-0001 for the 2021-2029 Housing Element. Vice Chair Staton 
was absent. 

Motion: Carried 
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5. PLANNING COMMISSION COMMENTS 

Commissioner Caldwell welcomed David Borger to the Planning Commission. 

6. ADJOURNMENT 

At 7:17 p.m., Chair Aspinall adjourned the meeting. The next regularly scheduled Planning 
Commission meeting is August 28, 2024. 

Moved by: Commissioner Marroquin 
Seconded by: Commissioner Caldwell 

Motion to adjourn. Vice Chair Staton was absent. 

Motion: Carried 
 

 
 

   

Robert D. Dalquest, Secretary   
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DATE:   August 28, 2024 

 

TO:   PLANNING COMMISSIONERS 

 

FROM:   ROBERT D. DALQUEST, DEVELOPMENT SERVICES DIRECTOR 

 

PREPARED BY: JESSICA ANAYA, ASSISTANT PLANNER 

 

SUBJECT: CONSIDERATION OF CONDITINAL USE PERMIT NO. 23-0013, DEVELOPMENT 

PLAN REVIEW NO. 23-0014 AND ENVIRONMENTAL ASSESSMENT REVIEW NO. 

23-0009 TO CONSTRUCT A WIRELESS TELECOMMUNICATIONS FACILITY FOR 

AT&T COLLOCATED ON THE ROOFTOP OF AN EXISTING THREE-STORY 

BUILD 
              

 

RECOMMENDED MOTION 

 

If the Planning Commission concurs with Staff’s recommendation, the following motions are 

recommended: 

 

 “I move to determine the project is Categorically Exempt from the California Environmental 

Quality Act (CEQA) pursuant to Article 19, Section 15301 [Existing Facilities, Class 1] of the 

CEQA Guidelines, since the proposed project involves the minor alteration of an existing private 

structure.” 

 

 “I move to adopt a Resolution approving Conditional Use Permit No. 23-0013, Development Plan 

Review No. 23-0014 and Environmental Assessment Review No. 23-0009 subject to the required 

findings and subject to the conditions of approval contained in the Resolution (See Exhibit A – 

Draft Resolution).” 

 

REQUEST/PROJECT DESCRIPTION 

 

The applicant is seeking approval of Conditional Use Permit No. 23-0013 to allow a new wireless 

telecommunications facility for AT&T at 123 E. 9th Street.  The wireless facility is a collocation on the 

rooftop of an existing three-story office building. The proposed project will consist of installing antennas 

on three (3) corners of the existing building, cabinets that would be located on the middle of the rooftop 

and extend the parapet by five (5) feet on the three (3) corners of the building and contain materials that 

will match the existing building to screen the equipment.  The wireless telecommunications facility will 

have its own lease area on the rooftop, approximately 477 square feet in area.  

 

SYNOPSIS 

 

Table 1 

Applicant: Smartlink Group on behalf of AT&T 

Representative: Jermaine Taylor  

Property Owner: Upland Inn, LLC 
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Property Location: 123 E. 9th St. (APN:1046-402-24) 

Existing General Plan Land Use 

Designation: 
Specific Plan (Historic Downtown Upland Specific Plan) 

Existing Zoning 

Classification: 

Old Town District of the Historic Downtown Upland Specific Plan 

(HDUSP) 

Site Size: 12,236 square feet 

Leasing Space Approximately 477 square feet  

Access: 9th Street and 1st Avenue 

Surrounding Land Uses:  

 

See Exhibit B – Vicinity Map 

Direction Land Use General Plan Zone 

North City Parking Lot  Specific Plan 

(HDUSP) 

HDUSP - Old 

Town 

District, 1st 

Avenue 

Overlay 

East Office Specific Plan 

(HDUSP) 

HDUSP - Old 

Town 

District, 

Historic Core 

Overlay 

South Retail, 

Restaurants 

Specific Plan 

(HDUSP) 

HDUSP - Old 

Town 

District, 1st 

Avenue 

Overlay 

West Commercial (Tea 

Room, Offices)  

Specific Plan 

(HDUSP) 

HDUSP - Old 

Town 

District, 1st 

Avenue 

Overlay 

Previous 

Applications/Entitlements: 

Conditional Use Permit No. 03-21 (T-Mobile Wireless 

Telecommunications Facility) 

 

AUTHORIZATION/GUIDELINES 

 

Upland Municipal Code (UMC) Section 17.44.040 authorizes the Planning Commission to review and take 

action on Conditional Use Permits for a new wireless facility. 

 

BACKGROUND 

 

On July 25, 1985, Conditional Use Permit No. CUP-84-21: Modification #2 (Resolution No. 3065), was 

approved to allow the development of the three (3) story building with a height of 46 feet. When 

constructed, the building’s roof deck was built at 37 feet and the parapet extended to 42 feet.  On July 21, 

2004, Conditional Use Permit No. CUP-03-21 (Resolution No. 4462), was approved to allow a wireless 

telecommunication facility on the rooftop of the existing building and extend the parapet an additional six 

(6) feet only in the area the equipment would be installed. When the telecommunication facility was added, 

the parapet was only extended five (5) increase, which increased the building height to 47 feet.  
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The applicant requested to collocate the new wireless telecommunication facility on the rooftop of the 

existing building. The collocation was considered a substantial change as defined by the FCC in 47 C.F.R. 

Section 1.40001(b)(7), in which it states that, “The proposed collocation or modification involves 

excavation outside the current boundaries of the leased or owned property surrounding the wireless tower, 

including any access or utility easements currently related to the site.” The proposed locations of the new 

antennas and associated equipment will be located outside the lease boundaries of the existing wireless 

telecommunication facility on the rooftop of the building. Therefore, the reason for a new Conditional Use 

Permit is required to allow another wireless telecommunication facility on the rooftop of the existing 

building, which uses the same method of concealment behind a Fiber-Reinforced Polymer (FRP) screen 

segment within the building parapet, designed with the same brick pattern and color as the existing building.  

This type of screen allows for the aesthetic screening of the antennas so that they are not visible from the 

street, while allowing them to be electromagnetically transparent, making them invisible to cellular signals 

to ensure minimal signal loss. 

 

Technical Review Committee 

 

The Technical Review Committee reviewed the project and recommended approval, subject to conditions 

of approval that have been incorporated into the draft resolution. The conditions of approval will ensure 

that the use operates within the requirements of the Upland Municipal Code and Historic Downtown Upland 

Specific Plan and will remain compatible with the surrounding land uses.  

 

Public Notice 

 

This project included multiple modes of notifying the public, in accordance with Upland Municipal Code 

(UMC) Section 17.46.020. 

 

1. On August 15, 2024, a Notice of Public Hearing was mailed to all property owners within 300 feet 

of the project site.  This resulted in a total of 17 property owners being noticed. 

 

2. The Public Hearing Notice was posted in 2 physical locations (Upland City Hall and Upland 

Library) on August 15, 2024. 

 

3. The Public Hearing Notice was published in the Inland Valley Daily Bulletin on August 16, 2024. 

 

ANALYSIS 

 

General Plan and Zoning 

 

The project is within the Specific Plan (SP) General Plan Designation (Historic Downtown Upland Specific 

Plan). The project site is located within First Avenue Overly of the Old Town District within the Historic 

Downtown Upland Specific Plan.  (See Exhibit C – General Plan Map and Zoning Map). According to the 

General Plan and zoning district, this designation supports a variety of commercial uses, and wireless 

communication facilities. The addition of a wireless communication facility will be consistent with the 

Specific Plan, as the use will enhance the telecommunication coverage. The project shows consideration 

for the following General Plan goals and/or policies as shown in Table 2 below: 

 

Table 2 

General Plan Goal/Policy Consistency 

Policy PFS-15.1 Access and Availability.  

 

Work with utility and service providers to ensure 

access to and availability of utilities and 

telecommunication facilities for households, 

Adding a new wireless communication facility will 

provide sufficient coverage for AT&T customers. 

It will ensure that their customers have accessible 

and available services to communicate wirelessly.      
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businesses, institutions, and public agencies 

throughout the City. 

Policy PFS-15.3 Adequate Internet Facilities and 

Service.  

Work with service providers to retrofit areas of the 

City that are not served by current 

telecommunication and fiber-optic communication 

technologies. 

The new wireless facility for AT&T will be 

collocating with another telecommunication 

provider. Therefore, it will provide additional 

wireless services to a market that was under served 

in the surrounding area of the project site that the 

existing wireless facility didn’t provide.  

Goal PFS-2 A community protected by fire 

prevention and emergency response services. 

Having reliable access to wireless connection can 

benefit the community in times of need when 

emergency services are required.  

 

Site Plan/Location 

 

The project site located at the northeast corner of East 9th Street and North First Avenue. All the wireless 

equipment will be located on the rooftop of the existing building, where they will be screened by the parapet 

wall, utilizing an FRP screen. No additional square footage will be added to the building, nor will the height 

of the building be increased beyond its existing maximum height. The cabinet equipment will be located 

within an approximately 477 square foot lease area on the rooftop. The antennas will be on the northwest, 

southwest and southeast corners of the building, using approximately 110 square feet at each corner.  

 

Table 5-1 of the Historic Downtown Upland Specific Plan lists Wireless Telecommunication Facilities as 

a permitted use, pursuant to the standards contained in in the Upland Municipal Code.  Chapter 17.40 

provides location and configuration preferences, as well as design and development standards for Wireless 

Telecommunications Facilities.  

 

Locational Preferences 

 

Pursuant to Section 17.40.060(C), the order of preference for the configuration for wireless 

telecommunications facilities lists colocations with existing facilities, as the most preferred, followed by 

roof-mounted facilities.  The proposed wireless telecommunications facility complies with both of these 

most preferred options, allowing roof-mounted antennas on an existing building where they are co-located 

with existing facilities.  

 

Section 17.40.060(E) states that the preferred options for accessory equipment for wireless 

telecommunications facilities shall be either underground, within a building or structure, on a screened roof 

top area or structure, or in a rear yard not readily visible from surrounding properties.  As the proposed 

facility is located on the roof of an existing building, the accessory equipment will comply with these 

preferences by being located on a screen roof top area, where not visible from the street. 

 

While Section 17.040.080(B) states that wireless communications facilities shall not be located within 

1,500 of another wireless communication facilities, this provision does not apply to locations that are co-

located with another facility.  The Upland Municipal Code places a high priority on co-locating wireless 

telecommunications facilities together in order to minimize the number of separate locations and facilities 

throughout the city and group such facilities together wherever feasible.  The proposed wireless 

telecommunications facility represents a colocation, in this respect, because it is grouped on the same 

rooftop as another wireless telecommunication facilities; each within their own separate lease areas. 

 

Propagation Maps 

 

Based on the propagation maps provided by the applicant, there is inadequate service in the area for AT&T 

and the proposed telecommunication facility will fill a coverage gap (See Exhibit D – Propagation Maps). 

Based on the applicant’s survey of the surrounding areas, no other feasible locations were identified within 
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the downtown area, as surrounding locations did not meet the carrier’s needs, or property owners were not 

interested in leasing to the carrier.  The subject site allows for a rooftop facility on one of the tallest buildings 

in the downtown area, where it can be collocated with another facility.   

 

Design and Development Standards 

 

The wireless telecommunications facility has been designed and located to comply with the design and 

development standards contained within Section 17.40.070 and 17.40.080 of the Upland Municipal Code. 

The facility will be designed so that the equipment will not be visible or noticeable from the public right-

of-way and will have a negligible noise impact. The addition of the new wireless facility will not impact 

traffic safety and given its location on the rooftop of a building, it will not reduce or interfere with parking 

requirements. The design employs screening and camouflage design techniques through the incorporation 

of Fiber-Reinforced Polymer (FRP) that will be painted and textured to camouflage with the existing brick 

building. These will be used on three corners of the building as part of the parapet wall (the northwest, 

southwest and southeast corners of the building).  Implementation of this screening will increase the parapet 

wall in these locations to the same height as the existing parapet screen walls used to screen the existing T-

Mobile antennas.  This will allow the building to maintain the existing maximum height of the building of 

47 feet in order to provide a consistent and uniform appearance.  The method of screening will not increase 

the bulk of the building nor alter the character of the building. By placing the equipment is on the rooftop, 

it will minimize the potential cause for vandalism as only authorize personal will be allowed on the rooftop 

area, which is not open to the public. (See Exhibit E – Photo Sims and Exhibit F - Plans) 

 

ENVIRONMENTAL ASSESSMENT 

 

This project is Categorically Exempt from the California Environmental Quality Act (CEQA) pursuant to 

Article 19, Section 15301, Existing Facilities, Class 1, of the California Environmental Quality Act, since 

the proposed project involves the minor alteration of an existing structure.    

   

REQUIRED FINDINGS 

 

In order to approve the project, the Planning Commission is required to make certain findings. Section 1 of 

the Draft Resolution contains recommended findings for the Conditional Use Permit for the Planning 

Commission’s consideration.  

 

RECOMMENDED ACTION 

 

The Planning Division recommends that the Planning Commission: 

 

1. Find that the project is Categorically Exempt from the California Environmental Quality Act 

(CEQA) pursuant to Article 19, Section 15301, Existing Facilities, Class 1, of the California 

Environmental Quality Act, since the proposed project involves the minor alteration of an existing 

private structure.    

 

2. Adopt a resolution approving Conditional Use Permit No. 24-0001, Development Plan Review No. 

23-0014 and Environmental Assessment Review No. 23-009 to propose a new wireless 

telecommunications facility (AT&T) on the rooftop of an existing building, within the Old Town 

District of the Historic Downtown Upland Specific Plan, located at 123 E. 9th Street (APN: 1046-

402-24), subject to the required findings and subject to the conditions of approval contained in the 

Resolution. 
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RESOLUTION NO.  
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF UPLAND, CALIFORNIA APPROVING AN 

EXEMPTION FROM THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT (CEQA) PURSUANT TO SECTION 15301, 
CLASS 1, EXISTING FACILITIES, THE PROPOSED PROJECT 

INVOLVES THE MINOR ALTERATION OF AN EXISTING 
PRIVATE STRUCTURE, AND APPROVING CONDITIONAL 

USE PERMIT NO. 23-0013, DEVELOPMENT PLAN REVIEW 
NO. DPR-23-0014 ENVIRONMENTAL ASSESSMENT REVIEW 
NO. EAR-23-0009 TO CONSTRUCT A WIRELESS 

TELECOMMUNICATIONS FACILITY FOR AT&T COLLOCATED 
ON THE ROOFTOP OF AN EXISTING BUILDING, WITHIN 

THE 1ST AVENUE OVERLAY OF THE OLD TOWN DISTRICT IN 
THE HISTORIC DOWNTOWN UPLAND SPECIFIC PLAN 
(HDUSP) LOCATED AT 123 E. 9TH STREET (APN: 1046-402-

24). 
 

 
Intent of the Parties and Findings 

 
WHEREAS, Smartlink Group c/o Jermaine Taylor on behalf of AT&T (Applicant) 

has filed applications requesting approval of the Project; and  

WHEREAS, The project site has a General Plan land use designation of Specific 

Plan and is within the Old Town District of the Historic Downtown Upland Specific 
Plan; and 

 
WHEREAS, The Planning Division required the applicant to submit for a 

Conditional Use Permit and Development Plan Review in accordance Upland Municipal 

Code 17.40.040 (A); and 

 

WHEREAS, the Planning Commission, before it may approve a Conditional Use 
Permit and Development Plan Review, must make findings by resolution, as 
hereinafter provided, that the evidence presented shows that all of the findings 

referenced in Section 1 of this Resolution can be made. 
 

WHEREAS, Upland Municipal Code Section 17.43.050(E) requires that if one 
or more permit applications are submitted concurrently for a single proposed project, 
each application shall be acted upon concurrently by the highest review authority. 

In this case, the highest review authority is the Planning Commission, therefore the 
Planning Commission shall make a decision; and 

 
WHEREAS, Upland Municipal Code Section 17.44.040(C) provides that the 

Planning Commission shall serve as the review authority for Conditional Use Permits; 

and  
 

WHEREAS, Upland Municipal Code Section 17.44.040(F) provides that the 
Planning Commission, before it may approve a Conditional Use Permit, must make 

findings by resolution, as hereinafter provided, that the evidence presented shows 
that all of the findings referenced in Section 1 of this Resolution can be made; and 
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WHEREAS, Upland Municipal Code Section 17.44 provides that the Planning 
Commission may attach conditions to the approval of the project as needed to 
ensure compliance with the Zoning Code, other City Ordinances, the General Plan, 

and any other applicable community or specific plan; and 
 

WHEREAS, the project is considered a project as defined by the California 
Environmental Quality Act (CEQA), Public Resources Code Section 21000 et seq.; 
and 

 
WHEREAS, The Development Services Director has determined that the 

project qualifies for a Categorical Exemption from the provisions of California 
Environmental Quality Act (CEQA), pursuant to Article 19, Section 15301, Existing 
Facilities, since the proposed project involves the minor alteration of an existing 

private structure; and 
 

WHEREAS, The City of Upland Planning Division on August 15, 2024, posted 
two (2) true and correct copies of the legal notice at the Upland City Hall Bulletin 

Board and at the Upland Public Library in accordance with the Upland Municipal Code 
Section 17.46.020; and 

 

WHEREAS, The City of Upland Planning Division on August 15, 2024, mailed 
the public hearing notice to each property owner within a 300-foot radius of the 

project site indicating the date and time of the public hearing in compliance with 
state law concerning the Project; and 

 

WHEREAS, The City of Upland Planning Division on August 16, 2024, 
published a legal notice in the Inland Valley Daily Bulletin, a local paper of general 

circulation, indicating the date and time of the public hearing in compliance with 
state law concerning the Project; and 

 

WHEREAS, The City of Upland Planning Commission conducted a duly noticed 
public hearing on August 28, 2024, at which time it received public testimony 

concerning the Project, and considered the CEQA for the proposed project. 
 

NOW, THEREFORE, the Planning Commission hereby finds, determines and 

resolves as follows:  
 

Section 1. FINDINGS.  The Planning Commission hereby makes the following 
findings and determinations in connection with the approval of the Project:   

 

A. The above Recitals are true and correct and are incorporated herein by this 
reference. 

 
B. The project is consistent with the following General Plan Policies:  

 

1. Policy PFS-15.1 Access and Availability. Work with utility and service 
providers to ensure access to and availability of utilities and 

telecommunication facilities for households, businesses, institutions, 
and public agencies throughout the City. 
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Fact: Adding a new wireless communication facility will provide sufficient 
coverage for AT&T customers. It will ensure that their customers have 
accessible and available services to communicate wirelessly. 

 
2. Policy PFS-15.3 Adequate Internet Facilities and Service. Work with 

service providers to retrofit areas of the City that are not served by 
current telecommunication and fiber-optic communication technologies.  

 

Fact: The new wireless facility for AT&T will be collocating with another 
telecommunication provider. Therefore, it will provide additional 

wireless services to a market that was under served in the surrounding 
area of the project site that the existing wireless facility didn’t provide. 
 

3. Goal PFS-2 A community protected by fire prevention and emergency 
response services 

 
Fact: Having reliable access to wireless connection can benefit the 

community in times of need when emergency services are required. 
 

C. Per Upland Municipal Code Section 17.44.040(F), the review and decision-

making authority may approve an application for a conditional use permit only 
if the proposed project complies with applicable standards in the Zoning 

Ordinance, other City ordinances, the General Plan, and any other applicable 
community or specific plans, and as supported by all of the following findings: 
 

1. Finding: The location, size, design, and operating characteristics of the 
proposed use will be compatible with the existing and future land uses 

near the subject property.  
 
Evidence: The proposed site location will be compatible with the 

surrounding sites since it provides expanded wireless service in a 
coverage gap area as demonstrated by propagation maps. The wireless 

equipment will be located on the rooftop of the existing three-story 
building, and the facility will utilize a 477 square lease area on the roof 
top. There will be a negligible change to building, as screening utilized 

will be painted and textured to match the building and will be similar to 
screening used on the existing wireless telecommunications facility (T-

Mobile). The parapet will be extending an additional five (5) feet for a 
total of 47 feet height on the three (3) corners of the building, utilizing 
Fiber-Reinforced Polymer (FRP) panels that will match the exterior brick 

design of the existing building to screen the equipment. 
  

2. Finding: The site is physically suitable in terms of design, location, 
shape, size, operating characteristics, and the provision of public and 
emergency vehicle (e.g. fire and medical) access and public services and 

utilities. 
 

Evidence: The proposed use is physically suitable since the wireless 
equipment will be located on the roof and it will not be visible to the 
public to see, as screening will be used that is treated to match existing 
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building materials. The addition to the parapet will be limited to the 

three corners of the building that will be used for antennas and will be 
designed in a way to match the height and screening method of the 
existing wireless telecommunication facility and the color, texture, and 

design of the brick exterior. The parking and the circulation on the 
property will remain unchanged, which still can provide provision of 

public and emergency vehicle access and public services and utilities.  
 

3. Finding: The proposed use will not be detrimental to the public health, 

safety, and welfare of the persons residing or working in the 
neighborhood of the proposed use. 

 
Evidence: No evidence exists to suggest that the proposed use will be 
detrimental to or endanger the public health, safety, or general welfare. 

The facility will increase safety and welfare by providing better 
connectivity to emergency services, as a result of better coverage in the 

area where a demonstrated coverage gap exists.   
 

D. Per Upland Municipal Code Section 17.44.030(H) the review and decision-
making authority may approve an application for a Development Plan Review 
application only if the proposed project complies with applicable standards in 

the Zoning Ordinance, other City ordinances, the General Plan, and any other 
applicable community or specific plans, and as supported by all of the following 

findings: 

1. Finding: The design and layout of the proposed project will not interfere 
with the use and enjoyment of existing and future neighboring 

properties and structures. 
 

Evidence: The design and layout will not interfere with the existing and 
future uses of the surrounding sites, since the proposed location of the 
wireless equipment will be on the rooftop of the existing building. The 

rooftop of the building is not open to the public and will only allow 
authorized personnel to access the roof. The equipment will not be 

visible to the public. The overall design of the brick building will be 
unchanged and screening used will be painted and textures to match 
the existing facade.  

 
2. Finding: The proposed architectural design makes use of appropriate 

materials, texture, and color, and will remain aesthetically appealing 
and appropriately maintained. 

 

Evidence: The proposed architectural design utilizes high quality 
materials, as evidenced by other facilities utilizing the same materials. 

On the corners where the height will be increased, the proposed material 
will consist of fiberglass reinforced plastic (FRP) screening that will be 
painted and textured to the existing building. 

 
3. Finding: The proposed landscaping design, including color, location, 

size, texture, type, and coverage of plant materials, as well as provisions 
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for irrigation, maintenance, and protection of landscaping elements, will 

complement structures and provide an attractive environment. 
 

Evidence: Since the proposed project is on the rooftop of the existing 

building, additional landscape is not required on site. The existing on-
site landscaping will remain as-is. However, conditions of approval have 

been provided to replace landscaping if it is damaged during 
construction. 
 

4. Finding: The proposed design will not be materially detrimental to the 
public health, safety, or welfare, or be injurious to the property or 

improvements in the vicinity of the proposed project. 
 

Evidence: All operations related to the proposed project will take place 

completely within the rooftop area of the building. The use will have 
little to no impact on noise, odor, vibration, or other similar impacts to 

the existing uses within the multi-tenant building. Additionally, 
Conditions of Approval are included that will ensure the use will not be 

detrimental to the public health, safety, or welfare of the neighborhood 
of the proposed use.        

 

E. Per Upland Municipal Code Section 17.40.120(H), where a wireless 
telecommunication facility requires a conditional use permit, the reviewing 

authority shall not approve any application unless, in addition to the findings 
generally applicable to all conditional use permits, all of the following additional 
findings are made: 

1. Finding: The proposed facility complies with all applicable provisions of 
this chapter. 

 
Evidence: The facility maintains compliance with the provisions of UMC 
17.40 as analyzed in the staff report.  

 
2. Finding: The proposed facility has been designed and located to achieve 

compatibility with the community to the maximum extent reasonably 
feasible. 

 

Evidence: The proposed wireless telecommunications facility has been 
located and designed to be compatible with the surrounding sites since 

it will be on the rooftop of the existing three-story building, co-located 
next to an existing wireless telecommunications facility, and screened 
to match the color, design, and texture of the building. The facility will 

have approximately 477 square feet of lease space on the rooftop of the 
building.  

 
3. Finding: The applicant has submitted a statement of its willingness to 

allow other carriers to collocate on the proposed wireless 

telecommunications facility wherever technically and economically 
feasible and where collocation would not harm community compatibility. 
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Evidence: The new wireless telecommunication facility is collocating with 

an existing approved wireless facility which is also on the rooftop of the 
existing building, within its own separate lease area. Any further co-
location on the roof of the building will be subject to property owner 

authorization and necessary City approvals.   
 

4. Finding: Noise generated by equipment will not be excessive, annoying 
nor be detrimental to the public health, safety, and welfare and will not 
exceed the standards set forth in this chapter. 

 
Evidence: The wireless facility is required to comply with the City’s noise 

ordinance. The applicant has also submitted a noise analysis showing 
the operational noise from the equipment will be under 75 dB(a) limit.  

 

Section 2. DETERMINATION.  In light of the evidence presented at the hearing on 
this application, and based on the findings set forth above, the Planning Commission 

hereby finds the requirements necessary for the approval of the Project, subject to 
all applicable provisions of the Upland Municipal Code, and the following conditions 

of approval: 
 
10.0 General Conditions 

 
10.1 All Ordinances, Policy Resolutions, and Standards of the City in effect at 

the time this project is approved shall be complied with as a condition 
of this approval. 
 

10.2 The project shall comply with development standards and guidelines 
prescribed within the Upland Municipal Code. 

 
10.3 Prior to issuance of future permits, all development plans shall be 

subject to plan check with the Planning Division, Building Division, 

Engineering Division, Public Works Department and Fire Department. 
 

10.4 All landscaped areas shall be maintained in a healthy and thriving 
condition, free from weeds, trash, and debris at all times.  Dead, 
damaged, and/or missing landscaping shall be replaced/replanted, 

subject to the satisfaction of the Planning Division. 
 

10.5 To the maximum extent permitted by law, Applicant must defend, 
indemnify, and hold City, any departments, agencies, divisions, boards, 
and/or commissions of the City, and its elected officials, officers, 

contractors serving as City officials, agents, employees, and attorneys 
of the City (“Indemnitees”) harmless from liability for damages and/or 

claims, actions, or proceedings for damages for personal injuries, 
including death, and claims for property damage, and with respect to all 
other actions and liabilities for damages caused or alleged to have been 

caused by reason of the Applicant’s activities in connection with 
Conditional Use Permit No. CUP-23-0013 and Development Plan Review 

No. DPR-23-0003 (“Project”) on the Project site, and which may arise 
from the direct or indirect operations of the Applicant or those of the 
Applicant’s contractors, agents, tenants, employees or any other 
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persons acting on Applicant’s behalf, which relate to the development 

and/or construction of the Project. This indemnity provision applies to 
all damages and claims, actions, or proceedings for damages, as 
described above, regardless of whether the City prepared, supplied, or 

approved the plans, specifications, or other documents for the Project. 
 

In the event of any legal action challenging the validity, applicability, or 
interpretation of any provision of this approval, or any other supporting 
document relating to the Project, the City will promptly notify the 

Applicant of the claim, action, or proceedings and will fully cooperate in 
the defense of the matter. Once notified, the Applicant must indemnify, 

defend, and hold harmless the Indemnitees, and each of them, with 
respect to all liability, costs and expenses incurred by, and/or awarded 
against, the City or any of the Indemnitees in relation to such action. 

Within 15 days’ notice from the City of any such action, Applicant shall 
provide to City a cash deposit to cover legal fees, costs, and expenses 

incurred by City in connection with defense of any legal action in an 
initial amount to be reasonably determined by the City Attorney. City 

may draw funds from the deposit for such fees, costs, and expenses. 
Within 5 business days of each and every notice from City that the 
deposit has fallen below the initial amount, Applicant shall replenish the 

deposit each and every time in order for City’s legal team to continue 
working on the matter. City shall only refund to Developer any 

unexpended funds from the deposit within 30 days of: (i) a final, non-
appealable decision by a court of competent jurisdiction resolving the 
legal action; or (ii) full and complete settlement of legal action. The City 

shall have the right to select legal counsel of its choice that the Applicant 
reasonably approves. The parties hereby agree to cooperate in 

defending such action. The City will not voluntarily assist in any such 
third-party challenge(s) or take any position adverse to the Applicant in 
connection with such third-party challenge(s). In consideration for 

approval of the Project, this condition shall remain in effect if the 
entitlement(s) related to this Project is rescinded or revoked, whether 

at the request of the Applicant. 
 

10.6 Within 15 days of receiving the approval the Property Owner or Project 

Applicant shall submit to the Development Services Department written 
evidence of agreement with all conditions of this approval before the 

approval becomes effective. (UMC 17.45.030) 
 

10.7 Expansion of project beyond the scope and nature of the project, which 

would increase the projected scale of the project, shall not be permitted 
except upon application for and approval of modification to this 

approval. 
 

10.8 Any improvement, building or structure set up, erected, constructed, 

altered, enlarged, converted, moved or maintained, or any use of any 
building or land which is conducted, operated or maintained contrary to 

the provisions of the Zoning Ordinance, or contrary to any detailed 
statement, plan, or condition of approval, approved in accordance with 
the provisions of the Zoning Ordinance shall be and the same is declared 
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to be a violation of the Zoning Ordinance and is unlawful and a public 

nuisance. 
 
10.9 Termination of approval if either: (1) development has not been 

diligently commenced and actively pursued to completion thereafter 
within a two (2) year period from the date of approval (i.e. August 28, 

2026); or, (2) if the use approved hereunder is discontinued for a period 
of one hundred and eighty days or longer; or, (3) non-compliance with 
any provision of the Upland Municipal (UMC) not specifically waived in 

compliance with City procedures. 
 

20.0 Planning Division Conditions  
 

20.1 The project shall be developed in accordance with the architecture, 

materials, and colors depicted on the approved elevations and plans on 
file with the Development Services Department. Prior to the issuance of 

building permits, the applicant shall include, on the plans submitted for 
plan check, a detailed materials sheet detailing all proposed materials 

for the facility. All materials shall match the materials on the approved 
entailment plans to the satisfaction of the Development Services 
Director prior to the issuance of permits. Any requests for material 

changes shall be made to the Development Services Director, who may 
approve the change if the modifications are minor in nature, but may 

refer the changes to the Planning Commissions at their discretion.  
 

20.2 Any landscaping damaged during construction of the project shall be 

repaired or replaced by the applicant prior to final inspection approval 
on the building permit.  

 
20.3 Before the permittee submits any application for a building permit or 

other permits required by the Upland Municipal Code, the permittee 

must incorporate the wireless telecommunication facility resolution, all 
conditions associated with the wireless telecommunications facility 

permit and the approved plans and any photo simulations (the 
"approved plans") into the project plans. The permittee must construct, 
install and operate the wireless telecommunications facility in strict 

compliance with the approved plans. The permittee shall submit an as 
built drawing within 90 days after installation of the facility. 

 
20.4 The permittee shall submit and maintain current at all times basic 

contact and site information on a form to be supplied by the City. The 

permittee shall notify the City of any changes to the information 
submitted within seven days of any change, including change of the 

name or legal status of the owner or operator. This information shall 
include, but is not limited to, the following: 
 

a. Identity, including the name, address and 24-hour local or toll 
free contact phone number of the permittee, the owner, the 

operator, and the agent or person responsible for the 
maintenance of the facility. 

Page 26 of 175



CUP-23-0013| DPR-23-0014 
Page 9 of 15 

 
b. The legal status of the owner of the wireless telecommunications 

facility, including official identification numbers and FCC 
certification, 

c. Name, address, and telephone number of the property owner if 

different than the permittee.  
 

20.5 At all times, all required notices and signs shall be posted on the site as 
required by the FCC and California Public Utilities Commission, and as 
approved by the City. The location and dimensions of a sign bearing the 

emergency contact name and telephone number shall be posted 
pursuant to the approved plans. 

 
20.6 At all times, the permittee shall ensure that the facility complies with 

the most current regulatory and operational standards including, but not 

limited to, radio frequency emissions standards adopted by the FCC and 
antenna height standards adopted by the Federal Aviation 

Administration. The City shall retain a consultant, at the sole expense 
of the permittee, to perform testing demonstrating compliance with 

current regulatory and operational standards. Tests shall occur upon 
commencement of operations and annually thereafter. 
 

20.7 If the Director determines there is good cause to believe that the facility 
may emit radio frequency emissions that are likely to exceed FCC 

standards, the Director may require the permittee to submit a 
technically sufficient written report certified by a qualified radio 
frequency emissions engineer, certifying that the facility is in compliance 

with such FCC standards. 
 

20.8 Permittee shall pay for and provide a performance bond, which shall be 
in effect until the facilities are fully and completely removed and the site 
reasonably returned to its original condition, to cover permittee's 

obligations under these conditions of approval and the Upland Municipal 
Code. The bond coverage shall include, but not be limited to, removal 

of the facility and maintenance obligations. The amount of the 
performance bond shall be set by the Director in an amount rationally 
related to the obligations covered by the bond. 

 
20.9 All conditions of approval shall be binding as to the applicant and all 

successors in interest to permittee. 

 

20.10 The telecommunications facility must comply at all times with the 

following operation and maintenance standards. All necessary repairs 

and restoration shall be completed by the permittee, owner, or operator 

within 48 hours: 

a. After discovery of the need by the permittee, owner, operator or 

any designated maintenance agent; or 

 

b. After permittee, owner, operator, or any designated maintenance 

agent receives notification from a resident or the Director. 

Page 27 of 175



CUP-23-0013| DPR-23-0014 
Page 10 of 15 

 

20.11 The facility, including, but not limited to, accessory equipment, cabinets, 

and the facility site shall be maintained in good condition, including 

ensuring the facilities are reasonably free of: 

a. General dirt and grease; 

b. Chipped, faded, peeling, and cracked paint; 

c. Rust and corrosion; 

d. Cracks, dents, and discoloration; 

e. Missing, discolored, or damaged artificial foliage or other 

camouflage; 

f. Graffiti, bills, stickers, advertisements, litter and debris; 

g. Broken and misshapen structural parts; and 

h. Any damage from any cause. 

20.12 The permittee shall replace its facilities, after obtaining all required 

permits, if maintenance or repair is not sufficient to return the facility to 

the condition it was in at the time of installation. 

 

20.13 The facility shall be operated and maintained at all times in compliance 

with applicable Federal regulations, including FCC radio frequency 

emissions standards. 

 

20.14 The facility shall be operated and maintained to comply at all times with 

the noise regulations of this chapter and shall be operated and 

maintained in a manner that will minimize noise impacts to surrounding 

residents. Except for emergency repairs, any testing and maintenance 

activities that will be audible beyond the property line shall only occur 

between the hours of 7:00 a.m. and 5:00 p.m. on Monday through 

Friday, excluding holidays, unless alternative hours are approved by the 

Director. Backup generators, if permitted, shall only be operated during 

periods of power outages or for testing. 

 

20.15 The applicant, owner or operator of a facility shall routinely inspect each 

site to ensure compliance with the standards set forth in this section and 

the conditions of approval. Damaged or deteriorating structures shall be 

repaired immediately. 

 
20.16 The applicant shall comply with the following Best Management 

Practices for noise management during construction. 
 

a. Re-route truck traffic away from residential streets, if possible. 

Select streets with fewest homes, if no alternatives are available.  
 

b. Locate equipment on the construction lot as far away from noise 
sensitive receivers as possible.  

 

c. Combine noisy operations to occur in the same time period. The 
total noise will not increase significantly, and the duration of the 

noise impact will be less.  
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d. It is unlawful for any person to engage in or permit the erection 

(including excavation), demolition, alteration or repair of any 
building other than between the hours of 7:00 a.m. and 6:00 p.m. 
on weekdays, except in case of urgent necessity in the interest of 

public health and safety, and then only with a permit from the 
building inspector, which permit may be granted for a period not 

to exceed three days or less while the emergency continues, and 
which permit may be renewed for periods of three days or less 
while the emergency continues. If the building inspector should 

determine that the public health and safety will not be impaired 
by the erection, demolition, alteration or repair of any building or 

the excavation of streets and highways within the hours of 6:00 
p.m. and 7:00 a.m., and if he or she shall further determine that 
loss or inconvenience would result to any party in interest, he or 

she may grant permission for such work to be done within the 
hours of 6:00 p.m. and 7:00 a.m., upon application being made 

at the time the permit for the work is awarded or during the 
progress of the work. 

 
e. Use specially quieted equipment when possible, such as quieted 

and enclosed air compressors, residential or critical grade 

mufflers on all engines.  
 

f. Stationary equipment will be located as far away from sensitive 
receptors as possible. Loud, disrupting construction activities in 
noise sensitive areas will be conducted during hours that are least 

disturbing to adjacent and nearby residents.  
 

g. If noise above the stated regulation will be generated for long 
periods of time, construct barriers to block the line of sight to 
noise sensitive receivers.  

 
30.0    Police Department 

30.1 The approved conditions shall be retained on the premises at all times 
and produced immediately upon request of the Upland Police 
Department, and City Planning.  

 
30.2 A 6-month inspection shall be conducted to ensure permittee's 

compliance with all operating conditions. 
 

30.3 The Developer, builder, contractors, sub-contractors, and any other 

persons associated with this project shall adhere to the Upland Municipal 
Code (UMC) dealing with unnecessary noises under section 9.40.100. 

Furthermore, prior to the beginning of construction and/or remodeling, 
a sign shall be posted at the entrance of the property educating 
everyone entering as to the authorized construction times and failure to 

comply with such requirements will result in an immediate citation for 
violating the aforementioned UMC section.  
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30.4 Noise emanating from the property shall be within the limitations 

prescribed by the City’s noise ordinance and shall not create a nuisance 
to surrounding residential neighborhoods and/or commercial 
establishments. 

 
30.5 If any community issues arise, such as noise, odors, parking, 

environmental hazards, traffic congestion, crime, etc., the 
owner/operator shall be responsible for immediate implementation of 
measures to address the issues, including additional restrictions on the 

intensity of the use, to the satisfaction of the Development Services 
Director and/or the Chief of Police.  

 
30.6 Provide UPD with contact information of the Project Manager and 

Superintendent in charge of the project.  

 
30.7 Violation of any of the aforementioned conditions may result in 

modification or revocation of the permit, subject to the process outlined 
within Section 17.45.100 of the Upland Municipal Code. 

 
30.8 Adhere to all local, state, and federal laws. Violation of any local, state 

or federal laws will result in revocation of this permit and/or criminal 

prosecution. 
 

40.0 Building and Safety  
 

40.1 Provide structural calculations and details for attachment of the FRP 

panels to the existing parapet. New FRP panels must have the same fire-
resistive construction rating as existing exterior walls.  

 
50.0   Review/Compliance  
 

50.1 The Planning Commission may review the use 90 days, 180 days, and 
on an annual basis following the date of final inspection, or as needed 

at the discretion of the Development Services Director, to determine 
whether the applicant and operators are operating the use in a manner 
that is compatible with the community.  The Planning Commission may 

establish additional conditions of approval that are necessary to 
eliminate any issues that arise from the operation of the use that 

adversely impact the public health, welfare, and safety, or may direct 
staff to initiate revocation proceedings.  The conditional use permit may 
be revoked if the permittee, his agents or assigns, or employee(s) of 

the establishment, or any other person connected or associated with the 
permittee or his business establishment, or any person who is exercising 

managerial authority of the business establishment has: 
 

a. Violated any rule, regulation, or condition of approval adopted by the 

Planning Commission relating to the conditional use permit or 
contained in the Upland Municipal Code, or state or federal 

regulations. Violation of any provision of the Upland Municipal Code 
(UMC) or the conditions of approval set forth in this resolution, shall 
be deemed to constitute an infraction of the Upland Municipal Code, 
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and shall be subject to the applicable fines and penalties, including 

the possibility of revocation of this permit.  
 
b. Conducted the operation permitted hereunder in a manner contrary 

to the peace, health, safety, and general welfare of the public, or in 
a manner which either generates or contributes to noise and/or 

health/sanitation nuisances, or which results in undesirable activities 
that negatively affects adjacent properties or creates an increased 
demand for public services. 

 
Section 3. CEQA. This project is Categorically Exempt from the California 

Environmental Quality Act (CEQA) pursuant to Article 19, Section 15301 [Existing 
Facilities, Class 1] of the CEQA Guidelines, since the proposed project involves the 
minor alteration of an existing structure. 

 
Section 4.  APPEAL.  Pursuant to Upland Municipal Code Section 17.47.040, 

the decision of the Planning Commission may be appealed to the City Council provided 
that written notice of the appeal is filed with the City Clerk within ten (10) days 

following the date the decision was rendered, unless a longer appeal period is 
specified as part of the project approval.  Failure to file a timely appeal shall constitute 
a waiver of the right of appeal, and the decision of the Planning Commission shall be 

final. 
 

Section 5.  SEVERABILITY.  If any section, subsection, subdivision, sentence, 
or clause or phrase in this Resolution or any part thereof is for any reason held to be 
unconstitutional, invalid or ineffective by any court of competent jurisdiction, such 

decision shall not affect the validity or effectiveness of the remaining portions of this 
Resolution or any part thereof. The Planning Commission hereby declares that it 

would have adopted each section irrespective of the fact that any one or more 
subsections, subdivisions, sentences, clauses, or phrases are declared 
unconstitutional, invalid, or ineffective.  

 
Section 6.  CERTIFICATION.  The Secretary of the Planning Commission shall 

certify to the passage, approval, and adoption of this Resolution, and shall cause this 
Resolution and his certification to be entered in the Book of Resolutions of the 
Planning Commission of the City. 

 
Section 7.  EFFECTIVE DATE.  This Resolution shall become effective ten (10) 

days after its passage and adoption unless appealed prior to that time. 
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PASSED, APPROVED and ADOPTED this 28th day of August, 2024.  
   
 

_________________________________ 
Robin Aspinall, CHAIR 
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ATTEST: 
 

____________________________ 

Robert D. Dalquest, SECRETARY 

 

I HEREBY CERTIFY that the foregoing Resolution was duly and regularly passed and 
adopted by the Planning Commission of the City of Upland at a regular adjourned 
meeting thereof held on the 28th day of August, 2024, by the following vote: 

AYES:   

NAYS:  

ABSENT:    

ABSTAIN:    

____________________________ 

Robert D. Dalquest, SECRETARY 
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EXHIBIT B: VICINITY 
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EXHIBIT C: GENERAL PLAN AND ZONING DESIGNATION 
 

 
General Plan Designation: Specific Plan (Historic Downtown Upland Specific Plan) 

 

 

 
  

Project Location 
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Zoning Designation: Historic Core Overlay of the Old Town District within the 
Historic Downtown Upland Specific Plan 

 

 
 

Lender 

 

 

Project Location 
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© 2023 AT&T Intellectual Property. AT&T and globe logo are registered trademarks and service marks of 
AT&T Intellectual Property and/or AT&T affiliated companies. All other marks are the property of their respective owners

AT&T Proprietary (Internal Use Only) - Not for use or disclosure outside the AT&T companies except under written agreement

Site Justification Coverage Maps

Market Name : Southern California Market
Site ID : CSL04432
Site Address : 123 East Ninth Street, Upland, CA 91786
ATOLL Completion Date:  March 15, 2023

EXHIBIT D
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Assumptions

❖ Propagation of the Site Coverage Plots are based on our current Atoll RF Design Tool that shows the preferred design of the 
AT&T 4G-LTE Network Coverage.

❖ The propagation referenced in this package is based on Proposed LTE Coverage of AT&T users in the surrounding buildings, in-
vehicles and at-street level. 

❖ For your reference, the scale shown ranges from Good to Poor Coverage with gradual changes in coverage showing Best 
Coverage to Marginal and Poor Signal Levels.

❖ The Coverage Plots shown in the following slides are based on the following criteria:

➢ Existing LTE Coverage Before the Referenced Site: Assuming all the planned neighboring sites are approved by the 
jurisdiction and On-Air and the Referenced Site is Off-Air, the propagation is displayed with the legends provided.

➢ Planned LTE Coverage With the Referenced Site: Assuming all the planned neighboring sites along with the Referenced 
Site are now approved by the jurisdiction and now On-Air, the propagation is displayed with the legends provided.

➢ Standalone Coverage of the Referenced Site: Assuming all the planned neighboring sites approved by the jurisdiction are 
Off-Air and only the Referenced Site is On-Air, the propagation is displayed with the legends provided.
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CSL04432 (Terrain Map)
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CSL04432 (Aerial Map)
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Existing LTE Coverage Before Site CSL04432
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Existing Macro Sites
Proposed Macro Site
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Planned LTE Coverage With Site CSL04432
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Standalone Coverage Of Site CSL04432
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Existing Macro Sites
Proposed Macro Site
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Coverage Legend

Indoor Signal: In general, the areas shown in dark green should have the strongest signal strength and be sufficient for most in-
building coverage. However, in-building coverage can and will be adversely affected by the thickness/construction type of walls, or 
your location in the building (i.e., in the basement, in the middle of the building with multiple walls, etc.)

In-Vehicle Signal: The areas shown in the yellow should be sufficient for on-street or in-the-open coverage, most in-vehicle 
coverage and possibly some in-building coverage. 

Outdoor Signal: The areas shown in the purple should have sufficient signal strength for on-street or in-the-open coverage but may 
not have it for in-vehicle coverage or indoor signal coverage. 
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123 E 9th Street  Upland  CA  91786

CSL04432
Uptown

Accuracy of photo simulation based upon information provided by project applicant.

Looking northeast from 9th StreetProposed

View 1

Existing

proposed antenna screen

proposed antenna screen

proposed equipment xxxxxxxxxxx

©2023 Google Maps

EXHIBIT E
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Accuracy of photo simulation based upon information provided by project applicant.

Looking northwest from 9th StreetProposed

View 2

Existing

proposed antenna screen

proposed equipment xxxxxxxxxxx

123 E 9th Street  Upland  CA  91786

CSL04432
Uptown

©2023 Google Maps
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Accuracy of photo simulation based upon information provided by project applicant.

Looking southeast from 1st AvenueProposed

View 3

Existing

proposed antenna screen

proposed antenna screen

proposed equipment xxxxxxxxxxx

123 E 9th Street  Upland  CA  91786

CSL04432
Uptown

©2023 Google Maps
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       On Behalf of       
 

 

Jermaine Taylor 
101 W. Mission Blvd Suite 110-324 

Pomona, CA 91766 
909-917-1727 

jttelecoms@gmail.com 

 

AT&T Project Number: CSL04432 

AT&T Project Name: Uptown 

 

City of Upland 

Application for a Conditional Use Permit 

Project Information and Justification 

 
AT&T Mobility (AT&T) is requesting approval for a Conditional Use Permit application to develop and 

operate an AT&T Wireless Telecommunications Facility. The following project information is listed below 

for your consideration: 

 
Project Location 

Address:  123 E. 9th St 

APN: 1046-402-24 

Zoning\Land Use: Specific Plan (SP) 

 

Project Representative 

Jermaine Taylor 

Smartlink, LLC o/b/o AT&T Mobility 

101 W. Mission Blvd Suite 110-324  
Pomona, CA 91766 
Mobile: (909) 917-1727 

E-mail: jttelecoms@gmail.com 

 

AT&T Mobility Contact 

Sandra Santana 

1452 Edinger Ave 

Tustin, CA 92780 

Office: (562) 547-8273 

E-mail: sj9652@att.com 

 

Project Description 

 

The building located at 123 E. 9th St is an existing Wireless Telecommunications Facility with antennas and 

other associated equipment located on the Rooftop behind screening. AT&T is proposing to collocate and 

install AT&T antennas and associated Equipment on the Rooftop of the existing Wireless Facility. The 

scope of work will consist of installing (10) Panel antennas, (16) RRU’s and (3) DC9 Surge Suppressors 

behind screening on the Rooftop to match the Building. Install (4) Equipment Cabinets on the existing 

Equipment Platform on the Rooftop, and install (4) DC12 Surge Suppressors, (1) GPS antenna and other 

misc low voltage equipment on a new H-Frame on the existing Equipment Platform on the Rooftop. The 

antennas will be behind screening to match the texture and color of the Building, and the Equipment will 

be non-visible on the Rooftop. AT&T will work with the City of Upland and the local community to install 

the Wireless Facility which will provide benefits to the local community, visitors and emergency 

responders.   

 

 

 

 

EXHIBIT G
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Project Objectives 

 

There are several reasons why a wireless carrier requires the installation of a cell site within a specified area 

to close a “significant gap in coverage:” 

 

 The radio signal must be of sufficient strength to achieve consistent, sustainable, and reliable 

service to the customers at a level sufficient for outdoor, in-vehicle, and in-building penetration 

with good voice quality (Threshold, -76db).   

 When nearby other sites become overloaded, and more enhanced voice and data services are used 

(3G and other high-speed data services) signal contracts and a gap is created.  With heavy use it is 

intensified due to the unique properties of digital radio transmissions.   

 

In this specific case, this location was selected because AT&T’s radio-frequency engineers (RF) have 

identified a significant gap in coverage for the Downtown Upland area, and the surrounding community as 

demonstrated on the enclosed radio-signal propagation maps. 
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Alternative Site Analysis and other locations that were investigated are listed below: 

 

Due to the lack of available space for a new Wireless Telecommunications Facility (WTF), and the available 

opportunity for Collocation at an existing Wireless Telecommunications Facility seemed to be the best 

decision moving forward. This location will meet the AT&T coverage objectives to close the gap in 

coverage, and has the available space for AT&T. This location previously had T-Mobile and Metro PCS as 

the existing Wireless carriers but due to the T-Mobile and Sprint Merger, Equipment has been removed. 

Now that some of the Wireless equipment has been removed\decommissioned from the location, AT&T 

will be installing there equipment in the place of that equipment. Collocation of existing facilities are highly 

recommended, and the scope of work for this project is a collocation to an existing facility.   
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Findings/Burden of Proof: 

 

 

The site for the proposed use is adequate in size and shape. 

This location is adequate in size and shape. The existing carrier (T-Mobile\Metro PCS) has 

removed equipment from the facility, so now there is enough space for another carrier 

installation of antennas and associated equipment on the Rooftop. There will be no visible 

change, and the site will continue to blend with the surrounding community and thereby 

has no visible change or impact. 

 

 

The proposed location has sufficient access to streets and highways that are adequate in width and 

pavement type to carry the quantity and quality of traffic generated by the proposed use. 

The project site is an existing Office Building\Wireless Telecom Facility with existing 

access from the Public ROW. There are adequate access routes directly to the proposed 

facility, and all roadways and access routes are compliant with local, state, and federal 

regulations concerning width and pavement. 

 

 

The proposed use will not have an adverse effect upon adjacent or abutting properties. 

The proposed project is a replacement of antennas within the Rooftop area of the building 

behind screening, so there will be no adverse effect or visible change to the adjacent or 

abutting properties. This project will provide a public benefit of better Wireless Coverage 

for First Responders, Data services for the surrounding Downtown Upland area, Upland 

Retail establishments, and other benefits for the surrounding area of Downtown Upland. 

 

 

The proposed use is deemed essential and desirable to the public convenience or welfare. 

The essential and public benefit related to the Wireless Facility is the exclusive essential 

service only provided by AT&T for the First Responders. The need for a new wireless 

telecommunications facility is also in high demand from local residents and visitors of City 

of Upland for emergency services. Wireless communications are vastly used in this area 

and the need for this site was established entirely from increased usage of AT&T services 

in the vicinity of the requested project.   

 

 

Site Maintenance: 

 

The site will be maintained by AT&T Field Technicians. The AT&T Field Technicians will be visiting the 

site location every 30-60 days to make sure the site is in compliance and clean from Trash and vandalism. 
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GENERAL INFORMATION 

 

Site Selection 

Customer demand drives the need for new cell sites.  Data relating to incomplete and dropped calls is 

gathered, drive-tests are conducted, and scientific modeling using sophisticated software is evaluated.  Once 

the area requiring a new site is identified, a target ring on a map is provided to a real estate professional to 

begin a search for a suitable location. 

 

During an initial reconnaissance, properties for consideration for the installation of a cell site must be 

located in the general vicinity of the ring, with an appropriate zoning designation, and appear to have 

enough space to accommodate an antenna structure and the supporting radio equipment.  The size of this 

space will vary depending on the objective of the site.  The owners of each prospective location are notified 

to assess their interest in partnering with AT&T. 

 

 

 

Four key elements are considered in the selection process: 

 

 Leasing:  The property must have an owner who is willing to enter into a long-term lease agreement 

under very specific terms and conditions. 

 Planning:  It must be suitably zoned in accordance with local land-use codes to allow for a 

successful permitting process. 

 Construction:  Construction constraints and costs must be reasonable from a business perspective, 

and the proposed project must be capable of being constructed in accordance with local building 

codes and safety standards. 

 RF:  It must be strategically located to be able to achieve the RF engineer’s objective to close the 

significant gap with antennas at a height to clear nearby obstructions.   

 

The Benefits to the Community 

Approximately 90-percent of American adults subscribe to cell phone service for themselves and children.  

People of all ages rely increasingly on their cell phones to talk, text, send media, and search the Internet for 

both personal and business reasons.  More and more, they are doing these things in their homes, therefore, 

becoming reliant on adequate service within residential neighborhoods.  50% of people relocating are not 

signing up for landline service at their new location and are using their cell phone as their primary 

communication method.  

 

The installation and operation of the proposed facility will offer improved: 

 Communications for local, state, and federal emergency services providers, such as police, fire, 

paramedics, and other first-responders. 

 Personal safety and security for community members in an emergency, or when there is an urgent 

need to reach family members or friends.  Safety is the primary reason parents provide cell phones 

to their children. Currently 25% of all preteens, ages 9 to 12, and 75% of all teens, aged 13 to 19, 

have cell phones.   

 Capability of local businesses to better serve their customers. 

 Opportunity for a city or county to attract businesses to their community for greater economic 

development. 

 Enhanced 911 Services (E911) – The FCC mandates that all cell sites have location capability.  

Effective site geometry within the overall network is needed to achieve accurate location 

information for mobile users through triangulation with active cell sites. (Over half of all 911 calls 

are made using mobile phones.) 
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Safety – RF is Radio 

The FCC regulates RF emissions to ensure public safety.  Standards have been set based on peer-reviewed 

scientific studies and recommendations from a variety of oversight organizations, including the National 

Council on Radiation Protection and Measurements (NCRP), American National Standards Institute 

(ANSI), Institute of Electrical and Electronics Engineers (IEEE),  Environmental Protection Agency (EPA), 

Federal Drug Administration (FDA), Occupational Safety and Health Administration (OSHA), and 

National Institute for Occupational Safety and Health (NIOSH).   

 

Although the purview of the public safety of RF emissions by the FCC was established by the 

Telecommunications Act of 1996, these standards remain under constant scrutiny.  All AT&T cell sites 

operate well below these standards, and the typical urban cell site operates hundreds or even thousands of 

times below the FCC’s limits for safe exposure. 

 

 

 

AT&T Company Information 

AT&T is one of the fastest growing nationwide service providers offering all digital voice, messaging and 

high-speed data services to nearly 30 million customers in the United States.   

 

AT&T is a “telephone corporation”, licensed by the Federal Communications Commission (FCC) to 

operate in the 1950.2-1964.8, 1965.2-1969.8 MHz and 1870.2-1884.8-1889.8 MHz frequencies, and a state-

regulated Public Utility subject to the California Public Utilities Commission (CPUC).  The CPUC has 

established that the term “telephone corporation” can be extended to wireless carriers, even though they 

transmit signals without the use of telephone lines.   

 

AT&T will operate this facility in full compliance with the regulations and licensing requirements of the 

FCC, Federal Aviation Administration (FAA) and the CPUC, as governed by the Telecommunications Act 

of 1996, and other applicable laws. 

 

The enclosed application has been compiled for your review, analysis, and consideration.  AT&T requests 

a favorable determination and approval of this CUP application to build this proposed wireless 

telecommunications facility.  Please contact me at (909) 917-1727 or jttelecoms@gmail.com if you have 

any questions or comments. 

 

Thank you, 

 
 

Jermaine Taylor 

Authorized Agent for AT&T Mobility 
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DATE:   August 28, 2024 

TO:   CHAIR AND PLANNING COMMISSIONERS 

FROM:   ROBERT D. DALQUEST, DEVELOPMENT SERVICES DIRECTOR 

PREPARED BY: ANDREW R. ARELLANO, ASSISTANT PLANNER 

SUBJECT:  CONSIDERATION OF CONDITIONAL USE PERMIT NO. 24-0007 TO 

ALLOW THE SALES AND CONSUMPTION OF BEER AND WINE AS PART OF A BONA FIDE 

RESTAURANT UNDER A TYPE 41 (ONE-SALE BEER & WINE – EATING PLACE) ALCOHOLIC 

BEVERAGE CONTROL LICENSE AT 891 W. FOOTHILL BOULEVARD 
              

 

RECOMMENDED MOTION 

 

If the Planning Commission concurs with staff’s recommendation, the following motions are provided: 

 

 “I move to find that this project is Categorically Exempt from the California Environmental Quality 

Act (CEQA) pursuant to Article 19, Section 15301, Existing Facilities, Class 1 (a), of the CEQA 

Guidelines, as the proposed project consists of a negligible change in use within an existing 

structure.” 

 

 “I move to approve Conditional Use Permit No. 24-0007 to allow the sales and consumption of 

beer and wine as part of a bona fide restaurant known as “The Taco Man” under a Type 41 (On-

Sale Beer & Wine – Eating Place) Alcoholic Beverage Control license located at 891 W. Foothill 

Boulevard, subject to the findings and conditions of approval contained in the Resolution.” (See 

Attachment A) 
 

REQUEST/PROJECT DESCRIPTION 

 

The applicant is seeking approval of the following land use application: 

 

Conditional Use Permit No. CUP-24-0007 to allow the sales and consumption of beer and wine as part of 

a bona fide restaurant known as “The Taco Man” under a Type 41 (On-Sale Beer & Wine – Eating Place) 

Alcoholic Beverage Control (ABC) license. 

 

Synopsis 

 

Table 1 

Applicant/Representative: The Taco Man Taqueria Inc. 

Property Owner: Brixmor                                                                                                                       

Upland Town SQ. LLC 

Property Location: 891 W. Foothill Boulevard   

Existing General Plan Land Use 

Designation: 
Commercial/Residential (C/R-MU) 

Existing Zoning Classification: Commercial/Residential (C/R-MU) 

Site Size:  6.56 Acres  

Building/Suite Size: Existing restaurant space: 1,680 square feet  
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Access: 4 ingress/egress driveways; 2 from San Antonio Avenue, and 2 

from Foothill Boulevard. 

Existing Conditions: Existing restaurant  

Surrounding Land Uses: 

 

 

 

 

 

 

See Attachment B – Vicinity Map  

Direction  Land Use  General Plan  Zone  

North  Single 

Family 

Residences 

Residential 

Single-

Family Low 

(RS-10) 

Residential Single-

Family Low (RS-

10) 

East  Commercial 

Center   

Commercial/ 

Residential 

Mixed-Use 

(C/R-MU) 

Commercial/ 

Residential 

Mixed-Use (C/R-

MU) 

South  Commercial 

Center   

Commercial/ 

Residential 

Mixed-Use 

(C/R-MU) 

Commercial/ 

Residential 

Mixed-Use (C/R-

MU) 

West  Commercial 

Center   

Commercial/ 

Residential 

Mixed-Use 

(C/R-MU) 

Commercial/ 

Residential 

Mixed-Use (C/R-

MU) 

Previous 

Applications/Entitlements: 
N/A 

 

Authorization/Guidelines 

 

Upland Municipal Code Section 17.44.040 provides that the Planning Commission shall approve, 

conditionally approve, or deny all conditional use permit applications, therefore, the Planning Commission 

is the final acting body on the project. 

 

BACKGROUND 

 

The existing restaurant is located within an inline tenant space within a commercial shopping center known 

as the “Upland Town Square”.  The approximately 9-acre shopping center was approved under Conditional 

Use Permit No. 32 in 1962. The center is currently anchored by Sprouts Farmer’s Market and the center 

supports a variety of retail, restaurant, health/fitness, and personal service uses.  The tenant space has been 

used by multiple different types of businesses since it was constructed, with the most recent use being 

“Tropical Smoothie Cafe”. “The Taco Man” restaurant was established within the space in November of 

2023, as a permitted use within the Commercial/Residential Mixed-Use (C/R-MU) Zoning District.   
 

Technical Review Committee 

 

The Technical Review Committee reviewed the project, and recommended approval, subject to conditions 

of approval that have been incorporated into the draft resolution.  The conditions of approval will ensure 

that the development meets all development standards within the Upland Municipal Code and will ensure 

that the proposed use is compatible with the surrounding land uses. 
 

Public Notice 

 

This project included the following types of notification to the public, in accordance with Upland Municipal 

Code (UMC) Section 17.46.020. 
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1. On August 15, 2024, a Notice of Public Hearing Postcard was mailed to all property owners 

within 300 feet of the project site.  This resulted in a total of 29 property owners being 

noticed. 

 

2. The Public Hearing Notice and posted in 2 physical locations (Upland City Hall and 

Upland Library) and on the city website on August 15, 2024. 

 

3. The Public Hearing Notice was also published in the Inland Valley Daily Bulletin on 

August 16, 2024. 
 

ANALYSIS 

 

General Plan and Zoning 

 

The project site has a Commercial/Residential Mixed-Use (C/R-MU) General Plan land use designation 

and is within the Commercial/Residential Mixed-Use (C/R-MU) Zoning District. The property is also 

located within the Foothill Boulevard special focus area within the General Plan. The C/R-MU zone is 

intended to provide for a full range of retail, service, and office uses to serve the daily and occasional needs 

of residents, workers, and visitors.  The use is consistent with the intent and purpose of the General Plan 

land use designation and the zoning designation. Sit-down restaurants are permitted uses within the 

Commercial/Residential Mixed-Use (C/R-MU) zone, however, the addition of alcohol sales, as part of a 

restaurant, requires approval of a Conditional Use Permit, pursuant to Table 17.06-1 (Permitted Land Uses 

in the Mixed-Use Zones) within Section 17.06.020 of the Upland Municipal Code. 

 

The project shows consideration for the following General Plan Goals and Policies shown in Table 2. 
 

Table 2 

General Plan Goal/Policy Consistency 

Policy LU-3.1 Economic Development.  

 

Retain and attract land uses that generate revenue 

to the city, provide employment for residents while 

balancing other community needs such as housing, 

parks and open space, and public facilities. 

The proposed project will retain and allow 

expansion of an existing restaurant’s menu, which 

will provide a tax generating business the 

opportunity to maintain employment and food 

services for residents by increasing their viability 

and allowing them to be more competitive in the 

market. 

Policy ES-3.1 Business Attraction.  

 

As part of the Comprehensive Economic 

Development Strategy, identify and pursue 

businesses offering contemporary eating, 

entertainment and shopping experiences that fit the 

demographic charter of Upland’s households and 

complement existing business.  

The restaurant has been identified as a 

contemporary eating establishment that fits 

complements existing businesses within the center.  

The addition of the sales of beer and wine on their 

menu, ancillary to the use of a sit-down restaurant 

that serves meals, will allow the business to better 

suit its customers and increase its viability, 

allowing the existing restaurant to continue serving 

Upland residents and local businesses. 

Policy FA-1.3 Commercial Uses.  

 

Encourage a combination of retail, office, 

entertainment, and other commercial uses that will 

strengthen the City’s revenues and serve daily and 

occasional needs of residents of Upland. 

The existing use of a restaurant is identified as a 

use within the Foothill Boulevard special focus 

area that will strengthen the City’s revenues and 

serve the daily and occasional needs of residents.  

The addition of beer and wine service, as part of a 

bona fide restaurant, will continue to serve that 

vision and will complement the existing uses 

within the commercial shopping center.  
 

Operations 
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The existing restaurant operates from 11:00 a.m. to 9:00 p.m. on Sunday, 11:00 a.m. to 9:00 p.m. on 

Monday through Thursday, and 11:00 a.m. to 10:00 p.m. on Friday & Saturday. The sit-down restaurant is 

a taqueria style Mexican restaurant with a menu that includes dishes such as Tijuana and Sonora style tacos, 

burritos and burritos, nachos, and quesadillas, as well as vegetarian, low-carb, and keto options. The 

business also provides larger portions for catering. With approval of the Conditional Use Permit, the 

restaurant will offer beer and wine only, as part of the sales and service of meals within the restaurant.   
 

Floor Plan 

 

The entrance to the restaurant is located on the northwest side of the shopping center. Upon entrance to the 

restaurant, customers are greeted by the service counter and bar area, with access to the service and kitchen 

accessible only to staff. The restaurant space includes a fully built kitchen and dining room which totals 

1,680 square feet. The applicant has proposed structural modifications to the unit and will be installing new 

grills, refrigerators, storage and improving bathroom facilities along with the sales of beer and wine to the 

restaurant’s menu. All alcohol is stored within the refrigerator which is only accessible by employees.  (See 

Attachment C – Floor Plan and Images) 
 

Site Plan 

 

The project site layout will remain as existing.  No external modifications are proposed as part of this 

Conditional Use Permit application. Currently, the commercial shopping center is accessed from Foothill 

Boulevard and San Antonio Avenue and the on-site circulation adequately serves public and emergency 

vehicles. Restaurant uses are required to provide 1 parking space for every 100 square feet of floor area, 

therefore the existing restaurant use requires a total of 17 parking spaces. The shopping center contains a 

total of 410 parking spaces on site, which are shared amongst all tenants. The current on-site parking 

adequately serves the existing restaurant.  The addition of beer and wine sales as part of the restaurant’s 

menu does not increase the restaurant’s parking requirement.  (See Attachment D – Site Plan) 
 

ABC License  

 

The applicant is requesting the ability to sell beer and wine as part of their bona fide restaurant. After 

obtaining a Conditional Use Permit, the applicant will be required to obtain a Type 41 ABC License (On-

Sale Bear & Wine Eating Place) from the California Department of Alcoholic Beverage Control, which 

authorizes the sale of beer and wine only for consumption on the premises where sold. Under this license 

type, the business must operate and maintain the licensed premises as a bona fide eating place. The business 

must maintain suitable kitchen facilities and must make actual and substantial sales of meals for 

consumption on the premises. Minors are allowed on the premises.  

 

The Upland Police reviewed the Conditional Use Permit application and found the existing business does 

not cause criminal activity, and considering the use will continue to be operated as a restaurant, no negative 

impacts are anticipated. The Police Department does not oppose the approval of the Conditional Use Permit 

and has provided conditions of approval to ensure the use is operated in a manner that protects the public 

health, welfare and safety.  

 

The use is required to maintain compliance with the performance standards contained within Section 

17.21.050 of the Upland Municipal Code. These standards ensure the operation of the business comply 

fully with all rules, regulations, and orders of the California Alcoholic Beverage Control (ABC) 

Department; the owners and employees complete an approved, certified alcohol education course within 60 

days of hire; provide adequate litter receptacles; managers at least 21 years of age; and ensure that the sale 

or service of alcoholic beverages are incidental and accessory to the primary permitted activity. 
 

Overconcentration/Census Tract  
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Census tracts are defined as small geographical areas established by local committees and approved by the 

Census Bureau. The subject property is located within Census Tract 8.18. This Census Tract is located east 

of Euclid Avenue, West of Mountain Avenue, south of 16th Street and north of Foothill Boulevard.  

 

Alcoholic Beverage Control (ABC) determines the concentration of ABC licenses based on the average 

number of alcohol licenses per capita in each census tract. Census Tracts that exceed the number of ABC 

licenses set by ABC are deemed to be “over-concentrated.” However, ABC and the City recognize that the 

addition of new licenses to “over-concentrated” Census Tracts should be reviewed on a case-by-case basis 

to ensure that such sales will not adversely affect surrounding residents, businesses, and institutions and to 

ensure that any such use operates in a manner compatible with existing and future adjacent uses. 

 

Census Tract 8.18 permits 4 “On Sale” licenses and 3 “Off Sale” licenses. Currently, Census Tract 8.18 has 

14 “On Sale” licenses and 6 “Off Sale” licenses, making the tract “over-concentrated”.   

 

For informational purposes, staff identified the nearest ABC authorized facilities selling alcoholic 

beverages that are located within the census tract. 
 

Nearby Licenses 
 

Table 3 

Establishment Name 
License 

Type 
Address Distance  

Sprouts 20 847 W. Foothill Blvd. Approximately 120 feet 

Red Devil’s Pizza   41 907 W. Foothill Blvd. Approximately 160 feet 

Hi Brow  48 

925-927 W. Foothill 

Blvd. 

Approximately 300 feet 

 

License Type Description  
 

Table 4 

License Type Description 

20 
(Retail Store) Authorizes the sale of beer and wine for consumption off the premises 

where sold. Minors are allowed on the premises. 

41 

(Restaurant) Authorizes the sale of beer and wine for consumption on or off the 

premises where sold. Distilled spirits may not be on the premises (except brandy, 

rum, or liqueurs for use solely for cooking purposes). Must operate and maintain the 

licensed premises as a bona fide eating place. Must maintain suitable kitchen 

facilities and must make actual and substantial sales of meals for consumption on 

the premises. Minors are allowed on the premises. 

47 

(Bars and Night Clubs) Authorizes the sale of beer, wine, and distilled spirits for 

consumption on the premises where sold. Authorizes the sale of beer and wine for 

consumption off the premises where sold. Minors are not allowed to enter and 

remain (see BPC § 25663.5 for exception, musicians). Food service is not required. 
 

Public Convenience and Necessity 

 

As required by Upland Municipal Code Section 17.21.070 (B), the decision-making authority for alcoholic 

beverages sales, shall make a finding of “public convenience and necessity” if the activity is in a census 

tract that has been determined by the State of California Department of Alcoholic Beverage Control (ABC) 

to have an undue concentration of licenses, as defined in Business and Professions Code section 23958.4. 

However, bona fide restaurants, including the requested Type 41 License, are exempt from these limitations 

pursuant to Business and Professions Code Section 23958.4. Therefore, the city is not required to make a 

finding of “public convenience and necessity”, and the ABC will make the necessary findings. That said, 

an over concentration is expected within this Census Tract as the tract includes significant segments of 
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Foothill Boulevard and Mountain Avenue, major commercial corridors in the City where several 

restaurants, shopping centers, and retail establishments are located. 

 

Sensitive Receptors  
 

The Upland Municipal Code (UMC) requires a Conditional Use Permit for the sale of alcoholic beverages 

to ensure there will be no adverse impact on surrounding land uses. The UMC does not establish a 

requirement for the separation of sensitive uses (i.e., park, school, day care, residential, etc.) in relation to 

on-site sales. However, as part of evaluating the appropriateness of the location and adequate conditions of 

approval, staff evaluated the proposed location in proximity to sensitive receptors.  
 

  Table 5 

Nearest Park Distance from Site 

Baldy View Dog 

Park 

1,700-feet 

Nearest 

Residential  

 

Single Family 

Residences   

160-feet 

Nearest School   

Upland High 

School   

900-feet 

 

As shown in Table 5, above, the restaurant is in close proximity to residences. However, this is only due to 

the fact that the commercial shopping center, as a whole, backs up to a residential neighborhood.  There is 

no internal access between the residential uses and the shopping center, which is separated by a tall masonry 

wall.  The tenant space where the business is located is oriented away from residential uses and faces 

Foothill Boulevard.  The use is operated entirely within the enclosed building with no outdoor activity, 

which will prevent any alcohol, loitering or noise issues. In addition, conditions of approval are included 

to ensure the use will be operated in a manner that protects the public health, safety, and welfare.  
 

ENVIRONMENTAL ASSESSMENT 

 

This project is Categorically Exempt from the California Environmental Quality Act (CEQA) pursuant to 

Article 19, Section 15301, Existing Facilities, Class 1 (a), of the CEQA Guidelines, since the proposed 

project consists of a negligible change in use within an existing structure. 
 

REQUIRED FINDINGS 

 

In order to approve the project, the Planning Commission is required to make certain findings for the 

Conditional Use Permit and the Development Plan Review.  Section 1 of the Draft Resolution (Attachment 

A) contains recommended findings for the Planning Commission’s consideration. 
 

RECOMMENDED ACTION 

 

The Planning Division recommends that the Planning Commission: 

 

1. Find that this project is Categorically Exempt from the California Environmental Quality Act 

(CEQA) pursuant to Article 19, Section 15301, Existing Facilities, Class 1(a), of the CEQA 

Guidelines, since the proposed project consists of a negligible change in use within an existing 

structure; and  
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2. Adopt a Resolution approving Conditional Use Permit No. CUP-24-0007 to allow the sales and 

consumption of beer and wine as part of a bona fide restaurant known as “The Taco Man” 

under a Type 41 (On-Sale Beer & Wine – Eating Place) Alcoholic Beverage Control license 

located at 891 W. Foothill Boulevard, subject to the findings and conditions of approval 

contained in the Resolution. 
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ATTACHMENT A 

RESOLUTION NO. 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF UPLAND, CALIFORNIA APPROVING AN 

EXEMPTION FROM THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (CEQA), PURSUANT 
TO SECTION 15301 EXISTING FACILITES, OF THE 

CEQA GUIDELINES AND APPROVAL CONDITIONAL 
USE PERMIT NO. 24-0007 ALLOWING THE SALES 

AND CONSUMPTION OF BEER AND WINE AS PART OF 
A BONA FIDE RESTAURANT UNDER A TYPE 41 (ONE-
SALE BEER & WINE – EATING PLACE) ALCOHOLIC 

BEVERAGE CONTROL LICENSE WITHIN THE 
COMMERCIAL/RESIDENTIAL -MIXED USE ZONE AT 

891 W. FOOTHILL BOULEVARD (APN: 1045-602-22).  
 
Intent of the Parties and Findings 

 
WHEREAS, The Taco Man Taqueria Inc. (Applicant) has filed an application 

requesting approval of the Project; and 

WHEREAS, The project site has a General Plan land use designation of 
Commercial/Residential (C/R-MU) and is located within the Commercial/Residential (C/R-
MU) Zoning District, in which the Planning Commission may grant a Conditional Use 

Permit for the proposed use; and 

WHEREAS, Upland Municipal Code Section 17.44.040(C) requires that the 

review authority is the Planning Commission, therefore the Planning Commission shall 
make a decision; and 

WHEREAS, Upland Municipal Code Section 17.44.040(G), provides that the 

Planning Commission may attach conditions to the approval of the project as needed 
to ensure compliance with the Zoning Ordinance, other City Ordinances, the General 

Plan, and any other applicable community or specific plan, previously approved 
subdivisions and parcel maps and easements; and 

WHEREAS, the project is considered a project as defined by the California 

Environmental Quality Act (CEQA), Public Resources Code Section 21000 et seq.; and 

WHEREAS, The Development Services Director has determined that the project 

qualifies for a Categorically Exempt from the California Environmental Quality Act 
(CEQA) pursuant to Article 19, Section 15301, Existing Facilities, Class 1 (a), of the 
CEQA Guidelines, since the proposed project consists of a negligible change in use 

within an existing structure; and 

WHEREAS, The City of Upland Planning Division on August 15, 2024, posted 

two (2) true and correct copies of the legal notice at the Upland City Hall Bulletin 
Board and at the Upland Public Library in accordance with the Upland Municipal Code 
Section 17.46.020; and 
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WHEREAS, The City of Upland Planning Division on August 15, 2024, mailed 

the public hearing notice to each property owner within a 300-foot radius of the 
project site indicating the date and time of the public hearing in compliance with state 

law concerning the Project; and 

WHEREAS, The City of Upland Planning Division on August 16, 2024, published 
a legal notice in the Inland Valley Daily Bulletin, a local paper of general circulation, 

indicating the date and time of the public hearing in compliance with state law 
concerning the Project; and 

WHEREAS, The City of Upland Planning Commission conducted a duly noticed 
public hearing on August 28, 2024, at which time it received public testimony 
concerning the Project, and considered the CEQA for the proposed project; and 

NOW, THEREFORE, the Planning Commission hereby finds, determines and 
resolves as follows:  

 
Section 1. FINDINGS.  The Planning Commission hereby makes the following 

findings and determinations in connection with the approval of the Project:   

 
A. The above Recitals are true and correct and are incorporated herein by this 

reference. 
 

B. The project is consistent with the following General Plan Policies:  

 
1. Policy LU-3.1 Economic Development. Retain and attract land uses that 

generate revenue to the City, provide employment for residents while 
balancing other community needs such as housing, parks and open 
space, and public facilities. 

Fact: The proposed project will retain and allow expansion of an existing 
restaurant’s menu, which will provide a tax generating business the 

opportunity to maintain employment and food services for residents by 
increasing their viability and allowing them to be more competitive in 
the market. 

2. Policy ES-3.1 Business Attraction. As part of the Comprehensive 
Economic Development Strategy, identify and pursue businesses 

offering contemporary eating, entertainment and shopping experiences 
that fit the demographic charter of Upland’s households and 
complement existing business. 

Fact: The restaurant has been identified as a contemporary eating 
establishment that fits complements existing businesses within the 

center.  The addition of the sales of beer and wine on their menu, 
ancillary to the use of a sit-down restaurant that serves meals, will allow 

the business to better suit its customers and increase its viability, 
allowing the existing restaurant to continue serving Upland residents 
and local businesses. 

Page 71 of 175



CUP-24-0007 
Page 3 of 14 

 
3. Policy FA-1.3 Commercial Uses.  Encourage a combination of retail, 

office, entertainment, and other commercial uses that will strengthen 
the City’s revenues and serve daily and occasional needs of residents of 

Upland. 

Fact: The existing use of a restaurant is identified as a use within the 
Foothill Boulevard special focus area that will strengthen the City’s 

revenues and serve the daily and occasional needs of residents.  The 
addition of beer and wine service, as part of a bona fide restaurant, will 

continue to serve that vision and will complement the existing uses 
within the commercial shopping center. 

A. Per Upland Municipal Code Section 17.44.040(F), the review and decision- 

making authority may approve an application for a conditional use permit only 
if the proposed project complies with applicable standards in the Zoning 

Ordinance, other City ordinances, the General Plan, and any other applicable 
community or specific plans, and as supported by all of the following findings: 

1. Finding: The location, size, design, and operating characteristics of the 

proposed use will be compatible with the existing and future land uses 
near the subject property. 

Evidence: The existing restaurant is located on Foothill Boulevard, a 
major commercial corridor in the City where alcohol licenses are 
common and expected.  The addition of beer and wine sales will add 

new menu options to the restaurant but will be ancillary to the primary 
use as a sit-down restaurant that serves meals.  The site is of sufficient 

size to support the additional component of beer and wine sales. The 
tenant space has both a fully built kitchen and dining room sufficient in size 
for the operation of the business and continued operation as a bona-fide eating 

place. Appropriate conditions have been included to ensure the 
operating characteristics of the use remain compatible with current and 

future land uses. Finally, the use will enhance commercial offerings in 
the area and will bring employees and customers into the area. 

2. Finding: The site is physically suitable in terms of design, location, 

shape, size, operating characteristics, and the provision of public and 
emergency vehicle (e.g. fire and medical) access and public services and 

utilities. 

Evidence: The shopping center and tenant space provide sufficient 
space to accommodate the proposed use. The parking lot provides an 

adequate number of parking spaces to accommodate the proposed 
restaurant and existing and future uses on site. Parking requirements 

will not be increased due to the addition of beer and wine sales and 
service for consumption on the premises as part of a bona fide 

restaurant. Circulation on-site will remain as existing and is sufficient 
for public and emergency vehicle (e.g. fire and medical) access. 
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3. Finding: The proposed use will not be detrimental to the public health, 

safety, and welfare of the persons residing or working in the 
neighborhood of the proposed use. 

Evidence: No evidence exists to suggest that the proposed use will be 
detrimental to, or endanger the public health, safety, or general welfare. 
The use has been reviewed, and appropriately conditioned by Upland 

Police, ensuring the public health, safety, and welfare of the 
community. Conditions of approval are included to ensure the use 

maintains proper operations. Additionally, the use will have little to 
no impact on noise, odor, vibration, or other similar impacts to the 
surrounding uses because the use will operate within a wholly enclosed 

building and is required to comply with the requirements of the State 
of California Department of Alcoholic Beverage Control. 

B. Per Upland Municipal Code Section 17.21.070 the review and decision- making 
authority shall make a determination to allow a new alcoholic beverage sales 
activity based upon the following findings: 

1. Finding: The proposed alcoholic beverage sales activity establishment is 
in a zoning district in which the establishment is a permitted use. 

Evidence: The alcoholic sales activity is ancillary to the restaurant use 
on site, which is a permitted use in the underlying zoning district. 
Furthermore, alcohol sales as part of a restaurant is permitted with the 

approval of a conditional use permit within the C/R-MU zone. 

2. Finding: A finding of “public convenience and necessity” if the activity 

will be located in an area that has been determined, by the State of 
California Department of Alcoholic Beverage Control, to have an undue 
concentration of licenses, as defined in Business and Professions Code 

Section 23958.4(a). 

Evidence: If the State of California Department of Alcoholic Beverage 

Control finds that Census Tract 8.18 would have an undue concentration 
of licenses due to the granting of an additional Type 41 license, the 
Planning Commission finds that the granting of the additional Type 41 

license supports public convenience and necessity because the proposed 
use is desirable to the public convenience and public welfare, in that the 

option to purchase and consume beer and/or wine with meals provides 
the general public of legal drinking age additional eating and seating 
options within the community. Such availability of alcoholic beverages 

with meals is common among similar uses. 

3. Finding: The alcoholic beverage sales activity will not aggravate the 

existing problems in the neighborhood created by the sale of alcohol, 
such as loitering, public drunkenness, alcoholic beverage sales to 

minors, noise, and littering. 
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Evidence: The Police Department has evaluated the proposed project 

and determined that with proper conditions of approval in place, the 
business will not aggravate alcohol-related problems in the 

neighborhood. Furthermore, the Police Department has included 
Conditions of Approval that adequately regulate the use in order to 
prevent loitering, public drunkenness, alcoholic beverage sales to 

minors, noise, and littering. 

4. Finding: The proposed establishment will not detrimentally affect nearby 

neighborhoods considering the distance of the alcohol establishment to 
parks, playgrounds, religious institutions, schools, alcohol and/or drug 
abuse recovery or treatment facilities or adult businesses. 

Evidence: The proposed establishment will not detrimentally affect 
nearby neighborhoods or sensitive uses. The proposed restaurant will 

not serve distilled spirits, and the use will take place in a wholly 
enclosed building with no outdoor activity which will prevent any 
alcohol, loitering or noise issues. In addition, conditions of approval are 

included to ensure the use will be operated in a manner that protects 
the public health, safety, and welfare. 

5. Finding: The proposed establishment will otherwise be compatible with 
existing and potential uses within the general area. 

Evidence: The proposed addition of beer and wine sales for on-site 

consumption will enhance the menu options available at the restaurant 
and provide surrounding residents and businesses with additional 

dining options. The existing shopping center currently contains similar 
uses on site, which operate in a manner consistent with the 
surroundings. Therefore, the proposed use, as conditioned, will be 

compatible with existing and potential uses within the general area. 

6. Finding: The proposed establishment is not located in what has been 

determined to be a high-crime area or where a disproportionate number 
of police service calls occur. 

Evidence: The Upland Police Department does not oppose the 

applicant’s request for a Type 41 license and has provided Conditions of 
Approval. The subject property is in Beat 1. The business was the cause 

of minimal calls in Beat 1, according to Police Department data, with 
only 3 calls, all of which were related to burglary audible alarm. 
Therefore, the Police Department does not anticipate that this business 

operation will have a negative impact on public safety resources. 

Section 2. DETERMINATION.  In light of the evidence presented at the hearing 

on this application, and based on the findings set forth above, the Planning 
Commission hereby finds the requirements necessary for the approval of the Project, 

subject to all applicable provisions of the Upland Municipal Code, and the following 
conditions of approval: 
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10.0 General Conditions 
 

10.1 All Ordinances, Policy Resolutions, and Standards of the City in effect at 
the time this project is approved shall be complied with as a condition 
of this approval. 

 
10.2 The project shall comply with development standards and guidelines 

prescribed within the Upland Municipal Code. 
 

10.3 To the maximum extent permitted by law, Applicant must defend, 

indemnify, and hold City, any departments, agencies, divisions, boards, 
and/or commissions of the City, and its elected officials, officers, 

contractors serving as City officials, agents, employees, and attorneys 
of the City (“Indemnitees”) harmless from liability for damages and/or 
claims, actions, or proceedings for damages for personal injuries, 

including death, and claims for property damage, and with respect to all 
other actions and liabilities for damages caused or alleged to have been 

caused by reason of the Applicant’s activities in connection with 
Conditional Use Permit No. CUP-24-0007) (“Project”) on the Project site, 
and which may arise from the direct or indirect operations of the 

Applicant or those of the Applicant’s contractors, agents, tenants, 
employees or any other persons acting on Applicant’s behalf, which 

relate to the development and/or construction of the Project. This 
indemnity provision applies to all damages and claims, actions, or 
proceedings for damages, as described above, regardless of whether the 

City prepared, supplied, or approved the plans, specifications, or other 
documents for the Project. 

 
In the event of any legal action challenging the validity, applicability, or 
interpretation of any provision of this approval, or any other supporting 

document relating to the Project, the City will promptly notify the 
Applicant of the claim, action, or proceedings and will fully cooperate in 

the defense of the matter. Once notified, the Applicant must indemnify, 
defend and hold harmless the Indemnitees, and each of them, with 
respect to all liability, costs and expenses incurred by, and/or awarded 

against, the City or any of the Indemnitees in relation to such action. 
Within 15 days’ notice from the City of any such action, Applicant shall 

provide to City a cash deposit to cover legal fees, costs, and expenses 
incurred by City in connection with defense of any legal action in an 

initial amount to be reasonably determined by the City Attorney. City 
may draw funds from the deposit for such fees, costs, and expenses. 
Within 5 business days of each and every notice from City that the 

deposit has fallen below the initial amount, Applicant shall replenish the 
deposit each and every time in order for City’s legal team to continue 

working on the matter. City shall only refund to Developer any 
unexpended funds from the deposit within 30 days of: (i) a final, non-
appealable decision by a court of competent jurisdiction resolving the 

Page 75 of 175



CUP-24-0007 
Page 7 of 14 

 
legal action; or (ii) full and complete settlement of legal action. The City 

shall have the right to select legal counsel of its choice that the Applicant 
reasonably approves. The parties hereby agree to cooperate in 

defending such action. The City will not voluntarily assist in any such 
third-party challenge(s) or take any position adverse to the Applicant in 
connection with such third-party challenge(s). In consideration for 

approval of the Project, this condition shall remain in effect if the 
entitlement(s) related to this Project is rescinded or revoked, whether 

or not at the request of the Applicant. 
 

10.4 Within 15 business days of this approval the Property Owner or Project 

Applicant shall submit to the Development Services Department written 
evidence of agreement with all conditions of this approval before the 

approval becomes effective. (UMC 17.45.030) 
 

10.5 Expansion of project beyond the scope and nature of the project, which 

would increase the projected scale of the project, shall not be permitted 
except upon application for and approval of modification to this 

approval. 
 

10.6 Any improvement, building or structure set up, erected, constructed, 

altered, enlarged, converted, moved or maintained, or any use of any 
building or land which is conducted, operated or maintained contrary to 

the provisions of the Zoning Ordinance, or contrary to any detailed 
statement, plan, or condition of approval, approved in accordance with 
the provisions of the Zoning Ordinance shall be and the same is declared 

to be a violation of the Zoning Ordinance and is unlawful and a public 
nuisance. 

   
10.7 Termination of approval if either: (1) development has not been 

diligently commenced and actively pursued to completion thereafter 

within a two (2) year period from the date of approval (i.e. August 28, 
2026); or, (2) if the use approved hereunder is discontinued for a period 

of one hundred and eighty days or longer; or, (3) non-compliance with 
any provision of the Upland Municipal (UMC) not specifically waived in 
compliance with City procedures. 

 
20.0 Planning Division Conditions  

 
20.1 All uses allowed by the Conditional Use Permit shall be conducted 

indoors, within the approved tenant space. No uses shall occur outside 
of the building. No alcoholic beverages shall be consumed outside of the 
restaurant tenant space unless the activity occurs in an outdoor eating 

area approved by the City. 
 

20.2 Alcoholic beverages shall not be sold and/or served to any persons 
under the age of 21. Change of the ABC license to a different license 
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type shall first require review and approval of a new Conditional Use 

Permit Application, associated materials, and fees. 
 

20.3 Alcohol shall be kept behind the service counter only available upon 
customer request. No alcohol shall be kept in areas available to the 
public (e.g. ice buckets, refrigerators in the dining room, etc.)  

 
20.4 Live entertainment uses, including karaoke or music provided by a disc 

jockey (DJ) are not permitted unless allowed via a Special Event permit 
approved by the Development Services Director or designee or 
modification of this CUP. 

 
20.5 If, at the discretion of the Development Services Director and/or the 

Police Department, alcohol-related crime becomes a security issue or 
nuisance as a result of the use then changes to the business operational 
characteristics shall be required. These modifications may require a 

Conditional Use Permit modification at the discretion of the Development 
Services Director. 

 
20.6 The operation of the business shall comply fully with all the rules, 

regulations, administrative procedures, and orders of the California 

Alcoholic Beverage Control Department. Failure to comply with these 
requirements shall constitute grounds for revocation of the Conditional 

Use Permit.  
 

20.7 The owners and all employees of the alcohol beverage sales 

establishment shall complete an approved, certified alcohol education 
course within 60 days of hire for employees hired after the passage of 

this ordinance or within 6 months of the passage of this ordinance for 
existing employees. To satisfy this requirement, a certified program 
must meet the standards of the California Coordinating Council on 

Responsible Beverage Service or other certifying/licensing body 
designated by the State of California. 

 
20.8 Adequate litter receptacles shall be provided inside and/or outside the 

business as necessary to maintain an orderly environment. All litter shall 

be removed from the exterior areas around the building as required and 
no less frequently than once each day the business is open. 

 
20.9 Employees engaged in the sale or service of alcoholic beverages for on-

site consumption shall be at least 21 years old. For all businesses and 
other facilities engaged in the sale or service of alcoholic beverages for 
on-site consumption other than bars and taverns, the sale of alcoholic 

beverages shall be incidental and accessory to other permitted 
activities. 
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30.0 Police Department 

 
30.1 The approved conditions shall be retained on the premises at all times 

and produced immediately upon request of the Upland Police 
Department, and City Planning.  

 

30.2 A 6-month review/inspection by the Police Department shall be 
conducted to ensure permittee’s compliance with all operating 

conditions.  
 

30.3 Graffiti abatement by the business owner/licensee shall be immediate 

and ongoing on the licensed premises, but in no event shall graffiti be 
allowed unabated on the premises for more than 48 hours. Abatements 

shall take the form of removal or shall be covered/painted over with a 
color reasonably matching the color of the existing building, structure, 
or other surface being abated. Additionally, the business owner/licensee 

shall notify the City within 24 hours of any graffiti elsewhere on the 
property not under the business owner/licensee’s control so that it may 

be abated by the property owner.  
 

30.4 The applicant shall not sell any alcohol unless the applicant has an 

approved valid Alcoholic Beverage Control license.   
 

30.5 Applicant shall comply with 6404.5(b) of the Labor Code, which prohibits 
smoking within any place of employment.  

    

30.6 Staff shall ensure that there are no sales of alcoholic beverages to 
persons under 21 years of age.  

  
30.7 Within 6 months of the effective date of this determination, all personnel 

acting in the capacity of a manager, bartender, and server of the 

premises shall attend a Standardized Training for Alcohol Retailers 
(STAR) session sponsored by the Alcohol and Beverage Control (ABC) 

and make arrangements for such training.   
   

30.8 No staff, employee, or contracted employee shall consume or be under 

the influence of an alcoholic beverage during the course of their work 
shift.   

  
30.9 No employee or agent shall solicit or accept any alcoholic or non-alcoholic 

beverage from any customer while on the premises.   
 

30.10 No employee or agent shall be permitted to accept money or any other 

thing of value from a customer for the purpose of siting or otherwise 
spending time with customers while in the premises, nor shall the 

licensee(s) provide, permit, or make available, either gratuitous or for 
compensation, male or female patrons who act as escorts, companions 
or guests of and for the customers.  
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30.11 Noise emanating from the property shall be within the limitations 
prescribed by the City’s noise ordinance and shall not create a nuisance 

to surrounding residential neighborhoods and /or commercial 
establishments.  

  

30.12 The applicant shall not require an admission charge or cover charge, nor 
shall there be a requirement to purchase a minimum number of alcoholic 

beverages. There shall be no live entertainment on the premises.  
 

30.13 The business shall be strictly operated as a restaurant only, shall not be 

operated as a dance club. 
   

30.14 All amplified recorded-music shall not be audible beyond the area under 
the control of the applicant.   

 

30.15 Staff shall ensure that there are no sales of alcoholic beverages to 
obviously intoxicated persons. All such persons shall be requested to 

leave. All such persons who appear to pose a safety concern by being 
intoxicated and who have no suitable escort, or who is unable to care for 
himself/herself, or in any other appropriate situation, shall be offered a 

taxi service at the individual’s expense. If said individual refuses such 
assistance, the business owner or business owner’s agent shall notify the 

Upland Police Department.   
   

30.16 Any vehicles not parked legally may be cited and/or towed if it is in 

violation of the California Vehicle Code and/or Upland Municipal Code.   
  

30.17 The developer, builder, contractor, sub-contractors, and/or any other 
persons associated with this project shall strictly adhere to the Upland 
Municipal Code (UMC) Section 17.15 (et Seq). No signage violating the 

aforementioned section is authorized other than delineated as a condition 
of the project. This will serve as the warning to anyone associated with 

this project and any violation of the aforementioned UMC will result in 
immediate issuance of a citation. Strictly adhere to the City of Upland’s 
sign ordinance (UMC 17.15 et. Seq). Any type of advertisement signs are 

strictly prohibited unless otherwise properly permitted by the Planning 
Department and it adheres to the stated Sign Ordinance.   

  
30.18 The management and employees of the premise shall be required to 

prevent loitering within the boundaries under their control. The 
management and employees of the licensed premise shall regularly 
police the area under its control to prevent the loitering of persons about 

the premises.   
 

30.19 Signs shall comply with all City of Upland sign requirements (UMC 17.15 
et seq.). No more than 50% of the total window area and clear doors 
shall bear advertising or signs of any sort. Window signs shall be placed 
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and maintained in a manner so that there is a clear and unobstructed 

view of the interior of the premises from the public sidewalk or entrance 
to the premises (this applies to all windows of this location).   

  
30.20 A digital video surveillance system is required at the premise. It is 

required to have a surveillance video/visual media that shall be 

maintained for a minimum of sixty (60) days and upon request, shall be 
accessible to law enforcement personnel for viewing, copying and 

collection purposes during regular business hours. The system shall be 
able to make license plates discernable. The video system shall cover all 
ingress and egress points of the businesses parking lots, the building 

itself, and the rear perimeter of the building.   
  

30.21 Provide UPD with contact information of person responsible for 
maintaining video equipment/system and who has access to retrieve and 
copy surveillance video. The surveillance video/visual media shall be 

remotely accessible to the Upland Police Department.   
 

30.22 Signs prohibiting loitering shall be installed to the satisfaction of the Chief 
of Police. They shall be mounted between six and ten feet above ground. 
The following must be printed on the sign in letters at least two inches 

tall: “PC 647(h), UMC 10.72.010” and “NO LOITERING IS ALLOWED ON 
OR IN FRONT OF THESE PREMISES.” The signs shall be posted on the 

front, rear, and sides of the building, and shall be clearly visible to 
patrons of the licensee.  

 

30.23 All exterior lighting lower than 12 feet from the ground level shall be 
enclosed in vandal-resistant covers. 

 
30.24 All exterior doors shall be equipped with a lighting device capable of 

providing a minimum of two-foot candle power of light at ground level.  

 
30.25 Cash registers shall be bolted or mounted to the counter so they cannot 

be easily lifted and carried out. Cash registers shall not be mounted 
outside.  

 

30.26 Lighting shall be required in all areas of public access.  
 

30.27 The business operator shall install and maintain at each point-of-sale an 
age verification device to prevent the sales of alcohol to minors.  

 
30.28 In the event problems occur and at the request of the Police Department, 

the business owner/licensee or management, at his own expense, shall 

provide a California licensed, uniformed security guard(s) on the 
premises, during such hours as requested and directed by the Police 

Department. All uniformed security guards shall be registered with the 
State of California’s Bureau of Security and Investigative Services as a 
security guard prior to employment within the City of Upland.  
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30.29 If, at the discretion of the Development Services Director, Police Chief 
and/or Fire Chief, security is determined to be ineffective at any time, a 

security management plan may be required or operational modifications 
may be required, which may include, but is not limited to, reduction of 
hours, employment of security personnel, etc. These modifications may 

require a site plan modification at the discretion of the Development 
Services Director.  

 
30.30 The operation of the business shall not violate any federal, state, or local 

laws or ordinances, including the rules, regulations and orders of the 

State Alcoholic Beverage Control Department and all conditions of the 
City of Upland’s Conditional Use Permit. Failure to comply with these 

requirements shall constitute grounds for revocation of a conditional use 
permit.    

 

40.0    Building and Safety 
 

40.1 Prior to conducting any tenant improvements to the restaurant, the 
applicant shall obtain all necessary building permits from the Building 
and Safety Division. 

50.0   Review/Compliance 
 

50.1 The Planning Commission may review the use 90 days, 180 days, and 
on an annual basis following the date of final inspection, or as needed 
at the discretion of the Development Services Director, to determine 

whether the applicant and operators are operating the use in a manner 
that is compatible with the community.  The Planning Commission may 

establish additional conditions of approval that are necessary to 
eliminate any issues that arise from the operation of the use that 
adversely impact the public health, welfare, and safety, or may direct 

staff to initiate revocation proceedings.  The conditional use permit may 
be revoked if the permittee, his agents or assigns, or employee(s) of 

the establishment, or any other person connected or associated with the 
permittee or his business establishment, or any person who is exercising 
managerial authority of the business establishment has: 

 
a. Violated any rule, regulation, or condition of approval adopted by the 

Planning Commission relating to the conditional use permit or 
contained in the Upland Municipal Code, or state or federal 

regulations. Violation of any provision of the Upland Municipal Code 
(UMC) or the conditions of approval set forth in this resolution, shall 
be deemed to constitute an infraction of the Upland Municipal Code, 

and shall be subject to the applicable fines and penalties, including 
the possibility of revocation of this permit.  

 
b. Conducted the operation permitted hereunder in a manner contrary 

to the peace, health, safety, and general welfare of the public, or in 
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a manner which either generates or contributes to noise and/or 

health/sanitation nuisances, or which results in undesirable activities 
that negatively affects adjacent properties or creates an increased 

demand for public services. 
 

Section 3. CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA). The project 

is Categorically Exempt from the California Environmental Quality Act (CEQA) 
pursuant to Article 19, Section 15301, Existing Facilities, Class 1 (a), of the CEQA 

Guidelines, since the proposed project consists of a negligible change in use within 
an existing structure. 

 

Section 4.  APPEAL.  Pursuant to Upland Municipal Code Section 17.47.040, 
the decision of the Planning Commission may be appealed to the City Council provided 

that written notice of the appeal is filed with the City Clerk within ten (10) days 
following the date the decision was rendered, unless a longer appeal period is 
specified as part of the project approval.  Failure to file a timely appeal shall constitute 

a waiver of the right of appeal, and the decision of the Planning Commission shall be 
final. 

 
Section 5.  SEVERABILITY.  If any section, subsection, subdivision, sentence, 

or clause or phrase in this Resolution or any part thereof is for any reason held to be 

unconstitutional, invalid or ineffective by any court of competent jurisdiction, such 
decision shall not affect the validity or effectiveness of the remaining portions of this 

Resolution or any part thereof. The Planning Commission hereby declares that it 
would have adopted each section irrespective of the fact that any one or more 
subsections, subdivisions, sentences, clauses, or phrases are declared 

unconstitutional, invalid, or ineffective.  
 

Section 6.  CERTIFICATION.  The Secretary of the Planning Commission shall 
certify to the passage, approval, and adoption of this Resolution, and shall cause this 
Resolution and his certification to be entered in the Book of Resolutions of the 

Planning Commission of the City. 
 

Section 7.  EFFECTIVE DATE.  This Resolution shall become effective ten (10) 
days after its passage and adoption unless appealed prior to that time. 
 

 
 

PASSED, APPROVED and ADOPTED this 28th day of August, 2024. 
 

      
        

_________________________________ 

Robin Aspinall, CHAIR 
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ATTEST: 
 

 

____________________________ 

Robert D. Dalquest, SECRETARY 

 

I HEREBY CERTIFY that the foregoing Resolution was duly and regularly passed and adopted 

by the Planning Commission of the City of Upland at a regular adjourned meeting thereof 
held on the 28th day of August, 2024, by the following vote: 

AYES:     

NAYS:   

ABSENT:    

ABSTAIN:    

____________________________ 
Robert D. Dalquest, SECRETARY 
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The Taco Man – Summary 

Requesting approval from the City of Upland for a beer and wine license. The Taco 

Man’s objective is to provide its customers with a variety of domestic and imported bottled 

beer. Extensive market research has been done which shows that offering beer 

complements our existing menu options and is highly common in similar types of 

establishments within the same geographic area. As the official LA Galaxy watch partner, 

adding beer will make a great addition to attract sport fanatics and increase foot traffic 

within our restaurant.  

The Taco Man began with small and humble roots with a grill, a van, and the 

eagerness to turn his vision to life - catering small events at people’s homes since 2003. 

The Taco Man is a casual dining restaurant serving home-style street tacos packed with 

vibrant and delicious flavors. With hand-crafted recipes for meat marination and delicious 

salsas The Taco Man opened its first restaurant in Montclair California and has since 

opened 3 more restaurants. Our menu provides customers with a taste of home every 

time with our tacos, nachos, quesadillas, and innovative menu items that are full of flavor.  

 

Website: https://www.thetacoman.com/ 

 

Hours of operation 

Sunday: 11am-9pm 

Monday - Thursday: 11am- 9pm 

Friday: 11am-10pm 

Saturday: 11am- 10pm 
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DATE:   August 28, 2024 

TO:   CHAIR AND PLANNING COMMISSIONERS 

FROM:   ROBERT D. DALQUEST, DEVELOPMENT SERVICES DIRECTOR 

PREPARED BY: JAMIE DAVIDSON, MANAGEMENT ANALYST 

SUBJECT:  RESOLUTION AMENDING THE RULES AND PROCEDURES FOR THE 

UPLAND PLANNING COMMISSION 

              

 

RECOMMENDED MOTION 

 

If the Planning Commission concurs with staff’s recommendation, the following motion is provided: 

 

 “I move to approve the amended Rules and Procedures of the Upland Planning Commission.” 

 

BACKGROUND 
 

Annually, the Planning Commission reviews the “Rules and Procedures of the Upland Planning 

Commission”.  

 

On January 23, 2023, City Council adopted Resolution No. 6704 which amended the policies and 

procedures relative to the establishment and operation of Commissions, Committees, Boards and 

Authorities appointed to advise the City Council. Changes included outlining the process for the selection 

of new Planning Commissioners when filling vacancies. This change did not impact any operational 

procedures relative to the Planning Commission, however the Planning Commission rules shall reference 

the new resolution number for consistency.  

 

At a regular meeting on August 23, 2023, the Planning Commission adopted Resolution No. 4988 

“Amending the Rules and Procedures of the Upland Planning Commission.” Minor changes included 

clarification to the order of business during meetings that include the election of Chair and Vice Chair, 

clarification to the election process of Chair and Vice Chair and updating the City Council and Planning 

Commission resolution numbers for consistency. The adoption of this resolution was in accordance with 

City Council Resolution No. 6704. 
 

ANALYSIS 
 

Staff is proposing minor revisions, indicated in red font in the Draft Resolution (attached) which include 

the following:  

 

 Section A, Item 8, the addition of a definition of majority vote and supermajority vote. 

 Section B, subsection 6, moving this to Section C to be with related topics. 

 Section E, clarification to the procedure for conducting a public hearing. 

 Section F, clarification to the general rules for public hearings. 

 Section G, addition of Airport Land Use Committee 

 Update to City Council and Planning Commission resolution numbers for consistency. 
 

Should the Commission feel any section of the Rules and Procedures need further consideration, it should 

be brought up for discussion at this time. 
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RECOMMENDED ACTION 

 

The Planning Division recommends that the Planning Commission approve the amended Rules and 

Procedures for the Upland Planning Commission. 
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RESOLUTION NO.  

A RESOLUTION OF THE PLANNING COMMISSION OF THE 

CITY OF UPLAND AMENDING RULES AND PROCEDURES 

FOR THE CITY OF UPLAND PLANNING COMMISSION 

AS SET FORTH IN RESOLUTION NO. 498873. 

 

 

WHEREAS, the City of Upland Planning Commission (“Planning Commission”) previously 

adopted Rules and Procedures for the Planning Commission pursuant to Planning Commission 

Resolution No. 498873; and 

 

WHEREAS, on January 23, 2023, the City Council of the City adopted City Council 

Resolution No. 6704, entitled “A Resolution of the City Council of Upland Amending the Policies 

and Procedures Relative to the Establishment and Operation of Commissions, Committees, 

Boards, and Authorities Appointed to Advise the City Council,” regarding Rules and 

Procedures, which revised the selection process for new Planning Commissioners to fill 

vacancies; and  

WHEREAS, uniformity of action concerning order of business, elections, conduct of public 

hearings, and other general rules is also desirable; and 

WHEREAS, the Planning Commission desires to reorganize this Resolution to have all 

relevant information relative to the election of officers in one place; and 

WHEREAS, the Planning Commission desires to discuss at every January regular meeting 

the annual meeting schedule in order to make any initial adjustments to accommodate the 

schedules of the Planning Commissioners around holidays; and 

WHEREAS, the Planning Commission annually reviews the rules and procedures of the 

Upland Planning Commission to either reaffirm or amend, and was the basis for the adoption 

of Planning Commission Resolution No.’s 4988, 4973, 4956, 4927, 4904, 4862, 4819, 4762, 

4618, 4516, 4371, 4295, 4232, 4031, 3927, 3762, 3724, 3643, 3568, 3484-D, 3412, 819, 

and 637; and 

WHEREAS, the Planning Commission desires to clarify the order of business given that 

occasionally there may be a need for a study session/public workshop or presentation; and 

WHEREAS, the Planning Commission desires to clarify details of the Election of Chair and 

Vice Chair; and 

WHEREAS, this Planning Commission, after careful consideration, hereby finds that its 

adopted Rules and Procedures should be amended. 

NOW, THEREFORE, BE IT RESOLVED that the adopted Rules and Procedures be amended to 

read as follows: 
  

RULES AND PROCEDURES 

FOR 

CITY OF UPLAND PLANNING COMMISSION 

 

A. PLANNING COMMISSION MEETINGS 

1. REGULAR MEETINGS: 
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a. Regular meetings of the Planning Commission shall be held on the fourth 

Wednesday of each month, at 6:30 p.m. in the Council Chambers of the 

City Hall, unless otherwise determined by the Commission. 

b. Whenever a regular meeting falls on a public holiday, no regular meeting 

shall be held on that day. Such regular meeting may be rescheduled to 

another business day, or canceled by motion adopted by the Planning 

Commission. 

c. At the regular meeting each January, the Planning Commission shall 

consider the annual meeting schedule and make any initial adjustments, 

as needed, to accommodate schedules in light of regular holidays.   

2. SPECIAL MEETINGS: 

Special meetings may be ordered by the Chair or by a majority vote of the 

members. Written notice shall be delivered at least 24 hours prior to the special 

meeting, in accordance with the Brown Act.  Notification by telephone shall also 

be given by the Secretary at least 72 hours prior to the meeting time, if ordered 

by the Chair. 

3. STUDY SESSIONS/WORKSHOPS: 

a. The Commission may be convened as a whole or as a committee of the 

whole in the same manner as prescribed for the calling of a regular 

meeting or special meeting for the purpose of holding a study 

session/workshop provided that no official action shall be taken. 

b. Regarding the order of business, the study session/workshop shall 

generally occur after the business items. 

c. Such meetings shall be open to the public in accordance with the Ralph 

M. Brown Act (Calif. Gov. Code Section 54950, et seq.); but, unless the 

Commission invites evidence or comments to be given, participation by 

interested members of the public shall not take place at such study 

sessions except as part of any oral communications portion of the 

agenda for a study session/public workshop. 

4. PRESENTATION OR ELECTION OF CHAIR AND VICE CHAIR: 

a. Occasionally there may be a need for a presentation or election, 

provided that no official action by resolution shall be taken. 

b. Regarding the order of business, a presentation or election shall 

generally occur at the start of a meeting after roll call is conducted. 

c. There shall may be a 5-minute recess immediately following an election 

as staff will may need to reprogram the voting equipment. 

5. ORDER OF BUSINESS: 

The order of business at regular Planning Commission meetings shall be: 
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a. Chair calls meeting to order. The Chair may take items out of order 

with a majority vote of the Planning Commission present. 

b. Pledge of Allegiance. 

c. Roll call. 

d. Presentation and/or Election of Chair and Vice Chair (if applicable). 

e. Approval of minutes of previous meeting. 

f. Council Action(s) of special interest. 

g. Future Agenda Items. 

h. Oral Communications. 

i. Consent Calendar (if applicable). 

j.i. Instruction to the public. 

k.j. Public Hearings: 

i. Continued items; 

ii. New items. 

l.k. Business Items: 

i. Continued items; 

ii. New items. 

m.l. Study Session/Workshop (if applicable). 

n.m. Planning Commission CommunicationsComments. 

o.n. Adjournment. 

 

6. PROCEDURE: 

Except as otherwise provided in these Rules and Procedures, Robert’s Rules of 

Order, Newly Revised, shall be used as a guide to the conduct of the meetings 

of the Planning Commission provided, however, that the failure of the 

Commission to conform to said Rules of Order shall not, in any instance, be 

deemed to invalidate the action taken.  If there is any inconsistency between 

Robert’s Rules of Order and the Brown Act, then the Brown Act will prevail.  

7. QUORUM: 

A quorum for conducting the business of the Commission shall be a majority of 

the voting members. 

8. MAJORITY VOTE AND SUPERMAJORITY VOTE 

The Planning Commission generally needs only a simple majority vote of 

quorum present to pass any item, except when otherwise required. Unless 

otherwise specified, a supermajority vote requirement is when there is a 

requirement for an affirmative majority vote of the total membership of the 

Planning Commission (e.g., General Plan Adoption/Amendment, Specific Plan 

Adoption/Amendment, Zoning Code Adoption/Amendment).  

B. ELECTIONS, APPOINTMENTS AND TERMS OF OFFICE 

1. The Planning Commission shall, at the start of the regular meeting every other 

August, elect from among the appointed members, a Chair and Vice Chair to 

begin serving immediately.  In accordance with City Council Resolution No. 

6704, the term of the Chair and Vice Chair shall be for 2 years, and no Chair 

shall serve for more than two (2) consecutive terms without the approval of 

the City Council by an affirmative 4/5ths vote. 
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2. Election shall be by a roll call vote with votes being cast separately for each 

office. Members may self-nominate and the vote will occur in the order 

received. Voting for Vice Chair shall follow election of the Chair. In each case, 

the Commission member with the highest number of votes shall be declared 

elected, and shall begin serving immediately 

3. The Chair or Vice Chair may be removed from office at any time by two-thirds 

vote of the Commission.   

4. In case of the absence, or the inability to act, of the Chair and the Vice Chair, 

the members present at any meeting shall, by an order entered into the 

Minutes, select one of the members as Chair Pro Tem for that meeting. 

5. The Development Services Director or a designee shall serve as Secretary and 

shall fix the dates of public hearings and prepare the Planning Commission 

Agenda. 

C. DUTIES OF OFFICERS AND MEMBERS 

1. The presiding officer shall preserve order and decorum and shall decide 

questions of order. 

2. The Chair, or in the Chair’s absence, the Vice Chair, or in the Vice Chair’s 

absence, the Chair Pro Tem, shall be the presiding officer at all Planning 

Commission meetings. 

3. All Planning Commission members wishing to make a statement or to ask a 

question shall first gain recognition by the Chair. 

4. The Chair shall facilitate the business of the Commission. Any member of the 

public addressing the Commission shall limit their address comments to five (5) 

minutes unless further time is granted by the Chair or majority of the 

Commission.  However, the Chair may limit the amount of time which a person 

may use in addressing the Planning Commission based on the number of items 

on the agenda or the number of speakers on an item, or other factors necessary 

to facilitate the business of the Commission. 

5. The Chair shall appoint and discharge all committees. 

6. With the approval of the Commission, the Chair may suspend or vary the 

regular order of business. 

7. Any member who believes that he or she has a conflict of interest on the matter 

to be decided should state the general nature of the conflict and voluntarily 

leave the room until after the disposition of the matter is concluded. If any 

member of the Commission believes that another member has such a conflict, 

the alleged conflict should be brought to the attention of the Commission as a 

whole, with the request that the member who allegedly has the conflict should 

consider the same before entering into the discussion on the issue. 

8. The Chair shall sign resolutions and such other documents as may be required 

and shall perform all other duties necessary or incidental to the office. 

Page 93 of 175



PLANNING COMMISSION RESOLUTION 

RULES & PROCEDURES 

 

Page 5 of 8 

 

8.9. The Development Services Director or a designee shall serve as Secretary and 

shall fix the dates of public hearings and prepare the Planning Commission 

Agenda. 

9.10. The Secretary shall maintain minutes of the Commission meetings and shall 

record the official actions of the Planning Commission as required by law. The 

Secretary shall certify all official documents and resolutions of the Commission. 

The Secretary shall examine all incoming mail for proper referral and answer 

correspondence for the Commission. The Secretary shall maintain records of 

operations and perform such other duties as may be assigned by the Planning 

Commission. 

10.11. The Development Services Director shall be the administrative head of the 

Development Services Department. The Development Services Director shall 

furnish professional and technical advice to the Commission and shall assist the 

Commission in the discharge of its responsibilities. 

11.12. All questions of law shall be referred to the City Attorney for opinion. 

D. GENERAL RULES OF PROCEDURE 

1. All meetings shall be held in full compliance with the provision of State law, 

ordinances of the City, and these Rules and Procedures. 

2. Requests for appearance before the Commission shall be made at the 

Development Services Department office prior to the filing deadline set forth in 

the Development Services Department Application Schedule.  Such requests 

shall be made on forms provided and shall state the nature of the business to 

be considered. 

3. Any urgency matters may be considered by the Planning Commission upon 

request of any member of the Commission or upon request of the Development 

Services Director. In the interest of facilitating the Planning Commission 

meeting, a member of the Planning Commission requesting consideration of an 

urgency matter should notify the Secretary at the earliest time practical. 

4. Scheduled Agenda items shall take precedence over urgency matters; however, 

the Chair may allow consideration of an urgency matter at such time as the 

Chair deems appropriate. 

5. Any of the Rules and Procedures not required by law may be suspended, 

changed, or modified by a two-thirds vote of the quorum present. 

6. The rules and procedures of the Planning Commission shall be reviewed 

annually in August, or the next regular meeting thereafter, to either reaffirm or 

amend. Additionally, the Planning Commission shall update the rules and 

procedures for consistency soon thereafter as the City Council amends the 

resolution regarding the policies and procedures relative to the establishment 

and operation of Commissions, Committees, Boards, and Authorities appointed 

to advise the City Council.  
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E. PROCEDURE FOR CONDUCT OF PUBLIC HEARINGS 

1. Chair announces the subject of the hearing, as advertised; the staff shall be 

asked to present the substance of the application, the staff report, and the 

recommendations, and to answer any technical questions of the Commission. 

2. Chair declares the public hearing open and offers the applicant an opportunity 

to give testimony. 

3. Chair calls for testimony from those in the audience. 

4. Chair offers the applicant an opportunity to deliver a closing statement. 

5. Chair may call for the Development Services Director and/or other staff 

member to present a summary, alterations, and/or recommendations. 

6. Chair declares the public hearing closed. 

7. Chair calls for discussion by members of the Commission in rotation. Chair 

requests a motion from the Commission. Findings of fact must be relied upon 

in making a motion. 

8. Chair asks if there is a second to the motion or need for further discussion on 

the motion. 

9. Question is called, second to the motion is announced. 

10. Vote is taken. In most instances, the vote is majority rules. However, in certain 

instances, a super-majority vote is needed. The City Attorney will indicate when 

a super-majority is needed.  

11. Chair announces decision of Commission and indicates applicable appeal 

period. Chair proceeds to the next item on the Agenda. 

F. GENERAL RULES FOR PUBLIC HEARINGS 

1. Persons presenting testimony to the Commission are requested (but not 

required) to give their name and address for the record and to present the 

Commission Secretary with a speaker’s card stating their name and address. 

In the event the speaker does not complete a card before presenting testimony, 

the speaker may fill out this card subsequent to giving the testimony. 

2. Hearsay evidence may be used for the purpose of supplementing or explaining 

other evidence but shall not be sufficient in and of itself to support a finding of 

fact, and no decision may be supported solely by hearsay evidence.   

3. Findings of fact must be relied upon in making a motion. 

4.3. All questions and comments should be directed through the Chair. The Planning 

Commission may answer questions as they see fit but are not required to 

engage in a direct dialogue with applicants or members of the public. 

5.4. All questions shall be directed to the floor by the Planning Commission while 

the hearing is in its “open” phase. The hearing, once closed, may only be 
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reopened for questions to the floor by a motion, second and voted by the 

Planning Commission; however, the Chair may, as a practical matter, ask the 

Commission as a whole if anyone objects to reopening the public hearing to 

allow the questions. If an objection is raised, the formality of a motion, second, 

and vote should follow.  If no objection is raised, substantial compliance with 

the rule has taken place, and the hearing may be declared reopened by the 

Chair. 

6.5. Any member of the public addressing the Commission shall limit their address 

comments to five (5) minutes unless further time is granted by the Chair or 

majority of the Commission.  

G. AIRPORT LAND USE COMMITTEE 

1. Occasionally the Planning Commission acts as the Airport Land Use Committee 

(ALUC) and the section of the meeting is referred to as the Special Joint meeting 

of the Planning Commission and Airport Land Use Committee. 

2. When the Planning Commission acts as the Airport Land Use Committee 

(ALUC), they are only acting on the Airport Land Use Compatibility. 

3. The ALUC vote is taken before the other project applications. 

4. ALUC actions shall require a majority vote to be approved, unless otherwise 

specified. Where supermajority votes are required, the vote required shall 

consider the total membership of the ALUC, unless otherwise specified.  

5. Once the ALUC vote is completed, the ALUC portion of the special joint meeting 

is closed and the Planning Commission resumes their regular meeting. 

G.H. CERTIFICATION 

The Secretary of the Planning Commission shall certify to the passage, approval, and 

adoption of this Resolution, and shall cause this Resolution and their certification to be 

entered in the Book of Resolutions of the Planning Commission of the City. 

 

PASSED, APPROVED and ADOPTED this 28th day of August 2024. 

 

 

 

       

 Robin Aspinall, CHAIR 
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ATTEST: 

 

       

Robert D. Dalquest, SECRETARY 

I HEREBY CERTIFY that the foregoing Resolution was duly and regularly passed and adopted 

by the Planning Commission of the City of Upland at a regular meeting thereof held on the 

28th day of August 2024, by the following vote: 

AYES:     

NAYS:    

ABSENT:     

ABSTAIN:  

 

       

Robert D. Dalquest, SECRETARY 
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RESOLUTION NO. 6704

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF UPLAND

AMENDING THE POLICIES AND PROCEDURES RELATIVE TO THE

ESTABLISHMENT AND OPERATION OF COMMISSIONS, 

COMMITTEES, BOARDS, AND AUTHORITIES APPOINTED TO

ADVISE THE CITY COUNCIL

Whereas, the use of citizen Commissions, Committees, Boards, and Authorities to

advise the City Council on issues of public concern is an efficient and effective means of
involving citizens in policy development; and

Whereas, Chapter 2. 16 and Section 2. 20. 030 of the Upland Municipal Code provides
that the City Council shall by resolution, establish a process for the screening of individuals
desiring to serve as City Commission, Committee, Boards or Authority members; and

Whereas, the effective use of these Commissions, Committees, Boards, and

Authorities is furthered by clear guidelines governing their creation and operation; and

Whereas, the City Council adopted Resolution No. 4331 which established guidelines
governing the creation and operation of established Commissions, Committees, Boards and
Authorities; and

Whereas, from time to time there is a need to eliminate or amend the established

rules governing the operation and creation of Commissions, Committees, Boards, and

Authorities, which was the basis for the adoption of Resolution Nos. 5786, 6038, 6270, 6397, 

6504, 6539, 6581, 6583, 6608, and 6681; and

Whereas, the City desires to provide a fair and equitable manner by which citizens
are appointed to City Commissions, Committees, Boards, and Authorities, which is free of
undue influence, but which advances the authority provided by Government Code Section
40605; and

Whereas, the City Council may establish standing committees of the legislative body
to provide an opportunity for fact finding prior to consideration by the entire Council; and

Whereas, the City Council established the Recreation Committee by Resolution No. 
4839 on June 9, 1997, and rescinded previously adopted Resolution Nos. 2600, 3324, 3626, 
4212 and 4474 and amended Resolution Nos. 4331 and 5007; and

Whereas, the City Council later amended the composition of the Recreation
Committee with Resolution No. 5007, dated February 8, 1999, adding two School Board
Members to the Committee; and

Whereas, the City Council added the Finance & Economic Development Committee, 

Police & Fire Committee, and Public Works Committee with Resolution No. 5290, dated

December 10, 2001; and

Whereas, the City Council amended the Standing Legislative Committees by
Resolution No. 6539 to include Economic Development Committee, Finance Committee, Police

Fire Committee, and Public Works Committee; and

Whereas, the Council amended, by Resolution No. 6581, the Economic Development
Committee, Finance Committee and Public Works Committee to include five citizen advisory
members; and
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Whereas, the City Council established, by Resolution No. 6583, the Environmental
Sustainability Advisory Committee and the Parks, Arts, Recreation, and Community Services
PARCS) Advisory Committee and dissolved the Traffic Safety Advisory Committee; and

Whereas, the City Council amended, by Resolution No. 6608, the Finance Committee
Membership to include the City Treasurer without restriction; and

Whereas, the City Council amended, by Resolution No. 6681 the process for selection
of new Planning Commissioners to fill vacancies; and

Whereas, the City Council now desires to consolidate certain City Commissions, 
Committees, Boards, and Authorities as further set forth below. 

NOW, THEREFORE, the City Council of the City of Upland hereby finds, determines
and resolves as follows: 

Section 1. The City Council hereby amends the established guidelines and policies
governing Commissions, Committees, Boards and Authorities of the City (" Guidelines and

Policies") attached hereto and incorporated herein by reference, including the changes set
forth in sections 2, 3, 4, 5, and 6 of this Resolution, and further including by incorporating, 
by reference, all prior actions taken by the City Council to eliminate or modify Commissions, 
Committees, Board, and Authorities to the extent they are not inconsistent with the attached
Guidelines and Policies. 

Section 2. The City Council hereby amends the Guidelines and Policies by dissolving
and eliminating the Public Safety Committee. 

Section 3. The Council hereby amends the Guidelines and Policies by consolidating
the duties of the Community Development Block Grant Committee with the City Council
Advisory Committee. 

Section 4. The City Council hereby amends the Guidelines and Policies by
consolidating the duties of the Environmental Sustainability Advisory Committee and the
Street Tree Advisory Committee with the Public Works Committee. 

Section 5. The City Council hereby amends the Guidelines and Policies by
eliminating certain citizen advisory members from the Economic Development Committee and
the Finance Committee. 

Section 6. The City Council hereby amends the Guidelines and Policies by reducing
the number of members on the Parks, Arts, Recreation, and Community Services ( PARCS) 
Advisory Committee members to five and changing the meeting frequency to quarterly. In

order to reduce the membership to five, each Councilmember shall nominate only one
individual to serve on the Committee. 

Section 7. The City Council finds that this Resolution is not subject to the California
Environmental Quality Act (" CEQA") pursuant to Sections 15060( c)( 2) ( the activity will not
result in a direct or reasonably foreseeable indirect physical change in the environment) and
15060( c)( 3) ( the activity is not a project as defined in Section 15378) of the State CEQA
Guidelines, California Code of Regulations, Title 14, Chapter 3, because it has no potential for
resulting in physical change to the environment, directly or indirectly. Further, if the activity
is deemed a project this City Council finds that this Resolution is exempt pursuant to Section
15061( b)( 3) of the State CEQA Guidelines. 
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Section S. Certification. The City Clerk shall certify the adoption of this Resolution
and enter it into the book of original resolutions. 

Section 9. Effective Date. This Resolution shall become effective immediately. 

PASSED, APPROVED and ADOPTED this 23rd day of January 2023. 

Bill Velto, Mayor

I, Keri Johnson, City Clerk of the City of Upland, do hereby certify that the foregoing
Resolution was adopted at a regular meeting of the City Council held on the 23rd day of
January, 2023 by the following vote: 

AYES: Mayor Velto, Councilmembers Garcia, Breitling, Maust, Zuniga
NOES: None

ABSENT: None

ABSTAINED: None

ATTEST: / 

Keri JAns ,- Ci Clerk
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GUIDELINES AND POLICIES GOVERNING

COMMISSIONS, COMMITTEES, BOARDS, AND AUTHORITIES. 

SECTION 1. CREATION OF COMMISSIONS, COMMITTEES, BOARDS, AND AUTHORITIES

The Upland City Council shall have the power from time to time by resolution to create such
Commissions, Committees, Boards, and Authorities which are necessary or deemed advisable
by the Council to carry out the governmental functions of the City in the manner reflecting
the best interest of its citizens. The number of members to each Commission, Committee, 

Board, and/ or Authority shall unless otherwise required by law, correspond to the number of
members of the appointing body as authorized by law. Each active member of the Upland

City Council shall have an appointee on each Commission, Committee, Board and/ or

Authority. Each appointee shall be a citizen nominated by the Mayor or Councilmember, 
respectively, and approved by a majority vote of the City Council and appointed by the Mayor. 

SECTION 2. DEFINITION

Commission" shall be any group established pursuant to the Upland Municipal Code. 
Committee" shall be any group of individuals which shall have any ongoing charge from the

City Council and which are formed by resolution. " Committee" shall not include Committees

composed solely of elected officials. " Board" shall be any group formed pursuant to State law
providing for same. " Authority" shall be any group formed pursuant to State law providing
for same. " Standing Legislative Committee" shall include committees comprised of elected
officials who will review operational concerns prior to official council action. 

SECTION 3. APPLICABILITY

The provisions of this resolution shall apply to all Commissions, Committees, Boards, and
Authorities hereafter created by resolution of the City Council and to existing Commissions, 
Committees, Boards, and Authorities as identified on the attachments hereto. The provisions
of this resolution shall supersede any minute motion or resolution of any prior City Council of
Upland which is in conflict with the provisions of this document. Insofar as possible, the
provisions of this resolution shall govern the operation and creation of Commissions, 
Committees, Boards, and Authorities appointed by the City Council except in those instances
where the provisions of this resolution conflict with provisions of State or Federal law. 

SECTION 4. APPOINTMENT AND APPLICATION PROCESS

The City Clerk shall maintain a roster of individuals who expressed interest in serving on City
Commissions, Committees, Boards, and Authorities, who may be nominated by a serving
member of the City Council, and who have completed an application form in a manner

established or approved by the City Council. Said application shall indicate among other
things, the Commission, Committee, Board, or Authority on which said individual is interested
in serving. Any application filed shall be valid for a period of three ( 3) years. Incumbent

Commission, Committee, Board, or Authority members shall submit an application prior to
the end of their term if they would like to be considered for reappointment. Members of the

City Council shall make appointments from this roster. 

SECTION 5. SELECTION AND APPOINTMENT

Members of the City Council requiring representation on a particular Commission, Committee, 
Board, or Authority shall review the list of applicants and submit a nominee to the City Clerk. 
Councilmembers will give consideration to candidates who reside in their respective district. 
If a Councilmember cannot find a suitable candidate to nominate from the Councilmember' s

respective district, the Councilmember may nominate a candidate from a different district at
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that Councilmember' s discretion. The City Clerk shall place nominations before the City
Council for its review and approval as and when necessary. 

For selections made by the Mayor and ratified by the City Council, the Mayor shall review the
list of applicants and submit a nominee to the City Clerk. The City Clerk shall place the
nominations before the City Council for its review and approval as and when necessary. 

In appointing Planning Commissioners, whenever there is a vacancy on the Planning
Commission, the City Council shall form a temporary ad hoc committee which shall consist of
the Mayor ( or another Councilmember appointed by the Mayor) and the Mayor Pro Tern ( or
another Councilmember appointed by the Mayor). The ad hoc committee may call upon
individuals to advise the committee. The committee advisors may include, but are not limited
to, the Chair of the Planning Commission ( or other Planning Commissioner designated by the
Mayor if the Chair is seeking re -appointment) and the Development Services Director. The
committee advisors shall have no voting power during the selection process. The ad hoc
committee meetings shall not be subject to the Brown Act. However, at the Mayor' s discretion, 

the ad hoc committee meetings where candidate interviews are conducted may voluntarily be
conducted open to the public, while the rating and discussion of candidates may be closed to
the public. Each City Councilmember may recommend at least one applicant from their District
for an interview by the ad hoc committee. Once a Planning Commissioner vacancy is filled by
the Mayor' s appointment and the City Council' s ratification, the ad hoc committee shall

disband. 

Appointments to standing legislative committees ( Economic Development, Finance

Committee, and Public Works Committee) are made by the Mayor biannually to coincide with
elections and may be reviewed and reassigned annually or as needed. The Public Works

Committee, will also include five advisory members, one advisory member appointed by each
Councilmember. 

SECTION 6. TERMS OF COMMISSION, COMMITTEES, BOARDS, AND AUTHORITIES

For Council nominated appointments the term of each Commission, Committee, Board, and

Authority member shall coincide with the holding of office by the nominating member of the
City Council, unless otherwise prescribed by resolution creating the Commission, Committee, 
Board, or Authority. 

For appointments made by the Mayor, the term shall be as outlined in the creation of the
Commission, Committee, Board, or Authority. 

No Commission, Committee, Board, or Authority member shall serve for more than two ( 2) 
consecutive terms on any individual Committee, Commission, Board, or Authority without the
approval of the City Council by an affirmative 4/ 5ths vote. 

SECTION 7. REMOVAL FROM COMMISSION, COMMITTEES, BOARDS, AND AUTHORITIES

Any Committee, Commission, Board, or Authority member may be removed from office during
their unexpired term upon vote of the City Council, when in the sole discretion of the Council
said removal is deemed appropriate. If the request for removal is from the appointing
Councilmember, removal of the appointee will require a majority vote of the Council. Any
request for removal from any member of the Council other than the nominating
Councilmember will require a 4/ 5 vote of the Council. Notwithstanding the foregoing, if the
appointee' s nominating Councilmember is no longer a part of the Upland City Council or
Mayor, that appointee shall be deemed to have automatically resigned the seat they hold
upon the filling of the City Council vacancy. 
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SECTION 8. RESIDENCY OF COMMISSION, COMMITTEE, BOARD, AND AUTHORITY

MEMBERS

In order to be appointed to a Commission, Committee, Board, or Authority, a prospective
appointee must be a resident of the City of Upland and must remain in residence throughout
the term of their appointment, unless a member is appointed by another entity. This provision
may be waived upon an affirmative 4/ 5ths vote of the Council. 

SECTION 9. CHAIRPERSON SELECTION

With the exception of the Planning Commission, the Library Board, and the Personnel Board
of Review, the member appointed by the Mayor to any Commission, Committee, Board, 

and/ or Authority shall serve as the Chairperson of that body. With regard to the Planning
Commission, the Library Board, and the Personnel Board of Review, the members of said
bodies shall select, nominate, and appoint by majority consensus, a sitting member of the
Body to the position of Chairperson. The term of the Chairperson shall be for 2 years. No

Chairperson shall serve for more than two ( 2) consecutive terms without the approval of the

City Council by an affirmative 4/ 5ths vote. 

SECTION 10. POSTING REQUIRED

The City Clerk shall, before December 315t of each year, develop a listing of all scheduled
vacancies on City Commissions, Committees, Boards, and/ or Authorities expected during the
next twelve ( 12) months. In addition to the requirement of the Government Code, said list

shall be posted at City buildings and other locations as may be designated from time to time
by City Council resolution, for a period of thirty ( 30) days and announced at a Council meeting
in December. Said listing shall advise interested parties to obtain application forms and
related materials at the City Clerk' s office. In addition, the City Clerk shall publish said list in
the city newsletter seeking applications from interested parties and listing scheduled
vacancies during the same thirty ( 30) day period. Unscheduled vacancies shall be advertised

in accordance with the Government Code and posted at the same location as scheduled
vacancies. 

SECTION 11. DUTIES

The Commissions, Committees, Boards, and Authorities established by the Council shall
perform such duties and have such powers as may be established from time to time by the
Council. 

SECTION 12. ATTENDANCE

In any case where a Commission, Committee, Board, and/ or Authority member has missed
three ( 3) regularly scheduled meetings in a twelve ( 12) month period without notifying the
Chair of said Commission, Committee, Board, and/ or Authority in advance of said meeting, 
the City Clerk shall contact the Commission, Committee, Board, and/ or Authority member
with a request to provide the reasons therefore, which shall be forwarded to the City Council. 

SECTION 13. OPEN MEETINGS

All Commission, Committee, Board, and Authority meetings, except those meetings

specifically exempted herein, shall be conducted pursuant to the provisions of the Ralph M. 
Brown Act and the City Clerk shall maintain a copy of all agendas and minutes of all meetings. 
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BUILDING APPEALS BOARD

PURPOSE

To determine the suitability of alternate materials and methods of construction and to
provide reasonable interpretations of the Uniform Building Code, Uniform Mechanical
Code, Uniform Plumbing Code, the Uniform Housing Code, Uniform Code for the

Abatement of Dangerous Buildings, National Electric Code, and the Seismic Hazards

Reduction Ordinance. 

MEMBERSHIP

5 Members Total

Selected from the following classifications: 
a. Architect or Engineer

b. Attorney
C. Contractor - Electrical, Mechanical, Plumbing or General

LENGTH OF TERM/ FREQUENCY OF MEETINGS

4 Year Term / Meetings are scheduled as needed as appeals are received. 

No member may serve more than two full consecutive terms, unless approved by a
4/ 5ths vote of the Council

SELECTION PROCESS

The City Clerk causes a request for volunteers to be posted
Using the criteria for membership, the Building Official determines if applicants are
qualified and passes all qualified candidates to the City Clerk
Each member of the City Council shall submit their nomination from the list of qualified
candidates to the City Clerk for consideration at a Council meeting

CODE REFERENCES

Resolution 4107

Resolution 2725

Ordinance 1882

effective July 27, 1992) 
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CITY COUNCIL ADVISORY COMMITTEE

PURPOSE

Review of any matters which may be referred to the Committee from time to time. If

so directed, the City Council Advisory Committee will be responsible for performing an
analysis and present recommendations to the City Council. 

Annually review applications for Community Development Block Grant funds, conduct
hearings to determine the most effective use of the grant funds and provide
recommendations to the City Council. 

MEMBERSHIP

5 Members Total

Nominated by Councilmembers

LENGTH OF TERM/ FREQUENCY OF MEETINGS

4 year terms to coincide with the terms of Mayor and Councilmember making
nomination

No applicant may serve more than two full consecutive terms, unless approved by a
4/ 5ths vote of the Council

Meets quarterly, the first Wednesday of March, June, September, and December
Special meetings held from January through April, on an as needed basis to review
Community Development Block Grant Applications. 

SELECTION PROCESS

Each member of the City Council shall submit their nomination to the City Clerk for
consideration at a Council meeting. 

CODE REFERENCE

Ordinance 1812, 10/ 8/ 2006

Ordinance 1428, Section 2, 6/ 20/ 88

Ordinance 1416, Section 1, 12/ 21/ 87

Ordinance 1563, Section 1, 10/ 26/ 72

Council Minutes 7/ 3/ 72
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LIBRARY BOARD

PURPOSE

The Upland Public Library serves the community by providing materials and staff
assistance for meeting the informal and educational needs of the library users. 

MEMBERSHIP

5 Citizens at Large

1 Council Liaison ( advisory) 
1 Friends of the Library Liaison ( advisory) 

LENGTH OF TERMS/ FREQUENCY OF MEETINGS

3 Year Term

Meetings held the second Wednesday of the month, except the month of August. 

No applicant shall serve more than two full consecutive terms, unless approved by a
4/ 5ths vote of the Council

SELECTION PROCESS

Mayor shall appoint with Council ratification

CODE REFERENCES

Council Minutes 3/ 14/ 89

UMC Section 2. 28. 010

California Library laws, Education Code 1990
Ordinance No. 99
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PARKS, ARTS, RECREATION, AND COMMUNITY SERVICES ( PARCS) ADVISORY COMMITTEE

PURPOSE

This Committee shall act in an advisory capacity in matters pertaining to parklands, 
trails, recreational programs, youth and senior services, cultural arts programs, and
special events throughout the City. 

MEMBERSHIP

5 Members Total

Nominated by Councilmembers ( one senior liaison member and one youth liaison
member to be designated annually by the committee) 

LENGTH OF TERM

4 year terms to coincide with the terms of Mayor and Councilmember making
nomination

No applicant may serve more than two full consecutive terms, unless approved by a
4/ 5ths vote of the Council

MEETINGS

Meetings held the first Tuesday of February, May, August, and November. 

SELECTION PROCESS

Each member of the City Council shall submit their nomination to the City Clerk for
consideration at a Council meeting. 

CODE REFERENCE

Resolution No. 6583

Council Minutes 4/ 26/ 21
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PERSONNEL BOARD OF REVIEW

PURPOSE

The functions of the board shall be to hear appeals as provided by this part and by
rule, except matters pertaining to the meet and confer process. 

MEMBERSHIP

3 Members Total

1 Alternate Member

LENGTH OF TERM/ FREQUENCY OF MEETINGS

4 Year Term

No applicant shall serve more than two full consecutive terms, unless approved by a
4/ 5ths vote of the Council

On call by the Human Resources Manager

SELECTION PROCESS

1 member - Council appointment shall be made by the Mayor, with Council
ratification

1 member - Employee Associations submits name( s) and Council selects

appointment

1 member agreed upon by Council and Employee Associations
1 alternate member agreed upon by Council and Employee Associations

CODE REFERENCE

UMC Section 2. 36. 160

Ordinance 1566

Ordinance 1494

Minute Action 5/ 31/ 1945
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PLANNING COMMISSION

PURPOSE

The powers and duties of the Planning Commission shall be to: 

1. Prepare, periodically review, and revise, as necessary the General Plan
2. Annually review the Capital Improvement Program of the City and the local

public works projects of other local agencies for their consistency with the
General Plan

3. Perform other functions as the City Council provides
4. Perform such other land use -related functions pursuant to State laws pertaining

to conservation, planning, and zoning as the council may direct or provide
5. Serve as the Airport Land Use Committee, applying the procedures and findings

set forth in the Municipal Code in regards to all processes relating to a request
for an implementation/ land use compatibility decision, preparation, adoption

and amendment to the Comprehensive Airport Land Use Plan of the City of
Upland conforming to requirements set forth in Public Utilities Section 21670. 1

6. Serve as the Historic Preservation Committee as outlined in the Upland

Municipal Code

MEMBERSHIP

7 Members Total

Airport Land Use Committee consists of: 

7 Planning Commissioners
2 ALUC members ( possess expertise in aviation) 

LENGTH OF TERM/ FREQUENCY OF MEETINGS

4 year terms
No applicant may serve more than two full
4/ 5ths vote of the Council

Once a month, 4t" Wednesday
Commissioners receive $ 100 compensation

month) 

consecutive terms, unless approved by a

per meeting ( not to exceed $ 200 per

SELECTION PROCESS

The City Clerk causes a request for volunteers to be posted
Mayor ( or Mayor designee) and Mayor Pro Tern ( or Mayor designee) shall comprise an

ad hoc committee and shall interview applicants. The ad hoc committee may call upon
advisors such as, but not limited to, the Planning Commission Chair ( or designee

selected by the Mayor if the Chair is seeking re -appointment) and the Development
Services Director. 

The ad hoc committee shall recommend at least one candidate per opening to the
Mayor for ratification by the City Council. 
Once a candidate is appointed by the Mayor and ratified by the City Council, the ad
hoc committee shall disband. 

Airport Land Use Commissioners - Mayor shall appoint with Council ratification. 

CODE REFERENCE

UMC Chapter 17. 43. 030 Resolution 4697

Resolution No. 6681 Ordinance 1202

Resolution 6397 Ordinance 415

Resolution 6270
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ECONOMIC DEVELOPMENT COMMITTEE

PURPOSE

The function of the Committee is to provide an opportunity for review and fact finding
relative to significant projects, programs, or activities in economic development

operations prior to consideration by the entire Council. 

MEMBERSHIP

2 City Council Members
1 Upland Chamber Member - advisory member only

LENGTH OF TERM/ FREQUENCY OF MEETINGS

Appointments may coincide with elections biannually or be reviewed and reassigned
annually as desired by the Mayor
Meets quarterly, the first Monday of March, June, September, and December

SELECTION PROCESS

Council Members on all Standing Legislative Committees are appointed by the Mayor. 
The Chamber of Commerce shall submit their nomination to the City Clerk for
ratification at a Council meeting. 

CODE REFERENCE

UMC Section 2. 16. 010

Ordinance No. 1913

Resolution No. 6583

Resolution No. 6581

Resolution No. 6397

Resolution No. 5290

Upland City Council Minutes, 12/ 01/ 2001
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PUBLIC WORKS COMMITTEE

PURPOSE

The function of the Committee is to provide an opportunity for review and fact finding
relative to significant projects, programs, or activities in Public Works operations prior
to consideration by the entire Council. 

This Committee shall act in an advisory capacity on issues pertaining to environmental
impacts, sustainability practices, and legislative mandates that impact the

environmental health and the well- being of the City of Upland and its residents. The

Committee will collaborate on environmental matters to promote environmental
sustainability within the community. The Committee will make recommendations in

regard to community clean- ups, beautification campaigns, Earth Day events, public
outreach, and education on issues including recycling, storm water pollution, water
conservation and sustainability practices. 

The Citizen Advisory Members of this Committee shall study and review the proposed
Urban Forestry Management Plan and make appropriate recommendation to Council
and staff regarding the matters contained therein; to provide an avenue for citizens to
appeal special circumstantial tree problems ( i. e., tree removals, street tree

designations, spraying for fruit insects); and shall review tree removal and other

policies, as well as handle any and all citizen appeals regarding tree matters under
Upland Municipal Code Chapter 12. 26. Said appeals shall be heard by the citizen
members of the Committee only ( i. e., not the serving City Council members, who shall
take no part in such appeals). 

MEMBERSHIP

2 City Council Members
5 Citizens - advisory members

LENGTH OF TERM/ FREQUENCY OF MEETINGS

Appointments may coincide with elections biannually or be reviewed and reassigned
annually as desired by the Mayor
Meets quarterly, the 2nd Tuesday of January, April, July, and October

SELECTION PROCESS

Council Members on all Standing Legislative Committees are appointed by the Mayor. 
Citizens at Large - Each member of the City Council shall submit their nomination to
the City Clerk for ratification at a Council meeting. 

CODE REFERENCE

UMC Section 2. 16. 010

Resolution No. 6583

Resolution No. 6581

Resolution No. 5290

Upland City Council Minutes, 12/ 01/ 2001
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FINANCE COMMITTEE

PURPOSE

The Committee shall be responsible for reviewing matters pertaining to the finances
of the City. This may include reviewing warrants and registers, financial statements, 
investment reports, the City' s annual independent audit, City fees and service charges, 
and operating budgets

MEMBERSHIP

2 City Council Members
City Treasurer
Finance Officer - advisory only ( staff) 

LENGTH OF TERM/ FREQUENCY OF MEETINGS

Appointments may coincide with elections biannually or be reviewed and reassigned
annually as desired by the Mayor with the exception of the Finance Officer
Meets quarterly, the 4th Wednesday of January, April, July, and October

SELECTION PROCESS

The City Treasurer is an established elected position and shall review and provide input
on the quarterly investment reports. 
Council Members on all Standing Legislative Committees are appointed by the Mayor. 

CODE REFERENCE

UMC Section 2. 16. 010

Resolution No. 6608

Resolution No. 6583

Resolution No. 6581

Resolution No. 6397

Resolution No. 6394 ( Investment Policy) 
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DATE:   August 28, 2024 

TO:   CHAIR AND PLANNING COMMISSIONERS 

FROM:   ROBERT D. DALQUEST, DEVELOPMENT SERVICES DIRECTOR 

PREPARED BY: JOSHUA WINTER, SENIOR PLANNER 

SUBJECT:  WORKSHOP – DOWNTOWN UPLAND PARKING STRUCTURE 
              

 

RECOMMENDED MOTION 

 

It is recommended that the Planning Commission receive the presentation and provide comments and 

direction to staff regarding the conceptual layout and designs of the Downtown Upland parking structure 

project.  

 

REQUEST/PROJECT DESCRIPTION 

 

The project entails the development of a multiple story parking structure within Downtown Upland, located 

on the existing parking lot at the southeast corner of First Avenue and C Street. The City of Upland is 

currently in the conceptual design stage for the Downtown Parking Structure project. This workshop is the 

third of four that is planned in the scope of work for the project.  The intent of the workshop is to provide 

staff comments on the project and a number of design and layout issues which needs to be resolved before 

the project goes to the final design phase. 

 

BACKGROUND 

 

On June 10, 2024, the City Council approved a Professional Services Agreement (PSA) with Watry Design, 

Inc. to complete conceptual and schematic design and preliminary engineering services for a multiple-story 

parking structure in Downtown Upland.  

 

Upon execution of the PSA, the Planning Division staff worked with Watry to discuss the scope of work in 

their proposal and in the request for proposal that staff distributed.  This included a “span over” design 

where the parking structure utilized the northeast and southeast parking lots at the intersection of C street 

and First Avenue, and a “Standalone” design utilizing only the parking lot at southeast corner of C Street 

and First Avenue.  Several initial concepts and preliminary designs were developed, as well as preliminary 

costs.  The “span-over” design was eliminated due to substantial costs to construct the structure, and design 

problems created by the height required of the second level to span over C Street which resulted in the 

second level on the northeast parking lot to be eliminated.  Staff and Warty focused on the standalone design 

and developed two concepts.  Both design concepts were proposed to be 4-stories-tall, with one design 

being all parking, and the other design including retail/commercial space on the ground floor.  Both 

conceptual designs were presented at a public workshop held in the Carnegie Library on July 15, 2024, and 

at a workshop with the City Council on August 12th.  

 

ANALYSIS 

 

After the initial public workshop, the conceptual design was further refined and presented to the City 

Council at its workshop, which generated further discussion and comments. Comments from both 

workshops are summarized below: 
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 Incorporate a 5th story. Many members of the public, including the City Council, expressed support 

of the structure increasing from 4-stories to 5-stories.  A fifth story would increase the total parking 

provided by approximately 100 spaces and reduce the cost-per-space of the structure.  The height 

of the structure on the fifth story would be approximately 50 feet.  The three-story office building 

to the south is 47 feet in height. 

 

 Retail/Commercial Component. The City Council and members of the public were in support of 

the project including a commercial component on the ground floor and expand the commercial 

frontage as much as possible by eliminating one of two ingress/egress points from the street.  The 

inclusion of commercial square footage would generate a substantial amount of revenue that could 

be used for on-going maintenance costs and/or debt service on any loans to construct the parking 

structure.   

 

 Security. The public indicated the project should include security cameras and other security 

measures in the design of the structure to promote safety.  

 

 Overnight Parking. Most members of the public preferred prohibiting overnight parking in the 

structure.  Hours of operation would need to consider the operation of downtown businesses which 

at least one is open until 2:00 a.m. and the Metrolink schedule, shown below in Table A: 

 

Table A 

Metrolink Schedule  First Ride  Last Ride  

M-F 4:16 a.m. 10:45 p.m. 

Sat-Sun 7:12 a.m. 10:45 p.m. 

 

 Solar. Many attendees were interested in incorporating solar panels on the top floor of the project. 

Although this will increase the cost of the project, the other option could be to design the structure 

to be “solar ready” for a future solar installation project.  

 

 Electric Vehicle (EV) chargers. The Building Code requires the installation of EV Chargers. A total 

of 5% of spaces are required to have EV chargers, with an additional 20% required to be “EV-

ready” for future EV installation. Most members of the public suggested that EV parking be located 

on the top floor. In addition, some suggested that more spaces should be “EV-ready”. 

 

 Eliminate Alley Egress. The City Council reasoned that the proposed egress onto the alley should 

be eliminated to reduce vehicle trips passing by neighboring buildings.  

 

Design 

 

Multiple design concepts were presented at the public workshop. Most of the attendees preferred the 

Spanish architectural design of the Temecula “Old Town Garage.” At the August 12th workshop, the City 

Council, was presented with 2 architectural styles: a Spanish design and an Art Deco design. Both styles 

are supported in the Historic Downtown Upland Specific Plan. The Council had numerous comments on 

the design but were generally favorable towards the Spanish design.  

 

Some members of the Council expressed open-mindedness to additional design styles. As such, the 

Planning Division has discussed an additional design option with Watry, which will be presented to the 

Planning Commission during the workshop. This style is inspired by Upland’s historic “packing house” 

structures within downtown. 

 

Landscape design concepts were also presented to the City Council, which included an enhanced pedestrian 

pathway on the east side of the structure.  Comments from the Council included the installation of evergreen 
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trees, pedestrian friendly lighting, no benches, and avoiding the use of bricks and or pavers as an enhanced 

paving material, instead opting for a stamped colored concrete. 

 

Attached please find slides that provide an overview of the project’s concept (Attachment 1). The 

presentation contains conceptual design information, as well as options for architecture and landscaping. 

Furthermore, the proposed design options for discussion include the following options in Table B: 

 

Table B 

Structure 

Options 

Option 1 (4 

Stories) 

Option 1 (5 Stories) Option 2 (4 Stories 

with Retail) 

Option 2 (5 Stories 

with Retail) 

Parking Stalls 365 465 308 408 

Structure Height 

(Top of Parapet) 

36.5 feet 47-feet 40-feet 50.5-feet 

Commercial Space  0 SF 0 SF 9,900 SF 9,900 SF 

 

 

ENVIRONMENTAL ASSESSMENT 

 

Staff determined that the workshop activity is exempt from review under the California Environmental 

Quality Act ("CEQA") pursuant to §15061(b)(3) of the CEQA Guidelines. This is known as the 

commonsense exemption covering activities with no possibility of having a significant effect on the 

environment. The workshop only concerns conceptual design discussion and does not entail any 

development approval of the project or other physical change to the environment. Once the final design is 

completed, the plans will be used to process the land use entitlement which will include the CEQA 

determination. 

 

RECOMMENDED ACTION 

 

No action will be taken at this time. The purpose of this workshop is to establish a conceptual design for a 

parking structure within Downtown Upland. After a conceptual design is established, the project will return 

to the Planning Commission for a recommendation to the City Council. 
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City of Upland

Planning Commission Workshop - Parking Review 

August 28, 2024
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Watry Design, Inc. 

Michael Pendergrass, AIA

• Principal 

• Parking Designer for 20+ years

Meghana Prabhune

• Assistant Project Manager

• 45+ year parking design legacy

• 1900+ parking projects completed
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Project Background & Goals 

• Increase density in Downtown by 
developing some of the existing 
parking lots 
• Requires rebuilding displaced parking 

first

• Parking lot on First Avenue on both 
sides of C Street identified as feasible 
lots for a new garage 

• Structure was studied on North side 
of C Street but eliminated due to size 
of lot  
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Project Program  

• ~400 Stall Parking Structure 
• Support downtown visitors 

• Metro parking 

• Conveniently located to Downtown & Metro  

• 4-5 levels (Stay under 55’ height limit) 

• Ground floor Retail/Restaurant space 

• Incorporate existing trash facilities 

• Architectural style complementary to downtown design guidelines
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Public Workshop 

Summary 

• Spanish Architecture Style preferred 

• Retail desired on ground floor 

• Single ingress/egress location for 
vehicles

• Garage needs to be secured – closed 
overnight  

• EV Parking – desire for more EV parking 
infrastructure for future and 
distributed on all levels

• Maximize parking and add 5th level 
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Bridge-Over Option

Challenges:  

• Bridge requires EVA clearance (~15’ min.) 

• North lot is too small for a ramp, requires connection to main structure at each level

• Requires extra floor height at north garage, can only connect at Level 3 or above

• Only adds 1 level of net new stalls on 3rd level (+75 stalls max.) 
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OPTION 1: ALL PARKING 

N
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OPTION 1: LEVEL 1
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OPTION 1: TYPICAL LEVEL 
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OPTION 1: ROOF LEVEL
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OPTION 1: SECTION (4 LEVEL)
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OPTION 1: SECTION (5 LEVEL)
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OPTION 1: 3D (4 LEVEL)
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OPTION 1: 3D (5 LEVEL)
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OPTION 2: RETAIL MIXED-USE

N
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OPTION 2: LEVEL 1
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OPTION 2: LEVEL 2
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OPTION 2: TYPICAL LEVEL
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OPTION 2: ROOF LEVEL
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OPTION 2: SECTION (4 LEVEL)
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OPTION 2: SECTION (5 LEVEL)
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OPTION 2: 3D (4 LEVEL)
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OPTION 2: 3D (5 LEVEL)
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SUMMARY

OPTION 2 –

MIXED-USE 5-

LEVEL

OPTION 2 –

MIXED-USE 4-

LEVEL

OPTION 1 –

PARKING 5 LEVEL

OPTION 1 –

PARKING 4 LEVEL

408 STALLS308 STALLS465 STALLS365 STALLSParking Stalls

150,000 SF

367 sf/stall

118,700 SF

384 sf/stall

150,900 SF

325 sf/stall

119,600 SF

328 sf/stall

Building S.F. 

(Efficiency)

50.5’ (Top of Parapet)40’ (Top of Parapet)47’ (Top of Parapet)36.5’ (Top of Parapet)Height 

9,900 SF 9,900 SF 0 SF0 SFCommercial Space 

$22.00M

$54k/stall

$19.30M

$62k/stall

$20.00M

$43k/stall

$17.30M

$47k/stall

Estimate of 

Probable Cost

PV canopy costs additional $2M for approximately 30% roof coverage.

Page 147 of 175



Art Deco
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Alameda Civic CenterPage 150 of 175



Main Street CupertinoPage 151 of 175



Richmond 6th Street GaragePage 152 of 175



Spanish
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Granada Santa BarbaraPage 154 of 175



Temecula Civic CenterPage 155 of 175



City of Riverside PS 6Page 156 of 175



SLO Cultural Arts DistrictPage 157 of 175



Architectural Style - Others
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City of Mountain ViewPage 159 of 175



City of Whittier Uptown PSPage 160 of 175
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BART Fruitvale Page 163 of 175



Architectural Designs
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Contemporary / Art-Deco Page 168 of 175



Contemporary / Art-Deco Page 169 of 175
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Landscape Design
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