
AGENDA SUMMARY
HISTORICAL RESOURCES COMMITTEE SPECIAL MEETING

FRIDAY, JANUARY 15, 2016
10:00 A.M.

CITY HALL - 2ND FLOOR CONFERENCE ROOM
300 EAST BRANCH STREET, ARROYO GRANDE

CALL TO ORDER

ROLL CALL

FLAG SALUTE

AGENDA REVIEW:

The Committee may revise the order of items depending on public interest and/or agenda 
overload (inadequate time per item). 

COMMUNITY COMMENTS AND SUGGESTIONS:

This public comment period is an invitation to members of the community to present 
issues, thoughts, or suggestions. Comments should be limited to those matters that are 
within the jurisdiction of the Historical Resources Committee. The Brown Act restricts the 
Committee from taking formal action on matters not published on the agenda. 

WRITTEN COMMUNICATIONS:

Correspondence or supplemental information for the Historical Resources Committee 
received after Agenda preparation. In compliance with the Brown Act, the Committee will 
not take action on correspondence relating to items that are not listed on the Agenda, but 
may schedule such matters for discussion or hearing as part of future agenda 
consideration. 

APPROVAL OF MINUTES:

CONSIDERATION OF APPROVAL OF MINUTES OF THE SEPTEMBER 18 AND 
DECEMBER 11, 2015 MEETINGS 

Recommended Action: It is recommended the Historical Resources Committee 
approve the minutes of the September 18, 2015 and December 11, 2015 meetings 

HRC 07.a. 09-18-15 Draft Minutes.pdf, HRC 07.a. 12-11-15 Draft 
Minutes.pdf

REGULAR BUSINESS:

HISTORICAL RESOURCE SURVEYS

NEW BUSINESS:

CONSIDERATION OF LOT MERGER 15-004 AND CONDITIONAL USE PERMIT 15-
007; CONSTRUCTION OF A 54-ROOM BOUTIQUE HOTEL; LOCATION - 325 EAST 
BRANCH STREET; APPLICANT – NKT COMMERCIAL; REPRESENTATIVE –
STEVEN PUGLISI ARCHITECTS 

Recommended Action: It is recommended that the Historical Resources Committee 
review the proposed plans for a fifty-four (54) room boutique hotel and make a 
recommendation to the Planning Commission 

HRC 09.a. CUP 15-007 Branch Street.pdf

CONSIDERATION OF ARCHITECTURAL REVIEW 16-001; COMMERCIAL FAÇADE 

MODIFICATIONS; 303 E. BRANCH STREET; APPLICANT – WILLIAM HALES; 
REPRESENTATIVE – TEN OVER STUDIO 

Recommended Action: It is recommended that the Historical Resources Committee 
review plans for a commercial façade modification and make a recommendation to the 

Community Development Director. 

HRC 09.b. ARCH 16-001 Branch Street.pdf

DISCUSSION ITEMS

MEETING DATE FOR THE FEBRUARY 2016 MEETING

COMMITTEE COMMUNICATIONS:

Correspondence/Comments as presented by the Historical Resources Committee. 

STAFF COMMUNICATIONS:

Correspondence/Comments as presented by staff. 

ADJOURNMENT

All staff reports or other written documentation, including any supplemental material distributed to 
a majority of the Historical Resources Committee within 72 hours of a regular meeting, relating to 

each item of business on the agenda are available for public inspection during regular business 

hours in the Community Development Department, 300 E. Branch Street, Arroyo Grande. If 

requested, the agenda sall be made available in appropriate alternative formats to persons with a 

disability, as required by the Americans with Disabilities Act. To make a request for disability -
related modification or accommodation, contact the Legislative and Information Services 

Department at 805-473-5414 as soon as possible and at least 48 hours prior to the meeting date.
*************************

This agenda was prepared and posted pursuant to Government Code Section 54954.2. Agenda 
reports can be accessed and downloaded from the City’s website at www.arroyogrande.org If you 
would like to subscribe to receive email or text message notifications when agendas are posted, 
you can sign up online through our Notify Me feature.
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DRAFT 

ACTION MINUTES 
 

SPECIAL MEETING OF THE HISTORICAL RESOURCES COMMITTEE 
FRIDAY, SEPTEMBER 18, 2015 

 
1. CALL TO ORDER 
Chair Hart called the Special Historical Resources Committee to order at 10:00 a.m.  
 
2. ROLL CALL 

HRC Members: Committee Members Chuck Fellows, Shirley Gibson, Norma 
Harloe, and Chair Bill Hart were present. Vice Chair Vincent Allen 
was absent.  

 
City Staff Present: Associate Planner Matt Downing was present. 
 
3. FLAG SALUTE 
Due to lack of a flag in the meeting room, the flag salute was not performed. 
 
4. AGENDA REVIEW 
None. 
 
5. COMMUNITY COMMENTS AND SUGGESTIONS 
None. 
 
6. WRITTEN COMMUNICATIONS 
None. 
 
7. APPROVAL OF MINUTES 
Shirley Gibson made a motion, seconded by Chuck Fellows, to approve the minutes of July 
10, 2015 as amended.  The motion passed on a 4-0 voice vote. 
 
Shirley Gibson made a motion, seconded by Chuck Fellows, to approve the minutes of 
August 14, 2015 as submitted.  The motion passed on a 3-0-1 voice vote, with Norma 
Harloe abstaining. 
 
Shirley Gibson made a motion, seconded by Chuck Fellows, to approve the minutes of 
August 31, 2015 as submitted.  The motion passed on a 4-0 voice vote. 
 
9. NEW BUSINESS 
It was the consensus of the Committee to review New Business before Regular Business. 
 

9.a. CONTINUED CONSIDERATION OF VIEWSHED REVIEW 15-003 AND MINOR 
EXCEPTION 15-001; NEW SECOND STORY, SECOND RESIDENTIAL 
DWELLING ABOVE A GARAGE; LOCATION – 756 MYRTLE STREET 
(CHERRY CREEK SUBDIVISION); APPLICANT – RANDY RUSSOM 
(DOWNING) 

 
Associate Planner Downing provided the staff report for the project. 
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Shirley Gibson provided information on additions to historic structures. 
 
Randy Russom, applicant and architect, spoke in support of the project. 
 
Caren Ray, property owner, spoke in support of the project. 
 
The Committee made comments on the colors of the proposed structure, the roof type and 
pitches, the example of a carriage house in the City and the need for compatibility between 
the two structures.  The Committee provided differing options on the project overwhelming 
the existing structure and the relationship between the two structures.  It was the consensus 
of the Committee that due to the diverging opinions, a new recommendation was not 
feasible. 
 
Shirley Gibson recused herself for the next two (2) items and left the meeting at 11:05 am. 
 

9.b. CONTINUED CONSIDERATION OF ARCHITECTURAL REVIEW 15-001 AND 
LOT MERGER 15-003; FAÇADE RENOVATION AND NEW GARAGE; 
LOCATION – 515 LE POINT STREET; APPLICANT – GUY TORRELLI; 
REPRESENTATIVE – MARK VASQUEZ (DOWNING) 

 
Associate Planner Downing provided the staff report for the project. 
 
Mark Vasquez, representative, spoke in support of the project.. 
 
Guy Torrelli, applicant, spoke in support of the project. 
 
The Committee made comments on the changes that had been made to the proposal since 
the previous review and provided support of the project. 
 
Bill Hart made a motion, seconded by Chuck Fellows, to recommend approval of the project 
as presented at the meeting, to the Community Development Director for the following 
reasons: the porch detail is consistent with the period; the addition of the garage is 
consistent; the bracket detailing is consistent; and a wood type material on the porch is 
consistent. 
 
Discussion on the motion included discussion on roof shingles and interior materials of the 
porch roof. 
 
The motion passed on a 3-0 voice vote, with Shirley Gibson and Vincent Allen absent. 
 

9.c. CONSIDERATION OF LOT MERGER 15-004 AND CONDITIONAL USE PERMIT 
15-007; CONSTRUCTION OF A 51-ROOM BOUTIQUE HOTEL; LOCATION – 
325 E. BRANCH STREET; APPLICANT – NKT COMMERCIAL; 
REPRESENTATIVE – STEVEN PUGLISI ARCHITECTS (DOWNING) 

 
Associate Planner Downing provided the staff report for the project. 
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Michael Dammeyer, project architect, spoke in support of the project.. 
 
Steve Puglisi, applicant representative and architect, spoke in support of the project and 
provided clarification of materials and design. 
 
The Committee asked questions and made comments on the materials used on the 
structure, the design of the hotel, the specific details that incorporates the structure in with 
the Village, including tall and narrow windows, and cautioned on combining context periods. 
 
Chair Hart opened the meeting for public comment. 
 
Claire Clark, Arroyo Grande, commented that the Village is a special place, that the 
developer has done spectacular work in the area, the she likes the hotel concept, and would 
like consideration on what the view from the street will be. 
 
Hearing no further public comments, Chair Hart closed the public comment period. 
 
Bill Hart made a motion, seconded by Chuck Fellows, that the HRC approves of the concept 
of a boutique hotel in the Village.  The motion passed on a 2-1 voice vote, with Norma 
Harloe dissenting and with Shirley Gibson and Vincent Allen absent. 
 
Bill Hart made a motion, seconded by Chuck Fellows, that the design of the hotel supports 
the Village historically with the following inclusions: 

1. The design of the structure should remain simplistic; 
2. The wood shutters should be included in the final design; 
3. The hotel should include long, narrow windows; 
4. That transom windows should be incorporated over the front door; 
5. That the design should maintain one context time period; and 
6. That there is concern regarding the materials types, including split-face block, for the 

chosen context period. 

The motion passed on a 2-1 voice vote, with Norma Harloe dissenting and with Shirley 
Gibson and Vincent Allen absent. 
 
8. REGULAR BUSINESS 
 
8.a. HISTORICAL RESOURCE SURVEYS 
There were no updates on the historic resource surveys.  Chair Hart provided staff with 
background regarding the work efforts. 
 
10. DISCUSSION ITEMS 
None. 
 
11. COMMITTEE COMMUNICATIONS 
The Committee confirmed the next meeting date of October 9, 2015. 
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12. STAFF COMMUNICATIONS 
Staff provided an update on the transition of staff liaisons and discussed meeting 
procedures for the Committee 
 
11. ADJOURNMENT 
The meeting was adjourned at 12:16 pm to a regular meeting on October 9, 2015. 
 
 
Prepared by: Matt Downing, Associate Planner 
(Approved at HRC Mtg. ________) 
 



Draft 

ACTION MINUTES 
 

REGULAR MEETING OF THE HISTORICAL RESOURCES COMMITTEE 
FRIDAY, DECEMBER 11, 2015 

 
1. CALL TO ORDER 
Vice Chair Allen called the Historical Resources Committee to order at 10:03 a.m.  
 
2. ROLL CALL 

HRC Members: Committee Members Chuck Fellows, Norma Harloe, and Vice Chair 
Vincent Allen were present. Shirley Gibson and Chair Bill Hart were 
absent.  

 
City Staff Present: Associate Planner Matt Downing was present. 
 
3. FLAG SALUTE 
Committee Member Fellows led the flag salute. 
 
4. AGENDA REVIEW 
None. 
 
5. COMMUNITY COMMENTS AND SUGGESTIONS 
None. 
 
6. WRITTEN COMMUNICATIONS 
None. 
 
7. APPROVAL OF MINUTES 
Due to lack of a quorum of members present from the September 18, 2015 meeting, 
consideration of minutes from that meeting were continued to the January meeting. 
 
8. REGULAR BUSINESS 
 
8.a. HISTORICAL RESOURCE SURVEYS 
There were no updates on the historic resource surveys.  
 
9. NEW BUSINESS 

 
9.a. CONSIDERATION OF HISTORCAL RESOURCES COMMITTEE APPOINTMENT 

TO THE COMMUNITY SERVICE GRANT PANEL 
 
Associate Planner Downing provided the staff report for the project. 
 
The Committee asked questions regarding the Grant Panel. 
 
Chuck Fellows made a motion, seconded by Vincent Allen, to appoint Bill Hart to serve on 
the Community Service Grant Panel, with Shirley Gibson as the alternate, subject to their 
acceptance of those positions. 
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The motion passed on a 3-0 voice vote, with Shirley Gibson and Bill Hart absent. 
 
10. DISCUSSION ITEMS 
None. 
 
11. COMMITTEE COMMUNICATIONS 
Chuck Fellows provided an update on the proposed Branch Street Hotel project 
 
12. STAFF COMMUNICATIONS 
Staff provided an update on the transition of staff liaisons and discussed meeting 
procedures for the Committee. 
 
13. ADJOURNMENT 
The meeting was adjourned at 10:22 am to a regular meeting on January 8, 2015. 
 
 
Prepared by: Matt Downing, Associate Planner 
(Approved at HRC Mtg. ________) 
 



 
 
 
 

MEMORANDUM 
 

 
TO:  HISTORICAL RESOURCES COMMITTEE 
 
FROM: MATTHEW DOWNING, ASSOCIATE PLANNER 
 
SUBJECT: CONSIDERATION OF LOT MERGER 15-004 AND CONDITIONAL 

USE PERMIT 15-007; CONSTRUCTION OF A 54-ROOM BOUTIQUE 
HOTEL; LOCATION - 325 EAST BRANCH STREET; APPLICANT – 
NKT COMMERCIAL; REPRESENTATIVE – STEVEN PUGLISI 
ARCHITECTS 

 
DATE: JANUARY 15, 2016 
 
RECOMMENDATION: 
It is recommended that the Historical Resources Committee (HRC) review the 
proposed plans for a fifty-four (54) room boutique hotel and make a recommendation 
to the Planning Commission. 
 
BACKGROUND: 
Location 

 
 

Subject Property 
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The property located at 325 East Branch Street is vacant, bordered by the Mason Bar 
building to the southwest and Tally Ho Creek to the northeast, with frontage that 
extends from East Branch Street to Le Point Street. The property is currently entitled 
with a conditional use permit for a new market up to 10,000 square-feet. 
 
Staff Advisory Committee 
The Staff Advisory Committee (SAC) reviewed the proposed project on September 9, 
2015.  At that time, the SAC discussed various aspects of the project, including 
existing utility infrastructure on-site, water demand and conservation, opportunities 
for additional Blue Watch facilities, and emergency access.  The SAC was in support 
of the project and developed conditions of approval for the development. 
 
Historical Resources Committee 
The HRC reviewed the proposed project on September 18, 2015 (Attachment 1).  
Members of the HRC discussed the historic value of having a hotel in the Village and 
supporting heritage tourism, the design of the structure, and compliance with the 
Design Guidelines and Standards for the D-2.4 Historic Character Overlay District 
(the “Guidelines”).  The HRC was in support of the boutique hotel in the Village.  The 
HRC also made recommendations regarding the structure’s design, including wood 
shutters, long, narrow windows, and transom windows above the front entrance 
doors to ensure the structure remains in conformance with the Guidelines.  
 
Architectural Review Committee 
The Architectural Review Committee (ARC) reviewed the proposed project on 
September 21, 2015 (Attachment 2).  Members of the ARC discussed the project’s fit, 
both on-site and in the Village, options for the block base, the project’s compliance 
with the Guidelines, and architectural details.  The ARC was in support of the project 
and final review of several items prior to issuance of a building permit, including roof 
venting, structure base material and architectural features in the middle of the 
building.  A condition of approval requiring this review has been included in the 
prepared Resolution. 
 
Planning Commission 
The Planning Commission considered the project on December 1, 2015. At that time, 
the Planning Commission discussed various aspects of the project. The 
Commission’s primary concern was that the building did not fit architecturally in the 
Village, based upon lack of building details that shows compliance with the Design 
Guidelines for the Historic Character Overlay District. The Planning Commission 
continued consideration of the item to a date uncertain to allow the applicant an 
opportunity to address the Commission’s concerns.  As part of the Planning 
Commission’s motion, it was directed that the project be reviewed by the HRC and 
ARC a second time for recommendations on the modifications. 
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ANALYSIS OF ISSUES: 
Project Description 
The proposed project encompasses approximately 1.86 acres, generally bordered by 
the Mason Bar building and Tally Ho Creek, with frontage that extends from East 
Branch Street to Le Point Street.  The property consists of several underlying lots that 
are proposed to be merged.  The property will be developed with an approximately 
29,380 square-foot, fifty-four (54) room boutique hotel in two-stories with associated 
site and public improvements, including parking lot, outdoor pool and spa area, 
landscaping, and creek path connecting East Branch Street to Le Point Street.  
 
The proposed hotel has grown in size and number of rooms following the Planning 
Commission’s consideration of the project.  This is a result of the desire for the 
building to be better represented near East Branch Street, with a portion of the hotel 
being extended toward the street.  In total, three (3) rooms and an additional 1,600 
square feet of building area has been added to the project. Additionally, a trellis will 
be extended from the start of the pedestrian path to where the path meets the 
building.  The applicant has stated this is the provide interaction with the street due to 
the building sitting back on-site.  A larger entrance extension has been added to the 
western portion of the East Branch Street façade with the intent to clearly define the 
pedestrian entrance.  Additionally, a vehicular porte-cochere as been added to the 
westernmost side of the building, to allow visitors a location to drop off luggage and 
check into the hotel before parking their car.  This porte-cochere is adjacent to five 
(5) new parking stalls proposed for construction, bringing the total number of parking 
spaces provided to sixty-nine (69).   
 
Architecture 
The hotel’s architecture has been updated to include additional design details.  The 
architecture is now characterized as Cottage Style, with white composite lap siding 
on the second story, smooth steel troweled stucco on the first story, dark composite 
shingles resembling wood shake with visible roof vents aimed at breaking up the 
large expanse, wood shutters and railings, heavy timber construction, and wrought 
iron accents. The base of the building facing East Branch Street will be constructed 
out of stone similar to stone used in the Paulding Wall. The base of the building 
facing the creek will be constructed out of stained, board formed concrete. The 
building extension added since the HRC’s previous review will have an open lattice 
base to allow water to pass underneath in a flood event. The materials proposed are 
consistent with the Guidelines (Attachment 3).  The height and massing of the 
building is lessened due to the building being set back from the street approximately 
seventy-five feet (75’) as a result of the floodplain covering that portion of the project 
site and the creek vegetation area. 
 
Creek Path 
The project includes a pedestrian path adjacent to Tally Ho Creek, connecting East 
Branch Street to Le Point Street.  The first phase of the path adjacent to East Branch 
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Street was previously installed with the street front improvements for the market 
project.  As previously discussed, a new trellis structure will be installed from East 
Branch Street to a point where the path meets the building.  At this point, the trellis 
will stop and the open-air pathway will continue to Le Point Street. 
 
Parking and Circulation 
Parking for hotels and motels is required at one (1) space per room and two (2) 
additional spaces for the manager unit.  The proposed parking lot contains a total of 
sixty-nine (69) off-street parking spaces including the nine (9) off-street parking 
spaces previously constructed as part of frontage improvements for the entitled 
market.  The proposed parking will exceed the minimum requirements of fifty-six (56) 
spaces and leaves thirteen (13) spaces available for other house staff during the day.  
The parking lot has been designed to accommodate internal circulation between the 
proposed project and the separate yet adjacent property. 
 
Attachments: 

1. DRAFT minutes of the September 18, 2015 Historical Resources Committee 
meeting 

2. Minutes of the September 21, 2015 Architectural Review Committee meeting 
3. Excerpts from the Design Guidelines and Standards for the D-2.4 Historic 

Character Overlay District 
4. Project Plans 
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Shirley Gibson provided information on additions to historic structures. 

Randy Russom, applicant and architect, spoke in support of the project. 

Caren Ray, property owner, spoke in support of the project. 

The Committee made comments on the colors of the proposed structure, the roof type and 
pitches, the example of a carriage house in the City and the need for compatibility between 
the two structures.  The Committee provided differing options on the project overwhelming 
the existing structure and the relationship between the two structures.  It was the consensus 
of the Committee that due to the diverging opinions, a new recommendation was not 
feasible. 

Shirley Gibson recused herself for the next two (2) items and left the meeting at 11:05 am. 

9.b. CONTINUED CONSIDERATION OF ARCHITECTURAL REVIEW 15-001 AND 
LOT MERGER 15-003; FAÇADE RENOVATION AND NEW GARAGE; 
LOCATION – 515 LE POINT STREET; APPLICANT – GUY TORRELLI; 
REPRESENTATIVE – MARK VASQUEZ (DOWNING) 

Associate Planner Downing provided the staff report for the project. 

Mark Vasquez, representative, spoke in support of the project.. 

Guy Torrelli, applicant, spoke in support of the project. 

The Committee made comments on the changes that had been made to the proposal since 
the previous review and provided support of the project. 

Bill Hart made a motion, seconded by Chuck Fellows, to recommend approval of the project 
as presented at the meeting, to the Community Development Director for the following 
reasons: the porch detail is consistent with the period; the addition of the garage is 
consistent; the bracket detailing is consistent; and a wood type material on the porch is 
consistent. 

Discussion on the motion included discussion on roof shingles and interior materials of the 
porch roof. 

The motion passed on a 3-0 voice vote, with Shirley Gibson and Vincent Allen absent. 

9.c. CONSIDERATION OF LOT MERGER 15-004 AND CONDITIONAL USE PERMIT 
15-007; CONSTRUCTION OF A 51-ROOM BOUTIQUE HOTEL; LOCATION – 
325 E. BRANCH STREET; APPLICANT – NKT COMMERCIAL; 
REPRESENTATIVE – STEVEN PUGLISI ARCHITECTS (DOWNING) 

Associate Planner Downing provided the staff report for the project. 

ATTACHMENT 1



DRAFT 

Michael Dammeyer, project architect, spoke in support of the project.. 
 
Steve Puglisi, applicant representative and architect, spoke in support of the project and 
provided clarification of materials and design. 
 
The Committee asked questions and made comments on the materials used on the 
structure, the design of the hotel, the specific details that incorporates the structure in with 
the Village, including tall and narrow windows, and cautioned on combining context periods. 
 
Chair Hart opened the meeting for public comment. 
 
Claire Clark, Arroyo Grande, commented that the Village is a special place, that the 
developer has done spectacular work in the area, the she likes the hotel concept, and would 
like consideration on what the view from the street will be. 
 
Hearing no further public comments, Chair Hart closed the public comment period. 
 
Bill Hart made a motion, seconded by Chuck Fellows, that the HRC approves of the concept 
of a boutique hotel in the Village.  The motion passed on a 2-1 voice vote, with Norma 
Harloe dissenting and with Shirley Gibson and Vincent Allen absent. 
 
Bill Hart made a motion, seconded by Chuck Fellows, that the design of the hotel supports 
the Village historically with the following inclusions: 

1. The design of the structure should remain simplistic; 
2. The wood shutters should be included in the final design; 
3. The hotel should include long, narrow windows; 
4. That transom windows should be incorporated over the front door; 
5. That the design should maintain one context time period; and 
6. That there is concern regarding the materials types, including split-face block, for the 

chosen context period. 

The motion passed on a 2-1 voice vote, with Norma Harloe dissenting and with Shirley 
Gibson and Vincent Allen absent. 
 
8. REGULAR BUSINESS 
 
8.a. HISTORICAL RESOURCE SURVEYS 
There were no updates on the historic resource surveys.  Chair Hart provided staff with 
background regarding the work efforts. 
 
10. DISCUSSION ITEMS 
None. 
 
11. COMMITTEE COMMUNICATIONS 
The Committee confirmed the next meeting date of October 9, 2015. 
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MEETING OF THE ARCHITECTURAL REVIEW COMMITTEE 
MONDAY, SEPTEMBER 21, 2015 

CITY HALL SECOND FLOOR CONFERENCE ROOM, 300 EAST BRANCH STREET 
ARROYO GRANDE, CA 

1. CALL TO ORDER
Chair Hoag called the Regular Architectural Review Committee meeting to order at 3:30 p.m. 

2. ROLL CALL
ARC Members: Committee Members Bruce Berlin, Michael Peachy, and Chair Warren 

Hoag were present. Committee Members Mary Hertel and John Rubatzky 
were  absent.  

City Staff Present: Community Development Director Teresa McClish, Associate Planner 
Matthew Downing and Planning Secretary Debbie Weichinger were 
present. 

3. FLAG SALUTE
Bruce Berlin led the Flag Salute. 

4. COMMUNITY COMMENTS AND SUGGESTIONS
None 

5. APPROVAL OF MINUTES
Bruce Berlin made a motion, seconded by Michael Peachey, to approve the minutes of August 
31, 2015 as submitted.  The motion passed on a 3-0 voice vote. 

6. PROJECTS

6.a. CONSIDERATION OF LOT MERGER 15-004 AND CONDITIONAL USE PERMIT 15-
007; CONSTRUCTION OF A 51-ROOM BOUTIQUE HOTEL; LOCATION - 325 EAST 
BRANCH STREET; APPLICANT -  NKT COMMERCIAL; REPRESENTATIVE – STEVE 
PUGLISI ARCHITECTS (DOWNING) 

Staff Contact: Matt Downing 

Associate Planner Downing presented the staff report and responded to questions from the 
Committee.  

Michael Dammeyer, representative, Steven Puglisi Architects, Inc., presented the project and 
responded to questions and concerns from the Committee.    

Nick Tompkins, applicant, NKT Commercial, responded to questions and concerns from the 
Committee. 
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Chair Hoag opened the meeting for public comment. 
 
Heather Jensen, May Street, expressed her concern for traffic ingress/egress, indicated the 
proposed hotel seems overwhelming, and seems big for the area. 
 
Hearing no further public comments, Chair Hoag closed the public comment period.   
 
The Committee spoke in support for the project and provided the following comments:  the 
proposed project fits well, split face block is not appropriate facing East Branch Street and 
recommend use of stone to tie in with local stone.  The split face block on the side facing the 
creek could be simplified with stucco or straight block because of vegetation.  like the pathway,  
add dormer vents,  the applicant has done a good job working with the Design Guidelines, 
questioned why the two zoning districts are being combined, would like to save the oak tree, is 
in support of the landscape plan and the plant material selection; agree with HRC condition for 
the Monterey Colonial style and the shutters, and the detail between the  new towers needs to 
be consistent. 
 
Michael Dammeyer, representative, Steven Puglisi Architects, Inc., and Nick Tompkins, 
applicant, NKT Commercial, responded to Committee Members comments.   
 
Bruce Berlin made a motion, seconded by Michael Peachey, to recommend approval of the 
project to the Planning Commission with the following modifications:  

1. Incorporate additional details to the transitional towers between the two buildings for 
ARC review. 

2. An example of the experimental block wall shall be reviewed by the ARC or an 
alternative proposed. 

3. The applicant shall provide additional details on roof venting for ARC review. 
4. Support a simplistic design, longer windows, transom windows, and shutters. 

 
The motion carried on a 3-0 voice vote, with Mary Hertel and John Rubatzky absent.  
 
Bruce Berlin made a motion, seconded by Michael Peachey to continue the meeting past 5:00 
pm as per By-laws. The motion carried on a 3-0 voice vote, with Mary Hertel and John Rubatzky 
absent.  
 
6.b. CONSIDERATION OF LOT MERGER 15-002 AND CONDITIONAL USE PERMIT 15-006; 

CONSTRUCTION OF AN APPROXIMATELY 45,000 SQUARE-FOOT MEDICAL OFFICE 
BUILDING; LOCATION – 800 FAIR OAKS AVENUE AND WOODLAND DRIVE;  
APPLICANT – TRIPLE P, LLC; REPRESENTATIVE – STUDIO DESIGN GROUP 
(DOWNING) 

Staff Contact: Matthew Downing  
 
Associate Planner Downing presented the staff report and responded to questions from the 
Committee on the proposed project. 
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CONSTRUCTION MATERIALS  
This section provides examples of the most 
commonly found building materials used in 
the Village area of Arroyo Grande.  There 
are also examples of construction materials 
under the Village Core and the Residential 
sections specific to those areas.  

All new projects shall use materials that fit 
within the character of the Village (see 
following examples). Using similar 
materials or replicating these materials on 
all projects and restorations will extend the 
existing character extended throughout the 
Village. 

All restorations shall use materials that 
match or complement the original structure 
facilitating compatibility and preservation of 
its character. 

WEATHERBOARD OR CLAPBOARD
WOOD SIDING 

Most of the original housing and a few of 
the commercial buildings used horizontal 
wood siding or vertical board and batten for 
the exterior walls and trim of the buildings. 
Wood siding gives the buildings a sense of 
historic character, adding detail and texture. 

CEMENT PLASTER 

Cement plaster (including stucco) is not as 
common as wood or brick, however some of 
the commercial and residential buildings 
within the Village have plaster exteriors. 
Cement plaster buildings require detailing 
that gives them a historic “Village” feel. 
Buildings with plain plaster walls and no 
ornamentation are not appropriate for The 
Village.   

YELLOW INDIGENOUS SANDSTONE 

This type of stone is used on the old 
I.O.O.F. Hall on Bridge Street and the Old 
Brisco Hotel on East Branch Street.  It is a 
golden stone that is shaped in large irregular 
chunks.  The color of this natural stone adds 
a warm variety and individuality to the area. 
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BRICK AND STONE BLOCK 
 
Brick and stone blocks are most common on 
commercial buildings in the Village.  Brick 
is an old construction material that was used 
in the late 1800s and early 1900s when the 
bulk of the historic commercial buildings in 
Arroyo Grande Village were built.  The use 
of exposed plain concrete block is not 
permitted in the Historic Village Core 
District. 
 

 
 
 
WINDOW SASHES AND DOOR FRAMES 
 
Doors should be made of wood or a material 
that resembles an older style wooden door. 
For commercial areas, large industrial style 
glass doors and windows with metal frames 
are not appropriate.  Doors with wood trim 
and windows with wood framing should be 
used.  Aluminum and other frames that have 
a modern metal look are not appropriate for 
the Village.   
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Site Design 
 
1. All new projects or renovations shall 

adhere to the site development standards 
of the Development Code. 

 
2. The existing front setbacks of zero to 

fifteen feet (0’ to 15’) shall be required 
with main entries facing the street.  A 
majority of the building frontage shall 
face the street and incorporate design 
features oriented to the pedestrian. 

 
3. Streetscape improvements shall 

complement the existing design 
sidewalk paving, lighting schemes and 
street furniture within the district. 

 
4. All enclosures for service areas, trash or 

recycling containers shall be designed as 
part of the overall project or building.  
Materials, textures and colors should be 
consistent with those of the proposed 
project and compatible with adjacent 
buildings. 

 
5. Landscaping shall retain existing trees 

and plants as much as possible.  Street 
trees and sidewalk planters shall be 
incorporated where feasible and 
pedestrian circulation will not be 
obstructed.  (Streetscape elements 
within the public right-of-way, require 
an Encroachment Permit from the Public 
Works Department.)  Landscaping in 
parking areas shall conform to the 
requirements of Title 16 of the 
Municipal Code (Development Code). 

 
Building Design 
 
1. The height of new buildings shall not 

exceed development standards allowed 
in Title 16 of the Municipal Code.  Scale 
and massing of any building within this 
area shall be consistent with that of the 
neighboring buildings, as described 
above in “Similarity in Height, Scale 
and Massing”. 

 

2. The existing pattern of building façades 
shall be incorporated into new 
development projects.  Dominant façade 
designs incorporate either brick front 
elements or parapet features.  Roof 
patterns generally associated with 
residential buildings such as gable, hip 
or gambrel are generally not appropriate 
for commercial building frontages in the 
Village Core Downtown District.  

 
3. For retail commercial buildings, display 

windows should complement the design 
of surrounding historic buildings and 
shall be oriented to pedestrian traffic. 

 
4. Transoms are common over display 

windows, and were used for light and 
ventilation.  When possible, transoms 
should be incorporated into new 
building design, and existing transoms 
should be used in building renovations. 

 
5. New construction should include 

elements such as cladding, roof structure 
and ornamentation common to the 
district.  All new projects shall use 
materials – including roof materials – 
that fit within the character of the 
Village Core Downtown district.  By 
using similar materials or replicating 
these materials on all projects and 
restorations, the existing character will 
be reinforced and extended. 

 
6. Decorative fixtures, including awnings, 

signs, and lighting, shall be integrated 
with other design elements of the 
structures. 

 
Construction Materials  
 
1. Brick and stone masonry are the most 

common façade materials used on 
historic character structures in the 
Village Core Downtown district, and are 
acceptable façade materials.  Some 
brickwork has been painted, and this is 
consistent with design style of the 1870-
1939 period.   
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Other acceptable façade materials 
include yellow sandstone (such as that 
on the I.O.O.F. building), and wood 
cladding.  Wood cladding shall be of 
painted clapboard, painted 
weatherboard, or board and batten 
styles.   
 
Materials of similar design, color and 
texture may be considered.  Smooth 
plywood panels are not appropriate 
unless detailed for the historic period. 

 
2. Window sashes shall be of wood or 

painted steel, and consistent with the 
historic period.  Materials that 
approximate the appearance of original 
materials may be substituted subject to 
the approval of the Architectural Review 
Committee, but unfinished aluminum is 
not allowed. 

 
3. Door materials were traditionally wood 

panel and glass, either single or double.  
New or replacement doors shall be 
wood or an approved substitute material 
that approximates the appearance of 
original materials.  Aluminum entry 
doors with large glass panels are 
inappropriate for the Village Core 
Downtown District. 

 
4. Original decorative details should be 

retained during renovation.  If the 
original materials have deteriorated and 
must be removed, they shall be replaced 
with materials that match as closely as 
possible the original in design, color, 
and texture. 

 
5. Reflective glass is not appropriate in the 

Village Core Downtown District.  
Stained glass may be used as an accent 
material if it is consistent with the 
historic period of the building. 

 
Building colors 
 
1. The number of colors used on a building 

should be kept to a minimum. 
 

2.  While bright colors may be used for 
limited accent, their use is subject to 
review by the Architectural Review 
Committee (ARC). 

 
3. Color samples shall be submitted as part 

of Plot Plan Review or Conditional Use 
Permit process.   

 
4. The use of fluorescent, “neon” or “day-

glo” colors on building facades is not 
appropriate, historic base colors should 
be used instead. 

 
5. Accent colors used for ornamentation, 

awnings, dentils, friezes or other details 
shall harmonize with the predominant 
building color. 

 
6. Color palettes shall complement the 

majority of the neighboring buildings 
and be consistent with the historic 
period. 
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Village Mixed Use (VMU) 
 
This section of the Guidelines and Standards 
applies to areas between the Village Core 
Downtown and the Village Residential 
districts surrounding the Village, as shown 
on the Design Overlay map including the 
Public Facilities district.  The Village Mixed 
Use district  is intended to provide space for 
intensified mixed use projects compatible 
with adjoining commercial or residential 
districts.    The Guidelines and Standards for 
this area are intended to enhance these 
transitional areas.   
 
An objective of the Village Mixed Use 
district is to maintain and develop mixed 
uses in a manner that allows a transition 
from the intense commercial character of the 
Village Core Downtown to the surrounding 
traditional Village Residential 
neighborhoods.  Adaptive re-use of existing 
houses is encouraged to accommodate new 
uses while maintaining the historical 
residential heritage.  The Village Mixed Use 
district should enhance pedestrian 
accessibility and activity and minimize the 
visual impact of automobiles. 
 
EXISTING CHARACTER 
 

 

 
 
The Village Mixed Use districts contain a 
combination of commercial, office and 
residential uses rather than exclusively 
residential or commercial character evident 
in adjoining areas.    Generally, the character 
of existing development reflects the period 
of the late 19th Century, however, it derives 
its diversity from the combination of 
residential and commercial uses over time. 
 
Diversity in Scale 
 
Many of the buildings surrounding the 
Village Core Downtown are small 
residential structures that are being used as 
homes, offices, or small retail stores.   The 
lot sizes and building types are more 
consistent with Village Residential areas.  
Most of the buildings are one story, 
however, some two story homes and offices 
exist proximate to the Village Core 
Downtown.  Generally, the scale of the 
Village Mixed Use neighborhood is smaller 
with moderate sized separated buildings. 
 
Similarity of Material 
 
Building materials used in the Village 
Mixed Use district generally reflect those 
used in Village Residential neighborhoods 
rather than Village Core Downtown 
commercial buildings.  The most common 
cladding material is either weatherboard or 
clapboard wood siding.  Other popular 
materials include stucco or plaster, and 
shingles of various designs are often seen as 
accent materials or ornamentation, 
especially on gable ends.  The most common 
roofing material is composition shingle, and 
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PROJECT DESCRIPTION
A PROPOSAL FOR A 29,377 SQUARE FOOT 54 ROOM HOTEL PROJECT with 69 
PARKING SPACES, 1 MOTORCYCLE SPACE AND A PROPOSED PEDESTRIAN 
PATHWAY FROM BRANCH STREET TO LE POINT STREET.

DIRECTORY

P1.0 TITLE SHEET-PROJECT DATA - OVERALL SITE PLAN

C1 PRELIMINARY GRADING AND DRAINAGE PLAN
C2 PRELIMINARY SITE GRADING SECTIONS

L1 CONCEPTUAL LANDSCAPE PLAN
L2 CONCEPTUAL LANDSCAPE PLAN

P2.0 OVERALL SITE PLAN, ARCHITECTURAL SITE PLAN and PRELIMINARY GRADING PLAN
P3.0 FIRST FLOOR PLAN
P3.1 SECOND FLOOR PLAN
P4.0 EXTERIOR ELEVATIONS
P5.0 BUILDING SECTIONS AND DETAIL ELEVATIONS

E100 SITE ELECTRICAL PLAN

1 of 1 LOT MERGER AND EASEMENT EXHIBIT MAP

12 TOTAL SHEETS

SHEET INDEX

PROJECT DATA & STATISTICS

GENERAL SITE INFORMATION
PROJECT ADDRESS: 325 E BRANCH STREET

ARROYO GRANDE, CA

ASSESSOR'S PARCEL NUMBER: 007-202-014
007-202-028
007-202-031

LOT SIZE: 81,022 square feet (1.86 acres)

LAND USE DESIGNATION: Village Core

CURRENT SITE(S) USAGE: Vacant Commercial

ZONING DESIGNATION: Village Core Downtown (VCD)
Village Mixed Use (VMU)

ZONING HAZARDS: FH - Flood Hazard

BUILDING AREA
HOTEL 29,377 square feet
TOTAL 29,377 square feet

LOT COVEREAGE
HOTEL FOOTPRINT 14552 square feet
PARKING & DRIVE AISLES 21800 square feet
FLATWORK 5110 square feet
LANDSCAPING AT PARKING 21138 square feet
UNDISTURNED LAND 18422 square feet
TOTAL 81022 square feet

FLOOR AREA RATIO = 29,377 / 81,022 = 0.36 FAR

PARKING REQUIREMENTS
1 space per hotel room (2 additional spaces for management office)

Parking Spaces Required = 54
Total Proposed Parking Spaces = 69
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SOILS ENGINEER: GSI
524 E Chapel St
SANTA MARIA, CA 93454

BIOLOGIST: Sage II
1065 Higuera Street, Suite 301
SAN LUIS OBISPO, CA 93401
805.434.2904

CULTURAL RESOURCE: CRMS
829 Paso Robles Street
PASO ROBLES, CA 93446

LAND SURVEYOR: TRIAD HOLMES ASSOCIATES
555 Chorro St. Suite A1
SAN LUIS OBISPO, CA 93401

TRAFFIC ENGINEER: HATCH, MOTT, MACDONALD
1300-B First St.
GILROY, CA 95020

OWNER: NKT COMMERCIAL
684 Higuera, Suite B
SAN LUIS OBISPO, CA 93401

ARCHITECT: STEVEN PUGLISI ARCHITECTURE
569 Higuera St. Suite A
SAN LUIS OBISPO, CA 93401
(o) 595-1962  (f) 595-1980

CIVIL ENGINEER: ASHLEY VANCE ENGINEERING
1413 Monterey St.
SAN LUIS OBISPO, CA 93401

LANDSCAPE ARCHITECT: FIRMA
187 Tank Farm Rd. Suite 230
SAN LUIS OBISPO, CA 93401

ELECTRICAL ENGINEER: ABOVE GRADE
1304 Broad St.
SAN LUIS OBISPO, CA 93401

Elevation from E. Branch St.

NOT FOR

CONSTRUCTIO
N

OVERALL SITE PLAN
Scale: 1:20

SSCO

HB

HB

2" PALM

12" PALM

STEPS

PATH

N
 28°49'07" W

  149.60'

30
'

SSCOSSCO

HB

HB

2" PALM

12" PALM

STEPS

PATH

N
 28°49'07" W

  149.60'

30
'

SSCO

(E) Parking to Remain

(N
) 3

 S
ta

lls

6' High Wall

(N) Trellised Pathway

(N) Hotel
27, 728 sf
120.8 FF

(N) 11 Stalls

Total Parking Stalls = 69 + 1 motorcycle 18
'-0

"

14'-0"

18'-0"

21'-5"

20'-0"

15
'-0

"

Re
ar

 S
et

ba
ck

(E) 9 Stalls

18
'-0

"
29

'-0
"

18
'-0

"

24'-9"

25
'-0

"

(N) 5 Stalls

(E
) W

al
k

(N
) 2

 S
ta

lls

(N) 15 Stalls

(N) 12 Stalls

(N
) 5

 St
all

s

(N
) 5

 St
all

s

(N) 2 Stalls

(N
) 1

 m
ot

or

24
'-0

"
Possible Location for
Electric Vehicle Stub-out

Up

Up

U
p

U
p

Up

U
p

N 61°11'40" E  320.03'
SSCO

NO
PARKING

 

HB

HB

SSCO

S

EXISTING BUILDING

EXISTING RESIDENCE

WM

TEL

SIGNAL VAULT
SIGNAL POLE

GM

PATH

APPROXIMATE TOP OF 
BANK

M
A

SO
N

STREET

N 61°11'40" E  320.03'

N
 28°55'33" W

  236.60'

N
 28°59'48" W

  155.74'

N 61°00'11" E  124.72'

115.39'

HARDEN  ST.

WMWM

WM

WM

WM

N
 31°57'31" W

  180.59'

WM
WM PPPP

PP

FH

JP

PP

EAST BRANCH STREET 

TA
LL

Y
H

O
CR

EE
K

SSCO

WMWM

TA
LL

Y
H

O

CR
EE

K

EXISTING BUILDING

EXISTING BUILDING

Not in Project Scope

Not in Project Scope

Not in Project Scope

Not in Project Scope

EXISTING BUILDING

EXISTING BUILDING

EXISTING BUILDING

EXISTING RESIDENCE

LE POINT STREET

HARDEN  ST.
EXISTING BUILDING

HB

SSCO

STEPS

PROPOSED HOTEL

ATTACHMENT 4



As
hl
ey

w
w

w
.a

sh
le

yv
an

ce
.c

om

Va
nc
e

& 14
13

 M
on

te
re

y 
St

re
et

Sa
n 

Lu
is

 O
bi

sp
o,

 C
A

 9
34

01

 (8
05

) 5
45

-0
01

0 
   

 (3
23

) 7
44

-0
01

0

C
 I 

V 
I L

S 
T 

R
 U

 C
 T

 U
 R

 A
 L

C
.

As
hl
ey

w
w

w
.a

sh
le

yv
an

ce
.c

om

Va
nc
e

& 14
13

 M
on

te
re

y 
St

re
et

Sa
n 

Lu
is

 O
bi

sp
o,

 C
A

 9
34

01

 (8
05

) 5
45

-0
01

0 
   

 (3
23

) 7
44

-0
01

0

C
 I 

V 
I L

S 
T 

R
 U

 C
 T

 U
 R

 A
 L

C
.





125.00

12
5.

00

120.00

13
0.

00

120.00

119.00

118.00

121.00

122.00

124.0 TC HND LVL

123.0 TC HND LVL

122.0 TC HND LVL

Preliminary Plant Materials List 
 
Undisturbed Riparian Vegetation 
 
Riparian Edge 
Remove exotics   
Platanus racemosa   
Populus fremontii    
Sambucus mexicana    
Leymus condensatus      
Rhamnus californica  
Rosa californica    
Rubus ursinus   
 

Xeriscape Buffer / Native Slope Planting 
(irrigation plant factor 0.2-0.3 very low to low) 
 
Quercus agrifolia    
Platanus racemosa 
Aesculus californicus   
Archtostaphylos 'Hookeri'  
Archtostaphylos 'Howard McMinn'  
Baccharis pilularis 'Twin Peaks' 
Ceanothus 'Concha'   
Ceanothus 'Yankee Point'  
Heteromeles arbutifolia  
Myrica californica    
Rhamnus californica  
 

"Native Meadow" / Bioswale 
(irrigation plant factor 0.35 low) 
 
Achillea millifolium  
Calamagrostis foliosa  
Carex tumulicola  
Deschampsia caespitosa  
Eschscholzia California  
Festuca californica  
Muhlenbergia rigens  
 

Drought Tolerant Ornamental Landscape 
(irrigation plant factor 0.3-0.4 low to med) 
 
Canopy Broad-leaf Evergreen Trees 
Quercus agrifolia  
Ulmus parvifolia  
 
 
 
 
Small Broad-leaf Evergreen Trees 
Arbutus 'Marina'  
Tristania laurina  
 
 
 
 
Flowering  Tree 
Jacaranda acutifoloa 
Metrisideros excelsa  
 
 
 
 
Tall, Narrow Broad-leaf Evergreen Trees 
Podocarpus gracilior 
Eucalyptus citriodora  
 
Shrubs and Groundcovers 
Callistemon 'Little John' 
Cistus 'Sunset' 
Cotoneaster lacteus  
Dietes vegeta  
Hemerocallis sp.  
Photinia fraseri  
Pittosporum tobira 'Variegata'  
Raphiolepis indica  
Rosmarinus officinalis  
Salvia leucantha  
Trachelospermum jasminoides  

 
Vines 
Distictis bucinatoria  
Wisteria sinensi 

Multi-purpose path

Pool

Conceptual  Landscape Plan 
Branch Street Hotel The Village of Arroyo Grande  

          January 6, 2016

North 
 

File Name:  Firma_21531_BranchPrelim         Last  Date Modified:  1.6.16

firma
l a n d s c a p e   a r c h i t e c t s
p l a n n i n g  •  e n v i r o n m e n t a l  s t u d i e s
187 Tank Farm Road,  Suite 230,  San Luis Obispo,  CA    93401  
phone: 805.781.9800                                     fax: 805.781.9803
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Water Conservation Notes  
 
Planting and irrigation shall be designed to conserve water.  the following factors have been  
incorporated to aid in the success of the project landscape:   
 
1. Irrigation system to be a fully automatic underground system utilizing either  
low-precipitation spray heads, bubblers, or drip emitters, or a combination thereof.   
Irrigation hydrozones shall be separated with control valves and controller stations  
into appropriate and compatible zones. 
 
2. Plant materials proposed are selected for their compatibility to climatic and  
site conditions, resistance to wind, and drought tolerance. 
 
3. All planters shall be mulched with a 2” minimum layer of organic mulch  
throughout. 
 
4. Plant materials proposed shall be grouped into distinct hydrozones utilizing  
plants with similar water needs. 
 
5. Water needs of plant material proposed have been evaluated utilizing the  
WUCOLS Project (Water Use Classification of Landscape Species) prepared by the  
University of California Cooperative extension, February 1992.  All plant materials  
proposed are selected for low to moderate water needs in this climate. 

Low Impact Development (LID)  
for Stormwater Management. 
 
LID Goals: 
1. Conserve natural areas, soil and vegetation. 
2. Preserve natural drainage patterns. 
3. Minimize grading and ground disturbance. 
4. Minimize soil compaction. 
5. Minimize and disconnect impervious surfaces. 
6. Direct runoff to pervious areas. 
 
The Landscape Plan will incorporate the following LID Planning Principles  
as applicable in coordination with the CIvil Engineer's Stormwater Plan. 
1. Treat Stormwater Runoff 
2. Reduce and infiltrate Stormwater Runoff. 
 
Best Management Practices (BMPs) 
Some or all of the following BMPs may be incorporated into the final project design:  
Vegetated Bioswale, Street Trees and Shade Trees, Foundation Planting, Xeriscape  
Landscaping, Rain Gutters, Mulch & Soil Preparation, Permeable (Porous) Paving,  
and Low-Volume, Low-Flow Irrigation Design 
 
 
 

L-2

Table 1: annual 
To Calculate MAWA- Maximum Applied Water Allowance
ETo (annual) 40.0
LA 26,292
SLA 0
MAWA ( gallons/year) 456,429  
MAWA (inches per sq. ft) 27.85
MAWA ( inches per DAY ) 0.08
ETo is not adjusted for seasonal rainfall
MAWA = (Eto)(0.62)[(0.7xLA)+(0.3xSLA)]

Table 2a: annual 
To Calculate ETWU- Estimated Total Water Use
Eto (annual) 40.0
PFxHA (see table 2b) 8,476
HA (see table 2b) 26,292
IE ( see Table 3) 0.85
SLA 0
ETWU ( gallons/season) 247,301
ETWU ( inches per sq. ft.) 15.09
ETWU (per DAY) 0.04  
ETo is not adjusted for seasonal rainfall
ETWU = (Eto)(0.62){[(PFxHA)/IE]+SLA}

 
Table 2b
To Determine Plant Factor with Mutiple Hydro Zones

H.Z Water Use Type P.F.** H.A (s.f.) Weighted P.F.
1 V LOW 0.25 3,934 984
2 LOW 0.3 13,302 3,991
3 LOW 0.35 2,409 843
4 LOW-MED 0.4 6,647 2,659
5 0
6 0

Totals 26,292 8,476
**Plant Factor from WUCOLS, August 2000

ETWU IS  54% MAWA  
ETWU÷MAWA 0.54

H.Z Water Use Type Sprinkler HA "IE" Weighted Area
1  V LOW-LOW DRIP 17,236 0.85 14,651
2 LOW DRIP 2,409 0.85 2,048
3 LOW MED DRIP 6,647 0.85 5,650
4 0
5 0
6 0

Totals 26,292 22,348
IE is 0.85

**Plant Factor from WUCOLS, August 2000

Table 3: hydrozone (H.Z.) information
To Determine Average System "IE" exceeds .71

WATER EFFICIENT LANDSCAPE ORDINANCE COMPLIANCE 
 
At 54% of MAWU, the projects exceeds the target CALGreen  
non-mandatory Outdoor Water use threshold of 65% of MAWA
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1. See Sheet E100 for site lighting and proposed utility plan design and locations.

2. All lot lines under building to be merged and all remaining lots will have reciprocal access easements over them.

ARCHITECTURAL SITE PLAN
Scale: 1:20



Steven Puglisi

SHEET NO.:

PR
O

JE
CT

: 

All ideas, designs, arrangements and
plans indicated or represented by the

drawings are owned by, and the property
of, Steven Puglisi, Architect, and were
created and developed for use, and in
conjunction with, the specific project

described herein. None of these ideas,
designs and arrangements or plans shall
be used by, or disclosed to any person,

firm, or corporation for any purpose
without permission of Steven Puglisi,
Architect. Filing these drawings with a
public agency is not a publication of

same, and no copying, reproduction or
use thereof is permissible without the

consent of
Steven Puglisi, Architect.

DATE:

JOB:

DRAWN:

REV.:

mtd

1-04-2016

x

To
m

pk
in

s 
H

ot
el

 - 
Br

an
ch

 S
t.

fo
r N

KT
 C

om
m

er
ci

al
32

5 
E 

Br
an

ch
 S

t.
, A

rr
oy

o 
Gr

an
de

, C
al

ifo
rn

ia

A  R  C  H  I  T  E  C  T  S,
INC.

SH
EE

T 
TI

TL
E:

569 Higuera Street
Suite A

San Luis Obispo
CA 93401

Ph: 805.595.1962
Fx: 805.595.1980

H

C  1  2  9  3  8
08.31.15

VETS

LGUP

REN. DATE

I

NE

A

TCETI
CRADESNECIL

S T AT E OF C A L IF ORNI

SI

NOT FOR

CONSTRUCTIO
N

SPACE INDICATORS:

1 Reception Desk

2 Lobby

3 Main Seating

4 Caterer Kitchen

5 Elevator

6 Unisex Public Bathroom

7 Unisex Public Restroom

8 Night Auditor Station

9 General Management Office

10 Boiler Room

11 Electrical Room

12 Laundry 

13 Utility Storage

14 Vending

15 Linen / Maid's Closet

16 Engineering Room

17 Employee Break Room

18 Employee Unisex Bathroom

19 Entry 

20 Meeting Room

21 Storage

22 Trellis-Covered Pathway

23 Presidential Suite

23

LO
W

ER
 F

LO
O

R 
PL

A
N

P3.0
LOWER FLOOR PLAN
Scale: 1/8"

U
p

U
p

Up

Up

1

2 3

4
6

8

13

7

19

9

1650 sf

350 sf

U
p

1011

5

Up

12

18



Steven Puglisi

SHEET NO.:

PR
O

JE
CT

: 

All ideas, designs, arrangements and
plans indicated or represented by the

drawings are owned by, and the property
of, Steven Puglisi, Architect, and were
created and developed for use, and in
conjunction with, the specific project

described herein. None of these ideas,
designs and arrangements or plans shall
be used by, or disclosed to any person,

firm, or corporation for any purpose
without permission of Steven Puglisi,
Architect. Filing these drawings with a
public agency is not a publication of

same, and no copying, reproduction or
use thereof is permissible without the

consent of
Steven Puglisi, Architect.

DATE:

JOB:

DRAWN:

REV.:

mtd

1-04-2016

x

To
m

pk
in

s 
H

ot
el

 - 
Br

an
ch

 S
t.

fo
r N

KT
 C

om
m

er
ci

al
32

5 
E 

Br
an

ch
 S

t.
, A

rr
oy

o 
Gr

an
de

, C
al

ifo
rn

ia

A  R  C  H  I  T  E  C  T  S,
INC.

SH
EE

T 
TI

TL
E:

569 Higuera Street
Suite A

San Luis Obispo
CA 93401

Ph: 805.595.1962
Fx: 805.595.1980

H

C  1  2  9  3  8
08.31.15

VETS

LGUP

REN. DATE

I

NE

A

TCETI
CRADESNECIL

S T AT E OF C A L IF ORNI

SI

NOT FOR

CONSTRUCTIO
N

SPACE INDICATORS:

1 Reception Desk

2 Lobby

3 Main Seating

4 Caterer Kitchen

5 Elevator

6 Unisex Public Bathroom

7 Unisex Public Restroom

8 Night Auditor Station

9 General Management Office

10 Boiler Room

11 Electrical Room

12 Laundry Unisex Bathroom

13 Utility Storage

14 Vending

15 Linen / Maid's Closet

16 Engineering Room

17 Employee Break Room

18 Employee Unisex Bathroom

19 Entry 

20 Meeting Room

21 Storage

22 Trellis-Covered Pathway

23 Presidential Suite

U
PP

ER
 F

LO
O

R 
PL

A
N

P3.1
UPPER FLOOR PLAN
Scale: 1/8"

U
til

ity

D
n

Dn

Dn

14

17

5

15

23 5

18



Steven Puglisi

SHEET NO.:

PR
O

JE
CT

: 

All ideas, designs, arrangements and
plans indicated or represented by the

drawings are owned by, and the property
of, Steven Puglisi, Architect, and were
created and developed for use, and in
conjunction with, the specific project

described herein. None of these ideas,
designs and arrangements or plans shall
be used by, or disclosed to any person,

firm, or corporation for any purpose
without permission of Steven Puglisi,
Architect. Filing these drawings with a
public agency is not a publication of

same, and no copying, reproduction or
use thereof is permissible without the

consent of
Steven Puglisi, Architect.

DATE:

JOB:

DRAWN:

REV.:

mtd

1-04-2016

x

To
m

pk
in

s 
H

ot
el

 - 
Br

an
ch

 S
t.

fo
r N

KT
 C

om
m

er
ci

al
32

5 
E 

Br
an

ch
 S

t.
, A

rr
oy

o 
Gr

an
de

, C
al

ifo
rn

ia

A  R  C  H  I  T  E  C  T  S,
INC.

SH
EE

T 
TI

TL
E:

569 Higuera Street
Suite A

San Luis Obispo
CA 93401

Ph: 805.595.1962
Fx: 805.595.1980

H

C  1  2  9  3  8
08.31.15

VETS

LGUP

REN. DATE

I

NE

A

TCETI
CRADESNECIL

S T AT E OF C A L IF ORNI

SI

NOT FOR

CONSTRUCTIO
N

FRONT ELEVATION
Scale: 1/8"

LEFT ELEVATION
Scale: 1/8"

RIGHT ELEVATION
Scale: 1/8"

REAR ELEVATIONS
Scale: 1/8"

CREEKSIDE ELEVATION
Scale: 1/8"

P4.0

EX
TE

RI
O

R 
EL

EV
A

TI
O

N
S

SPLIT POST WOOD COLUMN W/ 
STONE BASE

1st FF

2nd FF

11
'-6

" 
FF

 to
 F

F

9'
-7

" 
2n

d 
Fl

r P
H

9'
-7

" 
PL

36
'-0

" 
M

ax
 A

llo
w

ab
le

 B
ui

ld
in

g 
H

ei
gh

t

33
'-4

" 
Bl

dg
 H

t F
ro

m
 A

vg
 N

at
 G

ra
de

Maximum Allowable Building Height

153.75'

Average Natural Grade

117.75'

SMOOTH STEEL-TROWED STUCCO, 
OFF-WHITE

WOOD TRIM BOARD, PAINTED 
OFF-WHITE

WOOD KICKERS, PAINTED OFF-WHITE

STONE TRIM, NATURAL COLOR TONE

WROUGHT-IRON BALCONY 
OIL-RUBBED BRONZE

SMOOTH STEEL-TROWELED STUCCO, 
OFF-WHITE

WOOD RAIL & POSTS, PAINTED 
OFF-WHITE COMPOSITE ROOFING

WOOD SHUTTERS, PAINTED

LANTERN LIGHT FIXTURE,
OIL-RUBBED BRONZE

COMPOSITE WOOD SIDING 

WALL MOUNTED LIGHT FIXTURE,
 OIL-RUBBED BRONZE

OFF-WHITE WINDOW w/ WOOD
TRIM,MATERIAL TBD

WOOD SILL, PAINTED WHITE

HORSESHOE VENT

WOOD LATTICE AT BASE

36
'-0

" 
M

ax
 A

llo
w

ab
le

 B
ui

ld
in

g 
H

ei
gh

t

Maximum Allowable Building Height

153.75'

Average Natural Grade

117.75'

WOOD TRELLIS AT PATHWAY TO 
SIDEWALK

1st FF 120.8

2nd FF

13
'-0

" 
FF

 to
 F

F

9'
-7

" 
2n

d 
Fl

r P
H

11
'-1

" 
PL 36

'-0
" 

M
ax

 A
llo

w
ab

le
 B

ui
ld

in
g 

H
ei

gh
t

33
'-4

" 
Bu

ild
in

g 
H

t f
ro

m
 A

ve
 N

at
 G

ra
de

Maximum Allowable Building Height

153.75'

Average Natural Grade

117.75'

2'-0" TALL X 10'-0" WIDE HOTEL SIGN

5'-0" TALL FENCE AT SIDEWALK

2'-0" TALL X 10'-0" WIDE HOTEL SIGN STONE VENEER AT BASE

1st FF 120.8

2nd FF

13
'-0

" 
FF

 to
 F

F

9'
-7

" 
2n

d 
Fl

r P
H

11
'-1

" 
PL

SPLIT POST WOOD COLUMN W/ 
STONE BASE

WOOD LATTICE AT BASE STONE VENEER AT BASE WOOD TRELLIS 



Steven Puglisi

SHEET NO.:

PR
O

JE
CT

: 

All ideas, designs, arrangements and
plans indicated or represented by the

drawings are owned by, and the property
of, Steven Puglisi, Architect, and were
created and developed for use, and in
conjunction with, the specific project

described herein. None of these ideas,
designs and arrangements or plans shall
be used by, or disclosed to any person,

firm, or corporation for any purpose
without permission of Steven Puglisi,
Architect. Filing these drawings with a
public agency is not a publication of

same, and no copying, reproduction or
use thereof is permissible without the

consent of
Steven Puglisi, Architect.

DATE:

JOB:

DRAWN:

REV.:

mtd

1-04-2016

x

To
m

pk
in

s 
H

ot
el

 - 
Br

an
ch

 S
t.

fo
r N

KT
 C

om
m

er
ci

al
32

5 
E 

Br
an

ch
 S

t.
, A

rr
oy

o 
Gr

an
de

, C
al

ifo
rn

ia

A  R  C  H  I  T  E  C  T  S,
INC.

SH
EE

T 
TI

TL
E:

569 Higuera Street
Suite A

San Luis Obispo
CA 93401

Ph: 805.595.1962
Fx: 805.595.1980

H

C  1  2  9  3  8
08.31.15

VETS

LGUP

REN. DATE

I

NE

A

TCETI
CRADESNECIL

S T AT E OF C A L IF ORNI

SI

P5.0

BU
IL

D
IN

G
 S

EC
TI

O
N

S
D

ET
A

IL
 E

LE
VA

TI
O

N
S

NOT FOR

CONSTRUCTIO
N

SITE SECTION
Scale: 1/8"1

SITE SECTION
Scale: 1/8"2 POOL FENCE ELEVATION

Scale: 1/4"3

FULL SITE SECTION
Scale: 1/16"4

FULL SITE SECTION
Scale: 1/16"5

1st FF 120.8

2nd FF

13
'-0

" 
FF

 to
 F

F

9'
-7

" 
2n

d 
Fl

r P
H

11
'-1

" 
PL 36

'-0
" 

M
ax

 A
llo

w
ab

le
 B

ui
ld

in
g 

H
ei

gh
t

M
ax

 H
ei

gh
t o

f B
ui

ld
in

g

Fr
om

 A
ve

ra
ge

 N
at

ur
al

 G
ra

de

Maximum Allowable Building Height

153.75'

Average Natural Grade

117.75'

E. BRANCH ST

Guest Room Guest RoomHall

Reception Lobby EntryPool DeckRear Parking

Front Parking

Line of Natural Grade Line of Natural Grade

Line of Finish Grade

1st FF 120.8

2nd FF

13
'-0

" 
FF

 to
 F

F

9'
-7

" 
2n

d 
Fl

r P
H

11
'-1

" 
PL 36

'-0
" 

M
ax

 A
llo

w
ab

le
 B

ui
ld

in
g 

H
ei

gh
t

30
'-9

 1/
2"

 M
ax

 B
ui

ld
in

g 
H

ei
gh

t F
ro

m
 F

in
is

Maximum Allowable Building Height

153.75'

Average Natural Grade

117.75'

Line of Natural Grade

Line of Finish Grade

Line of Natural Grade

Guest Room Guest Room Guest Room Guest Room Guest Room Guest Room Guest Room Hall

HallGuest Room Guest Room Guest RoomBathroom BathroomReception Lobby

148.50'

148.50'

4'
-0

"6'
-4

"

Stone Cap

Wrought Iron Rail/Picket

Stone Sill

Smooth Steel-Troweled Stucco, Painted White.

1st FF 120.8

36
'-0

" 
M

ax
 A

llo
w

ab
le

 B
ui

ld
in

g 
H

ei
gh

t

E. BRANCH ST

Guest Room Guest RoomHall

Reception Lobby EntryPool DeckRear Parking

Front Parking

Line of Natural Grade Line of Natural Grade

Line of Finish Grade

121.75

Line of Natural Grade

Existing Residence

LE POINT

36
'-0

" 
M

ax
 A

llo
w

ab
le

 B
ui

ld
in

g 
H

ei
gh

t

Line of Natural Grade

Line of Finish Grade

Line of Natural Grade
TALLY HO CREEK

MASON

EXISTING BUILDING

EXISTING BUILDING

PROPOSED HOTEL



Lobby

Seating

Laundry

Utility

Utility /
Caterer's
Kitchen

FF 120.8

up
(N) HOTEL

2-Story
27,728 SF

120.8 1ST FLR FF

Pool Terrace

12

2

2 2

3

33

3

3

3

3

3

3

3

3

3

3 3 3 3
3

3 3 3
3

4

4

4

4

4

EXISTING PG&E XFMR. TO BE REPLACED PER PG&E RULE 16 DRAWINGS.

EXISTING SITE LIGHTING TO REMAIN.

PROPOSED POLE MOUNTED SITE AREA LIGHTING FIXTURE.

PROPOSED BOLLARD WALKWAY LIGHTING FIXTURE.

1

2

3

4

SITE POWER PLAN REFERENCE NOTES

4

3

PROPOSED LIGHTING FIXTURES

SCALE: 1" = 20'-0"
SITE ELECTRICAL PLAN

S
IT

E
 E

LE
C

TR
IC

A
L 

P
LA

N

SHEET NO.:

PR
O

JE
CT

:

All ideas, designs, arrangements and
plans indicated or represented by the

drawings are owned by, and the property
of, Steven Puglisi, Architect, and were
created and developed for use, and in
conjunction with, the specific project

described herein. None of these ideas,
designs and arrangements or plans shall
be used by, or disclosed to any person,

firm, or corporation for any purpose
without permission of Steven Puglisi,
Architect. Filing these drawings with a
public agency is not a publication of

same, and no copying, reproduction or
use thereof is permissible without the

consent of
Steven Puglisi, Architect.

DATE:

JOB:

DRAWN:

REV.:

MB

06-6-2015

15087

To
m

pk
in

s 
H

ot
el

 - 
Br

an
ch

 S
t.

fo
r N

KT
 C

om
m

er
ci

al
Br

an
ch

 S
tr

ee
t,

 A
rr

oy
o 

Gr
an

de
, C

al
ifo

rn
ia

SH
EE

T 
TI

TL
E:

E100

Steven Puglisi
A  R  C  H  I  T  E  C  T  S, INC.

569 Higuera Street
Suite A

San Luis Obispo
CA 93401

Ph: 805.595.1962
Fx: 805.595.1980

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
G

AutoCAD SHX Text
I

AutoCAD SHX Text
N

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
N

AutoCAD SHX Text
R

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
O

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
F

AutoCAD SHX Text
R

AutoCAD SHX Text
O

AutoCAD SHX Text
E

AutoCAD SHX Text
D

AutoCAD SHX Text
P

AutoCAD SHX Text
R

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
G

AutoCAD SHX Text
I

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
R

AutoCAD SHX Text
F

AutoCAD SHX Text
I

AutoCAD SHX Text
L

AutoCAD SHX Text
A

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
C

AutoCAD SHX Text
A

AutoCAD SHX Text
E

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
S

AutoCAD SHX Text
E

AutoCAD SHX Text
No. E19941

AutoCAD SHX Text
O

AutoCAD SHX Text
N

AutoCAD SHX Text
 NOT FOR CONSTRUCTION

AutoCAD SHX Text
Exp. 3-31-16





 
MEMORANDUM 

 
 
 
TO:  HISTORICAL RESOURCES COMMITTEE 
 
FROM: MATTHEW DOWNING, ASSOCIATE PLANNER 
 
SUBJECT: CONSIDERATION OF ARCHITECTURAL REVIEW 16-001; 

COMMERCIAL FAÇADE MODIFICATIONS; 303 E. BRANCH 
STREET; APPLICANT – WILLIAM HALES; REPRESENTATIVE – 
TEN OVER STUDIO 

 
DATE: JANUARY 15, 2016 
 
RECOMMENDATION: 
It is recommended that the Historical Resources Committee (HRC) review plans 
for a commercial façade modification and make a recommendation to the 
Community Development Director. 
 
BACKGROUND: 
Location 

 
 
 
The applicant has submitted plans to modify the commercial façade on the west 
half of the existing commercial building (formerly Robert’s Restaurant) located at 
303 East Branch Street in the Village Core Downtown (VCD) zoning district.  The 
Community Development Director is seeking input from the HRC prior to making 
a decision on the project. 
 
The original poured in place concrete building was constructed in the early 1900s 
(Attachment 1) and underwent façade modifications in the 1950s following fire 
damage.  The recent modifications to the building returned windows and doors to 
the front facade, consistent with the original building lines. 

Project Location 
 



 
ANALYSIS OF ISSUES: 
The proposed project consists of modifying the west half of the front façade, as 
well as the southern corner of the east façade.  In total, the applicant proposes 
the following: 

1. Remove the existing storefront windows, to be replaced with a new glass 
roll-up window to match the rollup window in the adjacent suite; 

2. Insert a new roll-up window on the east  façade of the building; 
3. Install zinc plates below the new roll-up windows to match the existing zinc 

plates; 
4. Create a new central entrance into the building instead of separate 

entrances; 
5. Reveal transom windows above the new roll-up windows and new central 

entrance, to match the existing transom windows in the adjacent suite; 
6. Extend the existing canopy on the south façade to match; and 
7. Install a new angled canopy below the new transom windows on the east 

façade. 
 
The window sashes of the roll-up window would be painted steel, consistent with 
the Guidelines and Standards for the Historic Character Overlay District.  The 
transom being revealed across the southern façade is an aspect the HRC 
desired when modifications to the east half of the building was remodeled but at 
the time was unable to be accomplished.  The flagstone columns will remain in 
place and not added to other portions of the building.  The zinc plating is being 
limited in use to below the roll up windows as an accent material. 
 
It is important to note that additional signage or modifications to existing signage 
requires approval of a sign permit and would be evaluated at the time of 
application submittal. 
 
Attachments 

1. Historical photo, early 1900s 
2. Project plans 
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