
EXHIBIT B 

NARRATIVE 

PALAZZO HOSPITALITY CENTER 

Proposed Palazzo Hospitality Center Project is located at 2001 Ruby Hill Boulevard, Pleasanton 
on the 36 acre Site with the Development confined to 2.5 Allowable Area. 
The Proposed Facility will be a Multipurpose Entity providing variety of Hospitality related 
activities serving Tri-Valley area and Greater Bay Area. It is intended to provide services 
inclusive and exclusive of one another. 

The Owners intend to build the Project within 2.5 acre allowable Conservancy area. That area 
was reserved for development consistent with the South Livermore Valley Agricultural Land 
Trust that allows this 2.5 acre portion to be used for such development. 
The Development being confined to this 2.5 acres constitutes a small fraction of 36 acre site. 
Currently the site for development is cleared of vine rows. Some small additional area may 
require removal of grape vines. However the replanting task is very simple to accomplish and 
replanting can be done after the Project is completed. In addition entire frontage of the site that 
is not covered by vines along Vineyard Avenue/Ruby Hill Blvd will be planted with new rows of 
Vines. On balance after the Project is built there will be more vine growth that it is presently on 
site. 

Two Structures proposed by the development are spaced around the allowable area (2.5 acres), 
surrounded by vineyards and set back far from the Street. Since the parking drives the size of 
the Project, its volume will be insignificant compared to site size nor different from adjacent 
facilities that were approved in the past and their presence is enjoyed by both visitors and staff. 

The Project will be distributed over two structures: New Hospitality Center and Existing Building 
modified to house Bed and Breakfast. New Hospitality Center will include a Main Function Area 
(subdivide-able to smaller areas), Spa, Lounge I Restaurant and Wine Cellar (serving local 
varieties), Meeting Rooms and Roof Parks with outdoors Art Expositions. 
Main Function may include Conferences, Training Venues, Weddings, Wine related Gatherings, 
Presentations, etc. 

Bed and Breakfast will be located in enlarged existing building, slightly remote from the 
Hospitality Center, providing 42 rooms. It intends to provide adequate and comfortable 
accommodation for Hospitality Center Function participants. 

Parking was designed reasonably at a distance from the Street using currently not covered by 
vines land. A sizable strip of new vine rows will hide cars and paving from Street views. The 
Parking is aligned with vineyard property corner. 
Parking study on the sheet A-601 in the drawing set outlines proposed Hospitality Center and 
Bed and Breakfast Function with Parking criteria. 

Some Parking Stalls overhang 24" beyond paved area, which is allowable by the Tri-Valley 
Conservancy and the City Standard. 
Tri-Valley Conservancy allowed us to use parking Driveway as an Agricultural Access therefore 
it does not need to count to a total of 2.5 acres. This gives the Development more area for 
parking and required Fire Apparatus access. 



Landscaping will be very minimal. The goal is to use actual Vineyards as a natural landscape 
and lush background for the Hospitality Center and Bed & Breakfast. Any new landscaping in 
planters between Parking Stalls will use Agricultural type trees anyway to stay consistent with 
the intent of the Agriculture Related Use of the Property. 

Access to Palazzo site is from Vineyard Avenue. Current access from Ruby Hill Boulevard will 
be deleted and closed-off permanently, paving will be removed and area planted with vine rows. 

Most of the Utilities are at the property. Sewage line will be build in conjunction with the 
subsurface Ejection Station on site. It will have approximately 2000 lineal feet of sewer line 
towards existing Fire Station along Vineyard Avenue. 

Bed & Breakfast: 
This function will be included within existing Building and enlarged to accommodate appropriate 
room count to stay fiscally possible as well improving the building proportions. 
Proposed addition to an existing building creates contextual expansion in a form of a Courtyard 
with new "Porte-Cochere", which creates a sense of entrance into B&B, a human scale pleasing 
experience. Most of the addition/expansion is on the first floor with only a small expansion at 
the second floor. Such configuration allows for a human scale transition to the second floor at 
the background, further away. A good design principle here is by stepping levels from human 
vantage to existing second floor. Currently the building does not have such transition. 

When major Functions are scheduled at the Hospitality Center, B&B will provide service only to 
Function Guests. On days without Functions, B&B can accommodate guests visiting 
Pleasanton, Livermore and Dublin. This is an important feature since in realty Tri-Valley lacks 
hotel room capacity. 

B&B will be opened 24/7. It is a compatible function to Ruby Hill residential uses. It is ventured 
that it would be much quieter than Single Family residential development due to its intended use 
as a sleeping facility not day long driving trips and activities of family functions. Breakfast may 
be offered since the B&B has a small kitchen to prepare simple breakfasts for guests. No 
alcohol will be served. Its number of rooms is small and non intrusive to the neighborhood 
where the nearest homes are about 500 feet to the B&B. Size of the building is close to some 
of the residences at the Ruby Hill Development. 

Hospitality Center: 
The building area is distributed on 4 levels, one underground, three above ground. The height 
is reasonable within many residential district height limits. By distributing areas over separate 
levels footprint of the building is reduced not to mention visual volume size. 
Building has a collection of layout elements in order to be able properly provide a first class 
service for participants of variety of venues that may be offered in the facility. 

Main Level: 
Pre function is meant for participants to gather together/mingle and prepare for the function
gathering as well as co-ordinate participants before the function. 
Hospitality Area/Main Function, 10,000 sq. ft. is intended to accommodate single or more than 
one functions since it can be subdivided by movable partitions should such need arise. 
Maximum number of guests could be up to 672 with approximate 10 staff tending to guests. 
Functions would be Private, reserved in advance, no tickets sold at the door. 



No live music is proposed. 
Lounge/Restaurant will operate daily and will be closed at any Major Function times/days. The 
times of operation are proposed below and we welcome additional input into these. 
Lounge/Restaurant/Hospitality Center will serve full course meals, water, teas, coffees, wine 
and beer. Lounge will be part of proposed Restaurant and will act as a pre function to that 
Restaurant in a traditional sense. Considering difficulty of obtaining Liquor License, Owners do 
not envision hard liquor being served. This may change should the license for such be available, 
this is however a remote possibility. The goal of Hospitality Center is to serve local wines to 
promote local vintners. No live music is proposed. Restaurant and Lounge may accommodate 
approximately 154 guests. 
Kitchen with staff of approximately 19 will serve Pre Function, Functions and 
Lounge/Restaurant. 
Office will provide general administration and scheduling of Functions at the Hospitality Center. 
Office will have approximately 3 occupants. 

Mezzanine: 
SPA located on the Mezzanine Level will serve scheduled Function Guests and B&B guests. 
When there are no Functions in the Hospitality Center, the SPA may provide services to 
Pleasanton/Livermore public at large. No food nor alcohol will be served. The SPA occupancy 
will be determined during the working drawings phase at this point we may estimate that it may 
accommodate approximately 20-38 customers and staff. 

2nd Floor: 
Reception Area/Function Areas are envisioned as a "spill over" from a major Function. 
Alternately this space will be used as stand alone for smaller gathering venues, when major 
Functions are not scheduled. Outside of Major Function, this space, a combination of two areas, 
can hold classes, conferences or gatherings. 
Space may accommodate approximately 42 participants with staff. 

Decks: 
The decks are mostly used as platform for Building utility such as HVAC with small park like 
areas adorned by seasonal plants in pots/planters intertwined by local artist art exhibition 
presented by Tri-Valley talents. Ownership may also hold art contests for the Bay area Artists 
and Students of Art to be than exhibited in the park. This is only as an accessory function to the 
main gatherings and visits to the Hospitality Center. It is also intended to facilitate education 
and awareness of artistic /cultural heritage at large. 
Wine or Beer may be served along appetizers. 

Cellar: 
Wine cellar is located in the basement and will be complementary to a particular Function or 
stand alone when there are no other major Functions taking place. 
Wine Cellar can be used for gatherings during Super Bowl season. That would be only 
occasional and incidental to such televised programs. Cellar will serve limited food , Wine and 
beer. Wine Cellar may accommodate approximately 213 guests and staff. Since it is an 
underground facility, noise will be sealed from escaping to outdoors therefore a live music could 
be considered for a gathering. However remote. 

Inner Service: 



B&B Guests will be brought to Hospitality Center via on site service. Some may stroll along 
vineyards on the paved path. The Owners will at some major Function provide a valet service 
for car parking. 

Hospitality Center is self contained and will operate as a Hospitality Business with outreach to 
the Community. 

Style and Ambiance: 
Style of the Palazzo Hospitality Center follows already established style created by the Bed & 
Breakfast Building as well as general required by HOA styles within the Ruby Hill area. 
Roof will have similar Concrete Tile to the one on existing Building and walls will resemble color 
scheme of an existing building as well. 

Palazzo Project intends to add ambiance to fast growing Livermore Valley Wine Country. Its 
hospitality venue will attract and facilitate high level of service in the wonderful setting. 

Our plan for the Project is to become a Destination and enhance/combine other facilities already 
there. Sort of being part of that general destination in the area. Also as a place to go to and 
enjoy opportunities similar to Napa Valley Wine Country, which has been very successful over 
decades. 

The Project as proposed will be an asset to the City of Pleasanton, Neighborhood and Public in 
general. 

We kindly request City's support of the Proposal. 

Hours of operation: 

1. Hospitality Center: Anytime during the day (1 O:OOAM through 1 O:OOPM) as scheduled 
ahead of time, low impact on neighbors-all function indoors. Accommodating 150 to 672 
guests. Several of these Functions per year dependent on demand. Most likely Saturdays 
and Sundays (104 per year) plus possibly one a week during weekdays (52 functions) 

2. Restaurant: Daily Lunch 1 O:OOAM through 2:00PM , Dinner 5:00PM through 1 O:OOPM. Not 
available when Major Function is taking place. 

3. Lounge: Part of the Restaurant, Daily 1 O:OOAM through 1 O:OOPM including Tea Time as 
requested by Ruby Hill Residents. Not available when Major Function takes place. 

4. Wine Cellar: During Televised Sports Events or for small Conferences/Educational Venues, 
During the day from 1 O:OOAM through 1 O:OOPM. Opened only when scheduled for such 
functions. 

5. B&B: Stand Alone facility Opened to public when no Factions are scheduled. Alternately 
serving guests at a Major Function at the Hospitality Center. 

6. SPA: Spa will be opened for service primarily to guests of the particular, scheduled 
Function at the Hospitality Center. On days when Functions are not held Spa will operate 
from 9AM through 5 PM. 
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