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March 2, 2026 
 

MEMORANDUM 
To:   City Council Members: 
From:   Tom Brandebery, Project Manager 
Project:  Guadalupe Royal Theatre Revitalization Project (City Project No. 2025-09-1) 
 
Subject: Reconstruction of The Royal Thatre’s Front Wall & Marquee 
 
The following outlines two significant changes in the scope of work that need to be thoroughly 
explained for the Council's understanding and to ensure transparency for the community. In both 
scenarios, the marquee and the theatre’s front walls on either side of the entrance will need to be 
replaced, reconstructed,  as detailed below. Their current condition is so poor that repairs are not 
viable, posing a potential safety hazard.  
 
While the issue to be outlines below will result in a change order, at this time the Construction 
Change Order (CCO) is not available, as it is too early in the process. Additional steps are 
necessary since we are modifying the historic, approved scope of work for both elements, 
shifting from rehabilitation to reconstruction. This change will require the City to return to both 
the State Historic Preservation Office (SHPO) and the National Parks Service (NPS) to present 
the need for this change in the project’s scope of work, along with the rationale for why 
rehabilitation is not feasible due to the condition of the walls and the marquee, which were 
assessed after the walls were opened and the marquee disassembled.  
 
Until these steps are completed, and assuming the City receives approval to proceed with 
reconstruction, Pre Con Industries will be better positioned to finalize their request for the CCO 
for both elements separately. While initial rough estimates suggest that the costs could balance 
out—one resulting in savings while the other incurs additional expenses—the primary concern 
will be the extra days required for completion.  Regarding the cost, using aluminum instead of 
steel will result in cost savings, but it is not historically accurate. This savings could help keep 
the overall cost of the two CCOs down, minimizing the overall increase in project costs. 
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Overview 
During the recent demolition and investigation of the Royal Theatre’s front façade, both the wall 
and marquee, significant previously concealed structural damage was discovered. This includes: 
 

• Severe water intrusion in both front walls of the building   
• Fire damage within framing cavities   
• Rot and deterioration of structural wall components   
• Compromised framing supporting the marquee and roof tie-in   

 
As a result, the entire front wall assembly and marquee must be reconstructed to ensure public 
safety, structural integrity, and the long-term preservation of the building. The Royal Theatre is 
designated as a historic building by both state and federal departments and has been approved for 
rehabilitation under the California Historic Code. However, as will be outlined below, these two 
building elements will require full reconstruction, which has not been included in the city’s 
scope of work and is typically not a method used for renovating a historic building. To address 
this, city staff, along with the project team and the city’s historic consultant architect—Chattel, a 
Historic Preservation Consulting firm—will develop a necessary amendment and may need to 
schedule meetings with the State Historic Preservation Office (SHPO) and the National Park 
Service (NPS). The city team will demonstrate the extent of the damage to the marquee and front 
wall, explaining the need for reconstruction rather than simply rehabilitation. It’s important to 
note that these two treatments—rehabilitation and reconstruction—are vastly different, as 
rehabilitation assumes a repair rather than a replacement methodology. Therefore, the city will 
need to show that the reconstruction will be faithful to the historic  
 
Temporary Public Safety Measures 

• A temporary protective wall will be installed in front of the building. 
• This barrier will allow for safe demolition and reconstruction work. 
• Protection of pedestrians during the reconstruction. 
• The wall may include project information and capital campaign graphics. 

o Pre Con Industries will Paint the wall the historic color of the Royal Theatre 
o The Capital Camapign will be working on a design for the wall and presently it to 

City Staff for approval. 
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Marquee 
After more than 80 years, the theatre marquee, once crafted from steel sheet metal, has fallen 
into severe disrepair. Decades of exposure have left it corroded, with damaged cabinets, rotting 
wood, and heavy oxidation. 
The marquee was found to be in extremely deteriorated condition. Poor construction practices, 
such as the internal addition of wood, led to water being trapped for many years, causing rot and 
corrosion. The marquee also lacked a proper roof, which worsened the damage to the lower 
sections. Additionally, the backside of the marquee features access holes for the lamps, leaving it 
without proper backing and further contributing to the deterioration. 
The letters on the marquee show rust holes. When attempting to clean them with sandblasting, 
there’s a high risk they will break and cannot be salvaged.  
 
Royal Theatre Marquee Reconstruction 
In response, we are embarking on a renovation, replacing the steel structure with lightweight, 
aluminum. Unlike steel, aluminum offers a far more economical solution. Not only is it lighter, 
reducing transportation and installation costs, but it also withstands the harsh marine 
environment far better, preventing future corrosion as the theater sits close to the sea. 
Additionally, while sheet metal may seem cheaper at first glance, the labor costs for steel 
construction are significantly higher. The cutting methods required—plasma, water jet, or hand 
cutting—demand specialized labor, along with a steel frame and intricate welding processes, 
driving up the total cost. Thus, aluminum not only preserves the marquee’s historic charm but 
ensures a durable, lightweight, and cost-effective solution for generations to come. 
 
The Royal Theatre marquee will be fully reconstructed as a historically accurate replica of its 
original design. The existing marquee components have been removed, and the new structure 
will replicate the historic dimensions, proportions, and visual character of the original 
installation.   
 
Historic Accuracy 

• Reconstructed to match original form and appearance 
• Designed using historic reference imagery and documentation 
• Final installation will reflect the theatre’s traditional configuration 
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Materials & Durability 
To ensure long-term performance in a coastal environment, the new marquee will be: 

• Constructed from 100% corrosion-resistant aluminum 
• Lighter weight reduces structural load 
• Significantly improved corrosion resistance 
• The marquee will feature true neon lighting consistent with its historic character 
• No LED substitution 
• Historically appropriate illumination 
• Recessed installation for protection while maintaining proper proportions 

 
Infrastructure Improvements 
The reconstruction provides an opportunity to enhance long-term durability without altering the 
marquee’s appearance: 

• Concealed internal drainage 
• No visible exterior discharge 
• Improved waterproofing measures 
• Improved waterproofing to prevent future deterioration 

 
Royal Theatre’s Front Wall 
Based on photo documentation and site observations, the walls on both sides are too 
compromised to repair and must be fully reconstructed rather than patched or reinforced. 
The following is a list of bullet point items showing the serious damage to the two front wall on 
either side of the Royal Theatre entrance. 
 
Severe Structural Damage 

● The front wall and roof have sustained extensive deterioration, including: 
o Significant water intrusion 
o Fire damage 
o Compromised structural integrity 
o Deteriorated masonry on both sides of the façade 
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Structural & Waterproofing Failures 
Beyond cosmetic damage, the facade has underlying structural and waterproofing issues that 
must be corrected to: 

● Ensure long-term stability 
● Prevent future water infiltration 
● Meet current building and safety standards 
● Repairing isolated areas would not adequately address the systemic failure of the wall 

assemblies. 
 
Historic Preservation Compliance 
Because the project is listed as an historic building, the reconstruction must: 

• Be carefully documented 
• Be approved by the State Office of Historic Preservation (SHPO) and Federal Historic 

Preservation 
• Likely require submission of a Part 2 amendment 
• Rebuilding the facade allows the team to: 
• Restore it accurately to its historic appearance 
• Meet preservation standards 
• Maintain eligibility for historic tax credits 
• Improve structural performance while preserving historic character 

 
Saving Valuable Historic Items 
it has become apparent that there are valuable items that will not be reused in the renovated 
Royal Thatre, that could be salvaged and repurposed instead of discarded as trash. At a future 
City Council meeting, with the involvement of City Staff, and enough time for the concept to be 
fully developed and considered, a proposal will be presented to the Council for comment and 
approval.   
 
 
 

David Trujillo 
Interim City Administrator 

 
Attachments: 

1. Architectual Report: Wall Condition & Proposal For Correction 
2. Marquee Report & Prelimoinary Design 
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KEYNOTE LEGEND
Key Value Keynote Text

2.18

RETAIN EXISTING STUCCO. PATCH AND
REPAIR DETERIORATING STUCCO WHERE
NECESSARY TO MATCH EXISTING. PAINT
COLOR TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

2.19

REMOVE EXISTING MARQUEE AND
STRUCTURAL SUPPORT. EXISTING
MARQUEE CONDITION COMPROMISED
BEYOND REPAIR, SEE EXISTING SITE
PHOTOS.

2.22

REMOVE EXISTING ROOF SYSTEM AND
EXISTING UNDERLAYMENT AND REPLACE
WITH NEW TPO MEMBRANE ROOF
ASSEMBLY. RE: 09/A5.03

2.29 EXISTING BARREL TRUSS ROOF TO REMAIN.

2.34

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. LEAK AT CORNER OF ROOF HAS
CAUSED ROT, WATER STAIN, AND
DETERIORATION IN WALL AND ROOF
FRAMING. (E) WINDOW HEADERS DO NOT
SPAN WINDOWS. SEE EXISTING SITE
PHOTOS. DEMO WALL AND REPLACE TO
MATCH BUILDING'S DESIGN AT 1980 PERIOD
OF SIGNIFICANCE.

2.35

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. DISCONTINUOUS FRAMING AROUND
WINDOW, ELECTRICAL FIRE DAMAGE, AND
WATER INTRUSION AT SILL PLATE. SEE
EXISTING SITE PHOTOS. DEMO WALL AND
REPLACE TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

5.13
DEMO (E) METAL DISPLAY CASE FRAME.
REPLACE TO MATCH EXISTING PER DETAIL
13/A5.02.

8.08
DEMO EXISTING STEEL WINDOW. REPLACE
IN KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.

8.09
DEMO EXISTING STOREFRONT. REPLACE IN
KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.
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1.21 PROPOSED BUILDING ADDITION FOR
REFERENCE.

2.18

RETAIN EXISTING STUCCO. PATCH AND
REPAIR DETERIORATING STUCCO WHERE
NECESSARY TO MATCH EXISTING. PAINT
COLOR TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

5.13
DEMO (E) METAL DISPLAY CASE FRAME.
REPLACE TO MATCH EXISTING PER DETAIL
13/A5.02.

6.16
NEW WALL DENOTED WITH CROSS HATCH
ON ELEVATIONS. WALL TYPE PER FLOOR
PLANS.

9.14 CORTEN STEEL WALL FINISH. RE: 41/A5.01 &
42/A5.01. SEE EXTERIOR ELEVATIONS.

9.22

NEW EXT. WALL FINISH TO MATCH
BUILDING'S DESIGN AT 1980 PERIOD OF
SIGNIFICANCE. OFF WHITE STUCCO COLOR.
BLACK TILE WAINSCOT. VERIFY COLOR AND
MATERIAL SPEC W/ ARCHITECT.

32.36

NEW ALUMINUM MARQUEE TO MATCH
EXISTING AND REPLACE IN KIND. SEE
MARQUEE DRAWINGS, CONSULT: SOUTH
PAW SIGNS, RE: 13/G0.0.. MUST MEET
HISTORICAL REVIEW STANDARDS.
COORDINATE MARQUEE DESIGN AND
INSTALLATION WITH ARCHITECTURE,
STRUCTURAL, ELECTRICAL. CONTRACTOR
TO ENGAGE RESTORATION CONTRACTOR.
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01 EXISTING INTERIOR ELEVATION LOBBY

KEYNOTE LEGEND
Key Value Keynote Text

2.34

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. LEAK AT CORNER OF ROOF HAS
CAUSED ROT, WATER STAIN, AND
DETERIORATION IN WALL AND ROOF
FRAMING. (E) WINDOW HEADERS DO NOT
SPAN WINDOWS. SEE EXISTING SITE
PHOTOS. DEMO WALL AND REPLACE TO
MATCH BUILDING'S DESIGN AT 1980 PERIOD
OF SIGNIFICANCE.

2.35

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. DISCONTINUOUS FRAMING AROUND
WINDOW, ELECTRICAL FIRE DAMAGE, AND
WATER INTRUSION AT SILL PLATE. SEE
EXISTING SITE PHOTOS. DEMO WALL AND
REPLACE TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

5.13

DEMO (E) METAL DISPLAY CASE FRAME.
REPLACE TO MATCH PERIOD SPECIFIC
ALUMINUM DISPLAY CASE WITH BLACK
BACKING.

6.21 REPLACE ROOF ASSEMBLY, SURFACE
DRAIN, AND FRAMING.

8.09
DEMO EXISTING STOREFRONT. REPLACE IN
KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.

 3/16" = 1'-0"02 EXISTING INTERIOR ELEVATION ELECTRICAL ROOM

 3/16" = 1'-0"03 EXISTING INTERIOR ELEVATION OFFICE
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01 NEW INTERIOR ELEVATION LOBBY

KEYNOTE LEGEND
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1.15 WALL TYPE PER FLOOR PLANS.

5.13

DEMO (E) METAL DISPLAY CASE FRAME.
REPLACE TO MATCH PERIOD SPECIFIC
ALUMINUM DISPLAY CASE WITH BLACK
BACKING.

6.16
NEW WALL DENOTED WITH CROSS HATCH
ON ELEVATIONS. WALL TYPE PER FLOOR
PLANS.

8.09
DEMO EXISTING STOREFRONT. REPLACE IN
KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.

9.06 CEILING TREATMENT PER REFLECTED
CEILING PLANS

9.22

NEW EXT. WALL FINISH TO MATCH
BUILDING'S DESIGN AT 1980 PERIOD OF
SIGNIFICANCE. OFF WHITE STUCCO COLOR.
BLACK TILE WAINSCOT. VERIFY COLOR AND
MATERIAL SPEC W/ ARCHITECT.

10.15
SIGNAGE PER SIGNAGE SCHEDULE ON
CODE PLANS. RE: G1.0. SIGNAGE
PLACEMENT PER 24/A5.00.

26.13 NEW ELECTRICAL ROOM AND EQUIPMENT.
RE: ELEC. DWGS.

 3/16" = 1'-0"02 NEW INTERIOR ELEVATION ELECTRICAL ROOM

 3/16" = 1'-0"03 NEW INTERIOR ELEVATION OFFICE
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2.02

EXISTING TERRAZZO FLOORS TO BE
PROTECTED IN PLACE. TERRAZZO IS TO BE
ADDED TO MATCH EXISTING COLOR, FINISH
AND PATERN WHERE NEEDED. SEE FLOOR
PLAN AND FINISH PLAN.

2.06
HISTORIC PRESERVATION REQUIRED. SEE
FINISH PLAN FOR EXTENT OF WORK AT
LOBBY.

2.11 DEMO EXISTING DOOR.
2.13 DEMO EXISTING STAIRS.
2.15 DEMO EXISTING PLUMBING FIXTURES.
2.31 DEMO (E) COLUMN.

2.32 REMOVE EXISTING CEMENT PLASTER FINISH
AND WEATHER BARRIER

2.34

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. LEAK AT CORNER OF ROOF HAS
CAUSED ROT, WATER STAIN, AND
DETERIORATION IN WALL AND ROOF
FRAMING. (E) WINDOW HEADERS DO NOT
SPAN WINDOWS. SEE EXISTING SITE
PHOTOS. DEMO WALL AND REPLACE TO
MATCH BUILDING'S DESIGN AT 1980 PERIOD
OF SIGNIFICANCE.

2.35

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. DISCONTINUOUS FRAMING AROUND
WINDOW, ELECTRICAL FIRE DAMAGE, AND
WATER INTRUSION AT SILL PLATE. SEE
EXISTING SITE PHOTOS. DEMO WALL AND
REPLACE TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

5.13

DEMO (E) METAL DISPLAY CASE FRAME.
REPLACE TO MATCH PERIOD SPECIFIC
ALUMINUM DISPLAY CASE WITH BLACK
BACKING.

8.08
DEMO EXISTING STEEL WINDOW. REPLACE
IN KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.

8.09
DEMO EXISTING STOREFRONT. REPLACE IN
KIND TO MATCH EXISTING PER SCHEDULE
ON SHEET A6.1.

9.21

NEW 3 LAYER CEMENT PLASTER FINISH W/
FIBERGLASS REINFORCEMENT O/ WEATHER
BARRIER. INTEGRAL COLOR AND FINISH TO
MATCH EXISTING.

10.01 ACCESSIBLE SERVICE COUNTER. SEE
DETAILS: 15/A5.07 & 45/A5.00.

26.02 ELECTRICAL METER MAIN. SEE ELECTRICAL
PLANS.

 1/8" = 1'-0"01 EXISTING FLOOR PLAN
 1/8" = 1'-0"02 NEW FLOOR PLAN
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KEYNOTE LEGEND
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1.20 PROVIDE BLOCKING AND SUPPORT AT
ROOF. SEE STRUCTURAL.

2.19

REMOVE EXISTING MARQUEE AND
STRUCTURAL SUPPORT. EXISTING
MARQUEE CONDITION COMPROMISED
BEYOND REPAIR, SEE EXISTING SITE
PHOTOS.

2.22

REMOVE EXISTING ROOF SYSTEM AND
EXISTING UNDERLAYMENT AND REPLACE
WITH NEW TPO MEMBRANE ROOF
ASSEMBLY. RE: 09/A5.03

2.23
REMOVE EXISTING CONDUIT AND
ELECTRICAL EQUIPMENT AT ROOF AND
FRONT FACADE.

2.26

REMOVE EXISTING SCUPPER BOX AND RAIN
WATER LEADER. PATCH AND FILL IN
EXISTING SCUPPER HOLE. REPLACE WITH
SEALED FAUX SCUPPER BOX AND RAIN
WATER LEADER TO MATCH EXISTING.

2.34

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. LEAK AT CORNER OF ROOF HAS
CAUSED ROT, WATER STAIN, AND
DETERIORATION IN WALL AND ROOF
FRAMING. (E) WINDOW HEADERS DO NOT
SPAN WINDOWS. SEE EXISTING SITE
PHOTOS. DEMO WALL AND REPLACE TO
MATCH BUILDING'S DESIGN AT 1980 PERIOD
OF SIGNIFICANCE.

2.35

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. DISCONTINUOUS FRAMING AROUND
WINDOW, ELECTRICAL FIRE DAMAGE, AND
WATER INTRUSION AT SILL PLATE. SEE
EXISTING SITE PHOTOS. DEMO WALL AND
REPLACE TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

6.18 FOAM BUILT-UP DRAINAGE CRICKET 4%.

7.02

REMOVE EXISTING DRAIN SYSTEM AND
PROVIDE NEW PRIMARY AND OVERFLOW
DRAIN, ZURN Z164 OR EQUIV. SEE FLOOR
PLANS.

7.03 NEW PARAPET FLASHING AND SEAL PER
DETAILS 22/A5.03 AND 11/A5.03.

32.36

NEW ALUMINUM MARQUEE TO MATCH
EXISTING AND REPLACE IN KIND. SEE
MARQUEE DRAWINGS, CONSULT: SOUTH
PAW SIGNS, RE: 13/G0.0.. MUST MEET
HISTORICAL REVIEW STANDARDS.
COORDINATE MARQUEE DESIGN AND
INSTALLATION WITH ARCHITECTURE,
STRUCTURAL, ELECTRICAL. CONTRACTOR
TO ENGAGE RESTORATION CONTRACTOR.
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 1/8" = 1'-0"A7.05
EXISTING + NEW RCP

CITY OF GUADALUPE

GUADALUPE ROYAL THEATER

Issue Date

848 GUADALUPE STREET, GUADALUPE, CA 93434

KEYNOTE LEGEND
Key Value Keynote Text

2.19

REMOVE EXISTING MARQUEE AND
STRUCTURAL SUPPORT. EXISTING
MARQUEE CONDITION COMPROMISED
BEYOND REPAIR, SEE EXISTING SITE
PHOTOS.

2.34

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. LEAK AT CORNER OF ROOF HAS
CAUSED ROT, WATER STAIN, AND
DETERIORATION IN WALL AND ROOF
FRAMING. (E) WINDOW HEADERS DO NOT
SPAN WINDOWS. SEE EXISTING SITE
PHOTOS. DEMO WALL AND REPLACE TO
MATCH BUILDING'S DESIGN AT 1980 PERIOD
OF SIGNIFICANCE.

2.35

EXISTING CONDITIONS: FRONT AND SIDE
WALL CONDITIONS COMPROMISED BEYOND
REPAIR. DISCONTINUOUS FRAMING AROUND
WINDOW, ELECTRICAL FIRE DAMAGE, AND
WATER INTRUSION AT SILL PLATE. SEE
EXISTING SITE PHOTOS. DEMO WALL AND
REPLACE TO MATCH BUILDING'S DESIGN AT
1980 PERIOD OF SIGNIFICANCE.

5.15 OPEN TO UNDERSIDE OF PRE-FAB METAL
STAIR AND LANDING.

9.20 PREP SURFACE AND MATCH EXISTING PAINT
COLOR

21.08
PROVIDE 2 LAYERS OF TYPE "X" GYP. BOARD
AT CEILING (THIS ROOM ONLY) TO ACHEIVE
A 1-HOUR FIRE SEPARATION RATING.

32.36

NEW ALUMINUM MARQUEE TO MATCH
EXISTING AND REPLACE IN KIND. SEE
MARQUEE DRAWINGS, CONSULT: SOUTH
PAW SIGNS, RE: 13/G0.0.. MUST MEET
HISTORICAL REVIEW STANDARDS.
COORDINATE MARQUEE DESIGN AND
INSTALLATION WITH ARCHITECTURE,
STRUCTURAL, ELECTRICAL. CONTRACTOR
TO ENGAGE RESTORATION CONTRACTOR.

 1/8" = 1'-0"01 EXISTING 1ST FLOOR RCP
 1/8" = 1'-0"02 NEW 1ST FLOOR RCP



ROYAL THEATRE
GUADALUPE. CA

FEBRUARY 12 2026

M A R Q U E E R E P O R T  &
P R E L I M I N A RY  D E S I G N



ORIGINAL MARQUEE
READER BOARD REVERSE BLACK BACKGROUND 
WITH WHITE LETTERS

VERTICAL NEON 

HISTORY 1942 TO NOW
1942

1980

2025

NO CHANNEL LETTERS



EXPOSED NEON SOFFIT 8 TUBES
MISSING NEON

MISSING NEON

NOW3 TURNBUCKLES STEEL SUPPORT




