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In the Town ofMendocino, at 10751 Lansing 
Street, on the east side ofLansing St., 150 feet north 
of the Palette Drive and Lansing St. intersection, 
Mendocino County (APN 119-140-38). 

Remodel and add to an existing 1,145- square-foot 
one-story residence, to create a two-bedroom, four­
bathroom, 27'8" tall, 5,428 square foot two-story 
residence, with an 826 - square-foot attached 
garage, paved driveway, patio, retaining wall, 
underground water storage tank, 80- square-foot 
utility building, LPG tank, landscape berms, and 
450 linear feet of6-foot-high solid fence. 

1) Joan Curry; 
2) Lee Edmundson; 
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SUBSTANTIVE FILE 
DOCUMENTS: 

1) Mendocino County CDP No. 54-03; and 
2) Mendocino County Local Coastal Program 

SUMMARY OF STAFF RECOMMENDATION: 

1. Summary of Staff Recommendation: Substantial Issue 

The staff recommends that the Commission, after public hearing, determine that a 
SUBSTANTIAL ISSUE exists with respect to the grounds on which the appeal has been 
filed, and that the Commission hold a de novo hearing, because the appellant has raised a 
substantial issue with the local government's action and it's consistency with the certified 
Local Coastal Program (LCP). 

The development, as approved by the County, consists of remodeling and adding to an 
existing 1,145- square-foot one-story residence, to create a two-bedroom, four­
bathroom, 27'8" tall5,428- square-foot two-story residence, with an 826- square-foot 
attached garage, paved driveway, patio, retaining wall, underground water storage tank, 
80- square-foot utility building, LPG tank, and landscape berms. The project site is 
located in the Town ofMendocino, at 10751 Lansing Street, on the east side ofLansing 
St., 150 feet north of the Palette Drive and Lansing St. intersection. 

The appellants contend that the project as approved is inconsistent with the certified 
Mendocino Local Coastal Program. The appeal includes several allegations about how 
different aspects of the project are inconsistent with the visual resource policies for the 
Town of Mendocino, which is a designated "Special Community" in the LCP. 

Staff recommends that the Commi~~ion find that the appellant~' oontention alleging an 
inconsistency ofthe approved development with the visual resource and special 
community provisions oftbe certifiedl.,CP is va1id grounds for an appeal, ana raises a 
substantial issue of conformity ofthe approved development with the certified LCP, 
because the scale and design of the approved residence are not compatible with the 
character of the surrounding area, inconsistent with LCP policies that require that new 
development be within the scope and character of existing development in the 
surrounding area. Given the "Special Community" status of the Town of Mendocino, 
special care must be taken in siting and designing structures to ensure that the character 
of this significant coastal resource is maintained. In this case, the County Coastal Permit 
Administrator approved an expansion of an existing residence that would increase the 
size of the residence by over five times, making the residence much larger than other 
residences in the neighborhood. Although larger inns are adjacent to the east and 
southeast of the subject property, the inn buildings are set back much farther from 
Lansing Drive, and to serve their function as inns, must necessarily be of a larger size 
than a single-family residence. In addition, as approved, the expanded house would be 
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painted bright white with contrasting basil green trim, and include a large faux attached 
"water tower," all of which would, together with the large mass of the house as expanded, 
cause the structure to become a focal point rather than blend in with its surroundings. 

For all ofthe above reasons, staff recommends that the Commission find that the appeal 
raises a substantial issue of conformance of the project as approved by the County with 
the certified LCP policies with respect to all of the contentions raised. 

The motion to adopt the staff recommendation of Substantial Issue is found on page 
no. 5. 

2. Summary of Staff Recommendation De Novo: Denial 

The staff recommends that the Commission deny the coastal development permit for the 
proposed project on the basis that the project is inconsistent with the County's certified 
LCP. 

The proposed project is inconsistent with the visual resource protection provisions of the 
certified LCP and there are no conditions that could be imposed by the Commission in 
the de novo process that could make the particular residential structure that is proposed 
consistent with the certified LCP. The proposed project's size, as well as various design 
elements including the proposed faux "water tower" and the exterior colors, white with 
sweet basil green, are inconsistent with visual resource protection policies of the LCP, 
which require development to be compatible with the character ofthe surrounding area. 
Therefore, staff recommends that the Commission deny the proposed development. 

The motion to adopt the Staff Recommendation of Denial is found on page no. 22. 

STAFF NOTES: 

1. Appeal Process 

After certification of Local Coastal Programs (LCPs ), the Coastal Act provides for 
limited appeals to the Coastal Commission of certain local government actions on coastal 
development permits (Coastal Act Section 30603). 

Section 30603 states that an action taken by a local government on a coastal development 
permit application may be appealed to the Commission for certain kinds of 
developments, including developments located within certain geographic appeal areas, 
such as those located between the sea and the first public road paralleling the sea, or 
within three hundred feet of the inland extent of any beach, or of the mean high tide line 
of the sea where there is no beach, or within one hundred feet of any wetland or stream, 
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or within three hundred feet of the top of the seaward face of any coastal bluff, or those 
located in a sensitive coastal resource area, such as designated "special communities." 

Furthermore, developments approved by counties may be appealed if they are not 
designated the "principal permitted use" under the certified LCP. Finally, developments 
which constitute major public works or major energy facilities may be appealed, whether 
approved or denied by the city or county. The grounds for an appeal are limited to an 
allegation that the development does not conform to the standards set forth in the certified 
local coastal program and, if the development is located between the first public road and 
the sea, the public access policies set forth in the Coastal Act. 

The subject development is appealable to the Commission because the proposed 
residence is (1) within a sensitive coastal resource area. Section 20.308.11 0(6) of the 
Mendocino County Zoning Code and Section 30116 ofthe Coastal Act define sensitive 
coastal resource areas as "those identifiable and geographically bounded land and water 
areas within the coastal zone of vital interest and sensitivity," including, among other 
categories, "special communities." The approved development is located within an area 
designated in the LCP on the certified land use map as a "special community," and, as 
such, is appealable to the Commission. 

Section 30625(b) of the Coastal Act requires the Commission to hear an appeal unless the 
Commission determines that the appeal raises no substantial issue of conformity of the 
approved project with the certified LCP. Since the staff is recommending substantial 
issue, unless three Commissioners object, it is presumed that the appeal raises a 
substantial issue and the Commission may proceed to its de novo review. 

If the Commission decides to hear arguments and vote on the substantial issue question, 
proponents and opponents will have three minutes per side to address whether the appeal 
raises a substantial issue. It takes a majority of Commissioners present to find that no 
substantial issue is raised. 

The only persons qualified to testify before the Commission on the substantial issue 
question are the applicants, the appellant and persons who made their views known to the 
local government (or their representatives). Testimony from other persons regarding 
substantial issue must be submitted in writing. 

Unless it is determined that there is no substantial issue, the Commission will proceed to 
the de novo motion of the appeal hearing and review the merits of the proposed project. 
This de novo review may occur at the same ox a subsequent meeting. If the Commission 
were to conduct a de novo hearing on the appeal, the applicable test for the Commission 
to consider would be whether the development is in conformity with the certified Local 
Coastal Program. 

2. Filing of Appeal 
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One appeal was filed by (1) Joan Curry and (2) Lee Edmundson (exhibit no. 8). The 
appeal was filed with the Commission in a timely manner on May 27, 2005, within 10 
working days of receipt by the Commission of the County's Notice of Final Action 
(exhibit no. 7) on May 19,2005. 

PART ONE - SUBSTANTIAL ISSUE 
I. STAFF RECOMMENDATION ON SUBSTANTIAL ISSUE 

Pursuant to Section 30603(b) ofthe Coastal Act and as discussed below, the staff 
recommends that the Commission determine that a substantial issue exists with respect to 
the grounds on which the appeal has been filed. The proper motion is: 

MOTION: 

I move that the Commission determine that Appeal No. A-1-MEN-05-024 raises 
No Substantial Issue with respect to the grounds on which the appeal has been 
filed under Section 30603 of the Coastal Act. 

STAFF RECOMMENDATION: 
Staff recommends a NO vote. Failure of this motion will result in a de novo 
hearing on the application, and adoption of the following resolution and findings. 
Passage of this motion will result in a finding ofNo Substantial Issue and the 
local action will become final and effective. The motion passes only by an 
affirmative vote by a majority of the Commissioners present. 

RESOLUTION TO FIND SUBSTANTIAL ISSUE: 

The Commission hereby finds that Appeal No. A-1-MEN-05-024 presents a 
substantial issue with respect to the grounds on which the appeal has been filed 
under Section 30603 of the Coastal Act regarding consistency of the approved 
project with the Certified Local Coastal Plan. 
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II. FINDINGS AND DECLARATIONS 

The Commission hereby finds and declares: 

A. APPELLANTS' CONTENTIONS. 

The Commission received one appeal of the County of Mendocino's decision to approve 
the development from Joan Curry and Lee Edmundson. The project as approved by the 
County involves remodeling and adding to an existing 1,145- square-foot one-story 
residence, to create a two-bedroom, four-bathroom, 5,428- square-foot, two-story, 27'8" 
tall residence, with an 826- square-foot attached garage, paved driveway, patio, retaining 
wall, underground water storage tank, 80 square foot utility building, LPG tank, and 
landscape berms, and 450 linear feet of6-foot-high solid fence. The project is located in 
the Town of Mendocino, on the east side of Lansing Street (CR#500), 150 feet north of 
its intersection with Palette Drive (CR#448), at 10751 Lansing Street. 

The appeal raises a contention alleging inconsistency of the approved project with the 
visual resource and special community provisions of the County's certified LCP. The 
appellants' contention is summarized below, and the full text of the contention is 
included as exhibit no. 8. 

1. Protection of Visual Resources and Special Communities 

The Appellants contend that the approved project is inconsistent with policies in Chapter 
Four of the Mendocino Town Plan, which requires the protection of the Town of 
Mendocino as a "special community," and requires that all development conform to 
Coastal Act Section 30251, which requires the protection of scenic and visual qualities of 
coastal areas and that development be visually compatible with the character of 
surrounding areas. Additionally, the Appellants contend that the approved project is 
inconsistent with the historic design standards set forth in the Mendocino Town Zoning 
Code. Specifically: 

• The project blocks public views to the sea from Palette Drive; 
• The project is not compatible with the surrounding area because it turns an 1,145-

square-foot residence into a 6,250- square-foot two-story "behemoth," and will 
visually overwhelm the surrounding residences and it is not compatible with the 
catholic church across the street; 

• The County erred in comparing the project's proposed size to that of the neighboring 
Hill House and the former Reed Manor in order to justify its mass, because the latter 
are commercial visitor serving facilities (hotels). A proper comparison to the small 
residence on the lot to the north would be more appropriate; 
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• The 450-foot-long, 6-foot high approved fence is, in and of itself inconsistent with 
visual resource policies and Coastal Act 30251, and the fact that it is proposed to be 
painted basil green and white exacerbates its adverse visual impact; 

• The unusual variety of hips, gables, and several different roof pitches, are also 
inconsistent with the policies, and unlike any adjacent architecture in the Point of 
View Estates; 

• The three different exterior siding treatments are unlike any other adjacent building in 
the surrounding area; 

• The approved water tower structure attached to the house is a faux addition and is 
inconsistent with the visual policies because it would draw attention to the structure 
and set it apart from other structures in the vicinity, rather than achieve compatibility 
with surrounding structures. 

• The approved amount of glass on the residence is excessive and would not be masked 
by the approved fence on the northern, southern, or western views, contrary to County 
findings; and 

• The use of blacktop on the approved driveway is inconsistent with the historic 
standard, which requires that driveways be made of grass, gravel, or turf stone. 

B. LOCAL GOVERNMENT ACTION 

The Mendocino Coastal Permit Administrator first heard the Reed's application for the 
approved project on December 20, 2004. County staff recommended approval of the 
project with special conditions, and found that the project was consistent with the visual 
resource policies of the Town Plan, and the development criteria for special communities 
and neighborhoods in the Mendocino Town Zoning Code. The staff report also stated that 
the Town of Mendocino was excluded from the Highly Scenic Area, and that the 
applicant's parcel was excluded from the Mendocino Historic Preservation District, as 
stated in Section 20.760.010(B) (see p.16) ofthe Mendocino Town Zoning Code, and 
hence, not subject to the design guidelines of the Historic District. 

At the hearing, a letter was presented by Appellant Joan Curry stating that the design 
standards for the Mendocino Historic Preservation District should be applied to the Reed 
project, even though the building site is excluded from the District, based on Section 
20.692.020(E), which states: 

Development Outside the Historical Preservation District identified in Section 
20. 760.()]() shall he consistent with the standards of the historical preservation 
District in Section 20.760.050. 

The application was subsequently continued to January 27, 2005 for an assessment and 
determination of whether or not the project was subject to the historic design standards. 
At the January hearing, the project's design was found to be inconsistent with the visual 
resource policies of the Mendocino Town Plan, which require compliance with Section 
30251 ofthe Coastal Act, which requires, among others, that development be sited and 
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designed to be visually compatible with the character of the surrounding areas. The size 
of the proposed house by itself was not found to be inconsistent, but the lighthouse entry 
tower as well as the amount of glass visible from public locations was found to be the 
most inconsistent with the above policies. The project was also found to be subject to 
and inconsistent with the historic design standards, and it was decided that the application 
be continued until such time as the project was redesigned to achieve consistency with 
the standards. 

The project, with four proposed design modifications, was heard again on April28, 2005. 
The proposed design modifications included the elimination of a 30-inch high metal 
picket fence enclosing the front portion of the lot, the elimination of an entry gateway 
structure north of the front of the garage, the submission of a landscape plan depicting 
plants along the fence, and the replacement of the octagonal simulated "lighthouse" entry 
tower with a square simulated "water tower" entry tower. County Staff recommended 
denial of the modified project based on the project's inconsistency with the visual 
resource policies of the Town Plan. While County Staff felt that the design modifications 
provided some reduction in the visual impacts, the modifications did not go far enough in 
achieving the project's compatibility with the surrounding area. Specifically, the 
elimination of the picket fence and the additional landscaping would provide some 
reduction in the visual impacts, but the water tower created a visual focal point designed 
to draw attention to the structure and set it apart from other structures in the vicinity, 
rather than to achieve compatibility. A decision on the project was again continued to 
May6, 2005. 

At the May hearing, the Coastal Permit Administrator approved the residence with 
conditions, and adopted several "fmdings of approval," stating that the project was 
consistent with the visual resource policies of the Mendocino Town Plan and Code, 
including that the proposed project was consistent with the development criteria for 
special communities and neighborhoods, that the development is within the scope and 
character of the surrounding neighborhood, public views to the coast would be protected, 
and the location and scale of the residence would not have an adverse effect on nearby 
historic structures. The Permit Administrator also found that the residence, as modified, 
was consistent with the historic design standards, utilizing a less stringent review process 
since the area in question is more ~modern,~ and excluded from the Historical District. 
The following special condition was imposed relating to the reduction of the residence~s 
visual impacts: 

The establishment and maintenance ofthefence around the structure, and the 
landscaping immediately adjacent to the fence as shown on the landscape plan 
received by Fort Bragg Planning and Building Services on April12, 2005, is an 
integral factor in reducing the visual impact of the proposed residence. The fence 
and the landscaping shall be maintained for the life of the project. 
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The decision of the Coastal Permit Administrator was not appealed at the local level to 
the County Board of Supervisors. The County then issued a Notice of Final Action, 
which was received by Commission staff on May 19,2005, (exhibit no. 7). Section 13573 
of the Commission's regulations allows for appeals oflocal approvals to be made directly 
to the Commission without first having exhausted all local appeals when, as here", the 
local jurisdiction charges an appeal fee for the filing and processing of local appeals. The 
project was appealed to the Commission in a timely manner on May 27, 2005, within 10 
working days after receipt by the Commission of the Notice of Final Local Action on 
May 19,2005. 

C. PROJECT AND SITE DESCRIPTION 

Approval has been granted by Mendocino County to remodel and add to an existing 
1,145- square-foot one-story residence, to create a two bedroom, four-bathroom, 27'8" 
tall, 5,428 square foot two story residence, with an 826- square-foot attached garage, 
paved driveway, patio retaining wall, underground water storage tank, 80 square foot 
utility building, LPG tank, and landscape berms. The property is located in the Town of 
Mendocino, on the east side ofLansing Street (CR#500), 150 north of its intersection 
with Palette Drive (CR#448), at 10751 Lansing Street. 

An existing single-story, 1,145- square-foot single-family residence is located in the 
northeastern comer of the parcel. As approved, the house would be remodeled and 
expanded to add an office, a bedroom, a bathroom, a laundry room, and closets. An 
enclosed sun porch is to be added on the west side, and a sun room/potting shed and 
storage room is to be added on the east side. The existing building with the east and west 
additions would remain a single story. 

In addition, a two-story addition has been approved, to be constructed on the south side 
of the existing building. The ground floor would contain an entry hallway, a living room, 
a kitchen and dining room, a media room, a bathroom, a utility room, storage rooms, and 
a two-car garage. The upper floor would contain a bedroom, a computer room, two 
bathrooms, a laundry room, closets, and an outside deck. The west side of the building 
would be accented by a square simulated "water tower" over the entry, with windows on 
three levels, giving the appearance of a three-story structure, although the upper level is 
open to the second floor below, with no third floor in the tower. 

The ground level of the building would enclose approximately 3,887 square feet, plus 
826 square feet in the garage, for a total of 4,713 square feet. The upper level would 
enclose approximately 1,541 square feet, for a grand total of6,254 square feet. The 
maximum heightofthe building is shown to be 27' 3" above finished grade at the peak of 
the "water tower" roof. A ridge running north and south over the two-story portion of the 
building is 26'6." A retaining wall of approximately 4' 6" inches maximum height 
around the east and south sides of the house would allow the floor of the new addition to 
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be at the same level as the floor of the existing house, and be 1 to 3 ~ feet below the 
natural grade within the addition's footprint. 

The approved structure uses three different types of siding, including Hardie panels with 
vertical battens, Hardie planks (horizontal), and Hardie fish-scale shingles, all painted 
white. Garage doors, trim fascia, gutters, and downspouts are to be "sweet basil green." 
The roof of the house would contain both hips and gables, and would be broken into 
sections with various modest pitches, ranging from 2 ~in 12 to 5 in 12. Roofing is to be 
black or dark gray composition shingles. Downcast exterior light fixtures are proposed at 
eight locations around the building. The approved residence also uses a substantial 
amount of glass in the design, including on the sun room/potting shed to be added on the 
east side of the residence, facing away from the main thoroughfare as well as large 
windows, divided into lights, on the west side of the building facing the main 
thoroughfare, Lansing Street. 

The approved project also includes an 8-foot x 10-foot utility building, 11-feet high, to be 
located south of the entry gate at Lansing Street, an LPG tank in the southwest comer of 
the property, screened by 30-inch-high fencing similar in design to the 6-foot existing 
fencing on the eastern portion of the parcel, a new paved driveway, and an underground 
water storage tank on the eastern portion of the lot. Soil to be removed from the site of 
the addition would be used to create two landscape berms between the house and Lansing 
Street, on either side of the driveway. 

The subject parcel is designated on the Town of Mendocino Land Use Map as Suburban 
Residential- 20,000 square feet minimum lot size (SR-20,000), and is zoned Mendocino 
Suburban Residential (MSR). The Town of Mendocino is recognized as a unique 
community on the northern California coast, and is listed on the National Register of 
Historic Places. The town is designated as a "Special Community" in the County's LCP. 
The area is located .outside of the oore historic district to the south and southwest, which 
contains structures dating back to the late 1800s. In contrast, the buildings in the area 
surrounding the subject property were, for the most part, constructed during the mid to 
later part of the 20th Century. To the east of the applicant's parcel is the two-story Hill 
House Inn hotel and restaurant. To the south, across Palette Drive, are a cemetery and the 
MacCullum Suites Bed and Breakfast. To the west, across Lansing Street is the Catholic 
Church, and to the north is the Point of View Estates Subdivision, which is suburban in 
feel with a variety of single-family residential homes. The approved building is located 
just off of Lansing Street (the old Highway One), the main north-south road through 
town, and it would be significantly closer to the road than the two large inns to the east 
and southeast. 
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D. SUBSTANTIAL ISSUE ANALYSIS. 

Section 30603(b )(1) of the Coastal Act states: 

The grounds for an appeal pursuant to subdivision (a) shall be limited to an 
allegation that the development does not conform to the standards set forth in the 
certified local coastal program or the public access policies set forth in this 
division. 

Coastal Act Section 30625(b) states that the Commission shall hear an appeal 
unless it determines: 

With respect to appeals to the commission after certification of a local coastal 
program, that no substantial issue exists with respect to the grounds on which an 
appeal has been filed pursuant to Section 30603. 

The term "substantial issue" is not defined in the Coastal Act or its implementing 
regulations. The Commission's regulations indicate simply that the Commission will 
hear an appeal unless it "finds that the appeal raises no significant question." (California 
Code of Regulations, Title 14, Section 13115(b ). ) In previous decisions on appeals, the 
Commission has been guided by the following factors: 

1. The degree of factual and legal support for the local government's decision that 
the development is consistent or inconsistent with the certified LCP and with the 
public access policies of the Coastal Act; 

2. The extent and scope of the development as approved or denied by the local 
government; 

3. The significance of the coasta1 resources affected by the decision; 

4. The precedential value of the local government's decision for future 
interpretations of its LCP; and 

5. Whether the appeal raises only local issues, or those of regional or statewide 
significance. 

Even when the Commission chooses not to hear an appeal, appellants nevertheless may 
obtain judicial review of the local government's coastal permit decision by filing a 
petition for a writ of mandate pursuant to Code of Civil Procedure, Section 1094.5. 

The contention raised in this appeal presents potentially valid grounds for appeal in that it 
alleges the project's inconsistency with policies of the certified LCP. Specifically, this 
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contention alleges that the approval of the project by the County raises a significant issue 
related to LCP provisions regarding: (a) the protection of visual resources and special 
communities (b) consistency with the historic design standards of the Town of 
Mendocino. In this case, for the reasons discussed further below, the Commission 
exercises its discretion and determines that with respect to the allegation below, the 
appeal raises a substantial issue with regard to the approved project's conformance with 
the certified Mendocino County LCP. 

Allegation Raising Substantial Issue Regarding Protection of Visual Resources and 
Special Communities 

The Appellants contend that the approved project is inconsistent with policies protecting 
the Town of Mendocino as a "special community," and the protection of scenic and 
visual qualities ofthe area. Specifically: 

• The project blocks public views to the sea from Palette Drive; 
• The project is not compatible with the surrounding area because it turns an 1,145-

square-foot residence into a 6,250- square-foot two-story "behemoth," and will 
visually overwhelm the surrounding residences and it is not compatible with the 
catholic church across the street; 

• The County erred in comparing the project's proposed size to that of the neighboring 
Hill House and the former Reed Manor in order to justify its mass, because the latter 
are commercial visitor serving facilities (hotels). A proper comparison to the small 
residence on the lot to the north would be more appropriate; 

• The 450-foot-long, 6-foot-high approved fence is, in and of itself inconsistent with 
visual resource policies and Coastal Act 30251, and the fact that it is proposed to be 
painted basil green and white exacerbates its adverse visual impact; 

• The unusual variety of hips, gables, and several different roof pitches, are also 
inconsistent with the policies, and unlike any adjacent architecture in the Point of 
View Estates; 

• The three different exterior siding treatments are un1ike any other adjacent bui1ding in 
the surrounding area; 

• The approved water tower structure attached to the house is a faux addition and is 
inconsistent with the visual policies because it would draw attention to the structure 
and set it apart from other structures in the vicinity, rather than achieve compatibility 
with surrounding structures. 

• The ~proved amount of glass on the residence is excessive and would not be masked 
by the approved fence on the northern, southern, or western views, contrary to County 
findings; and 

• The use of blacktop on the approved driveway is inconsistent with the historic 
standard, which requires that driveways be made of grass, gravel, or turf stone. 

Appellants cite policies in Chapter Four ofthe Mendocino Town Plan, which require the 
protection of the Town of Mendocino as a "special community," and require that all 
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development conform to Coastal Act Section 30251, which requires the protection of 
scenic and visual qualities of coastal areas and that development be visually compatible 
with the character of surrounding areas. Additionally, Appellants cite the historic design 
standards of the Town zoning code. 

LCP Policies and Standards 

LUP Policy 4.13-1 States: 

The Town of Mendocino shall be designated a special community and a 
significant coastal resource as defined in Coastal Act Section 30251. New 
development shall protect this special community which, because of its unique 
characteristics, is a popular visitor destination point for recreational uses. 

Mendocino shall be recognized as a historic residential community with limited 
commercial services that are important to the daily life of the Mendocino Coast. 

The controlling goal of the Town Plan shall be the preservation of the town's 
character. This special character is a composite of historic value, natural setting, 
attractive community appearance and an unusual blend of cultural, educational 
and commercial facilities. 

The preservation of the town's character shall be achieved, while allowing for 
orderly growth. This shall be done by careful delineation of land uses, provision 
of community services and review and phasing of development proposals. 
Balance shall be sought between residential units, visitor accommodations and 
commercial uses. Provision of open space and siting of structures to retain public 
views of the sea shall be considered as part of all new development proposals. 
The objective shall be a Town Plan which retains as much as possible the present 
physical and social attributes of the Mendocino Community. 

"Balance" between residential uses, commercial uses and visitor serving uses 
shall be maintained by regulating additional commercial uses through 
development limitations cited in the Mixed Use and Commercial Land Use 
Classifications; and, by limiting the number of visitor serving uses. 

Visitor Serving Units listed on Table 4.13-1 (234) shall remain fzxed, and a ratio 
of thirteen long term dwelling units to one Vacation Home Rental or one Single 
Unit Rental (Tables 4.13-2 o,nd 4.13-3) shall remain fzxed; until the plan is further 
reviewed and a plan amendment is approved and certified by the California 
Coastal Commission. 

For example, an increase in long term residential dwelling units from the current 
count of 3 06 to 319, would allow an increase of one short term rental, whether 
Single Unit Rental or Vacation Home Rental. 
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Tables 4.13-2 (Single Unit Rentals) and 4.13-3 (Vacation Home Rentals) shall be 
flexible as to location and such changes of location shall not require a plan 
amendment. 

LUP Policy 4.13-13 States: 

In addition to any design review related to protection of the character of the town, 
all development shall conform to Section 30251 ofthe Coastal Act, and any 
specifically designated scenic and view areas as adopted on the map. Provisions 
of open space and siting of structures to retain public views shall be considered 
as part of all new development proposals. (.Emphasis added). 

Coastal Act Section 30251 states: 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural/and forms, to be visually compatible with the 
character o(surrounding areas, and, where feasible, to restore and enhance 
visual quality in visually degraded areas. New development in highly scenic areas 
such as those designated in the California Coastline Preservation and Recreation 
Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. (Emphasis added) 

Sec. 20.504.020 of the Mendocino County Coastal Zoning Code states in applicable part: 

(A) The Town of Mendocino is the only recognized special community in the 
Coastal Element. Division III of Title 20 provides specific criteria for new 
development in Mendocino ... 

(C) Development Criteria. 
(1) The scale o[new development (building height and bulk} shall be 

within the scope and character of existing development in the 
surrounding neighborhood. 

(2) New development shall be sited such that public coastal views are 
protected. 

(3) The location and scale of a proposed structure will not have an 
adverse effect on nearby historic structures greater than an alternative 
design providing the same floor area. Historic structure, as used in 
this subsection, means any structure where the construction date has 
been identified, its history has been substantiated, and only minor 
alterations have been made in character with the original architecture. 

(4) Building materials and exterior colors shall be compatible with those 
of existing structures. 
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(D) The scenic and visual qualities of Mendocino County Coastal Areas shall be 
considered and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and along the 
ocean and scenic coastal areas, to minimize the alteration of natural/and 
forms, to be visuallv compatible with the character of surrounding areas and, 
where feasible, to restore and enhance visual quality in visually degraded 
areas. New development in highly scenic areas designated by the County of 
Mendocino Coastal Element shall be subordinate to the character of its 
setting. (Ord. No. 3785 (part), adopted 1991) (Emphasis added). 

Mendocino Town Plan Policy 4.13-8 states: 

The Historical Preservation District Zoning Ordinance, as amended, shall be 
made a part of the implementing ordinances of the Mendocino Town Plan and the 
Mendocino Historical Review Board shall continue to exercise those charges as 
specified by the ordinance. 

Mendocino Town Plan Policy 4.13-9 states: 

Design review guidelines shall set criteria which will be utilized to ensure 
preservation, protection, enhancement, rehabilitation, reconstruction and 
perpetuation of existing structures of historic significance in a manner consistent 
with the character of the Town. 

New buildings, rehabilitations and renovations to existing structures will be 
consistent with the character of the town and they shall not degrade the setting of 
buildings of landmark stature (as described in the Inventory of Historic Building, 
Appendix, Historic Structures). Regulations shall be consistent with the historic 
ordinance and guidelines as accepted by the County Board of Supervisors. Such 
criteria shall include, but not he limited to architectural design. size. height. 
dormers, windows, structures, appurtenances, proportion and placement of 
improvements on the parcel, and landscaping, including planting or removal of 
vegetation, must be reviewed in the application process. 

Mendocino Town Plan Policy 4.13-11 states: 

Review of applications for all new development shall include consideration of 
requiring dedicated scenic easements to protect views from Highway 1, as well as 
public views to the sea and landmark structures as described in the Inventory of 
Historic Structures (Appendix). 
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Mendocino Town Plan Policy 4.13-13 states: 

In addition to any design review related to protection of the character of the town, 
all development shall conform to Section 30251 ofthe Coastal Act, and any 
specifically designated scenic and view areas as adopted on the map. Provisions 
of open space and siting of structures to retain public views shall be considered 
as part of all new development proposals. 

Sec. 20.760.010 ofthe Mendocino Town Zoning Code states: 

Designation of District. 

In addition to the use regulations provided in this division there is hereby 
established the Mendocino Historical Preservation District which shall be an 
overlay district applying to the following unincorporated areas of the Town of 
Mendocino.· 

(A) That area bounded on the north by Slaughterhouse Gulch, on the south by 
the waters of Big River and Mendocino Bay, on the west by the Pacific 
Ocean and the east (north of Little Lake Road) by those parcels fronting 
on the west side of Gurley Street (south of Little Lake Road), following the 
present Sewer District/Town Plan boundaries as per drawing (Assessor's 
Parcel Book 119, Pages 10 and 11). 

(B) Excepting that subdivision commonly known as Point of View Estates. and 
Assessor's Parcel Numbers 119-070-12. 119-080-12. 119-080-14. 119-
080-15. 119-140-04. 119-140-05 and 119-140-29 (November 28. 1978. 
Reed vs. County o(Mendocino #44860): all that real property situated in 
the County of Mendocino, State of California, described in Exhibit "A", 
which is incorporated herein by reference and is available for public 
inspection at the office of the Mendocino County Office of the Clerk of the 
Board of Supervisors, Courthouse, Ukiah. Such area shall be subject to 
the provisions ofthis Chapter. (Ord. No. 3915 (part), adopted 
199 5)(.emphasis added) 

Section 20.692.020 of the Mendocino Town Zoning Code states in applicable part: 

Special Considerations. 

(E) Development outside the Historical Preservation District identified in Section 
20. 7 60.010 shall be consistent with the standards of the Historical Preservation 
District in Section 20.760.050. (Ord. No. 3915 (part), adopted 1995) 
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Section 20.760.050 of the Mendocino Town Zoning Code (historic design standards) 
states: 

Standards. 

It is the intent of this section to provide standards which shall be used by the 
Review Board when considering applications subject to the provisions of this 
Chapter: 

(A) Size, forms, materials, textures, and colors shall be in general accord with the 
appearance of structures built in Mendocino prior to 1900. To this end they 
shall be in general accord with the designs as exemplified, but not limited to, 
those depicted in the photographs contained in Exhibit "B", a book of 
photographs which is incorporated herein by reference and is available for 
public inspection through the Clerk of the Mendocino Historical Review 
Board. This section shall not be interpreted as requiring construction to be 
with the forms, materials, textures, colors or design as used in Mendocino 
prior to 1900, but only that the construction be compatible with and not in 
disharmony with the architectural standards herein expressed. 
(1) All activities subject to this Chapter shall relate to the area in which it is 

located through texture, size, proportion, height, form, style, siting, 
materials, and relationship to surrounding structures. Contemporary 
design is not expressly prohibited. 

(2) The excessive use of glass is discouraged. 
(3) The architecture, size, materials, details, proportion, height, texture, color, 

facade treatment and fenestration of the work proposed insofar as the 
same affects the appearance of the subject property and other property 
within the district. 

(4) Fences should be of wood, iron, or plant materials. Retaining walls should 
be of dry stone, stone masonry or wood. 

(5) Sidewalks of brick, flagstone, or board are allowed. Driveways of grass, 
gravel or turf stone are allowed. Major coverage of front yard setbacks is 
prohibited. 

(6) Lighting: If sign lighting is required, it shall be indirected, restricted to 
business hours only, and shall not create a glare or reflection onto 
adjacent properties or public streets. Neon lighted signs are prohibited. 
Indoor lighted signs visible to the public from outside the building are 
subject to the approval of the Mendocino Historical Review Board. 

(7) Utility poles and street lighting: Street lighting shall be limited to only that 
necessary for safety to light streets and pedestrian walkways. 

(8) Signs: 
(a) Signs should be made of wood. 
(b) Only one (1) sign will be allowed per business when one (1) sign will 

suffice. 
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(c) Use of a "directory" type sign is recommended for buildings containing 
more than one (1) business and using a common entrance. 

(d) Size, design, and location of sign shall be in harmony with the building 
and surrounding buildings. 

(e) Signs shall not block public views or lines of sight. Signs flush to 
building are preferable; signs perpendicular to building are permitted 
under special circumstances. 

(j) Signs advertising businesses outside of the Historic District or 
advertising local businesses not located on the same property are 
prohibited. 

(9) Exterior painting: In the use of paint color schemes involving more than 
one (1) color, the "accent" color shall be limited to those parts of the 
structure, defined herein: 
(a) Basic color: applied to exterior siding. 
(b) Trim color: applied to soffits, fascias and trim. 
(c) Accent color: applied to window frames, emullients, muntins and 

doors. 
(1 0) Dumpsters shall be effectively screened from public view. 
(11) Landscaping: Any construction related to landscaping in excess of six (6) 

feet in height shall be compatible with and not in disharmony with the 
existing structure(s) on the property or other structures in the District. 

(B) In order to further amplify and illustrate the descriptions or definitions of 
Mendocino architecture prior to 1900, and to furnish more complete details, 
architectural elements and composition thereof, the Review Board may from 
time to time submit additional illustrations, photographs and definitions, 
which, when approved by resolution of the Board of Supervisors of 
Mendocino County, shall be additional standards applicable in the Historical 
Preservation District. 

(C) To determine whether activities subject to this chapter will be in conformance 
with the standards set forth above, the Review Board shall evaluate the 
following elements of each application proposal: 
(1) Height. The height of any new development and of any alteration or new 

construction to a landmark structure shall be compatible with the style 
and character of the structure and with surrounding structures in the same 
Historical Zone. 

(2) Proportions of Windows and Doors. The proportions and relationships 
between doors and windows <Jf any new development and <Jf any proposed 
alteration or new construction to a landmark structure shall be compatible 
with the architectural style and character of the structure and with 
surrounding structures in the same Historical zone. 

(3) Relationship of Building Masses and Open Spaces. All new development 
shall provide open space areas and the relationship of the siting of any 
development to the open space between it and adjoining structures shall 
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Discussion 

be compatible. All development shall be compatible with public views to 
the sea and to landmark and historically important structures. 

( 4) Roof Shape. The design of the roof of any new development and of any 
proposed alteration or new construction to a landmark structure shall be 
compatible with the architectural style and character of the structure and 
surrounding structures in the same Historic Zone. 

(5) Landscaping. Landscaping shall be compatible with the architectural 
character and appearance of adjacent landmark and historically 
important structures and surrounding structures, landscapes and public 
views in the same Historic Zone. Landscaping shall be used to effectively 
screen on-site parking areas where appropriate. 

(6) Scale. The scale of any new development or alteration or new construction 
to an existing structure shall be compatible with the architectural style 
and character of existing and surrounding structures in the same Historic 
Zone. 

(7) Directional Expression. Facades shall blend with other structures with 
regard to directional expression and structures shall be compatible with 
the dominant vertical expression of surrounding structures. The 
directional expression of a landmark and/or historically important 
structure after alteration, construction or partial demolition shall be 
compatible with its original architectural style and character. 

(8) Architectural Details. Where any alteration, demolition or new 
construction is proposed for a landmark or historically important 
structure, architectural details, including materials, color, textures, 
fenestration and ornamentation shall be treated so as to make the 
structure compatible with its original architectural style and character, 
and to preserve and enhance the architectural style and character of the 
structure. (Ord. No. 3915 (part), adopted 1995) 

LUP Policies 4.13-1 and 4.13-13, Coastal Act Section 30251, and the development 
criteria for "Special Communities", as stated in Section 20.504.020 ofthe Coastal Zoning 
Code, require that the scale of new development be within the scope and character of 
existing development in the surrounding area, and that building materials and exterior 
colors be compatible with existing structures, and that new development be sited and 
designed to be visually compatible with the character Dfthe surrounding area. 

The approved 5,428- square-foot remodeled house, or 6,254- square-foot house if one 
adds the approved attached garage, would be more than five times the size of the existing 
residence and much larger than other single-family residences in surrounding 
neighborhood. Additionally, the west elevation ofthe house would be somewhat more 
than three times the size of that of the existing house, and the north elevation would also 
show a similar increase in size, with the second story addition appearing above and 
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beyond the remodeled existing building. While there are two large inns behind the Reed 
residence, the 8,317 - square-foot MacCallum House Suites, a 5-unit bed and breakfast 
facility, and the 35,000- square-foot Hill House Inn, these structures are visitor-serving 
units, and by their very nature, are large. The subject residence is not an inn, but a 
residence, and therefore other residences in the neighborhood arguably provide a more 
appropriate baseline for comparison in evaluating whether the project is visually 
compatible with its surroundings. The Reed residence as approved would be significantly 
larger and out of character with the surrounding residences. These include the small, 
inconspicuous approximately 1,000- square-foot neighboring residence to the north (see 
exhibit 5), and all of the 1,048 - 2, 710 square foot residences in the Point of View 
Subdivision to the north. 

The Applicants and their agent have submitted square footages for several large 
structures in Mendocino County to the Commission, but virtually none of the residences 
are located close to the Reed residence, and many of the structures submitted are 
commercial structures, not residences. The Applicants did note the "Lemley House", a 
4,851- square-foot residence on Lansing Street, but this house is located on the other 
side of Lansing Street and 1,500 feet north of the Reed residence, and is largely outside 
the plane of view as one views the Reed residence and its environs from Lansing Street. 
Furthermore, the Reed residence as approved would still be 1,400 square feet larger than 
the Lemley House. 

Moreover, even if one were to use the adjacent two inns as a baseline for determining the 
project's compatibility with its surroundings, the Hill House Inn and the MacCallum 
House Suites, while very large, are set back approximately 200- 250-feet from Lansing 
Street and do not visually dominate the main thoroughfare. The Reed residence is situated 
on a large open lawn, and the expanded residence would be approximately 60-feet off of 
Lansing Street, a well-traveled thoroughfare, and the proposed addition expanding the 
house by five times its current size would dominate the landscape from the eye of the 
passerby. Currently the passerby can look east from Lansing Street and see a smooth 
transition from smaller/shorter residences (including the current Reed residence) to the 
taller inns on the hillside behind the smaller residences to the east. If the Reed house, 
which is currently 1, 145 square feet and single story, were enlarged dramatically as 
approved, it would break up this smooth transition and draw one's attention to the large 
residence towering over the road. 

Furthermore, the 'faux' water tower design element as well as the approved colors on the 
residence, would further add to the residence's tendency to "stand out" rather than blend 
in with the surrounding area. The neighboring Hill House Inn is light green and the 
MacCallum House Suites is beige. Neither of these colors is very bright so as to cause the 
structures to stand out from their surroundings. Exterior colors used in the Point of View 
Subdivision to-the north are varied, but mainly are weathered wood, and many have white 
painted trims rather than brighter colors, in contrast to the proposed basil green trim on 
the Reed residence. While there are water towers throughout the Mendocino Historic 
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District, this area of town contains structures that are more modem, and differently 
designed than those structures downtown, and there are no other water towers that are 
prominent in the immediate vicinity of the subject parcel from Lansing Street. The 
approved water tower and the approved colors on the Reed residence, white with sweet 
basil trim, combined with its large size, would cause the structure to become a focal 
point, rather than blend with the surroundings. 

Although the Mendocino County Permit Administrator ultimately approved the project, 
County Staff made the following observations in their January 25, 2005 staff 
recommendation: 

"The redesign of the entry tower to a design element evoking a water tower rather 
than a lighthouse could be argued to have some increased connection to 
Mendocino architecture, as there are water towers in Mendocino, but not 
lighthouses. However the structure being proposed is neither a water tower nor a 
lighthouse, but a residence, and it is debatable whether there is really any reason 
why a building being designed to be a residence should look like either a 
lighthouse or a water tower. The water towers shown in the enclosed photos 
submitted by the Reeds were originally built as water towers, and later converted 
to accommodate other uses, retaining elements of their original design. They were 
not constructed to look like something else, or to evoke something from the past. It 
appears to staff that the primary purpose of the entry tower is to create a visual 
focal point designed to draw attention to the structure and set it apart from other 
structures in the vicinity, rather than to achieve compatibility. (April 18, 2005 
County Staff Report) " 

Further comments about the 'focal point' rather than 'compatibility' aspect of the 
approved residence in the January 25,2005 staff report include: 

"The house proposed by the applicant contains a variety of different shapes, 
forms, window sizes and styles, and roof pitches. The variety of elements do not 
form a cohesive whole, so much as a collection of disparate elements ... the varied 
shapes and masses of the house will make it stand out rather than fit in. " 

Given the "Special Community" status of the Town of Mendocino, special care must be 
taken in siting and designing structures to ensure the character of this significant coastal 
resource is maintained. For all ofthe above reasons, the Commission finds that the appeal 
raises a substantial issue as to whether the scale and design of the approved residence is 
compatible with the character with: (1) the surrounding area, as required by LUP Policies 
4.13-1 and 4.13-13, Coastal Act Section 30251; and (2) the development criteria for 
"Special Communities", as stated in Section 20.504.020 of the Coastal Zoning Code, 
which require that the scale of new development be within the scope and character of 
existing development in the surrounding area, and that building materials and exterior 
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colors be compatible with existing structures, and that new development be sited and 
designed to be visually compatible with the character of the surrounding area. 

The Commission certified the Mendocino LCP with its designation of the Town of 
Mendocino as a special community in recognition of its historic and visual significance. 
Thus the Commission finds the visual character of the Town of Mendocino is a 
significant coastal resource, and the project as approved raises a substantial issue of 
conformance with the provisions ofLUP Policies 3.4-1 and 3.4-7 and Coastal Zoning 
Code Sections 20.500.020. 

Conclusion of Part One: Substantial Issue 

The Commission finds that for the reasons stated above, the project as approved by the 
County, raises a substantial issue with respect to the conformance of the approved project 
with respect to the policies of the certified LCP regarding the protection of visual 
resources. 

PART TWO-DE NOVO ACTION ON APPEAL 

StaffNotes: 

1. Procedure 

If the Commission finds that a locally approved coastal development permit raises a 
Substantial Issue with respect to the policies of the certified LCP, the local government's 
approval no longer governs, and the Commission must consider the merits of the project 
with the LCP de novo. The Commission may gpprnve, approve with conditions 
(including conditions different than those imposed by the County), or deny the 
application. Since the proposed project is within an area for which the Commission has 
certified a Local Coastal Program, the applicable standard of review for the Commission 
to consider is whether the development is consistent with Mendocino County's certified 
Local Coastal Program (LCP). Testimony may be taken from all interested persons at the 
de novo hearing. 

2. Incorporation of Substantial Issue Findings 

The Commission hereby incorporates by reference into its findings on the de novo review 
oftheproject the Substantial Issue Findings above. 
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I. MOTION, STAFF RECOMMENDATION, AND RESOLUTION 

Pursuant to Section 30625 ofthe Coastal Act and as discussed below, the staff 
recommends that the Commission determine that the development does not 
conform to the standards set forth in the certified local coastal program deny the 
permit. The proper motion is: 

MOTION: I move that the Commission approve Coastal 
Development Permit No. A-1-MEN-02-148 for the 
development proposed by the applicant. 

Staff Recommendation of Denial: 

Staff recommends a NO vote. Failure ofthis motion will result in denial ofthe 
permit and adoption of the following resolution and findings. The motion passes 
only by affirmative vote of a majority of the Commissioners present. 

RESOLUTION TO DENY THE PERMIT: 

The Commission hereby denies a coastal development permit for the proposed 
development on the ground that the development will not conform with the policies 
of the certified LCP. Approval of the permit would not comply with the California 
Environmental Quality Act because there are feasible mitigation measures or 
alternatives that would substantially lessen the significant adverse impacts of the 
development on the environment. 

II. FINDINGS AND DECLARATIONS FOR DENIAL 

The Commission hereby finds and declares: 

A. PROJECT AND SITE DESCRIPTION 

Finding C of the Substantial Issue portion of this report regarding the project and site 
description is hereby incorporated by reference. 

B. ANALYSIS OF LCP CONSISTENCY 

As discussed below, the Commission is denying the proposed residence because it is 
inconsistent with certified LCP provisions intended to protect visual resources and the 
"Special Community" of Mendocino. 
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1. Protection of Visual Resources and Special Communities 

LCP Policies 

LUP Policy 4.13-1 States: 

The Town of Mendocino shall be designated a special community and a 
significant coastal resource as defined in Coastal Act Section 30251. New 
development shall protect this special community which, because of its unique 
characteristics, is a popular visitor destination point for recreational uses. 

Mendocino shall be recognized as a historic residential community with limited 
commercial services that are important to the daily life of the Mendocino Coast. 

The controlling goal of the Town Plan shall be the preservation of the town's 
character. This special character is a composite of historic value, natural setting, 
attractive community appearance and an unusual blend of cultural, educational 
and commercial facilities. 

The preservation of the town's character shall be achieved, while allowing for 
orderly growth. This shall be done by careful delineation of land uses, provision 
of community services and review and phasing of development proposals. 
Balance shall be sought between residential units, visitor accommodations and 
commercial uses. Provision of open space and siting of structures to retain public 
views of the sea shall be considered as part of all new development proposals. 
The objective shall be a Town Plan which retains as much as possible the present 
physical and social attributes of the Mendocino Community. 

"Balance" between residential uses, commercial uses and visitor serving uses 
shall be maintained by regulating additional commercial uses through 
development limitoJions cited in the Mixed Use and Commercial Land Use 
Classifications; and, by limiting the number of visitor serving uses. 

Visitor Serving Units listed on Table 4.13-1 (234) shall remainfzxed, and a ratio 
of thirteen long term dwelling units to one Vacation Home Rental or one Single 
Unit Rental (Tables 4.13-2 and 4.13-3) shall remainfzxed; until the plan is further 
reviewed and a plan amendment is approved and certified by the California 
Coastal Commission. 

For example, an increase in long term residential dwelling units from the current 
count of 306 to 319, would allow an increase of one short term rental, whether 
Single Unit Rental or Vacation Home Rental. 

Tables 4.13-2 (Single Unit Rentals) and 4.13-3 (Vacation Home Rentals) shall be 
flexible as to location and such changes of location shall not require a plan 
amendment. 
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LUP Policy 4.13-13 States: 

In addition to any design review related to protection of the character ofthe town. 
all development shall conform to Section 30251 o(the Coastal Act, and any 
specifically designated scenic and view areas as adopted on the map. Provisions 
of open space and siting of structures to retain public views shall be considered 
as part of all new development proposals. (.Emphasis added). 

Coastal Act Section 30251 states: 

The scenic and visual qualities of coastal areas shall be considered and protected 
as a resource of public importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and scenic coastal areas, to 
minimize the alteration of natural/and forms, to be visually compatible with the 
character of surrounding areas, and, where feasible, to restore and enhance 
visual quality in visually degraded areas. New development in highly scenic areas 
such as those designated in the California Coastline Preservation and Recreation 
Plan prepared by the Department of Parks and Recreation and by local 
government shall be subordinate to the character of its setting. (.Emphasis added). 

Sec. 20.504.020 of the Mendocino County Coastal Zoning Code states in applicable part: 

(A) The Town of Mendocino is the only recognized special community in the 
Coastal Element. Division III of Title 20 provides specific criteria for new 
development in Mendocino ... 

(C) Development Criteria. 
(1) The scale o(new development (building height and bulk) shall be 

within the scope and character of existing development in the 
surrounding neighborhood. 

(2) New development shall be sited such that public coastal views are 
protected. 

(3) The location and scale of a proposed structure will not have an 
adverse effect on nearby historic structures greater than an alternative 
design providing the same floor area. Historic structure, as used in 
this subsection, means any structure where the construction date has 
been identified, its history has been substantiated, and only minor 
alterations have been made in character with the original architecture. 

(4) Building materials and exterior colors shall be compatible with those 
of existing structures. 

(D) The scenic and visual qualities of Mendocino County Coastal Areas shall be 
considered and protected as a resource of public importance. Permitted 
development shall be sited and designed to protect views to and along the 
ocean and scenic coastal areas, to minimize the alteration of natural land 



A-1-MEN-05-024 
Monte and Barbara Reed 
Page26 

~--~------- ~- ~-----------------------------. 

forms, to be visually compatible with the character o(surrounding areas and, 
where feasible, to restore and enhance visual quality in visually degraded 
areas. New development in highly scenic areas designated by the County of 
Mendocino Coastal Element shall be subordinate to the character of its 
setting. (Ord. No. 3785 (part), adopted 1991) (.Emphasis added). 

Discussion 

As described above, the project proposal would remodel and add to an existing 1,145-
square-foot one-story residence, to create a two-story 5,428- square-foot residence with 
an 826- square-foot attached garage, for a total of6,254 square feet. It would increase 
the size of the existing residence fivefold, including two bedrooms, four bathrooms, a 
dining room, kitchen, living room, media room, office, sun porch, two-car garage, and a 
shop utility room. Accessory improvements would include a paved driveway, patio, 
retaining wall, underground water storage tank, an 80-square-foot utility building, LPG 
tank, and landscape berms. 

The certified LCP provisions of Coastal Zoning Code Section 20.504.020 require that the 
building scale, including height and bulk, of new development be within the scope and 
character of existing development in the surrounding neighborhood, and that building 
materials and colors be compatible with that of existing structures. These provisions 
implement LUP Policies 4.13-1 and 4.13-13, which require that development in 
Mendocino preserve the special character of the community, and that development be 
consistent with Coastal Act Section 30251, which requires that new development be 
visually compatible with the surrounding area. 

Regarding the proposed development's scale, the proposed residence would increase in 
size by over five times the square footage of the existing residence, three times the height 
on the western and northern elevation, the latter of which where the second story addition 
would appear above and beyond the remodeled existing building. This residence would 
be much larger than other residences in the neighborhood. Immediately adjacent and to 
the north is a small, inconspicuous, approximately 1,000- square-foot residence, which 
would be dominated by the proposed residence (see exhibit 5). Other residences in the 
neighboring Point of View Subdivision range in size from 1,048 to 2,710 square feet. 
While there are larger structures in the vicinity~ including the ~'Lemley House," located 
on the west side of Lansing Street and north of the Reed parcel, which is 4,850 square 
feet; and the two inns to the east of: and behind the proposed residence~ MacCallum 
House Suites at 8,317 square feet and the Hill House Inn at 35,000 square feet and the 
Catholic Church's meetinghouse across the street; the majority of these structures are 
visitor or public serving units. The proposed development is not an inn nor a 
meetinghouse, but a residence, and it would be significantly larger than other residences 
in the area. While the applicant has submitted information on other large residences in the 
Town of Mendocino, none of these are located in the immediate vicinity of the Reed 
parcel, and hence cannot be used to determine whether the proposed residence is visually 
compatible with the surrounding area. 



A-1-MEN-05-024 
Monte and Barbara Reed 
Page 27 

Even if one were to compare the proposed residence with the neighboring inns, Hill 
House and MacCallum House Suites, one would need to take note of the visual context of 
these structures. The two inns are set back approximately 200-250 feet from Lansing 
Street, and they do not dominate the main public thoroughfare. In contrast, the Reed 
parcel is situated immediately adjacent to Lansing Street, and if, as proposed, the 
residence were enlarged to five times its size, it would dominate the landscape from the 
eye of the passerby. Currently, the passerby can look east from Lansing Street and see a 
smooth transition from smaller and shorter residences (including the current Reed 
residence) to the taller inns on the hillside behind them. If the Reed residence were 
enlarged as proposed, it would break up this smooth transition and draw one's attention 
to the large residence towering over the road. Thus, from the standpoint of scale, 
including bulk and height, the proposed development is inconsistent with Coastal Zoning 
Code Section 20.504.020(C)(l). 

Secondly, various design elements of the proposed residence are inconsistent with 
Coastal Zoning Code Section 20.504.020(C), which require that building materials and 
colors be compatible with existing structures. The faux "water tower" attached structure, 
as well as the proposed white with sweet basil green trim colors, would cause the 
residence to stand out rather than to be compatible with other structures in the area. The 
neighboring Hill House Inn is light green, the MacCallum Suites is beige, the small 
residence neighboring the Reeds to the north is natural wood, and the exterior colors used 
in the neighboring Point of View Subdivision are mainly weathered wood and many have 
white trim, in contrast to the proposed basil green trim on the proposed residence. None 
of these colors are very bright as to cause the structures to stand out from their 
surroundings. While there are other water towers in Mendocino, the area of town where 
the Reed parcel is located contains structures that are more modem and differently 
designed from those structures downtown, and there are no other water towers 
prominently visible in the vicinity of the ~ubject parcel from Lansing Street, the main 
vantage point. Thus, the proposed water tower design and the proposed colors on the 
residence would cause the structure to become a focal point, rather than to blend in with 
existing surrounding structures, especially when combined with the structures large size, 
as described above. 

Therefore, the Commission finds the project .as proposed is inconsistent with LUP 
Policies 4.13-1 and 4.13-13, and Coastal Zoning Code 20.504.020 and must be denied. 

Alternatives 

Denial of the proposed permit will not eliminate all economically beneficial or productive 
use of the applicants' property or unreasonably limit the owner's reasonable investment 
backed expectations of the subject property. Denial of this permit request to remodel and 
expand their existing residence would still leave the applicants available alternatives to 
use the property in a manner that would be consistent with the policies of the LCP. 
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The applicants currently have a residence that they can continue to use on the 
approximately ~-acre property within the Town of Mendocino. In addition, after securing 
a coastal development permit from the county of Mendocino, the applicants could 
construct a smaller addition that could be approved if the height were limited to one 
story, the size were more in keeping with the size of surrounding residences, and the 
design did not include features such as a water tower and bright colors that are designed 
to draw attention to the development. 

Therefore, the Commission finds that feasible alternatives to the proposed project exist 
for the applicants to make economically beneficial or productive use of the property in a 
manner that would be consistent with the policies of the certified LCP. 

Conclusion of Part Two: De Novo Action on Appeal 

The Commission finds that as discussed above, the project as proposed is inconsistent 
with the Mendocino County certified LCP because the proposed building's scale, 
including height and bulk, are not within the scope and character of existing development 
in the surrounding neighborhood, and the building's design, including the faux "water 
tower" and the proposed bright colors, white and sweet basil green, are not compatible 
with that of existing structures in the area, inconsistent with LUP Policies 4.13-1 and 
4.13-13, and Coastal Zoning Code 20.504.020. 

The Commission finds that there are no conditions that could be applied that could make 
the particular residential structure that is proposed consistent with LUP Policies 4.13-1 
and 4.13-13, and Coastal Zoning Code 20.504.020. Therefore, the Commission finds that 
the proposed project must be denied. 

C. CALIFORNIA ENVIRONMENTAL QUALITY ACT. 

Section 13906 of the California Code ofRegulation requires Commission approval of 
coastal development permit applications to be supported by a fmding showing that the 
application, as modified by any conditions of approval, is consistent with any applicable 
requirements of the California Environmental Quality Act (CEQA). Section 
21 080.5( d)(2)(A) of CEQA prohibits a proposed development from being approved if 
there are feasible alternatives or feasible mitigation measures available, which would 
substantially lessen .any significant adverse impact that the activity may have on the 
environment. 

The Commission incorporates its findings on conformity with LCP policies at this point 
as if set forth in full. These findings address and respond to all public comments 
regarding potential significant adverse environmental effects of the project that were 
received prior to preparation of the staff report. 
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As discussed herein, in the findings addressing the consistency of the proposed project 
with the certified LCP, the proposed project is not consistent with the policies of the 
certified LCP regarding the protection of visual resources and "special communities," 
because the scale of the proposed residence, including its height and bulk, are not within 
the scope and character of existing development in the surrounding neighborhood, and 
the design of the proposed residence, including the faux "water tower" and the proposed 
bright colors, white and sweet basil green, are not compatible with that of existing 
structures in the area. 

As also discussed above in the findings addressing project alternatives, there are feasible 
mitigation measures and feasible alternatives available which would substantially lessen 
any significant adverse impact that the activity may have on the environment. Therefore, 
the Commission finds that the proposed project cannot be found consistent with the 
requirements of the Coastal Act to conform to CEQA. 

EXHIBITS 

1. Regional Location Map 
2. Location Map 
3. Project Plans 
4. Photograph-Reed residence 
5. Photograph-neighboring residence 
6. Photographs-Lemley house and neighbors on Palette Drive 
7. Notice of Final Action 
8. Appeal 
9. Correspondence 
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COUNTY OF MENooS,No RAYMOND HALL. DIRECTOR 

DEPARTMENT OF PLANNING AND BUILDING SERVICES 
Telephone 707'-964-5379 

FAX 707-961-2427 
pbs@co.mendocino.ca.us 

www.co.mendocino.ca.uslplanning 790 SOUTH FRANKLIN · FORT BRAGG • CALIFORNIA· 95437 

May 16,2005 

NOTICE OF FINAL ACTION 

Action has been completed by the County of Mendocino on the below described project located within 
the Coastal Zone. 

CASE#: CDP #54-03 
OWNER: Monte and Barbara Reed 
AGENT: Wendy Squires 
REQUEST: Remodel and add to an existing 1,145 sq. ft. one story residence, to create a two­

bedroom, four-bathroom, 5,428 sq. ft. two-story residence, 27 ft.-8 in. tall, with an 826 
sq. ft. attached garage, paved driveway, patio, retaining wall, underground water storage 
tank, 80 sq. ft. utility building, LPG tank, entry gate, landscape berms, 240 ft. of 30 inch 
high metal picket fence, and 450ft. of 6 foot high solid fence. 

LOCATION: In the town of Mendocino, on the east side of Lansing St. (CR# 500), 150 feet north of its 
intersection with Palette Dr. (CR# 448), at 10751 Lansing St. APN 119-l ~0-::38. 

PROJECT COORDINATOR: Charles N. Hudson· 

HEARING DATE: May 6. 2005 

APPROVING AUTHORITY: Coastal Permit Administrator 

ACTION: Approved with Conditions. 

See staff report for the findings and conditions in support of this decision. 

The project was not appealed at the local level. 

The project is appealable to the Coastal Commission pursuant to Public Resources Code, Section 30603. 
An aggrieved person may appeal this decision to the Coastal Commission within 10 working days · 
following Coastal Commission receipt of this notice. Appeals must be in writing to the appropriate 
Coastal Commission district office. 

EXHIBIT NO. 7 
APPEAL NO. 
A-1-MEN-05-024 (REED) 

NOTICE of FINAL 
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OWNER: 

AGENT: 

REQUEST: 

LOCATION: 

BACKGROUND: 

Monte and Barbara Reed 
P. 0. Box 127 
Mendocino, CA 95 460 

»J.end:y Sq ll:ires 
t 69 Hocket"f::;ane 
EM: Bragg, Ct-.. 954;. 7 

Remodel and add to an existing 1,145 sq. ft. one story 
residence, to create a two-bedroom, four-bathroom, · 
5,428 sq. ft. two-story residence, 27 ft.-8 .in. tall, with an 
826 sq. ft. an"ached garage, paved driveway, patio, 
retaining wall, underground water storage tank, 80 sq. ft. 
utility building, LPG tank, landscape berms, and 450 ft. 
of 6 foot high solid fence. 

In the town ofMendocino, on the east side of Lansing 
St. (CR# 500), 150 feet north of its intersection with 
Palette Dr. ( CR# 448), at 107 51 Lansing St. APN 119-
140-38. 

The Reeds are proposing a 5,109 ~quare foot addition to an exis1.ing 1,145 square foot single family 
residence on Lansing Street in Mendocino. The Reeds' application, Coastal Development Pennit CDP 
54-03, was first heard by the Coastal Permit AdministratOr on December 20, 2004, and continued for an 
assessment and determination of whether or not the project is subject the Dis1lict design standards in 
Section 20.760.050 ofthe Town Zoning Code. The applica1.ion was heard again on January27, 2005, and 
found to be subject to the desigo standards. T.he project was found not to be entirely consistent with the 
standards, and continued to April 28, 2005, to allow time for revised plans to be prepared. 

PROFOSED MODIFICATIONS: 

On April S and April 12, 2005, revised plans were submitted illustrating the following changes: 

1. The 30 inch high metal picket fencing proposed to enclose the front portion of the lot, 
westerly of the west face of the garage, has been eliminated. 

2. The entry gateway structure north of the front ofthe garage has been eliminated. 

3. A landscape plan has been prepared, showing four species of plants along the westerly 
side of the fence across the central portion of the parcel. Climbing roses are shown along 
the outside of the fence around the north, east and south side of the house site. 

4. The octagonal simulated "lig:hthouse'' entry tower portion of the addition has been 
changed to a square simulated "wate1: tower'' entry tower. The 8~sided windowed cupola 
and balcony at the top of the lighthouse tower has been replaced with a square simulated 
"tank house" element, overhanging the tapered tower beneath. The tank house portion 

:{_ ()~ .1£ 
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has three windows on each of the tbur sides, covered by louvers which can be closed to 
block light. · 

5. With the exception of the change ofthe entry tower from an octagonal plan to a square 
plan, the footprint of the building on the site and the floor plans of the lower and upper 
floors, remain essentially unchanged. 

6. With the exception of the entry tower, the exterior appearance of the building remains 
unchanged. The ··water tank" entry tower is shown to be five inches shorter than the 
"lighthouse'' entry tower. The lighthouse had eight windows that were 2 !h feet sq~. 
The tank house has 12 windows that measure 3 by 3 V:z feet, but they are covered by . 
louvers. · 

DISCUSSION: At the CPA hearing on January 27,2005, the design was :found to be inconsistent.with 
Policies 4.13~1 and 4.13-13 of the Mendocino Town Plan, which require compliance with Secti.on3.0251 
of the Coastal Act. The size of the house by itself, was not found to be in conflict. The lighthouse entty 
tower and the amount of glass visible from public locations were identified as the most inconsistent . 
elements. Submission of a more comprehensive landscape plan, including vegetation more substantial 
than roses, was recommended. c.·, 

Policy 4.13-1 of the Town Plan states, in pan: 

The town oflvlendocino shall be designated a special community and a significant coasral 
resource as defined in Coastal Act Seer ion 30:ZS 1. New development shall prorecr; this speakzl 
community which, because of its unique character.iS'lics, is a popular visitor destination point for 
recreational uses. 

Policy 4.13-13 of the Town Plan states: 

In additian to any design review related to pro~n of the character of the town, all 
development shall conform to Secrion 302S 1 ofrhe Coastal Act, and any specifically designated 
st::en:ir: and -view a.reas as adoptt.d on the map. PruvisitJrrs :of ope.n space mui siting of stnwturss 
to retain public 'Views shall be. considered as part of all new development proposals. 

Section 30251 of the Coastal Act states: 

The scenic and visual qualities of coastal areas shall be considered and protected as a resource 
of public importance. Permitted development shall be sited and designed to protect views to and 
along the ocean and scenic coastal areas. to minimize the alteration of natural/and forma, to be 
visually compatible with the characrer of surrounding areas and, where feasible, to restore and 
enhance visual quality in visually degraded Clreas. Nfi!W d~elopment in highly scenic areas such 
as those designated in lhe California. Coastline Pres~arion and Recrea.zion Plan prepared by 
the. Department of Parks and Recrea.tion and by local government shall be subordinate to the 
character of its setting. 

The modifications that have been made to the project primarily affect its appearance from Lansing Stteet. 
The elimination of the metal picket fence and the enuy gateway reduces the amount of development :in 
the front portion of the lot, retaining a little more of the open character that presently exists between the 
e:lcisting house and the street. The proposed landscap:ing, once it becomes established, will soften the 
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view of the new fence. The simulated water tower entry tower has a heavier, more bulky, feel than the 
s-imulated lighthouse entry tower, making it appeaT less tall. 1n fact it is shorter, but only by five inches. 

In support of changing the entry tower from a "lighthoUBe" to a "water tower," the Reeds have submitted 
a number of photos of other water towm in the Town of Mendocino. Most are detached from other 
structures, or are only attached at the ground floor level, although some have been incorporated into 
adjacent strUctures. Many are enclosed and have habitable space inside, and most no longer have a water 
tank at the top. 

The Reeds have also submitted photos of a number of buildings .in Mendocino that have a variety of 
different types of siding, generally a combination of horizontal and vertical board siding, and shingles, 
similar to the types of siding proposed for their home. 

The following four plant species are specified on the lap.dScape plan·~o be planted in front of the fence 
crossing·the·center of the lot. The descriptions were provided ·in a letter dated .April4. 2005, from · · 
Barbara Reed; · 

1. Arbutus "marina" an evergreen tree with rose pink flowers in fall. 

2. Ceanothus "Dark Star" shrub, dark green foliage with cobalt blue clUBters, grows from 
five to six feet. 

3. Westringia "Smokey A.M. Lfght" gray in color foliage with small white tlowers. 

4. Arctostaphylos "nummularia" a dense.shrub.with bright green leaves and small white 
flowers, or "Emerald Carpet" a dense shrub with brighr green leaves and pink flowers. 

Roses, some of which have already been planred, are shown around·th.e outside of the fence around the 
other three sides of the house. More extensive landscaping is not planned m the .areas where the roses are 
shown because the fence is along the propeny line, and any landscaping on the outside of the fence would 
be on the adjacent parcels. The.R.eeds own the adjacent parcel to the north, and have obtained consent 
from the ovvner of the adjacent land to the east and south (Hill House Inn) for the roses. 

CONCLUSIONS Aro> FINDINGS: 

The elimination of the picket fence and the addi.tionallandscap_ing will provide a reduction in the visual 
impact of the project. The redesign of the en1ry tower to a design element evoking a water tower rather 
than a lighthouse .has an increased connection to Mendocino architecture as there are water towers in 
Mendocino but not lighthouses. 

Admittedly it is difficult to apply the design standards drafted with protection of the 19111 century 
architecture of downtown Mendocino in mind to a structure whose neighbors are mostly buildings of 
contemporary design constrUCted during the last 40 years. TI1e standards do not prohibit contemporary 
design, even in Zone A. TI1ey require compatibility with surrounding structures. The two nearest 
neighbors of the Reed's house are the Hill House and a small inconspicuous residence. Excessive use of 
glass is discouraged. The Reed's house has a generous amoUilt of glass, but does not use lnge plate glass 
windows found in other homes in Point of View Estates. It should be noted that the building elevations 
shown as .Ex.bibitF in the Staff Report dated December 20, 2004, do not include the existing and 
proposed fence around the stru.eWl·e. Th.t:refore in I"t:viewing the elevations at the Jan-way hearing, I did 
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not consider the effect that the existin~ and proposed fence would have in reducing the amount of glazing 
visible from public locations. Various elements of the structure are required to be compatible with other 
structures in the same Historical Zone, but the Reed's project is not in a Historical Zone. Any 
determination of compatibility or lack of compatibility is going to be subjective, and highly dependent on 
the point of view of the person making the determination. Based on the decision made at the January 27 
hearing, the priOT design did not comply with visual resource requirements of the Town Code and needed 
to be redesigned. 

Section 20.504.020 (C) and (D) 

Section 20.504.020 (C) and (D) contaD,l development criteria for special communities and neighborhoods: 

(C) 

I 

Development Criteria. . ., 

(1) The scale of new development (buildz"i1.g height and bulk) shall be 
within the scope and characr~ of existing developmenr in the 
surrounding neighborhood. · 

(2) New development jhall be sited such that publi.lJ.COaslaZ views 
are protected. 

(3) The location and s·cale of a proposed f.f.rUCIUr.e· will not have an 
adverse effect on n.earby historic srruccures grea~er than an 
altemarive design providing the sam~f!qor ap~.a~ .Historic 
srruccure, as used in this subsection, means a_ny .s:tructure where 
1he construction date has been identified, its hijtory has been 
substantiated, and on(v minor alteratiO'fS: h,o:.ve been made in 
character 1-vith the original architecture. 

(4) Building materials and exterior colors shall be compatible with 
Jbo.se of e:dsting ~trucrures. 

(D) The scenic and visual qualititzy of Mendocino County Coastal Areas shall be 
considered and protected as a resource of public importance. Pennitted 
development shall be sited and designed 10 protect views to and along rhe ocean 
and scenic coastal areas, to minimize the alteration of naturalla:nd forms, to be 
visually compatible with the .character of surrounding areas and, where feaaible, 
to restore and enhance visual quality in visually degraded areas. New 
dewdopment in highly scenic areas designated by the County of Mendocino 
Coastal Element shall be subordinare to the character of its setting. 

The scope and character of existing development in the S'UlTounding neighborhood is varied. To the east 
of the applicant's parcel is the two-story, 35,000 sq. ft.+/~ Hill House: hm and restaurant. To the south, 
across Palette Drive, is a cemetery and the MacCalllllJl Hous~ Suites. To the west, across Lansing Street 
is the Catholic Church, and to the north is the Point of View Estates Subdivision. 

The :Point of View Estates Subdivision encompasses a variety of building sizes, types, styles, architecture, 
materials and colors. This is a subw-ban subdivision and would not be considered a sensitive visual 
resource area. Sur.rounding residences range from 1,048 to 2, 710 square feet of floor area with most being 
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a single story. Including accessocy structures (i.e. garages, guest cottages, etc.), the total floor area per lot 
increases to 1,428 to 3,697 square feet. Roof styles include hipped, gabled, flat, and shed, which 
incorporate various colors and materials ranging from tans to light and dark grays to black. Exterior 
materials and colors of existing residences are mostly weathered wood, however, other colors include 
yellow, white, baby blue, daik brown and natural redwood, many with white trim (see color aerial photos 
in file). 

Although the majority of houses in the vicinity are single story, there are a few that are two stories, which, 
together with the location of the applicant's parcel adjacent to the Hill House Inn and near the MacCallum 
House Suites, lllakes it possible to fmd that the structure is consistent with the character of existing · 
development in the SUITounding neighborhood. The structute will not block any public views of the 
ocean. There are no historic structures on the Inventory of Historic Buildings in the vicinity of the site 
that would be adversely affected by the proposed addition. The proposed color scheme, white with green 
trim, is not inconsistent with other structures in the vicinity. In its location toward the easterly edge of the 
lot, the house will be backed up by trees when viewed from most points along Lansing Street. 

... 

Exterior lighting is specified to be shielded and downcast, consistent with Section 20.504.035 of the 
Zoning Code. · 

Sec. 20. 760.05 0 Sttl/Zdards. 

It is the intent of this sectipn to provide standards which shall be used by rhe Review Board when 
considering applications ~·u.bject to the provisions of this Chapter: 

(A) Size, forms, marerials, textures. and colors shall be in general· accord ·with the 
appearance ofsrrv.ctures built in Mendocino prior to 1900.· To"xhis·end.ihey shall be in 
general accord with the designs as exemplified, but not limired u~, ·those depicted in the 
photographs conrained in Exhibit ''B ",·a book of photographJ'which is incorporated 
herein by reference and is available for public inspection through the Clerk of the 
Mendocino Historical Review Board. This section shall nor be interpreted as requiring 
construcrion to be with the forms, materials, textures, colors or design as used in 
Mendocirw prior to 1900, bur only that the construction be compatible with and not in 
disharmony with the architectural standards herein expressed. 

Chapter 20.760 establishes three levels of review for development within the Tovvn of Mendocino. The 
most stringent review is required for development within Historical Zone A, the portion of the Town west 
of Highway 1, containing the preponderance of the 191b century structures giving Mendocino its 
m:-chitectural character. Within Zone A most development requires review by the Mendocino Historical 
Review Board (MHRB). Within Historical Zone B, east ofHighway 1, only development that can be 
seen from Zone A requires review by the MHRB. Development subject to MHRB review in either zone 
is subject to all the provisions of Chapter 20.7 60, Historical Preservation District ~egulations. The least 
stringent level of review is applied to the portion of the Town excepted from the His'torical District (Point 
of View Estates and seven additional Assessor's parcels, including the subject property). Development 
within the excepted area is not subject to review by the MHRB, and is not subject to all the requirements 
of Chapter 20.760, but is required to be consistent with the standards of the Historical Preservation 
District in Section 20.760.050. 

Point ofVicw Estates was subdivided in 1965. The Historical District was established in 1973. From 
1973 to 1978, the Point ofVit:w area was within Zone A of the Historical District, andsubjecttoMHRB 
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review. Attempts to subject new res]dential development within the subdivision to Historic District 
standards resulted in controversy resu1ting in appeals of MHRB decisions to the Board of Supervisors. 
The standards called for steep roofs, small windows, and "vertical" houses, while the residents in the area 
wanted low houses with large windows and low-pitched roofs that didn't block views to the ocean. The 
Board exempted Point ofView Subdivision from the District in 1978, followed by seven additional 
Assessor· s parcels (including the subject parcel) in 1982. From about 1981 until 1996, the Coastal 
Commission had permit authority within the coastal zone. In 1996, following certification by the Coastal 
Coiiliilission of the Town Plan and Zoning Code, Mendocino County regained permit authority from the 
Coastal Commission within the Town of Mendocino. The Town Zoning Code contained Section 
20.692.020 (E) which subjects development within the excepted area to the Historical District design 
standards, but until now, the standards have never been applied to development within the excepted area. 
The standards wc..ore originally drafted to provide guidance to the MHRB when considering deYeloproent 

· · .on parcels within the District. Even within the District some discretion is allowed. New development is 
not required to duplicate 19th century architecture, but only to be "in general accord" with ·historic · · 
structures, and to be ··compatible with and not in disharmony with" the standards. The Point ofView area 
was exempted from the Historical District by the. Board. of Supe:rvisors to eliminate the need for··. :. . ; · ·· .. 
compliance with Historical District development regulations. Subsequently, with the adoption of the 
Town Zoning Code, development within the Point ofView area was required to be consistent with·the· · 
standards of the District although up nntil recently no project. within Point of View was reviewed-for .•: 
consistency with the standards. It would seem reasonable that the excepted area would not be held to· .. the 
same level of compliance with the. design standards as the land within the District. otherwise there would 
have been no point in excepting the area from the District. Cormnenis below. addressing consistency wath 
the standards attempt to .find a middle ground between the level of compliance that would be requireci · 
·within Zone A. and no review for compliance as has been Col:lllty practice since the Point of View area 
was e:.tcepted ml978 and 1982. 

(1) All activities subject m this Cliaprer shall relare to the area in which 
it is located through texture, size, proportion, height, form, style, siting, 
materials. and relationship to surrounding structures. Contemporary 
design is nor expressly prohibited. 

The staff report prepared for CDP 54-03 addressed the visual impact of the proposed addition in relation 
to provisions in the Town Plan and Zoning Code applicable to development regardless of its location in or 
out of the Historical District. .Although the proposed building would be substantially larget: than other 
residences in the area, and incotporstes some fea:tures (the lighthouse tower) not common to ottier-· -~·-· 
~.$:_it was found to be "_ .• consistent with the character of existing development in the surround:ing 
neighborhood." The residence-wil.tbe larger than other residences in the area. but not larger than Hill 
House or the MacCallum House Suites, its most dominant neighbors. As on lots in of Point of View, it is 
sited on a parcel that allows compliance with yard setbacks. The composition shingle and Hardie board 
siding sra used on other-residences in the vicinity. Althou~ !;Qet tha.t.mostr~i.de;lc~ ~.P~ of View, 
the house complies with the height limit and lot coverage requirements for the zone. 

(2) The excessive use of glass is discouraged. 

The proposed addition does make substantial use of glass. The largest area is the sun room/potting shed 
to be added on the east side of the eltisting residence, where it will not be visible from most public 
locations. Thet"e are also large windows proposed on the west side.cifihe building, facing Lansing Street, 
bu.ta large proportion of the glas~ on the fust floor will not be visible from off the property because of the 
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existing and proposed fence and landscaping. Special conditi.Q~ #:~ requires the establi~~ent and 
maintenance of the fencing and landscaping for the life ofthe project. The application shows that the 
windows will be divided into lights, in an attempt to make them more compatible with the design of 
hiStoric structures, however they are larger and make up a greater proportion of the building elevation 
than is typical of historic structures. On the other hand. in Point of View Estates, large plate glass 
windows are common. On one house in particular, CDP 100-98, Darnell, nearly the entire northwest 
fa~ade is made up of large picture windows. Several other buildings also have substantial areas of glass. 
Based on the above, the proposed residence is not inconsistent with the advisory that excessive use of 
glass is discouraged. 

'. 

(3) The architecture, site, materials, details. proportion, height, texture, 
color, facade trearment and fenestration ofrh.e work proposed insofar as 

. the same affects the appearance of the subjectproperty and other 
property within the d~triC1 . . 

The proposed addition will be a significant change from the·existing condition. Cm;ently a ~l (1,145 
.. :square foot) single·Story residence exists on the si~. Prior to the recent addition of fencing, the:hoilse 

'was not particularly noteworthy, and did not atll'act. one's attention. The addition of 4,284 ·square feet of 
. floor area in a two~story structure, with·a water.tower entry, and450 feet of fencing will make·the house a ·. 
more dominant feature in the vicinity. It wiU not, :how eyer, be detracting from historic s1ructures because 
. thete ·are no landmark or historically imponant structuxes·.in the inunediate vicinity. Furthermore-, nearby 
neighboring s1ructuies (Hill House Inn.and MacCallum House Suites) are far larger than the pr.oposed 
proj~cL: .•., 

(4) Fences should be of wood, iron. or plant materials. Rezaining walls 
should be of dry stone, stone masonry or wood. 

The application proposes 450 feet of six foot high green and white solid fence. The solid fence i~ made 
primarily of Hardie Panels, but would not look significantly different if made of wood. Fencing on 
residential parcels in Mendocino is not wu:ommon, although there is not much fencing in Point of View 
Estates. The green -and white fencing, sol'l1e nfw.hi.c:hllas already been installed, seems to stand out more 
than other fencing in the Town. In time, the appearance of the fence will be softened by landscaping. A 
retaining wall with a maximum height of 4 feet-6 inches is proposed around the east and south sides of 
the proposed addition. The materials and colors of the wall are not specified. but the wall will be within 
the fenced yard around the house and will not be significantly "Vi:sible, if at all, from public locations. 

(5) Sidewalks of brick, flagstone, or board are allowed. Driveways of 
grass. gravel or tutfsrone me allowed. Major coverage of fronr yard 
setbacks is prohibited. 

No sidewalk is proposed. A large, curving driveway leading to a two--car garage is proposed. The 
driveway will have a new encroachment onto Lansing Street and is to be surlaced with blacktop or similar 
surfacing. Blacktop bas not been considered consistent with the standard within the Historic District. 
There are a numbcrr of paved driveways in Point of View Estates. The proposed driveway is located 
outside the Historic District and is therefore not in conflict with the standard. Other than the driveway 
and fencing, there is no coverage proposed in tho front yard setback, although there is an 8 by 1 0 foot 
utility building and a 5 by 10 foot fenced LPG tank enclosure proposed immediately inside the front 
setback line. 
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(6) Lighting: If sign lighting is required, it shall be indirected, restricted 
ro business hours only, and shall noz create a glar'e or reflection onto 
adjacent properties or public streets. Neon lighted .signs are prohibited. 
Indoor lighted :,·igns visible to the public from outside the building are 
subjecr to the approval ofrhe Mendocino Historical Review Board. 
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No signs or sign lighting are proposed. Lighting at exterior doors is shielded and aimed downward. 

(7) Utility poles and street lighting: Street lighting shall be limitF:d to 
only that necessary for safety to light streets and pedestrian walkways. 

Not applicable. No street lighting is proposed. 

. .. .... . 

. ! . ~ . 

. ··.·. 
... 
~ .~ ... 

(8) Signs: 

(a) Signs should be made of wood . 

(b) Only one (1) stgn will be. allowed per business when 
one (1) sign will suffice. 

· ..... 
(c) Use of a "dir'ectory'' type sign is recommended for 
buildings containing morNhan. one (1) business and 
using a common entrance. 

(d) Size, design., and location of sign shall. be in harmony 
with the building and surrounding buildings. 

(e) Signs shall not block public views or lines oj.sight. 
Signs flush to building are preferable; signs 
perpen.diadar to building are permitted under special 
circumstances. 

(f) Signs advertising businesses outside of the Historic 
District or advertising local businesses nor located on 
the .same property are prohibited. 

Not applicable. No signs are proposed. 

(9) Exterior painting; In the use of paint color schemes involving more 
than one (1) color, the "accent" color shall be limited ro those paru of 
the structure. defined herein: 

(a) Basic color: applied to exterior siding . . 

(b) Trim color: applied to soffits, fascias and trim. 

(c) Accent color: applied to window frames, emullientt;, 
muntins and doors. 

15 
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The house is proposed to be white, with ·green accents. Green color is to be applied to trim, doors, 
including garage doors, and fence posts and lower fence panels. Window frames are proposed to be 
white. Buildings in both in the older part of the Town of Mendocino, and in Point ofView Estates use 
white as the primary exterior color, although darker- colors are more prevalent in Point of View. The 
existing house on the site is white. 

(10) Dumpsters shall be effecfively screened from public view. 

Not applicable. No dumpsters are proposed. 

(11) Landscaping: Any construction related to landscaping in excess of 
six (6) feet in height shall be compatible with an.d not in disharmony with 
the existirt.g structure(s) on the property or other structures in rhe 
District. 

The only landscaping structure that was proposed in· excess of 6 feet in height was a roofed entry. gateway 
in line. with the front wall of the garage. The revised plan submitted in.April elin:tinated the roofed entry 
gateway. · 

(B) In order ro fu.rthey amplify and illustrate the descriptions or definitions of Mendocino 
architecru.re prior lo 1900. and to furnish more.compl~e details, architectural elements 
and composition thereof, the Review Board may from time to time submit additionaL 
i/lustrations, photographs and definitions, which. when approved by resolution of the 
Board of Supervisors of Mendocino County, shall be additional standards applicable in 
the Historical Preservation District. 

This paragraph gives the Review Board authority to provide additional e~ples of Mendocino 
architecture.· It is not, in itself, a design standard. · · · 

(C) To determine whether activities sub jeer to this chapter will be in conformance with 
the standards set forth above, the Review Board shall evaluate tile following elements of 
each application proposal: 

(1) Height. The height of any new development and of any alteration or 
new construction to a landmark structure shall be compatible with the. 
style and character of the structure and with surrounding structures in 
the same Historical Zone_ 

' ~ 'r. 

The proposed development is not within a Historical Zone. Within the excluded area there are both single 
and two-story buildings. 'I'l:te style and cha.-racter of the proposed addition is probably more similar to that 
of the Hill House, its nearest neighbot1 than to most of the residences in the excluded area. The height 
complies with the height limit for the Mendocino Suburban Residential Zone. 

(2) Proportions of Windows and Doors. The proportions and 
re-lationships between doors and windows of any new development and of 
an.y proposed alteration or new construction to a landmark strUcture 
shall be compatible with the architectural style and character of the 
.st1UCture and with surrounding stnJ.ctures in the same Historical zone. 
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The strucrure is not within a historical zone. Within the excepted area there is a wide variety of 
architectural styles and characters because the buildings have all been built within the last 40 years, and 
only a dozen or so were subject to review by the MHRB. The Reeds' proposed residence has a variety of 
window styles, including small 9-Hght windows, narrow strips of windows over the garage doors, larger 
windows fanning large portions of the exterior walls of some rooms, and the almost entirely glass­
enclosed sun room/potting shed (where it is not visible from most public locations). There are a number 
of different sizes of windows and different sill heights. One window on the east side has an arched top. 
All of the windows are divided into lights, as is common in older structures in Mendocino, but the variety 
of sizes and shapes of the windows do not resemble historic structures. 
Doors and windows on the first floor will be largely obscured by the existing and proposed fencing and 
landscaping. Only ·one door will be located on the second floor and is balanced by a window on thee .. · 
opposite side of the south elevation. Windows and doors are generally compatible with the style and. 
character of the proposed structlll'e. 
Due to the distance from the proposed structure (located outside the Historic Zone) to the S'lructures · 
within the Historic Zone, the proposed proportions and relationships of windows and doors. including the 
garage doors, is not incompatible with or detract from-the architectural style and character of th~ structure 

. and SUir01l11ding strucrur.es in the Historical Zone. ·· .. 
Given the wide variety of architecrural styles in the tu"ea outside the historical Zone, it is difficult to 
determine compatibility , however the proposed strucrure will not detract from the modern structures 
·within the po:iilt of View area. 

(3) Relationship ofBuilding·Masses .and .Open Spaces. All new 
development shall provide open space areas and the relationship ofthe 
siting of any developmenr ro the open space between it and adjoining 
structures shall be. compatible. A.ll developmen-t shall be compatible with 
public views ro the sea and to landmark and historically imponanr 
strucrures. 

The project proposes approxhnately 24% lot coverage. The front of the garage is set back about 73 feet 
from the fr-ont pr-operty line. providing a large open front yard. The east side of the buildmg is about 50 
feet from the Hi11 House property line. The addition provides a 12 foot setback from the south property 
line 7m.d ooutina.es the ~sting 8 f{)ot 11etback on the north side. 'llle .addition will not block any public 
view-s to the sea, or to historical structures. Tbe project meets all zoning setback and lot coverage 
requirements. 

(4) Roof Shape. The design of the roof of .any new development arui of 
any proposed alteration or new constnlCtton to a landmark structure 
shall be compatible with the architectural style and chtzracrer of the 
structure and surrounding stnJCtures in the same Historic Zone. 

'The proposed development is not within a Historic Zone. As mentioned in the staff report, the roof 
mcludes hips and gables, and several different pitches. The pitches are generally not as steep as are 
typically found on historic st:ructures, but are more in line with roof pitches found on buildings in Point of 
View Estates. Roofing is to be dark green composition shingles. Composition shingles of various dark 
colors life found on many buildings in the area. 

(5) Landscaping. Landscaping shall be compatible with the architectural 
characrer and appearance of adjacent landmark and historically 
imponant structures and ,gurrounding structures, landscapes and public 
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There are no landmark or historically important structures adjacent to or :in close proximity to the 
applicants' parcel. The application does propose two low, rounded landscape berms to be placed between 
the house and Lansing Street, using soil excavated from the house site. The berms are to be seeded with 
vegetation matching the existing ground cover on the site. Additionally there will be landscaping along 
the fence. The primazy on-site parking area is within the garage. 

(6) Scale. The scale of any new development or altera.tto1z or new 
construCtion to an existing structure shall be compatible with the 
architecrural style and character of existing and surrounding structures 
in the same Historic Zone. 

The proposed development is not within a Historic Zone; Within the area excepted from the Historical 
District there a:re a variety of modem architectural styles and characters that include single and two story 
homes, generally ranging in size from 1,000 to 2,700 square feet .. The recently approved Krieger house· is 
3,507 sq. feet. At 5.428 square feet, the house will be much larger than other homes in its neigh"bol,"hood. 
But even within the Historical District, large homes have been allowed •. The Lemley house, 1,500 feet 
north of the Reed parcel, on a bluff top lot on the west side of Lansing Street, in Historical Zone A, is 
4,850 square. feet. The fower Reed Manor, now MacCallum House Suites, a residence and 5 unit ]:>ed 
and breakfast facility, 400 feet southeast of the Reed parcel,. in Zone A. is 8,317 square feet. MacCallum · 
Hou.se itself, a Category I Landmark structure in "downtown" Mendocino is about 5,000 square feet 
(6579 sq. ft. according to the applicant). The Hill House Inn (approximately 35,000 sq.ft.) immediately. to 
the east ofthe proposed structure is similarly located outside the Historic District and is much larger-than 
rhe proposed Reed residence. 

(7) Directional Expression. Facades shaLl blend with orher structures 
with regard to directional expression and structures shall be compatible 
with the dominant venical expression of surrounding structures. The 
directional expression of a landmark and/or historically important 
structure after alteration, construction or partial demolition shall be 
compatible with its original architectural style and character. 

The requirement that the fa.gade blend with other strUctures was most likely written with "downtown" 
Mendocino in mind, where lots are smaller and buildings are in close visual proximity to one another. On 
the Reed's site, the existing house is set apart from other stroctu:res. There i!l a small residence on the lot 
to the north, and Hill House on the lot to the east. There aren't really any nearby facades to blend with. 
The fayade has both horizontal and vertical elements. The existing house and the garage have a 
predominantly horizontal character. No alteration of a landmark or historically important s1ructure is 
proposed. 

(8) Architectural Details. Where any alteration, demolition or new 
construction is proposed for a landmark or historically important 
structure, architectural details. including materials, color. textures, 
fenestration and ornamentation shall be treated so as to make the 
srructure compatible with its original architectural style and character, 
and to preserve and enhance The architecrural style and character of the 
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Policies 4.3-1 and 4.13-13 of the Mendocino Town Plan, and Sectrion 30251 of the Coasral Act. 

Based upon the discussion on Page 2 and all subsequa1t discussion and conclusions in these findings, I 
conclude that the project as redesigned is in compliance with Policies 4.13.1 and 4.13-13 ofthe 
Mendocino Town Plan and Section 30251 of the Coastal Act. 

PROJECT FINDINGS AND CONDITIONS: P\.U'SUa.Ilt to the provisions of Chapter 20.720, of the 
Mendocino County Code, the Coastal Permit A.dministrator approves the proposed project, .and .adoptS the 
following findings and conditions. 

FINDINGS: 

1. The proposed development is in conformity with the certified Local Coastal Program; 
and 

2. . The proposed development will be provided-with adequate utilities, access roads, 
drainage and other necessary facilities; and 

3. · The preposed development is consistent with the purpose and intent of the zoning district 
applicable to the property, as well as all other provisions of Division I1I, and preserves 
the integrity of the zoning district; and 

4. · The proposed development, if constructed :in compliance with the conditions of approval, 
will not have any significant adverse impacts on the environment within the meaning of 
the California Enviiomnental Quality Act; and 

5. The proposed development will not have any adverse ilnpacts on any known 
archaeological or paleontological resource; md 

6. Other sexvices, including but not limited to. solid waste, public roadway capacity, and 
proof of an adequate water supply pursuant to Chapter 20.744 have been considered and 
are adequate to serve the proposed development; and 

7. The proposed development is .in oonfOlJIIance with the design standards of Section 
20.760. 050. 

STANDARD CONDIDONS: 

1. This action shall become final on the ll.ch day following the decision ~ess an appeal is 
filed pll!'suant to Section 20.544.015 of the Mendocino Cou.nty Code. The permit shall 
become effective after the ten working day appeal period to the Coastal Commission has 
expired and no appeal has been filed with the Coastal Commission. The permit shall 
~xpire and become null and void at the expiration of two years after the effective date 
except whc:re construction and u$e of tlle property in reliance on such permit has been 
initiated prior to its expiration. 
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To remain valid, progress towards completion of the project must be continuous. The 
applicant has sole responsibility for renewing this application before the expiration date. 
The County will not provide a notice prior to the expiration date. 

2. The use and occupancy of the premises shall be established and maintained in 
conformance with the provisions ofDivision m of Title 20 of the Mendocino County 
Code. 

3. The application, along with supplemental exhibits and related material, shall be 
considered elentents ofth:is permit, and that compliance therewith is mandatory, unless an 
amendment has been approved by the Coastal Permit Administrator. 

4. This permit is subject to the securing of all necessary permits for the proposed 
development from County, State and Federal agencies having jurisdiction. 

5. The applicant shall sectll'e all required builcting pennits for the proposed project as 
required by the Building Inspection Division of the Department ofPlamring and Building 
Services. 

6. . This permit shall be.subject to revocation or modification upon a fmding of any one or 
more of the following: 

a. The pennit was obtained or extended by fraud. 

b. One or more of the conditions llpon which the permit was granted have been 
violated. 

c. The uae tor which the permit was granted is conducted so as to be detrimental to 
the public health, welfare or safety, or to be a nllisance. 

d. A final judgment of.acoun of competentjurisdicti.on bas declared one or more 
conditions to be void or ineffective, or has enjoined or otherwise prohibited the 
enforcement or operation of one or more such conditions. 

7. This pemrit is issued without a legal detennination having been made upon the number, 
size or shape of parcels encompassed within the permit described boundaries. Should, at 
any time, a legal determination be made that the ntnnber, size or shape of parcels within 
the pennit descnbed boundaries are different than lhat which is legally required by this 
permit, this permit shall become null and void. 

8. If any archaeological sites or anifacts are discovered during site e~avation or 
construction activities, the applicant shall cease and desist from all further excavation and 
disturbances witltin one hundred feet of the discovery, and make notification ofthe 
discovery to the Director of the Department of Planning and Building Services. The 
Director will coordinate further actions for the protection of the archaeological resources 
in accordance with Section 22.12.090 of the Mendocino County Code. 

SPECIAL CONDITIONS: 

/lf 
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1. Topsoil withln the area of the driveway and benns shall be removed and stockpiled prior 
to placing the fill, and' shall be used as the final layer of fill for construction of the berms. 

2. Prior to commencement of construction activities for the residence, the applicant shall 
obtain an encroachment permit from the Mendocino County Department of 
Transportation and construCt appropriate improvements to protect the County road during 
the construction phase of the project. Prior to final inspection or occupancy, the applicant 
shall complete, to the satisfaction of the Department of Transportation, a standard private 
driveway approach onto Lansing S1reet (CR 500), with a minimum width often feet, 
improved 15 feet back from the edge of the County road, with surfacing comparable to 
that on the County road. Prior to issuance of 1he buildfu.g permit, a copy of the 
encroaclunent permit shall be submitted to the Plamling and Building Services 
Department. 

3. The establishment and maintenance of the fence around the strucrure, and the landscaping 
innnediately adjacent to the fence as shown on the landscape plan received by Fort Bragg 
Planning and Building Services on Aprill2, 2005, is an integral factor in reducing the 
visual impact of the proposed residence. The fence and the landscap-ing shall be 
maintained for the life of the project. ·. 

4. The applicant shall submit a draft deed restriction to the Coastal Pennit Administrator for 
review and approval. The deed restriction shall clearly state that the project approved 
under CDP 54-03 is a single family dwelling and is not to be used for a visitor serving 
facility or oth=r commercial use inconsistent with the zoning of the property. Upon 
approval of the deed restriction by the Coastal Permit Administrator, the applicant shall 
record said deed restriction. 

Coastal.Pemrit.A.dministmtor 

15 15 
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STATE OF CALIFORNIA-- THE RESOURCES AGENCY 

CALIFORNIA COASTAL COMMISSION 
NORTH COAST DISTRICT OFFICE 

710 E STREET. SUITE 200 

EUREKA, CA 95501 

VOICE (707) 445-7833 FAX (707) 445-7877 

ARNOLD SCHWARZENEGGER, Governor 

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT 

Please Review Attached Appeal Information Sheet Prior To Completing This Form. 

SECTION I. Appellant(s) 

Name: '"()C'"t_f"\ ct..Lf~ 
Mailing Address: Po ~}(.. 't ~ l 
City: M .. v\ clc u.t'() 

SECTION II. Decision Being Appealed 

I. Name of local/port govenunent: 

(Y\Q..r,d..cw/0 c-()(..,<1\+i 

J. Description of decision neing :1ppe~ued (check one.): 

0 Approval; no special conditions 

~ Approval with special conditions: 

0 Denial 

:-,- . ..-...,- i' . r-;-. 
. ~ - , - ·'/ - I . ;\L \.,,..·Ll · ~1-1 

MAY 2 7 2005 

CALIFORNIA 
COASTAL COMMISSION 

Note: For jurisdictions with a total LCP, denial decisions by a local government cannot be 
appealed unless the development is a major energy or public works project Denial 
decisions by port governments are not appealable. 

TO BE COMPLETED BY COMMISSION: 

APPEAL NO; 

DATE FILED: 
EXHIBIT NO. 8 

I 

I 
APPEAL NO. 

DISTRICT: A-1-MEN-05-024 (REED) 

APPEAL 
(Page 1 of Z) 



APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 2) 

5. Decision being appealed was made by (check one): 

~ Planning Director/Zoning Administrator 

D City Council/Board of Supervisors 

D Planning Commission 

D Other 

6. Date of local government's decision: OL....:..-1\..:..0-.-j----\,---=b ...... , ......:'"2-oo=~i,_.-_________ _ 

7. Local government's file number (if any): ,.a..,· ""'Pc......:::::S::........J4'---o_,3~-----------

SECTION III. Identification of Other Interested Persons 

Give the names and addresses of the following parties. (Use additional paper as necessary.) 

a. N arne and mailing address of permit applicant: 
fY'~ t\ -t-e .,.... &....(ll:n_{u- (LLed 
lc ~ 1'"21 
(h,.culdcc~o~ c.a_ 9.it.t31 

b. Names and mailing addresses as available of those who testified ( e1ther verbally or in writing) at 
the city/county/port hearing(s). Include other parties which you know to be interested and 
should receive notice of this appeal. 

(1) l L.~ leU\ CG"\..;Y).Z...-L-.11"\ 

Pc (i,,)( 43~ 
(Y\-eJ"\, dc(..LllO 

1 
L ·"- c-;: ~~ ~() 

C 4) (J cJLL ':{ 6-r --'2.R.l\ 

Po t?:.c"-
~d..c.o.'O, Cc~ 9S'-fi:.6 

Ls) (2.olu-.=r- r.e-('._..s•-/Q_{£\ 

Po Gc~. 
(hR .. '\ d.ec.N"'b , 0- '1J'/6 0 --



SECTJO NT (Page3) 

N IV. Reasons Supporting This Appeal 

APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOYERNME 

PLEASE NOTE: 

• Appeals oflocal government coastal . . . Act. Please review h . permJt decisions are limited by a variet f t: 
• Stato bdofly youc ,:,:::;~' •;:;.onnatmo 'hoot foe "'''"•nco in oomplotin: ~;, ::~~~,:"d "''.'remon~ of tho Co.,tal 

o p M r IS appeal. Include a su d . . . r ort aster Plan policies and re . . . mmary escnpuon of Local Coastal p 
decision warrants a new hearing. (U;~I:~~~i~~a:np:hich you believe the project is inconsist~~~r::::; ~:nd Use Plan, 

• Thi' oood not b P""' """"ry.) ""'""' tho 
. . e a complete or exhaustive stat discussion for staff to determine th .ement of your reasons of appeal· howeve 

wbmit additiooal iofonnatioo to th:',::~',';;;'' '~ allowod by law. Tho appdlaot, ;ub,oquo~t ::o;,~. m~ bo wffioiot" or ommission to support the appeal request. mg e appeal, may 



APPEAL FROM COASTAL PERMIT DECISION OF LOCAL GOVERNMENT (Page 4) 

SECTION V. Certification 

The information and facts stated above are correct to the best of my/our knowledge. 

Date: 

r Authorized Agent 

,----
"'"2..-vtl ~ 

Note: If signed by agent, appellant(s) must also sign below. 

Section VI. 

!/We hereby 
authorize 

Agent Authorization 

to act as my/our representative and to bind me/us in all matters concerning this appeal. 

Signature of Appellant(s) 

Date: 



LEE EDMUNDSO~ 
. Post Office Box 1 167 ° Mendocino. California 95460-1 167 

Phone/Fax: 707-937-4369 ° Email: lee@mcn,org 

April22,2005 RECE1VED 
RE: Proposed Reed Residence Remodel -- CDP # 54-03 MAY 2 7 2005 

CALIFORNIA 
COASTAL COMMISSION 

1) The Town of Mendocino is· designated a Special Community and a 

significant coastal resource as defined in Coastal Act Section 30251. 

New development shfl].l protect this special community which, because of its 

unique characteristics, is a popular destination point for recreational use. 

(Section 4.13-1, Mendocino Town Plan). 

2) . Mendocino Zoning Code Section 20.692.020(E) requires, "Development 

outside the Historical Preservation District identified in Section 20.760.010 

shall be consistent with the standards of the· Historical Preservation District in 

Section 20.760.050". Hence, the subject parcel in CDP #54-03 is subject to and 

must conform to the standards listed in the Town Zoning Code Section 

20.760.050. 

3) The April :.8, 2005 Mendocino County ?lanniong & Building Staff Report 

recommended denial of project because, "Based on the decision made at the 

January 27 (2005) hearing, the prior design did not comply with the visual 

. resource requirements of the Town Code and needed to be redesigned, staff does 

not find that the modifications submitted have significantly altered the 

project..." (Staff report, 4/18/05, page 4). CPA Ray Hall has over ridden Staff 

findings, and generated his own, which are not supported by facts. 

4) Section 30251 of the Coastal Act states, "The scenic and visual qualities of 

coastal areas shall be considered and protected as a resource of public 

importance: Permitted development shall be sited and designed ... to be visually 

compatible with the character of surrounding areas ... New development..~shall · 

be subordinate to the character of its setting. 



5) Proposed project modifies an existing 1145 sq/ft one story single family: 

residence into a 6250+ sq/ft two story behemoth .. 

6) Comparing project's proposed size to that of the neighboring Hill House and 

the former Reed Manor in order to justify its mass is inappropriate because the 

latter are commercial visitor serving facilities (hotels). A proper compa~on is to 

the "small residence on the lot to the north", which is approximately the same 

size as the existing Reed residence and which the proposed Reed remodel (six 

times larger in mass and seal~) - if approved-- will visually overwhelm. 

7) Excessive use of glass is obvious and will not be masked by fence from the 

northern, southern or wes~em views. The 450-foot long, 6-foothigh masking 

fence is in and of itself out of compliance with Coastal Act Section 30251. The fact 

that it is proposed to be painted basil green and white only exacerbates its 

adverse visual impact. 

8) The.unusual variety of hips, gables and several different roof pitches does. 

not comply; The proposed project contains six different ridge lines and roof 

pitches, unlike any adjacent architecture or in Point of View Estates. 

9) The proposed project would ~ave three different exterior siding 

treatments, unlike any other adjacent building in the surrounding area. 

10) The water tower element is not genuine, but faux. The 4/18/05 Staff 

Report notes, "It appears to staff that the primary purpose of the entry tower is to 

create a visual focal point designed to draw attention to the structure and set it 
apart from other structures in the vicinity, rather than to achieve compatibility." 

(Emphasis added. Staff Report 4/18/05, page4 of 4). 

11) Staff report states, "In staff's opinion the revisions made to the project since 

January 27, 2005, do not make the project " ... subordinate to the character of its 

setting," as required' by Section 30251 of the Coastal Act, nor do they go very far 

toward achieving greater compliance with the provisions of the Design · 

Standards of Section 20.760.050 of the Town Zoning Code." (op. cit.). 

7 ---



12) Staff concludes, "Based on the decision made at the January 27 hearing, · 

that the prior design did not comply with the visual resource requirements of the 

Town Code and needed to be- redesigned, staff does not find that the modifications 

sub:ffiitted have significantly altered the project, and recommends that the 

application be denied. (Staff Report 4/18/05, page 4 of 4). 

The proposed project does not conform to the.requirements of Coastal Act 

Section 30251, nor does it comply with the Design Standards set out in the 

Mendocino Town Code Section 20.760.050, specifically subsections (A): Size, 

forms, materials, textures and colors; (A)(1): relationship to surrounding 

structures; (A)(2): excessive use of glass and, (A)(3): adverse affects on other 

property. The subject property, while located outside the Historic Preservation 

District, is required Town Code Section 20.692.020(E) to conform to the Design 

Standards contained within Town Code Section 20.760.050, and fails ~o do so for 

the aforementioned reasons. Accordingly, I am appealing to the California 

Coastal Commission to deny the application of Mendocino County CDP # 54-03. 

Sincerely Submitted, 



JUN-20-2005 02:01 FROM:HILL HOUSE INN 1 707 1123 T0:4457877 P.1 

June 20, 2005 

Robert Merrill 
California Coastal Commission 
Nvrl.h Coast District Qffi • .;e 
71 0 E Street, Suite 200 
Eureka.. California 95501 

Rc!: A-J-MEN-05-024 Height 

D·earBob. 

RECE\VED 
JUN 2 0 ZOG5 

CALIFORNIA 
COASTAL COMMISSION 

Last Thursday when you asked about the story poles we forgot to mention the following: 

Under th,;: old Mendocino County Zoning Code the Hill House Ynn a11d MacCallumn 
House Suites were approved for a height of 35 feet and wer•.! built to those 
sped !kalium;. 

Our hom~ is on a down slope from Hill House lnn and MacCallumn House Suites 
with a h.t!ight limit of 28 feet. 

Even if you forget about the down slope we are still i feet shotter in height than 1h~ 
Hill l-lOLlse tnn and MacCaUurnn House Suites. 

Hope the above is uf som·: help tu you. 

Sincerely. ~ 
£~. ~ I ·~~.u4:-i/(_ 

~Barbara and Monte Reed EXHIBIT NO. 9 

APPEAL NO. 
A-1-MEN-05-024 (REED) 

APPLICANT'S 

CORRESPONDENCE 
(Page 1 of 1.1} 

ofl 



3/2005 09:40 7074457877 
27/2005 09:13 . 7079372823 

Friday, June 24, 2005 · 

CA COASTAL COMMISSIO 
MENDCl REALTY 

Robert Mer;r;ill 
Call£ u.r.:uJ. a C::oa.s tal Con.U11.i .s s i'o-n 
North Coast Dist~ict Office 
710 E 5~reet, suite 200 
Eureka, California 95501 

Re: A-l-MEN-05-024: Square Footages 

Dear Bob, 

The square footage of other properties in our area 
is· as follows: 

Building Sq. Feet Nates 

PAGE 03 
PAGE 62/la 

Fet%er House 6,50Q Surf Weed Estates· Can be seen from Town and Headlands 

Hill House Inn 

iVIacCallumnHouseSuit 
es 

M~cOallumn HOUII Inn 

Lemley House 

~ 

~2.COQ 

6.500 

4.851 

:nn immediately North of Reed Home 

3&S ;mme~iatety ~outh ot Reed Home 

Inn Build as Home in oantar of Mendocino Town 
. Square Footage obtained from owner estimate 

North of Reed Home can be seen from Headlands Sta~ P.G~~ 

Hope this information is of help to you. 
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CA COASTAL COMMISSIO 
· MENDO REAL TV 

PAGE 02 
PAGE Bl/.10 

MENDOCINO'S .OLDEST 
R&u EstA7E" FIRM 

SINCE 1963 
1061 MAIN STREET 

P.O. Box 14 
. :MENDOCINO. CA 95460 

FAX:· 707-937-2823 
. PHONE: 707-937-5822 
WWW.MENDOREAI.TY.COM 

· FAX#: '{qs-- 2 g-?7 ' ATTN: &b./~0r\t~ 
REFERENCE: Re..eo) :P.r</'..A/1 ~'G'- · . 
TRANSMITTING.......L./+./ ___ PAGES INCLUDING THIS PAGE. 

nME OF TRANSMISSION:/a,r /0 DATE: ~ -?!--~ € I. 

:Z.. ffar;;t= 19 £1:1..:; s:c~ 
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CA COASTAL COMMISSIO 
MENDO REALTV 

Coastal Mendocino Auoclatlon Of Realtors 
Multiple Uating Servl~e 

PAGE 11 
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CA COASTAL COMMISSIO 
MENDO REALTY 

Coastal Mendocino Association or Realtors 
Multiple Ustlng S8rVIce 

~~~----iiii 

DlreeUons 

Deemed Reliable But Not And IS 

s ~ l\ 

PAGE 08 
PAGE 137/Ul 
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CA COASTAL COMMISSIO 
MENDORE~TY 

PAGE 10 
PA~E 0'3/lEl 

Coastal Mendocino Association Of Realtora 
Multiple Listing service 

::;:~--~~~D ;:~ 
l..ot Dhnan Sal& Jncl Other fnv -:r 
. alaeriDr ~ood Jl'aundatlon 1 ixed I Oper E:q.l • 

ODnat Type j ! Hndq:~ ~ j . Qroea • 
Root !Asp!'! aft-·-· i 'ronant Pays 1 Nat Op Inc -= 
Parking~ ?loorD 1Harawood I llebt Srv-I 

;tanclng # -cash !Flow = I I J.feltl 
OHI',)ooN Does UtiiiUaa '220V 

CelllngHgt 

Acrasource 
SqftSoun:e 

Jncoma· 

Tax Record 

· Door 
Cabi«TY Disci 

l 
I 
! 
! 

Coastal 

Ye~r Built~!!!:.:!~!......--~ 
ArchiD~Ignar.t--------l 

SuUder 
sa .. Dam 

ANNUAL. SXPENSE.--_....;..;;ANN;,;;.;.;UA~L 

RETma.~------~ 
lnsuranceJ------f 0 

206,627 

~50:!90 

lllactrtc~ ...... --~ 
Fuel:----~ 

tJtJIItlos :----~ 
J\tllint 

~pair~ 
JAgmt_ 
other I ======:; 
Totat t ] 

~RM§ ·capRate • 
Equity 

OperPL 
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CA COASTAL COMMISSIO 
MENDO REAL TV 

PAGE 07 
PAGE 06/10 

.... . Coanll Mendocino Association. Of Realtors :1 
0 Multiple Listing Servtce , 
5 UatPrfcv MLSIII ::r::; 

SbltUe WlTI"'URAWN I $2 soa,oo~ J 1'7348 
'E Bus. Name Nli\ .. Vlow OCMnView Jlleaent Cha Withdrawn u - AdtiiVIew SubType R8WQ • Exposura SqFaet -!!~···-·-i. Lotalzf 1M'x16S . ApodctFt 9700 

Appx.Acnt F~ge 

8 AflN'I 11&-23a-10 Zoning MC 

CJ APNa cz Yes 
j45ooo Main street Scholll Menrfndnn Y•rlktflt 1879 
iiMendodno lOA 95480 Miac ArchiDeslgn«. 

AnalMOO SUbArea! Vll I Builder towner 
Complex 

Comer of l.anslng and Utclalt Slneet§M~oalno Mercanllle Bukling). Presenttw occupied bV RainSOng Clalhln9 lnd 3 SDBI'1rMml with 
an additional~ 6500 sq. ft. ~ and ~ Rhldy1Cir dlvillan into retail spaoes. Would prefa''liale nfllroperty but also 
lnt._ted in any prospective tenants. Plctures, financisltnfonnatfo" and other tletelll ~ folow. 

Directions 

FlnRamaltt 
FEATURES INGOMB ANNUAL. EXPENSE ANNUAA. 

Sepllleter:a APN+ GrSched== ~-~ Stori• "1.-At:quiNd !.eis&Vac • Insurance .. 
#afBidgs Pr8&entUsa Rantlnc't lileotrio 
l.otDimen Sale~-· Other!nu+ Fuel 
~liort r:ounaaaon ifl'!rimeter Oper~xp .. UUIIBoa 

Const 'Type I I _lind~ Aoa j Gross 1:11 Maint 

-~·---1 -- ltllt Op Inc It& ~epair I . ;-amng r=~oorsf :OaQtSI'Y ~ Mgmt 
~a,.,.ngj Heat ca&n Flow 1111 Other( 
OH Doors . r.ltUitf•• Doc::e 'Tol.lt 

CeDing Hat DDor 
Oabfe1V Disci 

-~ 1\creSowee capRate 
SQNoana Equity . 

OparPL 
Income 

Unit Tenant Sal't Rent l.eaaeTa I -

lnfonnatlon Dl8l'll8d Reliable BUt Not Gulrentaad And fs SubJect Tn Change. printed 8/2712005 

ll 
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CA COASTAL COMMISSIO 
MENDO REALTY 

·11 Coastal Mendocino Association Of Realtors 
Q 

1 .-------------..Multiple LiSting Servlee 
:! 
~ c 

~ -
l e 
0 u 

•. .....----i 
Parking 1GARAGE. j 

OH DQors J'Orilng#~ 
Ceiling Ngt . 

ays i. ., 

i'loo .. ~ llabr Stv ·I 
:-feat W Caah ~low =I 

Utllitlea OV Does PERSONAL 
Door PROPERTY 

' 
:vtgmt 
Other I 
TQtatj , ..... 

PAGE 06 
PAGE 05/Hl 

l 
I 
I 

J 
C8biiTV DISCI ~~ AcreSource ClpRitt 

SqFtSource . &qulty 
.. OparPL 

Income 
· Unit ~· IG~~ant Saft R.m .Laa.ro. lease&D 

lnfonnatltm Deemed Ratlebta BUt Not "Guaranteed And fs Subfoot To Cflange. printed G/2112005 
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CA COASTAL COMMISSIO 
MENDO REAL TV 

PAGE 05 
PAGE 04/HJ 

'5 COastal Mendocino, Auoctatlon Of Realtors 
0 Multiple Llatlng service '1:1 c 

UlltPttce MLSII I · RtMlut. IWnw•· l $1, Mnn.v~~ I 1aoae -; lui.Nu'le 

o v..w !Ocean V'!A\11 Rei:Gid Qlg ~ - AddiVIew Sub~t Other 
.! Expeaura Sqfeet ..... & •.••• 

e 
CD LotSize I1DOX160 ,lppxSqFt lm! e AppxAcre F~tage sti88t 

~ APN1 11'""" .............. Zordng ~ 
APN2 cz ~-

1146080 Uldah-- School VHrBullt 
,lllP4,..11AAIIIIU )CA 95460, Mtaa ArchiDeslgner 

Arealtwloo1 ,_, VlL I BUilder -
i[aStnew 1wtrJ ~~!,~ptn•,..,."' In 1 ~P.· ltaourflft~~~ ~I 1 & w 111• ,.,. 

~ apartmllnls. u~ ~ ma~ ~farthing bUilding" wllfl ttllefUf InferiOr IID&XJiiJCmenls, lJeauti'uUandscaping. 
water source, 10k un~und storage. Owner fa WUDng to negotlltt for • leatebRk. 

Dlrec!lons llJiclah stJl!et 1 the Patt omce and seacon SJdg. 

FtnRemark 
FEATURSS INCOMe AH"U~ I!UCPI!NBI! ANNUAL. 

SepMMerala APN+ GrSched!!ll RETa:res 
ttortos 2 Yr~. Less Vac· insur:ance 

#ofBidge 1 ,_.ntuae Rantlnc+ !lec:tric 
· Lot Dlmen i1 00x160 sa,_lncJ Other Inc+ J=ueJ 

IXWIMIWOOO Foundattan iPSRIM Oper~- UUIIUGa 
Canst Type I . I ffddo., .400 IRAMP Gross at »atne 

~rr.: =-f-~iu~me 
Nit Op Inc = i ~~ ~ridno · a ~ . ..s . rtoors MNYL. wrw .Qetlt::Jrv. ;vtgndj 

~andng 'I Heat I Cash flow= Othtr· 
OH Doora . · Ulltltlcs '220\1, SJ..eC Docs BUilDING Totali J Ctlllna Hgt . Door · PERMIT. 

ClbJalV .Diad -§ k~ Cap"ata 
SqFlSourca ,Equity 

. OPJH'PL 
Income 

Unit .-, . SQtlt Rill LeneTa I --· 
law Jfl ice 5! 

Sfi"A FA' "Cl 0 1 ,2003 
'atliB ·fn ., 2003 

. steC Vacant 
4Aoti :.1 8 MotoMo . 

""""'IQUUII Dnmad Reliable 8ut Not Guarantatd And le SUbJect To Change. printed 8127/2005 

ll -
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CA COASTAL COfvlf•ll!::J:::Jw 
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; Coastal Mendocino Association Of Realtors 
5 • Multiple Listing SerJice 
i ~------------~----~ ,.. .. 

renown 
IOcllly !)l't:\Wn organic pmduce. meat ffOm hUmanely raiSed animals & local As dedared by uu1.11nu v 

MBiliBZII11e: .,rs not hard to understand wtty c~ Betudolltt ~· ona of Callforni••• hNt restawants." Restaurant seats 55. lilnr'lrlllru• 
lcro'll'ldes baked In a wood-fire oven. Garden deck seating tar·2o. GloS& income ovar $1,000,000. Sate lnoludas FF! 

· Directions 

SepMotors 
SIOJ'taa 

# Df91dgs 
l.ot Dlrnen 

.enortor 

fEATURtiS 

:2 

19772 s.r. 
I 

., const I'YPIJ 
;lDof 

ttaridng 
?arf(lng# 
OHPoora 

CelllngHgt 

AcraSauree 
8qFtsoun:e 

Income 

§ 
iT~ RetJQI'.f 
Owner 

· APN+ 
YrAcqulred 
PreetntU• 

Salalncl 
~ouoo.Ugn tMixea 
tlndcpAcc 

Tenant Pays 
· Floara iHamwooa1 · j 

Mtat iCantral Heat 
UtrHtfec 

Door 
Cable 'TV 

INCOMe,_. __ A...,N..,N .... U..,A-.L !XPENBii,_._...;ANN;..;o,;;.;o.;U.._A;,;;-L 
Gr Scb111d cz · Rl! Taka~ 
Less Vac- Insurance ..--.~----1 
Rent Inc + Electric 

Other h'lc + J-ueJ 1------f 

Oper 5xp- Utllitloa !-------1 
Gross = ltalnt:-------1 

Nat Op inc :s I ~epalr?------1 
Oebt Srv- 1 .\IQmt ~----; 

W:Ub~ow= · Otheril====~! 
Do~ Totatj :J · 
Qlaclt-------f 

,..,, ___ ....;._-J GRM8. Cap Am 
Equity 

OperPL 

DHmlr.l RtDable But Not Guaranteed And Ja Subject To Change. G/2?12005 . 
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CA COASTAL COMMISSIO 
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Coaetal Mendocino Association Of Realtor. 
Multiple Listing Serv•c• 
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