
 

 MENDOCINO HISTORICAL REVIEW BOARD FEBRUARY 6, 2023  
 STAFF REPORT MHRB_2022-0008 
 

 
 

 

OWNER/APPLICANT: MAIN STREET MENDO LLC 
 PO BOX 777 
 FERNDALE, CA 95536 
 
AGENT: KELLY GRIMES 
 PO BOX 598 
 LITTLE RIVER, CA 95456 
  
PROJECT DESCRIPTION: Request for a Mendocino Historical Review Board Permit 

to replace a water tower staircase with a new enclosed 
staircase structure, reroute an existing wooden pathway, 
and construct a wooden ramp. An existing water storage 
tank located behind the structure would remain in place. 
Note: The site is listed as a category IVb non-historic 
resource in Appendix 1 of the Mendocino Town Plan ("deli 
and restaurant"). 

 
STREET ADDRESS: 45040 Main Street, Mendocino; APN: 119-238-10. 
 
PARCEL SIZE: 0.22± Acres 
 
ENVIRONMENTAL DETERMINATION: Categorically Exempt 
 
HISTORIC STRUCTURES: On Site: Category IVb “deli & restaurant, dwelling on 

Albion St.” 
 North: Category I “MacCallum House” 1882/1908 
 South: Category I “Ford House” 1854  
 East: Category I “Kelley Rental” 1870s 
  Category I “Kelley Pond” 
  Category I “Kelley House” 1861 
 West: Category S/IIb “Site of Alhambra Hotel” 
 
 

 
PAST MHRB PERMITS: MHRB_2016-0026 to install the Bloom sign, MHRB_2013-0016 to install several 
signs including the Flow sign, MHRB_2009-0023 for a propane tank and hand railings, MHRB_2009-0013 
to install the Origin sign, #2005-59 for the Europa signs, #2008-39 for the Mendocino Bath Company signs, 
MHRB_2003-0013 to install or replace several signs, and #95-46 to install a sign. On November 3, 1975 
the water tower was approved for dismantling at its location on Lansing Street by MHRB. On December 1, 
1975 MHRB granted permission for the tower to be reconstructed on the Main Street property. 
 
HISTORIC ORDINANCE STANDARDS: The Mendocino Historical Preservation District Ordinance 
provides standards for the MHRB to consider when reviewing applications.  Relative to this application, the 
following issues are raised and should be addressed: 
 

 Building Size, Height, Proportions and Form   Roof Shape 
 Relationship of Building Masses and Open Spaces   Color(s) 
 Relationship to Surrounding Structures   Sign Size 
 Materials and Textures   Number of Signs 
 Architectural Details and Style   Placement/Location 
 Facade Treatment   Lighting 
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 Proportions of Windows and Doors   Paving/Grading 
 Landscaping    

 
 
APPLICABLE SECTIONS OF MHRB GUIDELINES: VII – Structural Guidelines, Building Design (pages 
7-9) & Sidewalks and Driveways (page 9); VIII – Non-Structural Guidelines, Exterior Painting (page 11). 
 
PROJECT DESCRIPTION: Per the revised application, the proposed project would: 

 Remove the water-tower staircase 

 Construct new staircase structure, enclosed, with accessible lift (see elevations for material 
callouts) 

 Reroute wooden pathway around building 

 Construct ramp with handrails and wheel stops for access to raised deck (7” step) 
 Construct new drainpipe under sidewalk 

 
STAFF NOTES: In response to discussion at the December 5th Review Board meeting, the applicant 
submitted revised plans on December 15th, 2022. According to the revised plans, the proposed work would 
include the following features: 
 

Proposed Feature Material Color 
Rerouted walkway Wood N/A 
Handrails Copper mounted on redwood posts N/A 
Ramp Wood N/A 
Existing water tank Wrapped in wood N/A 
Stairwell siding Cedar shingles Clear oil finish 
Upper deck railings Redwood Clear oil finish 
Faux water tank Clad in redwood N/A 
Sliding windows Wood framing TBD1 
Doors Glass and wood framing TBD 
Horizontal siding To match existing structure To match existing structure 

 
Per Mendocino County Code (MCC) Section 20.716.010(B), the proposed project is considered 
continuation and maintenance of a nonconforming structure, and the proposed replacement structure 
conforms to the Local Coastal Program (LCP). Use of the structure would not change. The proposed 
addition conforms to applicable development regulations of the Mendocino Commercial (MC) zoning 
district, including minimum yard setbacks and maximum building height (see table below). 
 

Requirement Existing Proposed 
Minimum Lot Area 12,000 square feet 9,600 square feet 9,600 square feet 
Minimum Setbacks  None N/A N/A 
Maximum Building Height 28 feet 35± feet 28 feet 
Maximum Lot Coverage 25% 66.7% 67.1% 

 
On December 15, 2022 staff contacted the Kelley House Museum requesting additional information 
regarding the history of the water tower structure. On December 22, the Kelley House Museum provided 
the attached historical information (see Attachment E). In brief, the water tower was originally constructed 
on the Mendosa Store property in 1904. In 1923, the windmill was removed from the tower and a larger 
water tank installed. In 1975 the water tower was approved by MHRB to be removed from the Mendosa 

 
1 Per architect’s letter dated December 15, 2022, “we are still discussing the paint colors for the trim around windows 
and doors and the actual units themselves. The shakes and cantilevered deck area all to have a clear oil finish.” (see 
attached Architect Letter). 
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property. In 1976, the water tower was rebuilt on the Main Street property. It was constructed in the same 
design and most of the original beams were used in the construction. Some of the beams could not be used 
due to rot, and the reconstructed tower was 6 feet shorter than the original.  
 
RECOMMENDED FINDINGS FOR APPROVAL: The Review Board shall not approve or conditionally 
approve any application for proposed work unless it affirmatively makes the following findings: 
 

(A) Pursuant to MCC Section 20.760.065(A), the exterior appearance and design of the proposed 
stairwell, walkway, and ramp is in harmony with the exterior appearance and design of existing 
structures within the District and with that of the existing restaurant structure to which the stairwell 
would be attached; and 

 
(B) Pursuant to MCC Section 20.760.065(B), the appearance of the proposed stairwell, walkway, and 

ramp will not detract from the appearance of other property within the District; and 
 

(C) Pursuant to MCC Section 20.760.065(C), the proposed work will not unnecessarily damage or 
destroy a structure of historical, architectural, or cultural significance. The existing stairwell to be 
demolished and the existing structure to which the proposed stairwell would be attached are not 
considered to be historically, architecturally, or culturally significant per Appendix 1 of the 
Mendocino Town Plan. The existing water tower structure was relocated from the Lansing Street 
property and reconstructed on the Main Street Property in 1976. The proposed stairwell is in 
harmony with the design of historic water towers in the Town of Mendocino. 
 

RECOMMENDED FINDINGS FOR DENIAL: The Review Board may make such findings or determination 
as is required by MCC Chapter 20.760 and deny the application if: 
 

(A) The application cannot be conditioned by adequate requirements to ensure compliance with this 
chapter; or 

 
(B) The proposed development cannot be modified to conform with this chapter; or 

 
(C) The proposed development would adversely affect a landmark structure.2 

 
Note: Per MCC Section 20.760.080, “No application which has been previously denied and is not 
substantially changed, will be accepted by the Review Board for a period of six (6) months from the date of 
denial.” The Review Board may make appropriate findings and deny the project without such prejudice, 
thus allowing a substantially changed design to be submitted prior to expiration of the six (6) month period. 
 
RECOMMENDED CONDITIONS FOR APPROVAL: 
 

1. This action shall become final and effective on the 11th day following the decision unless an appeal 
is filed pursuant to Section 20.760.072 of the Mendocino County Code. The permit shall expire and 
become null and void at the expiration of two years after the effective date except where 
construction and or use of the property in reliance on such permit have been completed prior to its 
expiration. 

 
2. The application along with supplemental exhibits and related materials shall be considered 

elements of this permit, and compliance therewith is mandatory. 
 

 
2 “Landmark Structure” is defined in MCC Section 20.608.031 as “any structure that is listed in the Inventory of Historic 
Buildings (Appendix 1 of the Mendocino Town Plan), 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.” 
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3. This permit shall be subject to the securing of all necessary permits for the proposed development 
from County, State and Federal agencies having jurisdiction. The applicant shall secure all required 
building permits for the proposed project as required by the Building Inspection Division. 
 

4. This permit shall be subject to revocation or modification upon a finding of any one (1) or more of 
the following: 
 

a. That such permit was obtained or extended by fraud. 
 

b. That one or more of the conditions upon which such permit was granted have been 
violated. 

 
c. A final judgement of a court of competent jurisdiction has declared one (1) or more 

conditions to be void or ineffective, or has enjoined or otherwise prohibited the enforcement 
or operation of one (1) or more such conditions. 

 
5. To establish that site-work satisfies the requirements of MHRB Permit 2022-0008 and the Review 

Board’s action, the property owner shall request a Planning and Building Services Final Inspection 
prior to the expiration of this permit. Prior to this MHRB Permit’s expiration (if no Building Permit is 
obtained) and at the request of the property owner, PBS will furnish, following a site inspection of 
completed work, a functionally equivalent document demonstrating that the requirements of MHRB 
Permit 2022-0008 have been satisfied. 

 
6. Any Building Permit request shall include MHRB Permit 2022-0008 printed on or attached to the 

plans submitted. 
 

7. Outdoor lighting shall be shielded. Illumination shall be reflected downward and positioned in a 
manner that does not allow light glare to extend beyond the property boundaries. 

 
8. New or replacement exterior building materials shall not include use of imitation or synthetic 

materials, such as aluminum or vinyl siding, imitation stone, imitation brick, plastic laminated 
beams, concrete block or boards, stucco or asbestos shingles or panels, or plywood panels. New 
doors and windows shall be wood framed. 

 
9. Prior to issuance of a demolition permit, the existing water tower structure shall be photographed 

to document its appearance as an example of a water tower constructed in 1904, altered in 1923, 
and reconstructed with some alteration in 1976. Photographs shall be submitted to the Department 
of Planning & Building Services. 

 
The Review Board’s action and this permit will not be final and effective and work may not commence on 
the project until after a ten (10) day appeal period has ended.  You will be notified if a timely appeal is filed. 
 
Appeal Fee:  $2,620.00 (Check payable to County of Mendocino).  
 
Appeal Period: Appeals must be received within 10 days of Review Board Action. 
 
ATTACHMENTS: 
 

A. MHRB_2022-0008 Revised plans 
B. Historical Information 
C. MHRB Policy Exterior Paint Colors 
D. Architect Letter 
E. Kelley House Museum Information 
F. Public Comment – Deirdre Lamb 



















Mendosa Store Water Tower 
10501 Lansing Street 
APN: 119-150-04 

 The Mendocino Beacon reported that the water tower for Frank Mendosa 
was completed in 1904. It is presumed that this is the tower on the 
Mendosa Store property. (Mendocino Coast Beacon,  24 Sep. 1904, page 6). 
 

 In 1920 Ray Valentine built a new store building for the Mendosas. There 
is no evidence that there were any changes made to the water tower at 
this time. (Mendocino Coast Beacon, 27 March 1920, page 1). 
 

 In 1923 the tower on the store property was altered. Photographs from 
before and after show that the windmill was removed, and the existing 
tank was replaced with a larger water tank. However, comparing the 
1909 and 1929 Sanborn Maps show that the location and height of the 
tower did not change, nor was there a second tower built. (Mendocino 
Coast Beacon,  15 Sep. 1923, page 5). 

 
 In 1975 the water tower was deemed unsafe and owners Alvin Mendosa 

and Raymond Sandbothe received permission from the MHRB to take it 
down and install a ground-level steel tank. But it was instead purchased 
by Jim and Brenda Coupe to be taken down and reinstalled at their Deli 
on Main Street. (Mendocino Coast Beacon, 20 Nov. 1975, page 1). 
 

 The rebuilding of the tower was completed in time for the 4th of July 1976 
bi-centennial parade.  It was constructed in the same design as the 
original and most of the original beams were used in the reconstruction 
though a few feet had to be cut off due to rot causing the tower to be 6 
feet shorter than the original. The reconstruction included adding a new 
1,000-gallon redwood tank and ensuring the structure met modern 
building codes. Owner Jim Coupe said it was a “98 percent original.” 
(Mendocino Coast Beacon, 23 July 1976, page 1).  
 

  



Mendosa/Stauer Water Tower 
10483 Lansing Street  
APN: 119-150-07 

 This property was owned by the Mendosas in 1983 but formerly belonged 
to the Stauers. The Stauers built a water tower on the property in either 
1925 or 1926. It was the water tower the Stauers built c. 1926 that was 
approved for demolition and taken down in 1983. (Mendocino Coast 
Beacon, 24 March 1983, pages 1 & 3). 

 

William Mendosa Water Tower 
44760 Little Lake Road 
APN: 119-140-17 

 William Mendosa purchased this property in August 1921. (Mendocino 
Coast Beacon, 16 Sep. 1921, page 6) 

 Ray Valentine built the water tower and tank on the property in 1923. 
(Mendocino Coast Beacon, 12 May 1923, page 1). 
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THEN: Looking west towards the Kelley

House pond, April 1975. Homer Drinkwater

operated a market in the building in the

background from 1947 to 1974.

In April 1975, Robert Peterson, founder of

the Jack in the Box fast-food chain and

owner of the Mendocino Hotel, presented

the deed to the Kelley House property to

Mendocino Historical Research, Inc. (later, the Kelley House Museum), for its

restoration and preservation efforts. Peterson’s roots were in early Mendocino. His

father was born here, and his grandfather worked in the mill for 22 years.
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By Carol Dominy | August 8, 2022

Before its purchase by Peterson, the Kelley House property had been owned by the

Kelley Family for 114 years.

NOW: August 2022. In 1976, the Mendosa

water tower, located at the end of Pine

Street behind their grocery store, was

dismantled and rebuilt on the east side of

the market building. A staircase was

constructed within its structural members to

provide an entrance to businesses that

occupied the second-floor space. These

have included Edmeades Vineyards Tasting

Room (aka Mendocino Wine Guild), Bay View Cafe, Brannon’s Whale Watch Restaurant,

and Flow Restaurant.

Two events in one day! Sunday, August 14. The “Stump to Ship” walking tour to learn

about Mendocino’s logging history at 11 am. At 3:30 pm, Katy Tahja leads a “Sunday

Afternoon with the Illustrators” discussion about cartoonists of the 70’s and 80’s on the

coast. Call 707-937-5791 for more info.
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January 2, 2023 

 

Comment regarding: MHRB permit 2022-0008 

 

To Whom it May Concern: 

The iconic water tower at 45040 Main Street in Mendocino represents a good part of the history of the 
town of Mendocino. Many water towers were demolished or destroyed prior to the Mendocino Historic 
District becoming designated as protected.  

 

The water tower which Jim Couple painstakingly built as a replica in 1975 to replace the historic water 
tower that was there in the beginning represents a good part of the history of Mendocino. It was built 
with old timbers, the same as many of the original water towers.  

The new design in which the water tower is encased does not provide the same characteristics and 
charm of the current Mendocino water tower. There are no timbers, the box design is so far from the 
original water tower it is a surprise the MHRB board would even consider the change. 

In my opinion, accordingly this project should not be approved.  

 

Thank you, 

Deirdre Lamb 

Mendocino town resident and former MHRB Board member 
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