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PUBLIC HEARING
November 12, 2026

To: Honorable Mayor and Members of the City Council

From: Paul Buddenhagen, City Manager

Submitted by: Jordan Klein, Director, Planning & Development Department

Subject: Landmarks Preservation Commission Appeal: Elmwood Commercial Historic 
District, Landmark Application #LMIN2026-0001 

RECOMMENDATION
Conduct a public hearing and upon conclusion adopt a Resolution affirming the 
Landmarks Preservation Commission (LPC) decision to deny the Elmwood Commercial 
Historic District landmarking application (LMIN2026-0001). 

SUMMARY 
On June 4, 2026, the LPC denied Landmark Designation Application #LMIN2026-0001 
for the Elmwood Commercial Historic District (District). 

On July 16, 2026, an appeal of the LPC decision was filed. The City Council must 
conduct a public hearing to consider the appeal.

FISCAL IMPACTS OF RECOMMENDATION
None. 

CURRENT SITUATION AND ITS EFFECTS
On March 2, 2026, Anthony Bruce submitted a Landmark application for the Elmwood 
Commercial Historic District, accompanied by the signatures of property owners for 18 
properties of the proposed District.

On May 7, 2026, LPC opened and closed the public hearing and continued the 
discussion of the application to a date certain of June 4, 2026. 

On June 4, 2026, LPC opened and closed the public hearing, and a vote to approve the 
application failed on a vote of 4-5-0-0 (Moved: Crandall; Second Orbuch; Yes: Crandall, 
Finacom, Montilla, Orbuch; No: Fike, Gordon, Greene, Schwartz, Turner; Abstain: none; 
Absent: none).
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On July 16, 2026, Burl Wiles filed an appeal of the LPC decision. The appeal letter was 
signed by Burl Wiles, Julie Ewer, and Jon Moriarty, and accompanied by a petition 
signed by more than 300 Berkeley residents.

BACKGROUND
There are currently four Historic Districts in Berkeley: 

 Delaware Street Historic District, established 1979, 20 properties

 Civic Center Historic District, established 1998, 12 properties

 La Loma Historic District, established 2002, 15 properties

 Oceanview Sisterna Historic District, established 2004, 10 properties
The proposed new Historic District comprises 28 properties along College Avenue and 
Ashby Avenue between Russell Street and Webster Street, including three non-
contributing buildings. Two of the non-contributors were constructed outside of the 
proposed District’s major development period, and a third has been substantially 
altered. Three of the contributing properties are already Landmarked: the Strand 
Theater at 2966 College Avenue, the Mercantile Trust Company Building at 2959 
College Avenue, and the Stover Building/Bolfing’s Elmwood Hardware at 2947 College 
Avenue. 

When it designates a Historic District, LPC must find that the properties meet one or 
more of the required criteria codified in the Landmarks Preservation Ordinance, 
Berkeley Municipal Code (BMC) Section 3.24.110. These criteria are specific and align 
with California Register and National Register criteria for Historic District designation. 
Staff completed a review of all the available information and compared the evidence 
against the criteria for designation consideration.

BMC Section 3.24.110(A)(1) allows for the designation of properties based on 
architectural merit, which includes properties that are the first, last, only or most 
significant architectural property of its type in the region; properties that are prototypes 
of or outstanding examples of periods, styles, architectural movements or construction, 
or examples of the more notable works of the best surviving work in a region of an 
architect, designer or master builder; or architectural examples worth preserving for the 
exceptional values they add as part of the neighborhood fabric.

BMC Section 3.24.110(A)(2) allows for the designation of properties based on cultural 
value, which would be structures, sites and areas associated with the movement or 
evolution of religious, cultural, governmental, social and economic developments of the 
City. This criterion is similar to the California Register criterion for persons. A property is 
eligible under this criterion if it is associated with lives of people important in the past.

BMC Section 3.24.110(A)(3) allows for the designation of properties based on 
educational value if they contain structures worth preserving for their usefulness as an 
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educational force. Educational value means that a building could provide useful 
information on construction methods, or a site may be valuable as an archaeological 
resource. 

BMC Section 3.24.110(A)(4) allows for the designation of properties based on historic 
value—structures, sites and areas that embody and express the history of 
Berkeley/Alameda County/California/United States. A site that is eligible for 
Landmarking under historic value is associated with historic events.

The fifth criterion for a Historic District is BMC Section 3.24.110(A)(5): properties which 
are on the National Register of Historic Places are eligible Historic Districts in Berkeley. 
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Figure 1. Aerial of Proposed District by Staff

RATIONALE FOR RECOMMENDATION 

The main issues raised in the appellant’s letter (Attachment 2) and staff’s response are 
detailed below. For the sake of brevity, all the appeal issues are not re-stated in their 
entirety. 

Issue 1: Staff Support for Approval. The appeal letter states that the staff report 
“identified the application as having met criteria for landmarking as documented 
in the report…” 

Response: The LPC staff report (Attachment 3) cited applicable sections of the BMC 
that aligned with the information presented in the application, and included draft findings 

Page 4 of 58



LPC Appeal: Elmwood Commercial Historic District, Landmark Application LMIN2026-0001 PUBLIC HEARING
November 12, 2026

Page 5

in support of establishing the Historic District. However, the review of a landmarking 
application is a subjective process which does not result in an automatic approval of the 
request. Evidence is weighed against the required findings for approval, and the LPC 
has the discretion to approve or deny a landmarking request. 

In the case of the proposed Elmwood Commercial Historic District, staff felt that either 
approval or denial of the landmarking request could be justified, and ultimately did not 
make a recommendation of approval or denial. Rather, staff recommended that LPC 
consider the extent to which the properties meet the criteria for local designation under 
BMC Section 3.24.110. LPC reviewed the application materials, received public 
comment at two meetings, and concluded that the evidence did not support the request 
for a Historic District designation.  

Issue 2: Commission Irregularities. The appeal letter states “there were 
Commission irregularities in the Landmark application review process” at the 
May 7, 2026 and June 4, 2026 hearings.

Response: Specific details related to “Commission irregularities” were not identified in 
the appeal. The May 7, 2026, meeting was duly noticed, with public hearing notice 
posters installed in the vicinity of the proposed District, and postcards sent to owners 
and occupants within 300 feet of the proposed District. Since the item was continued to 
a date certain at the May 7 LPC meeting, public hearing notices were not required for 
the June 4 hearing. The staff report and attachments for the May 7 meeting were 
available on the LPC webpage the week before the meeting. Late communications for 
both meetings were also available on the LPC webpage.  

ALTERNATIVE ACTIONS CONSIDERED
Pursuant to BMC Section 3.24.300(E), the Council may (1) continue the public hearing, 
(2) affirm, or modify the LPC’s decision, or (3) remand the matter to the LPC.

ENVIRONMENTAL SUSTAINABILITY AND CLIMATE IMPACTS
The proposed designation is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA, Public Resources Code §21000, et seq. and 
California Code of Regulations, §15000, et seq.) pursuant to Section 15308 of the 
CEQA Guidelines (“Actions by Regulatory Agencies for Protection of the Environment”) 
because the Landmarks Preservation Ordinance (BMC 3.24) is a local ordinance to 
ensure the maintenance, restoration, enhancement, and/or protection of historic 
structures, which are part of the environment under CEQA (Pub. Res. Code § 21084.1).  

CONTACT PERSON
Jordan Klein, Director, Planning & Development Department, (510) 981-7534 
Anne Hersch, Land Use Planning Manager, (510) 981-7411 
Allison Riemer, Senior Planner, (510) 981-7433
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Attachments: 
1: Draft Resolution
2: Appeal Letter, received July 16, 2026
3: LPC Staff Report, dated May 7, 2026
4: Public Hearing Notice
5: Index to Administrative Record
6: Administrative Record
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RESOLUTION NO. ##,###-N.S.

DENY THE APPEAL AND UPHOLD THE LANDMARK PRESERVATION 
COMMISSION (LPC) DECISION TO NOT DESIGNATE THE ELMWOOD 

COMMERCIAL HISTORIC DISTRICT (LMIN#2026-0001) 

WHEREAS, on March 2, 2026, Anthony Bruce submitted a Landmark application for the 
Elmwood Commercial Historic District, accompanied by the signatures of property owners 
for 18 properties of the proposed District; and

WHEREAS, on May 7, 2026, the LPC opened and closed the public hearing and 
continued the discussion of the application to the June 4, 2026 LPC meeting; and

WHEREAS, on June 4, 2026, the LPC opened and closed the public hearing, and a vote 
to approve the application failed (Yes: Crandall, Finacom, Montilla, Orbuch; No: Fike, 
Gordon, Greene, Schwartz, Turner; Abstain: none; Absent: none); and

WHEREAS, on July 16, 2026, Burl Wiles filled an appeal of the LPC decision. The appeal 
letter was signed by Burl Wiles, Julie Ewer, and Jon Moriarty, and accompanied by a 
petition signed by more than 300 Berkeley residents; and 

WHEREAS, on or before October 29, 2026, staff posted the public hearing notices along 
the boundaries of the District, and mailed notices to property owners and occupants within 
300 feet of the District boundaries, and to all registered neighborhood groups that cover 
the area; and

WHEREAS, on November 12, 2026, the Council held a public hearing to consider the 
LPC’s decision, and in the opinion of this Council, the facts stated in, or ascertainable 
from the public record, including the staff report and comments made at the public 
hearing, warrant denying the appeal. 

NOW THEREFORE, BE IT RESOLVED by the City Council of the City of Berkeley hereby 
upholds the decision made by LPC to deny Historic District application #LMIN2026-0001. 
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Landmarks Preservation Commission Staff Report

ng & Zo 

Staff Report 

Quick Facts Project Description: 

Initiated by: Anthony Bruce with 17 
owner signatures of support and 424 
signatures from the general public 

Property Owner: Various 

Project Address: Various 

GP Land Use: Neighborhood Commercial 

Zoning: C-E – Elmwood Commercial 

CEQA:  Categorically exempt pursuant to 
CEQA Guidelines Section 15308 “Actions by 
Regulatory Agencies for Protection of the 
Environment” 

Submittal Date: March 2, 2026 

Public Hearing Date: May 7, 2026  
(66 days from the date of filing)  

Project Planner: JulieAnn Murphy, 
Rincon Consultants 

The applicant is seeking consideration and approval of a City 
Landmark Historic District on College Avenue between Russell and 
Webster Street, also known as the Elmwood, comprised of 28 
properties. 

Permits Requested: 
Historic District Designation: To designate a group of 28 properties, 
as a Historic District, pursuant to Berkeley Municipal Code (BMC) 
Section 3.24.110. 

Staff Recommendation 
1. Hold a public hearing on the proposal to comply with the

requirement of holding a public hearing within seventy days of the 
filing of the application.

2. Receive public testimony and close the hearing on this matter. 
3. Consider the extent to which the Historic District properties meet

the criteria for local designation under BMC Section 3.24.110. 

Elmwood Commercial Historic District 
Landmark Initiation - #LMIN2026-0001  

May 7, 2026 

ATTACHMENT 3
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ZONING MAP OF STAFF PROPOSED BOUNDARIES  

  
Figure 1: Vicinity and Zoning Districts Map 

 

Comparison of Adjacent Properties 

Vicinity GP Land Use Zoning Current Use 

North Medium Density 
Residential R-2A Residential 

South Medium Density 
Residential R-2A Residential 

East Neighborhood 
Commercial  

R-1 and R-2 Residential 

West Neighborhood 
Commercial  R-1, R-2, and R-2A Residential 

N 
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AERIAL OF PROPOSED DISTRICT BY APPLICANT  

 
STREET ELEVATION 

 

 

Figure 2: College Avenue, View North from Webster Street (Source: Nomination Application, Anthony Bruce) 
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EXISTING HISTORIC DISTRICTS  

The City of Berkeley has four adopted historic districts. If approved, the Elmwood Historic District would be the 
first new district in over 20 years and also include the most landmarked structures with a total of 28 properties.  

 

District Name Date of Adoption Total Structures 

Delaware Street Historic District December 17, 1979 20 properties 

Civic Center Historic District December 7, 1998 12 properties 

La Loma Historic District May 6, 2002 15 properties 

Oceanview Sisterna Historic 
District 

March 1, 2004 10 properties 

RECOMMENDATION 

Review and consideration of Historic Districts are subject to criteria identified in BMC Section 3.24.110. Criteria 
include architectural merit, cultural value, educational value, historic value, or any property listed on the National 
Register. The criteria are subjective in nature and do not identify contributing or non-contributing features for 
historic resources.   

Staff has identified the proposed Elmwood Historic District fulfills two criteria to support the request for 28 
properties.  

• Architectural examples worth preserving for the exceptional values they add as part of the neighborhood 
fabric 

• Historic Value: Preservation and enhancement of structures, sites and areas that embody and express 
the history of Berkeley/Alameda County/California/United States. 

Staff has evaluated the application contents and identified sites to be excluded from the District designation. 
This includes those buildings that were constructed after the District’s period of significance, which has been 
refined from the period included in the application to span from 1907, when the District’s first building was 
complete to 1928, when the commercial corridor was fully developed with the completion of the Sparhawk 
Building at 2982 College Avenue. As a result of the refinement of the period of significance, the District’s 
boundary does not extend north of Russell Street and does not include the Post Office building on Webster 
Street. Those buildings that were constructed after the period of significance that post-date the period of 
significance but remain within the boundary of the district have been identified as non-contributing buildings. 
Additionally, the Scott Building at the corner of Ashby and College has been identified as a non-contributor due 
to its lack of integrity due to substantial changes to the building as a result of a 1989 renovation. The 1980s-era 
updates resulted in changes to the degree that the building no longer reflects the twentieth century commercial 
design that characterizes the District.  

If the Elmwood Commercial Historic District is approved, the properties identified are subject to a Structural 
Alteration Permit (SAP) review for any construction, alteration, or demolition for which a City permit is required. 
SAPs  are discretionary permits reviewed by the Landmarks Preservation Commission as part of a public hearing 
(BMC Section 3.24.200).  
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AERIAL OF PROPOSED DISTRICT BY STAFF 

 

 

Contributing & Non-Contributing Features 

A historic district can contain buildings that do not contribute to the significance of the district. Consistent with 
guidance from the National Park Service (NPS) and the California Office of Historic Preservation (OHP), two 
buildings have been identified as non-contributors (2642 Ashby Avenue and 2974-2980 College Avenue) because 
they were constructed outside the proposed Elmwood Commercial Historic District’s major development period, 
or period of significance. One building, the Scott Building (2644-Ashby Avenue/2960 College Avenue) is identified 
as a non-contributor because it has been substantially altered since its initial construction. It was significantly 
altered as the result of a 1989 renovation so that it no longer retains its early twentieth century commercial design. 
Of the 28 buildings within the proposed Elmwood Commercial Historic District, 25 are contributors. 
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BACKGROUND 

Subject Site  

The proposed Elmwood Commercial Historic District is located in Berkeley’s Elmwood neighborhood. The 
proposed Elmwood Commercial Historic District is comprised of a collection of 28 mostly commercial buildings 
that front two blocks of College Avenue, generally bounded by Russell Street to the north and Webster Street to 
the south. The proposed Elmwood Commercial Historic District boundary is generally consistent with the 
original Elmwood Business Improvement District, established in 2013. It is characterized by a mix of commercial 
buildings that are one to three-stories and is surrounded by a mix of mostly medium and low-density residential 
developments.  

Site History  

The following proposed Elmwood Commercial Historic District history is based on research presented in the 
Landmark Application for this consideration. 

Development of the Elmwood Commercial District began in 1907 with construction of the Koerber Building (2944 
College Avenue), at the northwest corner of Ashby and College Avenues. Built by local grocer, Frederick Koerber, 
it served the emerging surrounding residential development, Elmwood Park. Elmwood Park was subdivided by 
Breed & Bancroft from the former Macdonough Estate. They constructed the sandstone pillars at the edge of the 
development in 1906 to announce the neighborhood entry. By the 1910s, the absence of zoning laws created 
conflict in Elmwood Park, when commercial buildings were built next to residences. The 1911 Sanborn map shows 
that by this time, College Avenue between Ashby Avenue and Russell Avenue included commercial and residential 
uses (Figure 2). In 1914 the City of Berkeley established a City Panning Committee to consider the issue, and the 
city adopted a zoning code in March 1916, becoming one of the first zoning codes in the country. The City’s first 
decision under the zoning ordinance zoned the Elmwood neighborhood for single-family homes, but the lots facing 
College Avenue were zoned commercial.  

   

Figure 3:1911 Sanborn Map of College Avenue, 
between Russell Street and Ashby Avenue, showing 
early development with several residences 

Figure 4: 1950 Sanborn Map of College Avenue, 
between Russell Street and Ashby Avenue, showing 
increased commercial development 

Over the next two decades, increased development occurred along the two blocks of College Avenue, between 
Russell and Webster Streets. Though development slowed during World War I, by 1928, the two-block commercial 
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corridor was largely constructed with the completion of the Sparhawk Building (2982 College Avenue). The block 
included a variety of shops that offered services, restaurants, entertainment, and necessities, as depicted in the 
1950 Sanborn map (Figure 3). While some later development occurred in the following years along College Avenue, 
north of Russell Street and south of Webster Street, the two blocks of the Elmwood Commercial District along 
College Avenue remained largely unchanged. Two buildings are the result of post-1928 infill development - The 
Gallardo Building (2642 Ashby Avenue) was completed in 1950, and Elmwood Village (2974-2980 College Avenue) 
was completed in 1983. Since that time, the two block of College Avenue that comprise the proposed the Elmwood 
Commercial Historic District has remained largely the same as it was during its period of initial development. 

PROPERTY DESCRIPTION 

As described above, the proposed Elmwood Commercial Historic District includes 28 commercial buildings 
constructed to serve the Elmwood neighborhood. Construction began in 1907, when the first commercial building 
was completed at 2944 College Avenue (Koerber Building) and continued through 1928, when Sparhawk Building 
at 2982 College Avenue was constructed. A list of all properties within the proposed Elmwood Commercial 
Historic District boundary is provided in Table 1 below.  

A representative sample of properties within the boundary of the proposed historic district are included in photos 
in Figures 5-12. 
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Table 1 Properties in Elmwood Commercial Historic District 
 Property Address Property Name APN Build Date Status 

C=Contributing 
NC=Non 

Contributing 
1 2900 College Avenue Bischoff Building  52-1568-48; 52-1568-49; 

52-1568-50; 52-1568-51; 
52-1568-52; 52-1568-53; 
52-1568-54; 52-1568-55; 
52-1568-56 

1921 C 

2 2910 College Avenue  Bischoff Shops 52-1568-5-2 1922 C 
3 2924 College Avenue Bischoff Shops 3 52-1568-6-2 1922 C 
4 2934-2940 College 

Avenue 
Bischoff Shops 1 52-1568-45; 52-1568-46; 

52-1568-47 
1922 C 

5 2942 College Avenue  Cornwall Building 52-1568-9 1910 C 
6 2944 College Avenue  Koerber Building 52-1568-11-1 1907 (1909/1910) C 
7 2929 Ashby Avenue  Claremont Garage 52-1568-12-1 1925 C 
8 2632 Ashby Avenue Koerber Building 5 52-1573-14 1922 (1947) C 
9 2642 Ashby Avenue Gallardo Building 52-1573-15 1950 NC 
10 2644-Ashby Avenue/2960 

College Avenue  
Scott Building 52-1573-88; 52-1573-89; 

52-1573-90; 52-1573-91; 
52-1573-92 

1910 NC 

11* 2966 College Avenue 
*(Landmarked 5/24/1982) 

Strand Theater 52-1573-2 1914 C 

12 2974-2980 College 
Avenue  

Elmwood Village 52-1573-93; 52-1573-94; 
52-1573-95; 52-1573-96; 
52-1573-97; 52-1573-98; 
52-1573-99; 52-1573-100; 
52-1573-101; 52-1573-102; 
52-1573-103; 52-1573-104 

1983 NC 

13 2982 College Avenue Sparhawk Building 52-1573-4-1 1928 C 
14 2992 College Avenue Wilson-Tulanian 

Building 
52-1573-6 1923 C 

      
15 2999 College Avenue  Midgley Building 52-1567-63-2 1926 C 
16 2997 College Avenue  Midgley-Jennings 

Building 
52-1567-64-2 1925 C 

17 2985-2993 College 
Avenue 

Morris Building 52-1567-86; 52-1567-87; 
52-1567-88; 52-1567-89; 
52-1567-90; 52-1567-91 

1922 C 

18 2979 College Avenue Sager Building 52-1567-66 1922 C 
19 2973 College Avenue Dray Building 52-1567-67 1922 C 
20 2961 College Avenue  Romie Building 52-1567-68 1922 C 
      
21* 2959 College Avenue 

*(Landmarked 3/15/1982)  
Mercantile Trust Co. 
Building 

52-1567-17 1925 C 

22* 2947 College Avenue 
*(Landmarked 4/6/2006) 

Stover Building 52-1567-18 1923 C 

23 2941 College Avenue Cianciarulo Building 52-1567-19 1923 C 
24 2935 College Avenue  Curry Building 52-1567-20 1916 C 
25 2921 College Avenue Dye Building 52-1567-21 1922 C 
26 2917 College Avenue McCullough Building 52-1567-22 1916 C 
27 2905 College Avenue Martin Building 52-1567-23 1915 (1921) C 
28 2901 College Avenue  Dondero Building 52-1567-24-1 1913 C 
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Figure 5: Bischoff Building, 2900 College  Figure 6: Bischoff Shops, 2910College 

  
Figure 7: Strand Theater, 2966 College Avenue Figure 8: Midgley-Jennings Building, 2997 College Avenue 

  
Figure 9: Stover Building, 2947 College Avenue Figure 10: McCullough Building, 2917 College Avenue 

  
Figure 11: College Avenue, View north from Webster Street Figure 12: Intersection of College and Ashby Avenues, View southwest 
Source: Application Nomination, Anthony Bruce   
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Architects/Designers 

Principally developed between 1921 and 1928, the Elmwood Commercial Historic District includes many buildings 
designed by prolific and prominent builders and architects. A number of the buildings are attributed to John A. 
Bischoff, who was a local designer-builder. He was born in San Francisco in 1885. By the time he married his wife, 
Elna Nelson, he was working as a contractor before eventually settling in Berkeley in 1919 when he built their family 
residence at 2717 Russell Street. During the 1920s, he developed a half-block of the proposed Elmwood 
Commercial Historic District.  

Though Frederick Koerber was not a designer, he also shaped the development of the commercial corridor, as he 
was the original owner of several parcels eventually developed into commercial buildings. As described above, 
Koerber was a grocer. Born in San Jose in 1876 to German-born parents, he followed in his father’s footsteps. By 
1904, he was married to Sarah Cash Cook. In the following years, he established several stores in Oakland and 
Berkeley with a robust home delivery business. By 1911, he owned seven contiguous commercial buildings in the 
proposed Elmwood Commercial Historic District. In the 1920s, he made several bids for public office and served 
on the Berkeley City Council briefly in 1925 before resigning due to his many business commitments.  

The proposed Elmwood Commercial Historic District includes three City of Berkeley Landmarks – the Strand 
Theater (2966 College Avenue), The Mercantile Trust Company Building (2959 College Avenue), and Bolfing 
Elmwood’s Hardware (2947 College Avenue), all of which were designed by prominent architects of their time. A 
full list of architects and original owners is provided in Table 2. 

Architecture 

The proposed Elmwood Commercial Historic District features a mix of twentieth century commercial style 
buildings. Though not an architectural style in and of itself, this period of commercial architecture is easily 
discernable by its essential building type – the twentieth century commercial block.1 The building type generally 
includes two building parts - a cornice and a storefront. The cornice usually includes a projecting element at the 
top of the exterior wall, and the storefront is the exterior wall of a commercial space, usually with a large expanse 
of glass. Large, expansive storefront systems were popularized following the invention of metal-sash storefront 
framing systems that allowed larger sheets of undivided plate glass than was previously possible Patented in 1906 
by Francis John Plym of the Kawneer Company, it was rapidly adopted as the replacement to the standard wood 
frame storefront window. The larger plate glass allowed for display windows to promote their goods, sometimes 
in elaborate fashion.2 By the time the Elmwood Commercial Historic District was developed, it characterized 
modern commercial retail architecture. 

Buildings from this period are usually a one-part commercial block building, comprised of a single story or a two-
part commercial block building, which usually includes one to three stories of private or residential space above 
the public street-level ground floor.  

Character-defining features of the building type include the following: 

• Storefront 

o Recessed vestibule 

o Low bulkheads that extend into vestibule area 

o Raised window display area 

 
1 Richard Longstreth. The Buildings of Main Street. 1987 
2 San Francsico Planning Department, San Francsico Neighborhood Commercial Buildings Historic Context Statement 1865-1965, 2021. 
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o Show window display 

o Transom windows, set in fixed, pivot, or awning configuration 

o Glazed entry doors 

o Fixed display windows 

o Design elements and ornamentation associated with a particular style 

o Signage 

• Upper Story 

o Parapet, roof form, and cornice details 

o Window openings, materials, and bay configuration 

o Entrances to upper stories 

o Design elements and ornamentation associated with a particular style 

Some styles reflected in twentieth century commercial buildings include Romanesque Revival, Classical Revival, 
Mission Revival, Mediterranean Revival, American Colonial Revival, Art Deco, Streamline Moderne, and Mid-
Century Modern. Figures 13 through 20 provide a pictorial representation of the development of the Elmwood 
Historic District’s historic development and current conditions. 
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Figure 13: 2936-2940 College Avenue – 1936 - Twentieth Century 
Commercial Building with Mediterranean Revival Elements 

Figure 14: 2936-2940 College Avenue – Present-day 

  
Figure 15: 2966 College Avenue – c. 1940 - Twentieth Century Commercial 
Building with Moderne elements 

Figure 16: 2966 College Avenue – Present-day 

 
 

Figure 17: 2956 College Avenue – 1938 - Twentieth Century Commercial 
Building with Colonial Revival elements 

Figure 18: 2956 College Avenue – Present-day  

  
Figure 19: 2973 College Avenue, 1939 Figure 20: 2973 College Avenue – Present-day 
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Table 2 Original Architects and Owners 

 Property Address Architect/Designer Original Owner 
1 2900 College Avenue John A. Bischoff John A. Bischoff 
2 2910 College Avenue  John A. Bischoff John A. Bischoff 
3 2924 College Avenue John A. Bischoff John A. Bischoff 
4 2934-2940 College Avenue John A. Bischoff John A. Bischoff 
5 2942 College Avenue  Isaac W. Bridenbecker (Builder) Dr. Charles C. Conwell & Mrs. 

Julia Ann Conwell 
6 2944 College Avenue  Leland S. Lewis; Cummings & Weymouth Frederick C. Koerber 
7 2929 Ashby Avenue  B. Reede Hardman Frederick C. Koerber 
8 2632 Ashby Avenue John Olmquist Frederick C. Koerber 
9 2642 Ashby Avenue Unknown Frank Gallardo  
10 2644-Ashby Avenue/2960 

College Avenue  
Bert Thomas Scott Bert Thomas Scott 

11 2966 College Avenue William Dufour; Albert W. Cornelius Caroline Litch, Emma 
Klumpp, Elizabeth Etter; 
Beach & Krahn, lesee 

12 2974-2980 College Avenue  Peter Gray Scott (The Ratcliff Architects) Steven Oliver, John Millar, and 
-- Komes 

13 2982 College Avenue A. J. Yerrick Dr. Edward Ernest Sparhawk 
14 2992 College Avenue Hutchison & Mills, Oakland Leslie R. Wilson 
    
15 2999 College Avenue  Van V. Midgley Van V. Midgley 
16 2997 College Avenue  Van V. Midgley Van V. Midgley and Harold P. 

Jennings 
17 2985-2993 College Avenue Solomon Morris Solomon Morris 
18 2979 College Avenue Solomon Morris (Builder) Olive Sager 
19 2973 College Avenue H. C. Pfrang (Builder) Lester R. Dray 
20 2961 College Avenue  Hutchison & Mills Frederick E. Romie 
    
21 2959 College Avenue Walter H. Ratcliff, Jr. Mercantile Trust Company of 

California 
22 2947 College Avenue William H. Weeks Mrs. Annie E. Stover 
23 2941 College Avenue A. W. Smith Battista Cianciarulo 
24 2935 College Avenue  Eugene K. Martin Floyd C. Curry 
25 2921 College Avenue Roy O. Long Co. Mildred M. Dye & James S. 

Dye 
26 2917 College Avenue Edward Wilkins Larmer David McCullough 
27 2905 College Avenue Jacob Kollmer (Builder) Harry M. Martin 
28 2901 College Avenue  John Sullivan John Faust Dondero 

Boundary Justification 

The boundary of the proposed Elmwood Commercial Historic District reflects its development beginning with the 
construction of the first commercial building of the Koerber Building (2944 College Avenue), at the northwest 
corner of Ashby and College Avenues in 1907 and extends for two blocks along College Avenue, between Russell 
Street to the north and Webster Street to the south. The historic district encompasses all those parcels that were 
developed because of the City’s direction to focus commercial development in the Elmwood neighborhood along 
College Avenue. Though commercial development continued in following decades north of Russell Street, it 
differed from earlier development in that it included more auto-centric development and redevelopment of former 
residences. It was therefore excluded from the boundary because its development does not reflect the same 
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period or type of commercial development. As described above, the proposed Elmwood Commercial Historic 
District’s period of significance is 1907-1928, beginning with its first commercial building and ending with the 
substantial development of the commercial corridor. Those buildings that were developed outside the period of 
significance are identified as non-contributors to the district. Additionally, the pillars and associated parklands are 
not included as contributors to the historic district, as they are associated with the residential development of the 
Elmwood neighborhood, and not its commercial corridor.  

State Housing Laws 

Over the past nine years, the California Legislature has adopted housing laws that enhance requirements of 
Housing Elements, streamline project review, and limit historic designations for pending projects. A common 
feature of many of these laws is an increased reliance on objective, pre-established documentation for the 
identification of historical resources. While none of these laws eliminate the potential to identify or designate 
historical resources, many do narrow when and how historical resources can be identified and how identification 
and designation can influence project outcomes.  

• AB2580 “Monitor Historic Preservation” (Wicks: 2024)– Requires local governments to monitor how new 
historic designations could impact their ability to meet housing needs under existing state law. The law 
requires the city to produce an annual report that includes a list of all historic designations listed on the 
National Register of Historic Places, the California Register of Historical Resources, or a local register of 
historic places by the city in the past year, and the status of any housing development projects proposed 
for the new historic designations. 

• AB610 “Housing Element Governmental Constraints: Disclosure Statement” (Alvarez: 2025) -  
Requires local governments to identify potential historical resources at the outset of a project to provide 
greater predictability and timeliness of housing project review. As a result, historical resources that have 
not been previously identified may not be captured in case-by-case eligibility determinations that often 
occur during other CEQA reviews. 

• AB1398 “Planning and Zoning Housing Element: Rezoning of Sites: Pro Housing Local Policies” 
(Bloom: 2021) - Requires that Housing Element site inventories demonstrate that sites are realistic, 
available, and suitable for development. Only formally identified historical resources are likely to be 
recognized as constraints.  

• AB2023 “Housing Element Inventory of Land: Substantial Compliance: Rebuttal Presumptions”  
(Quirk-Silva, Alvarez: 2024) - Establishes shorter timelines for housing application reviews and approvals. 
The streamlined approval process limits the opportunity to identify and evaluate historical resources 
during project review. 

• AB686 “Housing Discrimination: Affirmatively Furthering Fair Housing” (Santiago, Chiu, Garcia, 
Gloria, Hertzberg, Wiener: 2018) - Requires all California jurisdictions to affirmatively further fair housing, 
including analyzing patterns of segregation, displacement, and unequal access to opportunity, including 
the impacts of historic preservation programs.   

ANALYSIS  

Historic Context 
The proposed Elmwood Commercial Historic District is associated with the historical theme of commercial 
development in the twentieth century and twentieth century commercial architecture. Its period of significance 
spans from 1907 when the first commercial building was constructed on College Avenue and spans to 1928 
when initial commercial development was completed.  
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Landmarks Preservation Ordinance (LPO) Review Standards and Criteria 
When it designates a property as a Landmark, Historic District, or Structure of Merit, the Commission must find 
that the property meets one or more of the required criteria codified in the LPO, BMC Section 3.24.110 (A) (1-5). 
These criteria are specific and appear to align with California Register and National Register criteria for Historic 
District designation. Staff completed a review of all the available information and compared the evidence 
against the criteria for designation consideration.  

Staff recommend that there is evidence to support findings for architectural examples worth preserving for the 
exceptional values they add as part of the neighborhood fabric pursuant to BMC Section 3.24.110 (A) (1) (c) and 
historic value pursuant to BMC Section 3.24.110 (A)(4).  

A summary of findings is provided below: 

1. Architectural Merit  

(a) Property that is first, last, only, or most significant architectural property of its type in 
Berkeley or within a neighborhood or area of the city.  

Evidence: The properties that comprise the proposed Elmwood Commercial Historic District are 
examples of twentieth century commercial architecture, and feature mostly one-part 
commercial block buildings, comprised of a single story and two-part commercial block buildings, 
that includes one to three stories of private or residential space above the public street-level 
storefront. Buildings represent many of the most popular architectural styles of their period. 
Many examples of these building types and styles can be found throughout Berkeley.  

No information uncovered in the course of research for this nomination suggests that any of the 
buildings included within the boundary of the proposed Elmwood Commercial Historic District 
are the first, last, or only building of its type in this area of Berkeley. Therefore, there is no 
evidence to support eligibility for Landmark status according to BMC Section 3.24.110(A)(1)(a).  

(b) Properties that are prototypes of or outstanding examples of periods, styles, 
architectural movements or construction, or examples of the more notable works of the 
best surviving work of an architect, designer or master builder in Berkeley or within their 
neighborhood or area of the city;  

Evidence: The proposed Elmwood Commercial Historic District is comprised of a variety of 
twentieth century commercial architecture with an application of several popular architectural 
styles of their time of construction. The buildings, however, are not prototypes or represent an 
outstanding example of a period, style, or architectural movement. There are three buildings 
within the proposed Elmwood Commercial Historic District (the Strand Theater at 2966 College 
Avenue, The Mercantile Trust Company Building at 2959 College Avenue, and Bolfing Elmwood’s 
Hardware at 2947 College Avenue), which have been designated as Berkeley Landmarks for their 
architectural and historic significance. Though several buildings, including the Berkeley Landmark 
buildings, are attributed to several locally prolific architects, they do not represent the best 
surviving examples of their work. Therefore, as a group, the Elmwood Historic District is not an 
outstanding example of architectural design and is not eligible for Landmark status according to 
criterion under BMC Section 3.24.110(A)(1)(b).  

(c) Architectural examples worth preserving for the exceptional values they add as part of 
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the neighborhood fabric. 

Evidence: The proposed Elmwood Commercial Historic District is an important example of 
neighborhood commercial development. Constructed between 1907 and 1928, it is an important 
neighborhood commercial corridor developed to serve the Elmwood neighborhood. An early 
example of commercial zoning in Berkeley, the proposed Elmwood Commercial Historic District 
is a concentration of twentieth century commercial style buildings, comprised of one-part and 
two-part commercial block buildings that characterize twentieth century commercial 
architecture. The boundary includes 28 buildings – 25 contributors and three non-contributors. 
Contributors, many of which were built by locally notable architect-builders, exemplify the 
commercial development that occurred during the period of significance and features the 
character-defining features of the building type, like storefronts with expansive glass and 
transoms above and an upper story with parapet or cornice details.  

The group of buildings demonstrate a distinct pattern of development that is united in both plan, 
as directed by the City’s early zoning efforts and by design, as reflected in their shared building 
type. The boundary includes a compelling and cohesive group of commercial architecture that 
represents a development pattern as it relates to the broader pattern of Elmwood’s 
neighborhood development. The proposed Elmwood Commercial Historic District retains a high 
degree of integrity. Though some individual contributors have been updated over time and may 
have lost original material, the level of change is expected and inherent in commercial districts, 
especially at the storefront and signage. As a unified entity, the proposed Elmwood Commercial 
Historic District continues to convey its significance as a grouping of historically related 
commercial properties that were developed to serve the Elmwood neighborhood. It retains 
integrity of location, setting, design, materials, feeling, and association and reflects 20th century 
neighborhood commercial development trends and commercial property types. Therefore, the 
proposed Elmwood Commercial Historic District does represent a group of architectural 
examples worth preserving for the exceptional value it adds as part of the neighborhood fabric 
and does meet this criterion. 

2. Cultural value: Structures, sites and areas associated with the movement or evolution of 
religious, cultural, governmental, social and economic developments of the City; 

Evidence: The proposed Elmwood Commercial Historic District does not appear to meet the LPO 
Landmark designation criterion for cultural value. The early development and construction of the 
proposed Elmwood Commercial Historic District is an early example of neighborhood commercial 
development. Though developed specifically to serve the Elmwood neighborhood and developed as a 
result of the City’s interest in separating property uses, its development does not represent a significant 
social or cultural movement of the City.  

3. Educational value: Structures worth preserving for their usefulness as an educational force;  

Evidence: There is no documented history associated with the proposed Elmwood Commercial Historic 
District to suggest it is the principal source of important information. National Register Bulletin 15 
emphasizes that a site or structure would meet the criteria for Educational Value or Information if it is a 
principal source of important information, and the importance of a site or structure is determined by 
how much it can address data gaps or alternative theories. It does not meet the Landmark designation 
criterion for educational value.  

4. Historic Value: Preservation and enhancement of structures, sites and areas that embody and 
express the history of Berkeley/Alameda County/California/United States. 
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History may be social, cultural, economic, political, religious or military; 

Evidence: The proposed Elmwood Commercial Historic District is associated with the history of 
commercial development in the City of Berkeley. Prior to this development, commercial development 
was concentrated in the City’s downtown or dispersed throughout the City, without plan. Per the 
National Register Bulletin 15, a property must retain the essential physical features from its historic 
period for it to be eligible for its association with a historical pattern. As previously described, the 
proposed Elmwood Commercial Historic District, as the city’s first zoned neighborhood commercial 
corridor, expresses an important aspect of the City of Berkeley’s planning and development history. The 
collection of buildings reflects the trends of twentieth century commercial development that 
characterize the surrounding residential neighborhood and served essential neighborhood needs like 
banking, groceries, and entertainment without having to travel to the city’s downtown. The 
approximately two-block grouping of buildings continue to reflect the development pattern established 
by early zoning laws as reflected by its intact integrity of location, setting, design, materials, feeling and 
association as a neighborhood commercial corridor, which it continues to serve as in the present-day. 
For these reasons, the proposed Elmwood Commercial Historic District is eligible as a City of Berkeley 
Landmark for its historic value under BMC Section 3.24.110(A)(4). 

5. Any property which is listed on the National Register described in Section 470A of Title 16 of the 
United States Code.  

Evidence: Not Applicable. The proposed historic district is not listed on the National Register, as 
described in Section 470A of Title 16 of the United States Code. 

Environmental Review 
The proposed designation is categorically exempt from the provisions of the California Environmental Quality 
Act (CEQA, Public Resources Code §21000, et seq. and California Code of Regulations, §15000, et seq.) 
pursuant to Section 15308 of the CEQA Guidelines (“Actions by Regulatory Agencies for Protection of the 
Environment”) because the Landmarks Preservation Ordinance (BMC 3.24) is a local ordinance to ensure the 
maintenance, restoration, enhancement, and/or protection of historic structures, which are part of the 
environment under CEQA (Pub. Res. Code § 21084.1). 

Attachments 
1. Elmwood Historic District Findings and Features to be Preserved 
2. Landmark Application date received March 2, 2026 
3. Elmwood Owners in Agreement and Petitions  
4. Addendum to Elmwood Historic District application date received April 27, 2026 
5. Public Correspondence  
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Attachment 4  

NOTICE OF PUBLIC HEARING
BERKELEY CITY COUNCIL

LPC APPEAL: ELMWOOD COMMERCIAL HISTORIC DISTRICT, LANDMARK 
APPLICATION LMIN2026-0001

The public may participate in this hearing by remote video or in-person.

Notice is hereby given by the City Council of the City of Berkeley that on THURSDAY, 
NOVEMBER 12, 2026 at 6:00 P.M. a public hearing will be conducted to consider an appeal 
of a decision by the Landmarks Preservation Commission for Landmark Application 
#LMIN2026-0001 to deny designating the Elmwood Commercial Historic District. 

The hearing will be held on November 12, 2026 at 6:00 p.m. in the School District Board 
Room, located at 1231 Addison Street, Berkeley CA 94702.

For further information, please contact Allison Riemer, Senior Planner at (510) 981-7433

A copy of the agenda material for this hearing will be available on the City’s website at 
https://berkeleyca.gov/ as of November 5, 2026. Once posted, the agenda for this 
meeting will include a link for public participation using Zoom video technology, as 
well as any health and safety requirements for in-person attendance.

Written comments should be mailed or delivered directly to the City Clerk, 2180 Milvia 
Street, Berkeley, CA 94704, or e-mailed to council@berkeleyca.gov in order to ensure 
delivery to all Councilmembers and inclusion in the agenda packet.

Communications to the Berkeley City Council are public record and will become part of the 
City’s electronic records, which are accessible through the City’s website. Please note: e-
mail addresses, names, addresses, and other contact information are not required, 
but if included in any communication to the City Council, will become part of the 
public record. If you do not want your e-mail address or any other contact information to 
be made public, you may deliver communications via U.S. Postal Service or in person to 
the City Clerk. If you do not want your contact information included in the public record, 
please do not include that information in your communication. Please contact the City 
Clerk at (510) 981-6900 or clerk@berkeleyca.gov for further information.

__________________________________
Mark Numainville, City Clerk

Mailed by: October 29, 2026
Noticed Pursuant To: Noticed Pursuant to: Berkeley Municipal Code Section 23.404.040(B), 
Public Hearing Notice

NOTICE CONCERNING YOUR LEGAL RIGHTS: If you object to a decision by the City Council to 
approve or deny (Code Civ. Proc. 1094.6(b)) or approve (Gov. Code 65009(c)(5) an appeal, the 
following requirements and restrictions apply: 1) Pursuant to Code of Civil Procedure Section 1094.6, 
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Attachment 4  
no lawsuit challenging a City decision to deny or approve a Board or Commission decision may be 
filed more than 90 days after the date the Notice of Decision of the action of the City Council is 
mailed.  Any lawsuit not filed within that 90-day period will be barred. 2) In any lawsuit that may be 
filed against a City Council decision to approve or deny a Board or Commission decision, the issues 
and evidence will be limited to those raised by you or someone else, orally or in writing, at a public 
hearing or prior to the close of the last public hearing on the project.

If you challenge the above in court, you may be limited to raising only those issues you or someone 
else raised at the public hearing described in this notice, or in written correspondence delivered to 
the City of Berkeley at, or prior to, the public hearing.  Background information concerning this 
proposal will be available by request from the City Clerk Department and posted on the City of 
Berkeley webpage prior to the public hearing. 
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Administrative Record 

This attachment is on file and available for review at 
the City Clerk Department, or can be accessed from 
the City Council Website.  Copies of the attachment 
are available upon request. 

City Clerk Department 
2180 Milvia Street 
Berkeley, CA 94704 
(510) 981-6900

or from: 

The City of Berkeley’s Website 
http://www.berkeleyca.gov 

Attachment




