
L A N D M A R K S

P R E S E R V A T I O N

C O M M I S S I O N

S t a f f  R e p o r t 

1947 Center Street, 2nd Fl., Berkeley, CA  94704    Tel: 510.981.7410    TDD: 510.981.7474    Fax: 510.981.7420 

FOR COMMISSION ACTION 
NOVEMBER 3, 2022 

1581 Le Roy Avenue – Hillside School 
Structural Alteration Permit to complete landscape improvements in the 
yard areas of a City Landmark property, including construction of new 
retaining walls, terraces, decks, on-grade stairs and paths, a cantilevered 
bridge, a fence and gate. 

I. Application Basics

A. Land Use Designations:
• Zoning:  Single Family Residential, Hillside Overlay (R-1H)

B. CEQA Determination:  categorially exempt from further environmental review
pursuant to CEQA Guidelines Section 15331 for Historical Resource
Restoration/Rehabilitation.

C. Parties Involved:

• Property Owner: Samuli Seppälä 
1581 Le Roy Avenue 
Berkeley, CA 94704 

• Project Applicant & Architect: Jerri Holan, Historic Architect, AIA
Jerri Holan & Associate 
1323 Solano Avenue, #204 
Albany, CA 94706 

• Staff Recommendation: Hold hearing, consider proposal, and take 
favorable action. 
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Figure 1: Vicinity Map showing nearby City Landmarks & Districts 

Figure 2:  Aerial photograph of main building (omitting kindergarten wing), looking northeast 

Subject 
Property
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II. Background

Background
The subject property is a large, approximately 117,500-sq. ft., through lot parcel oriented
in the east-west direction, with street frontage on Le Roy Avenue and Buena Vista Way
on its western end, and La Loma Street on its eastern end.  The parcel is irregularly-
shape and laterally abuts several interior parcels on the north and south.

The Hillside School, the subject main building, was constructed in 1925 and then
substantially rehabilitated between 1934 and 1938.  It was designed in the Tudor
Revival style by prominent Berkeley architect Walter H. Ratcliff Jr. (1881-1978).  The
building ranges from one to three stories in height.  In 1963, a modern-era, single-story
addition designed by the Ratcliff firm was constructed on the eastern portion.  The
building is approximately 50,000 sq. ft. in total area and located on the west side of the
subject parcel. Some of the character-defining features of the property and main building
are listed below.

 Steeply-pitch, gable roof  
 Front-facing gable 
 Patterns of window & door 

openings 

 Tall, narrow multi-pane windows 
 Decorative half-trimming 
 Stucco walls 
 Open school yard 

There are landscaped and terraced areas immediately surrounding the building, and a 
large, approximately 44,000-sq. ft. open area featuring the former school playground on 
the east side of the property, which is partially landscaped but primarily paved with 
asphalt.   

This property is listed on the National Register of Historic Places, and was designated 
as a City Landmark in 1982. This property was included in the designation of the La 
Loma Park Historic District in 2022. A copy of the landmark designation Notice of 
Decision (NOD) is attached to this report (Attachment 4); the NOD includes excerpts of 
the National Register nomination document.   

The building and site operated as a school until 2017. In 2020, City Council approved a 
Structural Alteration Permit (#LMSAP2019-0004) and a Use Permit (#ZP2019-0061) to 
convert the property to low-density residential use in 2020. The approved Structural 
Alteration Permit (SAP) included a new roof deck and terrace expansion on the rear of 
the 1963 building addition. 

Application Chronology 
On September 7, 2022, historic architect Jerri Holan of Jerri Holan & Associates, 
submitted the subject SAP application requesting permission to complete landscape 
improvements throughout the rear and side yard areas of the property, and providing 
more information about the previously approved terrace features. This SAP application 
submittal was accompanied by a submission of an Administrative Use Permit application 
(#ZP2022-0119) requesting permission to complete the various landscape features as 
required for zoning. Use Permit review is pending the outcome of the SAP review. 
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In preparation for tonight’s hearing, staff mailed and posted ten-day advance public 
notices on (or before) October 24, 2022, in accordance with the requirements of BMC 
Section 3.24.230.  

III. Project Description

The applicant proposes to complete landscape improvements in the rear (east) and side
(north and south) side of the property. Table 1, below, summarizes the proposed Scope 
of Work and refers to information in the project plans, provided as Attachment 2 of this 
report. 

Table 1: Summary of Proposed Scope of Work for Hillside School 

Location Scope of Work Plan 
Sheet 

N
or

th
 S

id
e 

Interior 
Side Yard 

• Repair existing terrace and retaining walls
• Excavate soil and construct new concrete “wheel barrel” ramp

with 5-ft. tall retaining walls 
• Construct new, approx. 255-sq. ft. concrete deck and stairs

on-grade
• Install new 8-ft. tall, wire mesh fence (extending to east yard)

A-1
L2.0
L2.2
L3.0

Ea
st

 S
id

e 

Front Yard 
Adjacent to 
La Loma 

• Build new 4-ft. retaining walls throughout new vineyard
• Establish new pedestrian path from La Loma to main building

with new concrete stairs on grade and new elevated, steel-
frame bridge with metal guardrail

• Create new, approx. 13-ft. tall, concrete terrace overlook
(accessible from right-of-way)

• Construct new, approx.8-ft. tall double-gate at La Loma street
entrance

• Install new 8-ft. tall, wire mesh fence (extending to north yard)

A-1
L2.0
L2.1
L2.2

So
ut

h 
Si

de
 

Interior 
Side Yard 

• Replace existing vehicle driveway
• Excavate soil and construct new turnaround with approx. 9-ft.

retaining walls

A-1
L2.0
L2.1

Main Building • Complete previously-approved roof terrace and note additional
refinement of guardrail and wall cap (information only) A-2

Materials information for the proposed landscape features is provided on Sheet L3.2 of 
Attachment 2.  
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IV. Issues and Analysis

Staff has identified the following relevant criteria pertinent to this project from the
Secretary of the Interior’s Standards for the Treatment of Historic Properties (1977), the 
Landmarks Preservation Ordinance (BMC Section 3.24), and the Zoning Ordinance (BMC 
Chapter 23).  

A. The Secretary of the Interior’s Standards for Rehabilitation
The Secretary of the Interior (SOI)'s Standards for the Treatment of Historic Properties
defines Rehabilitation as “the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or
features which convey its historical, cultural, or architectural values.”  The applicant’s
request represents a Rehabilitation project because it proposes adaptive improvements
to the yard area that could further align the site with its previous residential conversion.
The analysis below summarizes staff’s findings for this project with respect to the most
relevant Standards.

• SOI Rehab Standard 2: The historic character of a property will be retained and
preserved. The removal of distinctive materials or alteration of features, spaces, and
spatial relationships that characterize a property will be avoided.

Analysis: The majority of the proposed landscape improvements in the yard area of
the Hillside School property would not be readily visible due to the steep slope of the
lot, particularly in the rear yard adjacent to La Loma Avenue. This property slopes
downward from the La Loma right-of-way, and the yard area features many mature
trees that screen the property from view. With the except of the proposed pedestrian
bridge and double gate, the new features would be at or near grade, thereby avoiding
massing or visual impacts that could otherwise alter the character of the former
school site.

This project does not propose the removal of the distinctive materials of the Hillside
School Building. Pending completion of the previously-approved glass
guardrail/parapet wall and wall cap installation would not require further removal or
changes to the exterior stucco building material or design and configuration of the
wall. All other proposed work related to the improvements in the yard area would not
affect character-defining features and, therefore, would retain and preserve the
historic building.

• SOI Rehab Standard 9:  New additions, exterior alterations, or related new
construction will not destroy historic materials, features, and spatial relationships that
characterize the property. The new work will be differentiated from the old and will
be compatible with the historic materials, features, size, scale and proportion, and
massing to protect the integrity of the property and its environment.

Analysis: The scope of proposed new construction consists primarily of landscape
improvements that would appear within the extensive, open yard areas of the subject
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property where they would have little or no impact on the historic main building, the 
overall site or its spatial relationships. Therefore, this work would not destroy historic 
materials that characterize the property. 

The proposed pathways, fences, gates, decks, terraces and retaining walls would be 
made of contemporary materials and designed in a simple and functional manner 
that would be differentiated from the Tudor Revival Ratcliff design. The proposed 
materials, such as wood, concrete and steel, are similar the historic building 
materials in their quality tone and texture. Therefore, the proposal is found to be 
generally compatible and, yet, sufficiently differentiated and consistent with this 
Standard. 

• SOI Rehab Standard 10:  New additions and adjacent or related new construction
will be undertaken in such a manner that, if removed in the future, the essential form
and integrity of the historic property and its environment would be unimpaired.

Analysis: Because the proposed landscape improvements would not affect the
historic main building, their removal in the future could be undertaken without
adverse effect on the historic design of the Hillside School Building. The proposed
new wall cap on the 1963 building addition wing would be additive features and,
therefore, could be removed successfully in the future without causing substantial or
injurious impacts to the building.

B. Landmarks Preservation Ordinance Review Standards and Criteria
In order to approve a request for a SAP, the Commission must find that the proposal would
not adversely affect the features or special character of the subject structure or property.
An analysis of the project with respect to the required findings of LPO is outlined below.

• BMC Section 3.24.260, Paragraph C.1: “For applications relating to landmark sites, the
proposed work shall not adversely affect the exterior architectural features of the landmark
and, where specified in the designation for a publicly owned landmark, its major interior
architectural features…”

Analysis: As discussed previously in the analysis of the relevant SOI standards, the
proposed scope of landscape improvements in the open yard areas of the Hillside
School property would have little or no effect on the historic main building. The
majority of the proposed features would be located on grade or within the hillside
and, therefore, not readily visible or likely to result in significant visual or massing
impacts.

Some features, such as the new fence and gate adjacent to La Loma, and the new
cantilevered bridge, would be visible from the right-of-way. However, proposed
design that features high-quality materials in tones and textures that are subtle within
the open space context, these new structures are not found to be detrimental to the
Hillside School Building or property overall.
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• BMC Section 3.24.260, Paragraph C.2: “For applications relating to properties in historic
districts, the proposed work shall not adversely affect the exterior architectural features of
the subject property or the relationship and congruity between the subject structure or
feature and its neighboring structures and surroundings…”

Analysis: Due to their proposed location within the project site, aligned with the
scoping terrain, and beneath the mature tree canopy, the proposed landscape
improvements are not expected to result in adverse effects to the La Loma Park
Historic District or to alter the Hillside School’s relationship and continuity within the
District. Vertical elements, like the proposed new fence and gate along La Loma
Avenue, would feature wire mesh and an open screen design that could reduce
massing impacts and maintain a visual transparent public-private interface.

For all of these reasons, staff finds that the proposal is generally permissible and 
consistent with applicable codes and guidelines, and could be received favorably. 

V. Recommendation

Staff recommends that the Commission hold a hearing on this matter and, upon close of
the hearing, consider this request for a Structural Alteration Permit and then take
favorable action pursuant to BMC Section 3.24.220.

Attachments & weblinks: 
1. Draft Findings and Conditions for Approval
2. Project Plans, received September 7, 2022
3. Applicant Statement, received September 7, 2022
4. Landmarks designation Notice of Decision, 1982
5. Correspondences

Prepared by: Fatema Crane, Principal Planner, fcrane@cityofberkeley.info; 510-981-7410 
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D R A F T  F i n d i n g s  a n d  C o n d i t i o n s 
 

 
1947 Center Street, Berkeley, CA  94704    Tel: 510.981.7410    TDD: 510.981.7474    Fax: 510.981.7420 

E-mail: lpc@ci.berkeley.ca.us 

1581 Le Roy Avenue – Hillside School 
Structural Alteration Permit #LMSAP2022-0009 
Structural Alteration Permit to complete landscape improvements in the 
yard areas of a City Landmark property, including construction of new 
retaining walls, terraces, decks, on-grade stairs and paths, a cantilevered 
bridge, a fence and gate. 
 
FINDINGS REQUIRED UNDER CEQA 
1. The project 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 15331 of the CEQA Guidelines (“Historic 
Resource Restoration/Rehabilitation”).  Furthermore, none of the exceptions in CEQA 
Guidelines Section 15300.2 apply, as follows: (a) the site is not located in an 
environmentally sensitive area, (b) there are no cumulative impacts, (c) there are no 
significant effects, (d) the project is not located near a scenic highway, and (e) the project 
site is not located on a hazardous waste site pursuant to Government Code Section 
65962.5. 

 
FINDINGS RELATED TO THE SECRETARY OF THE INTERIOR’S STANDARDS  
Regarding the Secretary of the Interior’s Standards (SOI) for Rehabilitation, the Landmarks 
Preservation Commission of the City of Berkeley makes the following findings: 
 
1. The historic elementary school use of the building and property was changed to residential 

use in 2020, and no further changes are proposed with this project. 
 

2. This project does not propose the removal of the distinctive materials of the Hillside School 
Building. The proposed completion of the previously-approved guardrail/parapet wall and 
wall cap installation would not require removal or changes to the exterior stucco building 
material or design and configuration of the wall. All other proposed work related to the 
improvements in the yard area would not affect the building’s exterior and, therefore, would 
retain and preserve the historic building. 
 

3. The proposed landscape improvements are designed in a contemporary style with 
materials and features that are compatible but unlike the Tudor Revival features of the 
Hillside School Buildings. For this reason, these improvements would not be conjectural or 
create a sense of false historical development. 
 

4. The Hillside School site does not feature changes that have acquired historical significance 
in their own right, therefore SOI Standard #4 is not applicable to the project. 
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5. Distinctive, character-defining features of this Ratcliff Tudor Revival design include the 
building’s steeply-pitched roof, decorative half-timbering, and pattern of openings and style 
of doors and windows. Such architectural features would not be affected by this proposal 
for landscape improvements. 
 

6. As conditioned under COA #12, deteriorated historic features will be repaired rather than 
replaced. If the severity of deterioration requires replacement, then any new features must 
match the original in design, color, texture and material (where possible). 
 

7. It is unlikely that chemical or physical treatments would be required for the proposed scope 
of work. However, if any such treatments are employed, then they shall be undertaken by 
the gentlest means possible as conditioned herein; COA #14. 
 

8. Given the limited depth of proposed excavation, it is unlikely that surface materials or 
resources would be affected by this project, located on a site that is not known to be a 
source for such resources. However, if unexpected discoveries occur, then COA #6-9 shall 
require appropriate action to preserve and protect discoveries. 

 
 

9. The proposed pathways, fences and gates, decks, terraces and retain walls would be 
made of contemporary materials and designed in a simple and functional manner that 
would differentiated from the Tudor Revival Ratcliff design. The proposed materials, such 
as wood, concrete and steel, are similar the historic building materials in their quality tone 
and texture. Therefore, the proposal is found to be generally compatible and, yet, 
sufficiently differentiated and consistent with this Standard. 

 
10. Because the proposed landscape improvements would not affect the historic main building, 

their removal in the future could be undertaken without adverse effect on the historic design 
of the Hillside School Building.  

 
FINDINGS REQUIRED UNDER LANDMARKS PRESERVATION ORDINANCE 
1. As required by Section 3.24.260 of the Landmarks Preservation Ordinance, the 

Commission finds that the proposed work is appropriate for and consistent with the 
purposes of the Ordinance, and will preserve the characteristics and features specified in 
the designation for this property.  Specifically: 
a) The proposed scope of landscape improvements in the open yard areas of the Hillside 

School property would have little or no effect on the historic main building or its Tudor 
Revival architectural design and special character.  

 
b) Owing to their proposed design that features high-quality materials in tones and textures 

that would be subtle within the open space context, these new landscape improvements 
are not found to be detrimental to the Hillside School Building or property overall, or to 
its relationship with the La Loma Park District. 
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STANDARD CONDITIONS 

 
The following conditions, as well as all other applicable provisions of the Landmarks 
Preservation Ordinance, apply to this Permit: 
 

1. Conditions Shall be Printed on Plans 

The conditions of this Permit shall be printed on the second sheet of each plan set 
submitted for a building permit pursuant to this Permit, under the title ‘Structural 
Alteration Permit Conditions’. Additional sheets may also be used if the second sheet is 
not of sufficient size to list all of the conditions. The sheet(s) containing the conditions 
shall be of the same size as those sheets containing the construction drawings; 8-1/2” 
by 11” sheets are not acceptable. 

 
2. Plans and Representations Become Conditions  

Except as specified herein, the site plan, floor plans, building elevations and/or any 
additional information or representations, whether oral or written, indicating the 
proposed structure or manner of operation submitted with an application or during the 
approval process are deemed conditions of approval. 

 
3. Subject to All Applicable Laws and Regulations 

The approved use and/or construction is subject to, and shall comply with, all applicable 
City Ordinances and laws and regulations of other governmental agencies.  Prior to 
construction, the applicant shall identify and secure all applicable permits from the 
Zoning Adjustments Board or Zoning Officer, Building and Safety Division, Public Works 
Department and other affected City divisions and departments. 

 
4. Exercise and Lapse of Permits (Section 23.404.060.C) 

A.  A permit for the construction of a building or structure is deemed exercised when a 
valid City building permit, if required, is issued, and construction has lawfully 
commenced. 

B.  A permit may be declared lapsed and of no further force and effect if it is not exercised 
within one year of its issuance, except that permits for construction or alteration of 
structures or buildings may not be declared lapsed if the permittee has:  (1) applied 
for a building permit; or, (2) made substantial good faith efforts to obtain a building 
permit and begin construction, even if a building permit has not been issued and/or 
construction has not begun. 

 
5. Indemnification Agreement 

The applicant shall hold the City of Berkeley and its officers harmless in the event of any 
legal action related to the granting of this Permit, shall cooperate with the City in defense 
of such action, and shall indemnify the City for any award of damages or attorneys fees 
that may result. 
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6. Halt Work/Unanticipated Discovery of Tribal Cultural Resources. In the event that cultural 

resources of Native American origin are identified during construction, all work within 50 
feet of the discovery shall be redirected. The project applicant and project construction 
contractor shall notify the City Planning Department within 24 hours.  The City will again 
contact any tribes who have requested consultation under AB 52, as well as contact a 
qualified archaeologist, to evaluate the resources and situation and provide 
recommendations.  If it is determined that the resource is a tribal cultural resource and thus 
significant under CEQA, a mitigation plan shall be prepared and implemented in 
accordance with State guidelines and in consultation with Native American groups. If the 
resource cannot be avoided, additional measures to avoid or reduce impacts to the 
resource and to address tribal concerns may be required. 

 
7. Archaeological Resources (Ongoing throughout demolition, grading, and/or construction). 

Pursuant to CEQA Guidelines Section 15064.5(f), “provisions for historical or unique 
archaeological resources accidentally discovered during construction” should be instituted. 
Therefore: 
A. In the event that any prehistoric or historic subsurface cultural resources are 

discovered during ground disturbing activities, all work within 50 feet of the resources 
shall be halted and the project applicant and/or lead agency shall consult with a 
qualified archaeologist, historian or paleontologist to assess the significance of the 
find. 

B. If any find is determined to be significant, representatives of the project proponent 
and/or lead agency and the qualified professional would meet to determine the 
appropriate avoidance measures or other appropriate measure, with the ultimate 
determination to be made by the City of Berkeley. All significant cultural materials 
recovered shall be subject to scientific analysis, professional museum curation, and/or 
a report prepared by the qualified professional according to current professional 
standards. 

C. In considering any suggested measure proposed by the qualified professional, the 
project applicant shall determine whether avoidance is necessary or feasible in light of 
factors such as the uniqueness of the find, project design, costs, and other 
considerations. 

D. If avoidance is unnecessary or infeasible, other appropriate measures (e.g., data 
recovery) shall be instituted. Work may proceed on other parts of the project site while 
mitigation measures for cultural resources is carried out. 

E. If significant materials are recovered, the qualified professional shall prepare a report 
on the findings for submittal to the Northwest Information Center. 

 
8. Human Remains (Ongoing throughout demolition, grading, and/or construction). In the 

event that human skeletal remains are uncovered at the project site during ground-
disturbing activities, all work shall immediately halt and the Alameda County Coroner shall 
be contacted to evaluate the remains, and following the procedures and protocols pursuant 
to CEQA Guidelines Section 15064.5 (e)(1) . If the County Coroner determines that the 
remains are Native American, the City shall contact the California Native American 
Heritage Commission (NAHC), pursuant to Health and Safety Code Section 7050.5(c), and 
all excavation and site preparation activities shall cease within a 50-foot radius of the find 
until appropriate arrangements are made. If the agencies determine that avoidance is not 
feasible, then an alternative plan shall be prepared with specific steps and timeframe 
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required to resume construction activities. Monitoring, data recovery, determination of 
significance and avoidance measures (if applicable) shall be completed expeditiously. 

 
9. Paleontological Resources (Ongoing throughout demolition, grading, and/or construction). 

In the event of an unanticipated discovery of a paleontological resource during 
construction, excavations within 50 feet of the find shall be temporarily halted or diverted 
until the discovery is examined by a qualified paleontologist (per Society of Vertebrate 
Paleontology standards [SVP 1995,1996]). The qualified paleontologist shall document the 
discovery as needed, evaluate the potential resource, and assess the significance of the 
find. The paleontologist shall notify the appropriate agencies to determine procedures that 
would be followed before construction is allowed to resume at the location of the find. If the 
City determines that avoidance is not feasible, the paleontologist shall prepare an 
excavation plan for mitigating the effect of the project on the qualities that make the 
resource important, and such plan shall be implemented. The plan shall be submitted to 
the City for review and approval. 

 
 
ADDITIONAL CONDITIONS  
The following additional conditions are attached to this Permit: 

 
10. The proposed project is approved as shown on the drawings dated “received 

September 7, 2022” subject to the following conditions. 

11. No changes can be made to these approved plans without prior approval. 

12. This Structural Alteration Permit is contingent upon Administrative Use Permit 
approval for the project. 
 

13. Repair and replacement of character-defining features.  Deteriorated historic 
features shall be repaired rather than replaced. Where the severity of deterioration 
requires replacement of a distinctive feature, the new feature shall match the old or 
historic feature in design, color, texture, and, where possible, materials. Replacement 
of missing features will be substantiated by documentary and physical evidence. 
 

14. Chemical or physical treatments, if appropriate, shall be undertaken using the gentlest 
means possible. Treatments that cause damage to historic materials shall not be used. 

 
15. COLORS Prior to Landmarks plan checker sign-off of the Building Permit set of 

drawings, the applicant shall submit color and materials information for review and 
approval by Landmarks staff, in coordination with the LPC Chair as needed. 

16. DETAILS Prior to Landmarks plan checker sign-off of the Building Permit set of 
drawings, the applicant shall submit window, door, base, and trim details for review 
and approval by the Landmarks plan checker.   

17. LIGHTING Prior to Landmarks plan checker sign-off of the building permit set of 
drawings, the applicant shall submit lighting details showing all existing and proposed 
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site and building lighting. Exterior lighting, including for signage, shall be downcast and 
not cause glare on the public right-of-way and adjacent parcels. 

18. The applicant shall be responsible for identifying and securing all applicable permits 
from the Building and Safety Division and all other affected City divisions/departments 
prior to the start of work. 

19. The applicant is responsible for complying with all the above conditions. Failure to 
comply with any condition could result in construction work being stopped, issuance of 
citations, as well as further review by the Landmarks staff, which may modify or impose 
additional conditions, or revoke approval. 

20. All building permit drawings and subsequent construction shall substantially conform to 
the approved plans as outlined in Condition #1. Any modifications must be reviewed by 
the Landmarks plan checker to determine whether the modification requires approval. 

21. The applicant shall hold harmless, defend, and indemnify the City of Berkeley and its 
officers, agents, and employees against any and all liability, damages, claims, demands, 
judgments or other losses (including without limitation, attorney’s fees, expert witness 
and consultant fees and other litigation expenses), referendum or initiative relating to, 
resulting from or caused by, or alleged to have resulted from, or caused by, any action 
or approval associated with the project.  The indemnity includes without limitation, any 
legal or administrative challenge, referendum or initiative filed or prosecuted to overturn, 
set aside, stay or otherwise rescind any or all approvals granted in connection with the 
Project, any environmental determination made for the project and granting any permit 
issued in accordance with the project.  This indemnity includes, without limitation, 
payment of all direct and indirect costs associated with any action specified 
herein.  Direct and indirect costs shall include, without limitation, any attorney’s fees, 
expert witness and consultant fees, court costs, and other litigation fees.  City shall have 
the right to select counsel to represent the City at Applicant’s expense in the defense of 
any action specified in this condition of approval.  City shall take reasonable steps to 
promptly notify the Applicant of any claim, demand, or legal actions that may create a 
claim for indemnification under these conditions of approval.    
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9/7/22 - Submitted to City for Use & Structural Alteration
Permits

9/1/22 - Distributed Plans to Neighbors

PROJECT
SITE

APPROX. SCALE: 1"   =100'

1 VICINITY MAP
T-1

PLANNING, ZONING, & BUILDING INFORMATION:

APN: 058-2245-009-03 Fire Zone 2

Zoning:   R-1H          Single-family Residential Occupancy  (R-3)

Three-story, Type VB Construction, Fully Sprinklered

Lot Size:   117,546 sf           Footprint Size:  25,695 sf

SCOPE OF ALTERATION WORK
(EXTERIOR SITE WORK, NO SQUARE FOOGAGE BEING ADDED):

1) RESTORE NORTH TERRACE AND ADD PEDESTRIAN RAMP;
2) ADD EAST TERRACE AT SECOND-FLOOR LIVING ROOM;
3) REPLACE EXISTING EAST STAIRS AT LA LOMA AND ADD SIDEWALK

ART TERRACE;
4) REPLACE EXISTING  CONCRETE DRIVEWAY AND ADD

TURN-AROUND AREA;
5) REMODEL REAR (EAST) ROOF TERRACE  WITH STUCCO & GLASS

GUARD RAILS;
6) ADD SOLAR PANELS.

E X I S T I N G    R E A R    P H O T O S ,    2 0 2 2

PARCEL CONDITIONS:

1) Building is on the National Register of Historic Places
and is a City Landmark;

2) Building is in the Fault Zone;
3) Building is in the Landslide Zone;
4) Building is not in a Creek Zone.

5

DRAWING INDEX

T-1 TITLE SHEET
T-2 NEIGHBORHOOD OUTREACH

A-1  SITE  & ROOF PLAN
A-2  PARTIAL ELEVATIONS & ROOF TERRACE DETAILS

TS-0 SURVEY
TS-1 TOPOGRAPHIC SURVEY
TS-2 TOPOGRAPHIC SURVEY

L1.0 GENERAL LEGENDS & NOTES
L2.0 MASTER  LANDSCAPE PLAN - REAR YARD
L2.1 SOUTHERN REAR YARD & GRADING PLAN
L2.2 NORTHERN REAR YARD & GRADING PLAN
L3.0 LANDSCAPE SECTIONS
L3.1 3D VIEWS
L3.2 MATERIALS AND FINISHES

PROJECT DIRECTORY:

OWNER

SAMULI SEPPÄLÄ
1581 Le Roy Avenue
Berkeley, CA

ARCHITECT

Jerri Holan & Associates
1323 Solano Avenue, Suite 204
Albany, CA   94706
T:   510/528-1079   EM:  jerri@holanarchitects.com

LANDSCAPE ARCHITECT

PGA Design
444 17th Street
Oakland, CA   94612
T:   510/465-1284   EM:  garreĴ@pgadesign.com

STRUCTURAL ENGINEER

Wiss, Janey, Eltstner Associates Inc.
2000 Powell Street, Suite 1650
Emeryville, CA   94608
T:  510/428-2907  EM:  kcobeen@wje.com

MECHANICAL & ELECTRICAL ENGINEERS

FARD Engineers
309 Lennon Lane, Suite 200
Walnut Creek, CA  94598
T:  925/932-5505  EM:  perry@fard.com

SOILS ENGINEER

Alan Kropp & Associates, Inc.
2140 ShaĴuck Avenue
Berkeley, CA  94704
T:  510/841-5095       EM:  akropp@akropp.com

SURVEYOR

DMG Engineering, Inc.
30 Oakvue Court
Pleasant Hill, CA  94523
T:  925/787-0463   EM:   dylan@dmgbayarea.com

EXISTING NORTH TERRACE EXISTING ROOF EXISTING LA LOMA YARDEXISTING ROOF EXISTING SOUTHERN SIDE YARD EXISTING DRIVEWAY

ITEM 7. ATTACMENT 2 
LPC 11-03-2022
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                  Permits

9/1/22 - Distributed Plans to Neighbors

I have reviewed the plans for Phase 2 at  Hillside School (1581 Le Roy Avenue) for site work that includes a replacement driveway, new

eastern stairs and a bridge, and the repair and restoration of the North Terrace.

NEIGHBORHOOD   SIGNATURES

Printed

Name

Signature Address Owner or

Renter

Date Have No

Objections

Have Objections

 (Please state briefly)

Have No 

Comment

2530 

Buena Vista

2535 

Buena Vista

2545 

Buena Vista

2555 

Buena Vista

2564 

Buena Vista

2565 

Buena Vista

2573 

Buena Vista

1520

Le Roy

1526

Le Roy

1536 

Le Roy

1540 

Le Roy

1542 

Le Roy

1544 

Le Roy

1546

Le Roy

1550 

Le Roy

1554 

Le Roy

1562

Le Roy

1570 

Le Roy

1578 

Le Roy

1580 

Le Roy

1584

Le Roy

1586 

Le Roy

1590 

Le Roy

1595 

Le Roy

1512 

La Loma

1514 

La Loma

1515

La Loma

1521

La Loma

1525 

La Loma

1528

La Loma

1530 

La Loma

1542

La Loma

1544

La Loma

1546

La Loma

1550 

La Vereda

1555

La Vereda

2639 

Cedar

2641 

Cedar

1521

Hill Court

TRANSMITTAL   MEMO

To: Neighbors of Hillside School

Date: September 1, 2022

From: Samuli Seppälä, Owner, Hillside School, 1581 Le Roy Avenue

As part of my renovations at Hillside School, I need to conduct site improvements to make the

property safer and more functional as a residence.  The improvements should be my last and

final Phase 2 of the School rehabilitation project.  They include the repair and restoration of the

North Terrace with the addition of a wheelbarrow ramp; replacing the existing stairs at La Loma

and adding an art terrace and bridge; replacing the existing driveway and adding a turn around

space behind the old Kindergarten building; and adding solar panels on the rear roof which

won’t be visible to the public.

Please look over the enclosed plans which illustrate the scope of work and share with me any

concerns or issues you may have with my proposal.  On Sheet T-2, you will find a Signature

Table for your comments.  Next to your address, print and sign your name and list any

comments or objections there.  Take as much space as you need and add additional sheets if you

need.  Even if you have no comments, I would appreciate your signature on the Table per City

requirements.  All of your comments will be reviewed by me and transmitted to City staff.

If you have any questions, please contact the Architect, Jerri Holan, at her office below.  We’ll try

and respond as soon as we can.

Finally, if you could return the signed Sheet T-2 to the School or the Architect’s office by

September 30, we would appreciate it.

Thank you for your time,

Samuli Seppälä

1581 Le Roy Avenue

Berkeley, CA    94708

Enclosures

Page 1 of 1

Tel: 510.528.1079                                                    1 323 Solano Avenue, Suite 204, Albany, California   94706                                         Fa x: 510.528.1079

Website:    www.holanarchitects.com                                                                                                                                 Ema il:    info@holanarchitects.comLE ROY AVENUE SIGN

BUENA VISTA WAY SIGN

LA LOMA AVENUE SIGN
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CUT & FILL TABLE

(See Landscape Grading Plans L2.0 - 3.0)

AREA CUT  (cu. yd.) FILL  (cu. yd.)

Driveway 164 

Turn Around 50

La Loma Stairs & Overlooks 15

East Terrace 101

Vineyard Retaining Walls 201

Wheelbarrow Ramp 31

Cisterns 87

TOTAL FILL 164

TOTAL CUT 485

0 10' 20' 40'

LE ROY AVENUE

L
E

 L
O

M
A

 A
V

E
N

U
E

PLAN NORTH

G

ROOF TERRACE

EXISTING  PARKING AREA #1

NEW RETAINING WALLS

REPLACE EXISTNG DRIVEWAY
IN KIND WITH NEW CONCRETE DRIVEWAYSLO

PE
D

O
W

N

POOL

NEW WHEELBARROW RAMP

UP

NEW SOLAR  PANELS

(E) G
ATE

L
E

 R
O

Y
 A

V
E

N
U

E

B
U

E
N

A
 V

IS
T

A
 W

A
Y

EAST TERRACE

NEW TERRACE

REPAIR NORTH TERRACE
& RETAINING WALLS

NEW VINEYARD &
RETAINING WALLS

EXISTING
REDWOODS
TO REMAIN

EXISTING OAK
TO REMAIN

EXISTING OAK
TO REMAIN

NEW VIEWING DECK

NEW 42" HIGH GLASS GUARDRAIL

SEE LANDSCAPE
PLAN SHEET L2.2
FOR NORTHERN
IMPROVEMENTS

SEE LANDSCAPE
PLAN SHEET L2.1
FOR SOUTHERN
IMPROVEMENTS

SEE ARCHITECTURAL
ELEVATIONS SHEET
A-2 FOR GUARDRAIL
MODIFICATIONS AT
ROOF TERRACE

2'

BRIDGE

ART TERRACE

SEA
TIN

G

INFINITY EDGE

2'

TURN
AROUND

D
R

IV
EW

A
Y

NORTH TERRACE

SCALE: 1"   = 20'
4 SITE & ROOF PLAN

A-1

GENERAL AND SITE PLAN NOTES:
1. These Drawings and Specifications may not be used for construction unless corresponding Drawings signed by the

Architect and approved by the building department, with appropriate permits, are in the possession of the General
Contractor or Owner.

2. Use of these drawings constitutes acceptance.

3. Drawings and Specifications, as instruments of service, are and shall remain the property of the architect whether the
project is executed or not. The owner may be permitted to retain copies for information and reference in connection
with the use and occupancy of the project.  The Drawings and Specifications shall not be used by the owner or anyone
else without permission from the architect.

4. The architect will not be responsible for any changes in, or divergence from, the plans, specifications, or details unless
such are specifically allowed in writing by the architect.

5. The architect does not accept responsibility for any changes made necessary by building codes, laws, or ordinances.
All contractors, subcontractors, fabricators, and other persons utilizing these plans are advised to verify any and all
aspects of these plans and any inconsistencies between them and actual conditions or requirements of equipment,
materials, local codes or ordinances.  Any such inconsistencies shall be brought to the attention of the architect in a
timely fashion so that they may be resolved or clarified.

6. All work shall conform to the 2023 California Building Code (CBC), the 2023 California Residential Code
(CRC), the 2023 California Historical Building Code (CHBC), the  2023 California Existing Building Code, and
The Secretary of the Interior's Standards for the Treatment of Historic Properties 1995 and any other applicable
local codes, regulations, and ordinnces.

7. By executing the Work, the contractor represents that he has visited the site, familiarized himself with the local
conditions under which the work is to be performed, and correlated his observations with the requirements of the
Drawings and Specifications.  The Site Plan does not constitute a survey and its accuracy should be verified in the
field.

8. The Contractor shall be responsible for coordinating the work of all trades.  All subcontractors shall coordinate work
with each other.

9. The contractor shall be responsible for protection of all trees and other conditions to remain with the construction area.

10. The site shall be kept clean at all times.  Materials indicated to be reinstalled shall be stored and protected onsite unless
otherwise noted.   Upon  completion of the work and prior to acceptance by Owner, contractor shall conduct a final,
thorough cleanup of site and building.

11. Any work not shown or specified which can reasonably be inferred or defined as belonging to the work and necessary
to complete any system shall be the responsibility of the contractor.

12. All items not noted as new (N) are existing.

13. All existing construction shall be patched as required to make surfaces whole, sound, and to match existing adjacent
construction except as otherwise noted.

SECRETARY OF THE INTERIOR STANDARDS FOR
REHABILITATING HISTORIC BUILDINGS:

As a property on the National Register of Historic Properties,  the following
Standards shall be followed:

Standard 1 - A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces, and spatial relationships.

Standard 2 - The historic character of a property will be retained and preserved.  The removal of distinctive materials or
alteration of features, spaces, and spatial relationships that characterize a property will be avoided.

Standard 3 - Each property will be recognized as a physical record of its time, place, and use.  Changes that create a false
sense of historical development, such as adding conjectural features or elements from other historic properties will not be
undertaken.

Standard 4 - Changes to a property that have acquired historic significance in their own right will be retained and
preserved.

Standard 5 - Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that
characterize a property will be preserved.

Standard 6 - Deteriorated historic features will be repaired rather than replaced.  Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture, and where
possible, materials.  Replacement of missing features will be substantiated by documentary and physical evidence.

Standard 7 - Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Standard 8 - Archeological resources will be protected and preserved in place.  If such resources must be disturbed,
mitigation measures will be undertaken.

Standard 9 - New additions, exterior alterations, or related new construction will not destroy historic materials, features,
and spatial relationships that characterize the property.  The new work shall be differentiated from the old and will be
compatible with the historic materials, features, size, scale, and proportion and massing to protect the integrity of the
property and its environment.

Standard 10 - New additions and adjacent or related new construction will be undertaken in such a manner that, if
removed in the future, the essential form and integrity of the historic property and its environment would be unimpaired.

2019 CALIFORNIA HISTORICAL BUILDING CODE (CHBC)
NOTES:

As a qualified historic building, the application of the following provisions of the CHBC apply:

SECTION 8-102.1.6  - Qualified buildings shall not be subject to additional work required by the regular code beyond that
required to complete the work undertaken.
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9/7/22 - Submitted to City for Use & Structural Alteration
                  Permits

9/1/22 - Distributed Plans to Neighbors

EXIST. SECOND FLOOR

EXIST. THIRD FLOOR

EXIST. PARKING LOT GRADE

LOWER WING NOT SHOWN FOR CLARITY

NEW RETAINING WALL AND
CONCRETE DRIVEWAY
(SLOPES UP), SEE LANDSCAPE
DRAWINGS

EXIST. 1963 STUCCO ADDITION

NEW 42" HIGH STUCCO
GUARDRAIL W/HISTORIC
STONE CAP (TYP.)

EXISTING GRADE

EXIST. FIRST
FLOOR

EXIST. SLATE ROOF

4
A-2

INFINITY EDGE POOL

GARAGE
FLOOR

EXIST. SECOND FLOOR

NEW 42" HIGH STUCCO
GUARDRAIL AND STONE
CAP, MATCH EXISTING
STUCCO TEXTURE AND
COLOR (TYP.)

EXIST. THIRD FLOOR & LOWER TERRACE

EXIST. 1963 STUCCO ADDITION

EXIST. FIRST FLOOR LEVEL

EXIST.  2-STORY
WING BEYOND

EXIST. SLATE ROOF
(BEYOND)

4
A-2

METAL GATE

REMOVE
EXISTING
WINDOWS
(TYP.)

NEW UPPER TERRACE FLOOR

NEW BRIDGE

NEW
LIGHT
POSTS

NEW 51" HIGH STUCCO
GUARDRAIL AND STONE
CAP, MATCH EXISTING
STUCCO TEXTURE AND
COLOR (TYP.)

0 4' 8' 16'

EXIST. SECOND FLOOR

EXIST. THIRD FLOOR

EXIST. 1963  STUCCO ADDITION

EXIST. SLATE ROOF

EXIST. SLATE ROOF

EXIST. 2-STORY WING

4
A-2

EXIST. FIRST  FLOOR

NEW 42" HIGH GLASS GUARDRAIL

NEW 42" HIGH GLASS GUARDRAIL

NEW HISTORIC CAP
ON EXISTING
RETAINING WALL

1" REINFORCED STUCCO TO
MATCH EXISTING STUCCO

TWO LAYERS TYPICAL
BUILDING PAPER, SEE
FLOOR PLAN NOTES

1"
2"

3 
1/

2"
1 

1/
4"

3/
4"

8 
1/

2"

12"

9"

24" LONG CAST CONCRETE
CAP TO MATCH EXISTING.
CASTING BY CALIFORNIA
STONECRAFT (707/554-4430)

G.C. TO PROVIDE SECTION OF
EXIST. WALL CAP TO CALIF.
STONECRAFT

1/
2"

2"

2 X 4 PRESERVATIVE TREATED FRAMING

LAP GRACE BITUTHANE HEAVY-
DUTY WATERPROOF MEMBRANE
DOWN 3" OVER BLDG. PAPER

4 X 4 PRESERVATIVE TREATED BLOCKING

WAC INVISILED PRO OUTDOOR TAPE
24V LIGHT, SEE LIGHTING PLANS

NEW WALL SHEATHING, S.S.D.

ATTACH TAPE LIGHT TO CAP WITH WAC MOUNTING
CLIP @ 6" - 8" O.C.  PREDRILL PILOT HOLES AND USE
CONCRETE SCREWS

SCALE: 1/8"   =    1'-0"

1 SOUTH ELEVATION DETAIL
A-2 SCALE: 1/8"   =    1'-0"

2 EAST ELEVATION DETAIL
A-2

SCALE: 1/8"   =    1'-0"

3 NORTH ELEVATION DETAIL
A-2SCALE: 3"       =    1'-0"

4 STONE CAP DETAIL
A-2

EAST
ELEVATION

PHOTO

NORTH ELEVATION PHOTO

SOUTH
ELEVATION
PHOTO
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IRRIGATION DESIGN INTENT

IRRIGATION SYSTEM IS DESIGNED TO PROVIDE THE MINIMUM AMOUNT 
OF WATER NECESSARY TO SUSTAIN GOOD PLANT HEALTH.  ALL 
SELECTED COMPONENTS ARE COMMERCIAL GRADE, SELECTED FOR 
DURABILITY, VANDAL RESISTANCE AND MINIMUM MAINTENANCE 
REQUIREMENT.

THE SYSTEM IS SUBSURFACE IRRIGATION AS APPROPRIATE TO PLANT 
TYPE, EXPOSURE AND SLOPE CONDITIONS.

CONTROL OF THE SYSTEM IS VIA A WEATHER-ENABLED CONTROLLER 
CAPABLE OF DAILY SELF-ADJUSTMENT BASED ON REAL-TIME WEATHER 
CONDITIONS AS MEASURED BY AN ON-SITE WEATHER SENSOR.
  
THE SYSTEM INCLUDES A MASTER CONTROL VALVE AND FLOW 
SENSING CAPABILITY WHICH WILL SHUT DOWN ALL OR PART OF THE 
SYSTEM IF LEAKS ARE DETECTED.

MWELO CONFORMANCE

THE PROJECT PLANTING AND IRRIGATION DESIGN WILL BE DESIGNED 
WITH LOW WATER USE PLANTS AND EFFICIENT IRRIGATION SYSTEM 
WHICH WILL MEET THE STATE'S MODEL WATER EFFICIENT LANDSCAPE 
ORDINANCE. COMPLETED  CALCULATIONS AND WORKSHEETS WILL BE 
PROVIDED DURING BUILDING PERMIT PHASE.

PLANTS SELECTED WILL BE LOW WATER USE AND IRRIGATION WILL 
CONSIST OF SUBSURFACE DRIP WITH A SMART IRRIGATION 
CONTROLLER.

LANDSCAPE GENERAL NOTES

1. EXISTING SITE INFORMATION IS PROVIDED ON THE SURVEY PLAN BY DMG 
ENGINEERING, INC. LANDSCAPE ARCHITECT ASSUMES NO 
RESPONSIBILITY OR LIABILITY FOR COMPLETENESS OR ACCURACY OF 
PLANS PROVIDED BY OTHERS. 

2. `TYP' OR TYPICAL MEANS THAT THE CONDITION IS REPRESENTATIVE FOR 
SIMILAR CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED. 
DETAILS ARE USUALLY NOTED 'TYP' ONLY ONCE WHEN THEY FIRST 
OCCUR. 

3. NOTES AND SYMBOLS ON ONE DRAWING APPLY TO OTHER SIMILAR 
DETAILS AND CONDITIONS.

4. BECOME ACQUAINTED WITH SUBGRADE UTILITIES, PIPES AND 
STRUCTURES. SHOULD UTILITIES OR OTHER WORK NOT SHOWN ON THE 
PLANS BE FOUND DURING EXCAVATIONS, PROMPTLY NOTIFY OWNER'S 
REPRESENTATIVE. FAILURE TO DO SO WILL MAKE CONTRACTOR LIABLE 
FOR DAMAGE ARISING FORM HIS OPERATIONS SUBSEQUENT TO 
DISCOVERY OF SUCH UTILITIES NOT SHOWN ON PLANS.

5. DIMENSIONS ARE FROM OUTSIDE FACE OF BUILDING OR WALLS, UNLESS 
OTHERWISE NOTED, AND ARE TO BE VERIFIED IN THE FIELD PRIOR TO 
CONSTRUCTION AND MAJOR EXCAVATION. WRITTEN DIMENSIONS TAKE 
PRECEDENCE OVER SCALING.

6. UNLESS OTHERWISE NOTED, ANGLES TO BE RIGHT ANGLES, ARCS WHICH 
APPEAR TANGENT AND UNIFORM ARE TO BE TANGENT AND UNIFORM, 
LINES WHICH APPEAR PARALLEL ARE TO BE PARALLEL, AND ITEMS WHICH 
APPEAR CENTERED TO BE CENTERED, MAINTAIN LINES TRUE, LEVEL, 
PLUMB, AND SQUARE.

7. REFER TO GRADING PLANS FOR GRADING AND DRAINAGE STRUCTURES 
PRIOR TO INSTALLATION OF WALKS, WALLS, FOOTINGS, AND OTHER 
STRUCTURES.

8. LANDSCAPE ARCHITECT TO APPROVE LAYOUT IN THE FIELD PRIOR TO 
CONSTRUCTION. AT TIME OF FIRST SITE VISIT AND BEFORE ANY MAJOR 
EXCAVATION, THE GENERAL LAYOUT OF SITE ELEMENTS SHOULD BE 
CONFIRMED. IN A SEPARATE SITE VISIT, LANDSCAPE ARCHITECT TO 
CONFIRM LAYOUT OF FORMS.

9. VERIFY THAT CONDUITS AND SLEEVES ARE PLACED PRIOR TO POURING 
CONCRETE PAVING.

10. LOCATE ELECTRICAL JUNCTION BOXES FOR LIGHTS IN PLANTING AREAS 
UNLESS SHOWN OTHERWISE. LAYOUT TO BE APPROVED BY THE OWNER'S 
REPRESENTATIVE PRIOR TO TRENCHING.

11. CAREFULLY REVIEW LANDSCAPE IRRIGATION PLANS AND NOTES TO 
IDENTIFY LOCATIONS WHERE PIPE, SLEEVES, SANDBED OR CONDUIT 
MUST BE PLACED PRIOR TO PLACEMENT OF FORMWORK FOR 
INSTALLATION OF CONCRETE, OTHER PAVING, OR WALLS.  COORDINATE 
WITH OTHER TRADES TO INSTALL IRRIGATION PIPE, SLEEVE, 
SANDBEDDING, OR CONDUIT.  SHOULD CONFLICTS ARISE REVIEW WITH 
OWNER'S REPRESENTATIVE FOR RESOLUTION.

12. QUANTITIES PROVIDED ARE FOR INFORMATION ONLY, VERIFY 
QUANTITIES AND NOTIFY OWNER OF DISCREPANCIES.

13. VERIFY PROPERTY BOUNDARIES AND LOT LINES PRIOR TO 
COMMENCEMENT OF WORK.

GENERAL SYMBOLS & ABBREVIATIONS

PROPERTY LINE

POINT OF BEGINNING

CENTERLINE

1

A101

A101
1 DETAIL CALLOUT

SECTION CALLOUT

EQ. EQUAL

O.C. ON CENTER

N.I.C. NOT IN CONTRACT

NO. NUMBER

TYP. TYPICAL

QTY. QUANTITY

V.I.F. VERIFY IN FIELD

S.A.D. SEE ARCHITECTURAL DRAWINGS

S.C.D. SEE CIVIL DRAWINGS

S.S.D. SEE STRUCTURAL DRAWINGS

S.M.D. SEE MECHANICAL DRAWINGS

S.E.D. SEE ELECTRICAL DRAWINGS
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GENERAL LEGENDS

AND NOTES

LANDSCAPE SHEETS

L1.0 GENERAL LEGENDS AND NOTES
L2.0 MASTER PLAN - REAR YARD OVERALL
L2.1 MASTER PLAN AND PRELIMINARY GRADING

REAR YARD ENLARGEMENT 1

L2.2 MASTER PLAN AND PRELIMINARY GRADING
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RESIDENCE 

1
2 '

 -
 0

"

FFE 
561.5'

CONCRETE TERRACE 
OVERLOOK 

PRIMARY ENTRY 
FROM SIDEWALK 

VINEYARD 

LIVING ROOM  
TERRACE 

POOL

ROOF 
TERRACE 

24' - 11"

VIEW DECK 

561.45

CONCRETE 
WHEELBARROW 
PATH 

CONCRETE 
TERRACE 

RENOVATION

+547.0

1
4

' - 0
"

REDWOOD TREES 
TO REMAIN AND 
PROTECT

RETAINING WALL AT DRIVEWAY 
TURNAROUND, S.S.D. 

SEE ENLARGEMENT 1 - L2.1 

SEE ENLARGEMENT 2 - L2.2 

ACCESS GATE

B
U

E
N

A
 V

IS
T

A
 W

A
Y

 

11' M
IN.

ACCESS STAIRS 

SPA

ACCESS STAIRS 

13' MIN.

0 10 20 30 50ft

11%

#6

#3
#4

#5

#1

#2

REPLACE EXISTING DRIVEWAY, 
MAINTAIN SIMILAR GRADES. SEE 
TOPOGRAPHIC SURVEY BY DMG 
ENGINEERING 

LE ROY AVE.

PLANT COUNT FOR REAR YARD IMPROVEMENTS 

-8 TREES TO REMAIN AND PROTECT
-3 TREES TO REMOVE 

SEE ARBORIST REPORT FOR ADDITIONAL INFORMATION. 
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LEGEND

TILE 

CONCRETE PAVING, STAIRS 
AND WALLS  

WOOD DECKING 

SHRUBS AND PERENNIALS   

TIMBER TIE STAIRS  

CONCRETE RETAINING WALL   

8" EXISTING WALLS TO REMAIN   

8' WELDED WIRE MESH FENCE  

EXISTING TREES TO REMAIN 

GABION WALL ATTACHED 
TO CONCRETE WALL 

EXISTING GRADE 

PROPOSED GRADE 
XX.XX

(E) XX.XX

12" EXISTING WALLS TO REMAIN   

4

L3.0

RESIDENCE 

FFE 
561.5'

POOL

24' - 11"

561.45

14
' - 0"

SPA

0 5 10 15 25ft

LA
 LO

M
A
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V

E
.

8' WELDED WIRE 
MESH FENCE 

REMOVE EXISTING CONCRETE 
STAIRS AND LANDINGS

42" GUARDRAIL AT 
PERIMETER 

OVERLOOK 
SEATING AREA

CONCRETE 
RETAINING WALL, 
TYP. 

KEEP EXISTING WALLS -
CUT DOWN TO FG

DOUBLE GATE AT 
SIDEWALK

NEW CONCRETE 
STAIRS AND 
LANDING

3'X10' A.C. AREA

567.0

CANTILEVERED BRIDGE 
OVER STEEL FRAMING 

LIVING ROOM 
TERRACE 

EXISTING RETAINING 
WALL TO REMAIN 

CONCRETE 
ACCESS STAIRS

WOOD 
DECKING

PARAPET GUARDRAIL, 
S.A.D.

TW 561.25 
BW 559.5

TW 561.25 
BW 559.5

FAUX GABION WALL 
ATTACHED TO CONCRETE 
RETAINING WALL UNDER 
WALKWAY 

(E) 
542.21

(E) 
556.0

+547.0

GLASS RAILING AND 
VINEYARD VIEW AT 
UPPER TERRACE LEVEL 

(E) REDWOOD TREES \ TO 
REMAIN AND PROTECT

NEW 9' MAX. 
RETAINING WALL, 
S.S.D.

TIMBER TIE STAIRS 
FOR MAINTENANCE ACCESS

ACCESS GATE 
+549.0

(E) COAST LIVE 
OAK TO REMAIN 
AND PROTECT

REPLACE EXISTING DRIVEWAY, 
MAINTAIN SIMILAR GRADES 

CONCRETE 
DRIVEWAY 

TURNAROUND

TW 568.0
BW 567.0

RETAIN EXISTING 
WOOD FENCE 

+
542.5

CISTERN 
#2

TILE POOL 
PATIO

10' X 20' CONCRETE 
TERRACE OVERLOOK

CISTERN, TYP.

CISTERN 
#3

CISTERN 
#4

CISTERN 
#6

2R

2
'  -  0

"

5

L3.0

1
3

'  - 5"

1

L2.1

(E) COAST LIVE 
OAK TO REMAIN 
AND PROTECT

(E) REDWOOD TREES TO 
REMAIN AND PROTECT

(E) COAST LIVE OAK TO 
REMAIN AND PROTECT

SETBACK

4' - 0"

PLANTING 
AREA 

EXISTINGE WOOD 
FENCE ATOP 

RETAINING WALL

PROPERTY LINE

9' MAX. RETAINING 
WALL WITH 

HISTORICAL CAP   
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LEGEND

CONCRETE PAVING, STAIRS 
AND WALLS  

WOOD DECKING 

SHRUBS AND PERENNIALS   

12" CONCRETE RETAINING WALL   

6' WELDED WIRE MESH FENCE  

EXISTING TREES TO REMAIN 

EXISTING TREES TO REMOVE
OR HAVE ALREADY BEEN REMOVED 

6" CONCRETE RETAINING WALL   

EXISTING WALL TO REPAIR 
AND RESTORE

EXISTING GRADE 

PROPOSED GRADE 
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(E) XX.XX

1
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11' M
IN.

(E) 537.5

(E) 546.48

#5

0 5 10 15 25ft

VINEYARD 

VIEW DECK 

TW 552.1
BW 546.5 

REMOVE EXISTING CHAIN 
LINK FENCE AND REPLACE 
WITH 8' WELDED WIRE MESH 
FENCE AT PROPERTY LINE 

+563.80 

+562.80 

547.06

TW 556.5
BW 552.5 

EXISTING COAST 
LIVE OAK TO 
REMAIN AND 
PROTECT

CONCRETE 
ACCESS STAIRS 
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+546.5
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ACCESS STAIRS 

SLOPE GRADE UP FROM 
TOP OF RETAINING WALL 
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EXISTING GRAVEL 
SURFACING

27%
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#1
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#5

RESIDENCE 

7' - 2
"

10' MIN.

CONCRETE 
WHEELBARROW PATH 

(E) 559.37 (E) 559.9 (E)564.32

(E) 
549.88

3.6%
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REPAIR AND 
RESTORE SECTION 
OF WALL, S.A.D. 

(N) 8' WELDED WIRE 
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SETB
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CONCRETE 
RETAINING WALL 

CONCRETE 
RETAINING  WALL 

GRAPE VINES, TYP. 

BUILDING 
WALL, 
TYP.

HILLSIDE 
BEYOND

PROPERTY LINE

8' FENCE

SETBACK

4' - 0"

FENCE BEYOND 

8
' -

 6
"

CANTILEVERED BRIDGE

METAL GUARDRAIL

ROOF 
TERRACE

PLANTING AREA

SIDEWALK

PROPERTY LINE

SETBACK

20' - 0"

REDWOOD TREES BEYOND

NEW GUARDRAIL 
TO MATCH 
EXISTING 

STUCCO WALL 

GUARDRAIL
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VIEW DECK
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STAIRS
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WALLS
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4' - 0"
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LINE

8' FENCE

PLANTING AREA / 
SWALE
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RESTORE 
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WALL, S.A.D. 
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WHEELBARROW 

PATH 

L A N D S C A P E   A R C H I T E C T S

  OF    SHEETS

DRAWN CHECKED 

SCALE

DATE

444 17th Street  

Oakland  CA  94612

tel 510.465.1284

pgadesign.com

STAMP

DRAWING STATUS

SHEET TITLE

H
IL

L
S

ID
E

 S
C

H
O

O
L
 

1
5
8

1
 L

E
 R

O
Y

 A
V

E
.

B
E

R
K

E
L
E

Y
, 

C
A

 9
4

7
0

8

9/7/2022

KT CG

DATE

PLANNING SUBMITTAL 

PHASE 2 

9/7/22

1/4" = 1'-0"

B
IM

 3
60

://
H

ill
si

de
 S

ch
oo

l-
19

-1
03

15
/H

ill
si

de
 S

ch
oo

l-
La

nd
sc

ap
e-

C
E

N
T

R
A

L_
ka

ri
_t

an
ak

a.
rv

t

L3.0

LANDSCAPE

SECTIONS

1/4" = 1'-0"
1 SECTION 1 - VINEYARD

1/4" = 1'-0"
4 SECTION 4 - REAR YARD ENTRY

1/4" = 1'-0"
5 SECTION 5 - CONCRETE TERRACE OVERLOOK

1/4" = 1'-0"
2 SECTION 2 - VIEW DECK AND STAIRS
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HISTORICAL 
WALL CAP, TYP.

COULMNS WITH 
LIGHTS, S.A.D.

L A N D S C A P E   A R C H I T E C T S

  OF    SHEETS

DRAWN CHECKED 

SCALE

DATE

444 17th Street  

Oakland  CA  94612

tel 510.465.1284

pgadesign.com

STAMP

DRAWING STATUS

SHEET TITLE

H
IL

L
S

ID
E

 S
C

H
O

O
L
 

1
5
8

1
 L

E
 R

O
Y

 A
V

E
.

B
E

R
K

E
L
E

Y
, 

C
A

 9
4

7
0

8

9/7/2022

KT CG

DATE

PLANNING SUBMITTAL 

PHASE 2 

9/7/22

B
IM

 3
60

://
H

ill
si

de
 S

ch
oo

l-
19

-1
03

15
/H

ill
si

de
 S

ch
oo

l-
La

nd
sc

ap
e-

C
E

N
T

R
A

L_
ka

ri
_t

an
ak

a.
rv

t

L3.1

3D VIEWS

1 VIEW 1 - REAR YARD ENTRY OVERALL

3 VIEW 2 - ENTRY STAIRS
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NOTE:
1. 8' WIRE MESH FENCE 
2. COLOR: BLACK POWDER COATED

NOTE:
1. ASYMMETRICAL GATE WITH VERTICAL HANDLE PULLS AND CALL BOX 
2. COLOR: BLACK 
3. PATTERN: TBD 

IPE BRIDGE OVER STEEL FRAME WITH CABLE RAIL GUARDRAIL

NOTE:
1. CONCRETE COLOR  
2. RECESSED LIGHTING IN CONCRETE RISERS, LED LIGHTING - COLOR: SOFT WHITE 

CONCRETE COLORS

NOTE:
1. STONE GABION WALL WITH STRIPS OF GLASS INFILL OR FULL GLASS GABION WALL ATTACHED TO 
CONCRETE WALL.
2. GLASS COLOR SELECTION TBD. 

Strips of glass in stone wall  

Full glass wall 

NOTE:
1. REDWOOD OR CEDAR 6X6 BOARDS 
2. PEA GRAVEL OR DECOMPOSED GRANITE INFILL 

NOTE:
1. VINEYARD TO BE ASSESSED AND IMPLEMENTED BY VINEYARD CONSULTANT. 
2. GRAPE VARIETY TBD 

NOTE:
1. 2′ X 2′ (6'X2' AND 8'X2' AVAIABLE CUSTOM ORDER) 
FSC® 100% IPÊ WOOD TILE – SMOOTH
2. MODEL: WTFSC-100%-IPE-24-8PLANK-SMOOTH - BISON
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MATERIALS AND

FINSHES
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2 WELDED WIRE MESH FENCE

1" = 1'-0"
3 DOUBLE GATE
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4 CANTILEVERED BRIDGE
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5 CONCRETE STAIRS AND WALLS
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1 GABION WALL

1" = 1'-0"
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7 VINEYARD

1" = 1'-0"
8 WOOD DECKING

1" = 1'-0"
9 GLASS GUARDRAIL
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APPLICANT’S STATEMENT

Hillside School

1581 Le Roy Avenue

September 3, 2022

Designed by Master Architect Walter Ratcliff in 1925, the Hillside School was designated

City Landmark #61 in 1980.  In 1982, it was placed on the National Register of Historic Places.  It

is a Neo-Tudor, stucco and half-timber, slate-roofed, mostly two-story building with a plan that

follows the contours of the hillside.  The north wing of the building features a grand auditorium

with a large, multi-paned window overlooking the Bay which is the most prominent feature of its

facade.  The south wing is anchored by a single-story portion of the building with large south-

facing windows overlooking a parking area.  Between the two wings is a two-story central

portion of the building which contains classrooms with large windows overlooking the front and

rear yards.  At the southern end of the classroom wing, a 3-story classroom wing was constructed

with large south facing, multi-paned windows.   In 1963, Ratcliff Architects added 5,000 sf (four

additional classrooms) to the rear, second floor of the school.  The front yard of the school was

designed as a playground for both the school and the neighborhood.

BUSD closed the school in 1980 and leased space to various educational institutions.  In

2014, the German International School (GIS) purchased the property and performed some

maintenance items.  The City denied GIS’ request to expand the facility.   GIS subsequently sold

the property to the current Owner, Samuli Seppälä, who is converting the southern half of the

building into a single-family residence and repurposing the northern half (the existing 

classrooms) into art studios.  The studios will be used by the Owner and visiting guest artists. 

The original building is being restored and most of its interior and exterior features will be

preserved.  This project was approved with Zoning Permit #ZP2019-0061, Structural Alteration

Permit #LMSAP2019-004, and is being constructed under Building Permit #B2020-03077 as Phase

1.

The current application is for the final, Phase 2 improvements which consist mainly of site

work on the hillside property.  The work includes the replacement of the southern driveway and

the addition of a turn-around area; it includes the replacement of the eastern, La Loma stairs and

Page 1 of 2
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the addition of a bridge and art overlook; it includes landscaping, a vineyard addition, and a

deck overlook at the rear of the property; and it includes the repair and restoration of the North

Terrace and stairs and the addition of a pedestrian ramp.

All the improvements will meet The Secretary of the Interior’s Standards for the Rehabilitation

of Historic Properties.   There are no proposed changes to the historic building.  The only exterior

changes will be modifications to the previously approved roof terrace guardrail on the non-

historic 1963 addition in the rear.  The North Terrace and stairs will be repaired in kind.  A new

pedestrian ramp is being proposed adjacent to the existing stairs and should have no negative

impact on the historic structures or elements.  Solar panels are being added to the rear flat roof

and will not be visible from any public right-of-ways.
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From: Nancy Genn
To: Landmarks Preservation Commission
Cc: Crane, Fatema
Subject: Fwd: 1581 Le Roy HILLSIDE SCHOOL SITE.
Date: Thursday, October 27, 2022 12:13:42 PM

WARNING: This is not a City of Berkeley email. Do not click links or attachments unless you trust the sender and
know the content is safe.

---------- Forwarded message ---------

Subject: 1581 Le Roy HILLSIDE SCHOOL SITE.

-- I support  the  Landmark Structural Alteration Permit at 1581 Le Roy.  
The property  has been improved since Sam purchased the Hillside School.
I am grateful for his care and restoration of the property.
I live across the street from the property at 1515 La Loma (for over 50 years).
Sincerely, 
Nancy Genn
nancygenn.com
1515 La Loma Ave.

-- 
nancygenn.com
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