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

FOR COMMISSION ACTION 
FEBRUARY 6, 2025 

2138 Kittredge Street – The Fitzpatrick House and 
Pepper Tree Tea Room 
Landmark application #LMIN2024-0006 for the consideration of City 
Landmark or Structure of Merit designation status for a property originally 
constructed in 1904 and expanded in 1935 (APN 057-2029-015-00) 

I. Application Basics

A. Land Use Designations: Outer Core (C-DMU) 

B. CEQA Determination: Exempt from further environmental review pursuant to 
CEQA Guidelines Section 15061.(b)(3) for Review for 
Exemptions. 

C. Parties Involved:

• Initiator: 64 Berkeley Resident Petitioners 

• Application Author: Anthony Bruce
Berkeley Architectural Heritage Association 
P.O. Box 1137 
Berkeley, CA 

• Property Owner: Susan Carlson 
2138 Kittredge Street 
Berkeley, CA 

D. Staff Recommendation: Hold a public hearing and consider favorable action on 
this request. 
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Figure 1: Vicinity Map – highlighting nearby City Landmarks and Structures of Merit 

Subject Property 
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Figure 2 Subject property, current condition – façade (source: Landmark Application) 

Figure 3 Subject property, entrance (source: 
Landmark application) 

Figure 4 Subject property, current condition – 
west exterior (source: Landmark application) 
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Figure 5 Subject property, 1978 (source: Landmark application, photograph by Betty Marvin) 

Figure 6 Subject property 1978 (source: Landmark application, photograph by Betty Marvin) 
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II. Application Chronology
On October 30, 2024, the City received a Landmark or Structure of Merit application
petition for the subject property, and is provided in Attachment 2 of this report. In
accordance with Berkeley Municipal Code (BMC) Section 3.24.120, the application
initiated consideration of the property for designation status.

In December 2024, staff prepared notices for an anticipated hearing on January 6, 2025,
in accordance with requirements of BMC Section 3.24.140. However, the hearing was
cancelled and then re-scheduled to February 6, 2025, due to the concerns of interested
parties.

On January 27, 2025, staff mailed and posted advance notice of tonight’s hearing in
accordance with the requirements of BMC Section 3.24.140 for Public hearing notice
requirements.

Pending SB330 Use Permit application for Demolition
Prior to the initiation of this property for Landmark or Structure of Merit consideration,
the City received Use Permit application #ZP2024-0114 requesting permission to
demolish the subject building and to construct a new mixed-use housing development at
this site.

On April 4, 2024, the Use Permit application vested under the provisions of the Housing
Accountability Act/Senate Bill (SB) 330 and this means that the City is divested of its
ability under the BMC to impose preservation conditions on the Use Permit should the
City approve the Use Permit and also designate this property at a City Landmark or
Structure of Merit.

On December 30, 2024, legal counsel for the Use Permit applicant sent a letter to staff
objecting to the City’s consideration of this Landmark application; see Attachment 3. The
letter asserts that a Landmark designation hearing would violate the provisions of SB330
and impact the pending housing development proposal. But staff disagrees and finds
that, because the Use Permit application previously vested under SB330 and is subject
to streamlined review, this Landmark consideration cannot change the historic status of
the subject property (i.e.: project site) or result in preservation conditions on an
approved entitlement.

A description of the limitations of SB330 and their applicability for this Landmark
consideration appears in Section IV of this report.

III. Historic Resource Status
The subject property is not listed on the National Register of Historic Places (NR) or the
California Register of Historical Resources (CR). In 1978, the property was recorded for 
the State Historic Resources Inventory and recommended eligible for the NR. The 
property is also on the Berkeley Urban Conservation Survey (form #21280). The City 
completed the Shattuck Avenue Commercial Corridor Historic Context and Survey in 
2015. Through this survey, the potential Shattuck Avenue Commercial Corridor Historic 

ITEM #7 
LPC 2025-02-06 

Page 5 of 13



2138 KITTREDGE STREET LANDMARKS PRESERVATION COMMISSION 
Page 6 of 13 February 6, 2025 

District was identified and the subject property was assigned a CHRSC of 3S, finding it 
locally significant as a contributor to the proposed District under criterion A/1 of the 
NR/CR, with a period of significance of 1904-1958. The district has not been established 
through an adjudicative action by the City, however it has been identified through a 
SHPO-compliant evaluation and survey. For these reasons, the potential District and the 
subject building are cultural resources pursuant to CEQA Guidelines Section 
15064.5.(a). 

There are several City of Berkeley Landmarks (LM) and Structures of Merit in the 
immediate vicinity of this property, including: the A.H. Broad House and Storefront 
(1886, 1915) at 2117 Kittredge Street, California Theater (1914) at 2115 Kittredge 
Street, Brooks Apartment Building (1906) at 2231 Shattuck Avenue, Tupper and Reed 
Building (1925) at 2271 Shattuck Avenue, The Hezlett’s Silk Store Building (1925) at 
2277 Shattuck Avenue, Odd Fellows Temple (1926) at 2288 Fulton Street, Masonic 
Temple (1905) at 2105 Bancroft Way, and Edwards Stadium (1932) at 2594 Hearst 
Avenue.  

See Figure 1, above. 

IV. Property Description

The following description of 2138 Kittredge Street is based on the research presented in
the Landmark Application for this consideration, as well as City permit records and the
2015 Shattuck Avenue Commercial Corridor Historic Context and Survey.

The subject property is an approximately 6,750-sq. ft. lot on the north side of the 2000-
block of Kittredge Street, between Shattuck Avenue (west) and Oxford Street (east). It is
a rectangular parcel, oriented north-to-south, with street frontage facing Kittridge Street
to the north. The lot contains two buildings: a two-story residence and a carport. The
main residence, identified as the Fitzpatrick House and Pepper Tree Tea Room, is
situated toward the northwest corner of the property, with its north facing façade built
along the north property line. A one-story detached carport is situated to the rear of the
residence, and occupies the southwest corner of the parcel, spanning across the entire
rear property line. At its northwest corner, the property has a gated driveway that
extends eastward into the site between the residence and the east property line and
serves the carport at the rear of the site; see Figure 2.

The Fitzpatrick House and Pepper Tree Tea Room is a two-story, wood-frame
residential building, originally constructed in 1904 as a single-family residence. The
Fitzpatrick House became a mixed-use property in 1924 with the establishment of the
Pepper Tree Tea Room. In 1935, the building received a front addition to expand the
Pepper Tree Tea Room; the addition replaced the original 1904 primary façade.
Designed with elements of Georgian Revival architectural, the addition also exhibits
elements of boxy, Moderne styling, common to commercial buildings constructed in the
1930s and 1940s. Nonetheless, its reddish-brown brick cladding, arched and
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rectangular openings, and balanced composition draw from the Georgian Revival style. 
At the first story, the east side and two easternmost (left and center) bays of the primary 
façade feature wood tripartite windows with 12 lites at center, four lites in each outer 
sash, and a fanlight transom with an inner and outer arch above. The westernmost 
(right) bay of the primary façade contains a recessed entrance with a Moderne style 
door and leaded-glass transom. The west facing arch contains a niche. Arches are 
unified by an angled brick beltcourse that wraps around the addition’s first story 
emphasizing the horizontal datum that runs along the base of the arches. 

The second story of the addition features two six-over-one vinyl-sash windows 
(replacements) on the east side. Two wood casement windows with six lites are set 
toward the outer walls of the primary façade. These windows are set above curved 
metal balconettes that are mounted to the façade. Each of these windows originally had 
two shutters, however, one shutter is missing from the window at the right. An additional 
vinyl-sash six-over-one window is centered in the second story of the west side of the 
addition. Other features include a circular detail centered in the second story of the 
primary façade and a beltcourse of brick wraps around the parapet line of the roof, with 
additional brick coping detailing and a wrought iron railing crowning the roof of the 
addition.  

The original portion of the building to the rear of the addition is clad with shiplap siding at 
each story. Fenestration includes one-over-one, double-hung wood-sash windows, as 
well as several smaller wood casement windows and a stained-glass window. A molded 
wood water table wraps around the base of the first story. The east façade features a 
two-story projecting bay at center. This bay’s first story has chamfered corners with 
molded wood corner detailing above.  

The rear façade has been subject to several alterations, including an early 1915 attic 
dormer addition that projects from the rear hip of the roof, expansion at the first story ca. 
1953, and the addition of a flat-roofed second story wing at the east end. Still, the rear 
façade features similar exterior cladding and detailing. The west façade is largely intact 
with several wood windows, including a stained-glass window to the immediate south of 
the front addition. The hip roof capping the Fitzpatrick House features a moderate 
overhang, modern asphalt singles, two brick chimneys, and a hipped dormer with a 
small window on the east side. 

The residence at 2138 Kittredge Street exhibits characteristics of the Colonial Revival 
style and the Georgian Revival styles. 2138 Kittredge Street is a strong example of the 
blending of styles and forms that resulted from the adaption of residences to 
accommodate commercial uses in Berkeley during the early twentieth century. The 
property is in good condition.  

Construction and Ownership History. John C. Fitzpatrick (1865-1945) purchased the 
subject property parcel in 1903. He and Caroline Isabel Preston were married in Benicia 
in 1887 and settled in Berkeley with their first two children in 1890. 
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Fitzpatrick was hired as superintendent of the Claremont, University & Ferries Street 
Railway (and served in other roles, such as secretary and motorman) until 1900. He 
then started a livery business that provided transport in Berkeley. In 1903, he contracted 
with architect William H. Wharff for the design of a residence on the south side of 
Kittredge Street. Fitzpatrick also purchased the adjoining lot to the east of present-day 
2138 Kittredge Street, where he built a livery stable (non-extant) where he based his 
transportation business in subsequent years. He built a smaller stable (non-extant) to 
the rear of his residence to accommodate overflow. Fitzpatrick’s business evolved to 
operate with automobiles by 1916, and he also delivered telegrams and telephone 
messages. His main stable was eventually converted to a public garage before his 
retirement around 1920. Fitzpatrick moved to a residence at 1936 Delaware Street in 
1924, where he resided until his death in 1945. 

The subject property was occupied by Alma and William Taylor after Fitzpatrick and his 
family members relocated in 1924. Alma Taylor established the Pepper Tree Tea Room 
immediately after the Taylors became tenants of the subject property. Alma served as 
manager for the next 17 years; her niece, Helga, waited tables. In 1935, the front 
addition to the former Fitzpatrick House was completed and provided redecorated and 
enlarged dining rooms for the Pepper Tree Tea Room. The adaption of the former 
Fitzpatrick House occurred after two nearby residential structures experienced similar 
commercial transformations, including the A.H. Broad House at 2119 Kittredge Street 
(Landmark-Structure of Merit #242) and the Elder House at 2124 Kittredge Street (still 
extant).  

The Taylors purchased the property from Fitzpatrick in 1942, and the Pepper Tree Tea 
Room closed in the same year. Despite the closure of the tearoom, the Taylors retained 
ownership of the property and embarked on alterations to add a dwelling unit to the 
building, under contract with local architect Paul Hammarberg, who was a frequent 
designer of wartime housing. In 1943, the Taylors purchased the adjacent property to 
the east, which had been the location of Fitzpatrick’s main stable/garage. The Taylors 
improved the apartments within the subject building in 1953. The adjoining property was 
redeveloped with Herb’s Hamburgers in 1955; thus, the former Fitzpatrick stable was 
nonextant as of 1955. The smaller stable Fitzpatrick located to the rear of the subject 
building was demolished in the same year to accommodate construction of a carport, 
which remains at the rear of 2138 Kittredge Street. 

Alma Taylor died in 1960 and William remarried to Helen Ingham in 1963; they remained 
residents of 2138 Kittredge Street until William’s death in 1974. 

Alterations.  
An attic dormer was added to the rear hip of the original roof in 1915. The front addition 
was constructed in 1935 to expand the Pepper Tree Tea Room. Alterations that appear 
have been limited to the interior were contracted to architect Paul Hammarberg in 1932. 
In 1953, apartments within the residence were remodeled; this alteration work potentially 
included alterations to the rear façade, where a second story east extension was 
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constructed, and likely modification of the first story of the rear façade. In 1955, a one-
story detached carport was added to the property and replaced a preexisting stable that 
was built around 1903. Original windows within narrower east and west sides the front 
addition have been replaced with vinyl-sash windows.  

A complete property history is provided in the Landmark application, see Attachment 1. 

V. Analysis and Evaluation
The analysis section of this report will refer to the research and information provided in
the Landmark application (Attachment 2). This section analyzes the extent to which the
property appears to meet significance criteria set forth in the Landmarks Preservation
Ordinance (LPO), Berkeley Municipal Code (BMC) Chapter 3.

Historic Context.1 The property at 2138 Kittredge Street is associated with a pattern of
residential development during the early twentieth century, when single-family
residential properties were more prevalent in what has since become a primarily
commercial area along the Shattuck Avenue corridor in the downtown. The subject
property’s evolution between the 1920s and 1930s from solely residential use to a
property combining residential and commercial uses, is associated with a subsequent
trend of commercial development in the downtown, which included the modification of
preexisting residences, including several along Kittredge Street and in the immediate
vicinity to accommodate the spread of commerce. The subject building also surveyed
the devastating Berkeley Fire of 1923, which destroyed many wood frame buildings. The
Fitzpatrick House and Pepper Tree Tea Room’s period of significance begins in 1904,
its year of original construction, and extends to 1958, recognizing its contribution to the
historical development of the Shattuck Avenue Commercial Corridor Historic District.

Landmarks Preservation Ordinance Significance 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 LPO, BMC
Section 3.24.110. These criteria are relatively specific and appear to align with California
Register and National Register criteria. The significance criteria for a Structure of Merit
are broader than those for Landmarks status, and include properties that qualify
individually as good examples of architectural design, or that qualify as contributors to
the context of a larger streetscape or area.

Staff completed a review of information provided in the Landmark application, as well as
available City records and previous surveys, and compared the evidence against the
criteria for designation consideration. The property and extant structures appear to meet
multiple designation criteria. A summary of findings is provided below.

Landmark criterion – Architectural Merit. Based on the research and evidence presented
in the Landmark application, the property at 2138 Kittredge Street appears to meet the

1 National Register Bulletin #15, Item V: How to Evaluate a Property within its Historic Context (2002); National Register 
Bulletin #16A, Section III:  How to Complete the National Register Registration – Period of Significance (1997). 
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LPO Landmark designation criterion for architectural merit. The building’s design 
incorporates elements of its original design as a Colonial Revival residence representing 
the work of locally prominent architect, William H. Wharff, combined with an individually 
distinctive example of the application of Moderne-influenced Georgian Revival styling to 
form its front addition. Together, the building’s original and added masses provide a 
strong example of a hybridized building typology that is representative of the mixed-use 
architecture that developed in Berkeley’s downtown during the early twentieth century. 
This finding aligns with the designation criterion of BMC Section 3.24.110.A.b. 

The subject property retains many of the character-defining features of its historical 
expression of the Colonial Revival and Georgian Revival styles. Its Colonial Revival 
characteristics include shiplap siding, molded wood water table and beltcourses, 
projecting bay with chamfered corners and molded overhang details, hip roof with 
moderate overhangs and a hip dormer, as well as its retention of several wood-sash 
windows, and a stained-glass window. Its Georgian Revival style is expressed through 
its front addition, which incorporates unpainted, reddish brown brick cladding and brick 
detailing, arched openings with keystone details, arched windows with tripartite 
casements, fanlights, paneled-wood bulkheads, and a balanced composition overall.  

The building’s essential form and exterior continue to exhibit the necessary aspects of 
integrity to convey its architectural significance as a historical mixed-use property type 
with elements of Colonial Revival and Georgian Revival architecture, inclusive of design, 
materials, and workmanship. 

Landmark criterion – Cultural Value. BMC Section 3.24.110.A.2 allows for the 
designation of properties that are associated with the movement or evolution of culture. 
The Landmark application documents the property’s association with the property’s 
original owner and namesake, John Fitzgerald, as well as Pepper Tree Tea Room 
proprietors William and Alma Taylor. Additionally, the application documents the 
property’s contribution to the city’s economic development, including development of 
expanded commercial uses in what was a largely residential area to a commercial 
district along the Shattuck Avenue corridor. This pattern of twentieth century 
development in downtown Berkeley included the modification of single-family residences 
to accommodate commercial uses, such as occurred at with the subject building’s 1935 
addition. The property continues to exhibit characteristics that lend it a strong 
association to this aspect of Berkeley’s cultural history. For these reasons, the property 
appears to be associated with the movement and evolution of economic developments 
of the City, and could warrant designation for this association. 2138 Kittredge Street 
appears to meet the LPO Landmark designation criterion for cultural value. 

Landmark criterion – Historic Value. The development of 2138 Kittredge Street is 
associated with a pattern of development that emerged in Berkeley during the early 
twentieth century, as settlement in the core downtown area increased and commercial 
uses became more prevalent. Located in the block immediately east of Shattuck 
Avenue, the property transitioned from a single-family residential use to a combined 
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residential and commercial use in 1924, when the Pepper Tree Tea Room was 
established by the Taylors in the former Fitzpatrick House. The Taylors eventually 
acquired the property in 1942, by which time the Fitzpatrick House was modified to 
support expansion of the tearoom. Along with nearby properties that underwent similar 
residential-to-residential-commercial adaptations, 2138 Kittredge Street developed into a 
hybrid building type and remains an excellent example of this historical trend in 
downtown Berkeley. For these reasons, the property appears to embody and express 
the development history of Berkeley. 2138 Kittredge Street appears to meet the LPO 
Landmark designation criterion for historic value. 

The Commission has received sufficient evidence to take favorable action to designate 
the subject property as a City Landmark. Draft Findings for Approval are provided for the 
Commission’s consideration in Attachment 1. This draft includes a list of character-
defining physical features of this historical resource that should be preserved as 
required under BMC Section 3.24.100.A for Procedures Required – Controls and 
Standards. 

LPO Structure of Merit criteria. As discussed above, staff believe that the subject 
property could meet the criteria for designation as a City Landmark. However, if the 
Commission concludes that it does not (in whole or in part), then the Commission may 
consider the extent to which it meets the criteria for designation as a Structure of Merit, 
in accordance with BMC Section 3.24.110.B.2.  

The subject property is an excellent example of the combination of Colonial Revival 
residential architecture and Georgian Revival commercial architecture that embody the 
mixed-use architecture that contributed to the development of commerce in downtown 
Berkeley during the early twentieth century. The property also exhibits integrity of 
design, materials, and workmanship. It is also part of a three-building group within the 
2000-block of Kittredge Street, including the A.H. Broad House and Storefront (1894, 
designated Berkeley Landmark) at 2117 Kittredge Street and the Elder House at 2124 
Kittredge Street, that provides a concentrated representation of the historical adaption of 
residences to commercial uses.  

Given these facts, the property at 2138 Kittredge Street would meet the following 
Structure of Merit criteria: 

Section 3.24.110 B.2.a  – The age of the structure is contemporary with (1) a 
designated landmark within its neighborhood, block, street frontage, or group of 
buildings, or (2) an historic period or event of significance to the City, or to the 
structure’s neighborhood, block, street frontage, or group of buildings. 

Section 3.24.110.B.2.b – The structure is compatible in size, scale, style, 
materials or design with a designated landmark structure within its 
neighborhood, block, street frontage, or group of buildings. 
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Section 3.24.110.B.2.c – The structure is a good example of architectural 
design. 

Section 3.24.110.B.2.d – The structure has historical significance to the City
and/or to the structure’s neighborhood, block, street frontage, or group of 
buildings. 

No draft findings for approval as a Structure of Merit are provided with this report, 
however the Commission can direct staff to prepare such findings if needed to support 
action under these provisions. 

VI. Limitations of Local Register Designation & Pending Use Permit for
Demolition

In addition to the information and analysis presented in the staff report for the
Commission’s hearing on the subject Landmark application, staff would like to provide
an explanation of the regulatory context for the City’s concurrent review of the pending
Use Permit application for this same property: #ZP2024-0114.

Should the Commission vote favorably on the subject Landmark application to designate
the Fitzpatrick House and Pepper Tree Tea Room as either a City Landmark or
Structure of Merit, the property would become a locally listed historic resource.
However, certain limitations would apply given the pending Use Permit request to
demolish the building.

The Housing Accountability Act of 2019, also referred to as Senate Bill (SB) 330,
requires the City to make the “historic site” determination at the time the application for
the housing development project is deemed complete. Furthermore, a “determination as
to whether a parcel of property is a historic site shall remain valid during the pendency of
the housing development project for which the application was made [(Gov. Code §
65913.10(a)].”  No City Landmark or Structure of Merit designation status was in place
last year at the time of application completeness and, therefore, a local designation at
this time would not retroactively apply to the pending Use Permit request.

Further, SB330 limits the City’s ability to impose any preservation-related conditions of
approval on the Use Permit.  While SB330 also imposes limits on the number of
hearings to five, that limit applies to the housing project (i. e.: Use Permit proposal) and
not this Landmark Initiation application. SB 330 does not limit the City’s obligation to
assess the impact of a proposed project on cultural resources under CEQA and to
impose measures to mitigate any adverse impacts on cultural resources; see Gov. Code
§ 65913.10(c).

Should the LPC vote on application #LMIN2024-0006 to designate the subject property 
as a City Landmark or Structure of Merit, the designation would symbolically recognize 
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the local significance and architectural/cultural/historic merit of the Fitzpatrick House and 
Pepper Tree Tea Room.  Additionally, if the vested rights under Use Permit application 
#ZP2024-0114 were not to be exercised and a new or modified application were to be 
filed in its place subsequent to City Landmark or Structure of Merit designation of the 
property, then a protective status could apply to the historic site for any future 
development application.   

VII. Recommendation
Staff recommends that the Commission consider the extent to which this property meets
the criteria for City Landmark or Structure of Merit designation pursuant to BMC Section
3.24.110.A.1, and then take favorable action.

Attachments: 
1. Draft Findings for Designation Approval
2. Landmark Application. 2138 Kittredge Street, prepared by Anthony Bruce for Berkeley

Architectural Heritage Association, received October 30, 2024
3. Correspondence

Prepared by: Josh Bevan, Architectural Historian, Rincon Consultants, Inc. 
Reviewed by: Fatema Crane, Principal Planner; fcrane@cityofberkeley.info (510) 981-7410 
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A t t a c h m e n t  1

D r a f t  F i n d i n g s  f o r  D e s i g n a t i o n
FEBRUARY 6, 2025 

2138 Kittredge Street – The Fitzpatrick House and Pepper 
Tree Tea Room 
Landmark application #LMIN2024-0006 for the consideration of City 
Landmark or Structure of Merit designation status for a residential 
property constructed circa 1904 (APN: 057-2029-015-00) 

PROJECT DESCRIPTION 

City Landmark designation of the property at 2138 Kittredge Street 

CEQA FINDINGS 

1. The project is found to be exempt from the provisions of the California Environmental
Quality Act (CEQA, Public Resources Code §21000, et seq.) pursuant to Section
15061.b.3 of the CEQA Guidelines (activities that can be seen with certainty to have
no significant effect on the environment).

LANDMARK PRESERVATION ORIDNANCE FINDINGS 

1. Pursuant to Berkeley Municipal Code (BMC) Section 3.24.110.A.1.(b) of the
Landmarks Preservation Ordinance (LPO), the Landmarks Preservation Commission
of the City of Berkeley (Commission) finds that the property at 2138 Kittredge Street
meets the architectural merit criterion for City Landmark designation as an example of
a Colonial Revival residence representing the work of locally prominent architect,
William H. Wharff, combined with an individually distinctive example of the application
of Moderne-influenced Georgian Revival styling to form its front addition. Together, the
building’s original and added masses provide a strong example of a hybridized
building typology that is representative of the mixed-use architecture that developed in
Berkeley’s downtown during the early twentieth century. Its Colonial Revival
characteristics include shiplap siding, molded wood water table and beltcourses,
projecting bay with chamfered corners and molded overhang details, hipped roof with
moderate overhangs and a hip dormer, as well as its retention of several wood-sash
windows, and a stained-glass window. Its Georgian Revival style is expressed through
its front addition, which incorporates unpainted, reddish brown brick cladding and brick
detailing, arched openings with keystone details, arched windows with tripartite
casements, fanlights, paneled-wood bulkheads, and a balanced composition overall.
Through the retention of its essential form and historic materials, it conveys design,
materials, and workmanship aspects of integrity.

2. Pursuant to BMC Section 3.24.110.A.2, the Commission further finds that the subject
property warrants designation for its association with original owner, John Fitzgerald
as well as Pepper Tree Tea Room proprietors, William and Alma Taylor. The property

ITEM #7, ATTACHMENT 1 
LPC 2025-02-06 

Page 1 of 3



FINDINGS for DESIGNATION 2138 Kittridge Street –The Fitzpatrick House and Pepper Tree Tea Room 
Page 2 of 3 February 6, 2025 

contributed to the City’s economic development, including development of expanded 
commercial uses in what was a largely residential area to a commercial district along 
the Shattuck Avenue corridor. This pattern of twentieth century development in 
downtown Berkeley included the modification of low-density residences to 
accommodate commercial uses, such as occurred with the subject building’s 1935 
addition. The property continues to exhibit characteristics that lend it a strong 
association to this aspect of Berkeley’s cultural history. 

3. Pursuant to BMC Section 3.24.110.A4, the Commission finds that the property meets
the criterion for historical value for its association with a pattern of residential to
residential-commercial development that emerged in Berkeley in the early twentieth
century. Its residential to residential-commercial development is conveyed through its
blended styles and forms that resulted from its adaptation including its distinctive 1935
Georgian Revival with Moderne styling front addition and Colonial Revival residence
portion. Its residential-commercial use is conveyed though its two-part massing with
reddish-brown brick cladding, arched and rectangular openings, and balanced
Georgian Revival composition at the primary elevation and its shiplap exterior,
dormers, and one-over-one, double-hung wood-sash windows at the building’s
residential rear.
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FEATURES TO BE PRESERVED 

This designation shall apply to the subject property and the following distinguishing features 
of the shall be preserved, and missing features shall be restored to the extent possible: 

Property 
• Location at the south side of Kittredge Street
• Setting in the Shattuck Avenue Commercial Corridor Historic District.

Main Building 
• Two-part massing comprised of Colonial Revival residential rear and Georgian

Revival commercial addition at primary, street-facing facade
• Colonial Revival characteristics, including:

o Shiplap siding
o Molded-wood water table at the first floor
o Projecting bay with chamfered corners and molded overhang details at

the first floor
o Hipped roof with moderate overhang and dormer window on east eave
o One-over-one, double-hung wood-sash windows

• Georgian Revival characteristics, including:
o Unpainted reddish-brown brick cladding and brick detailing
o Arched openings with keystone details
o Arched windows with tripartite casements
o Fanlights above tripartite casements
o Paneled-wood bulkheads
o Angled brick beltcourse that continues around the addition’s first floor

• Stained-glass window at west elevation of Colonial Revival portion of building
• Circular with four keystones detail at second story of primary façade
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