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App #LMMM2025-0001 
Mills Act Contract Application at 21 Mosswood Road 
The Mouser-Parsons Residence 

September 4, 2025 

Quick Facts Project Description: 

Applicant: Jerri Holan  

Property Owner: Isaac Warshauer and 
Laura Veit 

Project Address: 21 Mosswood Road 

GP Land Use: Low Density Residential 
(LDR) 

Zoning: Environmental Safety-
Residential (ES-R) 

Historic District: No 

CEQA: N/A 

Submittal Date: May 22, 2025 

Date Deemed Complete: August 7, 
2025 

Project Planner: Allison Riemer 

The applicant is seeking a Mills Act contract for a 
Landmark residential property.  

Permits Requested: 

N/A 

Staff Recommendation: 

Approve the proposed rehabilitation schedule and 
recommend favorable action to City Council. 
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VICINITY MAP SHOWING NEARBY CITY LANDMARKS & DISTRICTS 

 

 
Figure 1: Vicinity and Zoning Districts Map 
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AERIAL 

  

Figure 2: Aerial Image (Source: GoogleEarth 2025) 

STREET ELEVATION 

 

Figure 3: South elevation (Source: Landmark application, 2024) 

N 

Item 7d, Staff Report 
LPC 2025-09-04 

Page 3 of 7



Page | 4  

BACKGROUND 

The single-family farmhouse at 21 Mosswood Road was constructed in 1888 on a nearby 
lot on Panoramic Hill and was relocated to its current location in 1910. It was remodeled in 
the First Bay Tradition in 1910 by master architect John Hudson Thomas. Features that 
convey its historic significance include the residence’s integration into its steep hillside 
setting, asymmetrical wing-and-gable form, unpainted wood-shingle exterior cladding, 
original casement windows, and hexagonal bay and oriel windows. The existing detached 
garage also contributes to the property’s significance. Additional architectural details can 
be found in Attachment 1.   

The subject property was designated a City Landmark in March 2025; see Attachment 4. 
On May 22, 2025, the applicant, on behalf of the property owner, submitted a Mills Act 
Contract Application for the property. 

ANALYSIS 

The applicant’s historic architect, who is also serving as the historic resource consultant, 
prepared the Mills Act submittal in line with the City’s program requirements. The Mills Act 
application includes the following components: 

1) Historic Architectural Summary for the subject property (Attachment 1), which 
includes a list of the character-defining features.    

2) A Rehabilitation Plan (Attachment 2), which outlines the projects identified for 
restoration, rehabilitation, and maintenance of the property over the ten-year 
contract period; and  

3) A financial analysis spreadsheet for estimating the potential Mills Act tax savings 
for this request, based on property-specific figures calculated using standard 
formulas.  

The purpose of this review is to confirm the eligibility of the property to participate in the 
program and verify the validity of the identified work plan items. Should the City enter into a 
Mills Act Contract with the property owner, the Alameda County Assessor’s Office will be 
responsible for verifying the figures provided by the applicant, conducting calculations, 
and applying actual property tax reductions on future tax bills beginning in 2026.   

All improvements included in the Rehabilitation Plan (Attachment 2) relate to restoring the 
historic, character-defining features of the building and site, or extending the Landmark’s 
useful life. Based on the rehabilitation plan (Attachment 2), all of the proposed work items 
can be considered “ordinary maintenance and repair” since they do not include a change 
to the character of any of the exterior features, and therefore, would be exempt from the 
requirements of a Structural Alteration Permit (SAP), pursuant to the Landmarks 
Preservation Ordinance (Berkeley Municipal Code Section 3.24.260). If any future work is 
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proposed to go beyond the scope of “ordinary maintenance and repair,” it would be 
subject to prior approval by the Commission. 

The work plan items appear to be justifiable in that they constitute restoration, repair, 
rehabilitation, and continued maintenance of the subject property. Further, the work plan 
would provide for the property’s “use, maintenance and restoration as to retain its 
characteristics as property of historical significance,” as provided for in the Mills Act, 
Government Code Sections 50280 et. Seq., as authorized by the Berkeley City Council per 
Resolution No. 59,355 – N.S. For these reasons, staff concludes that the proposed 
rehabilitation plan items represent improvements that are consistent with the 
requirements of the Mills Act. 

MILLS ACT CONTRACT PROPOSAL 

The intent of the Mills Act is to provide property tax relief so that the property owners entering 
into Mills Act Contracts with the City will reinvest a significant portion of the property tax 
savings resulting from the Contract into preserving and/or restoring their property. The 
applicant’s proposed 10-year plan of improvements is provided in Attachment 2, and 
summarized in Table 1, below. 

Table 1. Summary of Rehabilitation Schedule & Recommended Treatments 

Feature 
Treatment  

(as recommended by historic resource consultant) 

Estimated 

Year of 

completion 

Entry stairs, retaining wall, 
and walkway Repair stairs, wall, and uneven brick walkway 2034 

Frontline Wildfire Defense  Install exterior sprinklers on house. Install backup water 
supply for sprinklers.  

2026 

Foundations at west, south 
and portion of east walls 

Replace existing cracked foundation and install new piers 
per engineer’s plan 

2026 

Dry rot repair Replace dry-rotted framing at walls, floors, wood trim, 
scuppers, and gutters 

2026 

Seismic stabilization Shear plywood and structural improvements per 
engineering 

2027 
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Site drainage Install French drain behind new front foundation, direct 
water away from foundations and walls of house 

2025 

Waterproofing Repair door and window leaks, add weatherstripping and 
flashing 

2027 

Balcony membranes Repair and replace balcony membranes 2030 

Gutters and downspouts Repair and replace leaking scuppers, missing downspouts, 
and gutters 

2028 

Sheet metal flashings and 
trim Patch and repair all four metal roofs  2029 

Roof accessories Repair damaged vents, parapets, and flashing at chimney. 
Periodic maintenance of all mastic at roof penetrations. 

2028 

Historic exterior doors Repair and refinish four doors, including thresholds 2033 

Wood windows Repair, restore, repaint all wood windows. Preserve original 
glass, install new glazing putty as required.  

2033 

Exterior paint One complete paint job every 10 years (wood doors and 
windows, eaves, trim, casings). 

2036 

Wood shingle siding Replace to match existing. 2031 

Garage- footings Replace foundation system with new pier and grade beams. 2032 

Garage- dry rot Replace framing at walls, roof, and floors 2032 

Garage- seismic stabilization Shear plywood and structural improvements per 
engineering 

2032 

Garage- shingles Replace to match existing. 2033 

Garage- roof Replace shingle roof, gutters, and downspouts. 2035 
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Garage- subframing and 
concrete floor New structural elements per engineering. 2032 

Per the applicant’s calculations in Attachments 2 and 3, the owner’s work plan represents a 
full reinvestment of the savings into the property (i.e. spending $1,157,000 on the 10-year 
work plan, while saving $583,520 in property tax reduction over the 10-year period).   

RECOMMENDATION 

Staff has determined that all work proposed in the Mills Act Contract work plan provides 
for the property’s “use, maintenance and restoration as to retain its characteristics as 
property of historical significance,” and advises the Commission to recommend that City 
Council approve the Mills Act Contract request for the subject property.  

Environmental Review 

The review of the Mills Act contract is not subject to the California Environmental 
Quality Act (CEQA) pursuant to CEQA Guidelines Section 15061(b)(3) “Review for 
Exemptions.”  

Attachments 

1. Historic Architectural Summary, dated May 21, 2025 
2. Rehabilitation Plan, dated August 7, 2025 
3. Financial Analysis Spreadsheet, received August 27, 2025 
4. Notice of Decision – Landmark Designation, March 6, 2025 
5. Project Estimates, received May 30,2025 
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May 21, 2025

 MILLS  ACT APPLICATION 
for

Mouser-Parsons House

21 Mosswood Road

Berkeley, CA

1. HISTORIC  ARCHITECTURAL  REPORT

This document compiles the historic and architectural significance of the landmark residence at

21 Mosswood Road for the purpose of applying for the “Mills Act” property tax incentive

program.  It includes a Summary of the property’s significance, a description of its distinguishing

features along with accompanying images of the building and its necessary repairs.

Also attached to complete the Application are:

• Mills Act Contract Application;

• Legal Description of the Property;

• City of Berkeley Financial Analysis;

• A 10-year Restoration/ Rehabilitation Schedule.

A. Summary of Historic Significance

The landmarked property is associated with the development of the University Hill subdivision,

which due to its hillside location immediately above the University of California, attracted an

enclave of nature lovers and intellectuals associated with the Sierra Club and the University.  The

single-family farmhouse was constructed in 1888 on a lot nearby on Panoramic Hill.  In 1910, it was

Mills Act Application, 21 Mosswood Road, Berkeley, CA
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relocated to its current location by the Parsons who owned the house at the time and were active

Sierra Club members.  The Parsons remodeled the house in the First Bay Tradition style of

architecture with Master Architect John Hudson Thomas.  Thomas is credited with many residential

designs in Berkeley.   The house’s period of significance spans from 1910, beginning with its First Bay

Tradition-style remodeling, and ends circa the 1920s, reflecting the end of the popularity for the First

Bay Tradition.  The adjacent garage was constructed in 1924 and the Giant Sequoia tree at  the

southeast corner of the house was planted ca. 1921.

The two-story house retains many of the character-defining features of its First Bay Tradition style. 

These include its asymmetrical form, unpainted wood shingle siding and its integration into its steep

hillside setting.  Other historical features that convey the residence’s architectural merit include, but

are not limited to, the wing-and-gable form, interlocking projecting volumes on the north elevation,

original casement windows, and hexagonal bay and oriel windows.

B. Summary of Character-defining Site & Building Features

PROPERTY

• Setting on a wooded hillside among shingled structures of a similar scale

• Concrete retaining wall and concrete steps along Mosswood Road

• Brick patio at south entrance

• Giant sequoia (Sequoiadendron giganteum) at southeast corner of property

MAIN RESIDENCE

General Architectural Features

• Steeply gabled roof line with minimal roof overhang

•  2-3 story, asymmetrical massing completely clad in unpainted wood shingles

• Distinctive “doubled” arrangement of shingles, resulting in a large 10" shingle exposure

• Asymmetrical/informal arrangement of windows based on interior needs.

• Wood casement windows (generally with undivided lites) painted at exterior with no

jamb and head trim.

• Painted trim at roof rake at gable ends

South Elevation

• Hipped front porch, including: 

a. Metal roof with integrated gutter

b. Attenuated ogee cornice

Mills Act Application, 21 Mosswood Road, Berkeley, CA
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c. Widely-spaced dentils

d. Heavy-arched brackets

• Painted wood front door with full height glazing. Glazing consists of nine lites of unequal

size separated with wood muntins

• Fixed window at front porch flanked by casements. Casement glazing consists of six lites

separated with wood muntins

• Bay window on second floor, including:

a. Metal roof

b. Redwood gutter

c. Four-lite painted wood casements with wood muntins

• Mulled French casements with bow pediment header at first floor study

• Mulled French casements with undivided lites at the second story

• Two 1/1 sash windows at first floor kitchen

• Redwood gutter

West Elevation

• Mulled French casements with undivided lights

• Corner bay window at the first floor living room, including:

a. metal roof with integrated gutter

b. Large fixed window flanked by 21-lite leaded glass casements

North Elevation

•  Interlocking arrangement of projecting architectural elements

• Cantilevered roof deck/former sleeping porch, including:

a. Shingled parapet

b. Wood soffit

c. Glazed French doors, each with glazing of 9 unequal lites

• Corner bay window at the living room tucked under the roof deck cantilever, including:

a. Large fixed window flanked by 21-lite leaded glass casements

b. Angled casement with undivided lite

• Large fixed window at living room

• Bay window at first floor dining room: including:

a. Metal roof with integrated gutter

b. Large fixed window at the central face

c. Flanking casement with undivided light

d. Flanking half-glazed door (to adjacent balcony)

• Balcony spanning between dining room and living room bay windows, including the

shingled parapet
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• Wood casement windows at second floor

• Redwood gutter

East Elevation

• Large fixed window at first floor dining room

• Wood casement windows at second floor

• 1/1 sash windows at first floor kitchen

• Fully glazed door with 9 unequal lites at laundry addition

• Redwood gutter

DETACHED GARAGE

• Rectangular plan with shingled gable roof

• Unpainted wood shingles on exterior walls

• Green glazed perforated Chinese tiles at gable vents

C.  Site Photos of Residence and Necessary Repair Work 

1.  FRONT SOUTHEAST VIEW                           2.  REAR NORTHEAST VIEW      3. WEST ELEVATION
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  4. DAMAGED RETAINING WALL AND STAIRS AT ENTRY

    
                                                                                                                             

               5. DAMAGED FOUNDATION AT SOUTH, NORTH, AND  WEST  WALLS

                  6. DRY ROT AT FRONT PORCH        7. DRY ROT AT WEST MUD SILL                    
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8. LEAKING ORIEL WINDOWS      9. LEAKING WEST WINDOWS 

10. INTEGRAL GUTTERS AND METAL ROOF FLASHING

    
          
          
          
          
          
          
          
          
          
          
                     

    11. HISTORIC DOOR & WINDOW  REPAIRS,  RESTORATION & REFINISHING
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12. DOORS & WINDOWS     13. WOOD TRIM            14. DECK CEILING SOFFITS

EXTERIOR PAINT

15. SOUTHWEST CORNER   16.  WEST WALL 17.  DECK GUARDRAILS

SHINGLE REPLACEMENT

BALCONY   
MEMBRANES

18.  MAIN FLOOR BALCONY                      19.  UPPER FLOOR BALCONY
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20. FRONT (SOUTH) GARAGE ELEVATION    21. REAR (NORTHEAST) VIEW

 22. PIERS, FOOTINGS, & DRY ROTTED FRAMING            23. CRACKED FLOOR SLAB

GARAGE

24. INTERIOR MOLD
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MILLS ACT APPLICATION
2025-2035 REHABILITATION PLAN & RESTORATION  SCHEDULE 

for

21 Mosswood Road
Berkeley, CA   94704

May 21, 2025

Feature Location Character
Defining?

Condition Recommended Treatment Schedule
(Estimated)

Budget*
(From  bids)

SITE & LANDSCAPE  REPAIRS

Entry stairs, retaining
wall and walkway

Front Yard Yes Poor Repair stairs, wall and uneven brick
walkway 

2034 $20,000

Frontline Wildfire
Defense

Entire Site Yes Poor Remove hazardous debris and
plantings,  harden landscape, trim
and/or cutback vegetation

2026 $81,000

CONCRETE & STRUCTURAL REPAIRS

Foundations at west,
south and portion of
east walls

South, west, and
east foundations

No Poor Replace existing front cracked
foundation and install new piers per
Engineer’s plan

2025-26 $300,000

Dry Rot Repair Entire Building Yes Poor Replace dry-rotted framing at walls,
floors, wood trim,  at scuppers and
gutters

2026 $20,000

Seismic Stabilization of
house

Entire  Building No Poor Shear plywood and structural
improvements per Engineering

2026-27 $40,000

MOISTURE PROTECTION

Page 1 of 3

Install exterior sprinklers on house.
Install backup water supply for
sprinklers.

August 7, 2025

Entire Building N/A



Site Drainage Entire  Building No Poor Provide drainage for storm water,
install french drain behind new front
foundation, and direct water away
from foundations and walls of house

2025 $20,000

Waterproofing and
Damproofing

Entire Building No Fair Repair door and window leaks, add
weatherstripping and flashing

2027 $15,000

Balcony Membranes Two Rear
Balconies

Yes Fair Repair and replace balcony
membranes

2030 $15,000

Integral (Redwood?)
Gutters and
Downspouts

Entire Building Yes Poor Repair and replace all leaking
scuppers, missing downspouts, and
gutters

2028 $20,000

Sheet Metal Flashings
and Trim

Entire House Yes Fair Patch and repair at damaged areas
including all four metal roofs

2029 $10,000

Roof Accessories Entire House Yes Fair Repair damaged vents, parapets, and
flashing at chimney.  Periodic
maintenance of all mastic at roof
penetrations.

2028 $10,000

DOOR & WINDOW REPAIRS

Historic Exterior Doors Front and Side
Elevations

Yes Fair Repair and refinish four existing
doors including thresholds

2033 $8,000

Wood Windows Entire House Yes Fair Repair, restore, and repaint all
existing wooden windows to full
operation. Preserve all original glass,
install new glazing putty as required.  

2033 $40,000

EXTERIOR FINISHES

Exterior Paint Wood doors and
windows, eaves,
trim and casings

Yes Fair Maintenance:  One complete paint
job every 10 years

2026-2036 $50,000
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Wood Shingle Siding Entire House Yes Poor Replace wood shingles to match
existing, retaining the 10" double
‘long’ shingle pattern including
waterproof stain and scaffolding

2031 170,000

GARAGE REPAIRS

Footings Entire Garage No Poor Replace existing foundation system
with new pier and grade beams

2031-32 $150,000

Dry Rot Entire Garage Yes Poor Replace dry-rotted framing at walls,
roof  and floors

2031-32 $15,000

Seismic Stabilization
and Lateral Bracing of
Garage

Entire Garage
No Poor

Shear plywood and structural
improvements per Engineering

2031-32 $15,000

Exterior Wall Shingles Entire Garage Yes Poor Replace wood shingles to match
existing 10" exposure, including
waterproof stain and scaffolding

2033 $100,000

New Shingle Roof,
gutters and downspouts

Entire Garage Yes Poor Replace Shingle Roof 2035 $28,000

New pressure-treated
subframing and
concrete floor

Entire Garage No Poor Structural elements per Engineering 2031-32 $30,000

                  TOTAL  ESTIMATED  REHABILITATION  &  MAINTENANCE COSTS $1,157,000

*Costs for budget allocation provided by licensed building contractors.
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Berkeley Mills Act Application

REVENUES Current Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
1) Monthly Rental Income $8,000
2) Annual Rental Income 3% $96,000 $98,880 $101,846 $104,902 $108,049 $111,290 $114,629 $118,068 $121,610 $125,258 $129,016

ANNUAL EXPENSES
3) Insurance 5% $4,800 $4,944 $5,092 $5,245 $5,402 $5,565 $5,731 $5,903 $6,080 $6,263 $6,451
4) Utilities 6% $5,760 $5,933 $6,111 $6,294 $6,483 $6,677 $6,878 $7,084 $7,297 $7,515 $7,741
5) Maintenance 5% $4,800 $4,944 $5,092 $5,245 $5,402 $5,565 $5,731 $5,903 $6,080 $6,263 $6,451
6) Management 5% $4,800 $4,944 $5,092 $5,245 $5,402 $5,565 $5,731 $5,903 $6,080 $6,263 $6,451
7) Other 2% $1,920 $1,978 $2,037 $2,098 $2,161 $2,226 $2,293 $2,361 $2,432 $2,505 $2,580
8) Total Expenses $22,080 $22,742 $23,425 $24,127 $24,851 $25,597 $26,365 $27,156 $27,970 $28,809 $29,674
(Sum Line 3-7)

NET OPERATING INCOME $73,920 $76,138 $78,422 $80,774 $83,198 $85,694 $88,264 $90,912 $93,640 $96,449 $99,342
(Line 2 Minus 8)

CAPITALIZATION RATE
9) Interest Component 6.75%
10) Historic Property Risk Component 4%
(2% for comm. & apts, or 4% for SFD & Condos)
11) Property Tax Component 1.24%
12) Amortization Component 1.67%
13) Capitalization  Rate 13.66%
(Sum Line 9-12)

TAXES
14) Mills Act Assessment $541,142 $557,376 $574,098 $591,320 $609,060 $627,332 $646,152 $665,536 $685,503 $706,068 $727,250
(Net Operating Income/Line 13)
15) Tax Under Mills Act $6,764 $6,967 $7,176 $7,392 $7,613 $7,842 $8,077 $8,319 $8,569 $8,826 $9,091
(Line 14 X .0125)

16) Current Tax
2% Annual 

Increase $55,072 $56,173 $57,297 $58,443 $59,612 $60,804 $62,020 $63,260 $64,526 $65,816 $67,132
17) Tax Savings
(Line 16 - Line 15) $48,308 $49,206 $50,121 $51,051 $51,998 $52,962 $53,943 $54,941 $55,957 $56,990 $58,042

ANNUAL COST TO THE CITY
18) Annual Costs to City Current Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
(Line 17 X 16%) $7,729 $7,873 $8,019 $8,168 $8,320 $8,474 $8,631 $8,791 $8,953 $9,118 $9,287

FINANCIAL ANALYSIS FOR MILLS ACT CONTRACT FOR 21 MOSSWOOD ROAD - 05/21/25

 21 MOSSWOOD ROAD, BERKELEY, CA 





   
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 

N o t i c e  o f  D e c i s i o n  
 
 

DATE OF BOARD DECISION: March 6, 2025 
DATE NOTICE MAILED: March 31, 2025 

APPEAL PERIOD EXPIRATION: April 15, 2025 
EFFECTIVE DATE (Barring Appeal or Certification): April 16, 20251 

 

21 Mosswood Road – The Mouser-Parsons House 
Landmark application #LMIN2024-0007 for the consideration of City 
Landmark or Structure of Merit designation status for a residential property 
constructed in ca. 1888 (APN 055-1862-005-00) 
 
The Landmarks Preservation Commission of the City of Berkeley, after conducting a public 
hearing, APPROVED the granted the following designation: City Landmark  

  
o Applicant/Property Owners: Laura Veit and Isaac Warshauer 

21 Mosswood Road 
Berkeley, CA 

 
ZONING DISTRICT:  Environmental Safety-Residential District (ES-R) 
 
ENVIRONMENTAL REVIEW STATUS: Categorically exempt from further environmental 
review pursuant to CEQA Guidelines Section 15061.(b)(3) Review for Exemptions. 
 
The application materials for this project is available online at: 
https://berkeleyca.gov/construction-development/land-use-development/zoning-projects or 
https://permits.cityofberkeley.info/CitizenAccess/Default.aspx 

 
FINDINGS AND CONDITIONS OF APPROVAL AND APPLICATION MATERIALS ARE 
ATTACHED TO THIS NOTICE  
 
                                                 
1 Pursuant to BMC Chapter 3.24, the City Council may “certify” any decision of the LPC for review, which has the 
same effect as an appeal. In most cases, the Council must certify the LPC decision during the 14-day appeal 
period. However, pursuant to BMC Section 1.04.070, if any portion of the appeal period falls within a Council 
recess, the deadline for Council certification is suspended until the first Council meeting after the recess, plus the 
number of days of the appeal period that occurred during the recess, minus one day. If there is no appeal or 
certification, the Permit becomes effective the day after the certification deadline has passed. 

https://berkeleyca.gov/construction-development/land-use-development/zoning-projects
https://permits.cityofberkeley.info/CitizenAccess/Default.aspx


   
LANDMARKS PRESERVATION COMMISSION 
NOTICE OF DECISION 
#LMIN2024-0007 
21 Mosswood Road 
March 31, 2025 
Page 2 of 4 
 
COMMISSION VOTE: 8-0-0-0 (Note: one vacancy) 
 
YES: CRANDALL, ENCHILL, FINACOM, LEUSCHNER, MONTGOMERY, ORBUCH, 

PLESE, SCHWARTZ 
 
NO:  NONE 
 
ABSTAIN: NONE 
 
ABSENT: NONE 
 
TO APPEAL THIS DECISION (see Section 3.24.300 of the Berkeley Municipal Code): 
To appeal a decision of the Landmarks Preservation Commission to the City Council you must: 

1. Submit a letter clearly and concisely setting forth the grounds for the appeal to the City 
Clerk, located at 2180 Milvia Street, 1st Floor, Berkeley. The City Clerk’s telephone 
number is (510) 981-6900. 
a. Pursuant to BMC Section 3.24.300.A, an appeal may be taken to the City Council by 

the application of the owners of the property or their authorized agents, or by the 
application of at least fifty residents of the City aggrieved or affected by any 
determination of the commission made under the provisions of Chapter 3.24. 

2. Submit the required fee (checks and money orders must be payable to ‘City of 
Berkeley’): 
a. The basic fee for persons other than the applicant is $1,500. This fee may be 

reduced to $500 if the appeal is signed by persons who lease or own at least 50 
percent of the parcels or dwelling units within 300 feet of the project site, or at least 
25 such persons (not including dependent children), whichever is less.  Signatures 
collected per the filing requirement in BMC Section 3.24.300.A may be counted 
towards qualifying for the reduced fee, so long as the signers are qualified.  The 
individual filing the appeal must clearly denote which signatures are to be counted 
towards qualifying for the reduced fee. 

b. The fee for appeals of affordable housing projects (defined as projects which provide 
50 percent or more affordable units for households earning 80% or less of Area 
Median Income) is $500, which may not be reduced. 

c. The fee for all appeals by Applicants is $6,000. 
3. The appeal must be received prior to 5:00 p.m. on the "APPEAL PERIOD 

EXPIRATION" date shown above (if the close of the appeal period falls on a weekend 
or holiday, then the appeal period expires the following business day). 

 
If no appeal is received, the landmark permit will be final on the first business day following 
expiration of the appeal period. 
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NOTICE CONCERNING YOUR LEGAL RIGHTS: 
If you object to this decision, the following requirements and restrictions apply: 
1. If you challenge this decision in court, you may be limited to raising only those issues you 

or someone else raised at the public hearing described in this notice, or in written 
correspondence delivered to the Landmarks Preservation Commission at, or prior to, the 
public hearing. 

2. You must appeal to the City Council within fifteen (15) days after the Notice of Decision of 
the action of the Landmarks Preservation Commission is mailed. It is your obligation to 
notify the Land Use Planning Division in writing of your desire to receive a Notice of 
Decision when it is completed. 

3. Pursuant to Code of Civil Procedure Section 1094.6(b) and Government Code Section 
65009(c)(1), no lawsuit challenging a City Council decision, as defined by Code of Civil 
Procedure Section 1094.6(e), regarding a use permit, variance or other permit may be filed 
more than ninety (90) days after the date the decision becomes final, as defined in Code of 
Civil Procedure Section 1094.6(b). Any lawsuit not filed within that ninety (90) day period 
will be barred. 

4. Pursuant to Government Code Section 66020(d)(1), notice is hereby given to the applicant 
that the 90-day protest period for any fees, dedications, reservations, or other exactions 
included in any permit approval begins upon final action by the City, and that any challenge 
must be filed within this 90-day period. 

5. If you believe that this decision or any condition attached to it denies you any reasonable 
economic use of the subject property, was not sufficiently related to a legitimate public 
purpose, was not sufficiently proportional to any impact of the project, or for any other 
reason constitutes a “taking” of property for public use without just compensation under the 
California or United States Constitutions, your appeal of this decision must include the 
following information: 
A. That this belief is a basis of your appeal. 
B. Why you believe that the decision or condition constitutes a "taking" of property as set 

forth above. 
C. All evidence and argument in support of your belief that the decision or condition 

constitutes a “taking” as set forth above. 
If you do not do so, you will waive any legal right to claim that your property has been 
taken, both before the City Council and in court. 
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PUBLIC COMMENT: 
Communications to Berkeley boards, commissions or committees are public record and will 
become part of the City’s electronic records, which are accessible through the City’s website.  
Please note: e-mail addresses, names, addresses, and other contact information are not 
required, but if included in any communication to a City board, commission or committee, 
will become part of the public record.  If you do not want your e-mail address or any other 
contact information to be made public, you may deliver communications via U.S. Postal Service 
or in person to the secretary of the relevant board, commission or committee.  If you do not want 
your contact information included in the public record, please do not include that information in 
your communication. Please contact the secretary to the relevant board, commission or 
committee for further information. 
 
FURTHER INFORMATION: 
Questions about the project should be directed to the Commission Secretary at (510) 981-7410 
or lpc@berkeleyca.gov. All project application materials may be viewed at the Permit Service 
Center (Zoning counter), 1947 Center Street, 3rd Fl., during regular business hours. 
 
ATTACHMENTS: 
1. Findings for Approval 
2. Application Materials  

                                                                                     ATTEST:   
Fatema Crane, Secretary 

Landmarks Preservation Commission 
 
cc: City Clerk 

Laura Veit and Isaac Warshauer, 21 Mosswood Road, Berkeley, CA 
 
 

mailto:lpc@berkeleyca.gov
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 F i n d i n g s  f o r  D e s i g n a t i o n   
MARCH 06, 2025 

 
21 Mosswood Road – The Mouser-Parsons Residence 
Landmark application #LMIN2024-0007 for the consideration of City 
Landmark or Structure of Merit designation status for a residential 
property constructed in 1888 (055-1862-005-00) 
 
PROJECT DESCRIPTION  

City Landmark designation of the property at 21 Mosswood Road 
 
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.2 of the Landmarks 
Preservation Ordinance (LPO), the Landmarks Preservation Commission of the City of 
Berkeley (Commission) finds that the property at 21 Mosswood Road meets the 
architectural value criterion for City Landmark as a good example of the First Bay 
Tradition style of architecture. The residence was originally constructed in 1888 as a 
clapboard farmhouse, on what is now Panoramic Hill, and in 1910 relocated to a 
nearby site, before it was remodeled in the First Bay Tradition style by architect John 
Hudson Thomas. The period of significance begins with the remodeling of the 
residence in 1910 and ends circa the 1920s, when the period of popularity of the First 
Bay Tradition style concluded. Features that convey its historic significance include, 
but are not limited to, the residence’s integration into its steep hillside setting, 
asymmetrical wing-and-gable form, unpainted wood-shingle exterior cladding, original 
casement windows, and hexagonal bay and oriel windows. The existing detached 
garage, including but not limited to its unpainted wood shingle exterior and perforated 
tile gable vents, also contributes to the property’s significance. 

2. Pursuant to BMC Section 3.24.110.A.5, the Commission finds that the subject property 
is eligible for local register listing because it satisfies the provision that properties 
which are listed in the National Register of Historic Places are eligible for local listing. 
The property at 21 Mosswood Road is a contributing resource to the National 
Register-listed Panoramic Hill historic district.  
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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 

• Setting on a wooded hillside among shingled structures of a similar scale 
• Concrete retaining wall and concrete steps along Mosswood Road 
• Brick patio at south entrance 
• Giant sequoia (Sequoiadendron giganteum) at southeast corner of property – 

only as feasible 
Main Residence 

• General Architectural Features 
o Steeply gabled roofline with minimal roof overhang 
o 2-3 story massing completely clad in unpainted wood shingles 
o Distinctive “doubled” arrangement of shingles, resulting in a larger 

shingle exposure 
o Asymmetrical/informal arrangement of windows based on interior needs. 
o Wood casement windows (generally with undivided lites) painted at 

exterior with no jamb and head trim. 
o Painted trim at roof rake at gable ends 

• South Elevation 
o Hipped front porch, including: a. Metal roof with integrated gutter., b. 

Attenuated ogee cornice, c. Widely spaced dentils, d. Heavy arched 
brackets. 

o Painted wood front door with full height glazing. Glazing consists of nine 
lites of unequal size separated with wood muntins 

o Fixed window at front porch flanked by casements. Casement glazing 
consists of six lites separated with wood muntins (Figure 25). 

o Bay window on second floor, including a. Metal roof, b. Redwood gutter, 
c. Four-lite painted wood casements with wood muntins,   

o Mulled French casements with bow pediment header at first floor study. 
o Mulled French casements with undivided lites at the second story 12 
o 1/1 sash windows at first floor kitchen 
o Redwood gutter. 

• West Elevation 
o Mulled French casements with undivided lights 
o Corner bay window at the first floor living room, including: a. metal roof 

with integrated gutter, b. Large fixed window flanked by 21-lite leaded 
glass casements 

• North Elevation 
o Interlocking arrangement of projecting architectural elements  
o Cantilevered roof deck/former sleeping porch, including: a. Shingled 

parapet, b. Wood soffit, c. Glazed French doors, each with glazing of 9 
unequal lites 

o Corner bay window at the living room tucked under the roof deck 
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cantilever, including: a. Large fixed window flanked by 21-lite leaded 
glass casements, b. Angled casement with undivided lite 

o  Large fixed window at living room 
o Bay window at first floor dining room: including: a. Metal roof with 

integrated gutter, b. Large fixed window at the central face, c. Flanking 
casement with undivided light, d. Flanking half-glazed door (to adjacent 
balcony 

o Balcony spanning between dining room and living room bay windows, 
including the shingled parapet,  

o Wood casement windows at second floor 
o Redwood gutter 

• East Elevation  
o Large fixed window at first floor dining room 
o Wood casement windows at second floor 
o 1/1 sash windows at first floor kitchen 
o Fully glazed door with 9 unequal lites at laundry addition (Figure 12). 
o Redwood gutter 

 
Detached Garage 

• Rectangular plan 
• Unpainted wood shingles throughout exterior walls 
• Green glazed perforated Chinese tiles at gable vents 
• Wood supporting piers 
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Frontline Wildfire Estimate

From: Nicholas Nikolopoulos <nnikolopoulos@frontlinewildfire.com>

Date: April 25, 2025 at 11:37:03 AM PDT

To: laura.veit@gmail.com

Subject: Re: Frontline Wildfire Defense

 

Hi Laura, 

It was a pleasure speaking with you today! I have attached quotes below for your

reference. Feel free to let me know if you have any other questions and if you'd like to

speak with Michael Martinez the local territory manager about moving forward. Have a

wonderful weekend!

Frontline Wildfire Estimate Without Secondary Backup Water Source 

 $68,000 - $78,000

Frontline Wildfire Estimate With Secondary Backup Water Source 

$76,000 - $86,000

Nicholas Nikolopoulos 

Sales Development 

Direct : 415-738-3932

nnikolopoulos@frontlinewildfire.com



Received 1 - 11 pages

Sign DATE

Sign DATE
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	BACKGROUND
	The single-family farmhouse at 21 Mosswood Road was constructed in 1888 on a nearby lot on Panoramic Hill and was relocated to its current location in 1910. It was remodeled in the First Bay Tradition in 1910 by master architect John Hudson Thomas. Fe...
	The subject property was designated a City Landmark in March 2025; see Attachment 4. On May 22, 2025, the applicant, on behalf of the property owner, submitted a Mills Act Contract Application for the property.

	ANALYSIS
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	2) A Rehabilitation Plan (Attachment 2), which outlines the projects identified for restoration, rehabilitation, and maintenance of the property over the ten-year contract period; and
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	Table 1. Summary of Rehabilitation Schedule & Recommended Treatments
	Per the applicant’s calculations in Attachments 2 and 3, the owner’s work plan represents a full reinvestment of the savings into the property (i.e. spending $1,157,000 on the 10-year work plan, while saving $583,520 in property tax reduction over the...
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