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App #ZP2024-0027 
Demolition Referral for Use Permits 2417 Carleton 
Street 

October 6, 2025 

Quick Facts Project Description: 

Applicant: Leila Ghaz, Gunkel 
Architecture 

Property Owner: Avenue T Property LLC 
2125 Durant Avenue 
Berkeley, CA 94704 

Project Address: 2417 Carleton Street 

GP Land Use: Commercial 

Zoning: C-C – Commercial Corridor 

Historic District: No 

CEQA: Class 32 “In-Fill Development 
Projects” 

Submittal Date: February 16, 2024 

Date Deemed Complete: April 30, 2025 

Project Planner: Allison Riemer 

Prepared By: JulieAnn Murphy (Rincon) 

The applicant is seeking a demolition referral for Use 
Permit #ZP2024-0027 to demolish one commercial 
building located at 2417 Carleton Street (APN 55-
1836-20). 

Permits Requested: 

N/A 

Staff Recommendation: 

Consider the evaluation and take no action. 
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ZONING MAP 

Figure 1: Vicinity and Zoning Districts Map 

Comparison of Adjacent Properties 

Vicinity GP Land Use Zoning Current Use 

North Medium Density 
Residential 

R2A Restricted Multiple-Family 
Residential District 

Residential 

South Medium Density 
Residential 

R2 Restricted Two-Family Residential 
District 

Residential 

East Avenue Commercial CC Commercial Corridor Mixed-Use Residential, 
Residential  

West Low Medium Density 
Residential 

R2 Restricted Two-Family Residential 
District 

Residential 

N 
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AERIAL 

Figure 2: Aerial Image (Source: GoogleEarth 2025) 

N 
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STREET ELEVATION 

Figure 3: Primary (south) elevation, view north (Source: Preservation Architecture) 

BACKGROUND 

Subject Site 

The property at 2417 Carleton Street is a two-story over basement commercial building 
located on the north side of Carleton Street, west of Telegraph Avenue and east of Dana 
Street. The building occupies a narrow, rectangular lot and is set back approximately 30 
feet from the street and is situated along the parcel’s eastern edge. 

The building has a rectangular plan, hipped roof with composition shingles, and smooth 
stucco exterior. Its primary (south) elevation fronts Carleton Street and is obscured by 
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mature vegetation and is characterized at street level by a one-story flat roof addition that 
extends to the sidewalk (Figure 3). The building is devoid of any ornamentation or 
architectural detailing aside from the roof’s simple overhanging eave. The building’s main 
entry is accessed via a walkway secured behind a metal picket gate, and is comprised of a 
modern, fully-glazed storefront door. Visible windows at the primary elevation’s second 
floor are band windows, which do not appear to be original in configuration or material. A 
vehicular drive continues along the building’s west elevation, which fronts the adjacent 
parcel’s surface parking lot. 

The building’s west elevation continues for three bays and features a double-volume bay 
window at the center bay (Figure 4). All windows on the elevation appear to be non-historic 
replacements. The building’s north and east elevations are obscured by neighboring 
buildings. The building, which has been substantially altered, does not reflect any distinct 
architectural style. 

Figure 4: West elevation of subject property, view northeast (Source: Preservation 
Architecture) 

Site History 

The subject property was constructed in 1903 for property owner and developer John A. 
Marshall. The subject building was constructed as one of a six-lot development 
undertaken by Marshall at the northwest corner of Telegraph Avenue and Carleton Street. 
The subject building, originally constructed as a Colonial Revival style residence, was 
designed by architect Charles M. Cook and built by John D. Bigelow (Figure 5).  
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Figure 5: Undated Historic Photo of Subject Building (Blue Arrow) (Source: Berkeley 
Architectural Heritage Association) 

Early directories indicate the residence was first occupied by a local attorney, H.B. 
Hambly. By 1924, the first available building permits list K.A. Davies as the occupant. 
During Davies’ ownership, a garage was added the property, but has since been removed. 
In the following years, permit records indicate that the residence had a number of 
owners/occupants who undertook maintenance and alterations, as outlined in Table 1 
below. 

Table 1: Owners and Known Alterations 

Year of 
Ownership/Occupation 

Owner Permitted Work 

1939 J. Peck Reroof 

1942 Marie Golden Repairs 

1947 William Marsh Alterations 

1955 William Most Reroof 

1965 Bernice Ellis Repairs 

According to available Sanborn maps, the single-family residence was converted to a two-
unit apartment building by 1950. In 1968-1970, Dr. Paul Baum updated the property for use 
as medical offices. It appears that when the building was updated for the new use, it 
received a number of alterations that included removal of all the Colonial Revival elements 
and original materials, including its wood exterior, trim detailing, and original windows. It 
also appears that the building received its primary elevation addition during this period. It 
has continued to serve as a commercial building since that time and had a number of 
tenants, typical of the building type. 
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Partnership of J.A. Marshall and C.M. Cook 

John A. Marshall (1868-1924) was a Berkeley resident who began his career as a cement 
contractor before branching out into real estate development in the early 1900s. He 
redeveloped upper Telegraph Avenue, between Bancroft and Channing Ways, introducing 
some of the city’s first mixed use buildings. He also built the Marshall Apartments (1904; 
demolished c.1950) and the Alta Vista Apartments (1907; demolished 1946), at Telegraph 
Avenue and Bancroft Way. In the early 20th century, Marshall constructed many single-
family homes, both speculatively and for clients. Of the six residences constructed as part 
of the development at the northwest corner of Telegraph Avenue and Carleton Street that 
included the subject property, two are extant including 2614 Telegraph Avenue, which was 
also converted for medical offices, but was most recently a single-family rental.  

Marshall teamed up with local architect C.M. Cook (1874-1942) for several Berkeley 
projects. In addition to designing the six-lot residential development that includes the 
subject property, Cook also designed three houses at Bancroft Way and Grove Street for 
Marshall. Cook also constructed his own house at 2421 Oregon Street. He continued to 
design houses for Marshall’s projects for several years, becoming a prolific Berkeley 
architect. He was not formally trained as an architect and was imprisoned for a short time, 
having been found guilty of deed fraud in 1909. After his release from prison in 1912, he 
relocated to San Francisco. In 1924, he appeared in San Jose as the sole owner of Cook 
Lumber Company and was involved in the development of residential subdivisions in San 
Jose with later developments along the San Francisco Peninsula.  

ANALYSIS 

Project Scope 

Pursuant to Berkeley Municipal Code (BMC) 23.326.070(C), any application for a Use 
Permit to demolish a non-residential building or structure which is 40 or more years old 
shall be forwarded to the Landmarks Preservation Commission (LPC) for review prior to 
consideration of the Use Permit for demolition. Given the lack of a current, City-wide 
comprehensive historic resource survey, the referral requirement is understood to 
address the potential for the loss of unidentified significant resources.  

A complete preliminary development application was received on February 16, 2024 and 
was vested under SB 330 on April 21, 2025. When such a demolition request occurs under 
the provisions of Senate Bill 3301, the City would be divested of the ability to impose 
conditions related to historic resource preservation upon Use Permit approval. 
Nevertheless, the study of potential significance and the LPC referral shall be completed in 
accordance with the BMC requirement. 

In considering the proposed demolition of a structure, the Commission will weigh the 
potential to meet the significance criteria for City of Berkeley (COB) Landmarks and 

1 At the time that the Use Permit application was submitted, the subject property was not a locally-designated Landmark site and not 
subject to BMC Chapter 3.24. If designation status were granted after Use Permit submittal date, then SB 330 would prevent the City 
from imposing any conditions under BMC 3.24 related to historical resource preservation on the project.  
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Historic Districts in the City’s Landmarks Preservation Ordinance (BMC Chapter 3), which 
are relatively specific and appear to align with the California Register of Historical 
Resources (CR). The Commission will also weigh the potential to meet the broader COB 
Structure of Merit criteria, which can include structures that are neither individually 
architecturally distinctive nor associated with significant people or events but may qualify 
as contributors to identified districts, areas, or clusters. The LPC may forward comments 
regarding potential project conditions such as relocation, salvage, and/or photographic 
documentation to the Zoning Adjustments Board for consideration in its action on the 
application.  

The subject building does not appear on the National Register of Historic Places (NR), CR, 
or the State Historic Resources Inventory. The subject development site does not feature a 
City of Berkeley Landmark or Structure of Merit and there is only one Landmark building in 
the vicinity, Gorman’s Furniture store at 2599 Telegraph Avenue (Figure 6). 

Figure 6: Vicinity Map of Nearby City Landmarks 

N 
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Evaluation of Significance Criteria 

Historic Context2: For the purpose of contextualizing and focusing this discussion of 
potential historical significance, staff concludes that since the building is not identified as 
significant, no period of significance applies. 

Owing to the subject property’s present commercial use and location along a commercial 
corridor in a neighborhood with diverse building types, it is a highly modified early 20th 
century building and is linked to a historic context related to the commercial development 
of Telegraph Avenue. 

The building’s historic context also includes its original development and design. The 
subject property was developed by early 20th century developer J.A. Marshall and designed 
by architect C.M. Cook.  

Significance Criteria: The subject property has been evaluated based on the criteria of the 
California Register of Historical Resources (CR) and the Landmarks Preservation 
Ordinance (LPO/BMC 3.24). The existing building is over 50 years old and, therefore, may 
be on the CR. Because it is more than 40 years old, BMC Section 23.326.070(C) requires 
that it be evaluated for potential local significance prior to issuance of any demolition 
entitlement. 

In determining the potential significance of this property, Mark Hulbert of Preservation 
Architecture analyzed the building’s extant features and any associated parties against the 
criteria of the CR and the LPO BMC Chapter 3.24, which closely aligns to criteria of the CR. 
The evaluation concentrates on possible associations with events (CR-1, BMC Sections 
3.24.110.A.2 and B.2), persons (CR-2, BMC Section 3.24.110.A.4), architectural design 
(CR-3, BMC Sections 3.24.110.A.1.a-c and B.2.a and c), and information/education (CR-4, 
BMC Section 3.24.110.A.3). The results of Mark Hulbert and staff’s evaluation are 
discussed below.  

CR and BMC Criteria: 

Events – CR Criterion 1/BMC Criterion for Historic Value 

The HRE concludes that the building at 2417 Carleton Street does not meet CR Criterion 1 
because it was not found to be associated with any events that made a significant 
contribution to the broad patterns of local or regional history. The property was 
constructed in 1903 as a single-family residence and heavily altered in 1968-1970 for use 
as a commercial medical office building. Its change in use was typical of the transitional 
urban development pattern along Telegraph Avenue during this period. It does not uniquely 
represent a significant phase of commercial development of Berkeley or a business type 
important to Berkeley’s history. It is, therefore, not eligible for listing in the CR or local 
register. 

2 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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Persons – CR Criterion 2/BMC Criterion for Cultural Value 

The HRE concludes that 2417 Carleton Street does not meet CR Criterion 2 because it is 
not associated with any individuals that have made significant contributions to our history. 
The property was speculatively built by J.A. Marshall and subsequently had a number of 
residential owner/occupants before being transformed for commercial use, after which 
time it had a number of tenants. Archival research did not reveal any information that any 
individual owners or occupants rise to the level of influence that would qualify them as 
important historical figures. Furthermore, it was not associated with significant cultural, 
religious, social, or economic events that helped shape Berkeley, and therefore, does not 
exhibit cultural significance. It is, therefore, not eligible for listing in the CR or local register. 

Design – CR Criterion 3/BMC Criterion for Architectural Merit 

The building at 2417 Carleton Street was constructed in 1903 as a single-family residence, 
designed by architect C.M. Cook. Available historical photographs illustrate that the 
building once had a distinctive Colonial Revival design. Substantial alterations to convert 
the residential building for commercial medical offices in 1968-1970, however, resulted in 
the removal of distinctive architectural features demonstrable of the style. The building, as 
the result of alterations including a primary elevation addition, no longer reflects any 
architectural style. As an architectural example, it does not contribute exceptional value to 
the neighborhood fabric. Furthermore, because of its alterations, the building no longer 
reflects the design of its original architect, C.M. Cook and is not a notable example of his 
work. It is, therefore, not eligible for listing in the CR or local register. 

Information – CR Criterion 4/BMC Criterion for Educational Value 

The evaluation of this property was limited to above ground and did not involve survey or 
evaluation of the subject property for the purposes of archaeological information. 
Furthermore, no available archival information suggests the property, a converted 
residence for a two-story commercial medical office building, is worth preserving for its 
usefulness as an educational resource or site. 

National Register – BMC Criterion for National Register 

The subject property is not listed in the National Register and therefore does not satisfy 
this criterion. 

LPO Structure of Merit Criteria: 

As a potential Structure of Merit (BMC Section 3.24.110.B, Paragraph 2), the subject 
property does not appear worthy of preservation as part of a neighborhood, block, or street 
frontage, or a group of buildings which include City Landmarks. Each of the four criterion 
for Structure of Merit (SOM) are considered below. 

BMC Section 3.24.110B(a) - Contemporaneous with City Landmarks 

The age of the building 2417 Carleton Street, built in 1903 and heavily altered in 1968-1970 
is located in the vicinity of one Berkeley City Landmark, Gorman’s Furniture Store (1880) at 
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2599 Telegraph Avenue, located across Telegraph Avenue and north of Parker Street. The 
subject building has no historical or historic architectural associations to or compatibility 
with any identified historic resources in the direct vicinity 

BMC Section 3.24.110B(b) – Compatibility with City Landmarks 

The building at 2417 Carleton Street is not compatible in size, scale, materials, or design 
with the Berkeley City Landmark in the vicinity at 2599 Telegraph Avenue, a Victorian-era 
corner store with broad wood siding and a diagonal corner entry.  

BMC Section 3.24.110B(c) – Good Design 

The building at 2417 Carleton Street is a highly modified commercial building that does not 
reflect its original Colonial Revival residential design. It also does not reflect any particular 
architectural style or include distinctive design elements. It is, therefore, not a good 
example of architectural design.  

BMC Section 3.24.110B(d) – Historical Significance 

The subject property does not appear to have been associated with significant historical 
events or patterns, or to have historical significance to the block, neighborhood, or city.  

Recommendation 

Take No Action. Staff recommends that the Commission consider the extent to which the 
building meets (or does not meet) the criteria for designation as a City Landmark or 
Structure of Merit and then Take No Action to initiate it for consideration. 

Environmental Review 

The review of the demolition is part of the Use Permit application, and the Use Permit 
appears eligible for a categorical exemption pursuant to Section 15332 (“In-Fill 
Development Projects”) of the CEQA Guidelines. The CEQA determination will be 
discussed in the Use Permit staff report and findings.  

Attachments 

1. Historic Resource Evaluation prepared by Preservation Architecture
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