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FOR COMMISSION ACTION 
JANUARY 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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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 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.   
 
 
Prepared by: Fatema Crane, Principal Planner; fcrane@cityofberkeley.info (510) 981-7410 
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Landmark Preservation Commission      January 1, 2025 
Land Use Planning Division 
2120 Milvia Street 
Berkeley, CA 94704 
fcrane@berkeleyca.gov 
 
From: Carol Denney 
Crossroads Village 
1970 San Pablo Avenue #4 
Berkeley, CA 94702 
 
Dear Commissioners,  
 
I am one of the Crossroads Village MHA's former board members and tenant at 1970 San Pablo Avenue. Our 
building has several commercial addresses and is intertwined with 1095 University Avenue, the site of the 
former Wells Fargo Bank. We are a 26-unit tenant-owned housing non-profit, a community benefit corporation, 
which has spent 35 years renovating and repairing our building with a mission to provide safe, stable, long-term 
low-income housing along with three commercial units facing both San Pablo and University Avenues. 
 
We are writing to request the initiation of 1095 University Avenue, which currently stands empty. Our 
neighborhood has several landmarked buildings, but has also suffered the direct effects of both property 
owners' and city neglect. Three of the buildings at our intersection now stand empty, and the last business is 
struggling with the open-air drug dealing, prostitution, and vandalism which has hit epic proportions and 
burdens property owners, residents, and business owners alike.  
 
This modest request would enable us to help educate our community about the regal architectural elements 
and the magnificent history of our earliest historic district. Recognition of our historic buildings may seem like a 
small matter to some, but I believe it helps play a profound role in thinking in a larger way about what benefits a 
community, where we came from, and where we hope as a community to go together.  
 
Thank you for considering this request at your next earliest opportunity. I believe we can restore the thriving 
neighborhood of residences and businesses that thrived only a handful of years ago,  
 
 
Sincerely, 
 
Carol Denney, Crossroads Village MHA 
1970 San Pablo Avenue #4 
Berkeley, CA 94702, 510-548-1512,  
cdenney@igc.org 
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