
 

CITY OF CARMEL-BY-THE-SEA 
HISTORIC RESOURCES BOARD AGENDA 

   
Historic Resources Board Members Jordan Chroman,  
Erik Dyar, Katherine Gualtieri, Thomas Reinstein, and 

Bobbie Voris       

All meetings are held in the City Council Chambers 
East Side of Monte Verde Street 
between Ocean and 7th Avenues  

Regular Meeting 
Monday, June 15, 2026 

   
TOUR  - 3:45 PM 

MEETING - 4:00 PM 
 

HYBRID MEETING ATTENDANCE OPTIONS 
This meeting will be held in person and via teleconference ("hybrid"). The public is welcome to attend the 
meeting in person or remotely via Zoom, however, the meeting will proceed as normal even if there are 
technical difficulties accessing Zoom. The City will do its best to resolve any technical issues as quickly 
as possible. To view or listen to the meeting from home, you may also watch the live stream on the City's 
YouTube page at: https://www.youtube.com/@CityofCarmelbytheSea/streams. To participate in the 
meeting via Zoom, copy and paste the link below into your browser. 
 
https://ci-carmel-ca-us.zoom.us/j/88188362744?pwd=9H2DI5GuqQ2eCddEodDJusxbLVYLhX.1  
To attend Zoom webinar via telephone, dial +1 669-444-9171. Webinar ID: 881 8836 2744. Passcode: 
001916 
 
HOW TO OFFER PUBLIC COMMENT 
The public may give public comment at this meeting in person, or use the Zoom teleconference module, 
provided that there is access to Zoom during the meeting. Zoom comments will be taken after the in-
person comments. The public can also email comments to sgorman@ci.carmel.ca.us. Comments must 
be received at least 2 hours before the meeting in order to be provided to the legislative body. Comments 
received after that time and up to the beginning of the meeting will be made part of the record.

  
  
CALL TO ORDER AND ROLL CALL - TOUR 

TOUR OF INSPECTION 
The Board/Commission will meet and convene the public hearing at the first location listed below on the Tour 
of Inspection. The public is welcome to join the tour. The tour is intended only to give the Board/Commission 
an opportunity to view project sites scheduled for a public hearing later that day. No deliberations on the 
merits of projects will take place during the Tour of Inspection. Following completion of the tour, the 
Board/Commission will recess and return to the Council Chambers to reconvene the public hearing at 4:00 
p.m., or as soon thereafter as possible.  

 
A. DR 26031 (Pine Inn): Ocean Avenue between Monte Verde Street and Lincoln 

Street 
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CALL TO ORDER AND ROLL CALL - CHAMBERS 

PLEDGE OF ALLEGIANCE 

PUBLIC APPEARANCES 
Members of the public are entitled to speak on matters of municipal concern not on the agenda during Public 
Appearances. Each person's comments shall be limited to 3 minutes, or as otherwise established by the 
Chair. While stating your name is optional, it helps to identify speakers in the meeting minutes. Under the 
Brown Act, public comment for matters on the agenda must relate to that agenda item, and public comments 
for matters not on the agenda must relate to the subject matter jurisdiction of this legislative body. Remote or 
in-person participants who do not comply with the requirements of the Brown Act will be muted. 

CONSENT AGENDA 
Items on the consent agenda are routine in nature and do not require discussion or independent action. 
Members of the Commission or the public may ask that any items be considered individually for purposes of 
Board/Commission discussion and/ or for public comment. Unless that is done, one motion may be used to 
adopt all recommended actions. 

 1) May 18, 2026 Regular Meeting Minutes 

PUBLIC HEARINGS 

 2) DR 26031 (Pine Inn): Consideration of a finding of consistency with the established 
design context of the Downtown Conservation District and consideration of a 
Determination of Consistency with the Secretary of the Interior's Standards for 
Design Review 26031 (Pine Inn) for fire sprinkler equipment at the historic "Pine 
Inn" located on Ocean Avenue between Monte Verde Street and Lincoln Street. 
APN: 010-213-003-000 

DIRECTOR'S REPORT 

BOARD MEMBER ANNOUNCEMENTS 

 

FUTURE AGENDA ITEMS  

 3) Next Regular Meeting: July 20, 2026 

ADJOURNMENT 
  

 
 

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th Avenue, 
Harrison Memorial Library, located on the NE corner of Ocean Avenue and Lincoln Street, the Carmel-by-
the-Sea Post Office, 5th Avenue between Dolores Street and San Carlos Street, and the City's webpage 
(http://www.ci.carmel.ca.us) in accordance with applicable legal requirements. 
 
SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA 
Any supplemental writings or documents distributed to a majority of the Historic Resources Board 
regarding any item on this agenda, received after the posting of the agenda will be available at City Hall 
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located on Monte Verde Street between Ocean and Seventh Avenues during regular business hours. 
 
SPECIAL NOTICES TO PUBLIC 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in this 
meeting, please contact the City Clerk's Office at 831-620-2000 at least 48 hours prior to the meeting to 
ensure that reasonable arrangements can be made to provide accessibility to the meeting (28CFR 
35.102-35.104 ADA Title II). 
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CARMEL-BY-THE-SEA 
HISTORIC RESOURCES BOARD 

 
REGULAR MEETING MINUTES 

 
Monday, May 18, 2026  

 

CALL TO ORDER AND ROLL CALL - TOUR 
 
The following Board Members were present for the tour: Jordan Chroman, Erik Dyar, 
Kathryn Gualtieri, and Bobbie Voris 
The following Board Members were absent: None  
TOUR OF INSPECTION 
The Board/Commission will meet and convene the public hearing at the first location listed 
below on the Tour of Inspection. The public is welcome to join the tour. The tour is intended 
only to give the Board/Commission an opportunity to view project sites scheduled for a public 
hearing later that day. No deliberations on the merits of projects will take place during the Tour 
of Inspection. Following completion of the tour, the Board/Commission will recess and return to 
the Council Chambers to reconvene the public hearing at 4:00 p.m., or as soon thereafter as 
possible.  
  
 

A. DS 26063 (Husted): Carmelo Street 4 southeast of 12th Avenue 
B. DR 26031 (Pine Inn): Ocean Avenue between Monte Verde Street 

and Lincoln Street 
 

  
CALL TO ORDER AND ROLL CALL - CHAMBERS 
 
The following Board Members were present: Jordan Chroman, Erik Dyar, Kathryn 
Gualtieri, and Bobbie Voris 
The following Board Members were absent: None  
PLEDGE OF ALLEGIANCE 
  
PUBLIC APPEARANCES 
Members of the public are entitled to speak on matters of municipal concern not on the agenda 
during Public Appearances. Each person's comments shall be limited to 3 minutes, or as 
otherwise established by the Chair. While stating your name is optional, it helps to identify 
speakers in the meeting minutes. Under the Brown Act, public comment for matters on the 
agenda must relate to that agenda item, and public comments for matters not on the agenda 
must relate to the subject matter jurisdiction of this legislative body. Remote or in-person 
participants who do not comply with the requirements of the Brown Act will be muted. 
 
The following members of the public addressed the Board: None  
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CONSENT AGENDA 
Items on the consent agenda are routine in nature and do not require discussion or 
independent action. Members of the Commission or the public may ask that any items be 
considered individually for purposes of Board/Commission discussion and/ or for public 
comment. Unless that is done, one motion may be used to adopt all recommended actions. 
  
 1) April 20, 2026 Regular Meeting Minutes 
 
It was moved by Board Member Gualtieri and seconded by Board Member Voris 
to approve the consent agenda. 
 
The motion passed by the following roll call vote: 
AYES:                        Board Member(s): Chroman, Dyar, Gualtieri, Voris 
NOES:                       Board Member(s): None 
ABSTAINED:             Board Member(s): None 
ABSENT:                   Board Member(s): None 
    
PUBLIC HEARINGS 
  
 2) DS 26063 (Husted): Consideration of a Determination of Consistency 

with the Secretary of the Interior's Standards for Design Study 26063 
(Husted) for the addition of a second story ADU to the historic "Helen 
Leslie House" located at Carmelo Street, 4 southeast of 12th Avenue in 
the Single Family Residential (R-1) Zoning District. APN: 010-285-015-
000. 

 
Speakers: 
Erin Lewis, Assistant Planner 
Mary Ann Schicketanz, Architect 
 
Public Comment: 
Kent Seavey 
 
It was moved by Board Member Voris and seconded by Board Member Dyar to 
approve a resolution for Design Study application 26063 (Husted) issuing a 
Determination of Consistency with the Secretary of the Interior’s Standards for 
the Treatment of Historic Properties for a 30-square-foot addition to the 
northeast corner of the garage, a 95-square-foot addition at the rear, and a 
second story addition at the rear of the historic “Helen Leslie House” located on 
Carmelo Street 4 southeast of 12th Avenue in the Single-family Residential (R-1) 
District with direction to the applicant to differentiate the siding of the additions 
by either offsetting lineation or differentiating the siding dimensions.  
 
The motion passed by the following roll call vote: 
AYES:                        Board Member(s): Chroman, Dyar, Gualtieri, Voris 
NOES:                       Board Member(s): None 
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ABSTAINED:             Board Member(s): None 
ABSENT:                   Board Member(s): None 
    
Board Member Dyar recused and left the dais. 
    
 3) DR 26031 (Pine Inn): Consideration of a Determination of Consistency 

with the Secretary of the Interior's Standards for Design Review 26031 
(Pine Inn) for fire sprinkler equipment at the historic "Pine Inn" located 
on Ocean Avenue between Monte Verde Street and Lincoln Street in 
the Central Commercial (CC) Zoning District and Downtown 
Conservation District Overlay. APN: 010-213-003-000. 

 
Speakers: 
Katherine Wallace, AICP, Associate Planner 
Matt Porges, Architect 
 
Public Comment: 
None 
 
It was moved by Chair Chroman and seconded by Board Member Gualtieri to 
approve a resolution for Design Review application 26031 (Pine Inn) finding the 
proposed project consistent with the established design context of the 
Downtown Conservation District, and consistent with the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties (“Standards”), and 
issuing a Determination of Consistency with the Standards for the proposed fire 
sprinkler equipment at the historic “Pine Inn” located on Ocean Avenue between 
Monte Verde Street and Lincoln Street in the Central Commercial (CC) Zoning 
District and Downtown Conservation District Overlay with the condition that the 
work on Lincoln Street be moved to the westernmost planter, as described by 
the Board, and to redesign the proposed work on Monte Verde Street to appear 
permanent and complementary to the architecture of the building omitting the 
use of lattice.  
 
The motion passed by the following roll call vote: 
AYES:                        Board Member(s): Chroman, Gualtieri, Voris 
NOES:                       Board Member(s): None 
ABSTAINED:             Board Member(s): None 
ABSENT:                   Board Member(s): Dyar 
    
Board Member Dyar returned to the dais. 
       
DIRECTOR'S REPORT 
 
Katherine Wallace, AICP, Associate Planner, gave a report and answered questions of 
the Board: 
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• Special Planning Commission Meeting: A special meeting is scheduled for 
May 19, 2026 at City Hall to discuss the Objective Design and Development 
Standards for Accessory Dwelling Units (ADUs) in collaboration with the 
consultant, Opticos. 

• Continuing Education Training: Board members are enrolled in continuing 
education training hosted by the California Preservation Foundation on May 28 
and June 4, which fulfills City training requirements as a Certified Local 
Government. 

• Stonehouse Terrace Appeal: An appeal of the Board's decision regarding the 
Stonehouse Terrace project was received and is scheduled to be heard by the 
City Council on June 1, 2026. It was clarified that the City Attorney reviewed the 
matter and determined that the Board's findings and actions on the project 
constituted an appealable action. It was also reported that the State Historical 
Resources Commission had to continue its consideration of the National 
Register nomination for the project until August because the State had not 
properly noticed all property owners. 

      
BOARD MEMBER ANNOUNCEMENTS 

 
 
None  
FUTURE AGENDA ITEMS  
  
 4) Next Regular Meeting: June 15, 2026 
  
ADJOURNMENT 
 
5:23 PM 

  

 
APPROVED: ATTEST: 
  
______________________________ 
Jordan Chroman, Chair 

______________________________ 
Shelby Gorman, Board Clerk 
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CITY OF CARMEL-BY-THE-SEA 
Historic Resources Board 

Staff Report 

  
 June 15, 2026 

PUBLIC HEARINGS  
TO: Historic Resources Board Members 
SUBMITTED 
BY: 

Katherine Wallace, Associate Planner 

SUBJECT: DR 26031 (Pine Inn): Consideration of a finding of consistency with 
the established design context of the Downtown Conservation District 
and consideration of a Determination of Consistency with the 
Secretary of the Interior's Standards for Design Review 26031 (Pine 
Inn) for fire sprinkler equipment at the historic "Pine Inn" located on 
Ocean Avenue between Monte Verde Street and Lincoln Street. APN: 
010-213-003-000 

 
 
RECOMMENDATION: 
Adopt a Resolution (Attachment 1) finding the proposed project consistent with the 
established design context of the Downtown Conservation District, and issuing a 
Determination of Consistency with the Secretary of the Interior’s Standards for the 
Treatment of Historic Properties (“Standards”) for the proposed fire sprinkler equipment 
at the historic “Pine Inn” located on Ocean Avenue between Monte Verde Street and 
Lincoln Street in the Central Commercial (CC) Zoning District and Downtown 
Conservation District Overlay. APN: 010-213-003-000. 
 
BACKGROUND / SUMMARY: 
Background/Summary 
The 23,270 square-foot subject property contains the “Pine Inn,” constructed as the 
Hotel Carmelo in the Craftsman style in 1889 and moved to its present location in 1903. 
In 1928, a major Spanish Eclectic-style addition designed by Blaine and Olson and 
constructed by M.J. Murphy surrounded the earlier Craftsman-style building core. 
Significant regional architect Jon Konigshofer designed a rooftop garden terrace and 
shops and courtyard spaces in the 1940s. The hotel and shopping complex are 
contained in the block bounded by Ocean Avenue, Lincoln Street, 6th Avenue and 
Monte Verde Street. The property was designated as a historic resource on May 25, 
2005, by Carmel’s Department of Community Planning and Building. Per the intensive 
survey completed by Richard Janick in 2003 (Attachment 2), the “Pine Inn” qualifies 
for listing under California Register Criterion One (Events) as the premier hostelry in the 
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history of the Downtown District of Carmel-by-the-Sea. The 2003 DPR form states, 
“The Pine Inn embraces the historical development of downtown Carmel from the 
1880s to the present. The mix of architectural styles from Craftsman to Spanish to 
modern technology mirrors Carmel’s overall architectural development. The architects 
and builders, including Delos Goldsmith, Thomas Morgan, Blaine and Olsen, and M.J. 
Murphy, also attest to the Pine Inn’s historical significance.” The Pine Inn has 
undergone multiple changes since its construction in the 1880s, however, the property 
retains sufficient integrity to convey its significance under Criterion One (Events). The 
primary building campaigns and relevant alterations are listed below.  

• 1889: Hotel Carmelo constructed at NE corner of Ocean Ave. and Junipero St.  
• 1903: Building relocated to NE corner of Ocean Ave. and Monte Verde St. by the 

Carmel Development Company. Single-story, hipped roof addition constructed 
and tents added surrounding the building for additional guests.  

• 1928: Substantial remodeling campaign in a Spanish Eclectic style surrounding 
the core of the original hotel, designed by Blaine and Olson and constructed by 
M.J. Murphy.  

• 1940s: Modernist-style storefronts and connecting paved paths surrounding the 
hotel designed by Jon Konigshofer. Rooftop garden added at the corner of 
Ocean Ave. and Monte Verde St.  

• 1955: Halls and hotel lobby remodeled.  
• 1972: Glass gazebo added to the central courtyard.  
• 1980s – present: Numerous interior remodeling and upgrades to individual 

shops throughout the complex, as new tenants moved into the units. 
• 2002: Pine Inn-Monte Verde Street Entry: improvements to the Monte Verde St. 

entrance including the remodeling the entrance steps and rails and the rooftop 
terrace by Jon Thodos, architect.  

 
On January 27, 2026, the applicant submitted a Design Review application DR 26031 
(Pine Inn) proposing an upgrade of existing fire sprinkler infrastructure at two locations: 
on Monte Verde Street beneath the rooftop terrace, and at the Lincoln Street courtyard 
entrance (specifically, the south wall of Retail Unit #7). The project was considered by 
the Historic Resources on May 18, 2026. The project presented to the HRB on May 18, 
2026 was reviewed by qualified professional Seth Bergstein and found consistent with 
the Secretary of the Interior's Standards for the Treatment of Historic Properties 
("Secretary's Standards") as proposed. The Historic Resources Board requested the 
proposed work at the Lincoln Street courtyard entry be relocated to the west planter, 
and requested the proposed work at the Monte Verde service entrance be re-designed 
for greater compatibility with the historic building.  
 
The project as revised for consideration by the HRB on June 15, 2026, contains de 
minimis changes that respond to the Board’s feedback, are supported by Planning staff, 
and do not necessitate a Phase II addendum. The original Phase II report is provided 
as Attachment 4. Due to the project’s location (Block 73) within the Downtown 
Conservation District, the project is additionally required to be evaluated by the Historic 
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Resources Board pursuant to Carmel Municipal Code Section 17.20.280.A, which 
states:  
The following procedures shall apply to all applications for demolitions, rebuilds, 
exterior alterations and additions to building sites located in the downtown conservation 
district. 
  
A. Historic Resources. Projects affecting any historic resource shall require approval by 
the Historic Resources Board consistent with Chapter 17.32 CMC. In its review, the 
Board shall apply the Secretary of Interior's Standards and shall adopt the following 
findings: 
1. The historic character of the property will be retained and preserved. Distinctive 
materials, features, spaces, and spatial relationships that characterize the property will 
be preserved. 
2. Distinctive materials, features, finishes, and construction techniques or examples of 
craftsmanship that characterize the property will be preserved. 
3. The new work shall be subtly differentiated from the old and will be compatible with 
the historic materials, features, size, scale, and proportion and massing to protect the 
integrity of the property and its environment. 
4. The proposed development is consistent with the established design context of the 
conservation district and will not adversely affect any historic resources on the project 
site or on adjacent sites. 
  
Following action by the Historic Resources Board, the project shall then be scheduled 
for final review by the Planning Commission consistent with Chapter 17.58 CMC. 
 
PROJECT DESCRIPTION 
Monte Verde Street Proposed Work: The proposed location of the fire sprinkler upgrade 
on Monte Verde Street is adjacent and south of the Monte Verde Street service 
entrance steps in the present location of the fire suppression infrastructure. The work at 
this location includes the removal of existing lattice screening, the replacement of the 
existing fire sprinkler infrastructure, and installation of a new wood picket enclosure 
around the fire sprinkler infrastructure. Any stone disturbed for installation of the 
upgrades would be repaired in-kind with Carmel stone, as necessary. Additionally, the 
plastic lattice around the meters located north of the access steps is proposed to be 
removed and replaced with a new wood picket enclosure.  
 
Note that the project plans additionally depict the proposed work on Lincoln Street, 
which was supported by the HRB on May 18, 2026 with the condition to move the work 
to the western-most courtyard planter. The applicant has incorporated the requested 
revision as directed by the HRB. 
 
The revised plans are provided as Attachment 3. 
 
STAFF ANALYSIS 
Secretary of the Interior's Standards. Per Carmel by-the-Sea Municipal Code (CMC) 
Section 17.32.120, Alteration of Historic Resources, the proposed project shall first 

Page 10 of 38



obtain a determination of consistency with the Secretary of the Interior's Standards for 
the Treatment of Historic Properties (Standards)(Attachment 4). The Standards 
identify four primary treatment approaches to historic resources: preservation, 
rehabilitation, restoration, and reconstruction. Rehabilitation is the recommended 
standard of treatment for this project. Rehabilitation is defined as “the act or process 
of making possible a compatible use for a property through repair, alterations, and 
additions while preserving those portions or features which convey its historical, 
cultural, or architectural values.” (36 CFR 67.2(b)).  
 
In Rehabilitation, historic building materials and character-defining features are 
protected and maintained as they are in the treatment, Preservation; however, an 
assumption is made prior to work that existing historic fabric has become damaged or 
deteriorated over time and, as a result, more repair and replacement will be required. 
Thus, latitude is given in the Standards for Rehabilitation and Guidelines for 
Rehabilitation to replace extensively deteriorated, damaged, or missing features using 
either traditional or substitute materials. Of the four treatments, only Rehabilitation 
includes an opportunity to make possible an efficient contemporary use through 
alterations and additions. 
 
The Standards include ten criteria for evaluating modifications to historic resources 
(Attachment 3). A Phase II Evaluation of the proposed project (Attachment 4) was 
prepared by a City-contracted qualified professional, Seth Bergstein, in May, 2026. 
Upon review of the project plans (Attachment 5) and having completed a site visit, Mr. 
Bergstein found that the proposed project meets applicable Standards 5, 6 and 9. All 
other standards are not applicable. The evaluation concludes that the project, as 
proposed, meets the applicable Secretary of the Interior’s Standards for 
Preservation and will not have a significant impact on the historic resource. Staff 
concurs with Mr. Bergstein’s evaluation. The project as revised for presentation to the 
HRB on June 15, 2026, contains de minimis changes that do not necessitate a Phase II 
addendum. The original Phase II report is provided as Attachment 5. 
 
Environmental Review: Staff recommends, pursuant to CEQA regulations, that the 
Application be found “not a project” pursuant to section 15378 of the CEQA Guidelines. 
The issuance of a determination of consistency or inconsistency with the Standards 
does not grant any permits or entitlements approving a project that would result in a 
direct or indirect physical change in the environment. A CEQA analysis and 
determination will be conducted as part of the Design Study review. 
 
FISCAL IMPACT: 
N/A 
 
ATTACHMENTS: 
1. Attachment 1 - Resolution 
2. Attachment 2 - DPR Form (Pine Inn) 
3. Attachment 3 - Revised Plans 
4. Attachment 4 - Secretary's Standards - Rehabilitation 
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5. Attachment 5 - DR 26031 Pine Inn Historic Assessment 05.06.26 
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CITY OF CARMEL-BY-THE-SEA 
HISTORIC RESOURCES BOARD 

 
HISTORIC RESOURCES BOARD RESOLUTION NO. 2026-00X-HRB 

 
A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA FOR 
DESIGN REVIEW APPLICATION 26031 (PINE INN) FINDING THE PROPOSED PROJECT CONSISTENT 
WITH THE ESTABLISHED DESIGN CONTEXT OF THE DOWNTOWN CONSERVATION DISTRICT, AND 

CONSISTENT WITH THE SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF 
HISTORIC PROPERTIES (“STANDARDS”), AND ISSUING A DETERMINATION OF CONSISTENCY WITH 
THE STANDARDS FOR THE PROPOSED FIRE SPRINKLER EQUIPMENT AT THE HISTORIC “PINE INN” 

LOCATED ON OCEAN AVENUE BETWEEN MONTE VERDE STREET AND LINCOLN STREET IN THE 
CENTRAL COMMERCIAL (CC) ZONING DISTRICT AND DOWNTOWN CONSERVATION DISTRICT 

OVERLAY. APN: 010-213-003-000. 
 

WHEREAS, on January 27, 2026, Erik Dyar (“Applicant”) submitted an application on behalf of 
Richard Gunnar (“Owner”) for fire sprinkler equipment and screening under Design Review DR 
26031 (Pine Inn) described herein as (“Application”); and 

 
WHEREAS, the Application has been submitted for the property located at Ocean Avenue 

between Monte Verde Street and Lincoln Street in the Central Commercial (CC) Zoning District 
and Downtown Conservation District (Block 73, Lots 1-10); and 

 
WHEREAS, the project site contains a historic resource listed as the “Pine Inn” on the 

Carmel Inventory of Historic Resources; and 
 
Whereas, projects on both historic and non-historic properties in the Downtown 

Conservation District require review by the Historic Resources Board; and 
 
WHEREAS, pursuant to CMC 17.20.280.A, Historic Resources, Projects affecting any 

historic resource shall require approval by the Historic Resources Board consistent with Carmel-
by-the-Sea Municipal Code (CMC) Chapter 17.32. In its review, the Board shall apply the 
Secretary of Interior's Standards and shall adopt the following findings: 1. The historic character 
of the property will be retained and preserved. Distinctive materials, features, spaces, and spatial 
relationships that characterize the property will be preserved; 2. Distinctive materials, features, 
finishes, and construction techniques or examples of craftsmanship that characterize the 
property will be preserved; 3. The new work shall be subtly differentiated from the old and will 
be compatible with the historic materials, features, size, scale, and proportion and massing to 
protect the integrity of the property and its environment; and 4. The proposed development is 
consistent with the established design context of the conservation district and will not adversely 
affect any historic resources on the project site or on adjacent sites; and 
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Resolution No. 2026-00X-HRB 
Page 2 of 4 
 

WHEREAS, in accordance with CMC Section 17.32.140 (Determination of Consistency 
with the Secretary’s Standards), all major and minor alterations to historic resources shall 
require a determination of consistency with the Secretary’s Standards; and  
 

WHEREAS, in accordance with CMC Section 17.32.160.B, a determination of consistency 
for major alterations shall be prepared by a qualified professional; and 

 
WHEREAS, Seth Bergstein, a qualified professional, prepared a Phase Two Historic 

Assessment on May 6, 2026 and found the project consistent with all applicable Secretary’s 
Standards for Rehabilitation; and 
 

WHEREAS, the proposed project would not compromise the integrity of the historic 
resource; and 

 
WHEREAS, on May 8, 2026, a notice of public hearing was published in the Carmel Pine 

Cone for the May 18, 2026, Historic Resources Board meeting in compliance with State law 
(California Government Code 65091) and mailed to owners of real property within a 300-foot 
radius of the project indicating the date and time of the public hearing; and 
 

WHEREAS, on or before May 8, 2026, the Applicant posted the public notice on the project 
site and hand-delivered a copy of the public notice to each property within a 100-foot radius of 
the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before May 15, 2026, the meeting agenda was posted in three locations 

in compliance with State law indicating the date and time of the public hearing; and 
  
WHEREAS, on May 18, 2026, the Historic Resources Board held a duly noticed public 

hearing to receive public testimony regarding the Application, including, without limitation, the 
information provided to the Board by City staff and through public testimony on the project; and 

 
WHEREAS, the Historic Resources Board provided direction to the applicant to relocate the 

proposed work at the Lincoln Street courtyard to the west planter, and required the applicant to 
redesign the proposed screening at the Monte Verde service access to better complement the 
historic building; and 

 
WHEREAS, the applicant has revised the plans to respond to the direction provided by the 

Historic Resources Board; and  
 
WHEREAS, the revisions are de minimis and do not require a Phase II addendum to be 

completed; and 
 
WHEREAS, on June 5, 2026, a notice of public hearing was published in the Carmel Pine 

Cone for the June 15, 2026, Historic Resources Board meeting in compliance with State law 
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Resolution No. 2026-00X-HRB 
Page 3 of 4 
 
(California Government Code 65091) and mailed to owners of real property within a 300-foot 
radius of the project indicating the date and time of the public hearing; and 
 

WHEREAS, on or before June 5, 2026, the Applicant posted the public notice on the project 
site and hand-delivered a copy of the public notice to each property within a 100-foot radius of 
the project site indicating the date and time of the public hearing; and 

 
WHEREAS, on or before June 12, 2026, the meeting agenda was posted in three locations 

in compliance with State law indicating the date and time of the public hearing; and 
  
WHEREAS, on June 15, 2026, the Historic Resources Board held a duly noticed public 

hearing to receive public testimony regarding the Application, including, without limitation, the 
information provided to the Board by City staff and through public testimony on the project; and 

 
WHEREAS, this Resolution and its findings are made based upon the evidence presented 

to the Board at the hearing, including, without limitation, the staff report and attachments 
submitted by the Community Planning and Building Department; and 
 
 WHEREAS, the Historic Resources Board did hear and consider all said reports, attachments, 
recommendations, and testimony herein above set forth and used their independent judgment to 
evaluate the project; and 
 

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, 
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that 
certain projects be reviewed for environmental impacts and that environmental documents be 
prepared; and 

 
WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to 

section 15378 of the CEQA Guidelines.  The issuance of a determination of consistency or 
inconsistency does not grant any permits or entitlements approving a project that would result in 
a direct or indirect physical change in the environment; and  
 
 WHEREAS, the facts set forth in the recitals are true and correct and are incorporated 
herein by reference.  
 
 NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of 
Carmel-By-The-Sea does hereby FIND the proposed project consistent with the established 
design context of the Downtown Conservation District, and consistent with the Secretary of the 
Interior’s Standards for the Treatment of Historic Properties (“Standards”), and does ISSUE a 
Determination of Consistency with the Standards for the proposed fire sprinkler equipment at 
the historic “Pine Inn” located on Ocean Avenue between Monte Verde Street and Lincoln Street 
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Resolution No. 2026-00X-HRB 
Page 4 of 4 
 
in the Central Commercial (CC) Zoning District and Downtown Conservation District Overlay. 
APN: 010-213-003-000. 
 
 

PASSED, APPROVED, AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF 
CARMEL-BY-THE-SEA this 15th day of June, 2026, by the following vote: 
 
 
AYES:   
 
NOES:   
 
ABSENT:    
 
ABSTAIN:    
 
 
 
APPROVED:     ATTEST: 
 
 
 
 
_________________________  _________________________ 
Jordan Chroman    Shelby Gorman  
Chair      Historic Resources Board Secretary 
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0aterials�
Finishes and

ProdXFt
SpeFifiFations

�

Ames Fire & Waterworks product specifications in U.S. customary units and metric are approximate and are provided for reference only. For precise measure-
ments, please contact Ames Fire & Waterworks Technical Service. Ames Fire & Waterworks reserves the right to change or modify product design, construction, 
specifications, or materials without prior notice and without incurring any obligation to make such changes and modifications on Ames Fire & Waterworks products 
previously or subsequently sold.

DeringerTM 30
Double Check Detector Assembly
DCDA-II
2" – 8" 
The DeringerTM 30 Double Check Detector assembly prevents 
non-health hazard pollutants from entering a potable water 
supply system when backpressure and/or backsiphonage 
conditions occur. Used primarily on fire sprinkler systems when 
monitoring of unauthorized water use is required.

Features
•  Integral shutoff valves for indoor or outdoor application
• 100% stainless steel housing
• Tamper-resistant test cocks
• Patented Dual-actionTM check modules

- Poppet action at low flow
- Swing action at high flow

• Lead Free* Bronze bypass components 
• CuFt or gallons bypass meter
• DCDA-II single check bypass
• Silicone elastomer check discs
• Prewired supervisory switches
• Flange adapters available
• IPS grooved ends

Specification
The Deringer 30 Double Check Detector assembly shall use 
two independent Dual-action check modules and two integral 
resiliently seated shutoff valves, all of which shall be contained 
within a single rigid valve housing constructed entirely of 304 
stainless steel. Both integral shutoff valves shall include prewired 
supervisory tamper switches contained within a weatherproof 
actuator housing approved for both indoor and outdoor use. 
The Dual-action check modules shall operate as a “poppet 
style” check under low flow conditions, operate as a “swing 
style” check under high flow conditions, and use replaceable 
silicone elastomer sealing discs. The assembly test cocks shall 
be handle-less and operate by a tamper resistant actuator. The 
assembly shall have a single full access service port and cover 
with an in-line replaceable elastomer seal. The bypass assembly 

The information contained herein is not 
intended to replace the full product 
installation and safety information 
available or the experience of a trained 
product installer. You are required 
to thoroughly read all installation 
instructions and product safety 
information before beginning the 
installation of this product.

NOTICE

ES�A�Deringer 30

HORIZONTAL

VE
R

TI
C

A
L

Approved for Fire Protection, Waterworks, Plumbing, 
and Irrigation Applications

Materials
Valve Housing: 304 Stainless Steel
Valve Cover: 304 Stainless Steel
SOV Disks: EPDM/304SS
SOV Shafts: 304 Stainless Steel
Bypass Spring 302 Stainless Steel
SOV Bearings: PTFE Fluoropolymer/Bronze
Non-wetted Bolts: Grade 8 Zinc Plated
Check Disks: Silicone (NSF)
Wetted Fasteners: 18-8 Stainless Steel
Bypass Components: Lead Free Bronze
Check Springs: 17-7 Stainless Steel
Check Pins: 17-7/18-8 Stainless Steel
Check Seats: Noryl® Polymer (NSF)
O-rings: Buna-N (NSF)
Bypass Internals: ABS Polymer (NSF)

Pressure — Temperature
Temperature Range: 33°F – 140°F 
Working Pressure: 10 – 175 psi

Noryl is a registered trademark of SHPP Global Technologies B.V.

shall include a meter registering either gallons or cubic feet, a 
single check valve, and required test cocks. The assembly shall 
be serviceable without special tools and approved for both 
horizontal and vertical applications.

Engineering Specification

Job Name  –––––––––––––––––––––––––––––––––––––––––––– Contractor  ––––––––––––––––––––––––––––––––––––––––––––

Job Location  –––––––––––––––––––––––––––––––––––––––––– Approval  ––––––––––––––––––––––––––––––––––––––––––––––

Engineer  ––––––––––––––––––––––––––––––––––––––––––––– Contractor’s P.O. No.  –––––––––––––––––––––––––––––––––––

Approval  ––––––––––––––––––––––––––––––––––––––––––––– Representative  –––––––––––––––––––––––––––––––––––––––––

LEAD FREE*

* The wetted surface of this product contacted by consumable water contains less 
than 0.25% of lead by weight.

Size   Model Ht Hb L  D H W Weight

ES-A-Deringer 30   2324  © 2023 Watts

USA: Backflow  T: (978) 689-6066 • F: (978) 975-8350 • AmesFireWater.com
USA: Control Valves  T: (713) 943-0688 • F: (713) 944-9445 • AmesFireWater.com

Canada:  T: (905) 332-4090 • F: (905) 332-7068 • AmesFireWater.ca
Latin America:  T: (52) 55-4122-0138 • AmesFireWater.com

Dimensions — Weights

Flow Performance

in. in. mm in. mm in. mm in. mm in. mm in. mm lb kg

2 (21⁄2)** 30 7.1 180 2.9 74 22.3 566 0.0 0 10.0 254 11.0 279 52 24
21⁄2 30 7.1 180 2.9 74 18.7 475 0.0 0 10.0 254 11.0 279 47 21
3 30 7.4 188 2.9 74 18.7 475 0.0 0 10.3 262 11.0 279 49 22
4 30 7.9 201 3.1 79 18.7 475 0.2 5 11.0 279 11.0 279 51 23
6 30 10.1 257 4.5 114 25 726 1.0 25 14.6 370 16.9 429 99 45
8 30 10.4 264 5.4 137 31.0 787 1.8 46 15.8 401 13.8 351 150 68
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Specific orientation and agency flow characteristics available on website

Specific orientation and agency flow characteristics available on website

Rate of Flow (gpm)

Rate of Flow (gpm)

Standards
AWWA  C510-07 Compliant
NSF/ANSI/CAN 61 
UL Certified Health Effects
UL Certified to NSF/ANSI/CAN 372
LEAD FREE
End Connections
  - IPS Groove for Steel Pipe:
    AWWA C606
  - Flange Adapters:
    ANSI B16.1 Class 125

= Rated Flow          = UL Tested            = 15 fps

2" (2½")**

**2" size uses a 2½" assembly with 2½" groove to 2" female NPT adapter and couplings. Adapter and couplings ship unassembled. 

[MH64212]
ANSI/NSF/CAN 61

ANSI/NSF/CAN 372
5NS5

4� Proposed Backflow Prevention Device
25�Lx 14.6�Hx 16.9�:

�Installed Ey Fire Sprinkler Contractor
Under Separate Permit�

Off�:hite�Cream Color of CaEinet to Match
Existing Color of Exterior Stucco :alls

Proposed Exterior Fire Riser
CaEinet Louvered Access Door

Installation
Installation of the Fire Department Connection is achieved with readily available 
job site tools. Prior to installation make sure the proper identi!cation sign has 
been installed on the nipple. Coat male threads of 4” IPS nipple liberally with 
a suitable pipe thread sealant such as PipeFit®. Tighten FDC one full turn past 
hand tight. Make sure FDC is aligned according to requirements.

DO NOT OVER TIGHTEN. OVERTIGHTENING MAY CAUSE SEVERE 
STRETCHING AND POSSIBLE CRACKING OF THE OF THE FDC BODY.

Specifications
Size:
4” IPS Outlet
(2) 2½” Inlets

Type:
90 Degree Pattern

Material:
Brass*

Finishes:
Rough Brass
Polished Chrome**

Pin Lugs:
NST 3.0686 x 7½ T 
BCT 3.0000 x 8 TP 
CF 2.9900 x 7½ T 
CIN-new 3.0580 x 6 TP 
CIN-old 3.0930 x 6 TP 
CLV 3.0780 x 8 TP 
DET 3.1250 x 7½ T 
Dayton 3.2340 x 6 TP 
NovaSco 3.2300 x 5 TP 
NYFD 3.0300 x 8 TP 
ONT 3.1250 x 5 TP 
PHX 3.0620 x 6 TP 
QST 3.0310 x 7 TP 
Raleigh 3.3400 x 6 TP 
Richmon 3.3120 x 8 TP 
TEM 3.0750 x 6 TP 

Approvals:
UL Listed 300psi
FM Approved 300psi

*Contains lead. Not for use in
water systems intended for human
consumption.

**Polished chrome !nish only 
available for NST pin lugs.

Description
The 90 Degree Fire Department Connection is UL Listed and FM Approved. 
Manufactured from solid brass* components to increase service life. The single 
clapper design features brass clapper and brass seats within a cast brass body. 
The 2½” inlets are pin lug design for ease of use and compatibility with local !re 
service districts. Swivel gaskets are included.

WWW.FPPI.COM

Fire Department Connection

Single Clapper, Siamese 90°

© 2016 Fire Protection Products, Inc.

3198 LIONSHEAD AVE
CARLSBAD, CA 92010
+ 1 (760) 599-1168
+ 1 (800) 344-1822
+ 1 (800) 344-3775 FAX

The information above is believed to be reliable and accurate, but meant for reference only. FPPI and its agents cannot be 
held responsible or liable for incidental or consequential damages or loss suffered by any person as a result of the use or 
misuse of any of the information or its product by any person whose methods and quali!cations are beyond our control. It is 
the user’s responsibility to assure that products and methods of use are suitable for the intended purpose, and the preparation 
prior to installation, and the installation is executed properly and according to existing code, regulations where applicable and 
accepted industry practices. If you are not trained on the installation of this product, seek guidance from a quali!ed installer.

Proposed Brass Fire Department
Connection on Free Standing Pipe

on Lincoln Street
�Installed Ey Fire Sprinkler Contractor

Under Separate Permit�

FP-10.24  page 1 FP-SUB-09-000-v01 20241016 

Fire Sprinkler Accessories

Fire Department Connection - 
Single Clapper, Siamese Straight
 Fig. 09-000

PROJECT INFORMATION APPROVAL STAMP
Project:  Approved

Address:  Approved as noted

Contractor:  Not approved

Engineer: Remarks:

Submittal Date: 
Notes 1: 
Notes 2: 

Specifications 
Size
4" IPS Outlet
(2) 2½" Inlets

Type
Straight Pattern

Material
B16 Brass*

Finishes:
Rough Brass
Polished Chrome**

Pin Lugs
NST   3.0686 x 7½ T
BCT   3.0000 x 8 TP
CF   2.9900 x 7½ T
CIN-new  3.0580 x 6 TP
CIN-old  3.0930 x 6 TP
CLV   3.0780 x 8 TP
Dayton  3.2340 x 6 TP
DET   3.1250 x 7½ T
NovaSco  3.2300 x 5 TP
NYFD  3.0300 x 8 TP
ONT   3.1250 x 5 TP
PHX   3.0620 x 6 TP
QST   3.0310 x 7 TP
Raleigh  3.3400 x 6 TP
Richmon  3.3120 x 8 TP
TEM   3.0750 x 6 TP

Approvals
UL Listed 300psi
FM Approved 300psi

*  Contains lead. Not for use in water systems intended  
for human consumption.

** Polished chrome  nish only available for NST pin lugs.

Description 
The Straight Pattern Fire Department Connection is UL Listed and FM Approved. 
Manufactured from solid brass* components to increase service life. The single clapper 
design features brass clapper and brass seats within a cast brass body. The 21/2" inlets 
are pin lug design for ease of use and compatibility with local fire service districts. Swivel 
gaskets are included. Breakable caps or plugs should be installed to protect threads and 
prevent debris from being accidently introduced into the water way.

Installation 
Installation of the Fire Department Connection is achieved with readily available jobsite 
tools. Prior to installation make sure the proper identifcation sign has been installed on 
the nipple. Coat male threads of 4" IPS nipple liberally with a suitable pipe thread sealant 
such as PipeFit®. Tighten FDC one full turn past hand tight. Make sure FDC is aligned 
according to requirements.

DO NOT OVER TIGHTEN. OVERTIGHTENING MAY CAUSE SEVERE STRETCHING AND 
POSSIBLE CRACKING OF THE OF THE FDC BODY.

The information above is believed to be reliable and accurate, but meant for reference only. FPPI and its agents 
cannot be held responsible or liable for incidental or consequential damages or loss suffered by any person as a 
result of the use or misuse of any of the information or its product by any person whose methods and quali cations 
are beyond our control. It is the user’s responsibility to assure that products and methods of use are suitable for the 
intended purpose, and the preparation prior to installation, and the installation is executed properly and according 
to existing code, regulations where applicable and accepted industry practices. If you are not trained on the 
installation of this product, seek guidance from a quali ed installer.

Proposed Brass Fire Department
Connection on Brass :all Mounted

Bracket on Monte Verde Street
�Installed Ey Fire Sprinkler Contractor

Under Separate Permit�

:hite Color of Proposed Access Doors and
*as Meter Screening to Match Existing Color

of Terrace *uardrailing

As Shown

-oE No. 

The Architect
s Drawings, 
Specifications Or Other Documents 
Shall Not Be Used By The Owner 
Or Other On Another ProMect 
Except By Agreement In :riting 
And :ith Appropriate 
Compensation To The Architect.

� 2026

'
$

' < $ 5 
ARCHITECTURE
P.O. BOX 4709   
CARMEL, CALIFORNIA  93921  
v:  831.915.5602   
f:  831.309.9999    
Email:  info@dyararchitecture.com

Owner:  
Richard V. *unner,
The *unner Companies
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SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES 
Standards for Rehabilitation 

 

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

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

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

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

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

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

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

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

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

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

 

Source: U.S. Department of the Interior, National Park Service, Technical Preservation Services, 
Washington, D.C., 2017. 
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P.O. Box 721 

Pacific Grove, CA 93950 

www.pastconsultants.com 

 
 

Seth A. Bergstein 

415.515.6224 

seth@pastconsultants.com 

________________________________________________________________________________ 

 

May 6, 2026 

 

Katherine Wallace, Associate Planner 

City of Carmel-by-the-Sea 

PO Box CC 

Carmel, CA 93921 

 
Re:  Historic Assessment for the Pine Inn Fire Sprinkler Upgrade: Phase One 

NE Corner of Monte Verde St. and Ocean Ave., Carmel-by-the-Sea, CA 

 APN 010-213-003; DR 26031 
 

Dear Ms. Wallace:  

  

This letter evaluates the proposed fire sprinkler upgrade to the Pine Inn (on the HRI), located at the 

NE corner of Monte Verde Street and Ocean Avenue.  PAST Consultants, LLC (PAST) completed 

a site visit to the property on April 21, 2026 to view the property’s existing conditions and to 

evaluate project drawings for the locations of the proposed fire sprinkler upgrade repairs.  Because 

of its significance and location within the Conservation District, the proposed repairs must conform 

to the Secretary of the Interior’s Standards for the Treatment of Historic Properties (the Standards).  

In this case, the treatment approach is Rehabilitation. 

 

 
 

Figure 1. View of the Pine Inn looking northeast from the SW corner of Monte Verde St. and Ocean Ave. 
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Project Methodology 

 

PAST reviewed the State of California, Department of Parks and Recreation (DPR) forms for the 

subject property prepared by Richard N. Janick, architectural historian, in 2003, all electronic files 

for the subject property available through the Carmel-by-the-sea GIS system (approximately 1,000 

pages) and all relevant project drawings submitted by the architect.  In addition, PAST attended a 

site visit to the subject property on April, 21, 2026 with you and the lead architect for Dyar 

Architecture, to review the project drawings and the proposed locations of the fire sprinkler 

infrastructure upgrades.  

 

 

Property Description and Chronology 

 

The subject property (Block 73, Lots 1, 4, 5, 6, 7, 8, 9 & 10) contains the Pine Inn, a rambling two-

story building constructed as the Hotel Carmelo in the Craftsman style in 1889; and moved to its 

present location in 1903 as the flagship accommodations for the fledgling village. In 1928, a major 

Spanish Eclectic-style addition was designed by Blaine and Olson and constructed by M.J. Murphy, 

which surrounded the earlier Craftsman-style building core. Significant regional architect Jon 

Konigshofer designed the shops and courtyard spaces surrounding the hotel, as well as a rooftop 

garden for the Pine Inn in the 1940s. The hotel and shopping complex are contained in the entire 

block bounded by Ocean Ave., Lincoln St., 6th Ave. and Monte Verde St. (Figure 1). 

 

Building Chronology 

 

Review of the extensive permit record indicates numerous alterations to the Pine Inn and the 

surrounding shops and outdoor spaces, since the building was relocated in 1903. The following lists 

the primary building campaigns and the alterations at the subject locations of the proposed fire 

infrastructure upgrades. 

 

• 1889: Hotel Carmelo constructed at NE corner of Ocean Ave. and Junipero St. 

• 1903: Building relocated to NE corner of Ocean Ave. and Monte Verde St. by the Carmel 

Development Company. Single-story, hipped roof addition constructed and tents added 

surrounding the building for additional guests. 

• 1928: Substantial remodeling campaign in a Spanish Eclectic style surrounding the core of the 

original hotel, designed by Blaine and Olson and constructed by M.J. Murphy. 

• 1940s: Modernist-style storefronts and connecting paved paths surrounding the hotel designed 

by Jon Konigshofer. Rooftop garden added at the corner of Ocean Ave. and Monte Verde St. 

• 1955: Halls and hotel lobby remodeled. 

• 1972: Glass gazebo added to the central courtyard. 

• 1980s – present: Numerous interior remodeling and upgrades to individual shops throughout the 

complex, as new tenants moved into the units. 

• 2002: Pine Inn-Monte Verde Street Entry: improvements to the Monte Verde St. entrance 

including the remodeling the entrance steps and rails and the rooftop terrace by Jon Thodos, 
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architect.  The wood lattice surrounding the fire infrastructure at the utility entrance was 

installed at this time (Figure 3). 

 

 

Proposed Project 

 

The proposed project is the upgrade of existing fire sprinkler infrastructure at two locations: on 

Monte Verde St., beneath the rooftop garden and at the Lincoln St. entrance to the complex, located 

on the south wall of Retail Unit #7 (Figure 2). Project drawings by Dyar Architecture, dated 

January 27, 2026 were the design drawings reviewed for this historic assessment. 

 

 
 

Figure 2.  Site plan showing the two proposed locations within the dashed ovals on Monte Verde and Lincoln Streets, 

taken from Sheet 2 of the Design Drawings by Dyar Architecture. 
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Proposed Location: Monte Verde Street 

 

The proposed location of the fire sprinkler upgrade on Monte Verde Street is adjacent and south of 

the Monte Verde Street entrance steps in the present location of the fire suppression infrastructure 

(Figures 3 and 4). 

 

   
 
Figures 3 and 4.  Left image looks south down the Monte Verde St. sidewalk at the existing locations of the fire 

sprinkler infrastructure. Left arrow shows a plastic lattice screen added after 2002 in an effort to match the wood lattice 

screen installed during the 2002 Thodos remodeling campaign (right arrow).  Right image views the lower utility room 

entrance and the two areas impacted. 

 

The work at this location includes the removal of both lattice screens shown above and the 

replacement of the existing fire sprinkler infrastructure and in-kind replacement of the wood lattice 

screens. Any stone disturbed for installation of the upgrades will be repaired in-kind with Carmel 

stone, as necessary. 

 

Following the removal of the plastic box screen and the installation of the fire suppression 

infrastructure upgrade north of the utility room entrance (Figure 4), a new lattice box screen will be 

constructed in wood to match the lattice screen to the south of the utility entrance. 

 

It should be noted that the Carmel stone walls and lattice screens are recent additions to this 

location, likely added in the early 2000s, and are not historic additions to the Pine Inn complex. 
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Proposed Location: Lincoln Street 

 

The location of the proposed fire sprinkler riser upgrade is on the south building wall of Retail Unit 

#7, as shown below (Figures 5 and 6). 
 

      
 

Figures 5 and 6.  Left image shows the Lincoln St. entrance and the location of the proposed utility box to house the 

fire sprinkler risers (arrow).  Right image shows the brick planter and proposed location. 

 

The proposed utility cabinet will be installed by cutting a section of the brick planter to create a 

platform for the riser box as shown below. The brass riser connection will be at the southwest 

building corner (Figure 7). 

 

 
Figure 7. Detail of the proposed riser box and brass riser head, taken from Sheet 3 of the Design Drawings by Dyar 

Architecture. 
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At this location, 6 brick courses of the existing brick planter will be removed for level placement of 

the box. The stucco on the brick base course that exists on the south building wall will be removed, 

allowing the brick detail to be exposed. 

 

 

Evaluation of Proposed Alterations 

 

The Secretary of the Interior’s Standards 

 

The Secretary of the Interior’s Standards for the Treatment of Historic Properties (Standards) 

provides the framework for evaluating the impacts of additions and alterations to historic buildings.  

The Standards describe four treatment approaches:  preservation, rehabilitation, restoration and 

reconstruction.  The Standards require that the treatment approach be determined first, as a different 

set of standards apply to each approach.  For the proposed project, the treatment approach is 

rehabilitation.  The Standards describe rehabilitation as: 

 

In Rehabilitation, historic building materials and character-defining features are protected 

and maintained as they are in the treatment Preservation; however, an assumption is made 

prior to work that existing historic fabric has become damaged or deteriorated over time and, 

as a result, more repair and replacement will be required.  Thus, latitude is given in the 

Standards for Rehabilitation and Guidelines for Rehabilitation to replace extensively 

deteriorated, damaged, or missing features using either traditional or substitute materials.  Of 

the four treatments, only Rehabilitation includes an opportunity to make possible an efficient 

contemporary use through alterations and additions.1 

 

The ten Standards for rehabilitation are: 

 

1. A property will be used as it was historically or be given a new use that requires minimal 

change to its distinctive materials, features, spaces, and spatial relationships.  

2. The historic character of a property will be retained and preserved. The removal of distinctive 

materials or alteration of features, spaces, and spatial relationships that characterize a property 

will be avoided.  

3.  Each property will be recognized as a physical record of its time, place, and use. Changes that 

create a false sense of historical development, such as adding conjectural features or elements 

from other historic properties, will not be undertaken.  

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

and preserved.  

5.  Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved.  

6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the old in 

 
1 The Secretary of the Interior’s Standards for the Treatment of Historic Properties (accessed via 

http://www.nps.gov/hps/tps/standguide/). 
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design, color, texture, and, where possible, materials. Replacement of missing features will be 

substantiated by documentary and physical evidence.  

7.  Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means 

possible. Treatments that cause damage to historic materials will not be used.  

8.  Archeological resources will be protected and preserved in place. If such resources must be 

disturbed, mitigation measures will be undertaken.  

9.  New additions, exterior alterations, or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new work shall 

be differentiated from the old and will be compatible with the historic materials, features, size, 

scale and proportion, and massing to protect the integrity of the property and its environment.  

10. New additions and adjacent or related new construction will be undertaken in such a manner 

that, if removed in the future, the essential form and integrity of the historic property and its 

environment would be unimpaired. 

 

Evaluation of Proposed Alterations 

 

The Rehabilitation Standards applicable for this project are Standards 5, 6 and 9.  The following 

lists these Standards in italics, with an evaluation given below each Standard. 

 

5.  Distinctive materials, features, finishes, and construction techniques or examples of 

craftsmanship that characterize a property will be preserved.  

Monte Verde Street: 

While the wood and plastic lattice screens are recent additions to the site, they represent recent 

distinctive finishes that will be matched in-kind after the fire suppression infrastructure is upgraded.  

In addition, any repairs to the Carmel stone crib wall will be made with in-kind replacement with 

Carmel stone that matches the existing. 

 

Lincoln Street: 

The brick base course on the south building wall of Unit #7 has been overlaid with stucco.  The 

proposed installation of the riser box within the planter will remove approximately 5 feet of the 

stucco coating at the east end of the south building wall and rehabilitate the brick base course of the 

wall, in support of this Standard. 

 

6.  Deteriorated historic features will be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature will match the old in 

design, color, texture, and, where possible, materials. Replacement of missing features will be 

substantiated by documentary and physical evidence. 

Monte Verde Street: 

Impacts to the Carmel stone crib wall will be repaired in-kind with Carmel stone, as needed in 

support of this Standard.  The plastic lattice box to the north of the utility entrance will be replaced 

with a wood lattice box, which is a more appropriate material for the building.  To the south of the 

entrance, an in-kind lattice wood lattice screen will replace the existing screen to be removed.  

These details are in accordance with this Standard. 
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Lincoln Street: 

The brick planter will be repaired in kind after the installation of the wood cabinet housing the fire 

suppression infrastructure, in support of this Standard.  

 

9.  New additions, exterior alterations, or related new construction will not destroy historic 

materials, features, and spatial relationships that characterize the property. The new work shall 

be differentiated from the old and will be compatible with the historic materials, features, size, 

scale and proportion, and massing to protect the integrity of the property and its environment.  

Monte Verde Street: 

The proposed fire suppression infrastructure upgrades are in the same locations as the existing 

infrastructure, will be hidden beneath the present lattice screens and will be compatible with the 

existing materials at this location.  As the proposed improvements are necessary infrastructure 

upgrades in their present locations and are not architectural additions to the site, differentiation is 

not a consideration at this location. 

 

Lincoln Street: 

The proposed riser box is a necessary addition to the south wall of Unit #7 and will protect the 

historic integrity of the Pine Inn complex and its environment.  The box is small and will be detailed 

in a manner that is compatible with the building design and detailing of the south elevation, while 

not being overly obtrusive on the south building wall of Retail Unit #7. 

 

For these reasons, the proposed alterations to meet this Standard. 

 

 

Conclusion 

 

In conclusion, the proposed fire suppression infrastructure upgrades to the historic Pine Inn, located 

at the NE corner of Monte Verde Street and Ocean Avenue, Carmel-by-the-Sea, California meet the 

Secretary of the Interior’s Standards for Rehabilitation.  Because the proposed infrastructure 

additions to the site meet the Standards, the alterations are considered as mitigated to a level of less 

than a significant impact on the historic resource and do not constitute a substantial adverse change 

to the historic resource, thus conforming to the requirements of the California Environmental 

Quality Act (CEQA). 

 

Please contact me if you have any questions about this evaluation. 

 

Sincerely,     

   
Seth A. Bergstein, Principal 
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