
 

 

   
 

    

Community Development  cityofirvine.org 
  
City of Irvine, One Civic Center Plaza, P.O. Box 19575, Irvine, California 92623-9575      949-724-6000 
 

April 7, 2026 
 
 
Mr. Stephen Eng                                              Sent Via Email: 
10 Marana                                                       nseng@msn.com 
San Clemente, CA 92673                  
 
Subject:  Residential Setback Deviation for 5 Purple Sage in Planning Area 21 

(Turtle Rock); File No. 00981324-PSD 
 
Dear Mr. Eng: 
 
Community Development Department staff reviewed your request for a deviation from 
the required side-yard setback for a proposed residential addition at 5 Purple Sage in 
Planning Area 21 (Turtle Rock) (Enclosure 1). The property is zoned 2.2 Low Density 
Residential and subject to the general development standards contained in Section 3-
37-13 of the Irvine Zoning Ordinance (Enclosure 2). 
 
Preliminary building plans were submitted for a 131-square-foot ground floor addition 
continuing along an existing zero-foot side-yard setback (Enclosure 3). These plans 
also include interior remodel areas that comply with all applicable development 
standards and do not require any deviations. Pursuant to the Irvine Zoning Ordinance, a 
minimum 5-foot setback from the side property line is required unless a deviation is 
granted pursuant to Section 3-27-13.  
 
The subject property (Lot 33 of Tract 9988) is developed with an approximately 2,907-
square-foot two-story single-family attached residence, which was originally constructed 
in 1979. The property fronts a public street, Purple Sage, to the west, and is surrounded 
by existing single-family attached residential dwellings to the north, east, and south. The 
existing structure was developed with a zero-foot setback along the southern side 
property line. The structure was legally built in accordance with County approvals in 
effect at the time for the “Turtle Rock Highlands,” as evidenced by the approved 1979 
fence and wall plans (Enclosure 4).  
 
Section 3-27-13 of the Irvine Zoning Ordinance allows residential additions to use the 
building setback requirement in effect at the time that the unit was originally constructed 
subject to the discretion of the Director of Community Development, if the following 
findings for a setback deviation request can be met: 
 
A. A representative number of units in the tract, which were subject to the same original 

setback requirement, have existing structures legally built to the setbacks similar to 
those being requested. 
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The proposed residential addition will continue to use the legal non-conforming side-
yard setback standard in place at the time the residence was constructed. There are 
several units in the tract that were subject to the same original setback requirement 
and that have legally built additions similar to the proposed request. Staff identified 
three approved residences within Tract 9988 with first or second-story additions built 
at the same reduced side-yard setback (Enclosure 5): 
 

• 4 Purple Sage, approved in 1993 (Permit No. 00126976-RBPR) 
• 1 Sunrose, approved in 1999 (Permit No. 00174563-RBPR) 
• 2 Tumbleweed, approved in 2002 (Permit No. 00326904-RBPR) 

 
These approvals demonstrate similar structures and additions with reduced setbacks 
have been approved in the vicinity of the project site.  

  
B. The construction of the building addition to the original setback requirement will be in 

harmony with the character of the neighborhood. 
 

Construction of the building addition with a reduced setback will be in harmony with 
the character of the neighborhood. Other residential units within Tract 9988 were 
also developed with a reduced side-yard setback. The placement, scale, massing, 
and height of the proposed addition is consistent with the character of the 
neighborhood which includes a mix of one- and two-story residences in a range of 
architectural styles. The applicant will be required to obtain approval of the 
necessary building permit(s) to ensure the addition is consistent with the current 
Building Code and relevant Irvine Zoning Ordinance requirements with the allowed 
exception of the reduced side-yard setback. Therefore, construction of the building 
addition will be in harmony with the scale and aesthetic character of surrounding 
homes.  

 
C. The design materials and amenities utilized in the building addition will be consistent 

with the character of the neighborhood. 
 

The proposed addition to the existing residence is consistent with the existing 
materials, color, and design of subject residence as well as the other residences in 
the neighborhood. The applicant has obtained and provided proof of the 
homeowners association design approval for the proposed addition (Enclosure 6) 
and has obtained an adjacent property owner acknowledgement form for the 
proposed work, which expresses no objections to the planned addition (Enclosure 
7). Furthermore, the proposed addition would be consistent in scale with other 
approved properties mentioned above and the proposed setback will not further 
encroach into the setback area of the existing building footprint. Therefore, the 
overall design of the building addition will be consistent with the scale and general 
character of the neighborhood. 
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Based on an analysis of this request, it has been determined that the proposed addition 
meets the required findings. Therefore, the request for a zero-foot side-yard setback for 
the proposed addition, as depicted in Enclosure 3, is approved. Please include a copy 
of this approval letter on the plans for your next building permit application 
submittal. 
 
Unless an appeal is filed prior to the expiration of the five-day appeal period ending at 5 
p.m. Tuesday, April 14, 2026, the approval granted by this letter shall become effective 
Wednesday, April 15, 2026. 
 
If you have any questions or concerns on this matter, please do not hesitate to contact 
Assistant Planner Siobhan Gumapac-McGuire at 949-724-6351 or via email at 
sgumapac-mcguire@cityofirvine.org. 
 
Sincerely, 
 
 
 
Stephanie Frady, AICP  
Director of Community Development 
 
Enclosures: 

1. Letter of Request 
2. Section 3-37-13, 2.2 Low Density Residential Standards, of the Irvine Zoning 

Ordinance 
3. Preliminary Building Plans 
4. TR 9988 Fence and Wall Exhibit 
5. Examples of Approved Building Site Plans 
6. Homeowners Association Design Approval Letter  
7. Adjacent Property Owner Acknowledgement Form 

 
 
ec:      Alyssa Matheus, Planning Manager 

Nick Melloni, Principal Planner 
File: 00981324-PSD 
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To: City of Irvine, Community Development Department 

Subject: Supporting documentation for a Setback Deviation request 

Property Address: 5 Purple Sage, Irvine 

1. Description of the proposed project

The project includes interior remodeling of the existing floor plan and extending the first
floor rear exterior wall by approximately 30 inches to be flush with and aligned with the
existing second floor.  The push out of the first floor wall to align with the second floor
wall is to allow for a larger kitchen without changing the composition of the original 3
bedroom 2 ½ bath residence.  The addition does not exceed 50% of the existing gross
square footage of the structure and demolition.

The homes in this tract and community were originally built with a shared wall with one 
neighbor.  It is a portion of this wall that we are requesting a setback deviation for and 
have obtained our neighbor’s acknowledgement with no objection. 

2. Provide 3 examples to support the request

The following are 3 homes within our tract that have been granted additions with zero
setback deviations:

4 Purple Sage
1 Sunrose
2 Tumbleweed

3. Describe how the original setback will be in harmony with the neighborhood

The existing shared wall runs along the property line between our residence and our
neighbor’s residence with zero backset.  Because the existing second floor of this
shared wall is not being changed, and only the lower half of this wall is being extended
to meet and align with the existing second floor, the project will not create any
additional shadowing or privacy impacts.

The HOA has conditionally approved this project (see supporting document).

Enclosure 1



4. Character, Materials, and Design 

As also required by the HOA, the extended first floor wall will be matched to the rest of 
the home, as well as the neighbor’s home. 

 

Sincerely, 

Stephen Eng 
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1.

2.
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4.

5.

6.

7.

8.

9.

Sec. 3-37-13. - 2.2 Low Density Residential.

Intent. This category allows zero to 6.5 dwelling units per net acre, which is approximately

equivalent to the General Plan Low Density category of zero to five dwelling units per gross acre.

Attached and conventional housing, as well as other appropriate uses such as churches and child

care centers, are allowed.

(2.2A and 2.2B) University Park (Planning Area 20).

(2.2C) Westpark (Planning Area 14).

(2.2D) Orchard Hills (Planning Area 1).

Intensity standard.

0—6.5 dwelling units per net acre.

2.2C: 0—6.9 dwelling units per net acre (Westpark).

2.2D: 0—31.0 dwelling units per net acre (Planning Area 1). Individual project densities in 2.2D

may exceed 6.5 dwelling units/net acre. However, no individual project may exceed 31.0 dwelling

units/net acre and the overall density within all of 2.2D cannot exceed 6.5 dwelling units/net acre.

For individual residential projects within 2.2D, the development standards to be applied shall

depend on the actual net density of the individual residential product as follows:

For projects from 0 to 6.5 dwelling units per net acre, Section 3-37-13 development standards

shall apply.

For projects from 6.6 to 12.5 dwelling units per net acre, Section 2-37-14 development

standards shall apply.

For projects from 12.6 to 31.0 dwelling units per net acre, Section 3-37-15 development

standards shall apply.

Permitted uses.

Accessory use.

Agriculture (interim use).

Cottage food operations.

Home care.

Home occupation permit.

Information center.

Manufactured structure (up to two years).

Model home sales complex.

Park.

1, 6
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

D.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

Public park facility (only in public parks).

Residential beekeeping as an accessory use. (Only in single-family detached homes and

single-family attached homes with single property ownership of the lot.)

Residential shelter.

Residential, accessory dwelling unit.

Residential, attached.

Residential, single-family detached.

School, public.

Supportive housing — Small.

Transitional housing — Small.

Wireless communication facility (may require a wireless communication facility permit, a

minor conditional use permit, a major conditional use permit or may be prohibited,

depending on the type of installation and the location of the installation site, pursuant to the

review procedures matrix in Section 2-37.5-3).

Conditional uses.

Boarding house.

Child care center.

Church. 

Community facility.

Convalescent home.

Manufactured structure (over two years).

Recreational vehicle storage, private.

Residential care facility.

School, private. 

Senior housing.

Supportive housing — Large.

Transitional housing — Large.

Utility building and facility.

E. Minimum site size 4,000 square feet

2.2D: 3,000 square feet

F. Maximum site coverage 50%

2, 6

3

4
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G. Maximum building height 35 feet

H. Minimum site landscaping Not applicable to Low Density

Residential

I. Building setbacks from:

Freeways, transportation corridors 50 feet

Major highways 50 feet

Primary highways 42 feet

Secondary highways:

In nonresidential areas 35 feet

In residential areas 25 feet

Commuter highways and local streets 15 feet

2.2A: 20 feet

2.3C: 15-foot average, 10-foot minimum

(Westpark)

North-south San Diego Creek ROW 2.2C: 50-foot minimum parking setback

with 65-foot average setback; 65-foot

building setback with 75-foot average

setback (Westpark)

East-west San Diego Creek ROW 2.2C: 30 feet (Westpark)

Private drives 10 feet

Interior boundary if adjacent to residential

uses:

5

1/26/26, 12:59 PM Irvine, CA Zoning

about:blank 3/4



Side 5 feet

Rear 10 feet

Interior boundary if adjacent to

nonresidential uses:

Side 10 feet

Rear 10 feet

Building to building 6 feet

Some permitted uses may have to conform to or fulfill conditions of approval imposed in

conjunction with previous discretionary approvals. Additionally, a Master Plan application may

need to be processed (see Chapter 2-17).

A Master Plan application may be required in addition to a conditional use permit (see Chapter 2-

17).

A church that proposes to locate in an existing permanent building and meets all the general

development standards will not require a conditional use permit (CUP).

A private school for adults (18 years and older) that proposes to locate in an existing permanent

building and meets all the general development standards will not require a conditional use

permit.

Exceptions to these building setback requirements appear on the setback exceptions matrix in

Section 3-27-2.

(Code 1976, § V.E-325.2.2; Ord. No. 92-3, 4-14-92; Ord. No. 92-21, § 6, 11-24-92; Ord. No. 93-7, 6-22-93; Ord.

No. 93-14, § 3, 10-12-93; Ord. No. 94-2, § 3, 2-8-94; Ord. No. 94-7, § 3, 6-14-94; Ord. No. 94-15, § 3, 12-13-94;

Ord. No. 94-16, 12-13-94; Ord. No. 95-3, § 3B, 4-25-95; Ord. No. 95-4, § 1, 5-9-95; Ord. No. 95-7, § 4, 7-11-95;

Ord. No. 95-8, § 3, 7-11-95; Ord. No. 95-12, § 3, 9-12-95; Ord. No. 95-16, § 2, 10-10-95; Ord. No. 96-2, § 2, 1-

23-96; Ord. No. 96-18, § 4, 12-10-96; Ord. No. 05-12, § 6, 6-28-05; Ord. No. 05-13, § 4, 7-12-05; Ord. No. 05-

16, § 2, 7-12-05; Ord. No. 09-02, § 3, 3-24-09; Ord. No. 12-04, § 5(Exh. A), 3-13-12; Ord. No. 12-12, § 5(Exh. A),

9-25-12; Res. No. 15-86, § 3(Exh. A), 8-11-15; Ord. No. 18-05, Exh. A, 4-24-18; Ord. No. 22-07, § 3(Exh. A), 5-10-

22; Ord. No. 22-12, § 4(Exh. A), 8-9-22)
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4 
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BUILDING CODE DATA:
OCCUPANCY: R3
TYPE OF CONSTRUCTION: V-B
SPRINKLERS: NO

GOVERNING BODY:

2022 CALIFORNIA RESIDENTIAL CODE
2022 CALIFORNIA BUILDING CODE
2022 CALIFORNIA PLUMBING CODE
2022 CALIFORNIA ELECTRICAL CODE
2022 CALIFORNIA MECHANICAL CODE
2022 BUILDING ENERGY EFFICIENCY STANDARDS
2022 CALIFORNIA GREEN BUILDING STANDARDS CODE
ALL LOCAL CODES, AMENDMENTS, AND CITY ORDINANCES

PROJECT DESCRIPTION:
FIRST FLOOR ADDITION OF 131 S.F. LIVING SPACE
FIRST FLOOR INTERIOR REMODEL OF 632 S.F.
STAIR LANDING EXTENSION REMODEL

NEW STAIR RAIL
SECOND FLOOR INTERIOR REMODEL OF 80 S.F.
REPLACE ALL EXISTING SHINGLE SIDING 
W/ NEW SHINGLE SIDING

APPLICABLE CODES:

ZONING INFORMATION:
ZONING / 2.2

PROJECT ADDRESS:
5 PURPLE SAGE, IRVINE, CA 92603

CITY OF IRVINE

SHEET INDEX:

T-1
A-1
A-2
AB-1
AB-2

SITE PLAN & COVER SHEET
REMODELED FLOOR PLANS & LOWER ROOF PLAN
REMODELED ELEVATIONS
AS-BUILT FLOOR PLAN
AS-BUILT ELEVATIONS & ROOF PLAN

ARCHITECTURAL DRAWINGS:

BUILDING DATA:
NUMBER OF STORIES: TWO 

EXISTING SQUARE FOOTAGE

PROPOSED FIRST FLOOR:
EXISTING SECOND FLOOR:

SITE COVERAGE TABULATIONS
LOT SQ. FT.:
EXISTING FOOTPRINT:
NEW FOOTPRINT:

EXISTING LOT COVERAGE:
PROPOSED LOT COVERAGE:

TOTAL LIVABLE SPACE:

EXISTING FIRST FLOOR:
EXISTING SECOND FLOOR:

TOTAL LIVING SPACE:

EXISTING GARAGE:

PROPOSED SQUARE FOOTAGE

(HOUSE + GARAGE)

(+131) 1,613 S.F.
961 S.F.

2,574 S.F.

1,482 S.F.
961 S.F.

2,443 S.F.

464 S.F.

7,302 S.F.
1,946 S.F.
2,077 S.F.

26.65%
28.44%
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PROJECT PARTICIPANTS:

OWNER: Mr. & Mrs. Eng
5 Purple Sage
Irvine, CA, 92603

DESIGNER: AKB Consulting
Alex Bishop
90 Vantis Dr. Unit 3043
Aliso Viejo, CA, 92656
ph- (714) 612-6316
alex.k.bishop@gmail.com
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REVISION DATE

JOB NUMBER: 25-22

AKB Consulting hereby expressly 

reserves its common law 

copyright and other property 

rights in these plans. These 

plans are not to be reproduced, 

copied or changed in any form 

or manner whatsoever, nor are 

they to be assigned to any

third party, without first 

obtaining the epxress written 

permission and consent of AKB 

Consulting
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DRAWN: AKB

T-1

COVER SHEET
CURRENT  SET  DATEVICINITY MAP NOT TO SCALE

VERSION

1.

DATE

PRELIMINARY HOA SUBMITAL

DESCRIPTION

SITE  PLAN
SCALE: 1/8" = 1'-0"
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rights in these plans. These 
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Consulting
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REMODELED  FIRST  FLOOR  PLAN
SCALE: 1/4" = 1'-0"

REMODELED  SECOND  FLOOR  PLAN
& LOWER ROOF PLAN SCALE: 1/8" = 1'-0"
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EXAMPLES OF OTHER RESIDENTIAL UNITS 

WITHIN TRACT 9988 
4 Purple Sage 00126976-RBPR – 1993 
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1 Sunrose 00174563-RBPR – 1999 

 

 



 

 

  



2 Tumbleweed 00326904 – 2002 

 

 



 

 

 



The Highlands Community Association
Managed by Optimum Professional Property Management, Inc.

230 Commerce, Suite 250, Irvine, CA 92602
Office (714) 508-9070 / Fax (714) 665-3000

www.optimumpm.com

S Purple Sage
Architectural Request ~ Wall - Block/Brick/Masonry

December 17, 2025

785
Stephen & Nancy Eng
S Purple Sage
Irvine, CA 92603

Property:
Regarding

Dear Homeowner:

The Architectural Review Committee reviewed your architectural application that was received in our
office for: Wall - Block/Brick/MasonryWe are seeking a preliminary HOA approval so that we
can move forward with requesting a Setback Deviation from the city of Irvine. Along with the
city requirement of a preliminary HOA approval, we have also identified 3 examples of other
residential units in our tract that have built additions without a setback. The three examples are: 4
Purple Sage, 1 SunrOSe, and 2 Tumbleweed. Attached are the 1.) Request for Approval of
Modification to Residence form, and 2.) preliminary site plan.

Your applicationhasbeenapproved with the following conditions:

Please see the attached letter for more information.

This modification must be completed within 365 Days; failure to comply may result in you being required
to resubmit your application. All work and future upkeep is to be done at your expense and shall be
performed at a time and in a manner to minimize interference and inconvenience to other homeowners
You shall assume all liability and will be responsible for all damage and/or injury that may result from
performance of this work. If applicable, the required architectural deposit will be held pending completion
and a final inspection by the architectural committee to ensure all requirements were met and common
area(s) of the association was not damaged.

When the work is completed, please complete the attached "Notice of Completion" form and returm to
Optimum Professional Property Management, Inc. Upon Receipt of the Notice of Completion, the
Architectural Committee will be notified that the above referenced modification has been completed and is
ready for inspection.

Furthermore, you are responsible for complying with all applicable federal, state and local laws, codes and
regulations and requirements in connection with this work, and shall obtain any necessary governmental
permits and approval for the work. The Board of Directors, its agent and the Committee have no
responsibility with respect to such compliance and the Board of Directors or its designated Committee's
approval of this request shall not be understood as making of any representation or warranty that the plans,
specifications or work comply with any law, code, regulation or governmental requirement.

Should you have any questions, please do not hesitate to contact us using your owner portal at
http://portal.optimumpm.com. Click on My Items" and leave a comment on the ARC. We appreciate the
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opportunity to be of assistance and thank you for working with us to ensure your community remains the
best that it can be!

At the Direction of the Architectural Committee
The Highlands Community Association



Property Address: 5 PURPLE SAGE

Date Received by Optimum Professional Property Management :

Remarks: PRELIMINARY DESIGN APPROVAL

12-15-2025

(Do Not Write Below This Line. Completed By Architectural Committee Only)

Received by Architectural Committee: Date : 12-15-2025

COMMITTEE COMMENTS: (Check)

APPROVED
VAPPROVAL CONDITIONED AS FOLLOWS:

The Architectural Committee has preliminarily approved your Preliminary Remodel
Plans, attached, under the condition that the following information is added to the
following is added to plans prior to your request to the City (see plans):
1. Sheet T-1: CHANGE "Adjacent Residence" to "Attached Residence"
2. Sheet A-1: ADD the common wall of the attached neighbor's residence on both plan
levels to ensure the City understands this is a single-family attached neighborhood
3. Sheet AB-1: ADD the common wall of the attached neighbor's residence on both
plan levels to ensure the City understands this is a single-family attached
neighborhood.
4. PLEASE SUBMIT FINAL PLANS FOR HOA FINAL REVIEW.

HPOR POLLOAGREASONS-
Suggestions for final plans:
Any modification to your existing common wall (any disruption to the existing fire-rated
drywall for any purpose (electrical, plumbing, framing, etc) will require the approval of
your attached neighbor on the form "Modifications to Residence-Major Review
Process in the area entitled ADJOINING RESIDENCE APPROVAL.

CommitteeSignature(s): Neil Matsui

William Baker

Paul Bresenden

Christene Strong

Scott Meseck

Date: 12-16-2025



From: Optimum Professional Property Management communication@optimumpm.com
Subject: (#XNG184275] ARC Request -5 Purple Sage for Concept Review: Push First Story Back Party Wall to Meet Second Story

Wall
Date: December 15, 2025 at 10:35AM
To: Paul@454creative.com, Baker.w@cox. net, srmeseck@gmail.com, qqzhang@gmail.com, nmmatsui @me.com

Dear Architectural Committee:

This email is being sent to notify you that an ARC request has been received as of 12/15/2025 from
Stephen Eng at5 Purple Sage.The deadline for notification is 45 Days from the date listed as received.

Additional Comments: We are seeking a preliminary HOA approval so that we can move forward with
requesting a Setback Deviation from the city of Irvine. Along with the city requirerment of a preliminary
HOA approval, we have also identified 3 examples of other residential units in our tract that have built
additions without a setback. The three examples are: 4 Purple Sage, 1 Sunrose, and 2 Tumbleweed.
Attached are the 1) Request for Approval of Modification to Residence form, and 2.) preliminary site
plan.
We are seeking a preliminary HOA approval so that we can move forward with requesting a Settback
Deviation from the city of lrvine. Along with the city requirement of a preliminary HOA approval, we have
also identified 3 examples of other residential units in our tract that have built additions without a
setback. The three examples are: 4 Purple Sage, 1 Sunrose, and 2 Tumbleweed. Attached are the 1.)
Request for Approval of Modification to Residence form, and 2.) preliminary site plan.

All committee members have received notice of this request to initiate discussion, as well as a
consensus and decision. Once the ARC Committee has arrived at a decision, please respond with an
official decision in your owner's portal under Board Action Items at http://portal.optimumpm.com and
leave a message on the ARC with the decision. You may also respond directly to this email with your
decision.

Please note that your prompt attention and response is requested to ensure the design guidelines for
your community are properly upheld.

Thank you in advance for helping uphold the guidelines set forth by your association.

Dieu Pham

The Highlands Community Association

This Community is Professionally Managed By:
Optimum Professional Property Management (2)
(714) 508-9070 www.optimumpm.com

Eng Preliminary HOA
Design Set.pdf
1 MB

Modification to Residence
- 5 Purple Sage.pdf
2 MB
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REOUESTFORVARIANCE 

NOTICE OF RE_Q__UESTED VARIANCE 

Plans have been submitted to the Association that require a 
variance before architectural approval can be granted. The 
Applicant is hereby requesting consideration of a variance as 
stated below. As the proposed improvement may affect the 
Association's interests, the Request for Variance, when properly 
completed, will be published in the Association Newsletter as 
notification to the membership of the Request. If you wish to ask 
questions, oppose or support the variance request, or express any 
other position with respect to the request, you should submit your 
comments in writing to the Association's Management Company. 

This Variance will be discussed at the next regularly scheduled 
General Meeting. Please contact the Association's Property 
Management Company for the date, time and location. 

NAME �ty\u,,, .,,J_ N.1wt'l � 
ADDRESS: 5 ?l,\{"f \u ��e..,

Irvine, CA 92603 

Amended January 28, 2016 

THE SPECIFIC VARIANCE THAT HAS BEEN REQUESTED 

?\X.h. 0111 :\� �\r,;71 �,\-�ri �\:- \JJ,1A\.

11:IE APPLICANT'S REASON FOR THE VARIAN CE REQUEST 

1'uutk tnJ.. ,�w"!�v(l., -r\.u. krt�,

Plans and this completed form are available for review in the 
Highlands Property Management Company office. If you wish to 
review the plans, you should do so in advance of the hearing. 

Date of Request:� 

MAIL COMPLETED REQUEST FOR V ARIANCETO: 

Optimum Property Management 


	Subject:  Residential Setback Deviation for 5 Purple Sage in Planning Area 21 (Turtle Rock); File No. 00981324-PSD



