
 

 

   
 

    

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

May 11, 2026 
 
 
Mr. Adam Antoniades 
Antoniades Family Trust                                                   Sent Via Email 
38 Seton                      
Irvine, CA 92612 
 
Subject:  Residential Setback Deviation for 38 Seton in Planning Area 20 

(University Park); File No. 00982548-PSD 
 
Dear Mr. Antoniades: 
 
Community Development Department staff reviewed your request for a deviation from 
the required side-yard setback for a proposed residential addition at 38 Seton in 
Planning Area 20 (University Park) (Enclosure 1). The property is zoned 2.2B Low 
Density Residential and is subject to the general development standards contained in 
Section 3-37-13 of the Irvine Zoning Ordinance (Enclosure 2). 
 
In August 2024, building plans were submitted to permit the conversion of an 
approximately 115-square-foot atrium to habitable space along an existing zero-foot 
side-yard setback (Enclosure 3). These plans also include a 680-square-foot first floor 
interior remodel area that complies with all applicable planning development standards 
and does not require any deviations. The remodel includes permitting for two 
emergency egress windows along the zero-foot side-yard setback which requires 
recordation of a 3-foot-wide “no build” easement on the adjacent property for the 
purposes of emergency egress (Enclosure 7). 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 122 of Tract 5788) is developed with a one-story home that 
fronts a private drive to the west and is surrounded by residential units to the north, 
south, east, and west. The existing residence was approved by the City in 1976, as 
evidenced by the approved original building permit (Enclosure 4). The existing home 
was legally built with a zero-foot setback along the eastern and western property lines in 
compliance with Irvine Zoning Ordinance standards in place at that time. 
 
Section 3-27-13 of the 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 findings for a setback 
deviation request can be made: 
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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. 

 
The proposed 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 
that have legally built additions similar to the proposed request. Staff identified the 
following six approved residences within Tract 5788 with first- and/or second-story 
additions built at the reduced side-yard setback (Enclosure 5): 
 

• 23 Iron Bark Way, approved in 1980 (Permit No. 00041117) and approved in 
1992 (File No. 00123038-RBPR)  

• 27 Rockrose Way, approved in 1998 (File No. 00165391-RBPR)  
• 18 Queens Wreath Way, approved in 2001 (File No. 00302652-RBPR)  
• 77 Seton Road, approved in 2004 (Permit No. 00358984)  
• 102 Seton Road, approved in 2008 (File No. 00464186-RBPR)    
• 21 Rockrose Way, approved in 2023 (File No. 00920908-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 addition with a zero-foot side-yard setback will be in harmony 
with the character of the neighborhood. Other residential units within Tract 5788 
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 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 
neighborhood.  

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

with the character of the neighborhood. 
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The proposed addition to the existing residence will be consistent with the existing 
materials, color, and design of subject residence as well as the other residences in 
the neighborhood. The applicant has submitted a hold harmless letter as they are 
moving forward without obtaining the required homeowners association design 
approval for the proposed addition but has obtained an adjacent property owner 
acknowledgement form for the proposed work, which expresses no objections to the 
planned addition (Enclosures 6 and 7). Furthermore, the proposed addition would be 
consistent in scale with other approved properties, as 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. 
 

Based on an analysis of this request, it has been determined that the proposed addition 
meets the required findings to grant a setback deviation. Therefore, the request for a 
zero-foot side-yard setback for the proposed remodel, 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. 
 
The approval is subject to the following conditions of approval:   
 
PRIOR TO THE ISSUANCE OF BUILDING PERMITS 
 
Condition 3.30         RECORDATION OF NO BUILD EASEMENT 
 
Prior to the issuance of building permits for the proposed structure modification, the 
applicant shall provide the Director of Community Development a copy of the recorded 
instrument as depicted in the “Grant of Easement” document attached hereto as 
Attachment 7. 
 
MISCELLANEOUS 
 

Standard Condition 4.13                                HOMEOWNER ASSOCIATION APPROVAL 
 
Prior to final building inspection, the applicant shall provide evidence of required 
approvals from the University Community Association Homeowners Association (HOA) 
shall to the Director of Community Development or designee. Compliance with 
Homeowners Association requirements shall not relieve the applicant from compliance 
with all City regulations, conditions of approval or applicable codes. 
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Standard Condition 6.1                                           DISCRETIONARY CASE CHARGES  
  
The applicant is responsible for paying all charges related to the processing of this 
discretionary case application within 30 days of the issuance of the final invoice or prior 
to the issuance of building permits for this project, whichever occurs first. Failure to pay 
all charges shall result in delays in the issuance of required permits or may result in the 
revocation of the approval of this application.   

Standard Condition 6.2                                        LEGAL ACTION - HOLD HARMLESS  
  
In accordance with the provisions of Section 5-5-114 of the Irvine Municipal Code and 
Government Code Section 66474.9, the applicant shall defend, indemnify, and hold 
harmless the City of Irvine and its agents, officers, and employees from and against any 
claim, action, or proceeding against the City agency or its agents, officers, or employees 
to attack, set aside, void, or annul an approval by the City, including, without limitation, 
an action by an advisory agency, appeal board, or legislative body concerning this 
discretionary approval. This defense and indemnification shall include the payment of all 
legal costs incurred on behalf of the City in connection with the application, and the 
defense of any claim, action or proceeding challenging the approval. The City will we 
promptly notify the applicant of any claim, action, or proceeding and will cooperate fully 
in the defense.    
  
In the event a legal challenge to the discretionary approval is successful, and an award 
of attorney fees is made to the challenger, the applicant shall be responsible to pay the 
full amount of such an award.   

Unless an appeal is filed prior to the expiration of the five-day appeal period ending at 5 
p.m. Monday, May 18, 2026, the approval granted by this letter shall become effective
Tuesday, May 19, 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 

mailto:sgumapac-mcguire@cityofirvine.org
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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 (File No. 00938489-RRA) 
4. Original 1976 Building Permit for 38 Seton 
5. Examples of Approved Building Site Plans 
6. Homeowner Association Exception and Indemnification Letter  
7. No-Build Easement and Adjacent Property Owner Approval 

 
ec:      Alyssa Matheus, Planning Manager 

Nick Melloni, Principal Planner 
File: 00982548-PSD 



Adam and Lisa Antoniades 

38 Seton Road 

Irvine, CA. 92612 

1-858-699-6423

adamantoniades@gmail.com

04/15/26

Krysta Christensen | Assistant Planner 

Community Development 

949-724-6457 | 1 Civic Center Plaza, Irvine, CA 92606

kchristensen@cityofirvine.org | cityofirvine.org

Subject: Variance Request for Setback Requirement at [Your Property Address] 

Dear Ms. Christensen:  

I am writing to formally request a variance from the standard side setback requirements for my 

property located at 38 Seton Road, Irvine, CA, 92652 as defined in Section 3-27-13 of the 

Zoning Ordinance. 

The current zoning regulation requires a five foot set back, but I am requesting a variance to 

allow for zero setback. This deviation is necessary to allow for the conversion of an internal 

Atrium (within the footprint of the existing property) to be converted from an internal space with 

no roof to an extension of the kitchen within the property 

Justification for Variance 

Granting this variance is requested due to unique circumstances related to my property: 

● Unique Property Constraints: There is in fact no 5” setback from the external property

of the home, because the home was built in 1968 the external wall of the home is directly

in line with the property line.  This fact means that we are not requesting any change

living space as the modifications we seek to make are already within the existing property

walls.

● No Adverse Impact: The requested variance will not impact the light, air, or privacy of

neighboring properties, nor will it be detrimental to the general welfare of the

neighborhood because it is in fact still within the footprint of the existing home and

surrounded by the existing external walls of the property. Therefore it does not increase

the footprint or the square footage of the existing property

● Consistency: The proposed improvement will maintain the character of the

neighborhood and is consistent with the surrounding properties.

ENCLOSURE 1

mailto:kchristensen@cityofirvine.org
http://cityofirvine.org/


Attached to this letter are the following items;  

 

1. No build easement declaration agreement from adjacent property owners agreeing to the 

declaration 

2. Letter from other neighbors not objecting to the modifications  

3. Site plans, elevations, and photographs (before and after) illustrating the proposed 

construction and the site limitations.  

 

Thank you for considering this request. I am available for any questions, and I look forward to 

discussing this at the upcoming hearing. 

 

 

Sincerely, 

 

 
 

Adam Antoniades 
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C.

1.

2.

3.

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

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

about:blank 1/4ENCLOSURE 2
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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)

1 

2 

3 

4 

5 
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RESIDENTIAL ADDITION/ALTERATION PLANS

THE CITY OF IRVINE

VICINITY MAP LOCATION MAP

1

PROJECT INFORMATION REQUIREMENTS
PROJECT LOCATION:  <38 Seton Rd. Irvine, CA 92612>

PROJECT DESCRIPTION:  <EXISTING ATRIUM REMOVAL. NEW KITCHEN LAYOUT. (2) NEW WINDOWS IN BEDROOMS. (N) WALK-IN SHOWER IN (2)
BATHROOM. (N) UTILITY SINK, (N) LOCATION OF WASHER/DRYER. TOTAL REMODEL OF 680 SF.>

SPRINKLERS:  <YES "NO">  WHERE THE EXISTING BUILDING IS EQUIPPED WITH AUTOMATIC FIRE SPRINKLERS, ANY NEWLY CREATED LIVING,
SLEEPING, EATING, COOKING, OR SANITATION AREA SHALL BE EQUIPPED WITH AUTOMATIC FIRE SPRINKLERS; INCLUDING, BUT NOT LIMITED
TO, CONVERTED ATTICS, CARPORTS WITH NEW HABITABLE SPACE ABOVE, AND ENCLOSED PATIO COVERS/CALIFORNIA ROOMS.

ANY ADDITION OR MODIFICATION TO AN EXISTING FIRE SPRINKLER SYSTEM IS SUBJECT TO A SEPARATE APPROVAL AND PERMIT FROM THE
ORANGE COUNTY FIRE AUTHORITY (OCFA).

CITY OF IRVINE MUNICIPAL CODE (IMC) AND INFO. BULLETINS (IB)
[NOTE:  COMPLETE IMC TEXT IS AVAILABLE ON THE INTERNET AT WWW.MUNICODE.COM]

THE DESIGN AND CONSTRUCTION OF THIS PROJECT SHALL COMPLY WITH ALL APPLICABLE IRVINE MUNICIPAL CODE PROVISIONS AND/OR
PUBLISHED INFORMATION BULLETINS INCLUDING BUT NOT LIMITED TO:

LIMITS OF PROJECT DURATION [IB 222]

ABSOLUTE MAXIMUM DURATIONS FOR CONSTRUCTION PROJECTS RELATING TO EXISTING RESIDENCES:
- 18 MONTHS - ROOM ADDITIONS OR MAJOR RECONSTRUCTIONS
- 12 MONTHS - POOLS AND SPAS.
- 6 MONTHS - INTERIOR REMODELING, MINOR RECONSTRUCTION, PATIO COVERS, FIREPLACES, SKYLIGHTS, PHOTOVOLTAIC SYSTEMS,

WATER HEATERS, HVAC.

THESE DURATIONS COMMENCE ON THE DAY A PERMIT IS ISSUED.  PROJECTS FAILING TO FINISH ON TIME ARE SUBJECT TO LEGAL ACTION
INCLUDING THE ASSESSMENT OF FINES.

LOT DRAINAGE AND EXTERIOR WALL REQUIREMENTS (IB 273)

LOTS SHALL SHEET FLOW AWAY FROM RESIDENCE A MINIMUM OF 5 FEET AT 2 PERCENT SLOPE.  EXTERIOR WALL COVERING OF PLASTER OR
STUCCO SHALL BE PROVIDED WITH A WEEP SCREED LOCATED AT OR BELOW THE FOUNDATION PLATE LINE, AND 4 INCHES ABOVE EARTH OR
2 INCHES ABOVE PAVEMENT.

SURVEY REQUIREMENTS TO ESTABLISH PROPERTY LINE SETBACKS [IB 302]

THE PROPOSED RESIDENTIAL ADDITION <IS NOT> LOCATED IN AN EXISTING SIDE YARD OR WILL EXTEND TO WITHIN ONE FOOT OF A
REQUIRED FRONT OR REAR YARD SETBACK.

SEE SHEET <N/A> FOR SITE SURVEY, PREPARED BY A CALIFORNIA-LICENSED LAND SURVEYOR OR CIVIL ENGINEER.

WATER CONSERVING PLUMBING FIXTURES [IB 321]

RESIDENTIAL BUILDINGS FOR WHICH AN INITIAL FINAL INSPECTION WAS RECEIVED ON OR BEFORE JANUARY 1, 1994 SHALL HAVE ALL
NONCOMPLIANT PLUMBING FIXTURES REPLACED WITH WATER-CONSERVING PLUMBING FIXTURES IN ACCORDANCE WITH IB 321 OR SHALL BE
SELF-CERTIFIED USING THE CITY WATER CONSERVING PLUMBING FIXTURE CERTIFICATION FORM.

ATTIC AND UNDERFLOOR VENT COVERS [IMC 5-9-401 E. & 5-9-402 L.]

ALL NEW ROOF AND UNDER-FLOOR VENT OPENINGS SHALL BE COVERED WITH NON-COMBUSTIBLE, CORROSION RESISTANT,  METAL WIRE
MESH OR OTHER MATERIALS HAVING OPENINGS OF 1/16 INCH MINIMUM TO 1/8 INCH MAXIMUM. (CBC 706A.2) SEE DETAIL <N/A>

ROOFING [IMC 5-9-401 F. & 5-9-402 M.]

ALL NEW ROOF COVERING MATERIAL SHALL BE CLASS A AS TESTED IN ACCORDANCE WITH UL 790 OR ASTM E108.

CONSTRUCTION WASTE [IMC SECT. 6-7]

RECYCLING OF MATERIALS SHALL CONFORM TO THE CONSTRUCTION AND DEMOLITION MATERIALS RECYCLING REQUIREMENTS OF THE CITY
OF IRVINE MUNICIPAL CODE (IMC) SECTIONS 6-7-1001 THROUGH 6-7-1012.

CONSTRUCTION WORK HOURS [IMC SECT. 6-8-205]

MON-FRI 7 AM TO 7 PM
SAT    9 AM TO 6 PM
NO WORK ON SUNDAYS OR FEDERAL HOLIDAYS

SPECIAL INSPECTION
THIS PROJECT IS SUBJECT TO THE FOLLOWING SPECIAL INSPECTIONS PER CALIFORNIA BUILDING CODE (CBC) CHAPTER 17 AND SHALL
FOLLOW THE REQUIREMENTS AS DEFINED IN CITY OF IRVINE INFORMATION BULLETIN NO. 278:
IB 181 INCLUDES CITY OF IRVINE SPECIAL INSPECTION REQUIREMENTS FOR CONCRETE PLACEMENT IN FOUNDATIONS AND SLAB ON GRADE
FOR RESIDENTIAL PROJECTS.

<"N/A">

VERY HIGH FIRE HAZARD SEVERITY (VHFHS) AREA (CRC SECTION
R337)
<SELECT ONE OF THE FOLLOWING OPTIONS: THE FOLLOWING REQUIREMENTS APPLY IN THEIR ENTIRETY; THE FOLLOWING REQUIREMENTS
ARE NOT APPLICABLE AS THE PROJECT IS NOT WITHIN A VERY HIGH FIRE HAZARD SEVERITY ZONE; THE FOLLOWING REQUIREMENTS APPLY
AS INDICATED BY THE APPROVED FIRE PROTECTIONS PLAN>

FOR APPROVED FIRE PROTECTION PLAN, SEE <INSERT PLAN SHEET WHERE APPROVED FIRE PROTECTION PLAN IS PROVIDED>

FOR ADDITIONAL INFORMATION, CALL 949-724-6522 OR 949-724-6524.

NATURAL GAS SYSTEM GENERAL NOTES
1. ACCEPTABLE PIPE MATERIALS:
· BLACK STEEL SCHEDULE 40 - ASME B36.10, ASTM A53, OR ASTM A106.
· ALUMINUM ALLOY - ASTM B241. MUST BE COATED TO PROTECT AGAINST EXTERNAL CORROSION; NOT ALLOWED IN EXTERIOR

LOCATIONS OR UNDERGROUND.
· CORRUGATED STAINLESS STEEL - CSA LC-1
· POLYETHYLENE (PE) PLASTIC - ASTM D2513. ALLOWED FOR INSTALLATION OUTDOORS, UNDERGROUND ONLY; INSTALL TRACER WIRE

(THICKNESS AWG 14) TO FACILITATE LOCATING.
2. METALLIC PIPE JOINTS AND FITTINGS SHALL BE THREADED, FLANGED, BRAZED, WELDED, OR PRESS-CONNECT FITTINGS. (CPC

1208.6.10.1)
3. PLASTIC PIPE JOINTS AND FITTINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S INSTALLATION

INSTRUCTIONS. (CPC 1208.6.11)
4. UNDERGROUND PIPING INSTALLATION:
· METALLIC PIPING IS PROHIBITED FOR UNDERGROUND INSTALLATION IN THE CITY OF IRVINE.
· MINIMUM 18 INCHES BELOW GROUND. (CPC 1210.1.1)
· WHERE INSTALLED THROUGH THE OUTER FOUNDATION OR BASEMENT WALL, ENCASE IN A PROTECTIVE SLEEVE. THE SPACE BETWEEN

THE PIPE AND THE SLEEVE, AND THE SLEEVE AND THE WALL MUST BE SEALED. (CPC 1210.1.5)
· WHERE INSTALLED UNDERGROUND BENEATH BUILDINGS, ENCASE IN A CONDUIT DESIGNED TO WITHSTAND THE IMPOSED LOADS. (CPC

1210.1.6)
5. APPLIANCES CONNECTED TO THE GAS PIPING SYSTEM SHALL HAVE AN ACCESSIBLE MANUAL SHUT-OFF VALVE EACH SERVING A SINGLE

APPLIANCE AND INSTALLED WITHIN 6 FEET OF THE APPLIANCE IT SERVES. (CPC 1212.6)

CALIFORNIA BUILDING ENERGY EFFICIENCY STANDARDS
PROVISIONS OF THE CALIFORNIA BUILDING ENERGY EFFICIENCY STANDARD APPLY TO THIS PROJECT.  SEE SHEET <N/A> FOR COMPLETE
COMPLIANCE DOCUMENTATION.

CALIFORNIA GREEN BUILDING STANDARDS CODE
PROVISIONS OF THE CALIFORNIA GREEN BUILDING STANDARDS CODE APPLY TO ALL RESIDENTIAL ALTERATIONS THAT INCREASE THE
BUILDING'S CONDITIONED AREA, VOLUME, OR SIZE.  SEE SHEET <T-24-1 THRU T-24-3> FOR APPLICABLE GREEN BUILDING STANDARDS NOTES
AND REQUIREMENTS.

PRE-CONSTRUCTION MEETING REQUIREMENT
ALL CONSTRUCTION PROJECTS INVOLVING ADDITIONS TO RESIDENTIAL STRUCTURES OVER 500 SQ.FT. SHALL NOT COMMENCE UNTIL A
PRE-CONSTRUCTION MEETING HAS BEEN HELD. THESE MEETINGS, WHILE NOT REQUIRED BY CITY CODE FOR RESIDENTIAL IMPROVEMENTS,
ARE BENEFICIAL FOR THIS TYPE OF RESIDENTIAL ADDITIONS. TO SCHEDULE A PRE-CONSTRUCTION MEETING CONTACT RICK OLSON,
RESIDENTIAL INSPECTIONS SUPERVISOR AT (949)724-6530.

KITCHEN REMODEL GENERAL NOTES
1. THE MAXIMUM FLOW RATE STANDARD FOR NEW SINK FAUCETS SHALL BE 1.8 GPM AT 60 PSI. IN COMPLIANCE WITH THE CALIFORNIA

PLUMBING CODE.

KITCHEN RANGE HOOD AIRFLOW RATES

1. CALIFORNIA ENERGY CODE (CEnC) TABLE 150.0-G: KITCHEN RANGE HOOD AIRFLOW RATES (CFM) AND ASTM E3087 CAPTURE
EFFICIENCY (CE) RATINGS ACCORDING TO DWELLING UNIT FLOOR AREA AND KITCHEN RANGE FUEL TYPE.

KITCHEN LIGHTING

1. ALL NEW OR ALTERED LIGHTING SHALL COMPLY WITH CURRENT MANDATORY FEATURES PER CALIFORNIA ENERGY CODE (CEnC)
SECTION 150.0(k).

2. ALL NEW AND ALTERED LUMINAIRES SHALL BE HIGH EFFICACY IN ACCORDANCE WITH CEnC TABLE 150.0-A.
3. RECESSED DOWN-LIGHT LUMINAIRES INSTALLED IN INSULATED CEILINGS SHALL BE PROVIDED WITH ZERO RECESS INSULATION

CONTACT (IC) LISTED BY UNDERWRITERS LABORATORY (UL) OR EQUIVALENT AND AIR TIGHT (AC) LABEL FIXTURES.
4. LED LUMINAIRES SHALL BE INSTALLED IN LED FIXTURES RATED FOR THE SPECIFIC WATTAGE.
5. LIGHTING FROM ADJACENT KITCHEN AREA SUCH US DINING AND NOOK AREAS SHALL HAVE SEPARATE CONTROLS IF NOT PART OF THE

AREA OF REMODEL.

KITCHEN ELECTRICAL OUTLETS

1. ALL ELECTRICAL 125V THROUGH 250V OUTLETS INSTALLED TO SERVE THE COUNTERTOP SURFACE IN A KITCHEN OR WITHIN 6 FT FROM
THE TOP INSIDE EDGE OF THE SINK BOWL SHALL HAVE GROUND-FAULT CIRCUIT-INTERRUPTER PROTECTION (GFCI) PER CEC 210.8
(A)(6)(7).

2. ALL 120-VOLT, SINGLE-PHASE, 15- AND 20-AMP BRANCH CIRCUITS SUPPLYING OUTLETS OR DEVICES IN KITCHENS SHALL BE PROTECTED
BY A LISTED COMBINATION-TYPE ARC-FAULT CIRCUIT INTERRUPTER, INSTALLED TO PROVIDE PROTECTION OF THE ENTIRE BRANCH
CIRCUIT, OR BY OTHER METHOD IN ACCORDANCE WITH CEC 210.12(A).  (CEC 210.12(A)(1))

3. RECEPTACLE OUTLETS SHALL BE INSTALLED ON OR WITHIN 20 INCHES ABOVE COUNTERTOPS AND WORK SURFACES SUCH THAT:
3.1. NO POINT ALONG THE WALL LINE ADJACENT TO COUNTERTOPS AND WORK SURFACES AT LEAST 12 INCHES IN WIDTH IS MORE

THAN 24 HORIZONTAL INCHES FROM A RECEPTACLE OUTLET.  COUNTERTOP BEHIND A RANGE OR SINK IS EXEMPT UNLESS SUCH
COUNTERTOP IS AT LEAST 12 INCHES WIDE OR 18 INCHES WIDE FOR A CORNER INSTALLATION.

3.2. AT LEAST ONE RECEPTACLE SHALL BE INSTALLED AT EACH ISLAND OR PENINSULAR COUNTERTOP SPACE WITH A LONG DIMENSION
OF AT LEAST 24 INCHES AND A SHORT DIMENSION OF AT LEAST12 INCHES.  (CEC 210.52(C))

4. AT LEAST ONE GFCI PROTECTED RECEPTACLE OUTLET SHALL BE INSTALLED AT EACH ISLAND COUNTERTOP WITH A LONG DIMENSION
OF 2 FEET OR GREATER AND A SHORT DIMENSION OF 12 INCHES OR GREATER PER CEC SECTION 210.52(C)(2).

5. AT LEAST ONE GFCI PROTECTED RECEPTACLE OUTLET IS TO BE INSTALLED AT EACH PENINSULAR COUNTERTOP WITH A LONG
DIMENSION OF 3 FEET OR GREATER AND A SHORT DIMENSION OF 12 INCHES OR GREATER PER CEC 210.52(C)(3).

6. RECEPTACLE OUTLETS SHALL BE LOCATED ON OR ABOVE, BUT NO MORE THAN 20 INCHES ABOVE THE COUNTER TOP PER CEC
210.52(C)(3)(1).

7. PROVIDE A MINIMUM OF TWO 20 AMPS SMALL APPLIANCE BRANCH CIRCUITS FOR RECEPTACLES IN THE KITCHEN PER CEC 210.11(C)(1).

BATHROOM REMODEL GENERAL NOTES
1. THE MAXIMUM FLOW RATE STANDARDS FOR NEW PLUMBING FIXTURES SET BY THE CALIFORNIA GREEN BUILDING STANDARDS CODE

(CGBSC 4.303) ARE AS FOLLOWS:
A. WATER CLOSETS 1.28 GALLONS PER FLUSH (SEE NOTE 2)
B. SHOWER HEADS 1.8 GPM @ 80 PSI  (SEE NOTE 1)
C. LAVATORY FAUCETS 1.2 GPM @ 60 PSI

NOTES:
(1) WHEN SHOWER IS SERVED BY MORE THAN ONE SHOWER HEAD, THE COMBINED FLOW RATE OF ALL SHOWER HEADS AND/OR
OTHER SHOWER OUTLETS CONTROLLED BY A SINGLE VALVE SHALL NOT EXCEED 1.8 GALLONS PER MINUTE AT 80 PSI OR THE
SHOWER SHALL BE DESIGNED TO ALLOW ONLY ONE SHOWER OUTLET TO BE IN OPERATION AT ONE TIME.
(2) THE EFFECTIVE FLUSH VOLUME OF DUAL FLUSH TOILETS IS DEFINE AS THE COMPOSITE, AVERAGE FLUSH VOLUME OF TWO
REDUCED FLUSHES AND ONE FULL FLUSH.

2. BATHTUB AND SHOWER FLOORS, WALLS ABOVE BATHTUBS WITH INSTALLED SHOWER HEADS, AND SHOWER COMPARTMENTS SHALL BE
FINISHED WITH A NONABSORBENT SURFACE TO A HEIGHT OF 72 INCHES ABOVE THE FLOOR. (CRC R307)

3. ALL GLAZING LESS THAN 60 INCHES ABOVE A SHOWER OR TUB FLOOR SHALL BE SAFETY GLAZING TYPE.  (CRC R308.4.5)
4. ALL 125-VOLT, SINGLE-PHASE, 15- AND 20-AMP BATHROOM RECEPTACLES SHALL HAVE GROUND-FAULT CIRCUIT INTERRUPTER (CFCI)

PROTECTION.
5. BATHROOM BRANCH CIRCUITS: AT LEAST ONE 120-VOLT, 20-AMP BRANCH CIRCUIT SHALL BE PROVIDED TO SUPPLY BATHROOM

RECEPTACLE OUTLETS. OTHER EQUIPMENT, SUCH US LIGHTING, EXHAUST FANS) WITHIN THE SAME BATHROOM MAY BE SUPPLIED BY
THE SAME BRANCH CIRCUIT WHERE THE BRANCH CIRCUIT SUPPLIES A SINGLE BATHROOM ONLY (CEC 210.11(C)(3)).

6. BATHROOM ELECTRICAL OUTLETS: AT LEAST ONE RECEPTACLE OUTLET SHALL BE INSTALLED IN BATHROOMS WITHIN 3 FEET OF THE
OUTSIDE EDGE OF EACH BASIN. THE RECEPTACLE OUTLET SHALL BE LOCATED ON A WALL OR PARTITION THAT IS ADJACENT TO THE
BASIN OR BASIN COUNTERTOP, OR INSTALLED ON THE SIDE OR FACE OF THE BASIN CABINET.  IN NO CASE SHALL THE RECEPTACLE BE
LOCATED MORE THAN 12 INCHES BELOW THE TOP OF THE BASIN (CEC 210.52 (D)).

7. RECEPTACLES AT BATHTUBS AND SHOWER SPACES SHALL NOT BE INSTALLED WITHIN 3 FEET HORIZONTAL AND 8 FEET VERTICAL FROM
THE TOP OF THE BATHTUB RIM OR THE SHOWER THRESHOLD. (CEC 406.9(C))

8. PRIVATE BATHROOMS WITH A BATHTUB OR SHOWER SHALL BE PROVIDED WITH ENERGY STAR COMPLIANT EXHAUST FANS
CONTROLLED BY A HUMIDITY CONTROL, AND HAVING A MINIMUM CAPACITY OF 20 CFM CONTINUOUS OR 50 CFM INTERMITTENT. (CMC
TABLE 403.7, CGBSC 4.506.1)

9. WATER CLOSETS AND BIDETS SHALL BE INSTALLED A MINIMUM OF 15 INCHES FROM ANY WALL OR OBSTRUCTION MEASURED TO THE
CENTERLINE OF THE FIXTURE, AND 30 INCHES TO A SIMILAR FIXTURE MEASURED CENTERLINE TO CENTERLINE.  THE CLEAR FLOOR
SPACE IN FRONT OF A WATER CLOSET, LAVATORY, OR BIDET SHALL BE NOT LESS THAN 24 INCHES. (CPC 402.5)

10. FIXTURES HAVING CONCEALED SLIP JOINT CONNECTIONS SHALL BE PROVIDED WITH AN ACCESS PANEL OR UTILITY SPACE NOT LESS
THAN 12 INCHES IN ITS LEAST DIMENSION.  (CPC 402.10)

11. SHOWERS SHALL HAVE A WASTE OUTLET AND FIXTURE TAILPIECE (P-TRAP) NOT LESS THAN 2 INCHES IN DIAMETER. (CPC 408.4)
12. SHOWER THRESHOLD (WHERE PROVIDED) SHALL BE OF SUFFICIENT WIDTH TO ACCOMMODATE A MINIMUM 22 INCHES DOOR. SHOWER

DOOR SHALL OPEN SO AS TO MAINTAIN NOT LESS THAN 22 INCHES UNOBSTRUCTED OPENING FOR EGRESS. (CPC 408.5)
13. SHOWER COMPARTMENTS, REGARDLESS OF THE SHAPE, SHALL HAVE A MINIMUM FINISHED INTERIOR OF 1024 SQUARE INCHES AND

SHALL ALSO BE CAPABLE OF ENCOMPASSING A 30 INCH CIRCLE. (CPC 408.6)
14. CONTROL VALVES AND SHOWERHEADS SHALL BE LOCATED ON THE SIDEWALL OF SHOWER COMPARTMENTS OR OTHERWISE

ARRANGED SO THAT THE SHOWERHEAD DOES NOT DISCHARGE DIRECTLY AT THE ENTRANCE OF THE COMPARTMENT.  (CPC 408.9)
15. WHERE TWO SEPARATE HANDLES CONTROL THE HOT AND COLD WATER, THE LEFT-HANDED HANDLE SHALL CONTROL HOT WATER.

(CPC 417.5)
16. THE NUMBER OF WATER CLOSETS SERVED BY A 3-INCH DRAIN SHALL NOT EXCEED FIVE.  (CPC TABLE 703.2)
17. NEWLY INSTALLED LUMINAIRES IN A BATHROOM:

17.1. SHALL BE HIGH EFFICACY AND MEET THE APPLICABLE REQUIREMENTS OF CEnC TABLE 150.0-A. (CEnC 150.0(k)1.A)
17.2. WHEN RECESSED, SHALL BE LISTED FOR ZERO CLEARANCE, LABELED TO CERTIFY AIR LEAKAGE LESS THAN 2 CFM, SEALED WITH A

GASKET OR CAULK BETWEEN THE HOUSING AND THE CEILING, AND SHALL NOT CONTAIN SCREW BASE SOCKETS.  (CEnC
150.0(k)1.C)

17.3. SHALL BE CONTROLLED SEPARATELY FROM EXHAUST FANS.  (CEnC 150.0(k)2.G)
17.4. SHALL HAVE READILY ACCESSIBLE WALL-MOUNTED CONTROLS ALLOWING THE LIGHTS TO BE MANUALLY TURNED ON AND OFF.

(CEnC 150.0(k)2.A)
17.5. SHALL NOT HAVE CONTROLS THAT BYPASS A DIMMER, OCCUPANT SENSOR, OR VACANCY SENSOR.  (CEnC 150.0(k)2.B)
17.6. SHALL HAVE AT LEAST ONE LUMINAIRE CONTROLLED BY AN OCCUPANT OR VACANCY SENSOR PROVIDING AUTOMATIC-OFF

FUNCTIONALITY.  (CEnC 150.0(k)2.E.i)
17.7. THAT ARE OR CONTAIN LIGHT SOURCES THAT MEET REFERENCE JOINT APPENIDIX JA8 REQUIREMEMENTS FOR DIMMING, AND THAT

ARE NOT CONTROLLED BY AN OCCUPANT OR VACANCY SENSOR, SHALL HAVE DIMMING CONTROLS.  (CEnC 150.0(k)2.D)

OUTDOOR COOKING APPLIANCE
REFER TO CALIFORNIA MECHANICAL CODE SECTION 923.0 FOR OUTDOOR COOKING APPLIANCES.
923.1 LISTED UNITS: LISTED OUTDOOR COOKING APPLIANCES SHALL BE INSTALLED IN ACCORDANCE WITH THEIR LISTING AND THE
MANUFACTURER'S INSTALLATION INSTRUCTION.
923.2 UNLISTED UNITS: UNLISTED OUTDOOR COOKING APPLIANCES SHALL BE INSTALLED OUTDOORS WITH CLEARANCES TO COMBUSTIBLE
MATERIALS OF NOT LESS THAN 36 INCHES AT THE SIDES AND BACK AND NOT LESS THAN 48 INCHES AT THE FRONT. IN NO CASE SHALL THE
APPLIANCE BE LOCATED UNDER OVERHEAD COMBUSTIBLE CONSTRUCTION.

OUTDOOR  DECORATIVE APPLIANCES
REFER TO CALIFORNIA MECHANICAL CODE SECTION 932.0 FOR OUTDOOR OPEN FLAME DECORATIVE APPLIANCES.
932.1.1 LISTED UNITS: LISTED OUTDOOR OPEN FLAME DECORATIVE APPLIANCES SHALL BE INSTALLED IN ACCORDANCE WITH THE
MANUFACTURER'S INSTALLATION INSTRUCTION (NFPA 54:10.32.1)
932.1.2 UNLISTED UNITS: UNLISTED OUTDOOR OPEN FLAME DECORATIVE APPLIANCES SHALL BE INSTALLED OUTDOORS IN ACCORDANCE
WITH THE MANUFACTURER'S INSTALLATION AND CLEARANCES TO COMBUSTIBLE MATERIALS OR NOT LESS THAN 36 INCHES FROM THE
SIDES. IN NO CASE SHALL THE APPLIANCE BE LOCATED UNDER OVERHEAD COMBUSTIBLE CONSTRUCTION. (NFPA 54:10.32.2)

DOOR /WINDOW REPLACEMENT
REPLACEMENTS OF DOORS AND WINDOWS HAVING THE SAME DIMENSIONS OF THOSE BEING REPLACED SHALL MEET REQUIREMENTS FOR
WEATHER PROOFING, SECURITY AND ENERGY EFFICIENCY.
REPLACEMENT OF EXTERIOR DOORS AND WINDOWS SHALL BE IN COMPLIANCE WITH SECURITY REQUIREMENTS DESCRIBED IN CITY OF
IRVINE MUNICIPAL CODE SECTIONS 5-9-511 THRU 5-9-516.
CALIFORNIA ENERGY CODE (CEnC) SECTION 150.2(b)1.B  REQUIRES DOORS/WINDOWS TO MEET U-FACTOR AND SOLAR HEAT GAIN
COEFFICIENT (SHGC) IN PRESCRIPTIVE STANDARDS. PER TABLE 150.1A CLIMATE ZONE 8 REQUIREMENTS ARE AS FOLLOW:

- MAXIMUM U-FACTOR = 0.30
- MAXIMUM SHGC = 0.23
- MAXIMUM TOTAL AREA = 20%
- MAXIMUM WEST FACING AREA = 5%

SPACE CONDITIONING SYSTEM CHANGE OUT
FOR REQUIREMENTS FOR ALTERATIONS MADE TO RESIDENTIAL SPLIT SYSTEM AIR CONDITIONER CONDENSING UNIT, HEATING OR COOLING
COIL OR FURNACE HEAT EXCHANGER REPLACEMENT, REFER TO IB 310.
ENTIRELY NEW OR COMPLETE REPLACEMENT OF SPACE-CONDITIONING SYSTEM SHALL BE PROVIDED WITH THE FOLLOWING:

- ALL NEW EQUIPMENT SHALL BE CERTIFIED WITH THE CALIFORNIA ENERGY COMMISSION.
- A/C EFFICIENCY:CENTRAL, SINGLE PHASE AIR CONDITIONERS AND AIR SOURCE HEAT PUMPS SHALL HAVE A MINIMUM SEASONAL

ENERGY EFFICIENCY RATIO (SEER) OF 14.
- GAS-FIRED FURNACE EFFICIENCY SHALL BE AN ANNUAL FUEL UTILIZATION (AFUE) OF 80% FOR UNITS HAVING CAPACITY LESS THAN

225,000 BTU/H AND AN 81% FOR UNITS HAVING CAPACITY EQUAL OR GREATER THAN 225,000 BTU/H.
- SETBACK CAPABILITY THERMOSTAT THAT ALLOWS THE BUILDING OCCUPANT TO PROGRAM THE TEMPERATURE SET-POINTS FOR AT

LEAST FOUR PERIODS WITHIN 24 HOURS.
- ALL DUCTS LOCATED IN UNCONDITIONED SPACE SHALL BE PROVIDED WITH DUCT INSULATION R-8.
- HOSE INSULATION: FOR SPLIT SYSTEM AIR CONDITIONERS THE SUCTION LINE ONLY REQUIRES INSULATION HAVING A THICKNESS OF

0.75 INCHES FOR LINES HAVING A DIAMETER LESS THAN 1.5 INCHES AND A THICKNESS OF 1 INCH FOR LINES HAVING A DIAMETER OF
1.50 INCHES OR MORE. INSULATION MUST BE SUITABLE FOR OUTDOOR USE AND BE PROTECTED AGAINST DAMAGE FROM SUNLIGHT,
MOISTURE, EQUIPMENT MAINTENANCE AND WIND.

- SEALING OF ALL DUCTS PART OF THE AIR DISTRIBUTION AND LEAKING TESTING. NOTE THAT IN RESIDENTIAL DUCT SYSTEM LEAKAGE
TO OUTSIDE SHALL NOT EXCEED 5%OF THE NOMINAL SYSTEM AIRFLOW.

REFER TO IB 310 FOR TESTING AND INSPECTION REQUIREMENTS.

MECHANICAL VENTS AND EXHAUST TERMINATIONS AT ZERO LOT
LINES AND YARD EASEMENTS
REFER TO CITY OF IRVINE INFORMATIONAL BULLETIN NO. 325 THAT PROHIBITS MECHANICAL APPLIANCES AND THEIR VENTS AND EXHAUSTS
TERMINATIONS AT SUCH EASEMENTS.

SMOKE ALARM AND CARBON MONOXIDE ALARM REQUIREMENTS
WHERE ALTERATIONS, REPAIRS, OR ADDITIONS REQUIRING BUILDING PERMIT OCCUR, OR WHERE ONE OR MORE SLEEPING ROOMS ARE
ADDED OR CREATED IN EXISTING DWELLINGS, THE INDIVIDUAL DWELLING UNIT SHALL BE EQUIPPED WITH SMOKE ALARMS LOCATED AS
REQUIRED FOR NEW DWELLINGS.  (CRC R314)

FOR EXISTING BUILDINGS AND NEW CONSTRUCTION, CARBON MONOXIDE ALARMS SHALL BE PROVIDED IN DWELLING UNITS CONTAINING A
FUEL-FIRE APPLIANCE OR FIREPLACE, OR THAT HAS AN ATTACHED GARAGE WITH AN OPENING THAT COMMUNICATES WITH THE DWELLING
UNIT. (CRC R315)

POOL AND SPA NOTES
FOR GENERAL NOTES FOR SWIMMING POOLS AND SPAS, REFER TO https://irvineca.seamlessdocs.com/f/CO20091000179472527.

STORMWATER POLLUTION PREVENTION NOTES
STORMWATER POLLUTION PREVENTION DEVICES AND PRACTICES SHALL BE INSTALLED AND/OR INSTITUTED AS NECESSARY TO ENSURE
COMPLIANCE TO THE CITY OF IRVINE WATER QUALITY STANDARDS CONTAINED IN CHAPTER 3. WATER, OF DIVISION 8 OF TITLE 6 OF THE
IRVINE MUNICIPAL CODE AND ANY EROSION CONTROL PLAN ASSOCIATED WITH THIS PROJECT. ALL SUCH DEVICES AND PRACTICES SHALL BE
MAINTAINED, INSPECTED AND/OR MONITORED TO ENSURE ADEQUACY AND PROPER FUNCTION THROUGHOUT THE DURATION OF THE
CONSTRUCTION PROJECT.

COMPLIANCE TO THE WATER QUALITY STANDARDS AND ANY EROSION AND SEDIMENT CONTROL PLAN ASSOCIATED WITH THIS PROJECT
INCLUDES, BUT IS NOT LIMITED TO THE FOLLOWING REQUIREMENTS:

1. AN EFFECTIVE COMBINATION OF EROSION AND SEDIMENT CONTROL MEASURES (BMPs) SHALL BE IMPLEMENTED TO PROTECT THE
EXPOSED PORTIONS OF THE SITE FROM EROSION AND TO PREVENT SEDIMENT DISCHARGES.

2. SEDIMENTS AND OTHER POLLUTANTS SHALL BE RETAINED ON SITE UNTIL PROPERLY DISPOSED OF, AND MAY NOT BE TRANSPORTED
FROM THE SITE VIA SHEET FLOW, SWALES, AREA DRAINS, NATURAL DRAINAGE COURSES OR WIND.

3. STOCKPILES OF EARTH AND OTHER CONSTRUCTION-RELATED MATERIALS SHALL BE PROTECTED FROM BEING TRANSPORTED FROM
THE SITE BY THE FORCES OF WIND AND WATER FLOW.

4. FUELS, OILS, SOLVENTS, AND OTHER TOXIC MATERIALS SHALL BE STORED IN ACCORDANCE WITH THEIR LISTING AND ARE NOT TO
CONTAMINATE THE SOIL AND SURFACE WATERS.  ALL APPROVED STORAGE CONTAINERS ARE TO BE PROTECTED FROM THE WEATHER.
SPILLS MUST BE CLEANED UP IMMEDIATELY AND DISPOSED OF IN A PROPER MANNER.  SPILLS MAY NOT BE WASHED INTO THE
DRAINAGE SYSTEM, NOR BE ALLOWED TO SETTLE OR INFILTRATE INTO SOIL.

5. EXCESS OR WASTE CONCRETE MAY NOT BE WASHED INTO THE PUBLIC WAY OR ANY OTHER DRAINAGE SYSTEM. PROVISIONS SHALL BE
MADE TO RETAIN CONCRETE WASTES ON SITE UNTIL THEY CAN BE DISPOSED OF AS SOLID WASTES.

6. TRASH AND CONSTRUCTION SOLID WASTES SHALL BE DEPOSITED INTO A COVERED RECEPTACLE TO PREVENT CONTAMINATION OF
RAINWATER AND DISPERSAL BY WIND.

7. SEDIMENTS AND OTHER MATERIALS MAY NOT BE TRACKED FROM THE SITE BY VEHICULAR TRAFFIC.  THE CONSTRUCTION ENTRANCE
ROADWAYS MUST BE STABILIZED SO AS TO INHIBIT SEDIMENTS FROM BEING DEPOSITED INTO THE PUBLIC WAY. ACCIDENTAL DEPOSITS
SHALL  BE SWEPT UP IMMEDIATELY AND MAY NOT BE WASHED DOWN BY RAIN OR OTHER MEANS.

8. STORMWATER POLLUTION PREVENTION DEVICES AND/OR PRACTICES SHALL BE MODIFIED AS NEEDED AS THE PROJECT PROGRESSES
TO ENSURE EFFECTIVENESS.

APPLICABLE STATE CODES (WITH CITY OF IRVINE AMENDMENTS)
CALIFORNIA BUILDING CODE 2022
CALIFORNIA RESIDENTIAL CODE 2022
CALIFORNIA GREEN BUILDING STANDARDS CODE 2022
CALIFORNIA MECHANICAL CODE 2022
CALIFORNIA ELECTRICAL CODE 2022
CALIFORNIA PLUMBING CODE 2022
CALIFORNIA BUILDING ENERGY EFFICIENCY STANDARDS 2022

DEFERRED SUBMITTALS
THIS PROJECT HAS BEEN PERMITTED WITHOUT REVIEW AND/OR APPROVAL OF THE FOLLOWING DEFERRED SUBMITTALS. PLANS APPROVED
BY THE CITY SHALL BE OBTAINED FOR EACH DEFERRED ITEM LISTED BELOW PRIOR TO COMMENCING ANY WORK WITHIN THE SCOPE OF
SUCH DEFERRAL. DEFERRALS MUST BE REVIEWED AND ACCEPTED BY THE ARCHITECT OR ENGINEER OF RECORD PRIOR TO SUBMITTING
FOR REVIEW WITH THE CITY.
<INSERT COMPREHENSIVE LIST OF DEFERRED SUBMITTALS USING SEPARATE LINE PER ITEM>

FOR EXAMPLE:
- HAND RAILS/GUARD RAILS
- WOOD TRUSSES
- POOL/SPA

SOUTH COAST AIR QUALITY MANAGEMENT DISTRICT
BE ADVISED, SOUTH COAST AIR QUALITY MANAGEMENT DISTRICT (SCAQMD) RULE 1403 GOVERNS WORK PRACTICE REQUIREMENTS FOR
ASBESTOS IN ALL RENOVATION AND DEMOLITION ACTIVITIES. PLEASE REFER TO RULE 1403
(http://www.aqmd.gov/docs/default-source/rule-book/reg-xiv/rule-1403.pdf) FOR ALL CURRENT REQUIREMENTS.

CALIFORNIA HEALTH AND SAFETY CODE 19827.5 REQUIRES THAT A DEMOLITION NOTIFICATION BE SUBMITTED TO SOUTH COAST AQMD
PRIOR TO THE BEGINNING OF ANY DEMOLITION WORK. THE PROPOSED SCOPE OF WORK IN THIS SET OF PLANS INCLUDES DEMOLITION THAT
MAY INCLUDE THE REMOVAL OF ASBESTOS CONTAINING MATERIALS AND/OR STRUCTURAL ELEMENTS. PER SOUTH COAST AIR QUALITY
MANAGEMENT DISTRICT (SCAQMD) RULE 1403, NOTIFICATION TO SCAQMD WILL BE REQUIRED. I, <INSERT OWNER'S NAME>, THE OWNER OF
THE PROPERTY AT <INSERT STREET ADDRESS> SHALL HAVE MY SELECTED CALIFORNIA LICENSED CONTRACTOR PERFORMING THE
DEMOLITION WORK, OR MYSELF ACTING AS THE OWNER-BUILDER, FORMALLY NOTIFY SCAQMD PRIOR TO THE START OF ANY DEMOLITION
WORK. THE SCAQMD RULE 1403 NOTIFICATION CONFIRMATION SHALL BE MADE AVAILABLE ON THE JOBSITE.

__________________________________________ ___________________
OWNER SIGNATURE  DATE

EPA RENOVATION, REPAIR, AND PAINTING (RRP) RULE
EPA REGULATIONS REQUIRE THAT ANY CONTRACTOR OR MAINTENANCE STAFF WHO DISTURBS LEAD-BASED PAINT IN A PRE-1978
RESIDENCE OR CHILD-CARE FACILITY MUST BE LEAD-SAFE CERTIFIED AND TRAINED IN LEAD-SAFE WORK PRACTICES.

NOTE:  PLAN REVIEW IS LIMITED TO ARCHITECTURAL, STRUCTURAL AND ENERGY REQUIREMENTS. IT IS RESPONSIBILITY OF THE DESIGNER
AND/OR CONTRACTOR TO ENSURE ALL PLUMBING, MECHANICAL AND ELECTRICAL FIXTURES AND APPLIANCES ARE INSTALLED PER CODE
AND APPLICABLE LISTINGS.

PROPERTY EASEMENTS
IF THE PROPERTY CONTAINS ONE OR MORE EASEMENTS OF RECORD, CLEARLY IDENTIFY AND LABEL EACH EASEMENT (E.G. EASEMENT TO
NEIGHBOR, WATER DISTRICT EASEMENT, ETC.), AND IDENTIFY THE EASEMENT WIDTH ON THE SITE PLAN. WHERE THE SUBJECT PROPERTY
CONTAINS NO EASEMENTS, PLEASE COMPLETE THE FOLLOWING STATEMENT:

SHEET INDEX
SEE SHEET <T-1 TITLE SHEET> FOR SHEET INDEX

DWELLING UNIT FLOOR
AREA (ft2)

HOOD OVER ELECTRIC
RANGE

HOOD OVER NATURAL GAS
RANGE

> 1500 50% CE or 110 cfm 70% CE or 180 cfm

> 1000 - 1500 50% CE or 110 cfm 80% CE or 250 cfm

750 - 1000 55% CE or 130 cfm 85% CE or 280 cfm

< 750 65% CE or 160 cfm 85% CE or 280 cfm
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_______________________________________ ______________08-16-2024

I, < > PROPERTY OWNER/AUTHORIZED AGENT CONFIRM THE SUBJECT PROPERTY CONTAINS
NO EASEMENT(S) RESTRICTING THE PROPOSED CONSTRUCTION AS SHOWN ON THESE PLANS.

__________________________________________ ___________________
SIGNATURE (OWNER OR AUTHORIZED AGENT) DATE

Lisa Antoniades

08-16-2024
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INCND.

M.L.& PL.

HORIZ.

LT. WT.

DET.
DEPT.
DBL.

CYL.
C.T.
CSK.
C.R.B.
CORR.
CONTR.
CONT.
CONSTR.

B.W.

C.I.

CONN.
CONC.
COMPO.
COL.
C.M.U.
CLR.
CLO.
CLG.
C.J.

C.F.M.
CER.
CEM.
C.B.
CAB.

B/S
BOT.
B.M.
BM.
BLKG.
BLK.
BLDG.
BITUM.
BD.

AC.T.
ASSY.
ASPH.
ARCH.
APPROX.
ANOD.

DEPARTMENT
DETAIL

DOUBLE

CERAMIC TILE
COUNTERSUNK
CRUSHER RUN BASE

CONTRACTOR
CONTINUOUS
CONSTRUCTION

CYLINDER

CORRIDOR

FT.

FURR.

F.W.
FUT.

FTG.

F.O.M.

F.R.P.
F.O.S.
F.O.P.

F.S.

F.O.A.
F.O.F.
F.O.C.
FNDN.

MUL.
MTD.

FULL SIZE/FINISH SURFACE
FIBERGLASS REINFORCED PANEL

FACE OF "GFRC" PANEL

FOOT OR FEET

FLATWALL
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38 SETON RD, IRVINE, CA 92612

PROJECT
SITE

Occupancy Groups:  R-3

Building Type:  V-B, Non Sprinklered

GENERAL NOTES:
1

2

Building Tabulations:4

Applicable Building Codes:5

All work, including materials and workmanship, shall conform to the requirements of
the local city codes, laws and ordinances and the 2022 Edition of the California
Building Code.  In the event of a conflict with code requirements and items called out
on the plans, that code or call-out which establishes the higher standard shall take
precedence.

6

The Contractor shall visit the job site prior to bidding and shall verify all dimensions
and conditions prior to beginning work.  Should any condition arise where the intent
of the drawings is in doubt or where there is a discrepancy between the drawings and
field conditions, the Architect shall be notified immediately for clarification.

7

The starting of any work by any Contractor or SubContractor shall be considered
prima facia evidence that he has inspected and accepted all conditions involved in his
work and finds them satisfactory.

8

Dimensions take precedence.  Dimensions typically to column center lines, face of
studs, face of concrete or masonry, or as noted on the drawings,

9

The Contractor shall take necessary precautionary measures to protect the public
and adjacent properties from damage throughout construction.

10

Contractor shall be responsible for maintaining the integrity of fire rated walls (i.e. no
gaps, holes, voids, unsealed penetrations, etc. beyond that whick code allows).

11

We certify to the best of our knowledge, information and belief that the design of the
project complied withh all applicable provisions of the requirements of state statutes
for architectural barriers to the handicapped.

12

Installation of any building insulation which contains or utilizies an ozone depleting
compound is prohibited by code.

13

For all Structural General Notes - see the Structural Drawings.14

All Restrooms to have exhaust ventilation system that provides an air change every
five minutes or as required by local building codes.

15

50% of construction waste shall be recycled.16

Preconstruction meeting with the Inspection Department is required prior to the start
of construction.  Call (714) ...-.... to schedule an inspection.

17

TITLE 24, PART 1, 2022 CBC, BUILDING STANDARDS ADMIN. CODE

TITLE 24, PART 2, 2022 CBC, CALIFORNIA BUILDING CODE

TITLE 24, PART 3, 2022 CEC, CALIFORNIA ELECTRICAL CODE

TITLE 24, PART 4, 2022 CMC, CALIFORNIA MECHANICAL CODE

TITLE 24, PART 5, 2022 CPC, CALIFORNIA PLUMBING CODE

TITLE 24, PART 6, 2022 CALIFORNIA ENERGY CODE

TITLE 24, PART 9, 2022 CFC, CALIFORNIA FIRE CODE

2022 CGB, CALIFORNIA GREEN BUILDING STANDARDS CODE

NFPA Standards and Local Amendments

2x6

5060 SH

CEILING CAN LIGHT

RECESSED CEILING FAN
(EXHAUST TO OUTSIDE AIR)

TELEVISION/CABLE

DATA

THREE WAY SWITCH

SINGLE POLE SWITCH

DUPLEX OUTLET
WATER-PROOF

GROUND FAULT
WP
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WIDTH

HEIGHT

TYP. OF WDW
SL=SLIDING
SH=SINGLE HUNG
FGL=FIXED GLASS

26 80

FT
IN

FT
IN

HEIGHT

WIDTH

DOOR

CIRCUIT INTERRUPTER

HOSE BIBB

FUEL GAS

COLD WATER

HOT WATER

COLD WATER AT REF.

WALL HANG LIGHT

SEE SHEET A-1.1

DEFERRED SUBMITTAL

Year of (E) Building: 1965
Existing building: 1 story

CARBON MONOXIDE / SMOKE ALARM

1. WATER HEATER MUST BE STRAPPED TO WALL IN TWO PLACES. ONE IN THE UPPER 1/3 OF
THE TANK AND ONE IN

2. THE LOWER 1/3 OF THE TANK. THE LOWER POINT SHALL BE A MINIMUM OF 4 INCHES
ABOVE THE CONTROLS.

MAXIMUM FIXTURE FLOW RATES PER TABLE 4.303.2 AT > 20% REDUCTION.
SHOWERHEADS:........................................1.8 GPM@80 PSI
LAVATORY FAUCETS:........................................1.2 GPM@60 PSI
KITCHEN FAUCETS:........................................1.8 GPM@60 PSI
GRAVITY TANK WATER CLOSETS:........................................1.28 G/FLUSH
FLUSHOMETER TANK WATER CLOSETS:........................................1.28 G/FLUSH
FLUSHOMETER VALVE WATER CLOSETS:........................................1.28 G/FLUSH
ELECTROMECHANICAL HYDRAULIC WATER CLOSETS:..................1.28 G/FLUSH
URINALS:........................................0.5 G/FLUSH

3. IN EVERY BEDROOM AND BASEMENT. PROVIDE ONE OPERABLE ESCAPE WINDOW
MEETING ALL THE FOLLOWING.
A. AN OPERABLE AREA OF NOT LESS THAN 5.7 SF.
B. A MINIMUM CLEAR HEIGHT OF 24".
C. A MINIMUM CLEAR WIDTH OF 20".
D. A SILL HEIGHT NOT OVER 44" ABOVE THE FLOOR.

4. TWO LAYERS OF STUCCO PAPER GRADE D ARE REQUIRED OVER EXTERIOR PLYWOOD
SHEATHING USED UNDER EXTERIOR LATH.

5. DUCTS SHALL BE SIZED PER CHAPTER 6 OF THE MECHANICAL CODE.
6. THE MANUFACTURED WINDOWS SHALL HAVE A LABEL ATTACHED CERTIFIED BY THE

NATIONAL FENESTRATION RATING CONCIL (NFRC) AND SHOWING COMPLIANCE WITH THE
ENERGY CALCULATIONS.

7. ALL BEDROOM BRANCH CIRCUITS REQUIRE ARC FAULT PROTECTION.
8. ALL UTILITIES SHALL BE RELOCATED UNDERGROUND.
9. PROVIDE RAIN GETTERS AND CONVEY RAIN WATER TO THE STREET.
10. WALL COVER OF SHOWERS OR TUBS WITHIN SHOWERS SHALL BE OF CEMENT PLASTER,

TILE, OR APPROVED EQUAL TO A HEIGHT NOT LESS THAN 70 INCHES ABOVE THE DRAIN
INLET. MATERIALS OR OTHER ELEMENTS SHALL BE MOISTURE RESISTANT. GLASS
ENCLOSURE PANELS MUST BE LABELED CATEGORY II.

11. SHOWER/TUB WITHIN SHOWERS SHALL BE OF THE PRESSURE BALANCE OR THE
THERMOSTATIC MIXING VALVE SET AT 120° MAX.

12. FIXTURES HAVING CONCEALED SLIP JOINTS CONNECTIONS SHALL BE ACCESS PANEL OR
UTILITY SPACE AT LEAST 12" IN ITS LEAST DIMENSION AND SO ARRANGED WITHOUT
OBSTRUCTIONS AS TO MAKE SUCH CONNECTIONS READILY ACCESSIBLE FOR
INSPECTION AND REPAIR. CPC SECTION 405.2

13. EXIT DOOR SHALL BE OPERABLE FROM THE INSIDE WITHOUT THE USE OF A KEY, SPECIAL
KNOWLEDGE OR EFFORT.

14. SLING GLASS DOORS SHALL BE EQUIPPED WITH LOCKING DEVICES AND SHALL BE
CONSTRUCTED AND INSTALLED THAT THEY REMAIN INTACT AND ENGAGED WHEN
SUBJECTED TO THE TESTS SPECIFIED IN 91.6717.1

15. GENERAL LIGHTING IN KITCHENS AND BATHROOM MUST BE PROVIDED BY FIXTURES
RATED AT 40 LUMEN WATTS OR GREATER. RECESSED CEILING FIXTURES MUST BE IC
RATED.

16. PROVIDE TWO MINIMUM SEPARATE 20-AMP TO KITCHEN APPLIANCE NEC 220-4 (B)
17. PROVIDE TWO MINIMUM SEPARATE 20-AMP TO LAUNDRY APPLIANCE NEC 220-4 (C)
18. PROVIDE TWO MINIMUM SEPARATE 20-AMP GFCI CIRCUIT FOR BATHROOM NEC 220-4 (D)
19. BUILDING ADDRESS SHALL BE PROVIDED ON THE BUILDING IN SUCH A POSITION AS TO

BE PLAINLY VISIBLE AND LEGIBLE FROM THE STREET. ADDRESS NUMBERS SHALL
CONTRAST WITH STROKE WIIDTH OF 1/2".

20. PROVIDE 200 AMP ELECTRICAL SERVICE PANEL WITH 1/2" Øx 20' LONG. REBAR FOR
BACKUP UFER GROUND BONDED TO COLD WATER PIPE. PLEASE CONTACT EDISON FOR
METER LOCATION AND UNDERGROUND SERVIC IF REQUIRED.

21. WHERE THE OPENING OF AN OPERABLE WINDOW IS LOCATED MORE THAN 72 INCHES
ABOVE THE FINISHED GARDE OR SURFACE. THE CLEAR OPENING OF THE WINDOW SHALL
BE A MINIMUM OF 24 INCHES ABOVE THE THE FINISHED FLOOR. SPECIFY SILL HEIGHT OF
ALL OPERABLE WINDOWS.

22. FOR BUILDING WITH FUEL-BURNING APPLIANCES AND/OR ATTACHED GARAGES, PROVIDE
AN APPROVED CARBON MONOXIDE ALARM AT:
A. OUTSIDE OD EACH SEPARATE SLEEPING AREA IN THE IMMEDIATE VICINITY OF THE

BEDROOMS.
B. ON EVERY LEVEL OF A DWELLING UNIT INCLUDING BASEMENTS.
C. CARBON MONOXIDE ALARM SHALL BE INTERCONNECTED HARD-WARED WITH

BATTERY BACKUP.
23. THE ENTIRE HOUSE SHALL BE VENTILATED WITH A CONTINUOUS FAN FLOW OF AT LEAST

42 CFM THROUGH A DUCT WITH A MINIMUM DIAMETER OF 6". THE FAN SHALL HAVE A
MINIMUM SOUND RATING NOT EXCEEDING 1 ZONE.

24. ALL NEW REPLACEMENT AND EXISTING WATER HEATER SHALL BE STRAPPED TO THE
WALL IN TWO PLACES. ON IN THE UPPER 1/3 OF THE TANK AND ONE IN THE LOWER 1/3 OF
THE TANK. THE LOWER POINT SHALL BE A MINIMUM OF 4 INCHES ABOVE OF CONTROLS.

25. OPENINGS IN THE BUILDING IN THE PLUMBING ENVELOPE SEPARATING CONDITIONED
SPACE FROM UNCONDITIONED SPACE NEEDED TO ACCOMMODATE GAS, PLUMBING,
ELECTRICAL LINES, AND OTHER PENETRATIONS MUST BE SEALED.

EXISTING ATRIUM REMOVAL. NEW KITCHEN LAYOUT. (2) NEW WINDOWS IN BEDROOMS. (N) WALK-IN SHOWER
IN (2) BATHROOM. (N) UTILITY SINK, (N) LOCATION OF WASHER/DRYER. TOTAL REMODEL OF 680 SF.

SCOPE OF WORK:
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PL
AN

Zoning: 2.2B

Lot Area: 4192 sf

Existing Building Area: 1,823 sf
Existing Garage Area:   483 sf

New Addition Area (Convert Artium to condition space):   130 sf
New Building Area: 1,953 sf

Interior remodel Area:   680 sf

Lot Coverage:      1823+483+130 = 58.1%
(Existing Artium enclosed, include in the lot coverage)

PROJECT TABULATION:

1

00008

00008 - PENT (Siobhan Gumapac-McGuire)

The Grant of Easement document is signed but is not recorded. Provide recorded
Grant of Easement.
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SCALE B1/4"=1'-0"1ST FLOOR PLAN - PROPOSED

(N) EGRESS WINDOWS, MATERIAL, COLOR AND STYLE TO MATCH EXISTING

(N) INTERIOR WALL INFILL

(N) KITCHEN COUNTER / CABINET AND APPLIANCE

(N) UTILITY SINK

(N) WASHER / DRYER

(N) COUNTER

(N) WALK-IN SHOWER

1

2

NEW CONSTRUCTION KEYNOTES:

3

4

5

6

7

CUT EXISTING WALL TO HAVE NEW WINDOWS

(E) SLIDING DOOR TO BE REMOVED

(E) WINDOW TO BE REMOVED

(E) INTERIOR WALL TO BE REMOVED

(E) KITCHEN APPLIANCE / CABINET TO BE MOVED, REUSE EXISTING GAS IF
POSSIBLE.

(E) STORAGE CABINET / DOOR TO BE REMOVED

(E) BATHTUB TO BE REMOVED.

(E) ENCLOSED ATRIUM, EXTERIOR WALL AND ROOF TO REMAIN, ADDED R-30
INSULATION UNDER THE ROOF AND FIELD VERIFY R-13 INSULATION IN EXISTING
EXTERIOR WALL.

A

B

DEMOLITION PLAN KEYNOTES:

C

D

E

F

G
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1
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50CFM INTERMITTENT EXHAUST FAN WITH
HUMIDITY CONTROLS. PER ASHRAE 62.2,
THE MAXIMUM SOUND RATING IS 3 SONES.

VACANCY SENSOR

A MINIMUM 4 INCHES MOISTURE EXHAUST
DUCT MUST BE PROVIDED FOR CLOTH
DRYER. A FLEXIBLE DUCT CANNOT EXTEND
MORE THAN 6 FEET AND CANNOT BE
CONCEALED. DRYER EXHAUST CANNOT
EXCEED 14 FEET WITH A MAXIMUM OF TWO
90 DEGREE ELBOWS. (CMC 504.4.2)

VACANCY
SENSOR

100CFM ON-DEMAND KITCHEN EXHAUST
HOOD ABOVE THE RANGE. THE INSTALLED
KITCHEN EXHAUST HOOD SHALL BE HVI
CERTIFIED. PER ASHRAE 62.2, THE
MAXIMUM SOUND RATING IS 3 SONES.
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SCALE A1/4"=1'-0"UTILITY PLAN

UTILITY PLAN NOTES:
1. ALL LIGHT FIXTURES REQUIRED TO BE HIGH EFFICACY - JA8-2019 AND CA

ENERGY CODE 150(K) COMPLIANT
2. ALL OUTDOOR LIGHTING MUST BE HIGH EFFICACY. FOR SINGLE FAMILY HOMES,

LIGHTING MOUNTED TO ANY BUILDING ON THE LOT SHALL BE CONTROLLED BY
ONE OF THE FOLLOWING COMBINATIONS:

2.1. PHOTOCELL AND MOTION SENSOR
2.2. PHOTOCELL AND TIME SWITCH
2.3. ASTRONOMICAL TIME CLOCK
2.4. EMCS WITH FEATURES OF ASTRONOMICAL TIME CLOCK

3. SMOKE ALARMS / CARBON MONOXIDE ALARMS SHALL BE LISTED AND LABELED
IN ACCORDANCE WITH UL 217.

4. SMOKE ALARMS / CARBON MONOXIDE DETECTORS SHALL BE "HARD WIRED" AND
EQUIPPED WITH BATTERY BACKUP.

5. SMOKE ALARMS / CARBON MONOXIDE SHALL BE INTERCONNECTED SO THAT
ACTIVATION OF ONE ALARM WILL ACTIVATE ALL ALARMS WITHIN THE DWELLING
UNIT.

6. BATHTUB AND SHOWER FLOORS, AND WALLS ABOVE BATHTUBS WITH INSTALLED
SHOWER HEADS AND IN SHOWER COMPARTMENTS SHALL BE FINISHED WITH A
NONABSORBENT SURFACE TO A HEIGHT OF AT LEAST 6 FEET ABOVE THE FLOOR

7. ALL INSTALLED LUMINAIRES SHALL MEET THE REQUIREMENTS OF TABLE 150.0-A
PER CENC SECTION 150.0(K)(1)(A)

8. ALL RECESSED DOWNLIGHTS IN CEILINGS SHALL MEET THE FOLLOWING
REQUIREMENTS:

9. SHALL BE LISTED AS ZERO CLEARANCE INSULATION CONTACT (IC) BY
UNDERWRITERS LABORATORIES OR OTHER NATIONALLY TESTING/RATING
LABORATORY.

10. HAVE A LABEL THAT CERTIFIES THE LUMINAIRE IS AIRTIGHT WITH AIR LEAKAGE
LESS THAN 2.0 CFM AT 75 PASCALS WHEN TESTED IN ACCORDANCE WITH ASTM
E283.

11. BE SEALED WITH A GASKET OR CAULK BETWEEN THE LUMINAIRE HOUSING AND
CEILING, AND SHALL HAVE ALL AIR LEAK PATHS BETWEEN CONDITIONED AND
UNCONDITIONED SPACES SEALED WITH A GASKET OR CAULK.

12. ALLOW BALLAST OR DRIVER MAINTENANCE AND REPLACEMENT TO BE READILY
ACCESSIBLE TO BUILDING OCCUPANTS FROM BELOW THE CEILING WITHOUT
REQUIRING THE CUTTING OF HOLES IN THE CEILING.

13. SHALL NOT CONTAIN SCREW-BASED SOCKETS.
14. A MINIMUM OF FOUR BRANCH CIRCUITS SHALL BE IDENTIFIED AND HAVE THEIR

SOURCE OF SUPPLY COLLOCATED AT A SINGLE PANELBOARD SUITABLE TO BE
SUPPLIED BY THE ESS. AT LEAST ONE CIRCUIT SHALL SUPPLY THE
REFRIGERATOR, ONE LIGHTING CIRCUIT SHALL BE LOCATED NEAR THE PRIMARY
EGRESS AND AT LEAST ONE CIRCUIT SHALL SUPPLY A SLEEPING ROOM
RECEPTACLE OUTLET.

15. A DEDICATED 240 VOLT BRANCH CIRCUIT WIRING SHALL BE INSTALLED WITHIN 3
FEET FROM THE COOKTOP AND ACCESSIBLE TO THE COOKTOP WITH NO
OBSTRUCTIONS. THE BRANCH CIRCUIT CONDUCTORS SHALL BE RATED AT 50
AMPS MINIMUM. THE BLANK COVER SHALL BE IDENTIFIED AS "240V READY." ALL
ELECTRICAL COMPONENTS SHALL BE INSTALLED IN ACCORDANCE WITH THE
CALIFORNIA ELECTRICAL CODE. THE MAIN ELECTRICAL SERVICE PANEL SHALL
HAVE A RESERVED SPACE TO ALLOW FOR THE INSTALLATION OF A DOUBLE
POLE CIRCUIT BREAKER FOR A FUTURE ELECTRIC COOKTOP INSTALLATION. THE
RESERVED SPACE SHALL BE PERMANENTLY MARKED AS "FOR FUTURE 240V
USE."

16. A DEDICATED 240 VOLT BRANCH CIRCUIT WIRING SHALL BE INSTALLED WITHIN 3
FEET FROM THE CLOTHES DRYER LOCATION AND ACCESSIBLE TO THE CLOTHES
DRYER LOCATION WITH NO OBSTRUCTIONS. THE BRANCH CIRCUIT
CONDUCTORS SHALL BE RATED AT 30 AMPS MINIMUM. THE BLANK COVER SHALL
BE IDENTIFIED AS "240V READY." ALL ELECTRICAL COMPONENTS SHALL BE
INSTALLED IN ACCORDANCE WITH THE CALIFORNIA ELECTRICAL CODE. THE MAIN
ELECTRICAL SERVICE PANEL SHALL HAVE A RESERVED SPACE TO ALLOW FOR
THE INSTALLATION OF A DOUBLE POLE CIRCUIT BREAKER FOR A FUTURE
ELECTRIC CLOTHES DRYER INSTALLATION. THE RESERVED SPACE SHALL BE
PERMANENTLY MARKED AS "FOR FUTURE 240V USE."

17. A MINIMUM OF 50% OF THE LUMINARIES IN A KITCHEN MUST BE FLUORESCENT
OR HIGH EFFICACY.

18. BATHROOMS, GARAGES, LAUNDRY OR UTILITY ROOMS, AND CLOSET MUST HAVE
FLUORESCENT OR HIGH EFFICACY LIGHTING, AND AT LEAST ONE LUMINAIRE IN
EACH OF THESE SPACES MUST BE CONTROLLED BY A VACANCY SENSOR.

19. BEDROOMS, LIVING ROOMS, FAMILY ROOMS, KITCHEN AND OTHER ROOMS USED
FOR LIVING AND SLEEPING MUST HAVE FLUORESCENT OR HIGH EFFICACY
LIGHTING, OR AN OCCUPANT SENSOR, AND DIMMERS MUST BE INSTALLED.

20. EXTERIOR LIGHTING MUST BE FLUORESCENT OR HIGH EFFICACY, OR AN
OCCUPANT SENOR WITH AN INTEGRAL PHOTO CONTROL MAY BE INSTALLED.
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EXISTING NEIGHBOR
40 SETON RD,

IRVINE, CA 92612

EXISTING MANSARD
ROOF TO REMAIN

EXISTING EXTERIOR
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SCALE A1/4"=1'-0"EXISTING ELEVATION

1. OTHER ELEVATIONS KEEP THE SAME.
2. NEW WINDOWS FRAME, MATERIAL, COLOR AND

STYLE TO MATCH EXISTING.

SCALE A1/4"=1'-0"NEW PROPOSED  ELEVATION

1



ENCLOSURE 4



27 Rockrose Way, approved in 1998 (00165391-RBPR)  

First story addition and entire second story addition above garage 0-foot setback. 

EXAMPLES OF OTHER RESIDENTIAL UNITS WITHIN TRACT 5788 

ENCLOSURE 5



23 Iron Bark Way, approved in 1980 (00041117) and approved in 1992 (00123038-RBPR)  

1980- first and second story 0-foot setback 

 

  



 

 18 Queens Wreath Way, approved in 2001 (00302652-RBPR) 

 First story 0-foot setback 

   

  



77 Seton Road, approved in 2004 (00358984-RBPR)  

First story 0-foot setback 

 

   

  



102 Seton Road, approved in 2008 (00464186-RBPR)  

First and Second Story 0-foot setback 

 

 

 



21 Rockrose Way, approved in 2023 (00920908-RBPR)  

Second story 0-foot setback 

 

  



Adam and Lisa Antoniades 

38 Seton Road 

Irvine, CA. 92612 

1-858-699-6423 

adamantoniades@gmail.com 

04/15/26 

 

 

Siobhan Gumapac-Mcquire  

City of Irvine 

Community Development 

1 Civic Center Plaza, Irvine, CA 92606 

Subject: HOA Approval for No Build Easement 

 

Dear Ms. Gumapac-Mcquire:  

 

I am writing to formally request a waiver of the requirement to provide Homeowners 

Association (HOA) approval as a prerequisite for the processing of my setback 

deviation application for 38 Seton Road.  

 

The intent of this request is to allow the City to first determine the project’s consistency 

with local zoning standards. This sequence ensures that the proposal submitted to the 

HOA is fully compliant with municipal regulations, thereby reducing the likelihood of 

conflicting design mandates.  

 

As required, I have included the following formal statement on this request and on all 

submitted project plans: 

 

"The Applicant shall seek formal HOA approval subsequent to the City’s granting of 

entitlements. Pursuant to California law, the Applicant agrees to defend, indemnify, and 

hold harmless the City, its officers, agents, and employees from any and all claims, 

actions, or proceedings brought against the City that arise from or are in any way related 

to the City’s approval of this project without prior association consent, including any 

subsequent denial or non-compliance issues raised by the association."  

 

I acknowledge that any entitlement granted by the City does not waive my obligation to 

comply with my association’s Covenants, Conditions, and Restrictions (CC&Rs). 

Furthermore, I understand that if the HOA requires design changes that conflict with the 

City-approved plans, I will be responsible for obtaining the necessary permit revisions.  

ENCLOSURE 6



Thank you for your assistance in moving this application forward. 

Sincerely, 

Adam Antoniades 



ENCLOSURE 7
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