
 

 

   
 

    

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

August 18, 2026 
 
 
Mr. Shuang Wang                                            Sent Via Email 
216 Technology, Suite H                                                
Irvine, CA 92618                  
 
Subject:  Residential Setback Deviation for 134 Tangerine in Planning Area 12 

(Oakcreek); File No. 00986681-PSD 
 
Dear Mr. Wang: 
 
Community Development Department staff has reviewed your request for a deviation 
from the required side-yard setback for a proposed second-story residential addition at 
134 Tangerine in Planning Area 12 (Oakcreek), (Enclosure 1). The property is zoned 
2.3 Medium Density Residential and is subject to the general development standards 
contained in Section 3-37-14 of the Irvine Zoning Ordinance (Enclosure 2). 
 
In June 2026, preliminary building plans were submitted for a proposed 447-square-foot 
second floor addition above the existing garage continuing along an existing 3-foot side-
yard setback (Enclosure 3). Per the 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 38 of Tract 9086) is developed with an approximately 1,409-
square-foot, two-story, single-family detached residence with a 447-square-foot 
attached garage, which was originally constructed in 1976. The property fronts 
Tangerine to the south, a private drive to the north, and abuts existing single-family 
detached residential dwellings to the east and west. The structure was legally built in 
accordance with County approvals in effect at the time of construction as evidenced by 
the approved permit records (Enclosure 4).  
 
Section 3-27-13 of the Zoning Ordinance allows residential additions to use the building 
setback standard 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 
proposed 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 Tract 9086 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 9086 with second-story 
additions built to the same reduced side-yard setback (Enclosure 5): 
 

• 45 Tangerine, approved in 2001 (Permit No. 00304924-RBPR), 
• 35 Tangerine, approved in 2004 (Permit No. 00357167-RBPR), and 
• 114 Tangerine, approved in 2004 (Permit No. 00374825-RBPR). 

 
These approvals demonstrate that similar second-story 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 second-story building addition with a reduced setback, will be in 
harmony with the character of the neighborhood. Other residential units within Tract 
9086 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 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 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 objection to the planned addition (Enclosure 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. 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 3-foot side-yard setback for the 
proposed second-story 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, August 25, 2026, the approval granted by this letter shall become
effective Wednesday, August 26, 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 3-37-14, 2.3 Medium Density Residential Standards, of the Irvine Zoning

Ordinance
3. Preliminary Building Plans
4. 134 Tangerine Original Building Permit (File No. 00062683)
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: 00986681-PSD 

mailto:sgumapac-mcguire@cityofirvine.org


Setback Deviation Justification Letter

To: City of Irvine – Planning and Development Services
Re: Setback Deviation Request – Residential Addition
Project Address: 134 Tangerine, Irvine, California

Dear Planning Department,

This letter is submitted in support of the Setback Deviation request for the residential addition
located at 134 Tangerine, Irvine.

1. Project Description
The proposed project consists of an addition to an existing single-family residence, specifically the
construction of a second-story room above the existing garage.

The existing residence was constructed in 1977. The original garage location is not consistent with
current setback requirements.

Because the proposed second-story addition is subject to current setback requirements, strict
compliance would result in the second-story structure being offset from the existing garage below,
creating a misaligned building form and affecting the overall architectural appearance of the
residence.

Therefore, this Setback Deviation request seeks to allow the second-story addition to remain within
the footprint of the existing garage so that the first and second stories remain aligned, maintaining a
cohesive and visually consistent architectural design.

The proposed addition is designed to be compatible with the existing residence and will comply with
all applicable building codes, zoning regulations, and HOA requirements.

2. Finding A – Similar Residential Development Within the Same Community
Within the same community, there are multiple comparable residential properties, including:
• 45 Tangerine, Irvine, CA
• 114 Tangerine, Irvine, CA
• 35 Tangerine, Irvine, CA

These properties are located near the subject property and demonstrate development patterns
consistent with the proposed project. Photographic documentation is included in the attached
exhibits.

3. Finding B – Neighborhood Compatibility
The proposed addition is compatible with surrounding residences in terms of scale, height,
massing, and architectural design.

The project will not adversely affect neighboring properties with respect to privacy, access to light
and air, or the overall neighborhood character.

Upon completion, the residence will continue to maintain a harmonious relationship with the
surrounding community.

4. Finding C – Design Consistency
The proposed addition utilizes materials, roof forms, exterior finishes, and architectural detailing
that are consistent with the existing residence.

The design ensures architectural continuity and integration with the existing structure while
maintaining consistency with the character of the neighborhood.

ENCLOSURE 1



5. HOA and Neighborhood Consideration
The project has received preliminary approval from the Homeowners Association (HOA).

The applicant has communicated with neighboring property owners regarding the proposed project.
Supporting documentation, including neighbor correspondence, signed acknowledgments, and the
HOA approval letter, is included in the attached exhibits.

The project will comply with all applicable HOA requirements and community regulations.

Conclusion
Based on the findings above, we respectfully request approval of this Setback Deviation
application.

The proposed addition improves the functionality of the residence while maintaining compatibility
with the surrounding community and without creating adverse impacts on neighboring properties.

Thank you for your time and consideration.

Sincerely,

Shuang Wang
Contact: 949-289-3537



ENCLOSURE 2
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RESIDENTIAL ADDITION/ALTERATION PLANS

THE CITY OF IRVINE

VICINITY MAP LOCATION MAP

<INSERT LOCATION MAP>

1

PROJECT INFORMATION REQUIREMENTS
PROJECT LOCATION:  < >

PROJECT DESCRIPTION:  < >

SPRINKLERS:  IS THE EXISTING RESIDENCE EQUIPPED WITH FIRE SPRINKLERS? <
> BE ADVISED: PROPOSED REMODEL/ADDITION MAY REQUIRE MODIFICATION OR ADDITION TO THE

EXISTING FIRE SPRINKLER SYSTEM. TO VERIFY, CONTACT ORANGE COUNTY FIRE AUTHORITY (OCFA) CODE/TECHNICAL QUESTIONS AT
714-573-6108.

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 [IMC SECT. 5-9-205]

ABSOLUTE MAXIMUM DURATION FOR CONSTRUCTION PROJECTS RELATING TO EXISTING RESIDENCES:
- 18 MONTHS - APPLIES TO ANY IMPROVEMENT LOCATED ON A RESIDENTIAL PROPERTY CONTAINING A GROUP R-3 RESIDENTIAL

BUILDING

THIS DURATION COMMENCES ON THE DAY A PERMIT IS ISSUED.  PROJECTS FAILING TO FINISH ON TIME ARE SUBJECT TO LEGAL ACTION
INCLUDING THE ASSESSMENT OF FINES. THE BUILDING OFFICIAL MAY GRANT ONE EXTENSION OF TIME FOR AN ADDITIONAL PERIOD NOT TO
EXCEED SIX MONTHS. REQUEST FOR EXTENSION MUST BE COMPLETED IN WRITING.

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/IS NOT> LOCATED WITHIN ONE FOOT OF A REQUIRED EXISTING SIDE, FRONT, AND/OR REAR YARD
SETBACK AS DEFINED IN CITY OF IRVINE BULLETIN NO. 302.

SEE SHEET <INSERT SHEET NUMBER OR 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 SECT. 5-9-401 C. & 5-9-402 I.]

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. SEE DETAIL <PROVIDE DETAIL REFERENCE>

ROOFING [IMC SECT. 5-9-401 D. & 5-9-402 K.]

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

SECURITY DESIGN STANDARDS [IMC SECT. 5-9-501 THROUGH 5-9-528]

SEE SHEET <INSERT SHEET NUMBER OR N/A> FOR APPLICABLE COMPLETED SECURITY CODE PROVISIONS.

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.

< >

FIRE HAZARD SEVERITY ZONE OR WILDLAND-URBAN INTERFACE
AREA (CWUIC CHAPTER 5)
<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 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

1208.5.9)
3. PLASTIC PIPE JOINTS AND FITTINGS SHALL BE INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S INSTALLATION

INSTRUCTIONS. (CPC 1208.5.10)
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 <SPECIFY SHEET ON
WHICH CERTIFICATES OF COMPLIANCE ARE LOCATED> 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 <INSERT SHEET NUMBER OR N/A> 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, PLEASE CONTACT THE
RESIDENTIAL INSPECTIONS SUPERVISOR AT (949)724-6666.

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

GREEN BUILDING STANDARDS 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 150.0(k)1.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 R327)

3. ALL GLAZING LESS THAN 60 INCHES ABOVE A SHOWER OR TUB FLOOR SHALL BE SAFETY GLAZING TYPE.  (CRC R324.4.5)
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 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.E)
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.D)
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 APPENDIX JA8 REQUIREMENTS 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 922.0 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 931.0 FOR OUTDOOR OPEN FLAME DECORATIVE APPLIANCES.
931.1 LISTED UNITS: LISTED OUTDOOR OPEN FLAME DECORATIVE APPLIANCES SHALL BE INSTALLED IN ACCORDANCE WITH THE
MANUFACTURER'S INSTALLATION INSTRUCTION (NFPA 54:10.30.1)
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 2) OF 14.3.
- 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 R310)

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 R311)

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 2025
CALIFORNIA RESIDENTIAL CODE 2025
CALIFORNIA GREEN BUILDING STANDARDS CODE 2025
CALIFORNIA MECHANICAL CODE 2025
CALIFORNIA ELECTRICAL CODE 2025
CALIFORNIA PLUMBING CODE 2025
CALIFORNIA BUILDING ENERGY EFFICIENCY STANDARDS 2025

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

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, < >, THE OWNER OF
THE PROPERTY AT  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:

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

SCREENING OF OUTDOOR EQUIPMENT
PER SECTION 3-20-1.B OF THE ZONING ORDINANCE, SCREENING SHALL BE PROVIDED SO THAT MATERIALS AND/OR EQUIPMENT STORED IN
ANY OUTDOOR STORAGE AREA AT GRADE OR ON THE ROOF ARE SCREENED FROM ADJACENT STREETS, NO MATTER THE STREET GRADE,
AND ALL PROPERTIES AT THE SAME GRADE.

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

134 Tangerine, Irvine, CA 92618

Home Addition (447 SF)

No

High strength shear wall - wood nailing

04/08/2026

04/08/2026

CITY OF IRVINE STANDARD COVER SHEET
A-1  PROJECT DATA / SITE PLAN
A-2  FLOOR PLANS
A-3  ROOF PLANS / ELEVATIONS
A-4  ELEVATIONS
A-5  ELEVATIONS
A-6  SECTIONS
A-7  TITLE 24
A-8  TITLE 24

S-01 GENERAL NOTES
S-02 STRUCTURAL FRAMING PLANS
S-03 STRUCTURAL DETAILS
S-04 STRUCTURAL DETAILS

A-9  STATEMENT OF SPECIAL INSPECTION
(FORM 66-110)
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ENCLOSURE 3



SCOPE OF WORK:
ADD A NEW BEDROOM AND BATH ROOM ON THE 
2ND FLOOR (447 SF)

A.P.N #: 466-032-38
LEGAL DESCRIPTION: N TR 9086 BLK LOT 38
ADDRESS: 134 TANGERINE
                    IRVINE, CA 92618

CONSTRUCTION TYPE: V-B
ZONING: RS
BUILDING TYPE: RESID. SINGLE FAMILY

SITE DATA:
EXISTING LOT: 2739 SQ. FT.
EXISTING LIVING AREA: 1445 SF
EXISTING GARAGE: 409 SF
EXISTING FOOTPRINT: 1360 (INCLUDING GARAGE)
ADDITION: 447 SF

NO KITCHEN & BATHROOM REMODEL

07/31/2026

12/31/26

PROPOSED TOTAL LIVING SPACE: 1892 SF
PROPOSED TOTAL STRUCTURE: 2301 SF
LOT COVERAGE: 1360/2739 = 0.5 (NO CHANGE)
EXISTING: 3 BEDROOM / 2 BATHROOM
PROPOSED: 4 BEDROOM / 3 BATHROOM

OCCUPANCY: R-3/U
NUMBER OF STORIES: 2
YEAR BUILT OF EXISTING HOUSE: 1977
OWNER: HUAN CHEN
TEL: (949) 677-9087

EXISTING HOUSE IS NOT FIRE SPRINKLERED

SHEET INDEX:

A-1  PROJECT DATA / SITE PLAN
A-2  FLOOR PLANS
A-3  ROOF PLANS / ELEVATIONS
A-4  ELEVATIONS
A-5  ELEVATIONS
A-6  SECTIONS
A-7  TITLE 24
A-8  TITLE 24

S-01 GENERAL NOTES
S-02 STRUCTURAL FRAMING PLANS
S-03 STRUCTURAL DETAILS
S-04 STRUCTURAL DETAILS

A-9  STATEMENT OF SPECIAL INSPECTION 
(FORM 66-110)

Designer: Xin Qian
Address: 11311 Caminito Rodar
                San Diego, CA 92126
Phone Number: (858) 205-4660
Email: xin.qian@gmail.com

6'-11"
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PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

CERTIFICATE OF COMPLIANCE 
Project Name: Enforcement Agency: 

Dwelling Address: Permit Number: 

City and Zip Code: Permit Application Date: 

This compliance document is only applicable to addition that do not require field verification for compliance. 
When field verification is required, a CF1R-ADD-01 shall first be registered with an ECC-Provider Data Registry. 

Alterations to Space Conditioning Systems that are exempt from field verification and diagnostic testing 
requirements may use the CF1R-ADD-02 and CF2R-ADD-02 compliance documents. Possible exemptions from 
duct leakage testing include: less than 25 feet (ft) of ducts were added or replaced; or the existing duct system 
was insulated with asbestos; or the existing duct system was previously tested and passed by an ECC-Rater. If 
space conditioning systems are altered and are not exempt from field verification and diagnostic testing, then 
a CF1R-ADD-01 and CF1R-ALT-02 must be completed and registered with an ECC-Provider Data Registry. 

Additions or alterations that utilize closed cell Spray Polyurethane Foam (ccSPF) with a density of 1.5 to less 
than 2.5 pounds per cubic foot having an R-value greater than 5.8 per inch, or open cell Spray Polyurethane 
Foam (ocSPF) with a density of 0.4 to less than 1.5 pounds per cubic foot having an R-value of 3.6 per inch, 
shall complete and register a CF1R ADD-01 with a ECC-Provider Data Registry. 

If more than one person has responsibility for installation of the items on this certificate, each person shall 
prepare and sign a certificate applicable to the portion of construction for which they are responsible. 
Alternatively, the person with chief responsibility for construction shall prepare and sign this certificate for the 
entire construction. All applicable Mandatory Measures shall be met. Temporary labels shall not be removed 
before verification by the building inspector. 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

 CEC-CF1R-ADD-02-E

CA Building Energy Efficiency Standards - 
2025 Single Family Compliance 

January 1, 2026 

A. General Information
Field Field Name Data Entry 

01 Project Name

02 Date Prepared 

03 Project Location

04 Building Front Orientation 
(deg or cardinal) 

05 CA City

06 Number of Dwelling Units 
with Additions

07 Zip Code

08 Fuel Type Electricity

09 Climate Zone 

10 Total Conditioned Floor Area 
(ft2) (Addition)

11 Building Type Single Family   

12 Slab Area (ft2) 

13 Project Scope  

Select as many as are applicable from the list: 
 Addition < 300 ft2

 Addition > 300 to < 400 ft2

 Addition > 400 to < 700 ft2

 Addition > 700 to < 1000 ft2 

 ADU Addition < 300 ft2  
 ADU Addition > 300 to < 400 ft2

ADU Addition > 400 to < 700 ft2

 ADU Addition > 700 to < 1000 ft2

 JADU Addition  500 ft2

 Space Heating System 
 Space Cooling System 
 Space Conditioning Duct System  
 Water Heating  
 Fenestration (if selected, fill out A14) 
Opaque Exterior Doors>>

14 Fenestration Exceptions 

User selects as many as are applicable from list:
 NA (do not allow other entries) 
 2 glass in door
 2 tubular skylight 
 2 skylight 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE  

CEC-CF1R-ADD-02-E 

B. Opaque Surface Details – Framed (Section 150.2(a) and 150.1(c)1)
Note:

Where insulation is installed above the roofing membrane, or above the layer used to seal the roof
from water penetration, the insulation shall have a maximum water absorption of 0.3 percent by
volume when tested according to American Society for Testing and Materials (ASTM) Standard C272.
Extensions of existing wood-framed walls may retain the dimensions of the existing walls and shall
install cavity insulation of R-15 in a 2x4 framing, and R-21 in a 2x6 framing.

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Assembly Type 

03 Frame Type 

04 Frame Depth (inches) 

05 Frame Spacing (inches) 

06a Proposed 
Cavity R-value 

06b Proposed 
Continuous Insulation R-value 

07 Proposed 
U-Factor

08 Required 
U-Factor from Table 150.1-A

09 Comments 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

C. Opaque Surface Details – Nonframed Section 150.1(c)1)
Notes:
Where insulation is installed above the roofing membrane, or above the layer used to seal the roof from water
penetration, the insulation shall have a maximum water absorption of 0.3 percent by volume when tested
according to American Society for Testing and Materials (ASTM) Standard C272.

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Assembly Type 

03 Assembly Materials 

04 Thickness (inches) 

05 Proposed 
Core Insulation R-value 

06a Proposed 
Cavity R-value 

06b Proposed 
Continuous Insulation R-value 

07 Proposed 
U-Factor

08 Required 
U-Factor or R-Value

09 Comments 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

D. Opaque Surface Details – Masonry/Mass Walls (Section 150.1(c)1Bii)
Note: When insulation is added to the outside of a mass wall and/or when the inside is furred and insulated,
the performance data may be adjusted using Equation 4-4 in the Reference Appendices, Joint Appendix, JA4.

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Above or Below Grade? 

03 Proposed 
Masonry/Mass Wall Type 

04 Proposed 
Mass Thickness (inches) 

05 Proposed 
Exterior Insulation - R-Value 

06 Proposed 
Exterior Insulation - U-Factor 

07 Proposed 
Interior Insulation - R-value 

08 Proposed 
Interior Insulation - U-Factor 

09 Required 
Exterior Insulation - R-value 

10 Required 
Exterior Insulation - U-Factor 

11 Required 
Interior Insulation - R-Value 

12 Required 
Interior Insulation - U-Factor 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

 CEC-CF1R-ADD-02-E 

CA Building Energy Efficiency Standards - 
2025 Single Family Compliance 

January 1, 2026 

E. Slab On Grade/Concrete Raised Floor Insulation (Table 150.1-A )
Note:
Heated slab floors require mandatory slab insulation (see Table 110.8-A).

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3
01 Floor Type 

02 Proposed 
Insulation R-value  N/A N/A  N/A

03 Proposed
Insulation U-factor N/A N/A N/A

04 Required
Insulation R-value N/A N/A N/A

05 Required 
Insulation U-factor  N/A N/A  N/A

06 Comments

F. Radiant Barrier (Section 150.1(c)2)
A radiant barrier is required (for Climate Zones 2-15)

Radiant barriers shall meet specific eligibility and installation criteria to receive credit for compliance
with the Building Energy Efficiency Standards for low-rise residential buildings. Refer to Reference
Appendices, Residential Appendix, RA4.2.1
The emittance of the radiant barrier shall be less than or equal to 0.05 as tested in accordance with
American Society for Testing and Materials (ASTM) C1371 or ASTM E408.
For Prescriptive Compliance the attic shall be ventilated to provide a minimum free ventilation area of
not less than 1 square foot (ft2) of vent area for each 300 square feet (ft2) of attic floor area with a
minimum of 30 percent upper vents. Refer to Reference Appendices, Residential Appendix, RA4.2.1.
Ridge vents or gable end vents are recommended to achieve the best performance. The material
should be cut to allow for full airflow to the venting. Refer to Reference Appendices, Residential
Appendix, RA4.2.1.1

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3

01 
Radiant Barrier installed 
below the roof deck and 
on all gable end walls 

 Yes  No  N/A  Yes  No  N/A  Yes  No  N/A

02 Comments 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

G. Roofing Products (Cool Roof) (Section 150.1(c)11)
Notes:

Exception 1: Any roof area covered by building integrated photovoltaic (PV) panels and solar thermal
panels are not required to comply withthe Cool Roof requirements.
Exception 2: Roof constructions with weight of 25 pounds per square foot (lb/ft2) are also not required to
comply with the Cool Roof requirements.
Liquid field applied coatings must comply with installation criteria from Section 110.8(i)4.

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Exception 

03 Roof Pitch 

04 Method of Compliance 

05 Product Type 

06 CRRC Product ID Number N/A N/A N/A 

07 Proposed 
Initial Solar Reflectance N/A N/A N/A 

08 Proposed 
Aged Solar Reflectance N/A N/A N/A 

09 Proposed 
Thermal Emittance 

N/A N/A N/A 

10 Proposed 
SRI (Optional) N/A N/A N/A 

11 Required 
Aged Solar Reflectance N/A N/A N/A 

12 Required 
Thermal Emittance N/A N/A N/A 

13 Required 
SRI (Optional) N/A N/A N/A 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

H. Fenestration/Glazing Allowed Areas and Efficiencies (Section 150.2(a)1)

Field Field Name Data Entry 1 Data Entry 1 Data Entry 1 

01 Addition Type ft2 

02 
Maximum Allowed Fenestration Area for All 
Orientations ft2 – The Greater of: 
Maximum Calculated based on Allowed % 

03 
Maximum Allowed Fenestration Area for All 
Orientations ft2 – The Greater of: 
Maximum Calculated Allowed ft2 

04 
Maximum Allowed West-Facing 
Fenestration Area Only ft2 – The Greater of: 
Maximum Calculated based on Allowed % 

N/A N/A N/A 

05 
Maximum Allowed West-Facing 
Fenestration Area Only ft2 – The Greater of: 
Maximum Calculated Allowed ft2 

N/A N/A N/A 

06 Maximum Allowed U-factor (Windows) 

07 Maximum Allowed U-factor (Skylights) 

08 Maximum Allowed SHGC (Windows) 

09 Maximum Allowed SHGC (Skylights) N/A N/A N/A 

10 Comments 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 
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PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 
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I. Fenestration Proposed Areas and Efficiencies (Section 150.2(a))
Note:
If meeting Exception 1 to 150.1(c)3A, New dwelling units with a conditioned floor area of 500 square feet or
less in Climate Zone 5 may comply with a maximum U-factor of 0.30.
If meeting Exception 2 to 150.1(c)3A, Installing less than or equal to 3 square feet (ft2) glass in door, or less
than or equal to 3 square feet (ft2) tubular skylight, it is assumed to meet the minimum required U-factor of
0.27 for climate zones 1 through 5, 11 through 14 and 16, and 0.30 for climate zones 6 through 10 and 15 &
SHGC of 0.23 for climate zones 2, 4, 6 through 15.
If meeting Exception 3 to 150.1(c)3A, If meeting Exception 1 to 150.1(c)3A, Installing less than or equal to 16
square feet (ft2) tubular skylight, it is assumed to meet the minimum required U-factor (0.40) & SHGC (0.30). In
Climate Zones 1, 3, 5, and 16 there is no SHGC requirement. Doors with greater than or equal to 25 percent
glazing area are considered glazed doors and are treated as fenestration products.

Table I-1 
Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Fenestration Type 

03 Frame Type 

04 Dynamic Glazing 

05 Orientation N, S, W, E 

06 Number of Panes 

07 Proposed Fenestration Area (ft2) 

08 Proposed West Facing Fenestration 
Area (ft2) 

09 Proposed U-factor 

10 Proposed U-factor Source 

11 Proposed SHGC N/A N/A N/A 

12 Proposed SHGC Source N/A N/A N/A 

13 Exterior Shading Device 

14 Combined SHGC from CF1R-ENV-03 N/A N/A N/A 

CA Building Energy Efficiency Standards -
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Table I-2 
Field Field Name Data Entry 

15 Total Proposed Fenestration Area 
16 Maximum Allowed Fenestration Area 

17 Compliance Statement: 
Total Fenestration Area Yes No N/A 

18 Total Proposed West-Facing Fenestration Area N/A 
19 Maximum Allowed West-Facing Fenestration Area N/A 

20 
Compliance Statement: 
Total Proposed West- -
Facing Fenestration Area 

Yes No N/A 

21 Proposed Fenestration U-factor (Windows) N/A 
22 Required Fenestration U-factor (Windows) 

23 Compliance Statement: 
Proposed Fenestration U- -factor Yes No N/A 

24 Proposed Fenestration SHGC (Windows) N/A 
25 Required Fenestration SHGC (Windows) N/A 

26 Compliance Statement: Yes No N/A 

27 Proposed Fenestration U-factor (Skylights) N/A 
28 Required Fenestration U-factor (Skylights) 

29 Compliance Statement: 
Proposed Fenestration U- -factor Yes No N/A 

30 Proposed Fenestration SHGC (Skylights) N/A 
31 Required Fenestration SHGC (Skylights) 

32 Compliance Statement: Yes No N/A 
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J. Opaque Swinging Doors to Exterior (Section 150.1(c)5)
Notes:

Any door with 25 percent or more glass is considered a glazed door and is counted as a fenestration
product in Tables H and I.
Do not include fire-rated doors between garage or unconditioned space, and conditioned space.
If using weighted average to achieve required maximum U-factor, attach CF1R-ENV-02-E.

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Tag/ID 

02 Area 

03 Proposed U-factor 

04 Proposed U-factor Source 

05 Required Maximum U-factor 

06 Weighted Average (Yes/No) Yes No Yes No Yes No 

07 Comments 

CA Building Energy Efficiency Standards -
2025 Single Family Compliance 

January 1, 2026 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 

CEC-CF1R-ADD-02-E 

L. Water Heating Systems (Section 150.2(a)1D)
List water heaters and boilers for both domestic hot water (DHW) heaters and hydronic space heating.
Options:

1. A single heat pump water heater. The storage tank shall not be located outdoors and shall be placed on
an incompressible, rigid insulated surface with a minimum thermal resistance of R-10. The water heater
shall be installed with a communication interface that meets either the requirements of Section
110.12(a) or has an ANSI/CTA-2045-B communication port; or

2. A single heat pump water heater that meets the requirements of NEEA Advanced Water Heater
Specification Tier 3 or higher; or

3. For addition that are 500 square feet or less, an electric water heater with point of use distribution as
specified in the Reference Appendices, Residential Appendix, RA4.4.5

Field Field Name Data Entry 1 Data Entry 2 Data Entry 3 

01 Water Heating System ID or Name 

02 System Option (from §150.2(a)1D) 

03 # of Water Heaters/ Compressors in 
System 

04 Water Heater Type 

05 Fuel Type 

06 Tank Location 

07 Distribution Type 
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K. Space Conditioning (SC) Systems – Heating/Cooling (Section 150.2(b) or Section 150.1(c)7)
Alterations to space conditioning systems shall be exempt from field verification and diagnostic testing
requirements as prerequisite for use of the CF1R-ADD-02 and CF2R-ADD-02 compliance documents.  If new
space conditioning systems are installed or existing systems are altered and are not exempt from field
verification and diagnostic testing, then a CF1R-ADD-01 and CF1R-ALT-02 shall be completed and registered
with an ECC Provider Data Registry.  In each row below for each space conditioning system, check the box that
indicates the exemption from field verification compliance:
a: space conditioning system was not altered;
b: less than 25 feet (ft) of ducts were added or replaced;
c: (exempt from duct leakage testing) if: the existing duct system was insulated with asbestos;
d: (exempt from duct leakage testing) if: the existing duct system was previously tested and passed by an ECC-
Rater.

01 02 03

SC System Identification or Name SC System Location or Area 
Served Exemption from ECC Verification 

 a  b c   d 

 a  b c   d 

 a  b c   d 

 a  b c   d 

 a  b c   d 

 a  b c   d 

 a  b c   d 

 a  b c   d 

PRESCRIPTIVE RESIDENTIAL ADDITIONS THAT DO NOT REQUIRE 
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Documentation Author's Declaration Statement
1. I certify that this Certificate of Compliance documentation is accurate and

complete. 
Author Name 

Author Signature

Date Signed 

Company Name 

CEA/AEA/ECC 
Certification ID 

Address 

City/State/Zip

Phone  
Responsible Person's Declaration Statement  
I certify the following under penalty of perjury, under the laws of the State of 
California: 

The information provided on this Certificate of Compliance is true and correct.
I am eligible under Division 3 of the Business and Professions Code to accept
responsibility for the building design or system design identified on this
Certificate of Compliance (responsible designer).
The energy features and performance specifications, materials, components, and
manufactured devices for the building design or system design identified on this
Certificate of Compliance conform to the requirements of Title 24, Part 1 and
Part 6 of the California Code of Regulations.
The building design features or system design features identified on this
Certificate of Compliance are consistent with the information provided on other
applicable compliance documents, worksheets, calculations, plans and
specifications submitted to the enforcement agency for approval with this
building permit application.

Responsible Name

Responsible Signature 

Date Signed 

Company Name 

License No.

Address 

City/State/Zip

Phone 

For assistance or questions regarding the Energy Standards, contact the Energy Hotline at: 1-800-772-3300.

A-8



A-9

STATEMENT OF SPECIAL INSPECTION
(FORM 66-110)

X

07/31/2026

12/31/26



07/31/2026

12/31/26



07/31/2026

12/31/26



07/31/2026

12/31/26



07/31/2026

12/31/26



ENCLOSURE 4





EXAMPLES OF OTHER RESIDENTIAL UNITS 
WITHIN TRACT 9086 

45 Tangerine permit 00304924- RBPR  Second story addition. Approved in 2001. 

ENCLOSURE 5



35 Tangerine permit 00357167-RBPR Second story addition. Approved in 2004 



114 Tangerine permit 00374825-RBPR Second story addition. Approved in 2004. 



ORANGE TREE PATIO HOMES ASSOCIATION 

May 8, 2026 

Xinhong Xie   
Huan Chen   
134 Tangerine 
Irvine CA 92618 

Re: Architectural Application – Approval 
134 TANGERINE - Acct # C113-02686-2 

Dear Homeowner: 

Your architectural application and revised plans received on 04/09/26 for adding second 
story to existing home with roof and stucco to match existing (plans resubmitted 
4/10/2026 has been approved by the ORANGE TREE PATIO HOMES ASSOCIATION 
Architectural Committee. 

With this approval, we anticipate your commitment to only using the material(s), and 
performing the improvement(s) stated in the application.  In addition, please verify with 
the City if permits are required prior to the commencement of the project.  If permits are 
required, we anticipate your commitment to obtaining the necessary City permits. 

Upon completion of the improvement(s), please submit your Notice of Completion 
Form along with color photographs of the completed improvement(s). 

If you have any questions or concerns, please contact the Community Manager, Amanda 
McGinley, CCAM-PM® at (949)535-4501 or via email at . 

Sincerely, 

Architectural Review Committee 
ORANGE TREE PATIO HOMES ASSOCIATION 

Powerstone Property Management * 9060 Irvine Center Drive, Irvine, CA 92618 * 949-716-3998 * Fax 949-716-3999 
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	Subject:  Residential Setback Deviation for 134 Tangerine in Planning Area 12 (Oakcreek); File No. 00986681-PSD



