
 

 

    

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

September 23, 2026 
 
 
Mr. Michael Armanios              Sent Via Email 
29 Shorebird          
Irvine, CA 92604 
 
Subject:  Setback Deviation Letter for 29 Shorebird, Planning Area 15 

(Woodbridge); File No. 00983956-PSD 
 
Dear Mr. Armanios: 
 
Community Development Department staff reviewed your request for a deviation from 
the required side-yard setback for a proposed residential addition at 29 Shorebird in 
Planning Area 15 (Woodbridge) (Enclosure 1). The property is zoned 2.2 Low Density 
Residential and is subject to the general development standards contained in Section 3-
37-13 of the Irvine Zoning Ordinance (Enclosure 2). 
 
The project site is located within the Northwest Place development of Woodbridge and 
was constructed in 1977. The existing two-story home is surrounded on three sides by 
adjacent residences. The existing residence is located 3 feet from the side property line 
shared with 27 Shorebird and was legally constructed in accordance with County 
approvals in effect at the time of construction. 
 
In July 2026, building plans were submitted to allow the conversion of a 240-square-foot 
atrium to habitable space at the existing 3-foot side-yard setback. Pursuant to the 
Zoning Ordinance, a minimum 5-foot side-yard setback is required, unless a deviation is 
granted pursuant to Section 3-27-13.  
 
The development standards specific to the 2.2 Low Density Residential zoning district 
have changed since the home was originally constructed and now require a 5-foot 
setback from the side property line, rendering the existing 3-foot side-yard setback legal 
non-conforming. Pursuant to Section 3-27-13 of the Zoning Ordinance, a formal request 
has been made that the new addition be permitted to be built to the same 3-foot side-
yard setback as the existing residence.  
 
Section 3-27-13 of the Zoning Ordinance allows residential building additions to use the 
building setback requirement in effect at the time the unit was originally constructed, 
subject to approval by the Director of Community Development. Chapter 2-40 of the 
Zoning Ordinance establishes the residential setback deviation procedure.  
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Approval of a setback deviation request is subject to the following findings pursuant to 
Section 2-40-5 of the Zoning Ordinance:  
 

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 
three units in the tract that were subject to the same original setback requirement 
and have legally built additions similar to the proposed request: 4 Pintail 
(Enclosure 5), 13 Pintail (Enclosure 6), and 31 Shorebird (Enclosure 7). These 
approvals demonstrate that a representative number of units subject to the same 
original setback requirement have legally constructed additions at the same 3-
foot side-yard setback requested for the subject property. 
 

B. The construction of the building addition to the original setback requirement will 
be in harmony with the character of the neighborhood. 
 
The residences identified above within Tract 9485 have been approved with 
additions at the same 3-foot side-yard setback. The proposed atrium conversion 
on the ground floor of the residence will maintain the existing 3-foot side-yard 
setback and is consistent with the established development pattern of the 
neighborhood. The applicant will obtain building permits to ensure the building 
addition is consistent with the current Building Code and Zoning Ordinance 
requirements with the allowed exception of the reduced side-yard setback for the 
ground floor expansion. Based upon the above, the construction of the building 
addition will be in harmony with the aesthetic character of the neighborhood. 
 

C. The design materials and amenities utilized in the building addition will be 
consistent with the character of the neighborhood. 
 
The proposed residential addition, including the atrium conversion subject to this 
setback deviation, will match the existing materials, color, and design of the 
existing residence. The applicant has provided proof of homeowners association 
approval for the proposed addition (Enclosure 8) and has obtained an adjacent 
property owner acknowledgement from the owner of 27 Shorebird confirming that 
the neighbor has reviewed the plans and does not oppose the project (Enclosure 
9). 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 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 above findings. Therefore, the request for a 3-foot side-yard setback for the 
proposed atrium conversion on the ground floor of the residence, as depicted in 
Enclosure 1, 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. Wednesday, September 30, 2026, the approval granted by this letter shall become
effective Thursday, October 1, 2026.

If you have any questions or concerns on this matter, please do not hesitate to contact 
Assistant Planner Krysta Christensen at 949-724-6457 or via email at 
kchristensen@cityofirvine.org. 

Sincerely, 

Stephanie Frady, AICP 
Director of Community Development 

Enclosures: 
1. Setback Deviation Request and Plans
2. Section 3-37-13, 2.2 Low Density Residential Standards, of the Irvine Zoning

Ordinance
3. Tract Map No. 9485
4. Examples of Additions in Tract 9485
5. Approved Building Permit and Site Plan for 4 Pintail Addition
6. Approved Building Permit and Site Plan for 13 Pintail Addition
7. Approved Building Permit and Site Plan for 31 Shorebird Addition
8. Homeowners Association Approval Letter
9. Adjacent Property Owner Acknowledgement

ec:      Alyssa Matheus, Planning Manager 
 Chris Chung, Principal Planner 
File: 00983956-PSD 

mailto:kchristensen@cityofirvine.org


05/06/2026 

To: Director of Community Development City of Irvine 1 Civic Center Plaza Irvine, CA 92606 

From:  

Michael Armanios 

Subject: Letter of Justification for Residential Setback Deviation at 29 Shorebird, Irvine, CA 
92604 

Dear Director of Community Development, 

Please accept this letter as formal justification for the enclosed Residential Setback Deviation 
Request for the property located at 29 Shorebird, located within Planning Area of Woodbridge 
HOA. 

Project Description We are proposing a 248 sq ft living space addition on the first floor by 
enclosing the existing atrium and expanding the living room. Due to the specific configuration of 
the lot, we are requesting a minor setback deviation to reduce the required side setback from 
the standard 5 feet down to 3 feet, matching the existing zero-lot-line wall. 

As required by Chapter 2-40 of the City of Irvine Zoning Ordinance, the following justifications 
support the required findings for approval: 

Finding A: A representative number of units in the tract subject to the same original 
setback requirement have existing structures legally built to setbacks similar to those 
being requested. 

● Justification: Similar setbacks are already established within our immediate tract. For
example, the property located next door to our subject property at 31 Shorebird feature
similar structural footprints that approach the property line in a comparable manner.
Granting this deviation will simply allow our property to enjoy the same use of space that
has already been legally established by other homeowners in our development.

Finding B: The construction of the building addition to the original setback requirement 
will be in harmony with the character of the neighborhood. 

● Justification: The proposed addition is carefully scaled so that it will not overwhelm the
lot or disrupt the visual flow of the streetscape. The encroachment into the setback is
minor and is located entirely in the side yard behind a solid fence / at the rear of the
property, meaning it will not negatively impact the privacy, light, air, or safety of the
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adjacent neighbors. Furthermore, we have consulted with the directly impacted adjacent 
neighbor at 27 Shorebird, who has reviewed the plans and submitted the required letter 
stating they do not oppose the project. Our Homeowners Association has also granted 
preliminary approval. 

Finding C: The design, materials, and amenities utilized in the building addition will be 
consistent with the character of the neighborhood. 

●​ Justification: The architectural design of the new addition will be completely seamless 
with the original home. We are utilizing matching exterior treatments, including uniform 
stucco color and roof tiles to ensure the new construction is visually indistinguishable 
from the original architecture. It will fully adhere to the high aesthetic standards expected 
within our Irvine neighborhood. 

Thank you for your time and consideration of this request. Please feel free to contact me directly 
at  if you need any additional clarification or documentation. 

Sincerely, 

Mike Armanios 

Michael Armanios Property Owner,  
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Sec. 3-37-13. 2.2 Low Density Residential. 

A. 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).

B. 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:

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

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

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

C. Permitted uses.1, 6 

1. Accessory use.

2. Agriculture (interim use).

3. Cottage food operations.

4. Home care.

5. Home occupation permit.

6. Information center.

7. Manufactured structure (up to two years).

8. Model home sales complex.

9. Park.

10. Public park facility (only in public parks).

11. Residential beekeeping as an accessory use. (Only in single-family detached homes and single-family
attached homes with single property ownership of the lot.)

12. Residential shelter.

13. Residential, accessory dwelling unit.

14. Residential, attached.
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15. Residential, single-family detached.  

16. School, public.  

17. Supportive housing — Small.  

18. Transitional housing — Small.  

19. 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).  

D. Conditional uses.2, 6  

1. Boarding house.  

2. Child care center.  

3. Church.3  

4. Community facility.  

5. Convalescent home.  

6. Manufactured structure (over two years).  

7. Recreational vehicle storage, private.  

8. Residential care facility.  

9. School, private.4  

10. Senior housing.  

11. Supportive housing — Large.  

12. Transitional housing — Large.  

13. Utility building and facility.  

E.  Minimum site size 4,000 square feet  
    2.2D: 3,000 square feet  
F.  Maximum site coverage 50%  
G.  Maximum building height 35 feet  
H.  Minimum site landscaping Not applicable to Low Density Residential  
I.  Building setbacks5from:  
  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)  
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  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:   
   Side  5 feet  
   Rear  10 feet  
  Interior boundary if adjacent to nonresidential 

uses:  
 

   Side  10 feet  
   Rear  10 feet  
  Building to building  6 feet  

 
1 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).  
2 A Master Plan application may be required in addition to a conditional use permit (see Chapter 2-17).  
3 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).  
4 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.  
5 Exceptions to these building setback requirements appear on the setback exceptions matrix in Section 3-27-2.  

(Code 1976, § V.E-325.2.2; Ord. No. 92-3, 4-14-92; Ord. No. 92-21, § 6, 11-24-92; Ord. No. 93-7, 6-22-93; Ord. No. 
93-14, § 3, 10-12-93; Ord. No. 94-2, § 3, 2-8-94; Ord. No. 94-7, § 3, 6-14-94; Ord. No. 94-15, § 3, 12-13-94; Ord. No. 
94-16, 12-13-94; Ord. No. 95-3, § 3B, 4-25-95; Ord. No. 95-4, § 1, 5-9-95; Ord. No. 95-7, § 4, 7-11-95; Ord. No. 95-8, 
§ 3, 7-11-95; Ord. No. 95-12, § 3, 9-12-95; Ord. No. 95-16, § 2, 10-10-95; Ord. No. 96-2, § 2, 1-23-96; Ord. No. 96-
18, § 4, 12-10-96; Ord. No. 05-12, § 6, 6-28-05; Ord. No. 05-13, § 4, 7-12-05; Ord. No. 05-16, § 2, 7-12-05; Ord. No. 
09-02, § 3, 3-24-09; Ord. No. 12-04, § 5(Exh. A), 3-13-12 ; Ord. No. 12-12 , § 5(Exh. A), 9-25-12; Res. No. 15-86, § 
3(Exh. A), 8-11-15; Ord. No. 18-05 , Exh. A, 4-24-18; Ord. No. 22-07 , § 3(Exh. A), 5-10-22; Ord. No. 22-12 , § 4(Exh. 
A), 8-9-22) 
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07/07/2026 

To: Director of Community Development City of Irvine 1 Civic Center Plaza Irvine, CA 92606 

From: 

Michael Armanios 

Subject: Letter of Additional Justification for Residential Setback Deviation at 29 Shorebird, 
Irvine, CA 92604 

Dear Director of Community Development, 

Please accept this letter as additional justification and examples for the enclosed Residential 
Setback Deviation Request for the property located at 29 Shorebird, Irvine. 

I received some examples from the HOA’s Architectural review office in the tract, 
subject to the same original setback requirement, that have existing structures legally 
built to setbacks similar to those being requested through remodel and addition 
projects. 

● These homes featuring the same original builder models have legally expanded their
interior living spaces, possibly indicating permitted atrium enclosures and footprint
expansions. These established precedent properties include:

○ 4 Pintail, Irvine, CA 92604
○ 13 Pintail, Irvine, CA 92604
○ 31 Shorebird, Irvine, CA 92604

● The properties on Pintail show substantial increases in permitted square footage
(ranging up to nearly 3,000 square feet), while 31 Shorebird demonstrates a similar
single-level expansion to over 2,000 square feet. Granting this deviation will allow our
property to utilize our space in the same manner already legally established and enjoyed
by these neighboring homeowners in our development.

Attached is an aerial photo of 31 Shorebirded, which is located next door to the subject 
property. The photo is of the zero lot line side, showing an enclosed atrium and 
addition located 3’ from the property line. In addition to the enclosed atrium shown in 
the photo below at 31 Shorebird, they also maintained another open atrium further to 
the right in the photo below: 
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4 Pintail, Irvine, CA 92604: 



13 Pintail, Irvine, CA 92604:

Thank you for your time and consideration of this request. Please feel free to contact me directly 
at  if you need any additional clarification or documentation. 

Sincerely, 

Mike Armanios 

Michael Armanios 

Property Owner 
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