


BURLINGAME CITY HALL 

501 PRIMROSE ROAD 

BURLINGAME, CA 94010

City of Burlingame

Meeting Minutes

Planning Commission

7:00 PM Council ChambersMonday, March 23, 2015

a. 1520 Cypress Avenue, zoned R-1 - Application for Environmental Review, Design 

Review, Side Setback Variance and Special Permit for declining height envelope for a 

first and second story addition to an existing single family dwelling and Conditional 

Use Permits to add a cabana and toilet to an existing detached garage (Dreiling 

Terrones Architecture, Inc., applicant and architect; Jeffrey Hessekiel, property owner) 

(72 noticed) Staff Contact: Ruben Hurin

1520 Cypress Ave - Staff Report

1520 Cypress Ave - Attachments

1520 Cypress Ave - Historic Resource Study

1520 Cypress Ave - Received After.pdf

Attachments:

Commissioner Terrones was recused from this item.

Ex-Parte Communications:  None.

Visits to Property:  All had visited the property.

Senior Planner Barber provided a brief overview of the staff report.

Questions of Staff:

> None.

Wayne Lin represented the applicant.

Jeff Hessekiel represented the property owner.

Commission questions/comments:

> Rear elevation works well.

> East elevation is a large two-story flat plane with no relief. Could inset to create a shadow line at the 

gable where the gutter line is.

> Pediments on side elevation windows seem too top heavy.

> Could inset Family Room to create some relief.

> Stepping back first floor could be difficult because it would impact the floorplan, but setting back the 

second floor from the gable back would provide a roofline that splits the facade. Could also add a 

transom to the closet.

> Planting will help blank wall.

> High bar to make findings for variance. There is not a unique condition that warrants either variance . 

Extension of the existing setback is represents a significant addition, particularly the second story . 

Stepping back the high wall would help.

> Would prefer that the east side setback follow the 4-foot first floor and 7-foot second floor 

requirements. Would help break the massing up. Could redesign floorplan to have the expansion to the 

rear.
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> How tall would the hedge be on the side? (Lin: Tall, either bamboo or tall hedge.) Should clarify 

height of what is being proposed.

> Why include a cabana? (Hessekiel: Related to existing use of pool. Currently kids need to go into 

the house to use the bathroom. Existing garage is oversized "garage and a half" and doesn't allow as 

productive a use as is proposed.)

Public comments:

Pat Giorni, 1445 Balboa Avenue, spoke on this item:

> In past resistance to cabanas was related to cabanas with full bathrooms and potential to convert to 

second unit. This is small enough, it is clear it will be used for intended purpose.

Chair Bandrapalli closed the public hearing.

Commission discussion:

> Would prefer the side wall not impinge as far into setback, particularly on the upper floor.

> Extruding of the form further back is not acceptable.

> Suggests relief on both levels. Will add more light and air space.

Commissioner Yie made a motion, seconded by Commissioner Sargent, to place the item on the 

Regular Action Calendar when revisions have been made to the plans as directed. The motion 

carried by the following vote:

Aye: Bandrapalli, DeMartini, Yie, Loftis, Sargent, and Gum6 - 

Recused: Terrones1 - 
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RESOLUTION NO. __________ 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BURLINGAME FINDING 
THAT THERE IS NO SUBSTANTIAL EVIDENCE THAT THE APPROVAL OF A REQUEST 

FOR DESIGN REVIEW, SIDE SETBACK VARIANCE AND SPECIAL PERMIT FOR 
DECLINING HEIGHT ENVELOPE FOR A FIRST AND SECOND STORY ADDITION TO AN 
EXISTING SINGLE FAMILY DWELLING AND CONDITIONAL USE PERMITS TO ADD A 

CABANA AND TOILET TO AN EXISTING DETACHED GARAGE LOCATED AT 1520 
CYPRESS AVENUE WILL HAVE A SIGNIFICANT EFFECT ON THE ENVIRONMENT UNDER 

THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) PURSUANT TO ARTICLE 6 
OF THE CEQA GUIDELINES 

THE PLANNING COMMISSION OF THE CITY OF BURLINGAME hereby finds as 
follows: 

Section 1.   On the basis of the Initial Study and the documents submitted and 
reviewed, and comments received and addressed by this commission, it is hereby found that 
there is no substantial evidence that the project set forth above will have a significant effect on 
the environment, and a Negative Declaration, per Negative Declaration ND-582-P, is hereby 
approved. 

Section 2. It is further directed that a certified copy of this resolution be recorded in 
the official records of the County of San Mateo. 

 

Chairman 

 

I,        , Secretary of the Planning Commission of 
the City of Burlingame, do hereby certify that the foregoing resolution was introduced and 
adopted at a regular meeting of the Planning Commission held on the 27th day of April, 2015 by 
the following vote: 
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  Secretary 

 

RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BURLINGAME, APPROVING A 
REQUEST FOR DESIGN REVIEW, SIDE SETBACK VARIANCE AND SPECIAL PERMIT FOR A 
FIRST AND SECOND STORY ADDITION TO AN EXISTING SINGLE FAMILY DWELLING AND 

CONDITIONAL USE PERMITS TO ADD A CABANA AND TOILET TO AN EXISTING DETACHED 
GARAGE AT 1520 CYPRESS AVENUE, ON PROPERTY SITUATED WITHIN THE R-1 ZONE  

RESOLVED, by the Planning Commission of the City of Burlingame that: 
 
WHEREAS, an application has been made for Design Review, Side Setback Variance and Special 
Permit for declining height envelope for a first and second story addition to an existing single family 
dwelling and Conditional Use Permits to add a cabana and toilet to an existing detached garage at 
1520 Cypress Avenue, Zoned R-1, Jeffrey Hessekiel, 1520 Cypress Avenue, Burlingame, CA, 94010, 
property owner, APN: 028-294-090; 
 
WHEREAS, said matters were heard by the Planning Commission of the City of Burlingame on April 
27, 2015, at which time it reviewed and considered the staff report and all other written materials and 
testimony presented at said hearing; 
 
NOW, THEREFORE, it is RESOLVED and DETERMINED by this Planning Commission that: 
 

1. Said Design Review, Side Setback Variance, Special Permit and Conditional Use Permits are 
approved subject to the conditions set forth in Exhibit “A” attached hereto.  Findings for such 
Design Review, Side Setback Variance, Special Permit and Conditional Use Permits are set 
forth in the staff report, minutes, and recording of said meeting. 

 
2. It is further directed that a certified copy of this resolution be recorded in the official records of 

the County of San Mateo. 
 

 
Chairman 

 
I,       , Secretary of the Planning Commission of the City of 
Burlingame, do hereby certify that the foregoing resolution was introduced and adopted at a regular 
meeting of the Planning Commission held on the 27th day of April, 2015, by the following vote:



EXHIBIT “A” 
  
Conditions of Approval for Design Review, Side Setback Variance, Special Permit and 
Conditional Use Permits 
1520 Cypress Avenue 
Effective May 7, 2015 
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1. that the project shall be built as shown on the plans submitted to the Planning Division date 

stamped March 25, 2015, sheets A0.0 through A5.1, L1.1, GP1 and BMP1.1; 
 
2. that if the accessory structure is demolished or the envelope changed at a later date the 

Conditional Use Permits, as well as any other exceptions to the code granted here, will 
become void; 

 
3. that any changes to building materials, exterior finishes, windows, architectural features, 

roof height or pitch, and amount or type of hardscape materials shall be subject to Planning 
Division or Planning Commission review (FYI or amendment to be determined by Planning 
staff); 

 
4. that any changes to the size or envelope of the basement, first or second floors, or garage, 

which would include adding or enlarging a dormer(s), shall require an amendment to this 
permit; 

 
5. that the conditions of the Building Division’s March 9, 2015 and January 1, 2015 memos, 

the Parks Division’s March 9, 2015 and January 27, 2015 memos, the Engineering 
Division’s March 13, 2015 and January 23, 2015 memos, the Fire Division’s January 26, 
2015 memo and the Stormwater Division’s January 22, 2015 memo shall be met; 

 
6. that any recycling containers, debris boxes or dumpsters for the construction project shall 

be placed upon the private property, if feasible, as determined by the Community 
Development Director; 

 
7. that demolition or removal of the existing structures and any grading or earth moving on the 

site shall not occur until a building permit has been issued and such site work shall be 
required to comply with all the regulations of the Bay Area Air Quality Management District; 
 

8. that prior to issuance of a building permit for construction of the project, the project 
construction plans shall be modified to include a cover sheet listing all conditions of 
approval adopted by the Planning Commission, or City Council on appeal; which shall 
remain a part of all sets of approved plans throughout the construction process.  
Compliance with all conditions of approval is required; the conditions of approval shall not 
be modified or changed without the approval of the Planning Commission, or City Council 
on appeal; 

 
9. that all air ducts, plumbing vents, and flues shall be combined, where possible, to a single 

termination and installed on the portions of the roof not visible from the street; and that 
these venting details shall be included and approved in the construction plans before a 
Building permit is issued; 

 
10. that the project shall comply with the Construction and Demolition Debris Recycling 

Ordinance which requires affected demolition, new construction and alteration projects to 
submit a Waste Reduction  plan and meet recycling requirements; any partial or full 
demolition of a structure, interior or exterior, shall require a demolition permit; 



EXHIBIT “A” 
  
Conditions of Approval for Design Review, Side Setback Variance, Special Permit and 
Conditional Use Permits 
1520 Cypress Avenue 
Effective May 7, 2015 

 

 
11. that the project shall meet all the requirements of the California Building and Uniform Fire 

Codes, 2013 Edition, as amended by the City of Burlingame; 
 
THE FOLLOWING CONDITIONS SHALL BE MET DURING THE BUILDING INSPECTION 

PROCESS PRIOR TO THE INSPECTIONS NOTED IN EACH CONDITION: 
 
12. that prior to scheduling the framing inspection the applicant shall provide a certification by 

the project architect or residential designer, or another architect or residential design 
professional, that demonstrates that the project falls at or below the maximum approved 
floor area ratio for the property;  

 
13. prior to scheduling the framing inspection the project architect or residential designer, or 

another architect or residential design professional, shall provide an architectural 
certification that the architectural details shown in the approved design which should be 
evident at framing, such as window locations and bays, are built as shown on the approved 
plans; architectural certification documenting framing compliance with approved design shall 
be submitted to the Building Division before the final framing inspection shall be scheduled; 
and 

 
14. that prior to final inspection, Planning Division staff will inspect and note compliance of the 

architectural details (trim materials, window type, etc.) to verify that the project has been 
built according to the approved Planning and Building plans. 
  






