
SUBDIVISION COMMITTEE REPORT

PROJECT NUMBER HEARING DATE
2020-000463 TBD
REQUESTED ENTITLEMENTS
Tentative Parcel Map No. 82931
(RPPL2020000803)
Environmental Assessment No. 
RPPL2020000804 
Administrative Housing Permit No. 
RPPL2024003749

OWNER / APPLICANT
Quan Guang Wu & Marlene Beckles Zheng /               
EGL Associates, Inc. 

MAP/EXHIBIT 
DATE: 

REPORT 
DATE:

IST 
MEETING 
DATE:

2/13/24 8/15/24 8/22/24

PROJECT OVERVIEW
Tentative Parcel Map
This is a request to merge two existing parcels on 0.57 net acres and create one L-shaped multi-family lot with 
four detached condominium units. There is an uninhabited two-story barn located at 8740 E. Broadway, which 
has been vacant for over five years. 

Administrative Housing Permit
Required for the proposed set aside of units no. 2 and 3 to be set aside as affordable to lower income households 
at the 80% Area Median Income (AMI) as noted on the condo Exhibit Map. This is required for the replacement 
of two existing rental units on the project site that are proposed to be demolished. The two existing rental units 
are located at 5424 N. Muscatel Avenue and are Los Angeles County rent-stabilized units subject to rental 
replacement requirements.

MAP STAGE
Tentative: Revised: Amendment: Amended: 

Exhibit “A”
Modification 
to: 
Recorded Map

Other: 

MAP STATUS
Initial: 1st Revision: 2nd Revision: 3rd Revision onwards (requires a fee): 

LOCATION ACCESS
8740 E. Broadway and 5424 N. Muscatel Avenue Broadway and Muscatel Avenue

ASSESSORS PARCEL NUMBER(S) SITE AREA
5388-029-042, -043 24,812 square feet (0.57 net acres)

GENERAL PLAN / LOCAL PLAN ZONED DISTRICT SUP DISTRICT
General Plan East San Gabriel 1st

LAND USE DESIGNATION ZONE                                                  CSD
H9 (Residential 0-9 dwelling units per net acre) A-1 (Light Agricultural –

5,000 sq. ft. min. required 
lot area)  

Ch. 22.318 East 
Pasadena - East 
San Gabriel

PROPOSED UNITS MAX DENSITY/UNITS GRADING (CUT/FILL) 
4 Units 5 units 100 Cubic yards (50 cy cut, 50 cy fill) 

ENVIRONMENTAL DETERMINATION (CEQA)
Class 15 - Categorical Exemption
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SUBDIVISION COMMITTEE DEPARTMENT CLEARANCE 

Department Status  Contact 
Planning Cleared Erica G. Aguirre (213) 974-6433 eaguirre@planning.lacounty.gov    

Public Works Hold Justin Soo Hoo (626) 458-3133 jsoohoo@dpw.lacounty.gov  
Fire Cleared Joseph Youman (323) 890-4243 joseph.youman@fire.lacounty.gov 

Parks & Recreation Cleared Loretta Quach (626) 588-5305 lquach@parks.lacounty.gov 
Public Health Cleared Veronica Aranda (626) 430-5201 varanda@ph.lacounty.gov 

PREVIOUS CASES 
PM 82737 is void. 
 
LA COUNTY PLANNING COMMENTS AND HOLDS 
At this time, LA County Planning does not recommend approval of the tentative map.  Please read 
below for further details.   
   Deemed Complete, Date:  2/13/2024 
   Deemed Incomplete 
 
Environmental Determination: 
Cleared   Hold  
 
General Plan Consistency and Design Committee Recommendations 
Cleared  Hold   
 
Tentative Map: 
Cleared   Hold  
 
Exhibit Map: 
Cleared   Hold  

1. See comment four below regarding six required trees on the project site. If you leave the 
Exhibit Map as is, showing only four trees, please confirm that you are requesting a waiver re. 
the required number of trees. It may be possible to waive the required trees as part of the 
approval, decreasing this from six to four, but you must provide a written request with 
justification for this decrease in the required number of trees, and this request will need to be 
approved at the public hearing.  

 
Housing Permit: 
Cleared  Hold  

2. Please review the attached letter from LACDA. It Is Important that you review the replacement 
requirements and review the calculator provided to you (LINK HERE) under "Housing Permit" 
on our website on the "Applications and Forms" page. It is highly recommended that you reach 
out to both LACDA and Planning for any questions or concerns regarding the for-sale 
replacement requirements prior to proceeding with a public hearing for this case.   
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Burden of Proof /Findings for All Entitlements: 
Cleared  Hold  
 
Administrative/Additional Notes: 
Cleared   Hold  

3. Please be advised that CC&Rs will be required for access, and maintenance of the private 
driveway and fire lane, landscaping, common areas, etc.   
4. This project is required to comply with Section 21.32.195 (On-Site Trees) that requires the 
onsite tree planting of one tree per each 25 feet of existing and proposed street/lot frontage 
located within the subject property. Given the total 148.47 linear feet of street frontage, you 
will need to plant a total of six native and/or drought tolerant trees. Compliance with this 
requirement is reviewed during the Final Map stage. A landscape plan (Sheet L-2 of the 
Architectural plans) is required as a condition of approval that should depict the location of the 
six trees along the project street frontages (three trees along Broadway and three trees along 
Muscatel Ave in the respective front yard areas of the project site) prior to the recordation of the 
Final Map. 
 

 RESUBMITTAL INSTRUCTIONS 
The following must be followed if a revision to the tentative or exhibit map is required or if additional 
permit materials are requested in this report: 

 Coordinate with the Planner at eaguirre@planning.lacounty.gov  regarding the resubmittal of 
materials. The planner will let you know if an appointment is necessary and assist with the 
scheduling of one. You may also call (213) 974-6433 and inquire about a re-submittal 
appointment.  

 Create a cover sheet that lists all the changes made to all maps being resubmitted, responses to 
the holds listed in this report, the additional application materials being submitted, and the filling 
of any new permits. Also include any new permit or base application permit numbers (ex. 
“RPAP202…”). Map revisions and additional materials will not be taken in without a cover 
sheet. 

 Upload a digital copy of the cover sheet and revised materials in EPIC-LA via the CSS online 
portal and notify the Planner of the upload. 

 Note: Additional permit applications may require additional filling fees and consultation fees. 
Also, the third and subsequent revisions to the tentative map require additional fees.  Please 
reference the latest Fee Schedule found here: https://planning.lacounty.gov/applications-and-
forms/  

All corrections and comments from Subdivision Committee must be addressed before your project can 
be scheduled for public hearing. Please submit the revised tentative map and any other documents that 
address the Subdivision Committee’s comments by Month Day, year (60 Days), or your application may 
be denied due to inactivity. 
 

 






































ELITE DESIGN DEVELOPMENT INC.
8748 VALLEY BLVD., STE K.
ROSEMEAD, CA 91770
PH: 626-288-2651



8740 E. BROADWAY & 5425 N. MUSCATEL AVE., 
SAN GABRIEL, CA 91776

4-UNIT CONDOMINIUM
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November 7, 2022 
 
 
TO: Joshua Huntington 
 Supervising Regional Planner 
 Department of Regional Planning 
 
 Attention: Erica Aguirre 
 
FROM: Brenda J Lopez 
 Assistant Director of Environmental Health 
 Department of Public Health 
 
SUBJECT:  SUBDIVISION REQUEST – TENTATIVE MAP – PARCEL  
  CASE: RPPL2020000803 
  PROJECT: PM82931 
  8740 E. BROADWAY SAN GABRIEL CA 91776 
 
Thank you for the opportunity to review the application and subdivision request for the 
subject property. This project proposes to construct 4 detached single-family 
condominiums on two adjoining lots at the above location. 

Public Health recommends approval of the aforementioned project.  The applicant 
provided an “Availability of Water and Feasibility” letter from San Gabriel County Water 
District dated August 31, 2022, and a “Sewer Will Serve” letter from Los Angeles County 
Sanitation District dated August 29, 2022.  The applicant shall abide by the requirements 
contained in Title 12, Section 12.08, Noise Control Ordinance for the County of Los 
Angeles.  Dust control measures are recommended during grading or excavation 
activities to minimize fugitive dust.  Adhere to applicable Air Quality Management District 
regulations. 

BARBARA FERRER, Ph.D., M.P.H., M.Ed. 
Director 
 
MUNTU DAVIS, M.D., M.P.H. 
County Health Officer 
 
MEGAN McCLAIRE, M.S.P.H. 
Chief Deputy Director 
 
LIZA FRIAS, REHS 
Director of Environmental Health 
 
BRENDA J LOPEZ, REHS 
Assistant Director of Environmental Health 
 
5050 Commerce Drive 
Baldwin Park, California 91706 
TEL (626) 430-5374  FAX (626) 813-3000 
 
www.publichealth.lacounty.gov/eh/ 

BOARD OF SUPERVISORS 
 

Hilda L. Solis 
First District 
Holly J. Mitchell 
Second District 
Sheila Kuehl 
Third District 
Janice Hahn 
Fourth District 
Kathryn Barger 
Fifth District 
 

Brenda Lopez 



Joshua Huntington 
November 7, 2022 
Page 2 of 2 
 
☒ Public Health conditions for this project have been met as of the date of this letter. 

Public Health recommends the approval of the subject project.  
 
☐  Public Health DOES NOT recommend approval of the subject project and requires 

that the following conditions and/or information requested below are addressed 
prior to agency approval: 
 

If you have any other questions or require additional information, please contact 
Makkaphoeum Em of Public Health, Environmental Hygiene Program at (626) 430-5201 
or mem@ph.lacounty.gov.  
 

BL:me 
DPH_CLEARED_8740 E. BROADWAY SAN GABRIEL CA 91776_ RPPL2020000803_11.4.2022 



August 9, 2024

TENTATIVE MAP CONDITIONS OF APPROVAL
Project No. 2020-000463

Parcel Map No. 82931
Assessor Identification No. 5388-029-043; -042

The following provides a summary of the housing permit conditions of approval for the 
project located at 8740 E Broadway, San Gabriel, CA 91776 (Project), as they relate to 
the oversight and approval obligations of the Los Angeles County Development Authority 
(LACDA).  

The LACDA recommends clearance of this project to proceed to public hearing so long 
as the subdivision conforms to the policies and procedures of the LACDA as stated below
to the satisfaction of the Executive Director of the LACDA, or their designee.

The conditions of approval prior to final map recordation include, but are not limited to:

1. The income restricted units shall be indistinguishable in exterior and interior 
design from the non-restricted units within the project in terms of appearance, 
materials and finished quality. The income restricted units shall have the same 
number of bedrooms as the non-restricted units at the project. In a development 
with a variety of bedroom counts per unit, the percentage of income restricted 
units with a particular number of bedrooms shall be equal to the percentage of 
the non-restricted units at the project with the same number of bedrooms.   

2. The income restricted units shall be dispersed throughout the project equitably 
and be no less attractive or desirable on average (whether because of 
convenient access or amenities) than the other non-restricted units.

3. The income restricted units shall be constructed within each development 
phase of the project, as applicable.

4. Developer acknowledges that an affordable housing covenant related to the 
income-restricted units shall be approved and recorded prior to, or concurrently 
with, final map recordation.



5. Developer acknowledges that a one-time compliance monitoring fee will be 
collected for each income restricted unit at the time of covenant recordation.
Monitoring will include annual owner certification.

6. All affordable units, including voluntary or proffered units, must align with the
income categories as defined in Title 22 of the Los Angeles County Code.
Under no circumstance should any affordable unit, including
voluntary/proffered units, exceed 150% AMI as defined by HCD’s income and 
rent limits.

7. The affordable housing covenant for homeownership projects shall include 
provisions restricting the initial sale to eligible buyers and requiring an equity 
sharing agreement with the County that states the terms set forth in Los 
Angeles County Code Section 22.166.070.A.3.d. All income restricted units, 
regardless if they are voluntary/proffered or approved under the County’s 
Density Bonus and/or Inclusionary Housing ordinances, are subject to the 
LACDA’s equity sharing program and guidelines.

8. The initial sales price of the income restricted units in homeownership projects
will be determined by the LACDA’s Affordable Sales Price Calculator (subject 
to be updated and changed periodically), available on the Department of 
Regional Planning’s website. 

9. The affordable housing covenant is a land use covenant and must be senior to 
all deeds of trust.

If you need more information or have any questions about this report, please contact 
Andrew Miller, Housing Policy & Programs Analyst, by email at andrew.miller@lacda.org.


