
















 

 

June 29, 2021 
 
 
Chris Chung, Urban Planner 
Planning Services Division 
11222 Acacia Parkway 
Garden Grove, CA 92840 

VIA EMAIL chrisc@ggcity.org 

Subject:  Consultant Services for Targeted Zoning Code Amendments - Revised 

Dear Chris: 

Thank you for your patience and for asking MIG to provide this updated letter proposal to assist 
Garden Grove Planning staff with focused zoning code amendments.  The amendments are required 
to address recent changes in State law and to better align standards for mixed-use development with 
market trends and City objectives.  These code amendments largely will be funded by SB 2 and LEAP 
grants and consequently, must be completed by February 2022.  We will meet this deadline. 

Based on our conversations with City staff in the fall of last year and clarified in April 2021 following 
the re-release of the Request for Proposals, we understand you would like to pursue the following 
code amendments outlined below, as well as other minor amendments not addressed by MIG’s 
ongoing zoning work associated with the Housing Element update: 

1. Create objective design standards (ODS) for multi-family residential developments and mixed-
use developments with at least a two-thirds residential component (as required by State law).  
The starting point will be the currently adopted design guidelines for multi-family housing.  
Issues to address should include privacy concerns with respect to adjacent residential uses. 

2. Create standards for permanent supportive housing to implement State law. 

3. Revisit and revise the open space standards for all Mixed-Use zones, as well as any other 
standards that City staff has found to hinder the development of desired mixed-use projects. 

4. Examine the standards for internal improvements for single-family residences to prevent their 
illegal conversion to boardinghouses.  (Any building code revisions that may be considered are 
not included in this scope.) 

5. Create standards for single-room occupancy housing and motels that could be converted into 
permanent housing. 

Regarding the public outreach for this effort, you have indicated that the engagement activities for the 
Housing Element update now underway will suffice for the code amendments.  However, City staff 
may elect to conduct study sessions with the Planning Commission and/or City Council prior to public 
hearings.  For CEQA clearance, these code amendments can be considered implementing actions for 
Housing Element programs; thus, the Environmental Impact Report (EIR) being prepared for the Land 
Use, Housing, Safety, and Environmental Justice Elements will cover CEQA compliance. 
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The following work plan outlines the proposed approach.  We recognize that the work plan may be 
slightly modified once we get into the work and collectively discover what revisions will be necessary 
to achieve City objectives.  We propose a time-and-materials budget to provide flexibility. 
 

Work Tasks  

 

Task 1. Project Coordination and Management 

1.1: Kick-off Meeting. We will conduct a kick-off meeting with City staff to confirm the scope of work, 
establish communications protocols, and define the project schedule in detail. 

1.2: Project Management and Ongoing Coordination.  For the duration of the project, MIG project 
manager Laura Stetson will meet with or conduct phone calls as needed with City staff to ensure 
project coordination and support close collaboration. These calls and meetings will allow the team to 
review project status and discuss issues.  

This task also includes project management related to invoicing and status reports. 

Task 2.  Research and Draft Zoning Code Amendments 

2.1:  Research Memorandum. We will research the zoning code topics outlined above (and any related 
ones indicated by City staff) and prepare a memorandum outlining options and recommendations. 

 Objective Design Standards.  We will review the City’s existing design guidelines for multi-
family housing to determine which guidelines could easily and effectively be converted to 
standards.  We will also provide examples of best practices for creating ODS.  We will prepare 
a preliminary outline for staff review of the content and structure of the ODS to be codified 
(and indicate where the ODS should be located in the zoning code).  As an alternative, the City 
may consider adopting the ODS as a resolution, referenced in the zoning code, to provide 
flexibility regarding future revisions. 

 Supportive Housing.  By law, supportive housing must be allowed wherever multi-family 
housing is allowed.  We will recommend how to change regulations in the code to show 
supportive housing as an allowed use, and we will create recommended standards regarding 
the supportive services that can be provided. 

 Open Space Standards.  We will discuss with City staff current concerns regarding open space 
requirements in the Mixed-Use zones.  Based on that information, we will research best and 
comparable practices, and we will present options for staff consideration. 

 Single-family Interior Standards.  We will discuss with City staff current practices you have 
observed involving property owners who make interior improvements that create several 
separate living quarters in single-family houses, with these living quarters rented individually 
(beyond what is allowed for a Junior ADU).  We will provide recommendations for guarding 
against this practice, such as clearly defining what is a bedroom, requiring additional parking 
for 5+ bedrooms, etc.  As needed, we will consult with the City Building Official and City 
Attorney. 
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 SROs and Hotel/Motel Conversions.  We will provide best practice examples of standards for 
single-room occupancy dwellings and hotel/motel conversions to permanent housing. 

2.2:  Administrative Draft #1 Zoning Code Amendments. Based on City staff’s comments and direction 
on the research memorandum, we will prepare an administrative draft of the zoning code 
amendments for City staff review.  City staff will provide MIG with a track-changes version of the 
document, consolidating all of staff’s comments and edits.  We will meet or teleconference with you 
to go over the revisions. 

2.3: Administrative Draft #2 Zoning Code Amendments. We will produce a second draft of the zoning 
code amendments to incorporate the directed revisions.  City staff will review this second draft to 
ensure all revisions have been made.  Staff will provide any further required consolidated edits using 
track-changes. 

2.4: Public Hearing Draft Amendments.  We will submit a version of the amendments suitable for 
public hearings.  

Task 3:  Hearing Support 

MIG will prepare the amendments in ordinance format for public hearings and will prepare 
presentation materials for and attend the public hearings.  

Task 4:  Final Zoning Code Amendments 

Following the final Council direction, revisions to the zoning code amendments may be required to 
respond to that direction.  We will prepare a final version of the ordinance amendment for second 
reading to reflect final Council action. 

Task 5:  CEQA Documentation - Contingency 

As noted above, we anticipate that the EIR for the current General Plan amendments will cover these 
code amendments as implementing actions.  If, however, additional CEQA documentation, such as an 
Addendum, is required, that work can be performed.  The budget provides a contingency for this, 
although we do not think it will be necessary. 

 
 

Schedule  

We anticipate the following schedule, assuming a start in mid-July and timely City review of draft 
materials.  The schedule can be tightened with shorter City review and MIG turnaround times. 

Task      Time Frame   

 1.1 Kick-off Meeting    By end of July 2021 

 1.2 Project Management and Coordination Throughout the program 

 2.1 Research Memorandum   Week of August 23, 2021  

       (2 weeks for City review) 

2.2 Administrative Draft #1 Week of November 1, 2021 

, as well as present the material to the public hearing bodies.
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 (3 weeks for City review)  

2.3 Administrative Draft #2 Week of December 6, 2021 

 (2 weeks of City review)  

2.4 Public Hearing Draft  Week of January 3, 2022  

3.0 Hearing Support – Optional Per City direction based on hearing schedule 

 Planning Commission hearing January, 2022 

 City Council hearing February, 2022 

4.0 Final Amendments 2 weeks following Council action 

5.0 CEQA Documentation - Optional As dictated by hearing schedule 

 

Staffing  
 

The following MIG staff will be available to prepare the amendments: 

Laura Stetson, AICP Principal-in-charge and project manager; oversight of 
team 

Anne Fox  Lead Planner  

Tricia Stevens and Lisette 
Sanchez-Mendoza 

Senior Planners 

 

  
 
Estimated Fees  

 
The matrix attached to this proposal identifies the estimated costs associated with each task.  
We propose to bill for work on a time-and-materials basis since the level of effort required 
cannot be precisely predicted, as we do not know what the quality of initial submittals we be.  
However, we will be efficient with our time.  MIG’s project manager will carefully monitor all 
tasks to minimize the charges.  Also, we recommend establishing a contingency for any 
additional amendments that City staff may identify once the work is underway. 
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Relevant Experience  

 
As you know, MIG prepared prior code amendments for Garden Grove to implement General 
Plan policy. Upon your request, we can provide a detailed list of other similar project work. 
 
As you read through this proposal, please call me with any questions.  As MIG staff continue 
to work remotely due to COVID-19 constraints, my cell phone is the best way to reach me: 
(818) 388-4286. 
 
Regards, 
 

 
Laura R. Stetson, AICP 
Principal 
 



 

 

 

HRS @ $225 HRS @ $190 HRS @ $140 HRS @ $140 HRS @ $110 HRS @ $100 HRS @ $95
  Task 1: Project Coordination and Management

1.1 Project Kick-Off Meeting 4               900$          4         760$        -$            -$         -$            -$         1         95$         9             $1,755
1.2 Project Management and Ongoing Coordination 50             11,250$     40       7,600$     8         1,120$        8         1,120$     8         880$           -$         10       950$       124         $22,920

Subtotal 54             12,150$     44       8,360$     8         1,120$        8         1,120$     8         880$           -     -$         11       1,045$    133         24,675$      
  Task 2: Research and Draft Zoning Code Amendments

2.1 Research Memorandum 8               1,800$       8         1,520$     24       3,360$        40       5,600$     40       4,400$        24       2,400$     4         380$       148         $19,460
2.2 Administratve Draft #1 Zoning Code Amendments 24             5,400$       40       7,600$     40       5,600$        40       5,600$     16       1,760$        12       1,200$     4         380$       176         $27,540
2.3 Administratve Draft #2 Zoning Code Amendments 8               1,800$       8         1,520$     24       3,360$        24       3,360$     -$            8         800$        4         380$       76           $11,220
2.4 Public Hearing Draft Amendments 4               900$          8         1,520$     8         1,120$        -$         -$            4         400$        2         190$       26           $4,130

Subtotal 44             9,900$       64       12,160$   96       13,440$     104     14,560$   56       6,160$        48       4,800$     14       1,330$   426         62,350$      
  Task 3: Staff Reports and Hearing Support

8               1,800$       12       2,280$     -$            -$         44       4,840$        -$         2         190$       66           $9,110
Subtotal 8               1,800$       12       2,280$     -     -$            -     -$         44       4,840$        -     -$         2         190$       66           9,110$        

  Task 4: Final Zoning Code Amendments
Final Amendments - Allowance 4               900$          8         1,520$     -$            -$         4         440$           -$         -$        16           $2,860

Subtotal 4               900$          8         1,520$     -     -$            -     -$         4         440$           -     -$         -     -$        16           2,860$        
  Task 5: CEQA Documentataion - Contingency

-$           -$         -$            -$         -$            -$         -$        -          $10,000
Subtotal -           -$           -     -$         -     -$            -     -$         -     -$            -     -$         -     -$        -          10,000$      

  SUBTOTAL OF PRIMARY TASKS 110           24,750$     128     24,320$   104     14,560$     112     15,680$   112     12,320$      48       4,800$     27       2,565$   641         108,995$   
  Direct Costs 2,000$        
  PROJECT TOTAL 110,995$   
Project Contingency (to address issues identified through the process that the City would also like to respond to) 20,000$      

Graphic Support Admin. MIG TotalAssociate
L. Stetson                 

Principal/PM
  A. Fox               

Lead Planner

L. Sanchez-
Mendoza         

Senior Associate
T . Stevens          

Senior Associate


