
City of Corona

Staff Report

400 S. Vicentia Ave.
Corona, CA 92882

File #: 24-0274

REQUEST FOR CITY COUNCIL ACTION

DATE: 04/17/2024

TO: Honorable Mayor and City Council Members

FROM: Planning & Development Department

SUBJECT:
SPECIFIC PLAN AMENDMENT SPA2023-0008 TO VARIOUS SPECIFIC PLANS TO INCLUDE AN
AFFORDABLE HOUSING OVERLAY ZONE TO THE EXISTING ZONING ON CERTAIN PROPERTIES AND
TO CHANGE 1.33 ACRES FROM GATEWAY BUSINESS TO MULTIFAMILY RESIDENTIAL TO MEET THE
CITY’S MANDATED REGIONAL HOUSING NEEDS ASSESSMENT REQUIRED BY THE GENERAL PLAN
HOUSING ELEMENT FOR PLANNING PERIOD 2021-2029 (APPLICANT: CITY OF CORONA)

EXECUTIVE SUMMARY:
This staff report asks the City Council to approve Specific Plan Amendment 2023-0008 (SPA2023-
0008) to complete the City’s rezoning program associated with the Housing Element. SPA2023-0008
will amend the zoning on certain properties to include an Affordable Housing Overlay (AHO) zone in
conjunction with the existing zoning to permit high-density residential development. The AHO zone
allows residential development or mixed-use development if at least 20% of the total housing units
are set aside for lower income. SPA2023-0008 assists the City in meeting its state mandated
Regional Housing Needs Assessment (RHNA) required by the Housing Element for planning period
2021-2029.

RECOMMENDED ACTION:
That the City Council:

a. Approve SPA2023-0008, as recommended by the Planning and Housing Commission.

b. Introduce, by title only, and waive full reading of consideration of Ordinance No. 3395, first
reading of an ordinance approving 1) amendments to the Northeast Corona Specific Plan
(SP81-2) and the El Cerrito Specific Plan (SP91-2) to add an Affordable Housing Overlay Zone
for properties identified on the Housing Sites Inventory to permit high density residential in
conjunction with existing zoning; 2) amendments to the Downtown Revitalization Specific Plan
(SP98-01) to change the zoning on 1.33 acres from Gateway Business District to Multi-family
Residential District; and 3) make commensurate text changes in the above specific plans
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Residential District; and 3) make commensurate text changes in the above specific plans
(SPA2023-0008).

BACKGROUND & HISTORY:
General Plan Housing Element 2021-2029
The City’s 2021-2029 Draft Housing Element Update was adopted by the City Council on November
3, 2021, and the Final Housing Element Update was approved by the California Department of
Housing and Community Development (HCD) on October 12, 2022.

The City’s total Regional Housing Needs Assessment (RHNA) assigned for the Housing Element for
Planning Period 2021-2029 is 6,088 units with 2,792 units allocated to low-income housing units and
1,096 units allocated to moderate-income housing units. The remaining 2,200 housing units are
allocated to above-moderate income housing units.

According to Program 7 of the Housing Element, the city is required to rezone properties that would
accommodate the planning of low- and moderate-income housing units. The zoning and General
Plan for low-income housing units shall be high density residential that allows up to 30 dwelling units
to the acre (du/ac). The City’s Housing Element Update included an inventory of properties (“sites”)
that would need to be rezoned to high density residential or an Affordable Housing Overlay (AHO)
zone to allow for the planning of possible housing units that would be suitable for low- and moderate
-income units based on the City’s RHNA allocation. The deadline to complete the rezoning
associated with the Housing Sites Inventory in the Housing Element is October 12, 2024, for the
city’s Housing Element to remain compliant with state law.

Rezoning Program Phase One
The AHO zone was adopted by the City in March 2023 and is regulated by Corona Municipal Code
Chapter 17.31. The AHO zone established by-right development standards for affordable housing
projects and requires at least 20 percent of the total residential units within a housing development
to be set aside for lower income units. The density of the AHO zone is based on the General Plan,
which will allow a density range between 36 to 60 du/ac. The AHO zone allows mixed-use
development consisting of commercial and residential if 51 percent of the floor area is devoted to
residential, and 100 percent residential development, which can include mixed-income housing units
consisting of low, moderate, and above-moderate income units.

The AHO zone covers properties that are currently developed with non-residential land uses. The
overlay allows property owners the option to redevelop under the property's existing zoning
standards or the AHO zoning standards.

A portion of the rezoning program was completed in March 2023 and changed the zoning on 126
sites in the city, which increased the residential density on the sites to support the planning of low-
and moderate-income housing units. During the initial review process for the rezoning program, 32
housing sites originally identified to be rezoned on the housing sites inventory in the Housing
Element were removed, creating a shortfall of housing sites for at least 632 low-income housing
units.
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Rezoning Program Phase Two
The second phase of the rezoning program proposes to rezone 24 sites to make up for the shortfall
of the low-income housing sites that were removed from the Housing Element during the first phase
of the rezoning program. This is being accomplished by Change of Zone 2023-0007 (CZ2023-0007),
which covers four parcels, and Specific Plan Amendment 2023-0008 (SPA2023-0008), which covers
20 parcels. The 24 sites will accommodate at least 463 low-income units and 13 moderate income
units using a realistic capacity. The Housing Element Sites Inventory initially had a buffer of 210
units for lower and moderate incomes to accommodate a shortfall in housing units should a housing
site not be developed for lower income units. To make up for the shortfall of housing units due to
the previously identified sites being removed, surplus units were used to fix the shortfall of housing
units for low income in addition to the sites being added by CZ2023-0007 and SPA2023-0008. Eight
sites originally included in the first phase located on East Grand and Victoria Avenue were removed
during the public hearing process but are being included again in this second phase at the request of
certain residents.  These sites are part of SPA2023-0008.

ANALYSIS:
SPA2023-0008 will rezone certain properties located in the Downtown Revitalization Specific Plan,
Northeast Corona Specific Plan, and El Cerrito Specific Plan. The below tables demonstrate the
changes being made to the affected properties.

Properties being rezoned to include an AHO zone will not prevent the existing uses on the properties
from operating nor will it prohibit land uses currently allowed by the underlying zoning. The AHO
zone would allow the option of the property to be redeveloped with high density residential or mixed-
use that includes commercial and residential. The AHO zone requires 20% of the total number of
housing units within a development to be set aside for low-income units.

Table 1
Downtown Revitalization Specific Plan (SP98-01)

Site

Address

Assessor

Parcel #

Existing

Uses

Acres Existing

Zoning

Proposed

Zoning

Surrounding

Land Use

44 E Grand

Blvd

117-080-

003

Single

Family

0.18 GB

(Gateway

Business)

MF

(Multiple

Family)

Bus transfer

station,

business park

industrial

buildings,

parking lot

116 N.

Victoria

Ave.

117-080-

004

Single

Family

0.17 GB MF Same as

above

110 N.

Victoria

Ave.

117-080-

005

Single

Family

0.18 GB MF Same as

above

108 N.

Victoria

Ave.

117-080-

018

Single

Family

0.17 GB MF Same as

above

N. Victoria

Ave.

117-080-

028, -029

Vacant 0.10 GB MF Same as

above

115 N.

Victoria

Ave.

117-080-

009

Single

Family

0.21 GB MF Same as

above

111 N.

Victoria

Ave.

117-080-

022

Single

Family

0.16 GB MF Same as

above

N. Victoria

Ave.

117-080-

024

Vacant/

Storage

0.10 GB MF Same as

above
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Site

Address

Assessor

Parcel #

Existing

Uses

Acres Existing

Zoning

Proposed

Zoning

Surrounding

Land Use

44 E Grand

Blvd

117-080-

003

Single

Family

0.18 GB

(Gateway

Business)

MF

(Multiple

Family)

Bus transfer

station,

business park

industrial

buildings,

parking lot

116 N.

Victoria

Ave.

117-080-

004

Single

Family

0.17 GB MF Same as

above

110 N.

Victoria

Ave.

117-080-

005

Single

Family

0.18 GB MF Same as

above

108 N.

Victoria

Ave.

117-080-

018

Single

Family

0.17 GB MF Same as

above

N. Victoria

Ave.

117-080-

028, -029

Vacant 0.10 GB MF Same as

above

115 N.

Victoria

Ave.

117-080-

009

Single

Family

0.21 GB MF Same as

above

111 N.

Victoria

Ave.

117-080-

022

Single

Family

0.16 GB MF Same as

above

N. Victoria

Ave.

117-080-

024

Vacant/

Storage

0.10 GB MF Same as

above

The properties described in Table 1 were part of the phase one rezoning program, but the properties
were removed during the public hearing process due to concern from one of the property owners.
The properties are being added back to the rezoning program at the request of the property owner.

Table 2
Northeast Corona Specific Plan (SP81-02)

Site

Address

Assessor

Parcel #

Existing UsesAcres Existing

Zoning

Proposed

Zoning

Surrounding

Land Uses

125 N.

McKinley

172-050-

005

Commercial

buildings,

parking lot

2.06 SC (Support

Commercial)

SC(AHO)

(SC with an

Affordable

Housing

Overlay)

Commercial,

attached and

detached

residential,

light

industrial

107 N.

McKinley

172-050-

007

Commercial

buildings,

parking lot

1.06 SC SC(AHO) Same as

above

115 N.

McKinley

172-050-

003

Commercial

buildings,

parking lot

0.32 SC SC(AHO) Same as

above

123 N.

McKinley

172-050-

002

Commercial

buildings,

parking lot

0.29 SC SC(AHO) Same as

above

131 N.

McKinley

172-050-

001

Commercial

buildings,

parking lot

0.37 SC SC(AHO) Same as

above

109 N.

McKinley

172-050-

006

Commercial

buildings,

parking lot

4.28 SC SC(AHO) Same as

above
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Site

Address

Assessor

Parcel #

Existing UsesAcres Existing

Zoning

Proposed

Zoning

Surrounding

Land Uses

125 N.

McKinley

172-050-

005

Commercial

buildings,

parking lot

2.06 SC (Support

Commercial)

SC(AHO)

(SC with an

Affordable

Housing

Overlay)

Commercial,

attached and

detached

residential,

light

industrial

107 N.

McKinley

172-050-

007

Commercial

buildings,

parking lot

1.06 SC SC(AHO) Same as

above

115 N.

McKinley

172-050-

003

Commercial

buildings,

parking lot

0.32 SC SC(AHO) Same as

above

123 N.

McKinley

172-050-

002

Commercial

buildings,

parking lot

0.29 SC SC(AHO) Same as

above

131 N.

McKinley

172-050-

001

Commercial

buildings,

parking lot

0.37 SC SC(AHO) Same as

above

109 N.

McKinley

172-050-

006

Commercial

buildings,

parking lot

4.28 SC SC(AHO) Same as

above

Table 3
El Cerrito Specific Plan (SP91-2)

Site

Address

Assessor

Parcel #

Existing UsesAcres Existing

Zoning

Proposed

Zoning

Surrounding

Land Uses

3335

Grand

Oaks

279-231-

026

Commercial

buildings,

parking lot

10.7 CC

(Commercial

Center)

CC(AHO)

(CC with an

Affordable

Housing

Overlay)

Commercial,

mini-storage,

light

industrial

3417

Grand

Oaks

279-231-

027

Commercial

buildings,

parking lot

7.09 CC CC(AHO) Same as

above

3432

Grand

Oaks

279-231-

028

Commercial

buildings,

parking lot

1.49 CC CC(AHO) Same as

above

3615

Grand

Oaks

279-231-

025

Commercial

buildings,

parking lot

12.83 CC CC(AHO) Same as

above

3685

Grand

Oaks

279-231-

029

Commercial

buildings,

parking lot

2.06 CC CC(AHO) Same as

above

3591,

3579,

3555,

3539, and

3515

Grand

Oaks

279-231-

030, -031,

-032, -

033, -034

Commercial

buildings,

parking lot

6.12 CC CC(AHO) Same as

above

Staff spoke with the operator of The Crossings regarding the addition of the AHO zone to the
properties listed in Table 3. The operator had no objection to the overlay zone being added to the
properties located on the east side of Grand Oaks.

SPA2023-0008 is consistent with Program 7 in the city’s Housing Element, which requires the city to
rezone properties to allow for high density development that would support the development of low-
income housing units.
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FINANCIAL IMPACT:
SPA2023-0008 is an application by the City. Therefore, no application fees were paid for the
processing of this application.

ENVIRONMENTAL ANALYSIS:
The City prepared an Addendum to the Supplement Environmental Impact Report (EIR) for the
Corona Housing Element Rezoning Program, certified on March 1, 2023. Per the California
Environmental Quality Act (CEQA), an addendum to a previously certified EIR can be prepared if
some changes or additions are necessary to the prior EIR, but none of the conditions calling for
preparation of a subsequent or supplemental EIR have occurred (CEQA Guidelines §§15162, 15163,
15164). The City has determined that none of the conditions listed in §§15162, 15163, 15164 apply
and that an Addendum to the Supplemental EIR (SCH No. 2022060732) for the Corona General Plan
Housing Element Rezoning Program Update, certified by the City Council on March 1, 2023, and
related entitlements, fully complies with CEQA, as described in the CEQA Guidelines. This Addendum
is prepared in conformance with CEQA (California PRC Section 21000, et seq.) and the CEQA
Guidelines (California Code of Regulations [CCR], Title 14, Section 15000, et seq.).

PLANNING AND HOUSING COMMISSION ACTION:
At its meeting of March 25, 2024, the Planning and Housing Commission considered the subject
matter and took the following action:

Motion was made, seconded (Longwell/Siqueland) and carried unanimously, approval of SPA2023-
0008 to the City Council based on the findings contained in the staff report and the Addendum to the
Supplemental Environmental Impact Report for the Corona Housing Element Rezoning Program
certified on March 1, 2023. The minutes of the Planning and Housing Commission meeting are
included as Exhibit 6.

PREPARED BY: JOANNE COLETTA, PLANNING & DEVELOPMENT DIRECTOR

Attachments:
1. Exhibit 1 - Ordinance No. 3395
2. Exhibit 2 - Proposed Land Use Amendment to Downtown Revitalization Specific Plan
3. Exhibit 3 - Proposed Land Use Amendment to Northeast Corona Specific Plan
4. Exhibit 4 - Proposed Land Use Amendment to El Cerrito Specific Plan
5. Exhibit 5 - Planning and Housing Commission staff report
6. Exhibit 6 - Minutes of the Planning and Housing Commission meeting of March 25, 2024
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