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• Construction of the hotel, exhibit building, and administrative offices has the potential to also 
impact the water quality of the San Dieguito River and Lagoon. Storm Water BMPs are being 
implemented during construction of these projects (see Section 4.10 for additional information) to 
reduce impacts to less than significant. Therefore, with implementation of the BMPs identified in 
Section 4.10 of this EIR, the hotel, exhibit building, and administrative offices will not have an 
adverse impact on water quality of the San Dieguito River and Lagoon, and no additional 
mitigation is required.  

• The proposed fire station site is also located near the San Dieguito River and Lagoon and may 
temporarily impact the river and use of the trail. The proposed site for the proposed fire station 
relocation is approximately 0.78 ac and is currently developed with an occupied commercial 
structure, parking lot, and concrete foundations. The site is located on the corner of San Dieguito 
Drive and Jimmy Durante Boulevard. Commercial uses border the project site to the south and 
west. The site is also located south of the River and south of the existing trail. Construction 
activity at the fire station will be shorter in duration than the hotel complex and exhibit building, 
but closer in proximity to the existing trail along the south side of the River. Construction 
activities may include some staging (storage of materials). However, as described above, impacts 
during weekend recreational use of the trail would be limited to Saturdays (construction is 
prohibited on Sundays), and mitigation is required to ensure no interruption in use of the existing 
trail along the south bank will occur. Specifically, Mitigation Measure 4.1.5 requires the 22nd 
DAA to coordinate with the City of Del Mar to ensure that the existing trail along the south bank 
will remain open during construction, thereby reducing impacts to the trail from implementation 
of the fire station to less than significant. Construction of the fire station represents development 
of an in-fill parcel in an already developed area. 

• The improvements to the East Parking Lot include pavement and bioswales that will extend to the 
south near the San Dieguito River. The improvements will drain impervious areas to pervious 
areas and will include water quality treatment features such as bioretention cells, bioswales, and 
inlet filters. A 100 ft setback from the River to the edge of pavement will be maintained, 
including area to accommodate the Coast to Crest Trail and reduce impacts to the River and Trail.  

• The Master Plan also proposes a seasonal train platform and a multilevel parking structure as 
long-term projects that would be compatible with ongoing Fairgrounds uses. The seasonal train 
platform will facilitate visitor access to the Fairgrounds site by offering a convenient alternative 
mode of transportation. Potential effects from construction and operation are discussed below and 
will be further addressed in a subsequent CEQA document. SANDAG would be the Lead Agency 
for subsequent CEQA analysis.  

• The proposed multilevel parking structure would require a portion of the East Parking Lot to be 
demolished for construction of the parking structure. As a condition of approval for construction 
of the parking structure, completion of the habitat restoration of the South Lot would be required, 
as specified in Mitigation Strategy 4.6.11. The restoration of the existing South Lot to native 
habitat will enhance the environment along the river by restoring both wetlands and other native 
habitat. 

 
Operationally, after project construction, the proposed open-space landscape areas, restored South 
Lot, Coast to Crest Trail, and associated open space uses will provide buffers between existing River/
Lagoon areas to the south and east and the proposed near-term and long-term projects, creating a 
physical separation of uses (see Figure 3.9, Conceptual Landscape Plan). The project provides 
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cumulative land use separation benefits to the surrounding land uses through the setback of 
development from the San Dieguito River, public open space, public trails, and coastal access 
included in the dedication of setbacks to the River and Lagoon areas. These elements provide 
significant opportunities to increase habitat protection while allowing coastal access, public 
recreation, nature study, education, and open water viewing opportunities.  
 
Near-term projects that will not have a direct construction or operational impact on the San Dieguito 
River include the realignment of the Solana Gate driveway at Via de la Valle, the proposed on-
premises electronic reader board sign along I-5, construction of maintenance buildings in the interior 
of the Fairgrounds site, and construction of the Health Club/Sports Training Facility. These projects 
range from approximately 900 ft to 2,000 ft from the River. Additionally, the Health Club/Sports 
Training Facility site drains to a Caltrans drainage ditch along I-5, which in turn drains to the San 
Dieguito River; however, the proposed Master Plan projects include storm water BMPs to reduce 
potential impacts to the River to less than significant from construction and operation of these near-
term projects. (Refer to Section 4.10 of this EIR for additional details on proposed BMPs.) The long-
term projects are also located a substantial distance from the San Dieguito River, including the 
vehicle wash rack, tunnel under the Racetrack, seasonal train platform, improvement to the 
Backstretch Area and new Horseman’s Village, and proposed multilevel parking structure. The long-
term projects are not expected to have a direct construction or operational impact on the San Dieguito 
River. The plans for the seasonal train platform will be required to incorporate appropriate storm 
water BMPs and lighting restrictions to minimize the potential adverse effects to the San Dieguito 
River. The intensity, timing, and duration of noise sources associated with the train platform will be 
assessed in subsequent CEQA documentation, and mitigation identified (if warranted) to reduce 
potential adverse effects to the San Dieguito River. Mitigation strategies could include restrictions to 
the train schedule and specifications regarding train technology. 
 
Generally, the proposed land uses at the southern end of the Fairgrounds site and the off-site fire 
station will result in a change in land use and physical structures in proximity to the San Dieguito 
River, Lagoon, and Trail. These changes are not considered significant because they do not result in a 
substantial conflict with existing adjacent land use, including substantial incompatibility with 
significant wildlife, recreation, resource production, and hazard areas. For example, the proposed 
Master Plan maintains a setback from the San Dieguito River, proposes native landscaping near the 
River, and provides space for the extension of the Coast to Crest Trail along the River. The proposed 
hotel complex is designed to be consistent with the existing Mission-style architecture of the 
Fairgrounds site and will be physically separated from the adjacent neighborhood by the River and 
associated landscape buffer, Jimmy Durante Boulevard, and existing topography. Please see other 
sections of this EIR for more information, including 4.3, Air Quality; 4.4, Noise; 4.5, Aesthetics; 4.6, 
Biological Resources; and 4.9, Hazards. 
 

 

Residential Area Southwest of the Railroad Tracks and South of the San Dieguito River. 
Residential areas are located southwest of the railroad tracks and south of the San Dieguito River. 
(Figure 4.1.4). Near-term projects such as the hotel complex and relocation of the fire station will 
result in new structures that will be higher-profile structures compared to existing conditions at these 
locations. The proposed hotel would be 66.5 ft (four stories), with the maximum height of 
architectural features reaching approximately 86.5 ft in height. The proposed fire station would be 
approximately 40 ft, with the maximum height of architectural features reaching approximately 46 ft 
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in height. Existing exhibit halls in the vicinity of the proposed hotel are approximately 30–45 ft, and 
the tallest structure on the Fairgrounds site is the Grandstands, ranging from 83 to 96 ft over most of 
its length and 118 ft for the towers. The visual characteristics of these structures are depicted on 
Figures 3.8 and 3.10 and in the view simulations found in the Aesthetics section of this EIR 
(Section 4.5). 
 
Planned native landscape zones and associated open space along the San Dieguito River (100 ft 
setback area and South Lot habitat restoration east of Jimmy Durante Boulevard) will provide buffers 
between existing residential areas to the southwest and south and the proposed near-term and long-
term projects. As depicted in the Conceptual Landscape Plan, Figure 3.10b, a substantial open-space 
and landscape buffer zone will be maintained between the proposed project and the existing uses.  
 
The proposed near-term and long-term projects would not conflict with the adjacent residential uses 
because the proposed hotel complex will be physically separated from the adjacent neighborhood by 
the River and landscape buffer, by Jimmy Durante Boulevard, and by local topography, therefore 
reducing impacts to the existing adjacent residential uses. The residential area southeast of 
Fairgrounds is at a higher elevation, and the development of these new facilities will result in a 
substantial change to existing conditions. However, because of the physical separation from the 
neighborhood to the proposed hotel complex and relocated fire station, and since the majority of the 
residential area to the south is higher in elevation than the project site, the project would not adversely 
impact existing land uses.  
 
For the residential area located southwest of the railroad tracks, the proposed higher-profile structures 
would not obstruct views west toward the Ocean. Potential impacts from construction activities on 
adjacent land uses are discussed in Section 4.3, Air Quality, and Section 4.4, Noise. Due to the 
separation of uses, implementation of the proposed projects is considered compatible with the 
existing residential uses to the south and southwest.  
 
The proposed long-term seasonal train platform could result in indirect effects to the subject 
residential area if the platform results in a seasonal increase in train service. The potential for 
increased noise as a result of increased use of the train tracks would be assessed in the subsequent 
CEQA documentation. At this time, it is not anticipated that the increased noise would exceed a 
significance threshold; therefore, mitigation would not be warranted. 
 
Generally, the proposed land uses at the southern end of the Fairgrounds site and the off-site fire 
station will result in changes in land use and physical structures in proximity to the residential uses 
south of the railroad tracks and the San Dieguito River. These changes are not considered significant 
because they do not result in a substantial conflict with existing adjacent land uses, including 
substantial incompatibility with significant wildlife, recreation, resource production, and hazard areas. 
Please see other sections of this EIR for more information, including Sections 4.3, Air Quality; 4.4, 
Noise; 4.5, Aesthetics; 4.6, Biological Resources; and 4.9, Hazards. 
 
 
Commercial Uses Located North and Northeast of the Project Site. Existing commercial uses 
border the project site to the north and northeast across Via de la Valle, and to the east across Jimmy 
Durante Boulevard, where the off-site commercial uses are adjacent to existing Fairgrounds parking 
lots. The existing uses include restaurants, retail, and institutional/church uses along the north side of 



    

    

E N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C T  R E P O R T R E P O R T R E P O R T R E P O R T     L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .     

D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  M A S T E R  P L A NM A S T E R  P L A NM A S T E R  P L A NM A S T E R  P L A N     O C T OO C T OO C T OO C T O B E R  2 0 0 9B E R  2 0 0 9B E R  2 0 0 9B E R  2 0 0 9     

2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U L T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O N     

P:\DLM0601\DEIR\Final DEIR\4.1 Land Use.doc «10/05/09» 4.1-46 

Via de la Valle, and the existing Hilton Garden Hotel at the southeast corner of Jimmy Durante 
Boulevard and Via de la Valle. All of these commercial and institutional uses include on-site parking 
lots. 
 
The Master Plan calls for the Solana Gate realignment at the northern boundary off site along Via de 
la Valle as well as construction of a maintenance building (Building D) along the northern boundary 
of the project site near Stevens Creek. No other changes are proposed along the northern boundary of 
the Fairgrounds site, and the Fairground site is lower in elevation than Via de la Valle along much of 
the northern boundary. The Master Plan also includes short-term and long-term projects east of 
Jimmy Durante Boulevard, including the proposed improvements to the East Parking Lot, the 
proposed on-premises electronic reader board sign, and the Health Club/Sports Training Facility in 
the near term, and the proposed multilevel parking structure in the long term. These uses are similar 
to existing on-site uses and nearby commercial and institutional uses along Via de la Valle and Jimmy 
Durante Boulevard and consistent with the continued operation of the existing Fairgrounds.  
 
Therefore, the proposed near-term and long-term projects will not result in significant adverse land 
use compatibility impacts to these commercial and institutional uses because the proposed uses do not 
result in a substantial conflict with existing adjacent land use, including substantial incompatibility 
with significant wildlife, recreation, resource production, and hazard areas. Please see other sections 
of this EIR for more information, including 4.3, Air Quality; 4.4, Noise; 4.5, Aesthetics; 4.6, 
Biological Resources; and 4.9, Hazards. 
 
 
Multifamily and Single-Family Residential on North Side of Via de la Valle. Residential uses are 
also located on the north side of Via de la Valle. These uses are separated from the more active 
portions of the Fairgrounds by intervening Via de la Valle, commercial and institutional uses on the 
north side of Via de la Valle as described above, the difference in grade whereby Via de la Valle and 
uses north of it are substantially higher in elevation than the use areas on the Fairgrounds site, and the 
existing Fairgrounds stable area at the northern end of the Fairgrounds.  
 
The proposed Fairgrounds uses in the northwestern portion of the Fairgrounds site include 
continuation of stabling and parking without any other new active uses in proximity to the northern 
Fairgrounds boundary. These stabling, parking, and access areas will provide a buffer between the 
existing residential development on Via de la Valle and the Master Plan uses in the interior of the 
project area, including the Solana Gate realignment and maintenance buildings. The residential area 
north of the Fairgrounds is also at a higher elevation; therefore, the Solana Gate improvements and 
maintenance buildings will not be easily visible from residential areas to the north because of the 
grade difference and the screening provided by the oleander hedge along Via de la Valle. Other near-
term projects visible from these residences include the proposed hotel and exhibit building; however, 
these projects are over 2,500 ft from the residences and are at a lower elevation. Potential impacts 
from construction activities on adjacent land uses are discussed in Section 4.3, Air Quality, and 
Section 4.4, Noise. The proposed seasonal train platform could result in increased usage of the train 
tracks and associated noise. The potential impacts of the seasonal train platform will be assessed in 
subsequent CEQA documentation; however, at this time it is not expected that the seasonal increase 
in train frequency will result in a significant impact to the nearby residences north of the project site. 
Therefore, implementation of these proposed uses is considered compatible with existing residential 
uses. 



    

    

L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .L S A  A S S O C I A T E S ,  I N C .     E N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C TE N V I R O NM E N T A L  I M P A C T  R E P O R T R E P O R T R E P O R T R E P O R T     

O C T OO C T OO C T OO C T O B E RB E RB E RB E R  2 0 0 9 2 0 0 9 2 0 0 9 2 0 0 9     D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  D E L  M A R  F A I R G R O U ND S  M A S T EM A S T EM A S T EM A S T E R  P L A NR  P L A NR  P L A NR  P L A N     

    2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U2 2 N D  D I S T R I C T  A G R I C U L T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O NL T U R A L  A S S O C I A T I O N     

P:\DLM0601\DEIR\Final DEIR\4.1 Land Use.doc «10/05/09» 4.1-47 

 
Other near-term projects that result in notable changes compared to existing conditions include the 
Health Club/Sports Training Facility, pavement of the existing dirt East Parking Lot, and construction 
of the electronic reader board sign; however, these are not located adjacent to residential areas. 
 
 
Land Use Intensification. The San Diego County Fair and Horse Race Meets have been held 
annually at the Del Mar Fairgrounds since 1936 and 1937, respectively, except for a period during 
World War II when the site was used as temporary headquarters for paratroopers. The San Diego 
County Fair and Racetrack resumed operation at the Del Mar Fairgrounds in 1946. The San Diego 
County Fair and Racetrack Season continue to be the period of peak activity at the project site. 
Generally the Fair is in operation from early June (typically the end of the first or second week of 
June) to early July. There is a [two] week period during which the 22nd DAA works to transition the 
facility from Fair operations to the Horse Race Meets, including breakdown of the Fair booths and 
preparing the horse stables. The Horse Racing Season usually begins in mid July and ends in early 
September. The period from the initiation of the San Diego County Fair to the end of the Horse 
Racing Season is typically 12 weeks.  
 
During the Interim Season (approximately 40 weeks during the year), few large events are held 
during the week, and activity levels at the Fairgrounds are generally low during the week. Typically, 
the events that occur during the week are small trade shows that draw attendance from the local 
population, usually ranging from 50 to 300 people. The presence of the proposed hotel and exhibit 
building would offer the Fairgrounds the ability to better utilize the site on weekdays. The enhanced 
facilities for conference and trade shows would be expected to increase the site’s attractiveness to 
business meeting planners and increase use of the site Monday through Friday during the Interim 
Season. Conferences and trade shows will not be hosted during the San Diego County Fair and 
Racing Seasons (12 weeks total) because the exhibit halls are used for Fair exhibits during the San 
Diego County Fair and for horse racing-related uses during the Horse Racing Season. Therefore, the 
increased use of the Fairgrounds site as a result of the hotel complex will occur on weekdays during 
the Interim Season, when activity levels are currently low. Health Club/Sports Training Facility 
traffic is expected to be year round.  

 
The effects associated with the intensification of existing activity levels at the site by an increase in 
attendance during Interim Season weekdays is characterized in Section 4.2, Traffic and Circulation; 
Section 4.3, Air Quality; and Section 4.4, Noise. The proposed hotel and Health Club/Sports Training 
Facility uses are visitor- and community-serving uses that are consistent with the existing Fairgrounds 
operations and compatible with nearby off-site land uses. The effect of incrementally greater weekday 
activity on traffic, noise, and air quality in the adjacent areas is considered less than significant 
because a new incompatible land use is not being introduced. In addition, many of the events that are 
and will be hosted at the Fairgrounds are community-level events and programs that benefit the local 
and regional population (educational testing, fundraisers, graduations, dance recitals, art shows, etc). 
The change in effects may be below quantified thresholds (see Section 4.2, Traffic and 
Circulation) but may be perceivable nonetheless. The potential impacts from construction activities 
on adjacent land uses are also addressed in Section 4.3, Air Quality; and Section 4.4, Noise. 
 

Therefore the proposed near-term and long-term projects will not result in significantly adverse land 
use compatibility impacts to residential neighborhoods north of Via de la Valle because the proposed 
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uses do not result in a substantial conflict with existing adjacent land use, including substantial 
incompatibility with significant wildlife, recreation, resource production, and hazard areas. Please 
see other sections of this EIR for more information, including Sections 4.3, Air Quality; 4.4, Noise; 
4.5, Aesthetics; 4.6, Biological Resources; and 4.9, Hazards. 
 
 
Threshold 4.1.4  Conflict with any applicable land use plan, policy, or regulation of an 

agency with jurisdiction over the project (including but not limited to 

the general plan, Chapter 3 of the Local Coastal Act, or zoning 

ordinance) adopted for the purpose of avoiding or mitigating an 

environmental effect. 
 
Regional Comprehensive Plan. The Regional Comprehensive Plan provides a planning framework 
for local governments to guide land use and transportation policy with sustainability and Smart 
Growth. The proposed near-term and long-term projects are consistent with the goals and policies of 
the RCP that promote a sense of place, integrated transportation systems, and interregional habitat 
preservation. The Del Mar Fairgrounds is a well-known and recognized regional facility, and the 
proposed near-term and long-term projects will enhance the unique sense of place at the Fairgrounds 
by continuing to implement the established Mission-style architecture into the new projects, including 
the proposed hotel, Health Club/Sports Training Facility, maintenance structures, and electronic 
reader board sign.  
 
The proposed Master Plan also contributes to the sense of place being created along the San Dieguito 
River Valley by maintaining a setback, proposing native landscaping near the River, and providing 
space for the extension of the Coast to Crest Trail along the River. The 22nd DAA is providing land 
area to be used for the Coast to Crest Trail, which links open space in the region. The proposed 
projects include sensitive treatment to the San Dieguito River/Lagoon with appropriate landscaping 
and setbacks, consistent with the San Dieguito Lagoon Restoration project being implemented east of 
I-5 and contributing to regional habitat restoration efforts. 
 
The proposed Master Plan is consistent with the Smart Growth Design Principles identified in the 
RCP, specifically the concept offering robust transportation choices. The proposed Master Plan 
includes an on-site seasonal rail platform to facilitate rail access to the site. The 22nd DAA also 
continues to offer shuttle service to the Fair from remote parking lots. Mitigation measures identified 
in Section 4.16, Greenhouse Gases and Energy, call for bicycle racks, temporary storage lockers, and 
reduced parking rates and/or preferential parking for electric and hybrid vehicles during major events. 
The Master Plan projects involve safety improvements to existing pedestrian sidewalks and access at 
the Solana Gate and Jimmy Durante Boulevard. The multiple transportation choices for Fairgrounds 
visitors are consistent with the Smart Growth area/Special Use Center designation of the Fairgrounds 
site. 
 

 
City of Del Mar Zoning Code. The City of Del Mar’s City Charter Chapter 30 establishes several 
zoning codes for portions of the Fairground project site owned by the 22nd DAA within the City’s 
jurisdiction. As discussed earlier in Section 4.1.2.2 and shown in Figure 4.1.2, these designations 
include: “Fairgrounds Racetrack,” “North Commercial Zone,” “Low-Density Residential,” and 
“Floodway.” As a State agency, the 22nd DAA is not subject to local zoning laws for fair activities on 
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State-owned land; therefore, the analysis included below to determine whether the project would 
conflict with the City of Del Mar Zoning Code is provided for informational purposes.  
 
The City of Del Mar’s City Charter Chapter 30.27 officially recognizes the 22nd DAA as the property 
owner for the majority of the proposed Fairgrounds project site and designates that all allowable and 
accessory uses for the area designated as “FG” be determined by the 22nd DAA. Therefore, the 
proposed Master Plan near-term and long-term projects on the Fairgrounds site within this zone do 
not conflict with this zoning designation.  
 
Chapter 30.24 designates the area proposed for the relocation of the fire station as the “North 
Commercial Zone,” in which a public utility building is a conditionally allowed use that requires a 
local conditional use permit (LCUP). The North Commercial Zone also establishes construction 
standards for projects within the zoning code, including a 26 ft height limit and a 25 ft setback for any 
development located adjacent to a floodway zone. Construction of the fire station would result in a 
9 ft deviation from the standard building height, and while the fire station has been designed at a 
higher elevation than existing structures on site in response to the location adjacent to the floodway 
zone, additional site description conditions will be required and determined collaboratively by the 
22nd DAA, California Construction Authority, and the City of Del Mar. Therefore, implementation of 
the proposed fire station project would conflict with the City of Del Mar Zoning Ordinance and 
construction standards. The plans for the proposed structure will be reviewed by both the State 
Architect and the City of Del Mar staff prior to implementation. Also, an LCUP for the fire station, if 
determined applicable, may be obtained by the 22nd DAA or the City of Del Mar prior to 
implementation. An affirmative finding for a LCUP could be made because the fire station would not 
adversely affect the land use plan; is not detrimental to public health, safety, and welfare; and it is an 
appropriate use of the site because it complements and supports the Fairgrounds and other adjacent 
and local uses. It is anticipated that the proposed fire station site will be acquired by a public agency 
and that the City of Del Mar Zoning Code would be applied to the proposed project regardless of 
whether the site is owned by the 22nd DAA or the City of Del Mar. The inconsistency between the 
proposed fire station and the City Zoning regulations results in conflict with an applicable zoning 
regulation and is a potentially significant impact. The conflict with existing zoning can be resolved 
with a City of Del Mar Council approval of an LCUP for the fire station and a standards variance for 
the proposed building height, as identified in Mitigation Measure 4.1.4. Approval of the LCUP and 
standard variance are at the discretion of the Planning Commission and/or City Council at the time 
the applications are processed. 
 
Chapter 30.12 of City of Del Mar’s City Charter designates a portion of the project site as low-density 
residential. No improvements are planned for the area designated as a low-density residential zone; 
therefore, the proposed Master Plan projects do not conflict with the City of Del Mar Zoning 
Ordinance in this area. 
 
Chapter 30.29 of City of Del Mar’s City Charter also designates a small portion of the project site as a 
floodway zone, and the Master Plan near-term projects propose pavement of the East Parking Lot in 
this small area. Parking is specified as a disallowable use under Chapter 30.29 for the floodway zone; 
however, the area proposed for paving is currently used for parking, and while the use does conflict 
with the City of Del Mar zoning designation, as a State agency, the 22nd DAA is not subject to local 
zoning laws on its property. Potential impacts related to floodways are analyzed in Section 4.11, 
Hydrology and Water Quality, of this EIR. 
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City of Del Mar Subdivision Regulations. The 22nd DAA may choose to use condominium 
ownership structure, whereby some of the rooms would be owned by private entities. The individual 
condominium units will function as hotel rooms that are made available to the public in addition to 
use by the owner. The hotel units will not function as the permanent residence of any owner. If such 
condominium ownership mechanism is pursued, the 22nd DAA will comply with the City of Del Mar 
Subdivision regulations. The City of Del Mar may be requested to process a subdivision map 
application consistent with Title 24 of the City of Del Mar Municipal Code. If physical improvements 
are required as part of the subdivision/condominium approval process that are not addressed in this 
EIR, those improvements may be subject to subsequent CEQA review.  
 
Chapter 24.23 of the Municipal Code states that the City Council may require the subdivider to 
dedicate such land as deemed necessary for the construction of elementary schools. Since the 
condominium subdivision would be for hotel units that function more closely to timeshares and are 
not permanent residences, the provision of an elementary school in proximity to the condominiums is 
not warranted. It is anticipated that payment of school impact fees will be required for the proposed 
condominium units. Similarly, Chapter 24.25 of the Municipal Code imposes upon a subdivider the 
obligation to provide land or in-lieu fees for park or recreation purposes. The amount and location of 
land to be dedicated or the fees to be paid are intended to bear a reasonable relationship to the use of 
the park and recreational facilities by the future inhabitants of the subdivision. Although there will be 
no permanent residences created as a result of the condominium ownership, it is anticipated that 
recreation or park fees will be imposed upon the proposed condominium units. 
 
 
City of Del Mar Building Code. The City of Del Mar Building Code establishes regulations for the 
construction, expansion, alteration, repair, and demolition of any building or structure within the City. 
The City’s Code is based on the California Building Code (Title 24 of the California Code of 
Regulations, California State Health and Safety Code, Section 18902 et seq.) and the International 
Building Code, 2006 Edition, for those provisions not included in the California Building Code. If the 
22nd DAA chooses to pursue approval of some of the hotel units as condominiums through the City’s 
subdivision regulations, it is anticipated that the portion of the hotel structure that includes the 
condominiums would need to comply with the City’s Building Code. The City of Del Mar Building 
Code would also be applied to construction of the proposed fire station. As a State agency, the 22nd 
DAA currently complies with the California Building Code for new construction on the Fairgrounds 
site. 
 
Chapter 23.50 of the Building Code, “Trees,” encourages conservation of trees in public right-of-way 
and on public land and focuses on protection of the species Torrey pine and Monterey cypress. 
Torrey pine, Monterey cypress, and all species of trees located within the Central Commercial 
Zone and the environmentally sensitive Open Space Overlay Zone are protected to conserve the 
environmental qualities of the City. Specifically, the Ordinance identifies the following as 
“Protected Trees”: 
 
• A tree of the species Cupressus macrocarpa (Monterey cypress) 

• A tree of the species Pinus torreyana (Torrey pine) 
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• A tree of any species and located on property within the Central Commercial, Open Space 
Overlay Zones of the City, within a public right-of-way, or on public or City-owned property 

• Any tree planted as a result of required mitigation 

 
As explained in Section 4.6, Biological Resources, the proposed project would not require the 
removal of any Monterey cypress or Torrey pine trees, as they do not occur on the Fairgrounds or 
proposed fire station sites. Furthermore, the proposed project site is not located within the Open 
Space Overlay or Central Business Zones. Currently there are approximately six ornamental species 
trees within the footprint of the proposed hotel. The hotel is proposed on the Fairgrounds site, which 
is a public property. Removal of these trees would be subject to the tree ordinance included in the 
Building Code if approval of a condominium is sought. In addition, there are approximately six 
ornamental species on the fire station site, which is currently in private ownership. If the site is 
acquired by a public agency, tree removal would be subject to the requirements of the Tree 
Ordinance. For both locations, if tree removal cannot be avoided, payment of an in-lieu fee may be 
required as allowed for in the ordinance. It is anticipated that a Tree Permit, along with other permits 
required under the Building Code, would be required for the proposed condominiums and fire station. 
 
Since there are no protected tree species on the project site, and the existing ornamental trees that 
could be subject to the tree ordinance are not located along public right-of-way or within existing 
public open space areas, the protected subject trees do not have notable biological or aesthetic 
resource value. Payment of the in-lieu fee would contribute to the City’s efforts to implement efforts 
that conserve the environmental qualities of the City (see also Section 4.6, Biological Resources). 
Impacts to trees addressed in the Tree Ordinance are less than significant. 
 
Chapter 23.08 of the Building Code, Design Review, requires a Design Review Permit for new 
construction. It anticipated that the proposed hotel structure would be subject to the City’s design 
review process should approval of a condominium subdivision for the hotel be sought. It is also 
anticipated that the provisions of the Design Review Code would apply to the proposed fire station. 
Design review includes consideration of architectural features of the proposed building, as well as the 
use of harmonious materials and colors, compatible proportional relationships, and appropriate use of 
landscaping.  

 
The proposed hotel will provide hotel rooms/suites owned by condominium ownership and hotel 
rooms owned by the hotel operator and will include retail, lounge, club, and meeting areas. It is 
anticipated that the portion of the hotel structure that includes the condominiums would need to 
comply with the City’s Building Code, including Design Review. The hotel is characterized by 
Mission-style architecture (Figure 3.9 and Appendix M) that is consistent with the existing buildings 
on site; therefore, the proposed project will blend into its surroundings when viewed from a 
significant distance and elevation. The maximum height of the tallest element of the hotel (the hotel’s 
tower) would be approximately 86.5 ft above mean sea level (amsl). The height of the hotel structure 
will be approximately 66.5 ft (four stories) amsl. The proposed hotel will be shorter in height than the 
existing Grandstands, so there will be no new obstruction to the River corridor or views from east of 
the project site toward the Pacific Ocean. The proposed hotel will be larger in mass and scale than the 
existing Fairground structures in this area; however, the architectural details and the landscaped 
buffer, combined with project landscaping, reduce the overall effect of the large mass and scale of the 
structure. The architectural design in a Mission style (including building color, tile roof, tower 
elements, and other architectural details) is compatible with the existing and adjacent on-site land 
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uses, including the Grandstands. A landscape design will be implemented for the hotel that introduces 
native and indigenous plants that relate to the local environment while enhancing the identity and 
history of the Fairgrounds by retaining and reinforcing the existing on-site palm trees and associated 
plant materials. The hotel arrival area and frontage along Jimmy Durante Boulevard will incorporate a 
“Mediterranean” plant palette to match the thematic planting currently used at all main Fairgrounds 
building entrances. This palette will be more ornamental, incorporating various palm species, with 
evergreen and flowering trees. Flowering shrubs, ground covers, and vines will highlight the arrival 
courtyard. The hotel structure will include architectural details and a landscaped buffer, combined 
with project landscaping, to reduce the overall effect of the large mass and scale of the structure. The 
approval of condominiums for the hotel will not result in significant physical impacts to the 
environment. 
 
The proposed fire station is designed with Mission-style features consistent with existing Fairgrounds 
facilities. The building would be two stories, approximately 35 ft above grade, with the highest 
architectural feature reaching 46 ft above grade. The discretionary review of both the Standards 
Variance for height and the Design Review Board consideration of the proposed fire station will 
consider the mass and height of the proposed facility. Jimmy Durante Boulevard is generally 
characterized by development that is low-scale, primarily one story in height, and in some cases set 
back from the street frontage. However, there are no residential structures immediately adjacent to the 
site; and the proposed structure would not conflict with existing, nearby structures. Also, the fire 
station site is located adjacent to an animal hospital facility and diagonally adjacent to existing public 
facilities (City of Del Mar Department of Public Works site). The proposed structure is comparable in 
scale to the bluff across Jimmy Durante Boulevard and is considered compatible with the surrounding 
built and natural environment (see Section 4.5, Aesthetics, for more information). The approval of 
discretionary zoning permits for the fire station will not result in significant physical impacts to the 
environment. 
 
 
City of Del Mar Local Coastal Program. As filled tidelands in State ownership, the proposed 
project is under the jurisdiction of the CCC and the proposed Master Plan must be considered by the 
CCC for consistency with the Coastal Act. Thus, the site is within the CCC’s area of original 
jurisdiction, with Chapter 3 of the Coastal Act being the standard of review for CCC approvals and 
permits. The City of Del Mar LCP may or may not be used by the CCC as further guidance; therefore, 
the analysis included below to determine whether the project would conflict with the City of Del Mar 
LCP is provided for informational purposes.  
 
As discussed previously in this Section, although the site is in an area of original jurisdiction for the 
CCC and thus is not subject to the policies and regulations of Del Mar’s certified LCP, the Del Mar 
LCP identifies the project site with a Fairgrounds/Racetrack land use designation specifically 
“FR-Regulated by the 22nd Agricultural Association,” as well as low-density residential and 
floodway zones. Therefore the proposed near-term and long-term projects would only be considered 
consistent for portions of the project site with the City of Del Mar Land Use Plan for the LCP. The 
proposed off-site location for the relocation of the fire station is designated as “North Commercial 
Zone” in the City of Del Mar’s Land Use Plan component of its LCP. Therefore, the relocation of the 
fire station to this site, which is not currently in State ownership, could require issuance of a Local 
Coastal Development Permit (LCDP) by the City of Del Mar. Inasmuch as the LCP reflects the 
adopted zoning for the project site, the proposed Master Plan is consistent with both the zoning and 
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LCP designations. If CCC action is required for the issuance of a CDP for the fire station, the CCC 
would consider the proposed fire station site in its review of the Fairgrounds Master Plan. A more 
detailed analysis of the Master Plan consistency with Coastal Act policies is provided later in this EIR 
section. 
 
 
City of Del Mar Community Plan Goals Objectives/Policies. The Del Mar Community Plan 
provides the framework for the City’s long-range planning vision. Physical characteristics of the 
City’s long-range planning vision are contained in the Community Development section of the 
Community Plan. The Community Plan contains other sections that focus on how the land use will be 
implemented and how public safety and infrastructure needs will be met. The Community 
Development section is a key section of the Community Plan, and most land use decisions are based 
upon its goals and policies, with supporting goals and policies in the remaining sections guiding the 
implementation of the Community Development section. For example, all future land use within the 
City described in the Community Development section will affect the transportation system discussed 
in the Transportation Element, the residential development described affects housing policies and 
programs also contained in the Housing Element, and identified recreation or open space lands 
represent the application of the Recreation Element and Environmental Management Element of the 
Community Plan. 
 
Based on this structure of the Del Mar Community Plan, the following analysis evaluates the project’s 
consistency with the Community Development section and applicable goals and policies of the 
remainder of the Community Plan as they relate to the implementation of a the Master Plan projects 
for the Del Mar Fairgrounds. 
 
The 22nd DAA is a State agency and State-owned property is not subject to local planning and zoning 
standards. Therefore, the City of Del Mar’s Community Plan is not applicable to the proposed project. 
The following analysis of Community Plan sections and elements is provided for informational 
purposes. 
 

 

Environmental Management Section. The Environmental Management Section of the Del Mar 
Community Plan calls for the preservation of open space to reserve natural resources, meet 
outdoor recreation and education needs, and protect areas and people from hazards. This section 
of the Community Plan also calls for pedestrian connectivity of open space and the preservation 
of scenic vistas. The Fairgrounds is consistent with the goal and policies/objectives in the 
Environmental Management section of the Community Plan in that the proposed near-term and 
long-term projects (1) include sensitive treatment to San Dieguito River, which encompasses a 
large open-space area by implementing appropriate development setback east of Jimmy Durante 
Boulevard and a landscaped buffer adjacent to the River along the hotel and exhibit hall building; 
(2) provide land for use as a portion of the Coast to Crest Trail, which links 55 mi of open space 
in San Diego County from the mountains to the beach; (3) ensures pedestrian safety with safety 
and sidewalk improvements to Solana Gate and Jimmy Durante Boulevard; (4) continues to 
provide a wide range of recreation activities on site; and (5) involves cooperation with other 
jurisdictions to preserve open space. The proposed projects included in the Master Plan that 
would be located within the floodplain would be designed at elevations to protect public safety 
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and minimize flooding impacts on existing structures The potential impacts of the proposed 
project to scenic vistas is addressed in Section 4.5, Aesthetics. 
 
 
Transportation Section. The Transportation Section of the Del Mar Community Plan promotes 
pedestrian and other alternative modes of transportation. The Fairgrounds is consistent with the 
goal and policies/objectives in the Transportation section of the Community Plan in that the near-
term and long-term projects will provide pedestrians access and safe sidewalk conditions at the 
Solana Gate, a development setback east of Jimmy Durante Boulevard that accommodates space 
for the Coast to Crest Trail, a landscaped setback on the south side of the project site along the 
hotel and exhibit hall that also includes a trail, and alternative means of transportation with the 
proposed SANDAG seasonal train platform (long-term project). See Section 4.2, Transportation, 
for more information. 
 
 
Community Development Section. The Community Development section of the Del Mar 
Community Plan calls for preservation of the City’s residential character and small-town 
atmosphere, protection of vistas, and promotion of the economic integrity of the community. The 
Fairgrounds is consistent with the goal and policies/objectives in the Community Development 
section of the Community Plan in that the near-term and long-term projects are consistent with 
the land use designation where the proposed Master Plan near-term and long-term projects are 
located. The City of Del Mar Community Development Section of the Community Plan identifies 
the project site as “Fairgrounds/Racetrack,” in which land use and development includes public 
uses and activities consistent with the ownership of the lands by the 22nd DAA, such as Fair, 
Horse Race Meet, public concerts, exhibitions, and exhibits. The land on which the proposed fire 
station is to be relocated is identified as “North Commercial” land use, allowing professional and 
commercial development, including public facilities with a CUP. The proposed near-term and 
long-term projects will not negatively impact the special residential character of the City of Del 
Mar because no existing residences will be acquired for project implementation, and because 
most of the near-term and long-term projects are either in the interior of the Fairgrounds site or 
physically separated from residential areas by roads, the San Dieguito River, and/or topography. 
Also, the project will not significantly impact high-quality scenic vistas (see Section 4.5, 
Aesthetics). The Fairgrounds will continue to serve both residents and visitors, continue to draw 
visitors to the area, and help promote economic integrity of the community by providing 
additional hotel and conference facilities and by hosting community and regional events.  
 

 
City of Del Mar Community Plan: Recreation Element and Implementation Plan. The Del 
Mar Community Plan Recreation Element includes provisions for publicly accessed parks and 
open space facilities, park linkages through trail systems, and coordination with other 
jurisdictions for preservation and access to open-space areas along the San Dieguito River/
Lagoon system, as well as nature preserves along the River/Lagoon system. The near-term and 
long-term projects are generally consistent with the City of Del Mar’s Community Plan 
Recreation Element’s goal to provide these parks and recreational facilities that will support a 
year-round program capable of serving the changing needs of residents and visitors. The 22nd 
DAA Board has established the policy of working cooperatively with the City of Del Mar in 
implementing such programs to preserve open space and meet the long-range goals of the 
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community. Existing and proposed recreation facilities on the Fairgrounds site are available for 
use (at low cost) by community groups and by the City of Del Mar to meet the recreation needs of 
the surrounding communities. Coordination meetings have occurred as part of the Master Plan 
process, and the 22nd DAA has thus included a development setback east of Jimmy Durante 
Boulevard and landscape buffer adjacent to the River along the hotel and exhibit hall building 
that both include area for trails, habitat enhancement, trail connections, and preservation of 
sensitive River/Lagoon areas in the Master Plan. The near-term and long-term projects include 
trail connections, public access, and a River Park/connected open space component that 
implements and promotes Community Plan Recreation Element policies and objectives for the 
open space network from the ocean to the San Dieguito River and Lagoon areas within the 
jurisdiction of the City of Del Mar (and, further, to the open space, public access, and 
preservation objectives for the entire San Dieguito River under the supervision of other public 
and quasi-public agencies). Public pedestrian, bicycle, and transit access in and around the project 
site and to the Coast to Crest Trail for continuation of the San Dieguito open space areas is also 
included in the near-term and long-term projects, consistent with the objectives of the Recreation 
Element.  

 
 

Housing Element. The Del Mar Community Plan Housing Element (2005–2010) proposes to 
extend residential mixed-use standards to other zoning districts to allow an increase in the 
density allowed in mixed-use projects. The 2008 Master Plan near-term and long-term projects do 
not propose to construct or impact existing housing in the City of Del Mar and are not 
inconsistent with the Housing Element. The hotel near-term project proposes to construct a 330-
room condominium hotel. It is anticipated that some hotel rooms/suites will be owned in a 
condominium structure. The purpose of the condominium ownership structure is related to the 
financing of the capital improvements. None of the hotel rooms and suites will serve as 
permanent, primary, or year-round housing for owners or guests. Restrictions regarding 
maximum length of stays will be determined to ensure availability of hotel rooms/suites to 
visitors. The specific limitations will be determined at the time the project is reviewed by the 
CCC. In addition, the existing 58 recreational vehicle (RV) parking spaces (with hook-ups) on 
site near the location of the proposed hotel will be temporarily removed during construction but 
will be replaced upon completion of the project. Refer to Section 4.10, Population and Housing, 
for additional information regarding housing on the project site. 

 
The proposed project is consistent with the zoning and other planning goals and policies of the City of 
Del Mar Community Plan and would not conflict with any policy protecting open space or recreation 
area designated in the Plan. Furthermore, the proposed project would not conflict with any policy in 
the Community Plan that provides for mitigation or avoidance of environmental impacts.  
 
 
City of San Diego Zoning Code. Fairgrounds parcels within the City of San Diego are zoned AR-1-1 
OP-1-1, and OF-1-1 (Agricultural Residential, Open Space-Park, and Open Space-Floodplain, 
respectively; see Figure 4.1.2). The AR zone accommodates agricultural uses while also permitting 
the development of single-family dwelling units. AR-1-1 allows commercial stables and/or 
Fairgrounds use with a CUP, and signs are permitted with limitations. Development regulations 
within AR-1-1 include setback requirements (20–25 ft), height restrictions (30 ft maximum structure 
height), lot coverage (10 percent), etc. The near-term and long-term projects propose construction of 
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the Health Club/Sports Training Facility and electronic reader board sign and provide the sewer hook-
ups for the existing RV parking spaces in an AR-1-1 zone, some of which would be inconsistent with 
these development regulations identified for AR-1-1 (i.e., setback and structure height standards). As 
a State agency, the 22nd DAA is not subject to local zoning laws; therefore, a CUP would not be 
required prior to approval of the proposed Master Plan. If a CUP were required for the on-site 
projects in the City of San Diego limits, findings for the CUP could be made because the Health 
Club/Sports Training Facility, electronic reader board sign, and sewer hook-ups do not adversely 
affect the land use plan; are not detrimental to public health, safety, and welfare; would comply with 
the State Architect regulations (which applies instead of the Land Development Code because it is 
State-owned land); and are all appropriate uses of the site because the projects support the 
Fairgrounds, which has been an existing use at this site for many decades.  
 
The OP zone applies to public parks and facilities dedicated as park land by the City Charter, Section 
55, and OP-1-1 allows for developed, active parks. Open-space active and passive recreation is a 
permitted use; however, permanent and temporary parking and Fairgrounds are not permitted as a 
primary use under this open space zone. The projects proposed in the near-term include the pavement 
of the existing dirt parking lot in the OP-1-1 zone and construction of a multilevel parking structure as 
a long-term project. While the City of San Diego OP-1-1 zone does not permit the use of the site for 
the primary use of parking, the proposed paved parking lot and parking structure support the active 
and passive recreation of the project site and nearby open space. Furthermore, while some of the uses 
on the Fairgrounds parcels are consistent with the City of San Diego Chapter 13 zoning, as a State 
agency, the 22nd DAA’s property is not subject to local zoning and retains jurisdictional authority 
over use and activities within the Fairgrounds. 
 

The OF zone is used to control development within floodplains to preserve the natural character of 
floodplains; to protect the public health, safety, and welfare; and to minimize hazards due to flooding 
in areas identified by the Flood Insurance Rate Maps (FIRM). While the project site falls within this 
zoning designation, there are no Master Plan projects planned in areas designated as OF-1-1 in the 
City of San Diego Zoning Code. 
 
The proposed Master Plan projects that would be located within the City of San Diego include the 
proposed East Parking Lot improvements, the electronic reader board sign, Health Club/Sports 
Training Facility, and a multilevel parking structure (long-term). These improvements would not be 
subject to the City of San Diego Zoning and other municipal Codes because the 22nd DAA’s uses on 
these sites are not subject to local regulations. 
 

 
Chapter 14: Article 2, Division 12 Sign Regulations. The electronic reader board sign is 
generally consistent with the City of San Diego’s sign ordinance in that the proposed sign would 
be located adjacent to the freeway within the 660 ft horizontal requirement and 1,500 ft 
requirement of the off-ramp that provides access to the site and will advertise uses and events at 
the Fairgrounds. Types of uses that are allowed for signs include identifying lodging, food, and 
retail opportunities for the public, and the Fairgrounds currently offers transient lodging with the 
existing RV parking spaces and proposes additional lodging with the 330-room condominium 
hotel.  
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City of San Diego General Plan. As discussed previously, the project site is owned by the 22nd 
DAA and located within the Cities of Del Mar and San Diego. As established by State of California 
legislation, the 22nd DAA’s property is not subject to local General Plans such as the City of San 
Diego’s General Plan. However, the proposed project is consistent with the City of San Diego 
General Plan and does not conflict with the strategy of San Diego becoming a “City of Villages.” The 
proposed project is consistent with the 10 basic principles addressed throughout the General Plan (and 
listed in Section 4.1.3 of this EIR), including the following: 
 
• The proposed project provides a system of open space and conservation areas within the San 

Dieguito River system, preservation and enhancement of wetland and habitat areas on site, as 
well as a connection of the Coast to Crest Trail; therefore, the project is consistent with the open 
space principles identified in the “City of Villages” strategy 

• The proposed project provides hotel opportunities within the Fairgrounds complex and is 
therefore consistent with the principles to provide a compact and walkable mixed-use community 
and to provide a diverse residential community near open space 

• The proposed project provides employment within the community and is therefore consistent with 
the principles identified to provide employment centers 

• The proposed project integrates transit and seasonal rail connections within the project and is 
therefore consistent with the principle to provide an integrated regional transportation network of 
transit, roadways, and freeways that efficiently link communities and villages to each other and to 
employment centers 

• The proposed project provides high-quality visitor facilities within the coastal areas that are 
accessible to the public and is therefore consistent with the principle of providing a balanced 
community that offers opportunities to all San Diegans consistent with the principles identified in 
the “City of Villages” strategy 

• The proposed project maintains a high-quality public asset with enhanced recreational and public 
access and is therefore consistent with the principle to provide affordable, well-maintained public 
facilities to serve the City’s population, workers, and visitors 

• The proposed project incorporates Mission-style architecture for all new construction and 
implements a landscape buffer between the hotel and San Dieguito River and is therefore 
consistent with the principle to maintain a high aesthetic standard 

• The proposed project will continue to implement recycling programs, energy efficiency standards 
in new construction, and mitigation measures to reduce emissions of greenhouse gases and is 
therefore consistent with the principle to provide a clean and sustainable environment 

 
Furthermore, the proposed project would not conflict with any policy in the General Plan that 
provides for mitigation or avoidance of environmental impacts. The following analysis of applicable 
General Plan elements is provided for informational purposes. 
 
 

Land Use and Community Plan Element. As mentioned above, the proposed near-term and 
long-term projects involve improvements to the existing Del Mar Fairgrounds. No expansion of 
the existing Fairgrounds property is proposed, although an off-site parcel will be acquired for 
relocation of the fire station. Also, as a State agency, the 22nd DAA’s property is not subject to 
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local planning laws. The proposed Master Plan projects further the Fairgrounds use and are 
generally consistent with the intent of the open space, agricultural, and residential General Plan 
designations. The Fairgrounds is also consistent with the Land Use Element in that the proposed 
near-term and long-term projects will improve the provision of recreation use on the site, and 
mitigation (see Biological Resources, Section 3.6) will provide for additional conservation area 
(South Lot).  
 

 
Conservation Element. The City of San Diego General Plan Conservation Element provides 
long-term conservation and sustainable natural resource management for planning purposes 
in the City of San Diego. The proposed near-term and long-term projects are consistent 
with the Conservation Element in that energy reduction measures will be included in the 
implementation of the projects and use of transit in order to minimize emissions of greenhouse 
gases (see Greenhouse Gas, Section 4.16, for specific improvements). The near-term and long-
term projects will not affect landforms or canyon lands, and will include conservation of habitat 
areas adjacent to open-space wetlands and Lagoon areas. The near-term and long-term projects 
will not obstruct coastal resource preservation or coastal access and would not adversely impact 
views of the ocean (see Section 4.5, Aesthetics, and the Coastal Act consistency analysis later in 
this section). The proposed projects include improvement to pedestrian access along Jimmy 
Durante Boulevard and at Solana Gate, as well as maintaining trail access along the Coast to 
Crest Trail and rooftop views of the beach with the hotel project. The near-term and long-term 
projects will also address floodway concerns to maintain safety to life and property (see Section 
3.10, Hydrology and Water Quality, of this EIR for additional information concerning the 
floodway). As mentioned above, the project site generally does not include agricultural uses, so 
the near-term and long-term projects are consistent with reduction of any land use conflicts. 
Section 3.5.3 of this EIR describes the Sustainability Component of the Master Plan, which 
identifies recycling programs, energy-efficient programs, and other commitments to minimize 
impacts to the environment and enhance sustainability of its operations. 
 

 
Recreation Element. The Master Plan near-term and long-term projects are consistent with the 
City of San Diego Recreation Element in that the Fairgrounds is one of the major regional 
facilities that gives the region identity (Goal A). Pedestrian safety will be enhanced with safety 
and sidewalk improvements to Solana Gate and Jimmy Durante Boulevard. Long-term projects 
include improved transit with implementation of the proposed seasonal train platform. The 22nd 
DAA is contributing to the Coast to Crest Trail, which links open space, and the proposed 
projects include sensitive treatment to San Dieguito River/Lagoon, including development 
setbacks east of Jimmy Durante Boulevard and a landscaped buffer adjacent to the River along 
the hotel and exhibit building, both accommodating the Coast to Crest Trail. Overall the near-
term and long-term projects enhance recreation opportunities and are therefore consistent with 
this element. 
 

 

Other Elements. The proposed near-term and long-term projects are consistent with other 
elements of the City of San Diego General Plan for reasons stated above. The projects will 
enhance pedestrian safety and sidewalk improvements to Solana Gate and Jimmy Durante 
Boulevard. The projects would improve transit with the seasonal train platform. The near-term 
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and long-term projects will be designed consistent with the Mission-style architecture 
characteristics of the existing site, and the projects include upgrades to utility infrastructure and 
storm water BMPs. 
 

 
Torrey Pines Community Plan. The project site is included in the Torrey Pines Community Plan. 
As stated above, the proposed project enhances recreational uses and educational opportunities on the 
project site, open space conservation, habitat area preservation, San Dieguito River and Lagoon open 
space, and public access through connection of the Coast to Crest Trail. As such, the proposed project 
is consistent with the overall goals of the Torrey Pines Community Plan. By providing visitor-serving 
amenities; public recreation uses at the Fairgrounds; trail connections from the coast to inland areas; 
River/Lagoon open space setback and a landscaped buffer from Fairgrounds activities, the proposed 
project is consistent with preservation and enhancement of coastal and open space resources goals in 
the Torrey Pines Community Plan. Specifically, the Surf and Turf property is located in the planning 
area of the Torrey Pines Community Plan, and a specific proposal in the Commercial Element of the 
Community Plan (as discussed previously in Section 4.1.2.4) suggests this area be maintained for 
similar types of less intensive commercial recreation uses as exist on the site today, as would be the 
case with implementation of the proposed near-term and long-term projects. Although the Health 
Club/Sports Training Facility is a more intensive use than existing recreation facilities, it retains 
recreational use of this area consistent with the 22nd DAA Mission Statement to “manage and 
promote a world-class, multiuse, public assembly facility with an emphasis on agriculture, education, 
entertainment, and recreation in a fiscally sound and environmentally conscientious manner for the 
benefit of all.” 

 
Project structures are proposed to comply with reasonable River/Lagoon and habitat setbacks with 
implementation of a development setback east of Jimmy Durante Boulevard and a landscaped buffer 
along the San Dieguito River west of Jimmy Durante Boulevard. In addition, the landscaped buffer 
includes a pedestrian trail connecting to the Coast to Crest Trail, consistent with the Torrey Pines 
Community Plan goals and policies to establish a trail/pathway system connecting all open space 
areas. As indicated in Section 4.6, there are no significant biological impacts resulting from project 
implementation after mitigation is provided. Wetlands and other sensitive areas are protected, 
enhanced, or otherwise compensated for in the near-term and long-term projects. Buffer zones 
sufficient to protect wetlands and other habitat areas are included in the near-term and long-term 
projects or otherwise provided as mitigation in this EIR to protect areas in the San Dieguito 
River/Lagoon complex and on-site habitat areas. In addition, landscaping and public open space 
preservation areas are provided to protect public views, as demonstrated in the visual impact analysis 
provided in Section 4.5 of this EIR. New uses on site (i.e., electronic reader board sign) have also 
been addressed in the visual impact analysis provided in Section 4.5 of this EIR. The interconnected 
natural open space areas, enhanced by proposed project landscape amenities, will function to provide 
open space conservation elements consistent with the Torrey Pines Community Plan. In addition, 
providing for extension of the Coast to Crest Trail through the property is consistent with the open 
space and recreational elements. 
 
 
City of San Diego Local Coastal Program/Land Use Plan Consistency. As indicated previously, 
the City of San Diego Torrey Pines Community Plan overlays only a small portion of the east-
southeast section of the property (see Figure 4.1.1). In 1996, the CCC approved an updated Torrey 
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Pines Community Plan in the North City LUP for the City of San Diego LCP, one of the six identified 
planning areas in the North City segment, including the project site. However, the Fairgrounds project 
site was principally built on filled tidelands and is in State ownership. Thus, the site is within the 
CCC’s area of original jurisdiction, with Chapter 3 of the Coastal Act being the standard of review for 
permits by the CCC; the City of San Diego LCP will only be used as guidance.  
 

 

City of Solana Beach Land Uses. The City of Solana Beach is located adjacent to and north of the 
Fairgrounds project site. Land uses designated directly adjacent to the Fairgrounds project site include 
medium high residential, high residential, public institutional, office professional, and general 
commercial. The near-term and long-term projects, including construction, do not include any 
expansion of the existing Fairgrounds boundary or acquisition of adjacent land for Fairgrounds use. 
Because these natural and human-made barriers surround the project site, and there is no proposal to 
expand the Fairgrounds beyond these boundaries, the project will not bisect any existing land use; 
therefore, the proposed near-term and long-term projects will not conflict with the City of Solana 
Beach land use designations. The following analysis of the City of Solana Beach General Plan is 
provided for informational purposes. 
 

 

City of Solana Beach General Plan (2006). As discussed previously, the project site is located 
within the 22nd DAA’s property, as established by State of California legislation; therefore, the City 
of Solana Beach’s General Plan is not applicable to the proposed project. However, the project is still 
consistent with the City of Solana Beach’s Draft General Plan (2006), and would not conflict with 
any policy protecting open space, circulation, conservation, noise, and safety designated in the plan. 
 
 

Open Space Element. The City of Solana Beach’s Open Space Element of the General Plan 
establishes goals and objectives to protect and preserve natural and cultural resources; biological 
habitat; and sensitive, rare, and endangered species. The element identifies policies for the City of 
Solana Beach to cooperate with other agencies to preserve significant habitat and minimize 
impacts to important marine ecosystems. Because the proposed project does not encroach on the 
San Dieguito River/Lagoon and proposes to conserve and enhance the Lagoon habitat areas and 
recreational qualities by providing substantial setbacks of building areas to the Lagoon and 
accommodating extension of the public trails along the River with coordination with other 
agencies, the proposed projects are consistent with the City of Solana Beach’s open space goals, 
objectives, and policies. 
 
 
Circulation Element. The City of Solana Beach’s Circulation Element of the General Plan 
establishes goals and objectives to provide safe movement of pedestrians and a standard for level 
of service (LOS). The City of Solana Beach also established policies to explore methods to 
minimize traffic and support I-5 improvements with minimal impact and direct regional access to 
the Fairgrounds. The proposed seasonal train platform and hotel/conference center would provide 
public access via alternative transportation modes and enhanced parking/public hotel access to 
Fairgrounds/Racetrack venues, coastal areas, and the San Dieguito River/Lagoon complex. The 
additional sidewalk along Jimmy Durante Boulevard and improved access at the Solana Gate will 
improve off-site pedestrian safety and access in the area. Section 4.2, Transportation, of this EIR 
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discusses traffic LOS and potential impacts from the proposed projects on traffic and potential 
mitigation. Therefore, the proposed projects are consistent with the City of Solana Beach’s 
circulation goals, objectives, and policies. 
 

 
Open Space Conservation Element. The City of Solana Beach’s Open Space Conservation 
Element of the General Plan establishes goals and objectives to protect and enhance sensitive 
open space and scenic views. The elements identify policies to require visual impact analyses and 
for structures to be integrated with the surrounding environments. As mentioned previously, the 
proposed near-term and long-term projects include conservation of habitat areas adjacent to 
wetlands and Lagoon areas while maintaining trail access along the Coast to Crest Trail (planned 
as a nature trail with exhibit signage and Lagoon viewing areas west of Jimmy Durante 
Boulevard). There will not be any adverse effects to beach access. The near-term and long-term 
projects will be designed consistent with the Mission-style architectural characteristics of the 
existing site as to integrate and blend new development with the existing structures. Rooftop use 
of the proposed hotel project will afford a new area for ocean views from the Fairgrounds site. 
The near-term and long-term projects have been analyzed for potential visual impacts; it was 
concluded that the proposed project would have a less than significant impact on the visual 
resources after mitigation is applied (see Section 4.5, Aesthetics, of this EIR). Therefore, the 
proposed project is consistent with the City of Solana Beach’s open space conservation goals, 
objectives, and policies. 
 
 
Noise Element. The City of Solana Beach’s Noise Element of the General Plan establishes goals 
and objectives to eliminate potential noise problems in the City of Solana Beach and degradation 
of the future acoustic environment. The element requires establishment of measures to control 
impacts and for the City of Solana Beach to cooperate with adjacent entities to reduce noise 
impacts. Section 4.4 of this EIR discusses potential noise impacts from the proposed near-term 
and long-term projects and methods that the Fairgrounds would take to reduce such impacts; 
therefore, the proposed project is consistent with the City of Solana Beach’s noise goals, 
objectives, and policies. The City’s Noise Element includes policies to control impacts from 
nontransportation noise sources, including but not limited to concerts. The 22nd DAA approved 
and recently completed construction of a roof structure for the outdoor arena where concerts, 
rodeos, and other events are held. The roof structure includes acoustical treatment intended to 
reduce off-site noise levels during events that use amplified sound systems. The arena roof is a 
previously approved project, construction was completed in Summer 2009, and it is not one of the 
Master Plan projects. The Master Plan projects do not include any new concert venues at the 
Fairgrounds. Therefore, the proposed Master Plan projects and mitigation measures included in 
this EIR are consistent with the City of Solana Beach Noise Element.  
 

 

Safety Element. The City of Solana Beach’s Safety Element of the General Plan establishes 
goals, objectives, and policies to minimize hazards to public health and safety and establish fire 
protection regulations to minimize fire hazards and ensure effective cooperation with other fire 
agencies. The proposed projects will be designed at elevations to protect public safety. The near-
term and long-term projects include upgrades to utility infrastructure, water quality BMPs, and a 
response plan that would be prepared to evacuate the hotel parking structure if necessary in the 
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event of flooding of the San Dieguito Lagoon. The 22nd DAA does not participate in fire 
response; however, the Fairgrounds does act as an evacuation center for emergency use, as in the 
San Diego Wildfires in late 2007. Therefore, proposed projects are consistent with the City of 
Solana Beach’s safety goals, objectives, and policies. 

 

 
Multiple Species Conservation Program. Although the project site is located within the San Diego 
MSCP planning areas, the 22nd DAA is not a signatory to the plans, and the State-owned Fairgrounds 
is not subject to the Cities of San Diego and Del Mar MSCP Subarea Plans. However, the 22nd DAA 
can mitigate for impacts to sensitive biological resources using the MSCP Subarea Plans as guidelines 
as part of its compliance with CEQA analysis. Please see Section 4.6, Biological Resources, of this 
EIR for more information. 
 
The proposed off-site fire station location is located within the City of Del Mar, and is not presently 
owned by the 22nd DAA. It is anticipated that the 22nd DAA will make arrangements for acquisition 
of the site prior to development; however, until such time, this site will be subject to the Del Mar 
Subarea Plan once this plan is adopted. As mentioned above, the Del Mar Subarea Plan has not been 
approved, and a draft has not yet been submitted to the CDFG or the USFWS for consideration. 
Because no draft Subarea Plan is available for review for the City of Del Mar, it is not possible to 
definitively identify any potential conflicts with the Del Mar Subarea Plan at this time. However, 
because no substantial changes to Stevens Creek or the San Dieguito River are proposed, and no 
noteworthy biological resources occur on this property, it is likely that the proposed project will be 
consistent with the future Del Mar Subarea Plan. Refer to Section 4.6 of this EIR for additional 
discussion of potential impacts to biological resources and conservation plans. 
 
 
San Dieguito River Park Concept Plan. The proposed project provides for a structural setback, a 
landscapes buffer, public trails, wetlands restoration and preservation, and habitat preservation 
components designed to protect open space values in the San Dieguito River/Lagoon complex. As 
explained above in the various discussions regarding open space, public access, and habitat protection 
policies of the City of San Diego plans, the proposed Master Plan contains provisions for Coast to 
Crest Trail extension, enhanced public access/interpretive River/Lagoon view areas, and public open 
space and access connections from the ocean to El Camino Real. The Fairgrounds Master Plan is 
consistent with open space, riparian corridor, and natural drainage systems that are already in place as 
part of the River/Lagoon complex. The Fairgrounds property is mostly located on filled tidelands and 
the natural setting of the River/Lagoon complex was changed many decades ago. However, the 
proposed project maintains and enhances the existing setting of the San Dieguito River/Lagoon, 
consistent with the San Dieguito River Park Concept Plan.  
 
 
Park Master Plan for the Coastal Area of the San Dieguito River Valley Regional Open Space 

Park. As indicated in the analyses for the San Dieguito River Park Concept Plan above, the proposed 
project includes a River/Lagoon setback, landscaped buffer, extension of the Coast to Crest Trail, and 
other public amenities consistent with the objectives of the River Valley Regional Open Space Park 
plan. No project component would constrain any of the plan components or obstruct implementation 
of the park plan. Because the existing Fairgrounds property is fill, the Fairgrounds in and of itself is 
an impediment to the natural tidal flows. However, the existing conditions will not be exacerbated by 
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the proposed project. The SCE San Dieguito Lagoon Restoration project (see below) is expected to 
improve tidal flows in the portions of the River. The open space, existing tidal influences, habitat 
areas, and trail connections will not be negatively affected by the proposed project. Public access 
from the trail alignment of the Coast to Crest Trail and public open space components of the proposed 
Master Plan will provide benefits to the open space and public access objectives of the park plan. 
 
 
San Dieguito Lagoon Restoration Project. The restoration project is currently being implemented 
by SCE as mitigation for estimated marine impacts at the SONGS facility. The project is located 
south and east of the Fairgrounds. The proposed Master Plan near-term and long-term projects will 
not conflict with the restoration project due to the separation of the restoration project area from the 
building areas of the Master Plan and the Master Plan’s preservation of the existing San Dieguito 
River and Lagoon complex. Mitigation Measure 4.6.7 will lead to the restoration of the South Lot and 
enhance the biological benefits of the Lagoon restoration project. The proposed near-term and long-
term projects will not affect tidal flow within the River or have any other physical effect on the River 
or Lagoon. Additionally, the 22nd DAA has entered into an agreement with the JPA and granted an 
easement for the portion of the Coast to Crest Trail on Fairgrounds property in conjunction with the 
restoration project. The Master Plan accommodates the trail and open space connections proposed by 
the San Dieguito River Authority JPA. 
 
 

California Department of Transportation. As discussed previously in this section, Caltrans 
requires an Outdoor Advertising Permit should any outdoor advertising display be adjacent to an 
interstate or primary highway. The proposed Master Plan near-term projects propose construction of 
an electronic reader board sign adjacent to I-5. The electronic reader board sign would be located on 
property owned by the 22nd DAA and would advertise events at the Fairgrounds. Because the 
electronic reader board sign would be advertising activities for the public at the Fairgrounds and 
would be located on site, within the 1,000 ft exception for permit requirements (Article 3, Section 
5272 of the Outdoor Advertising Act–Business and Professions Code), an Outdoor Advertising 
Permit is not required for the proposed electronic reader board sign. The 22nd DAA will coordinate 
implementation of the proposed electronic reader board sign with Caltrans.  
 

 
California Coastal Act Consistency. The Coastal Act was created to protect the quality of the 
coastal environment; ensure orderly, balanced utilization and conservation of Coastal Zone resources; 
and maximize public access and recreational opportunities in the Coastal Zone. The Coastal Act 
serves as the legislative tool to regulate development of the State’s coastal areas. The Coastal Act 
requires all cities located within the Coastal Zone to adopt an LCP. The LCP is used by cities to 
regulate local land uses and development in a manner that is consistent with the goals of the Coastal 
Act. As indicated above, the LCPs of the Cities of San Diego and Del Mar are not applicable to the 
project and will not be discussed further.  
 
The project site is located within the Coastal Zone and is therefore under the land use planning and 
regulatory jurisdiction of the CCC. This section provides an analysis of the Coastal Act consistency. 
The following Coastal Act policy issue areas are evaluated:  
 
• Public Access 
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• Recreation 

• Marine Environment 

• Land Resources 

• Development 

• Hazards 

 
The Master Plan will be submitted by the 22nd DAA to the CCC for consideration. Coastal policies 
related to industrial development (Sections 30260 to 30265.5 of the Coastal Act) are not applicable to 
this project and have therefore been omitted from this analysis. 
 
 

Public Access. Several provisions of the Coastal Act pertain to public access in the Coastal Zone. 
Table 4.1.A outlines the public access Coastal Act policies and the method of implementing those 
policies through the Master Plan.  

 
 

The CCC’s Access Plan (State Access Plan) states that “turning offers to dedicate into useable 
public accessways is one of the Commission’s highest priorities and one of its greatest 
challenges.” The Master Plan includes public access provisions consistent with this change by 
providing a completing link of the inland connection to the regional trail network. 
 
The State Access Plan identifies the completion of the California Coastal Trail as a top priority, 
stating that the California Coastal Trail is “only 65% complete after 25 years of effort.” The 
project site is considered to be a link in the inland trail connection, and the 22nd DAA has 
worked closely with the JPA to assist in the completion of the construction of the connecting 
Coast to Crest Trail at Jimmy Durante Boulevard east to I-5 and will continue these efforts for the 
balance of the trail within Fairgrounds property. 

 
 
Recreation. Several provisions of the Coastal Act pertain to recreation in the Coastal Zone. Each 
applicable Coastal Act policy and the corresponding implementation program for the Master Plan 
is outlined below in Table 4.1.B. 

 
 

The Master Plan provides for a variety of public recreational, educational, and entertainment 
activities within the site. The project strives to accommodate a wide range of visitors, including 
activities for the very young and the elderly, at the Fairgrounds and Racetrack venues.  
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Table 4.1.A: Coastal Public Access Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

Public access from the nearest public roadway to the 
shoreline and along the coast shall be provided in new 
development projects except where: (1) it is inconsistent 
with public safety, military security needs, or the 
protection of fragile coastal resources, (2) adequate 
access exists nearby or (3) agriculture would be 
adversely affected (Coastal Act Section 30212). 

The Master Plan development concepts and the 
circulation improvements do not block any existing or 
potential public access to coastal resources or to the 
San Dieguito River and Lagoon. No development is 
proposed between the nearest public roadway and the 
shoreline. 

Wherever appropriate and feasible, public facilities, 
including parking areas or facilities, shall be distributed 
throughout an area so as to mitigate against the impacts, 
social and otherwise, of overcrowding or overuse by the 
public of any single area (Coastal Act Section 30212.5). 

The Master Plan provides public facilities and parking 
areas that are well spaced throughout the project area, 
eliminating the potential for overcrowding of any 
specific area. A new multilevel parking structure is to 
be provided in the East Parking Lot as a long-term 
project, providing parking so that overflow lots on the 
south will not be required. Hotel and planned exhibit 
hall parking will be beneath the proposed structures 
and will be ample and available to satisfy demand, as 
indicated in Section 4.2, Transportation. 

Lower cost visitor and recreational facilities shall be 
protected, encouraged, and where feasible, provided. 
Developments providing public recreational 
opportunities are preferred (Coastal Act Section 30213). 

The Master Plan provides for continued use of the 
Fairgrounds for community recreation activities, 
including rodeos, horse shows, and league sports. Also, 
the Fairgrounds will continue to host the San Diego 
County Fair and the Race Meet. These recreation 
activities are open to the public at costs that are 
typically at or below market rates. Also, most events 
include a parking fee, which is not applied to persons 
who arrive to the site using transit. There will be no fee 
for use of the San Dieguito River Trail. 

Public access shall be implemented in a manner that 
takes into account the need to regulate the time, place, 
and manner of public access depending on the facts and 
circumstances in each case including, but not limited to 
the following:  
(1) topographic and geologic site characteristics, (2) the 
capacity of the site to sustain use and what level of 
intensity, (3) the appropriateness of limiting public 
access to the right to pass and repass depending on such 
factors as the fragility of natural resources and the 
proximity of the access area to adjacent residential uses, 
and (4) the need to provide for the management of 
access areas so as to protect the privacy of adjacent 
property owners and to protect the aesthetic values of 
the area (Coastal Act Section 30214). 

The Fairgrounds is a publicly owned facility and is 
accessible to the public during events and exhibits. 
Public access within the Master Plan responds to the 
topographic and geologic site characteristics, which are 
flat (minimal constraints). A significant resource 
adjacent to the site, the San Dieguito River/Lagoon 
complex and associated wetlands, are preserved as 
conservation open space with limited access to facility 
users where appropriate for public safety or to protect 
natural resources. The existing Coast to Crest Trail will 
remain accessible to the public during construction and 
operation of the proposed projects. Biological 
mitigation measures and strategies are included in the 
Master Plan EIR to protect and minimize impacts to 
these areas. Section 4.6, Biological Resources, includes 
detail on these mitigation measures and strategies. The 
property owned by the 22nd DAA extends to the 
ocean. The portion of the Fairgrounds site west of the 
railroad tracks is outside of the project site for the 
purposes of the Master Plan, and no changes to use of 
or access to the existing beach is proposed. 
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The proposed visitor commercial recreational hotel and exhibit hall facilities provide access to 
coastal resources and other visitor-serving recreational and commercial uses in the immediate 
area (Highway 101/Camino Del Mar, Via de la Valle, and Jimmy Durante Boulevard, with 
indirect access to the Del Mar Village area).  
 
The proposed visitor-serving commercial/recreational facilities are located within portions of the 
property that directly abut the Racetrack facilities, with frontage on the River, within the Coastal 
Zone. The hotel and exhibit hall will attract visitors to the coastal areas, coastal access trails, City 
of Del Mar, and the Pacific Ocean, increasing public recreational opportunities by providing 
overnight lodging. 
 
Coastal Act policies related to public recreation are provided in Table 4.1.B and are compared to 
implementation provisions in the Master Plan. As can be seen in Table 4.1.B, the Master Plan 
complies with the Act’s public recreation provisions. 

 

Table 4.1.B: Public Recreation Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

The use of private lands suitable for visitor-serving 
commercial recreational facilities designed to enhance 
public opportunities for coastal recreation shall have a 
priority over private residential, general industrial, or 
general commercial development, but not over 
agriculture or coastal-dependent industry (Coastal Act 
Section 30222). 

The Master Plan provides for the development of a 
visitor-serving hotel use and improvements to/ 
replacement of the exhibit hall area overlooking the 
San Dieguito River/Lagoon. The hotel is proposed to 
be a visitor-serving commercial use open to the general 
public, including a restaurant, meeting rooms, a gift 
shop, lodging, etc. This use will provide public access 
to the Coastal Zone uses in the immediate surrounding 
areas, including close-by access to public beaches and 
Highway 101/Camino Del Mar visitor-serving 
commercial areas. This location is the most suitable on 
site for a visitor-serving commercial recreational use 
due to its accessibility and proximity to public 
thoroughfares, such as Jimmy Durante Boulevard, 
Highway 101/Camino Del Mar, and Via de la Valle. 
The only currently privately held land within the 
Master Plan area is the proposed fire station site. The 
fire station site is proposed to be converted from 
general commercial to public utility/public service use. 
While neither the existing or proposed use is coastal 
dependent, the fire station will provide a modern public 
safety facility in the Coastal Zone. 

Ocean front land that is suitable for coastal dependent 
aquaculture shall be protected for that use, and 
proposals for aquaculture facilities located on those 
sites shall be given priority, except over other coastal 
dependent developments or uses (Coastal Act Section 
30222.5). 

The ocean-connected land (River/Lagoon) adjacent to 
the Master Plan area is not suitable for coastal-
dependent aquaculture due to its ecological sensitivity. 
Therefore, there is no provision for this in the Master 
Plan. 

Upland areas necessary to support coastal recreational 
uses shall be reserved for such uses, where feasible 

The Master Plan provides for the preservation of public 
open space in the form of development setbacks and 
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Table 4.1.B: Public Recreation Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

(Coastal Act Section 30223). landscaped buffers within upland areas adjacent to the 
coastal resources of the River/Lagoon complex that 
does not inhibit coastal access or curtail public vistas 
and overlooks. The Master Plan also provides for 
recreation/visitor-serving commercial (hotel) and 
related visitor-serving uses open to the public. The 
provision of a hotel and exhibit hall on the site 
provides significant visitor recreation/commercial uses 
complementing other nearby visitor-oriented uses 
serving the general public, such as shops and 
restaurants in the City of Del Mar. 

Increased recreational boating use of coastal waters 
shall be encouraged, in accordance with this division, 
by developing dry storage areas, increasing public 
launching facilities, providing additional berthing 
space in existing harbors, limiting nonwater-dependent 
land uses that congest access corridors and preclude 
boating support facilities, providing harbors of refuge, 
and by providing for new boating facilities in natural 
harbors, new protected water areas, and in areas 
dredged from dry land (Coastal Act Section 30224). 

No recreational boating use of coastal waters is feasible 
within the Master Plan due to the shallow depth and 
designated restoration value of the San Dieguito River/
Lagoon.  

 
 

River/Lagoon/Marine Environment. Several provisions of the Coastal Act pertain to the marine 
environment policies in the Coastal Zone. Because the San Dieguito River and Lagoon complex 
are integrated with, and affected by, the marine environment, this discussion analyzes the 
project’s effects on the River/Lagoon complex as if it were the marine environment. As a coastal 
resource connected to the marine environment, it is appropriate to address these two ecosystems 
together. Each applicable Coastal Act policy and corresponding implementation program from 
the Master Plan is outlined below. As can be seen in Table 4.1.C, the Master Plan complies with 
the applicable marine environment policies.  
 

 

Table 4.1.C: Marine Environment Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

Marine resources shall be maintained, enhanced, and 
where feasible restored. Special protection shall be 
given to areas and species of special biological or 
economic significance. Use of the marine environment 
shall be carried out in a manner that will sustain the 
biological productivity of coastal waters and that will 
maintain healthy populations of all species of marine 
organisms adequate for long-term commercial, 
recreational, scientific, and educational purposes 
(Coastal Act Section 30230). 

The Master Plan provides for the conservation of all 
related water resources in the River and Lagoon areas 
by designating these areas as open space with 
appropriate setbacks and landscaped buffers. Multiple 
BMPs to protect the water quality of the River/Lagoon 
and ocean from any runoff that reaches these waters 
from the Fairgrounds Master Plan area have been 
identified for the project. (See Section 4.11, Hydrology 
and Water Quality, for more details.) Signage and fence 
barriers will be utilized in appropriate areas of 
biological significance to protect resources.  
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Table 4.1.C: Marine Environment Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

The biological productivity and the quality of coastal 
waters, streams, wetlands, estuaries, and lakes 
appropriate to maintain optimum populations of marine 
organisms and for the protection of human health shall 
be maintained and, where feasible, restored through, 
among other means, minimizing adverse effects of 
wastewater discharges and entrainment, controlling 
runoff, preventing depletion of groundwater supplies 
and substantial interference with surface water flow, 
encouraging waste water reclamation, maintaining 
natural vegetation buffer areas that protect riparian 
habitats, and minimizing alteration of natural streams 
(Coastal Act Section 30231). 

Wetlands areas and water bodies are located in and 
adjacent to the project site. Water quality protection 
facilities associated with the Master Plan storm drain 
system results in net improvements after project 
implementation. Coastal waters will be protected and 
enhanced through the implementation of the Master 
Plan water quality program, including extensive BMPs 
both during construction and during operation. The 
existing storm drain system, which lacks proper outlet 
velocity control measures and water quality filters, will 
be replaced by state-of-the-art drainage control 
facilities. Drainage control facilities will be constructed 
in accordance with the detailed requirements of San 
Diego MS4 Permit, the San Diego and Del Mar 
Jurisdictional Urban Runoff Management Programs, the 
NPDES requirements, and a BMPs program to filter, 
divert, and control runoff.  
 
The proposed near-term projects minimize impacts to 
wetlands and offset impacts by restoring larger areas of 
high-quality wetlands. 
 
In addition, the project contains a 100  ft minimum 
River buffer zone east of Jimmy Durante Boulevard that 
will be protected and retain its natural vegetation and 
drainage patterns.  

Protection against the spillage of crude oil, gas, 
petroleum products, or hazardous substances shall be 
provided in relation to any development or 
transportation of such materials. Effective containment 
and cleanup facilities and procedures shall be provided 
for accidental spills that do occur (Coastal Act Section 
30232). 

No transportation or development of crude oil, gas, 
petroleum products, or hazardous substances is planned 
as part of the Master Plan. On-site fueling will be 
relocated from the existing maintenance facility to the 
proposed Maintenance Building B complex just north of 
the Racetrack. Appropriate NPDES or other regulatory 
measures will be applied during construction and to 
ensure against any impacts resulting from accidental 
spills.  

The diking, filling, or dredging of open coastal waters, 
wetlands, estuaries, and lakes shall be permitted in 
accordance with other applicable provisions of this 
division, where there is no feasible less environmentally 
damaging alternative, and where feasible mitigation 
measures have been provided to minimize adverse 
environmental effects (Coastal Act Section 30233). 

The Solana Gate realignment project would include 
temporary fill in a wetland. Pavement of the East 
Parking Lot would result in impacts to USACE 
nonwetlands and CCC wetlands. Mitigation has been 
identified to minimize potential adverse effects (see 
Section 4.6, Biological Resources, for more detail). The 
primary mitigation area is the habitat restoration of the 
South Lot adjacent to the San Dieguito River. 

Facilities serving the commercial fishing and 
recreational boating industries shall be protected and, 
where feasible, upgraded. Existing commercial fishing 
and recreational boating harbor space shall not be 
reduced unless the demand for those facilities no longer 
exists or adequate substitute space has been provided. 

No commercial fishing or recreational boating 
industries will be impacted as a result of the proposed 
project. 
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Table 4.1.C: Marine Environment Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

Proposed recreational boating facilities shall, where 
feasible, be designed and located in such a fashion as 
not to interfere with the needs of the commercial fishing 
industry (Coastal Act Section 30234). 
The economic, commercial, and recreational importance 
of fishing activities shall be recognized and protected 
(Coastal Act Section 30234.5). 

No recreational fishing opportunities are currently or 
will be available at the site. 

Revetments, breakwaters, groins, harbor channels, 
seawall, cliff retaining walls, and other construction that 
alters natural shoreline processes shall be permitted 
when required to serve coastal dependent uses or to 
protect existing structures or public beaches in danger 
from erosion, and when designed to eliminate or 
mitigate adverse impacts on local shoreline and sand 
supply (Coastal Act Section 30235). 

The western boundary of the project site is formed by 
the railroad track east of Highway 101/Camino Del 
Mar. There are no facilities or other improvements in 
the Master Plan to create any revetment, breakwater, 
groin, harbor channel, seawall cliff retaining wall, or 
other construction that alters natural shoreline 
processes. 

Channelizations, dams, or other substantial alterations 
of Rivers and streams shall incorporate the best 
mitigation measures feasible, and be limited to 
(l) necessary water supply projects, (2) flood control 
projects where no other method for protecting existing 
structures in the floodplain is feasible and where such 
protection is necessary for public safety or to protect 
existing development, or (3) developments where the 
primary function is the improvement of fish and 
wildlife habitat (Coastal Act Section 30236). 

No channelizations, dams, or other substantial 
alterations of Rivers or streams will occur within the 
scope of this project. All proposed projects in the 
floodplain would be designed at elevations to protect 
public safety and minimize flooding impacts on existing 
structures upstream and downstream. All new habitable 
spaces, including the proposed hotel, would be set at 
least one foot above the 100-year flood elevation. In 
addition, a response plan would be prepared to evacuate 
the hotel parking structure if necessary in the event of 
flooding of the San Dieguito Lagoon.  

 
 

To address the Coastal Act marine environment policies, the Master Plan reflects site planning 
criteria, and Master Plan EIR measures include grading, drainage, and site development standards 
that have been developed to minimize construction and operational impacts to the River/Lagoon 
as well as to on-shore and off-shore coastal resources. For example, as discussed in detail in 
Section 4.11, Hydrology and Water Quality, project-specific Source Control, Site Design, and 
Treatment Storm Water BMPs will be incorporated into the near-term and long-term projects to 
reduce the water quality impacts to downstream water bodies. In addition, the Master Plan has 
been designed so that the overall drainage patterns would remain similar to existing conditions.  
 
This EIR evaluates potential project-related impacts to River/Lagoon and coastal resources, 
and the marine environment. Mitigation measures have been identified to minimize or avoid 
impacts to wetland environments adjacent to the River/Lagoon and to the water bodies 
themselves. Section 4.6, Biological Resources, of this EIR has a more detailed discussion of 
biological mitigation measures. In accordance with CEQA, the project will be required to 
provide a mitigation monitoring plan to ensure that mitigation measures from the Final EIR are 
implemented. Additionally, mitigation in Section 4.11, Hydrology and Water Quality, requires 
preparation of a Storm Water Pollution Prevention Plan to incorporate construction BMPs to 
control erosion and pollutant runoff during construction and preparation of a Water Quality 
Treatment Report to incorporate project-specific site design, source control, and treatment control 
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BMPs to control predictable pollutant runoff, including an operations and maintenance plan for 
the prescribed structural BMPs to ensure their long-term performance. 
 
The entire project site is located within the floodplain for the 100-year storm event, and a portion 
of the project site (that portion nearest to the San Dieguito Lagoon) is located within the 100-year 
floodway. Although the proposed project would encroach on the 100-year floodplain, the 
resulting change in water surface elevation would be negligible, ranging from a 0.02 ft drop to a 
0.03 ft rise within the project limits during a 100-year flood event. Additionally, mitigation 
measures in Section 4.11, Hydrology and Water Quality, requires all new habitable spaces, 
including the proposed hotel, be set at least 1 foot above the 100-year flood elevation. In addition, 
mitigation measures also require the preparation of a response plan to evacuate the hotel parking 
structure if necessary in the event of flooding of the San Dieguito Lagoon.  
 
 
Land Resources. Table 4.1.D outlines the Coastal Act policies that pertain to Land Resources 
and the corresponding implementation proposed by the Master Plan. As can be seen in the table 
and analysis below, the Master Plan is consistent with the applicable Coastal Act Policies 
regarding land resources. 

 

Table 4.1.D: Land Resources Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

Environmentally sensitive habitat areas shall be protected 
against any significant disruption of habitat values, and 
only uses dependent on those resources shall be allowed 
within those areas. Development in areas adjacent to 
environmentally sensitive habitat areas and parks and 
recreation areas shall be sited and designed to prevent 
impacts which would significantly degrade those areas 
and shall be compatible with the continuance of those 
habitat and recreation areas (Coastal Act Section 30240). 

The Master Plan contains a land use plan, programmed 
avoidance of sensitive habitat areas, and accompanying 
programs that provide for the conservation of natural 
habitats, open space and conservation areas, and the 
preservation of sensitive biological resource areas. The 
Master Plan establishes buffers and mitigates impacts to 
biological resources to below a level of significance. See 
Section 4.6 for project details, especially Tables 4.6.C 
and 4.6.D, which describe project impacts. These impacts 
are fully mitigated to below a level of significance.  

Environmentally sensitive habitat protection (continued 
from above) (Coastal Act Section 30240). 

The Fairgrounds is not a participating Landowner in the 
MSCP. Impacts to biological resources are considered to 
be fully mitigated under CEQA and do not conflict with 
the NCCP Act. The mitigation included for identified 
impacts is more fully described in Section 4.6. 
 
By creating a series of buffers between sensitive habitat 
areas, including a building setback from the River/
Lagoon east of Jimmy Durante Boulevard and a 
landscaped buffer along the hotel and exhibit building, 
and by implementation of water quality BMPs, potential 
indirect impacts that could significantly degrade the 
habitat areas have been minimized to below a level of 
significance. 

The maximum amount of prime agricultural land shall be 
maintained in agricultural production to assure the 
protection of the areas agricultural economy, and 

No prime agricultural land will be impacted by the 
proposed project. 
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Table 4.1.D: Land Resources Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

conflicts shall be minimized between agricultural and 
urban land uses (Coastal Act Section 30241). 
If the viability of existing agricultural uses is an issue 
pursuant to subdivision (b) of Section 30241 as to any 
local coastal program or amendment to any certified 
local coastal program submitted for review and approval 
under this division, the determination of “viability” shall 
include, but not be limited to, consideration of an 
economic feasibility evaluation (Coastal Act Section 
30241.5). 

No existing agricultural uses will be impacted by the 
proposed project.  
 

All other lands suitable for agricultural use shall not be 
converted to nonagricultural uses unless (l) continued or 
renewed agricultural use is not feasible or (2) such 
conversion would preserve prime agricultural land or 
concentrate development consistent with Section 30250. 
Any such permitted conversion shall be compatible with 
continued agricultural use on surrounding lands (Coastal 
Act Section 30242). 

No lands suitable for agricultural use will be converted 
to nonagricultural uses. 
 

The long-term productivity of soils and timberlands shall 
be protected, and conversions of coastal commercial 
timberlands in units of commercial size to other uses or 
their division into units of noncommercial size shall be 
limited to providing for necessary timber processing and 
related facilities (Coastal Act Section 30243). 

No timberlands or productive soils for timberlands will 
be impacted by the proposed project. 

Where development would adversely impact 
archaeological or paleontological resources as identified 
by the State Historic Preservation Officer, reasonable 
mitigation measures shall be required (Coastal Act 
Section 30244). 

No known archeological and paleontological resources 
exist on the areas to be developed. If such materials are 
encountered during grading in other parts of the Master 
Plan, a qualified archaeologist shall be retained to assess 
their significance. No adverse impacts would result. 

 
 

The Master Plan contains a land use plan and accompanying policies and standards that provide 
for significant open space and conservation areas, preserve sensitive biological resource areas, 
establish buffers, and minimize impacts to significant biological resources on site. 
 
In addition to the 2.15 ac salt marsh restoration currently in progress, 0.2 additional acre would be 
conserved as mitigation for the near-term projects and 0.25 acre for the long-term projects, for a 
total of 2.59 ac conserved of natural and scenic resources along the River/Lagoon frontage. In 
addition, the 22nd DAA is also committed to the long-term restoration of the entire 
approximately 9 ac South Lot. This area will serve as a buffer between coastal resources and 
Fairgrounds properties. To protect natural habitat areas, only limited portions of the area will 
accommodate passive uses, such as frontage walkways, security and conservation fencing, and 
signage. 
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The Master Plan includes on-site programs to provide setbacks to coastal resources, wetlands and 
habitat areas of concern to the CCC, the USFWS, and the CDFG, consistent with the intent of the 
MSCP. 
 
 
Development. To address the Coastal Act development policies, the Master Plan and mitigation 
measures in this EIR protect coastal resources, primarily in the form of development setbacks and 
landscape buffers, grading control measures (Section 4.8), Water Quality and Drainage BMPs 
(see Section 4.11), and a site development approach intended to ensure public safety and land use 
compatibility. The Master Plan emphasizes the conservation of natural resources and the 
protection of public safety while providing for the development of visitor-serving commercial, 
Fairgrounds, and Racetrack uses. Table 4.1.E outlines the Coastal Act Policies that pertain to the 
proposed Master Plan development policies and the corresponding implementation proposed by 
the Master Plan. 
 
 

Table 4.1.E: Development Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

New residential, commercial, or industrial development, 
except as otherwise provided in this division shall be 
located within, contiguous with, or in close proximity to, 
existing developed areas able to accommodate it or, 
where such areas are not able to accommodate it, in 
other areas with adequate public services and where it 
will not have significant adverse effects, either 
individually or cumulatively, on coastal resources 
(Coastal Act Section 30250). 

Section 30250 of the Coastal Act promotes 
concentration of development in or adjacent to existing 
developed areas in order to reduce sprawl and its 
attendant impacts to Coastal Zone resources. The project 
site is surrounded by urban development on its 
northwest, northerly, northeasterly, and westerly/
southwesterly sides, with major roadways, railroad 
tracks, and residential tracts to the west. The proposed 
near-term and long-term projects will not result in an 
expansion of the Fairgrounds site. Off-site 
improvements are limited to the traffic mitigation and 
relocated fire station. The site is served by five existing 
roadways, including Highway 101/Camino del Mar and 
I-5. All necessary infrastructure is either already on site 
or immediately adjacent to the property. The site has 
been developed for Fair and Horse Race Meets since the 
early 1930s. All public services and public utilities are 
available to serve the project. The Master Plan provides 
recreation/visitor-serving commercial hotel development 
in an area that is contiguous or in close proximity to 
existing hotel and visitor-serving commercial developed 
areas off site. The proposed hotel and exhibit hall site is 
served by adequate public services and an extensive 
regional roadway system. 
 
Coastal resources (San Dieguito River and Lagoon) have 
been protected through the project’s setbacks and 
buffers, water quality BMPs, and long-term habitat 
restoration. 
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Table 4.1.E: Development Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

The scenic and visual qualities of coastal areas shall be 
considered and protected as a resource of public 
importance. Permitted development shall be sited and 
designed to protect views to and along the ocean and 
scenic coast areas, to minimize the alteration of natural 
landforms, to be visually compatible with the character 
of surrounding areas and where feasible to restore and 
enhance visual quality in visually degraded areas. New 
development in highly scenic areas such as those 
designated in the California Coastline Preservation and 
Recreation Plan prepared by the Department of Parks 
and Recreation and by local government shall be 
subordinate to the character of its setting  
(Coastal Act Section 30251). 

The Master Plan provides for a balance of public open 
space areas and development of new uses with publicly 
accessible and visitor-serving on-site vistas in the hotel 
and on the hotel grounds. There are no significant 
landforms on the project site. Current views across the 
Fairgrounds from I-5 and Jimmy Durante Boulevard 
toward the surf line (“white water”) and ocean horizon 
are either currently blocked by existing Fairgrounds 
and Racetrack development, adjacent residential 
development, roadway beds (which are elevated on 
berms), and elevated railroad tracks, or the views 
would not be adversely impacted by the project 
because of the distance and scale of the project in the 
overall surf line (“white water”) and ocean horizon 
view. See Section 4.5, Aesthetics, for more 
information. The siting and design of the structures and 
improvements proposed in the 2008 Master Plan take 
the existing flat landform into consideration, ensuring 
that on-site and off-site public views are not 
substantially affected. Ocean views from existing 
residential areas southeast of the project site are at 
higher elevations than the Fairgrounds site and higher 
than the proposed 86.5 ft amsl for the hotel structure. 
Therefore, the proposed hotel and other Master Plan 
projects will not significantly impact existing views 
from these areas across the Fairgrounds site and toward 
the ocean. The proposed visitor recreation/commercial 
hotel development will be visually compatible with the 
character and Mission-style architecture of the existing 
large-scale Grandstands and other Fairgrounds 
structures and the development of surrounding areas, 
which are comprised of residential, commercial, and 
Fairgrounds development. None of the proposed 
Master Plan projects are located in areas designated as 
highly scenic areas in the California Coastline 
Preservation and Recreation Plan. 

The location and amount of new development should 
maintain and enhance public access to the coast by 
(1) facilitating the provision or extension of transit 
service, (2) providing commercial facilities within or 
adjoining residential development or in other areas that 
will minimize the use of coastal access roads, 
(3) providing non-automobile circulation within the 
development, (4) providing adequate parking facilities 
or providing substitute means of serving the 
development with public transportation, (5) assuring 
the potential for public transit for high intensity uses, 
(6) assuring that the recreational needs of new residents 

The project enhances public access to the coast in 
several ways. A traffic signal upgrade is proposed at 
the project’s entry at the intersection of the primary 
access road at Solana Gate and Via de la Valle. The 
signal and crosswalk will provide a protected 
pedestrian crossing point and direct connection 
between Via de la Valle and Camino Del Mar. 
 
A public transit route utilizes Via de la Valle 
connecting to Highway 101, with one bus stop on 
Stevens Avenue within approximately 0.25 mile of the 
Five Points intersection (Jimmy Durante 
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Table 4.1.E: Development Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

will not overload nearby coastal recreation areas by 
correlating the amount of development with local park 
acquisition and development plans with the provision 
of on-site recreational facilities to serve the new 
development (Coastal Act Section 30252). 

Boulevard/Stevens Avenue/Via de la Valle [Route 
38]), and another at Highway 101/Camino del Mar and 
Via de la Valle (Route 101). Both the proposed visitor 
recreation/commercial and the existing Fairgrounds/
Racetrack uses will be linked and served by these bus 
routes that will accommodate nonautomobile 
circulation within and in the vicinity of the Fairgrounds 
in the Coastal Zone. Transit access would be enhanced 
by the provision of the seasonal train platform. 
 
Adequate parking and on-site facilities are distributed 
evenly throughout the site to accommodate the 
proposed uses and to ensure that the parking and 
activity needs of site visitors do not overload nearby 
coastal recreational areas.  

New development shall: (1) Minimize risks to life and 
property in areas of high geologic, flood, and fire 
hazard, (2) Assure stability and structural integrity, and 
neither create nor contribute significantly to erosion, 
geologic instability, or destruction of the site or  
surrounding area, or in any way require the 
construction of protective devices that would 
substantially alter natural landforms along bluffs and 
cliffs, (3) Be consistent with requirements imposed by 
an air pollution control district or the State Air 
Resources Control Board as to each particular 
development, (4) Minimize energy consumption and 
vehicle miles traveled, and (5) where appropriate, 
protect special communities and neighborhoods which, 
because of their unique characteristics, are popular 
visitor destination points for recreational uses (Coastal 
Act Section 30253). 

The Master Plan provides for the development of the 
project site in a manner that minimizes risks to life and 
property through implementation of site-specific 
recommendations and specifications prepared by 
professional engineers and others.  
 
Such recommendations and specifications include a 
River setback and landscaped buffer, designs based on 
hydraulic calculations, geotechnical considerations, 
and similar measures. The Master Plan will be 
implemented in accordance with these 
recommendations and specifications, and construction 
plans will be reviewed by the State Architect. In doing 
so, the Master Plan implementation not only ensures 
structural integrity of the proposed projects, but also 
ensures that potential issues associated with erosion, 
flooding, seismicity, and other adverse conditions are 
addressed. See Section 4.8, Geology and Soils, 4.9, 
Hazards, and 4.11, Hydrology and Water Quality, of 
this EIR. 
 
The project design and drainage system minimizes the 
potential for coastal erosion, protecting the fill that is 
on site, and the on-site infrastructure (storm drains, 
sewer pipes/infrastructure, pavement, buildings, 
utilities, etc.). Development of the property will be 
conducted consistent with federal, State, and regional 
rules and regulations addressing public health and 
safety, including requirements of the San Diego Air 
Pollution Control District. The Master Plan will create, 
preserve, and protect visitor-serving recreation 
opportunities. 
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Table 4.1.E: Development Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

New or expanded public works facilities shall be 
designed and limited to accommodate needs generated 
by development or uses permitted consistent with the 
provisions of this division; provided, however, that it is 
the intent of the Legislature that State Highway Route l 
in rural areas of the coastal zone remain a scenic two 
lane road. Special districts shall not be formed or 
expanded except where assessment for, and provision 
of, the service would not induce new development 
inconsistent with this division. Where existing or 
planned public works facilities can accommodate only 
a limited amount of new development, services to 
coastal dependent land use, essential public services 
and basic industries vital to the economic health of the 
region, State, or nation, public recreation, commercial 
recreation, and visitor-serving land uses shall not be 
precluded by other development (Coastal Act 
Section 30254). 

On-site maintenance buildings will be relocated and 
designed to serve the needs of the proposed 
development. No special districts will be formed in 
conjunction with this project that would induce new 
development inconsistent with this division. No 
planned public works facilities have been identified as 
a limitation to development. Sufficient services for 
coastal-dependent land uses, recreation, essential 
public services, and visitor-serving land uses are 
available and will be provided for in the project. No 
widening of Highway 101/Camino del Mar is proposed 
as part of the project or project mitigation. The existing 
fire station on site will be relocated to a nearby off-site 
location and existing service levels will be maintained. 

Notwithstanding any other provision of law, the 
Commission may not impose any term or condition on 
the development of any sewage treatment plant that is 
applicable to any future development that the 
Commission finds can be accommodated by that plant 
consistent with this division. Nothing in this section 
modifies the provisions and requirements of Sections 
30254 and 30412 (Coastal Act Section 30254.5). 

No sewage treatment plant is proposed as a part of this 
project. 

Coastal-dependent developments shall have priority 
over other developments on or near the shoreline. 
Except as provided elsewhere in this division, coastal 
dependent developments shall not be sited in a wetland. 
When appropriate, coastal related developments should 
be accommodated within reasonable proximity to the 
coastal-dependent uses they support (Coastal Act 
Section 30255). 

No coastal-dependent developments will be impacted 
by implementation of the proposed Fairgrounds Master 
Plan. 

 
 
Hazards. Several provisions of the Coastal Act pertain to floodplain hazards in the Coastal Zone. 
Each applicable Coastal Act policy and the corresponding implementation program for the Master 
Plan is outlined below in Table 4.1.F. Refer to Sections 4.9 and 4.11 (Hazards and Hazardous 
Materials and Hydrology and Water Quality, respectively) of this EIR for additional information 
regarding drainage and floodplain issues for the proposed Master Plan. 
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Table 4.1.F: Floodplain Hazards Policies Consistency Analysis 
 

Coastal Act Policies Implementation Method of the Master Plan 

Channelizations, dams, or other substantial alterations 
of Rivers and streams shall incorporate the best 
mitigation measures feasible, and be limited to 
(1) necessary water supply projects, (2) flood control 
projects where no other method for protecting existing 
structures in the floodplain is feasible and where such 
protection is necessary for public safety or to protect 
existing development. (Coastal Act Section 30236)  

 

No channelizations, dams, or other substantial 
alterations of rivers or streams will occur within the 
scope of this project. Replacement of the existing 
culvert will occur at Stevens Creek as a result of the 
Solana Gate project. All proposed projects in the 
floodplain would be designed at elevations to protect 
public safety and minimize flooding impacts on 
existing structures upstream and downstream. All new 
habitable spaces, including the proposed hotel, would 
be set at least 1 ft above the 100-year flood elevation. 
In addition, a response plan would be prepared to 
evacuate the hotel parking structure if necessary in the 
event of flooding of the San Dieguito Lagoon.  

New development shall:  

(1) Minimize risks to life and property in areas of 

high geologic, flood, and fire hazard.  

(2) Assure stability and structural integrity, and neither 
create nor contribute significantly to erosion, geologic 
instability, or destruction of the site or surrounding area 
or in any way require the construction of protective 
devices that would substantially alter natural landforms 
along bluffs and cliffs. (Coastal Act Section 30253) 

The Master Plan provides for development of the 
project site in a manner that minimizes risks to life and 
property through the implementation of site-specific 
recommendations and specifications prepared by 
professional engineers and others.  
 
Such recommendations and specifications include a 
River setback and landscaped buffer, designs based on 
hydraulic calculations. geotechnical considerations, 
and similar measures. The Master Plan will be 
implemented in accordance with such 
recommendations and specifications, and construction 
plans will be reviewed by the State Architect. In doing 
so, the Master Plan implementation not only ensures 
structural integrity of the proposed projects, but also 
ensures that potential issues associated with erosion, 
flooding, seismicity, and other adverse conditions are 
addressed. 
 
The project design and drainage system minimizes the 
potential for coastal erosion, protecting the fill that is 
on site, and the on-site infrastructure (storm drains, 
sewer pipes/infrastructure systems, pavement, 
buildings, utilities, etc.).  
 
The development of the property will be conducted 
consistent with federal, State, and regional rules and 
regulations addressing public health and safety, 
including requirements of the SDRWQCB and FEMA. 
Storm drain improvements implemented as part of the 
Master Plan projects will reduce the potential for 
erosion compared to existing conditions. The Master 
Plan will create, preserve, and protect visitor-serving 
recreation opportunities. 
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The proposed near-term and long-term projects include components to avoid and reduce floodplain 
hazards as discussed in the Flood Plain Study Report (Fuscoe Engineering, Inc., March 2008), 
included in Appendix I of this EIR. The proposed projects would result in a slight alteration of 
existing on-site drainage patterns due to changes in imperviousness and new area drain systems that 
would connect to the existing storm drain lines. However, the larger drainage areas would remain 
essentially the same for the entire project site, and runoff would continue to drain generally from 
northeast to southwest, discharging at the existing major discharge points. The proposed projects 
would generally be replacing existing buildings with new buildings, with the exception of the East 
Parking Lot, which would change from an unpaved lot to a paved lot. Furthermore, the new drain 
systems are designed to comply with the more stringent standards adopted by SDRWQCB, further 
reducing hazards. 
 
The Del Mar Fairgrounds is located within the 100-year floodplain of the San Dieguito River, and is 
thus subject to flooding during storm events. However, a large number of permanent and temporary 
structures already exist on the site, many of them predating the Coastal Act. In some past actions, the 
CCC has found that the placement of fill or permanent structures in a floodplain significantly alters 
flood flows and therefore is inconsistent with Coastal Act Section 30236. Alternately, as discussed 
below, structures that can accommodate periodic inundation without being damaged do not cause 
flood waters to be redirected and therefore can be found consistent with 30236. The entire 
Fairgrounds complex is composed of structures that are, and will continue to be, able to withstand 
periodic inundation occasionally during severe flood events.  
 
Any additional fill or net increases in building footprints could result in changes in the hydrology of 
the adjacent San Dieguito River and Stevens Creek. Modifications to the current flooding patterns, in 
which a large portion of the 100-year flood waters are contained on the Fairgrounds property, could 
result in increased flood hazards to existing up- and downstream developments, which could, in turn, 
lead to proposals for further channelization of the River. In this particular case, the proposed 
improvements are not adding new structures to the floodplain; they are replacing and expanding 
existing facilities with larger structures in the same general location. Thus, there will be a small 
increase in floodplain coverage, but still little potential for significant adverse effects to flood flows 
as the new buildings are designed to be “flow-through,” with one or more doors on all four sides of 
the structures. Change in water surface elevation would be negligible, ranging from a 0.02 ft drop to a 
0.03 ft rise within the project limits during a 100-year flood event.  
 
The 2008 Master Plan proposes to construct hotel and exhibit hall structures above existing grade on 
top of semiunderground parking areas, which will allow flow-through conditions at the time of 
flooding. The primary purpose for this is to direct storm water away from the buildings and into the 
on-site drainage facilities. These improvements will not result in significant hydrological changes, as 
the structure is designed to provide flow-through floodplain management at the structure’s location. 
The minor area of fill at the base of the structure/entryway of the building is minimal. Historically, 
such “fill” has been allowed within the main, developed, partially paved area of the Fairgrounds west 
of Jimmy Durante Boulevard, as much of this development predates the Coastal Act. Most of the 
permits the CCC has acted on have been for the replacement of various structures that do not meet 
today’s building standards for earthquake safety and structural design, or human and animal health 
and safety needs.  
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The proposed hotel would have a semiunderground parking structure with a floor elevation 
approximately 12 ft below the water surface elevation of the 100-year flood. Therefore, people are 
potentially exposed to a significant risk of loss, injury, or death in the event of a flood. As specified in 
Mitigation Measure 4.11.6, warning signs would be posted at the entrance to the parking garage, and 
signs indicating depth of flooding by the 100-year storm would be posted within the limits of parking 
areas. In addition, as specified in Mitigation Measure 4.11.7, hotel management would prepare a 
response plan to evacuate the parking structure if necessary in the event of flooding of the San 
Dieguito Lagoon.  
 
In addition, the Fairgrounds is primarily an agricultural, equestrian, and temporary exhibit facility. 
These uses are generally acceptable within floodplains as long as there are no permanent structures 
that block flood flows. Although there are many permanent structures within this facility, they are 
designed to be compatible with periodic inundation and allow the passage of flood waters, such that 
there is no redirection of flood flows, or damage to downstream lands. Because of their design and 
function, the structures at the Fairgrounds can sustain extended periods of time in a flooded state. 
Therefore, these structures can be found consistent with Section 30236 of the Coastal Act as long as 
they are allowed to flood as designed. If steps were taken to prevent flooding, such as berms, walls, or 
other protective devices, there would be alteration of the flood flows, which would be inconsistent 
with Section 30236.  
 
There is no form of channelization proposed in the Master Plan to protect the buildings from flooding. 
No new channelization of Stevens Creek or the San Dieguito River, both of which flood portions of 
the Fairgrounds during major storm events, is proposed. Special conditions in previous CCC permits 
preclude the Fairgrounds from channelization or substantial alteration of the River or Creek for the 
purpose of protecting structures. The portions of Stevens Creek currently constrained by culverts will 
be maintained in this condition, though culverts may be replaced during construction. 
 
In summary, the facilities will not result in any significant changes to current flood flows across the 
site. The amount of impermeable surfaces will not significantly increase surface runoff from current 
conditions, and the increase in obstacles to flood flow will be minor and will not be a significant 
impediment to surface flows, as the proposed structures are designed to allow the passage of flood 
waters. Change in water surface elevation would be negligible, ranging from a 0.02 ft drop to a 0.03 ft 
rise within the project limits during a 100-year flood event. Also, the new structures are designed to 
improve drainage over existing conditions and be compatible with periodic flooding. All new 
habitable spaces, including the proposed hotel, will be set at least 1 foot above the 100-year flood 
elevation. In addition, a response plan will be prepared to evacuate the hotel parking structure if 
necessary in the event of flooding of the San Dieguito Lagoon.  
 
In addition to the considerations above, the project includes significant improvements to water quality 
treatment, including BMPs outlined in the Hydrology Study (Fuscoe Engineering, January 2009) 
included in Appendix I of this EIR, which provide balance to the potential floodwater flow 
modification effects of the proposed hotel and convention center. 
 
Coastal Act policies related to flood hazards and analysis of project implementation are provided in 
Table 4.1.F. The applicable policies are compared to implementation provisions in the Master Plan. 
As can be seen in Table 4.1.F, the Master Plan complies with the Coastal Act’s requirements to 
protect the public and minimize hazards related to potential flooding. 
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4.1.7 Cumulative Impacts 

Project site development will modify lands adjacent to San Dieguito River and Lagoon and along the 
coast that for the most part have been previously developed and are no longer in a natural condition. 
A portion of these lands possesses value associated with the River/Lagoon open space complex and 
habitat area for important plants and animals, as described in Section 4.6, Biological Resources, of 
this EIR. The proposed development is proposed to take place in an orderly manner, consistent with 
the goals and objectives of the 22nd DAA for continued benefit of the Del Mar Fairgrounds and 
Racetrack. Implementation of the near-term and long-term projects will allow habitat restoration of 
approximately 3 ac as restored wetlands and other native habitat as mitigation, with eventual habitat 
restoration of approximately 9 ac of the South Lot (see Mitigation Measures 4.6.7 and 4.6.9 and 
Mitigation Strategy 4.6.11 regarding the South Lot). The significant habitat and marine and 
freshwater resource areas within or adjacent to the site are preserved as open space. 
 
The cumulative study area for project land use effects is considered to be from the adjacent San 
Dieguito River Valley on the ocean side of the I-5 corridor to the ocean shoreline. This area includes 
San Dieguito River-influenced land areas surrounding residential and commercial areas within 0.5 mi 
of the exterior boundaries of the project site. Any effects of the project on land use, land use 
compatibility, and adopted land use plans and regulations would be nominal due to the physical 
barriers present that tend to isolate the Fairgrounds. The I-5 corridor is a wide, raised, and visually 
obstructive physical barrier isolating the Fairgrounds from the portion of the San Dieguito River 
Valley located to the east of I-5. The San Dieguito River and Lagoon physically separate the site from 
those properties to the south with the exception of the proposed relocation site for the fire station. The 
River and extension of Stevens Creek, along with the elevated railroad lines, physically and spatially 
separate the site from residential properties to the south and west. Finally, Via de la Valle physically 
separates properties to the north of the project site. 
 
Surrounding development and land uses within this region of Del Mar is mixed-use, characterized by 
open water, beach areas, and residential and recreation/commercial development. The 
visitor/recreation commercial areas within the Master Plan are located within an area that has 
historically been used for these purposes or is next to similar existing uses. The proposed visitor-
serving uses provide low-cost programs for the general public and have been designed to maintain 
regional coastal access.  
 
The proposed development of the site is an incremental contribution to cumulative land use 
intensification, but does not create or contribute to a significant land use impact. Because 
development of the site is compatible with the surrounding uses, and the open space set aside from 
development is a significant component of the project, the contribution to cumulative land use 
impacts from a local, regional, or communitywide perspective will be negligible. 
 
When combined with the other projects that are proposed, approved, or under construction, including 
cumulative build out of the Cities of Del Mar and San Diego in the San Dieguito River Valley and 
related coastal community, the proposed project incrementally adds to the completion of development 
of the Cities of Del Mar and San Diego. However, in so doing, it provides significant public visitor 
amenities and educational facilities to the area as well as a regional resource for emergency 
evacuation. In conclusion, the proposed project does not substantially contribute to conflicts with 
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applicable Land Use Plans adopted for the purpose of avoiding or mitigating an environmental effect, 
does not eliminate designated open space or a recreation area, does not physically divide an 
established community, and does not contribute to a substantial conflict with adjacent or other 
community land uses. 
 
Therefore, a significant adverse cumulative land use impact will not result from implementation of 
the proposed project. 
 
 

4.1.8 Level of Significance Prior to Mitigation  

The proposed near and long-term projects will be constructed on the existing Fairgrounds site and on 
a previously developed off-site parcel. The proposed Master Plan projects will not divide an 
established community, and potential impacts regarding physical division of community are less than 
significant. The proposed Master Plan, including near-term and long-term projects, is consistent with 
the overall goals and policies of related plans, including the Regional Comprehensive Plan, the City 
of Del Mar LCP, the City of Del Mar Community Plan, the City of San Diego General Plan, the City 
of San Diego Proposed Draft General Plan, the Torrey Pines Community Plan, the City of Solana 
Beach General Plan, the San Dieguito Lagoon Restoration Project, and the Coastal Act. 
 
The proposed near- and long-term projects result in potentially significant impacts related to: 
 
• Relocating the fire station to a site not currently within the 22nd DAA’s (or City of Del 

Mar’s) control, and for which discretionary permits may be required 

• Construction impacts to on-site activities 

• Construction impacts to off-site land uses 

 
 

4.1.9 Mitigation Measures 

Mitigation Measure 4.1.1 The 22nd District Agricultural Association (DAA) will schedule 
events in accordance with a construction phasing plan described in 
Chapter 3.0 of this Environmental Impact Report (EIR) for the 
Master Plan projects to avoid conflicts between on-site events and 
construction activity. 

 
Mitigation Measure 4.1.2 The 22nd District Agricultural Association (DAA) will prepare a 

Construction Management Plan (CMP) for each Master Plan 
demolition and/or construction project prior to the initiation of 
demolition or construction that will address potential construction 
effects to off-site land uses. The CMP will include, as appropriate for 
the project, dates and duration of demolition/construction activity; 
site access for construction vehicles; and required mitigation 
discussed in this Environmental Impact Report (EIR) and other 
methods to reduce short-term effects to off-site land uses, such as 
construction fencing, dust control measures, and traffic control 
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measures. See also Mitigation Measure 4.2.1 in the Traffic and 
Circulation section of this EIR.  

 
Mitigation Measure 4.1.3 Prior to demolition of the existing on-site fire station, the 22nd 

District Agricultural Association (DAA) will make arrangements for 
the acquisition of the destination site (Parcels 30/31) for the new fire 
station. A certificate of occupancy for the new fire station shall be 
required prior to initiation of demolition of the existing fire station 
(also, see Mitigation Measure 4.1.1).  

 
Mitigation Measure 4.1.4 Prior to demolition of the existing fire station, the lead agency for 

implementing the fire station will apply for approval of the necessary 
City of Del Mar discretionary permits, including (1) a local 
Conditional Use Permit (CUP), (2) a Standards Variance for height; 
(3) Design Review Board approval, and (4) a Local Coastal 
Development Permit (LCDP) from the City of Del Mar to construct 
the new fire station. A Certificate of Occupancy for the new fire 
station is required prior to initiation of demolition of the existing fire 
station. The 22nd District Agricultural Association (DAA) will 
verify approval of the local discretionary actions. 

 

Mitigation Measure 4.1.5 The 22nd District Agricultural Association (DAA), in consultation 
with the City of Del Mar, will ensure that the construction of the fire 
station will not necessitate temporary closure of the existing trail 
along the south bank of the San Dieguito River. 

 
Mitigation Measure 4.1.6 The 22nd District Agricultural Association (DAA) will prepare a 

Construction Management Plan (CMP) for each Master Plan 
demolition and/or construction project prior to the initiation of 
demolition or construction, which will address potential construction 
effects to on-site land uses. The CMP will include, as appropriate for 
the project, measures and methods to reduce impacts to the on-site 
activities, and/or a strategy to relocate affected uses to other parts of 
the Fairgrounds site. Such strategies may include but are not limited 
to temporary traffic-control measures, dust-control measures, 
fencing, and construction-area security, as warranted. See also 
Mitigation Measure 4.2.1 in the Traffic and Circulation section of 
this Environmental Impact Report (EIR). 

 
 

4.1.10 Programmatic Impact Avoidance and Mitigation Strategies 

The following programmatic impact avoidance and mitigation strategy will be considered during 
long-term project planning and development. Specific mitigation measures will be adopted for each 
project.  
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Strategy 4.1.1  The 22nd District Agricultural Association (DAA) will prepare a 

Construction Management Plan (CMP) for each Master Plan long-
term project prior to the initiation of demolition or construction that 
will address potential construction effects to off-site land uses. The 
CMP will include, as appropriate for the project, dates and duration 
of demolition/construction activity; site access for construction 
vehicles; and required mitigation discussed in this Environmental 
Impact Report (EIR) and other methods to reduce short-term effects, 
such as construction fencing, dust control measures, and traffic 
control measures. See also Mitigation Measure 4.2.1 in the Traffic 
and Circulation Section of this EIR.  

 
Strategy 4.1.2  The 22nd District Agricultural Association (DAA) will prepare a 

Construction Management Plan (CMP) for each Master Plan 
demolition and/or construction project prior to the initiation of 
demolition or construction that will address potential construction 
effects to on-site land uses. The CMP will include, as appropriate for 
the project, affected on-site activities, measures, and methods to 
reduce impacts to the on-site activities and/or a strategy to relocate 
affected uses to other parts of the Fairgrounds site. See also 
Mitigation Measure 4.2.1 in the Traffic and Circulation section of 
this Environmental Impact Report (EIR). 

 
 

4.1.11 Level of Significance after Mitigation 

The potentially significant construction impacts of the proposed near- and long-term projects to both 
on-site activities and off-site land uses can be reduced to below a level of significance with the 
implementation of measures and the strategy identified above, and as specified in the Traffic, Air 
Quality, Noise, Biology, and Aesthetic Sections of this EIR.  
 
The significant impacts of the proposed project to the relocated fire station can be mitigated to below 
a level of significance with implementation of Mitigation Measures 4.1.3 through 4.1.5 identified 
above. Implementation of these measures require actions by a private entity (landowner of Parcels 
30/31) and a public agency (City of Del Mar) in addition to the Lead Agency for this EIR (the 22nd 
DAA). Since implementation of these measures are partially within the control of other entities and 
jurisdictions, implementation cannot be ensured by the 22nd DAA. Should Parcel 30/31 not be 
acquired and the new fire station not constructed, the project impacts of removing the existing fire 
station would remain significant and adverse. However, given the critical public safety function of the 
Del Mar fire station, it is neither practical nor prudent to demolish the existing fire station until the 
new fire station is operational. Therefore, implementation of Mitigation Measures 4.1.3 through 4.1.5, 
even though each measure requires actions by entities other than the Lead Agency, ensures that the 
effects of demolishing the existing fire station are reduced to below a level of significance. See also 
Section 4.12, Public Services and Utilities. 
 




