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INTRODUCTION 

I. PURPOSE  

The County of Santa Clara has embarked on a multi-phase, community-based planning effort to 

develop a vision for the future of the Santa Clara County Fairgrounds, a 150-acre County-owned 

property located in San Jose, California. The figure below shows an aerial view of the fairgrounds 

holdings, which is located in the relative geographic center of the City of San Jose, directly south of 

downtown San Jose, and immediately south of the Tully Road/Monterey Road intersection.  

Figure 1.1: View of Fairgrounds 

 
 

This first, visioning phase of the planning effort includes three key work components: 

1. A consolidation of existing background information on the Fairgrounds property, including an 

overview of current land uses and the County Fair and Fairgrounds operations, along with 

existing economic and demographic conditions, natural features, and transport and 

infrastructure facilities.  

2. An inclusionary, multi-layered process for community input and involvement engaging the local 

community, stakeholders, businesses, and government partners, and 

3. A market study addressing possibilities for expanded existing and new uses at the Fairgrounds, 

including both event-related and other real estate opportunities. 

The County is being very deliberate and careful in how it may move forward with the site, and may 

do nothing at all at this point in time. Together, these work efforts will provide a consolidated basis 
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for understanding the strengths, weaknesses, and opportunities that exist at the Fairgrounds 

property within its urban and regional context, thereby allowing for an informed set of possible 

options for the site. It is noted that this report does not present specific land use recommendations 

but rather, it describes a range of opportunities from a market perspective. This is a fact finding 

study. The County has many options open to it, ranging from doing nothing, to reinvigorating the 

Fairgrounds, of a certain size, to commercializing/ monetizing the entire site. County staff is now 

looking to the Board of Supervisors (BOS) for guidance in framing the regulatory, organizational, 

funding and political conditions that will be part of determining future uses on the Fairgrounds site.    

At a later stage, and if so directed by the County Board of Supervisors, the options can lead to a 

compelling master plan that provides multiple benefit to the community, the City of San Jose, Santa 

Clara County, and the various constituencies that may be served by, or are located on, the property.  

The following figure shows the current visioning phase within the overall planning effort. 

Figure 1.2: Planning Process 

 

II. GUIDING PRINCIPLES  

Prior to initiating the visioning process, the County Board of Supervisors accepted the following 

Guiding Principles to direct the development of community outreach, analytical studies, creation of 

options and concepts, and possible future master planning for the Fairgrounds property. 
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TRANSPARENCY  

The process of planning for the future of the Santa Clara County Fairgrounds shall be conducted with 

the maximum amount of visibility to the various stakeholders with interest in the Fairgrounds, to the 

neighbors surrounding the Fairgrounds, and to the general public.  

INCLUSION  

Throughout the process of research and development of alternatives, every effort shall be made to 

assure that all interested parties have an opportunity to have their voices heard, and their opinions 

and advice included in the reporting and consideration of alternatives.  

HERITAGE  

Planning for the future of the Fairgrounds shall be done in a manner that is respectful of the history, 

traditions and agricultural heritage of this cherished community asset, without compromising the 

future needs of the County.  

COMMUNITY  

Consideration shall be given to existing community utilization of the Fairgrounds. Planning will 

include an analysis of programs and functions that may be impacted by changes in the design or 

utilization of parts of the Fairgrounds and what options there are through either alternative 

methods or locations for accommodating those functions.  

ECONOMIC GROWTH  

Plan the future uses of the Fairgrounds property in such a way as to create and support economic 

growth.  

MAXIMIZATION  

The goal of the master-planning effort shall be to maximize the overall usefulness of the County 

Fairgrounds in meeting the mission of the County. The objective is to achieve the optimum balance 

between on-site services to the community, such as the County Fair and community event 

programming, and revenue generation to sustain high-priority County programs.  

OPEN SPACE AND RECREATION  

Any and all proposals for alternative uses for any portion of the Fairgrounds shall include a 

component of open space and recreational use, available to the adjoining neighborhoods and to 

Santa Clara County residents wherever they may reside.  

LONG HORIZON  

The County has a long-term focus on this treasured resource and seeks to preserve its ownership 

and control of the property. Therefore, long-term leasing of any portion of the Property not 

currently needed will be given preference over the sale of land. 
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Figure 1.3: Site Photo Looking North towards the Main Entrance 

 

Figure 1.4: Site Photo Looking South 

 
 

III. PROJECT BACKGROUND 

The approximately 150-acre Fairgrounds site is located in the relative geographic center of the City 

of San Jose, south of downtown San Jose and immediately south of the Tully Road/Monterey Road 

intersection. The Fairgrounds comprises approximately 150 acres of land, consisting of 
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approximately 136 acres of unincorporated land located at 344 Tully Road (APN 497-38-001) and an 

additional 14 acres across Tully Road, known as the North Parking Lot A (APN 477-21-089), which is 

located within the City of San Jose. 

The Fairgrounds is one of the larger contiguous sites in Silicon Valley. As described below, in 

recognition of its value and its generally underutilized condition, the County has undertaken several 

efforts to improve the property over the last 20 years. 

Figure 1.5: Regional Context 

 

 

A. History of the Site 

The initial 97 acres of the current Santa Clara County Fairgrounds was acquired from the Macomber 

family in October, 1940. The first County Fair was held there in 1941, and additional parcels were 

acquired over time (see Figure 1.7 Historical Timeline). 

At its peak the Fairgrounds consisted of almost two hundred acres. Today, it consists of 

approximately 150 acres, of which 136 acres lie on the south side of Tully Road and the remainder to 

the north. Other acreage has been repurposed over time, most recently for affordable residential 

housing for both families and seniors (see Figure 2.2 Adjoining Uses). As a result of previous 

attempts to redevelop all or parts of the property, many of the earlier Fairgrounds structures were 

demolished, and much of the land is currently unused or used for short-term, temporary uses, as a 

way to earn revenue for the grounds’ operation and upkeep.  

At the height of its popularity as a central County site for hosting public and private events in the 

1970’s, over 1.4 million people per year passed through the Fairgrounds’ front gates. With 
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competition from other venues and a deterioration of the Fairgrounds infrastructure and funding 

base, these figures declined throughout the 1990’s and in 2003 attendance had dropped to slightly 

over 850,000. The Fairgrounds declined throughout the 1980’s and 1990’s, both in its physical 

infrastructure causing a reduction in its revenues from events. In 1994, the financial condition 

deteriorated to the point where the Fair Association filed for bankruptcy. In 1995, the Board of 

Supervisors formed a new governance structure for the Fairgrounds, the Fairgrounds Management 

Corporation (FMC). The FMC is a nonprofit, public benefit corporation, legally separated from the 

County.  

Figure 1.6: County Fair Posters 

        
Source: History San Jose Archives. 

 

B. Revitalization Projects 

In 1997, the Board acknowledged the need for significant revitalization of the Fairgrounds, and the 

County began planning a revitalization project. The FMC issued a request for proposals (RFP) for 

consultants and selected The A&M Group to prepare the Fairgrounds Revitalization Plan. The Santa 

Clara County Revitalization Plan, dated May 1998 and accepted by the Board in June 1998 (see: 

1998-05-00 Santa Clara County Revitalization Plan, May 1998), called for a Fairgrounds Theater (or 

concert venue), a new Expo Center, a community recreation facility, infrastructure improvements, 

and future disposition of the Tully Road parking lot. 
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The County Board of Supervisors formally adopted the Final Environmental Impact Report (EIR) by 

Resolution on April 18, 2000 and approved the Revitalization Project, including the Fairgrounds 

Theater Project. The Board also approved a long-term Ground Lease between the County and the 

House of Blues Concerts, Inc. for the development and operation of the new theater. A downturn in 

the economy and a lawsuit by the City of San Jose, however, undermined the financial viability of 

the project, causing the Board to cancel the project in August 2006 rather than provide a required 

$15 million of additional County General Funds.  

On May 22, 2007, the Board directed the administration to issue a Request for Qualifications/ 

Request for Proposals (RFQ/RFP) for national and local developer teams to propose scenarios for the 

Fairgrounds property, incorporating operational revenue enhancements for public events during the 

development phase. The selected team, led by Catellus Development, entered into an Exclusive 

Negotiating Agreement (ENA) with the County in December 2008. By April 2009, however, the 

economy had deteriorated and Catellus cancelled the ENA.  

In March, 2013, the Finance and Government Operations Committee (FGOC) of the Board of 

Supervisors directed the Administration to suggest a process for examining ways to improve the use 

of the Fairgrounds. On April 29, 2014, the Board authorized the release of a Request for Proposals 

for consulting services. The initial task is a site characterization and fact-finding study and 

identification of a range of strategic-level development opportunities. This phase is based upon 

substantial primary research by both Fairgrounds and real estate consulting expertise, and 

consideration of previous studies and reports, enhanced with selected new information to serve as 

the foundation for subsequent phases of the planning process as outlined in Figure 1.2. 

The following figure provides an historical timeline of activities associated with the Fairgrounds. 
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Figure 1.7:  Historical Timeline 

 

1939-1995 

 

1995-present 
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The balance of this report focuses upon fact-finding information about the fairgrounds industry, 

current fairgrounds operations, and the real estate market potential for the site. Full reports 

regarding these analyses are found in the appendices to this report, along with reports detailing the 

substantial public outreach and site planning options work undertaken as part of this study, which 

provide supplemental information, facts and perspectives about the Fairgrounds site.  
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EXISTING CONDITIONS 

I. URBAN CONTEXT 

A. Land Use & Ownership 

The Fairgrounds is an unincorporated area of land, owned by the County of Santa Clara. As such, 

public uses of the site are under the jurisdiction of the County. The following excerpt is from the 

County’s General Plan: 

The Fairgrounds site has been undergoing development since 2004. In 2008 twelve acres of land on 

the northern corner of the site were annexed into the City of San Jose and were used to develop 

almost 500 below-market-rate rental, as a joint action by the Housing Authority of the County of 

Santa Clara, ROEM Development Corporation, the County of Santa Clara (as owner of the land), and 

the City of San Jose (as the land use authority). The City of San Jose prepared all plans for the 

development, and processed all permits. 

The County retained the balance of the site and continues to consider options for potential use and 

development of the site.  

The City of San Jose General Plan designates the Fairgrounds as OHPS- Open Space, Parklands, and 

Habitat (see Figure 2.1: San Jose General Plan Land Uses). The main Fairgrounds property, south of 

Tully Road, is zoned for Public use. The 15-acre parcel north of Tully Road is zoned Light Industrial. 

 Figure 2.1: San Jose General Plan Land Uses 

 
Source: City of San Jose 
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Figure 2.2: Adjoining Uses 

 

 

 

B. Community Character 

Properties surrounding the property include a diverse mix of uses (see Figure 2.2: Adjoining Uses). 

Parcels to the north, along Tully Road, are primarily occupied by commercial and industrial 

development. Franklin McKinley Elementary School is located adjacent to the northeastern corner of 

the Fairgrounds property. Residential neighborhoods occupy most of the lands immediately east of 

the Fairgrounds, with the Coyote Creek Park corridor beyond. A mix of residential, light industrial, 

and commercial development lies to the south. Commercial development borders much of 

Monterey Road, with the Oak Hill Memorial Park cemetery and additional residential development 

further to the west.  
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Community destinations and services include the Plant Shopping Center at the northwest 

intersection of Curtner Avenue and Monterey Road, the Coyote Creek Park that runs north-south to 

the east of the Fairgrounds, and numerous public and charter schools (see Figure 2.3: Community 

Character). 

The Fairgrounds is surrounded by a fence and does not currently act as public community open 

space, nor does it provide connectivity between land uses in the area. Land use compatibility or 

incompatibility from redevelopment of the site will be dependent on project-specific design plans.  

Figure 2.3: Community Character 

 

 

C. Economic and Demographic Setting 

The following section summarizes information on the economic and demographic setting of the 

Fairgrounds project. More detailed information may be found in Appendix I: Existing Economic 

Conditions Report.  

For purposes of this report, the “Greater Fairgrounds Neighborhood” is defined as all development 

bounded by 280 to the north, Capitol Expressway to the south, Highway 87 to the west and U.S. 

Route 101 to the east (see Figure 2.4: Greater Fairgrounds Neighborhood).  
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Figure 2.4: Greater Fairgrounds Neighborhood 

 

 

Population and Housing 

The Fairgrounds is located in the relative geographic center of the City of San Jose, approximately 

3.5 miles south of downtown San Jose. San Jose is the largest city in the San Francisco Bay area and 

the third largest city in California (see Figure 1.5: Regional Context – Section I: Introduction). It has 

experienced substantial growth over the past few decades, adding more than 500,000 residents 

between 1970 and 2010, more than doubling its 1970 population. 

According to California Department of Finance estimates for 2014, San Jose has a population of 

1,000,536 persons. As of 2014, the City of San José has approximately 323,203 households with an 

average of 3.18 persons per household1 and 505,571 persons in the workforce (which is an average 

of 1.56 employed residents per household.2  

Currently, there are no people or houses permanently located on the Fairgrounds site that would be 

displaced by redevelopment activities, other than the short-term RV area. Impacts from 

                                                           
1 California Department of Finance Table 2: E-5 City/County Population and Housing Estimates.  January 1, 2014.  

Available at: http://www.dof.ca.gov/research/demographic/reports/estimates/e-5/2011-20/view.php.  Accessed 

August 11, 2014. 
2 U.S. Census.  2008-2012 American Community Survey 5-Year Estimates.  2012.  Available at:  

http://factfinder2.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=DEC_10_DP_DPDP1&prodType

=table   Accessed August, 2014.      

http://www.dof.ca.gov/research/demographic/reports/estimates/e-5/2011-20/view.php
http://factfinder2.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=DEC_10_DP_DPDP1&prodType=table
http://factfinder2.census.gov/faces/tableservices/jsf/pages/productview.xhtml?pid=DEC_10_DP_DPDP1&prodType=table
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redevelopment of the site to population growth in the area would be dependent on the type of 

development proposed.  

The following key points regarding population are described more fully in Appendix I: Existing 

Economic Conditions. 

 The Greater Fairgrounds Neighborhood is generally a younger population, consisting of more 

families and a higher proportion of renters than the City of San Jose and Santa Clara County as a 

whole.  

 The Greater Fairgrounds Neighborhood has a higher proportion of Hispanic and Asian residents 

than the City and County.  

 Household incomes in the Greater Fairgrounds Neighborhood are notably lower than in the City 

and County. The Greater Fairgrounds has a median income of $60,105, compared with $79,447 

for the City of San Jose and $87,648 in Santa Clara County. 

 Workforce educational attainment in the Greater Fairgrounds Neighborhood is notably lower 

than in the City and County.  

 There are approximately 21,050 jobs located in the Greater Fairgrounds Neighborhood, the 

majority of which are focused in the construction, manufacturing, retail, and transportation and 

warehousing industry sectors.  

 There are approximately 28,150 employed residents living in the Greater Fairgrounds 

Neighborhood, the majority of whom are employed in manufacturing, retail, health care and 

social assistance, as well as professional, scientific and technical services.  

Market Context  

The City of San Jose and the Silicon Valley Region as a whole has experienced rapid growth in terms 

of population and jobs over the past few decades. However, since 2000, the Greater Fairgrounds 

Neighborhood has outpaced the City of San Jose and Santa Clara County in population and 

household growth (see Appendix I, Table 1). Although the Greater Fairgrounds Neighborhood has 

experienced a 12 percent increase in median household income over that same period, income 

growth has lagged behind both the City of San Jose (13 percent) and Santa Clara County (18 

percent). 

The following key points regarding market context are described more fully in Appendix I. 

 Aside from The Plant, the retail power center at the corner of Curtner Avenue and Monterey 

Highway, there are no other existing large commercial developments in the immediate 

proximity of the Fairgrounds.  

 Large existing office development in the City of San Jose is primarily located in either Downtown 

San Jose, within the “Golden Triangle,” or within the Edenvale area located to the south of the 

Fairgrounds. The Golden Triangle refers to the area bounded by Highways 101, 237 and 880 in 

the northern portion of San Jose and the eastern portion of Sunnyvale. The Edenvale area of San 
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Jose is located in the southeastern portion of the City and contains a substantial amount of 

office and industrial uses.  

 The City of San Jose’s commercial and residential apartment pipeline is similarly focused in the 

downtown area and North San Jose. 

II. FAIRGROUNDS FACILITIES 

The paragraphs below summarize existing operations at the Fairgrounds, including management 

structure, and information on existing facilities and activities gathered to date.  

A. Existing Facilities 

Fairgrounds facilities consist of approximately 167,000 square feet of indoor building space, 20 acres 

of lawn and paved outdoor spaces, and 40 acres of parking (see Figures 2.5: Site Uses and 2.6: 

Fairgrounds Map). 

The primary Fairgrounds venues, including the concert arena and a complex of six event halls, are 

concentrated in the northern portion of the site adjacent to Tully Road. Main entrances to the 

Fairgrounds (Gates A, B, and C) are likewise located along Tully Road. Gate D provides access from 

Monterey Road into the Paintball, RV Lot, Auto Auction, and other destinations within the middle 

portion of the site, while Gates E and F provide access from Umbarger Road into the southern areas. 

Figure 2.5: Site Uses 
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Figure 2.6: Fairgrounds Map 

 
Source: TheFairgrounds.org 

 

Outdoor Facilities 

In addition to the buildings described below, the Fairgrounds includes outdoor event-related 

facilities including an outdoor arena and a complex of six event halls in the northern portion of the 

site adjacent to Tully Road, an animal storage area in the central eastern portion of the site, a 

motocross course in the approximate center of the site, and a paintball/laser tag facility in the 

central western portion of the site. The site also has open areas not designated for a specific use 

(see Table 2.1: Primary Outdoor Areas).  

Most of the landscaping on the Fairgrounds property, including 70 mature landscaping trees, is 

located in the northern portion of the site in the areas surrounding the event halls.  

Three main axes provide orientation and circulation within the Fairgrounds. The north-south 

Esplanade serves as the main processional route, while Fiesta Lane and the Promenade serve for 

east-west circulation (see Figure 2.7: Core Area). A well maintained but aging tree grove behind the 

Pavilion Hall provides shade and biodiversity (see Figure 2.28 Tree Grove). A lawn area between the 

Fiesta Hall and the Arena is used for children performances.  
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Figure 2.7: Core Area 
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Table 2.1: Primary Outdoor Areas  

Outdoor Use Area Approx. 
Acres* 

    

4H Parking 4.3 

Horse Arena 11.0 

Temporary Construction Staging Area 20.0 

Trees Sale Lot 4.5 

Auto Auction 15.0 

Laser Tag & Paintball 8.0 

Event Parking 5.3 

Motor cross 9.0 

RV Parking 3.0 

Amphitheater 3.0 

Grounds for Children Performances 2.0 

Gathering area outside the Cafeteria 1.0 

Promenade 3.3 

Esplanade 3.3 

Fiesta Procession Lane & Tree Grove 3.0 

Parking Lot Behind Fiesta Hall 2.0 

RV Storage 2.0 

Train Storage 2.0 

Main Entrance Plaza 2.0 

Farmer’s Market/Parking Lot 13.0 

*Note: Measurements were approximated using Google Earth 

polygon measure tool 

 

Building Facilities 

The Fairgrounds buildings include six event halls and the arena, as described below (see Figure 2.8: 

Building Facilities and Table 2.2: Summary of Existing Buildings). 

In general, the building facilities at the Fairgrounds are in a deteriorated condition and remain un-

renovated3. Outdated building designs, including insufficient size and awkward shape, as well as 

inefficient site layout, affect the potential for competing with other trade and convention venues or 

attracting large crowds and customers.  

                                                           
3County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999.  
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Figure 2.8: Building Facilities 

 

 

Table 2.2: Summary of Existing Buildings 
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 Exposition Hall is 45,000 square feet and has a maximum capacity of 4,850, or 3,000 dining.  The 

ceiling height is 29.5 feet.  In addition to the main room, the building has office space, green 

rooms, and a sports bar.  Recommended uses for this facility include trade and home shows, 

concerts and performances, and large public and private gatherings. 

 Pavilion Hall is 33,042 square feet and has a maximum capacity of 3,000, or 2,200 dining.  The 

ceiling height is 18 feet.  In addition to the main room, the building has office space, a 60 foot x 

80 foot dance floor and a 10,000 square feet patio.  Recommended uses for this facility include 

trade and home shows, concerts and performances, pet shows, collectible shows, sales, and 

retirement parties. 

 Gateway Hall is 20,000 square feet and has a maximum capacity of 2,100 or 1,258 dining.  The 

ceiling height is 12 feet.  In addition to the main room, the building has office space, and a box 

office ticket window.  Recommended uses for this facility include corporate and group meetings, 

educational and training classes, and large parties. 

 Fiesta Hall is 10,000 square feet and has a maximum capacity of 1,000, or 424 in a dining setup.  

The ceiling height is 18 feet.  Recommended uses for this facility include Quinceañeras, 

receptions, and bridal showers. 

 The Cafeteria is 2,700 square feet and has a maximum capacity of 150, or 100 dining.  The 

ceiling height is 9 ½ feet.  In addition to the main room, this building has a 470 square feet patio.  

Recommended uses for this facility include small family parties, and Christenings.   

 Town Hall is 2,700 square feet and has a maximum capacity of 150, or 100 dining.  The ceiling 

height is 11 feet.  In addition to the main room, this building has a 470 square feet patio.  

Recommended uses for this facility include bridal showers and birthday parties. 

 The Arena, is an outdoor venue with seating for 5,500 people and includes a 3,000 square feet 

event floor.  The Arena is adjacent to the Fairgrounds parking area and also has ticket booths.  

Recommended uses for the Arena include concerts, rodeos, motorsport events, religious 

gatherings and revivals, equestrian events, and graduations. 

 

B. Facilities Assessment 

Pavilion Hall  

The Pavilion structure was constructed in 1961 as part of the fairgrounds complex as a multi-use 

pavilion structure. The original “L” shaped plan remains unchanged to the present. The “Patio” 

portion of the building appears to be a later addition. See Figure 2.9 and Figure 2.10 below.  
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Figure 2.9: Pavilion Hall Exterior and Interior 

 

Figure 2.10: Pavilion Hall Floor Plan 

 

Source: TheFairgrounds.org 

 

Architecture: This building was created as an exhibition pavilion, and like many buildings of the 

1960’s, has its stylistic roots in the International Style that was both popular and seen as 
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progressive, including prominent American architect Edward Durrell Stone’s USA Pavilion at Expo 58 

in Brussels, Belgium and U.S. Embassy building in New Delhi, India in 1959. The basic building 

organization is as an “L”, with one long leg fronting along the Fairgrounds Esplanade and the other 

long leg helping to create an alley between the Pavilion and the grandstands of the former 

racetrack, now the area used for carnival rides during fair events. The public space of the building is 

simple, open and designed to be flexible to hold a number of different types of events, and is 

supported on the interior portion of the “L” plan by a support core that includes restrooms, 

concessions, and a mezzanine with mechanical and other support spaces. The western side of the 

Pavilion supports service delivery of large objects directly into the main hall area through a single 

large coiling steel door.  

Exterior Finishes: The exterior of the building is primarily painted steel, concrete and masonry. The 

painted concrete is in fair condition, and the painted steel and masonry has notable peeling and 

chipping that is exposing the underlying material to the elements and causing the loggia framing to 

rust in many locations. The roof appears to be a simple low-slope built up roof with perimeter 

drainage at the exterior walls. Evidence of water ponding on the roof near drain areas is seen in 

aerial photograph review, indicating potential issues with drainage and/or lack of proper overflow 

drains. 

Interior finishes: The interior of the public space is primarily painted concrete and an exposed 

painted concrete floor. The concrete floor slab coating is showing signs of wear in numerous 

locations. A portion of the concrete floor slab is depressed to allow for a flush transition to a wood 

strip floor to be used for dancing and other events.  The wood floor has received the same coating 

as the concrete floor, and shows significant signs of wear and failure. The public space ceiling is 

comprised of 12x12 glue up ceiling tiles that appear to be original. Some walls have surface-

mounted acoustic panels to assist with sound attenuation.  

Restroom finishes are limited to ceramic wall tile that appears to be original and a monolithic floor 

coating that is the same as in the public space. The floor coating in the restrooms has numerous 

failure locations. 

Structure: The building appears to be a concrete structure, likely tilt-up, with perimeter steel and 

masonry screening elements that create an exterior loggia that wraps the building. The lack of 

interior columns indicates a long-span roof structure with spans of approximately 100’. Given the 

distance and the lack of heavy mechanical equipment on the roof, it is expected that the long spans 

are achieved by pre-engineered metal trusses. The roof structure supports a ceiling system that 

includes drywall and 12x12 tiles, as well as surface mounted fluorescent lighting fixtures and HVAC 

equipment. The adjacent and attached patio structure is a wood framed flat roof supported by 

tubular steel columns. 

The loggia screen is supported by wide-flange columns and beams, which support and constrain the 

precast perforated masonry screen elements that comprise the majority of the façade. Supporting 
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opaque areas of the screen appear to be faced with cementitious plaster in some locations and 

white ceramic tile at corner bays. It assumed, based on experience with similar masonry screens on 

other structures, that the precast masonry units are unreinforced and therefore susceptible to 

failure under seismic forces, especially out of plane forces. The steel members of the loggia have no 

visible cross bracing, leaving it vulnerable to racking during seismic activity. It is not anticipated that 

the infill masonry will provide any meaningful seismic resistance to the racking of the primary loggia 

frame during an earthquake. 

Historically, structures like the Pavilion that have massive exterior walls and lightweight roofs are 

prone to seismic failure at the connection points between the roof and the wall. Additionally, the 

asymmetric layout of the building itself with its “L” configuration concentrates seismic stresses at 

the interior corner of the “L” which can overload the wall to roof and wall to wall connections in this 

area. The extent of structural deficiencies cannot be determined without significant analytical 

analysis, but it is assumed based on the date of construction and the visual observation that the 

structure does not comply with current building codes.  

Mechanical: Two ground-mounted air cooled chillers are located in a mechanical yard on the north 

side of the structure and provide the cooling to facility. It appears that the cooling system may not 

be part of the original construction, but rather an expansion of the original heating system, due to 

the location of the chillers themselves and exterior routing of chilled water supply and return lines, 

including over the patio area roof which is not believed to be original. This is supported by satellite 

photo analysis that indicates that the chillers were installed in 2008. The original HVAC distribution 

system continues to be used to the present. Conditioned air is supplied overhead through ceiling 

diffusers and air is returned through wall grilles directly into mechanical spaces in the mezzanine 

area within the building’s support core.  

Plumbing: Plumbing is centered within the building core support zone on the interior of the “L”, 

including large public restrooms and limited concessions areas. The restrooms themselves generally 

appear to date from the original construction, with limited modifications made over time to improve 

accessibility.  

Electrical /Lighting: There is limited exterior lighting, primarily in the form of modified “cobra-head” 

streetscape fixtures that have been mounted along the top of the loggia screen wall along the 

eastern façade that faces the Esplanade. There is no lighting in the loggia itself. Interior lighting in 

public spaces is accomplished via large surface mounted fluorescent fixtures. The interior light 

scheme was originally supplemented by an extensive system of track-style lighting. There are 

currently no lighting fixtures that are utilizing the track system. From observation, it appears that 

supplemental lighting needs are currently being addressed via floor and wall-mounted convenience 

power locations. Convenience power is primarily located around the perimeter at columns and at 

selected floor boxes in the middle of the public area. 
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Life Safety: The building is equipped with a fire sprinkler system and illuminated exit signage above 

doors. Wall-mounted fire extinguishers are located and signed along interior walls. The public 

spaces are served by a limited amount of wall-mounted emergency lighting “bug eye” fixtures with 

internal battery backup, and no emergency power generator or lighting inverter was observed. No 

fire alarm control panel, pull stations, horn-strobe units or other fire alarm devices were observed. 

Exterior exit doors from the public main hall are numerous and well-distributed around the building 

perimeter and are equipped with panic hardware. 

Accessibility: This building was constructed prior to the enactment of accessibility codes. 

Accessibility upgrades have been performed in the public restrooms, but those upgrades have since 

been superseded by current ADA standards for lavatories, urinals and accessible water closets and 

their associated compartments. The grade change from the Esplanade is accommodated only by 

stairs and not an accessible ramp to allow the public into the building through the “main entry”. 

Some of the other entry points to the building are at grade. Existing rollup concession windows 

provide limited opportunity for accessible access via “side approach”, as there is no available knee 

clearance for front approach.  

Hazardous Materials: It is not known if a hazardous materials survey and abatement has been done 

for this building as part of a previous study. Based on the age of construction and materials 

observed in the building, if the building has not been previously abated then it would be common to 

expect there to be lead paint in various locations within the building, including metal doors and door 

frames as well as exposed exterior columns like those in the loggia. It would also be common to 

expect to find asbestos in the mastic of the glue up ceiling tiles and any floor tiles in support spaces 

as well as the sheetrock joint compound in support spaces and above the ceiling. If there is spray-on 

fireproofing above the ceiling, this is another area where asbestos would be expected to be 

encountered, as well as potentially in the built-up roofing material.  

Summary Bullets: 

 Structure – significant anticipated seismic deficiencies between roof-wall and wall-wall 
connections and in loggia screen construction.  

 Mechanical – New air conditioning system using original distribution system. 

 Plumbing – original system, likely nearing end of life 

 Electrical/Lighting – Limited exterior lighting for safety, inflexible interior lighting system, 
limited points of connection and capacity for convenience power within the Main Hall 

 Life Safety – Fire sprinkler system installed, no fire alarm system.  

 Accessibility – Restrooms and public spaces are not fully compliant with current standards. 
Exterior access to main entry doors is only via stairs. None of the buildings have concourses 
sufficient for the building populations and up to modern standards. 

 Hazardous materials – anticipated due to age of building. Likely to be extensive. 
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Exposition, Gateway, and Fiesta Hall Structures 

The Exposition, Fiesta and Gateway Hall structures were all constructed as parts of the original 1940 

master plan for the fairgrounds complex. All of these structures were completed by 1972, the first to 

completion was the Exposition Hall which was finished in 1952. The next to be competed was the 

Fiesta Hall in 1961, its original use was to facilitate youth activities. The plans remain unchanged 

from the original for all three buildings. See images on Figures 2.11 - 2.16 below. 

Figure 2.11: Exposition Hall 

 

Figure 2.12: Exposition Hall Floor Plan 

  
Source: TheFairgrounds.org 
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Figure 2.13: Gateway Hall 

 

 

Figure 2.14: Gateway Hall Floor Plan 

 
Source: TheFairgrounds.org 
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Figure 2.15: Fiesta Hall 

 

Figure 2.16: Fiesta Hall Floor Plan 

 

Source: TheFairgrounds.org 
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Exterior Finishes: The exterior of the Fiesta and Gateway halls are primarily tilt up concrete. The 

rock aggregate textured concrete of the Fiesta Hall is in fair condition. The exterior of the exposition 

hall is primarily masonry, with wood shingling in the above and below the gates of the stables.  For 

both the Exposition and Gateway hall there is moderate chipping and peeling for the painted 

exterior surfaces, exposing the underlying material to the elements. The Fiesta and Gateway halls 

appear to have simple low-slope built up roofs with perimeter drainage. Satellite imagery shows 

evidence of pooling on the edges of the gateway hall roof which indicates the locations for drainage 

spouts may be inadequate for this structure. The exposition hall has a composition roof that is much 

larger roof with adequate slope.   

Interior Finishes: The flooring for the public areas within these structures is mostly exposed 

polished concrete. The concrete floor slab coating is showing signs of wear in numerous locations 

notably at the main entrances and at other points of egress on the sides. The ceilings are primarily 

acoustic tile above exposed rafters with the exception the entire Fiesta Hall and the side bay ceilings 

of the Exposition Hall, these are painted wood deck. Due to the suspended mechanics there are 

acoustic tiles with significant damage disbursed throughout the gateway hall ceiling. These may be 

locations were tile replacement is difficult or impossible without complete removal of ceiling 

mounted equipment. 

Restroom finishes are limited to original ceramic tile for walls and floors. For the Fiesta hall, 

restroom floors appear to be also original but monolithic similar to the main hall. The floor coatings 

here have numerous failure locations. The ceilings in the bathrooms are the original gypsum board, 

with wood deck for the Expo Hall. 

Structure: For the Fiesta and Gateway Halls the armature is comprised of concrete walls, likely tilt-

up. The roof support for these buildings is integrated into the tilt-up system as site cast columns 

inset into the exterior walls. The roof support columns are free standing on the ends of the structure 

for both the Fiesta and Gateway Halls. These columns collect the load transferred from the roof via 

wooden girders that span the width of the halls. The girders cantilever past the front and back walls 

of the hall and support the roof overhangs on all sides for both buildings. These are roof structures 

that support lighting fixtures and fire suppression equipment. In the Gateway hall, the roof structure 

supports the additional weight of PA speakers and area heaters. The roof for the expo hall 

comprises arching concrete girders that span the width of the main hall’s central bay. 

Historically, structures like both the Fiesta and Gateway Halls which consist of massive exterior walls 

and lightweight roofs are prone to seismic failure at the connection points between the roof and the 

wall. The extent of structural deficiencies cannot be determined without significant analytical 

analysis, but it is assumed based on the date of construction, and visual observation, that these 

structures do not comply with current building codes. 
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Mechanical: The Fiesta and Gateway Halls do not have an active cooling system. These halls are 

cooled by roof mounted exhaust fans that circulate cool air in from the outside at door level while 

pushing out hotter air though the top. The Exposition Hall has an active cooling system comprised of 

two units each at the terminus of long ducts that extend down the length of the hall. The cooling 

equipment for this building is in new condition.   

Heating equipment for the Fiesta Hall is housed in cores above the restrooms, which are at both 

ends hot air is supplied to the space through 24 diffusers. In the gateway hall there are electric 

heaters attached to the ceiling, each separated at 24’ intervals.   

Plumbing: Plumbing is concentrated at both ends main hall for both the Exposition and Fiesta Halls, 

and in a corner of the Gateway Hall. The restrooms themselves generally appear to date from the 

original construction for each building, with limited modifications made over time to improve 

accessibility. 

Electrical /Lighting: There is ample exterior lighting for both the Fiesta and Gateway halls, primarily 

in the form of modified fluorescent fixtures that have been mounted under the cantilevered roof on 

all sides. Interior lighting in public spaces is accomplished via large fluorescent fixtures, these are 

ceiling mounted in the Fiesta Hall, and suspended from the girders in the gateway hall. The 

exposition hall is illuminated by large ceiling mounted flood lamps that are in new condition. 

Convenience power is located around the perimeter for each building 

Life Safety: Each building is equipped with a fire sprinkler system and illuminated exit signage above 

doors. Wall-mounted fire extinguishers are located and signed along interior walls. The public 

spaces are served by a limited amount of wall-mounted emergency lighting “bug eye” fixtures with 

internal battery backup, and no emergency power generator or lighting inverter was observed.  No 

fire alarm control panel, pull stations, horn-strobe units or other fire alarm devices were observed. 

Exterior exit doors from the main halls are numerous and distributed around the building perimeter 

at the corners and are equipped with panic hardware. 

Accessibility: These halls were constructed prior to the enactment of accessibility codes. 

Accessibility upgrades have not been performed in the restrooms, urinals, accessible water closets 

and their associated compartments. Grade changes to each entrance of the Fiesta hall are facilitated 

only by stair, these options are not compliant for ADA egress standards. 

Hazardous Materials: It is not known if a hazardous materials survey and abatement has been done 

for any of these buildings as part of a previous study. Based on the age of construction and materials 

observed in the buildings, if the building has not been previously abated then it would be common 

to expect there to be lead paint in various locations, including metal doors and door frames as well 

as exposed exterior columns. If there is spray-on fireproofing above the ceiling, this would be an 

area where asbestos would be expected to be encountered, as well as potentially in the built-up 

roofing material for the Fiesta and Gateway Halls. 
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Summary Bullets: 

 Structure – significant anticipated seismic deficiencies between roof-wall and wall-wall 
connections for Fiesta and Gateway Halls.  

 Mechanical – New air conditioning system using original distribution system for Exposition 
Hall. 

 Plumbing – original system, likely nearing end of life for each building 

 Electrical/Lighting – Limited exterior lighting for safety, inflexible interior lighting system, 
limited points of connection and capacity for convenience power within the Main Halls 

 Life Safety – Fire sprinkler system installed in each building, no fire alarm system.  

 Accessibility – Restrooms and public spaces are not fully compliant with current standards. 
Exterior access to main entry doors is only via stairs at Fiesta Hall. 

 Hazardous materials – anticipated due to age of buildings. Likely to be extensive.   
 

III. SITE CHARACTER 

This subsection describes the physical and cultural character of the Fairgrounds site. Additional 

information on environmental factors such as noise, air quality, and hazardous materials is provided 

in Appendix IV: Environmental Conditions.  

The information below provides a general level of detail, as appropriate for the conceptual nature of 

options to be prepared as part of the County's visioning process. More detailed environmental 

analyses will be undertaken for specific project alternatives that may be developed in the future, as 

required under the provisions of the California Environmental Quality Act (CEQA). 

In summary, based on preliminary review of existing information: 

 The Fairgrounds is an infill site surrounded by a mix of uses, including sensitive uses such as 

housing and schools.  

 There are some toxic air contaminant generators in the vicinity, at a level to be expected for an 

urbanized location.  

 Traffic and available roadway capacity are constrained in the vicinity of the site.  

 There is potential for historic structures on-site.  

 Future construction disturbance (dust, noise and disturbance to neighbors) will need to be 

addressed during the environmental analysis phase. 

A. Visual & Aesthetic Features 

The Fairgrounds property is generally flat. Views of the Fairgrounds property from public vantage 

points in the area are limited and often screened by buildings, fences, and vegetation. Typically, 

sections of the Fairgrounds property can be seen from areas along adjacent roadways (see Figures 

2.20 – 2.22: Site Photos).  
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As described above, the Fairgrounds is located within an urbanized district with a variety of land 

uses (see Figure 2.3: Community Character). To the north, commercial and industrial development is 

characterized by one- and two-story buildings and associated parking lots and storage structures. 

Nearby residential development includes mixed densities, with single-family and multi-family 

development of one- and two-story buildings, and mobile home neighborhoods. Industrial 

development to the east and south is generally characterized by large one- and two-story 

warehouse and industrial office buildings. Small one-story automotive businesses are located 

adjacent to the south side of Umbarger Road. 

West of the Fairgrounds property is a landscaping business and other commercial development. 

Further west of Monterey Road lies the open, green areas of Oak Hill Memorial Park cemetery and 

additional residential development, including a two-story multi-family development and a mobile 

home neighborhood. The Fairgrounds abuts the southern and western borders of Franklin McKinley 

Elementary School, with its larger scale institutional buildings (see above Figures 2.2: Adjoining Uses, 

and Figure 2.5: Site Uses). 

 

Figure 2.17: Event Parking Looking East towards Senior Housing 
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Figure 2.18: Gate D/Western Entrance 

 

Figure 2.19: Gate E/Southern Entrance 
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Figure 2.20: Gate F/Southern Entrance Looking North 

 

 

B. Cultural Features 

This section provides a summary of the historic and archaeological features of the Fairgrounds. A 

more full description is provided in Appendix III: Memo Regarding Historical Findings. 

Historic Resources 

Although the Exposition Hall was constructed in 1952, a prior review of the building found that the 

structure does not possess the integrity, architectural significance or historical associations to meet 

the criteria for eligibility for the National Register.4  The Pavilion Hall was constructed in 1960, the 

Administration Building was constructed in 1962, and the Gateway Hall and Fiesta Hall were 

constructed in the late 1960’s to early 1970’s. The arch that marks the main pedestrian entrance 

onto the Fairgrounds was constructed in 1956.5 Several structures on the site are considered or may 

soon be considered potentially historic in age. Prior to future redevelopment of the site, the age of 

                                                           
4 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
5 County of Santa Clara.  Chronology and Annotated Bibliography of Fairground Revitalization Initiatives.  Revised 

July 2013.  Available at:  

http://www.sccgov.org/sites/faf/cp/mp/fg/Documents/Chronology%20of%20Fairgrounds%201800%20-

%202013%20Rvsd%20v10.pdf.  Accessed October 3, 2014.    

 

http://www.sccgov.org/sites/faf/cp/mp/fg/Documents/Chronology%20of%20Fairgrounds%201800%20-%202013%20Rvsd%20v10.pdf
http://www.sccgov.org/sites/faf/cp/mp/fg/Documents/Chronology%20of%20Fairgrounds%201800%20-%202013%20Rvsd%20v10.pdf
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all structures which may be affected by redevelopment activities must be evaluated. Any structure 

over 50 years in age will need to be evaluated for eligibility for listing on the local, State and/or 

National Registers.  

Figure 2.21: Historical View (1920) 

 

Source: History San Jose. 

Figure 2.22: Historical View (1941) 

 

Source: History San Jose. 
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Figure 2.23: Historical View (1950) 

 

Source: History San Jose. 

 

Archaeological Resources 

The Fairgrounds are located on level terrain between hills and Coyote Creek, which is an 

environmental setting where Native American archaeological sites in Santa Clara County have been 

found. The soils found near Coyote Creek, approximately one mile east of the Fairgrounds, are 

known to have contained aboriginal artifacts and skeletal remains of Costanoan Indians.   

Historical maps and literature identify roads as well as several buildings along Monterey Highway 

and Tully Road, both adjacent to and within the Fairground boundaries, dating from as early as 

1884. The presence of historic roads and structures adjacent to and within the Fairground 

boundaries may indicate potential for historic archaeological resources which could yield important 

historical information.  Historic archaeological resources may include, but are not limited to, stone 

or adobe foundations or walls, structures and remains with square nails, and/or refuse deposits such 

as old wells and privies.6 

                                                           
6 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
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In summary, no recorded prehistoric or historic archaeological sites have been identified on the 

Fairgrounds. However, the Northwest Information Center has concluded that there is a high 

potential for Native American sites within the area.  A 1999 review of records concluded that there 

is a high possibility of identifying historical cultural resources on the site due to known historical 

land uses adjacent to and within the Fairground boundaries. 7 

C. Environmental Features 

This section summarizes the environmental characteristics of the Fairgrounds site. Additional 

information is provided in Appendix IV: Environmental Conditions. 

Physical Conditions 

The Bay Area has a subtropical Mediterranean climate, offering significant opportunity for year-

round outdoor activities. The daily average temperatures in the City of San Jose range from 50F in 

the winter to about 70F in the summer. For the majority of the year the prevailing winds are from 

the north-west and north. In the winter there are also significant south-easterly winds.  

The Fairgrounds site slopes gently from the south-western corner of the site (el. 140 ft.) to the 

lowest point (+120 ft.) in the north-eastern corner of the Fairgrounds, a slope of about  6% (see 

Figure 2.24: Site Topography). The natural topography has been modified by a variety of uses; for 

example, the motocross venue includes a variety of constructed mounds and berms (see Figure 2.25 

– 2.29: Site Photos). 

An area between the 4K parking and Horse Arena often becomes flooded during rain events due to 

the variations in the topography. Site grading is currently underway in this area in order to 

remediate the flooding problem. 

                                                           
7 Ibid. 
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Figure 2.24: Site Topography 

 

Figure 2.25: Overflow Parking and Storage Area 
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Figure 2.26: Motocross Area 

 

 

Figure 2.27: Near Motocross Area Looking East 
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While the native underlying soils on the site are fertile in their undisturbed state, the site has not 

been used for agricultural purposes for over fifty years and is surrounded by industrial, commercial, 

and residential uses. Appendix IV provides additional information on soils. 

Biological Resources 

The Fairgrounds are designated as Golf Courses/Urban Parks and Urban-Suburban in the Santa Clara 

Valley Habitat Conservation Plan (HCP). The site is in Urban Fee Zone B (Agricultural and Valley Floor 

Lands) and will be required to pay appropriate fees at the time of future development. The HCP 

does not identify the site as supporting sensitive habitat, or protected plant and animal species.8  

Pursuant to the HCP, no site-specific biological surveys are required, but any future project would be 

required to pay nitrogen deposition fees commensurate with the net increase in daily traffic 

associated with the project. With the payment of applicable fees, the redevelopment of the 

Fairgrounds site will not conflict with the HCP.  

There is no area on the Fairgrounds that is mapped as a current or historical wetlands site.9 

Figure 2.28:  Tree Grove 

 

                                                           
8 Habitat Agency.  Habitat Conservation Plan Geobrowser.  Available at:  http://www.hcpmaps.com/habitat/. 

Accessed October 6, 2014. 
9 United States Department of Fish and Wildlife.  http://www.fws.gov/wetlands/Data/Mapper.html  

http://www.hcpmaps.com/habitat/
http://www.fws.gov/wetlands/Data/Mapper.html
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Figure 2.29: Mature Oak Trees Behind Expo Hall 

 

Figure 2.30: Swale along Eastern Edge 
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IV. TRANSPORTATION & PARKING 

This chapter addresses transportation issues including regional roadways and transit, site area 

vehicular and pedestrian/bicycle circulation, and parking facilities and conditions. 

Traffic conditions are evaluated using level of service (LOS).10 Level of service is a qualitative 

description of operating conditions ranging from LOS A, or free-flow conditions with little or no 

delay, to LOS F, or jammed conditions with excessive delays.  

A. Regional Transportation & Mobility Overview 

Background and Regulatory Context 

The Fairgrounds site is situated near the geographic center of San Jose, between California Highway 

87 and US-101. Monterey Road/South 1st St provides a direct route to Downtown San Jose. Curtner 

Avenue/Tully Road provides access to Highways 87 and 101, thereby linking the site via the regional 

freeway network to peninsula destinations, Oakland and Berkeley to the north, and south to the 

Central Valley (see Figure 2.31 Road Network)  

Figure 2.31: Road Network 

 

Source: Google Maps 

                                                           
10 The State and the Santa Clara Valley Transportation Authority (VTA) are currently in the process of revising the methodology 

and thresholds under CEQA for traffic analyses to be based on vehicle miles traveled (VMT) rather than LOS.  Depending upon 

the ultimate timing of the environmental review for a future development proposal, it is likely that analysis of VMT, in addition 

to LOS, will be required. 



Santa Clara County Fairgrounds             Section II: Existing Conditions DRAFT FINAL 
San Jose, California                        August 31, 2015 

 

 

42 

 

The following regional planning agencies and ongoing development projects have guided the 

development of the transportation system around the Fairgrounds site and will continue to 

influence the system going forward: 

San Jose Envision 2040 General Plan: The General Plan is a comprehensive road map that guides 

land use and infrastructure growth within the City through 2040. The General Plan’s transportation 

element identifies the functional classification of the city’s roadway, transit, bicycle and pedestrian 

network and provides guidance on design and implementation. Monterey Road has been designated 

by the city as a “Grand Boulevard,” which indicates its function as a major transportation corridor. 

The City’s Grand Boulevards prioritize transit over other travel modes and are intended to feature 

enhanced landscaping, distinctive and attractive lighting, and identification banners. The remaining 

streets surrounding the site have been identified in the plan as “City Connector Streets,” which 

prioritize all travel modes equally. 

Valley Transportation Plan 2040 (VTP 2040): The Valley Transportation Plan 2040, which is currently 

under development by the Santa Clara Valley Transportation Authority (VTA), provides a long-range 

vision for the transportation system in Santa Clara County. VTA is responsible for providing local 

public transit service, congestion management, countywide transportation planning and programs, 

and administers the Santa Clara County’s regional transportation sales tax measures. The VTP 2040 

identifies a list of highway, local street network, transit, pedestrian, and bicycle projects for the 

County and prioritizes them. It also provides cost estimates and recommendations for 

implementation. In the vicinity of the Fairgrounds site, the plan recommends a few small capital 

projects to improve signal timing and progression along Monterey Road. 

Communications Hill Specific Plan: The Communications Hill Specific Plan area comprises 

approximately 900 acres of land south of Curtner Ave and east of Highway 87. The buildout of the 

Specific Plan will consist of approximately 2,300 residential units and over 60,000 square feet of 

commercial/retail uses. The Specific Plan’s Environmental Impact Report (EIR) has identified a series 

of transportation mitigation measures that are required with the buildout of the development. 

These measures include the widening of portions of Curtner Avenue and improvements to several 

intersections near Highway 87 and the Almaden Expressway. 

Roadways and Congestion 

The site’s location relative to the highway network provides convenient access to significant regional 

population centers. The regional highway network can be very congested and experience significant 

delays as previously discussed. Traffic conditions are typically evaluated using level of service (LOS) 

measures. Level of service is a qualitative description of driving operating conditions ranging from 

LOS A, or free-flow conditions with little or no delay, to LOS F, or heavily congested conditions with 

excessive delays.  The methodology for estimating LOS is published in the Highway Capacity Manual 

(Transportation Research Board, 2000).  
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Figure 2.32: Regional Roadway Congestion shows roadway LOS conditions for regional freeways and 

arterial streets on a typical weekday evening based on measured speeds. This figure also shows 

estimated travel times with and without traffic for a number of key destinations from the 

Fairgrounds. 

Traffic conditions near the Fairgrounds are particularly congested in the direction away from 

Downtown San Jose and Silicon Valley, as expected for an evening commute.  The impact on access 

to destinations near the site can be dramatic, more than doubling travel time from the site.  Traffic 

generated by any future development on the Fairgrounds site will affect City of San Jose roadways, 

which has established ‘D’ as the minimum acceptable level of service at signalized intersections. 

Figure 2.32: Regional Roadway Congestion 

     

 Source: 2013 Santa Clara County Congestion Management Plan 

 

Transit 

Figure 2.33: Regional Transit Connections shows the transit system serving the Fairgrounds site. VTA 

operates both light rail (LRT) and bus service throughout the county, and both services are offered 

near the site. LRT service to Curtner Station (at Curtner Ave and Highway 87) operates on a schedule 
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of about 10-15 minutes between trains. The VTA bus network is much more extensive, and both 

local and express bus service is available immediately adjacent to the site.  Bus service quality varies 

by route, but some destinations (such as Downtown San Jose) are served by multiple routes along 

the same roadways, making service to those places more robust.   

In addition to VTA service, Caltrain commuter rail is also located near the site; Capitol Station is 

located south of the site on Monterey Road, approximately 1.2 miles from the Fairgrounds.  Caltrain 

service is fairly limited, with just six trains arriving during weekday commute hours.  Finally, an 

extension of Bay Area Rapid Transit (BART) service is currently under construction to Berryessa 

Station, northeast of Downtown San Jose, with an option to extend service into Downtown itself.  

BART service is not currently planned for extension to close proximity of the Fairgrounds. 

Figure 2.33: Regional Transit Connections 

 

Source: 2013 Santa Clara County Congestion Management Plan 

 

B. Site Transportation & Mobility Context  

The site currently has access from all three streets serving all areas of the fairgrounds. The main 

entrance is located on Tully Road with an overflow parking lot located across the street from the 
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entrance bound by 7th Street, 10th Street and Tully Road. There is a “pork-chop” island located at 

the intersection of Tully Road, Old Tully Road and 7th Street that directs pedestrian and vehicular 

traffic to the site entrance (see Figure 2.34: Main Entrance to Fairgrounds). Umbarger Road is 

currently unimproved with access through gates located along the fence. There is also access along 

Monterey Road with driveway aprons in the existing curb and sidewalk. 

Figure 2.34: Main Entrance to Fairgrounds 

 

 

Roadways that border portions of the Fairgrounds site include Tully Road and Old Tully Road to the 

north, Umbarger Road to the south, and Monterey Road to the east. In the vicinity of the project 

site, Tully Road is an east/west two-way arterial with five vehicle lanes, a concrete median, and 

sidewalks and bike lanes on both sides (see Figure 2.35: Tully Rd.). Old Tully Road branches off of the 

south side of Tully Road. Old Tully Road is an east/west two-lane street with partial bike lanes and 

sidewalks. Umbarger Road is an east/west two-way street with two vehicle lanes and no median, 

sidewalks or bike lanes (see Figure 2.36: Umbarger Rd.). Monterey Road is a north/south two-way 

arterial with six lanes, a vegetated median, and sidewalks and bike lanes on both sides (see Figure 

2.37: Monterey Rd.). Access to the Fairground parking areas are from Tully Road and Monterey 

Road. 
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Figure 2.35: Tully Rd. with a Concrete Median 

 

Figure 2.36: Two Way Umbarger Rd. on the Southern Edge of Fairgrounds  

 

Figure 2.37: Monterey Rd. Western Edge of Fairgrounds 
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Roadways and Congestion 

The local roadway system operates reasonably well on streets surrounding the Fairgrounds. This is 

in contrast to the regional freeway system, which experiences relatively high levels of congestion.  

Figure 2.38: Existing Traffic Conditions shows the existing AM and PM peak hour intersection LOS for 

key gateways around the Fairgrounds site.  Most intersections operate at LOS C or better, with a few 

locations on Curtner Avenue and Tully Road experiencing LOS D conditions. All of these results are 

within the City’s LOS D operating threshold. LOS D represents a condition with modest levels of 

congestion and queuing, but are fairly typical for a fully-developed urban region such as the Bay 

Area. The LOS C and D conditions do not pose any significant constraint or impediment to auto 

access to the Fairgrounds.  

Figure 2.38: Existing Traffic Conditions 

Source: 2013 2014 Communications Hill 2 Project EIR (LOS data) 

 

Traffic conditions on nearby freeway segments vary more than local streets, with some segments 

operating at LOS F during the morning and/or evening peak hours. Table 2.3 provides detail on 

conditions on these nearby segments. 

Transit 

The Fairgrounds site has numerous transit alternatives available nearby, including commuter rail, 

LRT, and bus service (see Figure 2.39: Local Transit Context).  While several rail transit options are 
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available, there are important considerations for their utility to the Fairgrounds. Caltrain commuter 

rail service has a station on Monterey Road one mile from the edge of the site (Capitol Station).  

Unfortunately, service to this station in 2014 is infrequent, with only six trains offered during 

weekday commute hours (three northbound, three southbound) and no weekend service.  Further, 

the station is beyond what is considered a “walkable” 1/2-mile distance from the edge of the site.  

VTA LRT offers significantly better service to the nearest station to the Fairgrounds (Curtner Station), 

operating throughout the day at 10-15 minute headways. However, Curtner Station is also located 

over a mile from the site.  

 

Table 2.3: Existing Levels of Services of Freeway Segments   

Freeway Segment Direction Peak Hour 

Mixed-Flow 
Lanes 

HOV Lane 

LOS 

US 87 

Capitol Expressway to Curtner NB 
AM F F 

PM D A 

Curtner to Almaden Rd NB 
AM F F 

PM D B 

Almaden Rd to Curtner 
SB AM B A 

PM E D 

Curtner to Capitol Expressway 
SB AM C A 

PM D C 

US 101 

Capitol Expressway to Tully Rd 
NB AM F D 

PM C B 

Tully Rd to Story Rd 
NB AM F F 

PM C A 

Story Rd to Tully Rd 
SB AM C A 

PM F D 

Tully Rd to Capitol Expressway 
SB AM C A 

PM F D 

US 280 

SR 87 to 10th St EB 
AM C -- 

PM F -- 

10th St to McLaughlin Ave EB 
AM C -- 

PM D -- 

McLaughlin Ave to US 101 EB 
AM B -- 

PM D -- 

US 101 to McLaughlin Ave WB 
AM F -- 

PM C -- 

McLaughlin Ave to 10th St WB 
AM F -- 

PM D -- 

10th St to SR 87 WB 
AM F -- 

PM D -- 
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VTA bus service is significantly more convenient to the Fairgrounds, with four routes immediately 

adjacent to the site (Routes 26, 66, 68, and 304), and a fifth route within a 1/2 mile walk (Route 73).  

Routes 66, 68, and 304 all run along Monterey Road, and each offers 15-30 minute headways. These 

routes overlap for a portion of their route, allowing destinations such as Downtown San Jose to have 

more frequent service. 

VTA has one of its major bus maintenance yards directly adjacent to the 14-acre Fairgrounds parcel 

on the North side of Tully Road. Its presence impacts on the local roadway system, and offers the 

potential for additional public transit cooperation. 

Beyond the frequency of transit service, the quality of transit amenities varies widely as well. LRT 

and Caltrain customers face stations that are difficult or unsavory to access, with Curtner Station 

accessed under the Highway 87 overpass and Capitol Station accessed only by crossing a seven lane 

arterial roadway.  Some VTA bus stops have proper setbacks from roadways and include shelter and 

seating, but others are simply a sign or bench in the middle of the sidewalk, adjacent to fast-moving 

traffic. Figure 2.40: Local Transit Stop Conditions illustrates examples of the varying transit stop 

conditions near the site. 

Figure 2.39: Local Transit Context 
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Figure 2.40: Local Transit Stop Conditions 

 
 

C. Bicycle and Pedestrian Circulation 

The urban context surrounding the Fairgrounds site provides amenities for both pedestrians and 

cyclists. The site is well-connected to San Jose’s bicycle network, and pedestrian facilities connect 

the site to the immediate street network. Nevertheless, the size and character of the streets, 

sidewalks, and parking-dominated site design make much of the surrounding area feel automobile-

oriented and unwelcoming for people accessing the Fairgrounds site on foot or by bicycle. Figure 

2.41 identifies key bicycle and pedestrian challenges and Figure 2.42 illustrates examples of bicycle 

and pedestrian conditions near the site. 

Bicycle routes are located along major roadways, including Curtner Avenue/Tully Road, Monterey 

Road, 7th Street, and Senter Road. These bicycle facilities consist predominantly of lanes without 

safety buffers from adjacent traffic. Monterey Road north of Curtner has buffered bike lanes. The 

nearby Coyote Creek path includes an off-street bicycle route that connects Tully Road south to 

Capitol Expressway and beyond.  Curtner Avenue/Tully Road, 7th Street, Senter Road, Monterey, 

and the Coyote Creek trail are all considered part of the county bikeway network.  

Pedestrian facilities surrounding the Fairgrounds also vary. Most routes have sidewalks immediately 

adjacent to the roadways, without safety buffers from adjacent traffic. Some routes, such as Old 

Tully Road and Umbarger Road, have discontinuous sidewalks or none at all. In addition, several key 

intersections present challenges to safe crossing, requiring pedestrians to cross 7-8 lanes and over 

120 feet in some instances, such as at the Monterey Road/Tully Road intersection. The Tully/Old 
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Tully/7th Street intersection requires pedestrians walking from Curtner VTA station to cross three 

road segments and two large concrete “islands” before reaching the entrance to the Fairgrounds, a 

distance of over 300 feet. 

Sidewalk, curb and gutter currently exists on Monterey Highway and Old Tully Road. They do not 

exist on the Umbarger Road side of the site, which remains relatively unimproved beyond the edge 

of street asphalt.  

Figure 2.41: Bicycle & Pedestrian Diagram 
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Figure 2.42: Bike & Pedestrian Conditions 

 
 

 

D. Parking 

Dedicated off-street parking at the Fairgrounds events area (e.g, Bingo, off-track betting) is currently 

provided in several large surface lots accessed from Old Tully Road. For other uses on the 

Fairgrounds site that are not related to the events area (e.g, paintball), dedicated off-street parking 

is provided per parking ratios identified in the City’s Municipal Code. 

On-street parking is provided on streets surrounding the Fairgrounds, including Old Tully Road, 

Senter Road, and Umbarger Road. Field observations indicate that parking utilization for typical 

events at the Fairgrounds are not an issue and that there is plenty of available off-street supply.  

For large special events such as the Santa Clara County Fair, there is an estimated 40 acres of 

parking on the Fairgrounds site, which includes the existing surface lots and temporary locations. 

This amount of space would generate approximately 5,000 to 6,000 parking spaces. 
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V. PUBLIC UTILITIES and SERVICES 

A. Utilities 

Water Services 

Water service in the project area is provided by the San José Water Company (SJWC), which is the 

largest private water retailer in the city.  SJWC obtains its potable water supply through 

groundwater, imported treated water, and local surface water (collected and stored in reservoirs), 

with an average of 55 percent purchased from the SCVWD.11  Approximately 53 percent of the 

SCVWD’s water supply is imported water from the Sacramento-San Joaquin Delta. During droughts, 

the SJWC has a Water Shortage Contingency Plan that entails specific actions for prohibiting certain 

uses of water and provides enforcement mechanisms.  

According to the 1999 EIR that was prepared for the site, the main water distribution network 

serving the project site consists of a 6-inch line parallel to Umbarger Road, a 12-inch line parallel to 

Monterey Highway, and 12-inch and 16-inch lines along Tully Road.  The lines serving the interior of 

the site are more than 50 years old.  Recycled-water main lines are located in the central portion of 

the site.  In 1999, the water demand from the Fairgrounds was estimated to be about 0.046 MGD.12 

Recycled water pipelines are located adjacent to the site in Tully Road.13 Figure 2.43: Public Utilities 

at the Fairgrounds below show the location of water lines and other types of utilities. 

Existing water pipes are located on Old Tully Road, Monterey Road and Umbarger Road. From City 

block maps the existing line sizes are as follows: 

 Old Tully Road: 12-inch 

 Monterey Road: 12-inch  

 Umbarger Road: 6-inch 

The site is currently served by a lateral coming off Old Tully Road.  

 

 

                                                           
11 San José Water Company. City of San José 2040 General Plan Water Supply Assessment. 2010. 
12 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
13 City of San José. Recycled Water Pipeline System. July 2011. Available at: 

https://www.sanjoseca.gov/DocumentCenter/View/4692. 
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Figure 2.43: Public Utilities at the Fairgrounds  

 

Wastewater 

The Santa Clara County Sanitary District No. 2-3 (District 2-3) provides wastewater collection 

services in the vicinity of the Fairgrounds site.  District 2-3 maintains a sewage collection and 

transport system, and contracts with the San Jose/Santa Clara Regional Wastewater Facility (Facility) 

for treatment.  In 1999, District 2-3 handled 1.56 million gallons/day (MGD) or 557 million gallons 

(MG) of sewage annually.  District 2-3's contracted capacity allotment from the Facility was 2.27 

MGD leaving an available capacity of approximately 0.71 MGD.  The total wastewater generated 

from the Fairgrounds was estimated at 0.037 MGD or 0.9 MG annually.14 

According to the 1999 EIR that was prepared for the site existing sanitary sewer lines are located Old 

Tully Road, Monterey Road and Umbarger Road. From City block maps the existing line sizes are as 

follows: 

 

                                                           
14 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
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 Old Tully Road: 54-inch, 15-inch, and 10-inch 

 Monterey Road: 54-inch and 15-inch 

 Umbarger Road: 8-inch 

The site is currently served by 6-inch and 8-inch laterals coming off Old Tully Road (see Figure 2.43: 
Public Utilities at the Fairgrounds). 
 

Storm Drainage 

The Fairgrounds site is located within the alluvial plains of the Santa Clara Valley, bounded by the 

Santa Cruz Mountains to the west and the Diablo Range to the east.  The site is in the Coyote Creek 

watershed.  Coyote Creek flows in a northerly direction to the San Francisco Bay.   

The site currently sheet flows from the south west corner towards the north eastern corner. There is 

currently a low area around the north eastern corner of the site with the storm water eventually 

releasing through the main entrance on Old Tully Road. Refer to Figure 2.43: Public Utilities at the 

Fairgrounds.  

A 24-inch Reinforced Concrete Pipe (RCP) runs from the existing Fair Family Picnic Area northwards 

to Tully Road at the main gate.15  According to the 1999 EIR that was prepared for the site, the 24-

inch RCP extends along Tully Road, up to 500 feet east of 10th Street.  A 36-inch RCP runs from this 

point to eventually reach Coyote Creek.  In 1999, the 36-inch line leading to Coyote Creek was at 

capacity, and therefore, may need to be up-sized or replaced to accommodate additional 

development in the area.16 

Dry Utilities-Gas and Electric  

Existing gas and electric lines are located Old Tully Road, and Monterey Road. From City block maps 

the existing gas line sizes are as follows: 

 Old Tully Road: 10-inch 

 Monterey Road: 10-inch 

 The site is currently served by laterals coming off Old Tully Road. 

 

                                                           
15 City of San Jose Department of Public Works.  Stormwater, water, and sanitary sewer maps.  Avaiable at:  

https://cpms.sanjoseca.gov/emap/.  Accessed October 7, 2014.    
16 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 

https://cpms.sanjoseca.gov/emap/
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B. Public Services 

Fire Services 

The Santa Clara County Fire Marshall's Office is responsible for fire prevention services at the 

Fairgrounds.  The Fire Marshall's Office issues special event permits, conducts annual inspections, 

and ensures that Fairground facilities meet County standards for fire protection, water supply, and 

fire department access.17   

In 1977, the Santa Clara County Fire Department contracted with the cities of Campbell, Milpitas, 

San Jose, and Santa Clara to service portions of the Department referred to as "Zone 1".18 The City of 

San Jose Fire Department (SJFD) provides fire services for a majority of the unincorporated areas in 

the eastern part of County Fire areas, including the Fairgrounds.  The SJFD responds to fires, 

hazardous materials spills, and medical emergencies (including injury accidents).  The closest station 

to the Fairgrounds is Station No. 26 located at 528 Tully Road, approximately 0.25 miles east of the 

project site. 

Police Protection Services 

Police protection services for the vicinity around the Fairgrounds are provided by the Santa Clara 
County Sheriff Office and private contractors.   In addition to routine patrolling by the County 
Sheriff’s Office, additional security is hired during events at the Fairgrounds.  Off-duty County 
Sheriff’s Office deputies are hired by FMC to provide security services during the annual fair and are 
contracted directly by event promoters for all other events at the Fairgrounds.19  Currently, the 
Sheriff's Office has 1,725 employees.  Of those employees, 1,299 of them are sworn law 
enforcement officers.20  The Sheriff headquarters are located at 55 West Younger Avenue in the City 
of San Jose, approximately 4.50 miles north of the Fairgrounds. 
 

Schools 

The project site is located in the Franklin McKinley School District.  Based on the current attendance 

service area maps, if residential development were placed on the Fairgrounds site, students would 

most likely attend Franklin McKinley Elementary School (Grades K - 6), Bridges Academy (Grades 7 - 

8),21 and Yerba Buena High School.22  It should be noted that, in the event residential uses are 

                                                           
17 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
18 Santa Clara County Fire Department.  Department History Overview.  Available at:  

http://www.sccfd.org/history_department.html.  Accessed October 6, 2014.    
19 County of Santa Clara.  Santa Clara County Fairgrounds Revitalization Project Draft EIR.  1999. 
20 Santa Clara County Sheriff Office.  Department Overview.  Available at: 

http://www.sccgov.org/sites/sheriff/Pages/overview.aspx.  Accessed October 6, 2014.    
21 Franklin McKinley School District.  Franklin McKinley SD School Finder.  Available at:  

http://www.schvision.com/schoolfinder2/FMSD/.  Accessed October 3, 2014.  
22East Side Union High School District.  2013.  Attendance Area Locater Map.   Available at: 

http://www.esuhsd.org/Community/School-Boundaries/index.html.  Accessed October 6, 2014.    

http://www.sccfd.org/history_department.html
http://www.sccgov.org/sites/sheriff/Pages/overview.aspx
http://www.schvision.com/schoolfinder2/FMSD/
http://www.esuhsd.org/Community/School-Boundaries/index.html
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ultimately proposed on the Fairgrounds site in the future, the school districts would need to be 

consulted to determine whether: 1) these existing facilities could accommodate the additional 

students; 2) whether additional capacity would be needed at these school facilities; 3) whether 

students would be reassigned elsewhere to make room for the additional students; or 4) some 

combination of these. 

Parks 

The City of San Jose provides and maintains developed parkland and open space to serve its 

residents. Residents of San José are served by regional and community park facilities, including 

regional open space, community and neighborhood parks, playing fields and trails. The City’s 

Department of Parks, Recreation, and Neighborhood Services is responsible for development, 

operation, and maintenance of all City park facilities. The City park nearest to the Fairgrounds is 

Coyote Creek Park, located 0.50 miles to the east. Figure 2.44 and Table 2.4 below show the location 

and size of existing and proposed parks and open space in more detail. 

Figure 2.44: Existing and Proposed Open Space in South San Jose Planning Area. 
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Source: San Jose Department of Parks, Recreation and Neighborhood Services. 2009 Greenprint Update. 
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Table 2.4: Park Acreage Inventory. 
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Source: City of San Jose Greenprint. 2009 Strategic Plan Update. 
 

 

Recreation 

The City of San Jose owns and maintains approximately 3,435 acres of parkland, including 

neighborhood parks, community parks, and regional parks. The City also has 25 community centers, 

12 senior centers, and 14 youth centers, though some are temporarily closed due to budget 

constraints. Other recreational facilities include six public skate parks and over 54 miles of trails.   
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As discussed above, the nearest San Jose City Park to the Fairgrounds is Coyote Creek Park, located 

0.50 miles to the east. The Fairgrounds site itself is an urban recreational use facility.  The site hosts 

the annual Santa Clara County Fair and current uses include motocross, laser tag, paintball, and an 

outdoor concert facility. The Fairgrounds site has six buildings which can be rented for private and 

public events. 

Libraries 

The San Jose Public Library System consists of one main library and 19 open branch libraries.  The 

Dr. Martin Luther King Jr. Main Library is located in Downtown San José, approximately 2.80 miles 

north of the Fairgrounds. The nearest branch library to the site is the Tully Community Branch 

Library located at 880 Tully Road, approximately 0.80 miles east. 

VI. FAIRGROUNDS OPERATIONS 

A. Management Structure 

The Santa Clara County Fairgrounds Management Corporation (FMC), a California 501(c)(3) Non-

Profit Public Benefit Corporation, is responsible for the day-to-day operation of the Fairgrounds and 

promotion of the annual County Fair. As defined by Santa Clara County, the primary purposes of the 

FMC are to “provide cultural, educational and recreational events for those in the County of Santa 

Clara through the planning, fundraising, production and management of the Santa Clara County 

Fairgrounds”. The FMC directly employs a year round, full-time staff of approximately 40 employees, 

(these are not employees of the County) and approximately 400 temporary employees and 200 

volunteers during the annual County Fair. 

A five-member Board of Directors oversees the FMC. Each member represents one of the County’s 

five supervisorial districts, as is appointed by the Supervisor responsible for that district. 

Appointments are made annually. 

B. Demand Summary 

The annual County Fair is a 4-day event that attracted 35,000 attendees in 2015, including 26,546 

paid attendee, up 40 percent over 2014 paid attendance. Information from the FMC indicates that 

the popularity of the Fair has declined from a peak attendance of 100,000 visitors, in part attributed 

to the shortening of the Fair, due to limited funds, and also partially due to an inability to 

successfully appeal to the County’s increasingly urban and diverse population. Notwithstanding this, 

it is understood that there has been positive growth in attendance over the past 3 years. 

In addition to the annual County Fair, the Fairgrounds hosts a number of annual events. Table 2.5: 

Fairgrounds Events presents a summary of events at the Fairgrounds, organized by type and 

location. Figure 2.45 shows total utilization, measured in days. It is noted that this measure is 

modular, meaning that each facility at the fairgrounds is available for utilization year-round, and if 
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one event utilizes two facilities that is counted as two utilization days (e.g., if an event utilizes the 

Expo Hall and Pavilion for one day, that is counted as two modules and therefore two utilization 

days; if the event runs for two days that is counted as two modules, over two days, which is a total 

of four utilization days). As such, total utilization can, and does, exceed 365 days. 

Table 2.5: Fairgrounds Events by Type and Location 

 

Figure 2.45: Fairgrounds Utilization Chart 

 
Note: see explanation of utilization in text, above. 

 

Facility Tradeshows
Concerts/ 

Entertainment**

Festivals/ 

Cultural Events
Private Events

TOTAL 

EVENTS

% OF 

EVENTS

Expo Hall 13 8 4 2 27 18%

Pavilion Hall 7 5 9 3 24 16%

Gateway Hall 8 1 4 9 22 14%

Fiesta Hall 4 0 5 19 28 18%

Town Hall 0 0 2 9 11 7%

Café 1 0 3 12 16 10%

Other 4 10 9 3 26 17%

TOTAL EVENTS 37 24 36 57 154 -

% OF EVENTS 24% 16% 23% 37% - -

* Does not acocunt for multi-day events

** Includes 5K events

Source: SCC FMC, Johnson Consulting

Events by Type and Location* - Santa Clara County Fairgrounds (2014)
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Overall attendance figures are not maintained by the FMC, however some building and event-

specific data is summarized as follows: 

 Fair Downs Off Track Betting (OTB): Operates 5 days per week and attracts 60,000 visitors per 

annum.  

 Bingo: Introduced 2 nights per week in December 2013 and attracted a total of 15,000 persons 

in 2014.  

 5K Events: 8 races at the Fairgrounds in 2014 attracted a total of 70,000 participants. 

The FMC maintains a record of cars parked during events held at the Fairgrounds (excluding parking 

associated with the visitors to the OTB and Anchor Tenants, and participants in Bingo). In 2014, a 

total of 42,414 cars were parked at the Fairgrounds during events, equating to an average 884 cars 

per week. Figure 2.46 shows the total number of cars parked at the Fairgrounds, by month, during 

events at the Fairgrounds. 

Figure 2.46: Fairgrounds Attendance Chart 

 

In 2014 the total number of cars parked at the Fairgrounds peaked during August at 9,087 cars, 

reflecting attendance at the Annual Fair (3,066 cars), along with two other events that also attracted 

a high volume of visitors and cars - Pop Warner (2,086 cars) and a 5K Run (1,775 cars). Table 2.6 

summarizes the events that recorded the highest number of cars parked at the Fairgrounds in 2014 

(1,000+ cars). 
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Table 2.6: Fairgrounds Largest Events by Number of Cars Parked 

 

 

The Fairgrounds is home to several tenants that provide rental income to the Fairgrounds on a 

continuing basis, as follows: 

 Farmers Market: Year-round on Wednesdays, Fridays and Sundays; average of 150 total stalls. 

 Santa Clara Paintball and Laser Tag: Utilizes 10 acres at the Fairgrounds and looking to invest in 

new facilities to grow their business.  

 408 MX: Regular motocross and BMX practice and racing events.  

 Brashers San Jose Auto Auction: Held year-round, every Thursday at the Fairgrounds. 

 Dog Training: Santa Clara Dog Training and Town and Country Dog Training.  

 RV and Boat Storage 

 RV Park 

C. Revenue and Expenses 

Table 2.7 shows the FMC’s financial statements for 2013 and 2014. 

  

Event Month Cars (#)

2014- County Fair Aug 3,066

Return of Dinosaures Apr 2,422

Pop Warner Aug 2,086

Vietnamese New Year Festival Feb 2,000

ROC 5K Run Aug 1,775

Trade Show Jan 1,645

1N3 LLC - Black Light 5K Feb 1,637

Cinco De Mayo May 1,561

Pashchimi Durga Puja Sep 1,452

SCV Kennel Club Feb 1,092

Art Party Sep 1,044

Foam Glow 5K Run Jul 1,021

Home and Garden Show Oct 1,000

Home and Garden Show Feb 1,000

Source: SCC FC, Johnson Consulting

Largest Events by Number of Cars Parked - 

Santa Clara County Fairgrounds (2014)
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Table 2.7 Fairgrounds Revenue and Expense Statement 

 

 

As shown, the FMC operated at a net profit of $47,000 in 2014, compared to a net loss of ($307,000) 

in 2013. Key observations relating to the Fairgrounds main revenues and expenses include: 

Santa Clara County Fairgrounds FMC

Revenue & Expense Statement (2013-2014) ($000)

2013 2014

Revenues

Fair Downs OTB

Admissions $252 $231

Form Sales, etc. 163 163

Commissions 980 966

Lottery Revenue 5 5

ATM Commissions 26 28

Other Income 9 6

Total Fair Downs Revenue $1,435 $1,399

Events

Building Rental $275 $391

Anchor Tenants 701 1,005

Parking 282 387

RV Parking 169 204

Other Revenue 353 313

New Events Activities* - 35

Hosted Events 58 1,076

Total Events Revenue $1,839 $3,410

County Fair Revenue $301 $378

Other Income

Catering Commissions $65 $55

Other Income 9 40

Total Other Income $74 $95

Total Revenue $3,649 $5,283

Expenses

Costs of Staging Events & Activities $2,131 $3,318

Contribution from Profit Centers $1,518 $1,965

Expenses of Maintaining Facilities $1,020 $1,088

Management & Admin Expenses $805 $831

Total Costs & Operating Expenses $3,956 $5,236

Net Income (Loss) ($307) $47

* Includes RV Storage

Source: Santa Clara County Fairgrounds FMC, Johnson Consulting
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 For many years, the Fair Downs OTB substantially supported operations at the Fairground. 

However, a decline in horse racing in California has resulted in reduced revenues from the OTB. 

In 2014, the FMC reduced operating expenses for the OTB to help better align them with 

operating revenues. 

 The annual County Fair incurred a loss of approximately ($154,000) in 2013. In 2014 total Fair 

revenue increased to $378,000, from $301,000 in 2013. Data for the 2015 Fair will be reported 

in the FMC’s August 2015 Financial Statement, which was not yet available at the time of this 

report. 

 Year-round events and revenues from anchor tenants represent the largest profit center for the 

Fairgrounds, achieving gross revenues of $3.4 million in 2014, up from $1.8 million in 2013. 

FMC receives no public subsidy for operations of the Fairgrounds. All funds required for 

maintenance and improvements to the site are generated from operating revenues, resulting in 

significant deferred maintenance issues for all facilities. Some land, formerly held by the Fairgrounds 

was repurposed to elderly and low-income family housing. Net income from this land does not 

revert back to the fairgrounds, but is part of the County’s General Fund.  

Most recently, the FMC has created a “Friends of the Fair Foundation” 501(c)(3) non-profit, 

charitable organization to raise funds each year to support agricultural heritage and traditions of 

Santa Clara County. Very little funding has been achieved by this organization to date, but there is 

hope for its success in the future.  

Compared to other fairgrounds, Santa Clara’s is in a comparatively compromised position. No 

reinvestment in facilities has occurred for a generation or more. Moreover the management team 

has been affected by uncertainty of its future, hindering long-range strategic thinking. In this 

context, the following recap of operations is made.  
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OUTREACH SUMMARY 

Between October 2014 and June 2015, Group 4 Architecture, Research + Planning (Group 4) 

conducted outreach and engagement to thousands of Santa Clara County residents and users of the 

County Fairgrounds. Ten event kiosks at various local and county markets, meetings, and festivals, 

and an online survey accessed by the Santa Clara County website, prompted over 5500 people to 

express their favorite uses of the Fairgrounds and their aspirations for a renovated Fairgrounds site, 

future uses and neighborhood amenities. More detailed information may be found in Appendix II: 

Santa Clara County Fairgrounds Community Outreach Results.  

Community-focused kiosks solicited feedback by prompting passersby to place stickers on their 

preferences from among a menu of concept and event images. The demountable structures were 

present at ten events throughout the County, and in each of the County’s five districts, including: 

Day of the Dead in Downtown San Jose, October 25, 2014; the Home and Garden show at the 

Fairgrounds, October 25 – 26; the Berryessa Library, November 7; a Community Meeting at the 

Fairgrounds, November 12; the Tully Library near the Fairgrounds, November 18; Christmas in the 

Park in Downtown San Jose, December 18; the Vietnamese Tet Festival at the Fairgrounds, February 

21, 2015; the Mountain View Spring Family Parade, April 25; Boogie in the Avenue in Campbell, May 

16; and Morgan Hill’s Mushroom Mardi Gras, May 23. At each event, Group 4 staff was on hand to 

guide participation and raise awareness of the study. The kiosks captured a robust cross-section of 

Santa Clara County residents, couples, and families, young and old, and from many ethnic 

backgrounds. 

The online Fairgrounds Vision Planning Survey asked 12 questions relating to use and vision for the 

Fairgrounds, preferences of activities, other fairgrounds visited, and basic demographic information 

(age, zip code), including a free response option for most questions. The survey was accessed from 

the County website, and available in English, Spanish, and Vietnamese. As of July 1, 2015, 2829 

people had responded; each County district was healthily represented (totaling 1704 responses), as 

were residents from surrounding counties stretching from Santa Cruz to Sacramento.  

The most popular options for future use of underutilized Fairgrounds land, netting over 1500 votes 

each, were Playspaces, Passive Use Park space, and Active Park space (Trails). Active Park space 

(Sports) and Community Centers logged around 950 and 850 votes, respectively; Neighborhood 

Retail, Housing, and Café each netted more than 500 votes. The four most popular choices were all 

Parks & Recreation oriented, from among a dozen options including Community, Residential 

Housing, Office, Industrial, and Retail themes.  

The most popular desired Fairgrounds use was the County Fair, collecting about 2100 votes – 

followed by Concerts/Entertainment with 1500 votes, Farmers Market / Community Garden with 

1350 votes, and Paintball and Motocross both with over 1000 votes. Animal Shows, Education 
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Events, Special Events, Trade Shows, and Rodeo/Equestrian made the Top 5 Event Preferences lists 

as sorted by District.  

Online survey results found the most popular Fairgrounds uses to be the County Fair, Paintball, 

Special Events, and Motocross. Most desired amenities were found to be Active Use Park Space, 

Passive Use Park Space, a Café, Community Centers, and Art and Play Spaces.  

Regarding the impression on the condition of the Fairgrounds, between the options of Excellent, 

Good, Fair, and Poor, the most popular choice was Good, followed by Fair. Open responses noted 

repeatedly that the facilities were “a bit dated,” that “all the bathrooms need to be redone,” or that 

the Fairgrounds were “a ghost of [its] former self,” but that popular events detracted from the 

negative impression. 



Santa Clara County Fairgrounds            Section IV: Opportunities Analysis DRAFT FINAL 
San Jose, California                        August 31, 2015 

 

 

69 

 

OPPORTUNITIES ANALYSIS 

I. REGIONAL AND EXAMPLE FAIRGROUNDS 

In order to understand the market opportunity for improvements to the Santa Clara County 

Fairgrounds, this section presents case study profiles of a set of regional and national comparable 

facilities. The key operating characteristics of these facilities are provided in the following profiles, 

and include: 

 Size and character of facility program spaces. 

 Recent and/ or planned expansions. 

 A demand and financial profile, including the number and types of events and operating 

revenues and expenses, where available. 

Information about event demand and the financial performance of comparable facilities provides 

insight into the general parameters within which an improved Fairgrounds can reasonably expect to 

operate. 

The following tables (Table 4.1 and 4.2) summarize the key attributes of the example facilities 

identified as part of this analysis. Not included in the tables is AKSARBEN in Omaha, NE, which is 

profiled later in this section. It provides an example of fairgrounds land that was commercially 

repurposed and the Fair relocated to various facilities in downtown Omaha. 
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Table 4.1: Key Characteristics of Regional and Comparable Facilities and Markets 
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Table 4.2: Key Characteristics of Regional and Comparable Facilities and Markets 
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A. Regional Facilities 

1. San Mateo Event Center – San Mateo, CA 

LOCATION: Situated between San Francisco and San Jose, within 10 minutes (drive time) of San 

Francisco International Airport, the San Mateo (County) Event Center (SMCEC) has been home to 

the San Mateo Fair since 1938, and has since undergone numerous renovations and expansions. 

OWNERSHIP/ MANAGEMENT: The SMCEC is owned by San Mateo County and operated by San 

Mateo County Exposition and Fair Association (the “Association”), a non-profit organization, under 

an agreement dating back to 1939. The Association retains all revenues generated from the County 

Fair and Event Center building rentals and activities. A 7-member Board of Directors governs the 

SMCEC. SMCEC employs a staff of 40 people year-round. 

FACILITIES: The 48-acre SMCEC campus comprises 7 buildings, along with 6,000 car parking spaces. 

Table 4.3 provides a breakdown of facilities at the SMCEC. 

Table 4.3: San Mateo Event Center Summary of Exhibit and Meeting space 

 

In addition to exhibit and meeting space, the SMCEC is home to The Jockey Club, which is a satellite 

gaming facility that opened in 2008.  

Figure 4.1 provides an overview of facilities at the SMCEC. 

San Mateo Event Center

Summary of Exhibit and Meeting Space

Size (SF) Capacity (# of Persons)

Individual 

(Smallest)

Combined 

(Largest)
Theater

Exhibit Halls

Expo Hall 104,900          -                    7,500             
Fiesta Hall 34,200           -                    2,400             
Jockey Club* 15,680           -                    1,250             
Cypress Hall 15,680           - 1,250             
Redwood Hall 1,400             - 550                
Sequoia Hall 6,500             - 425                
Meeting Pavillion 6,500             - 425                

Subtotal Exhibit Hall SF 184,860          

Meeting Rooms

Number of Rooms 3                   3                   
Smallest Room 3,600             -                    350                
Largest Room -                    4,800             -

Subtotal Meeting Room SF 12,600           

Total 197,460          

* On-site satellite wagering facility that opened in 2008 and is managed by the Association. 

Source: San Mateo Event Center, Johnson Consulting

San Mateo Event Center

Summary of Exhibit and Meeting Space

Capacity (# of Persons)

Banquet
Exhibits (# of 

Booths)

6,000             576              
2,280             196              
1,056             101              
1,056             101              

466                75                
350                38                
350                38                

225                -
- -
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Figure 4.1: San Mateo Event Center 

 

 

Commercial and residential uses have been developed on adjoining parcels (former Baymeadows 

Race Track), including thousands of residential dwellings and 1.5 million square feet of commercial 

and office space. All new development has sold out. 

DEMAND SCHEDULE: In addition to the annual Fair, the SMCEC hosts a variety of year-round events 

including meetings, concerts, sporting events, trade shows, and other social events. Table 4.4 

provides a breakdown of event data for the facility, by event type, representative of a typical year. 
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Table 4.4: San Mateo Event Center Demand Schedule 

 

 

REVENUE & EXPENSES: The following table provides SMCEC’s revenue and expense statements for 

2012-2013. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

San Mateo Events Center

Demand Schedule (Most Recent Year)

# Events # Event Days

Consumer Shows 29 97
Miscellaneous 20 93
Tradeshows 6 16
Fair 1 9
Receptions 7 7
Meetings 2 2
Conferences 1 1
Banquets 1 1

TOTAL 67 226

Source: San Mateo Events Center, Johnson Consulting
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Table 4.5: San Mateo Event Center Revenue and Expense Statement 

 

 

As shown, the SMCEC operated at a net operating profit of $610,601 in 2013, with non-Fair rental 

revenues ($4.1 million) and the Jockey Club satellite wagering facility ($3.0 million) being the largest 

revenue generators, followed by Fair-related revenues, which totaled $1.8 million, equating to 21 

percent of overall revenues. The largest expenses relate to maintenance and general operations 

($2.6 million), the Jockey Club ($1.5 million) and administration, including salaries, wages, and 

benefits ($1.4 million). In 2013, Fair-related expenses amounted to $1.9 million (comprised of 

San Mateo Event Center

Revenue & Expense Statement (2012-2013) ($'000s)

2012 2013

Operating Revenues

Admissions to Ground (Fair) $563 $670

Commercial Spaces (Fair) 155                186                

Concessions (Fair) 383                497                

Exhibits (Fair) 47                 53                 

Satellite Wagering 3,104             3,009             

Fair Attractions -                    29                 

Miscellaneous Fair 374                437                

Rental Revenue (Non-Fair) 4,001             4,072             

Prior Year Revenue Adjustments 14                 (63)                

Other Operating Revenue 51                 62                 

Total Operating Revenues $8,694 $8,953

Operating Expenses

Administration $1,378 $1,385

Maintenance and General Operations 2,523             2,586             

Publicity Fair 349                425                

Attendance Operations (Fair) 329                364                

Miscellaneous Fair 100                89                 

Premiums (Fair) 61                 57                 

Exhibits (Fair) 309                327                

Non-Fair Rental Expenses 997                973                

Satellite Wagering 1,479             1,507             

Fair Entertainment 525                555                

Equipment (Funded by Fair) 109                78                 

Prior Year Expense Adjustments (10)                (19)                

Cash (Over/Under) 0                   1                   

Other Operating Expense 57 16

Total Operating Expenses $8,205 $8,343

Total Operating Income (Loss) $489 $611

Source: San Mateo Event Center, Johnson Consulting
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Publicity Fair, Attendance Operations, Miscellaneous Fair, Premiums, Exhibits, Fair Entertainment 

and Equipment), representing 22.7 percent of total expenses. The Fair generated $1.87 million in 

revenues, so effectively broke even. 

FUNDING: The Association receives no operating subsidies from San Mateo County, relying on 

income generated from activities at the SMCEC for all of its operational needs, except for capital 

improvement projects over $100,000 USD, the costs of which are shared with the County. Other 

parties, not the Fairgrounds, received the proceeds when the Baymeadows Racetrack was sold. 

OBSERVATIONS: The SMCEC shares similarities with SCC Fairgrounds, geographically, and as it 

presents an example of a traditional fairgrounds facility in a suburban setting. The SMCEC campus is 

very small and this does impact the ability to host a series of concurrent events, such as festivals and 

fairs. Further, the venue’s land was reduced substantially when Baymeadows Racetrack was 

redeveloped for commercial and residential development. Given the way the real estate ownership 

was held, the SMCEC received none of the money generated by the redevelopment of the racetrack.  

2. Alameda County Fairgrounds – Pleasanton, CA 

LOCATION: Situated approximately 26 miles to the north of Mineta San Jose International Airport, 

Alameda County Fairgrounds (ACF) has been home to the Alameda County Fair since 1912 (the Fair 

itself originated in 1859).  

OWNERSHIP/ MANAGEMENT: The ACF is owned by Alameda County and operated by the Alameda 

County Fair Association (the “Association”), a 501(c)(3) private, non-profit organization. The mission 

of the Association is “to assure the long-term viability of the ACF, present an exceptional Annual 

Fair, which celebrates the heritage and diversity of Alameda County, and provide year-round 

opportunities for facility usage.” The Association receives no funding from tax revenues. A 26-

member Board of Directors governs the ACF and the Annual Fair, including 16 elected 

representatives and 10 appointed representatives, each serving a maximum term of 12 years. 

FACILITIES: The 267-acre ACF campus comprises 10 buildings, along with 10,000 car parking spaces. 

Table 4.6 provides a breakdown of facilities at the ACF. 
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Table 4.6: Alameda County Fairgrounds Summary of Exhibit and Meeting Space 

 

In addition to the facilities listed above, the broader ACF site includes the oldest 1-mile horse race 

track in North America, dating back to 1958, an off-track betting facility, golf course and driving 

range, an RV park, and RV and boat storage facilities. 

Figure 4.2 provides an overview of facilities at the ACF. 

Alameda County Fairgrounds

Summary of Exhibit and Meeting Space

Size (SF) Capacity (# of Persons)

Individual 

(Smallest)

Combined 

(Largest)
Banquet Theater Classroom Reception

Exhibit Halls

Building A 32,500           -                    2,000             3,000             2,000             3,500            
Building B 16,000           -                    1,000             2,000             1,100             2,000            
Building C 14,100           -                    800                1,000             900                1,700            
Building P 7,776             - 500                800                330                800              
Building R 6,048             - 400                700                400                700              
Building O 6,048             - 400                700                224                700              
Building D 6,000             - 500                750                400                750              
Building T 5,000             - 300                - - -
Building N 1,368             - 75                 - - 100              

Subtotal Exhibit Hall SF 94,840           

Other Facilties

Directors Lounge (above Grandstand) -                    -                    100                - - 150              
Satellite Facility 3,600             -                    565                - 200                -
Building J (Open-Air Pavilion) 44,000           -                    - - - -
Amphitheater 1,200* -                    - 2,700             - -

Total 150,000+

* Stage

Source: Alameda County Fairgrounds, Johnson Consulting
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Figure 4.2: Alameda County Fairgrounds 

 

 

DEMAND SCHEDULE: The ACF hosts around 350 events annually, attracting in excess of 3 million 

visitors. Information from facility management indicates that, in addition to the Fair, the most 

popular types of events at the ACF include trade shows, corporate and team building events, 

particularly in summer, and 5K running events. The ACF does not host a farmers or flea market. 

REVENUE & EXPENSES: No information relating to the ACF’s revenues and expenses was made 

available by facility management. 

FUNDING: The Association receives no funding from tax revenues, relying on income generated 

from activities at the ACF for all of its operational needs.  

OBSERVATIONS: The ACF is an attractive facility that is self-sufficient. In addition to a popular 

annual Fair, the ACF utilizes online marketing and the active promotion of events and the ACF in the 

community to draw year-round visitation. Management of the ACF also dedicate significant time and 

resources to exploring and understanding niche markets, with education being one area where they 
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have been able to capture a new, and expanding, market segment. A substantial part of the ACF site 

is occupied by the racetrack and stables operation. The true Fairgrounds, excluding these uses and 

park space, occur on closer to ±60 acres. As revealed through our interviews, equestrian events, 

stabling operations and a racetrack function are not seen as Santa Clara County’s market anymore, 

making what would be a sizeable amount of required land available for other uses. Hence, 60 acres 

should be sufficient for a Fairgrounds in Santa Clara.  

3. Cal Expo – Sacramento, CA 

LOCATION: Located to the northeast of downtown Sacramento, off Interstate Highway 80, Cal Expo 

has been home to the California State Fair since 1968 (the Fair itself originated in 1854). It is also 

home to the County Fair, which is considering moving to another location.  

OWNERSHIP/ MANAGEMENT: Cal Expo is owned by the State of California and operated by the 

California Exposition and State Fair, an independent state agency that is governed by an 11-member 

appointed Board of Directors. Daily operations are overseen by a permanent staff of approximately 

55 persons, with around 2,000 temporary employees hired during the State Fair. Ovations serves as 

Cal Expo’s exclusive caterer.  

FACILITIES: Facilities at the 350-acre Cal Expo campus include: 

 Buildings A & B: Two identical, interconnected buildings offering 27,700 square feet of exhibit 

space on the main floor and 8,600 square foot mezzanines, with a shared lobby, concession 

stand and restrooms. Buildings A and B, which each have capacity for 161 10’ by 10’ trade show 

booths, are frequently utilized for trade and consumer shows.  

 Building C: 28,000 square foot of exhibition space, accommodating 130 trade show booths. 

Building C is frequently utilized for conventions, banquets, trade and consumer shows, dances 

and sporting events, and can be used in conjunction with Building D to create 48,000 square feet 

of event space.  

 Building D: 20,000 square feet of exhibition space, accommodating 100 trade show booths. 

Building D, which can be used in conjunction with Building C, is regularly utilized for trade and 

consumer shows, conventions, and banquets. 

 The Pavilion: 98,000 square feet of exhibition space, utilized for major trade and consumer 

shows, festivals, dances, and sporting events. 

 Expo Center: Offers 58,870 square feet of space that can be subdivided into 8 sections, ranging 

from 5,848 to 7,934 square feet. The entire space has capacity for 287 trade show booths and is 

regularly used for car shows, trade and consumer shows, art exhibits, fundraisers, banquets, 

meetings, and conventions. 

 The Cove: An outdoor amphitheater that accommodates up to 4,100 guests, in non-permanent 

seating, and has additional space for standing spectators. The Cove features a 1,920 square foot 

covered stage, and is regularly utilized for concerts, graduations, award ceremonies, and 

meetings. 
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In addition to the facilities listed above, the broader Cal Expo site includes a harness racing track, 

sports and wagering center, ‘Bonney Field’, which is a professional soccer stadium that opened in 

2014 and has capacity for 8,000 spectators, ‘Raging Water’ waterpark, a September 11 memorial, a 

monorail, and an RV park. 

Figure 4.3 provides an overview of facilities at Cal Expo. 

Figure 4.3: Cal Expo 

 

 

DEMAND SCHEDULE: Annual events at Cal Expo include the 17-day California State Fair, Sacramento 

Harvest Festival and Sacramento Independence Day Celebration. In 2014, the State Fair attracted 

more than 750,000 visitors, increasing by 8 percent over the previous year.  

REVENUE & EXPENSES: Table 4.7 provides Cal Expo’s revenue and expense statements for 2012-

2013. 
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Table 4.7: Cal Expo Revenue and Expense Statement 

 

California Exposition & State Fair

Revenue & Expense Statement (2012-2013) ($'000s)

2012 2013

Operating Revenues

Fair

Admissions $4,417 $4,617

Parking 1,558             1,515             

Racing Programs 48                 51                 

Mono Rail 201                172                

Food & Beverage 1,710             1,778             

Carnival 1,634             1,646             

Raging Waters 50                 55                 

Commercial Exhibitors 1,492             1,552             

Entry Fees 331                322                

Novelties 42                 44                 

Trailer Space 15                 15                 

S.F. Racing 844                787                

Sponsorships 2,131             2,193             

Wine Ads 226                216                

RV Park 81                 76                 

Partnerships - Exhibits/ Ag 156                92                 

Concert Merchandise 10                 9                   

Concert Seating (Gold Circle) 141                181                

Miscellaneous 118                68                 

Subtotal Fair Revenue $15,207 $15,387

Interim Events

Expo Events $3,415 $3,556

July 4th 107                40                 

Harness 2,171             180                

Raging Waters 252                255                

Simulcast 975                975                

Message Board Ads 270                260                

RV Park/ Trailer Park 562                575                

ATM Commissions 68                 67                 

Miscellaneous 53                 25                 

Subtotal Interim Events Revenue $7,873 $5,934

Other Revenues

Fairs & Expositions/ CARF/ .33 Funds/ Grants $14 $0

Reimbursements 1,600             1,396             

Subtotal Other Revenue $1,614 $1,396

Total Operating Revenues $24,694 $22,716

Operating Expenses

Operating Expenses $23,763 $22,048

Total Operating Expenses $23,763 $22,048

Total Operating Income (Loss) $931 $668

Source: California Exposition & State Fair, Johnson Consulting
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As shown, Cal Expo operated at a net income of $668,000 in 2013, representing a decrease from the 

profit achieved in 2012 ($931,000). Fair revenues ($15.4 million in 2013) are the largest revenue 

generator, specifically admissions ($4.6 million) and sponsorships ($2.1 million).  

FUNDING: Cal Expo is a self-sufficient operation that receives no government funding or subsidy, 

although it is understood that the venue has received State and local grants for capital projects on 

various occasions. 

OBSERVATIONS: Cal Expo is example of a popular fairgrounds in an urban setting.  Being the 

sanctioned State Fair in California gives the entire complex an official imprimatur and reduces 

controversy about its function, role and future. The venue has still had its share of controversy 

regarding existing arena operations and was considered as a site for Sacramento’s new arena, 

although the new arena will now be located in downtown Sacramento. 

4. Sonoma County Fairgrounds – Santa Rosa, CA 

LOCATION: Situated in downtown Santa Rosa, at the northwestern gateway to the Sonoma and 

Napa Valley wine regions, Sonoma County Fairgrounds (SCF) has been home to the Sonoma County 

Fair since 1936. Original facilities at the SCF included a racetrack and exposition hall.  

OWNERSHIP/ MANAGEMENT: The SCF is owned by Sonoma County and operated by the Sonoma 

County Fair and Exposition, Inc. (the “Corporation”), a 501(c)(3) corporation. The mission of the 

Corporation is “to operate the Sonoma County Fairgrounds for the County of Sonoma.” A 14-

member Board of Directors governs the SCF and the annual Fair. The SCF is staffed by 26 full-time 

equivalent (FTE) staff year-round, all of whom are employees of the County. During the annual Fair, 

the SCF employs around 700 staff. 

FACILITIES: The 110-acre SCF campus comprises 6 meeting and exhibit halls, an open-air 

amphitheater, and 2 open-air arenas. Table 4.8 provides a breakdown of facilities at the SCF. 
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Table 4.8: Sonoma County Fairgrounds Summary of Exhibit and Meeting Space 

 
 

In addition to the facilities listed above, the broader SCF site includes a horse racing track, the 

‘Jockey Club’ off-track betting, golf course, and RV park. 

Figure 4.4 provides an overview of facilities at the SCF. 

Sonoma County Fairgrouds

Summary of Event Space

Size (SF)* Capacity (# of Persons)

Individual 

(Smallest)

Combined 

(Largest)
Theater

Indoor Facilities

J.T. Grace Pavilion 44,000           -                    4,400             
E.L. Finley Hall 12,000           -                    1,200             
V.G. Garrett Building 12,000           -                    1,200             
E.C. Kraft Building 10,280           - 1,028             
Hall of Flowers 24,000           - 2,400             
Showcase Café (& Kitchen) 7,000             700                
Meeting Pavillion 4,250             - 425                

Subtotal Indoor Facilities SF 113,530          

Arenas/ Amphitheaters

Chris Beck Arena -                    -                    3,000             
Warm-Up Arena -                    -                    -
Community Theater -                    -                    2,500             

Total 113,530+

* Estimated

Source: Sonoma County Fairgrouds, Johnson Consulting

Sonoma County Fairgrouds

Summary of Event Space

Capacity (# of Persons)

Banquet

2,800             
747                
747                
480                

1,800             
328                
350                

-
-
-
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Figure 4.4: Sonoma County Fairgrounds 

 

DEMAND SCHEDULE: Annual events at the SCF include the 16-day Sonoma County Fair, which 

includes a 13-day race meet, the Sonoma Valley Harvest Fair, and a Wine Festival/ Grape Stomping 

event. On average, the Fair attracts in excess of 300,000 persons annually.  

REVENUE & EXPENSES: The following table provides SCF’s revenue and expense statements for 

2012-2013. 

 

 

 

 

 

 

 

 

 



Santa Clara County Fairgrounds            Section IV: Opportunities Analysis DRAFT FINAL 
San Jose, California                        August 31, 2015 

 

 

85 

 

Table 4.9: Sonoma County Fairgrounds Revenue and Expense Statement 

 

Sonoma County Fairgounds

Revenue & Expense Statement (2012-2013) ($'000s)

2012 2013

Operating Revenues

Fair

Admissions $1,590 $1,645

Commercial Space 409                413                

Carnival 765                685                

Concessions 1,073             1,169             

Exhibits 82                 77                 

Racing 1,826             1,817             

Attractions 376                361                

VIP Tent 39                 31                 

Sponsorships 238                292                

Parking 435                465                

Miscellaneous 85                 100                

Subtotal Fair Revenue $6,918 $7,055

Interim

Building Rental $335 $233

Facility Rental 146                131                

Long Term Rentals 97                 98                 

RV Park 187                203                

Equipment Rental 135                127                

Parking Revenue 214                293                

Utility Reimbursement 4                   5                   

Costs Recovered 23                 24                 

Concessions 235                250                

Other Revenues 97                 91                 

Subtotal Interim Revenue $1,473 $1,455

Satellite Wagering $455 $444

Harvest Fair 179                158                

Miscellaneous Non-Fair 1,376             48                 

Prior Year Revenue Adjustments 2                   13                 

Total Operating Revenues $10,404 $9,175

Operating Expenses

Administration $1,264 $1,205

Maintenance 2,014             1,918             

Fair

Publicity $353 $320

Attendance 500                488                

Premiums 296                298                

Hall of Flowers 244                254                

Exhibits 594                589                

Miscellaneous Fair 179                158                

Racing 1,172             1,196             

Attractions 1,059             776                

Subtotal Fair Expenses $4,396 $4,080

Interim $1,258 $1,188

Golf Course 7                   -                    

Satellite Wagering 329                306                

Harvest Fair 179                158                

Harvest Fair Allocated Expenses (65)                (56)                

Prior Year Expense Adjustments 6                   2                   

Other - Interest Expense 42                 22                 

Total Operating Expenses $9,430 $8,823

Total Operating Income (Loss) $974 $352

Source: Sonoma County Fairgounds, Johnson Consulting
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As shown, the SCF operated at a net income of $352,000 in 2013, down from a net operating profit 

of $974,000 in 2012. Fair revenues ($7.1 million in 2013) are the predominant revenue generator, 

driven primarily by racing ($1.8 million), admissions ($1.7 million), and concessions ($1.2 million). 

The Fair generated a net profit of close to $3.0 million in 2013.  

FUNDING: The Corporation receives no subsidy from the General Fund, relying on income generated 

from activities at the SCF for all of its operational needs. Donations, sponsorships and naming rights 

revenues are raised through the Sonoma County Fair Foundation, which is a 501(c)(5) not-for-profit 

organization. The Foundation, whose mission is “to raise and steward funds to support facility 

improvements and special projects of the Sonoma County Fair”, has set a fundraising goal of $1.9 

million for 2015.  

OBSERVATIONS: SCF is a smaller fairgrounds that successfully attracts a number of major events 

annually and leverages the characteristics and assets of the region. The various wine and food 

festivals match the area’s economy.  As in Alameda, the net fairgrounds, excluding the horse track 

and animal barns is closer to 50 to 75 acres, reinforcing indicated needs in Santa Clara for 60 acres. 

B. National and Canadian Example Facilities 

1. Eastern States Exposition – West Springfield, MA 

LOCATION: Located in West Springfield, Massachusetts, along the Westfield River, the Eastern 

States Exposition (ESE) was established in 1916 on a 175-acre site. The ESE is home to The Big E, 

which is the largest annual fair in the Northeast.  

OWNERSHIP/ MANAGEMENT: The ESE is owned by the Commonwealth of Massachusetts and 

operated by the Eastern States Exposition Foundation (ESEF), which is organized as a not-for-profit 

educational institution. The ESEF comprises a 6-member Board of Directors, consisting of volunteer 

representatives of the civic, business, and agricultural communities of each of the New England 

states.  

FACILITIES: Several buildings located at the ESE serve to promote the history of the region and 

include two year-round attractions - Storrowton Village Museum and Storrowton Tavern. During The 

Big E, the replica statehouse buildings, each representing a respective New England state, serve as 

temporary historic attractions. Other buildings continue to serve their educational purposes, 

including the Horace A. Moses Building, the birthplace of Junior Achievement, and New England 

Center, used by many youth organizations like FFA (formerly Future Farmers of America), 4-H, and 

the Boy and Girl Scouts.  

The ESE also offers many event facilities, which include: 

Multi-Purpose Venues: 

 Better Living Center: This is ESE’s largest building at 123,000 square feet. The air-conditioned 

facility is often utilized for tradeshows. 
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 Young Building: The Young Center offers 55,000 square feet of exhibit space. The building also 

features three conference rooms and a restaurant with seating for 250. Located next to the 

Better Living Center, the Young Center is connected to the adjacent building via a walkway and 

the two buildings are often rented together. Typical events held at the Young Center include 

antique and collectible shows, college fairs, and craft shows.   

 Mallary Complex: The Mallary Complex offers flexible meeting space, with two exhibit halls 

(each at 54,000 square feet). This facility is utilized for agricultural shows and sales and youth 

fairs. It is also used in conjunction with other ESE building for larger trade shows and equestrian 

events.   

 Stroh Building: With 28,000 square feet of exhibit space, the Stroh Building is utilized for craft 

shows. It is also utilized in conjunction with other ESE building for larger events.   

Arenas: 

 Coliseum: The Coliseum features a 10,725 square foot arena floor with fixed seating for 5,000 

spectators. The arena was added in 2011 at a cost of $2.2 million. The expansion also included 

an overhead canopy connecting the Coliseum to the C-Barn, so that competitors may practice, 

as well as enter and exist, under a covered roof. Typical events held at the Coliseum include 

symphony presentations, archery competitions, equestrian events, and a three-ring circus.  

 Mallary Complex Arena: In addition to the facilities described above, the Mallary Complex 

includes a 21,400 square foot arena floor. 

 Xfinity Arena: The Xfinity Arena is an open-air venue, seating over 6,000 people. It serves as a 

venue for ticketed and free performances during The Big E. 

Barns: 

 C-Barn: The C-Barn is the main barn utilized by the ESE Horse Show and other year-round equine 

events.  

 D-Barn: The D-Barn hosts a variety of horse shows, including The Big E Draft Horseshow, where 

teams from all over the U.S. and Canada compete in a four-day event. 

 E-Barn: The E-Barn is used for smaller exhibits, including the FAA exhibits during The Big E.  

 F-Barn: The F-Barn serves as an auxiliary barn and has 100 horse stalls. 

Figure 4.5 provides a pictorial overview of facilities at the ESE. 
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Figure 4.5: Eastern States Exposition 

 

 

In 2013, Hard Rock International submitted an application to develop $700-$800 million Hard Rock 

Hotel and Casino New England on the ESE site. The proposal related to a 100,000 square foot casino 

and resort, including a 260-room hotel, 100,000 square feet of retail space, and a 3,500-seat 

entertainment venue. Figure 4.6 shows the proposed development. 
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Figure 4.6: Proposed Hotel and Casino New England 

 

Source: Sasaki International 

 

Although the proposal was rejected by West Springfield voters, the proposed plan is reflective of 

synergies that exist between fairgrounds and gaming and entertainment facilities. 

DEMAND SCHEDULE:  In 2013, the ESE hosted 120 shows and events. Excluding The Big E, total 

attendance at non-fair shows and events was approximately 1.1 million persons. The Big E itself 

drew 1.4 million visitors during the 17-day fair. Because of its theme to celebrate New England 

culture, The Big E attracts visitors from across the region, with over half (50.3 percent) of its 

attendees coming from Connecticut (adjacent to the Connecticut State line). Massachusetts 

residents represented 37.8 percent of attendees and residents of New York and other New England 

states represented an additional 9.8 percent of visitors. The remaining 2.1 percent of visitors lived 

outside of New England.  

REVENUE & EXPENSES: In 2013 the ESE recorded a net operating income of $789,576, representing 

a decrease over 2012 when it recorded a net operating income of close to $3.0 million, before 

depreciation and amortization. The Fair represents approximately 80 percent of ESE’s total annual 

revenues. According to the ESE, The Big E alone has created 2,800 full-time jobs in Hampden County. 

On an annual basis The Big E contributes nearly $225 million in economic output and creates 3,500 

temporary jobs. As a non-profit organization, the ESE also receives contributions to support its 

operations and uses its revenue to support educational programming. Over 90 percent of its 

expenses are related to programs. 
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Table 4.10: Eastern States Exposition Revenue and Expense Statement 

 

 

FUNDING: MassDevelopment issued an $8.9 million tax-exempt bond on behalf of ESE to help 

finance the construction of the Coliseum’s arena. Additionally, the ESE maintains a capital budget of 

approximately $1.1 million annually. 

OBSERVATIONS: Built to develop and showcase New England agriculture in 1916, the ESE offers the 

region a strong sense of tradition, and the facilities support educational programming for youths. As 

a non-profit organization, the ESE benefits from private donations and contributions. Its civic 

orientation has won the ESE acclaim, reflected in high attendance levels at The Big E, and its ability 

to draw individuals from across the region. While much of its prominence and revenue is the result 

of the Fair, the ESE does operate year-round facilities to attract visitors even during winter months.  

2. Osceola Heritage Park – Kissimmee, FL 

LOCATION: Situated approximately 3 miles to the east of downtown Kissimmee, just off the Florida 

Turnpike, Osceola Heritage Park (OHP) opened in 2003.  

Eastern States Exposition

Revenue & Expense Statement (2012-2013) ($'000s)

2012 2013

Operating Revenues

Program Services Revenue $15,161 $16,701

Net Rental Income (Loss) (156)               (1,384)            

Investment Income (Loss) 37                 9                   

Miscellaneous Revenue 13                 26                 

Total Operating Revenues $15,055 $15,352

Operating Expenses

Wages, Salaries and Benefits $3,922 $6,642

Program and Special Events 2,492             2,451             

Service Contracts 1,853             1,986             

Professional Services 132                54                 

Advertising and Promotion 781                794                

Administration 995                725                

Insurance 188                242                

Miscellaneous Expenses 1,726             1,667             

Total Operating Expenses $12,090 $14,562

Total Operating Income (Loss) $2,965 $790

Interest 349                376                

Depreciation, Depletion and Amortization 1,431             1,606             

Total Income (Loss) $1,185 ($1,192)

Source: Eastern States Exposition, Johnson Consulting
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OWNERSHIP/ MANAGEMENT: OHP is owned by Osceola County and privately managed by SMG. 

The facility employs a permanent staff of 24 persons. The mission of OHP is “to be a vital community 

partner and economic generator by presenting a diverse entertainment schedule, increased 

employment opportunities, and providing the highest quality of customer service to clients”. 

FACILITIES: Existing facilities on the 120-acre site include: 

 Silver Spurs Arena: 33,946 square foot arena floor that can accommodate 168 10’ by 10’ exhibit 

booths. Maximum seating capacity of 11,400 spectators, including 13 luxury suites.   

 Exhibition Building: 47,850 square feet of clearspan exhibit space, divisible into two sections of 

26,100 square feet and 21,750 square feet. The Building also includes 5,040 square feet of 

meeting space. 

 Kissimmee Valley Livestock Show Pavilion: Includes a show ring with a 6,000 square foot arena 

floor and 760 permanent seats, a 1,500 square foot multi-purpose room, and a 17,500 square 

foot barn and animal holding area. The Pavilion is utilized during the Osceola County Fair, as well 

as for animal shows and clinics, trade shows, livestock shows and sales, and outdoor sales 

throughout the year.   

 Osceola County Stadium: Originally opened in 1984 and expanded in 2003, the 5,300-seat 

Stadium includes separate major and minor league clubhouses and state-of-the-art training 

facilities. The Stadium is home to the Houston Astros Spring Training, which has a lease 

agreement through 2017, at which time it is understood the team will relocate to a new facility 

in West Palm Beach.    

 Heritage Club: New 3,500 square foot meetings and event space that opened in 2014. 

 United States Specialty Sports Association (USSSA) Headquarters: One of the largest youth 

sports organizations in the U.S.   

 University of Florida Extension Services: Includes a 5,040 square foot conference room, 

divisible into 3 sections, that is typically used for seminars, small functions, plant and food 

clinics, banquets, dances, and product launches.  

 Baseball Fields: 5 full-size baseball practice fields and 2 half-size practice fields.  

 Parking: 4,500 surface parking spaces. 

 RV Park: 50 hookups. 

Figure 4.7 provides an overview of facilities at OHP. 
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Figure 4.7: Osceola Heritage Park 

 

 

DEMAND SCHEDULE:  OPH hosts around 400,000 visitors annually, including close to 100,000 

people who attend the annual 10-day Osceola County Fair held in February. Kissimmee Valley 

Livestock Show and Fair, Inc., sponsors the Fair in association with the Florida State Department of 

Agriculture, University of Florida Cooperative Extension Services, and the Board of County 

Commissioners of Osceola County. OPH is also home to the Silver Spurs Rodeo, which attracts close 

to 700 horses on an annual basis. 

Figure 4.8 provides a breakdown of typical non-Fair events and attendance at the OPH. 
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Figure 4.8: Osceola Heritage Park Demand Schedule 

 

 

REVENUE & EXPENSES: The OHP typically operates at a net deficit of approximately ($3.0) million, 

before operating support. Table 4.11 provides a breakdown of revenues and expenditures at the 

facility between FY 2012 and FY 2014 

Table 4.11: Osceola Heritage Park Revenue and Expense Statement 

 

 

FUNDING: OHP capital costs and operating deficit is funded by a dedicated 6 percent Tourist 

Development Tax charged to visitors staying in Osceola County lodging facilities.   

OBSERVATIONS: OHP is an example of a successful Fairgrounds facility that seamlessly integrates 

professional and amateur sports uses with traditional Fairgrounds uses. In recent years, OHP has 

contemplated upgrades and expansion to add more stables and other facilities for livestock, and 

enhanced amenities for exhibits and trade shows.  
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Osceola Heritage Park

Revenue & Expenses (2012-2014) ($'000s)

FY 2012 FY 2013 FY 2014

Revenues

Charges for Services $1,757 $1,812 $1,857

Miscellaneous Revenues 0                   1                   -                    

Total Revenues $1,757 $1,813 $1,857

Expenditures

Operating Expenses $4,649 $4,804 $5,093

Capital Outlay 97                 57                 92                 

Total Expenditures $4,746 $4,861 $5,186

Total Operating Income (Loss) ($2,989) ($3,048) ($3,329)

Source: Osceola Heritage Park, Johnson Consulting
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3. Portland Expo Center – Portland, OR 

LOCATION: Located in Portland, with easy access to the mass transit system (it is a Park and Ride 

location), the Portland Expo Center (PEC) opened in 1965.  Since then, the PEC has undergone a 

number of expansions and renovations to become Oregon’s largest multi-purpose facility. 

OWNERSHIP/ MANAGEMENT: The PEC is owned by the Metro regional government and managed 

by the Metropolitan Exposition Recreation Commission, which is a 7-member advisory committee 

comprised of business and community leaders who set the strategic business direction for this 

facility and for the Oregon Convention Center. The PEC employs 13 full-time staff. 

FACILITIES: The 53-acre PEC campus comprises 5 interconnected buildings offering 330,000 square 

feet of multi-use exhibition space, 10 meetings rooms, and on-site parking for 2,200 vehicles. Table 

4.12 provides a breakdown of meeting and event space at the PEC. 

Table 4.12: Portland Expo Center Summary of Exhibit and Meeting Space 

 

 

Figure 4.9 provides an overview of facilities at the PEC. 

Portland Expo Center

Summary of Exhibit and Meeting Space

Size (SF)

Exhibit Halls

Hall A
Hall B
Hall C
Hall D*
Hall E**

Subtotal Exhibit Hall SF

Meeting Rooms

Number of Rooms
Smallest Room
Largest Room

Subtotal Meeting Room SF

Total

* Divisible into 2 sections of 36,000 SF each

** Divisible into 2 sections of 54,000 SF each

Source: Portland Expo Center, Johnson Consulting

Portland Expo Center

Summary of Exhibit and Meeting Space

Size (SF) Capacity (# of Persons)

Individual 

(Smallest)

Combined 

(Largest)
Theater Classroom Banquet

48,000          -                  2,726            1,680            1,860            
36,000          -                  2,700            1,656            1,440            
60,000          -                  4,736            3,000            2,880            
72,000          - 7,000            3,208            4,620            

108,000        - 9,000            5,280            6,240            
324,000        

10                5                  
204              -                  25                12                12                

-                  2,380            300              156              160              
4,903            

328,903        

* Divisible into 2 sections of 36,000 SF each

** Divisible into 2 sections of 54,000 SF each

Source: Portland Expo Center, Johnson Consulting
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Figure 4.9: Portland Expo Center 

 

 

There is an adjacent motor speedway and park, and about half a mile away, is an equestrian venue. 

These are operated independently from the PEC, but do jointly host events and share land for 

overflow parking with each other. 

DEMAND SCHEDULE: In 2014, the PEC attracted 466,213 attendees to 154 events. This represents 

an improvement over 2013, when the facility hosted 110 events and 429,613 attendees. Since 2010, 

the number of events held at the PEC has increased at an average annual rate of 12.0 percent, with 

total attendance increasing by 2.6 percent per annum. Table 4.13 provides a breakdown of events 

and attendance at the PEC between 2010 and 2014. 

Table 4.13: Portland Expo Center Demand Schedule 

 

 

Portland Expo Center

Demand Schedule (2010-2014)

# Events Attendance

2010 98 420,616
2011 93 390,333
2012 114 506,508
2013 110 429,613
2014 154 466,213

CAGR* 12.0% 2.6%

* Compounded Annual Growth Rate

Source: Portland Expo Center, Johnson Consulting
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In a typical year, the majority of events (52.7 percent) held at the PEC are consumer shows and 

public events, with the next highest proportion of events typically relate to meetings (23.7 percent). 

The ability to attract meetings reflects the most recent expansion, which provided a ballroom and 

meeting space and an upgraded appearance. The following figure provides a typical breakdown of 

events, by event type, at the PEC. 

Figure 4.10: Portland Expo Center Events by Event Type 

 

 

REVENUE & EXPENSES: Table 4.14 presents the PEC’s estimated operating revenues and expenses 

for FY 2013-2014. 

Table 4.14: Portland Expo Center Revenue and Expense Statement 

 

 

As shown, the PEC operated at a net income of $1.8 million in 2013-14, before other expenses. This 

represents an increase over 2012-13, when the facility recorded a net income of $1.4 million. The 

venue is operated with the Oregon Convention Center, so much of the administration functions are 

carried on in that operation.  

Consumer 
Shows/ Public 

Evens 

52.7% 

Meetings 
23.7% 

Miscellaneous/ 
Other 

18.3% 

Tradeshows/ 
Conventions 

4.3% 

Banquets/ 
Catering 

1.1% 

Portland Expo Center - Breakdown of Events by Event Type 
(Typical Year) 

Source: Porland Expo Center, Johnson Consulting 

Portland Expo Center

Estimated Revenue & Expenses (2013-2014) ($'000s)

2012-13 2013-14

Operating Revenues $5,800 $6,570

Operating Expenditures 4,380             4,720             

Total Operating Income (Loss) $1,420 $1,850

Source: Portland Expo Center, Johnson Consulting
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FUNDING: The PEC has realized net operating income for the last four years and receives no 

additional funding or revenue support, such as transient lodging tax, contributions or government 

support. However, the most recent capital facilities were funded from these sources.  

OBSERVATIONS: The divisible exhibit space at the PEC creates flexibility and allows for the creation 

of ballroom space. The venue is a location for a Park and Ride hub because the area’s light rail 

system terminates at these grounds. The system is well utilized by both event attendees and the 

Park and Ride function. 

C. Proposed Facilities 

1. Mid-South Fairgrounds Redevelopment – Memphis, TN 

OVERVIEW: The Mid-South Fairgrounds surround the site of Liberty Bowl Stadium, which is home to 

the University of Memphis football program. Current uses on the Fairgrounds site include The 

Children’s Museum of Memphis, Salvation Army of Memphis Kroc Center, Fairview Middle School, 

and the Mid-South Coliseum. 

Johnson Consulting was retained by O.T. Marshall Architects to evaluate the feasibility of developing 

a sports-related, mixed-use project on the 170-acre Fairgrounds site. It was proposed that 65 acres 

be dedicated to sports-related venues and attractions and approximately 400,000 square feet be 

developed as themed retail space. Figure 4.11 shows the proposed development plan. The Liberty 

Bowl Grounds, opening of the Kroc Center and redevelopment of the school on the property have 

already occurred. 

Figure 4.11: Proposed Mid-South Fairgrounds Redevelopment 
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OBSERVATIONS: Although the development involves the repurposing of the Fairgrounds, Mid-South 

Fairgrounds is demonstrative of the synergies that exist between Fairgrounds uses and sports and 

recreation uses.  

D. Redeveloped Facilities 

1. AKSARBEN – Omaha, NE 

OVERVIEW: Situated in Midtown Omaha, AKSARBEN relates to the redevelopment of the former Ak-

Sar-Ben racetrack and coliseum, which were demolished in 2005. The main element of the 

redevelopment project – AKSARBEN Village – occupies 80 acres of the property and comprises more 

than one million square feet of retail, entertainment, office, residential (500+ apartments) and hotel 

space (135-room Marriott), along with a 4.5-acre park. The vision for the project was to create a 

“live-work-play” environment. Figure 4.12 provides an overview of AKSARBEN Village. 

Figure 4.12: AKSARBEN Redevelopment 
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To the north of the Village, the University of Nebraska-Omaha (UNO) has built their AKSARBEN 

Campus, including ten 3-story dormitory buildings.  A new $87.9 million arena is scheduled to open 

in 2015. 

OBSERVATIONS: The Douglas County Fair that was held at AKSARBEN has been modified, because 

its grounds have been placed into commercial use.  It has relocated to Downtown Omaha, and 

anchors out of the Verizon Arena, but is a full festival held in the downtown area. It is held with the 

AKSARBEN Stock Show & Rodeo. City Officials have declared the AKSARBEN Stock Show & Rodeo the 

“Official Community Celebration of Omaha” where attendees are provided with a unique mixture of 

Championship competition and family entertainment activities.  

The AKSARBEN Stock Show & Rodeo is produced by and benefits the AKSARBEN Foundation, one of 

the top philanthropic organization for the region’s corporate and community leaders.  

II. OPPORTUNITIES FOR NON-FAIRGROUNDS USES 

A. Market Research and Land Values 

This subsection summarizes the Consultant Team’s market research and land value estimates as of 

Spring 2015.  The land value estimates are based on data reported by CoStar Realty Information 

(CoStar) and represent land values in the larger San Jose market area, as there were not enough 

transactions in the vicinity of the Fairgrounds to generate a representative estimate.  The research 

consisted of identifying vacant land transactions, sorting by underlying zoning, and estimating 

average values per acre.  The per acre values are used to estimate how much annual ground rent 

may be achievable based on a yield assumption of 6 to 7 percent. 

1. Multifamily Residential 

The market research and land value estimates are focused on multifamily rental residential product 

rather than for-sale product, because the County Supervisors have expressed a strong preference to 

offer any surplus land through a ground lease rather than through a fee simple sale, and developing 

and marketing single family residential product when the land is subject to a ground lease is not 

viable. 

 Multifamily residential land values are approximately $3.5 million per acre in the larger San Jose 

market, which could be expected to yield an annual ground rent of $210,000 to $245,000 per 

acre.  However, a 9.8-acre transaction of fully entitled residential land on Communications Hill, 

near the Fairgrounds, sold for < $2 million per acre, which may be a more realistic reflection of 

the Fairgrounds market area. 

 There is a significant amount of new residential construction either planned or underway in the 

vicinity.  A second phase of development at Communications Hill is expected to include 2,200 

new residential units as well as retail, parks, trails and a new school. 
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 With the City of San Jose’s new General Plan, San Jose 2040, there is no housing allocated to the 

Fairgrounds area.  Any housing developed at the Fairgrounds would have to be reallocated away 

from some other area in the City, which the City is unlikely to approve.  Market rate housing 

would encounter regulatory and political barriers and is not on the City’s priority list.  Housing is 

a fiscal consideration for the City; the City is prioritizing development that will achieve a more 

fiscally beneficial jobs/housing balance in the City.  

 While there is strong demand for affordable housing, it would not generate the land value being 

sought. 

 

2. Retail 

 Retail land values are approximately $1,000,000 per acre in the larger San Jose market area, 

which could be expected to yield an annual ground rent of $60,000 to $70,000 per acre. 

 Monterey Road is evolving into a strong performing retail corridor, although development is still 

spotty and the underdeveloped and undeveloped stretches are “gritty.”  The corridor is auto-

oriented with large parcels that can make the street feel uninviting.   

 Existing retail development includes The Plant, a popular regional shopping center (the approval 

of which consumed a large share of allowable trips in the area), Chavez Market, and the Grocery 

Outlet.  

 The Sun Garden Center at 1600 Monterey Road includes a Walmart Neighborhood Market and is 

now open.  Phase II of construction is underway.    

 If the Fairgrounds site were to include any new retail development intended to serve the 

broader area, frontage along Monterey would be desirable. 

 Retail that complements any new development on the site would be appropriate, assuming it is 

targeting different types of retail than what is offered at The Plant.  

 

3. Office 

 Office land values are approximately $2.7 million per acre in the larger San Jose market area, 

which could be expected to yield an annual ground rent of $162,000 to $189,000 per acre. 

 The site is not likely to be attractive to an office user looking to establish a campus-like presence 

in the City of San Jose or the area more generally given the access challenges and the lack of 

prominent visibility.  

 From the perspective of a potential office tenant, there are limited amenities in the area, 

particularly in terms of transit and direct freeway access and proximity to class A hotel rooms.  

Although The Plant is nearby, it is not close enough to walk for a quick coffee break, and the lack 

of visibility and the perception of the area are additional challenges for an office user.  Any new 

significant office development would need to be almost fully self-contained, providing at least 

some employee amenities on-site would be necessary.  
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4. Industrial 

 “Industrial” broadly includes a full range of uses from heavy manufacturing to light industrial 

assembly uses. 

 Industrial land values are approximately $500,000 per acre in the larger San Jose market area, 

which could be expected to yield an annual ground rent of $30,000 to $35,000 per acre. 

 The area is currently one of the City’s more heavy industry and manufacturing-intensive areas.   

 From an economic development perspective, industrial users, such as machine shops and 

assembly and contract manufacturers, offer good paying, non-high-tech jobs that do not 

necessarily require college degrees, and these jobs are part of the high-tech supply chain and 

support the high-tech industry.   

 Given the current supply of underutilized industrial space in the area, it is unlikely that a 

developer or end user would invest in new industrial construction. 

 Industrial uses may conflict with recreational and exhibition uses associated with the 

Fairgrounds site. 

 

5. Hotel 

 The “Hotel” category broadly contemplates a full range of types of accommodations from 

motels to national flag-operated hotels. 

 Hotel land values are approximately $875,000 per acre in the larger San Jose market area, which 

could be expected to yield an annual ground rent of $52,500 to $61,250 per acre. 

 There are several hotel/motels in the area of varying quality, but, in general, the City and County 

are under supplied in the lodging land use. 

 

6. Commercial Recreation 

 Commercial Recreation uses include “pay-to-play” uses, such as youth sports fields, paint ball, 

go carts, and curling, several of which are described in more detail in the subsequent section of 

this memo.  With respect to the estimated lease revenue reported below, this use type does not 

include a professional sports stadium. 

 In most cases, these uses appear consistent with the County’s guiding principles for the 

Fairgrounds of “Community” and “Open Space and Recreation.” 

 Of the potential commercial recreation operators, all expressed an ability to pay at least some 

ground rent.  Annual ground rent would be in the range of $5,000 to $15,000 per acre. 
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Table 4.15: Annual Lease Revenue Estimates by Land Use Category 

 

 

B. County, City, Community and Developer Perspectives 

This subsection summarizes the perspective of the County BOS, as communicated through the 

Fairgrounds Guiding Principles document, City of San Jose Economic Development and Planning 

staff, community outreach process (summarized in a separate document), and local developers.   

1. County Perspective 

The BOS has prepared a list of “Guiding Principles” for master planning the Fairgrounds, which were 

described in the Introduction to this report.   

2. City Perspective 

It is expected that any non-Fairgrounds and non-Public uses will require City of San Jose entitlement 

approvals as non-Fairgrounds uses likely will be annexed into the City and the City will be 

responsible for providing public services.  An interview with the City’s Economic Development and 

Planning Departments confirmed several of the City’s objectives and identified potential constraints: 

Retail Commercial: Monterey Road is evolving into a strong performing retail corridor, although 

development is still spotty and the underdeveloped and undeveloped stretches are “gritty.”  The 

corridor is auto-oriented with large parcels that can make the street feel uninviting.  Existing retail 

development includes The Plant, a popular regional shopping center (the approval of which 

consumed a large share of allowable trips in the area), Chavez Market, and the Grocery Outlet.  If 

the Fairgrounds site were to include any new retail development intended to serve the broader 

area, frontage along Monterey would be desirable. 

Annual Lease Revenue Estimates by Land Use Category

Land Value

Land Use Category per Acre (at 6% yield) (at 7% yield)

Currently Demonstrating Market and Entitlement Support

Commercial Recreation $150,000 $9,000 $10,500
Hotel $875,000 $52,500 $61,250
Retail $1,000,000 $60,000 $70,000

Currently Lacking Market and/or Entitlement Support

Industrial $500,000 $30,000 $35,000
Office $2,700,000 $162,000 $189,000
Residential (Multifamily) $3,500,000 $210,000 $245,000

Sources: CoStar Group; Economic & Planning Systems, Inc.

Annual Lease Revenue (per Acre)
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Industrial: The area is one of the City’s more heavy industry and manufacturing-intensive areas.  

From an economic development perspective, industrial users, such as machine shops and assembly 

and contract manufacturers, offer good paying, non-high-tech jobs that do not necessarily require 

college degrees.  Furthermore, these jobs are part of the high-tech supply chain and support the 

high-tech industry.  Currently the City’s industrial vacancy rate is too low—around 4 percent.  It 

should be around 6 percent to 7 percent.  The City is also undersupplied in mini-storage, 

representing a potential short and/or long term use. 

Housing: With the new General Plan, San Jose 2040, there is no housing allocation for the 

Fairgrounds area. Any housing developed at the Fairgrounds would have to be reallocated away 

from some other area in the City, which the City is unlikely to approve. Market rate housing would 

encounter regulatory and political barriers and is not on the City’s priority list. Housing is a fiscal 

consideration for the City; the City is prioritizing development that brings fiscal benefits without the 

high service costs associated with housing. That said, there is a significant amount of new residential 

construction either planned or underway in the vicinity, with a focus on high-density housing within 

walking distance of a transit node. A second phase of development at Communications Hill is 

expected to include 2,200 new residential units as well as retail, parks, trails and a new school.  

Accommodations: There are several hotel/motels in the area of varying quality, but, in general, the 

City and County are under supplied in the lodging land use.  

Relationship to Downtown San Jose: Although the Fairgrounds site is very near Downtown, the two 

areas do not relate to one another. The City is unlikely to want to approve anything on the 

Fairgrounds site that could jeopardize the City’s Downtown revitalization efforts.    

3. Community Perspective 

As summarized in Section 3 of this report, the community survey respondents have indicated clear 

priorities for the Fairgrounds Site.  It is clear that there is great affection for the Fairgrounds and the 

County Fair.  The community recognizes that investment in the facilities and grounds at the 

Fairgrounds will require sources of revenue that have not yet been identified and that improved 

facilities will command higher rental rates, impacting the area’s supply of low-cost event space.  

The area is underserved in terms of neighborhood-serving retail, although regional retail and big box 

retail also made the list of community priorities. Employment uses such as industrial green tech and 

workplace were noted as well. Housing in general was mentioned with some frequency, although 

low income housing, and multifamily apartment housing are much lower in priority. 

Through leases and/or revenue sharing arrangements, non-Fairgrounds uses represent the greatest 

potential to generate the revenue necessary to help support the public uses that the Community 

wants.  While this visioning process considered the full range of revenue-generating uses for which 

there is market support, there may be some uses that are incompatible with the regulatory and 

political framework in place.   
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4. Developer Perspectives 

The impression of the developers interviewed was that though this site is about the size of the Apple 

II site, big companies are not likely to be interested as there is no “front door” or entry statement 

and no elegant way to get from the freeway. With limited amenities in the area, particularly in terms 

of transit and direct freeway access and proximity to Class A hotel rooms, the site would need to be 

almost fully self-contained. 

As a residential location, this is a “B” location.  Apartment developers may be interested in a long-

term lease, and there may be a few privately held development companies active in the South Bay 

who would be candidates. If residential development were to be allowed, the developer would need 

a critical mass to create a stand-alone neighborhood—approximately 200 units, 20 to the acre on 10 

acres with multiple product types. As for retail, developers perceive that The Plant shopping center 

absorbed demand for retail uses in the short- to mid-term, although there could be some demand 

for additional retail to support new housing. Incubator space or small-scale manufacturing is likely 

to go into existing, single-story tilt up space—which is abundant in the South Bay—rather than 

newly constructed space at the Fairgrounds site. 

The brand of the San Jose Giants fits well with the old Fairgrounds and could be a great anchor 

use—a destination location that could be further augmented by joint development and 

management of a sports field complex with supporting retail, restaurant and entertainment uses.  

This location would benefit from the kind of draw that the SJ Giants would offer.  

III. INSIGHTS FROM INTERVIEWS 

There is tremendous interest in, and hope for, the future of the Fairgrounds. Current users of the 

Fairgrounds are concerned about it being completely redeveloped since it serves an important role 

in the community by providing event space that is lower in cost than other facilities in the region, 

and for many events provides a mix of indoor and outdoor spaces that are simply not available 

elsewhere. Several groups indicated that if this space goes away, so would their event. Given how 

prior efforts to redevelop the Fairgrounds ensued, these fears are not unwarranted. Hence, the BOS 

requested that the Consulting Team speak to and considers the opinions of current users, 

stakeholders and management. Interviews conducted complement the other outreach tools used by 

the Consulting Team to listen to County residents and stakeholders.  

A. Summary of Interviews 

The Consulting Team conducted a variety of interviews in person and over the telephone. Notable 

individuals, groups and organizations interviewed included (it is noted that several other individuals, 

groups and organizations were contacted but either did not respond or declined our invitation): 

 Fair Management Corporation Board (FMCB) Members 

 Fair Management Corporation Staff (FMCS) 
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 County Staff 

 City of San Jose Staff 

 Santa Clara Convention and Visitors Bureau 

 Members of the development and business community 

 Show promoters and organizers from a wide array of event types 

 Current tenants of the Fairgrounds 

 Potential stakeholders that have expressed interest in the Fairgrounds site. 

The above groups represent a broad spectrum of the Santa Clara County cultural, recreational, 

business, hospitality and tourism sectors, who are familiar with the market area and the role the 

Fairgrounds plays in the community. The key issues and observations identified by existing and 

potential users of the site are summarized below. 

1. General  

 The condition of the Fairgrounds has deteriorated over the years due to a lack of reinvestment 

into upkeep of the facilities and grounds.  

 A sufficient resource base has not been earned nor provided to maintain the Fairgrounds at, or 

better than, industry standards.  

 Off-Track Betting has traditionally been one of the more significant revenue generators for the 

Fairgrounds. There have been declines in revenue over the past few years and FMC 

management believes declines will continue.  

 County disclosure requirements have prevented FMC from achieving market-based lease rates 

for some tenants since lease agreements are public information. 

 Given the County Supervisor term lengths, FMC Board appointments change and are of short 

duration. Longer-term Board appointments may provide more stability in oversight of the 

Fairgrounds. 

 There needs to be clearer lines of communication between FMCS, FMCB and the County.  

 The decline of the Fairgrounds accelerated when some of the facilities were demolished. This 

lead to the need to bring in tenants to replace the revenue lost from facility rental. 

 The annual Fair has declined in attendance and its short duration increased the annual loss. Key 

comments included concerns with the perception of the grounds not being safe, the programing 

strategy for the Fair, and declining interest in the Fair because it has eroded as a product and 

has not changed to meet its current market. 

 There is wide variation in the perceived amount of land needed for Fairgrounds purposes.    

 Many uses desired by interviewees require capital investment and incur operating expenses, but 

do not earn sufficient revenue to pay for themselves. There is an unrealistic expectation/hope 

that assets and amenities can be provided, without recognition of the funding required to 

provide them.  
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2. Stakeholders 

 A significant number of groups stated that without the Fairgrounds they would not be able to 

continue their event or organization. 

 Cost of other venues in the region is much more expensive than the cost of having an event at 

the fairgrounds. The tradeoff is that the state of repair of facilities at the Fairgrounds is in 

decline. 

 There is hesitancy to invest in or expand events/facilities due to the undetermined future of the 

Fairgrounds. 

 For events that use the parking lot as event space, such as the Farmers Market, the quality of 

the parking surface needs to improve and availability policy needs to be better defined. 

 The events held at the Fairgrounds are a benefit to the community and important to the rich 

social and cultural fabric of the County. 

 There are a very limited number of venues in the region that allow animal events. The 

Fairgrounds is important since it can host events with animals. 

 The San Jose Giants expressed an interest in developing a new baseball stadium and tournament 

complex on a portion of the Fairgrounds site. The organization expressed an interest in working 

closely with the County and community to develop a project that is an asset to the community. 

Response from the stakeholders at the stakeholder meeting was positive, especially if the 

concept would add more recreational and entertainment options. 

 Other sports (soccer) state there is an urgent need for fields in this area of the County. 

 Paintball International desires to expand their footprint on the Fairgrounds site. It is actively 

looking at other sites in the region for alternative expansion sites. 

 Existing show promoters say they can expand current events and add more events if better 

facilities were provided. Further, if management and the Board asked, many show managers 

and exhibitors would donate skills and resources to arrive at a better product.  

 

3. Facility-Related 

 A number of groups stated that without the Fairgrounds they would not be able to continue 

their event. 

 Some of the buildings are still useable, but need sprucing up and modern public elements.  

 New or upgraded facilities are desired but there was hesitancy in paying increased rental rates 

for better facilities. Bathroom improvements were stated as the most urgent. 

 There needs to be better physical organization of the Fairgrounds with more green space that is 

accessible. 

 It was stated that there is a lack of recreation and cultural facilities in the community and people 

interviewed hope to have recreational facilities on the fairgrounds site. 
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B. Specific Opportunities – Existing Tenants 

The Consulting Team spoke with the following current users of the Fairgrounds site: 

 Operators of the Farmers Market on the parking lot across Tully Road 

 Paintball International, which operates Santa Clara Paintball 

 California Trolley and Railroad Corporation 

 Existing tradeshow, consumer show, festival and art show producers 

 Staff at the Fairgrounds who create the annual Fair and market new and recurring events 

 

1. Farmers Market 

The Farmers Market lease is with the FMC for half of the parking lot across Tully Road but 

expansion, which is feasible from an operational standpoint, would require the remainder of the lot. 

Management of the Farmers Market has invested in lighting, even though the lease term is only 

three years. It is understood that Management would make more investments, such as pothole 

repair and general grounds improvements, with a longer-term lease. 

The Farmers Market is a combined farmers market and flea market concept that operates on 

Wednesdays and Sundays and has been operating for the past four years. 

In order to keep the market’s vendors, consistency of operation is important. Management would 

not want to change the market’s location to anywhere else on the Fairgrounds site, but believes the 

operation is well-established enough that it could move; it is more important to have a sufficient 

amount of space. 

2. Santa Clara Paintball 

Paintball is a popular activity and a revenue generator, and the use is compatible with a broader 

youth sports/activity concept. Santa Clara Paintball opened in 2003 and now serves about 1,000 

players per week; a typical Saturday might see 500 people. According to Management, the facility is 

“the most played at” in Northern California.  

Santa Clara Paintball wants to be the destination for paintball, laser tag, slides, rock climbing, water 

features, ropes course, bouncy houses, etc.  They would like 10 to 20 acres, although they have 

indicated that they will work with what they are provided.  Management is envisioning $6 million to 

$10 million in capital investment, and would like a 20-year lease.  According to management, with 

reinvestment, Santa Clara Paintball could rise to the quality of the Hollywood Sports Park in 

Bellflower. 

Because Paintball wants to be the destination on the Fairgrounds site, they would like visibility.  

They are happy to share facilities (e.g., food /lounge space) and parking, if it makes sense 

operationally and economically.  Other complementary uses could include meeting space and party 

space.  
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Santa Clara Paintball currently pays approximately $10,000 per month for the land that they are on 

(the lease amount varies in the winter/summer months). With investment, their operation would 

grow, and presumably, their ground lease rent payments could grow too. 

3. California Trolley and Railroad Corporation 

The California Trolley and Railroad Corporation cannot develop a museum at this location (the track 

continuity to/from the site has been broken) but they would like to keep their current acreage 

(approx. 2 to 3 acres) for their restoration work. They would like improved fencing, dusk to dawn 

lighting, a cover for their locomotive (which belongs to the County), general theft protection, and 

illegal dumping prevention support. They could run a track around the perimeter of the Fairgrounds 

and help move people around during the Fair and/or other events. They cannot pay any rent but 

they do believe that they make a historical contribution to the site. 

C. Specific Opportunities – Potential Stakeholders 

The Consulting Team engaged in two rounds of stakeholder interviews with organizations that are 

interested in using a portion of the Fairgrounds land not needed for the Fairgrounds operations.  In 

most cases, these entities are interested in relocating their current operations to the Fairgrounds 

site.  In some cases, potential stakeholders reported their acreage requests and land rent 

assumptions, which are documented below and on Table 3.16 (below).  Potential stakeholders 

include the following: 

 Representatives of the San Jose Giants (also present were representatives of the San Francisco 

Giants) 

 Management of the Berryessa Flea Market 

 Management of the Oak Hill Memorial Park (SCI Management) 

 Management of Cambrian Go-Carts 

 Management of Bay Area Curling 

 

1. San Jose Giants 

The San Jose Giants are currently classified as “High A” and they are in their 28th year as an affiliate 

in San Jose. The team is wholly owned by the San Francisco Giants. The Team’s objectives are to 

develop talent, immerse the Bay Area in the “Giants” brand, and to offer a fun, affordable, family-

friendly activity. The Team plays at Municipal Stadium, which was built in 1942; the stadium is in 

declining repair and no longer meets industry standards. The San Jose Giants’ lease is with the City 

and has another four years on it (current lease is a five-year lease).  According to the representatives 

interviewed, the Team is very committed to San Jose. 

The Team has a loyal fan base (approximately 300,000 visitors per year) but it has outgrown 

Municipal Stadium.  The San Jose Giants are interested in developing a new stadium plus a youth 
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sports complex to complement the stadium—similar to the ESPN Wide World of Sports Complex in 

Orlando.  

Their proposal is 14 acres for the ballpark plus retail (they could go a bit smaller on this component) 

and 52 acres for the sports complex.  The sports complex anticipates six baseball fields and eight 

soccer fields.  Six baseball fields is the minimum needed to operate a tournament.  They could 

reduce the number of soccer fields—perhaps to four or six.  The soccer fields are more flexible than 

the baseball fields in terms of other sports activities that can be played on the fields.  Revenue-

generating amenities could include: sports bar, merchandise outlet, batting cages, kids’ pavilion. 

Parking would fit in with other uses. 

They estimate that their capital investment will be approximately $85 million to $100 million that 

they would fund without public money. The stadium would cost approximately $50 million to $65 

million. Each sports field would cost about $2.5 million. Their operations would be economically self-

sufficient, including debt service and lease payments, although they have not indicated a lease 

payment amount. 

The San Jose Giants seem like a good fit for the site and their objectives are consistent with many of 

the County’s goals for the site.  Their ability to bring capital to the deal will be key.  

2. Berryessa Flea Market 

With arrival of BART, the Berryessa Flea Market’s current site has become valuable for housing 

and/or other higher intensity uses, and the owners of the Berryessa Flea Market are looking for a 

new location.  They have stated it could operate efficiently on approximately 45 acres, some of 

which could include shared facilities with the Fairgrounds. The Berryessa Flea Market’s timing is 

flexible.  The Berryessa Flea Market could be more than a tenant; they could bring management 

expertise and help with infrastructure improvements. 

The Berryessa Flea Market has 100 acres at their current site (site was 120 acres but they sold 20 

acres for residential development).  The Berryessa Flea Market is a major institution in the area.  

They put on a regular calendar of events.  Such events include: salsa, health fairs, music, kids 

activities, crafts, street soccer, other sports, etc. Produce row is a big attraction at the Berryessa Flea 

Market.  The Berryessa Flea Market is used to sponsoring, promoting and managing events and 

mentioned that they (i.e., the Berryessa Flea Market) could manage the Fairgrounds. 

The Berryessa Flea Market believes the Fairgrounds is in the perfect demographic zone for them 

with good vehicular access.  They think it is a better location than their current location. The 

Berryessa Flea Market has responded to previous Fairgrounds planning processes, since 1991—they 

were part of the KB Homes proposal that incorporated the promenade – they like the idea of a 

central street. 

The Berryessa Flea Market is primarily a weekend business although they operate (or would like to 

operate) a smaller market on Wednesdays and Fridays.  Regardless, space is available for other uses 
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during the week.  They operate 52 weeks per year. As such, the Berryessa Flea Market believes 

these activities are compatible with the Fair’s activities and that the Fair could be better with them 

involved.  The Berryessa Flea Market believes it is compatible with the concept outlined by the San 

Jose Giants, but they are direct competitors of the current Farmers Market operation. 

They would like to use some if not all of the existing facilities on occasion - they are flexible on this 

point and it would depend on the specific terms that can be agreed to. The Berryessa Flea Market 

would then be a part of maintaining, enhancing and generally improving the Fairgrounds. Critical 

infrastructure improvements would need to include new bathrooms and the smaller food outlets 

and the Central Park promenade.   

In both interviews with the Berryessa Flea Market, management indicated that they are prepared to 

be very flexible. Their preliminary concept is to overlay their operations on the existing Fairgrounds 

acreage by setting up vendors within the existing circulation layout, under the trees, adjacent to the 

buildings, etc.  They would want to contribute to some “sprucing” of the landscape and the 

restrooms, if not more. Taking vacant land is also an option but a more expensive option as the 

vacant land does not come with any of the existing infrastructure (restrooms, paving, landscaping, 

etc.).  Their “core” operation would require 50 acres (overlaid on the existing Fairgrounds). This 

includes their vending area and parking (approximately 25 acres of parking and 25 acres of selling 

area.)  

They are willing and interested in taking on as much management (i.e., event programming) as 

would be helpful. They do not believe they can accommodate the existing farmers’ market, as they 

are direct competitors with different standards of operation. The Berryessa Flea Market operates all 

day on Wednesdays, Fridays, Saturdays and Sundays. They would want a 20-year lease. With their 

core operation (150 vendors), they have stated that they can pay approximately $300,000 per year.  

This could grow to more than $1 million per year if/when they move their whole operation. The 

lease amount would depend on the level of capital improvements they make and would need to be 

negotiated.  

3. Oak Hill Memorial Park 

The Oak Hill Memorial Park site is about 350 acres and it has been in operation since 1851.  It is a 

heritage cemetery where many prominent, local figures are buried (including members of the 

Donner Party). The Cemetery is owned and operated by SCI Management, which is an international 

(US and Canada), publicly-traded company. They are experts in cemetery planning and 

development. SCI acquired the Oak Hill Memorial Park in the 70s. 

The Cemetery has approximately 10 years remaining of expansion capacity. The Cemetery would 

like about 15 to 20 acres on the Fairgrounds site. SCI would need to figure out how to get across the 

street—crosswalk, tunnel, bridge.  It doesn’t matter where on the Fairgrounds site they are located 

so long as there is some frontage and access on Monterey that relates to the existing Cemetery land.  

The amount of acreage needs to make economic sense; it needs to be worth it for them to make 
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whatever improvements necessary to get across the street. Purchasing the 14-acre parking lot is of 

some interest to SCI although it is not their first choice. 

The Cemetery would need to buy the land; for legal and ethical reasons, even a very long-term lease 

is not a possibility.  That said, there are a number of ways to structure the deal so that there is a 

regular source of revenue that comes off the deal: they could finance the purchase or there could be 

options and incremental take-downs. However, the intent has to be very clear: as the space is 

needed, the Cemetery will take the land back and use it.  SCI indicated they are willing to be creative 

so long as the intent is clearly understood. 

Because SCI will not need the land for approximately 10 years, they are open to interim uses so long 

as they can avoid the “political” problem of having it look like the Cemetery is taking land away from 

a popular community use, such as little league (even if all the legal protections are in place).  Interim 

uses that could work include: trails, nurseries, temporary storage, golf driving range, batting cages, 

put-put golf, and paintball.  SCI is not opposed to a flea market, but it would need to be a 

partnership that works for both. Cemetery is willing to install and maintain green space. Some 

supporters of expansion have suggested the Cemetery could act as a “buffer”.   

An agreement with SCI would require a sale, but with creative financing, the deal could result in 

residual revenue for the County.  In addition, a range of interim uses (appropriate to the vision for 

the Fairgrounds) are acceptable to SCI, and the land could be developed to feel like open space to 

the public.   

4. Cambrian Go-Carts 

Cambrian Go-Carts represents that it needs about 30 acres—in a rectangular form—to operate.  

Management has been sketching plans that are 1,000 feet x 1,500 feet.  The total acreage could be 

reduced if shared parking were a possibility. Thirty acres includes the tracks, facilities, parking and 

RV parking around the perimeter. On-site facilities would include a restaurant, some retail, a 

children’s play structure, and classrooms.  Management is proposing $8 million to $10 million in 

capital investment and would require a minimum of a 10-year lease with a two+ 10-year options. 

Management believes the business would be financially sustainable quickly and would be able to 

pay a ground lease—eventually $30,000 per month. 

5. Bay Area Curling 

Bay Area Curling is looking for a permanent, dedicated curling facility.  They need about one acre on 

which to construct a 15,000-square foot building.  Of the 15,000-square foot building, approximately 

10,000 square feet would be dedicated to ice.  The ice portion needs to be rectangular—70 feet x 

150 feet with a 20-foot high ceiling.  They could share parking, which might reduce their acreage 

need.  They can open the ice to public skating in December. They are looking at a capital investment 

of approximately $1 million (assumes they go with a very efficient, already designed structure that 

meets international standards). With manageable land and building costs, they believe they can be 
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cash-flow positive in two years.  The organization has indicated that they need long term certainty—

the very minimum lease term would be 10 years. There could be some sharing of food/concession 

revenue. 

Table 4.16: Annual Lease Revenue Estimates by Specific Commercial Recreation Stakeholder 

 
  

Potential Stakeholder

Acres 

Requested

Estimated 

Annual Rent

Estimated Annual 

Rent per Acre

California Trolley and Railroad Corporation 2 to 3 $0 $0
Santa Clara Paintball/ Laser Tag 10 to 20 > $120,000 > $6,000 to $12,000
Cambrian Go-Carts 30 eventually $360,000 $12,000
San Jose Giants 66 unknown, but > $0 unknown
Bay Area Curling 1 unknown, but > $0 unknown
Berryessa Flea Market ("Core Operation") at least 50 acres $300,000 $6,000
Farmers Market
Oak Hill Memorial Park [1] n/a n/a

Source: Stakeholder Interviews Conducted by EPS and Johnson Consulting.

[1] The Cemetery has approximately 10 years remaining of expansion capacity. Cemetery would like about 15 to 20 acres on the 
Fairgrounds site. The Cemetery would need to buy the land; even a very long-term lease is not a possibility.  
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IV. SUMMARY 

Based upon our analysis of market and industry trends, and best practices observed at regional and 

comparable facilities, there are a variety of opportunities available to the County as it relates to the 

future of the Fairgrounds. These range from maintaining the status quo, with or without pursuing 

other real estate development on land parcels not currently utilized for fairgrounds activities, to 

removing the fairgrounds functions completely and repurposing the site. The following table 

summarizes precedents set by a selection of regional and national fairgrounds. 

Table 4.17: Summary of Development Precedents 

 

 
Appendix V: Hypothetical Land Use Allocation Diagrams provides hypothetical site plans for the 

Fairgrounds based upon these precedents. 



Santa Clara County Fairgrounds                     Section V: Indicated Strategy DRAFT FINAL 
San Jose, California                        August 31, 2015 

 

 

114 

 

INDICATED STRATEGY 

I. FAIRGROUNDS USES 

1. It is clear that there is great affection for the Fairgrounds and the County Fair throughout the 

County.  When asked what non-Fairgrounds uses the Community finds appealing, parks, 

recreation and play spaces and community spaces lead the list. The community recognizes that 

investment in the facilities and grounds at the Fairgrounds will require sources of revenue that 

have not yet been identified and that improved facilities will require higher rental rates. 

2. Based upon an interpolation of non-racetrack/ non-equestrian components of the other 

fairgrounds, approximately 60 acres is needed to provide for green space, buildings, carnival 

elements, parking and administrative space to operate an urban fairgrounds.  

3. Complete revamping of the aesthetics of the grounds, creating green space and amenities for 

use by visitors to the grounds is warranted and desired. 

4. Someday in the future, consideration should be given to providing one new expo building, with 

a minimum of 100,000 square feet of space and with expansion potential. No other fairgrounds 

in this region have a facility of this size, and industry trends and best practices reveal that a large 

single building supported by multiple other buildings (currently in place) is most appropriate.   

5. A willingness to create a funding mechanism to support the capital improvements of the 

grounds. One tool would be tying profits from excess land under the current purview of the FMC 

Board to future capital improvements on the dedicated fairgrounds project component. A 

multitude of other funding strategies to support capital improvement exists, combined with 

earned revenue and philanthropic giving.   

II. NON-FAIRGROUNDS USES 

1. From a place-making perspective, the potential for non-Fairgrounds uses represents an 

opportunity to create an asset that is more significant than the sum of its parts. Other uses can 

complement the Fairgrounds and bring energy and vitality to the area and, if recommended by 

the Board of Supervisors, to generate revenue to support the Fairgrounds uses.   

2. Through leases and/or revenue sharing arrangements, non-Fairgrounds uses represent the 

greatest potential to generate the revenue necessary to help support the public uses that the 

Community wants, or for other County purposes.  While this Market Opportunities report 

considers the full range of revenue-generating uses for which there is likely market support, 

there may be some uses that are incompatible with the regulatory and political framework in 

place.   

3. Identifying a mechanism by which some, if not all, of the revenue generated by non-Fairgrounds 

uses can be retained by the Fairgrounds to support the capital improvements needed and 

generate a revenue stream to fund operations and maintenance of the site would help to make 

the tradeoffs between revenue generating uses and public uses more transparent and 

supported. 
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4. Of the land uses evaluated for revenue generating potential, market-rate, multifamily residential 

housing likely would yield the most annual revenue (i.e., ground lease rent), followed by office 

and then retail. 

5. Market-rate housing would encounter regulatory and political barriers and is not consistent with 

the City of San Jose’s General Plan.  Housing is a fiscal consideration for the City; the City is 

prioritizing development that brings fiscal benefits without the high service costs associated 

with housing.  While there is strong demand for affordable (low income) housing, it would not 

generate the land value being sought. 

6. If the Fairgrounds site were to include any new retail development intended to serve the 

broader area, frontage along Monterey would be desirable. Retail that complements any new 

development on the site would be appropriate, assuming it is targeting different types of retail 

than what is offered at The Plant, a nearby retail center that has been very successful.  

7. The site is not likely to be attractive to an office user looking to establish a campus-like presence 

in the City of San Jose or the area more generally given its access challenges and lack of 

prominent visibility. 

8. There are several existing non-Fairgrounds-related uses on the site that would like to remain 

and/or expand, with varying revenue-generating potential.  For example, Santa Clara Paintball 

would like additional acreage and would like a long-term lease to justify the capital 

improvements that would allow them to grow their business and, presumably, pay more for the 

land through a ground lease.  The California Trolley and Railroad Corporation would like to 

remain in their current location and continue to provide opportunities for the public to learn 

more about the history of rail in the area, but they cannot pay rent.   

9. There are many potential uses that would like to be considered for the site and could be 

interested in potentially responding to a developer solicitation request for the site.  The San Jose 

Giants, the Berryessa Flea Market and Cambrian Go-Carts have expressed interest in the site and 

would expect to pay ground rent.   

10. A youth sports/activity complex, perhaps anchored by the San Jose Giants could be considered. 

Santa Clara Paintball and/or other commercial recreation opportunities could be a compatible 

uses. A hotel could be appropriate in this alternative. Given the young, family-oriented 

demographic of the area and the lack of open park space, this alternative meets several of the 

County’s objectives. A sports and recreation complex could be attractive for both residents and 

visitor-based economic development. 

11. A mixed-use rental residential and retail development, including a community park/garden and 

potentially a hotel use could be feasible.  While this alternative would be a positive revenue 

generator, the residential portion currently would face opposition from the City. 

12. Any mix of market-supportable uses is potentially feasible if the mix of uses is balanced so that 

the revenue generating uses are sufficiently sized to subsidize the uses that do not generate 

revenue but otherwise meet the County’s guidelines. 
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III. NEXT STEPS 

Based upon the preceding analysis of existing conditions and market opportunities, it is apparent 

that the County has many options open to it, ranging from doing nothing, to reinvigorating the 

Fairgrounds, of a certain size, to offering the entire site for commercial development. Following this 

report to the Board of Supervisors (BOS), and depending on the Board’s guidance and direction, a 

logical next step would be to seek fully prepared ideas with financial parameters via an RFP process. 

If an events facility and its associated land is to be retained at this site, either with or without the 

County Fair, further strategy development for that operation is also required.   

   

 

 


