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Introduction to Fairview Refinement Plan II 2009 

 
In 2001, Governor John Kitzhaber designated Sustainable Fairview Associates, LLC (SFA) to conduct 

exclusive negotiations for the purchase of the former Fairview Training Center.  The Governor selected 

SFA because of its commitment to and understanding of sustainable development.  He wanted the former 

state land to be redeveloped as a model for the state and nation.  SFA purchased the 275-acre site in 

2002.  It then held a three-day charrette (an intensive multidisciplinary design workshop) to evaluate the 

site and frame a plan to achieve the development goals of the City of Salem and the State of Oregon.  

Salem City Staff and more than 20 design, development, environmental, and economic professionals 

participated with SFA.   

 

The charrette began an on-going collaborative effort to develop the former Fairview Training Center as a 

model of sustainable development.  Within a year the City of Salem adopted the Fairview Mixed-Use Zone 

(SCR 140C).  In 2004, the City approved the Master Plan for Fairview Training Center Redevelopment 

(Fairview Plan).  In 2005, Pringle Creek Community (PCC) became the first development (32 acres) to be 

approved within the framework of the Fairview Mixed-Use Zone and Fairview Plan.  PCC has won 

numerous awards for its leadership in sustainable development 

 

 

Introduction to Amended Plan 

 
This Refinement Plan Amendment is caused by the desire to redesign the central area of the Fairview 

Refinement Plan II and adjacent area to include additional acres for a community park.  The community 

park will be a major amenity and contribute in meeting the purpose of the Fairview Mixed-Use Zone (now 

SRC 530) in the innovative inclusion of parks and the Fairview Plan goals for parks and open space.  It 

greatly adds to the walkability of the entire Zone. 

 

The main sections of this plan are numbered according to the submittal requirements of SRC 530.030 (d).  

The descriptions in those sections generally provide the information to show that the approval criteria of 

SRC 530.035 (e) are met.  The (approved) essential characteristics of the Fairview Refinement Plan II are 

not changed; they remain fully consistent with the Fairview Plan and the criteria of SRC 530.  A summary 

of the changes follows this Introduction.  To supplement the information of the required sections, the 

remaining paragraphs of this Introduction relate the changes to the approval criteria and the Sustainable 

Land Use Principles of the Fairview Plan 

 

A community park is consistent with the Fairview Plan.  Although the Fairview Plan does not foresee a 

large community park, it does address the desirability of parks and open space.  It describes “A 

community green located along Main Street in the Village Center will serve as sports field and community 

gathering place, and a recreational, social, and aesthetic amenity, while also functioning as a storm water 

management device and an environmental education tool.” This describes exactly the most important 

change in this amendment. The park provides a great amenity for the entire area of Salem.   

 

Nothing is changed by this amendment that affects conformity with the Salem Area Comprehensive Plan. 

 

Special care is taken as the land added to the Refinement Plan area is regulated to be compatible with the 

adjoining land uses.  The large boundary with Pringle Creek Community (PCC) lies in the same AU overlay 

as PCC.  The permitted AU land uses under SRC 530 are restricted in the Park West area of this 

amendment in order to further protect the actual AU uses chosen by PCC.  
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The variety of planned housing units nicely complements those planned in PCC, Fairview Addition and 

Fairview Hills.  These housing units will provide homes for the increasing number of employees who work 

in Fairview Industrial Park and the commercial development anticipated at Kuebler Road and I-5. 

 

The planned infrastructure and public services are designed to match up with and be feasible given the 

Fairview Hills and Fairview Addition Refinement Plans that have been approved since Fairview Phase II 

was approved.  The joint section of Lindburg Street has been constructed.  The location of Strong Road is 

changed in this amendment to match with the approved section of Strong Road in Fairview Addition.  

Storm water management planning has been coordinated with the neighboring properties.  The new 

infrastructure to be built will not only handle the refinement area but will contribute to meeting the area 

needs for water service and transportation connections.   

 

Much of the preceding explanation of fulfillment of Fairview Plan principles ties directly to the formal 

criteria of Chapter 530.  The first formal criterion speaks to encouraging mixed-use development (as 

contained in the Mixed-Use zone goals), protection of open spaces, and greater housing and 

transportation options.  The greater transportation options are illustrated in the extensive provision of safe 

paths of various kinds for pedestrians and bicycles.  Plate 5 shows that it possible to get safely and 

efficiently throughout and through the refinement area.  There are good connections to adjoining 

properties.  The Transit District should serve Lindburg and Strong collector streets in the future.  There is 

now public transit on Fairview Industrial and Pringle Road.  

 

The multiple uses projected in this plan add to the strong diversity already established in the existing 

refinement plans.  The best estimate is that there will be about 100 small lot single family, 100 

apartments and 80 condo/townhouse living units.  This will promote the goal of housing diversity and 

multiple housing options.  Much of the new housing will be “affordable” by local standards, but be varied 

enough to support social and economic diversity.  It is estimated there will be up to 80,000 square feet of 

mixed use, office, and retail.  The plan provides the most essential part of the Village Center.  Fairview 

Addition has a flexible eastern edge by the core of the Center envisioned in Fairview Plan II, the 

intersection of Lindburg and Strong.  Beyond the first large block within Village Center Loop is community 

park; recreation, public event space, and natural green space.  The vision outlined in the Fairview Plan for 

a Center is fulfilled. 

 

The creation of the 28-acre community park counts strongly toward meeting the criterion for integrative 

park uses.  The park is designed to serve not only the Fairview area, but also the surrounding 

neighborhoods.  The Salem-Keizer School District has chosen not to locate a new elementary school on 

the site so opportunities for cooperative use with them at this time do not exist, but may become possible 

in the future with Leslie Middle School. 

 

The entire overall implementation of Fairview Plan herein encourages key aspects of sustainable 

development.  It preserves and enhances open space, reduces the need to use the automobile by 

providing good paths for alternative transportation, and uses storm water management techniques to 

reduce the need for costly underground infrastructure. 

 

The goal of retrofitting Fairview Training Center buildings for re-use encountered economic and 

governmental regulatory obstacles that could not be overcome.  On the other hand, the re-use of the 

materials contained in those buildings will exceed expectations.  Almost zero hard material such as stone, 

brick, and concrete will leave the property.  The bulk will be crushed and reused on site.  Tens of 

thousands of board feet of lumber have been salvaged and are being reused.  A modest amount of 
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structural ornamentation has also been saved and reused.  The sustainability goal and vision for re-use 

has been well accomplished in this refinement area. 

 

The proposed plan for the community park greatly adds to meeting the goal of resourceful use of land 

through efficient arrangement of land uses, circulation, buildings, open space, and infrastructure.  The 

land use in the surrounding area has been redesigned and configured to complement the park facilities. 

The non-motorized connective paths have been coordinated to the great benefit of human circulation. 

 

The AU areas south of the park and east of the Village Center are intended to provide opportunities for 

office uses that promote employment and complement Fairview Industrial Park.  The AU overlay 

encourages a wide variety of non-residential development, while allowing moderate residential use.  The 

small MI area fits its surroundings flexibly at the corner of Reed and Lindburg. 

 

As noted above the goal of preserving the older original Fairview campus for reuse proved to be 

economically impossible.  Early twentieth century institutional structures were not suited to retrofit for 21st 

century use regulations.  The most recent (post 1960 structures) are preserved and should be reusable.  

The future of the small Chapel is uncertain.  The minimal amount of historical/archeological area will be 

dealt with in full compliance with applicable regulations.  These are a very small cemetery plot that may 

never have in been used in the 1850’s and a contemporaneous probable cabin site.  Both are in areas 

disturbed by  Fairview Training Center constructions. 

 

Energy conservation and environmental quality for air and water are promoted through the reduced need 

for motor vehicle transportation by creating work opportunities near homes, more convenient non-

automotive connections, and the preservation of a large tract of green space.  
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Summary of Significant Changes in This Amended Plan 
 
This Amended Fairview Refinement Plan II, addressing the development of approximately 75-acres 

currently owned by SFA, is the next step.  The same planning team that created the Fairview Plan and 

several of the key professionals who produced the Pringle Creek Community Refinement Plan, produced 

the Fairview Refinement Plan II.  This amendment is primarily the work of the team member Westech 

Engineering. 

 

1. Approximately 35 adjacent acres are appended to the 40-acre Lindburg Green Refinement Plan 

area and subdivision.   

 

2. About 12 acres of the added land is combined with about 16-acres of the existing subdivision to 

form a community park that meets the description of this kind of park in the 2013 Salem 

Comprehensive Parks System Master Plan.  The detailed planning of the park will be done by the 

City using the regular process for community park design and approval.  The park concept plan as 

of February is shown on the illustrative plates of this application.  This amendment also allows for 

alternate smaller sizes of the park by adding Village Center and Adapted Reuse around the 

perimeter. 

 

3. The ten-acre private school with playing fields is removed from the approved plan.  Moreover, 

Salem-Keizer School District no longer a site for an elementary school. 

 

4. The middle section of the main East-West (EW) connector street, Strong Road, is relocated 

southward to form the southern boundary of the new park rather than intersect the park.   

 

5. The design and platting for the western part of the current Phase II plan and subdivision are 

changed to adjust to the new street locations and existence of the park.  The Adaptive Use area 

between the park and PCC has additional use restrictions barring some non-residential uses.  The 

Village Center/Adaptive Use area designations are adjusted to reduce VC and replace some green 

space of the current subdivision with the large central park. 

  

6. The development standards for the zones, the design guidelines and the street section/intersection 

plans are largely unchanged except to note the possibility of a community park, and to replace 

some streets with non-vehicle access. 

 

7. The Tree Inventory and Preservation Plan and the Traffic Impact Assessment appendices are 

updated.  The other previous appendices are unchanged and available at:  
 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.asp

x 

  

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
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[2] PERMITTED LAND USES 

 

With the exceptions noted in this paragraph, the Permitted Uses Table SRC 530-1 is adopted as the 

Permitted Uses for AU, MI and VC overlays within this Amended Refinement Plan II.  The following 

exceptions apply only to the area of AU between PCC and Lindburg Road called West Park Phase.  In this 

“AU restricted” area the following SRC 400 uses are not allowed: Motor Vehicle, Trailer, and Manufactured 

Dwelling Sales and Services, Construction Contracting, Repair, Maintenance, and Industrial Services, 

Whole Sales, Storage, and Distribution, Manufacturing, Infrastructure and Utilities (except Basic Utilities).  

 

[3] GENERAL ALLOCATION AND IDENTIFICATION OF MAJOR PROPOSED LAND USES 

 

The general allocation of land uses follows the Fairview Plan.  With this 28-acre park, there will be a total 

of about 35-acres of public and private green space in the 74-acre refinement area.   

 

Three zones, MI, AU and VC defined in the Fairview Plan are present in this Amended Fairview II 

Refinement Plan area.  As noted in the preceding paragraph the northwestern section of AU has use 

restrictions not included in the Chapter 530 Table SRC 530-1.  The Adaptive Use area is approximately 40 

acres, including much of the 28-acre park.  The Village Center overlay area is approximately 30 acres and 

the MI less than 3 acres. 

 

The overlay sketch, Figure 530-1 of SRC Chapter 530, was drawn as a rough approximation of the 

intended development and does not match exactly with the streets and property lines that have been 

established.  It does not at all bar a large central park, but does result in overlay zones overlapping 

intended major use blocks.  Plate 4 illustrates how the Chapter 530 overlay areas have been and are here 

being implemented with infrastructure and development.  

 

The previously mentioned approximate boundaries of the overlay areas created ambiguity about what the 

density requirement might be for residential development project density in each block or phase of actual 

development.   

 

There is no minimal amount of residential development in any area.  However, residential development 

projects must meet the minimum and maximum density requirements for the area.  The FMU zoning does 

not set a minimum number of residential units, but sets the maximum at 2000 units.  The Fairview Plan 

states an expectation of 1600 units.  It is anticipated that this refinement area will have units for about 

280 families.  Combined with those expected in the other approved refinement plans the total is about 

1200.  This leaves a wide range for the 14 acres of “Woods” and the 60+ acres owned by Simpson Hills 

that have not yet been planned.  
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[4, 5]  NAME, LOCATION AND EXTENT OF EXISTING AND PROPOSED STREETS 

 

The only existing streets that will remain are on the perimeter of the refinement area.  On the north Old 

Strong Road is to be vacated and on the east Reed Road will be improved.  The Amended Refinement Area 

internal street network proposed consists of two principal collector streets and some local access streets. 

 

Improve Boundary Street   

Reed Road will be improved according to City of Salem requirements.  

 

Strong Road: Connect Reed Road to Pringle Road  

The most significant new street will be a connection from Strong Road as it meets Reed Road at the east 

and built west from there across Fairview to Pringle Road.  This new collector connection will be named 

Strong Road.  

 

Lindburg Road:  Connect Reed Road at SE to Pringle Creek Community:  

The second collector street named Lindburg Road will be built along the south of this Refinement Plan area 

from Reed Road and curve northward to intersect the Strong Road replacement in the center of the 

Fairview property.  It will then continue around the west side of the park to the northern tip of the area at 

Pringle Creek Community. 

 

New Internal Local Street and Connectors 

Public residential streets in Park West will connect Fairview Addition West and Pringle Creek Community to 

the refinement area on the west and northwest.  The exact location of streets will be determined in a 

subsequent development plan.   Satisfaction of the goal and standards for connectivity will be determined 

at the time of further development. 

  

Internal private connectors to augment Chapel Lane and Heritage Street in the Oak, Chapel/Barn and 

Central Mixed Blocks will be added when the development is made specific with subdivision plans as the 

associated Phases occur.  The combination of pedestrian, bicycle and motorized vehicle connections within 

and between these blocks will be made to ensure efficient movement by all modes of transportation.  Safe 

pedestrian and bicycle access through the Blocks will be provided at intervals no greater than 400 feet.  

Satisfaction of the goal and standards for connectivity will be determined at the times of City site plan 

approval and Fairview Design Review. 

 

[6] TYPICAL STREET SECTIONS 

 

The street sections provided here are designed to create multi-functional streets that are consistent with 

the Fairview Plan and recognize the importance of street design for the character and quality of the 

community.  Since the Fairview Plan was adopted, there have been advances in the application of the 

concepts of “green” or “complete” streets in urban and suburban settings.  The owners and development 

team expect to work with the City of Salem to achieve streets that are functional and beautiful.  This 

Refinement Plan provides a series of typical street cross-sections designed to achieve these goals.  The 

plan calls for Strong and Lindburg to be built as Main Streets that serve as collectors and provide the most 

direct access through the neighborhood.  The owners expect to work with the City to assure that the 

performance of these streets addresses Public Works goals as well as engaging the spirit of innovation 

that they have embraced by adopting the FMU Zone, the Fairview Plan, and with Pringle Creek 

Community.  All streets, whether public or private, are part of an integrated storm water management 

program and will be designed to achieve infiltration of all storm waters up to a five-year storm.  Storms 

larger than this will be managed by standard overland flow practices. 
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Strong Road enters from a Reed Road entrance connecting to the existing Strong Road up to Hillcrest.  It 

moves through the Village Center along the south side of the park to connect with the Fairview Addition 

and continue to Pringle Road.  The details of the street section vary as the surrounding use changes 

through the park and the Village Center.  

 

Lindburg Street is similarly designed to change in cross section  details as it moves from a mid-Reed 

Road entrance on the southeast and curves to the north to cross Strong Road in the Village Center and 

pass through the section with park on one side and residential on the other to the north edge at Pringle 

Creek Community. 

 

Other streets are intended to be local and two are private.  They will generally follow the designs 

successfully used in the Pringle Creek Community to meet both environmental concerns and City 

requirements for public safety.  Street trees on public streets shall meet the requirements of SRC Chapter 

86.  (Street Trees). 

 

These safety standards shall include: 

 

1. Private streets with dimensions less than required by the Fire Code shall have a maximum 

intersection spacing of 400’, provide mid-block vehicle passing space and provide intersection and 

horizontal curve turning radii sufficient to accommodate fire apparatus. 

 

2. Private streets serving schools and other high occupancy buildings shall meet the dimensional 

requirements of the Fire Code. 

 

3. All buildings served by streets not meeting the dimensional requirements of the Fire Code shall be 

equipped with approved fire sprinkler protection. 

 

Plate 5 shows the types and locations of the new streets. Typical cross sections of streets are shown on 

plates 6.1-6.4 
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[7] DEVELOPMENT STANDARDS  

 

Tables 1 and 2 below establish standards for development within the Amended Refinement Plan.  The 

development standards, regulations, and guidelines in the refinement plan are intended to implement the 

principles in the Fairview Plan, approved by the City in 2004, develop the area consistent with the Fairview 

Mixed Use Zone (FMU/SRC 530), and realize SFA’s vision for a vibrant, compact, walkable, and sustainable 

community.  Unless otherwise noted, terms used in the Alternate Development Standards tables following 

shall adhere to the definitions set forth in SRC Chapter 111. 

 

Standards for Community Park:  In lieu of the development standards established in this amended 

refinement plan, development of the Community Park shall be subject to the approved parks master plan 

and the applicable development standards of the PA (Public Amusement) zone. 

 

  

 

TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

SUBJECT AREAS NOTE STANDARD 

DENSITY     

Residential AU 
 

Minimum 6 du/acre.  Maximum 35 du/acre 

  MI 
 

Minimum 7 du/acre.  Maximum 30 du/acre 

  VC 
 

Minimum 13 du/acre.  Maximum 35 du/acre 

LOT STANDARDS 
  

  

Lot area AU, MI, VC 
 

Minimum 1000 sq. ft. 

Lot width VC 
 

Minimum 20 ft.  Multifamily maximum 30 ft. /du 

  AU, MI 
 

Minimum 22 ft.  Multifamily minimum 6 ft./du 

Lot depth AU, VC 
 

Minimum 40 ft. 

Maximum 200 ft for mixed use/commercial  and multifamily 

  MI 
 

Minimum 40 ft. 

Maximum 150 ft.  for mixed use/commercial and multifamily 

LOT COVERAGE 
  

  

Building coverage AU, MI, VC 1 Maximum 70% 

Building footprint AU, MI, VC 
 

Maximum 10,000 sq. ft.   

Maximum accessory structure 1,000 sq. ft. 

Floor area ratio VC 
 

Minimum 0.75 

SETBACKS  
  

  

FMU Zone Boundary Setback AU, MI, VC  
Minimum 20 ft. from boundary of FMU zone (applicable to all 

buildings and accessory structures) 

Strong and Lindburg Roads VC 
 

Minimum 10 ft. Maximum 20 ft. 

Minimum 70 percent of lot frontage shall be occupied by 

buildings placed at the minimum setback line.  

Front abutting street AU, MI, VC 
 

Minimum 10 ft.  Maximum 20 ft.  

Street front open porches and 

entries 
AU, MI, VC 2 Up to 5 ft. into setback for Household Living setback 

Side street AU, MI, VC 
 

Minimum 10 ft.  Maximum 20 ft. 

Side interior  VC 
 

Minimum 5 ft. for Multifamily; 
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TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

Minimum 8 ft. for any use when abutting single family; 

Min. 0 ft. all other 

 

Side interior AU, MI 
 

Minimum 5 ft. for duplex and detached single family; 

Minimum 0 ft. for single family townhouse; 

Minimum 8 ft. for multifamily residential and non-residential 

abutting single family; 

Minimum 0 ft. all other. 

 

 

Rear principal building VC  Minimum 5 ft. 

Rear principal building AU,MI  
Minimum 0 ft. for single family and duplex; 

Minimum 30 ft. for all other 

Rear  other buidlings AU, MI, VC 
 

Minimum 5 ft., except residential accessory buildings min. 2 ft. 

BUILDING DIMENSIONS 
  

  

Height AU, MI, VC 
 

Maximum 45 ft.  Maximum 18 ft. for accessory buildings 

Exterior wall length AU, MI, VC 
 

Maximum 100 ft. without 4 ft. change of plane for mixed-

use/commercial and multifamily 

Building Size MI  

No building used exclusively for a non-residential use within the 

MI area shall have a building footprint greater than 6,000 square 

feet. 

PARKING AND LOADING 
  

  

Parking stalls AU, MI, VC 3 Minimum 1/du residential, 1/500 sq. non-residential 

Eligible on street parking AU, MI, VC  

50% of required parking  may be located on street within 100 ft. 

of the lot it serves for multi-family;  50% of required parking may 

be lcoated on street within 200 ft. of the lot it serves  for all other 

Surface parking coverage AU, MI, VC 
 

Maximum 40%  of parcel , tuck-in areas exempt. 

Bicycle parking AU, MI, VC 6 
Minimum 1/du residential multi-family and mixed use. 

 1/500 sq. ft. non-residential 

Parking lot setbacks 
  

  

Front/street setback AU, MI, VC 
 

Minimum 20 ft. 

Side setback adjacent to 

residential 
AU, MI, VC  Minimum 10 ft. 

Side setback adjacent to non-

residential 
AU, MI, VC   Minimum 5 ft. 

Private garages 
  

  

Depth AU, MI, VC 
 

Maximum 24 ft.  

Width AU, MI, VC 
 

Maximum 12 ft. single, 24 ft. double 

DRIVEWAYS/CURB CUTS 
  

Apply only on private streets, SRC applies on public streets 

Maximum per parcel AU, MI, VC 
 

2 except 1 for mixed use in MI and  for single family and duplex 

Access AU, MI, VC 
 

Only from lesser class ROW/Easement 

Separate wheel tracks allowed AU, MI, VC 
 

Only for single family, duplex and their accessories. 

Width 
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TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

 Access driveways serving 15+ 

stalls 
VC 

 
Minimum 10 ft.  Maximum 18 ft. 

  AU, MI 
 

Minimum 12 ft.  Maximum 16 ft. 

     Access driveways serving 4-14 

stalls 
AU, MI, VC 

 
Minimum 10 ft.  Maximum 14 ft. 

     Access  driveways serving 1-4 

stalls  
AU, MI, VC 

 
Minimum 8 ft. single family.  Minimum 12 ft. for more than 1 du 

Depth AU, MI, VC 
 

Maximum 20 ft. for single family, duplex and their accessories 

Curb cuts AU, MI, VC 
 

Maximum  2/parcel 

    

LANDSCAPE 
  

  

Fences 
  

  

    Residential front street          AU, MI, VC 
 

Maximum 4 ft. 

    Residential side street AU, MI, VC 
 

Maximum 6 ft. 

    Residential all other  AU, MI, VC 
 

Maximum 6 ft. 

    Non-residential front street AU, MI, VC 
 

Maximum zero in VC,  4 ft. in AU and MI 

    Non-residential all other  AU, MI, VC 
 

Maximum street side 4' in VC. All other maxima 6' 

NOTES: 

1 Accessory buildings footprint counted in coverage. 

2 Porches and entryways must be roofed.  If enclosed, then minimum 50% screened and/or glass. 

3  Parking stalls are standard SRC sizes. 

4  FAR: Floor Area Ratio is enclosed floor space area divided by lot area. 

5 A master list of share parking should be kept with City and POA. 

6 Bicycle racks allowed in the “Street Furniture, Accessories and Trees zone of public ROW. 
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TABLE 2  

FAIRVIEW ALTERNATIVE MULTI-FAMILY DESIGN STANDARDS 

Note:  Except where such standards/guidelines are specifically modified by the Fairview Alternative Multi-Family Design 

Standards outlined below, the City of Salem will review plans for Multifamily buildings (projects > 5 units) for conformance 

with the City’s multiple family design review guidelines/standards of SRC Chapter 702.  Additional standards and guidelines 

will apply through Conditions, Covenants and Restrictions.   

COMMON OPEN SPACE   

Requirements None required in VC or within ~600” of Public Open Space 

PLAY AND RECREATION AREAS  

Requirements  None required in VC or within ~600” of Public Open Space 

PRIVATE OPEN SPACE  

Private open space located not 

more than 5 feet above finished 

grade 

 

Minimum 48 square feet per dwelling unit in VC;  

Minimum 96 square feet per dwelling unit in all other areas.  

  

LANDSCAPE DESIGN    

Multiple family buffer abutting 

single family 

Buffer multi-family from single family uses with minimum 6 ft. fence and 

trees > 1.5” caliber every 20 ft.    Subject to Design Review 

Parking Area Perimeter 

Landscaping 

Minimum one canopy tree per 30 ft. of parking area perimeter.  Trees must 

be planted within 15 ft. of paving 

Canopy Tree Planter Bays Plant canopy trees in > 9 ft. wide planter bays 

BUILDING MASS AND FAÇADE  

Building Frontage 
Parcels > 75 ft. wide build to > 70% of frontage in VC; 

Parcels > 75 ft. wide build to > 50% of frontage in AU,MI    

Side Yard Façade Setback Plane 
Vertical  28 ft. in height plus 45° additional setback above 28 ft. in height. 

Subject to Design Review 
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[8] STANDARDS FOR CONSERVATION OF NATURAL RESOURCES 

  

The following principles will guide Sustainable Fairview Associates during the development of the Amended 

Refinement Area: 

 

Respect the Landscape 

Development will celebrate, not eliminate, the natural features of the site.  For example, the 

Refinement Area includes a portion of creek channel on its northeastern boundary.  The creek has 

been badly degraded over the decades, stripped of vegetation and unnaturally channelized.  The 

natural functions of the stream and adjacent floodplains will be restored as much as possible. 

 

Eliminate Impact on the Regional Watershed  

The Amended Refinement Area will incorporate a low-impact natural storm water system.  Open 

street sections with infiltration verges and buildings designed to allow infiltration or storage of 

water on site will ensure that more than 90% of water that annually falls on the site will be 

returned by natural movement of Pringle Creek. 

 

“Layer” the Systems 

All parts of the site will be integrated for maximum synergy.  For example, streets will be part of 

the natural water cycle system; recreational space will be part of the natural habitat system; 

commercial and institutional activities will be layered with residential uses.  

Close the Cycle of Energy/Material Flows  

Rainwater that falls on the site will recharge the aquifer below.  Water captured in rain barrels will 

be used for local landscaping and gardens.   

 

In addition to following these principles, development of the Refinement Area will meet or exceed all 

provisions required under Salem Revised Code Chapters 808 - Preservation of Trees and Vegetation; 

Chapter 810 - Landslide Hazards and; Chapter 809 – Wetlands. 
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[9] WETLAND AND RIPARIAN RESOURCES 

 

 

A section of the southeast corner of the site on the north side of Lindburg Road near Reed Road is 

classified as wetlands.  The wetland extends south on Simpson Hills' property and the ROW for Lindburg 

Road contains mitigated wetlands.  The major part of the oak grove playground for Heritage School is 

included in the wetlands area that was expanded after a 2010 re-inspection and re-classification.  The 

reinvestigation of the wetlands that extended on both sides of Lindburg Road was instigated by major 

earth moving on the south side of the area.  The remaining wetlands will be again inspected in a few years 

to check for changes in extent.  Appropriate steps will be taken to mitigate if any wetlands need to be 

disturbed.  

 

The northeast boundary of the refinement area contains a stretch of the West Branch of the Middle Fork of 

Pringle Creek parallel to Old Strong Road.  This Refinement Plan calls for preservation of the natural 

riparian area that remains and restoration of some native plants.  This amended plan continues to 

anticipate that Strong Road will be vacated as a public street and the ROW will become a private or park 

driveway, and pedestrian and bicycle trails.   

 

[10] TREE INVENTORY AND PRESERVATION PLAN 

As noted, a professional arborist made an inventory and evaluated the trees in the original Refinement 

Area.  The Amended area contains approximately 540 trees, including 300 previously described.  Many in 

the inventory are smaller ornamental trees that have been poorly maintained and were planted close to 

buildings that have been identified for removal.    

 

The landscape plan designates preservation of many of the existing trees.  However, most of the trees of 

the short-lived species planted as landscaping around buildings and other facilities that are to be 

deconstructed will be removed.  They will be replaced by more suitable species that integrate with the 

principles of the sustainable development.    

 

There are four significant stands in the added area.  A vast majority of these stands will be preserved, but 

a few trees are damaged or dead and will be removed.  A few more trees will be removed to allow 

reasonable development.   

 

All provisions required under Chapter 808 (Preservation of Trees and Vegetation) will be met or exceeded 

in the course of the removal of trees.  For a detailed inventory and specific preservation plan, refer to the 

Amended Tree and Preservation Plan within the appendix of this refinement plan.  Location and choice of 

new trees will be determined at the time of site plan and design reviews.  Plate 8 illustrates the starting 

plan. 
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[11] METHODS OF CONSERVATION OF NATURAL FEATURES, STRUCTURES AND VIEW SHEDS 

 

 

Natural Features 

Little of the Amended Refinement area was left untouched by development at the Fairview Training Center 

during the twentieth century.  Existing vegetation consists primarily of mature domestic landscaping at 

former building sites and large areas of grass between the buildings. 

 

Trees 

The tree inventory discussed in [10] identified more than 500 existing trees within the Amended 

Refinement area.  This includes a grove of native Oregon White Oaks that has been integrated into the 

playground area for Heritage School, the private school currently on the site.  Arborists have evaluated 

the trees in this grove.  Most are healthy and will be saved.  There are about two dozen additional mature 

white oaks in three other areas.  Several are in poor health and will be removed as necessary.  Most will 

be preserved by careful development design.   

 

There are many mature Douglas Firs as well, that were planted early in the history of Fairview.  Most were 

deliberately chosen to be in the park and are being incorporated into the park planning.  Priorities for the 

park left some of the firs outside of the park area and will be need to be removed.  For additional 

information, see the amended “Tree Inventory and Preservation Plan” Appendix A.   

 

Historic Structures 

The Fairview Training Center contained no designated historic structures.  SFA commissioned a Historic 

Properties Inventory from Paulson and Provost History Consulting.  Copies of this inventory may be 

obtained from the State of Oregon Historic Preservation Office or from the Knight Library at the University 

of Oregon.  This inventory gives a detailed description and photographs of each of the structures on the 

former Fairview Training Center.   

 

After extensive efforts to find a reuse and estimates of the cost of preservation or remodeling it was 

reluctantly decided in January 2016 to deconstruct the original (1908) Le Breton building.  A condition 

agreed to by SFA and the City of Salem for removal of the building is that there be an on-site 

interpretative kiosk or other installation that will include, but is not limited to, panels including historical 

photos, architectural information, maps and other information to meaningfully educate the public about 

the history of the former Fairview Training Center site.  The park planning process is implementing this 

requirement.  See section [27] Existing “Historically Significant” Resources”. 
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View Sheds 

 

The Fairview Plan identifies view sheds in two primary directions:  

 

A. Uphill towards three natural ravines that were to be protected and enhanced as storm water 

management resource and natural habitat;  

B. Downhill towards two public and private parks and open space.  

 

These view sheds have been dramatically disturbed by extensive earthmoving and preparation for 

development by Simpson Hills, LLC.  The good view toward the Cascades in the north and east from a few 

locations on the site remains. 

 

[12] MAINTENANCE OF COMMON OPEN SPACE AND FACILITIES  

 

 

The common open space and facilities will be maintained by the Sustainable Fairview Community 

Declaration of Protective Covenants, Conditions and Restrictions. 

 

[13] MAINTENANCE OF INFRASTRUCTURE 

 

 

The City will be responsible for maintenance of City/public infrastructure and utilities within the public 

rights-of-ways of the refinement plan area.  .  All private infrastructure and community amenities will be 

owned and perpetually maintained by the Fairview II Property Owners Association (POA).  Management 

responsibilities will be included in the Fairview II Property Owners Association’s Conditions, Covenants and 

Restrictions (CC&R’s).  Funding for the maintenance and agreement will be provided by the POA.  

Maintenance standard will meet or exceed the City of Salem Public Works Standards. 

 

 

 
 

 

 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 

[14] PHASING AND CONSTRUCTION OF STREETS 

 

 

The streets will be constructed as needed to fully serve each phase as it is developed.  Sufficient ROW will 

be established to provide the capacity for all necessary utilities anticipated in the Fairview Plan for this 

amended refinement area and the adjacent areas.  All streets will be phased and constructed to balance 

the needs of automobiles, bicycles and pedestrians. 

 

[15] LOCATION AND EXTENT OF PROPOSED PROVISION FOR SANITARY, STORMWATER 

DRAINAGE AND UTILITIES  

 

 

Water, sanitary sewer, electric power, gas and communications lines will be constructed in the street 

right-of-way or easements.  Water and sewer sizes will be in accordance with City of Salem Public Works 

requirements and agreements.  All Oregon State Health Authority and Department of Environmental 

Quality requirements will be met.  Fire hydrant spacing will be in accordance with the Fire Marshal’s 

requirements.  Plate 9 illustrates the locations and extent of the improved infrastructure.  Except for the 

park area and within Strong Road, the storm water will be without storm sewers.   Usual storm water will 

be retained on each developed site.   
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[16] STANDARDS FOR PHASING OF PUBLIC UTILITIES  

 

 

Infrastructure facilities and utilities will be constructed to anticipate future development on this and 

adjacent parcels, and will fully serve the development as the phases are built out.  Each phase will 

demonstrate how full services will be provided, including all utility extensions and roadways to be 

constructed or accessed at the refinement area or phase boundary.  City standards apply.  The phases are 

shown on Plate 10. 
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[17] PHASING SCHEDULE 

 

 

Development of the Amended Refinement Area is to proceed in flexible stages, as the real estate market 

will allow.  The key component is that each phase, as developed, will be designed to stand alone from a 

street and utility standpoint.  It is not the intent to develop a phase that does not have adequate access or 

utility service. 

 

The Heritage Phase is complete and the platted Lindburg Green Phase has the required infrastructure and 

is marketable.  The Park Phase and Park West Phase will occur as Lindburg Road is completed.  The 

Lindburg Green II and Center Phases depend upon construction of additional stretches of Lindburg and 

Strong Roads.  The timing of the construction of the main streets with utilities is mutually dependent upon 

the order of the Phases. 

 

All streets will be designed to balance the needs of automobiles, bicycles and pedestrians.  Sufficient ROW 

will be established to provide the capacity for all necessary utilities anticipated in the Fairview Plan for this 

refinement area and the adjacent areas.  The streets will be constructed as needed to fully serve each 

phase as it is developed. 
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[18] FINANCIAL ASSURANCES 

 

 

In 2005 Sustainable Fairview Associates entered into an Infrastructure Agreement with the City of Salem 

that creates a Development District and specifies a schedule, cost estimates, and financing for 

infrastructure projects (primarily off-site) related to the development of the entire former Fairview 

Training Center property.  The first phase of the development was Pringle Creek Community.  The Fairview 

II Refinement Plan was the second phase, Fairview Hills the third, Fairview Addition the fourth and this 

amendment a fifth that revises and extends the second.  The Infrastructure Agreement has been updated 

through three amendments to assure changes in City and developer needs and priorities are addressed.  

As each phase is developed, a Development Agreement will be executed in accordance with current City 

code to ensure completion of the public infrastructure. 

 

[19] EXTENT THE AMENDED REFINEMENT PLAN SUPPLEMENTS OR SUPERSEDES ADOPTED CITY 

REGULATIONS 

 

 

This Amended Refinement Plan includes development standards for buildings and streets that are unique 

to this development and based on the Intent and Purpose Statement of the Fairview Mixed-Use Zone 

530.001.  It includes alternative standards designed to facilitate a vibrant mixed-use and walkable 

community.  Specific standards that supersede and supplement City regulations are contained in the 

Tables 1 and 2 on pages 21-24.  Additional Design Review will be required for certain buildings and uses 

within this refinement area.  Design Review for this refinement area will be controlled by the Property 

Owners Association.  If this Amended Refinement Plan is silent on a standard of the SRC, then the SRC 

standards shall apply. 

 

[20] STANDARDS FOR INTERPRETING THE REFINEMENT PLAN 

 

 

Development standards and regulations established under this Amended Refinement Plan are designed to 

meet the intent of the Fairview Plan and the Fairview Mixed Use Zone.  Where a provision in this 

refinement plan varies from the provisions of the zoning code, the provisions of this plan shall govern. 

 

[21] DEVELOPMENT DESIGN GUIDELINES AND APPLICABLE APPROVAL PROCESS  

 

 

The privately owned sections of the Fairview II Refinement Plan Area will be governed by the Fairview II 

Property Owners Association (POA) and the Conditions, Covenants and Restrictions (CC&R’s), including 

related Design Guidelines, contained therein.  All guidelines will be in compliance with City of Salem code 

as supplemented by this refinement plan.  The Design Review process will be conducted by a Property 

Owner’s Design Review Board (DRB).  The City of Salem will not review the work of the DRB.   

 

 

The design review process is intended to ensure that each project contributes to the quality and character 

of the Fairview community.  In addition to meeting all applicable development standards, each project will 

demonstrate that its site planning and architecture are compatible and make positive contributions to the 

spatial quality and livability of the community.  Principles and standards outlined here provide guidance for 

this review.  The guidelines developed will be, by intention, performance goals to be interpreted creatively 

and flexibly, not specifications to be applied narrowly and precisely.  The goal is to assure those who 

choose to live work and recreate in Fairview that larger scale developments will reflect the shared goals 
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and principles of the Refinement Plan. 

 

These include: 

 

A. Well-designed streets and open spaces; 

B. Community and environmentally friendly landscape design and location; 

C. A safe and supportive pedestrian environment; 

D. Well-scaled, inviting buildings; 

E. A robust natural landscape; 

F. Environmentally beneficial storm water, energy, water, and waste systems and practices. 

 

[22] GENERAL LANDSCAPE PLAN 

 

 

The most important element of the general landscape plan is retention of more than 300 mature trees, 

including more than 40 Oregon White Oaks, 50 Sequoias and 125 Douglas Firs.  The layout of streets and 

future uses has been carefully aligned to preserve more than 80% of the larger trees.  New trees of 

quality long-lived species will be planted to ensure continuation of the beautiful existing treescape.  

 

Tree spacing is intended to create a continuous canopy over the street within a reasonable time (15 years) 

to dramatically enhance storm water performance, provide shade to building facades for reduced summer 

cooling needs, reduce heat island effects of summer sun on asphalt, and lengthen lifespan of asphalt road 

surface by shielding it from sun.  Depending on choice of species, this could well lead to spacing at 20-30 

feet.  The landscape will be designed to support healthy spacing.  The landscape plan (Plate No. 11) 

illustrates this concept. 
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[23] GENERAL DRAINAGE PLAN 

 

 

The storm drainage system will be designed to maintain the current “natural” amount of storm water on 

site and maintain at least the current quality level of runoff into the Pringle Creek drainage area.  To a 

large extent, this will be done without storm water piping.  The plan diagram of Plate 12, shows the flow 

lines to street right-of-ways and permeable areas that can serve both as filtration areas and to hold storm 

water temporarily.  

 

Design Parameters: 

 

A. Private on-site detention requirements will satisfy City of Salem standards only if infiltration of the 

20-year storm cannot be achieved.   

 

B. Soil Conservation Service type 1A rainfall distribution with 24-hour minimum duration. 

 

C. Infiltration rates of 3.1 in/hr. in accordance with LEI soil infiltration test results. 

 

D. Runoff rates and other soil and vegetation parameters based on established U.S. manuals and 

standards.   

 

E. Roadway sections will provide a diversity of storm water treatment facilities.  The roadways 

themselves will convey storm water in peak storm events.  Underground piping will be used only as 

necessary for safety considerations.  Backup storm water conveyance through intersections will be 

done with concrete cross gutters. 

 

F. Roadside infiltration is designed to infiltrate a minimum of 1.25 inches of rain in a 24-hour period.  

The infiltration system will consist of a combination of facilities including roadside swales and 

verges; blue green shallow depressions; flat yard, playing field and park areas; and small 

infiltration wells at roof downspouts.   

 

G. Despite the planned infiltration systems, the introduction of new impervious surface and the 

changes in the surface uphill to the south of the refinement area may result in increased storm 

water flow during peak storm events.  When the City reviews the Refinement Plan(s) for any uphill 

and upstream properties, care must be taken to ensure that the current natural drainage patterns 

and flows are not altered. 
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[24] TRAFFIC IMPACT AND ANALYSIS REPORT 

 

Kittleson and Associates, Inc. (K&A) prepared a report on the trip generation estimates for the original 

Fairview Plan and updated it for Refinement Plan II (2009) the Simpson Hills Refinement Plan (2012), and 

Fairview Addition (2014).  They have now further updated the estimates to include the traffic impact of 

this 2016 amendment to the 2009 Plan.  The full report is Appendix B of this plan. 

 

The report shows that the anticipated traffic fits fully into the framework set by the Fairview Plan and 

associated Infrastructure Agreement.  The Fairview Plan TIA predicts approximately 17,000 trips when all 

275 acres are developed.  The existing Pringle Creek Community Plan, Fairview Hills (amended 

Refinement Plan II), and the very recent Fairview Addition Plan together forecast approximately 10,000 

trips on 180 acres developed.  In this Amended Refinement Fairview Plan II, Traffic from a 500-student 

school is taken out.  Approximately 28 acres of City Park are added.  The number of residential units is 

increased by about 280 and the square feet office and retail is adjusted upward to include the complete 

Village Center.  The result is an increase of about 1100 daily trips to make the cumulative total for all 

refinement Phases to date 11,270.  All projections remain consistent with the original Fairview Plan.   

 

[25] IMPACTS ON EXISTING STRUCTURES AND OTHER DEVELOPMENT  

 

The Refinement Plan area is bordered on the west by Fairview Addition; on the north by Fairview 

Industrial Park; on the east by Hillcrest School; and on the south by proposed Simpson Hills' development.  

All but Hillcrest were parts of the former Fairview Training Center.  Pedestrian and bicycle trails through 

the property, including along the corridor of the vacated section of Strong Road, will increase the 

recreational amenities of the neighborhood.  The trail plan is being coordinated with the existing Pringle 

Creek refinement area and the proposed Simpson Hills refinement area to optimize the connections for 

non-motorized as well as motorized travel.  SFA has had good relationships with the Morningside 

Neighborhood Association since purchasing the Fairview Training Center in 2002 and will continue to 

consult with and inform the group in order to maintain high “livability” in the area.  

 

One building has been renovated and is being used as a private school (Heritage); this building will be 

preserved.  Two other buildings are approved for demolition but planned for restoration (Barn 7,000 sq. 

ft.; and Chapel, 2,500 sq. ft.).  Demolition of about 20 other buildings has created opportunities for new 

and efficient construction.  Concrete and asphalt from demolition will be recycled and new street 

alignments will facilitate connectivity for automobiles and pedestrians.  

 

[26] IMPACTS ON EXISTING INFRASTRUCTURE AND PUBLIC SERVICES 

 

The impacts on off-site infrastructure predicted by the City are laid out in the Urban Growth Area 

Development Permit and the subsequent Infrastructure Agreement as amended.  The method of financing 

Improvements to address off-site impacts is contained in the Infrastructure Agreement.  This Amended 

Refinement Plan shows development consistent with the Fairview Plan and the impacts of off-site 

infrastructure outlined in detail in the Infrastructure Agreement of 2005 as amended.  

 

Existing on-site infrastructure consists of deteriorating roads, an abandoned internal water system, 

antiquated sanitary lines, overhead power and telephone lines.  The redevelopment with high-capacity 

systems involving current technology and design will facilitate new development opportunities consistent 

with the Fairview Plan.  An initial improvement is a high capacity water line that will serve a large section 

of the city around Fairview.  Transit Service will benefit from increased density of residential units and 

jobs.  Developing a mix of housing types will provide opportunities for a more significant jobs/housing 
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balance.   

 

[27] EXISTING “HISTORICALLY SIGNIFICANT’ RESOURCES 

 

This refinement plan area, particularly the park site, contains much of the former Training Center 

institutional complex discussed in the Historic Inventory and Analysis.* 

 

The State of Oregon and SFA documented the area for the purpose of making the case for official historic 

designation – or to make a record for history in case such preservation turned out to be unworkable.  The 

concept of preserving a Fairview Historic District has proved impractical over the years since.  This 

refinement plan calls for the removal of the last buildings in the historic area.  The conditions for removal 

of LeBreton Hall, the first institutional building on site, were discussed in [11]. 

 

This refinement area contains part of the site of a mid-nineteenth century farmhouse and yards.  The 

Carey family in about 1850 designated a 30’ x 60’ plot for family burials, but moved after a short time.  

The exact locations of these features are not known and little ground remains intact in this area after the 

Fairview Training Center was expanded in the mid-twentieth century and right-of-way acquisition was 

acquired for Strong Road.  The best guess of the site reserved by the Carey family for burials is the former 

site of a large dormitory that was removed fifty years ago. 

 

The area designated as Site 6 in the archeologists report is in the lawn near the front of an existing house 

(C4) and adjacent to the right-of-way.* There was likely a late nineteenth century farmhouse there.  The 

developers will be required to locate possible artifacts and remains when the existing house and 

outbuildings are deconstructed and the site is re-landscaped.   

 

*The original report is the Fairview Training Center Historic Inventory and Analysis, Exhibit 5 of the 

Fairview Plan.  The entire original plan with exhibits is available at 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/de

fault.aspx 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
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In 2001, Governor John Kitzhaber designated Sustainable Fairview Associates, LLC (SFA) to conduct 

exclusive negotiations for the purchase of the former Fairview Training Center.  The Governor selected 

SFA because of its commitment to and understanding of sustainable development.  He wanted the former 

state land to be redeveloped as a model for the state and nation.  SFA purchased the 275-acre site in 

2002.  It then held a three-day charrette (an intensive multidisciplinary design workshop) to evaluate the 

site and frame a plan to achieve the development goals of the City of Salem and the State of Oregon.  

Salem City Staff and more than 20 design, development, environmental, and economic professionals 

participated with SFA.   

 

The charrette began an on-going collaborative effort to develop the former Fairview Training Center as a 

model of sustainable development.  Within a year the City of Salem adopted the Fairview Mixed-Use Zone 

(SCR 140C).  In 2004, the City approved the Master Plan for Fairview Training Center Redevelopment 

(Fairview Plan).  In 2005, Pringle Creek Community (PCC) became the first development (32 acres) to be 

approved within the framework of the Fairview Mixed-Use Zone and Fairview Plan.  PCC has won 

numerous awards for its leadership in sustainable development 

 

 

Introduction to Amended Plan 

 
This Refinement Plan Amendment is caused by the desire to redesign the central area of the Fairview 

Refinement Plan II and adjacent area to include additional acres for a community park.  The community 

park will be a major amenity and contribute in meeting the purpose of the Fairview Mixed-Use Zone (now 

SRC 530) in the innovative inclusion of parks and the Fairview Plan goals for parks and open space.  It 

greatly adds to the walkability of the entire Zone. 

 

The main sections of this plan are numbered according to the submittal requirements of SRC 530.030 (d).  

The descriptions in those sections generally provide the information to show that the approval criteria of 

SRC 530.035 (e) are met.  The (approved) essential characteristics of the Fairview Refinement Plan II are 

not changed; they remain fully consistent with the Fairview Plan and the criteria of SRC 530.  A summary 

of the changes follows this Introduction.  To supplement the information of the required sections, the 

remaining paragraphs of this Introduction relate the changes to the approval criteria and the Sustainable 

Land Use Principles of the Fairview Plan 

 

A community park is consistent with the Fairview Plan.  Although the Fairview Plan does not foresee a 

large community park, it does address the desirability of parks and open space.  It describes “A 

community green located along Main Street in the Village Center will serve as sports field and community 

gathering place, and a recreational, social, and aesthetic amenity, while also functioning as a storm water 

management device and an environmental education tool.” This describes exactly the most important 

change in this amendment. The park provides a great amenity for the entire area of Salem.   

 

Nothing is changed by this amendment that affects conformity with the Salem Area Comprehensive Plan. 

 

Special care is taken as the land added to the Refinement Plan area is regulated to be compatible with the 

adjoining land uses.  The large boundary with Pringle Creek Community (PCC) lies in the same AU overlay 

as PCC.  The permitted AU land uses under SRC 530 are restricted in the Park West area of this 

amendment in order to further protect the actual AU uses chosen by PCC.  

 

The variety of planned housing units nicely complements those planned in PCC, Fairview Addition and 

Fairview Hills.  These housing units will provide homes for the increasing number of employees who work 



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 7 

in Fairview Industrial Park and the commercial development anticipated at Kuebler Road and I-5. 

 

The planned infrastructure and public services are designed to match up with and be feasible given the 

Fairview Hills and Fairview Addition Refinement Plans that have been approved since Fairview Phase II 

was approved.  The joint section of Lindburg Street has been constructed.  The location of Strong Road is 

changed in this amendment to match with the approved section of Strong Road in Fairview Addition.  

Storm water management planning has been coordinated with the neighboring properties.  The new 

infrastructure to be built will not only handle the refinement area but will contribute to meeting the area 

needs for water service and transportation connections.   

 

Much of the preceding explanation of fulfillment of Fairview Plan principles ties directly to the formal 

criteria of Chapter 530.  The first formal criterion speaks to encouraging mixed-use development (as 

contained in the Mixed-Use zone goals), protection of open spaces, and greater housing and 

transportation options.  The greater transportation options are illustrated in the extensive provision of safe 

paths of various kinds for pedestrians and bicycles.  Plate 5 shows that it possible to get safely and 

efficiently throughout and through the refinement area.  There are good connections to adjoining 

properties.  The Transit District should serve Lindburg and Strong collector streets in the future.  There is 

now public transit on Fairview Industrial and Pringle Road.  

 

The multiple uses projected in this plan add to the strong diversity already established in the existing 

refinement plans.  The best estimate is that there will be about 100 small lot single family, 100 

apartments and 80 condo/townhouse living units.  This will promote the goal of housing diversity and 

multiple housing options.  Much of the new housing will be “affordable” by local standards, but be varied 

enough to support social and economic diversity.  It is estimated there will be up to 80,000 square feet of 

mixed use, office, and retail.  The plan provides the most essential part of the Village Center.  Fairview 

Addition has a flexible eastern edge by the core of the Center envisioned in Fairview Plan II, the 

intersection of Lindburg and Strong.  Beyond the first large block within Village Center Loop is community 

park; recreation, public event space, and natural green space.  The vision outlined in the Fairview Plan for 

a Center is fulfilled. 

 

The creation of the 28-acre community park counts strongly toward meeting the criterion for integrative 

park uses.  The park is designed to serve not only the Fairview area, but also the surrounding 

neighborhoods.  The Salem-Keizer School District has chosen not to locate a new elementary school on 

the site so opportunities for cooperative use with them at this time do not exist, but may become possible 

in the future with Leslie Middle School. 

 

The entire overall implementation of Fairview Plan herein encourages key aspects of sustainable 

development.  It preserves and enhances open space, reduces the need to use the automobile by 

providing good paths for alternative transportation, and uses storm water management techniques to 

reduce the need for costly underground infrastructure. 

 

The goal of retrofitting Fairview Training Center buildings for re-use encountered economic and 

governmental regulatory obstacles that could not be overcome.  On the other hand, the re-use of the 

materials contained in those buildings will exceed expectations.  Almost zero hard material such as stone, 

brick, and concrete will leave the property.  The bulk will be crushed and reused on site.  Tens of 

thousands of board feet of lumber have been salvaged and are being reused.  A modest amount of 

structural ornamentation has also been saved and reused.  The sustainability goal and vision for re-use 

has been well accomplished in this refinement area. 
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The proposed plan for the community park greatly adds to meeting the goal of resourceful use of land 

through efficient arrangement of land uses, circulation, buildings, open space, and infrastructure.  The 

land use in the surrounding area has been redesigned and configured to complement the park facilities. 

The non-motorized connective paths have been coordinated to the great benefit of human circulation. 

 

The AU areas south of the park and east of the Village Center are intended to provide opportunities for 

office uses that promote employment and complement Fairview Industrial Park.  The AU overlay 

encourages a wide variety of non-residential development, while allowing moderate residential use.  The 

small MI area fits its surroundings flexibly at the corner of Reed and Lindburg. 

 

As noted above the goal of preserving the older original Fairview campus for reuse proved to be 

economically impossible.  Early twentieth century institutional structures were not suited to retrofit for 21st 

century use regulations.  The most recent (post 1960 structures) are preserved and should be reusable.  

The future of the small Chapel is uncertain.  The minimal amount of historical/archeological area will be 

dealt with in full compliance with applicable regulations.  These are a very small cemetery plot that may 

never have in been used in the 1850’s and a contemporaneous probable cabin site.  Both are in areas 

disturbed by  Fairview Training Center constructions. 

 

Energy conservation and environmental quality for air and water are promoted through the reduced need 

for motor vehicle transportation by creating work opportunities near homes, more convenient non-

automotive connections, and the preservation of a large tract of green space.  
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Summary of Significant Changes in This Amended Plan 
 
This Amended Fairview Refinement Plan II, addressing the development of approximately 75-acres 

currently owned by SFA, is the next step.  The same planning team that created the Fairview Plan and 

several of the key professionals who produced the Pringle Creek Community Refinement Plan, produced 

the Fairview Refinement Plan II.  This amendment is primarily the work of the team member Westech 

Engineering. 

 

1. Approximately 35 adjacent acres are appended to the 40-acre Lindburg Green Refinement Plan 

area and subdivision.   

 

2. About 12 acres of the added land is combined with about 16-acres of the existing subdivision to 

form a community park that meets the description of this kind of park in the 2013 Salem 

Comprehensive Parks System Master Plan.  The detailed planning of the park will be done by the 

City using the regular process for community park design and approval.  The park concept plan as 

of February is shown on the illustrative plates of this application.  This amendment also allows for 

alternate smaller sizes of the park by adding Village Center and Adapted Reuse around the 

perimeter. 

 

3. The ten-acre private school with playing fields is removed from the approved plan.  Moreover, 

Salem-Keizer School District no longer a site for an elementary school. 

 

4. The middle section of the main East-West (EW) connector street, Strong Road, is relocated 

southward to form the southern boundary of the new park rather than intersect the park.   

 

5. The design and platting for the western part of the current Phase II plan and subdivision are 

changed to adjust to the new street locations and existence of the park.  The Adaptive Use area 

between the park and PCC has additional use restrictions barring some non-residential uses.  The 

Village Center/Adaptive Use area designations are adjusted to reduce VC and replace some green 

space of the current subdivision with the large central park. 

  

6. The development standards for the zones, the design guidelines and the street section/intersection 

plans are largely unchanged except to note the possibility of a community park, and to replace 

some streets with non-vehicle access. 

 

7. The Tree Inventory and Preservation Plan and the Traffic Impact Assessment appendices are 

updated.  The other previous appendices are unchanged and available at:  
 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.asp

x 

  

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
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[2] PERMITTED LAND USES 

 

With the exceptions noted in this paragraph, the Permitted Uses Table SRC 530-1 is adopted as the 

Permitted Uses for AU, MI and VC overlays within this Amended Refinement Plan II.  The following 

exceptions apply only to the area of AU between PCC and Lindburg Road called West Park Phase.  In this 

“AU restricted” area the following SRC 400 uses are not allowed: Motor Vehicle, Trailer, and Manufactured 

Dwelling Sales and Services, Construction Contracting, Repair, Maintenance, and Industrial Services, 

Whole Sales, Storage, and Distribution, Manufacturing, Infrastructure and Utilities (except Basic Utilities).  

 

[3] GENERAL ALLOCATION AND IDENTIFICATION OF MAJOR PROPOSED LAND USES 

 

The general allocation of land uses follows the Fairview Plan.  With this 28-acre park, there will be a total 

of about 35-acres of public and private green space in the 74-acre refinement area.   

 

Three zones, MI, AU and VC defined in the Fairview Plan are present in this Amended Fairview II 

Refinement Plan area.  As noted in the preceding paragraph the northwestern section of AU has use 

restrictions not included in the Chapter 530 Table SRC 530-1.  The Adaptive Use area is approximately 40 

acres, including much of the 28-acre park.  The Village Center overlay area is approximately 30 acres and 

the MI less than 3 acres. 

 

The overlay sketch, Figure 530-1 of SRC Chapter 530, was drawn as a rough approximation of the 

intended development and does not match exactly with the streets and property lines that have been 

established.  It does not at all bar a large central park, but does result in overlay zones overlapping 

intended major use blocks.  Plate 4 illustrates how the Chapter 530 overlay areas have been and are here 

being implemented with infrastructure and development.  

 

The previously mentioned approximate boundaries of the overlay areas created ambiguity about what the 

density requirement might be for residential development project density in each block or phase of actual 

development.  The same is true as Design Standards for Uses and Activities of Household Living are 

applied to refinement phases and blocks.  This plan makes those requirements specific.  See the 

Alternative Design Standards Table 1 on pp 21-23 and Plate 10 

 

There is no minimal amount of residential development in any area.  However, residential development 

projects must meet the minimum and maximum density requirements for the area.  The FMU zoning does 

not set a minimum number of residential units, but sets the maximum at 2000 units.  The Fairview Plan 

states an expectation of 1600 units.  It is anticipated that this refinement area will have units for about 

280 families.  Combined with those expected in the other approved refinement plans the total is about 

1200.  This leaves a wide range for the 14 acres of “Woods” and the 60+ acres owned by Simpson Hills 

that have not yet been planned.  
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[4, 5]  NAME, LOCATION AND EXTENT OF EXISTING AND PROPOSED STREETS 

 

The only existing streets that will remain are on the perimeter of the refinement area.  On the north Old 

Strong Road is to be vacated and on the east Reed Road will be improved.  The Amended Refinement Area 

internal street network proposed consists of two principal collector streets and some local access streets. 

 

Improve Boundary Street   

Reed Road will be improved according to City of Salem requirements.  

 

Strong Road: Connect Reed Road to Pringle Road  

The most significant new street will be a connection from Strong Road as it meets Reed Road at the east 

and built west from there across Fairview to Pringle Road.  This new collector connection will be named 

Strong Road.  

 

Lindburg Road:  Connect Reed Road at SE to Pringle Creek Community:  

The second collector street named Lindburg Road will be built along the south of this Refinement Plan area 

from Reed Road and curve northward to intersect the Strong Road replacement in the center of the 

Fairview property.  It will then continue around the west side of the park to the northern tip of the area at 

Pringle Creek Community. 

 

New Internal Local Street and Connectors 

Two new public residential streets in Park West will connect Fairview Addition and Pringle Creek 

Community to the refinement area on the west and northwest.  The exact location of this street or streets 

will be determined in a subsequent development plan. .  Satisfaction of the goal and standards for 

connectivity will be determined at the times of further development. 

  

Internal private connectors to augment Chapel Lane and Heritage Street in the Oak, Chapel/Barn and 

Central Mixed Blocks will be added when the development is made specific with subdivision plans as the 

associated Phases occur.  The combination of pedestrian, bicycle and motorized vehicle connections within 

and between these blocks will be made to ensure efficient movement by all modes of transportation.  Safe 

pedestrian and bicycle access through the Blocks will be provided at intervals no greater than 400 feet.  

Satisfaction of the goal and standards for connectivity will be determined at the times of City site plan 

approval and Fairview Design Review. 

 

[6] TYPICAL STREET SECTIONS 

 

The street sections provided here are designed to create multi-functional streets that are consistent with 

the Fairview Plan and recognize the importance of street design for the character and quality of the 

community.  Since the Fairview Plan was adopted, there have been advances in the application of the 

concepts of “green” or “complete” streets in urban and suburban settings.  The owners and development 

team expect to work with the City of Salem to achieve streets that are functional and beautiful.  This 

Refinement Plan provides a series of typical street cross-sections designed to achieve these goals.  The 

plan calls for Strong and Lindburg to be built as Main Streets that serve as collectors and provide the most 

direct access through the neighborhood.  The owners expect to work with the City to assure that the 

performance of these streets addresses Public Works goals as well as engaging the spirit of innovation 

that they have embraced by adopting the FMU Zone, the Fairview Plan, and with Pringle Creek 

Community.  All streets, whether public or private, are part of an integrated storm water management 

program and will be designed to achieve infiltration of all storm waters up to a five-year storm.  Storms 

larger than this will be managed by standard overland flow practices. 
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Strong Road enters from a Reed Road entrance connecting to the existing Strong Road up to Hillcrest.  It 

moves through the Village Center along the south side of the park to connect with the Fairview Addition 

and continue to Pringle Road.  The details of the street section vary as the surrounding use changes 

through the park and the Village Center.  

 

Lindburg Street is similarly designed to change in cross section  details as it moves from a mid-Reed 

Road entrance on the southeast and curves to the north to cross Strong Road in the Village Center and 

pass through the section with park on one side and residential on the other to the north edge at Pringle 

Creek Community. 

 

Other streets are intended to be local and two are private.  They will generally follow the designs 

successfully used in the Pringle Creek Community to meet both environmental concerns and City 

requirements for public safety.  Street trees on public streets shall meet the requirements of SRC Chapter 

86.  (Street Trees). 

 

These safety standards shall include: 

 

1. Private streets with dimensions less than required by the Fire Code shall have a maximum 

intersection spacing of 400’, provide mid-block vehicle passing space and provide intersection and 

horizontal curve turning radii sufficient to accommodate fire apparatus. 

 

2. Private streets serving schools and other high occupancy buildings shall meet the dimensional 

requirements of the Fire Code. 

 

3. All buildings served by streets not meeting the dimensional requirements of the Fire Code shall be 

equipped with approved fire sprinkler protection. 

 

Plate 5 shows the types and locations of the new streets. Typical cross sections of streets are shown on 

plates 6.1-6.4 
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[7] DEVELOPMENT STANDARDS  

 

Development standards, regulations and guidelines in this Amended Refinement Plan are intended to 

implement the principles in the Fairview Plan, approved by the City in 2004, develop the area consistent 

with the Fairview Mixed Use Zone (FMU/SRC 530) and realize SFA’s vision for a vibrant, compact, 

walkable, sustainable village center.  Unless otherwise noted, terms used in the Alternate Development 

Standards tables following shall adhere to the definitions set forth in SRC Chapter 111. 

 

Development of the Community Park shall be subject to the approved parks master plan and 
the applicable development standards of the PA (Public Amusement) zone. 
 

General Development Standards and Development Standards for Household Living Uses are determined 

by SRC 530.045 and SRC 530.050, respectively, except as augmented and superseded by Table 1 below. 

In particular, all buildings and accessory structures must be set back at least 20 ft. from the FMU Zone 

boundary (530.045(d)) and no exclusively non-residential building in MI can exceed a 6000   sq. ft. 

footprint (530.045(a)). 

 

TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

SUBJECT AREAS NOTE STANDARD 

    
DENSITY     

Residential AU 
 

Minimum 6 du/acre, Maximum 35 du/acre 

  MI 
 

Minimum 7 du/acre, Maximum 30 du/acre 

  VC 
 

Minimum 13 du/acre Maximum 35 du/acre 

LOT STANDARDS 
  

  

Lot area: non-residential AU, MI, VC 
 

Minimum 1000 sq. ft. 

Lot area: residential AU, MI, VC 
 

Minimum 100 sq. ft.,Maximum single family 5000  sq. ft.; 

Maximum duplex  7000 sq. ft. 

Lot width VC 
 

Minimum 20 ft.;  Multifamily Maximum 30 ft. /du 

  AU, MI 
 

Minimum 22 ft.;  Multifamily minimum 6 ft./du 

Lot depth AU, VC 
 

Minimum 40 ft.,Maximum 200 ft.; for Mixed use/Commercial  and 

multi-family 

  MI 
 

Minimum 40 ft., Maximum 150 ft.; for Mixed use/Commercial and 

multi-family 

LOT COVERAGE 
  

  

Building coverage AU, MI, VC 1 Maximum 70% 

Building footprint AU, MI, VC 
 

Maximum 10,000 sq. ft.  Maximum accessory structure 1,000 sq. 

ft. 

Floor area ratio VC 
 

Minimum .75 

SETBACKS  
  

  

Strong and Lindburg Roads VC 
 

Minimum 10 ft. Maximum 20 ft.; 70% frontage at Minimum 

setback within Village Center loop road 

Front abutting street AU, MI, VC 
 

Minimum 10 ft., Maximum 20 ft.  

Street front open porches and 

entries 
AU, MI, VC 2 Up to 5 ft. into setback for Household living setback 
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TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

Side street AU, MI, VC 
 

Minimum 10-ft.  Maximum 20-ft. 

Side interior  VC 
 

Minimum 5 ft. /8 ft. @SF side for residential multi-family;    0 ft. / 

@ SF side for all other. 

Side interior AU, MI 
 

Minimum / or /16 ft. for residential multi-family;    / for all other 

Rear AU, MI, VC 
 

Min 5 ft., except residential accessory buildings 2 ft. 

Rear main building AU, MI 
 

Minimum 30 ft. 

BUILDING DIMENSIONS 
  

  

Height AU, MI, VC 
 

Maximum 45 ft.; Maximum 18 ft. for accessory buildings 

Exterior wall length AU, MI, VC 
 

Maximum 100 ft. without 4 ft. change of plane for Mixed-use and 

Multifamily 

PARKING AND LOADING 
  

  

Parking stalls AU, MI, VC 3 Minimum 1/du residential, 1/500 sq. non-residential 

Eligible on street parking AU, MI, VC 6 
50% within 100 ft. for multi-family;  50% within 200 ft. for all 

other 

Surface parking coverage AU, MI, VC 
 

Maximum 40%  of parcel , tuck-in areas exempt. 

Surface parking   
Maximum unbroken lot 6000 sq. ft.  

 Maximum driveway width 22 ft. 

Bicycle parking AU, MI, VC 7 
Minimum 1/du residential multi-family and mixed use; 1/500 sq. 

ft. non-res 

Parking lot setbacks 
  

  

Front/street setback AU, MI, VC 
 

Minimum 20 ft. 

Side setback residential AU, MI, VC 5 Minimum 10 ft. 

Side setback non-residential AU, MI, VC 5 Minimum 5 ft. 

Public parking access via front  AU, MI 
 

Not allowed  

Private garages 
  

  

Depth AU, MI, VC 
 

Maximum 22 ft.  

Width AU, MI, VC 
 

Maximum 10 ft. single, 22 ft. double 

DRIVEWAYS/CURB CUTS 
  

Apply only on private streets, SRC applies on public streets 

Maximum per parcel AU, MI, VC 
 

2 except 1 for mixed use in MI and  for single family and duplex 

Access AU, MI, VC 
 

Only from lesser class ROW/Easement 

Separate wheel track AU, MI, VC 
 

Only for single family, duplex and their accessories. 

Width 
  

  

     Access ways serving 15+ stalls VC 
 

Minimum 10 ft., Maximum 18 ft. 

  AU, MI 
 

Minimum 12 ft., Maximum 16 ft. 

     Access drives serving 4-14 

stalls 
AU, MI, VC 

 
Minimum 10 ft., Maximum 14 ft. 

     Residential serving 1-5 AU, MI, VC 
 

Minimum  8 ft. single family , Miniumum 12 ft. for more than 1 du 

Depth AU, MI, VC 
 

Maximum 20 ft. for single family, duplex and their accessories 

Curb cuts AU, MI, VC 
 

Max 2/parcel 

LANDSCAPE 
  

  

Fences 
  

  

    Residential front street          AU, MI, VC 
 

Maximum 4 ft. 
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TABLE 1 

DEVELOPMENT STANDARDS FOR AMENDED FAIRVIEW REFINEMENT PLAN II 

    Residential side street AU, MI, VC 
 

Maximum 6 ft. 

    Residential all other  AU, MI, VC 
 

Maximum 6 ft. 

    Non-residential front AU, MI, VC 
 

Maximum zero in VC,  4 ft. in AU and MI 

    Non-residential all other  AU, MI, VC 
 

Maximum street side 4' in VC; All other maxima 6' 

Private open space AU, MI, VC 
 

Minimum 48 sq. ft./du above grade;  Minimum 48 sq. ft./du at 

grade in  VC, 96 at grade in AU, MI 

NOTES: 

1 Accessory buildings footprint counted in coverage. 

2 Porches and entryways must be roofed.  If enclosed, then minimum 50% screened and/or glass. 

3  Parking stalls are standard SRC sizes. 

4  FAR: Floor Area Ratio is enclosed floor space area divided by lot area. 

5 Appendix H has examples of setbacks and FAR. 

6  A master list of share parking should be kept with City and POA. 

7 Bicycle racks allowed in the “Street Furniture, Accessories and Trees zone of public ROW. 
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1 Subject to design review theme “well-scaled, natural inviting buildings”. 

TABLE 2  

AMENDED FAIRVIEW MULTIFAMILY DESIGN STANDARDS 

Note:  City of Salem will review plans for Multifamily buildings (projects > 5 units) for conformance with related City of 

Salem standards and Fairview Alternative Standards outlined below.  Additional standards and guidelines will apply through 

Conditions, Covenants and Restrictions.   

COMMON OPEN SPACE   

Requirements None required in VC or within ~600” of Public Open Space 

PLAY AND RECREATION AREAS  

Requirements  None required in VC or within ~600” of Public Open Space 

PRIVATE OPEN SPACE  

Requirements 96 Sf private open space per dwelling @ grade.  48 Sf. In VC.   

LANDSCAPE DESIGN    

General 
Buffer multi-family from single family uses with 6 ft. fence and trees >1.5” 

caliber 

PARKING 
 

General One canopy tree/30 ft. of parking area perimeter within 15 ft. of paving 

 Plant canopy trees in >9 ft. wide planter bays 

BUILDING MASS AND FAÇADE  

COMPATIBILITY  Vertical to 28 ft. height plus 45° additional setback above 28 ft. 1 

 
Parcels >75 ft. wide build to >50% of frontage.   70% in VC  

BUILDING ARTICULATION Maximum continuous building elevation subject to design review 

 Sideyard set back plane subject to design review 
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[8] STANDARDS FOR CONSERVATION OF NATURAL RESOURCES 

  

The following principles will guide Sustainable Fairview Associates during the development of the Amended 

Refinement Area: 

 

Respect the Landscape 

Development will celebrate, not eliminate, the natural features of the site.  For example, the 

Refinement Area includes a portion of creek channel on its northeastern boundary.  The creek has 

been badly degraded over the decades, stripped of vegetation and unnaturally channelized.  The 

natural functions of the stream and adjacent floodplains will be restored as much as possible. 

 

Eliminate Impact on the Regional Watershed  

The Amended Refinement Area will incorporate a low-impact natural storm water system.  Open 

street sections with infiltration verges and buildings designed to allow infiltration or storage of 

water on site will ensure that more than 90% of water that annually falls on the site will be 

returned by natural movement of Pringle Creek. 

 

“Layer” the Systems 

All parts of the site will be integrated for maximum synergy.  For example, streets will be part of 

the natural water cycle system; recreational space will be part of the natural habitat system; 

commercial and institutional activities will be layered with residential uses.  

Close the Cycle of Energy/Material Flows  

Rainwater that falls on the site will recharge the aquifer below.  Water captured in rain barrels will 

be used for local landscaping and gardens.   

 

In addition to following these principles, development of the Refinement Area will meet or exceed all 

provisions required under Salem Revised Code Chapters 808 - Preservation of Trees and Vegetation; 

Chapter 810 - Landslide Hazards and; Chapter 809 – Wetlands. 

 



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 26 

  



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 27 

[9] WETLAND AND RIPARIAN RESOURCES 

 

 

A section of the southeast corner of the site on the north side of Lindburg Road near Reed Road is 

classified as wetlands.  The wetland extends south on Simpson Hills' property and the ROW for Lindburg 

Road contains mitigated wetlands.  The major part of the oak grove playground for Heritage School is 

included in the wetlands area that was expanded after a 2010 re-inspection and re-classification.  The 

reinvestigation of the wetlands that extended on both sides of Lindburg Road was instigated by major 

earth moving on the south side of the area.  The remaining wetlands will be again inspected in a few years 

to check for changes in extent.  Appropriate steps will be taken to mitigate if any wetlands need to be 

disturbed.  

 

The northeast boundary of the refinement area contains a stretch of the West Branch of the Middle Fork of 

Pringle Creek parallel to Old Strong Road.  This Refinement Plan calls for preservation of the natural 

riparian area that remains and restoration of some native plants.  This amended plan continues to 

anticipate that Strong Road will be vacated as a public street and the ROW will become a private or park 

driveway, and pedestrian and bicycle trails.   

 

[10] TREE INVENTORY AND PRESERVATION PLAN 

As noted, a professional arborist made an inventory and evaluated the trees in the original Refinement 

Area.  The Amended area contains approximately 540 trees, including 300 previously described.  Many in 

the inventory are smaller ornamental trees that have been poorly maintained and were planted close to 

buildings that have been identified for removal.    

 

The landscape plan designates preservation of many of the existing trees.  However, most of the trees of 

the short-lived species planted as landscaping around buildings and other facilities that are to be 

deconstructed will be removed.  They will be replaced by more suitable species that integrate with the 

principles of the sustainable development.    

 

There are four significant stands in the added area.  A vast majority of these stands will be preserved, but 

a few trees are damaged or dead and will be removed.  A few more trees will be removed to allow 

reasonable development.   

 

All provisions required under Chapter 808 (Preservation of Trees and Vegetation) will be met or exceeded 

in the course of the removal of trees.  For a detailed inventory and specific preservation plan, refer to the 

Amended Tree and Preservation Plan within the appendix of this refinement plan.  Location and choice of 

new trees will be determined at the time of site plan and design reviews.  Plate 8 illustrates the starting 

plan. 
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[11] METHODS OF CONSERVATION OF NATURAL FEATURES, STRUCTURES AND VIEW SHEDS 

 

 

Natural Features 

Little of the Amended Refinement area was left untouched by development at the Fairview Training Center 

during the twentieth century.  Existing vegetation consists primarily of mature domestic landscaping at 

former building sites and large areas of grass between the buildings. 

 

Trees 

The tree inventory discussed in [10] identified more than 500 existing trees within the Amended 

Refinement area.  This includes a grove of native Oregon White Oaks that has been integrated into the 

playground area for Heritage School, the private school currently on the site.  Arborists have evaluated 

the trees in this grove.  Most are healthy and will be saved.  There are about two dozen additional mature 

white oaks in three other areas.  Several are in poor health and will be removed as necessary.  Most will 

be preserved by careful development design.   

 

There are many mature Douglas Firs as well, that were planted early in the history of Fairview.  Most were 

deliberately chosen to be in the park and are being incorporated into the park planning.  Priorities for the 

park left some of the firs outside of the park area and will be need to be removed.  For additional 

information, see the amended “Tree Inventory and Preservation Plan” Appendix A.   

 

Historic Structures 

The Fairview Training Center contained no designated historic structures.  SFA commissioned a Historic 

Properties Inventory from Paulson and Provost History Consulting.  Copies of this inventory may be 

obtained from the State of Oregon Historic Preservation Office or from the Knight Library at the University 

of Oregon.  This inventory gives a detailed description and photographs of each of the structures on the 

former Fairview Training Center.   

 

After extensive efforts to find a reuse and estimates of the cost of preservation or remodeling it was 

reluctantly decided in January 2016 to deconstruct the original (1908) Le Breton building.  A condition 

agreed to by SFA and the City of Salem for removal of the building is that there be an on-site 

interpretative kiosk or other installation that will include, but is not limited to, panels including historical 

photos, architectural information, maps and other information to meaningfully educate the public about 

the history of the former Fairview Training Center site.  The park planning process is implementing this 

requirement.  See section [27] Existing “Historically Significant” Resources”. 
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View Sheds 

 

The Fairview Plan identifies view sheds in two primary directions:  

 

A. Uphill towards three natural ravines that were to be protected and enhanced as storm water 

management resource and natural habitat;  

B. Downhill towards two public and private parks and open space.  

 

These view sheds have been dramatically disturbed by extensive earthmoving and preparation for 

development by Simpson Hills, LLC.  The good view toward the Cascades in the north and east from a few 

locations on the site remains. 

 

[12] MAINTENANCE OF COMMON OPEN SPACE AND FACILITIES  

 

 

The common open space and facilities will be maintained by the Sustainable Fairview Community 

Declaration of Protective Covenants, Conditions and Restrictions. 

 

[13] MAINTENANCE OF INFRASTRUCTURE 

 

 

The City will be responsible for maintenance of City/public infrastructure and utilities within the ROWs of 

the refinement plan area.  .  All private infrastructure and community amenities will be owned and 

perpetually maintained by the Fairview II Property Owners Association (POA).  Management 

responsibilities will be included in the Fairview II Property Owners Association’s Conditions, Covenants and 

Restrictions (CC&R’s).  Funding for the maintenance and agreement will be provided by the POA.  

Maintenance standard will meet or exceed the City of Salem Public Works Standards. 

 

 

 
 

 

 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 
 

 

 

 

[14] PHASING AND CONSTRUCTION OF STREETS 

 

 

The streets will be constructed as needed to fully serve each phase as it is developed.  Sufficient ROW will 

be established to provide the capacity for all necessary utilities anticipated in the Fairview Plan for this 

amended refinement area and the adjacent areas.  All streets will be phased and constructed to balance 

the needs of automobiles, bicycles and pedestrians. 

 

[15] LOCATION AND EXTENT OF PROPOSED PROVISION FOR SANITARY, STORMWATER 

DRAINAGE AND UTILITIES  

 

 

Water, sanitary sewer, electric power, gas and communications lines will be constructed in the street 

right-of-way or easements.  Water and sewer sizes will be in accordance with City of Salem Public Works 

requirements and agreements.  All Oregon State Health Authority and Department of Environmental 

Quality requirements will be met.  Fire hydrant spacing will be in accordance with the Fire Marshal’s 

requirements.  Plate 9 illustrates the locations and extent of the improved infrastructure.  Except for the 

park area and within Strong Road, the storm water will be without storm sewers.   Usual storm water will 

be retained on each developed site.   

 



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 31 

[16] STANDARDS FOR PHASING OF PUBLIC UTILITIES  

 

 

Infrastructure facilities and utilities will be constructed to anticipate future development on this and 

adjacent parcels, and will fully serve the development as the phases are built out.  Each phase will 

demonstrate how full services will be provided, including all utility extensions and roadways to be 

constructed or accessed at the refinement area or phase boundary.  City standards apply.  The phases are 

shown on Plate 10. 

 

  



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 32 

[17] PHASING SCHEDULE 

 

 

Development of the Amended Refinement Area is to proceed in flexible stages, as the real estate market 

will allow.  The key component is that each phase, as developed, will be designed to stand alone from a 

street and utility standpoint.  It is not the intent to develop a phase that does not have adequate access or 

utility service. 

 

The Heritage Phase is complete and the platted Lindburg Green Phase has the required infrastructure and 

is marketable.  The Park Phase and Park West Phase will occur as Lindburg Road is completed.  The 

Lindburg Green II  and (Village) Center Phases depend upon construction of additional stretches of 

Lindburg and Strong Roads.  The timing of the construction of the main streets with utilities is mutually 

dependent upon the order of the Phases. 

 

All streets will be designed to balance the needs of automobiles, bicycles and pedestrians.  Sufficient ROW 

will be established to provide the capacity for all necessary utilities anticipated in the Fairview Plan for this 

refinement area and the adjacent areas.  The streets will be constructed as needed to fully serve each 

phase as it is developed. 
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[18] FINANCIAL ASSURANCES 

 

 

In 2005 Sustainable Fairview Associates entered into an Infrastructure Agreement with the City of Salem 

that creates a Development District and specifies a schedule, cost estimates, and financing for 

infrastructure projects (primarily off-site) related to the development of the entire former Fairview 

Training Center property.  The first phase of the development was Pringle Creek Community.  The Fairview 

II Refinement Plan was the second phase, Fairview Hills the third, Fairview Addition the fourth and this 

amendment a fifth that revises and extends the second.  The Infrastructure Agreement has been updated 

through three amendments to assure changes in City and developer needs and priorities are addressed.  

As each phase is developed, a Development Agreement will be executed in accordance with current City 

code to ensure completion of the public infrastructure. 

 

[19] EXTENT THE AMENDED REFINEMENT PLAN SUPPLEMENTS OR SUPERSEDES ADOPTED CITY 

REGULATIONS 

 

 

This Amended Refinement Plan includes development standards for buildings and streets that are unique 

to this development and based on the Intent and Purpose Statement of the Fairview Mixed-Use Zone 

530.001.  It includes alternative standards designed to facilitate a vibrant mixed-use and walkable 

community.  Specific standards that supersede and supplement City regulations are contained in the Table 

1 on pages 22-24.  As noted in Table 1 and explained on Section [3], additional Design Review will be 

required for certain buildings and uses within this refinement area.  Design Review for this refinement 

area will be controlled by the Property Owners Association.  If this Amended Refinement Plan is silent on a 

standard of the SRC, then the SRC standards shall apply. 

 

[20] STANDARDS FOR INTERPRETING THE REFINEMENT PLAN 

 

 

Development standards and regulations established under this Amended Refinement Plan are designed to 

meet the intent of the Fairview Plan and the Fairview Mixed Use Zone.  Where a provision in this 

refinement plan varies from the provisions of the zoning code, the provisions of this plan shall govern. 

 

[21] DEVELOPMENT DESIGN GUIDELINES AND APPLICABLE APPROVAL PROCESS  

 

 

The privately owned sections of the Fairview II Refinement Plan Area will be governed by the Fairview II 

Property Owners Association (POA) and the Conditions, Covenants and Restrictions (CC&R’s), including 

related Design Guidelines, contained therein.  All guidelines will be in compliance with City of Salem code 

as supplemented by this refinement plan.  The Design Review process will be conducted by a Property 

Owner’s Design Review Board (DRB).  The City of Salem will not review the work of the DRB.   

 

 

The design review process is intended to ensure that each project contributes to the quality and character 

of the Fairview community.  In addition to meeting all applicable development standards, each project will 

demonstrate that its site planning and architecture are compatible and make positive contributions to the 

spatial quality and livability of the community.  Principles and standards outlined here provide guidance for 

this review.  The guidelines developed will be, by intention, performance goals to be interpreted creatively 

and flexibly, not specifications to be applied narrowly and precisely.  The goal is to assure those who 

choose to live work and recreate in Fairview that larger scale developments will reflect the shared goals 
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and principles of the Refinement Plan. 

 

These include: 

 

A. Well-designed streets and open spaces; 

B. Community and environmentally friendly landscape design and location; 

C. A safe and supportive pedestrian environment; 

D. Well-scaled, inviting buildings; 

E. A robust natural landscape; 

F. Environmentally beneficial storm water, energy, water, and waste systems and practices. 

 

[22] GENERAL LANDSCAPE PLAN 

 

 

The most important element of the general landscape plan is retention of more than 300 mature trees, 

including more than 40 Oregon White Oaks, 50 Sequoias and 125 Douglas Firs.  The layout of streets and 

future uses has been carefully aligned to preserve more than 80% of the larger trees.  New trees of 

quality long-lived species will be planted to ensure continuation of the beautiful existing treescape.  

 

Tree spacing is intended to create a continuous canopy over the street within a reasonable time (15 years) 

to dramatically enhance storm water performance, provide shade to building facades for reduced summer 

cooling needs, reduce heat island effects of summer sun on asphalt, and lengthen lifespan of asphalt road 

surface by shielding it from sun.  Depending on choice of species, this could well lead to spacing at 20-30 

feet.  The landscape will be designed to support healthy spacing.  The landscape plan (Plate No. 11) 

illustrates this concept. 
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[23] GENERAL DRAINAGE PLAN 

 

 

The storm drainage system will be designed to maintain the current “natural” amount of storm water on 

site and maintain at least the current quality level of runoff into the Pringle Creek drainage area.  To a 

large extent, this will be done without storm water piping.  The plan diagram of Plate 12, shows the flow 

lines to street right-of-ways and permeable areas that can serve both as filtration areas and to hold storm 

water temporarily.  

 

Design Parameters: 

 

A. Private on-site detention requirements will satisfy City of Salem standards only if infiltration of the 

20-year storm cannot be achieved.   

 

B. Soil Conservation Service type 1A rainfall distribution with 24-hour minimum duration. 

 

C. Infiltration rates of 3.1 in/hr. in accordance with LEI soil infiltration test results. 

 

D. Runoff rates and other soil and vegetation parameters based on established U.S. manuals and 

standards.   

 

E. Roadway sections will provide a diversity of storm water treatment facilities.  The roadways 

themselves will convey storm water in peak storm events.  Underground piping will be used only as 

necessary for safety considerations.  Backup storm water conveyance through intersections will be 

done with concrete cross gutters. 

 

F. Roadside infiltration is designed to infiltrate a minimum of 1.25 inches of rain in a 24-hour period.  

The infiltration system will consist of a combination of facilities including roadside swales and 

verges; blue green shallow depressions; flat yard, playing field and park areas; and small 

infiltration wells at roof downspouts.   

 

G. Despite the planned infiltration systems, the introduction of new impervious surface and the 

changes in the surface uphill to the south of the refinement area may result in increased storm 

water flow during peak storm events.  When the City reviews the Refinement Plan(s) for any uphill 

and upstream properties, care must be taken to ensure that the current natural drainage patterns 

and flows are not altered. 

 



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 39 

  



____________________________________________________________________________________________ 
Amended Fairview Refinement Plan II 

Page 40 

[24] TRAFFIC IMPACT AND ANALYSIS REPORT 

 

Kittleson and Associates, Inc. (K&A) prepared a report on the trip generation estimates for the original 

Fairview Plan and updated it for Refinement Plan II (2009) the Simpson Hills Refinement Plan (2012), and 

Fairview Addition (2014).  They have now further updated the estimates to include the traffic impact of 

this 2016 amendment to the 2009 Plan.  The full report is Appendix B of this plan. 

 

The report shows that the anticipated traffic fits fully into the framework set by the Fairview Plan and 

associated Infrastructure Agreement.  The Fairview Plan TIA predicts approximately 17,000 trips when all 

275 acres are developed.  The existing Pringle Creek Community Plan, Fairview Hills (amended 

Refinement Plan II), and the very recent Fairview Addition Plan together forecast approximately 10,000 

trips on 180 acres developed.  In this Amended Refinement Fairview Plan II, Traffic from a 500-student 

school is taken out.  Approximately 28 acres of City Park are added.  The number of residential units is 

increased by about 280 and the square feet office and retail is adjusted upward to include the complete 

Village Center.  The result is an increase of about 1100 daily trips to make the cumulative total for all 

refinement Phases to date 11,270.  All projections remain consistent with the original Fairview Plan.   

 

[25] IMPACTS ON EXISTING STRUCTURES AND OTHER DEVELOPMENT  

 

The Refinement Plan area is bordered on the west by Fairview Addition; on the north by Fairview 

Industrial Park; on the east by Hillcrest School; and on the south by proposed Simpson Hills' development.  

All but Hillcrest were parts of the former Fairview Training Center.  Pedestrian and bicycle trails through 

the property, including along the corridor of the vacated section of Strong Road, will increase the 

recreational amenities of the neighborhood.  The trail plan is being coordinated with the existing Pringle 

Creek refinement area and the proposed Simpson Hills refinement area to optimize the connections for 

non-motorized as well as motorized travel.  SFA has had good relationships with the Morningside 

Neighborhood Association since purchasing the Fairview Training Center in 2002 and will continue to 

consult with and inform the group in order to maintain high “livability” in the area.  

 

One building has been renovated and is being used as a private school (Heritage); this building will be 

preserved.  Two other buildings are approved for demolition but planned for restoration (Barn 7,000 sq. 

ft.; and Chapel, 2,500 sq. ft.).  Demolition of about 20 other buildings has created opportunities for new 

and efficient construction.  Concrete and asphalt from demolition will be recycled and new street 

alignments will facilitate connectivity for automobiles and pedestrians.  

 

[26] IMPACTS ON EXISTING INFRASTRUCTURE AND PUBLIC SERVICES 

 

The impacts on off-site infrastructure predicted by the City are laid out in the Urban Growth Area 

Development Permit and the subsequent Infrastructure Agreement as amended.  The method of financing 

Improvements to address off-site impacts is contained in the Infrastructure Agreement.  This Amended 

Refinement Plan shows development consistent with the Fairview Plan and the impacts of off-site 

infrastructure outlined in detail in the Infrastructure Agreement of 2005 as amended.  

 

Existing on-site infrastructure consists of deteriorating roads, an abandoned internal water system, 

antiquated sanitary lines, overhead power and telephone lines.  The redevelopment with high-capacity 

systems involving current technology and design will facilitate new development opportunities consistent 

with the Fairview Plan.  An initial improvement is a high capacity water line that will serve a large section 

of the city around Fairview.  Transit Service will benefit from increased density of residential units and 

jobs.  Developing a mix of housing types will provide opportunities for a more significant jobs/housing 
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balance.   

 

[27] EXISTING “HISTORICALLY SIGNIFICANT’ RESOURCES 

 

This refinement plan area, particularly the park site, contains much of the former Training Center 

institutional complex discussed in the Historic Inventory and Analysis.* 

 

The State of Oregon and SFA documented the area for the purpose of making the case for official historic 

designation – or to make a record for history in case such preservation turned out to be unworkable.  The 

concept of preserving a Fairview Historic District has proved impractical over the years since.  This 

refinement plan calls for the removal of the last buildings in the historic area.  The conditions for removal 

of LeBreton Hall, the first institutional building on site, were discussed in [11]. 

 

This refinement area contains part of the site of a mid-nineteenth century farmhouse and yards.  The 

Carey family in about 1850 designated a 30’ x 60’ plot for family burials, but moved after a short time.  

The exact locations of these features are not known and little ground remains intact in this area after the 

Fairview Training Center was expanded in the mid-twentieth century and right-of-way acquisition was 

acquired for Strong Road.  The best guess of the site reserved by the Carey family for burials is the former 

site of a large dormitory that was removed fifty years ago. 

 

The area designated as Site 6 in the archeologists report is in the lawn near the front of an existing house 

(C4) and adjacent to the right-of-way.* There was likely a late nineteenth century farmhouse there.  The 

developers will be required to locate possible artifacts and remains when the existing house and 

outbuildings are deconstructed and the site is re-landscaped.   

 

*The original report is the Fairview Training Center Historic Inventory and Analysis, Exhibit 5 of the 

Fairview Plan.  The entire original plan with exhibits is available at 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/de

fault.aspx 

http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
http://www.cityofsalem.net/Departments/CommunityDevelopment/Planning/FairviewMasterPlan/Pages/default.aspx
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