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summary 
INTRODUCTION 

In November 2004 Sustainable Investments LLC, a local investment 
company purchased the north 32 acres of the former Fairview Training 
Center and entered a development agreement with Sustainable Devel-
opment Inc (SDI).  SDI then created an innovative plan for the property 
that set new standards for excellence in sustainable development, both 
in Oregon and nationally.  The opportunity to create a vital community 
within Fairview and Salem stimulates tremendous excitement among 
the SDI team. In addition to local leadership a superb group of nation-
ally recognized advisors compliments this team. 

From day one, SDI recognized the special environmental features of 
the north 32 acres and named the project: Pringle Creek Community 

In the early visioning process there emerged three major goals: 

Embrace sustainable land use principles, 
Build ecological systems, and 
Promote smart transportation and movement principles. 

Pringle Creek Community will feature walkable neighborhoods, ten 
acres of meandering creek and wetlands, open community plazas, 
historical buildings of great character, and green space for all to enjoy. 
This combination of preserving the natural environment while adding 
community amenities and a wide array of housing options will be a 
unique opportunity for people seeking a livable community setting. 

SDI has retained community leader, Don Myers to serve as President. 
Don has assembled an able local team of committed individuals who, 
as soon as City of Salem building approvals can be obtained, will 
make this exciting project happen. 

STANDARDS FOR INTERPRETING 
THE REFINEMENT PLAN 

Development standards and regulations established under the Pringle 
Creek Community Refinement Plan are designed to meet the intent of 
the Fairview Plan and the Fairview Mixed-Use zone. Where a provision 
in the Pringle Creek Community Refinement Plan varies from other 
provisions of the zoning code, the provisions of the refinement plan 
shall govern. 
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 pringle creek community in the sustainable fairview context 
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master plan and land uses 
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LI low intensity

MI mixed intensity

AU adaptive use

OS open space

LAND USES

LI low intensity
2.0 acres gross
less .25 acres o.s.

MI mixed intensity
6.3 acres gross
less 2.54 acres o.s.

AU adaptive use
24.2 acres gross
less 7.79 acres o.s.

pringle creek 
community 
32.5 acres 

land SRC 143C Fig. 143 C-2 

land use plan  & fairview mixed use overlay plan (inset) 



 illustrative plan with key features 
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land use 
SUSTAINABILITY PRINCIPLES 
FOR LAND USE 

1. Encourage Economic and Social Diversity 
The plan for the Pringle Creek Community accommodates 140–225 (depend-
ing on the eventual number of secondary rental units provided) for 400–500 
residents. These proposed units range from single family homes on their own 
parcels to efficiency units in small apartments or secondary suites. Unit sizes 
may range from affordable 600 sf studios to 2,500 sf single family detached 
homes. The plan provides the widest possible diversity of housing choices, 
making aging in place possible and providing good homes for moderate 
income owners and families of different sizes and types. 

2. Create a Village Center  The main village centre for the Sustain-
able Fairview project is located on another part of the site. The Pringle Creek 
Community is thus a sub centre, comprised of restored industrial and agricul-
tural buildings grouped around a village green and seasonal pavilions. A small 
amount of convenience commercial retail is anticipated. Most of the restored 
space will be used for institutional functions (adult education, social functions, 
and community rooms) with some spaces made available for office rental. 
The community gardens and the restored greenhouse will provide much of the 
social and visual focus for the community, and cement the image of the com-
munity as a place where residents care about the earth and can produce their 
own food.  

3. Reuse and Retrofit existing buildings  The majority of the 
existing buildings on the site will serve new functions for the Pringle Creek 
Community and for other residents of Salem. Three of the existing buildings 
have undergone a first phase cosmetic improvements to the exterior, with 
many of the existing build around the community square and the greenhouses 
being analyzed for future regeneration in the new plan. This space will be pre-
served as a graphic reminder of the past, and as an emblem of the strength of 
the new community at Pringle Creek. Pringle Creek residents will likely take 
the most advantage of these community amenities, but they will be available to 
other citizens of the city as well. 

4. Create Local Employment    Most of the new employment oppor-
tunities in Fairview will be in the campus crescent area; however, significant 
job opportunities are part of the plan for Pringle Creek Community too. Allow-
ing home occupations would enhance the sustainability of the plan, thus we 
hope to incorporate authorization for home occupations. Additionally, the pre-
served structures on the site will provide locations for at least 7 full time jobs 
but potentially many more. 

5. Build Efficiencies by Building Green    At the Pringle Creek 
Community, new residential structures will perform at the highest efficiency 
level practical. The single family home area at the west side of the school 
(adjacent to the school property) is planned for “carbon neutral” status, mean-
ing these homes will be entirely self sufficient for heating and cooling. This 
will be the first residential subdivision of its kind in America. The Pringle Creek 
Community has set a goal of national significance for energy and materials 
conservation. 

LAND USE SUMMARY 

Pringle Creek Community land use development requirements per SRC 143C. 
FMU zones are indicated in the table below: 

residential (du) non-residential (sf) 

required dwelling units acres min max min max 

total site area 32.50 

AU zone du per gross acre 6 30 
gross area per src 143c-2 24.20 
less dedicated open space -7.79 
net area 16.41 
AU required du per src 143 98 492 

area 1 8 20 
area 3 6 13 18,000 30,000 
area 4 9 11 
area 5 20 44 
area 6 18 36 3,500 6,000 
area 7 30 60 
area 8 41 77 
area 9 0 0 15,000 

AU zone estimated du/sf 132 261 21,500 51,000 

LI zone du per gross acre 5 8 
gross area per src 143c-2 2.00 
less dedicated open space -0.25 
net area 1.75 
LI required du per src 143 9 14 

area 2 9 13 
LI zone estimated du 9 13 

MI zone du per gross acre 7 35 
gross area per src 143c-2 6.30 
less dedicated open space -2.54 
net area 3.76 
MI required du per src 143 26 132 

area 2 20 28 
area 4 11 13 

MI zone estimated du/sf 31 41 

summary gross area per src 143C-2 32.50 

less dedicated total open space 10.58 
summary total net area 21.92 

est. total range of du planned 141 315 
est. s.f. for non-residential 21,500 51,000 
total required du per src 143 134 638 

Mandatory elements 

Street requirements -- private streets throughout the development 
Fire sprinklers -- automatic fire suppression system required for all structures 
Street parking restrictions -- one queuing space per block to facilitate fire department access 

PERMITTED LAND USES 
A complete table of permitted land uses per SRC 143 is located in appendix C. 
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AREA 1 
Area one is the smallest parcel and geographically centered on site. It has been planned 
to accommodate a mix of the following land uses:* 

primary use -- residential units including but not limited to attached, detached and 
accessory dwelling units. 
secondary use-- live/work units 

Due to the small parcel size, an alley will not be required. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 
parcel area gross1 (1.17 acres)   

parcel area net (.65 acres) 

required residential units per 143  7/35 

total estimated residential units 8/20 

total est. area for non-residential uses (in s.f.) none 

building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/30’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22. 

parcel map 

parcel location 
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AREA 2 
Area 2 is unique to Pringle Creek Community in that it has the adjacency of the Morn-
ingside Heights Neighborhood, is zoned for both LI and MI land-uses per SRC 143, 
and is the only site on the property with a south facing hillside without tree cover. It has 
been planned to enhance it’s natural features by providing lots that are oriented for solar 
access and to use the sloping site to provide views of the Cascade Mountain Range to 
the east. The mix of land-uses are as follows:* 

primary use -- single family dwelling units 
secondary use-- cottage courtyard units 

Due to the small parcel size, an alley will not be required. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

LI zone du per gross acre 5/8 na 

parcel area gross1 (2.00 acres)   na 

parcel area net (1.75 acres) na 

required residential units per 143 10/16 na 

MI zone du per gross acre 7/35 na 

parcel area gross1 (1.90 acres)   na 

parcel area net (1.45 acres) na 

required residential units per 143  13/67 na 

total required residential units per 143 23/83 na 

total estimated residential units 20/28 na 

total est. area for non-residential uses (in s.f.) na 

building requirements 

lot area src 143/none na 

coverage none/src 143 na 

depth 30’/none na 

width 16’/none na 

building setbacks2 

front/street 2’/10’ na 

interior/side 0’/20’ na 

interior rear to ROW @ alley na/na na 

FMU zone boundary 20’/none na 

building frontage per unit3 16’/none na 

building height none/45’ na 

parking residential commercial 

cars3 none/1 na 

bikes na na 

loading na na 

street yes na 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway na 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 
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parcel location 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 

AREA 3 
Area 3 is developed as the community center with an active open space plaza of 1.5 
acres featuring 2 large Native Oak trees as an anchor to the community square. The 
square is bounded by the regeneration of existing  buildings of Fairview Training Center 
(see page #25 for existing structures),  new infill buildings and by Pringle Creek ripar-
ian corridor. Proposed land uses include:* 

primary use-- regeneration of existing building into a mix of uses to support the 
community square activities with potential uses, but not limited to the follow-
ing: cultural facilities, bed and breakfast, boutique hotel,  interpretive museum,  
performing arts facility, artists studio’s,  carpentry workshop, craft workshop, 
office, community storage, restaurant, day-care facilty, cafe with performing arts 
events, community meeting hall, community cooperative uses, library, mixed-use 
commercial/residential, bakery, artist galleries, classroom facilities, retail, open air 
pavilion for farmers market and community events. 
secondary use-- Live/ work residential, seasonal temporary pavilions for public use. 

The community square open space will be bounded by “woonerf” streets and plaza’s 
designed to calm traffic by integrating pedestrians, bikes and cars in the community 
square, see illustrative plan pg. #9 and  major streets plan pg. #35. 

The building will be allowed to project within the area a maximum of 15’ to accomodate 
architectural features and requirements for accessibility, see note #2. All existing build-
ings will be required to meet all applicable building code requirements. All property 
lines within area 3 to be determined during SRC 63 subdivision submission. All devel-
opment restrictions and responsibilities will be governed as indicated in the table on 
page 42 in the Refinement Plan. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 
parcel area gross1 (4.5 acres)   

parcel area net (4.23 acres) 

required residential units per 143  27/135 

total estimated residential units 4/30 

total est. area for non-residential uses (in s.f.) 18,000-30,000 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street (or woonerf) 2’/10’ none/none 

interior/side 0’/20’ 10’/20’ 

interior rear to ROW @ alley na/na none/none 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/60’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, decks, 
demountable sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. All non-residential parking is on-street or woonerf street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard, there will be no traditional parking lots in the commu-
nity square and woonerf streets. 

* For definitions of land uses, see page 22 
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AREA 4 
Area 4 is unique to Pringle Creek Community in that it has the adjacency of the Sustain-
able Fairview Property to the south, is zoned for both MI and AU land-uses per SRC 143, 
and is the only site on the property with a portion of the sloping site set within a stand 
of conifer and deciduous trees. It has been planned to enhance it’s natural features by 
providing lots nestled  within the trees on sloping sites to provide views of the Cascade 
Mountain Range to the east. The mix of land-uses are as follows:*  

primary use- single family dwelling units. 
secondary use- cottage courtyard units with a shared open space courtyard for car access 
and residents use. 

Due to the small parcel size an alley will not be required. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 na 

parcel area gross1 (1.38 acres)   

parcel area net (1.06 acres) 
required residential units per 143  8/41 na 

MI zone du per gross acre 7/35 na 

parcel area gross1 (1.46 acres)   

parcel area net (1.10 acres) 
required residential units per 143  10/51 na 

total required residential units per 143 19/93 na 

total estimated residential units (2.84 acres) 11/22 

total est. area for non-residential uses (in s.f.) none 

lot and building requirements 

lot area src 143/none na 

coverage none/src 143 na 

depth 30’/none na 

width 16’/none na 

building setbacks2 

front/street 2’/10’ na 

interior/side 0’/20’ na 

interior rear to ROW @ alley na/na na 

FMU zone boundary 20’/none 

building frontage per unit3 16’/none na 

building height none/35’ na 

parking residential commercial 

cars3 none/1 na 

bikes na na 

loading na na 

street yes na 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway na 

setbacks6 none/none na 

notes 

1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 

property line 

parcel 4b 

area net 
area gross 

center of ROW 
property line 

parcel 4a 

area net 
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C
S T R E E T 

(2) 2’-wide pathways, and/or permeable driveable surfaces. 2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 6. Parking setbacks do not require a buffer yard. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini- * For definitions of land uses, see page 22 
mum 16’ frontage onto a shared common courtyard for private cars and residents. 
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AREA 5 
Area 5 is bounded to south and east by the tree covered hillside separating Pringle Creek 
Community from the Crescent buildings of Fairview. It has a row of mature native Oak 
trees that frame a view of the Crescent building named Withycombe, this will be main-
tained. The area has been developed as a dense urban pocket to the south of the oak 
trees incorporating residential live/work units within a woonerf plaza. The mix of land-
uses are as follows:* 

primary use- Live/work, accessory dwelling units, attached and detached residential units. 
secondary use-  multi-family residential and mixed-use residential.. 

This block will incorporate a combination of rear alley streets and woonerf plaza/streets 
for internal service and circulation. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 
parcel area gross1 (1.31 acres)   

parcel area net (0.95 acres) 

required residential units per 143 8/39 

total estimated residential units 21/44 

total est. area for non-residential uses (in s.f.) none 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street (or woonerf) 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/20’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 
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AREA 6 
Area 6 is defined by the existing greenhouses and will become the central hub for 
the community gardens to be planned throughout the community. The area has been 
planned to accommodate the following land uses:*  

primary use- attached and detached residential units including accessory dwelling units. 
secondary use- greenhouse growing plants and herbs for commercial or cooperative use, 
mixed-use retail with residential, multi-family residential units 

Alley access to an internal services and parking area will be required. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 na 

parcel area gross1 (1.95 acres)   

parcel area net (1.31 acres) 

required residential units per 143  12/59 na 

total estimated residential units (2.84 acres) 18/36 

total est. area for non-residential uses (in s.f.) 3,500-6,000 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/20’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 sf 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 
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AREA 7 
Area 7 is defined by the natural features of the site that include a grove of Sequoia trees, 
the row of Pine trees along Strong Road and an infiltration pond to the east that will 
replace the man-made “duck pond” on the eastern portion of the parcel. The grove of 
Sequoia trees will provide the layout of an internal park for the residents of this area and 
the whole community to enjoy. The area has been planned to accommodate the follow-
ing land uses:* 

primary use- attached and detached residential units. 
secondary use-  accessory dwelling units, multi-family residential units and live/ 
work dwelling units. 

Alley access to an internal services and parking area will be required and must integrate 
with the existing grove of Sequoia trees. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 
parcel area gross1 (2.21 acres)   

parcel area net (1.82 acres) 

required residential units per 143 12/59 

total estimated residential units 18/36 

total est. area for non-residential uses (in s.f.) none 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street (or woonerf) 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/20’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 s.f. 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 
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Area 8 is the largest primarily residential area in the development. It has been planned to 
accommodate a mix of the following land uses:* 

primary use- residential units including but not limited to attached, detached, acces-
sory dwelling units and coach lane houses. Dwelling unit are allowed to have detached 
garages. mixed-use retail with residential, multi-family residential units 
secondary use- multi-family residential units and live/work units. 

Alley access to an internal services and parking area will be required and must integrate 
an open space park area for all residents. 

required elements 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 na 

parcel area gross1 (3.73 acres)   

parcel area net (3.06 acres) 

required residential units per 143  12/59 na 

total estimated residential units (2.84 acres) 18/36 

total est. area for non-residential uses (in s.f.) none 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/20’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 sf 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 



 

 

 

 

 

       

   

 

                 
           

             
       

                 
            

                
              

                

              
         

        

            

AREA 9 

refinement plan  |  pringle creek community  |  salem, oregon 19 

parcel 9 

area net 

area gross 

E 
S 

T 
R 

E 
E 

T 

E
S T R

E E T 

A
S

T R
E E

T 

� 

� 

� 

� 

� 

� � 

� 

� 

parcel map 

parcel location 

Area 9 is the most northerly area in the development and it’s triangular shape bounded 
on the west by the open space dedicated to the Pringle Creek riparian corridor.  It has 
been planned to accommodate the following land uses:* 

primary use- potential uses include but are not limited to assisted living facility, 
neighborhood classrooms, bio-diesel cooperative and community recycling center. 
secondary use- potential uses include but are not limited to detached, attached and 
multi-family dwelling units 

Due to the small area size an alley will not be required. 

required elements 

FMU zone du gross per acre 
residential 
min/max 

non-residential 
min/max 

AU zone du per gross acre 6/30 
parcel area gross1 (.53 acres)   

parcel area net (.42 acres) 

required residential units per 143 12/59 

total estimated residential units 18/36 

total est. area for non-residential uses (in s.f.) none/15,000 

lot and building requirements 

lot area src 143/none none/none 

coverage none/none none/none 

depth 50’/none none/none 

width 16’/none 16’/none 

building setbacks2 

front/street (or woonerf) 2’/10’ 2’/10’ 

interior/side 0’/20’ 0’/20’ 

interior rear to ROW @ alley na/na na/na 

building frontage per unit3 16’/none 16’/none 

building height none/45’ none/45’ 

parking residential commercial 

cars3 none/1 none 

bikes na 2/none 

loading na 0 

street yes 1 per 500 s.f. 

driveways5 

single parking 8’ driveway 

multiple 12’ driveway 12’ driveway 

setbacks6 none/none none/none 

notes 
1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross 
area to be confirmed upon final plat during the SRC 63 submission. 

2. The following are exempt from setback requirements: roof overhangs, roof covered porches, demount-
able sun screens, steps or ramps to porches. 

3. All cottage courtyard housing types are exempt from required street frontage but must meet the mini-
mum 16’ frontage onto a shared common courtyard for private cars and residents. 

4. One parking space per unit for single family detached and accessory dwelling units (coach lane 
house). Cottage courtyard units are allowed to have remote detached garage parking. Attached dwelling 
units to have 1 per building unit with remaining parking on street. All commercial parking is on-street. 

5. Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 
(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 

6. Parking setbacks do not require a buffer yard. 

* For definitions of land uses, see page 22 
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Abutting Use 

Table 132-1 
BUFFER MATRIX 

The letter designations contained in the Table refer to 
the Buffer Category on Table 132-2, Bufferyard and 
Screening Standards 
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Three or More Dwellings on a single parcel A A A A A N/A N/A N/A 

Parking Lots A A A A A N/A N/A N/A 

Minimum Impact A A A A A N/A N/A N/A 

Light Impact (Indoor Activity only) A A A A A N/A N/A N/A 

Moderate Impact A A A A A N/A N/A N/A 

Heavy Impact N/A N/A N/A N/A N/A N/A N/A N/A 

PRINGLE CREEK COMMUNITY 
DESIGN STANDARDS 

The Pringle Creek Community will be governed by the Pringle Creek 
Conservation Trust (PCCT), Homeowners Association (HOA) and Code 
Covenants + Restrictions (CC+R) documents of the development.  
The development is proposing the following alternative standards in 
addition to those previously identified in the individual area description 
sheet. 

Alternative Standards 

to SRC Chapter 132 

(Landscaping) are as follows: 

132.190 (Irrigation) - Add sentence to end of paragraph (a): An 
above ground, temporary irrigation system shall be allowed as 
needed for establishment of natural meadow, shrub, tree plantings, 
or stormwater infiltration facilities. 

132.220 (Bufferyards and Screening) – See revised Table 132-1 
below: 

132.230 (Parking Lot and Vehicular Use Areas) – Part (1) Adjacent to 
the right-of-way of a public street…  This provision is not applica-
ble since all streets in the Pringle Creek Community will be private. 

Alternative Standards to Multi-Family 

Development Design Handbook 

Pringle Creek Community is intended to create a development of 
higher density housing types- ranging from fee simple and condomin-
ium townhouse configurations to detached accessory dwelling units 
(“coach lane” or “granny flats”) configurations. 

The following alternative standards are proposed: 

A. Open Space Design Elements 
1. Design Goals & Objectives 

b. Open Space Design Objectives 
4.) Delete this sentence. 

2. Common Open Space Requirements 
b. Standards 

1.) Replace in entirety, with: 
Pringle Creek Community has designated over a third of the 
site area with Natural open space and common area open 
space to provide its residents with a variety of active and 
passive recreation activities. Common space is currently 
planned for access to all multi-family developments within 
400 feet. 
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3. Children’s Play / Adult Recreation Areas 
b. Standards 

1. and 3. delete requirement see Item A.2.b.1 above. 

4. Private Open Space Requirements 
Given the spatial configurations required to organize each multi-
family housing type under considerations and the accessibility of 
open space within the development not all units planned may have 
single level access to an at grade exterior space. Therefore, we 
propose one of two options: 1. “Private Open Space” be defined to 
include features such as exterior decks, balconies, etc. which can 
be designed into each unit or the following standards should be 
waived: 

b. Standards 
2. and 3. 

B. Landscaping Design Element 

2. General Landscaping Requirements 
b. Standards 

3.) Delete the requirement for fencing at Strong Road. 

3. Site Frontage Landscaping Requirements 
b. Standards 

1.) The intent of the project is to provide a tree lined canopy 
along the street with the exception of Parcel 3- in the com-
munity square and woonerf sections of street/plaza. 

4. Exterior Buildings Requirements 
b. Standards 

1-3.) These items are to be discretionary. 

5. Privacy Requirements 
b. Standards 

1.) Delete the word fencing. 

6. Parking Lot Landscaping 
b. Standards 

2). Revise eighteen (18) feet to nine (9) feet. 

D. Parking, Site Access, and Circulation 

2. General Parking and Site Access Requirements 
The Pringle Creek Community is design to favor pedestrian and 
bicycle traffic and to ensure the safety of those who choose to 
use these forms of circulation.  Furthermore, great measures were 
taken to minimize the negative impacts of vehicular traffic on place 
making, community development, and public open space.  Thus, 
the Pringle Creek Community design used incorporates a diversity 
of strategies towards these ends, including the creation shared 
parking lots wherever possible; minimizing the expanse of continu-
ous parking areas; and integrating an secondary vehicular circula-
tion (alley) system into the master plan through which parking is 
provided to each dwelling unit while minimizing views from public 
rights-of-way. Given this, we have the following revisions: 

a. Guidelines 
3). Revise to read: Locate parking accessible to the resi-
dents. 

b. Standards 
1.) Delete. 
3.) Delete 
4.) Delete 

3. Site Access Requirements 
b). Standards: 

2). Delete 
4). Delete 
5). Delete 

E. Building Mass & Façade Design Element 

1.a..- delete #4 
1.b.- delete #2,6, and 11. 
3.a.- delete #3 
3.b. – delete #1, 2 and 4, add: Use building massing to define 
the public space right-of-way. Provide architectural delineation of 
building facades to identify entry, semi-private porches and visual 
access from within the dwelling unit to monitor street activity. 

4.a. – delete #1 and concept of building offset interval. Design 
building to provide massing that reinforces the public space of the 
right-of-way. 

4.b. – delete #1 – 3 and associated graphic illustrations. 
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GENERAL NOTE ABOUT 
ALL LAND AREAS 

Development standards and regulations established under the Pringle Creek 
Community Refinement Plan are designed to meet the intent of the Fairview 
Plan and the Fairview Mixed-Use zone. Where a provision in the Pringle Creek 
Community Refinement Plan varies from other provisions of the zoning code, 
the provisions of the refinement plan shall govern. 

DEFINITIONS OF LAND USE 
TYPES 

Small Commercial    Small Commercial units at Pringle Creek Commu-
nity shall be no larger than 2,500 square feet per unit. 

Live Work Units    Live Work Units are dwelling units that allocate a 
certain portion of the interior space for work space. Work space may be used 
for office, studio, or retail use. Work space shall have direct access to streets, 
lanes, courtyards or woonerf streets. No more than 35% of the total floor area 
of the unit may be given over to work activities. 

Cottage Courtyard Units    Cottage Courtyard Units are dwelling 
units arranged and fronting onto a common courtyard. Parking can be either 
attached to the dwelling units and accessed via the common courtyard or 
detached in common structures and accessible via the common courtyard.. 

Coach or Lane Houses    Coach or Lane Houses are accessory dwell-
ing units that are detached from the building or townhouse whose lot they 
occupy. They are let by the owner of the principle residence of the lot. Typi-
cally they are located above or above and beside car storage garages. Occa-
sionally they are in stand-alone cottage structures similar to cottage units. 
Coach or Lane Houses are to be no smaller than 400 square feet for studio 
units. 

Accessory Dwelling Unit    Accessory Dwelling Units are interior por-
tions of townhouse or detached buildings that owners choose to rent as habit-
able space. Accessory dwelling units will be no smaller than 400 square feet 
for studio units, and will not consume more than 40% of the total aggregate 
floor area on the lot. 
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site resources 
SUSTAINABILITY PRINCIPLES 
FOR ECOLOGICAL SYSTEMS 

1. Respect the Landscape    The Pringle Creek Community will 
celebrate, not eliminate, the natural features of the site. The entire 
Fairview site drains into Pringle Creek; but the site only includes the 
creek channel itself on the Pringle Creek Community Property. The 
creek has been highly degraded over the decades, stripped of vegeta-
tion and unnaturally channelized. We propose to enhance the natural 
functions of the stream and adjacent floodplains with a 100 foot wide 
reforested riparian zone along its length. This voluntary and enthusias-
tic dedication of nearly 15% of the site to restoring Pringle Creek is a 
mark of commitment to sustainability and ecological protection on the 
part of the owners. 

2. Eliminate Impact to the Regional Watershed 
The Pringle Creek Project will incorporate a state of the art zero impact 
natural storm water system. Open street sections with infiltration 
verges, and buildings designed to infiltrate or store water on site, will 
insure that over 90% of all water that falls on the site during the year 
will infiltrate naturally, to be returned by natural interflow movement to 
streams. In fact, the ecological performance of the site for storm water 
will be substantially better post development, than it is now in its pre 
development but disturbed state. 

3. “Layer” the Systems    In conformance with this principle, 
drawn from ecological systems, all parts of the site will be integrated 
for maximum synergy. Simply stated, streets will be part of the natural 
water cycle system, recreational space will be part of the natural habi-
tat system, commercial and institutional activities will be layered with 
residential uses, and community agricultural will be integrated with 
community social and economic system. 

4. Close the Cycle of Energy and Material Flows  Rainwater 
that falls on the site will recharge the aquifer below. Water captured in 
rain barrels will water community gardens. The community gardens 
and greenhouse, at the heart of the Pringle Creek community, will be 
a convenient location for recycling and composting, while providing 
a location where compost and certain recyclables can be reused. Old 
buildings are preserved, and new ones are made from recycled and 
green content. Energy is recycled and preserved on site. 

STANDARDS FOR CONSERVATION 
OF NATURAL RESOURCES 

Site vegetation is comprised of native riparian vegetation along the 
Pringle Creek corridor; a remnant mixed deciduous-coniferous forest 
located on a hillside in the SE corner of the site; with the majority of 
the site being a culturally-altered landscape, consisting of,  introduced 
ornamental and nut trees and a groundlayer of primarily lawn grasses. 

The Tree Protection Plan designates protection of the vast majority of 
the existing trees. There are 275 trees in the inventory with approxi-
mately 80% designated for protection. In the developed portions of the 
site, existing trees will be incorporated into the development scheme 
to reduce disturbance from constructing buildings, roads, and infra-
structure. The riparian environment along Pringle Creek has two dis-
tinctive characters. The southern section of the stream is fairly intact 
with natural channel conditions and healthy riparian vegetation. The 
northern section of the creek suffers from past channeling  activities 
and past vegetation clearing. The intent of  Pringle Creek Community 
is to continue to enhance natural vegetation in the southern section of 
the creek and to develop a comprehensive enhancement program for 
the highly damaged channelized section in the northern section. 

The goals for future creek enhancement work north of the bridge area 
as follows: 

1. Foster stewardship of Pringle Creek within the community by creat-
ing a plan that can be implemented by the community in the future. 

2. Enhance natural functions of the stream and the adjacent flood 
plain. 

3. Reintroduction of  topographic variation, clearing of non-native veg-
etation, and planting of appropriate native plant communities. 

METHODS OF CONSERVATION 
OF NATURAL RESOURCES 

All provisions required under Chapter 68 (Preservation of Trees and 
Vegetation) shall be met or exceeded. See Pringle Creek Tree Con-
servation Plan, pp. 28-31, for identification of all significant trees and 
natural features to be conserved on site. 
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EXISTING SITE FEATURES FTC: HAI*

A1 sewing
A2 greenhouse 1 *ID#A-2
A3 greenhouse 2
A4 grounds storage
A5 grounds dept *ID#A-5
A6 fuel shed *ID#A-6
A7 plant boiler
A8 carpentery shop *ID#A-11
A9 root house *ID#A-12
A10 restrooms - north
A11 construction shop
A12 plant office
A13 plant machine shop
A14 paint shop *ID#A-17
A15 service building
A16 service building

deconstructed and recycled
deconstrution/reuse
regenerate
views
watershed enhancement
significant tree stands

*See appendix E for Fairview Training Center

A1

A2

A3

A14

A5

A4

A6

A12

A13

A9
A10

A8

A11

A15

A7

A16

enhancement
of creek
and diversionary
channel

maintain creek
and riparian
improvements

douglas fir stand

mix of conifer
and deciduous

native oak stand

stairway

sequoia stand

pine

pine

toward cascade
mountains

toward creek

viewsheds, natural features, and historic structures 
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landscape 
GENERAL LANDSCAPE PLAN 

The Pringle Creek Landscape Plan is comprised of five different 
landscape types, Natural Open Space, Open Space, Woonerf 
Hardscape Plaza, Community Gardens and Private Landscape. 
Natural Open Space forms the main spine through the community 
along Pringle Creek corridor, and on the eastern side of the site; the 
character of this area is native vegetation and wetlands planted in a 
natural manner. Open Space areas are smaller public open park spaces 
where active recreation is likely to happen. The Woonerf Hardscape 
Plaza blends pedestrian and vehicular modes in the central core 
of community and commercial buildings. Community Gardens are 
found in various locations through out the development, and Private 
Landscape is any landscaped areas falling within private property. 
Storm water from tree lined streets is managed and treated both 
through infiltration into gravel strips that comprise street parking, and 
rain gardens at locations of corner and mid-block curb extensions.   
A pedestrian network is formed by a system of trails and pedestrian 
ways. A Major Loop Trail encircles the site, with secondary trails 
adding connectivity. Sidewalks encircle all blocks with pedestrian 
access through many of the blocks. 

See Pringle Creek General Landscape Plan (page 27) for location of all 
general landscape elements. 
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trees 
TREE PRESERVATION PLAN 

Pringle Creek Community has identified protection of existing trees 
as a key component in meeting sustainable design objectives for the 
community. A certified arborist was hired to evaluate all trees on-site. 
All trees were identified for species type, size, and general condition. 

There were 275 trees evaluated on-site. Any obvious dead trees were 
not included in the inventory. There were 21 separate species identi-
fied, of which 6 were native to the Salem area and 15 were intro-
duced ornamentals. The species and size of trees are indicated on the 
tree preservation plan figures. The figures also depict trees to be pro-
tected or removed. 

The table below tabulates the both the arborists observations related to 
tree condition ( Good, Marginal, Remove ) and the potential tree impact 
based on the current site development plan. 

For the purpose of tabulating overall tree preservation counts, we 
are assuming that all of the trees in the “remove” category will be 
deducted from the tree preservation quantities. We are assuming that 
the 9 remaining trees in the “marginal” category will be saved. With 
these assumptions, the plan calls for protecting 219 trees ( 210 +9 ) 
out of a total of 275 for a tree preservation count of 80% retained, far 
exceeding SRC Chapter 68 minimum requirements. Additional trees 
may be recommended for removal during the final design phase of the 
project, but the percentage of trees protected will continue to greatly 
exceed City requirements.  

TREE PROTECTION STANDARDS 

Standards outlined below are recommendations for basic tree protec-
tion to be met during the construction phase of the project. 

Maintain Tree Protection Zones around individual trees or groups of 
trees to remain during construction, and defined by the drip line of 
individual trees or the perimeter drip line of groups of trees, unless 
otherwise indicated. Install temporary fencing around tree protection 
zones to protect remaining trees and vegetation from construction 
damage. Maintain temporary fence and remove when construction is 
complete. Protect tree root systems from damage caused by runoff or 
spillage of noxious materials while mixing, placing, or storing con-
struction materials. Protect root systems from ponding, eroding, or 
excessive wetting caused by dewatering operations. Mulch areas within 
drip line of trees to remain and other areas indicated. 

Do not store construction materials, debris, or excavated material 
inside tree protection zones.  Do not permit vehicles or foot traffic 
within tree protection zones; prevent soil compaction over root sys-
tems. Maintain tree protection zones free of weeds and trash. Do not 
allow fires within tree protection zones. 

Do not excavate within tree protection zones, unless otherwise indi-
cated. Where excavation for new construction is required within tree 
protection zones, hand clear and excavate to minimize damage to root 
systems.  Use narrow-tine spading forks and comb soil to expose 
roots. Where utility trenches are required within tree protection zones, 
tunnel under or around roots by drilling, auger boring, pipe jacking, or 
digging by hand. 

Where new finish grade is indicated below existing grade around trees, 
slope grade beyond tree protection zones.  Maintain existing grades 
within tree protection zones to the greatest extent possible. Where 
existing grade is 6 inches or less below elevation of finish grade, fill 
with topsoil.  Place topsoil in a single uncompacted layer and hand 
grade to required finish elevations. Where existing grade is more than 
6 inches but less than 12 inches below elevation of finish grade, place 
drainage fill, filter fabric, and topsoil on existing grade. 

Prune trees to remain that are affected by temporary and permanent 
construction. Prune trees to remain to compensate for root loss caused 
by damaging or cutting root system.  Provide subsequent maintenance 
during Contract period as recommended by arborist. Remove and 
replace trees indicated to remain that die or are damaged during con-
struction operations that Owner’s Representative determines are inca-
pable of restoring to normal growth pattern. 
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tree preservation plan — part 1 of 3 
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tree preservation plan — part 3 of 3 

refinement plan  |  pringle creek community   |  salem, oregon 31 



refinement plan  |  pringle creek community   |  salem, oregon 33



Infrastructure plan and standards 
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infrastructure 
SUSTAINABILITY PRINCIPLES 
FOR TRANSPORTATION & MOVEMENT 

1. Use Green Corridors for People and Living Things    The 
entire Pringle Creek Community project is bounded by two protected 
green corridors. The corridor on the east celebrates the relation-
ship between the new residential community and the campus above. 
This greenway also accepts natural drainage from the short blocks to 
the west, allowing it to filter naturally into grassy areas. The Pringle 
Creek corridor to the west is given over to riparian stream enhance-
ment, providing habitat for future salmon spawning and rearing. Both 
corridors are part of a Fairview wide, and potentially district wide, 
greenway/walkway system—providing attractive walking paths to a 
variety of destination on the site and, in time, beyond. All greenways 
are bounded by buildings that front onto them (in conformance with 
SEPTED [Crime Prevention Through Environmental Design] principles) 
enhancing safety by preventing a feeling of being “hidden out back”– 
providing ample “eyes on the street” instead. 

2. Keep Transit Close at Hand    Overall gross densities pro-
posed for the Pringle Creek Community are high enough to support 
transit service (assuming the rest of the Fairview Project develops at 
the same average density). When there are 6,000 residents at Fairview, 
and potentially many times that number in developable parcels to the 
south, bus and potentially streetcar service on Strong Road will likely 
be frequent. The plan anticipates that eventuality, orienting walkways to 
Strong road toward an eventual transit stop in that location. All housing 
within the project is within a five minute walk of the probable Strong 
Road transit stop location. 

3. Use an Interconnected Street System    Block sizes at 
Pringle Creek are small to maximize interconnectivity and ease foot 
trips. Sidewalks are on both sides of all streets. Thus all trips, whether 
by car or on foot are safe and by the shortest possible route. Response 
times for fire vehicles are also minimized. There are four vehicle con-
nections from the project proposed at this time: two to Strong Road 
and two to the Fairview Campus above. There is one cul-de-sac pro-
posed to an otherwise inaccessible portion of the site. 

4. Walk Every Day    In time Pringle Creek community will be 
part of the larger Sustainable Fairview Community. At that time Prin-
gle Creek residents will probably walk to the community center daily. 
Meanwhile, more than a third of the Pringle Creek Community is given 
over to greenways creating ample opportunities for local recreation. 
Additionally, the village green provides a walkable destination with a 

variety of activities planned. It will become a daily routine for all who 
live in and around Pringle Creek Community. The Pringle Creek Com-
munity greenway and walkway system integrate with the larger com-
munity plan, providing ample opportunities for long strolls, bike rides, 
dog walking and jogging. 

NAME, LOCATION AND EXTENT 
OF EXISTING OR PROPOSED 
STREETS 

The existing and proposed streets are indicated on the Refinement 
Plan drawings. Strong Road SE is the only major existing road that 
will be utilized to serve the development. This road is proposed to be 
realigned at the vicinity of the ninety (90) degree turn where it con-
nects into Fairview Industrial Drive. There is a potential for the future 
extension and connection of Madrona Court SE to the realigned Strong 
Road. This extension is not proposed as part of this application. All 
other proposed streets would be considered at a service level of a local 
street or less. 
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*see oversized drawing for clarity 

existing and proposed major streets* 
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street sections 

*see oversized drawing for clarity 

TYPICAL STREET SECTIONS 

The proposed street sections have been provided on the attached 
drawings. See oversized drawing DT-1. 

The drawings indicate the anticipated typical street section dimen-
sions. Final design typical sections may vary to adjust for and to 
accommodate street tree placement, driveway crossings, intersection/ 
handicapped crossing construction, etc… 

Proposed cross sections indicate areas of infiltration with clean drain 
rock.  These areas may increase in size as necessary to infiltrate the 
desired runoff and will be determined during the final design phase. 

Recommendations for the typical street structural sections in regards 
to asphalt pavement, leveling and base course thickness were provided 
in a geotechnical report dated June 1, 2005 prepared by GRI, the geo-
technical engineer for the project. 

Truck turning studies of the intersections were conducted to determine 
the feasibility for trucks to negotiate the turns.  The studies were per-
formed utilizing the "Autoturn" version 5 program. The City of Salem 
"ladder assist" or platform fire emergency vehicle was used as the 
design vehicle. The results indicate that the overhang of the vehicles 
stay within the paved areas. A copy of a typical intersection layout and 
the dimensions of the design vehicle are included in the Refinement 
Plan submittal. See Appendix A for alternative means submission. 

street sections* 
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street sections* 

*see oversized drawing for clarity 
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stormwater 
GENERAL DRAINAGE PLAN 

The Pringle Creek community storm drainage system will be designed 
to the greatest extent practicable, to simulated natural storm water 
runoff conditions. This includes the following design elements: 

Design parameters used 

1. All design storms will use a Soil Conservation Service type 1A 
rainfall distribution with a 24 hour minimum duration. 

2. For all infiltration systems, a design storm with a rainfall of 1.25 
inches or less in 24 hours will be used. 

3. Runoff flow rates will be based on the Santa Barbara Urban Hydro-
graph (SBUH) method 

4. Design parameters established for soil classifications, vegetation 
cover, channel hydraulic characteristics, and time of concentration 
will be based on the Washington State, King County, Puget Sound 
Surface Water Design Manual. 

5. Detention requirements will be in accordance with the City of 
Salem standards. 

6. Infiltration rates will be consistent with the infiltration testing per-
formed by GRI 

Design Approach 

Water Quality 

All typical roadway sections will include 4 storm water treatment ele-
ments: 

• An infiltration system composed of rock filled trenches or "verges" 
(see drainage plan and typical street sections) 

• A surface swale or roadway edge "seam" above the infiltration 
system for the purpose of peak flow stormwater conveyance. 

• Vegetation within the surface swale designed for the purpose of 
bio-filtration. 

• Gravel surface parking areas used to promote street infiltration and 
to retard storm water flow velocities. 

Roadways will convey stormwater that exceeds infiltrative capacity 
within the roadside swale described above and, for peak storm events 
(e.g. 25, 50, 100 year recurrence intervals), will use the roadways in 
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Extent of drawing 

Site boundary 

*see oversized drawing for clarity 

general drainage and stormwater management plan* 
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stormwater 
conjunction with roadside swales as stormwater conveyance. Storm-
water inlet structures, manholes or underground piping is not a central 
feature of the community drainage plan – only under issues where 
safety concerns are evident will underground piping be considered. 

Stormwater conveyance through intersections will be accomplished 
within concrete cross gutters. Culverts are to be used only for safety 
considerations.    

The roadside infiltration is designed to infiltrate a minimum of 1.25 
inches of rainfall over a 24 hour period. The system may be able to 
dispose of greater or less amounts depending upon a multitude of fac-
tors: construction methods, preserved native soil conditions, rainfall 
distribution patterns, runoff rates, underground storage volumes, etc. 
1.25 inches of rainfall is roughly equivalent to a design storm with a 
1 year recurrence interval.  The infiltration system proposed for the 
Pringle Creek community will be composed of a combination of infil-
tration facilities.  These include: road side swales or verges, blue green 
shallow depressions (for more robust infiltration), flat yard areas that 
promote slow runoff and infiltration and small infiltration wells located 
at each roof downspout. Imbedded within the community CC&R’s, 
performance goals will be included to promote additional infiltration 
innovations/ BMP’s for individual block developments. 

Flood control 

Despite the infiltration systems proposed, the introduction of new 
impervious surface may result in an increase in storm water flow inten-
sities into Pringle Creek during peak storm events (2yr, 10yr, 25yr, 
100yr). Because of this potential, additional storm water detention will 
be considered as part of the final project design. It should be noted, 
however, that the extensive use of infiltration systems will significantly 
dispose of storm water runoff volume increases that result from devel-
opment.  Infiltration is the most effective style of detention since it 
removes storm water volume from contributing to creek flows during 
peak events. 

The goal of flood control is to understand the area hydrology and the 
natural drainage system hydraulics so that impacts due to new devel-
opment can be determined within that drainage system.  An increase 
in flow volume, intensity and erosive velocity can have significant 
impacts  to riparian areas and its associated ecology. 

Within the Pringle Creek community property, a flood control facility 
was previously constructed to divert creek flows away from the main 
channel during peak storm events. Through a culvert restriction, Prin-
gle Creek flows will back up until it overflows a designed weir spill-

way which leads into a defined channel. Before the diversion channel 
receives water from the spillway, it receives storm water runoff from 
adjacent land only. The time it takes to receive diverted Pringle Creek 
flows is contingent upon the time of concentration fro the Pringle 
Creek watershed. Since the Pringle Creek watershed is much larger 
than the project site its time of concentration will be significantly 
longer. This is a significant fact relative to the designed storm water 
release rates for the proposed development. 

In order to minimize potential erosive impacts to the diversionary 
channel resulting from the project development, there two possible 
choices: 

1. Develop a detention pond that has adequate size to store the 
increase volume of runoff from the new project until the peak flow 
in the diversionary channel has past and then release that water at a 
calculated pre-developed rate. Or 

2. Release the flood waters immediately into the diversionary chan-
nel knowing that peak flows from the development will flow into the 
diversionary  channel well before Pringle Creek begins to back up 
water from behind the culvert and spill over the flood control weir. 

Option number 1 is only recommended if a large enough detention 
pond can be developed to significantly retard the release rate during 
the period when peak flows in Pringle Creek are passing. 

From a probability perspective (which is essentially the basis for all 
flood control design considerations), option number 2 will usually 
yield the greatest results. As part of the flood control design for the 
project, the capacity of the diversionary channel and the predevelop-
ment flows it currently receives will be verified. This data will then 
be analyzed relative to the flood release rates for a direct, unimpeded 
discharge from the proposed development. The goal of not increas-
ing flow rates in the diversionary channel can then be determined. If 
adverse impacts to the Pringle Creek diversionary channel are realized 
as a result of the analysis, detention pond considerations will be inves-
tigated. 
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responsibilities 
ALL ITEMS ARE TO BE OWNED PRIVATELY UNLESS NOTED OTHERWISE IN THE TABLE BELOW. All private infrastructure and community amenitites will be owned and man-
aged by a combination of the Pringle Creek Community Conservation Trust (PCCT) and Homeowners Association (HOA). Management responsibilities will be included in the Pringle 
Creek Communities Codes Conenants And Restrictions (CC+R’s). Funding for the maintenance and management will be provided by the Community Conservation trust and dues from 
HOA members. 

item ownership management item ownership management 

circulation utilities 

streets PCCT/HOA PCCT/HOA water public city of salem 

main street /\ /\ well PCCT/HOA PCCT/HOA 

queing street | | gshp /\ /\ 

mews street | | irrigation | | 

rear lane / alley | | gray water reuse \/ \/ 

woonerf plaza | | tel/data franchise qwest 

bridge | | sewer public city of salem 

parking | | electricity franchise pge 

street | | gas franchise nw natural gas 

residential combined | | bio-deisel co-op flower-power 

commercial lot’s | | stormwater PCCT/HOA PCCT/HOA 

sidewalks (see riparian for paths & bridges) | | verges /\ /\ 

public space | | bioswales | | 

street trees | | detention areas | | 

softscape | | intersection conveyance | | 

hardscape | | | | 

light fixtures | | riparian | | 

site furnishings | | creek | | 

furniture | | riparian cooridor | | 

trash cans \/ \/ pedestrian/bike paths \/ \/ 

recycling cans PCCT/HOA PCCT/HOA pedestrian/bike bridges PCCT/HOA PCCT/HOA 

fire hydrants public city of salem 

retaining walls PCCT/HOA PCCT/HOA 

community gardens PCCT/HOA PCCT/HOA 

mail  public u.s. post office 

structures 

root cellar PCCT/HOA PCCT/HOA 

painter’s building /\ /\ 

carpentry building | | 

hog fuel shed | | 

boiler plant | | 

smokestack | | 

greenhouse- small \/ \/ 

greenhouse- large PCCT/HOA 
garten, shangrala, or 
santiam sanitary. recycling franchise 

refuse franchise santiam sanitary. 
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MAINTENANCE OF • Private roadway closures must be done in accordance with City 
standards regarding traffic control measures and prior public notifi-INFRASTRUCTURE 

• Maintenance of public utilities, e.g. water and sewer will be in 
accordance with public works standards. In order to insure these 
maintenance standards are achievable, these public utilities must 
be designed and approved in accordance with public works stan-
dards for utilities installed under a privately maintained street 
system. Placement of water and sewer mains within the proposed 
roadways may not conform to the City of Salem Public Works Stan-
dards in regards to location.  Due to the narrowed street sections, 
sewer lines and water lines will be shifted as necessary. However, 
minimum water and sewer separation will be maintained in accor-
dance with Oregon State Health Division requirements. 

• Access to public utilities must be provided. The development will 
demonstrate that maintenance equipment currently in use by the 
city at the time of the development can access all elements of the 
public utility. 

• The City of Salem Public Works department will restore private 
streets, and sub grade conditions when open cut trenches are 
made to access utilities. "T" trenches will be used for open cuts in 
asphalt. City maintenance crews will be responsible to restore all 
street areas associated with utility repair operations to its original 
design or as-constructed condition, which ever is more structurally 
and functionally superior. 

• The City will keep on record a copy of the Pringle Creek storm 
drainage system plan that shows the location of significant infiltra-
tion facilities (roadside systems, ponds, etc.). City maintenance 
of public facilities will avoid impact to infiltration systems ( this 
includes preventing compaction of subsurface soil media that will 
reduce or cause failures to the infiltration system). Where impacts 
to private infiltration systems are unavoidable, the city will restore 
the impacted areas to its original functional design and condition. 

• Public utility temporary shut downs as part of routine maintenance 
will follow the City’s standard practices for public notification. This 
includes road closures. 

cation. 

• City maintenance will incorporate best practices regarding erosion 
control and the control of sediment laden water and the disposal of 
other contaminants (oil and grease spills, equipment fluids, etc.). 

• The recycling of all construction waste material generated by either 
by the community or the City will be reused or recycled to the max-
imum extend practical. 

• Maintenance of private streets, tracks and common areas will be 
in accordance with covenants, conditions and restrictions (CC&R) 
established for the community.  The CC&R’s will establish opera-
tion and maintenance standards for street cleaning, parking area 
maintenance, infiltration system maintenance, surface drainage 
system function, street tree and tree boulevard landscaping mainte-
nance, etc 

public private designation of infrastrucure ownership and maintenance 
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utilities 
LOCATION AND EXTENT OF 
PROPOSED PROVISIONS 

• The Refinement Plan proposes to construct sanitary sewer, domes-
tic water, and other "dry" utilities such as gas, power, CATV, and 
telephone within the private street rights of way. 

• Separate public utility easements (PUE) may be necessary to locate 
transformers telephone or CATV pedestals outside the rights of 
way. 

• Separate public water and sewer easements outside of the rights of 
way may be necessary to serve proposed housing units or to com-
plete a loop for an adequate domestic and fire water supply system. 

• The number of connections (or loops) of the onsite system to this 
water main will be analyzed per City of Salem Public Works Stan-
dards and determined at the final construction document design 
phase. The size of the proposed water system will also be deter-
mined at this time as well.  A final calculation report justifying the 
proposed water system sizing will be provided to the City for review 
and approval. 

• Placement of water and sewer mains within the proposed roadways 
may not conform to the City of Salem Public Works Standards in 
regards to location.  Due to the narrowed street sections, sewer 
lines and water lines will be shifted as necessary. However, mini-
mum water and sewer separation will be maintained in accordance 
with Oregon State Health Division requirements. 
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phasing 
CONSTRUCTION PHASING OF 
STREETS 

• All street design (e.g. capacity) will be consistent with the pro-
jected traffic loading provided as part of a TIA for the complete 
project. Street construction for each phase will reflect the street 
sizing for the complete project (i.e. no future widening is antici-
pated due to additional phase construction). 

• Each individual phase will be submitted to the City for review rela-
tive to utility capacities serving that specific phase and relative to 
the needed capacities of future phases. 

STANDARDS FOR PHASING OF 
PUBLIC UTILITIES 

• Master plan approach based on proposed development land use 
and densities to determine traffic, water, sewer, power, communi-
cations and natural gas loading projections. All facility and utility 
sizing will anticipate future development.  Traffic and utility sizing 
criteria will be submitted to the City for each phase to verify load-
ing assumptions and calculations. Each phase will demonstrate 
how full services will be provided, including all utility extensions 
and roadways to be constructed or accessed outside each phase 
boundary. 

FINANCIAL ASSURANCES 

Sustainable Fairview Associates has entered into an Infrastructure 
Agreement with the City of Salem that establishes a Development Dis-
trict for all future infrastructure improvements. Pringle Creek Commu-
nity will meet the criterion by the terms of the recorded infrastructure 
agreement and development district. 
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area 1

area 9

area 8

area 7

area 6

phase 1d
area 5

phase 1e
entry road

phase 1c
area 3

phase 1a
area 2

phase 1b
area 4

phase I
construction begins
Aug. 2006

future
phases

future
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Pringle Creek
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schedule 
critical date

horizontal development
vertical development

dry season
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development impacts 
TRAFFIC IMPACT ANALYSIS 
REPORT 

Kittleson and Associates, Inc. (K&A) prepared the refined trip genera-
tion estimates for the mixed use Pringle Creek Community located 
in the northeast corner of the former Fairview Training Center site in 
Salem, Oregon. This development represents the first phase of the 
development described in the Sustainable Fairview Development Plan, 
previously submitted in August 2004 to the City of Salem and sub-
sequently approved. The purpose of the K&A report is to determine 
the number of daily, weekday a.m., and weekday p.m., peak-hour 
site-generated trips and determine if any transportation improvements 
identified in the development’s Area Facilities Plan will be required as 
a result. 

The Pringle Creek Community development is anticipated to gener-
ate approximately 1,770 net new daily trips. This phase will generate 
fewer trips than the 2,000 required by the Area Facilities Plan to trigger 
any transportation improvement. Therefore, no transportation improve-
ments will be required. 

For the full report, see appendix F. 

IMPACTS ON EXISTING 
INFRASTRUCTURE AND PUBLIC 
SERVICES. 

• The impacts of this development on the public sewer system 
should be minimal and consistent with any other development of 
this size. Some existing structures are to be razed thereby eliminat-
ing some of the original demand on the system. 

• This development will research water use options using the existing 
well and rainwater to further reduce the added demand on the system. 

• The proposed sanitary sewer will connect into the existing 21 inch 
or 24 inch sewer mains upstream of manholes 45-460092 and/or 
45-460087 as directed in an email from Keith Garlinghouse dated 
February 21, 2003. 

• As discussed in a meeting with City staff on August 18, 2005, it 
was indicated that the development reserved the right to pursue 
sanitary sewer connections to the sewer main in Strong Road, if 
the option proves beneficial. This is based on the presumption that 
the roof drain disconnects and the removal of the existing sanitary 

connections on the SFA property provides additional capacity in the 
sewer main offsetting the minor increased sanitary load from the 
new development. 

• The project proposes connecting to the existing 36" diameter water 
main in Strong Road, the only water main across the development’s 
frontage that serves the "GO" zone.  This water main should provide 
adequate pressure and flow to the majority of the development.  

• The design team understands that development of homes above 
elevation 235 may require the installation of individual booster 
pumps to increase water pressure.  Based on a meeting with City 
staff on August 18, 2005, we understand that there is approximately 
100 feet of head or 43.3 psi of static pressure at elevation 235. 

IMPACTS ON EXISTING 
DEVELOPMENT 

Pringle Creek Community is designed in accordance with the Fairview 
Master Plan and has not altered the intent of the plan. 

Pringle Creek is adjacent to Leslie Middle School, Morningside Neigh-
borhood, and Fairview Industrial Park. The following are issues we are 
working to address: 

• SDI has and will continue to work with Leslie Middle School 
administration to coordinate on site learning activities for their 
school children. SDI is working with the school to provide pedes-
trian connectivity to the school property. 

• Morningside Neighborhood has been consulted by SDI in the 
development. The Fairview Master Plan has identified the need for 
identical uses in this adjacency and SDI has complied. SDI is coor-
dinating with Morningside Neighborhood residents about a dedi-
cated pedestrian connection at their southern boundary. 

• SDI is exploring complimentary uses to the Fairview Industrial Park. 

• SDI intends to coordinate with Sustainable Fairview Associates and 
their developer for reconnecting Strong Road to Madronna Avenue 
in order to increase connectivity and provide multiple means of 
travel through the neighborhood. 
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Appendices 

A. Fires Dept. alternative means request 

B. GRI geotechnical report 

C. Permitted Land Uses 

D. Natural Resouces Inventory 

E. Historic Resources Inventory 

F. Kittelson TIA update report 
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A. Alternate Means Request 
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MEMORANDUM 

Date: 9.30.05 

To: Joe Parrott 
Deputy Chief 
Salem Fire Department 
370 Trade St. SE 
Salem, OR 97301 

From: 

Project: 

Project No.: 

Reference: 

Mark Kogut 

Pringle Creek Community 

4261 

Alternate Means and Methods Request 

Pringle Creek Community is developing a transportation network that is consistent with the 
City of Salem’s approved Sustainable Fairview Master Plan that will incorporate narrow 
“Green Streets” as a defining feature for this sustainable community. It is understood that 
the narrow streets do not meet criteria for Fire Department access within the development, 
to this end, we are requesting an alternate methods and materials with the following 
mandatory requirements for all development within Pringle Creek Community: 

1. Fire sprinklers of all habitable structures per NFPA standards for the application 
a. 13D for single family. 
b. 13R for multi-family/townhouse. 
c. 13 for commercial. 
d. An exemption will be provided for the existing Fuel Shed as long as it 

maintains it’s unenclosed perimeter. 
2. The fire sprinkler requirement will be a part of the deed of individual parcels and 

properties within Pringle Creek Community’s development subdivision and platting 
process. 

3. All blocks with a length greater than 200’ will require a mid-block queuing space as 
indicated in the attachment. 

4. See the attached street layout and street sections plans. 
5. See location of fire hydrants per utility plans. 
6. Fire department accessibility at B Street and the existing Fuel Shed / Boiler will either 

provide a R.O.W. for fire department access and connection to A Street or Parcel 5 
will be designed to allow for a loop access thru a planned woonerf plaza in Parcel 5. 

7. All private infrastructure will be owned and managed by a combination of the Pringle 
Creek Community Conservation Trust and Homeowners Association (HOA). 
Management responsibilities will be included in the Pringle Creek Communities 
Codes Covenants And Restrictions (CC+R's). Funding for the maintenance and 
management of infrastructure will be provided by the Community Conservation trust 
and dues from HOA members. 

end of memorandum 
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B. GRI Geotechnical Report 

refinement plan  |  pringle creek community  |  salem, oregon 59 























































































refinement plan  |  pringle creek community   |  salem, oregon 61



C. Permitted Land Uses 
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SRC 116.100 through 116.130. (Ord No. 1-2002; Repealed and Reenacted by Ord No. 53-
2003) 

Table 143C-1 
P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

LI MI* AU VC 
RESIDENTIAL 
One single family dwelling, townhouse, or duplex per lot P P P P 
Unlimited number of dwelling units and guest rooms in 
apartment houses, court apartments, condominiums, and 
residential hotels, room and board facilities serving five 
or fewer persons 

P P P 

One manufactured home on a single lot [SRC 119.710] S S S S 

AGRICULTURE and FORESTRY 
Agricultural production - crops (01) P P P P 
Retail sales area for agricultural products, provided that 
the sales area is no greater than 1,000 square feet; that 
one off-street parking space for each 500 square feet of 
sales area is provided in addition to all other applicable 
parking requirements; that the retail use is conducted 
only between dawn and sunset and only for a continuous 
period of no more than seven months per calendar year 
beginning no earlier than April 1; and that any sign 
erected in connection with the retail use complies with 
the Salem Sign Code and is not in any way artificially 
illuminated or electrically operated 

P P 

Veterinary services (0742) P P P 
Farm labor and management services (076) P 
Farm labor and management services (076), offices only P P P 
Landscape and horticultural services (078) P 
Landscape and horticultural services (078), offices only P P P 
Timber tracts (081) P P 
Forestry services (085), offices only P 
CONSTRUCTION 
Building construction - general contractors and operative 
builders (15), offices only 

P P P 

Heavy Construction other than building construction – 
contractors (16), offices only 

P P P 

Construction - special trade contractors (17), offices only P P P 
MANUFACTURING 
Dairy products (202) C P 
Canned, frozen and preserved fruits, vegetables and food 
specialties (203) 

P 

Grain mill products (204) C P 
Bakery products (205) C P 
Candy and other confectionery products (2064 and 2068) C P 
Chocolate and cocoa products (2066) C P 
Beverages (208) C P 
Miscellaneous food preparations and kindred products 
(209) 

C P 

Textile mill products (22) C P 
Apparel and other finished products made from fabrics 
and similar materials (23) 

C P 

Wood kitchen cabinets (2434) C P 
Paperboard containers and boxes (265) C P 
Printing, publishing, and allied industries (27) C P 

markk
off-street

markk
Timber tracts (081) P P

markk
Farm labor and management services (076) P

markk
Agricultural production - crops (01) P P P P

markk
Heavy Construction other than building construction –contractors (16), offices onlyP P P

markk
Dairy products (202) C P

markk
Canned, frozen and preserved fruits, vegetables and foodspecialties (203)P

markk
Paperboard containers and boxes (265) C P

markk
that the retail use is conductedonly between dawn and sunset and only for a continuousperiod of no more than seven months per calendar yearbeginning no earlier than April 1;



 

  

  
  
   

   
  

 

  

  

  
 

 
    

   

  
 
 
 

 

 
     

   

   

     
  

  
 

 

 
   

    
 
 
 

 

     
 

Table 143C-1 
P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

 LI MI* AU VC 
Leather and leather products (31) BUT EXCLUDING 
leather tanning and finishing (311) 

C P 

Metal cans and shipping containers (341) C P 
Cutlery, hand tools and general hardware (342) C P 
Heating equipment, except electric and warm air; and 
plumbing fixtures (343) 

P 

Metal forgings and stampings (346) P 
Computer and office equipment (357) C P 
Electronic and other electrical equipment and 
components, except computer equipment (36) BUT 
EXCLUDING storage batteries (3691) and primary 
batteries, dry and wet (3692) 

C P 

Measuring, analyzing, and controlling instruments; 
medical and optical goods; watches and clocks (38) BUT 
EXCLUDING photographic equipment and supplies 
(386) 

C P 

Signs and advertising specialties (3993) C P 
TRANSPORTATION, COMMUNICATION, 
ELECTRIC, GAS, and SANITARY SERVICES 
Local and suburban transit and interurban highway 
passenger transportation (41) 

P P 

Motor freight transportation and warehousing (42) P P 
U.S. Postal Service (43) P P P 
Transportation services (47) P P P 
Communication (48) P P P 
Wireless Communication Facilities [SRC 119.460] A A A A 
Antennas attached to existing or approved structures 
[SRC 119.460] 

S S S S 

WHOLESALE TRADE 
Wholesale trade-durable goods (50) BUT EXCLUDING 
scrap and waste materials (5093), and durable goods, not 
elsewhere classified (5099) 

P 

Wholesale trade-non-durable goods (51) BUT 
EXCLUDING livestock (5154), and chemicals and allied 
products (516) 

P 

RETAIL TRADE 
Building materials, hardware, garden supply (52), BUT 
EXCLUDING mobile home dealers (5271) 

P P 

General merchandise stores (53) P P P 
Food stores (54) BUT EXCLUDING meat markets and 
freezer provisioners (542) 

P P P 

Automotive dealers and gasoline service stations (55) 
BUT EXCLUDING Auto and Home Supply Stores (553) 
and Gasoline Service Stations (554) 

C C C 

Auto and home supply stores (553) P P P 
Gasoline service stations (554) [SRC 119.150] S S 
Apparel and accessories stores (56) P P P 
Furniture, home furnishings, and equipment stores (57) P P P 
Eating and drinking places (58) EXCEPT Drive-throughs P P P 
Miscellaneous retail (59) including, in addition to uses 
specifically listed in SIC group 599, electrical and 
lighting shops, office machines and equipment stores, and 
tractor and farm equipment shop 

P P P 

FINANCE, INSURANCE, and REAL ESTATE 
Depository Institutions (60) P P P 

markk
Metal cans and shipping containers (341) C P

markk
Computer and office equipment (357) C P

markk
Electronic and other electrical equipment andcomponents, except computer equipment (36) BUTEXCLUDING storage batteries (3691) and primarybatteries, dry and wet (3692)C P

markk
Motor freight transportation and warehousing (42) P P

markk
Antennas attached to existing or approved structures[SRC 119.460]S S S S

markk
Automotive dealers and gasoline service stations (55)BUT EXCLUDING Auto and Home Supply Stores (553)and Gasoline Service Stations (554)C C C



 

 
 

 
 
 
 

     
  

 
 
 
  
  
 
 

 
 
 

   

    
 
 

 

 
 

     
 
 
 
 
 
 
 
 

 
 

     
 
 

 

  

Table 143C-1 
P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

 LI MI* AU VC 
Non-depository Credit Institutions (61) P P P 
Security and commodity brokers, dealers, exchanges and 
services (62) 

P P P 

Insurance carriers (63) P P P 
Insurance agents, brokers, and service (64) P P P 
Real estate (65) P P P 
Holding, and other investment offices (67) P P P 
SERVICES 
Hotels and motels (701) BUT EXCLUDING casino 
hotels 

P P 

Bed and breakfast establishments P P P 
Personal services (72) P P P 
Business services (73) P P P 
Automotive repair services, and parking (75) P P 
Miscellaneous repair services (76) P P 
Motion pictures (78) P P P 
Amusement and recreation services (79) BUT 
EXCLUDING casinos, racing, including track operation 
(7948) and entertainment establishments, except as 
permitted as a special use in SRC 155.030(a)(2) 

P P P 

Health services (80) BUT EXCLUDING hospitals (806) P P P 
Legal services (81) P P P 
Educational services (82) P P P 
Social services (83) BUT EXCLUDING homeless 
shelters serving more than 5 persons 

P P 

Child day care home P P P 
Adult day care home P P P 
Membership organizations (86), BUT EXCLUDING 
religious organizations (8661) 

P P P 

Religious organizations (8661) P P P P 
Engineering, Accounting, Research, Management, and 
Related Services (87)  

P P P 

Accounting, auditing, and bookkeeping (893) P P P 
Services, not elsewhere classified (899) P P P 
PUBLIC ADMINISTRATION 
Executive offices (911) P P P 
Executive and legislative combined (913) P P P 
General government, not elsewhere classified (919) P P P 
Fire protection (9224) P P P 
Public order and safety, not elsewhere classified (9229) P P P 
Finance, taxation, and monetary policy (93) P P P 
Administration of human resources programs (94) P P P 
Administration of environmental quality and housing 
programs (95) 

P P P 

Administration of economic programs (96) P P P 
National security and international affairs (97) P P P 
OTHER USES 
Community or neighborhood clubs P P P 
Swimming pools, whether or not open to the public for a 
fee 

P P P 

Playgrounds, parks P P P P 
Public buildings and structures, such as libraries, fire 
stations 

P P P 

Right-of-way for electric service lines, gas mains, P P P P 

markk
National security and international affairs (97) P P P



  
                 

     
        

        
     

     

    

          
        

    

      
       

        
      

         
    

               
        

    
    

      
           

        
         

    

                 
 

Table 143C-1 
P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

LI MI* AU VC 
communications and CATV lines, water lines, sewer lines 
Public utility structures and buildings such as pump 
stations, reservoirs, radiomicrowave relay stations, 
telephone substations, and electric substations 

P P P P 

Dwelling unit or guest room for a caretaker or watchman 
on the premises being cared for or guarded 

P P P 

Recycling depots P P P 
Transit stop shelters P P P P 
ACCESSORY USES and STRUCTURES 
Customary residential accessory buildings and structures 
for private use of the property and its occupants 

P P P P 

A garage or parking area serving the main building or use P P P P 
Sleeping quarters for domestic employees of the resident 
of the main building 

P P P P 

Home occupations P P P P 
The taking of boarders or leasing of rooms by a resident 
family, providing the total number of boarders and 
roomers does not exceed two in any dwelling unit 

P P P P 

*Non-residential uses in the MI Overlay Area are limited to a maximum building footprint of 6,000 square 
feet. 
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D. Natural Resources Inventory 
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E. Historic Resources Inventory 
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Oversized Drawings 

topographic survey (1,2) 

street plan and sections (DT) 

drainage basin, conveyance and infiltration plan (SD) 

water and sanitary sewer (UP) 
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	summary 
	INTRODUCTION 
	INTRODUCTION 
	In November 2004 Sustainable Investments LLC, a local investment company purchased the north 32 acres of the former Fairview Training Center and entered a development agreement with Sustainable Development Inc (SDI).  SDI then created an innovative plan for the property that set new standards for excellence in sustainable development, both in Oregon and nationally.  The opportunity to create a vital community within Fairview and Salem stimulates tremendous excitement among the SDI team. In addition to local
	-
	-

	From day one, SDI recognized the special environmental features of the north 32 acres and named the project: Pringle Creek Community 
	In the early visioning process there emerged three major goals: 
	Embrace sustainable land use principles, 
	Embrace sustainable land use principles, 
	Build ecological systems, and 

	Promote smart transportation and movement principles. 
	Promote smart transportation and movement principles. 
	Pringle Creek Community will feature walkable neighborhoods, ten acres of meandering creek and wetlands, open community plazas, historical buildings of great character, and green space for all to enjoy. This combination of preserving the natural environment while adding community amenities and a wide array of housing options will be a unique opportunity for people seeking a livable community setting. 
	SDI has retained community leader, Don Myers to serve as President. Don has assembled an able local team of committed individuals who, as soon as City of Salem building approvals can be obtained, will make this exciting project happen. 


	STANDARDS FOR INTERPRETING THE REFINEMENT PLAN 
	STANDARDS FOR INTERPRETING THE REFINEMENT PLAN 
	Development standards and regulations established under the Pringle Creek Community Refinement Plan are designed to meet the intent of the Fairview Plan and the Fairview Mixed-Use zone. Where a provision in the Pringle Creek Community Refinement Plan varies from other provisions of the zoning code, the provisions of the refinement plan shall govern. 
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	master plan and land uses 
	master plan and land uses 
	pringle creek community 32.5 acres land SRC 143C Fig. 143 C-2 
	land use plan  & fairview mixed use overlay plan (inset) 
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	land use 
	land use 
	SUSTAINABILITY PRINCIPLES FOR LAND USE 
	SUSTAINABILITY PRINCIPLES FOR LAND USE 
	1. Encourage Economic and Social Diversity 
	1. Encourage Economic and Social Diversity 
	The plan for the Pringle Creek Community accommodates 140–225 (depending on the eventual number of secondary rental units provided) for 400–500 residents. These proposed units range from single family homes on their own parcels to efficiency units in small apartments or secondary suites. Unit sizes may range from affordable 600 sf studios to 2,500 sf single family detached homes. The plan provides the widest possible diversity of housing choices, making aging in place possible and providing good homes for m
	-

	2.
	2.
	2.
	 Create a Village Center  The main village centre for the Sustainable Fairview project is located on another part of the site. The Pringle Creek Community is thus a sub centre, comprised of restored industrial and agricultural buildings grouped around a village green and seasonal pavilions. A small amount of convenience commercial retail is anticipated. Most of the restored space will be used for institutional functions (adult education, social functions, and community rooms) with some spaces made available
	-
	-
	-


	3.
	3.
	 Reuse and Retrofit existing buildings  The majority of the existing buildings on the site will serve new functions for the Pringle Creek Community and for other residents of Salem. Three of the existing buildings have undergone a first phase cosmetic improvements to the exterior, with many of the existing build around the community square and the greenhouses being analyzed for future regeneration in the new plan. This space will be preserved as a graphic reminder of the past, and as an emblem of the streng
	-


	4.
	4.
	 Create Local Employment    Most of the new employment opportunities in Fairview will be in the campus crescent area; however, significant job opportunities are part of the plan for Pringle Creek Community too. Allowing home occupations would enhance the sustainability of the plan, thus we hope to incorporate authorization for home occupations. Additionally, the preserved structures on the site will provide locations for at least 7 full time jobs but potentially many more. 
	-
	-
	-


	5.
	5.
	 Build Efficiencies by Building Green    At the Pringle Creek Community, new residential structures will perform at the highest efficiency level practical. The single family home area at the west side of the school (adjacent to the school property) is planned for “carbon neutral” status, meaning these homes will be entirely self sufficient for heating and cooling. This will be the first residential subdivision of its kind in America. The Pringle Creek Community has set a goal of national significance for en
	-





	LAND USE SUMMARY 
	LAND USE SUMMARY 
	Pringle Creek Community land use development requirements per SRC 143C. FMU zones are indicated in the table below: 
	residential (du) non-residential (sf) required dwelling units acres min max min max total site area 32.50 AU zone du per gross acre 6 30 gross area per src 143c-2 24.20 less dedicated open space -7.79 net area 16.41 AU required du per src 143 98 492 area 1 8 20 area 3 6 13 18,000 30,000 area 4 9 11 area 5 20 44 area 6 18 36 3,500 6,000 area 7 30 60 area 8 41 77 area 9 0 0 15,000 AU zone estimated du/sf 132 261 21,500 51,000 LI zone du per gross acre 5 8 gross area per src 143c-2 2.00 less dedicated open spa
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	11 property line parcel 1 area net area gross center of ROW D S T R E E T E STREET E S T R E E T ESTREET ASTREET ASTREET B STREET 1STSTREET 1STSTREET 2NDSTREET 2NDSTREET 1ST STREET CSTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł AREA 1 Area one is the smallest parcel and geographically centered on site. It has been planned to accommodate a mix of the following land uses:* primary use -- residential units including but not limited to attached, detached and accessory dwelling units. secondary use-- live/work units Due to the small
	refinement plan  |  pringle creek community  |  salem, oregon 12 property line parcel 2 area net area gross LI zoneLI zone MI zoneMI zone center of ROW D S T R E E T 1ST STREET CSTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location AREA 2 Area 2 is unique to Pringle Creek Community in that it has the adjacency of the Morn-ingside Heights Neighborhood, is zoned for both LI and MI land-uses per SRC 143, and is the only site on the property with a south facing hillside without tree cover. It has been planned to 
	property line parcel 3 area net area gross center of ROW existing building easement r.o.w. D S T R E E T E STREET E S T R E E T ESTREET ASTREET ASTREET B STREET 1STSTREET 1STSTREET 2NDSTREET 2NDSTREET 1ST STREET CSTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location notes 1. Gross parcel area measured to the centerline of adjacent right of ways and/or property lines. Gross AREA 3 Area 3 is developed as the community center with an active open space plaza of 1.5 acres featuring 2 large Native Oak trees as an a
	area to be confirmed upon final plat during the SRC 63 submission. 
	2. 
	2. 
	2. 
	The following are exempt from setback requirements: roof overhangs, roof covered porches, decks, demountable sun screens, steps or ramps to porches. 

	3. 
	3. 
	All cottage courtyard housing types are exempt from required street frontage but must meet the minimum 16’ frontage onto a shared common courtyard for private cars and residents. 
	-


	4. 
	4. 
	All non-residential parking is on-street or woonerf street. 

	5. 
	5. 
	Driveways will be exempt from requirements in SRC 80. Acceptable alternatives are as follows: 


	(2) 2’-wide tire track pathways, and/or permeable driveable surfaces. 
	6. Parking setbacks do not require a buffer yard, there will be no traditional parking lots in the community square and woonerf streets. 
	-

	* For definitions of land uses, see page 22 
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	Ł Ł Ł Ł Ł Ł Ł Ł Ł property line parcel 4b area net area gross center of ROW property line parcel 4a area net D S T R E E T E STREET E S T R E 1STSTREET 2NDS 1ST STREET CSTREET parcel map parcel location AREA 4 Area 4 is unique to Pringle Creek Community in that it has the adjacency of the Sustain-able Fairview Property to the south, is zoned for both MI and AU land-uses per SRC 143, and is the only site on the property with a portion of the sloping site set within a stand of conifer and deciduous trees. It 
	(2) 2’-wide pathways, and/or permeable driveable surfaces. 
	2. 
	2. 
	2. 
	The following are exempt from setback requirements: roof overhangs, roof covered porches, demountable sun screens, steps or ramps to porches. 6. Parking setbacks do not require a buffer yard. 
	-


	3. 
	3. 
	All cottage courtyard housing types are exempt from required street frontage but must meet the mini-* For definitions of land uses, see page 22 mum 16’ frontage onto a shared common courtyard for private cars and residents. 
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	refinement plan  |  pringle creek community  |  salem, oregon 15 property line parcel 5 area net area gross center of ROW open space D S T R E E T E STREET E S T R E E T ASTREET ASTREET BSTREET B STREET 1STSTREET 1STSTREET 2NDSTREET 2NDSTREET 1ST STREET CSTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location AREA 5 Area 5 is bounded to south and east by the tree covered hillside separating Pringle Creek Community from the Crescent buildings of Fairview. It has a row of mature native Oak trees that frame a view
	refinement plan  |  pringle creek community  |  salem, oregon 16 area net area gross greenhouses parcel 6 property line center of ROW T E STREET E S T R E E T ESTREET ASTREET ASTREET BSTREET B STREET 1STSTREET 1STSTREET 2NDSTREET 2NDSTREET STREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location AREA 6 Area 6 is defined by the existing greenhouses and will become the central hub for the community gardens to be planned throughout the community. The area has been planned to accommodate the following land uses:*  p
	|  pringle creek community  |  salem, oregon 17 area net area gross open space parcel 7 E STREET E S T R E E T ESTREET ASTREET ASTREET BSTREET 1STSTREET 1STSTREET 2NDSTREET 2NDSTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location AREA 7 Area 7 is defined by the natural features of the site that include a grove of Sequoia trees, the row of Pine trees along Strong Road and an infiltration pond to the east that will replace the man-made “duck pond” on the eastern portion of the parcel. The grove of Sequoia trees
	AREA 8 
	refinement plan  |  pringle creek community  |  salem, oregon 18 1STS area net area gross utility easement parcel 8 property line center of ROW property line center of ROW D S T R E E T E STREET E S T R E E T ESTREET ASTREET ASTREET BSTREET 1STSTREET 2NDSTREET 2NDSTREET 1ST STREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location Area 8 is the largest primarily residential area in the development. It has been planned to accommodate a mix of the following land uses:* primary use-residential units including but no
	AREA 9 
	refinement plan  |  pringle creek community  |  salem, oregon 19 parcel 9 area net area gross E S T R E E T ESTREET ASTREET Ł Ł Ł Ł Ł Ł Ł Ł Ł parcel map parcel location Area 9 is the most northerly area in the development and it’s triangular shape bounded on the west by the open space dedicated to the Pringle Creek riparian corridor.  It has been planned to accommodate the following land uses:* primary use- potential uses include but are not limited to assisted living facility, neighborhood classrooms, bio-
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	design standards 
	design standards 
	design standards 

	Table
	TR
	Abutting Use 

	Table 132-1 BUFFER MATRIX The letter designations contained in the Table refer to the Buffer Category on Table 132-2, Bufferyard and Screening Standards PROPOSED USE 
	Table 132-1 BUFFER MATRIX The letter designations contained in the Table refer to the Buffer Category on Table 132-2, Bufferyard and Screening Standards PROPOSED USE 
	Residential Uses
	Parking Lots
	Minimum Impact
	Light Impact
	Moderate Impact
	Heavy Impact
	Vacant Lot  (Residential Zone)
	Vacant Lot (Commercial, Industrial) 

	Three or More Dwellings on a single parcel 
	Three or More Dwellings on a single parcel 
	A 
	A 
	A 
	A 
	A 
	N/A 
	N/A 
	N/A 

	Parking Lots 
	Parking Lots 
	A 
	A 
	A 
	A 
	A 
	N/A 
	N/A 
	N/A 

	Minimum Impact 
	Minimum Impact 
	A 
	A 
	A 
	A 
	A 
	N/A 
	N/A 
	N/A 

	Light Impact (Indoor Activity only) 
	Light Impact (Indoor Activity only) 
	A 
	A 
	A 
	A 
	A 
	N/A 
	N/A 
	N/A 

	Moderate Impact 
	Moderate Impact 
	A 
	A 
	A 
	A 
	A 
	N/A 
	N/A 
	N/A 

	Heavy Impact 
	Heavy Impact 
	N/A 
	N/A 
	N/A 
	N/A 
	N/A 
	N/A 
	N/A 
	N/A 


	PRINGLE CREEK COMMUNITY DESIGN STANDARDS 
	PRINGLE CREEK COMMUNITY DESIGN STANDARDS 
	The Pringle Creek Community will be governed by the Pringle Creek Conservation Trust (PCCT), Homeowners Association (HOA) and Code Covenants + Restrictions (CC+R) documents of the development.  The development is proposing the following alternative standards in addition to those previously identified in the individual area description sheet. 
	Alternative Standards to SRC Chapter 132 
	(Landscaping) are as follows: 
	132.190 (Irrigation) - Add sentence to end of paragraph (a): An above ground, temporary irrigation system shall be allowed as needed for establishment of natural meadow, shrub, tree plantings, or stormwater infiltration facilities. 
	132.220 (Bufferyards and Screening) – See revised Table 132-1 below: 
	132.230 (Parking Lot and Vehicular Use Areas) – Part (1) Adjacent to the right-of-way of a public street…  This provision is not applicable since all streets in the Pringle Creek Community will be private. 
	-

	Alternative Standards to Multi-Family Development Design Handbook 
	Pringle Creek Community is intended to create a development of higher density housing types- ranging from fee simple and condominium townhouse configurations to detached accessory dwelling units (“coach lane” or “granny flats”) configurations. 
	-

	The following alternative standards are proposed: 
	A. Open Space Design Elements 
	1. Design Goals & Objectives 
	b. Open Space Design Objectives 4.) Delete this sentence. 
	2. Common Open Space Requirements 
	b. Standards 1.) Replace in entirety, with: 
	Pringle Creek Community has designated over a third of the site area with Natural open space and common area open space to provide its residents with a variety of active and passive recreation activities. Common space is currently planned for access to all multi-family developments within 400 feet. 
	20 
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	3. Children’s Play / Adult Recreation Areas 
	b. Standards 
	1. and 3. delete requirement see Item A.2.b.1 above. 
	4. Private Open Space Requirements Given the spatial configurations required to organize each multifamily housing type under considerations and the accessibility of open space within the development not all units planned may have single level access to an at grade exterior space. Therefore, we propose one of two options: 1. “Private Open Space” be defined to include features such as exterior decks, balconies, etc. which can be designed into each unit or the following standards should be waived: 
	-

	b. Standards 2. and 3. 
	B. Landscaping Design Element 
	2. General Landscaping Requirements 
	b. Standards 3.) Delete the requirement for fencing at Strong Road. 
	3. Site Frontage Landscaping Requirements 
	b. Standards 1.) The intent of the project is to provide a tree lined canopy along the street with the exception of Parcel 3- in the community square and woonerf sections of street/plaza. 
	-

	4. Exterior Buildings Requirements 
	b. Standards 1-3.) These items are to be discretionary. 
	5. Privacy Requirements 
	b. Standards 1.) Delete the word fencing. 
	6. Parking Lot Landscaping 
	b. Standards 2). Revise eighteen (18) feet to nine (9) feet. 
	D. Parking, Site Access, and Circulation 
	2. General Parking and Site Access Requirements The Pringle Creek Community is design to favor pedestrian and bicycle traffic and to ensure the safety of those who choose to use these forms of circulation.  Furthermore, great measures were taken to minimize the negative impacts of vehicular traffic on place making, community development, and public open space.  Thus, the Pringle Creek Community design used incorporates a diversity of strategies towards these ends, including the creation shared parking lots 
	-
	-

	a. 
	a. 
	a. 
	Guidelines 3). Revise to read: Locate parking accessible to the residents. 
	-


	b. 
	b. 
	Standards 1.) Delete. 3.) Delete 4.) Delete 


	3. Site Access Requirements 
	b). Standards: 2). Delete 4). Delete 5). Delete 
	E. Building Mass & Façade Design Element 
	1.a..- delete #4 1.b.- delete #2,6, and 11. 3.a.- delete #3 
	3.b.
	3.b.
	3.b.
	 – delete #1, 2 and 4, add: Use building massing to define the public space right-of-way. Provide architectural delineation of building facades to identify entry, semi-private porches and visual access from within the dwelling unit to monitor street activity. 

	4.a.
	4.a.
	 – delete #1 and concept of building offset interval. Design building to provide massing that reinforces the public space of the right-of-way. 


	4.b. – delete #1 – 3 and associated graphic illustrations. 
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	GENERAL NOTE ABOUT ALL LAND AREAS 
	GENERAL NOTE ABOUT ALL LAND AREAS 
	Development standards and regulations established under the Pringle Creek Community Refinement Plan are designed to meet the intent of the Fairview Plan and the Fairview Mixed-Use zone. Where a provision in the Pringle Creek Community Refinement Plan varies from other provisions of the zoning code, the provisions of the refinement plan shall govern. 

	DEFINITIONS OF LAND USE TYPES 
	DEFINITIONS OF LAND USE TYPES 
	Small Commercial    Small Commercial units at Pringle Creek Community shall be no larger than 2,500 square feet per unit. 
	-

	Live Work Units    Live Work Units are dwelling units that allocate a certain portion of the interior space for work space. Work space may be used for office, studio, or retail use. Work space shall have direct access to streets, lanes, courtyards or woonerf streets. No more than 35% of the total floor area of the unit may be given over to work activities. 
	Cottage Courtyard Units    Cottage Courtyard Units are dwelling units arranged and fronting onto a common courtyard. Parking can be either attached to the dwelling units and accessed via the common courtyard or detached in common structures and accessible via the common courtyard.. 
	Coach or Lane Houses    Coach or Lane Houses are accessory dwelling units that are detached from the building or townhouse whose lot they occupy. They are let by the owner of the principle residence of the lot. Typically they are located above or above and beside car storage garages. Occasionally they are in stand-alone cottage structures similar to cottage units. Coach or Lane Houses are to be no smaller than 400 square feet for studio units. 
	-
	-
	-

	Accessory Dwelling Unit    Accessory Dwelling Units are interior portions of townhouse or detached buildings that owners choose to rent as habitable space. Accessory dwelling units will be no smaller than 400 square feet for studio units, and will not consume more than 40% of the total aggregate floor area on the lot. 
	-
	-
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	site sustainability and analysis 
	site sustainability and analysis 
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	site resources 
	site resources 
	site resources 

	SUSTAINABILITY PRINCIPLES FOR ECOLOGICAL SYSTEMS 
	SUSTAINABILITY PRINCIPLES FOR ECOLOGICAL SYSTEMS 
	1. Respect the Landscape    The Pringle Creek Community will celebrate, not eliminate, the natural features of the site. The entire Fairview site drains into Pringle Creek; but the site only includes the creek channel itself on the Pringle Creek Community Property. The creek has been highly degraded over the decades, stripped of vegetation and unnaturally channelized. We propose to enhance the natural functions of the stream and adjacent floodplains with a 100 foot wide reforested riparian zone along its le
	-
	-

	2. Eliminate Impact to the Regional Watershed 
	2. Eliminate Impact to the Regional Watershed 
	The Pringle Creek Project will incorporate a state of the art zero impact natural storm water system. Open street sections with infiltration verges, and buildings designed to infiltrate or store water on site, will insure that over 90% of all water that falls on the site during the year will infiltrate naturally, to be returned by natural interflow movement to streams. In fact, the ecological performance of the site for storm water will be substantially better post development, than it is now in its pre dev
	3.
	3.
	3.
	 “Layer” the Systems    In conformance with this principle, drawn from ecological systems, all parts of the site will be integrated for maximum synergy. Simply stated, 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, and community agricultural will be integrated with community social and economic system. 
	-


	4.
	4.
	 Close the Cycle of Energy and Material Flows  Rainwater that falls on the site will recharge the aquifer below. Water captured in rain barrels will water community gardens. The community gardens and greenhouse, at the heart of the Pringle Creek community, will be a convenient location for recycling and composting, while providing a location where compost and certain recyclables can be reused. Old buildings are preserved, and new ones are made from recycled and green content. Energy is recycled and preserve




	STANDARDS FOR CONSERVATION OF NATURAL RESOURCES 
	STANDARDS FOR CONSERVATION OF NATURAL RESOURCES 
	Site vegetation is comprised of native riparian vegetation along the Pringle Creek corridor; a remnant mixed deciduous-coniferous forest located on a hillside in the SE corner of the site; with the majority of the site being a culturally-altered landscape, consisting of,  introduced ornamental and nut trees and a groundlayer of primarily lawn grasses. 
	The Tree Protection Plan designates protection of the vast majority of the existing trees. There are 275 trees in the inventory with approximately 80% designated for protection. In the developed portions of the site, existing trees will be incorporated into the development scheme to reduce disturbance from constructing buildings, roads, and infrastructure. The riparian environment along Pringle Creek has two distinctive characters. The southern section of the stream is fairly intact with natural channel con
	-
	-
	-

	The goals for future creek enhancement work north of the bridge area as follows: 
	1.
	1.
	1.
	 Foster stewardship of Pringle Creek within the community by creating a plan that can be implemented by the community in the future. 
	-


	2.
	2.
	 Enhance natural functions of the stream and the adjacent flood plain. 

	3.
	3.
	 Reintroduction of  topographic variation, clearing of non-native vegetation, and planting of appropriate native plant communities. 
	-




	METHODS OF CONSERVATION OF NATURAL RESOURCES 
	METHODS OF CONSERVATION OF NATURAL RESOURCES 
	All provisions required under Chapter 68 (Preservation of Trees and Vegetation) shall be met or exceeded. See Pringle Creek Tree Conservation Plan, pp. 28-31, for identification of all significant trees and natural features to be conserved on site. 
	-
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	landscape 
	landscape 
	GENERAL LANDSCAPE PLAN 
	GENERAL LANDSCAPE PLAN 
	The Pringle Creek Landscape Plan is comprised of five different landscape types, Natural Open Space, Open Space, Woonerf Hardscape Plaza, Community Gardens and Private Landscape. Natural Open Space forms the main spine through the community along Pringle Creek corridor, and on the eastern side of the site; the character of this area is native vegetation and wetlands planted in a natural manner. Open Space areas are smaller public open park spaces where active recreation is likely to happen. The Woonerf Hard
	See Pringle Creek General Landscape Plan (page 27) for location of all general landscape elements. 
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	trees 
	TREE PRESERVATION PLAN 
	TREE PRESERVATION PLAN 
	Pringle Creek Community has identified protection of existing trees as a key component in meeting sustainable design objectives for the community. A certified arborist was hired to evaluate all trees on-site. All trees were identified for species type, size, and general condition. 
	There were 275 trees evaluated on-site. Any obvious dead trees were not included in the inventory. There were 21 separate species identified, of which 6 were native to the Salem area and 15 were introduced ornamentals. The species and size of trees are indicated on the tree preservation plan figures. The figures also depict trees to be protected or removed. 
	-
	-
	-

	The table below tabulates the both the arborists observations related to tree condition ( Good, Marginal, Remove ) and the potential tree impact based on the current site development plan. 
	For the purpose of tabulating overall tree preservation counts, we are assuming that all of the trees in the “remove” category will be deducted from the tree preservation quantities. We are assuming that the 9 remaining trees in the “marginal” category will be saved. With these assumptions, the plan calls for protecting 219 trees ( 210 +9 ) out of a total of 275 for a tree preservation count of 80% retained, far exceeding SRC Chapter 68 minimum requirements. Additional trees may be recommended for removal d

	TREE PROTECTION STANDARDS 
	TREE PROTECTION STANDARDS 
	Standards outlined below are recommendations for basic tree protection to be met during the construction phase of the project. 
	-

	Maintain Tree Protection Zones around individual trees or groups of trees to remain during construction, and defined by the drip line of individual trees or the perimeter drip line of groups of trees, unless otherwise indicated. Install temporary fencing around tree protection zones to protect remaining trees and vegetation from construction damage. Maintain temporary fence and remove when construction is complete. Protect tree root systems from damage caused by runoff or spillage of noxious materials while
	-

	Sect
	Figure
	Do not store construction materials, debris, or excavated material inside tree protection zones.  Do not permit vehicles or foot traffic within tree protection zones; prevent soil compaction over root systems. Maintain tree protection zones free of weeds and trash. Do not allow fires within tree protection zones. 
	-

	Do not excavate within tree protection zones, unless otherwise indicated. Where excavation for new construction is required within tree protection zones, hand clear and excavate to minimize damage to root systems.  Use narrow-tine spading forks and comb soil to expose roots. Where utility trenches are required within tree protection zones, tunnel under or around roots by drilling, auger boring, pipe jacking, or digging by hand. 
	-

	Where new finish grade is indicated below existing grade around trees, slope grade beyond tree protection zones.  Maintain existing grades within tree protection zones to the greatest extent possible. Where existing grade is 6 inches or less below elevation of finish grade, fill with topsoil.  Place topsoil in a single uncompacted layer and hand grade to required finish elevations. Where existing grade is more than 6 inches but less than 12 inches below elevation of finish grade, place drainage fill, filter
	Prune trees to remain that are affected by temporary and permanent construction. Prune trees to remain to compensate for root loss caused by damaging or cutting root system.  Provide subsequent maintenance during Contract period as recommended by arborist. Remove and replace trees indicated to remain that die or are damaged during construction operations that Owner’s Representative determines are incapable of restoring to normal growth pattern. 
	-
	-
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	tree preservation plan — part 1 of 3 
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	tree preservation plan — part 3 of 3 
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	infrastructure 

	SUSTAINABILITY PRINCIPLES FOR TRANSPORTATION & MOVEMENT 
	SUSTAINABILITY PRINCIPLES FOR TRANSPORTATION & MOVEMENT 
	1.
	1.
	1.
	 Use Green Corridors for People and Living Things    The entire Pringle Creek Community project is bounded by two protected green corridors. The corridor on the east celebrates the relationship between the new residential community and the campus above. This greenway also accepts natural drainage from the short blocks to the west, allowing it to filter naturally into grassy areas. The Pringle Creek corridor to the west is given over to riparian stream enhancement, providing habitat for future salmon spawnin
	-
	-


	2.
	2.
	 Keep Transit Close at Hand    Overall gross densities proposed for the Pringle Creek Community are high enough to support transit service (assuming the rest of the Fairview Project develops at the same average density). When there are 6,000 residents at Fairview, and potentially many times that number in developable parcels to the south, bus and potentially streetcar service on Strong Road will likely be frequent. The plan anticipates that eventuality, orienting walkways to Strong road toward an eventual t
	-


	3.
	3.
	 Use an Interconnected Street System    Block sizes at Pringle Creek are small to maximize interconnectivity and ease foot trips. Sidewalks are on both sides of all streets. Thus all trips, whether by car or on foot are safe and by the shortest possible route. Response times for fire vehicles are also minimized. There are four vehicle connections from the project proposed at this time: two to Strong Road and two to the Fairview Campus above. There is one cul-de-sac proposed to an otherwise inaccessible port
	-
	-


	4.
	4.
	 Walk Every Day    In time Pringle Creek community will be part of the larger Sustainable Fairview Community. At that time Pringle Creek residents will probably walk to the community center daily. Meanwhile, more than a third of the Pringle Creek Community is given over to greenways creating ample opportunities for local recreation. Additionally, the village green provides a walkable destination with a 
	-



	variety of activities planned. It will become a daily routine for all who live in and around Pringle Creek Community. The Pringle Creek Community greenway and walkway system integrate with the larger community plan, providing ample opportunities for long strolls, bike rides, dog walking and jogging. 
	-
	-


	NAME, LOCATION AND EXTENT OF EXISTING OR PROPOSED STREETS 
	NAME, LOCATION AND EXTENT OF EXISTING OR PROPOSED STREETS 
	The existing and proposed streets are indicated on the Refinement Plan drawings. Strong Road SE is the only major existing road that will be utilized to serve the development. This road is proposed to be realigned at the vicinity of the ninety (90) degree turn where it connects into Fairview Industrial Drive. There is a potential for the future extension and connection of Madrona Court SE to the realigned Strong Road. This extension is not proposed as part of this application. All other proposed streets wou
	-
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	street sections 
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	*see oversized drawing for clarity 
	TYPICAL STREET SECTIONS 
	TYPICAL STREET SECTIONS 
	The proposed street sections have been provided on the attached drawings. See oversized drawing DT-1. 
	The drawings indicate the anticipated typical street section dimensions. Final design typical sections may vary to adjust for and to accommodate street tree placement, driveway crossings, intersection/ handicapped crossing construction, etc… 
	-

	Proposed cross sections indicate areas of infiltration with clean drain rock.  These areas may increase in size as necessary to infiltrate the desired runoff and will be determined during the final design phase. 
	Recommendations for the typical street structural sections in regards to asphalt pavement, leveling and base course thickness were provided in a geotechnical report dated June 1, 2005 prepared by GRI, the geo-technical engineer for the project. 
	Recommendations for the typical street structural sections in regards to asphalt pavement, leveling and base course thickness were provided in a geotechnical report dated June 1, 2005 prepared by GRI, the geo-technical engineer for the project. 
	Truck turning studies of the intersections were conducted to determine the feasibility for trucks to negotiate the turns.  The studies were performed utilizing the "Autoturn" version 5 program. The City of Salem "ladder assist" or platform fire emergency vehicle was used as the design vehicle. The results indicate that the overhang of the vehicles stay within the paved areas. A copy of a typical intersection layout and the dimensions of the design vehicle are included in the Refinement Plan submittal. See A
	-
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	*see oversized drawing for clarity 
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	stormwater 
	GENERAL DRAINAGE PLAN 
	GENERAL DRAINAGE PLAN 
	The Pringle Creek community storm drainage system will be designed to the greatest extent practicable, to simulated natural storm water runoff conditions. This includes the following design elements: 
	Design parameters used 
	1.
	1.
	1.
	 All design storms will use a Soil Conservation Service type 1A rainfall distribution with a 24 hour minimum duration. 

	2.
	2.
	 For all infiltration systems, a design storm with a rainfall of 1.25 inches or less in 24 hours will be used. 

	3.
	3.
	 Runoff flow rates will be based on the Santa Barbara Urban Hydro-graph (SBUH) method 

	4.
	4.
	 Design parameters established for soil classifications, vegetation cover, channel hydraulic characteristics, and time of concentration will be based on the Washington State, King County, Puget Sound Surface Water Design Manual. 

	5.
	5.
	 Detention requirements will be in accordance with the City of Salem standards. 

	6.
	6.
	 Infiltration rates will be consistent with the infiltration testing performed by GRI 
	-



	Design Approach 
	Water Quality 
	Water Quality 
	All typical roadway sections will include 4 storm water treatment elements: 
	-

	• 
	• 
	• 
	An infiltration system composed of rock filled trenches or "verges" (see drainage plan and typical street sections) 

	• 
	• 
	A surface swale or roadway edge "seam" above the infiltration system for the purpose of peak flow stormwater conveyance. 

	• 
	• 
	Vegetation within the surface swale designed for the purpose of bio-filtration. 

	• 
	• 
	Gravel surface parking areas used to promote street infiltration and to retard storm water flow velocities. 


	Roadways will convey stormwater that exceeds infiltrative capacity within the roadside swale described above and, for peak storm events 
	(e.g. 25, 50, 100 year recurrence intervals), will use the roadways in 
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	*see oversized drawing for clarity 
	general drainage and stormwater management plan* 
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	stormwater 
	stormwater 
	conjunction with roadside swales as stormwater conveyance. Storm-water inlet structures, manholes or underground piping is not a central feature of the community drainage plan – only under issues where safety concerns are evident will underground piping be considered. 
	conjunction with roadside swales as stormwater conveyance. Storm-water inlet structures, manholes or underground piping is not a central feature of the community drainage plan – only under issues where safety concerns are evident will underground piping be considered. 
	Stormwater conveyance through intersections will be accomplished within concrete cross gutters. Culverts are to be used only for safety considerations.    
	The roadside infiltration is designed to infiltrate a minimum of 1.25 inches of rainfall over a 24 hour period. The system may be able to dispose of greater or less amounts depending upon a multitude of factors: construction methods, preserved native soil conditions, rainfall distribution patterns, runoff rates, underground storage volumes, etc. 
	-

	1.25 inches of rainfall is roughly equivalent to a design storm with a 1 year recurrence interval.  The infiltration system proposed for the Pringle Creek community will be composed of a combination of infiltration facilities.  These include: road side swales or verges, blue green shallow depressions (for more robust infiltration), flat yard areas that promote slow runoff and infiltration and small infiltration wells located at each roof downspout. Imbedded within the community CC&R’s, performance goals wil
	-


	Flood control 
	Flood control 
	Flood control 
	Despite the infiltration systems proposed, the introduction of new impervious surface may result in an increase in storm water flow intensities into Pringle Creek during peak storm events (2yr, 10yr, 25yr, 100yr). Because of this potential, additional storm water detention will be considered as part of the final project design. It should be noted, however, that the extensive use of infiltration systems will significantly dispose of storm water runoff volume increases that result from development.  Infiltrat
	-
	-

	The goal of flood control is to understand the area hydrology and the natural drainage system hydraulics so that impacts due to new development can be determined within that drainage system.  An increase in flow volume, intensity and erosive velocity can have significant impacts  to riparian areas and its associated ecology. 
	-

	Within the Pringle Creek community property, a flood control facility was previously constructed to divert creek flows away from the main channel during peak storm events. Through a culvert restriction, Pringle Creek flows will back up until it overflows a designed weir spill
	Within the Pringle Creek community property, a flood control facility was previously constructed to divert creek flows away from the main channel during peak storm events. Through a culvert restriction, Pringle Creek flows will back up until it overflows a designed weir spill
	-
	-

	way which leads into a defined channel. Before the diversion channel receives water from the spillway, it receives storm water runoff from adjacent land only. The time it takes to receive diverted Pringle Creek flows is contingent upon the time of concentration fro the Pringle Creek watershed. Since the Pringle Creek watershed is much larger than the project site its time of concentration will be significantly longer. This is a significant fact relative to the designed storm water release rates for the prop

	In order to minimize potential erosive impacts to the diversionary channel resulting from the project development, there two possible choices: 
	1. 
	1. 
	1. 
	Develop a detention pond that has adequate size to store the increase volume of runoff from the new project until the peak flow in the diversionary channel has past and then release that water at a calculated pre-developed rate. Or 

	2. 
	2. 
	Release the flood waters immediately into the diversionary channel knowing that peak flows from the development will flow into the diversionary  channel well before Pringle Creek begins to back up water from behind the culvert and spill over the flood control weir. 
	-



	Option number 1 is only recommended if a large enough detention pond can be developed to significantly retard the release rate during the period when peak flows in Pringle Creek are passing. 
	From a probability perspective (which is essentially the basis for all flood control design considerations), option number 2 will usually yield the greatest results. As part of the flood control design for the project, the capacity of the diversionary channel and the predevelopment flows it currently receives will be verified. This data will then be analyzed relative to the flood release rates for a direct, unimpeded discharge from the proposed development. The goal of not increasing flow rates in the diver
	-
	-
	-
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	responsibilities 
	responsibilities 

	ALL ITEMS ARE TO BE OWNED PRIVATELY UNLESS NOTED OTHERWISE IN THE TABLE BELOW. All private infrastructure and community amenitites will be owned and managed by a combination of the Pringle Creek Community Conservation Trust (PCCT) and Homeowners Association (HOA). Management responsibilities will be included in the Pringle Creek Communities Codes Conenants And Restrictions (CC+R’s). Funding for the maintenance and management will be provided by the Community Conservation trust and dues from HOA members. 
	ALL ITEMS ARE TO BE OWNED PRIVATELY UNLESS NOTED OTHERWISE IN THE TABLE BELOW. All private infrastructure and community amenitites will be owned and managed by a combination of the Pringle Creek Community Conservation Trust (PCCT) and Homeowners Association (HOA). Management responsibilities will be included in the Pringle Creek Communities Codes Conenants And Restrictions (CC+R’s). Funding for the maintenance and management will be provided by the Community Conservation trust and dues from HOA members. 
	ALL ITEMS ARE TO BE OWNED PRIVATELY UNLESS NOTED OTHERWISE IN THE TABLE BELOW. All private infrastructure and community amenitites will be owned and managed by a combination of the Pringle Creek Community Conservation Trust (PCCT) and Homeowners Association (HOA). Management responsibilities will be included in the Pringle Creek Communities Codes Conenants And Restrictions (CC+R’s). Funding for the maintenance and management will be provided by the Community Conservation trust and dues from HOA members. 
	-


	item 
	item 
	ownership 
	management 
	item 
	ownership 
	management 

	circulation 
	circulation 
	utilities 

	streets 
	streets 
	PCCT/HOA 
	PCCT/HOA 
	water 
	public 
	city of salem 

	main street 
	main street 
	/\ 
	/\ 
	well 
	PCCT/HOA 
	PCCT/HOA 

	queing street 
	queing street 
	| 
	| 
	gshp 
	/\ 
	/\ 

	mews street 
	mews street 
	| 
	| 
	irrigation 
	| 
	| 

	rear lane / alley 
	rear lane / alley 
	| 
	| 
	gray water reuse 
	\/ 
	\/ 

	woonerf plaza 
	woonerf plaza 
	| 
	| 
	tel/data 
	franchise 
	qwest 

	bridge 
	bridge 
	| 
	| 
	sewer 
	public 
	city of salem 

	parking 
	parking 
	| 
	| 
	electricity 
	franchise 
	pge 

	street 
	street 
	| 
	| 
	gas 
	franchise 
	nw natural gas 

	residential combined 
	residential combined 
	| 
	| 
	bio-deisel 
	co-op 
	flower-power 

	commercial lot’s 
	commercial lot’s 
	| 
	| 
	stormwater 
	PCCT/HOA 
	PCCT/HOA 

	sidewalks (see riparian for paths & bridges) 
	sidewalks (see riparian for paths & bridges) 
	| 
	| 
	verges 
	/\ 
	/\ 

	public space 
	public space 
	| 
	| 
	bioswales 
	| 
	| 

	street trees 
	street trees 
	| 
	| 
	detention areas 
	| 
	| 

	softscape 
	softscape 
	| 
	| 
	intersection conveyance 
	| 
	| 

	hardscape 
	hardscape 
	| 
	| 
	| 
	| 

	light fixtures 
	light fixtures 
	| 
	| 
	riparian 
	| 
	| 

	site furnishings 
	site furnishings 
	| 
	| 
	creek 
	| 
	| 

	furniture 
	furniture 
	| 
	| 
	riparian cooridor 
	| 
	| 

	trash cans 
	trash cans 
	\/ 
	\/ 
	pedestrian/bike paths 
	\/ 
	\/ 

	recycling cans 
	recycling cans 
	PCCT/HOA 
	PCCT/HOA 
	pedestrian/bike bridges 
	PCCT/HOA 
	PCCT/HOA 

	fire hydrants 
	fire hydrants 
	public 
	city of salem 

	retaining walls 
	retaining walls 
	PCCT/HOA 
	PCCT/HOA 

	community gardens 
	community gardens 
	PCCT/HOA 
	PCCT/HOA 

	mail  
	mail  
	public 
	u.s. post office 

	structures 
	structures 

	root cellar 
	root cellar 
	PCCT/HOA 
	PCCT/HOA 

	painter’s building 
	painter’s building 
	/\ 
	/\ 

	carpentry building 
	carpentry building 
	| 
	| 

	hog fuel shed 
	hog fuel shed 
	| 
	| 

	boiler plant 
	boiler plant 
	| 
	| 

	smokestack 
	smokestack 
	| 
	| 

	greenhouse- small 
	greenhouse- small 
	\/ 
	\/ 

	greenhouse- large 
	greenhouse- large 
	PCCT/HOA 
	garten, shangrala, or santiam sanitary. 

	recycling 
	recycling 
	franchise 

	refuse 
	refuse 
	franchise 
	santiam sanitary. 
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	MAINTENANCE OF • Private roadway closures must be done in accordance with City standards regarding traffic control measures and prior public notifi-
	INFRASTRUCTURE 
	INFRASTRUCTURE 
	• 
	• 
	• 
	Maintenance of public utilities, e.g. water and sewer will be in accordance with public works standards. In order to insure these maintenance standards are achievable, these public utilities must be designed and approved in accordance with public works standards for utilities installed under a privately maintained street system. Placement of water and sewer mains within the proposed roadways may not conform to the City of Salem Public Works Standards in regards to location.  Due to the narrowed street secti
	-
	-
	-


	• 
	• 
	Access to public utilities must be provided. The development will demonstrate that maintenance equipment currently in use by the city at the time of the development can access all elements of the public utility. 

	• 
	• 
	The City of Salem Public Works department will restore private streets, and sub grade conditions when open cut trenches are made to access utilities. "T" trenches will be used for open cuts in asphalt. City maintenance crews will be responsible to restore all street areas associated with utility repair operations to its original design or as-constructed condition, which ever is more structurally and functionally superior. 

	• 
	• 
	The City will keep on record a copy of the Pringle Creek storm drainage system plan that shows the location of significant infiltration facilities (roadside systems, ponds, etc.). City maintenance of public facilities will avoid impact to infiltration systems ( this includes preventing compaction of subsurface soil media that will reduce or cause failures to the infiltration system). Where impacts to private infiltration systems are unavoidable, the city will restore the impacted areas to its original funct
	-


	• 
	• 
	Public utility temporary shut downs as part of routine maintenance will follow the City’s standard practices for public notification. This includes road closures. 


	cation. 
	• 
	• 
	• 
	City maintenance will incorporate best practices regarding erosion control and the control of sediment laden water and the disposal of other contaminants (oil and grease spills, equipment fluids, etc.). 

	• 
	• 
	The recycling of all construction waste material generated by either by the community or the City will be reused or recycled to the maximum extend practical. 
	-


	• 
	• 
	Maintenance of private streets, tracks and common areas will be in accordance with covenants, conditions and restrictions (CC&R) established for the community.  The CC&R’s will establish operation and maintenance standards for street cleaning, parking area maintenance, infiltration system maintenance, surface drainage system function, street tree and tree boulevard landscaping maintenance, etc 
	-
	-



	public private designation of infrastrucure ownership and maintenance 
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	utilities 
	utilities 
	Figure
	LOCATION AND EXTENT OF PROPOSED PROVISIONS 
	LOCATION AND EXTENT OF PROPOSED PROVISIONS 
	• 
	• 
	• 
	The Refinement Plan proposes to construct sanitary sewer, domestic water, and other "dry" utilities such as gas, power, CATV, and telephone within the private street rights of way. 
	-


	• 
	• 
	Separate public utility easements (PUE) may be necessary to locate transformers telephone or CATV pedestals outside the rights of way. 

	• 
	• 
	Separate public water and sewer easements outside of the rights of way may be necessary to serve proposed housing units or to complete a loop for an adequate domestic and fire water supply system. 
	-



	• 
	• 
	• 
	The number of connections (or loops) of the onsite system to this water main will be analyzed per City of Salem Public Works Standards and determined at the final construction document design phase. The size of the proposed water system will also be determined at this time as well.  A final calculation report justifying the proposed water system sizing will be provided to the City for review and approval. 
	-
	-


	• 
	• 
	Placement of water and sewer mains within the proposed roadways may not conform to the City of Salem Public Works Standards in regards to location.  Due to the narrowed street sections, sewer lines and water lines will be shifted as necessary. However, minimum water and sewer separation will be maintained in accordance with Oregon State Health Division requirements. 
	-
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	phasing 
	CONSTRUCTION PHASING OF STREETS 
	CONSTRUCTION PHASING OF STREETS 
	• 
	• 
	• 
	All street design (e.g. capacity) will be consistent with the projected traffic loading provided as part of a TIA for the complete project. Street construction for each phase will reflect the street sizing for the complete project (i.e. no future widening is anticipated due to additional phase construction). 
	-
	-


	• 
	• 
	Each individual phase will be submitted to the City for review relative to utility capacities serving that specific phase and relative to the needed capacities of future phases. 
	-




	STANDARDS FOR PHASING OF PUBLIC UTILITIES 
	STANDARDS FOR PHASING OF PUBLIC UTILITIES 
	• Master plan approach based on proposed development land use and densities to determine traffic, water, sewer, power, communications and natural gas loading projections. All facility and utility sizing will anticipate future development.  Traffic and utility sizing criteria will be submitted to the City for each phase to verify loading assumptions and calculations. Each phase will demonstrate how full services will be provided, including all utility extensions and roadways to be constructed or accessed out
	-
	-


	FINANCIAL ASSURANCES 
	FINANCIAL ASSURANCES 
	Sustainable Fairview Associates has entered into an Infrastructure Agreement with the City of Salem that establishes a Development District for all future infrastructure improvements. Pringle Creek Community will meet the criterion by the terms of the recorded infrastructure agreement and development district. 
	-
	-
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	development impacts 
	development impacts 
	development impacts 

	TRAFFIC IMPACT ANALYSIS REPORT 
	TRAFFIC IMPACT ANALYSIS REPORT 
	Kittleson and Associates, Inc. (K&A) prepared the refined trip generation estimates for the mixed use Pringle Creek Community located in the northeast corner of the former Fairview Training Center site in Salem, Oregon. This development represents the first phase of the development described in the Sustainable Fairview Development Plan, previously submitted in August 2004 to the City of Salem and subsequently approved. The purpose of the K&A report is to determine the number of daily, weekday a.m., and week
	-
	-

	The Pringle Creek Community development is anticipated to generate approximately 1,770 net new daily trips. This phase will generate fewer trips than the 2,000 required by the Area Facilities Plan to trigger any transportation improvement. Therefore, no transportation improvements will be required. 
	-
	-

	For the full report, see appendix F. 

	IMPACTS ON EXISTING INFRASTRUCTURE AND PUBLIC SERVICES. 
	IMPACTS ON EXISTING INFRASTRUCTURE AND PUBLIC SERVICES. 
	• 
	• 
	• 
	The impacts of this development on the public sewer system should be minimal and consistent with any other development of this size. Some existing structures are to be razed thereby eliminating some of the original demand on the system. 
	-


	• 
	• 
	This development will research water use options using the existing well and rainwater to further reduce the added demand on the system. 

	• 
	• 
	The proposed sanitary sewer will connect into the existing 21 inch or 24 inch sewer mains upstream of manholes 45-460092 and/or 45-460087 as directed in an email from Keith Garlinghouse dated February 21, 2003. 

	• 
	• 
	As discussed in a meeting with City staff on August 18, 2005, it was indicated that the development reserved the right to pursue sanitary sewer connections to the sewer main in Strong Road, if the option proves beneficial. This is based on the presumption that the roof drain disconnects and the removal of the existing sanitary 


	connections on the SFA property provides additional capacity in the sewer main offsetting the minor increased sanitary load from the new development. 
	• 
	• 
	• 
	The project proposes connecting to the existing 36" diameter water main in Strong Road, the only water main across the development’s frontage that serves the "GO" zone.  This water main should provide adequate pressure and flow to the majority of the development.  

	• 
	• 
	The design team understands that development of homes above elevation 235 may require the installation of individual booster pumps to increase water pressure.  Based on a meeting with City staff on August 18, 2005, we understand that there is approximately 100 feet of head or 43.3 psi of static pressure at elevation 235. 



	IMPACTS ON EXISTING DEVELOPMENT 
	IMPACTS ON EXISTING DEVELOPMENT 
	Pringle Creek Community is designed in accordance with the Fairview Master Plan and has not altered the intent of the plan. 
	Pringle Creek is adjacent to Leslie Middle School, Morningside Neighborhood, and Fairview Industrial Park. The following are issues we are working to address: 
	-

	• 
	• 
	• 
	SDI has and will continue to work with Leslie Middle School administration to coordinate on site learning activities for their school children. SDI is working with the school to provide pedestrian connectivity to the school property. 
	-


	• 
	• 
	Morningside Neighborhood has been consulted by SDI in the development. The Fairview Master Plan has identified the need for identical uses in this adjacency and SDI has complied. SDI is coordinating with Morningside Neighborhood residents about a dedicated pedestrian connection at their southern boundary. 
	-
	-


	• 
	• 
	SDI is exploring complimentary uses to the Fairview Industrial Park. 

	• 
	• 
	SDI intends to coordinate with Sustainable Fairview Associates and their developer for reconnecting Strong Road to Madronna Avenue in order to increase connectivity and provide multiple means of travel through the neighborhood. 
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	MEMORANDUM 
	Date: 
	Date: 
	Date: 
	9.30.05 

	To: 
	To: 
	Joe Parrott Deputy Chief Salem Fire Department 370 Trade St. SE Salem, OR 97301 

	From: Project: Project No.: Reference: 
	From: Project: Project No.: Reference: 
	Mark Kogut Pringle Creek Community 4261 Alternate Means and Methods Request 


	Pringle Creek Community is developing a transportation network that is consistent with the City of Salem’s approved Sustainable Fairview Master Plan that will incorporate narrow “Green Streets” as a defining feature for this sustainable community. It is understood that the narrow streets do not meet criteria for Fire Department access within the development, to this end, we are requesting an alternate methods and materials with the following mandatory requirements for all development within Pringle Creek Co
	1. Fire sprinklers of all habitable structures per NFPA standards for the application 
	a. 
	a. 
	a. 
	13D for single family. 

	b. 
	b. 
	13R for multi-family/townhouse. 

	c. 
	c. 
	13 for commercial. 

	d. 
	d. 
	An exemption will be provided for the existing Fuel Shed as long as it maintains it’s unenclosed perimeter. 


	2. 
	2. 
	2. 
	The fire sprinkler requirement will be a part of the deed of individual parcels and properties within Pringle Creek Community’s development subdivision and platting process. 

	3. 
	3. 
	All blocks with a length greater than 200’ will require a mid-block queuing space as indicated in the attachment. 

	4. 
	4. 
	See the attached street layout and street sections plans. 

	5. 
	5. 
	See location of fire hydrants per utility plans. 

	6. 
	6. 
	Fire department accessibility at B Street and the existing Fuel Shed / Boiler will either provide a R.O.W. for fire department access and connection to A Street or Parcel 5 will be designed to allow for a loop access thru a planned woonerf plaza in Parcel 5. 

	7. 
	7. 
	All private infrastructure will be owned and managed by a combination of the Pringle Creek Community Conservation Trust and Homeowners Association (HOA). Management responsibilities will be included in the Pringle Creek Communities Codes Covenants And Restrictions (CC+R's). Funding for the maintenance and management of infrastructure will be provided by the Community Conservation trust and dues from HOA members. 
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	SRC 116.100 through 116.130. (Ord No. 1-2002; Repealed and Reenacted by Ord No. 532003) 
	-

	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

	TR
	LI 
	MI* 
	AU 
	VC 

	RESIDENTIAL 
	RESIDENTIAL 

	One single family dwelling, townhouse, or duplex per lot 
	One single family dwelling, townhouse, or duplex per lot 
	P 
	P 
	P 
	P 

	Unlimited number of dwelling units and guest rooms in apartment houses, court apartments, condominiums, and residential hotels, room and board facilities serving five or fewer persons 
	Unlimited number of dwelling units and guest rooms in apartment houses, court apartments, condominiums, and residential hotels, room and board facilities serving five or fewer persons 
	P 
	P 
	P 

	One manufactured home on a single lot [SRC 119.710] 
	One manufactured home on a single lot [SRC 119.710] 
	S 
	S 
	S 
	S 

	AGRICULTURE and FORESTRY 
	AGRICULTURE and FORESTRY 

	Agricultural production -crops (01) 
	Agricultural production -crops (01) 
	Annot

	P 
	P 
	P 
	P 

	Retail sales area for agricultural products, provided that the sales area is no greater than 1,000 square feet; that one off-street parking space for each 500 square feet of sales area is provided in addition to all other applicable parking requirements; that the retail use is conducted only between dawn and sunset and only for a continuous period of no more than seven months per calendar year beginning no earlier than April 1; and that any sign erected in connection with the retail use complies with the Sa
	Retail sales area for agricultural products, provided that the sales area is no greater than 1,000 square feet; that one off-street parking space for each 500 square feet of sales area is provided in addition to all other applicable parking requirements; that the retail use is conducted only between dawn and sunset and only for a continuous period of no more than seven months per calendar year beginning no earlier than April 1; and that any sign erected in connection with the retail use complies with the Sa
	Annot
	Annot

	P 
	P 

	Veterinary services (0742) 
	Veterinary services (0742) 
	P 
	P 
	P 

	Farm labor and management services (076) 
	Farm labor and management services (076) 
	Annot

	P 

	Farm labor and management services (076), offices only 
	Farm labor and management services (076), offices only 
	P 
	P 
	P 

	Landscape and horticultural services (078) 
	Landscape and horticultural services (078) 
	P 

	Landscape and horticultural services (078), offices only 
	Landscape and horticultural services (078), offices only 
	P 
	P 
	P 

	Timber tracts (081) 
	Timber tracts (081) 
	Annot

	P 
	P 

	Forestry services (085), offices only 
	Forestry services (085), offices only 
	P 

	CONSTRUCTION 
	CONSTRUCTION 

	Building construction -general contractors and operative builders (15), offices only 
	Building construction -general contractors and operative builders (15), offices only 
	P 
	P 
	P 

	Heavy Construction other than building construction – contractors (16), offices only 
	Heavy Construction other than building construction – contractors (16), offices only 
	Annot

	P 
	P 
	P 

	Construction -special trade contractors (17), offices only 
	Construction -special trade contractors (17), offices only 
	P 
	P 
	P 

	MANUFACTURING 
	MANUFACTURING 

	Dairy products (202) 
	Dairy products (202) 
	Annot

	C 
	P 

	Canned, frozen and preserved fruits, vegetables and food specialties (203) 
	Canned, frozen and preserved fruits, vegetables and food specialties (203) 
	Annot

	P 

	Grain mill products (204) 
	Grain mill products (204) 
	C 
	P 

	Bakery products (205) 
	Bakery products (205) 
	C 
	P 

	Candy and other confectionery products (2064 and 2068) 
	Candy and other confectionery products (2064 and 2068) 
	C 
	P 

	Chocolate and cocoa products (2066) 
	Chocolate and cocoa products (2066) 
	C 
	P 

	Beverages (208) 
	Beverages (208) 
	C 
	P 

	Miscellaneous food preparations and kindred products (209) 
	Miscellaneous food preparations and kindred products (209) 
	C 
	P 

	Textile mill products (22) 
	Textile mill products (22) 
	C 
	P 

	Apparel and other finished products made from fabrics and similar materials (23) 
	Apparel and other finished products made from fabrics and similar materials (23) 
	C 
	P 

	Wood kitchen cabinets (2434) 
	Wood kitchen cabinets (2434) 
	C 
	P 

	Paperboard containers and boxes (265) 
	Paperboard containers and boxes (265) 
	Annot

	C 
	P 

	Printing, publishing, and allied industries (27) 
	Printing, publishing, and allied industries (27) 
	C 
	P 


	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

	TR
	 LI 
	MI* 
	AU 
	VC 

	Leather and leather products (31) BUT EXCLUDING leather tanning and finishing (311) 
	Leather and leather products (31) BUT EXCLUDING leather tanning and finishing (311) 
	C 
	P 

	Metal cans and shipping containers (341) 
	Metal cans and shipping containers (341) 
	Annot

	C 
	P 

	Cutlery, hand tools and general hardware (342) 
	Cutlery, hand tools and general hardware (342) 
	C 
	P 

	Heating equipment, except electric and warm air; and plumbing fixtures (343) 
	Heating equipment, except electric and warm air; and plumbing fixtures (343) 
	P 

	Metal forgings and stampings (346) 
	Metal forgings and stampings (346) 
	P 

	Computer and office equipment (357) 
	Computer and office equipment (357) 
	Annot

	C 
	P 

	Electronic and other electrical equipment and components, except computer equipment (36) BUT EXCLUDING storage batteries (3691) and primary batteries, dry and wet (3692) 
	Electronic and other electrical equipment and components, except computer equipment (36) BUT EXCLUDING storage batteries (3691) and primary batteries, dry and wet (3692) 
	Annot

	C 
	P 

	Measuring, analyzing, and controlling instruments; medical and optical goods; watches and clocks (38) BUT EXCLUDING photographic equipment and supplies (386) 
	Measuring, analyzing, and controlling instruments; medical and optical goods; watches and clocks (38) BUT EXCLUDING photographic equipment and supplies (386) 
	C 
	P 

	Signs and advertising specialties (3993) 
	Signs and advertising specialties (3993) 
	C 
	P 

	TRANSPORTATION, COMMUNICATION, ELECTRIC, GAS, and SANITARY SERVICES 
	TRANSPORTATION, COMMUNICATION, ELECTRIC, GAS, and SANITARY SERVICES 

	Local and suburban transit and interurban highway passenger transportation (41) 
	Local and suburban transit and interurban highway passenger transportation (41) 
	P 
	P 

	Motor freight transportation and warehousing (42) 
	Motor freight transportation and warehousing (42) 
	Annot

	P 
	P 

	U.S. Postal Service (43) 
	U.S. Postal Service (43) 
	P 
	P 
	P 

	Transportation services (47) 
	Transportation services (47) 
	P 
	P 
	P 

	Communication (48) 
	Communication (48) 
	P 
	P 
	P 

	Wireless Communication Facilities [SRC 119.460] 
	Wireless Communication Facilities [SRC 119.460] 
	A 
	A 
	A 
	A 

	Antennas attached to existing or approved structures [SRC 119.460] 
	Antennas attached to existing or approved structures [SRC 119.460] 
	Annot

	S 
	S 
	S 
	S 

	WHOLESALE TRADE 
	WHOLESALE TRADE 

	Wholesale trade-durable goods (50) BUT EXCLUDING scrap and waste materials (5093), and durable goods, not elsewhere classified (5099) 
	Wholesale trade-durable goods (50) BUT EXCLUDING scrap and waste materials (5093), and durable goods, not elsewhere classified (5099) 
	P 

	Wholesale trade-non-durable goods (51) BUT EXCLUDING livestock (5154), and chemicals and allied products (516) 
	Wholesale trade-non-durable goods (51) BUT EXCLUDING livestock (5154), and chemicals and allied products (516) 
	P 

	RETAIL TRADE 
	RETAIL TRADE 

	Building materials, hardware, garden supply (52), BUT EXCLUDING mobile home dealers (5271) 
	Building materials, hardware, garden supply (52), BUT EXCLUDING mobile home dealers (5271) 
	P 
	P 

	General merchandise stores (53) 
	General merchandise stores (53) 
	P 
	P 
	P 

	Food stores (54) BUT EXCLUDING meat markets and freezer provisioners (542) 
	Food stores (54) BUT EXCLUDING meat markets and freezer provisioners (542) 
	P 
	P 
	P 

	Automotive dealers and gasoline service stations (55) BUT EXCLUDING Auto and Home Supply Stores (553) and Gasoline Service Stations (554) 
	Automotive dealers and gasoline service stations (55) BUT EXCLUDING Auto and Home Supply Stores (553) and Gasoline Service Stations (554) 
	Annot

	C 
	C 
	C 

	Auto and home supply stores (553) 
	Auto and home supply stores (553) 
	P 
	P 
	P 

	Gasoline service stations (554) [SRC 119.150] 
	Gasoline service stations (554) [SRC 119.150] 
	S 
	S 

	Apparel and accessories stores (56) 
	Apparel and accessories stores (56) 
	P 
	P 
	P 

	Furniture, home furnishings, and equipment stores (57) 
	Furniture, home furnishings, and equipment stores (57) 
	P 
	P 
	P 

	Eating and drinking places (58) EXCEPT Drive-throughs 
	Eating and drinking places (58) EXCEPT Drive-throughs 
	P 
	P 
	P 

	Miscellaneous retail (59) including, in addition to uses specifically listed in SIC group 599, electrical and lighting shops, office machines and equipment stores, and tractor and farm equipment shop 
	Miscellaneous retail (59) including, in addition to uses specifically listed in SIC group 599, electrical and lighting shops, office machines and equipment stores, and tractor and farm equipment shop 
	P 
	P 
	P 

	FINANCE, INSURANCE, and REAL ESTATE 
	FINANCE, INSURANCE, and REAL ESTATE 

	Depository Institutions (60) 
	Depository Institutions (60) 
	P 
	P 
	P 


	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

	TR
	 LI 
	MI* 
	AU 
	VC 

	Non-depository Credit Institutions (61) 
	Non-depository Credit Institutions (61) 
	P 
	P 
	P 

	Security and commodity brokers, dealers, exchanges and services (62) 
	Security and commodity brokers, dealers, exchanges and services (62) 
	P 
	P 
	P 

	Insurance carriers (63) 
	Insurance carriers (63) 
	P 
	P 
	P 

	Insurance agents, brokers, and service (64) 
	Insurance agents, brokers, and service (64) 
	P 
	P 
	P 

	Real estate (65) 
	Real estate (65) 
	P 
	P 
	P 

	Holding, and other investment offices (67) 
	Holding, and other investment offices (67) 
	P 
	P 
	P 

	SERVICES 
	SERVICES 

	Hotels and motels (701) BUT EXCLUDING casino hotels 
	Hotels and motels (701) BUT EXCLUDING casino hotels 
	P 
	P 

	Bed and breakfast establishments 
	Bed and breakfast establishments 
	P 
	P 
	P 

	Personal services (72) 
	Personal services (72) 
	P 
	P 
	P 

	Business services (73) 
	Business services (73) 
	P 
	P 
	P 

	Automotive repair services, and parking (75) 
	Automotive repair services, and parking (75) 
	P 
	P 

	Miscellaneous repair services (76) 
	Miscellaneous repair services (76) 
	P 
	P 

	Motion pictures (78) 
	Motion pictures (78) 
	P 
	P 
	P 

	Amusement and recreation services (79) BUT EXCLUDING casinos, racing, including track operation (7948) and entertainment establishments, except as permitted as a special use in SRC 155.030(a)(2) 
	Amusement and recreation services (79) BUT EXCLUDING casinos, racing, including track operation (7948) and entertainment establishments, except as permitted as a special use in SRC 155.030(a)(2) 
	P 
	P 
	P 

	Health services (80) BUT EXCLUDING hospitals (806) 
	Health services (80) BUT EXCLUDING hospitals (806) 
	P 
	P 
	P 

	Legal services (81) 
	Legal services (81) 
	P 
	P 
	P 

	Educational services (82) 
	Educational services (82) 
	P 
	P 
	P 

	Social services (83) BUT EXCLUDING homeless shelters serving more than 5 persons 
	Social services (83) BUT EXCLUDING homeless shelters serving more than 5 persons 
	P 
	P 

	Child day care home 
	Child day care home 
	P 
	P 
	P 

	Adult day care home 
	Adult day care home 
	P 
	P 
	P 

	Membership organizations (86), BUT EXCLUDING religious organizations (8661) 
	Membership organizations (86), BUT EXCLUDING religious organizations (8661) 
	P 
	P 
	P 

	Religious organizations (8661) 
	Religious organizations (8661) 
	P 
	P 
	P 
	P 

	Engineering, Accounting, Research, Management, and Related Services (87)  
	Engineering, Accounting, Research, Management, and Related Services (87)  
	P 
	P 
	P 

	Accounting, auditing, and bookkeeping (893) 
	Accounting, auditing, and bookkeeping (893) 
	P 
	P 
	P 

	Services, not elsewhere classified (899) 
	Services, not elsewhere classified (899) 
	P 
	P 
	P 

	PUBLIC ADMINISTRATION 
	PUBLIC ADMINISTRATION 

	Executive offices (911) 
	Executive offices (911) 
	P 
	P 
	P 

	Executive and legislative combined (913) 
	Executive and legislative combined (913) 
	P 
	P 
	P 

	General government, not elsewhere classified (919) 
	General government, not elsewhere classified (919) 
	P 
	P 
	P 

	Fire protection (9224) 
	Fire protection (9224) 
	P 
	P 
	P 

	Public order and safety, not elsewhere classified (9229) 
	Public order and safety, not elsewhere classified (9229) 
	P 
	P 
	P 

	Finance, taxation, and monetary policy (93) 
	Finance, taxation, and monetary policy (93) 
	P 
	P 
	P 

	Administration of human resources programs (94) 
	Administration of human resources programs (94) 
	P 
	P 
	P 

	Administration of environmental quality and housing programs (95) 
	Administration of environmental quality and housing programs (95) 
	P 
	P 
	P 

	Administration of economic programs (96) 
	Administration of economic programs (96) 
	P 
	P 
	P 

	National security and international affairs (97) 
	National security and international affairs (97) 
	Annot

	P 
	P 
	P 

	OTHER USES 
	OTHER USES 

	Community or neighborhood clubs 
	Community or neighborhood clubs 
	P 
	P 
	P 

	Swimming pools, whether or not open to the public for a fee 
	Swimming pools, whether or not open to the public for a fee 
	P 
	P 
	P 

	Playgrounds, parks 
	Playgrounds, parks 
	P 
	P 
	P 
	P 

	Public buildings and structures, such as libraries, fire stations 
	Public buildings and structures, such as libraries, fire stations 
	P 
	P 
	P 

	Right-of-way for electric service lines, gas mains, 
	Right-of-way for electric service lines, gas mains, 
	P 
	P 
	P 
	P 


	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 
	Table 143C-1 P = permitted use; S = special use; C = conditional use; A = administrative conditional use 

	LI 
	LI 
	MI* 
	AU 
	VC 

	communications and CATV lines, water lines, sewer lines 
	communications and CATV lines, water lines, sewer lines 

	Public utility structures and buildings such as pump stations, reservoirs, radiomicrowave relay stations, telephone substations, and electric substations 
	Public utility structures and buildings such as pump stations, reservoirs, radiomicrowave relay stations, telephone substations, and electric substations 
	P 
	P 
	P 
	P 

	Dwelling unit or guest room for a caretaker or watchman on the premises being cared for or guarded 
	Dwelling unit or guest room for a caretaker or watchman on the premises being cared for or guarded 
	P 
	P 
	P 

	Recycling depots 
	Recycling depots 
	P 
	P 
	P 

	Transit stop shelters 
	Transit stop shelters 
	P 
	P 
	P 
	P 

	ACCESSORY USES and STRUCTURES 
	ACCESSORY USES and STRUCTURES 

	Customary residential accessory buildings and structures for private use of the property and its occupants 
	Customary residential accessory buildings and structures for private use of the property and its occupants 
	P 
	P 
	P 
	P 

	A garage or parking area serving the main building or use 
	A garage or parking area serving the main building or use 
	P 
	P 
	P 
	P 

	Sleeping quarters for domestic employees of the resident of the main building 
	Sleeping quarters for domestic employees of the resident of the main building 
	P 
	P 
	P 
	P 

	Home occupations 
	Home occupations 
	P 
	P 
	P 
	P 

	The taking of boarders or leasing of rooms by a resident family, providing the total number of boarders and roomers does not exceed two in any dwelling unit 
	The taking of boarders or leasing of rooms by a resident family, providing the total number of boarders and roomers does not exceed two in any dwelling unit 
	P 
	P 
	P 
	P 

	*Non-residential uses in the MI Overlay Area are limited to a maximum building footprint of 6,000 square feet. 
	*Non-residential uses in the MI Overlay Area are limited to a maximum building footprint of 6,000 square feet. 
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	Oversized Drawings 
	Oversized Drawings 
	topographic survey (1,2) street plan and sections (DT) drainage basin, conveyance and infiltration plan (SD) water and sanitary sewer (UP) 
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