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INTRODUCTION
The purpose of this narrative is to provide information regarding the Tentative Plat for the High
Pines Estates residential subdivision on the north side of Arizona State Route 260, east of HeberOvergaard and west of Pinedale. The project is located in Navajo County and is comprised of two
(2) parcels, 208-03-002A and 208-03-002B. In July 2020, A Master Site plan was updated to
receive approval for zone change, please reference resolution 23-20, 2020-11590. The purpose
of this narrative is to meet the requirements of Navajo County for Tentative Plat process, which
details subdivision planning by the subdivider. The development will highlight the Sitgreaves
National Forest, which is adjacent to the development, and will include access to the forest. The
owners’ vision for the project is to provide quality affordable homes located near and surrounded
by forest.

SITE

Figure 1. Vicinity Map
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EXISTING CONDITIONS
The existing site is vacant with natural vegetation. There is an existing wash (Day Wash) that
meanders along the west side of the site. Forest Service Road 332 (FS-332) is located west of
the wash and runs north and south, connecting to Highway 260 on the south end. There is an
existing two-track dirt road that runs east and west through the southern portion of the site and
connects to FS-332 on the west side. There is another two-track dirt road that connects to the
east-west road that runs north, through the north end of the site.
The vegetation on the site is comprised of pine trees and native range grasses. Generally,
ponderosa pine trees and grasses are located on the steeper areas and the flatter areas are
primarily open grass lands without many trees. There are also trees located along Day Wash.
In 2005, the property was surveyed using aerial mapping technology. As part of this survey, a
black and white aerial image was prepared. The image with the property boundary is shown in
Figure 2 on the next page. The Rodeo-Chediski fire occurred in the summer of 2002. As can be
seen on the image, the northern portion of the site was burned in the fire based on the many trees
that are laying on the ground.
A comparison image was taken from the Google Earth website. The image date is May 24, 2019,
as shown in Figure 3 (pg. 4). By comparison, the images are very similar indicating no substantial
changes to the property. The 2019 image indicates a gravel pit that was dug on the site and the
north-south dirt road now goes around the pit on the west side of the pit. This pit will be filled as
part of the construction. There are a few other locations where the dirt roads have changed a
little, but nothing significant. The downed trees from the fire are much more decayed and blend
in with the native grasses on the new image.
The existing surrounding property is Forest Service on the east and west, Highway 260 on the
south, and a large 37.50-acre vacant private property to the north. This project should not have
much effect on any of the surrounding properties. A vast majority of the time, homeowners will
enter and exit the site from the entrance at Highway 260, therefore not crossing any adjacent
property. In instances when homeowners want to access the forest, they will be capable of
entering through the secondary access on the north that directly connects to FS- 332, a tract on
the west side that will be located on the existing east-west road and will connect to FS-332, or a
tract on the east side that will be located on the same existing east-west road and connects to
Fence Line Road approximately one mile to the east.
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Figure 2. Aerial Image of Site (2005)
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Figure 3. Aerial Image of Site (2019)
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TENTATIVE PLAT
The Tentative Plat is proposed to divide the property into 100 residential single-family lots. The
current zoning of the property is Special Development. The owner desires to provide a minimum
lot size of half-acre lots. The owner would like to provide a more affordable product that the middle
class is more likely to afford, as most houses in the forest areas of the county are priced for higher
incomes. The County does not have a zoning class for lots that are in between 1-acre and 10,000
square foot lots, the Special Development zoning will provide for this development.
The lots will range in size from a minimum size of 0.50 acres to a maximum size of 3.44 acres.
The average lot size will be 0.77 acres. The project will have six (6) different tracts. The tracts will
be provided for the following:

•

Tract A – To be dedicated to the newly formed water company for a water production site
(i.e. well, water tank, booster station, etc.)
Tract B – To be dedicated to Navajo County for streets

•
•
•
•

Tract C – To be dedicated to ADOT for the existing Highway
Tract D – Not determined, this is the area south of the Highway
Tract E – Access to the forest on the west side of the property
Tract F – Access to the forest on the east side of the property

•

As mentioned, the development will have 100 lots. Based on the tax parcel information, the project
site is 93.60 acres.

CONSTRUCTION
The High Pines Estates project will be constructed in two (2) phases. The first phase (Phase 1)
will be the southern portion of the project and will comprise of Lots 1 thru 19 and Lots 84 thru 100.
This is a total of 36 Lots. Phase 2 will generally be the northern portion of the project and will
comprise of Lots 20 thru 83 for a total of 64 Lots. Phase 1 will also include the ADOT turn lanes
and all the water production site and the water line to Phase 1. The main road through the site
(High Pines Way) will be constructed and paved through Phase 1. Aggregate base for the
remainder of the roadway on Phase 2 along with the secondary access for emergency will be
constructed in Phase 1. An AB roadway to Tract A, the water production site, will be constructed
as part of Phase 1 for access to the water site. Phase 2 will include paving the remainder of the
streets. Phasing is not indicated on the Tentative Plat. Construction will commence once the
Improvement Plans and Final Plat are approved.
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SETBACKS
The setbacks were be established as part of the Master Development Plan. The building setbacks
for all the lots will be 20 feet in front, 10 feet on the sides, and 20 feet in the back. Figure 4
demonstrates the lot setbacks.
Day Wash is located on the west side of the project. This wash meanders in and out of the west
project boundary. Lots that have floodway on the lot will have a 20-foot setback from the eastern
edge of the flood way. Figure 5 on the next page depicts this setback.

Figure 4. Typical Lot Setbacks
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Figure 5. Floodway Setback

SITE ACCESS & CIRCULATION
The primary site access will be from the south, off Highway 260. There will be a single access
from the highway. The access will provide a single ingress from the highway, an 8-foot island,
and then two (2) egress lanes from the site. This design will provide a separation of the ingress
and the egress.
The owner has acquired a secondary access easement. The easement connects to the project
on the north end and connects to Forest Service Road 332. Figure 6 indicates these two (2)
access points. Also, by providing a divided primary access, if one of the lanes is blocked, the
other lane can provide ingress or egress in emergency situations.
To prevent access to the forest off the back of the lots, a non-vehicular access easement will be
provided. The easement will prevent vehicular travel to cross the easement and it will be located
along the back of the lots that are located on the perimeter of the development, except in those
three (3) locations which will allow access at existing roadways. That is, the secondary access at
the north, and the two tracts on the west and east sides.
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SECONDARY
ACCESS

PRIMARY
ACCESS

Figure 6. Access Points
Due to the layout of the property, there will be a main road through the development that will
terminate with a cul-de-sac. The end of the cul-de-sac will also be the beginning of the secondary
access. There will also be two shorter cul-de-sacs that allow access to other locations in the
development. The south end will have a looping road to provide access to the southwest side of
the site. The roadway through the site will be dedicated to the County as a public street. It will be
a paved roadway, that is 12-feet wide on each side of the centerline for a total paved width of 24feet. The roadway will have 2-foot shoulders on each side. A typical roadway cross-section is
indicated on Figure 7.
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Figure 7. Typical Roadway Cross-Section
Parking will be located on each lot, there will not be on street parking. The lots have plenty of
depth to provide parking on the lots. Garages will be an option for each house, and the garages
will be used for parking as well.

STRUCTURES
The owner is planning to construct all the homes on the project. They will offer one-bedroom, twobedroom, three-bedroom and four-bedroom floor plan options. They will also offer a garage option
for each unit. The options range in size from 1,207 livable square feet to 2,692 livable square feet.
These structures will have an architectural style of a log cabin using natural materials with colors
and textures of the forest, to fit with the surroundings. Figure 8 indicates the architectural layout
for a three-bedroom floorplan that will be used within the High Pines Estates residential
subdivision.

Figure 8. Three-Bedroom Floor Plan
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To protect trees on each lot, the owner plans to construct homes primarily on raised footings to
avoid much grading on the lots. Very steep lots may require some grading; however, it will be
avoided to the extent possible. The plan is to preserve as many trees as possible. The homes will
have a crawl space.
Landscaping will not be established for each lot or along the proposed roadway. It is the choice
of the developer, however, to create a landscape portion at the entrance of the subdivision. It is
the intent t leave the site looking like the natural terrain as possible

OPEN SPACE
There exists open space within areas specified on the Tentative Plat. The open space consists of
6.54 acres. The property is adjacent to the forest on both the west and east sides. Access will be
provided utilizing a tract on each side, allowing access to the forest which will be a great benefit
to the homeowners.
As mentioned, the surrounding environment on both sides of the development are forested. The
Highway is to the south. Due to the site’s proximity to the highway, there doesn’t appear to be a
great deal of wildlife traveling through the property. Any wildlife could either make their way
through the property or will re-route north of the property and around the development.

DRAINAGE
There are several drainage elements that effect the project. There are five (5) culverts crossing
Highway 260 that effect the High Pines Estates project. They are indicated below in Table 1.
Table 1. Highway 260 Culvert Crossings
Size

Barrels

Type

Conveyance Name

10’ x 6’

1

Concrete Box

ZB Draw

36”

1

Corrugated Metal Pipe

Local Flow

10’ x 8’

4

Concrete Box

Day Wash

24”

1

Corrugated Metal Pipe

Local Flow
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Corrugated Metal Pipe

Local Flow

A map showing the approximate locations are indicated in Figure 9.

Figure 9. Culvert Map
Onsite drainage channels will be provided to convey onsite storm water through the site as well
as culvert crossings. A Preliminary Drainage Report has been provided detailing the drainage to
the site as well as generally addressing the onsite drainage.

FLOODPLAINS
A FEMA Map has been prepared (Figure 10 next page) that indicates the approximate location of
the project. The site is located on two (2) FEMA Maps. The southern portion of the site is located
on FEMA Map number 04017C4425F, which has a revision date of August 17, 2015. The northern
portion of the site is located on FEMA Map number 04017C4200F, which also has a revision date
of August 17, 2015.
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Figure 10. FEMA Map

Based on the maps, the project is in FEMA designated “Other Flood Areas” indicated as Zone ‘X’,
“Areas determined to be outside the 0.2% annual chance floodplain”, as well as Zone ‘D’, “Areas
in which flood hazards are undetermined, but possible”. The locations of Zone X are indicated on
the map on Figure 10. All other locations are in Zone D.
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WATER
A new water system will be constructed for High Pines Estates. As mentioned previously, the
water production site will be constructed on Tract A. Tract A exists within Phase 2; however, the
site will be constructed as part of Phase 1. The owner plans to provide 60,000 gallons of storage,
they will be installing two (2) water storage tanks that are 30,000 gallons each. This will enable
each tank to be taken offline in low demand times for tank maintenance. The tanks will be
constructed at the same elevation so that they act as a single storage unit when they are both
being used.
A new well will be constructed for the subdivision. The well will be used to fill the water storage
tanks. It is expected that the well will produce approximately 35 gallons per minute.
It appears a booster station (booster pumps & hydro-pneumatic tank) will be required to supply
enough pressure to the entire development. A detailed Design Report based on ADEQ
requirements will be prepared for the project water system.
The owner has spoken with a cell phone provider in the area and a cell tower may be constructed
on the water site. The tank site should have enough room for a tower along with the water
production facilities.

SEWER
Sewer for the subdivision will be provided by utilizing septic systems. Each of the lots will need to
put in an individual septic system at the time of construction. The lot sizes have been adjusted to
allow the lots to have enough area to accommodate conventional systems. A detailed Design
Report will be prepared based on ADEQ requirements.

TRAFFIC
The development will cause an increase in traffic. Due to the of the amount of traffic expected,
Highway 260 will be widened providing turn lanes for the traffic expected for the development.
There will be a new left-turn lane constructed from the west. There will be a new deceleration lane
from the east side to allow a right turn into the development. There will also be an acceleration
lane heading west from the entrance of the project. The speed limit on Highway 260 is 65 mph.
The deceleration and acceleration lanes will aid to provide safety for traffic exiting and entering
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the highway to and from the site. A more detailed traffic study will be provided later in the design
process.

AMENITIES
Due to of the project location, a great amenity of the development will be the forest. Forest Service
property exists on the east and west sides, this will be an attractive amenity. The project will also
have a trail system. This amenity will provide a walking path throughout the development and will
also provide access to the forest.

COMPREHENSIVE PLAN
As part of Navajo County’s Comprehensive Plan, a Character Areas (Exhibit 2) was prepared
indicating the planned land use for all areas in the county. A portion of the Character Areas Map
is shown in Figure 11, with the project location outlined in red.

SITE

Figure 11. Portion of Character Areas Map (Navajo County)
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The green portion of the site, is designated as having a Character Area of “Recreation” as
indicated in Navajo County’s Comprehensive Plan, dated May 24, 2011. Character Areas in the
plan represent generalized land use, development, or preservation concepts, as indicated by the
Comprehensive Plan. Character Areas designate more general uses for areas of the County than
zoning.
The Comprehensive Plan indicates the following:
The purpose of the Recreation character area is to provide for monitored growth,
particularly of vacation and recreation oriented uses, on properties surrounded by and
adjacent to National Forest land…
Uses in Recreation could include guest lodgings in resorts, hotels, or bed and breakfast
facilities, restaurants, and other tourist-oriented commercial uses, and residential uses,
especially second homes and staff-related housing.
This development fits the Recreation Character Area. Although, people could use the
development as their primary residence, it is expected that many of the homes will be second
homes for the owners. The Recreation descriptions indicate that all Navajo County zoning districts
are appropriate in the Recreation Character Area (Section 4.4.6), therefore the Special
Development zoning is appropriate.
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