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INTRODUCTION

There are many importantfactorsthat make a neighborhoodattractive and a good living environment ςone that makes for a 

higher quality of life and contributes to the good of the community. This master plan expresses these characteristics as one example 

of many possible scenarios for the layout and uses for the different parcels of the Larson Property. 

The Town of Pinetop-Lakeside wishes to attract a development team that embraces high ideals, both those sustainable and that meet the 
expectations of the community outlined below.

ωimprove their quality of life. 
ωprovides a sense of place
ωopportunities for social interaction 
ωa focus on the user rather than the automobile 
ωwalkable, mixed-use& mixed-income neighborhood with a 
pleasant, short walk to a store, an office, a school or a park
ωvibrant, exciting, sociable, charming, human-scaledpedestrian 
experiences
ωmodest, traffic-calmed, tree-lined streets with on-street parking

ωpublic squares and public parks
ωlocally-owned outdoor cafes on a lively walkways
Åan inviting nightlife - does not close down at 5 pm
ωcompact withhigher-density housing and diverse retail
ωactive cultural events 
ωSupports civic prideϧ ǇǊƻǘŜŎǘǎ ǘƘŜ ŀǊŜŀΩǎ ǳƴƛǉǳŜΣ ǾŀƭǳŜŘ ŎƘŀǊŀŎǘŜǊ
ωpreserves the remaining historic architecture
ωrestores the waterway, wetland and natural cycles of Billy Creek, 
takes advantage of its beauty, continues the /ǊŜŜƪΩǎ ¢Ǌŀƛƭ {ȅǎǘŜƳ 



STAKEHOLDER INPUT

Å Discussions on the Billy Creek Restoration & Trail System
Å Preferred density/uses: mix of residential, including workforce 

housing with limited coverage to allow more open space; 
retail on frontages with offices above, Live-Work units; the 
North parcel for signature retail and the heaviest density

Å Based on other studies, the Civic Center was suggested here, 
but not likely based on local preferences and more favorable 
sites

Å Summer activities: CŀǊƳŜǊΩǎ aŀǊƪŜǘ, picnicking and a park  
Å The intersection of Porter Mtn Rd & White Mtn Blvd as a 

gatewayto the Town 
Å set a standard for future development in other Nodes & along 

White Mtn Blvd
Å Porter Mtn Rd to be widened to 4 lanes 
Å Billy Creek Bridge to be widened to accommodate more 

traffic and pedestrians 

Å ! Ŏƻƴǘƛƴǳŀǘƛƻƴ ƻŦ ǘƘŜ ¢ƻǿƴΩǎ Streetscapealong White Mtn 
Blvd 

Å keep άǘƘŜ ƻƭŘ ǘƻǿƴ ŎƘŀǊƳέ, the clean look of Snowflake & 
become more of a walking community

Å regional branding effort is underway
Å typical full time resident is likely a government, hospital, 

Forestry Service , Fish & Game, school employee or a retired 
person

Å creek fishing, parking for outside trail users, educational 
component on Trail System, sight line to creek from road, 
retail for area residents within walking distance 

Å the town represents big yards, apple trees, swimming holes 
animals and antlers, bear carvings with no real historic 
buildings, but would like to have a more consistent 
architectural style, history and foundation



site analysis



Existing Site Map and Boundaries 

*site comprises the 5.42 + 9.26 + 11.64 acre parcels



Base Site Map with Critical Elements and Notes



design principles



DESIGN PRINCIPLES for the new LARSON PROPERTY NEIGHBORHOOD 

These design principles will help make the Larson Property mixed-use development Master Planlivable, vibrant  and 
people oriented; and, to build community pride in Pinetop-Lakeside and the efforts of its developers.  These principles 

lend emphasis to user-focused elements that could establish a new benchmark for this and other new developments

in the community.

Å enhancelivability and reduce sprawl 
Å lessen need to leave the neighborhood 
Å design streets and private circulation drives 

to slow traffic 
Å a neighborhood that ismemorable, dignified and relevant 
Å structures that are permanent and sustainable  
Å mix housing types, include affordableworkforce 

housing for both buyers and renters 
Å enhance walkability
Å eliminate characterized strip commercial & 

visual blight 
Å provide access to cultural activities 
Å be a good environment for small, locally-owned businesses

Å a place where citizens watch over their shared security, 
reducing crime & law enforcement costs 

Å stabilize, reinforce the identity of & improve the value of 
nearby older neighborhoods 

Å preserve and promote community character 
Å support self-sufficiency 
Å establish regulations to support and defend its concepts 
Å stimulate sense of place, belonging and civic pride 
Å achieve equilibrium between cars and pedestrians 
Å provide those without access to an automobile

additional safety and independence in their environment 
Å preserve historic structures rather than supplanting them 

with big box retail and large expanses of parking 



DESIGN PRINCIPLES for the new LARSON PROPERTY NEIGHBORHOOD

Å street oriented buildings to reduce setbacks with human 
scale in mind

Å increase height, density and intensity to encourage mixed-
uses and walkability

Å promote most parking at the rear or side of buildings 
instead of in front, but in providing on-street parking, 
ensure that is carefully integrated into the street 
landscape and as a buffer for pedestrians

Å separate trash, recycling containers and loading areas from 
the  pedestrian way 

Å adequately sized walks that are accessible - continuous 
through to the site for pedestrianemphasis and 
connectivity to adjacent developments

Å minimize walking distances from public walks and nearby 
buildings

Å facade design that emphasizes variation and creates 
interest for pedestrians 

Å enclosures for outdoor mechanical equipment 
Å well-conceived landscaping and properly scaled lighting

Å emphasis on pedestrian not the automobile within the 
property boundaries

Å alleyways, front porches and narrow streets and drives
Å mixed housing types with a mixed income environment
Å provide for transit links
Å mixed uses to enhance neighborhood vitality 
Å recessed garages
Å narrow, smaller lots for more compact, walkable layout of 

residential uses 
Å connected streets and drives
Å make use of visual termination of streets
Å short, walkable block faces; neighborhood or commercial 
Å ground-floor retail; offices and residential above.
Å eyes on the street; citizen surveillance
Å walkways that are the shortest walking distance
Å centrally-located parks & squares within walking distance 

of most homes
Å square street curbs; a modest curb radius forces a vehicle 

to reduce speed

There are many sound consistent planning principles that can be employed to enhance the development of this property. 
Some features to incorporate are:



site conditions



Lower Billy Creek at North end

EXISTING SITE CONDITIONS



Lower Billy Creek at North end



Residential 

East & North of property



East parcel at Porter Mtn Road



East parcel

fill area



East parcel

on Billy Creek



East parcel

from high ground



East parcel

from high ground



South property line



upper Billy Creek



Billy Creek ï view West from East bank



Porter Mtn Road 

Entrance to North parcel



West parcel



context



Existing Context Photo Study 

> Commercial


