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1. INTRODUCTION 
 
The Airport Land Exchange area is an irregularly shaped 222.1 acre site located on either 
side of Airport Road and east of Vista Road south and west of the Payson Airport.  The 
site is within the corporate limits of the Town of Payson, Gila County, Arizona.  This 
property was recently transferred from Federal ownership (United States Department of 
Agriculture – Forest Service) to a private investment group, the Montezuma Castle Lane 
Exchange Joint Venture group.    Refer to the Vicinity Map Figure 1-1 and the Location 
Map Figure 1-2. 
 
The project site is located in the northwestern quadrant of the community, south and west 
of the Payson Airport.  Site topography generally consists of sloping terrain, being part of 
Burch Mesa, with some areas of steeper slopes south of Airport Road in the eastern 
portion of the site adjacent to the Woodhill and Falcon Lookout subdivisions.  These 
steeper slopes in some cases are associated with exposed granite outcrops.  The site 
generally slopes from north to south with the highest elevation of 5,120 found in three 
locations:  north of Airport Road in Block 17; the extreme northwest portion of the site in 
Block 1; and a small mesa top in Block 8.  A major ridgeline traverses the site from east 
to west. Much of the site offers dramatic views to the south and southeast, particularly 
from along Airport Road. 
 
The subject site is heavily vegetated with the pinion-juniper biotic community including a 
variety of oaks, shrubs, and grasses.  A small portion of the site is exposed granite 
outcroppings.  Wildlife, including Rocky Mountain Elk, can be found on the site and 
nearby public land. 
 
The entire site is currently zoned R1-175 under the Payson Unified Development Code 
which allows one residence per four acres.   A substantial portion of the subject area is 
included in the Airport Overlay District as well, which codifies the Federal Aviation 
Administration height limitations near the Airport.   
 
Residential subdivisions border the site on the east, west, southeast, and northwest. Sky 
Park Industrial and the Payson Airport adjoin the site to the north.  National Forest lands 
border the site on the south and northwest.   
 
Arizona Public Service provides electric service to their residential and commercial 
customers in the vicinity of the Land Exchange area.  Existing overhead power lines are 
located in the roadway extension of West Wagon Trail along the south boundary of the 
site and another overhead line runs south from area of the Sky Park Industrial subdivision 
along the western boundary of the Manzanita Hills subdivision.  Major sanitary sewer 
and water lines are located along and near Airport Road and Vista Road.  Piped propane, 
cable, and Internet service are also available in the area. 
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A Planned Area Development District (PAD) Zoning is proposed for the Montezuma 
Castle Land Exchange property. This Zoning Narrative will be used to provide for a wide 
variety of uses while ensuring orderly planning and review procedures. 
 
 
 

 
 

VIEW SOUTHWEST FROM “OVERLOOK PARK” 

2. PURPOSE 
 
 The purpose of the PAD is to provide for a development that is in harmony with the 
surrounding land uses and topography and to provide orderly planning resulting in a 
design superior to conventional zoning. 
 
Orderly planning will result in areas of proposed higher density or employment uses 
being located on less steep locations with lower density uses being located on the steeper 
sites. The higher density and employment areas are located adjacent to major access and 



Zoning Narrative Report 3/31/10 Page 5  
 
 

utility corridors and are screened from lower density areas and existing residential areas 
by landscape buffers. 
 
Major access and utility corridors will be strategically located to provide access and 
utilities to the development.  
 
Steeply sloping sites and rock outcroppings have been located in open space locations to 
protect them from utility or road construction. 
 
The PAD will provide a broad range of uses to Payson ranging from industrial to low 
density residential. All proposed uses are consistent with the Payson General Plan. 
 
A significant amount of open space will be provided, including an Overlook Park to be 
dedicated to the Town of Payson. The public open spaces will be interconnected by open 
space corridors and multi-use pathways. 
 
The PAD zoning will provide more flexibility to the future developers, since they can 
“redesign” the respective blocks to their satisfaction and still work within the PAD 
guidelines outlined in this Narrative.  

 

3. DRAINAGE 
 
The major drainage pattern is generally north to south as indicated on Sheet 8 of the 
Rezoning Site Plan.  In the northwest portion of the site, a significant drainage channel 
carries runoff from the area of the Country Club Ranchos and Country Club Vista 
subdivisions to the area southeast of the Airport Road – Vista Road intersection.  A man-
made drainage way/dike channels water from the Mazatzal Mountain Air Park – Sky 
Park Industrial area to this location as well as a natural drainage channel serving the 
“triangle area” north of Airport Road.  These three channels merge south of the Airport 
Road to form an ephemeral stream within a canyon flowing to the south.  On the east side 
of the site, a smaller drainage way enters the Woodhill subdivision near the intersection 
of Sherwood Drive and North Thunder Ridge Circle.  The central portion of the site also 
drains from north to south through minor drainage channels in the area of the Manzanita 
Hills subdivision, including the locally named “Bob’s Creek”.  None of these drainage 
areas are officially designated as floodplain/floodway at present. 
 
The drainage plan for the Montezuma Castle Land Exchange follows the Drainage 
Master Plan for the Town of Payson, Gila County, Arizona completed by Tetra Tech, Inc. 
in February 2001.  This Drainage Master Plan was detailed to consider the developed or 
“build-out’ conditions for all the areas within the Town Limits and identify the 2-, 10- 
and 100-year 24-hour peak discharges at specific points.  Referring to the Drainage 
Master Plan shows that the Montezuma Castle Land Exchange lies within Drainage 
Basins 122A, 122B, 122C, 122D, 122E, 122F, 122H, and 122J.  Concentration Points 
(CP’s) defined in the Drainage Master Plan are C420, C421, C422, C423R, and C423.  
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Refer to the Drainage Exhibit on Sheet 8 of Exhibit A for these locations shown 
graphically.   
 
The major rainfall runoff flows naturally to CP423 located east of Vista Road and south 
of the newly aligned Airport Road.  Northwestern Drainage Basins 122A-122D 
contribute flows to this location.  Also draining to this point is Basin 122E.  The 
developed Mazatzal Mountain Air Park, Cedar Ridge, and Sky Park Industrial are 
contained within Basin 122E where flows are diverted to an existing regional detention 
basin.  Flows from this detention basin drain to CP423.   
 
The portions of the post-developed Montezuma Castle Land Exchange drainage that 
contribute to the 2343 cfs at CP423 are Blocks 1, 2, 3, part of 4, part of 8, 9, 10, 11, 12, 
and part of 13.  During the design phase, the possibility of a regional detention basin 
downstream of CP423 will be reviewed.  A series of dikes across the major drainage that 
flows east of Block 5 could produce a riparian area and reduce the peak flows to 25% of 
the pre-developed peak discharges for the 2-, 10- and 100-year, 24-hour storm events. 
 

   
 

EXISTING DRAINAGE BETWEEN BLOCK 4 AND 5 
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Drainage design for the remaining areas of Blocks 4, 5, 7, 8, 14, 15, 16 and 17 will 
comply with the Town of Payson Grading and Drainage Ordinance at the time 
development occurs.  Pre and Post Development drainage studies will be conducted to 
determine the 2-, 10-, and 100-year, 24-hour peak discharges and the post developed 
rainfall runoff shall be reduced to 75% of the pre-developed peak discharges for each of 
the storm events.  Locations of the detention basins will be determined to best fit with the 
future development. Regardless of the basin locations, design will consider the 
downstream property owners and ensure that development will not present a flooding 
danger.  Precautions will be taken to ensure unnecessary erosion does not occur.   
 
The drainage shall follow the historical path of the existing rainfall runoff and detention 
basins shall be designed to reduce peak flows before drainage leaves the site.  
 

4. SEWER 
 
At the present time sewer mains adjacent to the Montezuma Castle Land Exchange 
consist of 8” mains that serve the Mazatzal Mountain Air Park, Cedar Ridge, and Sky 
Park Industrial.  The main trunk lines are within North Chennault Parkway, West Bravo 
Taxiway and West Red Baron Road.  These collector mains convey sewage westward in 
an 8” sewer main to the intersection of Airport Road and North Vista Road where 
connection is made to a 10” sewer main within the North Vista Road right-of-way.  
Additional sewage flows contribute to the 10” main from the Country Club Vista 
Development.  These sewage flows are conveyed southward into a 36” main that follows 
the American Gulch Drainage to the Northern Gila County Sanitary District Treatment 
Plant. 
 
The sewage generated within the eastern 39 acres of the Montezuma Castle Land 
Exchange will be conveyed to the east via an 8” sewer main within the newly aligned 
Sherwood Drive and connecting to the existing 8” sewer main at the intersection of West 
Sherwood Drive and North Thunder Ridge Circle. Wastewater generated in Block 1 will 
be conveyed into the wastewater collection system with a connection to the 8” sewer 
main in Riley Road within the Cedar Ridge development.   
 
A new 8” sewer main will be constructed within the new alignment of Airport Road that 
will collect all the wastewater flows from commercial and residential lots adjacent to the 
road.  These flows will be conveyed to the intersection of W. Palmer Drive and North 
Vista Road and tied into the existing 10” sewer main.  The wastewater generated within 
Blocks 4, 5, 6, and 7 will flow to the south where two lift stations will be constructed to 
pump the wastewater west to the existing 10” sewer main that extends along North Vista 
Road.  These lift stations will be required because of the negative 80’ grade difference at 
the southeast corner of Block 7.  The southwest corner of Block 6 is the lowest point in 
the southern part of the Montezuma Castle Land Exchange where wastewater flows can 
be collected in a lift station and pumped westward into the existing 10” sewer main. 
Since Manzanita Hills is served with a Low Pressure Sewer System, connecting to their 
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system is the least favorable option. A gravity sewer main south through the Tonto 
National Forest and private property to connect to the existing sewer in Green Valley 
Parkway is an option that will be investigated during the design phase.   
 
A Sewer Exhibit appears on Sheet 10 of the Rezoning site Plan.   
 

5. WATER 
 
Domestic and fire flows will be provided to the lots within the Montezuma Castle Land 
Exchange by the Town of Payson Water Department Distribution System, Pressure Zone 
10.  Storage for this pressure zone is provided by the 1.5 million gallon Airport Tank and 
the distribution mains consist of a 16” PVC pipe that runs along North Falcon Crest 
Drive to Airport Road, then extends west along the southern boundary of the Payson 
Airport, crosses over into the North Red Baron Road right-of-way, runs along the 
southern boundary of the Sky Park Industrial Park, where the main is reduced to a 12” 
PVC water line that continues into the Country Club Vista Development.  With the 
storage tank elevation of 5222.0, static water pressures will vary from 40 psi at the 
highest elevation of 5130 to 113 psi at the lowest elevation of 4960. Pressure reducing 
valves may be required on water services to lots below an elevation of 4990 (100 psi). 
 
Connection points to supply domestic and fire flows to the Montezuma Castle Land 
Exchange can be made by: 
 

• Tapping the 16”  water main at the North Earhart Parkway extension; 
• Tapping into the 12” water main near the intersection of Airport Road and the 

entry street into Block No 2 (Road “C”);  
• Connecting to the existing 8” water main in West Sherwood Drive within the 

Woodhill Unit Two Subdivision; 
• Connecting to the 8” water main in the West Wagon Trail right-of-way in the 

Manzanita Hill Unit Four Development.  This connection will have to be 
constructed with a PRV because of the different Pressure Zones.   

 
Refer to the Water Exhibit Sheet 9 of the Rezoning Site Plan for the location of these 
connection points. 
 
All water mains within the Montezuma Castle Land Exchange will be constructed per 
ADEQ and the Town of Payson requirements.   
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6. TRAFFIC AND PEDESTRIAN CIRCULATION 
 
With the exception of Airport Road and a few utility lines, the subject site is currently 
vacant land.  The primary access points to the site are West Airport Road and North Vista 
Road.  West Airport Road is an arterial road that bisects the site and connects the Payson 
Airport and nearby subdivisions to North McLane Road and the Beeline Highway (State 
Highway 87) to the east. North Vista Road is a collector street along the west boundary 
of the site and connects the area of the Country Club Ranchos and the Country Club Vista 
subdivisions to West Country Club Drive and West Main Street in the southwest portion 
of Town. 
 

 
 

AIRPORT ROAD 
 
Airport Road, Vista Road, Wagon Trail, Sherwood Drive, and Green Valley Parkway 
will be constructed to provide access to the Blocks on this project as part of an 
Improvement District. 
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6.1  Airport Road 
Airport Road will be shifted approximately 200 feet south to provide direct access to 
future employment in Blocks 2, 3, 9, 10, 11, 12, 13, and 17 on both sides of the road.  
A continuous center left turn lane will be constructed to allow left turn access to the 
commercial lots in these blocks without obstructing through traffic. Residential Lots 
17 through 22 in Block 16 will also have direct access to Airport Road in a forward 
motion only.  Bike lanes will be constructed on both sides of Airport road.  Airport 
Road will connect to North Vista Road and West Palmer Drive on the west end. 
Green Valley Parkway, Chennault Parkway, Earhart Parkway, and Sherwood Drive 
will be extended to access Airport Road. 
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6.2  Vista Road 
 

Vista Road is a Collector Street that will be re-aligned along the west side of the 
project from the south boundary to the northeast corner of Country Club Vista Unit 
2.  At that point access to the Tonto National Forest will be provided. This section of 
Vista Road may be part of the “Northwest Loop” around the Town of Payson that is 
proposed on the long range transportation plan. Direct access from developments in 
Blocks 1, 2, and 5 will be provided by Vista Road. Bike lanes will be provided on 
both sides of the road.   Wagon Trail, Airport Road, West Palmer Drive, and Riley 
Road in Block 1 will be extended to access Vista Road. Individual lots will not be 
allowed direct access to Vista Road. 

 

 
 

VISTA ROAD 
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6.3  Wagon Trail 
 

Wagon Trail will be extended from the west boundary of Manzanita Hills to Vista 
Road.  Half street improvement will be constructed on the north side of Wagon Trail 
since the south half of the right of way is still within the Tonto National Forest.  A 
temporary 28 foot wide transition will provide a connection to West Wagon Trail 
Road in Manzanita Hills Phase 4. Direct Access to developments in Blocks 5, 6, and 
7 will be provided by Wagon Trail and Green Valley Parkway.  Individual lots will 
not be allowed direct access to Wagon Trail Road. 

 
 
 
 
 

 
 

WEST END OF WAGON TRAIL 
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6.4  Sherwood Drive 
 

Sherwood Drive will be extended from the west boundary of Woodhill Unit 2 to 
Airport Road.  Direct Access to developments in Blocks 14, 15, and 16 will be 
provided by Sherwood Drive.  Individual lots will be allowed direct access to 
Sherwood Drive in a forward motion only.  Sherwood Drive will be barricaded at the 
west end of Woodhill until the Improvement District Construction has been 
completed.  Traffic circles, variable lane widths, and curves will be utilized to 
control speed and discourage through traffic.  “No Commercial Traffic’ signs will be 
posted at both Woodhill and at Airport Road. 

 
 
 

 
 

WEST END OF SHERWOOD DRIVE 
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6.5  Green Valley Parkway 
 

Green Valley Parkway is an Arterial Road that will be extended from Wagon Trail to 
Airport Road. Direct access from developments in Blocks 4, 6, 7, and 8 will be 
provided by Green Valley Parkway. A 12 foot wide landscaped median will separate 
the north and south lanes on Green Valley Parkway and bike lanes will be provided 
on both sides of the road. Individual lots will not be allowed direct access to Green 
Valley Parkway. 
 

 

 

6.6  Multi-Use Paths 
 

Multi-use paths will be constructed throughout the project to provide pedestrian 
access from existing developments in Payson to the public open spaces as well as the 
Tonto National Forest. These paths will be constructed in the following locations: 

 
• Adjacent to Airport Road, 
• Adjacent to Wagon Trail, 
• Vista Road adjacent to Block 2, and 
• The Open Space along the east side of Block 5. 
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These multi-use paths will provide access to the Tonto National Forest on both the north 
side of Country Club Ranchos and the south side of Country Club Vista. They will also 
provide access to public open space provided on the development. 
 
The future road sections are depicted on Sheet 3 of the Rezoning Site Plan. 
 

7.  PRIVATE AND PUBLIC OPEN SPACE 
 
Open Space will be provided on the project site in order to comply with PAD zoning. The 
minimum Open Space provided must be the total of 20% of the net residential area and 
10% of the net employment or commercial area. The net area is defined as the land 
available for development exclusive of public or private road rights of way. 
 
Required minimum Open Space for Montezuma Castle Land Exchange is 27.252 acres 
based on the following computation: 
 

57.740 Net Employment Acres X 0.10 =  5.774 Acres. 

Total Required Open Space        27.252 Acres. 
107.389 Net Residential Acres X 0.20 = 21.478 Acres. 

 
This computation does not include Block 17 which is the Airport Expansion Area. The 
Development of Block 17 must include the appropriate Open Space.  
 
Open Space is provided as a combination of private and public land. Private Open Space 
is designated Natural Area Open Space (NAOS) on the Site Plan. Natural Area Open 
Space is part of the private land but must remain in its natural condition and cannot be 
developed or cleared except for drainage control or fire protection. Lots containing 
Natural Area Open Space cannot use any of the NAOS for building setback requirements.  
Public Open space is designated as Common Open Space or merely Open Space (O/S) on 
the Site Plan. Public Open Space is for the use and enjoyment of the public but must 
remain in its natural condition and cannot be developed or cleared except for drainage 
control or fire protection or construction of public improvement such as trails.  
 
The Montezuma Castle Land Exchange Site Plan contains 32.174 acres of Open Space as 
shown on Table 8-1. Almost half of the Open Space is public and the remainder is private 
(NAOS). The Public Open Space areas provided on the development are interconnected 
by open space corridors and the proposed multi-use paths. 
 
The identification of the Natural Area Open Space (private) and the Open Pace (public) 
was carefully selected under several parameters during the design of the Montezuma 
Castle Land Exchange PAD. These design parameters include the following: 
 

1. Environmentally sensitive and steep hillsides were identified to preserve to 
protect both aesthetic “view sheds” and steep slopes from potential erosion. 
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2. Adjoining land uses with different densities were identified in order to set aside 
open space to provide landscape buffers between opposing land uses. 

3. Pedestrian, bicycle and equestrian traffic flows were evaluated in order to 
coordinate the interconnection of right-of-way pathways, drainage ways and open 
space in order to permit easy traffic flow through and around the PAD parcels. 

4. The natural drainage patterns of the land parcels was evaluated in order to locate 
detention/retention areas that would augment the drainage design requirements 
and also provide linkages to the NAOS and Open Space areas. 

 
Utilizing these design parameters the Final NAOS and Open Space Plan provides the 
minimum requirement for open space within the PAD while carefully linking open space 
provided for aesthetic preservation, drainage ways, pathways and buffers into a system of 
pathways and preserve areas.  
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TABLE 7-1 

PRIVATE AND PUBLIC OPEN SPACE TABULATION 
MONTEZUMA CASTLE LAND EXCHANGE 

 
BLOCK NAOS 

(ACRES) 
COMMON 0/S 

(ACRES) 
TOTAL 

(ACRES) 
1 0.843  0.843 
2 4.507 0.000 4.507 
3 2.093 0.031 2.124 
4 0.000 1.208 1.208 
5 1.238 1.096 2.334 
6 0.000 1.603 1.603 
7 1.028 1.289 2.317 
8 1.306 0.296 1.602 
9 0.961 0.286 1.247 
10 0.000 0.000 0.000 
11 0.000 0.000 0.000 
12 0.000 0.000 0.000 
13 0.000 0.000 0.000 
14 0.000 0.000 0.000 
15 2.088 0.000 2.088 
16 5.027   2.045(1)

 7.072 
17 N/A(2) N/A N/A 

  GreenValley       
Parkway 

         0.000          0.412         0.412 

Airport Road           0.000           3.544         3.544 
Vista Road           0.000           1.273         1.273 

    
TOTALS 19.091 13.083 32.174 

 
Note (1): Overlook Park 
Note (2):  Airport Expansion Area 
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8. DEVELOPMENT CONCEPT OBJECTIVES 
 

8.1  Land Use Planning Objectives 
 

Lot schemes are shown on the Rezoning Site Plan for both the Employment Blocks 
and the Residential Blocks. The lot schemes represent a development scenario that 
may be implemented and meet the requirements outlined in the Land Use Plan 
Amendment. Final lot size and configuration however, will be determined by the 
individual Developers that purchase the respective blocks. The final lot and street 
layout for each block will be determined through the subdivision process by the 
future Developers.  

 
The objective of the PAD zoning is to provide a zoning district that encompasses a 
broad range of land uses compatible with each other and the surrounding 
neighborhoods. Development standards and goals consistent with the Land Use Plan 
are created through the zoning process that will allow flexibility in individual block 
development while still meeting the intent of the Land Use Plan. 

 

8.2  Site Character Design Objectives 
 

Through the planning and design of the PAD for the Montezuma Castle Land 
Exchange property we are able to integrate the development structures into the land 
sensitively while preserving the character and aesthetic attributes of the landscape. It 
permits the opportunity to also interconnect much of the preserved open space on the 
property for use for pedestrian trails, drainage ways, landscape buffers and passive 
recreation use as described previously in Section #7 Private and Public Open Space.  
 
In addition to the planning parameters that we have utilized to preserve the aesthetic 
and environmental attributes of the property we also recommend the employment of 
the following site design principles in the future development of the individual land 
parcels. The following site design parameters along with adherence to the Town of 
Payson’s Design Review Manual will insure design continuity through the PAD 
individual parcels. 

 

8.3  Drainage Way Development:  
 
The design and implementation of the 
site drainage corridors and retention or 
detention basins will be implemented 
with native stone materials and plant 
materials to create a natural setting. To 
accomplish this sustainable approach, 
existing boulders, stone slag material 
and decomposed granite from the site 
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will be re-used, along with native plant material. Where possible, the drainage ways 
and retention basins have also been located to connect and become part of the 
pedestrian trail system throughout the property.  
 

8.4  Landscape Preservation: 
 

During the design process care has been taken to identify and preserve aesthetic 
view corridors, hillside slope areas, and native plant materials stands. An example of 
this is depicted in the preservation of the hillsides in parcels 16 and 15 and the 
Passive Open Space Park in parcel 16 as illustrated below.  
 

 
8.5  Landscape Buffer:  
 

In the development of the PAD plan 
N.A.O.S areas were identified to be 
preserved that would assist in buffering 
higher density parcels from lower density 
parcels as illustrated below in the 
buffering of Parcxel 3 - Employment Area 
from the Medium density parcel to the 
north and the Cedar Ridge development to 
the east as illustrated below. 
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In addition in Parcels 5 and 6 N.A.O.S. and Open Space were set aside to buffer and 
augment the views at North Vista Road and Airport Blvd. as well as to provide 
landscape buffers between parcels with different densities and to provide pedestrian 
trails through the parcels. 
 

 
 

8.6  Topography & Site Development:  
 
Development within the parcels 
will utilize existing boulders and 
materials to “step” hillsides to 
soften the aesthetic impact to the 
topography and to preserve the 
native forest edge. Plant material 
reflective of the native plant 
associations will be utilized to 
revegetate any disturbed areas and 
plantings will be blended into the 
existing plant communities.  
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8.7  Employment  Concept Objectives 
 

The Zoning Site Plan has a total of 73.32 acres in 8 blocks designated for 
employment use. 

 
The following standards will apply to the development of the Employment Blocks. 

 

8.7.1  Blocks 2, 10-13, and 17 
 

Types of uses in these blocks will be compatible with M-1 or M-2 uses 
similar to Sky Park Industrial. Uses permitted in the UDC for M-1 or M-2 
zoning will be allowed on these blocks. 

 
Hazardous substances may be used or created with a Conditional Use permit. 
 
Hazardous substances may be stored on site with a Conditional Use permit 
and must meet the requirements of applicable Town Codes. 
 
Outside land uses and storage of equipment and material will be permitted 
with screening and buffering to prevent visibility from adjacent properties or 
streets.  
 
A 100 foot Natural Area Open Space (NAOS) and will screen Block 2 from 
future residential lots in Block 1.  
 
A 120 foot NAOS will screen Block 2 from existing residential lots in Cedar 
Ridge to the east.  
 
West Airport Road will be landscaped to buffer adjacent uses in Block 2. 
NAOS and open space greenbelts will screen Blocks 2 and 4 from North 
Vista Road and existing residential lots to the west. 
 
The larger lots are intended to attract industrial uses with healthy 
employment opportunities. 
 
Outdoor lighting will be shielded to deflect light from residential districts.  
 
Sign lighting sources shall not be visible.  
 
Outdoor lighting will be the minimum necessary to serve the purpose 
intended. 
 
Building heights shall be in accordance with section 15-02-003 (A) of the 
Unified Development Code. 
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Block 2 contains an area of 35.359 acres and could be developed as one 
parcel with 17.68 acres of building coverage. Under any other development 
scenario, maximum building coverage for each lot will be restricted to 50% 
in accordance with Town Code. All other Code requirements shall apply. 
Deed restrictions will stipulate that the north and west sides of the site will be 
screened from adjoining residential property and that the Airport Road 
frontage will be attractively landscaped.  Deed restrictions will allow uses 
similar to Sky Park and in accordance with Town Industrial zoning 
regulations.  Any further division of this site will utilize a shared road/drive 
off Airport Road to minimize future curb cuts.  This area will fill the need for 
larger industrial sites in the community with good access to roads and 
utilities, something that is currently lacking in Payson. The Zoning Site Plan 
shows 7 lots in Block 2 ranging in size from 2.33 acres to 6.75 acres. 
 
• Block 10 contains a net area of 3.246 acres and could be developed as 

one parcel with 1.623 acres of building coverage. Under any other 
development scenario, maximum building coverage for each lot will be 
restricted to 50% in accordance with Town Code. All other Code 
requirements shall apply.  The Zoning Site Plan shows 6 lots in Block 10 
approximately 0.5 acres in size. 

 
• Block 11 contains an area of 2.521 acres and could be developed as one 

parcel with 1.260 acres of building coverage. Under any other 
development scenario, maximum building coverage for each lot will be 
restricted to 50% in accordance with Town Code. All other Code 
requirements shall apply.  The Zoning Site Plan shows 4 lots in Block 11 
ranging between 0.57 and 0.8 acres in size. 

 
• Block 12 contains a net area of 1.542 acres and could be developed as 

one parcel with 0.771 acres of building coverage. Under any other 
development scenario, maximum building coverage for each lot will be 
restricted to 50% in accordance with Town Code. All other Code 
requirements shall apply.  The Zoning Site Plan shows 2 lots in Block 12 
approximately 0.75 acres in size. 

 
• Block 13 contains a net area of 6.676 acres and could be developed as 

one parcel with 3.338 acres of building coverage. Under any other 
development scenario, maximum building coverage for each lot will be 
restricted to 50% in accordance with Town Code. All other Code 
requirements shall apply.  The Zoning Site Plan shows 11 lots in Block 
13 ranging in size from 0.5 to 0.75 acres in size. 
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Block 17 contains 13.163 acres and will be purchased by the Town of 
Payson as an Airport Expansion Area. This area will be used to assist the 
Payson Airport in achieving long range objectives outlined in the Payson 
Airport Master Plan. Any uses encouraging the growth of airport services 
will be encouraged. 

 
Buffering, landscaping, and open space for Block 17 will be determined 
when development occurs. 
 
 

 
 

8.7.2  Blocks  3 and 9 
 

Types of uses will be compatible with General Commercial Districts. Uses 
permitted in the UDC for C-1, C-2, or C-3 zoning will be allowed on these 
blocks. 
 
No hazardous substances will be allowed. 
 
No outside manufacturing or storage will be allowed. 
 
No uses will be allowed that generate dust, smoke, or noise noticeable from 
adjacent residential properties.  
 
Airport Road will be landscaped to buffer adjacent uses. 
 
A 50 foot NAOS will screen Block 9 from future residential lots to the south 
and east.  
 
Employment opportunities will be commensurate with normal commercial 
and retail activities. 
 
Outdoor lighting will be similar to lighting provided for Blocks 1 – 3. 
 
Shared drives will be encouraged to minimize curb cuts on Airport Road. 
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Block 3 contains an area of 4.525 acres and could be developed as one parcel 
with 2.262 acres of building coverage. Under any other development 
scenario, maximum building coverage for each lot will be restricted to 50% 
in accordance with Town Code. All other Code requirements shall apply. 
Natural area open space will screen Block 3 from future residential uses to 
the south. 
 
The Rezoning Site Plan shows 2 lots in Block 3 varying in size from 1.5 
acres to 3.0 acres. 
 
 
• Block 9 contains an area of 6.289 acres and could be developed as one 

parcel with 3.144 acres of building coverage. Under any other 
development scenario, maximum building coverage for each lot will be 
restricted to 50% in accordance with Town Code. All other Code 
requirements shall apply. Natural area open space will screen Block 9 
from future residential uses to the south and east.  The Zoning Site Plan 
shows 11 lots in Block 9 approximately 0.5 acres in size. 

 
Block 17 contains 13.163 acres and will be purchased by the Town of Payson 
as an Airport Expansion Area. This area will be used to assist the Payson 
Airport in achieving long range objectives outlined in the Payson Airport 
Master Plan. Any uses encouraging the growth of airport services will be 
encouraged. 
 
Buffering, landscaping, and open space for Block 17 will be determined 
when development occurs. 

 
 

8.8  Residential Concept Objectives 
 

The Zoning Site Plan has a total of 120.075 acres in 9 blocks designated for 
residential use. 
 
The following standards will apply to the development of the residential blocks. 

 

8.8.1  Block 1 
 

Block 1 contains an area of 13.473 acres. This block is planned to transition 
from medium density in the north to high density residential in the southwest 
portion adjacent to Block 2.  It is expected that the area will develop at 3 to 4 
units per acre to match the Cedar Ridge subdivision to the east.  Care will be 
taken to provide appropriate buffers between different land use categories. At 
4 units per acre, Block 1 could support a maximum of 53 lots. The Zoning 
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Site Plan shows 37 lots ranging in size from 8,100 to 26,080 square feet. All 
of the lots adjacent to Cedar Ridge are a minimum of 12,000 square feet.  
The average lot size is 12,000 square feet.    
 

8.8.2  Blocks 4 and 5 
 

Block 4 contains an area of 6.274 acres and  
 
Block 5 contains an area of 8.987 acres. 
 
These two blocks are designated High Density on the Land Use Plan for 
development in a wide variety of housing styles. Development may range 
from attached townhomes to apartments or condominiums. A Manufactured 
Home Development would also be permissible and could help to provide 
affordable housing in Payson. At 18 units per acre, these blocks could 
accommodate as many as 275 units.  
 
If the units are developed as condominiums, an Owners Association will be 
created to administer Deed Restrictions. 
 
The developments will be buffered from adjacent roads with Public Open 
Space Common Areas and NAOS Greenbelts.   
 
A 50 foot wide Common Area along the wash east of Block 5 will contain a 
walking trail for the use and enjoyment of the residents. This trail will 
connect to other trails leading to the Tonto National Forest. 
 
Neighborhood amenities will be provided when development occurs. 
 
Outdoor lighting will be the minimum necessary to serve the purpose 
intended. 

 
 

8.8.3  Blocks 6, 7, 8, and 14 
 

These four blocks are designated Medium Density on the Land Use Plan for 
development in a range of 2.5 to 5.5 units per acre. Lots adjacent to 
Manzanita Hills will be no smaller than the adjacent zoning allows. 
  
Streets in the development will most likely be public. 
 
A Home Owners Association will be created to administer Deed Restrictions. 
Neighborhood amenities will include: 
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• Direct access to the Tonto National Forest from Blocks 6 and 7; 
• Walking trails in Open Spaces will allow direct access from the lots 

to the streets and hiking trails from Blocks 6 and 7. 
 
Block 6 contains an area of 13.500 acres. At 5.5 units per acre, Block 6 could 
support a maximum of 74 lots. The Zoning Site Plan shows 33 lots ranging in 
size from 10,000 to 23,000 square feet.  The average lot size is 15,000 square 
feet. A 50 foot wide Public Open Space will screen the lots from Green 
Valley Parkway.   
 
Block 7 contains an area of 26.254 acres. At 5.5 units per acre, Block 7 could 
support a maximum of 144 lots. The Zoning Site Plan shows 67 lots ranging 
in size from 9,800 to 47,100 square feet.  The average lot size is 14,400 
square feet. A 50 foot wide Public Open Space will screen the lots from 
Green Valley Parkway. All lots adjacent to Manzanita Hills are a minimum 
of 44,000 square feet in area. 
 
Block 8 contains an area of 12.064 acres. At 5.5 units per acre, Block 8 could 
support a maximum of 66 lots. The Zoning Site Plan shows 29 lots ranging in 
size from 10,000 to 67,350 square feet.  The average lot size is 16,200 square 
feet. A 50 foot wide Public Open Space will screen the lots from Green 
Valley Parkway. Additionally, the lots will be screened from adjacent 
employment uses with a 50 foot wide NAOS. All lots adjacent to Manzanita 
Hills are a minimum of 44,000 square feet in area. A steep ridgeline east of 
Lots 20, 21, and 22 will be restricted from development by designating the 
area as a Natural Area Open Space (NAOS). 
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VIEW SOUTHEAST FROM BLOCK 8 
 
 
Block 14 contains an area of 6.510 acres. At 5.5 units per acre, Block 14 
could support a maximum of 36 lots. The Zoning Site Plan shows 21 lots 
ranging in size from 10,050 to 23,050 square feet.  The average lot size is 
12,120 square feet.  The lots will be screened from adjacent employment uses 
with a 50 foot wide NAOS.  

 

8.8.4  Blocks 15 and 16 
 

These two blocks are designated Low Density on the Land Use Plan for 
development in a range of 1.0 to 2.5 units per acre. Lots adjacent to 
Manzanita Hills will be no smaller than the adjacent zoning allows.  
 
Streets in the development will most likely be public. 
 
A Home Owners Association will be created to administer Deed Restrictions. 
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Neighborhood amenities for these lots will include a close proximity to the 
proposed Overlook Park and access to adjacent multi-use paths.  Fencing will 
be required around the Overlook Park.  
 
Block 15 contains an area of 18.443 acres.  At 2.5 units per acre, Block 15 
could support a maximum of 46 lots. The Zoning Site Plan shows 18 lots 
ranging in size from 34,600 to 61,600 square feet which is more suitable for 
the steep topography.  The average lot size is 43,600 square feet.  Steeper 
slopes will be restricted from development by designating the areas as 
Natural Area Open Spaces (NAOS). 
 
Block 16 contains an area of 14.570 acres.  At 2.5 units per acre, Block 16 
could support a maximum of 36 lots. The Zoning Site Plan shows 11 lots 
ranging in size from 38,080 to 86,000 square feet which is more suitable for 
the steep topography.  The average lot size is 56,580 square feet.  Steeper 
slopes will be restricted from development by designating the areas as 
Natural Area Open Spaces (NAOS). 

 

9. PHASING 
 
Upon approval of the PAD zoning, the intent of the owners is to subdivide the 222 acres 
into the 17 Blocks as shown on the Zoning Site Plan. Completing the subdivision process 
will allow the blocks to be sold to individual developers. 
 
 The Employment lots will be subdivided into lots as shown on the Zoning Site Plan. 
These lots can be combined or further divided by subsequent owners to meet their 
specific needs. Any change in lot lines must be approved by Town Staff. 
 
The Residential lots will be shown on the Block Plat only if specifically requested by the 
Owner. 
 
The process from rezoning to final plat can be generally described as follow: 
 

• Obtain approval of PAD zoning for the entire project; 
• Form an Improvement District to finance and construct the road and utility 

infrastructure providing access and utilities to the individual blocks; 
• Obtain approval of a Preliminary Block Plat; 
• Obtain approval of a Final Block Plat; 

 
At this point in the process, individual blocks can be sold for development. 
The entire process from zoning to final plat will take several years. It is important to 
allow sufficient time after zoning approval to allow development of a project of this 
magnitude sufficient time to develop.
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EXHIBIT “A” 
 
 

ZONING SITE PLAN 
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EXHIBIT “B” 
 
 

NAOS AND OPEN SPACE MASTER PLAN 
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