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15-07  SUBDIVISIONS 

 

15-07-001  General Provisions 

  Purpose and Intent 

 The purpose of this chapter is to provide for the orderly growth and harmonious development of 

the Town; to assure adequate traffic circulation through coordinated street systems with relation 

to major thoroughfares, adjoining subdivisions and public facilities; to achieve individual property 

lots of reasonable utility and livability; to secure adequate provisions for water supply, drainage, 

sanitary sewerage and other health requirements; to ensure consideration for adequate sites for 

schools, recreation areas and other public facilities; to promote the conveyance of land by 

accurate legal description; and, to provide logical procedures for the achievement of this 

purpose.  The provisions of this chapter provide a common ground of understanding to develop 

an equitable working relationship between public and private interests to assure that both 

independent and mutual objectives may be achieved in the subdivision of land. 
 

 

15-07-002  Subdivision Design Principles and Standards 

 

A.  General Requirements 

1. Every subdivision shall conform to the objectives of the general and specific plans, 

provisions of this Code, and other ordinances adopted by the Commission and the Council; 

and laws of the State that specifically identify subdivisions and the development of land.  

2. Where the tract to be subdivided contains any part of the site of a park, school, flood control 

facility, or other public area as shown on the comprehensive general plan or as 

recommended by the Commission, such site shall be dedicated to the public or reserved for 

acquisition by the public within a specified period of time.  An agreement shall be reached 

between the subdivider and the appropriate public agency regarding time, method, and cost 

of such acquisition. 

3. Land which is within a delineated floodway, or cannot otherwise be properly drained, or 

other land which is unsuitable for subdivision use, as determined by the Commission, shall 

not be subdivided; except that the Commission may approve subdivision of such land upon 

receipt of evidence from the Public Works Engineer that the construction of specific 

improvements will render the land suitable; thereafter, construction upon such land shall be 

prohibited until the specified improvements have been planned, and construction 

guaranteed. 

4. Where the tract to be subdivided is located in whole or in part in terrain having an average 

cross-slope exceeding 20 percent, design and development shall, at the discretion of the 

Public Works Engineer, follow the standards and requirements of Section 15-07-002.H. of 

this Code. 

B.  Street Location and Arrangement 

1. Whenever a tract to be subdivided embraces any part of a street designated in an adopted 

Town Streets and Highways Master Plan, such street shall be platted and constructed in 

conformance with the classification and standards designated for that street. 

2. Street layout shall provide for the continuation of such streets as the Planning and Zoning 

Commission may designate. 

Back to Top 
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3. If a tract to be subdivided is located within an area for which a neighborhood plan has been 

approved by the commission, the street arrangement shall conform to that plan. 

4. Certain proposed streets, as designated by the Planning and Zoning Commission, shall be 

extended to the tract boundary to provide future connection with adjoining unplatted lands. 

a. Street connections to an adjoining platted tract shall be made only to those extended 

streets of the platted tract. 

b. Street connections shall be designed to accommodate the amount of increased traffic 

flow generated by the proposed subdivision, as determined by an engineered traffic 

study and as approved by the Public Works Department. 

5. Local streets shall be so arranged as to discourage their use by through traffic. 

6. Where a proposed subdivision abuts or contains an existing or proposed arterial route, the 

Planning and Zoning Commission may require access or frontage streets, or reverse 

frontage combined with a one-foot non-access easement abutting the arterial route, or such 

other treatment as may be justified for protection of residential properties from function of the 

arterial route. 

7. Where a subdivision abuts or contains the right-of-way of a limited access highway or an 

irrigation canal or abuts a commercial or industrial land use the Planning and Zoning 

Commission may recommend location of a street approximately parallel to and on each side 

of such right-of-way at a distance suitable for appropriate use of the intervening land.   Such 

distance shall be determined with due regard for approach grades, drainage, bridges or 

future grade separations. 

8. Streets shall be so arranged in relation to existing topography as to produce desirable lots of 

maximum utility and streets of reasonable gradient and to facilitate adequate drainage. 

9. Alleys may be required in all residential, commercial, and industrial subdivisions, except that 

the Planning and Zoning Commission may recommend waiver of requirements in certain 

districts because of topography, open area provided or service access provided in some 

other manner acceptable to the committee. 

10. Half streets shall be discouraged, but may be permissible where necessary to provide right-

of-way required by the Town Streets and Highways Plan, to complete a street pattern 

already begun or to assure reasonable development of a number of adjoining parcels.  The 

minimum paved street width of a half street is 20 feet.  Where there exists a platted half 

street abutting the tract to be subdivided, the remaining half shall be platted within the tract. 

C.  Street Design 

All streets in the Town, unless otherwise specified in this Code, shall be designed to the 

standards in Table C.1.1 in this section and as follows: 

1. Minimum Required Right-of-Way Widths: 

a. Major arterial streets and highways - as required by current Town and Arizona 

Department of Transportation standards. 

b. Minor arterial and collector streets as indicated by current Town standards but, in any 

event, no less than 80 feet. 

c. Local streets as indicated by current town standards but, in any event, no less than 60 

feet, unless otherwise specified in this Code. 

(1) Cul-de-sac streets shall terminate in a circular right-of-way 50 feet in radius with an 

improved traffic turning circle 40 feet in radius.  The Planning and Zoning 

Commission may approve an equally convenient form of space where extreme 
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conditions justify.  The road right-of-way leading into the cul-de-sac may be reduced 

to 50 feet if approved by the Public Works and Community Development 

Departments. 

(2) The right-of-way on local residential streets may be reduced to 50 feet if there is 

ample room to install utilities, grade the required level area and daylight the cut/fill 

slope within the right-of-way, if approved by the Public Works Department.  

(3) Dead end streets will not be approved except in locations designated by the 

Commission as necessary to future extension in development of adjacent lands.  A 

dead end street serving more than four lots shall provide a temporary turning circle 

with a 40 foot radius or other acceptable design to accomplish adequate access. 

d. Access or frontage streets as indicated by current town standards. 

e. Alleys 16 feet if single family residential on both sides; 20 feet if abutting commercial, 

multiple family residential or industrial districts.  Alley intersection and sharp changes in 

alignment shall be avoided, but where necessary, corners shall be cut off 15 feet on 

each side to permit safe vehicular movement.  Dead end alleys shall be prohibited.  All 

half alleys shall have a minimum width of 12 feet. 
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2. Grades: 

a. Maximum: 

(1) Collector street    8% 

(2) Local residential streets 12% 

(Maximum longitudinal slopes of up to 18% may be used for a distance not to 

exceed 300 feet if existing terrain dictates, and approved by the Public Works 

Department) 

(3) Cul-de-sacs     8% 

(4) Arterial routes: as determined by the Public Works Department. 

b. Minimum: all streets shall have a minimum longitudinal slope of 0.20% 

c. Desirable: All Streets    6% 

d. Exceptions may be made by the Planning and Zoning Commission upon review and 

approval of the Public Works Department. 

3. Vertical Curves: 

a. Arterial routes: as determined by the Public Works Department. 

b. Collector and minor streets: minimum length, one hundred feet, except in cases 

approved by the Public Works Department. 

c. If a grade break differential of over 0.4% exists on arterial or collector streets or 2.0% on 

a local street, a vertical curve shall be provided. 

4. Horizontal Alignment: 

a. Arterial routes: as determined by the Public Works Department. 

b. When tangent center lines deflect from each other more than ten degrees and less than 

ninety degrees, they shall be connected by a curve with a minimum centerline radius of 

five hundred feet for collector streets, of one hundred fifty feet for local streets. 

c. Between reverse curves there shall be a tangent section of centerline not less than 100 

feet long, unless the radius exceeds 750 feet on collector streets or 200 feet on local 

streets, in which cases 50 feet of tangent shall be required, unless otherwise approved 

by the Public Works Director. 

d. Streets intersecting on arterial routes shall do so at an angle which shall not vary from 

ninety degrees by more than four degrees; intersections of local streets shall not vary 

from 90 degrees by more than ten degrees. 

e. Street jogs with centerline offsets of less than one hundred twenty-five feet shall be 

avoided unless otherwise approved by the Public Works Department.  

f. Minor streets intersecting a collector street or arterial route shall have a tangent section 

of centerline at least 150 feet in length measured from the right-of-way line of the major 

street; except that, no such tangent is required when the minor street curve has a 

centerline radius greater than 400 feet with the center located on the major street right-

of-way line.  Where topographic conditions make necessary other treatment to secure 

the best overall design, these standards may be relaxed by the Public Works 

Department and the Planning and Zoning Commission. 

g. Street intersections with more than four legs and Y-type intersections where legs meet at 

acute angles shall be avoided. 

h. At street intersections, property line corners shall be rounded by circular arc, said arc 

having a minimum radius length of 12 feet. 
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5. Private Streets:  Private streets shall be constructed to conform to current Town of Payson 

street standards. 

D.  Block Design 

1. Maximum length of blocks, measured along the centerline of the street, and between 

intersecting street centerlines, 1,500 feet; except that in development with lot areas 

averaging one-half acre or more or where conditions warrant, this maximum may be 

exceeded by 500 feet.  Blocks shall be as long as reasonably possible under the 

circumstances within the above maximum in order to achieve depth and possible street 

economy and to reduce the expense and safety hazard arising from excessive street 

intersections. 

2. Maximum length of cul-de-sac streets: six hundred feet, measured from the intersection of 

right-of-way lines to the extreme depth of the turning circle along the street centerline.  

Exceptions may be made where topography, adjacent platting or other unusual conditions 

justify such.  No exception shall be made merely because the tract has restrictive boundary 

dimensions, wherein provisions should be made for extension of street pattern to the 

adjoining unplatted parcel and a temporary turn around installed. 

3. Pedestrian ways with a minimum right-of-way of eight feet may be required where essential 

for circulation or access to schools, playgrounds, shopping centers, transportation, and other 

community facilities.  Pedestrian ways may be used for utility purposes. 

E.  Lot Planning 

1. In General: 

a. Lot width, depth, and area shall comply with the minimum requirements to the zoning 

Section of this Code. 

b. Where steep topography, unusual soil conditions, drainage problems, abrupt changes in 

land use or heavy traffic on adjacent streets prevail, the Planning and Zoning 

Commission may make special lot width, depth, and area requirements which exceed 

the minimum requirements of the particular zoning district. 

2. Proposed streets shall be arranged in close relation to existing topography.  Where steep 

topography prevails, as in the platting of hillside subdivisions, and where street grades must 

of necessity reach or exceed the standard requirement, the requirements of Section 15-07-

002.H of this Code may be required. 

3. The depth-to-width ratio of the usable area of the lot shall not be greater than three to one. 

4. Minimum front building lines shall conform to the minimum requirements of the specified 

zoning district. 

5. Side lot lines shall be substantially at right angles or radial to street lines, except where other 

treatment may be justified in the opinion of the Planning and Zoning Commission. 

6. Every lot shall abut on streets and provide satisfactory access in accordance with Section 

15-02-003A.4 and as otherwise specified in this Code. 

7. Single family residential lots extending through the block and having frontage on two parallel 

streets shall not be permitted; back of lots to thoroughfares shall be prohibited and non-

vehicular access easement shall be designated in accordance with this Code. 

8. A separate engineered grading, drainage and erosion control plan shall be submitted and 

approved prior to building construction for all lots exceeding 20% slope.  The subdivider or 
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his engineer shall provide a drawing to the Public Works Department showing the location of 

all areas exceeding 20% slope prior to final plan approval. 

F.  Easement Planning 

1. Easements for utilities shall be provided as follows: 

a. Where alleys are provided: four feet for aerial overhead on each side of alley shall be 

provided by dedication. 

b. Along side lot lines: six feet on each side of lot lines for distribution facilities and one foot 

on each side of lot lines for street lighting as may be designated. 

c. Guy and anchor easements: one foot wide on each side of lot line, or two feet wide on 

one side of lot line, and approximately 35 feet in length measured from the rear lot line 

as designated. 

d. Along all street frontage: eight foot public utility easement for use by all utilities. 

2. For lots facing on curvilinear streets, utility easements or alleys may consist of a series of 

straight lines with points of deflection not less than one hundred twenty feet apart.  Points of 

deflection should always occur at the junction of side and rear lot lines on the side of the 

exterior angle.  Curvilinear easements or alleys may be established, providing the minimum 

radius for the alley or easement shall be not less than 800 feet, except that 450 feet radii 

curves may be allowed where there are adequate provisions for utilities. 

3. Where a stream or important surface drainage course abuts or crosses the tract, or where 

drainage leaves a public right of way, a dedication of a public drainage easement of a width 

sufficient to permit widening, deepening, relocating, or protecting said water course shall be 

required. 

4. Land within a public street or drainage easement or land within a utility easement for major 

power transmission (tower) lines or pipe lines shall not be considered a part of the minimum 

required lot area except where lots exceed one-half acre in area.  This shall not be 

construed as applicable to land involved in utility easements for distribution or service 

purposes. 

5. Except where alleys are provided, new lots shall have the rear eight feet recorded as a utility 

easement, if any utilities are to be located along the rear lot line, subject to approval of the 

Public Works Department. 

G.  Street Naming 

Subdivider shall propose the street names subject to the approval by the Police, Fire, and 

Community Development Departments at the tentative plat stage. 

H.  Hillside Properties     

1. Applicability 

 All new properties created after the effective date of the original “Hillside Grading 

Requirements” effective August 8, 1999, with a slope of 15% or greater on 50% or more of 

the total area of the property.  These regulations shall apply to all properties reconfigured by 

Lot Line Adjustment, or created by Minor Land Division or Subdivision Plat. 

2. Development Policies 

The following general development policies shall be used for developing all properties on 

which the Hillside regulations apply: 



 

 

Payson Unified Development Code: Adopted Feb. 23, 1996, Updated June 1, 2011    13 

15-07: Subdivisions 

a. All vegetation, including plants, trees and grasses shall be preserved to the best extent 

possible to reduce scarring, storm water runoff, and preservation of the natural 

environment. 

b. Building and other structures shall be designed with terracing-like features which follow 

the original contours of the site thereby discouraging high protruding structures which 

will dominate hillside areas and negatively impact the scenic quality.  Where possible, 

structures are to be constructed so that the roof lines are below ridge lines. 

c. Grading shall be kept to a minimum, attempting to conform to the natural contours of the 

land, and sharp angles at the top and ends of cut and fill slopes shall be rounded in a 

natural manner. 

d. Replacement vegetation shall be planted on all cut and fill slopes to prevent erosion and 

enhance the natural beauty. 

e. Natural drainage ways shall be preserved to the best extent reasonable. 

f. Geological formations, such as rock outcrops, shall be preserved whenever reasonable. 

g. Utilities and other infrastructure necessary for development will be installed in a manner 

and location which protects and preserves hillside areas. 

3. Determination of Slope Percentage and Area 

The location of the 15% and greater slopes shall be determined by a computer slope 

analysis program using software approved by the Town of Payson Town Engineer. The area 

of slope of 15% or greater shall be determined for each parcel, tract or lot created. If the 

area of 15% or greater slope exceeds 50% of the total parcel, tract or lot area, that property 

shall be considered a “Hillside” property and shall be developed in accordance with the 

requirements of this section. 

 

Manmade areas of disturbance in place prior to the property potentially being designated as 

a “Hillside” property may be ignored when calculating the area of slope over 15%. 

 

NOTE: A property may be exempt from the requirements of this section if all of the following 

items are complied with: 

1.  The Lot Line Adjustment Map, Minor Land Division Map or Subdivision Plat depict an 

allowable restricted building envelope on the property that is substantially more 

restrictive than the standard building setback areas; and 

2. The area of slope greater than 15% within the restricted building envelope is less 

than 50% of the restricted building envelope; and 

3. The restricted building envelope is not adjusted to increase the 15% or greater slope 

area of the restricted building envelope to more than 50% of the restricted building 

envelope.  

4. Development Standards and Regulations for Single Family Residential Properties 8,000 

Square Feet or Larger 

The development standards regulations in this section are for single family residential 

properties.  Development standards and regulations for smaller single family, multi-family, 

and commercial properties are in Paragraph 7. 

a. Clearing and Grubbing 

(1) No clearing, grubbing, or brushing is allowed on “Hillside” Properties without a 

grading permit. 
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b. Grading: 

(1) Grading is any excavation or embankment or combination thereof.  

(2) The amount of area allowed to be disturbed on a “Hillside” property, excluding the 

disturbed area under a roof, open deck or porch, and the driveway surface area, 

shall be no more than 10% of the total lot area.  Any grading on a “Hillside” property 

in conjunction with the construction of roadways, drainage facilities, utilities, etc. for 

an overall development shall be included in the amount of allowable disturbed area 

of the parcel.  

(3) An Engineered Grading and Drainage Plan shall be prepared and sealed by an 

Arizona Registered Professional duly licensed to prepare such plans by the Arizona 

State Board of Technical Registration for each “Hillside” property in accordance with 

these requirements and the requirements of the Town of Payson Grading and 

Drainage Manual.  This plan shall be approved by the Town of Payson Engineering 

Department prior to the issuance of a building permit and prior to any type of 

brushing or grading proceeding on the property. 

(4) The Engineered Grading and Drainage Plan shall include at a minimum the following 

information: 

I. Existing Topography including contour lines, trees 6" in diameter at 4.5' above 

the ground, major geologic features, adjacent roadway and improvements, 

existing utilities, etc.  Also include the location of any existing disturbance on a 

“Hillside” property in conjunction with the construction of roadways, drainage 

facilities, utilities, etc. for an overall development. 

II. Proposed elevations of all constructed items and grading such as finished floor 

(FF), all finish grades, driveways, walkways, retaining walls, etc.  

III. Location of all structures, decks, underground utility service lines, retaining walls, 

walkways, driveways, curbs, hand railings, fences, slopes, and similar related 

items. 

IV. A calculation showing the amount of allowable graded area of the lot, the amount 

of disturbed area excluded from the grading calculations, and the disturbed area 

outside the excluded area. 

V. A line on the grading plan shall depict the maximum limits of disturbance of the 

property.  A temporary fence, 3' high minimum, shall be constructed on the 

property coincident with the maximum limits of disturbance line shown on the 

grading plan prior to any clearing, grubbing or grading of the property.  

VI. Proposed landscaping of all disturbed areas in accordance with paragraph 4f of 

this section.  The landscaping may be shown on a separate plan sheet for clarity. 

VII. Appropriate and adequate details to ensure that construction will be completed 

in accordance with the intent of the original plan. 

(5) The fence identified in Paragraph 4-V above shall be installed by the contractor and 

approved by the Town of Payson Engineering Department immediately prior to the 

issuance of a Grading Permit.  This fence shall remain in place until after the final 

inspection of the grading by the Engineering Department. 

(6) Generally, retaining walls shall not be higher than 6 feet.  However, retaining walls 

may be up to 8 feet high if located in the rear of the structure and hidden from view 

from the roadway and adjacent lots.  If terraced retaining walls are used, additional 
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retaining walls shall be set back from the first wall a minimum of four feet 

horizontally.  Terraced retaining walls over four feet in height shall be set back an 

additional one foot horizontal for every one foot vertical. 

 

Retaining walls shall be constructed of concrete, masonry, stacked rock, 

mechanically stabilized earth (MSE), or other methods as shown on the approved 

Grading Plan.  The retaining wall design and coloring shall be part of the approved 

Grading Plan.  Exposed retaining walls shall be colored to blend in with the natural 

environment and/or screened with indigenous vegetation prior to issuance of a 

Certificate of Occupancy.  

c.  Utilities: 

(1) Utility service lines, including but not limited to electrical, telephone, water, sewer, 

gas and CATV, shall be installed underground. 

(2) The underground utility service lines shall be installed in a location that will not 

disturb additional area outside the allowable disturbed area as shown on the 

approved grading plan.  It is recommended that these utility lines be installed parallel 

to and adjacent to the driveway to reduce the amount of disturbed area. 

(3) Area disturbed by the installation of utility service lines shall be within the fenced 

area required in paragraph 5 above and will count toward allowable disturbed area. 

d. Driveways and Walkways: 

(1) Driveways shall be located in such a manner as to minimize the amount of disturbed 

area.  The area of the driving surface is exempt from the allowable disturbed area 

calculations.  However, all grading for slopes, retaining walls, etc. adjacent to the 

driveway driving surface is counted in the allowable disturbed area. 

(2) Shared driveways between adjacent properties are encouraged.  If the shared 

driveway concept is used, each affected lot may receive credit for the additional 

undisturbed area created by using the shared driveway concept.  The credit shall be 

the difference between the estimated area that would have been constructed as 

driveway surface if the individual driveway option were used and the actual driveway 

surface of the shared driveway on the property. 

(3) A safety curb shall be installed along the edge of all fill slopes along driveways any 

time a retaining wall is constructed adjacent to the driveway and the vertical drop is 

18" or greater.  No curb is required if a minimum 3' wide safety shoulder is provided. 

(4) Walkways and sidewalks shall be constructed so as to minimize the amount of 

disturbed area.  All grading, slopes, walkway surface, etc. shall be counted as part of 

the disturbed area.  The surface area of the sidewalk connecting the driveway and 

front door is exempt from the disturbed area. A handrail in accordance with 

applicable building codes shall be installed along sidewalks and walkways any time 

a retaining wall is constructed within 2' of a sidewalk and the vertical drop is 30 

inches or greater. 

e. Cut and Fill Slopes: 

(1) The maximum vertical height of any cut or fill slope shall not exceed 12'.  

(2) The slope of new cut surfaces shall not exceed 2' horizontal to 1' vertical unless 

deemed stable by an Arizona Registered Professional competent in the geotechnical 

area.  
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(3) The slope of new fill surfaces shall not exceed 3' horizontal to 1' vertical unless 

protected from erosion by appropriate rip-rap.  The slope of rip-rapped protected 

surfaces shall not exceed 2' horizontal to 1' vertical.  

(4) All cut and fill slopes and all areas backfilled against retaining walls shall be re-

vegetated in accordance with paragraph 4f of this section. 

f. Re-vegetation of Graded Areas: 

(1) All plants used for re-vegetation of the disturbed area shall be listed on the Town of 

Payson Low Water Plant Use List. 

(2) Whenever possible, existing trees with 6" or greater trunk diameter at 4.5' above the 

ground that must be removed for the site construction are to be salvaged and 

replanted in areas requiring re-vegetation. 

(3) Plants used shall be appropriate to aid in erosion control on the disturbed areas. 

(4) Re-vegetation landscaping shall consist of at least one tree (15 gallon minimum size 

with a minimum trunk diameter of 2" at the soil level) and four shrubs (5 gallon 

minimum size) per each 200 square feet of disturbed area. 

(5) An appropriate drip irrigation system shall be installed with the landscaping and the 

property owner shall be responsible to keep the landscaping in living condition. 

(6) All landscaping and irrigation must be in place prior to final inspection and approval. 

(7) A landscaping plan meeting the above criteria must be submitted with the hillside 

grading plan. 

5. Hardship Conditions and Violation Remedies 

In extreme conditions it may be impractical to meet the above requirements.  At the sole 

discretion of the Town of Payson Town Engineer, if it is impractical to stay within the 10% 

disturbed area limits any one or combination of the following options may be used to 

approve the Grading Plan: 

a. Disturbed areas caused in conjunction with the construction of roadways, drainage 

facilities, utilities, etc. for the overall development may be declared exempt from the 

amount of allowable disturbed area of the parcel.  

b. Additional area in excess of the allowable 10% disturbed area may be allowed if the 

additional disturbed area is landscaped to the following requirements: Two trees (15 

gallon minimum with a minimum trunk diameter of 2") and eight shrubs (5 gallon 

minimum size) per each 300 square feet of disturbed area. 

c. Allow credit for construction of driveways, walk ways or similar type construction that 

disturbs substantially less area than would normally be expected. 

d. Allow credit for other acceptable solutions as approved by the Town of Payson Town 

Engineer. 
 

6. Final Approval 

Upon completion of all construction the contractor and/or owner shall request a final 

inspection from the Town of Payson Engineering Department.   

 

If all grading is in conformance with the approved grading plan, the Engineering Department 

shall approve of the Certificate of Occupancy.  If during the final inspection of the grading 

and drainage it is determined that the field construction is not in accordance with the 

approved plan, the Engineering Department may exercise any or all of the following options: 
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(1) Require remedial action to bring the field grading and drainage into compliance with the 

approved plan;  

(2) Require an “As-Built” plan, including updated disturbed area calculations, to determine if 

the field conditions are in compliance with all the requirements of this Section.  If it is 

determined from the “As-Built” plan that the construction on a particular property is not in 

compliance with these requirements, the Registered Professional shall prepare a revised 

design to bring the property into compliance. Upon approval by the Town of the revised 

plan, all construction must be completed on the property prior to issuance of a Certificate 

of Occupancy. 

(3) Issue a citation for violating the provisions of this Section. The Engineering Department 

may not approve a Certificate of Occupancy, Temporary or Permanent, for any property 

in violation of these requirements.    

7. Single Family Lots Less Than 8,000 Square Feet, Multi-Family and Commercial 

Developments  

The following general development policies shall be used for developing all multi-family and 

commercial properties on which the Hillside regulations apply: 

a. Single Family Lots Less Than 8,000 Square Feet 

(1) Graded area may exceed the amount of allowable graded lot area as defined in 

Paragraph 4(b)(2) if both of the following criteria are met: 

I. The lot is located in a development that has identified undisturbed public open 

space that is designated a “Natural Area Open Space”. 

II. The total square footage of the graded lot area that exceed the maximum 

allowed in Paragraph 4(b)(2) for all lots in the development does not exceed the 

total area of the property described in Paragraph 7(1)(I). 

(2) If the single family lot less than 8,000 square feet does not meet the criteria of 

Section 7 a (1) I and II, it shall be graded in accordance with Section 4 of the Hillside 

Grading Code. 

b. Condominium, Apartment, and Commercial Developments 

(1) All areas outside the building envelope(s) and parking areas, vegetation, including 

plants, trees and grasses shall be preserved to the best extent possible to reduce 

scarring, storm water runoff, and preservation of the natural environment. 

(2) Where feasible, structures shall be designed with terracing-like features which follow 

the original contours of the site thereby discouraging high protruding structures 

which will dominate hillside areas and negatively impact the scenic quality. 

(3) Grading, outside the building envelope(s) and parking areas shall be kept to a 

minimum. 

(4) Replacement vegetation shall be planted on all cut and fill slopes to prevent erosion 

and enhance the natural beauty. 

(5) Geological formations and natural drainage ways shall be preserved to the best 

extent reasonable. 

(6) Utilities and other infrastructure necessary for development shall be installed 

underground in a manner and location which protects and preserves hillside areas. 
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8.   Hillside Grading Violations 

 Property owners and/or contractors cited for violation of these grading requirements and 

who do not remedy the situation within 15 calendar days shall be subject to penalties as 

stated in Section 10.99 of Town of Payson Code.     

I.   Landscaping 

1. All common public areas shall be landscaped as required in this Article, Article 15-03, and as 

otherwise required in this Code, at the subdivider’s expense. 

2. Street trees shall be supplied by the subdivider, a minimum of one per lot or one tree per 75 

linear feet of street frontage, whichever is less, of native species, configuration within the 

public right-of-way, or within the front yard where the right-of-way is prohibitive, and a 

minimum of two feet from the side lot line.  Tree sizes shall be a minimum 15 gallon and a 

minimum one inch trunk caliper. 

3. All landscaping and street trees shall be supplied and installed according to the landscape 

plan approved by the Community Development Director. 

4. Improvements within all zones in the Town shall be in conformance with the Landscaping 

and Buffering requirements of this code, and shall require a tree conservation and salvage 

plan that will assure minimum impact on native tree and plant species. 

J.  Performance Contract 

1. Agreement by Subdivider:  Upon approval of the Council of the final plat, the subdivider shall 

execute an agreement relating to the following: 

a. Subdivision improvements may be constructed in practical increments or lots as 

specified by the subdivider, subject to provisions for satisfactory drainage, traffic 

movements and other services, as determined by the Public Works Department. 

b. The improvements shall be constructed in accordance with plans approved by the Town 

Water Department for water and public sewer facilities and by the Public Works 

Department for all other improvements.  Sanitary sewer improvements must also be 

approved by the Northern Gila County Sanitary District. 

c. The improvements shall be completed within an agreed period for each increment, 

provided that an extension of time may be granted under conditions specified.  

Improvements within the public right-of-way shall be completed within two years of the 

date of the approval of the final plat by the Town, unless extended by Council action. 

d. The subdivider shall give adequate assurance of construction of each increment in 

accordance with subsections 1 and 2 of this Section. 

e. Progress payments may be made to the subdivider on his order from any cash deposit 

made pursuant to subsection 2 of this section. Such progress payment shall be made in 

accordance with standards established with the Public Works Department. 

f. Any work abandoned or not completed by the subdivider may be completed by the 

Town, which shall recover such construction costs from the subdivider. 

g. Construction of all improvements within the streets and easements shall be subject to 

inspection by the Public Works Department and such other departments as are 

necessary. 

h. No building or residence shall be occupied as a residence or issued a certificate of 

occupancy until all public right-of-way and utility improvements required by this Code 
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have been completed and accepted by Council, and no grading, drainage work, or 

construction shall start until a permit has been issued for such work. 

i. Upon transfer of ownership of an unimproved part or parcel of the platted subdivision to 

another party, the new owner shall be responsible for fulfillment of all obligations of 

development of the property in compliance with this Code and all existing agreements 

and conditions imposed on the original subdivider and developer. 

j. No construction, grading, tree removal, or drainage improvements shall commence until 

the appropriate permits are obtained from the Town, and adequate assurances are 

provided. 

2. Assurance of Construction 

a. To insure construction of the required improvements, as above set forth in this section, 

the subdivider shall deposit with a mutually agreed upon escrow agent, banking institute, 

or manner acceptable with the Public Works Department, an amount in cash or a surety 

bond, equal to the amount of the cost of the work of each recorded increment, plus an 

additional ten percent for changes and an additional three percent for a deposit on 

inspection fees, as determined by the Public Works Department, guaranteeing that the 

work will be completed in accordance with the Town Code, other pertinent regulations 

and agreed upon details and specifications.  

b. The surety bond shall be executed by the subdivider, as principal, with a corporation 

duly authorized to transact surety business in the State of Arizona, as surety.  The bond 

shall be in favor of the Town, shall be continuous in form and shall be conditioned that 

the total aggregate liability of the surety for all claims shall be limited to the face amount 

of the bond, irrespective of the number of years that the bond is enforced.  The bond or 

cash shall be released upon satisfactory performance and acceptance of the work by the 

Public Works Department, or the bond may be canceled or the cash withdrawn by the 

subdivider, provided that other security satisfactory to the Town has been deposited, 

which will cover the obligations of the subdivider, which remain to be performed. 

3. Assurance of Construction through Loan Commitments 

In lieu of providing assurance of construction in the manner provided above in this section, 

the subdivider may provide assurance of construction of subdivision improvements of the 

recorded plat by delivering to the Public Works Department, prior to the recording of said 

plat, an appropriate agreement between an approved lending institution and the subdivider, 

stating that funds sufficient to cover the entire cost of installing the subdivision 

improvements, including engineering and inspection costs, and the cost of replacement or 

repairs of any existing streets or improvements damaged by the subdivider in the course of 

development of the subdivision, in an amount approved by the Public Works Department, 

have been deposited with such approved lending institution, or have been committed to be 

loaned by such lending institution to the subdivider.  Such agreement shall provide that such 

funds in the stated amount are specifically allocated and will be used by or on the behalf of 

the subdivider, only for the purpose of installing subdivision improvements.  The Town shall 

be the beneficiary of such an agreement, or the subdivider's rights shall be assigned to the 

Town, and the Public Works Department shall approve each disbursement of any such 

funds.  The agreement may also contain terms, conditions, and provisions normally included 

by such lending institutions in loan commitments for construction funds, or as may be 

necessary to comply with statutes and regulations applicable to such loaning institutions. 



 

 

Payson Unified Development Code: Adopted Feb. 23, 1996, Updated June 1, 2011    20 

15-07: Subdivisions 

K. Private Lot Development 

1. Plan Review Services for Private Lot Development - Requests for plan review services to 

develop on individual lots by private lot owners may be submitted to the Community 

Development Department, with the appropriate plan review fees after approval of final plat 

and the provision of adequate assurances for the subdivision.  

2. Building Permits for Private Lot Development - Building permits will not be issued for private 

lot development until all improvements have been inspected by the Public Works Director or 

his designee and accepted by the Town Council.  The following exceptions shall be 

provided: 

a. Office facilities for marketing and construction management for the subdivision may be 

permitted and construction commenced after final plat approval and appropriate permits 

are issued.  Permits will only be issued to the Developer of record. 

b. Adequate fire protection must be available and approved by the Town of Payson Fire 

Chief prior to the issuance of any permits. 
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15-07-003  Street and Utility Improvement Requirements 
 

A.  Purpose 

1. The purpose of this section is to establish the minimum acceptable standards for 

improvement of public streets and utilities, to define the responsibility of the subdivider in the 

planning, constructing, and financing of public improvements and to establish procedures for 

review and approval of engineering plans. 

2. All improvements required in streets, alleys, or easements which are required as a condition 

to plat approval shall be the responsibility of the subdivider, provided, however, the 

subdivider may be allowed to meet the requirements by participation in an improvement 

district approved by the Town. 

B.  Engineering Plans 

1. The subdivider shall have a complete set of engineering plans and specifications  prepared 

by a registered civil engineer who is currently registered in the State of Arizona, and submit 

such plans to the Public Works Department for approval.  Such plans and specifications 

shall be based on the approved preliminary plat and shall be prepared in conjunction with 

the final plat. 

2. Final engineering plans shall be approved by the Public Works Department prior to 

recordation of the final plat.  This final plan approval is valid for a period of one year.  If 

construction is not started prior to the plan approval expiration, the plans shall be 

resubmitted to the Public Works Department for an update approval according to current 

standards and guidelines.  If, after construction has begun on a project and has stopped for 

any reason for a period of one year or more, the plan approval becomes invalid.  The plans 

must be submitted for update approval prior to restarting construction, The plans will be 

reviewed for compliance with current standards and requirements. 

3. Improvement plans shall include plans, profiles and typical street sections which contain the 

following minimum information: 

a. The cover sheet shall include at least the following information; 

(1) Name and type of plan; 

(2) Vicinity map; 

(3) Location map; 

(4) Benchmarks approved by the Town of Payson; 

(5) Basis of bearing for the project; 

(6) Name, address and phone number of subdivider;  

(7) Name, address, phone number, and professional seal of engineer preparing plans; 

(8) List of utility agencies serving the proposed development; 

(9) Plan sheet index; 

 (10) Approval signature block of the Town of Payson Public Works Department and 

Northern Gila County Sanitary District; 

     (11) Bluestake note. 

b. Plans shall include at least the following information; 

(1) Street names; 

(2) A north arrow and graphic on each plan sheet; 

(3) Lateral dimensions of streets and rights-of-way, including pertinent survey data and 

curb return data; 

Back to Top 
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(4) Location of existing and proposed utilities being designed and existing streets to be 

joined; 

(5) Drainage structures, including cross gutters, culverts, catch basins, or similar items.  

Show a positive outlet for all drainage and the mean flows leaving the site are not 

increased and will not have a negative impact on the downstream property in the 

drainage report.  All concentrated drainage flowing from public right-of-way onto 

public property must have a drainage easement to flow into. 

(6) Curb, gutter, sidewalks and asphalt structures; 

(7) Survey monument location to be set, existing control monuments to be referenced 

prior to destruction and all bench marks used; 

(8) New traffic control devices, all existing traffic control devices within the area of the 

project, and changes in traffic control devices in the vicinity of the project which are 

required as a result of the project; 

(9) The top and toe of slopes for both cuts and fills shall be shown if the project extends 

outside of the right-of-way limits; 

    (10) Location of all existing and proposed water lines, water valves, water meters, water 

service lines, fire hydrants, sewer manholes, sewer services, storm drains and street 

lights shall be shown on the plans; 

    (11) Construction notes indicating any and all construction items for utilities, paving, 

storm drainage, etc.; 

    (12) Town of Payson current general notes for construction; 

    (13) A master utility layout showing waterlines, water valves, air relief valves, fire 

hydrants, sewer lines, and manholes shall be included as a plan sheet; 

    (14) A plan sheet showing the location of all traffic control signs shall be included as a 

plan sheet; 

    (15) Additional information needed to clarify plans or deal with specific conditions. 

c. Profiles shall include at least the following information; 

 (1) Bench marks, including description, location and elevation; 

(2) Existing and finished grade profiles.  Profiles of center line and right and left gutter 

control line or edge of pavement are required.  The presentation must clearly show 

and distinguish existing profiles and other profile information; 

(3) Finished elevations including BVC, PI, and EVC of vertical curves, vertical 

intersection points, curb returns, match lines and all other points needed for vertical 

control of construction; 

(4) Slopes and vertical curve lengths; 

(5) Curb return profiles at intersections; 

(6) Drainage structures and utilities; 

(7) Extension of the improvement project as required to assure that the design is 

compatible with future extensions; 

(8) Consistent stationing throughout the plans; 

(9) Additional information needed to clarify profiles or deal with special conditions, i.e., 

profile or drainage channels, stationing and elevations at beginning and end of all 

curb returns, grade breaks and beginning and end of construction. 

d. Cross-Section shall include at least the following; 
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(1) Typical street cross-sections are needed for each condition encountered and each 

should be clearly identified as to where it applies; 

(2) Materials and thickness, including select material, aggregate base, prime coat, 

asphaltic concrete, curb and gutter, and sidewalk with notation of the engineering 

firm preparing the soils reports and the report numbers, if applicable.  The 

specification and types of materials shall be stated. 

(3) Horizontal dimensions to all key points, including rights-of-way. 

(4) Cross slopes. 

(5) Parkway conditions.  Maximum and minimum slopes are to be shown for cuts, fills, 

and side hill conditions,   Any side ditches or other special conditions are to be 

shown, A minimum 4-foot wide flat area shall be constructed behind the side walk or 

curb before the slope begins. 

(6) Right-of-way widths in relation to centerline, and identified by street name to which it 

is applicable; 

(7) Limits of applicability by station if necessary. 

e. The plans shall contain the current Town of Payson “General Notes” for water, grading 

and paving construction. 

f. One set of “Record Drawing” reproducibles of all improvements must be submitted to 

and approved by the Public Works Department prior to final approval of the project.  

C.  Construction and Inspection 

1. All relocation, filing, and reconstruction of irrigation facilities shall be constructed to 

standards of the owning utility and Public Works Department. 

2. All improvements in the public right-of-way shall be constructed under the inspection and 

approval of the town department having jurisdiction.  Construction shall not be commenced 

until a permit has been issued for such construction, pursuant to Section 15-3-10 and, if 

work has been discontinued for any reason, it shall not be re-continued until after notifying in 

advance the department having jurisdiction. 

3. All underground utilities to be installed in streets shall be constructed prior to the surfacing of 

such street.  Service stubs to platted lots within the subdivision for underground utilities shall 

be placed to such length as not to necessitate disturbance of street improvements when 

service connections are made. 

4. Fees for inspection shall be paid prior to issuance of permits according to the following 

schedule: 

a. Grading fee:  As per Table 70B, Chapter 70 of the 1979 Edition of the current Building 

Code, or as modified. 

b. Street section and water inspection fees:  3% of the engineer's estimated cost as 

approved by the Public Works Department or 3% of the actual bid award contract cost, 

or the actual cost to the Town of Payson, whichever is greater. 

c. Material testing and compaction testing fees:  Public Works Department's estimate of 

100% of the actual costs with a refund or additional amount due as provided by invoiced 

charges billed to the Town of Payson by the testing laboratory. 

5. Water Development Fees, as required by resolution of the Council or pursuant to Section 

15-07-003 of the Town Code, if applicable, are to be paid prior to the issuance of any 

construction permits. 
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6. Prior to approval by Council, the subdivider shall guarantee the improvements for a period of 

two years from the date of acceptance. 

D.  Required Improvements 

1. Streets and Alleys:  All streets and alleys within the subdivision shall be graded and surfaced 

to cross-sections, grades, and standards currently approved by the Public Works 

Department.  Where there are existing improved streets adjacent to the subdivision, 

subdivision streets shall be improved to the intercepting paving line of such existing streets.  

Dead end streets serving more than four lots shall be provided a graded and surfaced 

temporary turning circle. 

2. Curbs:  Where streets are to be paved, Portland cement concrete curb and gutter, or valley 

gutter as designated by the Public Works Department, shall be installed in accordance with 

approved Town standards. 

3. Sidewalks:  Portland cement concrete shall normally be required on both sides of streets 

and shall be constructed to a width, line and grade approved by the Public Works 

Department in accordance with approved town standards. If it is demonstrated that the 

installation of sidewalks on both sides of given street is not considered necessary, the 

Planning and Zoning Commission may recommend that the requirement of one or both 

sidewalks be waived. 

4. Crosswalks:  Portland cement concrete walks through blocks shall be constructed to a line 

and grade approved by the Public Works Department and fenced on both sides with four 

foot high, maintenance-free fence. 

5. Street Name Signs:  Signs shall be placed at all street intersections and be in place by the 

time the street pavement is ready for use.  Specifications for design, construction, location, 

and installation shall be in accordance with approved Town standards. 

6. Storm Drainage:  Proper and adequate provision shall be made for disposal of storm water, 

this shall apply equally to grading of private properties and to public streets.  Existing major 

water courses shall be maintained and dedicated as drainage ways.  The type, extent, 

location, and capacity of drainage facilities shall be determined for the individual subdivision 

by the Public Works Department and shall be constructed in accordance with approved 

Town standards. 

7. Sanitary Sewage Disposal:  Sewage disposal facilities shall be installed to serve each lot 

and be subject to the following standards and approvals: 

a. Individual systems, including septic tanks, shall be discouraged, but may be constructed 

 in areas not presently served nor reasonably accessible to a public sewer system, and 

only when the following conditions are met to the satisfaction of the Gila County Health 

Department and Northern Gila County Sanitary District. 

(1) Soil absorptivity is adequate. 

(2) Construction complies with approved standards. 

(3) Location of septic tank and seepage pits or leach lines or disposal beds in relation to 

property lines and buildings and water supply wells and lines are acceptable.  

Location shall be such that efficient and economical connection can be made to a 

future public sewer. 

(4) Assure compliance with all applicable environmental laws and regulations governing 

the installation and operation of septic and other individual systems. 
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b. Public sanitary sewers shall be installed in areas which are reasonably accessible to an 

existing sewer system and shall be constructed to plans, profiles and specifications 

approved by the Arizona Department of Health Services, Northern Gila County Sanitary 

District, and the Public Works Department. 

8. Water Facilities Requirements: 

a. Each lot or building unit shall be supplied with potable water in sufficient volume and 

pressure for domestic use and fire protection purposes.  Design and construction of any 

and all facilities relating to the supply, storage, transmission, treatment, and distribution 

of potable water within or outside of any subdivision must meet with the written approval 

of the Director of the Water Department.  All design and construction must meet 

applicable Town and Arizona Department of Health Services specifications and 

requirements in force at the time of plan renewal and approval.  

b. The developer of a subdivision shall be required by the Town to supply to the public 

water system an amount of potable water from new sources and an amount of new 

water storage facilities to be used by the Town to offset the demand on the existing or 

planned public water system imposed by owners of property or building units within the 

subdivision. 

c. The Town assumes no liability for providing water to any proposed or actual subdivision 

until such time as all necessary facilities are built in accordance with the Town Water 

Department specifications and meet with the written approval of the Water Department 

Director. 

d. The Town reserves the right to participate in any or all phases of any development of 

any water facilities.  Conversely, the Town reserves the right not to participate in any or 

all phases of the development of any water facilities. 

e. Water Department specifications and requirements relating to fire protection are 

established by the Fire Chief of the Town.  All other specifications and requirements of 

the Water Department are established by the Water Department Director.  Any 

specifications or requirements may be subject to change based on the final design of the 

subdivision, and changes or revisions in the plat, or actual construction of facilities within 

the subdivision having requirements greater than those for which the water facilities 

were designed. 

f. The specifications and requirements of the Town regarding the public water system shall 

be considered valid only if they are in written form and signed by the Water Department 

Director, and these specifications and requirements shall be subject to change at any 

time and shall be enforced from the date of change. 

9. Monuments:  Permanent monuments shall be installed in accordance with current Town 

standards at all corners, angle points and point of curves and at all street intersections.  

After all improvements have been installed, a registered land surveyor shall check the 

location of monuments and certify their accuracy. 

10. Lot Corners:  Iron pipe or round reinforced steel bars not less than one-half inch in diameter 

shall be set at all corners, angle points and points of curve for each lot within the subdivision 

prior to the recording of the plat except that the Planning and Zoning Commission may 

approve a delay where topographic conditions make it necessary. 

11. Street Lights: Street lights shall be installed at the discretion of the Public Works Director. 
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12. Utilities, Electric, and Telephone:  All electric lines, except those of a greater than 3,000 KVA 

capacity, and all telephone lines shall be installed underground unless, upon 

recommendation of the Planning and Zoning Commission, the Council finds that, due to 

subsurface conditions, it is not possible to do so.  The subdivider shall be responsible for the 

requirements of this subsection and shall make the necessary arrangements with each of 

the public utility companies involved for the installation of underground facilities.  Letters 

from each of the public utility companies indicating that said arrangements have been made 

shall be submitted to the Community Development Department at the time the final 

subdivision plat is filed.  

13. Traffic Control Signs: All traffic control signs shall be of the types and at the locations as 

recommended by the Town Police Department and Public Works Department. 

14. Record Drawings:  Record Drawings shall be submitted and certified by a registered civil 

engineer that all works within the subdivision were constructed in accordance with the plans 

and specifications approved by the Planning and Zoning Commission. 

E.  Schedule of Improvement Requirements 

Specific standards of improvements to be installed in a subdivision shall be related to the 

location of the subdivision and type of the development proposed, as outlined in the following 

schedule improvement requirements. 

1. Urban Developments 

a. Description:  Urban developments include single family residential developments with lot 

areas equal to or less than 10,000 square feet and multi-family residential development 

regardless of site area or density. 

b. Requirements: Must be in accordance with 15-07-003: 

(1) Public sewer. 

(2) Public water supply, including main and fire hydrants for fire protection. 

(3) Storm drainage. 

(4) All streets; approved pavement, Portland cement concrete curb, Portland cement 

concrete sidewalks both sides. 

(5) Alleys, 16 foot right-of-way, completely surfaced with approved material to an 

approved width (single family development); twenty foot right-of-way, surfaced with 

approved material to an approved width (multi-family or commercial development). 

(6) Street lights. 

(7) Street and stop signs 

2. Estate Developments 

Estate developments include: 

a. Description:  Single-family residential development with minimum lot areas greater than 

10,000 square feet. 

b. Requirements: 

(1) Public sewer In accordance with Section 15-07-003. 

(2) Public water supply systems including fire hydrants for fire protection in accordance 

with Section 15-07-003. 

(3) Storm drainage to acceptable outlet. 

(4) All streets approved pavement, Portland cement concrete curbs; 

(5) The Council on the recommendation of the Planning and Zoning Commission may 

require approved sidewalks, alleys, and street lights. 
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15-07-004  Modifications 

 

A. Where, in the opinion of the Council, there exists extraordinary conditions of topography, land 

ownership, or adjacent development, or other circumstances not provided for in this chapter, the 

Council may, upon investigation and recommendation by the Community Development 

Department, modify these regulations in such manner and to such extent as it may deem 

appropriate to the public interest. 

B. In the case of a plan and program for a complete community or a complete neighborhood, the 

Council may, upon recommendation by the planning department, modify these regulations in 

such manner as appears necessary and desirable to provide adequate space and 

improvements for the circulation, recreation, light, air, and service needs of the tract when fully 

developed and populated, including dedications of property to the Town for sites for schools, 

parks, and other necessary public facilities, and which also provide such protective covenants, 

deed restrictions or other legal provisions as will assure conformity to and achievement of the 

plan. 
 

 

15-07-005  Prohibition Against Circumvention of Chapter 

 

No person, firm, corporation, or other legal entity shall sell or offer for sale any lot, piece, or parcel of 

land which is within a subdivision as defined in Section 15-02 of this code without first having 

recorded a plat in accordance with the provisions of this chapter. 
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