
Your vision today, your community tomorrow!

Community Design Charrette Report: November 30, 2014 

A COMMUNITY DESIGN TALE

N NE W WOT
Community  Development  Corporation

Community Land  Trust

advancing the health and livability of our communities
the elemental group

Prepared by



Prepared for Newtown, CDC 
By Susan Halverson and Dr. Ernesto Fonseca

Executive Director
The Elemental Group, LLC

4200 N. Central Avenue
Phoenix, AZ 85012

480.202.0044
ernesto.fonseca@elementalgroup.net 

www.elementalgroup.net



A COMMUNITY DESIGN TALE

The Local Initiatives Support (LISC) Corporation provided funding 
for this project.
111 West Monroe | Suite 720
Phoenix, Arizona 85003
602.256.0015

LISC

NEWTOWN provided the vision, logistics and managed this project.
511 West University Drive, Suite 4
Tempe, AZ 85281
Allen Carlson, Executive Director
Jonathan L. Peiffer, Architect-AIA
Director of Housing Development
480.517.1589

NEWTOWN COMMUNITY DEVELOPMENT CORPORATION & LAND TRUST

Elemental designed and facilitated both community design and 
planning charretes and developed final report.
Dr. Ernesto Fonseca, Executive Director
The Elemental Group, LLC
4200 N. Central Avenue
Phoenix, AZ 85012
ernesto.fonseca@elementalgroup.net
elementalgroup.net
480.202.0044

THE ELEMENTAL GROUP, LLC

180 Degrees Desing and Build, Athena Studio, Phundamental, Perry 
Becker, Kurt Creager and VESTA Communities for co-facilitating the 
visioning planning and design workshops and for their design work. 
Thank you!

ACKNOWLEDGEMENTS

OUR TEAM



LET’S BE THE CHANGE THAT WE WANT TO SEE 

The following work was sponsored by the Local Initiatives Support Corporation of Phoenix, organized 
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understanding of current housing needs and the future of our communities in the Mesa, Tempe and 
Chandler area. The project was developed through a participatory planning and design process. This 
is a powerful tool that enables residents and other stakeholders to work with design professionals and 
developers to envision what our communities could and should be.
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According to the US Census it is estimated that 
Arizona now has over 6,626,624 people and 
2,892,325 housing units (Census, 2014). The City 
of Tempe alone has an estimated 73,462 housing 
units, Mesa 201,173 housing units and Chandler 
94,404 housing units. (Census, 2014). Over the 
past decade organizations such as HUD and local 
housing departments have been redefining the 
meaning of housing and what housing should 
provide for low and moderate income families. 

Overtime the focus on “energy only” changed 
to include water efficiency, indoor air quality 
transportation, and amenities nearby housing 
developments, schools and more. The concept 
of sustainability had matured and under this new 
more holistic understanding of sustainability healthy 
housing became more relevant than ever before. 
Today housing development for low and moderate 
income families entails much more than just the 
building, it entails the community at large, public 
safety, safe streets, schools, job centers, access 
to reliable and affordable public transportation, 
parks and other recreational or healthcare facilities. 

The building itself ideally needs to be a place that 
families and individuals feel proud of and that 
provides them with a safe, healthy and nurturing 
environment to thrive and grow. To accomplish 
many of these goals the federal government is 
teaming up with local governments and community 
develop corporations to meet these thresholds. 

In the City of Tempe only a few organizations 
are working on housing issues and housing 
development, Newtown CDC (Newtown) is 
one of those leading agencies. “Newtown was 
first incorporated in 1994 as Northwest Tempe 
Neighborhoods CDC Inc. by community members 
to address concerns about housing, access to basic 
goods and services, neighborhood preservation, 
sustainable development and diversity.” (CDC, 2014) 

Newtown has grown significantly since it first 
began serving residents in northwest Tempe. From 
one paid employee in 2000 to nine employees in 
2011. In 2001, Newtown worked with the City of 
Tempe, Tempe Community Council and others in 
the community to create the CLT of Tempe; the first 

INTRODUCTION

One of the many homes that Newtown has made 
available to our low- and moderate-income families. 
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successful Community Land Trust (CLT) in Arizona. 
In 2004 the CLT of Tempe merged into Newtown. 
It was then that Newtown’s name was changed 
from Northwest Tempe Neighborhoods CDC Inc. to 
Newtown Community Development Corporation. 
Newtown also established itself as a Community 
Housing Development Organization (CHDO) at 
that time: one-third of its board members are either 
low-income, live in a low income census tract or 
represent a low-income group.

In 2008 Newtown became a HUD-Approved 
Housing Counseling Agency and now provides 
Housing Counseling services to participants 
throughout the Phoenix metro area. Homebuyer 
workshops are provided in Chandler, Scottsdale 
and Tempe. Counseling services are provided 
in both English and Spanish. Also in 2008, the 
Board of Directors decided to strategically 
expand Newtown’s CLT program to surrounding 
communities. There are now over 100 CLT homes in 
Chandler, Glendale, Scottsdale and Tempe. ” (CDC, 
2014)

In May 2014 Newtown released a call for 
qualifications from individuals and organizations to 
lead a multiphase participatory planning and design 
process (Charrette). The goal of this Charrette was 
to envision housing preferences and a housing 
community that would meet the needs of focus 
group participants. Participants analyzed the urban 
fabric and conditions of three sites, in the cities of 
Tempe, Mesa and Chandler before making design 
and planning recommendations. The Elemental 
Group, LLC was engaged to facilitated three 
participatory planning and design events including 
the development of the final Charrette report. 

CHARRETTE A DESIGN TOOL
The Charrette process is a very dynamic multi-day 
alternative to the planning process. It follows closely 
the Ten Smart Growth principles as the primary 
baseline and starting point which aims to create 
consensus from the bottom up. The primary goal 
is to create viable, long lasting, transformative, 
replicable, adaptable and sustainable solutions for 
urban, community and housing issues. It includes 
the input and support from the community in 
collaboration with other stakeholders.  In essence 
the Charrette is the main mechanisms to deliver 
a well-structured process to plan and design 
collectively. According to the National Charrette 
Institute, collective design typically challenge 
all development conventions; including codes, 

standards, and finance mechanism. It also 
challenges people’s perceptions regarding growth 
and traditional planning and design. 

Charrettes are designed in various phases.  The 
Elemental Group has developed a five phase 
Charrette format that addresses all challenges 
through the planning and design process. This 
model has proven to be the most effective in 
facilitating and building consensus for future 
projects that can be implemented or are buildable. 
These phases include: A. Research and Education, 
B. Community and Stakeholder Outreach, C. 
Charrette, D. Community and Stakeholder Feedback 
and E. Implementation

The Charrette phase is the most fun, interactive 
and collaborative part of the process.  This day is 
a very intense day all stake holders; organizers, 
community members, elected officials, technical 
personal, business owners and community leaders 
all come together to develop and agreed on an 
idea, a design plan or a policy recommendation.  
The day starts with presentations by researchers, 
designers, planners and facilitators, and it is follow 
by the actual Charrette event at which all people 
sit in different tables forming teams to developed 
concepts and programs and designs or master 
plans for their community. After community 
teams have completed their design/planning or 
programming exercise, the group selects a team 
representative to present their concept, ideas and 
solutions on their design to the other teams

After the day of the Charrette, the process continues 
and the design, research and planning team 
reconvenes to refine ideas and develop the final 
product. In this phase the community is not involve 
anymore but it continues to have an active and 
energized participation with their designers and 
community developers. The Charrette process 
concludes with one or more final presentations to 
the public to seek feedback on pre final designs and 
community master plans. 

Charrettes are powerful tools and if utilized correctly 
during the planning and design process they will 
bring very valuable information. This will enable 
developers, officials, researchers and designers to 
create healthier and more sustainable communities. 
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DESING CHARRETTE
Newtown and Elemental organized and reached 
out to community members, community leaders, 
city official and other stakeholders to work in the 
main design Charrette. On July 2nd all stakeholders 
gathered at Hatton Hall in the City of Tempe where 
five design table facilitators assisted participants 
into envisioning the design and planning of a 20 
to 25 housing unit development. Participants and 
table facilitators discussed site selection, number 
of housing units that they would support in either of 
the two locations, one site in the City of Tempe and 
one in the City of Mesa. Both sites offered different 
amenities and infrastructure and are located in 
distinct different urban settings. 

The City of Tempe site is located at the SE corner 
of South Cedar Street and Apache Boulevard. This 
1.42 acre site is positioned almost in the heart of 
Tempe Downtown, just one block east of Arizona 
State University and right across one of the busiest 
Valley Metro Light Rail Stations. The Mesa 1.21 
acre site is located on a secondary street but just 
one block south of Main Street and an upcoming 
light rail station. Both sites were selected based 
on same criteria; close to reliable transit systems, 
urban amenities and safe communities. Charrette 
participants assessed urban assets, liabilities 

and outlined desires of amenities or services that 
they would like to see being developed close 
to those sites if they were to live in the future 
housing development. These ideas represent their 
needs and vision assessment on the prospective 
community.

Participants were invited to attend the event from 
9:00 a.m. to 3:00 p.m. while all organizers and 
facilitators gathered at 8:00 a.m. to set up the event 
room and display materials. All stakeholder design 
teams were given a full aerial of their site, one for 
Tempe and one for Mesa and design kits which 
included LEGO blocks, housing unit space blocks 
and color pencils to design their sites and ideal 
housing units. Three teams designed concept 
plans for the Mesa site while two teams designed 
concepts for the Tempe site. In all, five master site 
plans were developed and seven housing units 
that ranged from one floor to three floors and 600 
sqf to 1,600 sqf. Participants were please with most 
amenities that surrounded both sites. However 
there were concerns about traffic issues for the 
Tempe site as well as the housing complex being 
overpopulated by students only. The Mesa site 
offered a quieter environment, but the lack of a 
close grocery store and other amenities nearby was 
also a concern. 
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P8
The Tempe site is located in the Hudson Manor 
Neighborhood and covers 1.42 acres. This 
neighborhood was envisioned in the early 1940’s by 
Conrad Carlson along with Mr. Hudson. Soon after 
that the first homes started construction in 1948. 
The neighborhood was characterized by old tree 
growth which included hundreds of cottonwoods 
and other trees that were planted as far back as 
1870. The trees made of this former farm land a 
paradise of shaded areas near downtown.  Sadly, 
“between 1950 and 1957 approximately 20,000 of 
the Valley’s estimated 28,000 Cottonwoods along 
the canals and street-side laterals were removed.” 
(Association, 2014). Despite the removal of all of 
these trees many remain in the neighborhood and 
continued to provide extensive shade in streets 
and housing lots.  The back and front yards were 
designed to be flood-irrigated which provided an 
ideal place to walk comfortably during the hot  
summer season. Homes didn’t get as hot as those 
located in neighborhoods with fewer trees. 

The homes in this neighborhood were modest 
and small for current 2014 standards. All homes 
were between 800 and 1200 s.f. with lots between 
60x120 feet and 80x150 feet with large backyards 
overall. The lots facing Apache today are much 
larger, between 100x200 and 150x300 feet. Most 
properties in this neighborhoods continues to be 
flood-irrigated and provide enough water to sustain 
the tree population that has characterized Hudson 
Manor since its inception. 

The selected site for our charrette exercise is a 
310x200 feet (62,000 s.f.) and occupies a highly 

strategic location in modern Tempe. It is located 
at the SE corner of Cedar Street and Apache 
Boulevard. This location offers a wide range of 
amenities within walking distance: grocery stores, 
schools including Arizona State University and 
many other institutions such as the Southwest 
Institute of Healing and New School for the Arts 
and Academics. The site is complete with a light rail 
station across the street, a grocery store, restaurants 
and many retail and commercial small businesses.  
Overall this site comes with most amenities needed 
to serve a great majority of future dwellers and 
visitors. 

Despite the many amenities of this site, charrette 
participants were concerned with traffic issues 
on Apache Boulevard, speeding, crime activity 
and students overpopulating the neighborhood, 
a condition that is already pushing the limits of 
current residents’ tolerance. “The estimated Hudson 
Manor crime index is 8% higher than the Tempe 
average and the Tempe crime index is 49% higher 
than the Arizona average. The estimated violent 
crime rate is 8% higher than the Tempe average 
and the Tempe violent crime rate is 11% higher 
than the Arizona average. The property crime rate is 
8% higher than the Tempe average and the Tempe 
property crime rate is 53% higher than the Arizona 
average.” (Association, 2014) 

Crime and traffic issues are of great concerns for 
families, especially those with small children and 
these are considerations that frequently play a 
significant role in selecting a neighborhood.

TEMPE SITE & EXISTING NEIGHBORHOOD CONDITIONS
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The first exercise in the participatory planning workshop involved participants assessing the positive 
aspects of the Tempe Site. Community assets are defined as “anything that can be used to improve the 
quality of community life” and may include people, places, services and businesses. Only some specific 
assets were outlined. Most assets were categorized in groups in consideration of the many amenities that 
currently exist on and around Arizona State University, Apache Boulevard, Rural Road and in adjacent 
neighborhoods to Hudson Manor. 
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Arizona State University. ASU was identified as one 
of the most prominent assets overall. This institution 
not only offers great programs for current and 
prospective students but it is also an economic 
driver in the region, and offers employment to 
thousands of academic and administration 
professionals. 

Hotels. Multiple hotels were recognized as 
economic drivers and center for employment 
opportunities. Within a mile circumference there 
are five hotels including the Four Points which 
was identified as a place for gathering not only for 
visitors but for local residents. 

Restaurants and Cafes. Pitta Jungle, Istanbul Café, 
the Vine among many other restaurants were 
listed as excellent amenities for entertainment and 
ones that also offer multiple entry employment 
opportunities. It is very convenient to choose almost 
any food style that could be within walking distance.
 
Schools. Thanks to the large number of students 
that ASU brings to the area, many schools such 
as the Southwest Institute of Healing or the New 
School of the Arts and Academics provide services 
or programs to local residents and students. These 
schools were recognized as small business that 
increase economic activity overall.

Parks. Hudson Park was refurbished in 2007. This 
is a small park with the amenities of many medium 
sized parks. It is located right in the heart of Hudson 
Manor and offers facilities for skating, grilling areas, 
playgrounds and a basketball court. Creamery 

Park is also within a half a mile from Cedar Street 
and Apache Boulevard. These two places were 
identified as great assets for the community and in 
particular for young families with children.

Grocery Shopping. Hudson Manor is located in a 
very strategic location. Food City is right across the 
street from the proposed housing site. This grocery 
store was identified as low-end venue for groceries. 
In addition there are various ethnic markets and 
international food restaurants such as Khai Hoan 
that offers high quality East Asian food.  Safeway a 
full service grocery store is located within one mile 
from the site and offer all kinds of household good 
and groceries. This store was regarded as a great 
asset for all neighboring areas including Hudson 
Manor.

Convenience & Fast Food. Convenience stores 
such as Circle Ks or gas stations are very prevalent 
in this area. The same can be said about fast 
food restaurants such McDonalds, Taco Bell or 
WHATABURGER.  These type of businesses were 
noted as not ideal places for shopping or food 
intake but as places that bring economic activity, 
tax revenues to the city and low-end employment 
opportunities. 

Public Transportation. Access to the Light Rail, 
especially right across the street from proposed site 
was identified as a major asset that allowed access 
to Phoenix and Mesa. Both of these locations offer 
a wide range of amenities, from sports events to 
high end restaurants, jobs, entertainment venues, 
education and much more. 
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The second exercise in the participatory planning workshop involved participants assessing the negative 
aspects of the Tempe Site. Community liabilities are defined as “anything that tampers with the quality 
of community life” and may include people, places, services and businesses. This site location was 
recognized as a great place for a housing project, yet some concerns were raised in relation to public 
safety. 

LIABILITIES
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Transit. Participants in workshop identified high 
traffic and speeding as two main concerns that 
could affect their quality of life and reduce public 
safety. Participants were mostly concern with 
traffic and speeding along Apache Boulevard citing 
not only daytime traffic issues but outlining more 
serious issues with night time intoxicated drivers 
coming in and out of the many bars and housing 
complexes around ASU. 

Noise. Traffic and light rail noise was listed as a 
minor concern along Apache Boulevard. There was 
no mention of the potentially students being too 
noisy. 

Parking. Another car related issue. Traffic, speeding 
and parking were top topics of conversation for 
this site. Participants were concern with having 
sufficient parking along the street for themselves 
and visitors.

Crime. Hudson Manor seems to have a relatively 
steady crime activity per statistics mentioned above. 
Participants were primarily concern with petty crime 
such as robbery and occasional residential break-
ins. Overall crime at Hudson Manor is 8 percent 
higher than the Tempe average and the Tempe 
crime index is 49% higher than the Arizona Average 
and it represents a serious issue. 
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Workshop participants were asked to suggest 
changes to existing amenities or to propose new 
amenities that relate to community services, streets 
and transportation, recreational facilities, active 
living and/or healthy food. The following map 
depicts desired elements for Hudson Manor site.
Walkable pathways. Adding walkable well shaded 
pathways to the Hudson Manor District to connect 
to the different amenities was identified as a 
priority to increase walking and heighten safety. 
Residents would like interconnected pathways from 
the selected site with ASU, restaurants and local 
schools. These changes reflect desires eminent to 
site location. 

Stoplights and crosswalks. Residents in this area, 
including students frequently use these streets to 
get groceries, got to ASU or attend a destination 
location such as Pita Jungle or a local bar. Installing 
a stoplight or hawk light (high intensity activated 
crosswalk) with a well-marked crosswalk would 
increase pedestrian safety. Apache Boulevard’s high 
traffic and speeding issues are a major concern for 
families for small children.  

Traffic Calming. This specific request was not 
outlined as such but it reflects the various concerns 
that workshop participants have along Apache Blvd. 
Painting or changing street textures could direct 
drivers to slightly reduce their speed while driving 
along high housing density corridors.

DESIRES
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Two site plans were developed during the design participatory workshop process for the Tempe site. One 
site plan was envisioned by Perry Becker and community participants and one by Elizabeth Lassuy co-
founder of VESTA Communities. Both design teams focused on bringing the community together while 
maximizing housing unit counts and standardizing housing units for future replicability and transferability. 
Also both designs included a significant commercial and or live-work component on units facing Apache 
Blvd. 

TEMPE SITE & UNIT DESIGN

BECKER SITE DESIGN
Becker and his team focused on maximizing 
frontage visibility for all live-work units facing 
Apache Blvd. All of these units will have a store 
front main access for future uses as office, retail 
or services. The site also includes two main 
accesses, one on Apache Blvd and one on Cedar 
Street. Participants identified the need for a large 
community space which was envisioned and 
designed in the back-center of the site plan to 
allow maximum privacy and safety for all residents. 
This area is one of the main amenities for all future 
residents that have young families or the need for 
recreating and gathering activities within their own 
housing complex.

Site Program. This site was developed with a heavy 
live-work component facing Apache Blvd. A total 
of 24 units were laid out of which 11 that are facing 

Apache Blvd have commercial and or office space 
in first floor. In addition 13 more units were designed 
as single family attached townhomes. This site 
offers almost 8,000 s.f. of private community and 
pool space for resident gatherings and recreational 
activities. It includes twelve community parking 
spaces for visitors and access-exit point on both 
Apache Blvd. and Cedar Street are also included. 

Landscape Design. The landscape for most of the 
site was designed with desert friendly landscape 
plants with aggregate accents red volcanic rocks 
and cacti along Apache Blvd. A green belt of grass 
was proposed along the backs of all townhomes to 
make them more appealing to families with small 
children. The entire community recreational space 
was designed with grass to allow residents a cool 
and comfortable space for physical activity or social 
gatherings.
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HOUSING AND COMMUNITY SPACE

Two floor housing units

Rear loading garages Pool Area

Enclosed courtyard and play area
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Community and Recreational Space. This site offers 
7,780 s.f. of green space with cooking grill stations, 
a 30,000 gallon community pool, space for lawn 
chairs and a 1000 s.f. Ramada for shade. This space 
also offers plenty of natural shade with desert trees 
and small bushes along the north and south sides 
of space.

This view was taken from the west side of the 
community and recreation space. The perspective 
features the back of three bedrooms and two floors 
housing units. The communtiy and pool area ideally 
would would be fenced. This was not included in 
this image to open the overall view and appreciate 
the character of this possible housing development.
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Unit design was envisioned and developed based 
on resident charrette participants.  Most participants 
weighed different unit options and opted for the 
traditional two and three bedroom unit. 

Townhomes Units. Thirteen two floor townhomes 
with 1,460 s.f. of livable space and a one car garage 
with an option for two cars depending on final 
design. These units accommodate three bedrooms, 
living room, dining room and kitchen with three and 
a half bathrooms with a small 153 s.f. back patio. 

Live-work Units. Eleven live-work units were 
designed for all units facing Apache Blvd. Each one 
of this units offers 1,200 s.f. of livable space and a 
one car garage with 200 s.f. of work space on the 
first floor. All units are equipped with two and a half 
baths, two bedrooms,a den, a kitchen, living room 
and dining room. These units do not have a private 
yard. The floor plan for these units is the same as 
townhomes. However, garages are adapted to host 
the work area including a portion of the kitchen.

BECKER UNIT DESIGN
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Elizabeth Lassuy and her team designed this site plan with the concept of “community housing” in mind. 
Based on their experience in co-hosing their idea was to design an enclosed space in which the residents 
would have maximum exposure to each other, thus allowing them to participate in daily activates with one 
and other.  To accomplish this the VESTA team designed a site plan that keeps all car access, circulation 
and parking outside the community and main housing unit. A secondary commercial and retail space was 
included in the SE corner of Apache Blvd and Cedar Street.

VESTA SITE DESIGN P16

Site Program. This site was developed with a 
primary shared common central area of 12,000 s.f.. 
This area offers circulation space only and a central 
grass only play and gathering area for residents and 
visitors. A total of 21 housing units were laid out of 
which five units are one floor and 16 units are two 
floors.  The five one floor units are facing Apache 
Blvd with an additional eight units sitting on top of 
those units and commercial retails space bringing 
the front housing and commercial component to 
a total of three floors on Apache Blvd.  All eight 
units on back of housing complex are single family 
two floor town homes. The site plan design also 
includes 2,800 s.f. of commercial space located at 
the SE corner of Apache Blvd and Cedar Street, this 
space can also be use in its totally or partially for 
community uses. 

Landscape Design. The landscape for this site 
was envisioned in three sections. The primary 
community space was designed with lush green 
grass to allow for play and community gatherings.  

This space is completely enclosed with housing 
units all around it and mostly insulated from car 
access, parking and circulation space.  The second 
landscape section is right off of Apache Blvd by 
the main access drive into the parking lot. This 
space was designed with desert native plants and 
volcanic rock aggregate to minimize water usage 
while creating a welcoming scene for visitors and 
residents.  The last landscape section corresponds 
to the surrounding green belt around the parking 
slots in the perimeter of the proposed site.  This 
area has a dual purpose, to make the parking lot as 
pleasant as possible and also a place where cars 
can park and remain relatively cool under the shade 
trees. 

Community and Recreational Space. This site 
doesn’t have a specific community gathering space, 
instead it has almost 12,000 s.f. of common areas 
where people can have small gathering on the 
central lawn which also allows for circulation to all 
housing units. 
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This site is located in the West Mesa Central 
Neighborhood and covers 1.20 acres. This 
neighborhood is located in one of the oldest 
sections of the City.  Overall “The City of Mesa 
has a complex and rich history.  From its 
prehistoric roots to today's dynamic business and 
residential community, Mesa has seen it all.  The 
first prehistoric people to live in Mesa were the 
Hohokams who flourished in the valley for over 
1,500 years.  They were farmers and canal builders 
who lived in large communities of up to 500 people.” 
(Museum, 2014). During this time settlers in Mesa 
were scarce and no real neighborhoods had been 
formed. Ocacional conflicts between the Pima and 
Maricopa along the Gila River and the Yavapai, 
and the Apaches by Salt River didn’t provide space 
for the development of solid neighborhoods. In 
1865 the first permanent settlement took place 
after the US Army established Fort McDowell. The 
establishment of the Army created the conditions 
for Anglo settlements in Phoenix, Tempe, and Mesa. 
(Museum, 2014) 

The first settlers came from Utah in 1877 sent 
by Brigham Young. The "Utah Company" was 
originally sent to establish "stations on the road". 
Over the years more settlers came from Utah and 
housing development started to flourished. For 
centuries agriculture was the foundation and main 
economic activity of this region which attracted 
the employment of many African-Americans and 
the resurgence of Mexican-Americans. However, 
racial tensions made many of these residents feel 
unwanted and they ended up moving to other parts 
of Arizona, including areas of East-Lake Garfield 
and others in West Phoenix. Today the population 
make up in this neighborhood is from European 
descent. Sixty-four percent of this area population is 
Caucasian, 19 percent Hispanics or Latinos and a 
small 3.5 percent of African-Americans.  

The first homes were modest bungalows, some of 
them with a small basement space that provided a 
cooler area for preserves and storage. Most homes 

were below 1,000 S.F. with small front porches and 
medium size backyards. Residential lots in West 
Mesa Central were about 50X100 feet or larger, in 
some cases up to 150 feet deep. These properties 
as well as those in Hudson Manor were flood-
irrigated which provided a perfected environment 
for high tree growth with plenty of shade. All 
properties located between 8th Street, 8th Ave, 
Country Club and Mesa Drive continued to have 
access to flood irrigation. 

The selected site for our charrette exercise is a 
310X160 feet (49,600 s.f.) and occupies a prime 
location in Central Mesa. This site is not located 
just one block from Main Street which is a main 
artery full of small businesses, restaurants and 
other amenities that could provide services to 
potential future residents at this location. Within 
walking distance you can find City Hall. Benedictine 
University, a recently established institution is 
rapidly expanding and offers not only educational 
opportunities but also a source of employment for 
academics, administrators and service personnel. 
Small restaurants such as Inside the Bungalow and  
Republica Empanada are wonderful destinations 
for social gatherings, wining and dining. The newly 
developed Light Rail Station will be connecting 
Mesa Downtown to the greater Tempe and Phoenix 
Metro areas that employs a large percentage of 
Valley residents. This includes ASU where local 
students will be able to commute much more 
comfortably. 

Despite the wonderful location of the prospective 
Mesa Housing Site, it also comes with some 
challenges. The estimated crime index in West 
Central Mesa is 6% higher than the overall average 
for the entire city. This also includes an estimated 
6% higher violent crime and property crime rate 
than the rest of the city. Nonetheless, Mesa seems 
to be safer than the rest of Arizona with an average 
of 3.66% lower crime in all three categories than the 
rest of the State. 

MESA SITE & EXISTING NEIGHBORHOOD CONDITIONS
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The first exercise in the participatory planning workshop involved participants assessing the positive 
aspects of the Mesa Site. Community assets are defined as “anything that can be used to improve the 
quality of community life” and may include people, places, services and businesses. Only some specific 
assets were outlined. Most assets were categorized in groups in consideration of the many amenities that 
currently exist in and around Mesa City Hall and Main Street. 

ASSETS

RESTAURANTRESTAURANT

RESTAURANT

RESTAURANT FAST FOOD

PARK

PARK

PARK

SCHOOL

SCHOOL

SCHOOLSCHOOL

SCHOOL

SCHOOL

SCHOOL

SCHOOL

POSTAL

SI
TE

GARDEN

CHURCHCHURCH

CHURCH

CHURCH

CHURCH

CHURCH

CHURCH

CHURCH

GOVERNMENT

GOVERNMENT

GOVERNMENT

ARTS
CENTER

MUSEUM
LIBRARY

HOTEL

FIRE

FIRE



P19
Mesa City Hall. City Hall was identified as a 
very important asset that provides employment 
and services for all residents. Some workshops 
participants outlined the convenience of having 
City Hall around the corner to deal with all property 
issues and services. 

Community Garden. The Mesa Urban Garden which 
is located right across the street of site’s location 
was identified as a fundamental asset for future 
residents the project. The Garden is seen as an 
opportunity for community making and a place to 
learn about how to live sustainably. 

Restaurants and Cafes. Inside the Bungalow, 
Republica Empanada and Mangos Mexican Café 
among many other restaurants were listed as 
excellent amenities for entertainment and ones that 
also offer multiple entry employment opportunities. 

Schools. Thanks to the large number of students 
that Benedictine University, a satellite office of 
University of Arizona, the Heritage Academy and 
other public schools brings to the area, Downtown 
Mesa is becoming a hub for education which brings 
great economic development and employment 
opportunities for small businesses and local 
residents. 

The Natural History Museum, History Museum, 
and Public Library. All three of these institutions 
are located within walking distance, although 
over a mile away, their location and service to 
the community was seen as a great asset for 
educational opportunities for all residents in West 
Central Mesa.  

Parks. The Pioneer Park is a medium size park 
that is located barely over a mile away from the 

selected site. This park is highly equipped, in early 
2014 this park was upgraded and comprises 
multiple Ramadas for social gatherings, bathroom, 
a basketball court and plenty of green space for 
recreation. No other parks are located within 1 mile 
from this site.  Gateway Park is also located within 
walking distance at Mesa Drive and Main Street. 
However, this park offers minimum amenities with 
only places to sit and rest. Stapley Park at Broadway 
and Center has a small Ramada for gatherings and 
a basketball court providing a perfect venue for 
youth to recreate. 

Grocery Shopping. Access to a full grocery store 
was identified as one of the main issues to address. 
West Central Mesa does not have a full grocery 
store within walking distance and the closest stores 
are along Country Club over a mile away. This is 
an issue that cities and developers are trying to 
address to reduce car dependency and increase 
physical activity. 

Convenience & Fast Food. Convenience stores such 
as gas stations are somewhat present in this area 
but also not within walking distance. The same can 
be said about fast food restaurants such as Taco 
Bell that is located at the corner of Country Club 
and Main Street. Main street however has a wide 
variety of small restaurants and commercial venues 
such as sports stores, antiques, galleries and other 
venues for entertainment.

Public Transportation. Access to the Light Rail is 
nearly completed and it will open a few LR stations 
along Main Street. Currently West Central Mesa is 
serviced by bus lines only. These buse routes are 
expected to be removed once the light right starts to 
operate. 



The second exercise in the participatory planning workshop involved participants assessing the negative 
aspects of the Mesa Site. Community liabilities are defined as “anything that tampers with the quality 
of community life” and may include people, places, services and businesses. This site location was 
recognized as a great place for a housing project, yet some concerns were raised in relation to public 
safety. Participants in workshop identified crime activity and the lack of a full service of grocery store.
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Transit. Participants didn’t identify transit issues of concern. The site is located on a street with low traffic 
and no speeding issues. 

Amenities. Grocery stores were mentioned again as a potential liability to serve low-income families. The 
lack of this main amenity was listed a major component for neighborhood stability. 

Crime. West Central Mesa has lower crime rates than the rest of Arizona and much lower rates than 
Tempe. However, crime continued to be listed as an issue of concern. Specially home burglaries and cars 
brake ins.  
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Workshop participants were asked to suggest 
changes to existing amenities or to propose new 
amenities that relate to community services, 
streets and transportation, recreational facilities, 
active living and/or healthy food. The following 
map depicts desired elements for the site on West 
Central Mesa.

Walkable pathways. Adding walkable well shaded 
pathways to the West Central Mesa District to 

connect to the different amenities was identify as 
a priority to increase walking and heighten safety. 
Participants would like to see an increase in more 
shade along 1st Avenue and Hibbert Road to 
connect with Main Street. 

Grocery Shopping. Bringing a full service food 
retailer was identified as priority to serve West 
Central Neighborhoods. 
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Three site plans were developed during the design participatory workshop process for the Mesa site. One 
site plan was envisioned by Nic Smith owner of Phudamental, PLLC and Kurt Creager former Housing 
Director for OTAK Inc. A second site was envisioned by Yumiko from Athena Studio, a final third scheme 
was developed by John Anderson from 180 Degrees Design + Build. All three design teams focused on 
bringing the community together while maximizing housing unit counts and standardizing housing units 
for future replicability and transferability. 

MESA SITE & UNIT DESIGN

PHUNDAMENTAL-OTAK SITE DESIGN
Nic Smith, Kurt Creager and table charrette 
participants focused on maximizing full access 
to all units for both, car accessibility and 
pedestrian accessibility. All housing units have 
direct access to a two-car garage and access 
to a small green area in back of units. 

Site Program. This site was developed as a 
housing complex only. No live-work units were 
considered feasible given the location of site 
on a non-primary artery. A total of 20 units 
were planned, out of which four units were 
located facing 1st Avenue. All housing units 
and overall site are connected with a main 
central vehicular corridor which expedites 
mobility. Residents would have the opportunity 
to walk to 1st street though the green areas 
in back of units or use street. This sites 
offers almost 5,400 s.f. of private community 
and pool space for resident gatherings and 
recreational activities. The site comes with 
one main access into 1st Avenue and offers 
the possibility of connecting it with a potential 
future housing project on the lot located on 
south side. 

Landscape Design. The landscape for most 
of the site was designed with desert friendly 
plants with aggregate red volcanic accent 
rocks and cacti along 1st Avenue and around 
the four front housing units. A partial green 
belt of grass was proposed all along the backs 
of all townhomes located in the middle to 
make them more appealing to families with 
small children. The main access is composed 
of hardscape street space for vehicular 
circulation and pedestrian walkability. 

Community and Recreational Space. This site 
offers 5,380 s.f. community space with cooking 
grill stations, a 30,000 gallon community pool, 
space for long chairs and a 500 s.f. Ramada 
for shade. This space also offers some green 
areas for play on the north side of pool.
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Recreation and Play Area

TownhomesTownhomes
TownhomesTownhomes

Townhomes Townhomes
Townhomes Townhomes

Vehicular
Access

1st AVENUE

Parking Parking

Two floor housing units

Pool Area

Alternate three floor housing units

PHUNDAMENTAL-OTAK SITE DESIGN

The Phundamental-OTAK Design feautures two floor townhomes housing units with an alternate three 
floor units.
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Unit design was envisioned and developed based 
on resident charrette participants.  Most participants 
weighed different unit options and opted for the 
traditional two and three bedroom unit. 

Townhomes Units. This team designed twenty 
two-floor townhomes with 1,407 s.f. of livable space 
and a 452 s.f. garage for two cars. These units 
accommodate one guest/family room on the lower 
floor with access to a 90 s.f. patio with direct access 
to the green belt. The second floor accommodates 
one master bedroom equipped with a full bathroom 

and one standard bedroom, one additional visitors’ 
full bathroom, kitchen and living space.
 
The Phundamental-OTAK team also designed 
concepts for three floor units. These concept ideas 
were incorporated in ATHENA’s three floor design 
concepts. 

PHUNDAMENTAL-OTAK UNIT DESIGN
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Yumiko Ishida and her team designed this site plan paying particular attention to resident walkability and 
connectivity among all housing units without venturing on car dedicated corridors. This site includes three-
floor units and main centralized generous community space. The site plan is highly defined by a green belt 
and trail all along the back of housing units which also offers opportunities for physical activities. Given 
the conditions of the site, it only offers access to and from 1st Avenue. This was also designed to access a 
potential housing development in a lot located south side of the property.

ATHENA SITE DESIGN

Site Program. The Athena site is defined by 
its green belt along the back of most housing 
units, its centralized community and pool 
area, and main pedestrian accessibility away 
from vehicular access. A total of 20 units 
were designed for this site with a 6,800 s.f. 
of community space. All units are north and 
south orientations and have access to garages 
through a back access cul-de-sacs. The 
Athena team was the only team that designed 
three floor units which open the site and 
allowed for more green space. 

Landscape Design. The landscape for this 
site was envisioned in three sections. The 
primary community space and green belt were 
designed with lush green grass to allow for 
play and community gatherings. This space 
is completely enclosed with housing units all 
around. Vehicular access is limited to garages 
and pedestrian corridors are insulated from 
cars all together. the green belt was envision 
as a green space with grass and a pedestrian 
trail with native desert plants and bushes. 

Community and Recreational Space. The 
Athena team designed a 6,800 community and 
pool space. This space is characterized by a 
500 s.f. community room, adjacent Ramada 
and about 1,000 s.f. of green grassy area for 
active play. Surrounding the pool there is 
space for seating and other physical activities. 
This space also offers grill areas for cookouts 
and overall gatherings.
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Unit design was envisioned and developed based 
on resident charrette participants.  Most participants 
weighed different unit options and opted for the 
traditional two and three bedroom unit. 

Townhomes Units. Twenty 1,676 s.f. three-floor 
units sitting on grade were designed with north and 
south orientations. The Athena team was the only 
one that designed three story units among other 
options. The three story units offer a 679 s.f. lower-
floor with 379 s.f. of livable space hosting the living 

room and a 400 s.f. garage for two cars. The second 
floor comprises of two bedrooms, kitchen and 
dining room including front walkable balcony. This 
floor also has the laundry room and a full bathroom. 
The third-floor offers a very generous 488 s.f. master 
suite with a master bedroom and a full bathroom 
with two sinks, a sitting and reading area and a 
beautiful 135 s.f. balcony with high views. This units 
also has a service stairway to roof.

ATHENA UNIT DESIGN
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John Anderson, Jonathan Peiffer and their team designed a car-less pedestrian housing master plan. 
This site is characterized by a centralized pedestrian corridor that feeds all townhomes without having 
any access for cars. All cars access the site through the adjacent drive property on the east. As proposed 
on this site plan, this is possible through a share-use agreement with adjacent property owners. The site 
is equipped with almost 5,000 s.f. of pool and recreation area with green lush grass for active play with 
grills and sitting areas for cookouts. All cars park on east the side of property the and people walk to 
their housing units. This site design has only one access into and from 1st Avenue, and offers the future 
opportunity to connect with the site located on the south side. 

180 DEGRESS SITE DESIGN

Site Program. The 180 Degrees Team site 
is defined by its desert scape belt along the 
back of most housing units, its centralized 
pedestrian walkway surrounded with green 
lush grass and community and pool area. The 
site does not offer access to cars, instead all 
cars access site through adjacent property 
drive which could be possible through a 
share-use agreement. A total of 22 units 
were designed for this site with a 5,000 s.f. of 
community space and Ramada. Units are not 
facing any particular direction as they wrap 
pedestrian corridors.  

Landscape Design. The landscape for this site 
was envisioned in two sections. The first is 
the “unwalkable” sections which are located 
behind the townhomes. This desert belt is 
primarily covered with volcanic rocks and 
small desert bushes. The second section is the 
pedestrian corridor which is landscaped with 
green lush grass which allows a fresher and 
cooler space to walk. Both sites have desert 
trees in various different locations. 

Community and Recreational Space. The 180 
Degrees team designed a 4,972 s.f. community 
and pool space. This space is equipped with 
a small Ramada located on the west side of 
pool. In addition to the Ramada for shade and 
sitting areas, the pool is surrounded with green 
grass for active play. This space also counts 
comes with four shade trees strategically 
located on the south side for more efficiency. 
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Unit design was envisioned and developed based 
on resident charrette participants.  Most participants 
weighed different unit options and opted for the 
traditional two and three bedroom unit. 

Townhomes Units. Twenty two 1,198.70s.f. Two-
floor units sitting on grade were designed facing 
multiple orientations. The lower floor offers one 

regular bedroom and one master bedroom with 
a full bathroom, another full bathroom to service 
additional bedrooms and visitors, kitchen and a 
living-dining space. The second floor offers a single 
simple 337.17 s.f. bedroom/playroom with access to 
a 54 s.f. balcony. 

180 DEGREES UNIT DESIGN
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All participants were encourage to write down their 
comments and selected their preferred options for 
both, site design and unit design. During all four 
community meetings we collected over 400 post-it 
notes with many comments outlining participants’ 
likes and dislikes. Data was collected from three 
location; during two community meetings at the 
City of Tempe, once at the City of Chandler with City 
Staff and once at the City of Mesa and Benedictine 
University. The following preferred scores reflect 
the comments and selections from all participants 
collectively in all three locations and from all 
meetings.

Site Desing Preferences

Two teams focused their efforts in designing site 
plans and unit plans for the site located in the City 
of Tempe. The Becker Site Plan was the most liked 
plan for the Tempe Site. Fifty three participants 
mentioned that layout and unit counts, including 
a generous and privately located recreation area 
was the best design. The VESTA Communities 
team followed this with 41 participants selecting as 
a great place, in particular because it provided a 
secure space for gatherings and kids play.

Three teams focused their efforts in designing site 
plans and unit plans for the site located in the City 

of Mesa. The 180 Degrees and NEWTOWN Team 
site plan was the most liked plan for this location. 
Forty one participants mentioned that layout and 
the incredible walkability. No cars were allowed in 
this design and all parking was set in the perimeters 
of the design. The Athena team site plan was well 
regarded due to its well designed and centralized 
recreation and pool area. People also frequently 
mentioned how nice it was to have a green belt 
to cross virtually the entire site without having to 
walk on drives and other vehicular access points. 
Thirty seven participants selected this site as a 
second option. Finally 27 participants selected the 
Phundamental for a potential housing project. 

Unit Desing Preferences

Unit design selection was relatively well balance. 
Twenty-nine participants selected the Becker unit 
as the favorite one, followed by the unit design 
by the Phundamental team, 180 Degrees, VESTA 
and Athena. Most comments were focused on site 
design. The most common comment on unit design 
outlined access to a garage and no more than two 
floors for a particular unit.

QUALITATIVE PREFERENCES P29
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Preferred Housing Unit Designs
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