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What is the Urban Land Institute?

The Urban Land Institute (ULI) is a 
nonprofit research and education 
organization that focuses on 
issues of land use and real estate 
development.

ULI’s Mission:  

To promote leadership in the 
responsible use of land to create 
and sustain thriving communities 
worldwide
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What is the Urban Land Institute?
With over 30,000 members worldwide, 
the heart of the ULI experience is an 
open exchange of ideas, networking 
opportunities, and the ability to work 
with the leaders of the land use industry.

Members include:

•Developers
•Builders
•Engineers
•Attorneys
•Brokers
•Planners
•Market Analysts
•Investors, Bankers and Financiers 
•Academicians
•Architects and Designers
•Public officials
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Advisory Services at ULI
• Panels since 1947
• 15-20 panels a year
• Panel provide independent, objective & 

candid advice to governments, private 
firms and non-profits.

• Panelists are volunteers; not paid
• Process

– Review background materials
– Receive a sponsor presentation & tour  
– Conduct stakeholder interviews
– Consider data, frame issues and write 

recommendations
– Make presentation
– Produce a final report
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ULI Daniel Rose Center for Public 
Leadership in Land Use

Mission Statement

“.  .  .  to encourage and support excellence in 
land use decision making.  By providing public 
officials with access to information, best 
practices, peer networks and other resources, 
the Rose Center seeks to foster creative, 
efficient, practical, and sustainable land use 
policies.”
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Rose Center Panels

• Four Cities: Nashville, Phoenix, 
Minneapolis & Philadelphia

• An integral part of the Rose Center 
Fellowships

• Focuses on a specific land use policy 
issues facing the Rose Center 
Fellowship Cities

• Involves the 4 Fellows from each City
• Combines the Rose Center Mission 

with the independent and objective 
advice of a ULI Advisory Services 
Panel.
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Panelists
• Chair: David Leininger, Senior VP 

& CFO, DART, Dallas
• Mami Hara, Principal, WRT, 

Philadelphia
• Kathleen Rose, President, Rose 

& Associates Southeast, 
Davidson, NC

• Mark Shapiro, Principal, Mithun, 
Seattle

• Aaron Sussman, Senior 
Redevelopment Planner, 
Sacramento Housing & 
Redevelopment Authority
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Phoenix Panel

• How can Phoenix help 
attract TOD to station 
areas?

• How can rail transit & 
TOD help “green” the 
city?
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Outline
• Observations – David Leininger
• Urban Design Framework – Mami Hara
• TOD Density Considerations – Aaron 

Sussman
• Sustainability, Economic Impacts & Project 

Assessment – Kathleen Rose
• Sustainable Design Approach -- Mark 

Shapiro
• Next Steps/Action Plan – David Leininger
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Observations 
Assets ~ Regional & Corridor

Regional
• ASU
• Medical/Healthcare
• Sports/Entertainment
• Convention/Tourism
• Airport
• Light Rail ~ ridership & frequency

• Cultural Arts
• Public Art
• Grid Infrastructure

Corridor
• Mountain Views
• Canal
• Indian School/Park
• Heard Museum & Arts
• Central Library
• Unique 

Shops/Restaurants
• Stable & Historic 

Neighborhoods
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New Area Investment

• City Scape
• Portland Place
• Central Park East 

(Freeport/McMoran)
• ASU Downtown 

Campus
• Convention Center
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Challenges
• Lack of station area planning 
• Contextually ~ missing a Corridor vision
• Definition of Green goals & metrics
• Fragmented roles with various agencies
• Regulatory Code ~ variances
• Limited tools for incentives
• Lack of disposition strategy for City-owned lands
• Communicating with one voice ~ public & private 

sectors
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Urban Design Framework

Mami Hara
Principal, WRT, Philadelphia
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Building an Urban Design Framework

•priorities among assets
•topography
•circulation
•water
•parks
•energy
•development
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topography: orientation + views
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circulation: integrating modes 
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water: function + amenity
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Sickla Canal - Denmark
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Seoul, South Korea
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Indianapolis, IN
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GreenPlan Philadelphia, Philadelphia PA
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7th + Camelback

St. Lukes

Park Central

12th + Washington
Gov’t Core

ASU

Tourism Ctr

CBD
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Gov’t Core

ASU

Tourism Ctr

CBD
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Gov’t Core

ASU

Tourism Ctr

CBD



Rose Center Advisory Panel
Phoenix, AZ

February 2010



Rose Center Advisory Panel
Phoenix, AZ

February 2010

Palo Alto, CA
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Eco Boulevard de Vallecas– Madrid, Spain
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Orquideorama – Medellin, Colombia
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TOD Density Considerations

Aaron Sussman
Senior Redevelopment Planner

Sacramento Housing 
and Redevelopment Authority
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TOD Corridor Questions

• Light rail corridor demands higher level of 
density to be sustainable

• Current development patterns are auto oriented 
suburban

• What is an appropriate level of density within the 
LRT Corridor?

• Is it possible to achieve density with growth 
patterns in Phoenix?
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Corridor Potential for Growth

• Position the corridor for growth
– Grab the population share

• 400,000 new Phoenix residents – Where do they 
live?

– What percentage of future growth should go 
on the orridor?
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Current Built Environment

Key Demographics
Density 4-5 DU/AC
Units 5,400 Units
Population 10,800
Acres 1,360
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TOD Corridor Density Gradient
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Van Buren/Central Ave Station Area
Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

Van Buren/
Central Ave

50 100 40 192 9,600 19,200
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McDowell/Central Station Area
Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

McDowell/
Central Ave

40 80 30 224 8,900 17,920
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Thomas/Central Station Area
Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

Thomas/
Central

30 60 25 240 7,200 14,400
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Indian School/Central Station Area
Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

Indian 
School/
Central Ave

25 50 20 256 6,400 12,800



Rose Center Advisory Panel
Phoenix, AZ

February 2010

Camelback/ Central Station Area
Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

Camelback/
Central Ave

10 20 15 272 2,720 5,400
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Districts –
One Mile 
Increments

DU/AC People
per acre

% of 
Roads

Net 
Acres

Units 
Allocated 
to TOD 
Corridor

Population
allocated to 
TOD Corridor

Camelback/
Central Ave

10 20 15 272 2,720 5,400

Indian 
School/
Central Ave

25 50 20 256 6,400 12,800

Thomas/
Central

30 60 25 240 7,200 14,400

McDowell/
Central

40 80 30 224 8,900 17,920

Van Buren/
Central Ave

50 100 40 192 9,600 19,200

Totals 1184 33,540 67,080

Net Totals 28,140 56,280
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Summary

• Develop a housing goal for the TOD 
corridor

• Determine the capacity for the corridor
• 1,500 to 2,000 units per year to absorb
• Patience – the market may not experience 

this absorption rate in the near term
• Over 20 years – 16% of future Phoenix 

growth in this scenario
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Sustainability, Economic Impacts & 
Project Assessment

Kathleen Rose
President, Rose and Associates Southeast

Davidson, North Carolina
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Green = Sustainability – what is it?
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Society – Placemaking
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Economic Impacts – 3 terms for context
• Economic Base is a description of the industries or other income sources 

that bring money into a region (rather than merely circulating money already 
present). 

– Basic industries are those which depend on income from outside the region, thus bringing 
money into the region. 

– Non-basic industries are those which generally sell to residents or businesses already in 
the region. 

• Input-Output (IO) Models 
Households, businesses, and governments are intertwined in a complex 
web of interdependent relationships based on producing, selling, and 
purchasing goods and services

• Fiscal impact modeling
Fiscal impact analysis is an estimation of the impact of a given project (e.g. 
a new rail line) or direct economic change (e.g. layoffs) on public sector 
revenues and expenditures
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Economy
• Economic Impacts

– Demonstration of viability of green initiatives
• Market

– Supply & Demand
– Housing/Jobs Balance

• Financial Feasibility - Public
– Infrastructure investment
– Public & Civic spaces
– Fiscal issues of revenue/cost relationships

• Financial Feasibility - Private Investment
– Risk Management
– Return on Investment/Profitability
– Life cycle of capital investment and operating costs
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• Capture ~ market share of jobs/housing
• Business Advocacy
• Neighborhoods
• Redevelopment
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Evaluating the Corridor
• Data review
• Interviews
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TOD/Green Evaluation Criteria
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TOD/Green Evaluation Criteria
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Walk Score

• Walk Score helps people find walkable places to live. Walk Score 
calculates the walkability of an address by locating nearby stores, 
restaurants, schools, parks, etc. 

• Walk Score measures how easy it is to live a car-lite lifestyle—not how 
visually appealing the area is for walking. 

• The higher the Walk Score the more conducive the area could be to 
TOD/Green goals.

A property’s Walk Score is a number 
between 0 and 100. General guidelines:
90–100 = Walkers' Paradise
70–89 = Very Walkable
50–69 = Somewhat Walkable
25–49 = Car-Dependent
0–24 = Car-Dependent (Driving Only) Walkscore.com



Rose Center Advisory Panel
Phoenix, AZ

February 2010



Rose Center Advisory Panel
Phoenix, AZ

February 2010

TOD/Green Evaluation Criteria



Rose Center Advisory Panel
Phoenix, AZ

February 2010

Rankings
Site Evaluations Site 1 Site 2 Site 3 Site 4

Station 3 Station 7 Station 15 St. Luke's
7th St Park Central Small site Hospital

Property Attributes
Land Area for TOD Potential 1-10 10 5 2 4

Existing or Planned Transit Station 1-3 3 3 3 1

Adjacent large properties 1-3 2 3 1 2

Seed Development 0 or 7 0 7 0 0

Location at BRT / LRT 1-3 3 3 3 1

Subtotal 18 21 9 8

Accessibility
Average Traffic Count 1-3 3 3 1 1

Parking Utilization less than 85% 0 or 2 2 0 2 0

Walkscore Rating 1-10 7 10 4 2

Subtotal 12 13 7 3

Third Party Interests
Member City/Developer Interest 0 or 10 10 10 10 10

Targeted Area (TOD Overlay) 0 or 5 5 5 5 0

Station Area Plan Completed 0 or 5 0 0 0 0

Subtotal 15 15 15 10

Market Potential
Population Density 1-21 12 10 8 5

Area Median Household Income 1-21 15 20 10 10

Population Growth Rate 1-10 7 7 5 5

Median Income  Growth Rate 1-10 7 7 3 3

Tapestry Segment 1-20 16 18 10 10

Subtotal 57 62 36 33

Total Score 102 111 67 54
Max 143 143 143 143

Rank 2 1 3 4
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Station #3 – 7th & Camelback

 15.5 acres

 C-2 TOD-1
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0.5 miles ~ 10 minute walk

Station #3 – 7th & Camelback
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Station #3 – 7th & Camelback
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Station #7 - Park Central

 41 acres

 C-2 HR HGT/WVR TOD-1  
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Station #7 - Park Central

0.5 miles ~ 10 minute walk
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Station #7 - Park Central
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Sustainable Design Approach

Mark Shapiro
Principal, Mithun

Seattle
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Environmental 
• Resource Conservation ~ energy, water, 

materials = reduced carbon footprint
• MicroClimate ~ urban heat island, light pollution
• Clean Air & Water
• Recycle, Reuse, Renew ~ re-adaptive use
• Healthy Active Lifestyle ~ pedestrian friendly, 

multimodal, locavore (food)
• Habitat Preservation ~ open spaces, native 

species, placemaking
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The Top  Ten

1 Create a Positive Pedestrian Experience
2 Create a Heart
3 Diversity of People, Uses & Form
4 Appropriate Density
5 Think Ped Shed
6 Catalyze with Public Investment
7 Mind the Economic Gap
8 Get the Parking right
9 Integrate Neighborhood Resource Systems
10 Celebrate Stakeholder Ownership in the Design
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Create a Positive 
Pedestrian Experience
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Street Section
Water Retention

Rose Center Advisory Panel
Phoenix, AZ

February 2010
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The Outdoor “Room”
Create a Positive Pedestrian Experience Rose Center Advisory Panel

Phoenix, AZ
February 2010
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Destinations Close By
Community Spaces

Rose Center Advisory Panel
Phoenix, AZ

February 2010



Rose Center Advisory Panel
Phoenix, AZ

February 2010

Destinations Close By
Community Spaces
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Destinations Close By
Community Shopping & Services
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Lacey Gateway Town Center
Lacey, WA
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Create a Heart
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Predevelopment Metrics Rose Center Advisory Panel
Phoenix, AZ

February 2010
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Predevelopment  Water Use Conditions
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February 2010
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2050 Per Code Water Use Conditions
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102,000,000 Gallon Reduction

92,000,000 Gallon Reduction

37,000,000 Gallon Reduction

22,000,000 Gallon Addition
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Create a Place
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Passive Design
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Water Resources
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Energy
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Osborn 
Middle 
School

Valley Lutheran 
High School
& Mt. Cavalry 

Lutheran Church

Colter Park

Metro Light 
Rail Station

Multi Family
Multi 
Family

Quarter-mile 
radius
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Metro Light 
Rail Station

Barriers

Surface Parking 

Quarter-mile 
radius
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Connectivity
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Station Area Concept
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Station Area Concept
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Next Steps/Action Plan

David Leininger
Senior VP & CFO

DART, Dallas
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Strategies Next Steps Long Term Short Term Goal/Result

• Implement Station Area Planning

• Create service delivery standards 
and expectations (timing, 
frequency and coordination with 
other modes)

• Pursue redevelopment 
opportunities and initiate public 
private partnerships with highest 
priority locations

• Determine “who does what” to 
ensure accountability

• Create a strategic marketing plan 
that communicates the vision

• Create easy accessibility of 
information with a variety of tools

• Create a strategic development 
policy that incorporates 
incentives, development 
opportunities and other tools 

• Facilitate  redevelopment 
opportunities at Station 3 & 7 sites

• Complete & Adopt Station Area 
plans for high priority locations

• Achieve service delivery 
expectations

• Complete the plan and 
communicate with the community

• Track progress, successes & 
failures

• Collaboration with agencies& 
stakeholders  around Vision & 
Plan for the North Central 
Corridor 

• Continue to build on opportunities 
at all station locations along the 
corridor

• Benchmark results and define 
metrics for success

• Review Vision & Plan metrics for 
changes/benchmarks

• Create the “Cool Factor” to 
delight and excite the riders and 
stakeholders of the corridor 

• Create a strategy for programming 
the corridor (1st Fridays)

• Complete & Adopt Station Area 
plans for all station locations

• Maintain service delivery 
expectations

• Accomplish enthusiasm and 
loyalty of riders and stakeholders

Market & Urban 
Development 

PR/Promotional 
Communications 

First a Vision: 
A Collective & 
Collaborative 

Effort 

Station Area 
Planning 

Consensus 
North Central will have a 
vision that is unified and 

embodied by all its citizens 
& stakeholders.

Realization 
The North Central corridor 

is identified as a “Great 
Boulevard” 

Sustainability
The North Central corridor 

will have a jobs/housing 
balance, and capture its 

share of  the growth  while 
maintaining quality of life 

and sustainability. 

Market Success
The North Central corridor 
will be regarded as a high 

value location and 
destination by the  majority 

of target audiences both  
internally and externally

Action Plan for Phoenix Green Line Corridor
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Station Area Fact Sheets

111
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Station Area Fact Sheets

112
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Concluding Comments

• Celebrate your victories – you have many
• It will take time and proceed in fits and 

starts
• Your best near-term TOD opportunity is 

Park Central – focus on it
• Washington is a different kind of corridor 

than Central and needs its own strategy
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The following people took the time to discuss 
their perspectives with our panel:

Maria Hyatt, Assistant to the City Manager | Sid 
Anderson, Street Transportation Department | Matt 
Fraser, ASU | Kammy Horne, URS | Grady Gammage | 
Kevin Kellogg, ASU | Don Keuth, Phoenix Community 
Alliance | Steve Betts, Suncor | David Schell | Tim 
Sprague, Habitat Metro | Kimber Lanning, Local First | 
Reid Butler, Butler Housing | Tim Frakes, Weingarten 
Realty | Marc Soronson, Friends of Transit | Matt 
Seaman, Design Review Standards Committee | Brad 
Brauer, Willo Neighborhood | Brian Davidson, Encanto
Village | Jasper Hawkins | Jay Hicks, AECOM | Teresa 
Brice, Arizona LISC | Mike Lieb
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