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1. Introduction
A. Setting
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The Fiesta District is located in the southwestern portion of Mesa and covers approximately 2 square miles.The District is rougly defined by the Tempe
Canal on the west, Extension Road on the east, US 60 on the south and
includes the commercial properties just north of Southern Avenue. It represents the second largest employment center in the City of Mesa with approximately 16,000 employees.
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The Fiesta District is indeed a hub for advanced business and financial
services, health care and retail industry. In addition to being an excellent
location for businesses that require Class A office space and executive hotel
accommodations, businesses take advantage of quick access to the US 60
and Loop 101 freeways and numerous area amenities. The District’s existing conditions, provide the area with an incredible amount of daily activity
as its users come to work, learn, shop and seek the services of a number of
providers. this District has a very strong foundation with the high daily user
traffic allowing for an opportunity of untapped potential. To make an area
vital requires people, to make people stay, it requires a “destination”. From a
revitalization standpoint, this project is more about creating a sense of place
for the daily users to enjoy and want to stay, than attracting people. The
foundation is already set, providing a great condition for revitalization.
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The District is home to several community and area icons including a regional medical hospital – The Banner Desert Medical Center, Mesa Community College and a regional mall – The Fiesta Mall, and the Mesa Financial
Plaza (also known as the Bank of America Tower). The Distict is also home
to several moderate and small sized traditional shopping centers and a golf
course. More than 20 restaurants are within walking distance of area office
developments and parks.

A Revitalization Strategy Report for the Fiesta District done by the International Economic Development Council (IEDC) and International Council of
Shopping Centers(ICSC) in March 2004 identified the need to define a brand
and a sense of place for the area as well as improving the aesthetics and the
pedestrian flow within the area. The Fiesta District Design project was initiated by the City due to a similar discussion raised by the Fiesta Stakeholders
Group consisting of the major property owners in the District.
This Design Project was proposed in response to concerns that businesses
would continue to depart this employment center if the District’s image and
condition did not improve. This Fiesta District Design Handbook and Implementation Plan was developed over an eighteen-month period, beginning in
April 2008, in collaboration with the City, the Fiesta Stakeholder Group and
other members of the Community.
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One of the driving forces behind this revitalization effort was the knowledge
that private interests were preparing and in some cases in the process of
making substantial investments in the area. Conservative projections put the
improvements value at well over $500 million Coupled with the synergy of
strategic improvements proposed by the City, this private-public nexus results
in a real opportunity for the District to evolve into a thriving, exciting, and economically vibrant area.
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B. Project Objectives
The City selected the consultant team consisting of PMC (Public Outreach,
Branding, Urban Design, and Finance), Sloat Landscape Architects (Landscape, Streetscape, Design), PBS & J (Transportation Planning, Design) and
Liquid Line Design (Branding and graphic design) for this revitalization effort.
The key project objectives specified for this project included,
1. Develop a brand
2. Identify transportation and pedestrian linkages

INTRODUCTION & VISION

3. Identify the cost of implementation to define a sense of place
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The goal of the branding componet of this project is to create a brand/logo or
icon that would be flexible enough to accommodate the needs of a diverse
group of businesses—from large corporate bodies to small retailers—but still
be able to convey a sense of place to the project area. The brand would also
need to be able to be incorporated into design elements, way-finding and
other signage in addition to the existing and/or planned brands promoted by
tenants within the District. The circulation component of this project aims to
connect the monumental and diverse entities in the district with a multi-modal
approach while maintaining functionality and improving safety. The Design
component of this project seeks to improve the overall appearance and atmosphere of the district through the built environment.
The District Design Handbook includes the following elements in response
to the project objectives:
•

A brand for the District that will clearly articulate the area’s identity
with a unifying theme that provides a “sense of arrival and place”.

•

Urban design recommendations, concepts, and guidelines/standards
for public and private improvement for new and existing development
in the District.

•

A circulation plan that enhances aesthetics, safety and connectivity throughout the district, new development and improvements to
existing development for major stakeholders, mixed-use strategies,
revised pedestrian, bike and vehicular circulation and transit recommendations, as well as emergency access and peak travel demands.
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•

An innovative community outreach program that involves the public
in effective ways that keep the public updated on the project process,
builds consensus, and brings together the community and the District’s stakeholders, meanwhile extracting valuable input on preferences for district identity.

•

An implementation plan to provide steps for realization of the district’s
vision. This plan includes a fiscal impact analysis as well as all action
items associated with the Branding, Urban Design and Circulation elements including: priorities, costs estimates per improvement, lead
agency for undertaking the action, and funding sources for each.

The Fiesta District Urban Design Principles, which emerged from the public
outreach process, are the foundation
for the District’s vision. The District vision creates a uniquely, identifiable
area for Mesa that is an economically
vibrant, pedestrian-friendly, and an active, urban destination. Revitalization of
the Fiesta District will again transform
this major City employment center to
“THE” place of destination within the
metro area.
Imagine a future for the Fiesta District that is…
•

A pedestrian-friendly destination with an integrated mix of
land uses (retail, office, institutional, residential, entertainment
and cultural) woven together by
attractive and cohesive street
improvements and buildings.
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2. District Vision
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•

A district of with a diversity of entertainment and evening uses, restaurants with outdoor dining, adorned with broad sidewalks, plazas and
gathering spaces that feature shaded places for outdoor enjoyment,
attractive atmosphere, and engaging performances.

•

A distinct area that is clearly defined by its unique “branding” and
sense of place. The unique public signage, festive banners, lush landscaping and active pedestrian environment let you know when you
have arrived, and you know when you have left, giving the District a
welcoming feel of its own.

•

An urban atmosphere with
buildings facing and interacting with the street creating an
interesting and engaing pedestrian environment. New development moves forward to the
sidewalk and seas of parking
no longer dominate the frontage. Suburban development is
a way of the past, as automobiles learn to share the district
with other users.

•

A place where new businesses are eager to locate and are attracted by
the improvements and the encouragement the City gives to investors,
merchants, and property owners.

•

A place for living as well as
working, shopping, learning
and doing business. New and
more urban style residential
development will attract a diversity of age groups, while
new offices spaces, residential
town homes, and apartments
will flourish above and behind
ground floor uses, and promote
a more “walkable” environment.
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•

Supported by an expanded and improved public transit system, including a new District Circulator with frequent and conveniently located stops including a connection to the proposed light Rail line north
of the District.

•

Enriched with new cultural and recreational facilities to support the
mixed-use environment and reinforce the District as a well connected
and pedestrian friendly environment.

Imagine a future for the Fiesta District that embraces the unique and monumental uses of the area and celebrates its diversity.The Fiesta District of the
future is the District of the past, only envigorated!

3. District Brand

Fiesta District stakeholders and community representatives agree that “Fiesta” is still a recognizable name and one that should be incorporated into
the branding effort. The feeling expressed by most representatives was that
no matter what the City named or branded this area, its association with the
word “Fiesta” would endure. For that reason, the team looked at a range of
variations including:
•
•
•
•
•

Mesa Fiesta
Fiesta Mesa
Fiesta District
Fiesta Promenade
Mesa Heights

•
•
•
•
•

Fiesta Heights
Fiesta Crossings
Fiesta Crossroads
Viva Fiesta
Fiesta Palisades

B. The Color Scheme
Finding a single color scheme that is appropriate for all business interests in
the area is challenging. Discussions identified a variety of options both revered and reviled by the group. So-called “Sedona Red” was reviled; blues
and greens were revered.
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A. The Name
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C. The Brand Look
The Consultant Team created more than 20 iterations which were vetted
through City staff and the key stakeholders who would be actually incorporating the proposed design into their materials.
D. The ‘BRAND’
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Colorful. Energetic. Adaptable. Fun. The Fiesta District will be vibrant pedestrian area which crosses over between business, commerce and homes. The
logo and color palate make it possible for it to be adaptable to any business
in the area, and the variety of colors reinforces the eclectic, “fiesta-like” feel
stakeholders were seeking.
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For a detailed description of the branding process, refer to the Branding Chapter

E. Branding the Private Realm
The private realm includes all privately held property. As part of the impetus
for this project, the private development community is looking for ways to help
brand the Fiesta District. Concepts and guidelines presented in this Handbook for branding the private realm include:
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•
•
•

Private development and directional signage
Furnishings and fixtures on private property
Landscaping

For details on these elements, refer to the Private Realm Design Chapter

F. Branding the Public Realm
The public realm includes all publicly held parcels and Right-of-ways. Implementing the Fiesta District Brand in the public realm will be the most effective
and consistent way to create continuity throughout the District. Concepts and
guidelines presented in this Handbook for branding the public realm include:
•
•
•
•

Public monument and directional signage
Public Streetscape furnishings and fixtures
Landscaping
Public Spaces

G. Use of Brand Icon
The new logo should be incorporated in any/all collateral materials designed
for economic development by the City and made available to all property and
business interests in the area.
For further details and concepts on district brand implementation, see the Private and Public
Realm Design Chapters

4. Visioning Process
As with any planning process, stakeholder engagement and involvement were
crucial to future acceptance of the project itself. This project consisted of a
well-designed and proactive outreach program to ensure that business interests, developers and representatives from the college and the hospital, as well
as residents and representatives of the City, were involved.
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For details on these elements, refer to the Public Realm Design Chapter
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The following activities were conducted to capture the Community vision and
preferences for Fiesta District. These meetings are a result of a collaborative
effort between the Consultant Team, City Staff and Partners in the Fiesta District.
•
•
•
•
•
•
•

Project Kickoff meeting with Stakeholders and City Staff
One-on-one meetings with individual stakeholders.
Meetings with City staff and decision makers.
Focus groups with representatives from the community and business
leaders.
An “Open House” event designed to solicit community input.
2 Community Workshops and
Public presentations

INTRODUCTION & VISION

A. Kickoff Meeting
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The consultant team made its initial presentations to the Economic Development Advisory Board and City staff (representing the City Manager’s office,
Planning, Public Works and Economic Development) on April 2, 2007. The
purpose of these meetings was to introduce team members and explain the
opportunities for involvement and the overall goal of the Revitalization Plan.
B. Stakeholder Meetings and Focus Groups
Throughout the month of April, the consultant team conducted individual
meetings and focus groups with key stakeholders to learn more about their
assessment of the area and their plans for future development and investment. Several stakeholder meetings were held to gain an understanding of
existing issues, future plans, opportunities and concerns. Meetings were
held at Banner Desert Medical Center, Mesa Community College, Fiesta
Mall, Mesa Fiesta, Poco Fiesta, Fiesta Village, and with other business and
property owners in the District. In all cases, people were asked about their
impressions of the area, ideas for future improvements and a variety of other
questions relating to both brand development and the overarching revitalization effort.
C. Stakeholder Interviews
During the first phase of the project, citizens and stakeholders were asked
to provide both a structure and guiding principles for the visioning process
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during a series of interviews and at public workshops held at the Fiesta Mall
in June 2007 and the Dobson Ranch Library in July 2007.
Workshop participants were asked to list their priorities for the Fiesta District.
Key responses included:
•
•
•
•
•

Entertainment – (nice restaurants, movie theatre, etc)
traffic improvements
updated landscaping
more shade/improved pedestrian environment
upscale retailing, and

•
•
•
•
•
•
•

lane reconfigurations
Improved signage
transit-related preferences (park and-ride, district shuttle service and
transfer stations) and
monuments/signage (gateways, public art and fountains)
maintaining a balance between functionality and aesthetics
instilling a sense of value and relevance for those visiting, locating their
business in the District
establishing Fiesta as a unique, special place to visit shop and / or
live.

Each of these elements are captured and addressed through the District
Branding Plan, circulation plan, design concepts, guidelines, and standards
for public and private improvements. The Implementation Strategy provides
financing options, estimated improvement costs with recommended phasing
& priorities for these elements.
D. Open House Event
Beginning the project’s community outreach effort was an informational open
house event held on June 5, 2007, from 5 to 8 p.m. in the center court at Fiesta Mall, with an estimated attendance of over 250 people. The goal of the
workshop was to include the various District stakeholders who would reflect
the community’s vision of a new and improved Fiesta District. The workshop
elicited comments on the role, location, and design of various elements of
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Participants were also asked to list their top preferences to improve the area
visually. Key responses included:
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the Fiesta District. At this workshop, three panels were displayed with varied
elements of sidewalks, medians, landmarks (i.e., fountains), and designs;
participants were asked to select and prioritize public design elements. The
public was asked to consider the various design plans and to vote regarding their preferences on pedestrian linkages, bus connections, signage, and
intersections. The visual preference panels included the potential branding of
the area as well as improvements to aesthetics and the flow of traffic through
the area. The attendees of the event voted on what they thought should be
the top priorities for the City which informed the design of the public and
private realm elements of this Handbook.
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A “walking tour” was conducted by use of a large scale floor map display.
Attendees were questioned on their likes, dislikes, and concerns about the
district being considered for revitalization.
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The event was successful not only because of its large attendance, but also
for the amount of feedback on many aspects of the Fiesta District and the
proposed changes. The community involvement brought the neighborhood
and stakeholders together and developed a consensus-based plan to be
incorporated into the other elements. The information from the event will be
critical in informing and directing the implementation element of the project.
Public outreach efforts for this event:
•

Press releases about the event were distributed from the City and Fiesta Mall to the local media. The workshop was also promoted in
the mall with signs and was listed on the Mesa community calendar.
Prior to the workshop, Fiesta Mall staff hand-delivered the open house
flyer to their 145 retailers and had the flyer available at their guest services center. The Fiesta Mall sent an e-mail blast to over 4,000 guests
through their resident database just prior to the open house.

•

The outreach process also extended to local businesses in the Fiesta
District. City staff went door-to-door in the area to educate business
owners and staff about what was happening in the Fiesta District and
gave them a flyer for the open house.

•

The City of Mesa announced the event date through an e-mail blast to
6,500 people a few weeks prior to the event. The City also disseminated a press release about the event to the media two weeks prior to
the event.
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•

A major stakeholder database was created combining the lists of the
participants, developers, businesses, and legislators; the database
was also used to inform people about the events.

•

The major CBS- and ABC-affiliated as well as local television news
channels covered the event. When one story ran during prime time,
it incited about half a dozen or so people to come to the event and
participate.

•

Sign-up sheets were posted so that workshop attendees could be
informed of future events. Comment cards were available for participants to provide any input they may not have mentioned while attending. Notification efforts for the meeting targeted all property and
business owners in the district as well as Mesa residents and neighborhoods adjacent to the district (including Dobson Ranch, Park Place,
and the Longmore Alliance).

E. Branding Workshop & Online Polling
A branding workshop was held for key stakeholders on July 24 from 3 to 5
p.m. at the Dobson Ranch Library, prior to the community workshop with
residents also held at the library. This key stakeholder workshop focused
on the purpose of the branding and outcomes, project overview and status
report, outcomes of past outreach, and design. A visual preference survey
was used to poll stakeholders on the District name, possible color schemes
and logos for the final District Brand. This workshop included about 11 attendees. Key stakeholders at this particular workshop included representatives from the local chamber of commerce, the largest employers in the area,
homeowners associations, developers, and the college and hospital representatives.
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After the workshop concluded, stakeholder input was considered and used
to develop a series of “final round” logos for the district which would be
posted on a website and voted upon by the stakeholder committee members who funded the branding component of this design project.
Upon announcement of the top-scoring District “brand”, the Stakeholder
Committee recommended that the polling of the District name should be
opened up to the entire community for a greater audience of input. Over 250
online votes were cast to weigh in on the final District name, which proved a
sentiment to the original “Fiesta District”.
F. Community Design Workshops
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Community Design Workshop #1
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The Consultant Team and the City of Mesa held a community design
workshop for about 25 attendees on July 24, 2007 from 5:30 to 7:30
p.m. at the Dobson Ranch Library. The Consultant Team conducted a
presentation, and local residents were asked to participate in an interactive visual preference survey to gauge what concepts for the future
Fiesta District appealed to them, and the importance of various types of
improvements. Residents were asked their opinion on future land uses
and possible design elements and “imagery” that would help guide the
future designs of the public and private realm design guidelines of this
handbook. Participants shared with the City their insight into the desires
and needs of the community. Comment cards were also available if for
some reason the attendees did not feel comfortable speaking up.
Community Design Workshop #2
The second Community Design Workshop was held at the Fiesta Mall on
September 23rd, 2008 from 5:00pm-7:00pm. A self-guided visual slide
presentation outlining the project’s process, progress and outcomes to
date was provided. In addition, visual displays were used to solicit feedback and allow for question and answer with the consultant team. Comment cards to solicit feedback and gauge public opinion on the project’s
Branding and Design elements were distributed. All materials were made
available on the City’s website.
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G. Public Presentations
Throughout the project process, City Staff and the Project Team made presentations to and solicited input from the advising body (the General and
Economic Development Committee and Mesa City Council) as well as a
broad cross section of City staff.
H. Media Coverage
Throughout the life of this project, excitement was generated on the District’s revitalization through various media outlets. Several stories in the local
periodicals, local television news stations, and even radio interviews were
conducted with the consultant team regarding the project’s progress. The
interest generated by the community and media, contributed greatly to the
attendance rates at community outreach efforts as well as to visits to the
City-hosted Project website.

Initial project research included several on-site visits to the project area,
review of relevant City resource documents, review of branding strategies
used by key stakeholders (Banner Desert Medical Center, Fiesta Mall, Mesa
Community College and others), as well as those of smaller malls and businesses clusters. The consultant team also reviewed psycho-demographic
data and spending patterns of local residents as well as surplus and leakage
reports for local businesses within the project area.
A. Resource Documents Reviewed:
•
•
•
•
•
•
•
•
•

Fiesta District Revitalization Strategy Report (IEDC/ICSC) March 2004
Park Plan
Regional Transportation Plan
Mesa Transportation Plan
RPTA Pedestrian-Oriented Development Guidelines
Pedestrian Policies and Design Guidelines
Pedestrian Policies and Design Guidelines (prepared by Maricopa
Area Governments)
General Plan
Zoning Code (and Design Guidelines)-
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5. District Evaluation
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B. Circulation Analysis
The goal of the circulation analysis was to document the existing circulation
system(s) and assemble all of the readily available existing data in order to
provide a foundation for the planning and engineering analyses.
System Inventory
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As one of the first tasks in the circulation planning efforts for the Fiesta
District, the consultant team conducted a complete inventory of the existing transportation system in the immediate area of the project as illustrated
below.
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Some of the key features of the existing transportation network in the study
area are summarized in the following table.

FIESTA DISTRICT DESIGN HANDBOOK
INTRODUCTION & VISION

Southern

Dobson

Through Lanes

3 each direction

Median

Two-way
left-turn and
some narrow
raised areas

Lane Widths

12 feet

Transit Stops

In travel lane

3 each
direction
Two-way
left-turn
and some
narrow
raised
areas
12 feet
In travel
lane
17.5 to 30
feet (approx)

Roadside Area Width
17.5 to 29
(Roadway Edge to R/W) feet (approx)

Alma
School
4 each
direction
Narrow
raised median
12 feet
In travel
lane
13 to 33.5
feet (approx)

Longmore
2 each
direction
Two-way
left-turn
and some
narrow
raised
areas
12 feet
None
13.5’ to
43.5’ (approx)

The consultant team also gathered electronic files containing the City’s GISbased data (rights of way, transit routes, bicycle routes, roadways, structures, etc.) and aerial photography for the study area. The data collected in
the field was combined with the GIS data and superimposed on the aerial
maps in a comprehensive AutoCAD-based circulation exhibit.
Stakeholder Interviews
On-site interviews/discussions with the key stakeholders were conducted to
identify specific circulation concerns, history of infrastructure improvements,
and planned site improvements. These interviews and key topics of discussion were held with City Staff, and several of the major land holders and
stakeholders in the Fiesta District. Based on data and information collected
in these interviews, the following additional data was analyzed and assembled to form the basis for review and evaluation of the circulation system
alternatives, which led to the project preferred alternative.
•
•
•
•
•
•
•

Bicycle accident analysis
Pedestrian accident analysis
Crash fatalities analysis
Traffic volumes
Bicycle lanes/routes maps
Programmed transportation improvements
Public transit routes/schedules
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Feature
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C. Urban Design Opportunities & Constraints Analysis
The Opportunities and Constraints Analysis presents a snapshot of the existing urban design conditions in the Fiesta District and analyzes the District’s
urban design fabric based on the Kevin Lynch approach to defining City
identity. The Lynch evaluation criterion includes Paths, Edges, Nodes, Districts and Landmarks. The nature of these criteria is summarized in the table
below.
Evaluation Criteria
Elements
Paths
Edges
Nodes
Districts
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Landmarks
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Nature
Channels for movement
Barriers or boundaries
Focal Points of intensive activity
Larger sections with some recognizable identity
Visible reference points
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WEST SOUTHERN AVENUE

L
SOUTH
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ALMA SCHOOL ROAD

DOBSON ROAD

L
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L

U.S. ROUTE 60

Fiesta District Design Plan
Opportunities and Constraints
Existing Pedestrain Pathway
Proposed Pedestrain Pathway
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Potential Pedestrain Pathway
Existing Bike Lane/Route
Existing Pedestrian Node

L

Existing Landmark

L

Proposed Landmark
Primary Gateway
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SOUTH

L

L

L

Secondary Gateway

Proposed Pedestrian Node

Edge

Major Automobile Node

Fiesta District Boundary

DISTRICT OPPORTUNITIES AND CONSTRAINTS
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Paths: Pedestrian and Bicycle Paths

District roadways are extremely wide and
not pedestrian in scale. Landscaping along
pathways is sparse and shade is infrequent,
making the district visually physically disconnected. There is a lack of contiguous development fronting along pedestrian paths creating a non-cohesive “street wall” which is typically necessary
for contributing to a hospitable urban pedestrian environment. Development
setbacks are staggered, and parking often occurs adjacent to the pedestrian
realm, and district crosswalks are widely spaced demonstrating a lack of
emphasis on the pedestrian.
Opportunities
Sidewalks are contiguous and generally, in good condition.
Longmore is designated as an official “City bike route”. Longmore is not
an arterial, and has a narrower Right-of-Way, making it more hospitable to
pedestrian and bicycle users than other District roadways.
Opportunity exists for a connector to link major District uses between Hwy
60 and Southern.
Existing street widths allow for opportunity for increased landscaping and
pedestrian pathways.

INTRODUCTION & VISION

Existing pedestrian and bicycle circulation
in the Fiesta District is currently provided by
both the public and private sectors. Public
sidewalks are contiguous and in good condition, and private realm connections too,
are provided and maintained. The observed
disconnect in pedestrian and bicycle circulation exists between the public and private realms as well as between individually
owned private properties.
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An opportunity exists for an enhanced or possibly raised pedestrian crossing or over crossing. along South Alma School Road at either the northern
or southern entrance to the Fiesta Mall
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Constraints
There is a lack of north-south connectivity.
Pedestrian crossings are widely spaced and infrequent.
Pedestrian and bicycle connectivity exists by public sidewalk. Volumes,
width, and speeds of all roadways are intimidating and inhospitable.
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Existing 2-way left-hand turn lanes reduce capacity and increase number
of pedestrian and automobile conflicts.
Architectural scale, and form along District paths is not conducive to a
walkable pedestrian environment.
Lack of clear connections from private to public realm and between adjacent private properties.
Overhead lines on the north side of southern may cause conflict in landscaping/Streetscaping.

INTRODUCTION & VISION

Pedestrian and Bicycle paths between district uses and neighborhoods
are poor.
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Automobile and Transit Paths
The Fiesta District enjoys accessibility to the Freeway; proximity to Mesa’s
planned Light Rail Transit (LRT) Line, and high automobile volumes, making
this major employment hub of the City an opportune place for infill and redevelopment. Clearly an automobile dominated district, there is a perceived
need for reducing pedestrian and automobile conflict, in order to achieve the
goal of a functional, safe, and active pedestrian environment.
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Opportunities
Great Freeway access and proximity to LRT
New bus transit routes on the calendar (long-term)
Highest Volumes in the City (good for retail)
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Constraints
Other major routes in the vicinity have unavailable capacity, making it difficult to “redistribute” volumes or narrow or omit lanes to increase pedestrian connectivity and hierarchy.
LRT line connection gap approx 1mile to project area. Need for a local circulator for connecting District uses to one another as well as to other key
transportation nodes and possibly City or regional destinations.
Volumes, width, and speeds of all roadways are intimidating and inhospitable to pedestrians.
Little or no interconnectivity between major private properties.
Existing 2-way left-hand turn lanes reduce capacity and increase number
of pedestrian and automobile conflicts.
Lack of reciprocal access between adjacent private properties.
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Edges

•

Highway 60 – this edge is created by a physical sound wall, and a
dramatic elevation change between the freeway and district development. This barrier limits crossing ability and visually divides the
district from the neighborhoods to the south.

•

The Canal – This edge also acts as a clear visual and physical divide, channeling east west access to the District, although providing
a clear gateway into the district. This urban edge can be seen as
a strong opportunity for connecting a recreational multi-use trail to
the district’s planned Paseo system which will continue bicycle and
pedestrian circulation through the Fiesta District.

•

The sound wall along the east side of S Extension Road – This physical barrier creates a disconnect between the Fiesta District’s services
and the neighborhood east of S Extension Road. The termination of
Grove Avenue is an opportune location for a pedestrian pathway into
the neighborhood.

INTRODUCTION & VISION

Edges are defined as barriers or boundaries to a project area. The project
area boundary is defined by Highway 60 to the South (including the entrance
to the Dobson Ranch neighborhood), the Tempe Canal to the West, Extension Road to the East, and all commercial parcels along and adjacent to the
north side of West Southern Avenue. Aside from the designated Project Area
boundary, hard and defined project edges exist. The following edges serve
as an urban barrier that limits connectivity to and from the district, meanwhile creating a clearly defined District with focused entries and gateways.
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Opportunities
Edges serve as a physical project area boundary, giving the area natural
“definition”.
Opportunities for major District gateways exist at:
1) Hwy 60 and S Dobson Road,
2) Hwy 60 and S Alma School Road
3) W Southern Avenue and the Tempe Canal,
4) Southern Avenue and Extension Road and
5) Where S Dobson crosses the northern project boundary
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Opportunities for minor gateways exist at:
6) Hwy 60 and the entrance to the Dobson Ranch Neighborhood
7) Hwy 60 and S Longmore
8) Where S Longmore crosses the northern project boundary
9) Where S Alma School Road crosses the northern project boundary
10) Where S Westwood Road crosses the northern project boundary
11) The Tempe Canal adjacent to Banner Medical’s property (ped/bike
gateway only)
Constraints
District edges act as a physical divide, limiting connectivity

Nodes
Nodes are defined as focal points of intense activity. Major automobile
nodes in the Fiesta District include:
•
•
•
•
•
•
•
•
•

S Dobson Road and Hwy 60
Dobson Road and Circle drive (Banner’s entrance)
Dobson and W Southern Avenue
W Southern Avenue and S Longmore
W Southern Avenue and S Stewart
W Southern Avenue and S Alma School Road
S Alma School Road and the entrance to the Fiesta Mall
S Alma School Road and Hwy 60
S Alma School Road and the entrance to the Dobson Ranch Neighborhood
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Major pedestrian nodes in the Fiesta District include:

•

Banner Desert Medical Center
Mesa Community College
The Fiesta Mall
The Mesa Financial Plaza
The corner of W Southern and
S Longmore
The corner of W Southern and
S Dobson Road

Opportunities
With ample property available for new development, infill or redevelopment, a large number of opportunities exist to plan for pedestrian nodes or
“gathering spaces” when private investment occurs.
Opportunity sites for pedestrian nodes include select locations along the
proposed pedestrian circulatory system, namely:
1) At the intersection of S Extension Road and W Grove Avenue
2) On or adjacent to the future site of the AquaTerra Development on
W Grove Avenue
3) On S Alma School Road at the north entry point to the Mall
4) On S Longmore at the southernmost entry point to the Mall
5) On MCC campus proximate to the site of the track
6) On Banner Medical’s property at the southern entrance along S
Dobson and near the west side of the site along the Tempe Canal.
7) At the current golf course site near the South east corner of the
District
Constraints
Auto nodes identified have extremely high volumes, and are difficult for pedestrians to cross due to light timing and long distances between curbs.
There is a lack of pedestrian refuge from the Arizona sun. Pedestrian gathering spaces in the District today are mostly located indoors.
There is a general lack of gathering places in the Fiesta District. The District could benefit from gathering places created as public or private space
in the form of parks, plazas, Paseos, or even coffee shops/cafes.
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•
•
•
•
•
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Districts
Districts are defined as larger areas within the project boundary with some
recognizable identity. The Fiesta District itself is comprised of a number of
identifiable projects that comprise their own individual sub districts or “campuses”. Sub Districts within the Fiesta District include:
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•
•
•
•
•
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Banner Desert Medical Center
Mesa Community College
The Fiesta Mall
The auto-oriented retail development north of Southern
The general area with pending development projects bounded by
W Southern, Hwy 60, S Extension and S Alma School Road.

Opportunities
The majority of the properties in the District have a low Floor Area Ratio
and are generally underutilized sites. As property values increase and interest and reinvestment occurs, opportunities exist for site infill or consolidation and redevelopment.
Because of the monumental uses present, the project area attracts a large
volume of employees, students and patrons. This fact alone makes the
area a prime location for service uses, entertainment uses, eating establishments, office, and residential development. The Fiesta District has the
foundation in place to build a successful and healthy mixed used environment.
Constraints
The larger developments of the District seem to function as independent
entities, with little interaction or orientation towards the public realm. Building placement is often internal on these larger sites, and does not create
an “edge” to the sidewalk.
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Landmarks
The Fiesta District’s development is very “iconic”
in nature. Monumental uses have a monumental
presence serving as City reference points as well
as and District identifiers. Major visual reference
points within the district include:

•
•
•

The Bank of America Financial Tower
The Fiesta Mall
Mesa Community College Stadium
The Mesa Community College Life Sciences
Building
The Mesa Community College Clock Tower
Banner Desert Medical Center
The Fiesta Lakes Golf Club at the southeast corner of the District

Opportunities
The District is easily identified by the large number of iconic uses or landmarks.
Visual reference points in the District help visitors navigate the project
area.
Many of these large developments are currently reinvesting and engaging
in significant improvements. This serves as an opportunity to work with
property owners to coordinate public and private improvement.
The district has ample opportunity for intensification of larger properties,
and also has vacant properties prime for creation of new district landmarks. Some of these opportunity sites include:
8) The Golf course property – excellent opportunity for an active or
passive open space or pedestrian node of sort.
9) The proposed mixed use development at W Southern Avenue and
Extension Road – an opportunity to coordinate public space on
private property.
10) The AquaTerra development on W Grove Avenue – an opportunity
to create a pedestrian scaled street environment to foster interaction and create an attractive Right of Way along W Grove Avenue.
Constraints
Existing landmarks lack cohesiveness such as commonality in design or
style, contributing to the Districts overall lack of a “sense of place”
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•
•
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The Fiesta District’s high traffic volumes and accessibility make this area a
prime location for investment. In turn, these factors also prohibit a pedestrian
friendly environment. Inconsistent development patterns, scale and massing along with the general lack of pedestrian connectivity within the District
are also contrary to sparking pedestrian interest and comfort. Fortunately,
opportunities exist within the current Right-of-way dimensions to create an
identifiable and pedestrian friendly streetscape.
Because of the monumental uses present, the project area attracts a large
volume of employees, students and patrons. This fact alone makes the area
a prime location for service uses, entertainment uses, eating establishments,
office, and residential development. The Fiesta District has the foundation
needed to build a successful and healthy mixed use, active and urban environment.
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6. Implementation Approach
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To capitalize on the opportunities and overcome the constraints to reflect the
Community’s vision as outlined in this chapter, the following ideas have been
derived and will be implemented in various ways throughout this document.

Implementation Approach
PATHS
Enhance the bicycle and pedestrian environment
along Longmore through landscape and Streetscaping.
Increase the distance between pedestrians and automobiles on all District right of ways while improving
landscaping to enhance the pedestrian experience
and encourage walkability.
Introduce the idea of a pedestrian over crossing on
Alma School at either Mall entrance.
Create prototypical intersection design concepts for
improvements at all major pedestrian crossings.
Identify important neighborhood linkages to and from
the district as well as between uses within the district.
Demonstrate private development concepts and
guidelines that improve the pedestrian environment
through building scale and pedestrian connections.

Document
Location
Public Realm

Public Realm

Public Realm
Public Realm
Private
and
Public Realm
Private Realm
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Public Realm

Private
and
Public Realm

Private
and
Public Realm
Implementation
Vision

Implementation
Private Realm

Public and Private Realm

Public Realm

Public Realm
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EDGES
Develop a public wayfinding program which will implement the District brand and will include major and
minor gateway monumentation and signage.
Identify important neighborhood linkages to and from
the district as well as between uses within the district.
NODES
Develop design concepts and associated guidelines
for gathering places or “pedestrian nodes” on both
public and private property with ample sun refuge.
Recommend a future analysis for optimized signalization timing as part of the implementation strategy for
the District Design implementation
Recommend appropriate land uses and/or activities conducive to the District Vision of a more urban,
walkable and active environment.
Develop incentives for attracting desired land uses to
the District.
DISTRICTS
Develop concepts and guidelines to illustrate how
private projects can develop or redevelop to foster
connectivity and a comfortable “development edge”
to the pedestrian environment.
Recommend the location and design elements for a
pedestrian pathway or “Paseo” through private developments within the district. This will provide a more
interesting and inviting recreation opportunity and increase district connectivity.
LANDMARKS
Craft concepts and design guidelines that assist the
private sector in achieving consistency in urban form
and in implementing the brand (such as through signage or common site elements)
Develop a public wayfinding program which will implement the District brand and will include monumentation and signage ultimately creating a “sense
of place”
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Further information on how the Fiesta District vision and design and elements contained in this handbook can be implemented, are discussed in
Chapter 5 - Implementation. The Implementation Chapter provides a list of
District-specific actions in the form of projects, programs and policies that
can be carried out to help the vision’s realization over time. Priorities, responsibilities, funding and cost estimates are associated with each of these
recommended courses of action.
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