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A Note From the Consultant Team Leader

This document constitutes the Final Report of the Superstition Vistas Consulting Team 
to the Steering Committee and represents our assessment and summary of this 3-year 
process. It is not an official report of the Steering Committee and does not reflect 
the official views or policies of any specific Steering Committee member. Although 
sufficient to provide a touch stone or “jumping off” point for future work across a 
wide array of topics, it is not a complete compendium of all the white papers, interim 
reports, or peer reviews that are also available to interested parties. We believe this 
process is unique and path breaking because of the unwavering commitment to 
balancing economic, community and environmental goals with the best available data 
and significantly improved modeling techniques across a wide spectrum of issues. 

We began with an in-depth analysis of the “values” (i.e., the hopes, dreams and 
aspirations) of Arizonans that could guide a vision for enduring communities on 
Superstition Vistas by preserving what makes their region special and unique. 
Simultaneously, an intensive analysis was conducted of evolving demographics, 
changing housing markets, and future requirements for economic development, 
including the creation of new regional “job cores” for targeted industries and clusters. 
Another analysis focused on the role of Superstition Vistas’ in creating and sustaining 
the “Sun Corridor” mega-region by catalyzing new freeway and rail corridors 
connecting Phoenix and Tucson (through Maricopa, Pinal and Pima Counties) with 
the Vistas in the center. Environmental studies were pursued to preserve the beauty 
and functionality of the Vista’s ecosystems on a landscape scale. These studies were 
augmented by intensive analyses of the environmental potential of the Vista’s new 
urban areas to conserve water and energy, and reduce carbon footprint. 

Applying this values, market, economic, and environmental research, a range of 
scenarios or plausible virtual futures was constructed, each assuming the absorption 
of 1 million inhabitants on Superstition Vistas over the next 50 years. The scenario 
were created by arranging prototype buildings (with each building having four levels 
of water and energy performance) into a spectrum of communities or “place types” 
that were then laid out in various spatial patterns across the entire Vista’s, all 
within potential transportation networks. These virtual futures were then modeled to 
evaluate the effectiveness of key variables (increasing housing density by changing 
unit sizes and types in neighborhoods, improving the interaction of transportation 
and land use, changing the vehicle fleets’ energy efficiency and fuel type, improving 
the environmental performance of buildings, increasing the capacity of road and 
transit networks, varying the amount and location of preserved open space, parks 
and trails, and many more). The cost and effectiveness of many of variables were 
also estimated and modeled. Significantly, the financial performance was evaluated 



for each scenario from the perspective of the Arizona Land Trust beneficiaries (based 
on that scenario’s appeal to economic catalysts, the breadth of the future housing 
markets served, the amount of land ultimately available for sale, and the resulting 
absorption rate). 

All this, for the first time, allows a cost-benefit prioritization of many of the key 
variables for environmental performance and a balancing of the economic, community 
and environmental objectives of sustainability for a new urban landscape. Does 
improving the auto fleet or building transit have the most bang for the environmental 
buck? Is increasing density at the cost of market absorption a smart idea? Once a 
region is organized into a market-driven, transportation-supportive arrangement of 
centers, does increasing the density, or reducing the number, of nearby single family 
neighborhoods significantly increase transit performance or lower carbon footprint? 
Which building types offer the low hanging fruit from a cost standpoint in our efforts 
to conserve energy? Some of the answers to these and other questions may surprise 
you.

Our team is well aware that our scenarios are merely virtual crash dummies in a 
hypothetical and uncertain future, but we also believe that the scenario outcomes are 
clearly directional and constitute the best way to find robust strategies to create an 
abundant and sustainable future for ourselves and future generations in a new global 
paradigm of reduced resource consumption. 

We wish to thank the Steering Committee and its sponsors who continued this project 
during the worst recession in the last half century. We believe that future stakeholders 
will appreciate their vision. As team leader, I wish to thank John Fregonese of 
Fregonese Associates (scenarios planning); Gregg Logan of RCLCO (economics); Dee 
Allsop formerly with Harris Interactive and now with Heart+Mind Strategies (values 
research); and Steve Kellenberg of EDAW, now AECOM, (environment) for going the 
extra mile as resources became scarce. We dedicate this report to the many individuals 
who have volunteered their time and expertise to help move this project forward. 
The leadership of Sandie Smith of the Pinal Partnership and Chuck Backus, the 
Superstition Vistas Steering Committee Chairman, has been exemplary. In particular, 
I would like to thank Roc Arnett, the leader of the East Valley Partnership, who as he 
drove over a rise one late afternoon saw the Superstition Mountains bathed in the 
Arizona sunlight, and created the name “Superstition Vistas,” then set out to rally 
others to this visionary effort. To be involved has been a singular privilege.

Robert J. Grow
Robert Grow Consulting
Consultant Team Leader
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There is a beautiful desert landscape rich in Arizona history 
that holds one of the keys to the state’s future. Superstition 
Vistas encompasses 275 square miles of state trust land 
the size of Mesa, Chandler, Tempe and Gilbert combined. 
In territorial times, miners, ranchers and fortune seekers 
roamed this rugged terrain that now lies in the path of 
the expanding Sun Corridor “super region”—an area that 
includes Phoenix with Tucson and is projected to grow 
significantly by the year 2060.

Superstition Vistas has the potential to become a thriving and sustainable 
community integrating distinct desert neighborhoods with high-quality job 
providers—a global model for the 21st century. At the same time, it can foster 
a network of accessible open spaces and provide an abundance of recreational 
opportunities for a healthy lifestyle. 

Realizing a shared vision for Superstition Vistas on a grand scale requires 
a comprehensive vision or plan. Such foresight can guide decision making for 
several decades. It can create new and vibrant communities where residents live, 
work and play in Pinal County, preserving the area’s unique beauty and economic 
promise for future generations. Managed by the Arizona State Land Department 
(ASLD), Superstition Vistas will generate revenue to benefit ASLD beneficiaries, 
primarily Arizona’s schoolchildren. 

For these reasons, Superstition Vistas is undergoing an unprecedented visioning 
and planning process to match the scale, scope and potential of this property. 
In order to maximize success, the effort will require strong political will and 
visionary regional leadership, as well as additional authority and resources for 
the Arizona State Land Department.

Superstition Vistas offers us a rare opportunity. This enormous swath of land 
sitting in the path of development provides a blank canvas for Arizonans to 
envision new possibilities. However, its future, and Arizona’s inheritance, depends 
on our ability to achieve a vision by developing and implementing an effective 
long-range plan.

Introduction
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Scenario Planning  
And Lessons Learned
To explore the future potential of Superstition Vistas, local communities 
and organizations came together over several years in a collaborative 
effort to work with consultants and Pinal County residents to craft a 
vision for the future of the area.  To assist in the effort, the group engaged 
a team of consultants to combine the best tools of regional visioning with 
the best practices for master-planned communities. 

The visioning process included the formation of six possible scenarios 
for the area. Each scenario represents a distinct development pattern 
that evolves differently based upon its land use policies, investment 
in infrastructure (transportation, water supply, utilities, wastewater, 
etc.) and conservation of renewable and non-renewable resources. All 
scenarios assume that one million people would occupy the SV area and 
when “higher density” is used, it means that specific locations within SV 
would be designated for higher densities, resulting in more open space in 
other areas. 

The scenarios served as stories for how Superstition Vistas might look, 
feel, grow and function in the future. They ranged from continuing current 
development patterns to much higher density development patterns. 
Density refers to how compactly people live—literally, how many people 
per acre. Therefore, areas with higher density use less land to house their 
residents. Other variables included mobility choices, energy efficiency 
of structures, better integration of land use and transportation, and 
responsiveness to market demand. Testing each scenario revealed which 
variables could be adjusted to offer the greatest balance of benefits and 
costs—and provided important lessons.

Introduction

The consultant team was 
assembled and led by 
Robert Grow and included 
the following consultants:

Robert Grow Consulting, which 
provides professional and management 
services in the areas of public policy, 
regional and state land use planning, 
and growth management for cities, 
regions and state agencies, as well as 
private land owners nationwide. 

Fregonese Associates, a full-
service, national land use planning firm 
with a strong track record of helping 
make better communities and regions.

Harris Interactive, who, through Dee 
Allsop, performs public values research 
studies to guide regional growth 
planning.

RCLCO (Robert Charles Lesser & Co.), 
the leading independent knowledge 
and solutions firm serving the real 
estate industry; providing market and 
financial analysis, strategic planning, 
and fiscal and economic impact analysis 
to a broad spectrum of national and 
international clients.

EDAW-AECOM, a national leader in 
using technology-based, GIS and data 
intensive environmental applications 
to create a strong foundation for 
developing ‘good science’ solutions for 
mega-scale projects. 
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Lessons Learned from Scenario Testing
•	 Create	communities	that	provide	what	people	want

•	 Balance	priorities	to	achieve	sustainability

•	 Foster	quality	jobs	that	catalyze	economic	success

•	 Create	mixed-use	centers	to	reduce	carbon	footprint,	energy	use,	 
and travel times

•	 Design	for	efficiency	to	save	energy	and	water	resources	and	reduce	 
carbon footprint

•	 Offer	housing	choices	to	meet	the	needs	of	a	diverse	population

•	 Connect	Superstition	Vistas	to	the	region	with	multi-modal	transportation	
infrastructure that fosters a stronger Sun Corridor mega-region

•	 State	Land	Trust	law	should	be	changed	to	realize	the	potential	of	
Superstition Vistas and maximize revenue to the Trust

•	 Flexibility	will	be	essential	to	respond	to	changing	circumstances

Introduction
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1. Create Communities that 
Provide What People Want
It is essential that whatever is created on Superstition 
Vistas serve the values of the region’s residents. Values 
are an important foundation for Superstition Vistas 
because they are stable and enduring, widely shared, 
capable of creating consensus among diverse groups, 
and the basis for personal decision-making. A place 
that meets the needs and satisfies the values of people 
can last for generations. Whereas fads and trends fade, 
values provide the best window into multi-generational 
market demand, which is important in defining a vision 
that may take over half a century to implement. The 
first neighborhoods built in Superstition Vistas will 
be a half-century old when the last areas are being 
developed. The last homebuyer may be a grandchild or 
great-grandchild of the first buyer.

Designing communities that provide what people want 
most will ensure that growth within Superstition 
Vistas enhances the region, appeals to the market in 
order to increase the financial return to the State Trust 
Lands beneficiaries, and captures significant regional 
growth in desirable, sustainable patterns. Designing 
a “sustainable” community that few people live in 
will have little overall impact on the sustainability of  
the region. 

2. Balance Priorities  
to Achieve Sustainability
Planning for a sustainable Superstition Vistas is all 
about making tough choices. Sustainability calls for 
striking a balance among economic, environmental 
and community goals, while preserving and enhancing 
what makes an area or region special or unique. We 
must carefully weigh priorities. A good comparison is to 
think of sustainability as a three-legged stool: We need 

to balance all three areas without favoring one at the 
expense of others (economy, environment, community), 
all while preserving and enhancing what is special 
about the region.

For example, considering only short-term economic 
gains might diminish other worthy community values 
and threaten the environment’s ability to recharge and 
replenish. Or thinking only of the environment might 
reduce revenue and negatively impact the regional 
economy and the Arizona State Land Department’s trust 
beneficiaries, mostly the state’s school children.

3. Foster Quality Jobs that 
Catalyze Economic Success
A strong local economy is critical to building a truly 
sustainable community. A balance of jobs, shopping 
and housing choices located near one another results 
in shorter trips that saves time and money and 
produces less pollution. It also means a higher quality 
of life for residents as they meet their shopping and 
other needs close to home. In newly developed areas, 
housing development most often precedes job creation. 
Planning for a diversified and vibrant local economy 
where residents can both live and work must begin 
on day one. Superstition Vistas should be designed to 
attract and foster the creation of high quality jobs, and 
should focus up front on attracting high-paying, living 
wage jobs. Significant up-front public investment and 
partnerships with the private sector will be necessary 
to attract the catalysts necessary to jump-start the local 
economy. Attracting any of these economic catalysts 
to Superstition Vistas will require a visionary plan, 
advocacy, significant effort, and potentially economic 
incentives. Resources spent attracting catalysts to the 
area must produce a return on investment in terms of 
inducing greater economic development and enhancing 
land values.

Introduction
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Keys to attracting employers include the construction  
of transportation linkages, particularly freeways, and 
the creation of one of the most desired areas to live in the 
region by providing housing variety and affordability, 
open space and recreation, and a quality educational 
system. 

4. Create Mixed-Use Centers to 
Reduce Carbon Footprint, Energy 
Use, and Travel Times
Locating our daily destinations close to transportation 
hubs—so we have the option to walk, bike or take rail 
and buses—reduces our dependence on cars. Routine 
destinations such as stores and small shops, restaurants, 
entertainment, and offices, as well as apartments and 
condominiums, can be grouped into “mixed-use centers” 
situated along public transportation routes and close to 
area homes and neighborhoods. Planning development 
to include mixed-use centers is one of the most effective 
means of reducing travel times, energy consumption, 
and carbon footprint. When daily destinations are 
located close to neighborhoods, it reduces drive times 
and encourages residents to make some trips by foot, 
bike, light rail and bus. Reducing automobile travel in 
the communities of Superstition Vistas can improve 
travel conditions throughout the region.

Fewer square feet per person, more compact forms of 
urban development and multi-modal transportation 
systems lead to less traffic, energy consumption and 
carbon emissions than those generated by typical, 
suburban development. But the quantum leap of 
improvement occurs when mixed-use, pedestrian-
oriented village, town, and urban centers, located 
on major transportation systems, are included in the 
overall design of Superstition Vistas. Our modeling of 
Superstition Vistas demonstrated that mixed-use centers 

are substantially more important to transportation 
functionality, energy use, and carbon footprint than is 
increasing overall density.

5. Design for Efficiency to Save 
Energy and Water Resources and 
Reduce Carbon Footprint
Investments in energy efficient technology are better 
spent on individual residential buildings than on large-
scale commercial and industrial buildings. Improving 
insulation and cooling efficiencies in homes is more 
cost effective and leads to greater carbon savings. Fewer 
square feet per person and dwelling units that share walls 
also reduce energy use by buildings without substantial 
up-front investment, although with a trade-off in the 
lifestyle of residents—many Arizonans currently do not 
want to live in smaller, attached housing units.

The cost of installing photovoltaic systems on 
every building is currently very high. Although the 
carbon savings are significant, the costs with current 
technologies may be prohibitive for the energy savings 
achieved. It may make more sense today to consider 
large-scale alternative energy generation investments 
such as centralized photo voltaic and solar thermal 
plants. Less efficient buildings then could be run on 
renewable power at a lower cost with a similar carbon 
footprint, rather than spending billions to reduce the 
amount of power that buildings consume.

Improvements in energy efficiency must be made with 
a focus on how and when the energy is produced. 
Reducing peak energy loads is essential. Using current 
development and energy use trends, the Superstition 
Vistas would have a summertime peak load of about 
3,000 MW (mega-watts), but an average load of only 
1,500 MW over the entire year. Developing a mixture 

Introduction
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of power sources, lowering base demand, and lowering 
peak demand will all be needed to be truly sustainable. 

Making Superstition Vistas energy efficient will require 
extensive strategies to keep energy peaks down – saving 
both money and energy. One of the simplest ways is to 
build houses with high thermal mass, made of concrete 
or brick, rather than wood and drywall. Buildings 
with high thermal mass have been a cooling strategy 
for millennia, from Greek cities to the ancient Pueblo 
settlements in the Four Corners area. Tests of new high 
thermal mass homes in Arizona show that they require 
much less air conditioning capacity, and have a very 
low peaking factor. This alone could save billions of 
dollars that would otherwise be spent to serve the late 
afternoon daily peak load by shifting that peak load to 
later in the day when other demand has subsided.

Planning for water conservation will also be critical 
to a resource-efficient future. Smaller yards and more 
efficient indoor water fixtures are important, but other 
conservation measures have an even greater impact, 
specifically outdoor landscaping.  Changing landscaping 
practices to promote water retention, xeriscaping, 
and rainwater capture substantially reduces water 
use. In addition, nonpotable water sources, such as 
greywater, treated sewage effluent, and raw water are 
more appropriate for landscaping. Although a greater 
investment will be required for infrastructure to 
deliver this water, those increased costs may be offset 
by lower water usage. It should be noted that many 
Arizona communities are already leaders in these water 
efficiency measures.

6. Offer Housing Choices to Meet 
the Needs of a Diverse Population
Superstition Vistas needs to provide a broad mix of 
housing options that appeal to a wide range of needs, 
ages and incomes. These housing choices can offer 
residents either urban conveniences or opportunities 

for rural living, with options ranging from apartments, 
condominiums and townhomes to single family homes 
and horse properties. Young people seeking their first 
jobs, new families buying their first homes, those 
“moving up” in the marketplace, corporate executives, 
and older adults ready to downsize should find suitable 
housing in Superstition Vistas.

Offering housing choices that meet the full spectrum of 
the market provides many benefits. First, the community 
will be accessible to people of all life stages and 
incomes. Second, addressing the full housing market 
will speed absorption of the housing products offered, 
result in a higher return to the State Land Trust and 
its beneficiaries, and speed the funding of necessary 
infrastructure like transit systems. Third, speeding 
absorption increases the amount of regional growth 
that is captured by Superstition Vistas in desirable, 
sustainable development patterns rather than in more 
sprawling, suburban patterns elsewhere in the region 
where the impact on the region is less sustainable. 
Fourth, offering a variety of housing types helps attract 
jobs, because employers look to locate in communities 
where executives and workers of various income levels 
can all find housing in close proximity to work. Allowing 
employees at all income levels to live close to work has 
the added benefit of reducing commute distances, traffic 
congestion and automobile emissions, including carbon 
dioxide.

Housing preferences are anticipated to change in 
the future. It is important to plan for a variety of 
potential market circumstances, such as fewer people 
per household, fluctuating income levels, changes in 
housing affordability, volatile fossil fuel supply and 
pricing, desire for open space, greater demand for urban 
living and so on. As a result, the flexibility to adjust the 
housing mix over time to meet changing market demands 
as Superstition Vistas grows is critical. Offering a 
mixture of housing types will make Superstition Vistas 
more diverse, vibrant and livable.

Introduction
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7. Connect Superstition Vistas 
to the Region With Multi-Modal 
Transportation Infrastructure that 
Fosters a Stronger Sun Corridor 
Mega-Region
Without access to regional transportation systems, 
housing absorption and job growth within Superstition 
Vistas will occur at a much slower pace, reducing the 
return to the State Land Trust, limiting infrastructure, 
sending regional growth elsewhere, and resulting in 
less sustainable growth patterns.

Looking to Arizona’s future, Superstition Vistas has the 
potential to play a central role in sustainable development 
of the Phoenix-Tucson Sun Corridor “megaregion.” This 
21st century community needs to be connected by road 
and transit to the broader region—or risk becoming a 
cul-de-sac at the eastern edge of Phoenix, limiting its 
potential as a job center and diminishing potential land 
revenues for Trust beneficiaries. 

To be successful, Superstition Vistas will need access 
both to a regional freeway system and to regional public 
transportation service. Currently, there are plans for 
two freeways to serve the area—one east-west and the 
other north-south. Development of these facilities will 
provide an opportunity not only to connect Superstition 
Vistas to the region, but also to demonstrate sensitive 
design and environmental compatibility. Ultimately, the 
transportation system will also need to connect to a 
possible regional commuter rail service linking Phoenix 
and Tucson. To grow sustainably, the transit system will 
likely start small and mature in size and service as more 
people move to Superstition Vistas.

Attracting economic catalysts and job providers, as well 
as higher-intensity development, requires ensuring that 
key transportation linkages to and through Superstition 

Vistas become a critical part of the region’s official plans. 
Developing adequate freeway infrastructure to connect 
existing, emerging and future economic cores in the 
region and Superstition Vistas is essential for economic 
development and job creation in Superstition Vistas. A 
lack of freeways in the area will guarantee development 
of lower density housing at relatively low land values, 
delivered at a slow pace. Getting to the desired urban 
form requires an upfront commitment to the quality 
of transportation network to support it; without that 
commitment, it is likely that a lower intensity, less 
sustainable development pattern will evolve.

Encouraging the development of Phoenix-Mesa Gateway 
Airport as a high traffic secondary airport for the region 
will further the growth of Superstition Vistas. Such 
an airport will attract economic development to the 
area, strengthening housing demand and emerging 
employment in Superstition Vistas, as well as “pulling” 
infrastructure east towards the Vistas.

8. State Land Trust Law Should Be 
Changed to Realize the Potential 
of Superstition Vistas and 
Maximize Revenue to the Trust
Reforming state law is necessary to permit the Arizona 
State Land Department to fully realize the benefit of 
the planning and studies that have been done for the 
Superstition Vistas.  The Land Department also needs 
additional resources for planning and managing 
development of State Trust Lands in order to achieve the 
Vision for Superstition Vistas and maximize the value 
of the Trust.  These issues are addressed in more depth 
in the Strategic Actions Section of this document. 

Introduction
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9. Flexibility Will Be Essential 
to Respond to Changing 
Circumstances
It is important to allow significant flexibility to adapt 
to changing market and financial conditions. We can 
be confident that today’s circumstances and plans will 
change in ways we cannot fully predict. Flexibility 
to alter land use forms and development phasing is 
essential.

Although we can try to anticipate the impacts of changing 
demographics and preferences, the future remains 
largely uncertain. The planning process for Superstition 
Vistas should establish broad guidelines that are based 
on relatively “timeless” goals and principles, and leave 
detailed planning to be accomplished as pieces of the 
Vistas are actually being prepared for development. 

Real estate has historically been, and will likely continue 
to be, an industry unusually impacted by boom-
bust cycles. Successful real estate development and 
investment therefore depends on effectively monitoring 
and acting intelligently within these cycles. The 
development of Superstition Vistas should anticipate 
and enable such an approach over the long term. For 
example, this might mean allowing for the restructuring 
of a land sale with a revised development strategy 
focusing on commercial use rather than residential, or 
rental residential rather than for-sale residential. It may 
involve changing land use designations or the order 
in which specific parcels are sold and developed. In 
short, these realities of the market place require flexible 
planning and government regulation permitting the 
agility needed to succeed, as opposed to rigid regulation 
and fixed design requirements. 

Finally, the development of Superstition Vistas will 
dramatically change that area’s land values and the 
achievable intensity and density of land uses over time. 
Achievable density is driven by increase in land values, 
which are in turn is driven by increasing desirability 
of a given location due to natural or built recreational 
amenities (ski mountain, golf course, etc.) or dynamic 
economic activity. Superstition Vistas will therefore 
likely experience an evolution from a relatively low 
achievable density and intensity of use in its beginning 
phases (based on what the market will bear currently and 
for the near future), to potentially very high achievable 
densities as the area becomes a high quality environment 
with dynamic economic activity. The planning process 
and land use regulations governing Superstition Vistas 
should therefore allow for this potential to develop 
higher density and higher value land uses over time, 
including through the redevelopment of lower density 
uses from earlier stages in the cycle. 

Introduction
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The Future
There is so much that we can do so that Superstition Vistas creates communities 
that offer a sustainable future and legacy to our families. None of these actions 
should be taken in a vacuum. They should be discussed and planned for in a way 
that is seamless, integrated and thoughtful.

Together, we can achieve the Vision of Superstition Vistas if we: 

•	 Engage	in	important	community	discussions	that	will	shape	the	future	of	
Superstition Vistas and the surrounding region

•	 Plan	communities	that	serve	the	values	of	the	people	living	in	the	region	and	
meet both current and evolving market preferences

•	 Proactively	seek	to	attract	economic	catalysts

•	 Provide	a	safe,	neighborly	place	for	our	children	and	grandchildren	to	live	
and work

•	 Design	a	community	that	uses	fewer	resources

•	 Build	healthy,	vibrant,	and	livable	neighborhoods,	providing	open	spaces	
and amenities for everyone to enjoy

•	 Create	new	transportation	options	connecting	Superstition	Vistas	to	the	
broader region and the Sun Corridor

•		 Clearly	identify	and	preserve	needed	corridors	for	transportation	and	utility	
infrastructure that will preclude future disruptive relocation activities

•	 Enhance	the	resources	and	authorities	of	the	Arizona	State	Land	Department	
so that they have the tools necessary to accomplish the Vision for 
Superstition Vistas

•	 Provide	a	business	friendly	place	that	will	foster	the	creation	of	quality	jobs.

•	 Continue	the	visioning	process	and	continue	to	use	the	tools	that	have	been	
created to refine and adjust the Vision to changing circumstances

•	 Do	all	of	the	above	in	a	way	that	can	greatly	increase	the	return	to	Arizona	
State Trust Land beneficiaries and all Arizonans

This document is the final report of the consultant team to the Superstition  
Vistas Steering Committee. It outlines the project concept and findings, sets 
forth the results and lessons learned from the scenario process, and presents 
the outcomes and strategic actions to pursue implementation of the Vision for 
Superstition Vistas.

Introduction
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Superstition Vistas 
Committee & the Study Area
Roughly the size of the cities of Mesa, Chandler, Tempe 
and Gilbert combined, Superstition Vistas is comprised 
of about 175,000 acres of undeveloped land. The land 
is held in trust by the Arizona State Land Department 
and is managed for beneficiaries, the public schools 
and other state public institutions.  

Superstition Vistas is a unique area, a large parcel located between the 
metropolitan areas of Tucson and Phoenix. Because of its location and 
size, in 2007 it was identified as the subject of a long-term land use and 
transportation scenario planning project by a group of stakeholders, 
including  representatives from the State Land Department, the Governor’s 
Growth Cabinet, Pinal and Maricopa County, Apache Junction, Florence, 
Queen Creek, Mesa, East Valley Partnership, Pinal Partnership, Salt River 

Project Overview

Study Area

County Boundaries

City Limits

Superstition Vistas extends from Apache 
Junction and the Superstition Mountains 
Wilderness Area south to Florence and 
from the Pinal/Maricopa County line on the 
west to east of Florence Junction.
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Project, Resolution Copper Mining Limited, the Sonoran Institute, the Lincoln 
Institute of Land Policy, and the local health care industry. This group, known 
as the Superstition Vistas Steering Committee, met regularly for three years 
and worked directly with a staff and consultant team to develop a vision and 
recommend broad policies and strategies for the sustainable development of 
Superstition Vistas. 

This multi-year project had several objectives. One was to establish how 
different housing and employment densities, community design, economic 
development, and transportation investments could ultimately affect the value 
returned to the Arizona State Land Trust. The second objective was to attempt 
to measure the costs and benefits of environmentally sustainable planning 
and development practices in Superstition Vistas. These practices include 
energy- and water-efficient building design, transportation system design 
(i.e. networks that support walking, biking, transit), and the use of compact 
mixed-use development patterns. The scope also included the economic and 
community aspects of sustainability. Economic and community sustainability 
measures included jobs-housing balance, supply of a wide range of housing 
types for a diverse population, financial return to the State Land Trust, and 
the availability of land for employment growth.

There are two main reasons to consider a range of environmental sustainability 
measures as adding value to the Superstition Vistas trust land. First is the 
uncertainty about the supply and cost of energy, water, and other natural 
resources upon which modern society depends. Settlement patterns that can 
deliver the same level of comfort and standard of living while consuming 
less water and energy will be better able to cope with sudden or prolonged 
scarcity of these resources than conventional communities. The visioning 
process set out with the goal of identifying which efficiency measures could 
be implemented at little or no cost, and which measures would result in the 
greatest impact for the least cost. Second, planning and development practices 
that emphasize walking and biking, promote densities and mixes of uses that 
facilitate transit, and encourage a variety of housing unit types are in line 
with Arizona’s smart growth principles.1

Out of the process, the Committee determined that a sustainable community 
in Superstition Vistas is unlikely to materialize without a large-scale vision 
and plan for growth and development, and the infrastructure investments 
needed to guide that growth. This Vision document addresses the potential 
opportunities and challenges for the development of Superstition Vistas, and 
presents a recommended framework for achieving a sustainable community. 

Project Overview

1 Arizona State Smart Growth Scorecard, www.azcommerce.com/doclib/smartgrowth/scorecard/
smartgrowthscorecard.pdf
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Regional Values Research
Values research is a scientific approach to understanding the drivers of human 
decision making. It uses rigorous interviewing and statistical methods to 
uncover the rational and emotional drivers that compel individuals to purchase 
a product, support an initiative, back a candidate, or advocate on behalf of a 
particular issue. Values research is not a poll or survey that measures static 
opinions on a given topic. Rather, it is an enduring and replicable research 
approach that reveals how individuals think, believe, and act as they do over 
very long periods.

The research sampled a population of 1,068 year-round residents from 
throughout Pinal and Maricopa Counties. The general population sample was 
further screened to identify a subset of more engaged individuals, known as 
the Interested and Informed. These are adults who say they are extremely/very 
interested and very well/well informed about at least two regional development 
issues: regional growth and planning, transportation and infrastructure, jobs 
and the local economy or nature, the outdoors, the environment or natural 
resources. One hundred seventy-eight respondents qualified as Interested and 
Informed.  

The Importance of Regional Values
Values research informs and enhances each step of the growth planning 
process. Its primary purpose is to understand the unique personal values of 
the population and to assess how the various regional characteristics (e.g., 
transportation, economy, environment, etc.) impact those values. Throughout 
the planning process, the research informs several critical steps. These include, 
but are not limited to:

•	 Generating	public	involvement	and	support
•	 Scenario	development
•	 Implementation	Strategy
•	 Development

Generating Public Involvement and Support
It has been well documented that regional planning projects that do not 
engage the public early and often will frequently result in stalled or failed 
visioning efforts. Values research not only tells you what the public wants, 
but how to communicate to them that the planning considers their desires. By 
connecting with stakeholders and the public in a personally relevant manner, 
they are more likely to become advocates for planning scenarios and more 
willing to accept the tradeoffs associated with development. 

Project Overview

The qualitative and 
quantitative research 
program included the 
following:
•	 A	series	of	63	in-depth,	online	values	

interviews (February 22-29, 2008)

•	 An	advanced	Strategy	Lab	session	
with 35 regional leaders in Apache 
Junction (March 7, 2008) 

•	 An	online	survey	of	1,068	year-
round residents of Maricopa or Pinal 
counties

•	 An	online	survey	of	211	‘key	citizens’	
active in business, non-profit and 
government entities.
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Scenario Development
One of the key steps in planning for regional growth is the development of 
growth scenarios. This is a multi-staged process involving public input and 
extensive data gathering to develop growth scenarios showing alternative 
futures for an area or region. Values research allows planners to consider 
the impact of various elements included in each scenario on quality of life. 
For example, if values research determines that open space or green space 
are particularly important to maintaining quality of life, scenarios can be 
developed to demonstrate how population growth will be accommodated 
in an effort to preserve such lands. Creating this scenario demonstrates to 
the public that their personal values are being considered, even if this is 
not the ultimate scenario chosen by the broader public.

Implementation Strategy
When it comes time to put plans into effect, values research provides 
legislators and policy makers with confidence that the planning process 
has been done with the public in mind. This not only reassures them that 
the initiatives or bills they propose will have broad public appeal, but also 
provides communications tools to convey their positions. 

Development
Once development begins, it is important to continue to communicate how 
each project moves the region one step closer to the Vision they helped 
create. The personal values uncovered in the research are enduring and 
can be leveraged well into the future. 

Core Values for the Region
The core value system of the region that surrounds the Superstition Vistas 
project area centers on a sense of peace or peace of mind, and a sense of 
personal happiness. It is grounded in the knowledge that their homes, 
neighborhood and region are safe and that there are people around them, 
their family and friends, to help and support them. When focusing on what 
makes this region a great place to live, residents identify three dominant 
value orientations. In addition, they list four other secondary values in 
their lives. Taken together they provide a view of important elements in 
residents’ lives.

Top Three Dominant Values
1. Safe Community
People seek a quiet neighborhood, good 
neighbors and an absence of crime which 
provide residents a sense of personal 
security. For half the residents, the region 
is performing positively in this area—quiet 
neighborhoods and friendly neighbors offer 
a sense of community—and for the other 
half the region is performing poorly—
increasing crime and violence make them 
feel vulnerable. This value was chosen 
more often by residents who: 

•	 Live	in	an	urban	area	
•	 Have	less	than	a	BA	
•	 Are	part	of	the	general	public

2. Family, Friendly, Neighborly 
The social environment plays an important 
role in residents’ satisfaction. Having 
friends, family and good neighbors nearby 
enables residents to spend more time with 
the people important to them and build 
a sense of community. Proximity to loved 
ones gives residents a sense of belonging 
and personal happiness. This value was 
chosen more often by residents who either: 

•	 Are	women	
•	 Live	in	small	town

3. Healthy Lifestyle 
Residents value clear air, good weather 
and natural beauty that lets them lead a 
healthier, outdoors lifestyle. The natural 
beauty of the region is a major attraction to 
living in the Greater Phoenix Area. Residents 
value the opportunity to appreciate the 
outdoors and take part in physical activities 
in nature. This value was chosen more often 
by residents who: 

•	 Are	35	years	old	or	older	
•	 Have	earned	a	BA	
•	 Live	in	Small	Town	
•	 Do	not	have	children	at	home	
•	 Are	interested	&	informed	or	key	citizens	
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The three dominant value orientations that collectively shape feelings and 
choices about life in the region are:

1. Safety and security (21%)
2. Family, friends and neighbors (20%)
3. Opportunities to lead a healthy lifestyle (19%)

Secondary values are also important to consider in visioning and planning 
in this region. Although an individual has dominant (or most important) 
values orientations, people are also inclined to make decisions based on 
less important orientations that are shared with others but may not rank 
as highly. They are:

1. Jobs and Employment Opportunities (14%) 
2. Environment (10%) 
3. Education and Children (7%) 
4. Infrastructure and Traffic (4%) 

Understanding the key values of different groups is also helpful. For 
example, safety and crime issues figure most prominently in the general 
public’s minds. Key citizens, on the other hand, are less concerned about 
safety and crime, probably because of the neighborhoods they inhabit. 

Regional Topics Survey
Overall, residents of this region enjoy a good quality of life which they 
attribute to living in safe and secure communities, surrounded by friends 
and family and having access to nature and the outdoors. When this 
survey was conducted in May 2008, residents offered similar assessment 
of the direction of their community as most other Americans. Four in ten 
said things in their community are going in the right direction. Residents 
of Pinal County expressed greater optimism about their community with 
six in ten stating things are headed in the right direction versus fewer 
than half of residents in the Maricopa County.

Secondary Values
Jobs & Employment Opportunities
Residents want to live in an area that has 
plentiful job opportunities and offers 
them the prospect of career advancement. 
Knowing they will be able to provide for 
themselves and their families endows them 
with a sense of security and peace of 
mind. This value was chosen more often by 
residents who were: 

•	 35	years	or	younger	

Environment 
Stresses on the environment from growth 
(e.g., reduced air quality) impact residents’ 
quality of life as well their children’s. They 
affect aspects of their lives that give them 
a sense of peace of mind. 

Education & Children 
A good education system allows children 
to learn and succeed, benefiting society 
and giving their parents and others a sense 
of accomplishment, satisfaction and peace 
of mind. This value was chosen more often 
by residents who were:

•	 18-34	years	old	
•	 Hispanic	
•	 Have	a	child	at	home

Infrastructure & Traffic 
Inadequate infrastructure and the inability 
to get to places easily means residents are 
under stress and feel less in control. As a 
result they lose a sense of peace of mind 
and freedom. This value was chosen more 
often by residents who were:

•	 18-34	years	old

Greater Phoenix Area
US Total Maricopa Pinal

Right Direction 39% 46% 44% 61%

Wrong Direction 37% 34% 35% 26%

Not Sure 24% 20% 22% 13%

Source: Harris Interactive

Which Way are We Going?
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Residents put more emphasis on protecting the environment than 
Americans nationwide. Momentum over the past few years has been 
increasing towards greater support for economic development.

Pinal County residents differ from Maricopa County on a number of 
issues. Pinal County residents are more supportive of additional light or 
commuter rail. They are also more in favor of the concept that Phoenix 
and Tucson should work together as one “Sun Corridor” and of growth in 
the Superstition Vistas area. A majority of residents of the region think 
that Phoenix and Tucson are very separate regions and should pursue 
separate plans for the future. A significant minority (39%) believe that 
the two cities are closely connected and from the perspective of a global 
economy need to work more closely together. Key citizens overwhelmingly 
support a closely linked future for the two cities (72%). Regional leaders 
should be mindful of this gap in plans for the Phoenix and Tucson areas.

A majority of residents are concerned about global climate change and 
believe temperatures are increasing due to man-man causes and that 
rising temperatures will have an impact in their lifetime. Respondents 
believe that the type and size of home and type of construction have an 
impact on the environment. Nevertheless, residents would need to see 
real financial benefit before they would buy a “green” home. That said, 
one-third of residents say they would pay a 6-10% premium for a more 
efficient, environmentally-sensitive home.

How Phoenix Metro Values the Economy vs.  
the Environment Compared to the U.S.

10%

63%
27%

11%

52%
37%

Phoenix Metro Area U.S.

Survey participants prioritized economic 
growth and development above protecting 
the environment, but valued protecting the 
environment at a higher percentage rate than 
national respondents. 

Economic growth & development
Protecting the environment
Not sure

Source: Harris Interactive
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An “ideal community” to area residents emphasizes security and open 
space. Three groups of services/features are of high importance and should 
be located close to where people live:

1. Police and fire
2. Hospitals and doctors
3. Shopping, parks and recreation

One notch lower on their list is doctors’ and dentists’ offices, as well as 
open space or natural lands. Access to Downtown Phoenix is lowest on the 
priority list for the ideal community.

There are some important differences between the key citizens (those 
respondents that are identified as being active in business, non-profit, 
or government activities) and the general population on key issues—
particularly growth priorities. Key citizens are more focused on economic 
growth than the general public. Momentum over the past few years has 
been increasing towards greater support for economic development.  

Key citizens are also considerably ahead in Smart Growth thinking. 
They are prepared to increase density to reduce land consumption and 
are more supportive of public transportation and regional highways than 
the general public. If these are deemed to be important strategies for 
Superstition Vistas, the public will need to be educated and made more 
aware of the benefits of these strategies. At the same time, any plans for 
Superstition Vistas, to be successful, will have to provide what the general 
public actually wants, including larger lots.

Key citizens are more likely to feel there is sufficient water in the region to 
meet growing demand. They see clear linkage between Tucson and Phoenix 
and the Sun Corridor concept, while the General Public is much less likely 
to agree it is worthwhile. They are also more aware and supportive of the 
need for growth planning in Superstition Vistas. 

Superstition Vistas, itself, is not on the broader population’s radar as a 
preferred place to live. The East Valley, north, and west are preferred areas, 
whereas downtown Phoenix is the least preferred. Key citizens and Pinal 
County residents, however, are more likely to rank Superstition Vistas 
higher as a potentially desirable place to live. 
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Leaders view Superstition Vistas as having potential to create a new paradigm 
for sustainable development. Based on this research, a successful plan for 
Superstition Vistas must focus on integration—both in the areas of work-life 
and infrastructure. It requires action on several fronts:

•	 New	and	better	ways	of	planning	and	funding	infrastructure

•	 Governance	and	leadership	aligned	to	support	a	long-term	vision	or	plan

•	 Broad	support	exists	for	empowering	the	State	Land	Trust	in	new	ways

Leaders recognize the need for a regional approach to development—regional 
interests, rather than local ones, should guide the process. They are, however, 
concerned about parochial divisions that could be formidable obstacles.

Regional Values & the Future  
of Superstition Vistas
At the moment, those who were considered Interested and Informed, Key 
Citizens, and Leaders are in the vanguard in terms of smart growth community 
design, a regional approach to planning for Superstition Vistas, and the 
importance of economic development. 

While the general public may not yet have focused on Superstition Vistas as 
a potentially desirable community, the overarching values they hold provide 
a clear direction for how the area should be developed. The values of safety, 
security, and the importance of family and friends can be addressed in a 
number of ways. Community design that incorporates good connectivity and 
access to schools, parks, and services is family-friendly. Parents are more 
willing to let their children walk to school if traffic is calm and residents 
can remain in their homes as they age and maintain their independence. A 
community with a variety of housing types can accommodate people from 
all walks of life. The value placed on opportunities to lead a healthy lifestyle 
can also be addressed through community design and planning, including 
providing for access to nature and multi-modal travel options. 
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Market, Economic, & 
Demographic Research
The consultant team performed an in-depth study of regional market, 
demographic, and economic trends. This research resulted in numerous key 
conclusions and recommendations for a successful Superstition Vistas. From 
this research, the team created growth projections for Superstition Vistas. 
This research also informed the creation, refinement, and evaluation of the 
various Superstition Vistas growth scenarios.

Long-Term Regional Growth &  
Superstition Vistas Growth Projections
A significant national and international trend is the emergence of mega-
regions, or “megapolitans,” as key players in the future global economy. About 
75 percent of all population and job growth in the United States is predicted 
to occur in one of 10 “megapolitans”—places where two or more metropolitan 
areas are growing together into one super region. The Sun Corridor is one 
such megapolitan, anchored by Phoenix and Tucson. Superstition Vistas 
sits in between as these two major cities grow together. Superstition Vistas 

The Sun Corridor
About 80 percent of Arizonans live in the emerging Sun Corridor 
megapolitan area, which means the area can become a global 
competitor if the right decisions are made today. Superstition Vistas 
is geographically positioned to become a key element of that success 
during the next half century. The Sun Corridor is projected to grow to 
10 million people by 2040, and 15 million by 2060. 

Emerging Megaregions in the Western U.S.

Source: Regional Plan Association, America 2050
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must be designed with this larger emerging urban context in mind — not just 
in a vacuum focusing on Phoenix. Additional highway and commuter rail 
linkages within the Sun Corridor will be critical. Superstition Vistas should 
sit astride the transportation connections between these two anchors within 
the megapolitan.

The Superstition Vistas project assessment suggests that the Phoenix MSA will 
continue to be among the top metropolitan recipients of national population 
and employment growth in coming decades. Superstition Vistas, moreover, 
is among the best-positioned major land holdings in the metropolitan area 
to accommodate this growth, though only as public and private interests 
maintain adequate investment in policy changes and land planning.

High = Assumes Phoenix follows its  
2001-2006 nominal pace of growth

Medium = Assumes the Department of 
Economic Security’s (DES) projections

Low = Assumes a return to the nominal 
pace of growth in the 1970s and 1980s

Approximately 140,000 new persons/year

Politically willing and able to accept continued 
growth 

Growth encouraged by smart planning and land 
remains easily accessible 

Phoenix remains a value alternative to other 
regions 

Economy is diversified; job market is strong 

Air transportation to Phoenix improves and is 
expanded 

Environmental factors (air pollution, natural 
resources) improve

Approximately 100,000 new persons/year

Ambivalent about planning for growth 

Relative cost of living stays the same

California maintains a similar net out migration 

Air transportation continues current trajectory

Approximately 60,000 new persons/year

Unwilling and unable to accept growth 

Disamenities with increasing population deter 
growth 

Cost of living increases 

Sky Harbor and Phoenix-Gateway Airports do 
not accommodate a higher capacity 

Unable to overcome physical/political barriers 
to growth 

Economy is not well diversified; weak job market

Growth Scenario Assumptions for the Phoenix Metro Area

Source: RCLCO

Source: RCLCO

High
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Low

Total Population Forecast for the Phoenix Metro Area, 2006-2060
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Although growth in the region has slowed, the area is still expected to 
grow rapidly in the future. Most forecasts show the Phoenix metropolitan 
area growing from the current 4 million residents to between 7.4 million 
and 11.5 million residents by 2060. 
 
Historically, growth in the Phoenix region has occurred in different 
directions due to natural and political opportunities and barriers. The 
region’s original primary path for growth has been northeast of Phoenix. 
While growth originally occurred in this direction, there have been 
secondary growth paths to the northwest and southeast of Phoenix. In fact, 
since 1990, the Southeast Valley has captured 31 percent of the Phoenix 
metropolitan area growth—a percentage greater than the area’s current 
share of total population. According to the consultant team’s analysis, all 
else being equal, housing consumers prefer the Valley’s eastern quadrants. 

06-11659.0025

GROWTH HAS EVOLVED BASED ON NATURAL AND POLITICAL 
BARRIERS – MULTIPLE PATHS OF GROWTH

SOURCE: MAG

Urban Area Growth by Year

1912

1934

1955

1975

1990

2000

2004

PRIMARY PATH 
FAVORED CORRIDOR

SECONDARY PATH

PINAL COUNTY

SECONDARY PATH

Historic Growth Trajectories

Source: Maricopa Association of Governments, RCLCO

1990 2006

Share Of 
Population Growth

1990-2006

Share Of 
MSA Population 

2006

Phoenix MSA 2,238,480 3,805,123   

SE Valley 575,902 1,059,672 31% 28%

Southeast Valley Share of Regional Population Growth

Source: U.S. Census; RCLCO

Potential Homeowner Preference

Source: 2006 RCLCO consumer surveys

Percent of potential homebuyers 
indicating they would consider buying a 
home in each area.
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Forecasts for the size of future development in Superstition Vistas vary 
depending on the growth assumptions. These forecasts span from low 
Phoenix metro growth and a low Superstition Vistas capture of that growth to 
high Phoenix metro growth and a relatively high capture rate for Superstition 
Vistas. 

The lowest forecast indicates Superstition Vistas could gain 250,000 people, 
whereas the highest forecast suggests Superstition Vistas could grow by more 
than 1 million people by 2060. The forecasts that assume high levels of growth 
in Superstition Vistas assume that employment areas around the Williams 
Gateway Airport and elsewhere are supported by infrastructure investments. 
The low growth scenarios assume that employment centers do not develop, 
and Superstition Vistas develops as a commuter suburb for the Phoenix area. 

Superstition Vistas Regional Population Forecast; High vs. Low Capture  
1,200,000

1,000,000

800,000

600,000

400,000

200,000

 2010 2015 2020 2025 2030 2035 2040 2045 2050 2055 2060

The low forecast indicates the region could attract a quarter 
million people, whereas the high forecast implies the Superstition 
Vistas region could grow by over 1 million people by 2060.

High (15% capture)

Low (8% capture)

Source: RCLCO

Superstition Vistas’ 
Capture Rate

Phoenix Metro Growth Forecast

High Medium Low

High (15% capture)
1,051,000/

405,800

741,000/
286,100

476,000/
183,800

Low (8% capture)
596,000/

230,100

386,000/
149,000

261,000/
100,800

Source:  RCLCO

Superstition Vistas’ 
Capture Rate

Phoenix Metro Growth Forecast

High Medium Low

High (15% capture) 8,000 5,700 3,700

Low (8% capture) 4,000 2,800 2,000

Potential Annual Housing Unit Production 
by Growth and Capture Rate

Source:  RCLCO

Potential 2060 Population & Households 
by Growth and Capture Rate

population / households
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If Superstition Vistas were 
opened to development, it 
would comprise fully 14 percent 
of all developable land in 
Maricopa County and northern 
Pinal County. It’s located 
directly between the Phoenix 
and Tucson metropolitan areas 
and could provide a natural link 
between the two. There is great 
potential for transportation 
linkages that could benefit the 
entire megaregion.

Source: Maricopa Association of Governments, RCLCO

Available Land

Engaging in a planning process and investigating strategic investments that 
seek to better match future housing and employment demand does entail cost 
to the state. But even in the event that growth does not transpire at the rate 
or volume that is forecasted, managing lower than projected growth rates 
will still deliver substantial quality of life benefits. A planned redevelopment 
strategy for centers and corridors in Superstition Vistas is a potential strategy 
for managing lower-than-projected growth rates. For example, if densities to 
support bus rapid transit are not achievable in the near term, the right-of-way 
should be retained for future use. Furthermore, the lease period on land can 
be structured to allow for the coordinated redevelopment of properties at a 
point in the future when demand is sufficient to support higher intensity uses.
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Labor Markets & Economic Development Trends
America’s economic role on the world stage is evolving rapidly. We compete 
in a truly global economy, the dollar has weakened substantially, our historic 
preeminence in manufacturing has already largely eroded, and our historic 
leadership in technology and innovation is being challenged on many fronts. 
All of this raises questions about our individual and collective ability to 
compete for jobs, to fund needed infrastructure, and to use energy as we have 
in the past.

Nevertheless, some things likely will remain the same. People still need jobs 
and homes, and our children need good schools. In addition, the same regional 
attributes that attract residents to the Phoenix region will remain — vast open 
space and the desert landscape, the warm and sunny climate, and economic 
opportunity.

A 21st century metropolis of one million people will have to address a range 
of interrelated needs. Most important are sources of human capital—higher 
education facilities such as community colleges and universities, which 
attract the wealth-generating institutions that will put that capital to work. 
These institutions will include large and high-growth employers, particularly 
those in professional services, research and development, health care and 
other service sectors. At the same time, transportation, warehousing and other 
industries that need large tracts of land and access to freight and highway 
facilities must have a place in Superstition Vistas. 

True sustainability involves ensuring that there is a balance of social, 
environmental and economic priorities, while respecting what makes the 
region special. If the community doesn’t offer a broad variety of housing 
that meets the full spectrum of the market, residents will move outside the 
community and end up driving greater distances to meet their needs. If the 
economy doesn’t grow or provide sufficient local services, people will drive 
farther and use more energy. And if energy, water and other natural resources 
are not protected and conserved, the community could become cost prohibitive, 
out of sync with the national and regional sustainability movement, and less 
livable. A balance of all three priorities, and none at the expense of another, 
is the key to a sustainable community in Superstition Vistas. 

Currently, the Southeast Valley has a dearth of jobs, when compared to available 
housing. The region’s jobs-to-housing ratio is 1.3, but Southeast Valley and 
Pinal County is lower, 1.16 jobs per household. It is therefore important to 
attract jobs to the area.
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JOBS TO HOUSEHOLD RATIOS DECREASE IN THE SOUTHEAST 
VALUE, PARTICULARLY OUTLYING AREAS

Queen Creek
0.63

Gilbert
0.78

Chandler
1.08

Mesa               
1.06

Tempe
2.25

Phoenix       
1.57

Scottsdale   
1.96

Jobs: Household Ratios in Select Cities
2007

SOURCE: Claritas

Source:  Claritas

Jobs: Household Ratios in Select City, 2007

The most common way a new community develops is by building housing 
first. Once the labor pool is established, businesses move to the community, 
and over time, the ratio of jobs to housing improves. 

Effectively planned new communities, however, work to attract a balance of 
housing and jobs from the beginning. This is accomplished by attracting one 
or more economic catalysts with a unique amenity (e.g. proximity to a needed 
transport system, a university, a corporate headquarters, etc.). This model 
provides potentially higher financial returns, and a higher quality of life for 
future residents, in exchange for significant up-front investment. Attracting 
high quality jobs to the area early on drives further development of both 
housing and additional employment. The Steering Committee has identified 
employment catalysts that could jump start economic development in the area. 

Project Overview

Typical Pattern: Jobs follow housing

Source:  RCLCO

Household Growth
and Migration

Employment  
core emerge

Companies follow 
households growth

Locally-serving 
jobs, retail
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Superstition Vistas should strive to attract major investments from 
catalysts such as a university or similar institution, or regional 
headquarters of global businesses, among others. In addition to proximity 
to a high quality labor force, factors that attract these catalysts include 
efficient transportation networks, “shovel-ready” entitled land and a 
swift, predictable development process, all of which require forethought 
and strategic planning for development. For Superstition Vistas to 
lead development with economic opportunity and employment, forging 
partnerships with these institutional actors is a high priority. From the 
perspective of a landowner, in this case the State Land Department, 
attracting one or more economic catalysts to the property early could drive 
and improve overall financial returns. Being able to discount a few early 
parcels or invest up front in critical infrastructure to speed up development 
could pay substantial dividends in the long run.

Some strategies and potential catalysts for 
advancing the economic development of 
Superstition Vistas include:

Transportation Infrastructure
•	 International	airport	facility	(Phoenix-Mesa	Gateway	upgrades)	of	

significance similar to John Wayne Airport in Orange County, Calif.

•	 Freeway	alternative	to	I-10	to	provide	a	viable	and	convenient	
alternative through the East Valley and to connect Phoenix to Tucson 
through Superstition Vistas

•	 Commuter	Rail	to	link	local	residents	to	Phoenix,	Pinal	County,	East	
Valley, and Tucson markets 

•	 Heavy	rail	freight	facilities	to	access	regional	and	national	markets

Key Quality of Life Attractors
•	 Comprehensive	open	space	and	parks	strategy
•	 Culture	and	arts	venues	of	regional	significance
•	 Leadership	in	energy	and	sustainability	practices
•	 Resorts	and	entertainment	venues
•	 Lively	and	interesting	downtowns	and	centers

Combining the factors necessary to create a true metropolis in Superstition 
Vistas will require careful planning and strategic investments. The 
Superstition Vistas Economic Development Subcommittee worked to 
develop a strategy for the Vistas’ economic growth. The subcommittee’s 
analysis was based on factors such as local climate, water availability, 
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accessibility to air transport and other factors. Key foundation industries 
were organized into tiers with the most likely to be attracted early to the 
area identified as first tier, with spin-off and complementary industries 
second and third tier.

First Tier Industries
First tier industries could be attracted when much of Superstition Vistas’ 
infrastructure has yet to be developed. These industries can best utilize 
assets such as open spaces, access to Phoenix and Tucson on existing 
highways, availability of freight rail and a workforce that commutes from 
surrounding areas.

•	 Higher	Education
•	 Clean	Energy	Generation
•	 Resorts
•	 Building	and	Construction	
•	 Motion	Picture	Production
•	 Warehouse	Distribution
•	 Advanced	Manufacturing
•	 Research	Parks

Second Tier Industries
After some of these initial industries get a foothold, housing is built to 
host a high quality labor force, and road, power, and water infrastructure 
is further developed, more will follow. Tier two industries will leverage off 
the initial group, as well as the growing resident base.

•	 Information	Technology
•	 Advanced	Business	Services
•	 Pharmaceuticals
•	 Medical	Research	and	Development/BioTechnology/Agriculture
•	 Clean	Energy	Manufacturing

Third Tier Industries
As the area matures into a sustainable metropolitan center, a third tier of 
businesses and industries will move to the Superstition Vistas area. These 
businesses will bring some of the highest paying jobs.

•	 Corporate	Offices
•	 Finance/Insurance
•	 Administrative	Support
•	 Telephone	Call	Centers
•	 National	Research	Center	(e.g.,	Sandia	National	Laboratory,	National	

Renewable Energy Laboratory, similar entities)
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Universities generate tremendous economic 
and human capital and contribute toward a 
knowledge-based economy. 
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The cascading effect of each tier of industries supporting one another could have 
very positive results. If Superstition Vistas were to develop a higher education 
facility that focused on engineering and science, this would provide the human 
capital to support development of research parks and information technology 
business clusters. These information technology firms eventually could develop 
the need for administrative support services and telephone call centers. For a 
metropolis of 1 million people, hospitals and other medical facilities also will 
serve as important employers; collaboration among these hospitals and future 
universities could generate research and bioscience industry clusters.

Superstition Vistas must be designed with this larger emerging urban context 
in mind—not just in a vacuum focusing on Phoenix. Additional highway and 
commuter rail linkages along the Sun Corridor will be critical, just as one 
important example. Superstition Vistas should sit astride the transportation 
connection between these two anchors within the megapolitan region.

Economic development depends in part on establishing a labor pool that attracts 
employers. Providing communities that attract a young, skilled, and educated 
workforce will require community design and amenities that serve the values of 
the desired workforce. The values research conducted for the Superstition Vistas 
project provides a foundation for the creation of such communities.  

06-11659.0061

JOB CENTERS CURRENTLY CLUSTER IN NORTHEAST
EXPANSION POTENTIAL EXISTS THROUGHOUT MARKET

SOURCE: MAG

Job Centers by Development 
Stage

Existing – Built Out

Existing – Expansion   
Potential

Future – No           
Infrastructure

Future – Infrastructure 

Revitalization Center

With ~30% of the MSA 
population, SE Valley 
especially needs new 
employment centers.

Source:  Maricopa Assocation of Governments

Job Centers by Development Stage
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Environmental  
Framework Analysis
Superstition Vistas is approximately 175,000 acres of flat Sonoran Desert alluvial 
plain transitioning up to the rugged Superstition Mountains. The expansive flat 
plain offers opportunities for both significant development and conservation of 
the natural environment. The team studied the Superstition Vistas site in order 
to assess what lands should be designated as buildable, what lands may have 
higher value for conservation, and what considerations should be taken into 
account in designing conceptual land use scenarios for the site. 

The resulting environmental framework designated two types of land constraints 
for the scenario design. Soft constraints may have some development potential 
but should be subject to planning decisions and design guidelines. Soft 
constraints could cover a total of 131,000 acres, 79% of the total Superstition 
Vistas site. For the purposes of scenario design, hard constraints were considered  
to be non-buildable land. Hard constraints could make up 34,000 acres, 20% 
of the site. These constraint assumptions are preliminary and conceptual for 
scenario planning purposes only. Determining actual development constraints 
will require on-the-ground, detailed studies and evaluation at a future date. 

The Soft Environmental Constraints consisted of minor washes in high species 
richness zones, storm water and wastewater zones, flood zones east of the 
Central Arizona Project (CAP), the channel and basin system along the CAP, and 
slopes between 15% and 25%. Other areas included were open space corridors, 
flood control features adjacent to sensitive ecological areas, wildlife preserves 
and protected ecological areas. 

Constraint Category Hard Soft

FEMA Flood zones 100 year flood zone Any other additional flood zone

Washes Major washes All other washes

Storm Water Management Canal
CAP flood control and all other 

storm water management

Wildlife/ecological 
corridors

None
Regionally significant  
ecological systems

Slope 25%+ 15-25%

Rail line 50 foot buffer

Existing roads 50 foot buffer

Developed land Developed areas

Constrained Land Criteria

Source: EDAW, Fregonese Associates

For the purposes of the scenario 
design process, the team designated 
hard and soft constraints. Hard 
constraints limit development 
and must be considered in the 
development process. While soft 
constraints do not necessarily limit 
development, they are important 
when exploring design options for 
future growth.
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Source: Fregonese Associates, EDAW

Combined Constraints

Study Area

Floodplain

25% Slope

Soft Constraints
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Vacant land that falls in floodplains was assumed to be developed up to 50%.

The hard environmental constraints include roads buffered to adjust for 
development, FEMA Flood zones, Major Washes, the Central Arizona Project, 
and slopes above 25%. 

Diverse desert ecosystems and numerous washes occur on this site and 
provide the framework for initial considerations. Existing transportation 
corridors, view opportunities, infrastructure delivery logistics, historic uses 
and prevailing winds from the west and east are also key considerations for 
integration of sustainability principles into planning. Overall, the site provides 
a strong foundation for a diverse array of development forms. The broad scale 
of the project provides unprecedented opportunities to leverage economies of 
scale and coordinated development strategies to achieve significant advances 
in sustainable development and contribute to regional sustainability.

The screening process resulted in an estimated total buildable land supply 
of 141,000 acres in the Superstition Vistas area. This assumes that soft 
constraints can be built upon, given the use of planning and design guidelines 
to mitigate impacts. More detailed site-level analysis would be needed to 
further refine this figure, but this estimate demonstrates significant capacity 
to accommodate growth in the study area. 

Environmental Areas
The Gila River on the south edge of the site provides one of the key ecological 
corridors through the Phoenix-Tucson Megaregion. Consequently, Superstition 
Vistas is currently a zone of contact and connectivity between the Sonoran 
Desert plain, the Gila River, and the Superstition Mountains to the east. A 
connected mosaic of these features that preserves their natural processes 
and interrelationships to the greatest degree feasible is the key to sustaining 
regional ecology. This is especially important in the context of climate change 
where entire habitats are predicted to move significantly across regions (land 
pattern permitting) during this century. 

Slope
A significant portion of Superstition Vistas is flat as a result of eons of 
alluvial deposition from the Superstition Mountains. About 125,000 of the 
roughly 170,000 acres are below 25% slopes and are considered developable. 
About 115,000 acres are under 15% slopes, which is often a preferred limit for 
development due to view impacts and engineering requirements.
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Hydrology, Washes and Flood Zones
One of the biggest landscape sustainability challenges for the site is the 
complex surface drainage regime. Higher elevation areas include canyon 
washes while lower areas on flat alluvial plains include broad shallow flood 
zones. Flow volumes for different washes as well as the character of flow are 
important considerations in planning.

While significant and ecologically diverse corridors are arguably most 
beneficial to ecological sustainability, finer grain corridors and conservation 
areas are also important to provide access to nature. These can be beneficial 
to movement of highly mobile species, and can provide other services to the 
community such as microclimate modification, urban heat island reduction, 
carbon sequestration, or agriculture. These finer grain solutions will require 
more detailed site analysis to determine the most sustainable program and 
configuration. Infrared aerial analysis and site surveys may be beneficial 
tools even in early planning.

Vegetation
The site includes a variety of major regional vegetation types identified under 
the Arizona GAP Vegetation program. These include Sonoran Desert Scrub, 
Creosote bush, Bursage Series and Paloverde Mixed Cacti Series. Additionally, 
a small portion of Mogollon Chaparrel and the north edge of the Gila River 
floodplain ecosystems are present. 

Cultural and Historic Resources
Pinal County has extensively surveyed about 10% of its land for cultural or 
historic resources. According to the County’s Open Space and Trails Master 
Plan, a number of cultural sites have been identified within the Superstition 
Vistas area.2 The plan notes that cultural areas and archeological resources 
tend to be found near waterways and on slopes or in areas with relatively 
good soils. Identifying and preserving these resources will need to be carefully 
conducted along with the development of Superstition Vistas.

2 http://pinalcountyaz.gov/Departments/PlanningDevelopment/Documents/Trails/FINAL%20Open%20
Space%20and%20Trails%20Master%20Plan.pdf

The Environmental Armature 
Concept Summary includes 
background information about 
the following aspects of the 
Superstition Vistas site: 

Existing Conditions
Physiography
Hydrology
Species Richness
Ecosystems
Regional Ecology
Biodiversity Focus Study
Cultural Sites
Urban Heat Island

You can access the white paper at 
superstition-vistas.org. 
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Resource Efficiency &  
The Built Environment
The environmental impact of urban growth extends beyond the development 
footprint. It includes impacts, for example, related to water and energy use. As 
the Phoenix area grows, Superstition Vistas can play a critical role in reducing 
the region’s use of water and energy. The Vistas’ water and energy use was 
studied to understand what the impact of development on Superstition Vistas 
might be, and then evaluated potential ways to reduce that impact, as well as 
the extent and costs of potential reductions.

Water Use
The overall goal for Superstition Vista should be to minimize the impact on 
water resources and natural processes as a result of development in a cost-
effective and feasible way. While it may not be possible to entirely eliminate 
the impacts, developing a set of strategies that deal with water use, water 
quality, and effects on the natural system is an approach to defining the 
impacts and issues, measuring the effects, and providing for the new water 
resource demands as a result of development. 

The scenarios for Superstition Vistas were modeled to determine the impact 
on overall water use of minimizing potable water use and maximizing water 
reuse. Minimizing potable water use can be accomplished through high 
efficiency indoor plumbing features and minimization of high water demand 
outdoor landscaping. While it may not be possible to entirely eliminate the 
impacts, it is possible to develop a set of strategies that deal with water use, 
water quality, and effects on the natural system. This approach should be 
based on defining the impacts and issues, measuring the effects, and providing 
for the new water resource demands as a result of development.

Estimates were created of potential water use savings, which were then 
compared to more typical or “business as usual” water management and use 
strategies. Four levels of water strategies were created and modeled: Baseline 
(or business as usual), Good, Better, and Best. Each scenario was modeled 
under all four conditions for both interior and exterior (irrigation) water use.  
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Today’s costs are shown in the graphs below, but are changing quickly as 
the costs for more efficient fixtures are coming down and regulation and 
code requirements are getting more stringent. However, the water demand 
estimates shown in the graphs are being achieved in newer developments as 
the more water conservative fixtures are installed.

Fixtures Baseline
GPCD

Good
GPCD

Better
GPCD

Best
GPCD

Toilet 8.8 7.7 7.0 6.1

Faucet 3.4 2.1 1.4 1.4

Showerhead 12.5 9.0 7.5 7.5

Clothes Washer 14.4 10.0 9.3 8.5

Dishwasher 1.4 1.2 1.1 0.9

BRAC System -6.1

Leaks 6.0 4.0 3.0 3.0

Other (Consumptive) 2.0 2.0 2.0 2.0

Total GPCD 48.6 36.0 31.3 23.3

Total Cost per Capita $731 $889 $1,167 $2,537

Residential Water Usage and per Capita Cost 
Comparison by Fixture

Residential Fixtures’ Total Water Use and Cost per Capita
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Fixtures Baseline
gal/sf/day

Good
gal/sf/day

Better
gal/sf/day

Best
gal/sf/day

Toilet 0.034 0.020 0.018 0.015

Urinal 0.000 0.007 0.001 0.000

Faucet 0.053 0.032 0.021 0.021

Other 0.004 0.004 0.004 0.004

Total gal/sf/day 0.090 0.062 0.044 0.040

Total Cost per sf $0.12 $0.29 $0.35 $0.40

Commercial Water Usage and Cost per Square Foot 
Comparison by Fixture
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Fixtures Baseline
gal/sf/day

Good
gal/sf/day

Better
gal/sf/day

Best
gal/sf/day

Turf limit % 30% 20% 15% 5%

Treated Sewage 
Effluent (TSE)

0.04 0.03 0.03 0.02

Effective Rainfall 0.000 0.000 0.004 0.005

Landscape Demand 
(gal/sf/day

0.042 0.032 0.024 0.012

Landscape Cost ($/sf) $4.00 $3.75 $3.25 $2.50

Landscape Water Demand Reductions

Source: EDAW

Maximum Turf Percentage, Effective Rainfall and 
Landscape Water Demand (gal/sf/day)
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Landscape irrigation is the most significant consumptive use of water. The 
landscape is also one of the most important aesthetic and environmental 
outdoor features for people in our communities. The landscape can also 
have a significant impact on building temperatures, parking lot and street 
environments, parklands, and open space. It is clear that we do not need 
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to provide supplemental irrigation to all our landscapes, but portions of the 
landscape will require irrigation, especially as the landscapes are used more 
intensively by the public. Potable water can be used, but its use should be 
minimized. Non-potable water sources, such as grey water, treated sewage 
effluent, and raw water are more appropriate and can often be supplied at 
lower cost. A greater investment may be required for infrastructure to deliver 
this water, but the increased cost may be offset by lower water and treatment 
costs.

Landscape irrigation should consider the appropriate landscape for the 
development, without sacrificing the active recreational areas and proper 
aesthetics. Water demand can be reduced given these considerations, and the 
level of reduction is estimated in the following charts.

As we begin to employ the synergies of water reuse, more arid landscape, 
and better water management practices, we start to balance the demand for 
irrigation with the supply of reclaimed water. The cost of installed landscape 
starts to go down along with the demand for water. 

Water is not a “throw-away” commodity anywhere in the world, but especially 
in the desert southwest. Overall, water management is essential and the basic 
approach includes the following items:

•	 Establish	goals—realistic,	but	aggressive
•	 Develop	strategies
•	 Meet	with	local	agencies—code	requirements
•	 Cost/benefit—account	for	synergies
•	 Define	responsibilities	for	implementation
•	 Measure	and	monitor	results
•	 Educate	the	community
•	 Adaptive	management—what	works,	what	doesn’t	adapt	to	change

Energy Use for Buildings
According to the US Department of Energy, buildings consume approximately 
37% of the energy and 68% of the electricity produced in the US annually. 
Electricity generated from oil and coal impact the environment adversely 
from their initial extraction, through transportation, refining process and 
distribution. The generation of electricity through conventional fossil-based 
processes releases significant amount of carbon dioxide, which in turn 
contributes to poor air quality and ultimately global climate change. Other 

blackwater
to treatment 
facility

rainwater
captured for 
reuse

greywater
recycled for 
reuse

Water use in Superstition Vistas could 
be reduced by greywater recycling and 
rainwater capture. Greywater recycling is 
the reuse of wastewater generated from 
dishwashing, laundry, and bathing for 
irrigation, landscaping and even flushing 
toilets. Greywater suitable for irrigating 
landscaping and gardens comprises up 
to 50 percent to 80 percent of total 
residential wastewater. Greywater 
recycling systems  may be more 
efficiently managed on a centralized 
basis to maintain public health standards. 
Rainwater capture includes the 
harvesting of rainfall from roofs or the 
collection of rain in cisterns for reuse 
similar to greywater.

Rainwater Capture and  
Greywater Recycling
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electricity generation methods such as natural gas, nuclear fission and 
hydro-based have adverse environmental impacts as well. Natural gas 
is a major source of greenhouse gas emissions. Nuclear power causes 
significant waste transportation and disposal issues and potential 
catastrophic accidents. Hydroelectric generation strategies could disrupt 
natural water flows, resulting in disturbance of habitat and depletion of 
fish and other wildlife population.

As a result, building energy strategies are critical in improving our air 
quality, protecting natural habitat, reducing greenhouse gas emissions 
and minimizing carbon footprint caused by the project. There are 
three main approaches to reducing the energy required to operate and 
condition buildings: 1) Utilize passive design techniques to make a more 
efficient shell, 2) Use more efficient mechanical systems, and 3) Generate 
electricity or heat water using renewable energy technologies. All three 
of these strategies have been tested in various combinations to find the 
most efficient means to achieve specified levels of source energy demand 
reduction. 

The energy use was modeled for the various buildings in each of the 
scenarios under four different energy use levels to determine which 
combinations of energy reduction measures achieve the greatest efficiency 
at the lowest cost, show which combination of building and non-building 
energy strategies can achieve the lowest carbon footprint at an acceptable 
cost, provide guidance on peak demand for power so that base generation 
and distribution facilities can be reduced on a per capita basis, and ensure 
that costs and benefits are weighed so that development guidance can be 
realistic and acceptable to the marketplace.

The building energy team explored reductions in energy requirements 
by modeling a variety of Energy Conservation Measures (ECMs) and 
identifying the potential energy savings associated with each. This 
includes ECMs associated with:

•	 Improved	building	envelope	standards
•	 Improved	HVAC	efficiency	standards
•	 Improved	facility	lighting	control	standards
•	 Improved	hot	water	heating	standards

The proposed ECMs were tested for effectiveness in achieving each target. 
Adjustments to the ECMs were made to achieve the targets at the lowest 
possible cost. Specific focus was to seek the combined passive, mechanical 
and renewable strategy that achieves a net positive cash flow for the end 
user to the extent possible.
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Prototype Buildings
In order to model energy use of the buildings in Superstition Vistas, the 
consulting team created twelve financially feasible building prototypes for 
the Superstition Vistas project. The team evaluated energy performance 
for each prototype building and developed a “base” energy use assumption 
along with three levels of improvement, representing 25%, 50% and 80% 
reductions in energy use. With this set of prototypes, the team was able to 
estimate total carbon dioxide emissions, energy use from electricity and 
natural gas, and total water consumption at build out. In each scenario, 
a cost-benefits analysis compared the additional cost of energy efficiency 
measures with the savings in energy use. 

Urban Heat Island
Another environmental factor is the interplay between human settlements 
and the local climate; in Arizona, heat accumulation in urban areas is 
an ever-present issue. The magnitude of the Phoenix urban heat island 
is on the order of 10 degrees Fahrenheit, predominantly a night-time 
phenomenon. It contributes to considerable human discomfort during 
the summer months. New development designed for a significantly lower 
urban heat island (UHI) could potentially be very attractive to residents 
and employers. Mitigation strategies to reduce the UHI vary between 
those that have a regional scale cooling effect and those of more micro-
scale that improve human outdoor comfort in private and public spaces. 
Overall, UHI mitigation strategies can complement other sustainability 
efforts, in particular, those of place-making, transportation and energy 
consumption.

Prototype Name
Dwelling 

Units/Acre
Jobs/
Acre

8 Story Mixed-Use 
Retail/Office

0 333

8 Story Mixed-Use 
Retail/Residential

68 32

3 Story Mixed-Use 
Retail/Office

0 92

3 Story Mixed-Use 
Retail/Residential

34.3 32

8 Story Residential 65.4 12

3 Story Residential 29.2 3

Townhome (2 Story) 13.8 0

Single-family (2 Story) 8.1 0

Large Lot Single-
family (2 Story)

3.5 0

Office Park (2 Story) 0 43

Retail (1 Story) 0 27

Industrial (1 Story) 0 11

Prototype Buildings

The image above shows the surface 
temperature that results from different 
paving treatments. The dark street asphalt 
heats up to above 82 degrees, while the 
gravel and street trees stay relatively cool.  
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A model streetscape for Superstition Vistas should incorporate a drought-tolerant 
tree canopy to promote evapotranspiration and help cool the air; awnings and 
shaded areas tucked in and between buildings; and light-colored buildings, sidewalks 
and streets. 
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How the Scenarios  
Were Created
The Superstition Vistas project team created future 
land use and transportation scenarios for the area. 
Scenarios are stories about what might be; they are 
not forecasts and they are not predictions. They are 
possible futures that are based on what already exists, 
on trends that are evident or that are viewed as possible, 
and on the values and preferences of the participants. 
The scenarios help illustrate what kind of community 
is possible in Superstition Vistas given a range of land 
use, transportation, and environmental strategies. 
The essential requirement of any scenario is that it be 
plausible, within the realm of what exists and what is 
now known or can be reasonably conceived.

Six scenarios were created in total. Four initial learning scenarios, Scenarios, 
A, B, C, and D, were followed by Scenarios S and X. Scenarios A through 
D were used to test different arrangements of housing, employment, and 
transportation investments. Based on feedback from the Superstition Vistas 
project committee, the consultant team developed the next scenarios, S and X. 
Scenario S was created as an optimized scenario for Superstition Vistas that 
combines the best elements and lessons learned from Scenarios A, B, C, and 
D. It represents the best outcomes based on the scenarios modeling, financial 
analysis, and other factors, but does not represent a predicted final build-out 
form, given that assumptions, markets, and circumstances are likely to change 
over time. Scenario X was created as a counterpoint. It illustrates what the 
future of Superstition Vistas might be if the area’s property is sold piecemeal 
to developers without a common plan or vision. It is used to compare with 
Scenario S and to determine the benefits of this optimized scenario, which are 
substantial.

The scenarios were informed by the foundational research described earlier in 
this report. The values research helped guide the planning and analysis of the 
scenarios to ensure that the Vision would further the hopes and dreams of the 
people of the region.

SCENARIO D

SCENARIO C

SCENARIO A

SCENARIO B

SCENARIO X

SCENARIO S
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A mix of housing types was designed for each scenario. Scenario 
A shares a similar density and housing mix as higher-quality, 
planned developments in the region, constructed in the last few 
years. Scenarios B, C, and D test progressively denser and with 
more multi-family housing units. Scenario B was based on the 
consultant team’s best estimate of changing market demands 
that meet the housing needs of the region’s projected future 
demographics. 

For the four initial scenarios, the highest growth forecast (405,800 
households by 2060) was used for the purposes of the project 
scenario planning, because it provides the best “stress test” in 
evaluating how scenarios perform. In other words, the four original 
scenarios placed a maximum of 1,000,000 people on the Vistas in 
50 years. By holding population growth as a “constant” in the 
analysis, the effects of scenario “variables” (e.g., density, transit 
availability, centers-based design) could be readily compared. 
For Scenarios S and X, the consultant team projected the likely 
market absorption of the scenarios, based on the products and 
amenities offered, to create population and employment forecasts 
for the year 2040. Nothing in this analysis should be interpreted 
to mean that Superstition Vistas may not accommodate more 
than a million people under the right circumstances in the future. 
Lands assumed in the scenarios to remain undeveloped could 
accomodate additional population over time. 

All of the scenarios other than Scenario X were designed around an 
environmental constraint framework described above. Although 
some scenarios preserved more land than others, each used 
essentially the same environmental framework.

The twelve prototypical building types which were modeled for 
energy performance were aggregated in various mixes with other 
ingredients to create various “place types” or “development types.” 
Place types represent communities or places, such as urban cores, 
towns, business parks, or master planned communities. They are 
collections of buildings, streets, parks, and civic areas that can 
then be “painted” onto the landscape, thus allowing a scenario 
designer to experiment with a variety of land use forms. Each place 
type includes specific building types and is modeled to the parcel 
or building level. For Superstition Vistas, the team created 12 
development types, all informed by market research. The various 
place types were built and arranged in the Envision Tomorrow 
Scenario Builder software. 

Development Type
Net* 

Residential 
Density

Net* 
Employment 

Density

Urban Core 24.3 68.8

Traditional Downtown 19.4 21.3

Town Center 16.5 7.9

Business Park N/A 23.9

Industrial N/A 9.9

Neighborhood Retail N/A 24.0

Power Retail N/A 23.7

Regional Retail N/A 23.0

Lifestyle Center 2.1 21.2

Master Planned 
Community

7.2 0.2

Traditional 
Neighborhood (TND)

9.8 0.4

Residential Subdivision 4.7 N/A

Development Types

* Net residential and employment density calculates only developable 
acres suitable for new housing and/or mixed-use housing and employment. 
These numbers exclude land that is dedicated to streets and roads, and 
civic uses such as libraries and parks—areas considered undevelopable.
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Testing Choices
The scenarios for Superstition Vistas were designed to test the outcomes  
of various choices that could be made today, such as:

•	 Establishing	development	density	goals

•	 Planning	for	public	transportation,	such	as	commuter	rail	or	light	rail

•	 Planning	pedestrian-friendly,	mixed-use	urban,	town,	and	village	centers	
clustered around public transportation and major roadways

•	 Planning	for	high	energy-efficiency	buildings

•	 Accounting	for	potential	increased	fuel	efficiency	of	the	automobile	fleet

•	 Pursuing	alternative	energy	sources	such	as	solar

•	 Catalyzing	job	growth	so	that	more	jobs	are	available	earlier	

•	 Meeting	market	demand	by	planning	for	a	variety	of	housing	types

The models are designed to generate a wide array of outputs, or indicators, for 
each scenario. The sustainability elements require that a variety of indicators 
be considered, including:

•	 Economic	potential	of	each	scenario	(e.g.,	ability	to	attract	jobs	and	new	
industry, financial return to the State Land Trust beneficiaries)

•	 Housing	and	livability	profiles	(e.g.,	housing	mix,	affordability,	
connectivity and desirability)

•	 Environmental	impacts	(e.g.,	water	use,	carbon	emissions,	land	
consumption, and energy use)

Scenario Analysis & Findings
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Scenario Analysis & Findings

Scenario A

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario Descriptions

Scenario A at a Glance
•	 Improves	somewhat	on	current	regional	development	trends	by	

incorporating aspects of the best master-planned communities in the 
area. A planned open space network would be incorporated into the 
overall development, with more open space and parks than is typical 
today. Buildings used in this scenario included only common, single-use 
types such as business parks and shopping centers.

•	 There	are	three	times	more	jobs	per	household	than	exist	in	Pinal	County	
today, but still not enough jobs to support all of the households. Many 
workers would commute to existing cities in the region like Chandler, 
Gilbert, Mesa, Tempe and Phoenix. Employment in the area would consist 
primarily of car-centric strip malls, office parks and industrial parks.

•	 Residential	development	densities	would	be	about	20	percent	higher	
than Phoenix today, although still primarily single-family, detached 
homes with yards. 

•	 Highways	and	roads	are	based	on	expected	alignments	under	
current conditions and the expansion of existing right-of-ways. The 
transportation system includes commuter rail and light rail but land uses 
and transportation networks are designed to focus on car travel rather 
than pedestrian, transit or bicycle travel. There is no concentration of 
uses around the transit system. Other than major roads and rail, there is 
limited connectivity in the street network.

•	 A	carefully	designed	environmental	framework	preserves	washes,	steep	
slopes and key habitat areas. About 40 percent of the site is open space, 
and additional parks are included within the development footprint.  

Scenario Analysis & Findings

Multi-Family - 12%
Townhouse - 12%
Single-Family - 76%

Jobs & Housing Mix
In Scenario A, single-family homes 
make up the majority of Superstition 
Vistas’ housing

Transportation Statistics
The transportation system is 
focused on roads and travel by auto 
rather than alternative modes.

Sacramento, California, and Provo, Utah 
are cities with a similar overall density.

Population Density

Percentage of homes 1/2 
mile from transit service 11%

Percentage of jobs 1/2 
mile from transit service 50%

Average time spent  
in the car per day 53 mins.

Transit trips per day 58,500

Jobs to Housing Ratio

0.96

76%

12%

12%
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Scenario Analysis & Findings

Scenario B

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario B at a Glance
•	 Scenario	B	utilizes	the	consultant	team’s	projections	of	regional	

housing market preferences for the future, resulting in somewhat 
higher densities than Scenario A. Scenario B is designed around 
multiple pedestrian-friendly mixed use areas, concentrated on the 
transit system and around major roadways. These areas are urban, 
town and village centers and include attached housing products 
mixed with retail and employment. 

•	 Due	to	the	breadth	of	housing	choices,	the	organization	of	uses	and	
a sustained effort to catalyze economic development, Scenario B 
attracts employers and has a better balance of jobs and housing than 
Scenario A. In this scenario, Superstition Vistas would have about 
the same jobs-to-household ratio as the region as a whole. 

•	 The	housing	mix	is	designed	to	appeal	to	a	broad	spectrum	of	the	
population to support both workforce and higher-end housing. 
The housing types offer more choice than those currently under 
construction in the area. There are more apartments, condos and 
townhouses, to accompany the single-family homes. There is also 
more mixed-use development.

•	 The	transportation	system	includes	commuter	rail	and	light	rail,	and	
higher densities are focused around the transit stops. Land uses and 
transportation networks are designed to facilitate pedestrian, transit 
and bicycle travel, rather than just the car. Streets form a connected 
pattern to disperse traffic and increase transportation efficiency. 
Many of the new industries are sited along major transportation 
routes.

•	 There	is	greater	preservation	of	the	surrounding	habitat	areas	than	
Scenario A and a somewhat smaller footprint, with less development 
in the foothills.

Scenario Analysis & Findings

Jobs & Housing Mix
Most homes are single-family on 4,000 
to 6,000 sq ft lots. Some are on larger 
lots, and there also are some housing 
options such as townhomes and three-
story condo/apartment buildings. About 
5 percent of the homes are located in 
mixed-use buildings in the urban areas of 
Superstition Vistas.

Percentage of homes 1/2 
mile from transit service 20%

Percentage of jobs 1/2 
mile from transit service 47%

Average time spent  
in the car per day 23 mins.

Transit trips per day 358,800

Transportation Statistics
Because Scenario B organizes higher-
intensity, mixed-use centers around 
major transit and road systems and has 
a larger local workforce, transportation 
conditions improve dramatically. 

Denver, Colo., and Pasadena, Calif. are 
cities with a similar overall density.

Population Density

20%

13% 67%

Multi-Family - 20%
Townhouse - 13%
Single-family - 67%

Jobs to Housing Ratio

1.18
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Scenario Analysis & Findings

Scenario C

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario C at a Glance
•	 Scenario	C	is	designed	at	even	higher	densities	than	Scenario	B	and	

therefore has a smaller development footprint. Scenario C is about 
20 percent more concentrated in mixed-use centers  served by transit 
than Scenario B.  

•	 The	jobs-housing	balance	is	similar	to	Scenario	B.	Jobs	are	located	in	
more mixed-use environments, which may appeal to some employers 
but not others.

•	 Housing	consists	of	more	multi-family	housing,	townhouses	and	
small-lot homes than in Scenario B. The mixed-use development also 
is denser. 

•	 The	transportation	system	includes	commuter	rail	and	light	rail,	
along with supplemental transit lines along freeways and in 
residential areas. As in Scenario B, land uses and transportation 
networks are designed to facilitate pedestrian, transit, and bicycle 
travel, and streets form a connected pattern to disperse traffic and 
increase transportation efficiency.

•	 Hilly	areas	are	left	largely	undeveloped.	Wildlife	corridors	along	
washes are even wider than in Scenario B, with additional open 
space between urban centers to make them feel more separated and 
also increase access to open space.

Scenario Analysis & Findings

Jobs & Housing Mix
The majority of the housing is single-
family, but almost all of this is in small- 
and medium-lot homes, with only about 
1 percent of the housing on larger lots. 

Percentage of homes 1/2 
mile from transit service 24%

Percentage of jobs 1/2 
mile from transit service 51%

Average time spent  
in the car per day 19 mins.

Transit trips per day 387,400

Transportation Statistics
Scenario C performs only a little better 
than Scenario B. 

Santa Monica and Burbank, CA, are cities 
with similar densities.

Population Density

Multi-Family - 36%
Townhouse - 10%
Single-family - 54%

Jobs to Housing Ratio

1.18

36%

10%

54%
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Scenario Analysis & Findings

Scenario D

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario D at a Glance
•	 Scenario	D	goes	further	than	Scenario	C,	representing	a	development	

model that features compact, dense development, strong transit, 
and even more open space. Job and housing development is heavily 
focused in its urban centers. Scenario D increases densities to a 
much higher level than any city in the Phoenix area today—higher, 
in fact, than most cities in America. It has the highest density, the 
largest number of multi-family housing units, and the smallest 
development footprint of any of the scenarios. 

•	 Employment	is	strongly	focused	in	four	urban	centers.	Scenario	
D was modeled using an even higher ratio of employment than 
Scenarios B and C—not necessarily as a prediction that the scenario 
would attract that much economic development, but more as a 
means of testing the impact of that many jobs on the transportation 
system. 

•	 Much	of	the	housing	also	is	located	in	four	major	urban	centers.	This	
scenario features the most compact housing types; in fact, about 
two-thirds of the housing is townhouses and multifamily housing, 
such as apartments and condominiums. 

•	 Residents	and	employees	can	get	around	easily	on	foot,	by	bike,	or	
by using rail and bus transit. The smaller area of development also 
results in reduced highway and rail construction for auto and transit 
travel.

•	 Scenario	D	has	the	smallest	footprint,	with	no	development	in	the	
foothill areas and the largest preservation of habitat, with only 
about half of the area being developed. On the other hand, this 
scenario has relatively fewer park acres because of the higher 
density in the urbanized area. 

Scenario Analysis & Findings

35%
55%

10%

Jobs & Housing Mix
In Scenario D, condos and apartments 
make up the majority of Superstition 
Vistas’ housing, 55 percent. Single-family 
homes are nearly all on smaller lots.

Percentage of homes 1/2 
mile from transit service 29%

Percentage of jobs 1/2 
mile from transit service 55%

Average time spent  
in the car per day 14 mins.

Transit trips per day 395,200

Transportation Statistics
The additional density in Scenario D 
provides a small increase in performance 
over Scenario C. 

Redondo Beach, CA, or Miami, FL are 
cities with similar densities.

Population Density

Multi-Family - 55%
Townhouse - 10%
Single-family - 35%

Jobs to Housing Ratio

1.34
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Scenario Analysis & Findings

Scenario X

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario Analysis & Findings

Jobs & Housing Mix
In Scenario X, single-family dwellings, 
many on larger lots, make up the 
vast majority of Superstition Vistas’ 
housing. As a result, Scenario X does 
not accommodate much of the housing 
market, effectively excludes many 
people of certain incomes or life stages, 
and leads to a lower financial return 
through decreased absorption.

Percentage of homes 1/2 
mile from transit service 14%*

Percentage of jobs 1/2 
mile from transit service 35%*

Average time spent  
in the car per day 39 mins.

Transit trips per day 66,492

Transportation Statistics
Low densities, a low jobs to housing 
ratio and failure to plan for transit lead 
to poor transportation results. 

Memphis, TN and Albuquerque, NM are 
cities with similar densities.

* No regional transit was assumed in Scenario X. 

Population Density

Multi-Family - 15%
Townhouse - 5%
Single-family - 80%

Jobs to Housing Ratio

0.76

15%5%

80%

Scenario X at a Glance
•	 Scenario	X	was	created	after	Scenarios	A,	B,	C,	and	D	were	fully	

modeled and analyzed to better reflect a plausible future in which 
no coordinated or advanced planning has been done for Superstition 
Vistas. It reflects the suburban-style development patterns that have 
predominated in Arizona, and much of the nation, for the last 50 
years.

•	 Because	land	is	developed	primarily	as	low-density	single-family	
housing, with no land reserved for employment areas and no efforts 
to catalyze employment, Scenario X attracts few jobs, with a jobs 
to household ratio of only 0.76, the lowest of the scenarios, with 
the result that many residents of Superstition Vistas must commute 
elsewhere for work. 

•	 The	densities	in	Scenario	X	are	similar	to	the	average	densities	in	
the Pinal County area today. This scenario features the least compact 
mix of housing types. In fact, about 80% of the housing is single-
family detached homes. Although this type of housing mix may 
maximize initial market demand, it does not provide places longer 
term for a more balanced mix of housing. 

•				Transportation	infrastructure	tends	to	favor	automobiles	over	
walking, biking, and transit. The dominant transportation feature is 
the planned Williams Gateway freeway.

•	 As	a	result	of	the	low	housing	densities,	Scenario	X	accommodates	
approximately half as many people as Scenarios A, B, C, and D on 
approximately the same number of acres as Scenario B and on more 
acres than Scenarios C and D. Thus, time and the market became 
“variables” not “constants” in this analysis. Because Scenario X 
does not adequately meet the full spectrum of the market, Scenario X 
only accommodates 196,404 households (or approximately 510,651 
people) and 150,245 jobs by 2040.

•	 Scenario	X	does	not	include	an	overall	environmental	framework	
beyond those lands that are legally constrained for development. The 
natural features in Superstition Vistas (washes, habitat areas) are 
encroached upon. Few park areas are provided.
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Scenario Analysis & Findings

Scenario S

Density of New Development
(Housing Units + Jobs Per Acre)

LEGEND

Low Medium High

PROPOSED NETWORK
Rail Stop
Regional Rail
Freeway
Arizona Parkway
Major Road

Study Area
Existing Road
Creeks and Washes
Central Arizona Project
100 Year Floodplain
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Scenario Analysis & Findings

Jobs & Housing Mix
Scenario S shares a similar housing profile 
to Scenario B, although slightly denser 
and is directly based on Superstition 
Vistas’ projected housing profile. Housing 
is predominantly single-family homes on 
small lots. Neighborhoods are organized 
around strategically placed centers, 
so residents can walk, bike, or take 
transit to the store and local-serving 
businesses.

Percentage of homes 1/2 
mile from transit service 30%

Percentage of jobs 1/2 
mile from transit service 47%

Average time spent  
in the car per day 27 mins.

Transit trips per day 372,000

Transportation Statistics
Scenario S is designed to have even 
more homes close to transit than 
Scenario C. It produces slightly more 
transit trips per day than Scenario B.

San Jose, CA and Minneapolis, MN are 
cities with similar densities.

Population Density

28%

14%
58%

Multi-Family - 28%
Townhouse - 14%
Single-family - 58%

Jobs to Housing Ratio

1.34

Scenario S at a Glance
•	 Scenario	S	was	also	designed	after	Scenarios	A,	B,	C,	and	D	

were fully analyzed and includes the best elements of all those 
scenarios in terms of housing needs match, jobs-housing balance, 
economic development catalysts, and transportation investments. 
This scenario was reviewed and refined by the Superstition Vistas 
Steering Committee to represent a best-practices concept for the 
eventual build-out of the area. It makes use of a more tightly 
organized grouping of regional centers. Scenario S is designed 
around multiple pedestrian-friendly mixed use areas, concentrated 
on the transit system and around major roadways. These areas 
are urban, town and village centers and include attached housing 
products mixed with retail and employment. 

•	 Due	to	the	breadth	of	housing	choices,	the	organization	of	uses	and	
a sustained effort to catalyze economic development, this scenario is 
assumed to have the same elevated jobs/household ratio as Scenario 
D, at 1.34. 

•	 The	housing	mix	is	designed	to	appeal	to	a	broad	spectrum	of	the	
population to support both workforce and higher-end housing. 
Housing densities are somewhat higher than in Scenario B, but 
lower than in Scenarios C and D in order to match the consulting 
teams’ best estimate of future market demand.

•	 Transportation	investments	include	the	planned	Williams	Gateway	
freeway, but also commuter rail and light rail, and higher densities 
are focused around the transit stops. Land uses and transportation 
networks are designed to facilitate pedestrian, transit and bicycle 
travel, rather than just the car. Streets form a connected pattern to 
disperse traffic and increase transportation efficiency. Additional 
bus routes are included in this scenario.

•	 This	scenario	uses	somewhat	fewer	acres	than	Scenario	B.

•	 The	building	energy	improvements	used	in	Scenario	S	were	based	
on a strategic cost-benefit assessment, rather than across the board 
improvement standards, such as a 50% energy use reduction. By 
targeting only the most cost-effective buildings and techniques for 
high-level energy efficiency, Scenario S achieved the same benefits 
for half the cost.
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Scenario Analysis & Findings

Evaluating the Scenarios
Housing
A balanced housing supply, one that meets the needs of many household 
types, including large and small families, one- and two-person households, 
empty nesters, and others, will be a crucial part of the development of 
Superstition Vistas. 

The table below shows estimated housing unit absorption estimates for 
each scenario, based on the consultant team’s market projections. It 
should be recognized that it is difficult, if not impossible, to project market 
demand for the many-decade build-out horizon of Superstition Vistas, 
and that it is important to provide flexibility for the development projects 
to provide what the market seeks as preferences evolve over time. The 
team recognizes that the U.S. has been experiencing the most significant 
period of housing market turmoil in the last half century. Whether the 
U.S. housing market has experienced an unprecedented “discontinuity,” 
resulting in a permanent, dramatic shift to higher densities, or will recover 
with market preferences similar to those in the pre-recession environment 
and then evolve in more predictable ways, is a matter of ongoing debate 
with highly-qualified experts on both sides.  What Is certain from the 
scenario evaluation is that for Superstition Vistas to achieve balanced 
sustainability, it must evolve to satisfy the full spectrum of future housing 
market demand over a very long period of time.

Housing Profile

Multi-Family
Townhouse
Single-family

12%

100%

75%

50%

25%

0%
Scenario

A
Scenario

B
Scenario

C
Scenario

D
Scenario

X
Scenario

S
Proportional

Profile*

12%

76%

20%

13%

67%

36%

10%

54%

55%

10%

35%

15%
5%

80%

28%

14%

58%

30%

13%

57%

Source: Fregonese Associates

* Proportational profile is modeled on the projected future 
housing need for the entire Phoenix metro area based on 
current preferences with adjustments based on expected 
demographic shifts, such as an aging population.
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Scenario B had the best overall financial performance of the four original 
scenarios because its housing mix is intentionally designed to meet 
projected market preferences. Because of the higher densities—higher than 
could be supported by the consultant team’s future market projections—
Scenario C does not perform as well financially as Scenario B, although a 
significant shift in market preferences could cause Scenario C to perform 
much better financially. Scenario D performs even more poorly than 
Scenario C. Scenario X focuses on short-term demand for larger lots and 
does not catalyze demand for smaller units, leading to slower long-term 
absorption and smaller financial returns.

Note that each scenario produces a similar amount of single-family small 
lot units, but varying amounts of large-lot units. Due to the small number 
of large-lot units sold annually in Scenarios C and D, absorption may occur 
at a slower pace if consumers are looking for larger lots and they are able 
to afford them in other locations. If these high densities are mandated 
and the market does not support them, it’s likely that people will live 
elsewhere and fewer people will move to Superstition Vistas. 

Scenario Analysis & Findings

Scenario 
A

Scenario
B

Scenario
C

Scenario 
D

Scenario 
S

Scenario 
X

Single-Family Small Lot 3,253 3,782 3,885 3,885 3,885 884

Single-Family Large Lot 1,367 1,428 157 80 929 1,376

Townhome 931 1,104 1,117 1,117 1,117 332

Multi-Family 934 1,272 1,425 1,425 1,425 903

TOTAL 6,485 7,586 6,584 6,507 7,356 3,495

Average Annual Household Absorption by Type 2011-2040

Source: RCLCO, Fregonese Associates
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Scenario Analysis & Findings

Sustainable Land Use  
and Transportation Patterns
In terms of total land consumption, Scenario S consumes about 54% of the 
total study area for development in Superstition Vistas. This represents 
a smaller footprint than Scenario B, but more than C or D. Note that 
Scenario X accommodates approximately half the population of the other 
scenarios, yet uses more land than Scenario S and almost as much as 
Scenario B.

In order for Superstition Vistas to develop a sustainable transportation 
system, one that is flexible, resilient, and efficient, it must be well-
coordinated with the land use program. Without even taking fleet fuel 
efficiency into account, the scenarios that emphasized mixed-use 
centers and connectivity produced about half the carbon emissions from 
transportation as the “no plan” Scenario X, despite the fact that Scenario 
X includes only about half the population as the other scenarios.

The bottom table illustrates the quantitative difference that planned 
network connectivity, the use of mixed-use centers, and a good jobs-
housing balance can make in reducing both the number of miles that must 
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be driven (VMT) and the time spent driving by future Superstition Vistas 
residents. All of the master-planned scenarios that locate higher-intensity 
growth centers on key transportation nodes performed significantly better 
than either Scenario X or Scenario A. Scenarios B, C, and S result in the 
roughly the same amount of VMT, while Scenario D, with its very compact 
urban form, produced even lower (better) results. 

One of the ways these VMT and VHT savings were achieved was through 
proximity of housing and employment to transit. The better-performing 
scenarios placed homes and jobs closer to transit stops. Scenario S, similar 
to Scenarios B, C, and D, places many households within feasible transit 
trip or walking distance of centers. Biking and walking trip shares also 
benefit from enhanced connectivity and mixed-use centers.

In terms of transportation carbon emissions from vehicles, Scenarios B, C, 
D, and S all perform significantly better than Scenarios A and X. 

Scenario Analysis & Findings

Daily Transit Ridership

Source: Kimley Horn, Fregonese Associates

Transportation Emissions: Tons of CO2 per Year

Source: Kimley Horn, Fregonese Associates
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Scenario Analysis & Findings

Building Green: Energy Use
The more compact scenarios were more efficient in terms of energy use by 
buildings, regardless of any building improvements, for two reasons. First, 
multi-story buildings, such as condominiums and apartments, have shared 
internal walls and less external surface to gain or lose heat. The second reason 
can significantly affect the lifestyle of residents: the average housing unit 
had less floor space in the denser scenarios as condominiums, apartments, 
townhomes, and small single-family homes replaced larger single-family 
homes. Nevertheless, building efficiency improvements had a much greater 
impact on carbon emissions than did increasing density and reducing living 
space per person.

Increasing the level of building efficiency practices in each of the scenarios 
makes a remarkable difference in the cost of cooling, lighting and heating 
the buildings, and also in the reduction of carbon emissions. For example, 
when buildings in Scenario A shift from good practices to best practices the 
annual carbon emissions were reduced from seven million tons/year to 1.5 
million tons/year. Scenario D shifts from four million carbon tons/year to one 
million tons/year. However, the incremental cost of making investments to 
upgrade all the buildings in each scenario from “baseline” practices to “best” 
practices costs billions of dollars. The cost of upgrading buildings to “good” 
or “better” practices results in significant reductions in carbon emissions at 

Building CO2 Emissions per Capita (tons/yr/capita)

Source: Fregonese Associates, EDAW

Building Efficiency Improvement Costs per Capita ($/yr/capita)

Source: Fregonese Associates, EDAW
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substantially less cost. For example, upgrading the buildings to “better” 
practices in Scenario B costs $9 billion compared to more than $19 billion 
for “best” practices.

The analysis also revealed that not all buildings are created equal when 
it comes to implementing green technologies. Making energy efficiency 
improvements is more cost effective in residential buildings than 
commercial buildings. The sheer size and scale of commercial buildings 
requires large investments with moderate carbon savings compared to 
savings achieved through modest efficiency investments in individual 
homes where people spend the majority of their time. For example, while 
the costs of shifting all commercial buildings from standard to the most 
efficient building forms were between $14 and $19 billion, shifting only 
the residential and mixed-use buildings generated 73% of the carbon 
emission savings at about one-half the cost. 

The building energy improvements used in Scenario S were based on 
this strategic cost-benefit assessment. As a result, the building mix 
significantly improves energy efficiency for residential buildings while 
moderately improving building efficiency for employment-type buildings. 
To upgrade buildings in Scenario S to “better” practices saved half of 
the energy use of Scenario A. Then, by optimizing improvement choices, 
Scenario S was able to achieve the same energy savings as “better” at half 
the cost. 

Thus, the most efficient way to achieve significant energy (and thus, 
carbon) savings in a city may be to focus on residential buildings. 
Residential buildings were eight times less expensive to achieve savings, 
in dollars per ton. It is very costly to achieve energy savings for retail 
and industrial buildings. Developers and local utilities may collaborate on 
techniques and best practices.

Of course, it’s important to remain flexible to adapt to technological 
advances and changing cost structures. For example, photovoltaic systems 
could become much more cost feasible in the future. As a result, buildings 
that are constructed early should be positioned and built for upgrades 
later as technology and costs improve.

Scenario Analysis & Findings

CO2 Emissions Comparison (lbs/yr)

Optimizing Energy Efficiency Costs

Building Efficiency Improvement Costs per Capita ($/yr/capita)
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Scenario Analysis & Findings

Water
All of the scenarios, with the exception of A and X, 
performed similarly in terms of water consumption. 
Scenarios A and X did not perform as well as the other 
scenarios primarily because of the number of larger 
lots, which require more landscape irrigation. However, 
using best water conservation practices produces great 
impact regardless of the actual land use pattern. One of 
the findings from the initial research was that irrigation 
practices (primarily landscaping) have the biggest 
impact on water consumption. This indicates a need to 
use best practices for minimal irrigation on a site-by-
site basis, and only using extensive irrigation in areas 
that receive a lot of use (i.e. ballfields, parks).

Changing the landscaping practices to promote 
water retention, xeriscaping, and rainwater capture 
substantially reduces water use in an arid climate. A 
strategic approach would prioritize landscape irrigation 
for areas used intensively by the public (parks, etc.), 
while minimizing the need for irrigation elsewhere. 
In addition, potable water sources should not be used 

for irrigation where feasible, but recycled or greywater 
sources can be an effective alternative. Developers and 
utilities may collaborate to develop techniques and best 
practices.

 

Conceptual Financial Analysis  
of the Optimized Scenario vs. the 
Base Case
Scenarios S and X were evaluated for financial 
performance, which is a key objective for the State 
Land Trust in order to maximize the return to the 
Trust’s beneficiaries, primarily the schoolchildren of 
Arizona. While financial analyses are usually limited 
to much smaller-scale projects, the same principles can 
be applied to Superstition Vistas. This was a relatively 
straight forward model that subtracted major annual 
infrastructure costs from annual land sale revenues—
based on market-derived annual absorption rates per 
land use—to arrive at net cash flows for each scenario. 

Scenario X Scenario S

NPV @ 3% Discount $800 Million $1.69 Billion

NPV @ 5% Discount $630 Million $1.27 Billion

NPV @ 8% Discount $460 Million $870 Million

Estimated Net Present Value 2011-2040 

Source:  RCLCO, Fregonese Associates

Note: RCLCO calculated NPV with three different discount rates. A higher 
discount (%) rate results in a lower overall value over time; it is analogous to 
a rate of inflation.

Total Water Demand per Capita (gal/day/capita)

Source: EDAW, Fregonese Associates

Source: EDAW, Fregonese Associates

Total Water Demand Cost per Capita ($/year/capita)
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The standard real estate practice is to employ Net 
Present Value (NPV), which discounts future cash flows 
at an appropriate rate composed of the opportunity cost 
of capital and a risk premium. From an NPV perspective, 
scenarios that experience cash flows and reach build-
out earlier have an advantage over those that experience 
later cash flows due to the time value of money: a dollar 
today is worth more than a dollar in the future.

Land values were based on an analysis of market 
comparables in Greater Phoenix, accounting for 
location, transaction size, and other variables to the 
extent possible. These land values were then adjusted 
from scenario to scenario to reflect any differences in 
densities. Accordingly, scenarios with higher densities 
for a given land use were generally assigned greater 
land values per gross acre. Note that these density-based 
value adjustments also took into account additional 
infrastructure and building costs often associated with 
greater density; that is why there is not a 1:1 relationship 
between greater density and greater land value.

Based on the assumptions outlined above regarding 
housing match and employment growth, Scenarios X 
and S “perform” quite differently when evaluated for 
financial impact. This is principally because Scenario S 
represents an attempt to match the planning program to 
demand for housing and employment land. 

While this analysis is conceptual and forecasts far 
into the future a set of assumptions that may change 
over time, it helps illustrate the value of planning 
and strategic investment. Scenario S outperforms the 
lower-density and higher-density scenarios because its 
program aligns with assumed market demand relatively 
more than those scenarios, and therefore sells land 
faster, meaning that cash flows experience relatively 
less discounting, therefore resulting in a greater overall 
NPV. Scenario X represents no such attempt to align with 
long-term market demand. By focusing on conventional 
large-lot housing and an absence of strategic economic 
development investments, Scenario X tends to miss the 
anticipated demand that is likely to occur in Superstition 
Vistas and experience fewer land sales. Nevertheless, 
Scenario X could be the result if pieces of land are sold 
to developers without a common master plan because 
each developer will seek to maximize short-term return 
without reserving land or planning for higher-density 
housing and jobs.

In addition, the costs of environmental and social 
externalities that come with lower density and less well-
planned forms of development (and the opportunities 
for balanced housing and jobs production that Scenario 
X fails to provide) provide further justification for 
following an overall master plan similar to Scenario S. 

Scenario Analysis & Findings

Estimated Net Cash Flows for Scenario S and X
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Lessons Learned
Out of the Superstition Vistas project, seven 
broad lessons were learned. In order to achieve a 
sustainable vision for the area, these factors must 
be taken into account.

Lessons Learned, Outcomes 
& Strategic Actions

1. Create Communities  
that Provide What People Want
It is essential that whatever is created on Superstition 
Vistas serve the values of the region’s residents. Values 
are an important foundation for Superstition Vistas 
because they are stable and enduring, widely shared, 
capable of creating consensus among diverse groups, 
and the basis for personal decision-making. A place 
that meets the needs and satisfies the values of people 
can last for generations. Whereas fads and trends fade, 
values provide the best window into multi-generational 
market demand, which is important in defining a vision 
that may take over half a century to implement. The 
first neighborhoods built in Superstition Vistas will 
be a half-century old when the last areas are being 
developed. The last homebuyer may be a grandchild or 
great-grandchild of the first buyer.

Designing communities that provide what people want 
most will ensure that growth within Superstition 
Vistas enhances the region, appeals to the market in 
order to increase the financial return to the State Trust 
Lands beneficiaries, and captures significant regional 
growth in desirable, sustainable patterns. Designing 
a “sustainable” community that few people live in 
will have little overall impact on the sustainability of  
the region. 

2. Balance Priorities  
to Achieve Sustainability
Planning for a sustainable Superstition Vistas is all 
about making tough choices. Sustainability calls for 
striking a balance among economic, environmental 
and community goals, while preserving and enhancing 
what makes an area or region special or unique. We 
must carefully weigh priorities. A good comparison is to 
think of sustainability as a three-legged stool: We need 
to balance all three areas without favoring one at the 
expense of others (economy, environment, community), 
all while preserving and enhancing what is special 
about the region.

For example, considering only short-term economic 
gains might diminish other worthy community values 
and threaten the environment’s ability to recharge and 
replenish. Or thinking only of the environment might 
reduce revenue and negatively impact the regional 
economy and the Arizona State Land Department’s trust 
beneficiaries, mostly the state’s school children.

3. Foster Quality Jobs  
that Catalyze Economic Success
A strong local economy is critical to building a truly 
sustainable community. A balance of jobs, shopping 
and housing choices located near one another results 
in shorter trips that saves time and money and 
produces less pollution. It also means a higher quality 
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Lessons Learned, Outcomes 
& Strategic Actions

of life for residents as they meet their shopping and 
other needs close to home. In newly developed areas, 
housing development most often precedes job creation. 
Planning for a diversified and vibrant local economy 
where residents can both live and work must begin 
on day one. Superstition Vistas should be designed to 
attract and foster the creation of high quality jobs, and 
should focus up front on attracting high-paying, living 
wage jobs. Significant up-front public investment and 
partnerships with the private sector will be necessary 
to attract the catalysts necessary to jump-start the local 
economy. Attracting any of these economic catalysts 
to Superstition Vistas will require a visionary plan, 
advocacy, significant effort, and potentially economic 
incentives. Resources spent attracting catalysts to the 
area must produce a return on investment in terms of 
inducing greater economic development and enhancing 
land values.

Keys to attracting employers include the construction  
of transportation linkages, particularly freeways, and 
the creation of one of the most desired areas to live in the 
region by providing housing variety and affordability, 
open space and recreation, and a quality educational 
system. 

4. Create Mixed-Use Centers to 
Reduce Carbon Footprint, Energy Use, 
and Travel Times
Locating our daily destinations close to transportation 
hubs—so we have the option to walk, bike or take rail 
and buses—reduces our dependence on cars. Routine 
destinations such as stores and small shops, restaurants, 
entertainment, and offices, as well as apartments and 
condominiums, can be grouped into “mixed-use centers” 
situated along public transportation routes and close to 
area homes and neighborhoods. Planning development 

to include mixed-use centers is one of the most effective 
means of reducing travel times, energy consumption, 
and carbon footprint. When daily destinations are 
located close to neighborhoods, it reduces drive times 
and encourages residents to make some trips by foot, 
bike, light rail and bus. Reducing automobile travel in 
the communities of Superstition Vistas can improve 
travel conditions throughout the region.

Fewer square feet per person, more compact forms of 
urban development and multi-modal transportation 
systems lead to less traffic, energy consumption and 
carbon emissions than those generated by typical, 
suburban development. But the quantum leap of 
improvement occurs when mixed-use, pedestrian-
oriented village, town, and urban centers, located 
on major transportation systems, are included in the 
overall design of Superstition Vistas. Our modeling of 
Superstition Vistas demonstrated that mixed-use centers 
are substantially more important to transportation 
functionality, energy use, and carbon footprint than is 
increasing overall density.

5. Design for Efficiency to Save  
Energy and Water Resources and 
Reduce Carbon Footprint
Investments in energy efficient technology are better 
spent on individual residential buildings than on large-
scale commercial and industrial buildings. Improving 
insulation and cooling efficiencies in homes is more 
cost effective and leads to greater carbon savings. Fewer 
square feet per person and dwelling units that share walls 
also reduce energy use by buildings without substantial 
up-front investment, although with a trade-off in the 
lifestyle of residents—many Arizonans currently do not 
want to live in smaller, attached housing units.
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The cost of installing photovoltaic systems on 
every building is currently very high. Although the 
carbon savings are significant, the costs with current 
technologies may be prohibitive for the energy savings 
achieved. It may make more sense today to consider 
large-scale alternative energy generation investments 
such as centralized photo voltaic and solar thermal 
plants. Less efficient buildings then could be run on 
renewable power at a lower cost with a similar carbon 
footprint, rather than spending billions to reduce the 
amount of power that buildings consume.

Improvements in energy efficiency must be made with 
a focus on how and when the energy is produced. 
Reducing peak energy loads is essential. Using current 
development and energy use trends, the Superstition 
Vistas would have a summertime peak load of about 
3,000 MW (mega-watts), but an average load of only 
1,500 MW over the entire year. Developing a mixture 
of power sources, lowering base demand, and lowering 
peak demand will all be needed to be truly sustainable. 

Making Superstition Vistas energy efficient will require 
extensive strategies to keep energy peaks down – saving 
both money and energy. One of the simplest ways is to 
build houses with high thermal mass, made of concrete 
or brick, rather than wood and drywall. Buildings 
with high thermal mass have been a cooling strategy 
for millennia, from Greek cities to the ancient Pueblo 
settlements in the Four Corners area. Tests of new high 
thermal mass homes in Arizona show that they require 
much less air conditioning capacity, and have a very 
low peaking factor. This alone could save billions of 
dollars that would otherwise be spent to serve the late 
afternoon daily peak load by shifting that peak load to 
later in the day when other demand has subsided.

Planning for water conservation will also be critical 
to a resource-efficient future. Smaller yards and more 

efficient indoor water fixtures are important, but other 
conservation measures have an even greater impact, 
specifically outdoor landscaping.  Changing landscaping 
practices to promote water retention, xeriscaping, 
and rainwater capture substantially reduces water 
use. In addition, nonpotable water sources, such as 
greywater, treated sewage effluent, and raw water are 
more appropriate for landscaping. Although a greater 
investment will be required for infrastructure to 
deliver this water, those increased costs may be offset 
by lower water usage. It should be noted that many 
Arizona communities are already leaders in these water 
efficiency measures.

6. Offer Housing Choices to Meet  
the Needs of a Diverse Population
Superstition Vistas needs to provide a broad mix of 
housing options that appeal to a wide range of needs, 
ages and incomes. These housing choices can offer 
residents either urban conveniences or opportunities 
for rural living, with options ranging from apartments, 
condominiums and townhomes to single family homes 
and horse properties. Young people seeking their first 
jobs, new families buying their first homes, those 
“moving up” in the marketplace, corporate executives, 
and older adults ready to downsize should find suitable 
housing in Superstition Vistas.

Offering housing choices that meet the full spectrum of 
the market provides many benefits. First, the community 
will be accessible to people of all life stages and 
incomes. Second, addressing the full housing market 
will speed absorption of the housing products offered, 
result in a higher return to the State Land Trust and 
its beneficiaries, and speed the funding of necessary 
infrastructure like transit systems. Third, speeding 
absorption increases the amount of regional growth 

Lessons Learned, Outcomes 
& Strategic Actions
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that is captured by Superstition Vistas in desirable, 
sustainable development patterns rather than in more 
sprawling, suburban patterns elsewhere in the region 
where the impact on the region is less sustainable. 
Fourth, offering a variety of housing types helps attract 
jobs, because employers look to locate in communities 
where executives and workers of various income levels 
can all find housing in close proximity to work. Allowing 
employees at all income levels to live close to work 
has the added benefit of reducing commute distances, 
traffic congestion and automobile emissions, including  
carbon dioxide.

Housing preferences are anticipated to change in 
the future. It is important to plan for a variety of 
potential market circumstances, such as fewer people 
per household, fluctuating income levels, changes in 
housing affordability, volatile fossil fuel supply and 
pricing, desire for open space, greater demand for urban 
living and so on. As a result, the flexibility to adjust the 
housing mix over time to meet changing market demands 
as Superstition Vistas grows is critical. Offering a 
mixture of housing types will make Superstition Vistas 
more diverse, vibrant and livable.

7. Connect Superstition Vistas  to  
the Region with Multi-modal 
Transportation Infrastructure that 
Fosters a Stronger Sun Corridor  
Mega-Region
Without access to regional transportation systems, 
housing absorption and job growth within Superstition 
Vistas will occur at a much slower pace, reducing the 
return to the State Land Trust, limiting infrastructure, 
sending regional growth elsewhere, and resulting in 
less sustainable growth patterns.

Looking to Arizona’s future, Superstition Vistas has the 
potential to play a central role in sustainable development 
of the Phoenix-Tucson Sun Corridor “megaregion.” This 
21st century community needs to be connected by road 
and transit to the broader region—or risk becoming a 
cul-de-sac at the eastern edge of Phoenix, limiting its 
potential as a job center and diminishing potential land 
revenues for Trust beneficiaries. 

To be successful, Superstition Vistas will need access 
both to a regional freeway system and to regional public 
transportation service. Currently, there are plans for 
two freeways to serve the area—one east-west and the 
other north-south. Development of these facilities will 
provide an opportunity not only to connect Superstition 
Vistas to the region, but also to demonstrate sensitive 
design and environmental compatibility. Ultimately, the 
transportation system will also need to connect to a 
possible regional commuter rail service linking Phoenix 
and Tucson. To grow sustainably, the transit system will 
likely start small and mature in size and service as more 
people move to Superstition Vistas.

Attracting economic catalysts and job providers, as well 
as higher-intensity development, requires ensuring that 
key transportation linkages to and through Superstition 
Vistas become a critical part of the region’s official plans. 
Developing adequate freeway infrastructure to connect 
existing, emerging and future economic cores in the 
region and Superstition Vistas is essential for economic 
development and job creation in Superstition Vistas. A 
lack of freeways in the area will guarantee development 
of lower density housing at relatively low land values, 
delivered at a slow pace. Getting to the desired urban 
form requires an upfront commitment to the quality 
of transportation network to support it; without that 
commitment, it is likely that a lower intensity, less 
sustainable development pattern will evolve.
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Encouraging the development of Phoenix-Mesa Gateway 
Airport as a high traffic secondary airport for the region 
will further the growth of Superstition Vistas. Such 
an airport will attract economic development to the 
area, strengthening housing demand and emerging 
employment in Superstition Vistas, as well as “pulling” 
infrastructure east towards the Vistas.

8. State Land Trust Law Should Be 
Changed to Realize the Potential 
of Superstition Vistas and Maximize 
Revenue to the Trust
Reforming state law is necessary to permit the Arizona 
State Land Department to fully realize the benefit of 
the planning and studies that have been done for the 
Superstition Vistas.  The Land Department also needs 
additional resources for planning and managing 
development of State Trust Lands in order to achieve the 
Vision for Superstition Vistas and maximize the value 
of the Trust.  These issues are addressed in more depth 
in the Strategic Actions sub-section, starting on page 75 
of this document. 

9. Flexibility Will Be Essential to 
Respond to Changing Circumstances
It is important to allow significant flexibility to adapt 
to changing market and financial conditions. We can 
be confident that today’s circumstances and plans will 
change in ways we cannot fully predict. Flexibility 
to alter land use forms and development phasing  
is essential.

Although we can try to anticipate the impacts of changing 
demographics and preferences, the future remains 
largely uncertain. The planning process for Superstition 
Vistas should establish broad guidelines that are based 
on relatively “timeless” goals and principles, and leave 

detailed planning to be accomplished as pieces of the 
Vistas are actually being prepared for development. 

Real estate has historically been, and will likely continue 
to be, an industry unusually impacted by boom-
bust cycles. Successful real estate development and 
investment therefore depends on effectively monitoring 
and acting intelligently within these cycles. The 
development of Superstition Vistas should anticipate 
and enable such an approach over the long term. For 
example, this might mean allowing for the restructuring 
of a land sale with a revised development strategy 
focusing on commercial use rather than residential, or 
rental residential rather than for-sale residential. It may 
involve changing land use designations or the order 
in which specific parcels are sold and developed. In 
short, these realities of the market place require flexible 
planning and government regulation permitting the 
agility needed to succeed, as opposed to rigid regulation 
and fixed design requirements. 

Finally, the development of Superstition Vistas will 
dramatically change that area’s land values and the 
achievable intensity and density of land uses over time. 
Achievable density is driven by increase in land values, 
which are in turn is driven by increasing desirability 
of a given location due to natural or built recreational 
amenities (ski mountain, golf course, etc.) or dynamic 
economic activity. Superstition Vistas will therefore 
likely experience an evolution from a relatively low 
achievable density and intensity of use in its beginning 
phases (based on what the market will bear currently and 
for the near future), to potentially very high achievable 
densities as the area becomes a high quality environment 
with dynamic economic activity. The planning process 
and land use regulations governing Superstition Vistas 
should therefore allow for this potential to develop 
higher density and higher value land uses over time, 
including through the redevelopment of lower density 
uses from earlier stages in the cycle.  

Lessons Learned, Outcomes 
& Strategic Actions
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Outcome #1:  Planning and 
Development of Superstition Vistas 
Protects and Enhances Natural and 
Environmental Resources
•	 Implement	development	patterns	that	restore,	

protect and conserve environmental resources

•	 Make	Superstition	Vistas	one	of	the	most	
environmentally sustainable communities in the 
country by focusing on balanced development, 
water conservation and capture, energy efficient 
buildings, and land use and transportation systems 
that reduce auto use

•	 Ensure	that	new	buildings	are	built	with	a	low	
carbon footprint and with cost effective energy 
conservation materials

•	 Protect	the	steeper	slopes	of	the	foothills	of	the	
Superstition Mountains

•	 Protect	the	habitats	and	corridors	of	the	washes	
and streams, especially Queen Creek

•	 Consider	open	space	as	essential	infrastructure	on	
par with sewer, water and roadways

•	 Establish	specific	goals	for	parks	that	are	easily	
accessible to residents in every neighborhood 

•	 Ensure	that	future	development	focuses	on	
reducing high peak demands for electricity and 
water, as well as reducing annual consumption

•	 Conserve	and	retain	storm	water	in	Superstition	
Vistas, and develop it for on-site irrigation

•	 Develop	renewable	sources	electricity	on	site	 
where feasible

•	 Prioritize	the	implementation	of	the	most	cost	
effective measures to conserve resources while 
retaining a strong financial return

Outcome #2: Superstition Vistas 
Contributes to a Robust and 
Sustainable Economy
•	 Ensure	that	job	and	housing	growth	are	matched	

over time to the extent feasible

•	 Create	good	quality	jobs	for	people	of	all	ages

•	 Develop	economic	catalysts	to	spark	job	growth	 
in advance of housing growth

•	 Create	an	environment	in	the	new	centers	that	
supports new and expanding entrepreneurs and 
small business owners

•	 Attract	people	and	businesses	by	developing	
vibrant urban centers and great neighborhoods

•	 Develop	methods	of	providing	infrastructure	timed	
with development needs

•	 Recognize	quality	of	life,	natural	beauty,	diversity	
and the uniqueness of the Superstition Vistas as 
important elements of efforts to attract and keep 
businesses

Desired Outcomes
Based on the lessons learned, the following is set of desired 
outcomes and policy prescriptions that the consulting team 
strongly urges the appropriate stakeholder to pursue.
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	•	 Cooperate	with	regional	economic	development	
efforts to achieve economic success and prosperity 

•	 Support	developing	an	educational	system	that	
results in an educated workforce in all segments 
of the community and includes training for a wide 
range of job skills

•	 Support	the	development	of	one	or	more	
universities as a major economic catalyst

•	 Foster	cooperation	among	Pinal	County,	Maricopa	
County and neighboring jurisdictions for economic 
development 

Outcome #3: Transportation Planning 
and Investments in Superstition Vistas 
Provide for Multi-Modal Regional and 
Local Travel
•	 Ensure	that	Superstition	Vistas	develops	major	

through roads and transit facilities that connect 
Phoenix and Tucson, thus strengthening the Sun 
Corridor megapolitan

•	 Ensure	that	Superstition	Vistas	has	a	well	 
designed and sufficiently funded transportation 
plan that will meet the needs of the new 
development for auto, transit, walking, and biking

•	 Ensure	that	a	network	of	roads	and	streets	is	
developed within Superstition Vistas that allows 
for great connectivity in the developed areas 

•	 Ensure	that	a	robust	transit	system,	with	proper	
governance, is developed within Superstition Vistas 
that is well funded, and grows with the Vistas

•	 Create	a	high	quality	non-auto	connection	to	the	
Gateway Airport from the business centers of 
Superstition Vistas

•	 Structure	the	transportation	system	to	provide	
appropriate choices so that all segments of the 
community can meet daily living requirements

•	 Develop	in	a	way	that	encourages	walking	and	
biking for a substantial part of travel demands

•	 Develop	walkable	neighborhoods	and	 
commercial centers

•	 Coordinate	the	transportation	system	with	the	
land uses so that people can choose to reduce their 
reliance on the automobile by living closer to work, 
living or working close to transit, and living in 
pedestrian and bicycle friendly areas

•	 Provide	efficient	and	cost-effective	movement	of	
goods both within and beyond Superstition Vistas

•	 Implement	adequate	and	efficient	new	
transportation infrastructure at the same time 
development is anticipated.

•	 Assure	adequate	and	timely	maintenance	of	
infrastructure as Superstition Vistas ages

•	 Develop	and	fund	a	preventive	maintenance	
program that extends the life of the infrastructure 
built in Superstition Vistas

Lessons Learned, Outcomes 
& Strategic Actions
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Outcome #4: Superstition Vistas 
Enables the Market to Provide Balanced 
Housing and Community Amenities in 
Order to Maximize Financial Return and 
Capture More Growth in a Sustainable 
Community
•	 Provide	housing	of	different	types	and	styles	 

that is within the purchasing power of people of  
a spectrum of incomes and life stages in 
Superstition Vistas

•	 Create	and	maintain	safe	neighborhoods

•	 Provide	quality	housing	and	schools	
•	 Ensure	that	Superstition	Vistas	grows	cultural	

institutions—the arts, music, food, dance, and 
theater 

•	 Provide	locations	for	festivals	and	gatherings	to	
celebrate the community of Superstition Vistas

•	 Ensure	that	Superstition	Vistas	grows	a	heart—one	
or more downtowns—and ensure that they are 
healthy and vibrant 

•	 Develop	land	use	regulations	that	achieve	the	
Vision of Superstition Vistas, that are adaptable 
over time, and that facilitate timely redevelopment 
or infill consistent with the evolving long-term 
Vision for Superstition Vistas

Outcome #5: Superstition Vistas 
Provides Equity and Opportunity for  
All Residents
•	 Ensure	that	the	K-12	education	system	that	

develops in Superstition Vistas is among the  
very best

•	 Ensure	there	is	opportunity	for	small,	medium-
sized and minority owned businesses

•	 Ensure	that	the	housing	choices	in	Superstition	
Vistas allow for Arizonans of all incomes to settle 
in this area.

•	 Ensure	all	residents	have	access	to	quality	
housing, jobs, education and health care

•	 Commit	Superstition	Vistas	to	be	inclusive,	have	
a variety of income levels, and be accessible to all 
races, cultures, and ethnicities

•	 Respect	the	cultural	and	political	identity	of	Native	
Americans as Superstition Vistas develops

•	 Ensure	that	intolerance	and	prejudice,	explicit	or	
covert, is not used in the formation of land use and 
other public policy

Outcome #6: Planning Processes for 
Superstition Vistas are Transparent and 
Implementable
•	 Continue	coordinated	planning	among	the	

State Land Department, Pinal County, and other 
stakeholders (this vision is still evolving)

•	 Ensure	transparent	and	inclusive	planning	efforts	
as Superstition Vistas develops 

•	 Develop	a	clear	implementation	and	funding	
program for the Vision and future adopted plans
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Action 1: Pursue State Land Trust 
Reform to the Extent Necessary
The State Land Department would be in a better position 
to take advantage of planning efforts if the laws that 
govern State Trust Land were reformed.  The following 
is a list of reform measures that would better enable 
the Land Department to benefit from the planning and 
studies that have been done for Superstition Vistas and 
other areas of the State:

•	 Enable	the	Land	Department	to	convey	rights	of	
way for roadways and utilities, public safety, and 
national defense with non-monetary compensation 
or with reduced monetary compensation, when it 
can be demonstrated that such conveyances would 
benefit the Trust. 

•	 Enable	the	Land	Department	to	convey	certain	
types of lands, such as conservation lands and/or 
mitigation lands, with non-monetary compensation 
or with reduced monetary compensation, when it 
can be demonstrated that such conveyances would 
benefit the Trust.

•	 Provide	the	Trust	with	additional	tools	and	
resources needed to better facilitate infrastructure 
development on Trust land. 

•	 Enable	the	Department	to	better	participate	in	
joint venture partnerships, and enable catalytic 
economic development projects that will speed 
economic growth and development and lead to 
significant increases in the return to the Trust.

•	 Eliminate	or	modify	auction	requirements	for	
certain types of rights-of-way, sales or leases if 
deemed to be in the interest of the Trust. 

•	 Enable	the	Department	to	revise	the	terms	of	sales	
and long-term leases, post-auction, when it can be 
demonstrated that such revisions to those terms 
would ultimately benefit the Trust.

•	 Allow	the	Department	to	exchange	lands	when	 
it can be demonstrated that such exchanges benefit 
the Trust.

•	 Provide	consistent	funding	for	the	Land	
Department to be used for the management, 
planning, and disposition of Trust Land, with 
maximum flexibility.

Lessons Learned, Outcomes 
& Strategic Actions

Strategic Actions for  
Pursuing the Vision
In order to pursue the Vision for Superstition Vistas, the consulting 
team has developed a set of recommended strategic actions 
for stakeholders and policymakers. It is recommended that the 
Steering Committee and its members strongly support efforts to 
align Land Trust policies and practices with broader state smart 
growth goals. The following action plan provides a framework for 
beginning that alignment.  
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The State should continue its commitment to coordination 
with local jurisdictions, utilities, state agencies and 
other stakeholders so that the Superstition Vistas  
vision and plan are reflected through local and regional 
plans, policies, and development codes.  This Superstition 
Vistas planning effort has been an innovative approach 
for long term visioning and planning on state trust lands 
in Arizona, gaining significant support and commitment 
from a broad range of stakeholders and generating the 
potential for significant returns to the beneficiaries.  

Action 2:  Cooperate Regionally  
for Coordinated Governance 
The unique size of Superstition Vistas and the multiple 
intersections of state, regional, and local planning 
across its landscape will necessitate a coordinated 
approach for growth and development. The cities, 
towns, counties, Arizona State Land Department and 
State Department of Transportation, the Central Arizona 
Project, and the Salt River Project, to name a few, are all 
important constituents with an interest in the successful 
development of Superstition Vistas. 

Regional collaboration, whereby these agencies and 
entities agree to cooperate, adopt a common vision 
for Superstition Vistas, and follow standard operating 
principles and information sharing, is important. These 
stakeholders need to coordinate their planning and 
investment efforts as they relate to Superstition Vistas 
and the megapolitan area that it is part of. Potentially 
contentious issues such as municipal formation and 
annexation, revenue and cost sharing, and regional 
transportation and environmental planning should be 
examined and addressed in advance, thus defusing 
problems later as development intensifies. 

The Mile High Compact in Denver, Colorado serves as a 
useful example. Formed in 2000, the Compact is based on 
a set of guiding principles outlined in the Metro Vision, 
the region’s long-range growth and transportation plan. 
The compact commits the signatories to coordinate their 
comprehensive planning efforts and develop codes and 
implementation tools that relate to the regional vision. 
The voluntary agreement has endured, and governments 
representing nearly 90% of the region’s population have 
joined (the latest in June, 2010). 

Action 3: Develop Mechanisms for 
the Adoption of the Superstition 
Vistas Vision and for Continued Public 
Engagement
Effective planning cannot take place without a genuine 
commitment to the public engagement process. The 
common element of every successful regional plan is 
a two-way, campaign-style communication approach. 
These engagement campaigns build a large base of 
support from the beginning of a process. Strategies for 
communicating include events, interactive workshops, 
focus groups, surveys, media, video, and web resources. 
 
An enhanced State Conceptual Plan process that 
incorporates a broad public outreach component and 
results in a compelling Vision for state trust lands 
would add significant value. A participatory and 
comprehensive planning effort has several advantages. 
It can produce broad understanding and support for 
issues, such as natural resource stewardship. It can 
address the complexity of cross-jurisdictional planning 
by framing problems and solutions at the right scale. 
It also promotes certainty by aligning a state and local 
vision with local policies and practices. A commonly 
understood Vision about the future of Superstition 
Vistas, from state agencies to local governments and 
residents, will help convince stakeholders to invest in 
the area.
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The Superstition Vistas project, with added public 
engagement and visioning exercises, should serve as the 
model for future Arizona State Trust Land Conceptual 
Planning in Arizona. Such an effort should be followed 
by a coordinated effort to align local plans and 
implementation measures with the Vision.

Action 4: Commission Additional 
Studies that May Be Needed for 
Superstition Vistas
The Superstition Vistas project was a multi-year effort to 
examine broad opportunities, constraints, and concepts 
for the future of the area. The Steering Committee and 
stakeholders should advocate for, and support, any 
additional studies needed to further identify sustainable 
development opportunities, and use the findings 
to develop design and development guidelines and 
standards for the area.

Such studies may include:

1. A detailed analysis of how to manage the urban 
heat island effect. 

Investigate practices and technologies for developing 
new urban communities in ways that avoid creating or 
can substantially mitigate urban heat island conditions. 
This study should detail development and design 
guidelines and standards for use in any Superstition 
Vistas development. Specific strategies can include:

•	 Promote	energy	efficient	building	design	and	end-
use efficiency to reduce waste heat emissions

•	 Use	highly	reflective	roof	coatings	(“cool	roofs”)	to	
reduce building energy consumption for cooling

•	 Minimize	impervious	surfaces

•	 Use	building	morphology	to	optimize	air	mixing,	
urban canyon ventilation and street level shading

•	 Consider	local	topography,	washes	etc.	to	optimize	
natural ventilation and development / open space 
relationships

2. An analysis and framework for how to accommodate 
the region’s hydrologic areas and resources into a 
future urban community. 

Such a study should investigate and explain the best 
practices for development near washes and how to 
preserve and protect critical habitat. Specific strategies 
can include:

•	 Preserve	larger	washes	and	aggregate	smaller	
washes into larger corridors

•	 Washes	north	of	Queen	Creek	could	incorporate	less	
soft engineering

•	 Washes	south	of	Queen	Creek	should	incorporate	
more soft engineering

•	 Wash	corridors	should	be	sufficiently	wide	because	
of fissure issues, maintenance issues on apex 
basins, visual impacts of apex basins, and climate 
change adaptation

•	 Leverage	storm	water	to	enhance	vegetation	growth

3. An overarching framework for preserving ecosystem 
services as Superstition Vistas develops. 

Ecosystem services include air and water filtration, 
waste removal and decomposition, recreation, and 
other functions. Superstition Vistas has an opportunity 
to develop in a way that maintains or even enhances 
ecosystem services. 

Action 5: Develop Critical 
Infrastructure for the Superstition 
Vistas Area
One of the important lessons learned from the scenario 
planning exercise was that the phasing of infrastructure 
investments will determine a great deal of Superstition 
Vistas’ future. The ability of the new community to 
leverage catalytic economic development projects, 
attract employers, accelerate absorption, increase 
financial return, and support a land use program with 
transit and alternative transportation modes will depend 

Lessons Learned, Outcomes 
& Strategic Actions
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on infrastructure decisions made today. A sustainable 
development approach that results in less water, energy, 
and impact on the natural environment will also require 
advanced planning. 

An area-wide approach to infrastructure planning 
and financing, potentially under the auspices of a 
Superstition Vistas Regional Compact, should be 
undertaken. One of the first decisions that need to be 
made is the identification and preservation of corridors 
for transportation and utility improvements.  There is 
a unique and rare opportunity to do this in the initial 
stages of Superstition Vistas, an opportunity that should 
not be missed.  Such planning should address regional 
and local transportation, water, wastewater, storm 
drainage, electrical infrastructure, and other needs, and 
ensure that sufficient right-of-way is reserved for road, 
transit, and utility corridors needed as development 
intensifies. 

•	 Design	for	regional	network	connectivity	and	
corridor preservation (includes mega-regional 
connections and transit corridors)

•	 Prioritize	regional	transportation	investments	to	
connect Superstition Vistas with the rest of the Sun 
Corridor

•	 Emphasize	local	street	connectivity	with	a	fine-
grained block and parcel pattern

•	 Incorporate	comprehensive	trail	systems	for	
walkability and green infrastructure networks

•	 Support	an	adaptable	urban	form	that	allows	for	
near-term redevelopment as intensities increase in 
centers

•	 Design	an	adaptable	transportation	system	that	
can scale up with land use intensities 

•	 Concentrate	mixed-use	centers	along	corridors

Water resource planning should seek to reduce indoor 
water demand, in order to decrease infrastructure 
size and cost. Water and sewage treatment plants, 
distribution and collection systems should be sized 
for aggressive water demand management. A high 
percentage of water that enters the sewage system could 
be recycled for use as an irrigation water supply and 
groundwater recharge. 

The region should also develop a long-term energy plan 
to establish demand management policies and practices, 
and to site new facilities as needed.

If Superstition Vistas is to become a metropolis of 
one million people or more and a mega-regional hub, 
it will benefit from its own governance structure 
for transportation. A study group should oversee 
the development of the Superstition Vistas regional 
transportation plan. Eventually, as the area develops, 
a transportation authority should be formed to run and 
maintain the system and direct capital investments. 
The authority should be responsible for transportation 
facilities of regional significance, including toll roads, 
transit systems, and any inter-urban or regional  
rail system. 
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Action 6: Form an Economic 
Development Working Group
A significant finding of the scenario planning project 
was that balancing employment opportunities with 
housing growth will be crucial to the sustainable 
growth of Superstition Vistas. An economic development 
working group (which may eventually develop into an 
agency) will need to be formed for the area to further 
develop and define those economic catalysts outlined 
in the Vision and pursue their attraction to the Vistas. 
The following catalyzing factors are key to achieving 
the highest absorption and economic outcome for 
Superstition Vistas:

•	 New	public	or	private	university	campus	

•	 Expanding	East	Valley	air	travel	(gradually	upgrade	
the Phoenix-Mesa Gateway to the significance of a 
John Wayne Airport in Orange County, California)

•	 A	parallel	freeway	alternative	to	I-10	to	provide	a	
viable and convenient alternative through the East 
Valley and to connect Phoenix to Tucson through 
Superstition Vistas

•	 Commuter	rail	to	link	local	residents	to	Phoenix,	
Pinal County, East Valley, and Tucson markets 

•	 Major	employer	campuses/national	headquarters

•	 Heavy	rail	freight	facilities	to	access	regional	and	
national markets

•	 Continued	collaboration	with	local	leaders	to	
implement a comprehensive open space and parks 
strategy

•	 Culture	and	arts	venues	of	regional	significance

•	 Leadership	in	energy	and	sustainability	practices

•	 Resorts	and	entertainment	venues

•	 Lively	and	interesting	downtowns	and	centers

Action 7: Participate in the Arizona 
State Land Department Conceptual 
Plan and Pinal County Comprehensive 
Planning Processes
Because the day-to-day development of Superstition 
Vistas will take place in Pinal County, achievement 
of the Vision will depend greatly upon cooperative 
planning and implementation with the County. The 
Steering Committee should be an active participant 
in the development and review of the Arizona State 
Land Department Conceptual Plan. After the approval 
of the Conceptual Plan, the Steering Committee should 
advocate for the incorporation of the Superstition Vistas 
Conceptual Plan into the County plan, and support 
development, subdivision, and other code amendments 
that align with the Vision.

Action 8: Monitor Progress  
and Keep Up to Date
Since the inception of the Superstition Vistas project, just 
three short years ago, the national economy and local 
housing markets have undergone dramatic changes. 
This illustrates how quickly conditions can change, and 
highlights the need for an alert and responsive approach 
to pursuing the Superstition Vistas Vision. 

The Steering Committee should develop and maintain 
a coalition of stakeholders who can advocate for the 
structural and legal changes outlined above and monitor 
progress toward cultivating economic development and 
infrastructure catalysts. This group should remain 
poised to take advantage of opportunities as they arise.

The Vision for Superstition Vistas should continually 
be updated in response to changing circumstances and 
new information. The tools created to date, with the 
assistance of the consultant team, should be utilized 
and leveraged.

Lessons Learned, Outcomes 
& Strategic Actions
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Conclusion
Creating and implementing a conceptual master plan and 
Vision for Superstition Vistas is critical. The land should be 
sold within the framework of a holistic and thoughtful plan.

The good news is there is significant private and public sector 
interest in developing Superstition Vistas appropriately, 
and there is sufficient community interest to pursue and 
accomplish bold initiatives. A Vision and master plan 
for Superstition Vistas will ensure that all the pieces are 
in place to shape positive changes on a grand scale, thus 
guiding future decision-making for this untapped and 
precious resource. Proper planning could make the Vistas 
attractive for economic development, provide resources 
for Arizona’s Trust beneficiaries, and preserve this land’s 
unique character and beauty.
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