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CHAPTER I 
INTRODUCTION 

 
This thesis reports a study of two privately owned and developed urban 

neighborhoods with explicit goals of recapturing the mythic past where a strong sense of 

neighborliness, high level of collective efficacy, and friendly relationships and trust 

among neighbors supposedly occurred. These myths were created, recreated, and 

perpetuated by mass media such as the popular television shows like The Andy Griffith 

Show, Father Knows Best, and Leave it to Beaver.  These offer an ideal for the American 

family, but one that the historical record suggests is suspect (Coontz, 1992).  

These two developments currently are ongoing in a medium size city in the 

southwestern part of the US. One is a redevelopment, claimed by its developer to be the 

largest in the history of the US. It occurs in the central part of the city. The other is a 

master-planned new development in the southwestern fringe of the city, which is growing 

rapidly in both the residential and commercial sectors. Both developments share 

aspirations with the Disney Corporation’s Celebration development in Florida. Both 

developments occupy about one half square mile or 325 acres of land. They thus provide 

interesting contrast for this study.     

To preserve the anonymity of these two developments and the two developers, we 

use “Centre redevelopment” to refer to the first project and “M1” to refer to the 

redeveloper and “Vintage development” for the second and “P1” to describe the other 

developer. Prior to the redevelopment project, the Centre neighborhood was an affluent 

suburb. However, as a new college was being built next to this neighborhood in the 

1920s, visible changes began to occur. By the 1960s, multiple housing units and 
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apartment complexes began to spring up in the neighborhood to accommodate the 

increasing number of the college students. The once affluent owner-occupied single-

family suburb of the city began to see the invasion of young renters in multiple housing 

units. A cycle of deterioration set in as often occurs with aging neighborhoods that 

surround the immediate downtown area of a growing city. This deterioration was further 

exacerbated by the rapidly growing development in the southwestern area of the city. 

These newer, bigger and more prestigious owner-occupied single family neighborhoods 

attracted residents from the older part of the city including former Centre residents and 

created housing vacancies there and in other older neighborhoods close to the downtown. 

“One of the contributing factors to the deterioration of Centre appears to be the extent to 

which spot zoning of apartment complexes was allowed in a single family neighborhood. 

Once apartments were developed, several single family homes were purchased as rental 

units by absentee landlords” (RTKL Associates, 1989:24).  

By the time Centre began its ambitious redevelopment project in 1999, 97% of the 

Centre’s residents were renters (Avalanche-Journal, 2002). Students, many of them from 

foreign countries, low-income families and/or racial minorities from other neighborhoods 

of the city became the dominant residents in the neighborhood residing there. Crimes, 

drugs, and prostitution became highly visible, further contributing to the exodus of the 

remaining owner occupied residents and businesses. At one point, it was reported that a 

quarter of all reported crimes of the city were coming from this neighborhood that shared 

only 3% of the city’s population (Avalanche-Journal, 2002).  Centre was becoming “a 

high crime area desperately in need of stabilizing redevelopment” (RTKL Associates, 

1989: 8).  Centre, thus, became a “donut”, a place of empty like many center cities 
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throughout the U.S. space (Tsai, 1999).  “Center cities throughout the U.S. have been 

hollowing themselves for several decades now; as a result, cities have earned the 

metaphorical titles of ‘Cities as Donuts’, with their empty centers… with little or no 

growth” (Tsai, 1999:2).  The Centre’s developer stated in an interview that “the goal of 

the redevelopment is an attempt to take back a neighborhood that had been lost for years 

and to restore the ‘Centre’ to a respectable community”.... the redeveloped neighborhood 

will consist of multi and single family housing, restaurants, retail shops, and a charter 

school (Ml).  According to Tsai (1999:2), “the Centre will provide the jelly that the donut 

needs to revitalize” the city’s center.  

The revitalization of Centre reflects an urban ideological trend known as “New 

Urbanism”. New Urbanism is an attempt to “solve the problems of sprawl through 

focusing on five guiding principles: diversity, pedestrian orientation, accessible public 

spaces, and community institutions, and celebration of unique local elements” (Meredith, 

2003:478). New Urbanism encourages diversity in land and population and suggests that 

such diversity limits dependence of the automobile and strengthens social bonds within 

the community (Meredith, 2003).  

Vintage is the second study site of this thesis as an attempt to recreate a traditional 

neighborhood development (TND), an effort to bring back the past through the design 

based on New Urbanism. According to its owner-developer, “the most important 

components of this master-planned neighborhood include walk-ability, preference to the 

pedestrian over vehicles, mixed housing types, single detached and multiple housing, 

retail stores, public spaces for residents such as a town center and parks throughout the 

community, and a dedicated school system” (P1).  A local newspaper journalist named 
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Chris Van Wagenen states the developer of Vintage was appalled and disturbed by the 

fact that the city and throughout the U.S. have been developing what he called 

“disposable neighborhood” that lost their essence and character after a few dozen years. 

Once completed, the developer hopes Vintage will not only, “…hold its value but also 

provide a way of life when neighbors visited neighbors and families get together on a 

front porch” (Wagenen, 2005). Vintage and Celebration are considered to be the 

“stepchild to New Urbanism, a zealous new movement in town planning that had 

declared war on auto-driven development and vowed to reintroduce suburban Americans 

to the civic virtues of active community involvement.... it would be yet another fresh start 

in a world gone bad (Ross, 1999:5). According to Streetscapes (2006) a regional 

newsletter, “the Vintage developer claims that homeowners in the region have been 

settling for less than what they really want in terms of the neighborhoods, the proximity 

to other uses – whether its civic or commercial and/or architectural styles”.  

Research has shown that individuals in the U.S. over the years have become more 

private and isolated (Massey, 2005). Interaction today is often in nature, done through 

microelectronics such as cell phones and/or the Internet. This type of technology changes 

how people interact with one another and particularly undermines the need for public 

spaces (Massey, 2005).  As a result, community social ties are no longer dependent on 

geographic proximity and as such, we have become “strangers in a strange land” in our 

urbanized world (Massey, 2005). “Increases in the size and scale of societies not only 

brings about changes in macro-social structure but also exerts significant independent 

effects on both the environment and the micro-social relations” (Massey, 2005:99).  
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It is interesting to note that the New Urbanism ideals of communally driven 

developments seem to contradict our increased desire for privacy. What follows will shed 

light on the contradiction and on the ongoing and pervasive effort to recapture past ideals 

of community and family. Multiple approaches will be utilized toward this end: the 

supply side examined with face-to-face interviews with the principles of the two 

developments, the demand side examined by interviewing residents in both 

neighborhoods, and ecological structure examined through unobtrusive on-site-

observations of the social activities in public and parochial spaces in these two areas.  

This thesis consists of five chapters. This chapter deals with the introduction, 

Chapter II summarizes the related and theoretical frameworks associated with New 

Urbanism and urban planning. Chapter III describes the data and methods used in the 

study. Chapter IV explains results found in the coding process of field-notes and 

interviews. Chapter V draws conclusions from the analysis to suggest the broader 

implications of New Urbanism.  
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CHAPTER II 
LITERATURE REVIEW 

 
This chapter reviews the problems associated with suburban sprawl and the 

responses of New Urbanism as a solution and an alternative development with the 

problems that are associated with suburban sprawl and the response of New Urbanism.  

As will be further elaborated in this chapter, the massive suburban development had led 

to the increasing privatization and social isolation among residents in those communities.  

The rise of New Urbanism to be discussed further below was a response to these 

problems by designing and redesigning the so-called traditional neighborhood. The 

development of suburbia has lead to the privatization and isolation of community 

residents.  In contrast, New Urbanism is an attempt to address some of the underlying 

problematics of suburban sprawl by bringing back the traditional neighborhood: 

These traditional genuine communities are made up of stores where 
residents shop, restaurants and cafes where neighbors and friends meet, 
parks where people gather, as well as offices, schools, public buildings, 
and a wide variety of housing options all within walking distance. The 
functions of life are laid out in a manner that accommodates and connects 
the people who use them.  (Morris, 2005:30; see also Duany et al., 2000) 
 

The development of Celebration (see Figure 1) is the quintessential example of New 

Urbanism in the U.S., building on the ideas of New Urbanism in response to the 

shortcomings of suburban designs. “Traditional neighborhoods are represented by mixed-

use, pedestrian-friendly communities of varied population, either standing free as villages 

or grouped into towns and cities-has proved to be a sustainable from of growth” (Duany 

et al., 2000:4). The lively public spaces found in traditional neighborhoods let a “healthy 

network of personal relationships develop based on direct, face-to-face contact. 
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Shopkeepers, café owners and restaurateurs know you, you know them, and they help to 

connect you to the place and to others” (Morris, 2005:30). 

 

Figure 1. Celebration, FL combines retail and residential sectors into the same space 
(Tsai 2005).  
 
Problems with Suburban Sprawl  
 

Traditional neighborhoods increasingly are being replaced by suburban sprawl. 

Suburban sprawl demises human interaction and lacks historical precedents (Duany et al., 

2000). “Unlike the traditional neighborhood model, which evolved organically as a 

response to human needs, suburban sprawl is an idealized artificial system” (Duany et al., 

2000:4). Suburban Sprawl is not healthy; it consumes land, does not pay for itself 

financially, and is found to be self destructing. Suburban sprawl occurs when there is 

“low destiny design, a lack of multi-use development patterns, automobile dependence, 
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gridlock, and inadequate public interest” (Morris, 2000:17). Sprawl creates isolation.  

Suburban Sprawl has occurred as a result of a number of policies and laws that have been 

developed to encourage urban dispersal   

 Suburban sprawl is bad for cities because it takes away from the center leaving 

inner city neighborhoods and businesses struggling. As the ring of suburbia continues to 

grow, taking with it customer populations and tax bases, so does the hollow space at the 

center (Duany et al., 2000).  

With new city polices being created after World War II, urban cities saw a shift in 

programs discontinuing the redevelopment of urban neighborhoods. With the 

development of the The Federal Housing Act and Veterans Administration it was 

essentially cheaper to buy a house than to rent because the mortgage loans were cheaper. 

Duany et al. (2000:19) writes:  

But the problem with current development codes is not just their size; they 
also seem to have a negative effect on the quality of the built environment. 
Developers…have no clear picture of what they want their communities to 
be. They are not imaging a place that they admire or buildings that they 
hope to emulate. Rather, all they seem to imagine is what they don’t want: 
no mixed use, no slow-moving cars, no parking shortages, no 
overcrowding. Such prohibitions do not a city make.  

 
Sprawl does not offer places for people to congregate. There are no local cafes, 

restaurants, and shops for people to gather throughout the day; therefore face-to-face 

interaction is less likely to occur. Sprawl creates clusters, which in return segregates itself 

from the rest of society. In traditional neighborhoods, businesses, living environments, 

shopping strips, and roads all are integrated within a common space and therefore not 

isolated from one another. The same cannot be said for sprawl neighborhoods, which 

creates single purpose clusters such that each section is cut off from the other. 
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Businesses, shopping centers, housing, are found to be miles apart from one another, 

therefore creating dependence on the automobile. Duany et al. (2000:1) mention:  

Cities will be part of the country; I shall live 30 miles from my office in 
one direction, under a pine tree; my secretary will live 30 miles away from 
it too, in the other direction, under another pine tree. We shall both have 
our own car. We shall use up tires, wear out road surfaces and gears, 
consume oil and gasoline. All of which will necessitate a great deal of 
work….enough for all.  

 
The main reason why suburbia does not work is because it does not serve a primary 

function; it does not allow for society to come together and interact in an organic 

environment, nor preserve the environment. One key attribution that contributes to the 

failures of suburban sprawl is the non-usage of sidewalk, which creates a place where 

interaction can take place. “The virgin sidewalk-the physical embodiment of sprawl’s 

guilty conscience-reveals the true failure of suburbia, a landscape in which automobile 

use is a prerequisite to social visibility” (Duany et al., 2000:14). Nobody in suburbia 

walks because nothing is in walking distance. The ecological structure of suburbia 

situates destinations so that it is nearly impossible to get around without having a car and 

when we arrive at our destination after passing thousands of people on the road, we are 

still surrounded by strangers (Morris, 2005; see Figure 2).  

The automobile is a wonderful instrument of freedom for those who are able to 

drive one; it has given us access to reach destinations that were once unthinkable. But at 

the same time society has become dependent on the automobile and in return there are 

less people walking, thus creating a private environment. Suburbia lacks the traditional 

neighborhood rules, which distinguish it from suburban sprawl. Traditional 

neighborhoods are found to have a center. This center is the main focus of the 
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neighborhood because it brings everyone together. With the centre being the focal point 

in traditional neighborhoods everything can be done in a five-minute walk. Being able to 

work, shop, and live within the same radius is vital because residents are less dependent 

on the automobile. Compared to suburban streets, traditional streets are operated on a 

grid system, which in return allows for people’s paths to cross; as a result social 

interaction is increased. In contrast to suburbia, walking routes are limited and are found 

to be unfriendly towards pedestrians because the focus is on the automobile. Streets are 

designed to increase traffic flow and pedestrians are more likely to feel unsafe in these 

environments. The traditional neighborhood creates a place where members of the 

community can feel safe.  

 
Figure 2. Suburban Sprawl http://tti.tamu.edu/groups/cpd. 
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To ensure the safety of the five minute walking distance, streets in traditional 

environments are much smaller compared to the eight-lane highways that are found in 

suburban sprawl. As a result of having smaller streets traffic slows down, parallel parking 

becomes a priority in two lane streets. By having parallel parking residents find the 

sidewalk a safe place to interact with other members in the community because the 

parallel parking has created a barrier between the sidewalk and the street which makes for 

a pedestrian friendly neighborhood. Traditional streets are organic because cars drive 

while people walk and interact with others on sidewalk, in restaurants, shops, and local 

cafes (see Figure 3).  

 
Figure 3. Celebrations Main Street (Tsai 2005). 
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Unlike suburbia, traditional neighborhoods offer an array of living options where people 

can choose how close they want to live to their work or other mixes uses found within the 

community. According to Duany et al. (2000:25): 

One can live above the store, next to the store, five minutes from the store, 
or nowhere near the store, and it is easy to imagine the different age 
groups and personalities that would prefer each alternative. In this way 
and others, the traditional neighborhoods provide for an array of lifestyles. 
In suburbia, there is only one available lifestyle: to own a car and to need 
it for everything.  
 

Duany et al. (2000:21) go on to state that: 

Where traffic is congested; when nearby is still far away; the convenience 
store versus the corner store; the shopping center and the office park 
versus main street; useless and useful open space; why curving roads and 
cul-de-sacs do not make memorable places.  

 
Traffic congestion is also a difficulty faced in suburban environments, “The worst traffic 

is to be found not downtown but in the surrounding suburbs, where an edge city chokes 

highways that were originally built for lighter roads” (Duany et al., 2000:22). Since 

everyone is forced to drive in the suburbs, traffic congestion develops quickly and traffic 

jams occur as a result of collectors. Collectors are main roads that are the sole entry and 

exit points for communities and therefore have high usage (see Figure 4). The result of 

collectors can be found in the make shift roads in cul-de-sacs and curving roads that are 

bad for traffic and do not make for memorable places. Developers considered traditional 

streets boring and unconventional so they incorporated these ideologies of cul-de-sacs 

and curing roads in suburbia. The authors noted:  

Cul-de-sacs, those lollipop-shaped dead-end roads found throughout 
suburbia, derive from terrain in which steep and frequent valleys do not 
allow streets to connect across them. Unrelenting curves create an 
environment that is utterly disorienting. It is no wonder that so many 
people associate visiting suburbia with getting lost. (Duany, et al., 2000: 



                                                                    Texas Tech University, Robert Lee Cavazos, May 2008 

34)  
 

Another key attribution is that people who live in suburbia want to be isolated; 

they want to live a life that is private. The same cannot be said for traditional neighbors 

where interaction is essential. Suburban residents are seen as people who try to isolate 

themselves in their gated communities.  

Massey (2005:262) writes:  

Dollar for dollar, affluent white families are able to buy their way 
into higher quality, more advantaged neighborhoods than 
comparably affluent black families, and overall middle class white 
neighborhoods that are characterized by lower rates of poverty.  

 
If you are able to live in these gated communities you can consider yourself to be a 

 
Figure 4. Road Map of a Typical Suburban Neighborhood (Duany et al, 2000). 
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success. In America “moving up” economically is success and living in the suburbs and 

taking refuge in gated communities is an accompanying feature of that success. However, 

Duany et al., (2000) argue that safety is not a guarantee of the gated suburbs. “The more 

homogeneous and safe the environment, the less understanding there is of all that is 

different, and the less concern for the world beyond the subdivision walls” (Duany et al., 

2000:46). In traditional neighborhoods everyone shares everything, all the public space 

can be accessed by anyone regardless what their economic status. Society is found to be 

healthier if diversity is present. “Interpersonal interactions that occur in genuine 

(traditional) communities allow people to live together and share common goals despite 

having different interests and economic levels” (Morris, 2005:31).  

With all of the problems found in suburbia, there has been a revamp in urban 

development knows as “New Urbanism”. New Urbanism tries to answer the failures of 

suburban sprawl. It is an attempt to bring back the past, recreating the traditional 

neighborhoods that have been lost as a result of suburban sprawl.  

What is New Urbanism? 

New Urbanist vision highlights diversity in population within communities, with 

diversity in terms of race and income.  “With the New Urbanist movement basic 

principles of town planning: a mixed-housing, mixed-use, walk-able town with small lots, 

interconnected streets, and an identifiable center and edge” (Ross, 1999:73) in return 

creating a safe environment for pedestrians to enjoy. Meredith (2003: 479) states: 

New Urbanism claims that racial and economic diversity will afford equal 
opportunity, serves environmental goals through alleviating the 
motivations underlying flight from areas of concentrated poverty, and 
strengthens the personal and civic bonds essential to an authentic 
community. (Meredith, 2003:479)  
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Instead communities should “adequately accommodate automobiles while still 

encouraging pedestrian travel and preserving public spaces” (Meredith, 2003:480). The 

limitation of the automobile increases social bonds, while the use of the automobile 

decreases social bonds. According to Jacobs (1961:10): 

Automobiles are often conveniently tagged as the villains responsible for 
the ills of cities and the disappointments and futilities of city planning. But 
the destructive effects of automobiles are much less a cause than a 
symptom of our incompetence at city building.  

 
Communities must be structured in a way that encourages people to walk or ride their 

bikes, but at the same time maintaining a safe pedestrian environment. “Sidewalks bring 

people together who do not know each other in an intimate, private social fashion and in 

most cases do not care to know each other in that fashion ” (Jacobs, 1961:72). Meredith 

(2003:480) claims: 

Proponents of New Urbanism warn that, without complementary street 
designs, a walking radius and mix of uses will not successfully reduce 
automobile dependence. Many mixed-use developments have failed to 
provide an attractive or safe pedestrian environment because they have 
isolated pedestrians from the street, forced traffic onto the arterial 
network, or designed neighborhoods streets primarily for the speed and 
convenience of automobiles.  

  
Another way to revitalize urban areas is to use the historical recreation found in the 

community or neighborhood, historical artifacts are important in trying to revive a 

deteriorating neighborhood. Meredith (2003:481) also proposes that New Urbanism 

develops (see Figure 5) 

Narrower travel lanes to slow down traffic, street landmarks to orient 
pedestrians, large sidewalks to encourage pedestrian activity and outdoor 
seating, on street parking to create a buffer between automobiles and 
pedestrian traffic, and intersections that allow for both pedestrian and 
vehicular movement.  
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People seem to be picking neighborhoods in which they feel safe and 

comfortable; therefore a sense of community is created within the neighborhood (Frantz 

and Collins, 1999). Salingaros (2007) believes that city planning over the last couple of 

decades has focused on how to increase the flow of traffic; therefore the livability of 

urban regions has been diminished.  

 
Figure 5. Narrow Street Structures  (Meredith, 2003).  
 

Frantz and Collins (1999:116) the “attempt to create a pleasant, workable physical 

environment: the public parks, the easy walk to shops, the distinctive architecture, and its 

hoped-for front-porch culture” The idea of creating a pedestrian-friendly neighborhood 

needs to contain a certain amount of aspects associated with New Urbanism. Some of the 

aspects include the ability to walk from one place to another, because walking creates 

interaction with other people within the community. In the article “Does Walking in the 

Neighbourhood Enhance Local Sociability” the authors state that: 

In the urban landscape, walking is now viewed as an important element of 
most solutions seeking to diminish the unintended consequences of 
technological and social change, and associated lifestyle choices. Active 
and healthy or “liveable” communities, in which more people walk of 
cycle more often instead of driving, offer a range of theoretically attractive 

 16
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benefits in the context of key public policy challenges, such as urban 
sprawl, traffic congestion, social fragmentation and obesity. (Toit, Cerin, 
Leslie, and Owen, 2006:1677) 

 
By placing trees, and shrubs close to the streets, the theory behind this is that once the 

trees fully mature; they will hangover the street and reduce the visibility of traffic. 

Therefore automobiles are expected to slow and watch for nearby pedestrians. In a 

pedestrian environment, people will feel safe to travel on foot therefore they are able to 

interact with other people in the community.  

Communities should be built around public spaces. “By making public spaces 

central to neighborhoods New Urbanist hope to provide places for community interaction 

which will ultimately evoke pride and participation in public life” (Meredith, 2003:482). 

Talen (2005) argues that “the real task of urbanism is to maximize interaction, promote 

interchange at all levels, stimulate both social and economic contact, and look for ways to 

promote diversity wherever feasible. That is the essence of New Urbanism” (Talen, 

2005:41). 

Below is an Figure developed by Meredith (2003:484) in what is considered to be 

the ideology of a perfect neighborhood in terms of New Urbanism: see picture below. 

“New Urbanist seek to create community through designing public spaces that attract 

people. They wish to recreate a street life, so that people do not feel the need to withdraw 

into the built environment” (Meredith, 2003:486).  In order for any city or town to 

become successful, it must have places where people can interact away from home and 

the office “where neighbors can get to know one another without the formalities of the 

office or the encumbrances of family. There must be places where people meet each other 
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face-to-face…” (Frantz and Collins, 1999:176). For a city to have a thriving public life it 

needs people interacting:  

Neighborhoods should be diverse in use and population; communities 
should be designed for the pedestrian and transit as well as the car; cities 
and towns should be shaped by physically defined and universally 
accessible public spaces and community institutions; urban places should 
be framed by architecture and landscape design that celebrate local 
history, climate, ecology, and building practice. (Duany et al., 2000:261)  

 
 
New Urbanism has taken the best ideas of old town developments and has incorporated 

those ideas into New Urbanisms neighborhoods (see Figure 6).     

 

Figure 6. New Urbanism Ideology (Meredith, 2003).  
 18
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New Urbanism has created a way on how to cope with some of the struggles 

found in suburban sprawl. With the new ideology of New Urbanism, many communities 

today are becoming aware that New Urbanism is the way to bring a community together. 

Social interaction along with the ability of having everything in walking distance has 

created an environment favorable for society to enjoy. The development of Celebration in 

Osceola County, Florida is a defying example of New Urbanism taking place.  

Celebration as the New Utopia  

Celebration was designed to cope with the country’s dissatisfaction of the 

metropolis but focus on a town with decades past. “Celebration was to create a world so 

distinct from the contemporary suburb-let alone from contemporary urban areas-that is 

was a fantasy itself” (Frantz and Collins, 1999:28). In their book Celebration U.S.A. 

Douglas Frantz and Catherine Collins (1999:52) describe the Celebration development as 

being an instant utopia and: 

On April 29, 1991, Disney Development Company unveiled plans for 
Celebration, which it described as a futuristic city that would ultimately 
have twenty thousand inhabitants in four villages. There would be twenty 
miles of walkways, and bike trails, a variety of architectural styles and 
prices among the houses, and a fiber-optic computer network through 
which homeowners could do neat things.  

 
For many residents who sought out Celebration as their new home do so in hope of 

pursuing the Disney name associated with Celebration. According to Frantz and Collins 

(1999:23). 

The Disney name connoted cleanliness, quality, and dependability, the 
promise of civility in an uncivil world-in a fragmented world where 
schools were no longer havens, where churches were empty, where parks 
were lifeless and neighbors were strangers, Disney offered the promise of 
order and community.    
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Celebration was designed to create a community where everybody knew everybody, a 

place where neighbors cared about each other; Celebration would be an urban area that 

would not disappoint its inhabitants. Morris (2005:31) states:  

A sense of place is an important factor in the development and 
maintenance of community as it provides a physical location and spiritual 
focus for connection with others. People within a genuine community 
actively participate and cooperate others, in formal and informal activities, 
to create their own sense of self-worth while also caring for others, which 
helps to develop a spirit of connectedness to the whole.  
 

According to Ross, the developers of Celebration created ads to attract people to visit the 

great utopia. “Those who can afford it seek refuge in prestigious, gated communities on 

the outer, pastoral necklace and enjoy forms of private government that capture their tax 

assessments for internal use” (Ross, 1999:7). According to Ross (1999), Celebration 

could never live down the notion of being an instant utopia. People had been drawn there 

by rumor or by advertising campaigns that read like a stories. One advertising message 

reads as followed: 

There once was as place where neighbors greeted neighbors in the quiet of 
summer twilight. Where children chase fireflies. And porch swings 
provided easy refuge from the care of the day. The movie house showed 
cartoons on Saturday. The grocery store Delivered. And there was one 
teacher who always knew you who had that “special something.” 
Remember that place? Perhaps from your childhood. Or maybe just from 
stories. It held a magic all its own. The special magic of an American 
home town. Now, the people at Disney-itself and American family 
tradition-are creating a place that celebrates this legacy. A place that 
recalls the timeless traditions and boundless spirit that are the best parts of 
who we are. (Ross, 1999:18)  

 
If these messages were not enough, Celebration also provided brochures that promised 

state of the art health facilities, great education, and quality homes, “but the fantasy glue 

that sealed the package was a story about going home again. Celebration is a picture book 
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town with a Kodak moment on every corner, and it reminds all first time visitors of a film 

set” (Ross, 1999:19). With the notion of celebration being a great utopia, people from all 

across the country came to visit and to get a glimpse of the great Celebration utopia. 

 “Celebration simply could not avoid its baptism as an instant utopia, nor could it ever 

live this identity down” (Ross, 1999:8). On November 18, 1995, five thousand people 

showed up to see if they had a chance of owning a home in Celebration.  

 The ironic part was that there had not been one house built yet, roads were not 

even made, and there was not even a housing plan for buyers to look at (Frantz and 

Collins, 1999). To accommodate the frenzy of people wanting their chance of owning a 

home in Celebration, developers designed a lottery system which would determine who 

would occupy some of the first houses to being built in Celebration. “Three hundred and 

fifty home sites were up for lottery, and prospective buyers waited, checkbooks in hand, 

to lay down a deposit if they drew a respectable number. A good deal more orderly than 

the Oklahoma land rush, it was still a scene from the story boards” (Ross, 1999:18). 

People who came to flock at the new development were amazed, many had never seen a 

design plan of this magnitude nor were they ready to receive the campaign ads which 

made the temptation of residing in Celebration more appealing. The campaign ads read as 

followed:  

There is a place that takes you back to that time of innocence. A place 
where the biggest decision is whether to play Kick the Can or King of the 
Hill. A place of caramel apples and cotton candy, secret forts, and 
hopscotch on the streets. That place is here again, in a new town called 
Celebration….A new American town of block parties and Fourth of July 
parades. Of spaghetti dinners and school bake sales, lollipops, and fireflies 
in a jar. And while we can’t return to these times we can arrive at a place 
that embraces all of these things. Someday, 20,000 people will live in 
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Celebration, and fro each and every one of them, it will be home. (Ross, 
1999:18)  
 

Ross (1999) maintained that all these people had been promised something 

different, something new, someplace they had never been before in their lives and they 

wondered how would Celebration be any different from all of those false promises they 

never got. “This was a different kind of promise. It seemed to be channeling the sharp 

rush of baby-boomer hunger to be homeward bound to a place that lies well off the 

century’s main drag-behind the fast curve of modernity, where their grandparents had 

once lived” (Ross, 1999:19).   

But these accommodations would not come cheap according to Ross. 

“Celebration came into being as a nontraditional town, the product, among other things, 

of market research showed how much prospective homebuyers would be prepared to pay 

for re-creating the past while preserving their modernity” (Ross 1999:22). As a result of 

overspending, class struggles began to develop in Celebration:  

For many strapped homeowners, the starkest pill to swallow was a much 
smaller house and lot than they could get elsewhere for the same price. 
However hard to stomach at first, most could see that the sacrifice of lot 
size was connected to the sense of community they had bought into. (Ross 
1999:34)  

 
In Habits of the Heart, Bellah, et al. (2008) discuss a citizen named Joe, who 

strongly believes in a traditional community where everyone knows everyone, a place 

where a community comes together with its residents. But with the influx of people 

moving into his community, the sense of neighborliness is lost.  

People not living in Celebration viewed the development as a trip down memory 

lane. Ross (1999) describes some of the reactions of the residents when they viewed 
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Celebration for the first time. “Celebration would be seen by outsiders as a raw nostalgia 

trip down Memory Lane, or, at best, as a stark expression of the Back to the Future ethos 

that took the Main Streets of the past as its inspiration for the way foreword” (Ross, 

1999:57). Residents came to Celebration to live because some of them came from a small 

town and wanted the feel and look of belonging to a small town. Others had only known 

the life of subdivisions and considered “the new town as a true alternative to the cheerless 

isolation of suburbia. Several, senior in years, acknowledged that the old-time décor 

brought out the child in them, although many of the retirees wanted to be around younger 

folk and children” (Ross, 1999:64). With the layout of the town it was virtually 

impossible to not know your neighbors. “Most Celebrationites readily acknowledged 

their social lives had been altered appreciable by moving to the new community from 

places without sidewalks, where neighbors did not know each other’s name, and mailbox 

meetings were the only social encounters” (Ross, 1999:84). The search of the better life 

and an opportunity to start fresh was old as America. “In Celebration, friendship, like the 

town itself were instant, popping up as fast as the moving trucks unloaded new lives” 

(Frantz and Collins, 1999:171). Frantz and Collins (1999:109) claim: 

People who moved to Celebration had much in common with the 
immigrants who came to American in the nineteenth and early twentieth 
centuries. They had pooled their resources, pulled up stakes, and move to 
a new place, and this place was about as different from some of them as 
America had been for the European immigrants. The fact that they would 
in many cases, take great risk to come to a place like Celebration indicates 
that they were looking for something that they didn’t have.  

 
The developers of Celebration were trying to make a place that set the standards of living.  

“They were trying to build the city on a hill, the very definition of utopia. And, like most 

other utopian experiments, this one was created in response to dissatisfaction with 
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contemporary life” (Frantz and Collins, 1999:110). Celebration improves everyday life, 

while minimizing the burdens of everyday stress. “A hybrid town that demonstrates a 

new and workable alternative to suburban sprawls and isolated neighborhoods. People 

who move to Celebration also have the chance to indulge in a time-honored American 

tradition-they can reinvent themselves and their lives” (Frantz and Collins, 1999:114).   

Celebration is the only place where neighbors help out neighbors; it is a place where 

friendship can develop. “Planners wanted to resurrect the porch, not just as an 

architectural element but as a mechanism for creating vigorous neighborhood life. Front 

porches allow people to come out of their houses so they have an engagement with their 

neighbors and the street” (Frantz and Collins, 1999:184).  

The literature examined above is an attempt to understand how suburban sprawl 

had led to the birth of New Urbanism. Part of New Urbanism movement is an attempt to 

create a pedestrian friendly neighborhood that increases social interaction throughout a 

given community. Other aspects of New Urbanism include diversity, accessible public 

spaces, and community institutions, and celebration of unique local elements. The 

Celebration development in Florida has taken the ideas of New Urbanism as a result of 

suburban sprawl and in return has created the ideal pedestrian friendly neighborhood. The 

methods chapter will focus on the data collected from the redevelopment and the Vintage 

development. This chapter looks at the data obtained from interviews, fieldnotes and 

observations, and pictures collected from the Center redevelopment and the Vintage 

development. The data will focus on issues related to suburban sprawl and how new 

design principles of New Urbanism plan to deal with suburban sprawl. The coding 

process of raw date will provide the information that is needed to show that both 
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developers are trying to create a close knit community through design principles linked to 

New Urbanism.  
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CHAPTER III 

METHODOLOGY 
 

Qualitative data were collected in a rural town in the southwestern United States 

and analyzed using a grounded theory approach. This approach allows the researcher to 

study natural environments first hand and give a rich description. A qualitative study 

allows for empirical data to be analyzed without transformation or attenuation (e.g. of 

outliers).  The result is a more complex, but more accurate, picture of social life. The 

coding process of grounded theory also allows multiple types of data such as interviews, 

fieldnotes, and photographs, etc., to be integrated into a single data set. Unlike 

quantitative data where the significance of concepts is determined by mathematical 

calculation, in grounded theory, significance is determined naturalistically by the salience 

of concepts emergent from the coding process. Given the lack of research found on New 

Urbanism in the southwest and in rural communities.  The goal of the grounded theory 

technique is to develop theory from data in contrast to analytic techniques that verify 

theory with data.  It therefore is a logical forerunner to quantitative research, particularly 

for under researched areas.   

Data and Sample 

Multiple types of data comprise the data set for this research such as interview 

transcripts, fieldnotes, and photographs taken from the field. With grounded theory, the 

coding process for various types of data is the same and therefore anything that can be 

coded can be integrated into the data set because, once coded, data will be comparable. 

Roughly sixty hours were spent interviewing participants and observing the field between 

the two primary locations, the Centre and Vintage neighborhoods.  Seven interviews were 
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conducted with residents and perspective home buyers from both locations. The 

researcher attempted when possible to conduct resident interviews wherever participants 

would feel most comfortable.  Interviews therefore took place in a variety of locations:  in 

visitor’s centers, on the sidewalks, and in local shops. The length of resident interviews 

generally lasted between five and fifteen minutes. The ages of the participants ranged 

from 21 to 75 years old.  

A snowball sampling design was used in the acquiring interviews throughout the 

study. A snowball sample relies on referrals of initial subjects to generate additional 

subjects (Goodman, 1961). The developers of both neighborhoods were interviewed in-

depth at their offices. These interviews lasted from an hour to an hour and a half.  The 

developer from the Centre (M1) engaged in two interviews, while developer from 

Vintage (P1) chose to only participate in one interview. P1 was asked several times 

through email to participate in another sit down interview, but a reply was never given 

back to the researcher. The researcher also left phone messages to P1 asking to engage in 

another interview. However, P1 never called back on the messages left by the researcher. 

Unease took place when P1 did not return phone calls or emails. It was hard to determine 

if the developer was busy with business issues concerning the development or if P1 had a 

dislike towards the researcher. The researcher suspected that he feared how he and his 

development would be portrayed. As a key stakeholder in the community, a principal of a 

local elementary school located in the Centre also participated in an in-depth interview 

that lasted more than an hour. This interview took place at his office as well.  
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Grounded Theory Analysis 

Grounded theory, discovered by Glaser and Strauss (1967), was used to analyze 

the data for this study. Grounded theory allows insights to emerge from the data rather 

than using data to confirm theory and is ideal for the research goals of this project. As 

generally a recent topic of interest, New Urbanism has generated a lot of speculative 

literature. However, many key concepts related to New Urbanism remain unexplored, 

particularly in the rural, southwest part of Texas. While a longstanding feature of large 

urban centers in populated regions such as the northeast, suburban sprawl, the impetus for 

New Urban planning, is new to the more rural and spacious southwest. Both 

developments in this study are compared to Celebration Florida, but key regional 

differences inspire questions about the degree to which the developments under study 

here share key features with other classic examples of New Urbanism and to what extent 

they are different.  

Qualitative research generally has been heavily criticized as interpretive 

compared to quantitative approaches. Grounded theory is immune to these criticisms 

because it is concerned with the production of theory rather than the verification of it, a 

concern central to quantitative research and other types of qualitative analysis (Glaser 

2002; Glaser and Strauss 1967).  While concerns remain about the coding practices and 

whether these mitigate interpretive critiques, this question also can be applied to 

quantitative work, only at the stage, where the researcher makes choices about how to 

operationalize certain concepts and chooses to include or ignore particular variables in 

specifying a model.  
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While the researcher was already familiar with some urban literature prior to the 

initiation of this study, a full literature review was delayed until data collection and early 

analysis suggested key themes. This process is recommended by grounded theorists in 

order to reduce the extent to which the researcher may be biased by the literature.  In 

short, what has been important in past studies is seen as a poor guide for deriving insights 

from data in a current study (although it would be appropriate for specifying hypotheses 

for other methodological approaches). Only after themes emerged form the data on both 

the Centre and Vintage developments were they explicitly compared to the literature. 

Fieldnotes, photographs, and interviews were analyzed and coded into conceptual codes.  

First fieldnotes and interviews are studied and read thoroughly before any coding 

takes place. The coding process then began to flesh out ideas from these narrative data. 

From here the codes are developed into conceptual categories that give a brief 

explanation of the coding. Conceptual categories group together similar codes from the 

initial coding of the narrative data. Conceptual categories are not automatically raised 

into themes, they are only raised into themes when two or more concepts are tied together 

to form a theoretical theme.  There are some connections between emergent themes and 

prominent concepts in the literature, but the analysis adds new dimensions in many 

substantive areas.   

Another key feature of the coding is writing memos. Memo writing is a process of 

fleshing out themes from the coded and categorized data and raising new questions that 

emerge during this brainstorming process. The memoing took place in two cognitive 

phases. In the first phase of memo writing, concepts and themes fleshed out positions of 

the respondents. During the second phase the researcher went back and wrote memos that 
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critically assessed these positions, explicated ambiguities, and contradictions in them. 

The advantage of approaching the data in two separate ways allows the researcher to 

analyze the data obtained from interviews, fieldnotes, and photographs not colored by the 

critique of the researcher. Table 1 provides is a brief example of some of the coding 

process that developed in the research.  

Table 1. Coding example for fieldnotes. 
Codes Narrative Data 
 
 
 
Finances  
 
 
Housing diversity  
 
 
Clean up the area next to the university 
 
 
Development driven by the university  
 
 
 
Target people working at the university 
 
Most of the development taking place on  
the west side 
 
 
Focus on the city’s center  
 
 
40,000 people that work downtown 
 
 
 
Target people who downtown  
 
 

Interview with M1 on October 31, 2007 at 
1:51 P.M.  
 
M1: We want to make money. That's a part 
of what we are doing.  The bigger vision of 
that was to help the university and not only 
to clean up a neighborhood that was not 
very good to have next door to you, but to 
create housing opportunities not only for 
students, but for faculty.  Now were 
starting to build houses, we got condos that 
can be purchased, so we’re looking more 
toward people that work at the university, 
faculty and staff.  Those are the kinds of 
targets were looking for.  Obviously a lot is 
driven by the university and as we move... 
most of the development you see today has 
been on the University side of the 
development with the exception of the 
Wal-Mart. And as we move toward 
downtown are focus shifts toward what 
downtown needs.  Well there are 40,000 
people that work in downtown and 
virtually all of them commute guess where 
southwest of the city every single day.  So 
that's our target market housing on that side 
of the development.  You kind of get away 
from the students a little bit and back 
towards Avenue Q. to the people working 
downtown. Creating a neighborhood that is 
viable, somewhere where people would 
want to live and it's not a home that you 
would see ….. 
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The next chapter describes the findings that emerged from this process of data 

analysis and will demonstrate connections between the emergent themes of this project 

and the literature.  In the main, both developments under study here share visions of New 

Urbanism.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



                                                                    Texas Tech University, Robert Lee Cavazos, May 2008 

 32

CHAPTER IV 
FINDINGS 

 
 This chapter discusses the findings from both the Centre and Vintage.  In general, 

we find that both developments are trying to bring back a sense of community where 

everyone knows everyone. The design principles of New Urbanism are the primary 

methods used to accomplish this goal.  Using the previously described methodology, we 

extrapolate key themes from our data and link them to the literature discussed in chapter 

2. The themes include: Location, Community, the Celebration, FL development, New 

Urbanism, Suburban Sprawl, Pedestrian, Design, Diversity, and Segregation. This 

chapter will be comprised of two sections: problems and solutions. The first section will 

discuss how developers of New Urban neighborhoods perceive a variety of social 

problems in the ecology of modern life. The second section discusses how New 

Urbanism design principles seek to solve some of the questions, which are associated 

with suburban sprawl.  

 

Problems 

Suburban Sprawl 

One of the key problems perceived by the developers’ concerns suburban sprawl, 

which was associated with the death of city centers, increasing privatization, the demise 

of local business in urban areas, decreasing community cohesion, segregation, and a lack 

of diversity found in suburban neighborhoods. During the interview with the developer of 

Vintage, he stated several times that society faces a real problem with the manner in 

which we currently build our cities. He stated that sprawl has made us isolated and 
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therefore negatively impacts our sense of public life and community ties (see also Bellah 

et al. 2006). Table 2 shows an example of narrative data related to sprawl. 

Table 2.  Coding Example for Narrative Data on Suburban Sprawl. 
Codes Narrative Data 
 
Creating sprawl  
 
 
 
 
Suburban sprawl  
 
 
Developers creating 
sprawl 

M1 Interview: 
“In urban development as you move outward from the core, 
sometimes you develop other cores on the fringe that they 
themselves then spawn that leans outward than in…” 
 
P1 Interview: 
We all have a serve problem in the way we are building out our 
cities 
 
Acknowledges that moving out of the city creates sprawl, but 
developments do it any way.  

 
Research has shown that sprawl creates isolation within the community and 

 
results in a lack of economic and ethnic diversity (see Chapter 2).  The design of sprawl  
 
neighborhoods does not provide for a pedestrian friendly environment, because suburban  
 
neighborhoods are dependent of the automobile (see Chapter 2). Since sprawl is located 

outside of the city, belt ways and freeways are used to connect suburban neighborhoods 

to the city (see Figure 2).   

Location 

Another theme important to the problems section is location. Location determines 

how sprawl will impact a city through commercial and residential neighborhoods. P1 

made it very clear that he disapproved of suburban sprawl because of location in which 

sprawl tries to isolate itself from the rest of the city. In his interview he states that sprawl 

kills other neighboring communities. As an example, he describes an area previously full 

of local commercial businesses, but as time passed these places grew old and started 
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falling apart, so local businesses moved to the next newest place, thus creating suburban 

sprawl. P1 states:  

When I was growing up 34th street it was a happening place. Then I can 
remember when 50th street came along and that was the hot place. Then 
34th started to go down a little bit. Then 82nd came on, and now 50th street 
is now the new 34th street. 34th street is terrible. 50th street is in severe 
crisis and 82nd is the new hot thing. And now you got 98th street so what 
we do when we sprawl out is what I like to call disposable communities. 
 

These disposable communities create areas near city centers that are unoccupied 

and unused by local residents.  As a result, the community in these areas slowly dies and 

becomes an empty nest where social interaction is longer present. With things so spread 

out across the city, people increasingly rely on automobiles for transportation. As a result, 

the automobile ironically has made social life increasingly private given the location of 

suburban communities. People living in suburban neighborhoods have been transformed 

from “neighbors to night dwellers” (Flink 1988:168). The concerns of P1 are supported 

by the literature (see chapter 2 for example), but analysis of this interview shows how 

suburban sprawl is able also to impact a mid-size city in the southwestern part of the 

United States. M1 reiterates several times during his interview on how important location 

is to a redevelopment (see Table 3). During the interview with M1, he also claimed that 

the death and decay of city center neighborhoods is a result of local business and 

residents leaving the area. With the decline in property value, neighborhoods quickly find 

themselves in disarray. Cockerham (2007:158) states: 

People find life depressing in disadvantaged neighborhoods, characterized 
by high rates of poverty because of the neighborhood disorder. The 
distress resulting from life in the big city comes from high levels of 
neighborhood disorder by concentrated disadvantage.  
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Table 3.  Coding Example for Narrative Data on Location. 
Codes Narrative Data  
 
 
Prime location  
 
 
Gather public entities  
 
 
Restore neighborhood  
 
 
1st community in the city  
 
 
Centre first deeded neighborhood  
 
Centre in a great location 

M1 Interview: 
“From a robust late standpoint you can't 
ask for a better location.  So all those 
things kind of made sense so we decided to 
get all the public entities out of the way 
first.  And get them to say okay well hands 
off and let us go ahead and do it.  So it was 
really driven by location.  And the second 
thing was to just restore a neighborhood.  
That was the first neighborhood in the city, 
first dedicated neighborhood in the city.  
Mr. O who was a doctor and developer on 
the side.  And that was the first deeded 
neighborhood in Lubbock.  So time to 
reclaim that and looking at the location we 
sought opportunity that couldn’t go 
wrong.” 

 
Not only does the overall neighborhood experience decay, but this impacts the 

health and wellbeing of the individual people living there (Cockerham, 2007). “The 

health of residents is foundational to their basic well-being and to the fabric of everyday 

life within the community” (Fitzpartick and LaGory, 2003:34). The spaces we occupy 

have a critical social meaning in determining who we are in society. Spaces also reflect 

how we will live and die (Fitzpatrick and LaGory, 2003). People living in depressed areas 

are less likely to use the sidewalk as a form of transportation or willing to let their kids go 

outside to play.   

Diversity and Segregation 

These negative impacts on neighborhoods are due in significant part to suburban 

sprawl. With the steady decline of the neighborhood, housing diversity is no longer 

present. Instead of having an integration of high and low end housing, all houses in the 

community have shifted to low-end housing. The issues of diversity and segregation is 
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realized in fieldnotes taken on September 20, 2007 (see Table 4 below), thus creating a 

community that is in steady decline and area that sees property value declining. Those 

who are able to move out of the community do so and the remaining residents are left at 

significant social and economic disadvantage. With the steady decline of traditional urban 

areas like cities downtowns, you start to get a separation of classes. Not everyone is 

going to able to move out of these communities and relocate to suburbia, so 

neighborhoods start to be associated by income and class. Urban communities are 

referred to having the working poor while the suburban neighborhoods are tied to 

housing the elite.  

Table 4.  Coding Example for Narrative Data on Diversity and Segregation. 
Codes  Narrative Data 
 
Affordability, separation of classes by 
income 
 
 
 
Segregated, occupied by a select few  
 

Fieldnotes: Centre  
When I look at the development I become 
uneasy. I have mixed views about the 
project taking place in the Centre. I can 
help but to think about the people who 
once lived in the area. I know that M1 
means well but I can’t understand how this 
development is suppose to be affordable 
living. I grab a flyer from a stand, which 
gives the layout of the house. When I look 
at the flyer the first think that stands out is 
the price of $365,000! I become furious.   

  

As minority groups are disproportionately over represented in the lower 

socioeconomic strata, class segregation corresponds to racial segregation.  With housing 

in suburban communities frequently being unaffordable for people of low socioeconomic 

status, racial residential segregation can take place and diversity is no longer a reality, 

because one race is dominating a given community. 
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Limited Pedestrian Use 

P1 also makes reference to this statement during his interview. He claims that 

suburbia does not offer a pedestrian friendly atmosphere and this negatively affects the 

social life of people living in suburban neighborhoods. He acknowledges that streets 

found in suburban neighborhoods are too big because they are made to accommodate the 

automobile. Therefore the sidewalks in these neighborhoods are not frequently used 

because of the fear for safety generated by the automobile speeding down the street. 

These types of problems found in suburban communities create a place that is not 

pedestrian friendly to residents in the area and decrease the amount of social interaction 

(see also Morris, 2005). Social interaction is also affected by the non-usage of the front 

porch, because it maintains how life has become increasingly private in sprawl 

neighborhoods. With no one sitting on the porch and no one walking by, social 

interaction is less frequent. With the tension created by the wide streets in suburban 

neighborhoods; front yards are not considered to be safe for residents to interact with one 

another.  

The problems that are found with urban and suburban areas can be traced to 

suburban sprawl. Urban communities are found to be in a steady decline, as a result of 

suburban sprawl. The sense of neighborliness is lost, and the pedestrian friendly 

environment slowly winders away. However, suburban neighborhoods are not  

themselves in much better shape. These same acknowledgments have been found in the 

coding process of interview obtained from P1 (see Table 5).  
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 Table 5.  Coding Example for Narrative Data on Limited Pedestrian Use. 
Codes Narrative Data 
 
Isolation, sprawl   
 
Unfriendly environment  
 
 
 
Limited interaction  
 

Interview P1: 
There is no reason to go in the front yard of 
our homes because there is nothing to do 
out there. If you think about it. There is no 
porch. So who wants to watch cars go by 
50 miles an hour. 
 
Fieldnotes November 21, 2007 
It is hard to see the social interaction here 
compared to the Centre…..  
 

 

 Due to the design principles suburban neighborhoods (see Chapter 2); these 

communities have become very private and isolated. The solution section of this chapter 

will answer and solve some of the underlying issues associated with suburban sprawl.  

 

Solutions 

New Urbanist Design 

Proponents of New Urbanism posture themselves as a solution to the problems 

associated with suburban sprawl. As stated in the previous chapters New Urbanism is an 

attempt to bring communities together through a series of design principles. The 

development of Celebration Florida is an attempt to build a close knit community using 

New Urbanism (see also chapter  and Table 6). During his interview P1 describes how 

Vintage has incorporated ideas of New Urbanism in its development (refer to Table 6). 

Interviews that were conducted with local and perspective residents of both developments 

stated they want to live in a close knit community, a community that generates a “home 
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town feel,” where everyone knows everyone and where their children can feel safe 

playing outside.    

Table 6.  Coding Example for Narrative Data on New Urbanist Design. 
Codes Narrative Data  

 
 
Ideals of New Urbanism (Celebration) 
 
 
Less dependence on the automobile  
 
 
 
 
 
 
Urban design principles; New Urbanism  
 
 
 
 
Starting studying New Urbanism 
 
 
 
 

Interview P1: 
This is driven by the desire to have less 
commute time, gas, and those things of that 
nature. The revitalization of downtown 
made it more acceptable kind of urban 
desirables to re-surf so in doing that multi 
family developers started developing multi 
family closer to the downtown and made 
the second ring out from the core and they 
put multi family stacked over some 
commercial uses. Maybe you would have 
three stories of multi family on top of a 
commercial level so you would have four.  
So as we started looking into those kinds of 
products and started learning about mix 
uses, we then started learning about New 
Urbanism. I don’t know if you have heard 
of the term? And then when we started 
studying more of New Urbanism it showed 
the mixture of multi family urban 
components…… 

  

The sociological aspect of New Urbanism is looking at how people interact with 

one another in a given environment. Architecture designs are another aspect found in 

New Urbanism, the layout of the development forces people to interact with each other. 

The developer of Vintage knows about these aspects and has incorporated them into his 

design plans.  The developers of the Centre and Vintage have brought these same design 

principles to rural West Texas. They have minimized dependence on the automobile, 

which has allowed for pedestrians to utilize the sidewalks. By having residents use the 

sidewalk the amount of social interaction in both communities has increased.  Below is 
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brief description from the researcher’s fieldnotes taken on October 31, 2007 showing 

how walk-ability leads to social interaction: 

The area right now is mostly dominated by student living, all of the multi 
family living housing has yet to be built, but what I can tell just from the 
student living, the environment down here is pedestrian friendly. Students 
are using the crosswalks, sidewalks and benches, the majority of students 
are commuting to campus on foot. And those that are leaving campus on 
foot are going to the restaurants located in the area. Everyone is walking, 
because parking is so hard to find, even parking in the Center is very 
limited. The streets only hold a certain amount of cars, which have to be 
parallel parked. Social interaction is very high, students are hanging 
outside the Starbucks, you can truly get a sense of what the Centre is 
trying to accomplish; in a sense I can picture how Celebration might be 
 

New Urbanism is present in both areas and both developments share visions of 

the Celebration development. However, the Centre for the most part is taking advantages 

of New Urbanism. There are more pedestrians and residents in the area compared to 

Vintage and social interaction therefore is higher at the Centre than at Vintage. One huge 

factor playing a role in this is that the Centre is nearly completed and will be done by the 

end of 2009. Vintage on the other hand is has only just begun its first phase of 

development of ten expected phases, so it will take some time before Vintage is able to 

use all aspects associated with New Urbanism, especially on the commercial side.  

Community 
 

The developers believe that a close knit community will increase social cohesion, 

if there is a high degree of collectivity (the forming of one, becoming united) in the 

community then the neighborhood will be a breeding ground of social interaction. M1 

attempts to instill a certain amount of comfort in the community which he believes has 

been lost. He is trying to portray an image to the outside public that he is trying to fix 
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what has been wrong with the Centre for years. When a  neighborhood feels safe and 

secure, social interaction increases.  

But a critical evaluation of the interviews leaves notions of community 

ambiguous.  Both developers are sincere in their attempts to make a community where 

people can come together and interact with each other. However, the Centre has 

advantages over Vintage in terms of developing a close knit community. There are more 

people occupying the area compared to Vintage because there is more commercial found 

in the Centre. Fieldnotes  demonstrates M1 is greatly concerned with community given 

bad past experiences with the Centre (Table 7). As a result of that happening to the 

Centre area, M1 has an understanding of how critical a community is to the survival of a 

neighborhood. M1 is able to see the struggles and failures that took place during the 

Centre’s dark years.   

Table 7.  Coding Example for Narrative Data on Community use.  
Codes Narrative Data  
 
Close knit community 
 
 
 
Creating a place where everything can be 
done at one location 
 
 
 
 
 
Community events create interaction which 
lead to a pedestrian friendly neighborhood  

Interview M1: 
Creating a neighborhood that is viable, 
somewhere where people would want to 
live and it's not a home that you would see 
anywhere else but it’s unique and again it's 
driven by those two dynamics downtown 
on one side and tech on the other.  And find 
a neighborhood that really blends all that 
together.   
Interview P1: 
We have another aspect called  the Vintage 
institute its purpose is to promote cultural 
and community throughout the 
neighborhood. 
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Celebration, Florida:  A Comparison 

Celebration is a traditional community that promotes social interaction, by having 

planned community activities, its own shopping and commercial stores within a walking 

distance, and by providing mix housing diversity that has higher end housing mixed with 

lower end housing. The idea of this concept allows for people in the community to feel 

connected, because theoretically class and status should not be a determining factor in a 

neighborliness community.  Residents in Celebration have returned to the way life used 

to be before suburban sprawl destroyed it. As described earlier Celebration is the ultimate 

community, it is a utopia of what every other community wants and hopes to be. Below 

in Table 8 are fieldnotes collected in the afternoon on November 14, 2007 at the Vintage 

development site describing why people want to live in these New Urban environments.  

Table 8.  Coding Example for Narrative Data on New Urbanist Design. 
Codes Narrative Data 
 
Similar to Celebration, everyone is excited 
ready to move, leave the bad world behind 
 
 
 
Anna trying to go home again (Celebration 
ideology), trying to go back to the past  
 
 
 
 
 
 
Friendly environment  
 
 
 
 
Pedestrian friendly neighborhood  

Fieldnotes November 14, 2007 
 
The visiting center is filled with 
perspective home buyers. I run into a lady 
by the name of Anna G. from. Anna just 
moved to city to open up a Mexican 
Restaurant on 82nd street named Anna’s. I 
asked Anna why she wanted to move to 
Vintage. She looked at me and then at her 
daughter and told me that she wanted a 
place where her kids could feel safe, where 
she could feel safe. She wanted her kids to 
grow up in a childhood like she did where 
everybody knew everybody. Ann said 
when she was growing up her and her 
friends would ride their bikes along the 
sidewalks and she wants her kids to grow 
up in a place like that. But most 
importantly Anna did not want her kids 
growing up in an unsafe neighborhood and 
she believed Vintage could give her…… 
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The developers of the Centre and Vintage understand that in order for residents to 

gain a sense of belonging to the community, urban design principles found in Celebration 

are essential.  

The next section will discuss how both developers are trying to create the perfect 

neighborhood through a series of design principles with the Celebration development 

being the building block for creating the Centre and Vintage. Critiques found include 

housing cost and location that will be looked at closer in the conclusion chapter, along 

with some of the future findings of New Urbanism in both developments.  
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CHAPTER V 
CONCLUSION 

 
The purpose of this paper has been to address how two developments located in a 

medium size city in the southwestern part of the United States plan on creating a 

neighborliness community where everyone knows everyone. Through a series of design 

principles that use New Urbanism as an attempt to solve problems with suburban sprawl. 

The development of Celebration Florida provides the answers on how to bring the past to 

the future in creating a close knit community that entails entities of New Urbanism. From 

the methodology section of this paper there is a clear understanding what the developers 

of the Centre and Vintage are trying to create which is a  community of social interaction 

where people know each other. Both developments have built an environment where 

there should be no reason why social interaction can not take place. The infrastructure of 

both developments encourage interaction, therefore community ties are facilitated.  

At the beginning of the project I had mixed emotions. In many ways,  I had 

negative views of what the Centre and Vintage where trying to accomplish. Along with 

those negative views came a subtle negative disposition towards the developers. When I 

first saw what the Centre was doing I was filled with hostility. I was furious with how the 

developer of the Centre went about in acquiring the land; I had heard rumors that the 

developer used eminent domain in order to acquire the land and residents in the 

community had no choice but to move. I felt as if these people where forced out of their 

homes, and put out on the street, but they had been given some subsidiary income in 

order to move out and find a new place to relocate to, but the researcher questioned 

whether it was enough, given the burden of finding a new home. When I began taking 
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fieldnotes I started to see my emotions come through. It was not until my interview with 

M1 did my feelings change about him and his development. He was not the horrible 

person who forced all those residents in the Centre out of their homes. I would find out 

that he gave the people a fair share for their homes if they owned it and if they were 

renting which 97% of the residents in the area were, they were relocated to other 

apartment complexes.  

M1 was very open and honest with his answers and he did not minimize the fact 

that the goal of the redevelopment was to make a profit, but at the same time he was 

sincere in his desire to restore the lost community that was so prominent in earlier 

decades. I found myself supporting his ideas and his beliefs in why he had to redevelop 

the community. The Centre’s community was in disarray and crime in the area was only 

getting worse (see chapter 1). After the fist initial interview I found myself having a new 

found respect of what M1 was trying to accomplish.  

As for Vintage, there also were negative feelings when I first started observing the 

development. Unlike the Centre which is a true urban re-development located in the 

center of the city, Vintage is located on the outer southwest fringe of the city. I could not 

understand how a development could portend to subscribe to New Urbanism given the 

location of the development. Through much the same process that I went through with 

Centre, I became amazed at all the urban design principles I found in Vintage such as the 

street structures, the mixed housing designs, the porches and the open park in the area. I 

was able to gain an understanding of what the Celebration development might look like. 

When I arrived on the property at Vintage I found myself in a fantasy world; it was like I 

was in a perfect place where nothing seems to go wrong. Vintage can be considered a 
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utopia of the southwest.  Compared to the Centre, Vintage has all the aspects of New 

Urbanism expect for the commercial industry, which is still forthcoming. Since the 

development is located on the outer fringe of the city, it has to start with housing 

structures first until there is a sustainable population to start the commercial side. The 

Centre is able to take advantage of both residential and commercial given its location in 

the center of the city.  

In my interview with the developer of Vintage he seemed to be very uneasy with 

my presence. I figured there might be some mixed emotions when we first met given the 

difficulty I had in scheduling the interview. Compared to M1 who was very relaxed 

during both of his interviews, P1 was tense and weary during the interview. When the 

interview was over I still remained uneasy with that developer and my negative feelings 

towards him remained. I was shocked to still feel this way about this man, because I truly 

thought my negative feelings would change as they did in the interview with M1.  

The second stage of the memo writing process (see chapter 3) uncovered three 

main critiques of these developments and the aspirations that the developers offered. Two 

problems are linked to the development in Vintage and other is connected to the Centre. 

In the Centre, the cost of housing prohibits all but the upper and upper-middle classes to 

become residents.  The lowest house in the area is priced at $365,000 and M1 knows his 

houses are comparatively expensive for the area, but he considers this to be valid given 

he has more invested in the land considering he is doing a redevelopment. He also 

acknowledges that not everyone is going to be able to afford to live in the community. 

But this raises questions about the nature of the community that he intends to re-establish. 

Clearly, the expense of the housing constrains diversity, a key New Urbanist principle. 
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Therefore economic segregation and corresponding racial segregation persists (see 

chapter 4). It seems as though a community trying to promote diversity ought to include 

housing listed at a variety of price points. The principal of the school located in the 

Centre hoped that once the project was completed that his school would become more 

diverse, so students could experience other races, ethnicities, and cultures, but there is 

reason to suspect that this will not be the case. There are a lot of good things that are 

found in the Centre, but the housing cost will not provide the community with diversity.  

Vintage shares with the Centre the issue of housing cost constraining diversity, 

but the location of the development raises other questions. Given the location of Vintage 

on the outer edges of the city, it seems as if Vintage actually is creating suburban sprawl. 

In the interview with P1 he repeatedly stated  that sprawl creates problems for cities. But 

at the same time, the location of his neighborhood draws resources away from the city 

center in a way that appears to contradict his criticisms of sprawl.  The Vintage developer 

does sincerely incorporate all the ideas found with New Urbanism, but location remains 

problematic for Vintage. P1 later stated that Vintage does in fact create suburban sprawl, 

but does not seem to understand as contradicting his claim of adherence to New 

Urbanism. This contradiction is impossible to rationalize, but human behavior often is not 

fully rational.  Thus, this complexity in the data simply will remain complex.  

Through the methodology obtained and from research found in the literature both 

developments are trying to bring back the past. With a set of design principles found in 

New Urbanism and having the Celebration development being a blueprint in creating a 

utopian community both developments are bringing back the past to the future where 

people know each other within the community. However, it is too early to determine if 
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both developments will become a success. Housing cost is one huge obstacle that has 

come across in both developments and the location of Vintage leaves itself vulnerable to 

skepticism. With housing cost being on the high end, only a select few will be able to 

afford live in these developments. This then creates race and social economic issues that 

needs to be looked at more in detail when both developments are completed.  
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Codes Narrative Data 
 
 
 
 
 
 
 
Started in 1972 
 
Good housing for university in 70’s  
 
 
Prime location  
 
 
Long-time owners, not recent opportunist 
 
 
Bought only existing property early on 
 
 
 
Declining neighborhood 80’s  
 
Neglect, crime  
 
Absentee owners were reason  
 
 
Rentals 
 
 
 
 
 
Selling off property 90’s 
 
 
 
City and neighborhood assoc. unresponsive 
 
 
 
 

Interview with M1 on October 31, 2007 at 
1:51 P.M.  
 
M1 could you do explain the layout of the 
Centre? 
 
M1: we bought our first property in 1972, 
in south Centre not north Centre. Over the 
years we bought property in that area.  In 
the early 70s it was the only place a student 
could rent a house or anything, it was 
where everything was.  It was a prime 
location. We have owned property in that 
neighborhood since the 70's and still do. 
So, we went through the whole cycle of the 
neighborhood, when we got in the 70's it 
was a mature neighborhood, we bought 
existing properties, we didn't build 
anything down there, it was all already 
built and we operated down there.  
 
In the late 70s early 80s it started to get 
really bad, as far as the crime,  property 
was not being cared for. What really 
happen over time was that you got more 
owners that didn't live in Lubbock 
anymore.  They were at absentee owners is 
what we call them.  They were off in 
California or somewhere else and they had 
a rental property here and they really didn't 
know what was going on including all the 
crime.  So we started seeing the 
neighborhood starting to decline. 
 
Back in the early 90s when I came back to 
the city one of the first orders that I got was 
to sell everything we had in The Centre.  
We have been battling the neighborhood 
association and battling the police 
department trying to get them to step up 
enforcement.  We weren't getting 
anywhere.  So in the early 90s we started 
selling property.  I got down and sold about 
half about of everything we own down 
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Family Business 
 
See themselves as local owners 
 
 
 
Last owner 
 
Tech Advising Students  
 
 
 
Dangerous Neighborhood 
 
 
 
Couldn’t bring people to the neighborhood 
 
 
 
Rebuild  
 
 
 
 
 
 
Community in bad shape 
 
 
North Centre in chaos  
 
South Centre in better shape  
 
 
 
 
Layout of community  
 
 
 
 

there.   
 
And along comes 1999 and my dad decides 
that nothing is going to happen down there.  
Us getting out was basically the last local 
owner that owned anything down there.  
And by us getting out it was only going to 
get worse than it already was.   
 
The university was next door and in 1999 
the university was advising incoming 
students especially transfer students not to 
live in the area.  They were actually 
advising them in their housing brochures 
not to live east of campus.  So that's how 
bad it had gotten that you couldn't even 
bring a prospective student to the 
university or a prospective faculty member 
to the university without coming through 
that neighborhood and being right next 
door to it.  
 
So in 99 we reversed gears and decided to 
buy the entire track up and rebuild it from 
scratch. 
 
So the reason ya’ll saved the community 
was because of the crime? 
 
M1: well yeah the rule in real estate is 
location location location.  And particularly 
in the Centre especially the north Centre, 
the south Centre had had a little more 
going for it and so does for it today.  The 
South Centre has a little bit more historical 
structures and it's a designated historical 
district and it still has struggles today.  At 
least it was not nearly as the decline as the 
north Centre was.   
 
And so you got a piece of property of 330 
acres which is basically half a square mile.  
The city is blocked off in square-mile 
blocks from fourth and 19th to Q and 
University that's a square-mile.  So the 
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Prime location  
 
 
Gather public entities  
 
 
Restore neighborhood  
 
 
1st community in Lubbock  
 
 
 
Centre first deeded neighborhood  
 
Centre in a great location 
 
 
 
 
 
 
 
 
Acquirement of land  
 
Redevelopment of the land  
 
Open with the public  
 
 
 
 
99 press conference  
 
 
 
 

north Centre is basically half of that.  And 
yet the university on one side and 
downtown of the city on the other and then 
of course the freeway was in the planning 
stages in 99 so you knew that was going to 
be one of your boundaries.   
 
From a robust late standpoint you can't ask 
for a better location.  So all those things 
kind of made sense so we decided to get all 
the public entities out of the way first.  And 
get them to say okay well hands off and let 
us go ahead and do it.  So it was really 
driven by location.  And the second thing 
was to just restore a neighborhood.   
 
That was when the first neighborhood in 
the first dedicated neighborhood in the city.  
Mr. O who was a doctor and developer on 
the side.  And that was the first deeded 
neighborhood in the city.  So time to 
reclaim that and looking at the location we 
sought an opportunity that couldn’t go 
wrong. 
 
 What were some of the obstacles you 
faced, such as trying to obtain all the 
property and the land?  Was there some 
resistance there? 
 
M1: We did things a little out of the 
ordinary.  Most the time if you look around 
the country in any kind of area where 
they're trying to accumulate property and 
then redeveloped it.  Usually the mode of 
operation is you acquire all that secretly 
because once somebody finds out, the 
prices are going to go up and people are not 
going to want to sell.  All kinds of those 
things happen.  Well we completely bucked 
that idea.  And in 99 we called a press 
conference before we had bought anything.  
And called a press conference and said this 
is what we are doing.   
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Created fear within the community  
 
Fear of not knowing what’s going on 
 
 
Advised the community  
 
 
Used the media to get message across 
 
Educated the local community about  
the project 
 
 
No Resistance  
 
 
Dealt with 900 people  
 
 
Four people trying to get more money 
 
 
 
 
 
 
Fair Deal 
 
Paid more for the land than what it was 
worth 
 
 
 
Felt that everyone got a fair deal 
 
 
 
 
 
 
 
 
 
 

And of course that generates a lot of angst 
among the people that are down there.  It's 
essentially a fear because they don't know 
what’s going to happen.  
 
And we took the approach that were going 
to tell people what we're doing, we are 
going to be as open as we can.  We are 
going to use the media and were going to 
do our own education and try to educate 
people in what were doing to try to 
overcome that. For the most part we were 
successful.   
 
We bought 900 pieces of property.  900 
separate pieces of property.  You had some 
owners that had 15 houses so it wasn't like 
I had to deal with 900 people but for the 
most part we did we bought 900 pieces of 
property of all the stuff we bought we had 
four problems.  People trying to get more 
money out of the property that it was worth 
or whatever but four out of 900.  We were 
able to resolve all four eventually.  It took a 
little time but we were able to overcome it.  
 
 
So we think by telling people what you're 
doing and paying them a fair price.  We 
paid more for the property than what the 
property was worth.  But we knew what we 
were going to do with it.  So it was worth 
what we paid for us to buy it.  So we think 
that everybody that was down there got a 
fair deal and I think if you talk to people 
99% will agree with that. 
 
One thing that I find interesting when I 
look at the structure of The Centre is the 
location because the center seems to be the 
focal piece of the development.  And from 
there you are going to build around it. How 
did you go about choosing a design that 
would be neighborhood friendly or 
community friendly and friendly to the 
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Sought advice  
  
 
 
Same architect used throughout the project 
 
 
 
 
 
Visited other Areas (Celebration) 
 
 
300 acres had to start from scratch  
 
Knew the Community 70’s 
 
 
Knew what would work/sell 
 
 
Redeveloped entire area  
 
 
 
 
New Urbanism ideas 
 
 
 
 
 
 
Maintained same street design 
 
 
Closed some streets 
 
 
 
 
Pedestrian Friendly Neighborhood 
 

university? 
 
M1: We talked to lots of professionals in 
the industry.  We work with our architects 
that are in Dallas.  Our architect that did the 
center does a lot of work for us and is a 
University graduate so he knew the city.  
And we talked to land planners and we 
visited around the country some similar 
projects but nothing to this scale.   
 
I think the largest project that we could 
find was 60 acres.  That was anywhere near 
doing what we were doing.  We're doing 
300 acres and so we really had to start from 
scratch and develop this.  
 
But you got to understand that we have 
been in the neighborhood since the early 
70s, we were all raised here, so we know 
the city.  So we know what can sell down 
there.   
 
So it was pretty much are master-planned.  
We basically took the slate and wiped it 
clean and said okay I got a square piece of 
dirt, was the best thing that I can do with it. 
 
The street structure we didn't change.  The 
streets are still city streets. That's one thing 
the architects wanted to do is turn the 
streets and make some curves, some nice 
parks.  Do some things that you might do if 
you are in Phoenix or somewhere else but 
in the city it was not the culture.  So what 
we decided to do was maintain the streets 
structure, we closed some streets.  We go 
from 6th street, to 8th street, to 10th street. 
Instead of going from 6,7,8,9, and 10 we 
close some streets but for the most part we 
kept the street structure there.   
 
Which helps us when we start talking about 
reclaiming the neighborhood we truly are 
reclaiming the neighborhood because the 
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Reclaiming the neighborhood 
 
 
 
Maintain local flavor  
 
Wanted to create a pedestrian friendly  
Neighborhood 
 
 
 
Walk-ability creating sociability in the 
neighborhoods 
 
 
 
 
 
 
 
 
Pedestrian  
 
 
 
 
 
Walk-ability creates interaction  
 
 
 
Usage of sidewalks  
 
 
 
 
 
Sidewalks and porches create interaction 
 
 
 
 
 
Travel without the use of a car 

streets are still where they were?  We tried 
to maintain the local flavor of what was 
historically there.  Some new urban kind of 
design concepts and went in and started to 
do it. We talked at the very beginning in 
what we wanted to do was create 
pedestrian friendly neighborhood.  That's 
what the neighborhood was originally, it 
was pedestrian friendly and we wanted to 
get back to that.   
 
Which was one of the reasons why we 
didn’t want to redo the streets and we 
didn’t want to widen the streets because 
when you widen the streets that encourages 
people to park on the street and encourages 
traffic and makes it undesirable to be 
walking around.  So that was a concept 
from the beginning.  And if you see what 
we did on H. Street which is now Glenna 
Goodacre Blvd. is pedestrian and 
eventually will be pedestrian to Avenue Q. 
when that side of the project gets done that 
Pkwy. Stops at Ramirez elementary right 
now but it will go all the way down to 
Avenue Q. when it gets finished.   
 
If you went down there this morning you 
see university students walking up and 
down all day long, going to class, coming 
back home, and going back to class.  That's 
exactly what we were trying to create.  So 
when you look at the center which we built 
as the centerpiece.  We had the design of 
that out in front of everybody from the very 
beginning to say if you build something 
down here. This is kind of the theme that is 
has to go along with. We got shops, 15 foot 
sidewalks, so we encourage people to walk.  
And the university students live down there 
and there parking their cars and walking to 
school, walking to class and coming back. 
They could go literally without a car.  I 
understand they're not going to do that but 
it's possible.   
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Creating a place where everything can be 

 
 What is your ultimate goal once the Centre 
is completed? 
 
M1: We want to make money. That's a part 
of what we are doing.   
 
The bigger vision of that was to help the 
university and not only to clean up a 
neighborhood that was not very good to 
have next door to you but to create housing 
opportunities not only for students, but for 
faculty.   
 
Now were starting to build houses, we got 
condos that can be purchased, so were 
looking more toward people that work at 
the university, faculty and staff.  Those are 
the kinds of targets were looking for.  
Obviously a lot is driven by the university 
and as we move... most of the development 
you see today has been on the University 
side of the development with the exception 
of the Wal-Mart.  
 
And as we move toward downtown are 
focus shifts toward what downtown needs.  
Well there are 40,000 people that work in 
downtown and virtually all of them 
commute guess where southwest of the city 
every single day.  So that's our target 
market housing on that side of the 
development.  You kind of get away from 
the students a little bit and back towards 
Avenue Q. to the people working 
downtown.   
 
Creating a neighborhood that is viable, 
somewhere where people would want to 
live and it's not a home that you would see 
anywhere else but it’s unique and again it's 
driven by those two dynamics downtown 
on one side and the university on the other.  
And find a neighborhood that really blends 
all that together.  You hear of a place to 
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live work and play is the industry term 
right now.  We never use that term back in 
99 but that's essentially what we're trying 
to create is an area...  
 
We have restaurants going up now, we got 
a hotel going up and so literally the north 
Centre or Centre Park now is becoming an 
area where essentially you can do all those 
things and never have to leave.  You got a 
school across the street, you can eat, you 
can shop, and if you work downtown 
you're right there.  And so it can be a self-
contained area.  That was kind of the goal. 
 
Is your concept of the Centre similar to 
that of Vintage or would you consider it to 
be different 
 
M1: well my view what is happening at 
Vintage is totally different than what we're 
doing in the Centre. 
 
 Now there is a lot of similarities: the kind 
of porches, the old style houses, you’re 
going to see that in both places.  Of course 
they build from scratch so there streets are 
narrower and they're trying to create that 
same pedestrian friendly model that were 
doing.   
 
So there are some similarities but from our 
perspective ours is much more of a 
historical restoration as well as ours is truly 
an inner-city urban development.  Vintage 
is just that Vintage kind of neighborhood 
but its out were all the other neighborhoods 
are.  It's out in the suburbs.   
 
So from that perspective we feel we got 
two different concepts.  P1 might disagree 
with that but there are a lot of similarities 
but what is happening in Vintage there is 
not any of the same dynamics that we have 
in the Centre.   
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There is a public school in the middle of 
the Centre.  A matter of fact I don't know if 
you know what’s happening with that 
elementary school?  Ramirez is a charter 
school but it's inside the school district.   
What happened was when the 
neighborhood started changing, basically at 
one point there wasn't anybody living down 
there.  We had cleared about everybody out 
and so they lost a lot of their kids.  So they 
had to go... what are we going to do.  What 
they did was created this charter school. 
They have the flexibility to do a lot of 
things that a private school does and they're 
not constrained by a public school... has to 
offer everything at every campus, 
regardless.   
 
Well a charter school concept inside the 
school district they don't have to do that.  
So they have created a private school in 
which you have to apply for.  So the kids 
that are going to Ramirez are really from 
all over the city or all over the school 
district.  The school district has been very 
pleased with it.  Of course we are very 
pleased with it because it gives us 
essentially our own private school that we 
are going to have offer to the residents.  
And it's going to feed off those residents 
that are moving in.  So it works really well 
for us. 
 
How is housing cost going to be 
determined? 
 
M1: to give you an idea the five houses that 
are under construction down there.  I think 
one might be under 300,000 the one that 
just recently sold for 330,000 and I think 
there's one down there for over 400,000.  
 
So the average home price in the city is 
probably 180,000 or so, so we are going to 
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be at least the average or higher down 
there. 
 
 It's a function of what we bought was 
there. We bought it and tore it down and all 
I had was the dirt left. So I got a lot more 
money in that piece of dirt than a new 
development some where else that just 
bought the land.  So that drives what we 
can eventually build houses for.   
 
Because you have to price in the land 
which might be twice the dirt some where 
else. So that obviously turns into a 
$300,000 house versus a $200,000 house 
built somewhere else. So as far as price 
ranges for single-family houses you're 
going to be above the median of the city.  
You're not going to be higher in your not 
going to build $700,000 houses down there 
but you're going to be in that range but on 
the condos.... were also building town 
houses and condos on Main Street and the 
new ones that are under construction right 
now are 140 to 145 and those are much 
more reasonably price than the big single-
family houses.  Hoping not to have 
something for everybody but creating a 
range of prices that we can have for a large 
portion of the market. 
 
When will the Centre be completed? 
 
M1: I think we are right on schedule.  In 99 
when we announced this project, we had 
not bought a chain really. We had sold 
some stuff in which we had to go and buy 
back. In 99 when we announced the project 
we said it was a 10-year project.   
 
That was our goal we are now in the 8th 
year of that. And all the commercial stuff is 
under construction or about to be.  The 
Hotel is under construction, the shops in 
front of it are under construction.  So all 
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Parents felt he would be a good architect 

the University core door is really going to 
be completed.   
 
Wal-Mart took a huge chunk of land so 
over the next two years the only piece we 
really have left to do, is the residential 
houses.  So that original 10 year time line 
is essentially going to be complete, will we 
not own a single thing down there at the 
end of 09?  We will still have some single 
family houses to sell.  
 
What is the primary group of people that 
you find interested moving into the Centre? 
 
M1: I would say its price driven. The 
condos that are being sold down they are 
being sold to people who already don't own 
something in the city. Maybe they’re 
renting. Or maybe they’re moving into 
town. So those who they are being sold to.  
The larger homes are moving from 
somewhere else and I can't tell you if 
everyone has been local or not. That’s 
who’s buying those houses. Out of the five 
houses that are under construction four of 
them are sold, so we are finding a very 
good interest 
 
Interview with P1 on November 11, 2007 
at 4:57 P.M.  
 
Could you tell me a little bit about yourself 
and how you came into the development 
business?  
 
P1: I grew up in the city. I graduated from 
the local high school and then I went to the 
university. Since I was a little kid I was 
always fascinated by buildings and I drew a 
lot and when I drew I drew buildings 
because I could not draw still life or art. 
Parents thought I would be a good 
architect, so through high school in drafting 
courses and I won a state competition, with 
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house plans and thought that’s what I want 
to be. Ended up getting into the university 
and deciding you know I don’t want to do 
that.  
 
I still had a love for buildings. Late in….I 
started focusing more on the real estate 
development side of the building and got a 
finance degree. Then later went to graduate 
school up east. And focused on the real-
estate development degree there in 
Cambridge. Then meet a gentlemen named 
Steve Hurt, who is an older gentleman than 
I 50 now, he was coming out of college, he 
at that time was 43 or so. He basically took 
me in under his wing and was my mentor, 
and taught me everything I know. So the 
mentoring from him and education from 
him cannot be understated in my life. It’s 
very much like you would see in the old 
days, when you would have an underlining 
come in and learn a trade and that’s what 
he did. We became partners and he 
subsequently semi-retired he didn’t want to 
work all the time and I still like working. 
That’s how I got here.  
 
We focus on markets outside of the city; 
we are in 17 different markets. But we have 
always been focused on multi-family 
apartment properties and over the last ten 
years or so.  
 
There has been an evolution in multi-
family business where most cities across 
the country have exhibited or experience 
rather a redevelopment of their downtowns 
or their cities course and a movement of 
people from the suburbs back towards the 
center.  
 
This is driven by the desire to have less 
commute time, gas, and those things of that 
nature. The revitalization of downtown 
made it more acceptable kind of urban 
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desirables to re-surf so in doing that multi 
family developers started developing multi 
family closer to the downtown and made 
the second ring out from the core and they 
put multi family stacked over some 
commercial uses. Maybe you would have 
three stories of multi family on top of a 
commercial level so you would have four.  
 
So as we started looking into those kinds of 
products and started learning about mix 
uses, we then started learning about New 
Urbanism. I don’t know if you have heard 
of the term? And then when we started 
studying more of New Urbanism it showed 
the mixture of multi family urban 
components we were looking at were only 
the tip of the ice berg. The much larger 
picture was the design principles that were 
very scalable that could be applied from a 
metropolitan area to a city, neighborhood, 
and a block down to a building.  
 
This urban product, this mix use 
commercial residential building was one 
component of a larger development. The 
more we learned about it, we were like why 
doesn’t somebody do this in the city. Never 
anything here anything in the city, 
everything is very homogenous in nature in 
terms of a single family and one of these 
neighborhoods was great. So we started to 
move in this direction as a company.  
 
So the idea of New Urbanism is what 
brought you the idea to do the 
development? 
 
P1: Well yes, coming out of a multi family 
background, learning and having an interest 
in mix use commercial of a residential 
component in learning that there is a bigger 
picture, you can do it as a large scale 
neighborhood community that’s virtually a 
little town. We feel in love with the idea. 
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So it’s kind of a process we went through 
in education learning and the more we 
learned the more we feel in love and the 
more we realized that the city needed it and 
the city is not like any other city across the 
country.  
 
We all have a serve problem in the way we 
are building out our cities 
 
 How did you go about acquiring the land? 
What were some of the steps that went into 
getting the land?  
 
P1: Well first thing was of course was the 
identification of a need and before we did 
that obviously step one was learning about 
the concept the idea, then looking at the 
local market, and identifying if there is a 
need for this kind of product in the market. 
A higher mid quality built environment 
that’s sustainable in different ways, but we 
needed to quantify that and verify that. So 
what we did was we engaged in a 
feasibility specialist, a market survey 
specialist by the name of ZV and 
associates. He is basically claimed as the 
guy that pioneered most market studies in 
the past are supply driven. The look at what 
is currently being built.  
 
They look at household formations. And 
they look at supply, how much supply do 
you have in the market. And they do some 
basic mathematical steps to say if we grow 
at this rate and if we have this much supply 
now, we are going to need more supply, 
this year and so on. And that’s how they 
come up with, but the problem with that is 
the premises is what is built in the past is 
what you need in the future.  
 
The problem is that its very difficult to map 
that methodology looking at it at a supply 
driven text to understand what the demand 



                                                                    Texas Tech University, Robert Lee Cavazos, May 2008 

 66

The demand for the development  
 
 
 
Experimenting with new ideas  
 
 
 
 
 
 
 
 
 
Looked at the demand side of what people 
want  
 
 
 
 
The layout of the structure  
 
 

 
 
 
 

Demand for Vintage  
 

 
 
 
 
 

People interested in development  
 
 
 
 
 
 

Buying market broken down  
 

 
 

is for something that doesn’t exist yet. It be 
commencement in trying to establish the 
demand for I-phones three to five years ago 
or cellular phones 20 years ago. You go 
why would you need a cellular phone, now 
we understand. He pioneered a different 
methodology looking at what he called 
cycle-graphics, looking at buying behavior 
and as well as your basic demographics of 
house hold formation growth rate, income, 
things of that nature. He also looked at the 
propensity of people, in what they like to 
purchase, how they like to live and so on. 
So he could go into a market where a 
product doesn’t exist and buy looking at 
the understanding of psychology behind the 
buyers and understanding the product.  
 
He could look and basically come up with 
a study that says whether there is a demand 
for this or not. That was step one. So he 
developed his analytics and his voodoo of 
whatever he does for priory system. You’re 
looking at heavy duty quantification and so 
on in research. So he comes back and says 
the market demand this much and this is 
what the market well produce. They need 
so many of this size house, so many of that 
size house, and so forth. And these are the 
different products and they will absorb so 
many, in other words they will purchase so 
many of these a year over so much of a 
period of time. These are the amenities you 
should have and these are the prices you 
should put them at. And that kind of 
developed what we called program. It 
developed a program for us.  That’s how 
many what we are going to build, when, 
and how we are going to price it. Who our 
target customer is? He has broken down the 
buying public when it comes down to home 
buying into 62 groups. And I think 20 of 
them are affordable housing groups, the 
other are home buyers. He identified any of 
those [that] existed out here and what their 
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propensities are from there then. 
Simultaneously as we were working on the 
feasibility study we then moved towards 
identify sites, locations where would a 
good location be for a development like 
this?  
 
We had to identify location sites, we had to 
negotiate and acquire the sites. As the 
feasibility study showed, there was a 
promise for this type of product.  
 
We then had to approve that up financially 
or analytics do a develop Performa. Well if 
we did sell this many homes at this amount 
and the builders pay this much for the lot 
and it cost so much development would we 
make money? So we had to do a 
development Performa. And that Performa 
starts out a large scale 30,000 feet up in the 
air perspective and the further you go along 
you narrow it,  you get more and more 
detail the further you go. From there we 
had to engage a land planner, one of the 
best in the country. Nationally recognized 
as the best and he came onto the team, as 
well as some other professionals, design 
professionals and then we started working 
on our plan. 
 
Perhaps the most significant challenge was 
doing a neighborhood of this type. In most 
cities across the country it’s illegal. After 
WWII the predominant form of regulations 
for development has been our modern day 
zoning ordinances. Those grew 
exponentially and they are all driven, many 
of them are driven around the concept of 
accommodating the automobile. Those 
setbacks from the street, to building 
triangles, the home was setback so far you 
could to get the car off the street into your 
drive way. Setbacks on corners so you 
could have visibility triangles. The way our 
streets are engineered. So in most cities 
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across the county they won’t allow you do 
things that we are doing here. Everything 
to the set backs, to the building heights, to 
the mix uses, to the street designs 
themselves, and all kinds of things. So the 
number one most challenging thing yet to 
do on a development of this type is to 
obtain the entitlements from the city. The 
zoning approvals that allow you to do what 
you want to do, so we went about that and 
got that done. And of course once we had 
all of our designs done we broke ground.  
 
What made you choose this site location? 
 
P1: Well in most cities there is a favored 
corridor or favorite quarter so to speak 
people go towards. In the city it’s 
southwest as we know. So the southwest 
was geared were we automatically wanted 
to be. That narrowed the geography. 
Then we also knew that we need to be on 
the fringe, we were a large enough site 
where we could do all what we wanted to 
do. So that meant we would be on the outer 
fringe of the city. We also wanted a site 
that was on major thriftier because even 
though these commercial towns…..these 
commercial shopping business districts in 
these towns; they call them town centers. 
It’s a bit of a misnomer because they are 
not in the center of the town. They are on 
the edge and they hadn’t learned that early 
on the architects that it was a novel idea to 
have it in the center. You really can’t 
violate the modern day retail rules, which 
they got to have visibility at least to some 
extent.  
 
So we wanted to have something on a 
major corner and Slide is a great street. Its 
going to be widen to seven lanes in a 
couple of years all the way from 98th to 
1585. Quaker will be widen as well, seven 
lanes on out. We weren’t in the city limits 
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at that time. We had to get the city to annex 
some land and bring it into the city. So 
there were a number of hurdles that we had 
to overcome to continue to move forward.  
 
 Could you explain the concept of Vintage, 
the ideology of the development? 
 
P1: There are kind of two aspects of 
Vintage. There’s a psychical built 
environment there’s an ideology there and 
there’s a more important sociological 
ideology back behind it.  
 
I think it’s so cool on what you’re focusing 
on, it’s so important. The built environment 
the concepts behind it… when you look at 
how we build out our towns our 
communities, our blocks; one block at a 
time. And if you look at how we have done 
it since the forties or thirties we have 
gotten very efficient at building to keep 
cost down.  
 
But we’ve done so at the expense of 
creating sustainable places. What I mean 
by sustainable is sustainable on several 
levels. Sustainable most importantly from a 
public sense of demand, the desire for that 
place and from that if the public Joe Smith 
out there wants to be in that place, then that 
will drive the economics of that place. So 
what happens in not doing that the pubic 
moves on to the next hot place. This place 
grows old it starts falling apart; they move 
to the next new place, so what we call is 
urban sprawl. So when I grew up in the 
city, 34th street was a happening place, it 
was the place. I can remember when 50th 
street came along and that was the hot 
place. Then 34th started to go down a little 
bit. Then 82nd came on, and now 50th street 
is now the new 34th street. 34th street is 
terrible. 50th street is in severe crisis and 
82nd is the new hot thing. And now you got 
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98th street so what we do when we sprawl 
out is what I like to call disposable 
communities. Because what was built 50 
years ago is in severe psychical, financial, 
sociological strain.  
 
When you look at homes between 
University and Slide from 19th back south it 
goes from, with the exceptional enclave 
with the university terrace, it goes from 
disaster to terrible, to bad to kind of bad, to 
so so, to kind of good, to good to better. 
Were basically leaving out…. It’s kind of a 
cancer in the center slowly eating away. 
It’s very….it may be impossible to 
revitalize those kind of areas.  
 
What M1’s father is doing is extremely 
commendable and unbelievably rare. Only 
in a country like Texas can one acquire all 
those homes knock them out and not get 
held up by people by asking astronomical 
amounts, so that’s very rare. Even his is 
half a section and we are talking several 
miles, square miles.  
 
And so when you look at that within that 
context and how this movement started, 
they asked themselves a question “Are we 
doing it right? Architects, land planners, 
city planners, some developers at the 
impenitent of commerce and New 
Urbanism.” I don’t know if you found their 
website or not? Their answer was no we are 
not doing it right, what we have been doing 
is strip centers.  
 
So they asked themselves the question 
“What makes these places so special that 
we all go spend vacations going to….our 
hard earn money, they’re typically older. 
They literally started studying these older 
places, Charleston South Carolina, Savanna 
Georgia you name them. Places like that. 
And typically when they started studying 
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them looking at street designs, buildings 
uses, heights and so forth. They started 
finding commonalities and it was a 
different set of design principles back then, 
than what we use.... And they qualified 
their findings into written design principles 
and they called them New Urbanism.  
 
Which really use to be done [inaudible] and 
the hallmark of it from a cyclical context is 
instead of disaggregating all uses in 
separate locations detached locations. 
Bringing all the uses back within the same 
geographic location that’s basically in a 
five minute walking zone. You have a 
mixture of residential, open space, civic 
elements, churches, schools, things like 
that. Civic elements are important because 
they you give you a sense of identity….    
and you have the commercial elements as 
well. So you have those four basic 
elements. All within a waking area of one 
another.  
 
And within the housing itself you also have 
a vast diversity of housing on the same 
street. As oppose to all 3000 square foot 
homes in this neighborhood and then in this 
neighborhood you have 2000 square foot 
homes and you get this gentrification of 
pockets by income. You’re able to 
accommodate a variety of different people 
all on the same street.  
 
And if the homes are held to certain 
designs codes and level of quality it’s 
proven it can be done. We have been raised 
in a world were you can’t do that. You 
can’t put a small house next to a big house. 
But if you look down the street here around 
our park. We got a home that is 1400 
square feet two bedroom right next to one 
2800 square feet, next to one that is 3200 
square feet, then 1700 ft, then 4500 ft, and 
a million dollar house across the park 
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Walk-ability creating sociability through 
interaction  
 
 
 
 
 
Design plans/principles  
 
 
 
 
 
 
Bringing back the past through design 
concepts  
 
 
 
 
Traditional style homes  
 
 
 
 
Porches create pedestrian friendly 
neighborhoods  
 
 
 
Advertising bringing people together  
 
 
 
 
Ideologies of New Urbanism  
 
 
Streets smaller and safer 
 
 
Streets narrower  

finally. There’s a large amount of diversity 
around here and it works.  
 
So the principles behind….the ideology 
behind Vintage is one of creating sense of 
place, that is typified by connectivity, and 
diversity. The diversity of land uses, the 
diversity of people that can live and 
interact there. Diversity of activities that go 
on there, the connectivity of the 
neighborhood through the street 
infrastructure and so on and so forth. The 
pedestrian walkways, bicycle ways, and 
then you have the pedestrian walk ability of 
the neighborhood, the third would be walk-
ability.  
 
It’s intensified by creating an architecture 
built environment that has a higher quality 
of design to it. That has traditional styles 
architecture that are design tested and so by 
doing this you create a place that has a 
broader appeal to people and if it has 
broader appeal to people over time its 
going to continue to garnish their revenue 
their money and be financially more 
sustainable as well.  
 
The sociological backside of this is or the 
ideology behind this is one of creating a 
sense of community. We advertise that all 
the time in everything were doing. It’s all 
about….. A lot of our advertising says 
tradition, home, community, and the focus 
is……..if you build a porch people will 
typically use it.  
 
And if you build an environment that is 
pedestrian friendly and not only is it safer 
to walk in, the streets are narrower, it slows 
traffic down. The trees grow over the 
streets, slows traffic down so when you go 
through a tunnel you tend to slow down, 
it’s just our nature. Not only is it safer, the 
cross times at intersections are cut in half 
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Scenery is prettier  

 
 

 
Environments create interaction  
 
 
 
 
People using porches  
 
 
Social interaction increases 
 
 
 
Suburban sprawl  
 
 
 
 
 
Community events create interaction which 
lead to a pedestrian friendly neighborhood  
 
 
 
 
 
Christmas events  
 
 
 
 
People signing, coming together  
 
 
 
 
 
 
 

because the streets narrow and that’s 
important for the elderly and the young. 
But it is also prettier, you walk down 
shaded paths street trees, you got pretty 
buildings to see and you got a place to go 
now. It’s just not houses now, you have a 
park, school, town center to go to; you can 
go to the ice cream store.  
 
Well if you have a pedestrian orientation 
environment, homes with porches on them, 
and have parks were people will go to. 
Then people are going to sit on porches, 
and walk by and say hi, how are you doing, 
what’s your name? My name is P1. Where 
do you live? I live right down…. And all of 
a sudden you get this interaction of people. 
The built environment forces us to interact 
more as oppose to drive in the garage door, 
hit it and go in, go down. And there is no 
reason to go in the front yard of our homes 
because there is nothing to do out there. If 
you think about it. There is no porch. So 
who wants to watch cars go by 50 miles an 
hour? 
 
We have another aspect called the Vintage 
institute its purpose is to promote cultural 
and community throughout the 
neighborhood. By doing things like 
different events through out the year. We 
have a Christmas event that we will be 
putting on 14 nights long out here. We 
have Santa that sits by the out door 
fireplace every night, we have carolers 
every night, and in the park we have a lot 
of Christmas displays, music going, we 
have a free carriage ride for the kids, hot 
chocolate, cookies, and we have snow out 
here. 14 nights in a role we have these 
snow machines that shoot out a soap 
product, it looks like snow and it lands and 
it makes the kids go crazy. But something 
less grand is our monthly porch parties, 
residents come together for different 
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Complete diversity, SES does not matter  
 
 
 
 
 
 
Safe neighborhoods create a neighborliness 
community    
 
 
 
People feel safer 
 
 
 
 
 
 
 
Diverse group of people interacting with 
one another, where social and racial class 
do not matter  
 
 
 
 
 
 
 
 
 
 
 
Filter out those who can’t afford to live in 
development  
 
 
 

events. We have our July 3rd event out here, 
and when you put on events like that 
people come together, they know each 
other and they enjoy it.  
 
So cohesion is real big? 
 
P1: Yes, well down the street I have a 
widower an older lady, a young couple that 
had their first child; I got the empty nester 
that their kid just left, a family of teenagers. 
They can all come out and enjoy one 
another.  
 
So the social life aspect of it is really 
the…….bit of social engineering. But is 
unintentional, it’s just a by product, and a 
positive result of it. It’s not done for that 
purpose exclusively, but that’s one of the 
many benefits of these types of 
neighborhoods. People feel like it’s safer, 
they know the people around them, and it 
feels like home.  
 
What type of resident are you trying to 
target?  
 
P1: Well with any market, your going to 
have inbound migration that and outbound 
migration. Then you’re going to have 
growth within the market. So really it’s all 
the above. Any one moving to the city, is a 
potential candidate based on the fact 
initially they are moving. And obviously 
you have the existing populace in the city, 
that there is a certain amount that move 
every year within the city. And that 
list…..that’s what ZV does……..that list 
for us, they filter it through a variety of 
different means. To filter out those who 
cannot economically afford it or maybe 
those who cycle-graphic kind of 
perspective they don’t want to have a close 
net community urban experience. They 
want their acre out in the cotton patch 
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Two different aspects of development, but 
both reflect ideas of New Urbanism  
 
 
 
 
 
Vintage a Greenfield project  
 
 
 
 
 
 
 
Same aspirations as Centre  
 
 
 
 
 
 
 
 
Lubbock (City) is creating sprawl? 
 
 
 
 
 
 

preserved with no trees. And by god they 
need their space. And you going to have 
some people that don’t want it. But we 
really transcend. We have plots that are 
attracted to the young single, the 
professional, to the young married, all the 
way through the active retiree. And we will 
once our town center is here have an 
assistant living facility and we will then be 
able to have the elderly.  
 
How is your concept similar to the Centre 
and how is it different from the Centre?  
 
P1: Well, I don’t know much about their 
details about their future plans. The two 
fundamental differences is that they are a 
redevelopment urban area and I’m a new 
development on the fringe of a Greenfield 
site, functionally from an operational 
perspective they have a lot of challenges to 
overcome that we don’t. So they are due a 
lot of credit of taking on those challenges 
and work very hard, they have been 
successful at it. So fundamentally there are 
those two differences, urban redevelopment 
Greenfield fringe development. Otherwise I 
assume that they are kind of pursuing the 
same kind of built products and are 
targeting similar types of buyer profilers as 
us. So I really don’t know how we would 
differ or be similar…..probably we will be 
very similar.  
 
Do believe the southwest part of city will 
become the new downtown?  
 
P1: In urban development as you move 
outward from the core, sometimes you 
develop other cores on the fringe that they 
themselves then spawn that leans outward 
than in, like a Las Colinas. In the city the 
downtown will always be downtown 
because of our rated growth. I don’t see us 
getting to a point where….. Downtown is 
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Celebration layout  
 
 
 
1700 homes  
 
 
 
 
 
 
 
 
Financial success a priority  
 
 
 
 
 
 
Creating a mythic feel of bringing back the 
past. (Past was once a special place) 
 
 
 
 
 
 
 

still the fundamentally the downtown of the 
city, city hall is there, your major banks, a 
lot of the civic elements of the city, the 
civic center, those kind of things are there. 
The university obviously is an unmovable 
anchor, it will always be there. So it will 
always be downtown, the core, could there 
be another core of influence in the city?  
 
Yeah, I believe it could. You kind of have 
one at the mall and Slide and the loop 
there. That’s kind of a central location that 
a lot of activity happens at.  
 
How many phases are in Vintage?  
 
P1: Well right now we have it broken up in 
ten phases. It’s hard to say how many 
phases will be done. The numbers of 
homes….we have 1700 dwelling units total 
at build out, civic space, 36 parks and 
greens, and then well have over 2000 
square feet commercial.  
 
 
What do you hope to accomplish when the 
development is completed? 
 
P1: For us first and foremost……we want 
to make a profit. There are several levels of 
goals we want to achieve. One is a 
financial goal, to make profit so we can 
complete the project and justify the level of 
risk and hard work we have put into it.  
 
Secondly our desire is to create the most 
special place in the city bar none. When 
you ask people what the most special place 
in the city in terms of built environment. 
What would you say? Anything come to 
mind? The two most answers I get are the 
university and the old county line 
restaurant. What is interesting is that 
people will drive all the way around our 
city to go to the county line restaurant to 
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Landscape and built environment  
 
 
 
 
 
 
 
 
 
 
 
 
 
Ideal of bringing back the past, to create a 
close net community  
 
 
 
 
 
 
 
 
Design concepts  
 
 
 
Urban planning  
 
 
 
 
 
All elements of sprawl  
 
 
Wide streets 
 
 
 

eat BBQ. But the BBQ wasn’t that great, it 
was good, but you went because of why? 
Why would you go there do you think? 
You go for the experience. The food is 
good, but the experience is unique. And 
that experience is driven by landscape and 
the built environment there. It doesn’t feel 
like any normal place. You got the 
waterway there, the peacocks, the trees and 
you got the old building there. So our 
desire is to create the most special place in 
the city in the next generation or several 
generations away it is a….. That it is still 
an interest then as it is now. That the value 
will continue to increase, that families will 
stay here, and their kids would want to 
come back home and visit.  
 
It’s a Georgetown of the city, an old town 
of Savannah or the old town of Charleston 
a place that has that enduring appeal to the 
customer and financial sustainability.  
 
There are 9 different housing styles. How 
were these styles determine? (old town 
houses) 
 
P1: Well the architecture styles are separate 
from and different than the study they 
did….because of their age most of them 
had traditional styles associated with them. 
But it was really about the urban planning 
than anything else. It was a bit of an 
epiphany one day. It’s not so much about 
the buildings, but the space in between the 
buildings.  
 
But just think about, when you have a 
normal street that is 34ft wide, and if you 
are type A like me and always late like me. 
You go 60mph down it and you have 
sidewalks right next to the curve. They 
want to put as much home on the lawn as 
they can. So there are no trees, and the 
house are set back 25ft at least, a single 
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Environment impacts us  
 
 
 
 
 
 
 
New Urbanism in Vintage  
 
 
 
 
 
TND’S 
 
 
 
 
 
 
 
 
Vintage mirrors Celebration  
 
 
 
 
Retail struggles in Celebration 
 
 
 
 
 
 

story house and you got the same thing 
over here.  
 
The sense of scale and space between the 
buildings and the height of the trees feels 
totally different. When you create a sense 
of scale….have you gone to a restaurant 
and not liked the way you set. The 
environment impacts us. Scale and the 
space between the buildings impact how 
we react and how we feel. Then when you 
build buildings that not only one type of 
building, not all the same but you have 
diversity among them it creates visual 
interest, which tweaks our brains.  
 
And with a pedestrian environment we 
have people walking. And when you have 
different uses in the same environment it 
makes it even better. That can be done with 
modern architecture. There are a few 
TND’S that are modern architecture but we 
picked out styles separate from the 
principles behind New Urbanism. New 
Urbanism principles are more on the urban 
level, urban planning horizontal level so of 
its vertical. We picked the styles because 
they do lend themselves create a scale and 
they are styles that we like.  
 
Are you familiar with Celebration? 
 
P1: Absolutely, been there several times, a 
matter of fact I was there this pass week. 
My idea is the exact same. Their town 
center is a problem, because of the 
location, Their town center they put is 
internal of the development and on a lake 
and it’s always struggled because retail 
needs a little bit more traffic, it should have 
been out on the edge.  
 
How do you create more of a community 
feel besides the porch? 
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Porch creates interaction and a pedestrian 
friendly neighborhoods  
 
 
 
 
Vintage creating a sense of community  
 
 
 
 
 
 
Parks creating social interaction  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
New Urbanism in a sense 
 
 
 
 
 
Walking leading to social interaction, the 
use of sidewalks to create social interaction 
 
 
 
 
 
 
 
Taking out the car and forcing people to 

P1: One is the porch, that’s a huge one. The 
pedestrian friendly environment is 
monumental, the mixture of uses so that 
there is somewhere to go is monumental.  
 
 
The diversity of housing, is significant in 
that we attract a collective mix of people 
which is more of a society at large which 
drives community as well. The activities 
that go on by virtue of uses that are in the 
neighborhood. The fact that we have so 
many parks in the summer, we have our 
Friday night movie out in the park. And 
you have all kinds of people coming out for 
that activity and that activity would not be 
going on if you didn’t have the use, the 
psychical place to have it.  
 
 
Interview M1 (2nd) January 11, 2008 at 
3:32 P.M.  
 
Could you explain more in detail how the 
Centre is trying to bring the community 
together?  
 
M1: Well the neighborhood we envision in 
our master plan was a neighborhood that 
had sidewalks, houses built closer to the 
street, and the whole neighborhood is built 
around this pedestrian friendly atmosphere. 
 
We have that big corridor that runs down 
Glena Goodacre Blvd. that has a walking 
section all the way to the university to 
eventually the Civic Center and the 
sidewalks we require the larger than normal 
sidewalks around the businesses even in 
front of the homes that are being built 
down there.  
 
So all those kinds of things are leading us 
toward an environment where people will 
get out of their cars and walk versus 
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the mythology of what was once there.  
 
 
 
 
 
 
Traditional streets 
 
 
 
 
 
No cur le sacs  
 
 
 
 
 
Suburban streets not a good fit with the 
Center’s location  
 
 
 
 
 
 
Financial reasons kept the street structure  
the same  
 
 
 

driving around like we like to do in West 
Texas.  
 
Why did yall keep the same structure 
without adding any loops or curves 
compared to other developments that have 
curves, etc? The streets in the Centre are 
very basic.  
 
M1: Well this is a redevelopment, so we 
weren’t really trying to undo the 
neighborhood. This was the first 
neighborhood that was built in the city, 
so…we closed a lot of streets just to 
facilitate new construction methods that 
need more space and fewer alleys.  
 
As far as the residential side keeping the 
streets in their existing location made a lot 
of sense for us. But there were some 
practical reasons why you can’t do a lot of 
that is because of drainage. In the city we 
drain across the streets we don’t have 
drainage systems so closing a street or 
removing a street is a major undertaking 
because the city depends on those streets to 
drain water, so when you start making 
curves and things like that you create flood 
problems.  
 
So that’s a reason why we haven’t closed 
more streets than we have, simply because 
of the drainage, that’s a practical thing. 
Utilities that are in existing locations drive 
a lot of what we did down there. Simply 
from a financial aspect because it cost a lot 
of money to remove utilities. The fewer 
utilities we had to move the better off we 
were. So that obviously played an 
important role were the streets… which 
ones we closed and which ones we didn’t. 
So obviously financially there is a huge 
impact in what you do with the existing 
streets. And the original neighborhood had 
those kinds of streets so we really didn’t 
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want to change the character of the 
neighborhood more than we had to.  
 
What do you expect the Centre to 
contribute to the university, community and 
to the revitalization of downtown?  
 
M1: Well as far as the university it has 
opened up a whole other side of the 
campus. Prior to 1999 when we started this 
project this was an area were the university 
was warning its students particularly 
incoming students to stay away from.  
So having one whole side of the campus 
blocked off from access was a huge 
problem.  
 
So having that area open up and know we 
are housing a bunch of students, so there is 
a benefit that the university gains. And 
having that area open up to more 
development and more services available 
for students and faculty is a huge benefit 
for the university in addition to that, just 
cleaning the area up.  
 
It was a terrible place, if your bringing in 
recruits or students, or faculty  to the 
university you would come right by the 
Centre and they would look at that and go 
wow what is that, eliminating that problem, 
was an eye sore and crime obviously.  
The jury is still out on how this will help 
downtown. We certainly believe in 
bringing in more residential living down 
and around the university and around that 
area will drive downtown. You can’t 
redevelop with retail shops, restaurants 
unless you have bodies.  
 
And when you have a downtown that is 
vacant after five o’clock that’s not 
attractive if you’re a restaurant owner.  
 
You can do a lot of lunch business but 
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Vintage different clientele  
 
 
 
 
 

there isn’t anyone there in the evenings and 
restaurants know that people aren’t going 
to get in their car and drive 15 minutes to 
eat dinner. Not to mention, they won’t’ 
even think about it, they are going to go to 
the closes spot. You have to have people 
living down there in order for it to work 
and obviously with the Centre there is 
going to be a whole lot more people living 
down there.  
 
Our belief is that it will bleed over to 
downtown and make it easier really…there 
is still a lot of work that needs to be done to 
downtown to make that happen. But at 
least you got the bodies that are critical to 
any part of urban life downtown  
 
What kind of clientele are you targeting?  
 
M1: Obviously the university is a huge 
player in what happens with the market, 
students are a big part of that. Faculty and 
staff and the university are a big part of 
that. The medical center and Convenient 
are the targeting people. And were 
targeting people really that work 
downtown, makes sense to live close so 
those are our targets.  
 
We are a lot more specifically target than 
Vintage; Vintage could really appeal to 
anybody that wanted that style of home and 
style of neighborhood. They’re similar but 
I think they’re totally different concepts. 
Our targets are those already active in that 
area the university on one side and 
downtown on the other so those are really 
our targets. We have the benefit of having 
the students as a built in customer, they’re 
clearly going to be a customer down there 
regardless of whether were building condos 
or apartments or houses. We have students 
buying houses as crazy as that sounds.  
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No sprawl in Lubbock (yet)  
 
 
 
 
Sprawl in Dallas other larger cities  
 
 
 
 
Numbers don’t indicate sprawling 
occurring  
 
 
 
 
 
 
 
Construction slowing down  
 
 
 
 
 
 
 
Freeway huge focal point 
 
 
 
 
Less traffic congestion  
 
 
 
 
 
 
 

Do you feel the city is overbuilt outside of 
the loop?  
 
M1: I wouldn’t characterize the city 
overbuilt anywhere and I say that with the 
perspective that I see across the country 
and in other markets.  
 
Other markets like Dallas that aren’t 
particularly students. Overbuilt to me 
means something way different to 
somebody else.  
 
We do not have a glut of houses….I just 
saw the numbers from 2007 and how many 
fewer houses were started like 50%, fewer 
houses were started in the city, which is a 
good thing, so when the demand slows 
down our market is very quick to react to 
that. So the building has slowed way down, 
but it’s still going on. So obviously in the 
last 10 to 15 years we have been going at a 
pace construction wise in the city that is 
sustainable. I just don’t think we are there 
and the numbers show that we are still 
selling houses more existing houses than 
new houses.  
 
What are your feelings of  freeway?  
 
M1: It’s going to be a heavily used artery 
through the city. I still think there is a 
segment of our community that doesn’t 
think we need that, but that same segment 
didn’t think we needed I-27 either.  
 
And get on I-27 during anytime during the 
day even right now it’s packed with traffic. 
So that east west freeway that cuts directly 
across the city is going to be a huge 
benefit. I use a portion of it everyday 
coming into work everyday right now. If 
you think of all the stuff that is happening 
in the southwest part of the city, the retail 
residential redevelopment, all of the 
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Hotel to bring North Centre together  
 
 

development happening in the last 20 
years, the only way people could get to 
downtown, or to the university was using 
the freeway or the exterior streets, it’s an 
inconvenience so when you look at the 
freeway and how it goes directly to the 
university and to downtown…...  
 
Is there going to be more retail businesses 
than what is already in the Centre? 
 
M1: O yeah, the retail has been slow; it’s 
kind of what I said before. Retail wants 
bodies in the area.  
 
And although we have a lot more bodies 
than what we had……the biggest portion 
of the retail is about to be under 
construction right in front of the hotel 
across from the stadium.  
 
And so across the stadium has a lot of 
commercial appeal because of the football 
games and events, but the bottom line is 
that you still need to have people living 
down there in order to make them viable. 
So what you see today is a small fraction of 
commercial of what will end up being 
there.  
 
With the big portion of it being on that one 
tract. Five restaurants are planned right 
now in addition to some more strip retail 
stuff. So it’s going to be a major 
commercial corner right there.  
 
Can you elaborate on the five star hotel 
and how that will impact the Centre? 
 
M1: That from the very beginning was the 
center piece of that development. We 
started talking about a five start hotel from 
day one, it took a long time before you 
actually were able to see it coming out of 
the ground. But it’s under construction and 
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together (AKA New Urbanism) 
 
 
 
 
Pedestrian friendly neighborhood  
 
 

its going to be open in about a year from 
now.  
 
Imagine the traffic that one facility is going 
to generate both day and night. So that will 
help with the retail and help those 
restaurants. And when you have a three 
hundred room hotel next door obviously 
those people are eating out. That makes 
restaurants more attractive. That’s going to 
help the shops in generating traffic. So it’s 
going to be a traffic generator so frankly 
it’s going to cause some problems until the 
Freeway is completed. And University 
Ave. is only two lanes each way and it’s 
not going to be big enough and it already 
isn’t.  
 
The building is going to make a huge mark 
on the landscape and it is going to be a 
huge traffic generator. It will be the center 
piece of the area, which is what we wanted 
from the very beginning.  
 
Would you consider Celebration Florida a 
success? 
 
M1: Absolutely, I’ve been there and that 
was one of the places we looked at when 
we were starting the Centre. So it appears 
to be very successful.  
 
What kind of new urban design concepts 
are you applying to the Centre?  
 
M1: We never really taken that concept and 
said what we really want to do. What we 
are really trying to do down there was to 
have a more of an architecture type focus 
versus New Urbanism.  
 
Other than the pedestrian friendly 
environment that I had talked about before 
that was certainly one thing that we wanted 
to create.  
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Housing design part of the past 
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type of living style)  
 
 
 
 

 
The rest of it was really more of an 
architecture stand point trying to preserve 
the architecture style of that neighborhood 
and not turn it into another tract home 
development that you might see in 
southwest city.  
 
But also something that would compliment 
the university architecturally that is why 
you see the red style roofs, the brick or 
what we call the university brick. Those are 
the kinds of elements that we were focused 
on, not necessarily any other concept 
someone else had. What we did defiantly 
fits into that mold. It really wasn’t 
something we came in and said hey they’re 
doing this somewhere else lets try to do 
this.  
 
Our key things were cleaning up an area for 
the community that needed to be clean up, 
from a crime site, and doing something that 
would preserve the look and feel of what 
was there before. And help blend in with 
the university even more with the area 
before did. So those are our guiding 
principles going in.   
 
Can you explain the housing design in 
more detail, to the big porches, etc? 
 
M1: The architects gave us the style of 
houses. It’s important in what were doing 
in maintaining the neighborhood that was 
built in the 20’s and 30’s so we don’t 
totally wipe it off. The other part was that it 
gives us a style of home that is unique and 
it’s not another tract home development 
somewhere. And those are something’s we 
think are important and if you want 
something different you can come here and 
get it.  
 
Are there some dynamics that are found in 
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Redevelopment  
 
 

the Centre similar to Vintage? 
 
M1: The style of home, and if you look at 
what they’re doing out there the houses are 
similar, they pulled the houses closer to the 
street, they got porches, those are two 
things that really jump out at me. They had 
a little different situation that they were 
able to build infrastructure the streets from 
scratch. So they could really do whatever 
they wanted to with the streets and all of 
that. Which we didn’t have, that’s a 
difference but the concept is similar as far 
as housing style, the neighborhood feel. I 
think they are trying to create the same 
kind of atmosphere.  
 
What is the ultimate goal of the Centre 
when it is completed? 
 
M1: The community benefits to getting that 
area cleaned up. It will sustain the growth 
of the university  
 
Field Notes September 20, 2007 the Centre 
3:30 P.M.   
 
I was told by my professor that there was 
an open house in the Centre area until five 
o’clock today, but when I got there the 
open house was over. I missed it by thirty 
minutes, but I figured I could observe the 
area and take pictures with the camera I 
bought.  
 
When I look at the development I become 
uneasy. I have mix views about the project 
taking place in the Centre. I can help to 
think about the people who once lived here 
and how this use to be a populated 
community.  
 
Now restaurants, businesses, new housing 
and apartment complexes occupy the area.  
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Affordability, separation of classes by 
income 
 
 
 
 
Expensive  houses  
 
 
 
 
Segregated, occupied by a select few  
 
 
 
 
 
 
Layout of the development  
 
 
 
 
 
 
Stigma between neighbors, too early to 
determine 
 
 
 
 
 
 
 
 
 
 
 
 
Trying to create a community through New 
Urbanism  
 
 
 
 

I know that M1 means well but I can’t 
understand how the development is going 
to be an affordable living area. I looked at 
the house which held the open house and 
can’t help but wonder how many families 
could afford to live in this area. I grab a 
flyer from a stand, which gives the layout 
of the house. When I look at the flyer the 
first think that stands out is the price of 
$365,000! I become furious.  
 
I tell myself how can a low income family 
afford to move to this area. I feel the Centre 
will be place for the wealthy and no matter 
how much they preach the affordability of 
houses in the area, I for one will not be sold 
on this ideology.  
 
Upon viewing the area I notice that there 
was a gap between every other house 
which was completed. I assume that they 
are only building the higher end houses 
first and once these houses sell they will 
start on the less expensive houses.  
 
But by doing this in my opinion it will 
create tension between neighbors once all 
the housing is complete. People in the 
higher end houses will look down upon 
those who live in less expensive housing, 
and a stigma well develop between 
residents. Only time will tell if my 
assumptions are wrong about the Centre 
and M1. 
 
Field Notes September 28, 2007 Vintage 
10:07 A.M.  
 
The same way I have mixed emotions 
about the Centre the same can be said for 
Vintage. Vintage is trying to create a 
community were everybody knows 
everybody, a friendly and neighborly 
community. 
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RRS  
 
 
 
 
Close net community, where everybody 
knows everybody  
 
 
 
 
 
 
 
Porches a huge selling point, creating 
social interaction  
 
 
 
 
 
I find myself hesitate early on, needs to 
change this aspect in my observations  
 
 
 
 
 
Minimal interaction  
 
 
 
 
 
 
 
Construction on plan, houses have huge 
front yards, and again the porch is the focal 
point  
 
 
 
 
 

Early on when I see Vintage I see place 
trying to segregate itself from the rest of 
the city. 
 
I sit here in the middle of park and observe 
the area; I try not to let my emotions get in 
the way. Since it’s around ten in the 
morning I don’t expect to see a lot of 
interaction taking place and there isn’t any. 
Upon observing the area I notice that all the 
houses are closely built to each other. I 
would bet that each house is less than 15 
feet apart from one another.  
 
These houses unlike the Centre have huge 
front porches. I guess they are really trying 
to create a close knit community. The roads 
in Vintage are very narrow; two cars could 
not pass at the same time.  
 
There is a middle age lady walking her dog 
down the street. She notices me sitting in 
the park. I really want to ask her some 
questions, but I hesitate and simply smiled. 
I know I just passed up a golden 
opportunity, I tell myself next time I will 
not hesitate. It’s really cold this morning, 
so I decide to head out early. I plan to come 
out here next week on a weekend, so I can 
really get an idea of how interactive this 
community really is.  
 
Field Notes October 31, 2007 the Centre 
1:00 P.M. 
 
Before my interview with M1, I figured I 
would check out the ongoing development 
at the Centre. Another house has been sold, 
to my amazement. As of right now two 
houses are sold and three are being 
unoccupied, there is construction going on 
all around me.  
 
Some of the streets are blocked off towards 
where the condominiums are being built. 



                                                                    Texas Tech University, Robert Lee Cavazos, May 2008 

 90

 
Students walking creating interaction  
 
 
 
 
 
Students dominate the area  
 
 
 
 
 
 
Pedestrian friendly, ideas of New 
Urbanism, close net community  
 
 
 
 
North Centre taking out the automobile, 
Walk-ability creating social-ability  
 
 
 
 
Social interaction very high  
 
 
 
 
 
 
Construction still on going  
 
 
 
 
 
 
 
 
New establishments being to take form 
(hotel)  
 

There are tons of students walking down 
Goodacre Ave, most of the students living 
in the area live either in the center, at the 
Fountains, or at the Point.  
 
The area right now is mostly dominated by 
student living, all of the multi family living 
housing has yet to be built, but what I can 
tell just from the student living, the 
environment down here is pedestrian 
friendly. 
 
 Students are using the crosswalks, 
sidewalks and benches, the majority of 
students are commuting to campus on foot. 
And those that are leaving campus on foot 
are going to the restaurants located in the 
area.  
 
Everyone is walking, because parking is so 
hard to find, even parking in the Center is 
very limited. The streets only hold a certain 
amount of cars, which have to be parallel 
parked. Social interaction is very high, 
students are hanging outside the Starbucks, 
you can truly get a sense of what the Centre 
is trying to accomplish; in a sense I can 
picture how Celebration might be. 
 
Field Notes November 11, 2007 the Centre 
9:00 A.M.  
 
I have an interview with, the principal of 
charter school at ten so I figured I could 
make some quick observations of the area. 
I decided to make this observation driving 
around the area, since I have little time to 
get out and actually walk. The area still 
looks pretty much the same.  
The structure of the hotel is beginning to 
take form. You can tell now the focus of 
the redevelopment is now on the multi 
family housing, there are several grounds 
crews in the area working on the new 
homes.  
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Commercial buildings being built  
 
 
Multi and single family housing being 
developed. A chance to create diversity 
within the neighborhoods  
 
 
Streets have New Urbanism ideology, 
suburban streets non-existing  
 
Streets are well lit have multi sidewalks 
creating interaction  
 
 
 
School non-traditional doesn’t follow 
current layout of North Centre  
 
 
 
 
Park is lacking structure, needs to be 
redesign 
 
 
School in architecture decay  
 
 
 
 
 
 
 
 
 
 
Emotions and feelings change about 
Vintage 
 
 
 

 
The old buildings along Avenue Q. are no 
longer there, they are being demolished as 
we speak; commercial retail I’m assuming 
will re-occupy that area.  
 
Another set of condos are being 
constructed in the Main Street area, I didn’t 
realize that M1 was going to build another 
set of condos.  
 
Most of the roads are closed or blocked off 
due the construction. 
 
The main road Glenna Goodacre is the 
most heavily populated with pedestrians, 
walking to the shops, and to the university.  
 
As a pass in front of the school, it seems to 
stand out of place next to the three 
remaining houses that refused to sell during 
the seizing of property early on..  
 
What I mean by standing out is that the 
school does not follow the current design 
principles which are found with the Centre, 
the park next to the school is in bad shape 
as well. With the school looking more like 
a jail and the park in slow decay. The 
whole block resembles what the old Centre 
use to look like before the land was 
redeveloped by the M1. I’m curious to see 
if M1 will try to make an effort to make 
this area more appealing.  
 
Field Notes November 14, 2007 Vintage 
2:30 P.M.  
 
The more and more I come back to the area 
I find myself amazed with what’s going on 
down here and how the development of 
Celebration must look like. 
 
 I have a few minutes before my interview 
with P1, so I figured I can take a walk of 
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Development has several aspects of New 
Urbanism  
 
 
 
 
 
 
 
Pedestrians using sidewalks  
 
 
Open house  
 
 
 
House very modern  
 
 
 
 
 
 
 
Construction problems early on, similar to 
Celebration, houses being built to fast?  
 
 
 
 
 
 
Plumbing issues  
 
 
 
 
Park used to keep up interaction, keep 
backyards small 
 
 
 
Housing prices on the higher end  
 
 

the town. Next to Founders Park, there are 
two houses being constructed, both are two 
stories (along with every other house found 
in Vintage), both are sold, but I cannot find 
the price tag of how much the houses were 
sold for.  
 
I continue to walk around the area and I see 
a young couple walking their dog across 
the street, they don’t seem to have any kids 
with them, so I’m assuming they don’t 
have any. One of the houses on the south 
end of the property has an open house sign 
on it, so I’m going to go and check it out.  
 
The layout of the house is beautiful, but 
very small. No more than three people 
could live in this house. The living and 
dinning area share the same space. The 
kitchen is very small but it has a modern 
look to it. As I continue to walk in the 
living room area I notice a bucket in the 
middle of the room.  
 
There seems to be a leak coming down 
from the second floor, but this is no small 
leak, it’s a stream of water coming down. 
You can tell by looking at the ceiling that 
the leak has been going on for awhile. Just 
as I notice the leak I see a crew of three 
workers running up the stairs. I follow to 
see what all the fuss was about and there 
seems to be a busted water pipe in the 
master bathroom. The rooms upstairs are 
also small; foyer area seems bigger than the 
two bedrooms up stairs.  
 
The backyard of the house is smaller than 
the upstairs bedrooms; I guess this is where 
the park comes into play.  
With the little amount of space found in 
this house, I’m guessing its one at the 
lower end of the scale probably around the 
$200,000-250,000 range. As I leave the 
open house I wonder to myself if I could 
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Mix housing types creating diversity and 
social interaction regardless of income.  
 
 
 
Huge houses  
 
 
 
 
 
 
Amazed about the structure of the on going 
houses  
 
 
 
Similar to Celebration, everyone is excited 
ready to move, leave the bad world behind 
 
 
 
Anna trying to go home again (Celebration 
ideology), trying to go back to the past  
 
 
 
 
 
 
Friendly environment  
 
 
 
 
Pedestrian friendly neighborhood  
 
 
 
 
 

find myself living in this environment and 
right now I’m unable to decide.  
 
As a continue to walk back towards the 
visiting center, I see one of the million 
dollar homes just built, the back yard is still 
under construction and the front door is 
locked, so I’m unable to go inside. This 
house is huge compared to the others found 
along the park area. The house looks like it 
hold up to ten people easy. The structure 
and layout of the property is beautiful and 
I’m amazed to see it next to a smaller 
housing structure.  
 
As I walk to the visiting center I can’t help 
but to turn back and look at the house. I tell 
myself who could afford to live in a house 
of that magnitude.  
 
The visiting center is filled with 
prospective home buyers. I run into a lady 
by the name of Anna G.  
 
Anna just moved to city to open up a 
Mexican Restaurant on 82nd street named 
Anna’s. I asked Anna why she wanted to 
move to Vintage. She looked at me and 
then at her daughter and told me that she 
wanted a place where her kids could feel 
safe, where she could feel safe. She wanted 
her kids to grow up in a childhood like she 
did where everybody knew everybody. 
Ann said when she was growing up her and 
her friends would ride their bikes along the 
sidewalks and she wants her kids to grow 
up in a place like that.  
 
But most importantly Anna did not want 
her kids growing up in an unsafe 
neighborhood and she believed Vintage 
could give her all she wants and more.  
 
As I began my interview with P1, I found 
him to be very reserved. I felt like was very 
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P1 shows mix emotion, uneasy during the 
whole interview process  
 
 
 
 
 
Uneasy comfort level  
 
 
 
 
 
 
 
 
P1 very hesitate during interview  
 
 
 
feeling of uneasiness  
 
 
 
 
 
 
 
Parallel parking creating barriers making 
pedestrians feel safe (PFN)  
 
 
 
 
Housing codes?  
 
 
 
 
Vintage utopia never able to let if down 
(Celebration) 
 
 
 
 

hesitant and uneasy with me. I had a hard 
time getting my interview with P1.He 
would not return my phone calls or emails 
and if I did get in contact with him I had to 
talk to his secretary and she would relate 
the message to him.  
 
I was not at the same comfort level I was 
when I interviewed M1 or the principal of 
the charter school. I don’t know if he 
thought I was going to write something bad 
or what, but I could tell this man was 
uneasy with me. During the interview P1 
gave me exactly the information I needed, 
but he did so in an uneasy matter. Every 
time I asked him a question he would ask 
me how I felt about the question or wanted 
additional information, not once did he just 
come out and answer my question. And 
when the interview was over he turned off 
my recording device, which made me feel a 
little uneasy. It was a good interview, but 
like I said I knew he was uneasy with me 
being there.  
 
Field Notes November 21, 2007 Vintage 
4:15 P.M. 
 
Not a whole lot going on. A few cars 
parked along the street, but nothing big. I 
have noticed that the construction crew has 
made progress on the far back houses. 
 
Some of the houses are starting to put up 
Christmas directions. I wonder if there is a 
town ordinance on how you can decorate 
your house. I would think there would be 
an ordinance of this type.  
 
When I come to Vintage it seems like I’m 
in an unreal setting. Everything is too 
perfect, or trying to be perfect. But I can 
see why people will flock to Vintage, is a 
place where the American dream can be 
idealized, the two car garage, two story 
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To early to determine, if it will be a success 
or not 
 
 
 
 
 
 
 
Few students, with school being out 
 
 
 
 
 
 
Shops being occupied by residents  
 
 
 
 
Busy construction  
 
 
 
 
 
 
Activities bringing the community together 
(Celebration) 
 
 
 
 
 
 
 
 

house, and white picket fence everyone 
wants and at Vintage they are offering 
that…the American dream. It is hard to see 
the social interaction here compared to the 
Centre.  
 
The area has so few inhabitants it’s hard to 
get a clear understanding on how this place 
will look once it’s completely occupied; 
only time will tell if the dream becomes a 
reality.  
 
Field Notes December 13, 2007 the Centre 
2:45 P.M.  
 
With school being out I figured I would 
come down and check out the area, to see 
what differences lie about. The first thing 
that comes to my attention is that there are 
fewer students walking up and down the 
streets. 
 
The people that are still here for the 
holidays are still using the sidewalks to get 
around. The nearby Starbucks is full of 
people as it always is and so is the local 
restaurant. Construction on the other hand 
is busier than ever, I guess with people 
gone for the holidays they can move at a 
faster pace.  
 
Field Notes December 15, 2007 Vintage 
7:30 P.M. 
 
Vintage is scheduled to have their 
Christmas activities this week. The Winter 
Christmas is going to last for ten days. It’s 
going to be my first attempt to engage in 
activities with the local community. With 
the information I have obtain from P1 the 
winter Christmas is suppose to be filled 
with a list of activities for local residents 
and non-residents of the community.  
 
When I get to the development there is a 
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Huge attraction, people eager to see the 
ongoing activities at Vintage  
 
 
 
 
 
 
Parks being used, thus creating interaction 
and cohesion within the community  
 
 
 
 
Santa Claus  
 
 
 
 
Pixie dust of an unreal world  
 
 
 
 
 
 
Porches huge selling point again  
 
 
 
 
 
 
 
Aspects of New Urbanism (Meredith) 
 
 
 
 
 
 
Porch creating social interaction  
 
 
 

line of cars waiting to get in. You can tell 
that Vintage has gone out of its way, to 
attract to people. The entire complex is lit 
up with various colors of Christmas lights, 
the streets are blocked and the park is filled 
with local and non-residents.  
 
As I walk through the park I see kids 
running and playing. There is a local 
vender selling hot chocolate and a carriage 
is providing rides to kids around the park. 
Santa Claus is located on the far south side 
of the park. He is sitting next the outdoor 
fire place. I’m amazed to what I am seeing. 
People are walking every where, its truly a 
sight to see.  
 
I had never seen anything like it; it was like 
I was reading a fairy tale book. Vintage is 
truly trying to create that idea of a perfect 
neighborhood. The only thing that I did not 
find was the fake snow, which was suppose 
cover the park area, but everything else was 
exactly what P1 said it would be.  
 
There are several open houses taking place, 
so I figured I stop by and take a look at a 
couple. One of the open houses I had 
already seen, but the other I had not. This 
house had every idea of New Urbanism put 
into it.  
 
The front door and the street are less than 
15ft apart. The house next to it, is maybe 
10ft apart, and the most important thing 
was it had a huge porch. The books that I 
had been reading all explained the 
importance of the porch and here I find 
myself idealizing the porch. This house is 
much larger than the previous one I had 
looked at. The design plan has more open 
space compared to the other. A family of 
four could live in this house comfortable. 
The second floor has a balcony 
overlooking Founders park; from here you 
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People are very friendly and kind 
 
 
 
 
 
 
 
 
 
 
 
 
People waking everywhere, interaction 
taking place at every location  
 
 
 
 
 
 
 
 
Construction nearly completed 
 
 
 
 
 
 
Commercial businesses increasing  
 
 
 
 
 
 
 
 
Highest point of social interaction that I 
have found  

can get a good layout of the entire property. 
 
One thing I did notice was that I did not see 
anyone on their porches; maybe they were 
taking in the festival, who knows. But the 
people I did run into were friendly. They 
asked how I was, and if I lived in the area, 
or was I considering buying a home in 
Vintage. What ever the case maybe the 
Christmas festival surpassed my 
expectations.   
 
 
Field Notes January 21, 2008 the Centre 
3:05 P.M. 
 
With school back in the fore front, the 
Centre has never seemed busier; the streets 
are fueled with hundreds of students 
walking up and down Glena street. The 
center is being over run with students 
heading to the local book store. Even the 
bank has its hands full with students 
coming in and out of the doors.  
 
The Centre is up and running and it won’t 
be long until the multi family housing is 
completed before the Centre becomes an up 
and running community. On the far north 
of the Centre, they have just completed the 
construction of commercial buildings. 
More business and restaurants are expected 
to move in the upcoming months. The 
construction of the second set of condos is 
nearly completed and streets that were once 
blocked off are now open for traffic. Yes 
sir, the Centre sure is up and running today. 
 
Field Notes January 28, 2008 Vintage 5:25 
P.M.  
 
Lots of traffic in Vintage today for some 
reason. Today I have found more people on 
the sidewalks and in the park than usual, I 
guess with the unexpected warm weather it 
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People walking everywhere  
 
 
 
Walk-ability leading to social interaction  
 
 
 
 
 
 
 
 
 
 
 
Ongoing walking 
 
 
 
 
 
 
 
The Centre has established a pedestrian 
friendly environment  
 
 
 
Hotel under construction  
 
 
 
2 houses remain in Centre  

has brought people outside.  
 
For the first time I see neighbors 
interacting with one another and people 
actually using their porches. There is truly 
a sense of a pedestrian friendly community 
in the making, I can’t wait to see Vintage 
once its completed and compare it to the 
aspects of Celebration. Since Vintage is 
founded on Celebration, there is little 
reason why it wouldn’t work. It is exiting 
to see this type of interaction take place, I 
read it books and see it in movies, but to 
see it up close and personal is on a totally 
different level.  
 
Field Notes February 10, 2008 the Centre 
9:30 A.M.  
 
Students up and running, that’s a constant 
in the Centre, the local shops entertaining 
students. Cars parallel parked neatly along 
the side of the road, making it easy for 
traffic to flow and making the pedestrians 
feel safe as well.  
 
I can even hear the school bell from the 
nearby school. Construction continues on 
the single and multi family homes, three 
more homes are under construction. The 
hotel is finally taking shape, you can tell 
with huge steel beams where the hotels will 
be located at. The majority of the streets 
are open, but most streets are still not 
paved, so driving is a little bit of a 
challenge. When I look at all the 
construction taking place I can’t help but to 
look at the two remaining houses. With 
saws and hammering going on in the 
background it won’t be long until the 
Centre is completed. 
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Location Memo #1 
 
-Prime Location  interview with M1  
-Location Critical  
-Prime Location  
-Location is key interview with P1  
-Prime Location  
-Southwest Location  
-Interaction taking place at locations field notes January 21, 2008. Location found here 
refers to dealing with the amount of social interaction taking place at the given location.  
Centers location  second interview with M1  
 
 
 
-During the interview with M1 he stated several times why location was a key attribution 
in why they acquired the land. Location is important to M1 because it determines the 
amount of success the redevelopment will have.  
-The main concept in dealing with a redevelopment is location, it determines the amount 
of success a neighborhood will or will not have.  
-With my interview with M1 location came up several times.  
-P1 also mentions location and how key it is when you’re starting a development from 
scratch.  
The one thing that I have noticed so far with both developers is how critical location is to 
a redevelopment or development area. The reason why location is so important is 
because it can have great affect on how successful or non-successful a development 
might or might not be.  
-P1 discusses how every city has a favorite location where everyone flocks to, because it 
offers something different and unique, thus becoming a hot spot for attracting people.  If 
that location becomes popular then the demand of the location will ensure the success of 
the land, development, business, etc.  
-Location here does not necessary mean just area/spot. Location deals with the amount of 
social interaction taking place in a surrounding area  the Centre.  
If the location is in a good area, the amount of social interaction will increase. The more 
amounts of people you have sharing a giving space the more likely they will interact with 
one another. The environment forces people to communicate.  
I feel location is an important factor in determining how interaction will develop. First of 
all location needs to be in a safe spot, meaning people need to feel comfortable and safe. 
If this occurs then the location creates a friendly pedestrian environment.  
-Location once again is referred by M1. He keeps bringing up location throughout his 
interviews.  
I believe location is key in what M1 is trying to accomplish in the Centre.  
 
 
 
 



                                                                    Texas Tech University, Robert Lee Cavazos, May 2008 

 101

Community Memo #2  
 
Community in bad shape  first interview with M1 
Layout of community 
1st community 
Fear within the community  
Advised community  
Know the community  
Close knit community  
Housing diversity develops a close net community  interview P1  
Community events create interaction which lead to a pedestrian friendly neighborhood  
Neighborliness community    
Rings of communities 
Close net community 
Sense of community 
Community to grow  second interview with M1  
Viable community 
Pumping in life into community 
Restore the community 
Close net community  field notes 
Close net community  
Cohesion within the community 
 
 
-Normally community deals with a collective group of people which share common goals 
or interest, but here M1 describes community as being in a state of turmoil, everything 
during this time is in chaos.  
-Here community is being referred to as structure, how the community is going to be 
constructed.  
-The first group of people in the city to share a common interest of bringing people 
together.  
-Community once again pops up during the interview. Community here is unsettled; 
therefore a certain amount of uneasiness and anxiousness starts to develop with the 
decline of the local neighborhood.  
I feel the fear generated by the community has to do with the uncertainty of not know 
where they will be relocated to. Residents are unsure about what lies ahead, therefore 
this creates a sense of uneasiness.  
So far the term community is associated with negative aspects. Nothing positive is linked 
with community.  
 -M1 attempts to instill a certain amount of comfort to the community which has been lost 
for several years. M1 is trying to perceive an image to the outside public that he is trying 
to fix what has been wrong with the Centre.  
To me this contradicts what he is trying to do. People are force to leave their homes and 
relocate to another area. I understand that the majority of the people in the area are 
renters, but nevertheless they belong to the community. So can one really try to instill a 
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certain amount of comfort to an area where residents know that they will be forced to 
move out of their homes? This is a little hard for me to take in.  
-He feels he knows what will work in the Centre, in order to bring back the 
neighborhood.  
-Finally there is a positive association with community. The redevelopment is trying to 
create a place where everyone knows everyone, a place where people can come together. 
This raises questions of what types of people are able to come together, with the houses 
being on the higher end, only a select few will be able to reside in them. This then creates 
race and economic issues throughout the community. 
-P1 also brings up the term community in his interview, he believes housing diversity 
creates a certain amount of cohesion throughout the neighborhood.  
-A community brings people together; the community makes the neighborhood feel safe 
and secure, therefore social interaction increase.  
-Neighborliness community refers to people knowing each other. 
-Here community is associated with a negative ideology, rings of community are linked 
to suburban sprawl which lead to isolation, thus decreasing social interaction throughout 
the community.  
-Close net community comes up again, once with M1 and now with P1; both developers 
understand that a certain amount of collective interest and cohesion must be present in 
order for both developments to have a chance of working.  
-The development of Vintage is trying to establish a neighborhood where everybody 
shares some common goals and interest.  
To me if the developer is trying to create a place where . Common goods and interest of 
everyone in the community is the same, no diversity is able to take place. By having 
everyone in the community having one goal, the idea of diversity which was described by 
the developer seems less likely to occur. How can a community have everything in 
common and at the same time still consider itself to be diverse, if these goods are shared 
by the common interest.  
-Even in his second interview M1 refers back to community. A community must have a 
certain amount of people in it in for it to be a viable community.  
Community with M1 comes up several times during our interview, in order for a 
community to become successful there needs to be living bodies in the area. Maybe this is 
why he demolished the area and decided to start over. He knew the development will 
never become successful with the majority of the population being renters, because 
renters create an influx of people moving in and out of the area.  
-Local businesses in the area are going to make the Centre a strong ever lasting 
neighborhood through the use of commercial shops.  
-Businesses are another important dynamic in developing a tight net community. 
Businesses to the redevelopment are very critical to the survival of the community. These 
businesses are going to bring the community together, the shops and environment they 
provide make for an ideal place for people in the community to come together. The 
Starbucks located in the Centre offers a place for students and residents to come 
together. The porch associated with Starbucks has New Urbanism written all over it. 
Since the coffee shop offers outside sitting there is always people using the area, thus 
people who are walking on the sidewalks are able to interact with those at outside the 
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coffee shop drinking their coffee. The amount of social interaction increases 
dramatically, therefore bringing the community closer together.  
-Once again M1 associates community to rebuilding; in an attempt to bring back the past.  
-This is the third time close net community comes up; there is a strong association where 
everybody can come together as one. 
-Close net community comes up again in my fields notes. I am able to gain an 
understanding of what both developers are trying to accomplish. If people do not come 
together as one, the sense of neighborliness is lost.  
-A certain amount of unity must be present in order for people to interact with one 
another.  
From the coding process I am able to make a sound judgment that both developers are 
determine to make a community where people can come together and interact with each 
other. However I feel that the Centre has an advantage over Vintage when referring to a 
close net community. There are more people occupying the area compared to Vintage 
and the commercial aspect is huge when a developer is trying to bring a community 
closer together. Vintage at the moment lacks these structures, and the amount of social 
interaction taking place is very minimal. Although Vintage does have several aspects of 
New Urbanisms such as diverse housing, community activities, parks, porches, and small 
streets. They are lacking a huge component which is found in New Urbanism, the usage 
of sidewalks creating social interaction and how the commercial retail impacts the usage 
of sidewalks. And according to my observation of both developers I feel M1 seems more 
concern with community than P1. Now this can be due to the huge redevelopment of the 
Centre area and how bad the community was at one time before the redevelopment took 
place. And as a result of that happening to the Centre, I feel M1 has a more 
understanding of how critical a community is to the survival of a neighborhood. M1 was 
able to see the struggles and failures that took place during Centre’s dark years. P1 on 
the other hand was lucky enough not to go through the same obstacles as M1 did and for 
that reason alone that is why I believe M1 has a better understanding of community than 
P1.  
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Celebration Memo #3  
Celebration  first interview with M1  
Adaptation of the school (Celebration) 
School is a selling point (Celebration)  
Focus on multi-family homes (Celebration)  interview with p1  
Celebration 
Celebration layout  
Construction problems early on, similar to Celebration, houses being built to fast field 
notes 
(Celebration ideology), trying to go back to the past  
Vintage, utopia never able to let if down (Celebration) 
Activities bringing the community together (Celebration) 
Vintage mirrors Celebration  
 
-Celebration refers to the largest development project taking place with aspects of New 
Urbanism in order to increase social interaction within the community. M1 has taken 
aspects of Celebration and has implied them to the Centre.  
-In Celebration the school was a huge focal point of having people move to the 
development, the Centre hopes find the same success as Celebration did.  
-School is again linked to Celebration; M1 hopes to be able to sell the school to 
perspective home buyers.  
The school is going to be a huge selling point for both developments. These schools in 
Vintage and the Centre will be hyped as much as they can, because they will try to offer 
something different that no other school in the city can match. This same phenomenon 
occurred in Celebration.  
-P1 also mentions some of the concepts which can be found in the Celebration 
development, such as the mix use of single and multi family housing which leads to 
diversity throughout the neighborhood.  
Once again I am optimistic about housing diversity here. If you have houses on the 
higher end and starting out at $265,000 how can diversity every take place. You diversify 
through the rich, but what about the middle and working class. Do they not deserve to 
better themselves as the upper does? To me diversity will not come, how can it come? 
Now the developer has said several times that housing cost starts out at $165,000 which 
is a little bit more reasonable, but again I have never seen a house out there less than 
$265,000. And lets say that he is building the higher end houses first and then later starts 
to work on the lower end houses, where is the diversity? The higher end houses will be 
place next to higher end houses since they were built first and the lower end houses will 
be next to the lower end houses since they were built last. So how is this diversity? I’m 
not saying this is going to happen or will happen.   
-Celebration is linked to New Urbanism, Vintage is founded on these principles.  
-Vintage has the same layout as Celebration: school, shopping centers, pool, hospital, 
local fire dept and police dept. etc.  
Now I don’t want to sound critical of Vintage and place the Centre on a pedestal because 
that is not what I’m trying to do. I believe both developments have flaws like housing 
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cost, but I find more issues with Vintage than the Centre. Now I am absolutely fascinated 
with Vintage, especially with all the New Urbanism associated with the area. But how 
can a development consider itself  to be urban when its located on the outer fringe of the 
city, isolating itself from the rest of the city. I just have a hard time trying to understand 
this especially when the developer himself said “yes Vintage is creating Sprawl”. I just 
don’t understand it. To me or any other outsider looking at Vintage it seems like Vintage 
will be its own city, isolating itself from the rest of the city. And like I said maybe I’m 
wrong or just being to critical, but the location of the development when comparing it to 
the location of Celebration does not offer me any reinsurance of what’s taking place.    
-Although Celebration has been linked to positive aspects of New Urbanism, here it is 
linked to negative cogitation, housing structure being built to fast thus creating housing 
flaws once construction is completed.  
-Celebration has created an environment of the good old days, where everyone was 
friendly to each other. Vintage like Celebration are trying to go back to that small home 
town feel.  
-Celebration is linked to utopia as being the perfect place to live, Vintage is trying to 
duplicate that same environment.  
-Vintage is copying ideas of Celebration, by using community activities to bring the 
community and neighborhood together.  
Vintage in my opinion is linked more to Celebration than the Centre, because Vintage is 
almost an exact model of what Celebration is. The Centre does share some aspirations of 
Celebration, but not to the T like Vintage does. When I go and visit Vintage it seems like 
I’m in a fantasy land, it is to perfect. Everything is so nice and neat and the atmosphere 
makes you think you have gone to this special place. It offers you that sense of a small 
town feel.  
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New Urbanism Memo #4 
New Urbanism ideas  first interview with M1  
Revitalizations of downtowns, New Urbanism  interview with P1 
Ideals of New Urbanism (Celebration) 
Urban design principles; New Urbanism  
Aspects of New Urbanism  
Sociology of New Urbanism  
Design plans; New Urbanism, creating cohesion  
Ideologies of New Urbanism  
Two different aspects of development, but both reflect ideas of New Urbanism  
New Urbanism in Vintage  
Two different aspects of development, but both reflect ideas of New Urbanism  
New Urbanism in a sense  field notes  
Buildings and structures new aspects of New Urbanism  second interview with M1  
Design principles bringing community together (AKA New Urbanism) 
New Urbanism: streets, porches, house designs. Creating a pedestrian friendly 
neighborhood  
Trying to create a community through New Urbanism  field notes  
Development has several aspects of New Urbanism  
Aspects of New Urbanism 
Streets have New Urbanism ideology, suburban streets non-existing  
 
 
-The Centre takes in ideas of New Urbanism, streets, porches, etc.  
-Vintage tries to incorporate New Urbanism through designs plans; cafes, restaurants, 
local businesses.  
-Some of the ideas that are found in Vintage are associated to the Celebration 
development which incorporates all ideologies of New Urbanism.  

New Urbanism has appeared a lot with my interview with P1; during our interview he 
mentions several times that Vintage is a model of Celebration, that many aspects of 

Vintage can be found in Celebration. 
-The developer of Vintage is very straightforward in stating his development is a model 
of New Urbanism.  
-The sociological aspect of New Urbanism is looking at how people interact with one 
another in a given environment. Architecture designs are another aspect found in New 
Urbanism, the layout of the development forces people to interact with each other. The 
developer of Vintage knows about these aspects and has incorporated them into his 
design plans.  
Through my observations, I have been able to find some of the components found with 
New Urbanism in the Centre. Some components of New Urbanism include the housing 
design, commercial retail, sidewalks, and less dependent on the automobile.  
-M1’s focuses more on design principles compared to P1, the design principles found in 
the Centre are linked to New Urbanism.  
When talking about design, I believe he is referring to the commercial side. Commercial 
retail is going to help drive the community. 
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-Both developers are using New Urbanism in their developments, my field notes also 
reveal that Urbanism is present in both areas, thus increasing the chances of social 
interaction to occur.  
New Urbanism is present in both areas and both developments share visions of the 
Celebration development. However, the Centre for the most part is taking advantages of 
New Urbanism. There are more pedestrians and residents in the area compared to 
Vintage; therefore social interaction is higher at the Centre than at Vintage, due to the 
commercial businesses. Vintage on the other hand is barely in stage one and according 
to P1, Vintage is going to have ten phases in it, so it will take some time before Vintage is 
able to use all aspects associated with New Urbanism, especially on the commercial side.  
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Suburban Sprawl Memo#5  
Suburban sprawl  interview with P1 
Typical suburban sprawl  
Developers creating sprawl  
Suburban sprawl  
City creating Sprawl, Numbers don’t indicate sprawling occurring interview with M1 
 
 
-Suburban sprawl is bad; it creates isolation within the community, no diversity, and no 
pedestrian friendly neighborhood. The developer at Vintage recognizes this as a problem 
and takes action. He uses New Urbanism to fight off suburban sprawl.  
I again find myself asking this same question? How can P1 say state that sprawl isolates 
itself form the rest of society and yet his own development is creating sprawl. I just don’t 
understand that. I understand that he is using New Urbanism to deal with sprawl, but the 
location where the development is does not help him in stating he is trying to prevent 
sprawl when actually he is taking park in it.  
-Some developers develop sprawl, they know this is bad but they do it anyway. 
Developers are in it for the money; they do not worry about trying to create a close net 
community.  
P1 states over and over during our interview that there is a real problem in how we are 
building our cities, but yet he is taking part in the exact same thing he is supposed to be 
against. Is the development driven just for economic reasons, AKA the developer trying 
to get a quick buck? So how can he preach about a pedestrian friendly neighborhood 
when his development is creating sprawl?  
-Sprawl is an occurring theme with Vintage. The developer mentions several times that 
he is not a fan of sprawl and how sprawl has made individuals become private and 
isolated.  
-Suburban sprawl is linked to negative aspects of development (Vintage). Sprawl creates 
a lonely community, where little interaction takes place in the community.  
Vintage and Sprawl are found to be an occurring theme. No matter how much I try to 
disregard the two as one, the location and false claims made by P1 make me view 
Vintage as a development that encourages sprawl to take place.  
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Pedestrian friendly neighborhood (PFN) Memo #6 
Pedestrian Friendly Neighborhood  first interview with M1 
Both creating pedestrian friendly neighborhoods  
Pedestrian friendly neighborhood, creating a sense of belonging  interview with M1  
Porches create pedestrian friendly neighborhoods x2 
Pedestrian friendly neighborhood  second interview with M1 
Pedestrian friendly, ideas of New Urbanism field notes  
Pedestrian friendly neighborhood  
Parallel parking creating barriers making pedestrians feel safe (PFN)  
Centre has established a pedestrian friendly environment 
Porches a huge selling point, creating social interaction field notes  
 
 
 
-Pedestrian friendly neighborhood is when people in the community feel safe around their 
surroundings. This is done by design, interaction, porches, streets, etc. The developer of 
the Centre uses this notion as an attempt to take back the neighborhood.  
The pedestrian friendly neighborhood can be found in the Centre, the main street which 
goes through the Centre demonstrates how the development has created a safe 
environment for people. The side walks are well lit and have trees which make the 
pedestrian more incline to walk. Mostly everything in the Centre can be done on foot. 
There is very little parking found in the area, so it encourages to people to leave their 
cars and travel on foot, thus promoting social interaction throughout the neighborhood.  
-According to M1 both developers are trying to create that feel of a safe community.  
-Vintage is trying to create that home town feel, the ideal of living in the perfect 
neighborhood, and where everything is in a walking distance.  
-Porches are significant in pedestrian neighborhoods because they encourage social 
interaction to take place. P1 harps on this during his interview, he describes how vital the 
porch is to the community.  
Porches in Vintage seem to be important compared to the Centre. P1 stated in the 
interview that the porch is a place where people will come if they are provided with one. 
Porches allow neighborhoods to interact with each other. Now the same concept is in the 
Centre, but it is not harped as much as it is in Vintage.  
-During the second interview M1 goes back to the idea of a pedestrian friendly 
neighborhood and how walking makes for a safe community.  
Field notes are starting to reveal components of a pedestrian friendly neighborhood. 
Street designs, sidewalks, cafes, non usage of the automobile are starting to become more 
apparent when I start visiting both developments.  
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(AKA PFN) Walk-ability and Social Interaction Memo #7  
Walk-ability creating sociability in the neighborhoods  first interview with M1  
Walk-ability creates interaction  
Walk-ability creating sociability through interaction  interview with P1  
Walking leading to social interaction, the use of sidewalks create social 
interaction second interview with M1  
Taking out the car and forcing people to walk 
Students walking creating interaction  field notes  
North Centre taking out the automobile, 
Walk-ability creating social-ability  
Pedestrians using sidewalks  
Streets are well lit have multi sidewalks creating interaction  
Interaction still on going, with school out  
Parks being used, thus creating interaction 
People waking everywhere, interaction taking place at every location  
People walking everywhere  
Walk-ability leading to social interaction  
Ongoing walking 
 
 
-The notion of walk-ability leading to social interaction is when pedestrians are force to 
walk thus forcing them to interact with other people. The built environment of the 
sidewalks and porches forces people to interact. Interaction is high in the Centre area, the 
developer has taken out the automobile therefore more people are walking in the 
community. He is trying to go back to the way the community use to be.  
M1 has developed a place where social interaction is visible. The usage of sidewalks 
found in the development are always being occupied by pedestrians and residents. No 
matter what time of day you go by the Centre social interaction is always present.  
-The developer of Vintage also embraces the idea that walking leads to social interaction. 
In his development everything is within a five minute walking distance, this is done as 
attempt to get people out of their cars. By doing this the chances of them running into 
someone increase dramatically, the amount of social interaction is increased throughout 
the entire development.  
-M1 is critical that the Centre is a place where everything can be done in walking 
distance. His development has made an attempt to get rid of the car.  
The last couple of entries I listed do not necessary clearly state that walking leads to 
interaction, but through the use of sidewalks and parks interaction is ever going. Walking 
is required to do any of these things and in return people interact with each other, which 
leads to a pedestrian friendly environment. Walking is critical if a community wants to 
create the feeling of bringing back the past with the future, where people interact with 
other pedestrians.  
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Design Memo #8  
Design principles x2  interview with P1  
Bringing back the past through design concepts  
Design concepts  
Designs create a sense of safety  
Design principles bring community together  interview with M1  
Bringing back the past through design  
Design plans 
Housing design part of the past 
 
 
 
-Deciding what will or will not work with the development and making sure it fits with 
the concepts associated with New Urbanism. These designs deal with street structure, 
housing, sidewalks, the use of parks and open spaces, etc.  
-By bring backing ideas which are associated of how things use to be in the past it creates 
an environment which favors ideas of New Urbanism.  
The developer of Vintage harps on these design concepts because these concepts will 
impact how the community reacts. If these design plans are flaw then the amount of 
social interaction is less likely to occur. The designs taking place in the development 
should make residents and pedestrians feel safe, a sense of belonging to the community, a 
neighborhood where they feel they can feel safe walking down the street, to the local 
store, school, etc.  
-According to M1 a certain amount of designs principles need to be in place in order for 
social interaction to take part and one way to do it is to look back at the past to see what 
worked. Example housing.  
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Diversity Memo #9  
Housing diversity  interview with M1  
Housing diversity  interview with P1 
Complete diversity, social economic status (SES) does not matter  
Diverse group of people interacting with one another, where social and racial class do not 
matter  
Diverse group  second interview with M1  
Housing plans create diversity (different type of living style)  
Multi and single family housing being developed a chance to create diversity within the 
neighborhoods field notes  
Mix housing types creating diversity and social interaction regardless of income 
 
 
 
-Housing diversity here means creating housing which can be affordable to all, creating 
mix use of houses.  
-Housing diversity is creating mix housing within the development. Meaning you have 
expensive housing next to a low end house, thus it creates diversity in the neighborhood; 
because people are suppose to feel like they belong to the community regardless of what 
kind of house they live in (that’s the idea theoretically).   
- A persons SES should not play a factor because housing diversity is suppose to 
eliminate this.   
-The Centre is attempting to bring different classes of people together by occupation, by 
attracting young, single and married couples to the area, the amount of diversity 
increases. Therefore an entire different level of social interaction is reached.  
-Once again housing plans will bring diversity; by having mix housing, the community is 
able to come together as one.  
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Segregation Memo #10  
Housing is Selective racial residential segregation (RRS)  first interview with M1  
Price Driven (RRS) 
Vacancy chain theory, creating SES by neighborhoods  interview with P1 
City centers dying segregation by class then develops  
Racial residential segregation  field notes  
Affordability, separation of classes by income 
Affordability, separation of classes by income 
RRS   
 
 
 
-With housing being on the higher end and starting out at $325,000 for a house in the 
Centre, racial residential segregation can take place and diversity is no longer a reality, 
because one race is dominating a given area/community.  
-By having expensive housing in Vintage, only one ethnic group is able to commute to 
the area, which in return creates segregation.  
-With the steady decline of traditional urban areas you start to get a separation of classes.  
-Neighborhoods segregated by income/class. Not everyone is going to be able to afford to 
live in these developments. Only a select few will be able to do so  
It’s hard not to make a judgment that these developments are not trying to isolate 
themselves by income, but when you look at the starting asking price for a house in these 
areas. One must remain optimistic of what is actually taking place in these areas. It will 
be easy for an outsider to believe that race is a determining factoring in living in these 
neighborhoods.  
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