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 3. Conceptual Master Plan 

A. Overview 

One of the great challenges in conducting 
this LCI Update is the sheer size of the study 
area.  The Gwinnett LCI Study area is the 
largest of all LCI study areas undertaken in 
the Atlanta Region, encompassing 3,770 
acres or approximately 6 square miles.  As 
stated in the introduction, the LCI program 
seeks to help the region’s major activity 
centers, town centers, and primary corridors 
become more well-rounded places – places 
where adults and children will want to 
gather to live, work and play well into the 
future.  In the case of the Gwinnett LCI study 
area this includes a network of several 

places, such as the Gwinnett Center, 
Discover Mills, Gwinnett Place, the many 
office and business parks between, and 
numerous residential neighborhoods.  

Due to this challenge of size, the concept 
plan for this update is presented at three 
different scales:  (1) Overall Study area, (2) 
Primary Tier (blue area in Figure 3.1), and (3) 
Gwinnett Place Focus Area (circled area 
within the Primary Tier).  As described in the 
Introduction, the study area was divided into 
two tiers.  The Primary Tier is the Gwinnett 
Place Area, and the Secondary Tier is the 
Gwinnett Center/Sugarloaf Area.  This is in 
keeping with the approach taken in the 

Figure 3.1. Gwinnett LCI 10-Year Update Study Area. 
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original Gwinnett LCI, except that what was 
the primary tier of the original study is now 
the secondary, and instead of focusing on 
the area around Gwinnett Center/Sugarloaf, 
this study focuses on the area around 
Gwinnett Place. 

Though the entire study area can be 
considered a unified area held together by 
very well travelled transportation corridors, 
it is one recommendation of this study that 
for future updates that two separate LCI 
study areas, a Gwinnett Center LCI and a 
Gwinnett Place LCI, be created based on the 
geography of the two tiers.  Each area has its 
own set of local champions that can help 
direct implementation, and each has its own 
set of issues and challenges that really 
require different set of solutions to properly 
address. 

B. Overall Study Area 

The Gwinnett LCI Study area is the heart of 
Gwinnett County.  If incorporated it would 
be the largest city in the county, and indeed 
one of the largest in the state.  Citizens and 
stakeholders that worked on this study often 
referred to a vision of an international 
village that would serve as a gateway for 
visitors to Gwinnett County and as a central 
gathering area for county residents.  This 
vision is not original to this study, but one 
rather that is borrowed from the Gwinnett 
County’s Unified Plan.   
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A key component of the Unified Plan is the 
Future Development Map (FDM) which is 
illustrated in Figure 3.2.  The LCI supports 
this vision by promoting regional mixed use 
and a variety of mixed housing types 
through much of the study area.  The Unified 
Plan also calls for a concentration of office in 
the study area along with a portion of the SR 
316 Research and Development Corridor, 
both of which would provide a strong 
economic base, another important element 
of this unified vision.   

Many of the components needed for this 
vision are already in place, including access 
to a regional transportation system, the 
availability of arts and cultural amenities, as 
well as a balanced land use mix that 
provides equal opportunities for shopping, 

housing, and employment.   

What is missing from making this vision a 
reality, however, is an appropriate scale and 
integrated urban form.  Currently everything 
is spread out in suburban land pattern that 
favors auto travel, and discourages 
alternative forms of transportation.   
The best way new construction can support 
the LCI vision is for new denser/higher 
development to be concentrated in targeted 
areas, those areas designated as regional 
mixed use on the FDM.  It is recommended, 
however that those areas designed as 
regional mixed use be more constrained 
than currently drawn.  In Chapter 4, the 
Implementation Program, recommended 
revisions to the FDM are illustrated that will 
better support the LCI vision.  

Gwinnett Place mall and the 

Gwinnett Civic Center are key 

landmarks in the primary and 

secondary tier, respectively. 
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Besides updating land use policies as 
embodied in the FDM, another key 
implementation tool that is recommended 
as part of this study is the updating of the 
county zoning ordinance and development 
regulations.  To transform a regional 
commercial center into a mixed-use activity 
center will require a new palette of zoning 
districts and corresponding regulations.  
Fortunately, Gwinnett County is now in the 
process of creating a Unified Development 
Ordinance (UDO) that will do just that.  

Figure 3.2. Future Development Map 
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Currently scheduled for adoption by the end 
of 2012, the provisions of this document are 
still in draft form and subject to change 
through the review and approval process; 
however, they do include several key 
components that are in line with the 
recommendations of this study.  These key 
provisions include: 

1. Architectural design standards and 
development guidelines to 
encourage mixed-use development 
and walkable communities,  

2. The creation of an Urban Center 
Form-based Overly District in the 
Gwinnett Place area that will allow 
horizontal and vertical mixed use. 

3. The creation of a Research and 
Development Overlay District that 
will encourage the creation of 
corporate campus type 
developments favored by hi-tech and 
research oriented companies along 
the SR 316 corridor. 

 

Again detailed descriptions of these 
provisions of those recommendations can be 
found in Chapter 4.  The ultimate decision to 
approve the UDO will rest with the Gwinnett 
County Board of Commissioners. 

Because of the size of the study area, multi-
modal transportation improvements are 
essential to implementing this unified vision, 
including greater availability of transit and 
the creation of an area wide bicycle and 
pedestrian network.  The transportation 
improvement map, presented later in this 
chapter, illustrates the location of the key 
recommended projects to support this 
vision.  Several of these projects, particularly 
those that are transit oriented are intended 

to better link the tiers of the study area 
together.  Descriptions of the projects follow 
later in this Chapter, and detailed cost 
estimates of those projects can be found in 
Chapter 4. 

C. Primary Tier 

In looking at the Primary Tier of the Study 
Area, several basic issues impede the 
development of a regional mixed use center, 
including: 

 The bisecting of the study area by the 
interstate and SR 316 

 The presence of large homogeneous 
land use patterns such the industrial 
parks flanking the highways and the 
large concentration of the retail 
around Gwinnett Place Mall 

 Lack of contiguous multimodal 
transportation facilities, particularly 
bike and pedestrian facilities. 

To address these items, the Concept Master 
Plan for the Primary Tier calls for several key 
initiatives that are illustrated in Figure 3.3.  
The key to these policies are new 
transportation facilities, particularly new 
bridges over I-85, and completion of truly 
integrated multi—modal transportation 
network.  It is recommended that many of 
principal arterials in the study area be 
adapted to Complete Streets, or roads that 
accommodate not just automotive traffic 
but also pedestrians, bikes, and transit.  For 
most part, this requires planning for the 
pedestrian first.  Streets should include good 
lighting, wide sidewalks for at least two 
people to walk side by side, buildings close 
to the street typically at a minimum 1:3 ratio 
of building height to street width, narrow 
streets or wide medians to aid in street-
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crossings, and the provision of shade and 
benches.  Figure 3.4 includes four different 
approaches to concept of complete streets 
depending on the size or functionality of the 
roadway.  

D. Gwinnett Place Focus Area 

Through the public involvement process 
several unifying themes or big ideas 
emerged to guide the creation of a concept 
plan.  These ideas included the need to 
create: 

 A grand public space 

 A place for all ages 

 Vibrant mixture of uses 

 Buildings facing a green 

 An international village 

 A safe, fun place to walk 

 Sound economics 

 Incentive zoning 

All of these ideas sound good, but what 
would it look like, and how could it be 
developed amidst the layout and footprint 
of buildings designed for a completely 
different setting.  As discussed later in this 
chapter, the project team looked at 
examples of other regional malls around the 
country that have undergone this same 
transformation and, based on these 
examples, drew a Concept Master Plan that 
imposes a more urbanized setting on the 
Gwinnett Place Focus Area.  Figure 3.5 
presents this Concept Master Plan for the 
Gwinnett Place Focus Area, which addresses 
these big ideas.

Figure 3.3. Concept Master Plan – Primary Tier 
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Figure 3.4. Recommended Street Cross-sections 
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A key component of the Master Plan is the 
creation of a central community gathering 
area in the Gwinnett Place area.  Informally 
referred to as the “Great Lawn” in the 
study’s public outreach efforts, this is central 
linear greenspace that as envisioned would 
stretch from Steve Reynolds Boulevard to 
edge of Gwinnett Place Mall.  The Great 
Lawn would provide space of outdoor 
community activities which could serve as 
the catalyst for the development of 
urbanized mixed-use community.   

The Great Lawn could be implemented in a 
number ways, but since it is recommended 
that the County will ultimately maintain and 
improve this public amenity, it is also 
recommended that the money used to build 
this parkland come from SPLOST funds.  
Though this will require an investment of 
public funds, it possible that the park or 
Great Lawn will self finance itself.  Known as 
the “Proximate Principle,” the idea is that 
the proximity of the park drives up the 
property values of surrounding parcels by an 
amount greater than the investment to 

acquire the park site.  The additional of 
public space into urban locations has been 
shown to increase and support real estate 
prices throughout the history of cities, 
starting with the work of Frederick Law 
Olmsted who proposed the idea in his work 
in designing Central Park in New York City.  
Before funding Central Park Olmsted 
explained how Central Park would be self-
financed through the increased “proximate” 
real estate values and therefore tax base.  
Today, it is well know that some of the most 
valuable real estate on the planet fronts 
Central Park. 

To what degree the Great Lawn would 
impact real estate values in the area 
depends on a number of factors, including 
perceived safety of the facility, popularity of 
the site as a venue for community events, 
and ultimately the mix of uses surrounding 
it.  Later in the section entitled “Likely 
Market Response” estimates prepared by 
Bleakly Advisory Group, of the increased 
land values are presented on a block by 

Figure 3.4. (Continued) Recommended Street Cross-sections 
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block basis under different redevelopment 
scenarios.  

The Concept Master Plan presents two 
options for the redevelopment of Gwinnett 
Place Mall based on private-sector based 
economic analysis.  Option A illustrates the 
redevelopment of the Mall but with the mall 
structure still intact.  This would include a 
complete redesign of the mall façade, the 
addition of parking decks within the ring 
road, and the addition of other supportive 
uses around it, including office buildings, a 
hotel, and residential towers.   

Option A also shows the construction of a 
Multi-modal Transit Station at the northern 
end of the Mall site, to improve transit 
access to the mall site. 

Option B is a more radical approach but one 
that has proven to be successful in other 
parts of the country, and that is the 
redevelopment of the mall structure by 
taking off the roof and running a grid of local 
streets through the mall’s center.  Care was 
taken to maintain the current mall anchors 
which would be converted to free-standing 
structures.  This option too would include 
the construction of parking decks, two 
hotels, office buildings, and some residential 
towers to create a true urbanized core much 
in the fashion of Atlantic Station in 
downtown Atlanta. 
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Figure 3.5. Concept Master Plan – Gwinnett Place Focus Area 
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E. Multimodal Transportation 

The transportation recommendations, as 
part the Concept Master Plans, include 
improvements that would accommodate 
future travel demands and support the 
redevelopment plans surrounding the focus 
area near the Gwinnett Place Mall.  
Moreover, effort was made to identify 
policies and project recommendations that 
would improve the overall north-south and 
east-west mobility not only within the focus 
area but also within and between the two 
tiers of the LCI study area.  The locations of 
these projects are illustrated on Figure 3.6, 
Recommended Transportation Improvement 
Projects. 

Impact of Concept Plan on 

Transportation Network 

The proposed project concepts reflect the 
multimodal transportation needs that were 
identified based on the assessment of 
baseline conditions and input from the 
stakeholders and community. Many of these 
needs and recurring themes were also 
recognized in the 2001 LCI Study, and they 
include the following:  

 Congestion mitigation on major 
thoroughfares and improvements to 
intersection bottlenecks; 

 Street network connections; 

 Cost-effective congestion relief 
strategies; 

 Inter-parcel access and access 
management for better flow of traffic 
on the thoroughfares; 

 Reliable and convenient transit; and  

 Non-motorized (bicycle and 
pedestrian) improvements. 

These needs helped formulate specific 
transportation policies that ultimately 
shaped the final project recommendations. 

Transportation Policies 

Consider additional north-south 
connections over I-85 to relieve the most 
congested corridors in the study area. The 
current study area roadway network 
concentrates all traffic on a few major 
roadways and lacks alternative routes, which 
creates further congestion and bottlenecks 
on these major roads.  Through the outreach 
process, the LCI study team learned that 
access to and from I-85 is a top priority for 
the community.  According to the Mobility 
Survey conducted in October 2011 as part of 
this study, an overwhelming majority of the 
participants believed Pleasant Hill Road is 
the study area roadway most in need of 
transportation improvements, followed by 
Sugarloaf Parkway and Satellite Boulevard. 
Unfortunately, these streets are often 
overloaded because they simultaneously 
serve as through streets and access streets 
for adjacent developments.   

Consider Intelligent Transportation System 
(ITS) measures as cost-effective way to 
relieve congestion. As part of congestion 
relief strategies employed by the Gwinnett 
DOT, on-going improvements to the existing 
traffic signal infrastructures have been made 
throughout the study area. It is 
recommended that these on-going efforts 
are continued as a cost-effective way to 
improve traffic conditions in these major 
roadways.  Moreover, the Gwinnett DOT 
should also consider other Intelligent 
Transportation System (ITS) measures such 
as the Sydney Coordinated Adaptive Traffic 
Signal control system (SCATS) technology 
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and advanced traffic management system 
(ATMS) where real-time traffic data can be 
managed and processed to improve traffic 
flow. 

Consider smaller-scale projects for faster 
project implementation. Given the LCI’s 5-
year implementation period coupled with 
limited financial resources, major emphasis 
should be placed on identifying and 
prioritizing smaller projects that can be 
implemented quickly.  

Support access management along new 
and existing collector and arterial roads. 
Many of the major roadways in the study 
area, such as Pleasant Hills Road, Steve 
Reynolds Boulevard, Duluth Highway, and 
Sugarloaf Parkway, currently employ some 
level of access management with the use of 
a raised center median to reduce left-turn 
conflicts. Other access management 
measures, such as shared driveways, inter-
parcel access, and side street access, should 
also be used to improve traffic flow as well 
as reduce pedestrian-vehicle conflicts. 
Access management ensures smooth traffic 
flow, reduces pedestrian vehicle conflicts, 
and reduces conflicts between on-street 
bicyclists and drivers.  

Create new streets and inter-parcel 
connections.  Many developments along the 
major thoroughfares are not interconnected, 
resulting in sometimes challenging ingress 
and egress movements on driveways on 
heavily traveled streets. As the area 
redevelops, a network of new, 
interconnected streets should be created to 
allow drivers to avoid using major travel 
corridors for short trips. In many cases, new 
inter-parcel connectors can be created using 

routes that are already being used as short 
cuts between shopping centers.   

Support the I-85 Transit Initiative as well as 
an expansion of the existing bus system. 
The results of the mobility survey indicated 
that both lack of options and connections to 
destinations are primary obstacles to riding 
transit in the study area.  A majority of the 
survey participants stated that better 
commuting options, including regional 
connections, are the greatest transit need. 
Furthermore, the participants also identified 
convenience of service as having the 
greatest potential influence on their riding 
transit.  

Create a balanced transportation system of 
‘complete streets’ that offers alternatives 
and focuses on moving people rather than 
vehicles.  As this area redevelops, major 
emphasis should be placed on non-
motorized improvements that include 
sidewalks, bike lanes, and other pedestrian 
amenities such as better lighting, crosswalks 
and pedestrian signals. It is important to 
recognize that matching redevelopment 
plans with transportation investments on a 
scale that encourages pedestrian and biking 
activities would make the area more 
appealing for residents and businesses alike. 

Study area location ripe for 

pedestrian improvements. 
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Figure 3.6. Recommended Transportation Improvement Projects 
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Proposed Road Improvements 

Currently, a number of major transportation 
investments in various planning stages are 
being implemented by the Gwinnett Place 
CID in partnership with the County and 
GDOT.  These initiatives, including 
expansions that build on current projects 
have been included in the recommended list 
of projects to support their delivery.  

The following list of proposed road 
improvements is consistent with the 
transportation policies enumerated in the 
previous discussion.  These projects have 
been identified and refined to reflect 
comments from the community.   

R-1: Ring Road - Breckenridge Boulevard 
Connector. Construct a new 4-lane 
'complete street' over I-85 from Ring Road 
to Breckenridge Boulevard to relieve 
congestion on Pleasant Hill Road 
interchange, improve north-south 
connectivity and enhance multi-modal 
access in the study area.  

R-2: Enhance Grid Network West side of 
Pleasant Hill. Construct the following new 
two-lane connector roads to expand the 
current network to support planned 
redevelopment: 

 A: Mall Boulevard Extension 

 B: Day Drive Extension 

 C: Venture Drive - Satellite Boulevard 
Connector (East) 

 D: Venture Drive - Satellite Boulevard 
Connector (West) 

 E: New B - C Connector 

R-3: Enhance Grid Network East side of 
Pleasant Hill. Construct the following new 

two-lane connector roads to expand the 
current network to support planned 
redevelopment: 

 A: Realignment of Gwinnett 
Plantation Way 

 B: Market Street Extension 

 C: Pleasant Hill Road - Merchants 
Way Connector 

R-4: Steve Reynolds Boulevard - Pleasant 
Hill Road Inter-access Improvement.  
Upgrade the existing inter-parcel access 
road that connects Steve Reynolds 
Boulevard to Pleasant Hill Road to meet 
current roadway standards with improved 
pavement markings and curb and gutter.  

R-5: Mall Boulevard - Gwinnett Place Drive 
Connector. Construct a new two-lane 
connector road with sidewalks from Mall 
Boulevard to Gwinnett Place to enhance the 
grid network and promote economic 
development.  

R-6: Satellite Boulevard - Ring Road 
Connector. Construct a new two-lane 
connector road with sidewalks from Satellite 
Boulevard to Ring Road to enhance the grid 
network and promote economic 
development. 

R-7: Pleasant Hill Interchange 
Improvement. (Already underway with 
construction in spring 2012) Implement 
Diverging Diamond Interchange (DDI) in the 
short-term as a cost-effective and innovative 
way to improve traffic flow and safety along 
the Pleasant Hill Road Bridge over I-85. A 
potential to upgrade to Single Point Urban 
Interchange (SPUI) will be considered as a 
long-term strategy. 
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R-8: Venture Drive Improvements (Project 
Concept Report has been completed in 2011) 
Widen Venture Drive to 4-lanes between 
Steve Reynolds Boulevard and Pleasant Hill 
Road and realign to tie in at Gwinnett Place 
Drive intersection. This project will alleviate 
traffic congestion, safety and promote 
economic development in the surrounding 
area. 

R-9: West Liddell Road - Club Drive 
Connector (Final project list under 
Transportation Investment Act 2010 - TIA-
GW-070) Construct a new four-lane 
'Complete Street' from Venture Drive to 
Shackleford Road including an overpass at I-
85.  This project would provide congestion 
relief on the adjacent I-85 interchanges and 
has been a priority for Gwinnett County.  

R-10: New Entrance Road to Gwinnett 
Center on Meadow Church Road – Construct 
a two-lane roadway that would provide 
additional access/new entrance road to 
Gwinnett Center on Meadow Church Road 
via Premier Parkway extension.  Further 
analysis will be needed in coordination with 
Gwinnett Center management will be 
required to discuss traffic control, security 
and/or access management concerns related 
to large event parking and ingress and 
egress. This project was identified through 
the public involvement process. 

R-11: Merchants Way/Davenport Road 
Upgrade and Realignment. Upgrade the 
existing inter-parcel access road/Merchants 
Way to meet current roadway standards and 
realign with Davenport Road at Old Norcross 
Road intersection. 

Proposed Traffic Operational 

Improvements 

Improvements in traffic operations are 
designed to allow more effective 
management of the supply and use of 
existing roadway facilities. These 
improvements can increase capacity by 
optimizing traffic operations, especially in 
recurring congestion conditions.  As 
discussed below, many of the improvements 
involve detailed traffic flow analysis at major 
intersections and recommend operational 
improvements to alleviate excessive delay 
and queuing. 

O-1: ITS/ATMS on Major Thoroughfares. 
Implement ITS/ATMS measures such as 
adaptive traffic control system to best 
manage traffic flow along the following 
major thoroughfares: 

 Pleasant Hill Road from Old Norcross 
Road to Club Drive 

 Satellite Boulevard from Steve 
Reynolds Roads to Sugarloaf Parkway 

 Steve Reynolds Boulevard from Old 
Norcross Road to Club Drive 

 Shackleford Road/Breckenridge 
Boulevard from Steve Reynolds to 
Old Norcross Road 

Components of adaptive traffic control 
include additional closed circuit television 
cameras for traffic flow observation and 
incidence response; permanent traffic count 
stations used to monitor traffic patterns and 
understand overall growth and seasonal 
variations; driver information systems to 
help inform the driver about real-time 
traffic. 
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O-2: Pleasant Hill Road Intersection 
Improvements/Traffic Study. Conduct traffic 
study to maintain existing vehicular 
movement while enhancing 
pedestrian/bicycle environment along 
Pleasant Hill Road from Club Drive to Old 
Norcross Road.  Critical intersections to be 
studied along Pleasant Hill Road include: 

 Club Drive (potential need for a free 
flow right turn lane from Club Drive 
eastbound onto Pleasant Hill Road 
southbound) 

 Mall Boulevard (identified through 
public involvement) 

 Satellite Boulevard 

 Old Norcross Road (identified 
through public involvement) 

O-3: Satellite Road Intersection 
Improvements/Traffic Study. Conduct traffic 
study to maintain existing vehicular 
movement while enhancing 
pedestrian/bicycle environment along 
Satellite Boulevard from Steve Reynolds 
Boulevard to Old Norcross Road.  Critical 
intersections to be studied along Satellite 
Boulevard include: 

 Steve Reynolds Boulevard (potential 
need for double left turn lanes on 
eastbound Satellite Boulevard; 
identified through public 
involvement) 

 Gwinnett Plantation Way (potential 
need for exclusive turn lanes to 
improve bus ingress/egress at the 
transit center) 

 Commerce Avenue (potential need 
for a free flowing right turn lane on 
eastbound Commerce Avenue and 
extend left turn lane on westbound 

Commerce Avenue; identified 
through public involvement) 

O-4: Other Study Area Intersection 
Improvements/Traffic Study. Conduct traffic 
study to maintain existing vehicular 
movement while enhancing 
pedestrian/bicycle environment at the 
following critical intersections: 

 Shackleford Road and Club Drive 
(identified through public 
involvement) 

 Duluth Highway and Sugarloaf 
Parkway (potential need for double 
left turn lanes eastbound and 
westbound Duluth Highway) 

 Steve Reynolds Boulevard and 
Venture Drive (need for exclusive 
right turn lane on westbound 
Venture Drive, double left turn lanes 
on southbound Steve Reynolds 
Boulevard and extend right turn lane 
on northbound Steve Reynolds 
Boulevard) 

Traffic near Gwinnett Place mall 
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Proposed Transit Improvements 

The transit recommendations are consistent 
with the planned land use and economic 
developments in the area and provide 
mobility options for residents, businesses as 
well as commuters.  These improvements 
consist of a series of new and improved 
services, including proposed locations of 
future transit stations to support the I-85 
Transit Initiative currently being undertaken 
by Gwinnett County.   

The planned development patterns in the 
study area support fixed-guideway transit in 
the study area, particularly along Satellite 
Boulevard, which provides connections to 
major activity centers.  This finding is 
consistent with the I-85 North Light Rail 
Feasibility Study and Satellite Boulevard is 
currently being considered as one of the 
potential transit corridors in the Alternatives 
Analysis (AA) phase of the I-85 Transit 
Initiative.  As such, potential transit stations 
are recommended along Satellite Boulevard 
to confirm the support of fixed guideway 
transit to travel to the primary destinations 
in the study area.  Further analysis and 
coordination with the AA are required to 
advance such major transit investment.  

It is important to recognize that fixed-
guideway transit is a long-term solution with 
significant costs and potentially high right-
of-way impacts.  In the interim, 
modifications to the existing Gwinnet 
County Transit (GCT) services, including the 
existing Gwinnett Place Transit Center 
should be redesigned to attract more 
passengers by creating a more comfortable 
environment during the wait.  Furthermore, 
increases in frequencies of the existing GCT 

Routes should be considered as the demand 
for transit increases.  

As another shorter term improvement, a 
new circulator bus system is recommended 
to serve the major activity centers and the 
existing transit centers.  The proposed new 
routes take into account previously 
recommended circulator routes in the 2001 
LCI and with modifications to reflect current 
conditions and needs.  

The transit needs and considerations 
discussed in this section have been 
summarized into the following specific 
transit recommendations: 

T-1: GCT Gwinnett Place Mall Transit Center 
Upgrade. Upgrade existing transit center 
design with improved passenger amenities 
that include an enclosed waiting area with 
benches, trash receptacles, bike facilities, 
vending machines, and transit information 
display monitors. These low cost amenities 
would make transit more convenient, 
accessible, and attractive (identified through 
public involvement). 
  

 

Transit Center as currently exists 
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T-2: Improve Existing GCT Service. Improve 
service characteristics of GTC Routes 10 and 
40 to maximize the use of the existing 
system and better serve the major activity 
centers. Following service improvements are 
recommended: 

 Increase frequencies of Route 40 
from 30 min peak and 60 min off-
peak service to 15 min peak and 30 
min off-peak service 

 Increase frequencies of Route 10 
from 15 min peak and 30 min off-
peak service to 10 min peak and 20 

min off-peak service 

T-3: Gwinnett Place Circulator. Implement 
new circulator bus system to provide 
frequent stop service to shops and 
restaurants as well as to supplement the 
existing GCT local routes. New bus stops will 
be constructed with amenities such as 
sidewalk access, covered shelters and 
crosswalks near bus stops throughout the 

study area. All proposed circulators would 
eventually tie into the future fixed guideway 
system.  

 A new localized circulator service that 
would operate in a loop around the mall 
and serve the heavily developed offices 
and mixed used developments around 
Venture Drive and Pleasant Hill Road. 
This service could be provided by small 
shuttles at high frequencies.  

 New bus service to downtown Duluth 
consistent with the recommendations 
from the Duluth LCI Update.  

 New bus service route from the mall to 
serve the office and distribution uses 
along Breckinridge and multifamily 
housing on Sweetwater Rd. Potential 
use of the new multi-modal bridge over 
I-85 (R-1) should be considered for 
travel time savings.  

C-1: I-85 North Corridor Transit Stations. 
Following locations are recommended for 
potential station areas as part of the I-85 
North Transit Initiative:  

 Gwinnett Place Mall to take advantage 
of existing GCT bus hub on Satellite 
Boulevard and Gwinnett Plantation Way 

 Vicinity of Pleasant Hill Road and 
Satellite Boulevard 

 Vicinity of Liddell Road and Satellite 
Boulevard 

 Vicinity of Duluth Highway and Satellite 
Boulevard 

 Vicinity of Sugarloaf Parkway/Discover 
Mills Mall 

  

Existing bus stop within study 

area 
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Proposed Bicycle and Pedestrian 

Improvements 

According to the Mobility Survey, the 
primary obstacles to walking and biking in 
the study area are related to long travel 
distances and unsafe conditions due to lack 
of sidewalks and bike lanes. Moreover, many 
intersections are wide with high volumes of 
traffic at high speeds. These issues, coupled 
with a general lack of awareness on the part 
of many drivers, can create an area that is 
hostile to pedestrians.  

To this end, the Master Plan illustrates a 
robust bicycle and pedestrian network that 
would improve and expand the current 
system to create a balanced transportation 
network for all users.  A number of new 
‘complete streets’ as well as improvements 
to existing roads are recommended to 
support redevelopment plans and potential 
transit improvements.  A ‘complete street’ is 
designed to consider the array of viable 
travel modes and how each mode would use 
the street, with a balance between 
motorized and non-motorized modes. In 
addition, the recommendations include 
pedestrian and bicycle improvements that 
provide connections to other destinations 
(e.g., McDaniel Farm Park, Gwinnett Center, 
etc.) throughout the study area.  Lastly, as 
part of an effort to recommend projects that 
can be implemented quickly, an assessment 
of pedestrian crossings was conducted to 
discern those intersections in need of new 
or improved crossings. 

The following projects would improve 
mobility and safety for all modes of travel:   

C-1: Market Street Bike/Pedestrian 
Improvements. Implement ‘Complete 

Streets’ principle with sidewalks and bike 
lanes on Market Street from Venture Drive 
to Satellite Boulevard. 

C-2: Market Street Bike/Pedestrian 
Improvements. Implement ‘Complete 
Streets’ principle with sidewalks and bike 
lanes on Satellite Boulevard from Pleasant 
Hill Road to Sugarloaf Parkway. 

C-3: Mall Boulevard Bike/Pedestrian 
Improvements.  Implement ‘Complete 
Streets’ principle with sidewalks and bike 
lanes on Mall Boulevard from Pleasant Hill 
Road to Ring Road. 

C-4: Gwinnett Place Drive Bike/Pedestrian 
Improvements. Implement ‘Complete 
Streets’ principle with sidewalks and bike 
lanes on Gwinnett Place Drive from Pleasant 
Hill Road to Ring Road. 

C-5: Ring Road Bike/Pedestrian 
Improvements. Implement ‘Complete 
Streets’ principle with sidewalks and bike 
lanes on Ring Road. 

C-6: Pedestrian Crossings on Pleasant Hill 
Road. Improve pedestrian crossings on 
Pleasant Hill Road at the following 
intersections by providing crossings at all 
approaches with countdown pedestrian 
signals, enhanced signage, textured 
crosswalks and streetscapes.   

 Gwinnett Place Drive (no crossings – 
identified through public 
involvement) 

 Mall Boulevard (missing two 
crossings) 

 Venture Drive (no crossings – add as 
an element of Venture Drive 
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Improvements (R-8) – identified 
through public involvement) 

 Club Drive (missing one crossing) 

 Breckinridge Blvd/Shackleford Road 
(missing one crossing) 

C-7: Pedestrian Crossings along Ring Road. 
Improve pedestrian safety along Ring Road 
at all the intersections by providing crossings 
at all approaches with countdown 
pedestrian signals, enhanced signage, 
textured crosswalks and streetscapes. No 
pedestrian crossings are currently present 
on Ring Road. 

C-8: Pedestrian Crossings on Sugarloaf 
Parkway. Improve existing pedestrian 
crossings on Sugarloaf Parkway at North 
Brown Road and Satellite Boulevard by 
providing refuge islands if feasible, 
enhanced signage, textured crosswalks and 
streetscapes. 

C-9: Multi-use Path on McDaniel Road. 
Construct 10 foot multi-use path along 
McDaniel Road to connect to McDaniel Farm 
Park from Old Norcross Road (South side of 
the park) and Duluth Highway (North side of 
the park). 

C-10: Multi-use Path on Tandy Key Lane 
Extension. Construct 10 foot multi-use path 
on Tandy Key Lane Road from Ring Road and 
connects to McDaniel Farm Park. 

C-11: Streetscapes on Pleasant Hill Road. 
Improve pedestrian environment along 
Pleasant Hill Road from Old Norcross Road 
to Satellite Boulevard by constructing new 
sidewalks and new streetscape elements 
including additional lighting, benches, trash 
receptacles and brick pavers, where 
appropriate.  Also recommended is the 
installation of additional lighting on Pleasant 
Hill Road from Club Drive to Breckinridge 
Boulevard.  These improvements build on 
the current streetscape project on Pleasant 
Hill Road. Phase 1 (Satellite Boulevard to 
Venture Parkway) and Phase 2 (Club Drive to 
Breckinridge Boulevard) are anticipated to 
begin construction in the spring of 2012. 

C-12: Streetscapes on Satellite Boulevard. 
Improve pedestrian environment along 
Satellite Boulevard  from Steve Reynolds 
Boulevard to Pleasant Hill Road by 
constructing new sidewalks and new 
streetscape elements including additional 
lighting, benches, trash receptacles and brick 
pavers, where appropriate.  These 
improvements are extensions of current 
Gwinnett Place CID streetscape project: 
Phase 1 - Gwinnett Transit Center to Tandy 
Key Lane; Phase 2 - Pleasant Hill Road to 
Gwinnett Transit Center. Construction for 
the Phase 1 is anticipated to begin in the 
spring of 2012. 

C-13: Streetscapes Steve Reynolds 
Boulevards. Improve pedestrian 
environment along Steve Reynolds 
Boulevard from Club Drive to Old Norcross 
Road by constructing new sidewalks and 

Existing sidewalks adjacent to 

Gwinnett Center 
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new streetscape elements such as including 
additional lighting, benches, trash 
receptacles and brick pavers, where 
appropriate.   

C-14: Streetscapes on Old Norcross Road. 
Improve pedestrian environment along Old 
Norcross Road from Satellite Boulevard to 
Pleasant Hill Road by constructing new 
sidewalks and new streetscape elements 
including additional lighting, benches, trash 
receptacles and brick pavers, where 
appropriate.   

C-15: Pedestrian Crossings on Old Norcross 
Road. Improve pedestrian crossings on Old 
Norcross Road at the following intersections 
by providing crossings at all approaches with 
countdown pedestrian signals, enhanced 
signage, textured crosswalks and 
streetscapes.   

 Satellite Boulevard  

 Davenport Road  

C-16: Other Pedestrian Crossings in the 
Study Area. Improve pedestrian crossings on 
the following intersections in the study area 
by providing crossings at all approaches with 
countdown pedestrian signals, enhanced 
signage, textured crosswalks and 
streetscapes.   

 Steve Reynolds Boulevard and 
Chesden Drive  

 Satellite Blvd and Market Street  

 Venture Drive and Day Drive (no 
traffic signal -need crossings, flashing  
warning lights and signs to stop for 
pedestrians) 

 Gwinnett Place Drive and Market 
Street  

C-17: Pedestrian Bridge on Pleasant Hill 
Road. Implement a pedestrian bridge over 
Pleasant Hill Road as part of the greenway 
extension from Gwinnett Place Mall west to 
the proposed park on Steve Reynolds 
Boulevard.  The overpass would be designed 
with long and gradual sloping ramps on both 
sides for easy access. Features of the 
overpass include a multi-use path for 
pedestrians and bicyclists with amenities 
such as additional lighting, greenspace, 
signage, etc. 

C-18: Streetscapes on Club Drive. Improve 
pedestrian safety and environment along 
Club Drive from Steve Reynolds Boulevard to 
Pleasant Hill Road by constructing new 
sidewalks and new streetscape elements 
including additional lighting, benches, trash 
receptacles and brick pavers, where 
appropriate.  

Intersection of Sweetwater & 

Club Drive 
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F. Likely Market Response  

In preparing the Concept Plan, 
Bleakly Advisory Group (BAG) 
prepared a series of 
redevelopment scenarios.  These 
scenarios provide a market and 
economic context for considering 
how redevelopment can occur, on 
a block by block basis to achieve 
the overall redevelopment vision 
for the area.   To confirm their 
market validity, the scenarios were 
presented to developers for review 
and comments 

 

The Vision for the Redevelopment of 

the Core Area 

The decision by Simon Property Group 
related to Gwinnett Place Mall has created 
an opportunity in a process that could lead 
to the transformation of Gwinnett Place Mall 
consistent with a new redevelopment vision 
for the Core area.  As envisioned by the LCI 
plan, the Core area would be transformed 
from a Mall-centered suburban retail and 
commercial district into a vibrant mixed use 
district that can serve as the business and 
commercial Core of Gwinnett County.  The 
potential of new ownership of the Mall may 
provide an additional stimulus to take a 
fresh look at the range of opportunities for 
this area.   

 

 

 

 

 

 

 

 

At its most basic level the goals of the LCI 
redevelopment plan are designed to achieve 
the following: 

 Create new major public amenities in 
the form of the Great Lawn, a plaza 
and the connecting linear park which 
provide an important set of public 
investments around which to 
reorganize the future development 
pattern for the area. 

 Use the public amenities as an 
investment that will define the area 
with a sense of place to attract private 
development. 

 Create areas within the overall plan 
that are pedestrian friendly and 
designed to promote human 
interaction that is not auto dependent. 

 Allow for a mix of commercial and 
residential uses which will enliven the 
area, creating a true live work and 
entertain environment that will 
become the vibrant core for Gwinnett 

Readers are encouraged to also see 

Appendix C, Comparison of Gwinnett 

Place Mall to Benchmark Sites, which 

focuses on two successful mall 

redevelopment efforts that can serve as 

role models for the Gwinnett Place area:  

 Hunt Valley Towne Centre in 

suburban Baltimore, Maryland 

 Belmar Retail District in Lakewood, 

Colorado 

The write-up includes a comparison of 

demographic and economic 

characteristics of the Gwinnett Place mall 

area and against those of these two 

districts. 
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citizens and visitors to enjoy and 
experience. 

 Create a land use pattern that allows 
significant enough level of density to 
make redevelopment of this 
commercial area economically feasible. 

 Create a menu of development options 
and catalyst concepts that can allow 
the vision for the area develop over 
time, in financeable components, 
rather than requiring a rigid 
comprehensive plan, allow it to 
respond to potential opportunities for 
transit in the area, changing 
development patterns and financial 
requirements. 

 Create a tool kit of public incentives 
and infrastructure investments to 
augment the substantial cost to private 
investors in achieving the shared 
development vision for the area. 

 Engage the dynamic and financially 
capable international community a full 
partner in achieving the vision for the 
area which can give it a unique 
character, reflective of our increasingly 
interconnected global community. 

Based on these guiding principles, a series of 
development options for key catalyst sites in 
the Core area were developed.  These 
options were vetted with local developers 
and represent doable economic alternatives 
for the redevelopment of different blocks in 
the area. 

Methodology 

The starting point for this analysis was the 
planning team’s Draft Concept Plan for the 
redevelopment of the Gwinnett Place study 
area.  The core of the area was divided into 
23 large development blocks based on 
development patterns, existing property 
lines, and both existing and planned roads.  
The current property value of each of these 
development blocks was estimated based on 
an average of the 2011 tax values of the 
existing parcels (land and improvements) 
underlying each development block. 

The planning team then estimated the 
development potential for 9 catalyst 
development blocks covering 156 acres.  
Development potential estimates for the 9 
catalyst blocks was based on two land use 
and density scenarios, to determine the 
amount of development each block could 
support based on land-coverage, current 
minimum parking requirements, and land 
value.  In most cases, the planning team 
used a guideline of 50 to 70% lot coverage, 
meaning that building footprints and parking 
facilities would cover 50% to 70% of the lot, 
leaving the remainder for landscaping, 
internal circulation, plazas and other uses.  
Based on the development program for each 
block a land contribution amount was 
calculated as 15% of the development value 
of the proposed redevelopment. This is the 
amount a developer could pay to acquire the 
site given the economics of the proposed 
redevelopment plan. This potential land 
contribution is then compared to the current 
value of the land to determine if the 
proposed redevelopment is economically 
feasible, as determined by whether it 
exceeds the current land value.  We are 
assuming either the current land owner 
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would not redevelop his site or sell it to 
another developer unless the potential 
redevelopment land value exceeded the 
current value of the block.   

Finally, a preliminary estimate of the TAD 
potential was estimated for each 
development scenario, based on the 

estimated net increase value of the new 
development scenarios over the 2011 
estimated property value.  Figure 3.7 
diagrams the identified catalyst 
development blocks in the core area.  We 
have proposed sample catalyst projects 
these nine blocks, to illustrate the market 
and economic potential.

 

Figure 3.7. Catalyst Development Blocks 

 

Unit Prices 

In our analysis we have assumed the 
following development values for the key 
land use components:  

 Apartments:  $125,000 per unit 

 Condominiums:  $170,000  per unit  

 Hotel:  $130,000 - $140,000/Room 

 Retail:  $125/SF 

 Office:  $180/SF 
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Analysis of Catalyst Site 

Redevelopment Potential 

Presented on the following pages is an 
assessment of the redevelopment potential 
of the nine catalyst sites based on a range of 
land use alternatives across the sites and 
generally assuming two levels of 
development, a low-rise/low intensity 
option and an mid-rise, higher intensity 
option.  This provides a framework for 
considering the impacts of different 
intensities of development on each site.  
While we have defined a specific 
development program for each of the 
catalyst blocks the suggested land uses are 
illustrative only and could be transferred to 
another catalyst site or block within the Core 
area.   

The key organizing amenity of the catalyst 
sites is the Great Lawn and linear park which 
extends from Gwinnett Place Mall to the 
new proposed Central Park at the end of a 
four block linear park.  This central amenity 
is what provides the redevelopment with a 
new character and begins to change the 
auto-dependent existing land use pattern 
into a more intensive, mixed use 
development model.  
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Block 1: Gwinnett Place Mall 

The Gwinnett Place mall currently occupies 1.2 million SF of 
retail space with approximately 3,000 surface parking spaces.  
These scenarios imagine two different ways that the mall could 
be redeveloped.  These scenarios look at the 54 acre section of 
the mall that includes the existing mall building and the 
northern parking areas.  Three parcels of the current mall 
footprint are shown separately as blocks 2, 3, and 4. 

Mall Scenario 1: Rehabilitated Retail Center with Mixed Use  
This scenario would essentially be complete modernization of 
the existing mall, maintaining a similar retail square footage 
but with new anchors, more exterior plazas and public areas 
and include infill apartments, office building, and a hotel on the 
periphery of the retail.  The redevelopment would include: 

 1,200,000 SF of reconfigured retail, 3,000 car deck on 
23 acres. 

 440,000 SF of office, 1,100 car deck (4 stories) on 3.54 
acres. 

 240 hotel rooms 240 space deck (4 stories) on 2.61 
acres. 

 820 multifamily units, 1,230 space deck on 20.14 acres. 

 5 Acres of open space (park, plaza, circulation) 

 An additional 5,570 parking spaces in 4-story deck on 
8.6 acres. 

Mall Scenario 2: Regional Center with major Retail Presence  
In this scenario, 25% to 40% of the existing mall structure 
would be demolished and converted to exterior public space 

and other uses, supplemented by infill apartment office 
buildings, and a hotel creating a vibrant new town center in the 
heart of the redevelopment area, it would include: 

 750,000 SF of retail with a 1,875 space deck on 14.56 acres. 

 700,000 SF of office with a 1,750 space deck on 5.64 acres. 

 A 240 room hotel, 480 space deck on 5.22 acres. 

 900 multifamily units, a 1,200 space deck on 19.65 Ac. 

  9 Acres of open space (park, plaza, circulation) 

  A total of 5,305 parking spaces in decks covering 8.2 acres 

Block:  1 Gwinnett Place Mall    

Acreage 53.8 Value: $44.1488  Per Acre  $0.82  

    Mall Scenario 1 Mall Scenario 2  

Land Use Allocation   % Acres % Acres 
Circulation 

 
9% 5 15% 8  

Parks & open Space 
 

9% 5 17% 9  
Parking 

 
16% 8.6  15% 8.2  

Development 
 

65% 35.2  53% 28.6-  

Development 
Allocation   Units  Value  Units  Value  
Res: Condo 

 
 -   $ -   -   $-  

Res: Townhome 
 

 -   $ -   -   $-  
Res: Apartment 

 
 820   $110.70   900  $121.50  

Com: Office 
 

 440,000  $66.00   700,000   $105.00  
Com: Retail 

 
1,200,000  $156.00   750,000   $97.50  

Com: Hotel 
 

 240   $ -   240   $-  

Development Value      Value     Value  
Total Dev Value      $367.50     $ 358.80  
Land Cost (15%)      $ 55.13     $53.82  
Actual Land Cost      $ 44.15     $44.15  
Gap (Surplus)      $ (10.98)    $ (9.67) 

TAD Potential     Value   Value 
Net New Dev. Value 

 
   $323.35     $ 314.65  

Incremental Tax Value    $129.34     $ 125.86  
Annual Incr. Tax Rev. 

 
   $4.01     $ 3.91  

TAD Bond Proceeds:      $ 31.00     $30.17  

All dollar figures in millions 
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Block 2: Gwinnett Plaza Hotel 

This scenario, for Block 2 (Gwinnett Plaza Hotel) could support 
a 220 room hotel initially with surface parking behind, which 
could convert to a deck as redevelopment occurs.  This 6.9 acre 
parcel would include a set-aside of 0.3 acres (5%) for 
greenspace, leaving 6.6 acres for development. 

In this scenario, 37% of the developable land would be covered 
by buildings and parking facilities, leaving 63%, or 4.15 acres to 
be used for landscaping, plazas, internal circulation, and other 
uses.  The total value of this development scenario would be 
approximately $30.8 million, or $4.45 million per acre.  Based 
on a land contribution of 15% of total development cost, this 
scenario would be close to being feasible, with a land 
contribution of $667,534 per-acre, which is $172,466 less than 
the estimated current value of $840,000 per-acre for this 
parcel. 

This development scenario would generate a net tax increment 
of $10.4 million, which would support estimated potential TAD 
revenue of $2,502,846, which could be used to cover the gap in 
land cost. 

 
Block:  2 Gwinnett Plaza Hotel 

Acreage 6.9 Total Val.  $ 4.69  Per Acre  $ 0.68  

Scenario    
220 Room Hotel with 

Surface Parking   

Allocation   % Acres % Acres 
Park Set-Aside 5% 0.3  5% 0.3  
Circulation 0% -  0% -  
Developable Land 95% 6.6  95% 6.6  
Dev. Allocation Density Units Density Units 
Residential Units 

 
-  

 
-  

Retail SF 
 

-  
 

-  
Office SF 

 
-  

 
-  

Hotel Rooms -   220  -   220  

Parking Spaces -   264  -   264  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  7% 0.5  7%  0.47  
Parking Acreage 30% 2.0  30%  1.96  
Building Footprint  37% 2.4  37%  2.43  
Landscape & Open 63% 4.1  63%  4.15  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $30.80   $ 4.45   $30.80   $ 4.45  
Land Cost (15%)  $ 4.62   $ 0.67   $ 4.62   $ 0.67  
Scenario Land Cost  $ 5.81   $ 0.84   $ 5.19   $ 0.84  
(Gap)or Surplus  $ (1.19)  $ (0.17)  $ (0.57)  $ (0.08) 
Financial Potential         
Net New Dev Value    $26.11  

 
 $26.11  

Annual Incr. Tax Rev    $ 0.32  
 

 $ 0.32  
TAD Bond Proceeds:    $ 2.50     $ 2.50  

All dollar figures in millions 
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Block 3: Gwinnett Plaza  

Catalyst Block 3 is the site of the proposed Plaza or Great Lawn 
which anchors the west side of Gwinnett Place Mall and is 
designed to be the central public gathering place along the 
linear park.  This entire parcel would be used to create the 
public space which would be the central public amenity of the 
overall development. This parcel could also include room for a 
small concession space/small pavilion.  Since there would be 
no income producing use of this property, its acquisition would 
have to done by the public sector using TAD proceeds from the 
surrounding development or the land could be donated by the 
property owners as a way to create this key amenity which 
would result in a significantly enhancement to the land values 
of the properties they own which will surround this new 
amenity.   

 

Block:  3 Gwinnett Plaza 

Acreage 3.7 Total Val.  $2.51  

Scenario    
1 Story Plaza with Limited Retail 

on Comp Land 

Allocation   % Acres 
Park Set-Aside 85% 0.4 
Circulation 10% 3.1 
Developable Land 5% 0.2 
Dev. Allocation Density Units 
Residential Units 

 
- 

Retail SF 15,000 3,000 
Office SF 

 
- 

Hotel Rooms - - 

Parking Spaces  -   9  

Dev Land Coverage Units Acres 
Building Footprint  37% 0.1 
Parking Acreage 36% 0.1 
Building Footprint  73% 0.1 
Landscape & Open 27% 0.0 
Development Value Total Per Acre 
Total Dev. Value $0.38 $0.10 
Land Cost (15%) $0.06 $0.02 
Scenario Land Cost $ - $ - 
(Gap)or Surplus $0.06 $0.02 
Financial Potential     
Net New Dev Value    $(2.13) 
Annual Incr. Tax Rev    $(0.03) 
TAD Bond Proceeds:    $(0.20) 

All dollar figures in millions 
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Block 4: Gwinnett Plaza Retail 

Catalyst Block 4 (Gwinnett Plaza Retail) would border the new 
Gwinnett Plaza and therefore could support an iconic 3 story 
retail structure with deck parking.  Given its proximity to the 
Plaza, this 5.6 acre parcel would include no set-aside for parks 
or circulation, leaving 5.6 acres for development.  This parcel 
would include: 202,500 SF of retail space at a density of 45,000 
SF/acre.  

In this scenario, 99% of the developable land would be covered 
by buildings and parking facilities.  The total value of the new 
this development would be approximately $25.3 million, or 
$4.49 million per acre.  Based on a land contribution of15% of 
total development cost, this scenario would be close to 
financially feasible, with a land-cost allocation of $673,324 per-
acre, which is only $167,676 per acre less than the estimated 
current land value of, $840,000 per-acre for this parcel.   

This development scenario would generate a potential net TAD 
increment of $10.1 million, generating estimated net TAD 
proceeds of $2,426,740, which could be used to acquire the 
site or applied to help with the acquisition and development of 
the adjacent Plaza property.  

 

Block:  4 Gwinnett Plaza Retail 

Acreage 5.6 Total Val.  $ 3.82  Per Acre  $ 0.68  

Scenario    
1 Story Retail with 

Surface Parking   

Allocation   % Acres % Acres 
Park Set-Aside 0% -  0% -  
Circulation 0% -  0% -  
Developable Land 100% 5.6  100% 5.6  
Dev. Allocation Density Units Density Units 
Residential Units 

 
-  

 
-  

Retail SF  15,000   45,000  45,000  202,500  
Office SF 

 
-  

 
-  

Hotel Rooms -  -   -  -  

Parking Spaces -   135   -   608  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  18% 1.0  82%  4.65  
Parking Acreage 18% 1.0  17%  0.96  
Building Footprint  36% 2.0  99%  5.61  
Landscape & Open 64% 3.6  1%  0.03  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $ 5.63   $ 1.00   $ 25.31   $ 4.49  
Land Cost (15%)  $ 0.84   $ 0.15   $3.80   $ 0.67  
Scenario Land Cost  $ 4.74   $ 0.84   $4.74   $ 0.84  
(Gap)or Surplus  $ (3.89)  $ (0.69)  $(0.94)  $ (0.17) 
Financial Potential         
Net New Dev Value    $ 1.80  

 
 $25.31  

Annual Incr. Tax Rev    $ 0.02  
 

 $ 0.31  
TAD Bond Proceeds:    $ 0.17     $ 2.43  

All dollar figures in millions 
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Block 5:  Transit Center Development 

Catalyst Block 5 (Transit Center Development) would be a 
major employment center consisting of a cluster of 6-story 
buildings with parking decks adjacent to the existing transit 
center for Gwinnett Transit.  This facility has the potential over 
time to grow into a major stop on the proposed light rail line 
which could be located along Satellite Boulevard.  This 17.3 
acre parcel would include a set-aside of 0.9 acres (5%) for open 
space, and 1.7 acres (10%) for circulation, leaving 14.7 acres for 
development.  This parcel could include 960,000 SF of office 
space at a density of 80,000 SF/acres.  The idea of this block 
would be to create a major office employment center around a 
growing transit node, with ready access to the core 
redevelopment area. 

The total value of this development scenario at build-out 
would be approximately $172.8 million, or $9.97 million per 
acre.  Based on a land contribution of 15% of total 
development cost, this scenario would be very feasible, with 
the ability to support a land cost of $1,495,586 per-acre, which 
is $655,586 higher than the estimated current per-acre value 
of $840,000.   

This development scenario would generate a net tax increment 
of $69.1 million, generating estimated net TAD proceeds of 
$16,566,547. 

 
Block:  5 Transit Center Development 

Acreage 17.3 Total Val.  $16.15  Per Acre  $ 0.93  

Scenario    

Low Density Office-4-
Story Buildings w/ 

Surface Parking   

Allocation   % Acres % Acres 
Park Set-Aside 5% 0.9  5% 0.9  
Circulation 10% 1.7  10% 1.7  
Developable Land 85%  14.7  85%  14.7  
Dev. Allocation Density Units Density Units 
Residential Units 

 
-  

 
-  

Retail SF 
 

-  
 

-  
Office SF  40,000  280,000   80,000  960,000  
Hotel Rooms -  -  -  -  

Parking Spaces -   840  -  2,880  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  11% 1.6  25%  3.67  
Parking Acreage 42% 6.2  31%  4.54  
Building Footprint  53% 7.8  56%  8.21  
Landscape & Open 47% 6.9  44%  6.52  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $50.40   $ 2.91   $ 172.80   $ 9.97  
Land Cost (15%)  $ 7.56   $ 0.44   $25.92   $ 1.50  
Scenario Land Cost  $14.56   $ 0.84   $14.56   $ 0.84  
(Gap)or Surplus  $ (7.00)  $ (0.40)  $11.36   $ 0.66  
Financial Potential         
Net New Dev Value    $34.25  

 
 $ 172.80  

Annual Incr. Tax Rev    $ 0.43  
 

 $ 2.14  
TAD Bond Proceeds:    $ 3.28     $16.57  

All dollar figures in millions 
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Block 6: Park Block East 

Catalyst Block 6 (Park Block East) could support moderate 
density mixed-use with development with deck parking—
potentially 5 story apartments with 3 story retail.  This 18.0 
acre parcel would include a set-aside of 2.7 acres (15%) for 
parks, and 2.7 acres (15%) for circulation, leaving 12.6 acres for 
development.  This parcel could include: 495 residential units 
at a density of 55 units/acre and 225,000 SF of retail space at a 
density of 45,000 SF/acre.  

In this scenario, 77% of the developable land would be covered 
by buildings and parking facilities, leaving 23%, or 2.91 acres to 
be used for landscaping, plazas, internal circulation, and other 
uses.  The total value of this development scenario would be 
approximately $90.0 million, or $5.01 million per acre.  Based 
on a land contribution of 15% of total development cost, this 
scenario would be potentially feasible, with supportable land 
cost of $751,419 per-acre, only $88,581 lower than the 
estimated value of $840,000 per-acre for this parcel.   

This development scenario would generate a net tax increment 
of $36.0 million, generating estimated potential TAD proceeds 
of $8,628,410. 

 

Block:  6 Park Block East     

Acreage 18.0 Total Val. 
 
$14.94  Per Acre  $ 0.83  

Scenario    

Low Density Mixed 
Use with Surface 
Parking (3-Story 
Apts. w/ 1 Story 

Retail)   

Allocation   % Acres % Acres 
Park Set-Aside 15% 2.7  15% 2.7  
Circulation 15% 2.7  15% 2.7  
Developable Land 70%  12.6  70%  12.6  
Dev. Allocation Density Units Density Units 
Residential Units 35  280.0  55  495.0  

Retail SF  15,000  
 
60,000   45,000  225,000  

Office SF 
 

-  
 

-  
Hotel Rooms -  -  -  -  

Parking Spaces -   600  -  1,418  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  28% 3.5  59%  7.44  
Parking Acreage 35% 4.4  18%  2.23  
Building Footprint  63% 8.0  77%  9.67  
Landscape & Open 37% 4.6  23%  2.91  

Development Value Total 
Per 

Acre Total Per Acre 
Total Dev. Value  $42.50   $ 2.37   $90.00   $ 5.01  
Land Cost (15%)  $ 6.38   $ 0.35   $13.50   $ 0.75  
Scenario Land Cost  $15.09   $ 0.84   $15.09   $ 0.84  

(Gap)or Surplus  $ (8.72) 
 $ 

(0.49)  $ (1.59)  $ (0.09) 
Financial Potential         

Net New Dev Value   
 
$27.56  

 
 $90.00  

Annual Incr. Tax Rev    $ 0.34  
 

 $ 1.12  
TAD Bond Proceeds:    $ 2.64     $ 8.63  

All dollar figures in millions 
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Block 7: Park Block Central 

Catalyst Block 7 (Park Block Central) could support Moderate 
Density Mixed-Use with Deck Parking (5 story apartments with 
3 story retail).  This 9.7 acre parcel would include a set-aside of 
1.5 acres (15%) for parks, and 1.5 acres (15%) for circulation, 
leaving 6.8 acres for development.  This parcel could include: 
330 residential units at a density of 55 units/acre and 135,000 
SF of retail space at a density of 45,000 SF/acre. 

In this scenario, 88% of the developable land would be covered 
by buildings and parking facilities, leaving 12%, or 0.79 acres to 
be used for landscaping, plazas, internal circulation, and other 
uses.  The total value of this development scenario would be 
approximately $58.1 million, or $5.96 million per acre.  Based 
on a land contribution of 15% of total development cost, this 
scenario would be feasible, based on a land price of 
$894,414per-acre, which is $54,414 higher than the estimated 
current value of $840,000 per-acre for this parcel.  

This development scenario would generate a net tax increment 
of $23.3 million, generating estimated net TAD proceeds of 
$5,572,515 million 

 

Block:  7 Park Block Central     

Acreage 9.7 Total Val.  $ 9.29  Per Acre  $ 0.95  

Scenario    

Low Density Mixed Use 
with Surface Parking 

(3-Story Apts w/ 1 
Story Retail)   

Allocation   % Acres % Acres 
Park Set-Aside 15% 1.5  15% 1.5  
Circulation 15% 1.5  15% 1.5  
Developable Land 70% 6.8  70% 6.8  
Dev. Allocation Density Units Density Units 
Residential Units 35  140.0  55  330.0  
Retail SF  15,000   25,500   45,000  135,000  
Office SF 

 
-  

 
-  

Hotel Rooms -  -  -  -  

Parking Spaces -   287  -   900  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  24% 1.7  68%  4.61  
Parking Acreage 31% 2.1  21%  1.42  
Building Footprint  55% 3.8  88%  6.03  
Landscape & Open 45% 3.0  12%  0.79  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $20.69   $ 2.12   $58.13   $ 5.96  
Land Cost (15%)  $ 3.10   $ 0.32   $ 8.72   $ 0.89  
Scenario Land Cost  $ 8.19   $ 0.84   $ 8.19   $ 0.84  

(Gap)or Surplus  $ (5.09)  $ (0.52)  $ 0.53   $ 0.05  
Financial Potential         
Net New Dev Value    $11.40  

 
 $58.13  

Annual Incr Tax Rev    $ 0.14  
 

 $ 0.72  
TAD Bond Proceeds:    $ 1.09     $ 5.57  

All dollar figures in millions 
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Block 8: Park Block West 

Catalyst Block 8, (Park Block West) could support moderate 
density mixed-use development with deck parking--8 story 
office, 5 story apartments with 3 story retail.  This 20.6 acre 
parcel would include a set-aside of 1.0 acres (5%) for parks, 
and 2.1 acres (10%) for circulation, leaving 17.5 acres for 
development.  This parcel would include: 385 residential units 
at a density of 55 units/acre, 225,000 SF of retail space at a 
density of 45,000 SF/acre, and 400,000 SF of office space at a 
density of 80,000 SF/acre. 

In this scenario, 70% of the developable land would be covered 
by buildings and parking facilities, leaving 30%, or 5.18 acres to 
be used for landscaping, plazas, internal circulation, and other 
uses.  The total value of this development scenario would be 
approximately $148.3 million, or $7.20 million per acre.  Based 
on a land contribution of 15% of total development cost, this 
scenario would be economically feasible, with supportable land 
purchase price of $1,079,595 per-acre, which is $239,595 
higher than the estimated value of $840,000 per-acre.   

This development scenario would generate a net tax increment 
of $59.3 million, generating estimated potential TAD net 
proceeds of $14,212,908. 

 

Block:  8 Park Block West  

Acreage 20.6 Total Val.  $21.32  Per Acre  $ 1.04  

Scenario    

Low Density Mixed Use 
with Surface Parking (4 

Story Office, 3-Story 
Apts w/ 1 Story Retail)   

Allocation   % Acres % Acres 
Park Set-Aside 5% 1.0  5% 1.0  
Circulation 10% 2.1  10% 2.1  
Developable Land 85%  17.5  85%  17.5  
Dev. Allocation Density Units Density Units 
Residential Units 35  175.0  55  385.0  
Retail SF  15,000   60,000   45,000  225,000  
Office SF  40,000  120,000.0   80,000  400,000.0  
Hotel Rooms -  -  -  -  

Parking Spaces -   803  -  2,453  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  19% 3.4  48%  8.46  
Parking Acreage 34% 5.9  22%  3.86  
Building Footprint  53% 9.3  70% 12.33  
Landscape & Open 47% 8.2  30%  5.18  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $50.98   $ 2.47   $ 148.25   $ 7.20  
Land Cost (15%)  $ 7.65   $ 0.37   $22.24   $ 1.08  
Scenario Land Cost  $17.30   $ 0.84   $17.30   $ 0.84  
(Gap)or Surplus  $ (9.66)  $ (0.47)  $ 4.94   $ 0.24  
Financial Potential         
Net New Dev Value    $29.65  

 
 $ 148.25  

Annual Incr. Tax Rev    $ 0.37  
 

 $ 1.84  
TAD Bond Proceeds:    $ 2.84     $14.21  

All dollar figures in millions 
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Block 9: Creek Block 

Catalyst Block 9 (Creek Block) could support moderate density 
condominiums with decked parking.  This 17.0 acre parcel 
would include a set-aside of 0.8 acres (5%) for parks, and 8.5 
acres (50%) for circulation, leaving 7.6 acres for development.  
This parcel could include: 418 residential units at a density of 
55 units/acre.  

In this scenario, 43% of the developable land would be covered 
by buildings and parking facilities, leaving 57%, or 4.35 acres to 
be used for landscaping, plazas, internal circulation, and other 
uses.  The total value of this development scenario would be 
approximately $71.1 million, or $4.18 million per acre.  Based 
on a land contribution of 15% of total development cost, this 
scenario would be feasible, with a land-cost allocation of 
$627,443 per-acre, $277,443  higher than the estimated value  
of $350,000  per-acre for this parcel  (target price for this 
parcel is lower due to the site’s hydrology issues).   

This development scenario would generate a net tax increment 
of $28.4 million, generating estimated potential TAD net 
proceeds of $6,812,609 

 

Block:  9 Creek Block     

Acreage 17.0 Total Val.  $ 8.27  Per Acre  $ 0.49  

Scenario    
Low Density Condo 

with Surface Parking   

Allocation   % Acres % Acres 
Park Set-Aside 5% 0.8  5% 0.8  
Circulation 50% 8.5  50% 8.5  
Developable Land 45% 7.6  45% 7.6  
Dev. Allocation Density Units Density Units 
Residential Units 35  210.0  55  418.0  
Retail SF 

 
-  

 
-  

Office SF 
 

-  
 

-  
Hotel Rooms -  -  -  -  

Parking Spaces -   315  -   627  

Dev Land Coverage Units Acres Units Acres 
Building Footprint  25% 1.9  30%  2.30  
Parking Acreage 31% 2.3  13%  0.99  
Building Footprint  56% 4.3  43%  3.29  
Landscape & Open 44% 3.4  57%  4.35  
Development Value Total Per Acre Total Per Acre 
Total Dev. Value  $35.70   $ 2.10   $71.06   $ 4.18  
Land Cost (15%)  $ 5.36   $ 0.32   $10.66   $ 0.63  
Scenario Land Cost  $ 5.95   $ 0.35   $ 5.95   $ 0.35  
(Gap)or Surplus  $ (0.59)  $ (0.03)  $ 4.71   $ 0.28  
Financial Potential         
Net New Dev Value    $27.43  

 
 $71.06  

Annual Incr. Tax Rev    $ 0.34  
 

 $ 0.88  
TAD Bond Proceeds:    $ 2.63     $ 6.81  

All dollar figures in millions 
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Conclusions 

 The total development potential of 
the nine blocks under the low-rise 
and mid-rise development scenarios 
are shown in the following chart.  
The total build-out could take 25 
years. 

 In general the low-rise 
redevelopment option does not 
generate a significant enough level of 
redevelopment to justify the 
purchase of the property given its 
current value. This means the low-
rise option would only work if 
existing developers wanted to 
redevelop their own site, or the 
potential TAD revenues where used 
to offset development costs to make 
the project economically feasible 

 The mid-rise option for most of the 
catalyst developments would 
generate sufficient new development 
to justify the purchase of the existing 
block.  This is a critical economic 
hurdle for both existing owners to 
have an economic benefit from 
redevelopment or to make the 
purchase of the property 
economically viable for a 
development to acquire the block.   

 The land reserved for the Great 
Lawn/Gwinnett Plaza and linear park 
lessens the net acreage available for 
development on a given block.  
However, it creates a powerful new 
amenity which should more than off-
set the loss in acreage that result.  
One strategy might be to acquire the 
acreage need for the park from the 
developers of each block using future 
TAD funds.  Or committing those TAD 
funds to create the public amenity on 

the land dedicated by the property 
owners.    

 Once the pattern of the new 
development is established on the 
initial catalyst sites, it is likely that 
other developers will follow the 
pattern in the future redevelopment 
of the other identified blocks.  
However, given the size of the core 
area, it is imperative to achieve the 
desired result that the initial nine 
blocks be developed first, so as to 
create the key public amenity which 
will “rebrand” this area of Gwinnett 
Place.  

 Based on the low and moderate 
density scenarios, these 9 
development blocks could support: 

o Approximately 1,600 to 2,500 
residential units 

o Approximately 1.4 million to 
1.6 million SF of retail space 

o Approximately 800,000 to 2.0 
million SF of office space 

o Approximately 400-500 Hotel 
rooms 

 Total development value of these 9 
blocks at build-out would range from 
$604 million in the low density 
scenario, to $955 million in the 
moderate density scenario, 
generating between $46 million and 
$87 million in TAD bonding potential. 
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Table 3.1. Development Summary for Gwinnett Place Core Catalyst Blocks 

Summary   Low Density 

Block: Acres 
Res 

Units Retail SF Office SF 
Hotel 

Rooms Dev. Value 
TAD 

Potential 

1- Gwinnett Place Mall-Scen A 53.8 820 1,200,000 440,000 240  $367.50   $31.00  

2- Gwinnett Plaza Hotel 6.9  -  -  -  220  $30.80   $2.50  

3- Gwinnett Plaza 3.7  -  3,000 -  -   $0.40   $ -  

4- Gwinnett Plaza Retail 5.6  -  45,000 -  -   $5.60   $0.20  

     Mall Property Subtotal 70 820 1,248,000 440000 460  $404.30   $33.70  

5- Transit Center Development 17.3 0 - 280,000 0 $50.40 $3.28 

 6- Park Block East 18 280 60,000 -  -   $42.50   $2.60  

7- Park Block Central 9.7 140 25,500 -  -   $20.70   $1.10  

8- Park Block West  20.6 175 60,000 120,000 -   $51.00   $2.80  

9- Creek Block 17 210 -  -  -   $35.70   $2.60  

Total 152.6 1,625 1,393,500 840,000 460 $604.60 $46.08 
(All Dollar values in $ millions)  

       
Summary   Moderate Density 

Block Acres 
Res 
Units Retail SF Office SF 

Hotel 
Rooms Dev. Value 

TAD 
Potential 

1- Gwinnett Place Mall-Scen A 53.8 900 750,000 700,000 240 $358.80   $30.17  

2- Gwinnett Plaza Hotel 6.9  -  -  -  220 $30.80  $2.50  

3- Gwinnett Plaza 3.7  -  3,000 -  -  $0.40  $0  

4- Gwinnett Plaza Retail 5.6  -  202,500 -  -  $25.30  $2.40  

     Mall Property Subtotal 70 900 955,500 700000 460  $415.30   $35.07  

5- Transit Center Development 17.3 0 - 960,000 0 $172.80 $16.57 

 6- Park Block East 18 495 225,000 -  -  $90.00  $8.60  

7- Park Block Central 9.7 330 135,000 -  -  $58.10  $5.60  

8- Park Block West  20.6 385 225,000 400,000 -  $148.30  $14.20  

9- Creek Block 17 418 -  -  -  $71.10  $6.80  

Total 152.6 2,528 1,540,500 2,060,000 460 $955.60 $86.84 
 (All Dollar values in $ millions) 
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G. Anticipated Growth 

Based on current land use patterns and 
growth forecasts from the Atlanta Regional 
Commission, the Gwinnett LCI Study area 
can expect to add 42,735 residents over the 
next 30 years, from an estimated 55,344 
residents in 2010 to 98,079 residents in 
2040.  That corresponds to 23,238 new 
households over the period.  These forecasts 
reflect a relatively modest 1.8% compound 
annual growth rate, as compared to the LCI 
Study area’s  1990-2000 growth rate of 
8.1%, and the 2000-2011 growth rate of 
2.8%.   

The LCI concept plan calls for moderate 
density mixed-use redevelopment in a 156-
acre portion of the Gwinnett Place Core 
area.  Based on the low and moderate 
density scenarios, these 9 development 
blocks could support: 

 Approximately 1,600 to 2,500 
residential units 

 Approximately 1.4 million to 1.6 
million SF of retail space 

 Approximately 800,000 to 2.0 million 
SF of office space 

 Approximately 400-500 hotel rooms 

If this concept plan were to be fully 
implemented over 25 years at the moderate 
density scenario, the increased density 
would represent an additional 4,942 
residents, 2,770 households, and 8,819 jobs.  
This additional growth in the Gwinnett Place 
area represents 8% - 12 % of the LCI study 
area’s expected growth in population and 
households, and 21% of the study area’s 
forecast employment growth.  Furthermore, 
the population and households represented 
1%- 2% of forecast countywide growth over 
the period, while the employment forecast 
represents only 4% of anticipated 
countywide growth. 

The LCI concept plan envisions the LCI study 
area, which is already a leading regional 
retail center, evolving into a mixed-use 
regional activity center, particularly, in 
regards to housing and office employment 
Even though the forecast additional growth 
in the Gwinnett Place study area could easily 
meet by the study area’s forecast demand 
for housing and commercial real estate over 
the next 25 years, we believe that a 
revitalized Gwinnett Place could draw 
demand from throughout the County and 
region.  

 

Table 3.2. Long-Range Forecast: Population 

Population 2010 2016 2020 2025 2030 2035 2040 

2010-
2040 

CAGR 

2010-
2040 

Net 

Gwinnett County 751,938 832,550 893,661 959,789 1,027,462 1,103,491 1,153,982 1.44% 402,044 

N Gwinnett Super 
District 166,412 188,981 207,757 227,321 247,673 270,996 285,557 1.82% 119,145 

LCI Study Area- Current 
LU Patterns 81,348 92,381 101,559 111,123 121,071 132,472 139,590 1.82% 58,242 

LCI Study Acre w/ 
Moderate Density MU* 81,348 92,967 102,731 112,881 123,416 135,403 142,521 1.89% 61,173 

*Assumes 99-Acre Gwinnett Place/Pleasant Hill area redeveloped over 25 years to moderate density mixes use as described in LCI Development 
scenarios.   Source:  ARC, US Census, Claritas, BAG 
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Table 3.3. Long-Range Forecast:  Households 

Households 2010 2016 2020 2025 2030 2035 2040 

2010-
2040 

CAGR 

2010-
2040  

Net 

Gwinnett County 265,100  297,363  320,945  347,218  373,691  404,282  425,050  1.59% 
 

159,950  

N Gwinnett Super 
District 57,948  66,661  73,741  81,253  88,992  98,058  103,710  1.96%  45,762  

LCI Study Area- 
Current LU Patterns 29,426  33,850  37,446  41,260  45,190  49,794  52,664  1.96%  23,238  

LCI Study Acre w/ 
Moderate Density 
MU* 29,426  34,176  38,097  42,237  46,493  51,422  54,292  2.06%  24,866  

*Assumes 99-Acre Gwinnett Place/Pleasant Hill area redeveloped over 25 years to moderate density mixes use as described in LCI Development 
scenarios.   Source:  ARC, US Census, Claritas, BAG 

Table 3.4. Long-Range Forecast:  Employment 

Employment 2010 2016 2020 2025 2030 2035 2040 

2010-
2040 

CAGR 

2010-
2040  

Net 

Gwinnett County 288,930  352,841  380,118  417,719  438,656  482,048  508,847  1.90% 
 

219,917  

N Gwinnett Super 
District 53,352  64,366  69,653  76,623  81,057  89,168  94,549  1.93%  41,197  

LCI Study Area- 
Current LU Patterns 55,344 66,769  72,254  79,484  84,083  92,497  98,079  1.93%  42,735  

LCI Study Acre w/ 
Moderate Density 
MU* 

 
55,344  

 
67,947  

 
74,609  

 
83,016  

 
88,794  

 
98,385  

 
103,435  2.11%  48,091  

*Assumes 99-Acre Gwinnett Place/Pleasant Hill area redeveloped over 25 years to moderate density mixes use as described in LCI Development 
scenarios.   Source:  ARC, US Census, Claritas, BAG 

Table 3.5. LCI Concept Plan Build-Out Forecast 

Population, Household & Employment Forecasts for Gwinnett Place Core, based on 25-Year Build Out 
  

 
2010 2016 2020 2025 2030 2035 2040 

% of LCI 
Area 

% of 
County 
Growth 

% of Total Build-Out (156 Acres) 0% 20% 40% 60% 80% 100% 100% 
  Net New Population - 900 1,800 2,700 3,600 4,500 4,942 8.5% 1.2% 

Net New Households - 500 1,000 1,500 2,000 2,500 2,770 11.9% 1.7% 

Net New Employment - 1,587 3,173 4,760 6,347 7,933 8,819 20.6% 4.0% 
*Assumes 99-Acre Gwinnett Place/Pleasant Hill area redeveloped over 25 years to moderate density mixes use as described in LCI Development 
scenarios.   Source:  ARC, US Census, Claritas, BAG 
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