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OPPORTUNITY IS KNOCKING AT GWINNETT PLACE:  ARE YOU READY TO BE PART OF THE 

NEXT BIG THING? 

Gwinnett County is reaching out to leaders in the development industry to share information about 

what an opportunity that the County believes has the potential to be the Atlanta region’s Next Big 

Thing— the creation of an urban district in the heart of Gwinnett County which will be the gathering 

place for business, commerce, entertainment, shopping and interaction. 

Over the past decade, County leaders and the business community have been working diligently on a 

wide range of major improvements to the infrastructure of the area, with tens of millions of dollars 

invested so far.   

 The Gwinnett Place Mall has been taken out of receivership and its new owners are positioning 

the property for a major turnaround 

 Based on the outcomes of the most recent Livable Centers Initiative (LCI) planning effort, the 

County will be poised to make another round of strategic infrastructure investments, creating 

key transportation improvements and an exciting green framework which will spark the 

transformation of the current auto-dominated character of the area. 

 A first round of new, more flexible mixed-use zoning has been put in place which will permit the 

type of mixed-use development envisioned for the area. 

While all this difficult foundational work has been occurring, the underlying demographics of our market 

area provide a tremendous platform for future growth: 

 Gwinnett County is an 890,000-person market today, forecast to grow to 1 million by 2030 

 31,198 Millennials live in the area today 

 18,500 Millennials work in the area every day 

 294,000 Millennials who live in the broader 10 mile market area provide potential source of 

future demand for what will be created at Gwinnett Place. 

Gwinnett Place will be much more than the urban core for Gwinnett County; it has the potential to serve 

as the urban core of the eastside of the Atlanta metro region, much like Perimeter Center, Cumberland 

Galleria, and Midtown anchor their own portions of the Atlanta region.   

Gwinnett County is looking for development partners who can bring their expertise to help to 

transform this area.  You will be contacted by Bleakly Advisory Group, Inc., the County’s development 

advisor for this effort, to hear about development opportunities in the Gwinnett Place area.  County 

commissioners and staff look forward to continuing the dialogue of how the private development 

community can become a partner in creating an exciting vision for the Gwinnett Place area in the years 

ahead. 
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THE PURPOSE OF THIS OPPORTUNITY PACKAGE  

A. Describe efforts undertaken by Gwinnett County and the GPCID, working in partnership, to 

create a redevelopment vision for Gwinnett Place; 

B. Describe the redevelopment opportunity that is being offered to the development 

community; 

C. Share relevant information which may be helpful to potential development partners ; and  

D. Outline the process that is required to obtain TAD funding and other incentives. 

 

THE OPPORTUNITY:  SEEKING FUNDING REQUESTS FOR THE GWINNETT PLACE TAD IN 2015 

To jump-start the redevelopment of the Gwinnett Place area, The Gwinnett Redevelopment Agency 

(GRA), on behalf of the Gwinnett County Commission, is seeking funding requests in 2015 from 

experienced real estate development firms who are interested in redeveloping one or more sites in 

Gwinnett County Tax Allocation District #5: Gwinnett Place.   

GRA is seeking TAD funding requests from interested developers, property owners, or joint ventures 

who are proposing one or more projects that are consistent with the redevelopment vision for the 

Gwinnett Place area.  Specifically, the GRA is interested in providing TAD funding support to 

redevelopment projects which have the following characteristics: 

 Ten acres or larger; 

 Incorporating the best practices for mixed-use development, including a mix of uses on the site 

which can include multifamily residential units for rent or for sale, retail, office, institutional, 

hotel, and other compatible uses; 

 Emphasizes pedestrian accessibility, both within the site and between adjacent sites/uses; 

 Minimizing surface parking by incorporating structured parking where feasible; 

 To be completed with the next three to five years with the provision of a TAD funding 

commitment. 
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THE REDEVELOPMENT VISION FOR AND OPPORTUNITY OF THE GWINNETT PLACE AREA 

Presented below is an overview of the current characteristics of Gwinnett Place in terms of the resident 

population in the market area and the substantial base of employees who work in the area and current 

land use.  An overview of the redevelopment vision developed to date for the area that has emerged 

from a two-part planning process supported by the Atlanta Regional Commission’s Livable Centers 

Initiative (LCI) Program is also included.  A more detailed presentation of the vision for the area and the 

TAD funding process can be found on the Gwinnett Place CID website:      www.gwinnettplacecid.com 

THE REDEVELOPMENT VISION FOR GWINNETT PLACE    

Gwinnett County and the Gwinnett Place CID have worked together on implementing several aspects of 

recent transportation and redevelopment plans.  With the vision of creating an urban activity center 

based on green space, the pedestrian experience and higher-density housing, the GPCID and the Atlanta 

Regional Commission are currently completing an implementation project called ACTivate Gwinnett 

Place:  Multi-Modal Green Corridor Livable Centers Initiative (LCI) Master Plan.  The effort will define the 

specific list of projects that will create a more walkable and entertaining environment.   

 

Source:  ACTivate Gwinnett Place 

  

http://www.gwinnettplacecid.com/
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One of the concepts in the plan would call for the creation of a 

traffic circle at the key intersection of Pleasant Hill Road and 

Satellite Boulevard. The traffic circle would be designed with a 

major greenspace in its center which could be used for active 

recreation, entertainment and as a gathering place for residents 

and visitors to the area.  In addition, the properties bordering 

the large circle would have walkways and greenway connections 

to the area which could be used for a variety of pedestrian 

activities.  

Another key concept of the plan is to create a network of linear 

parks which connect key activity generators in the 

redevelopment area.  These greenways would provide 

pedestrian connectivity that is currently lacking throughout the 

area, and could provide a way to link the individual 

redevelopment projects throughout the area.  

A third key element in the proposed LCI plan would be the 

creation of an enhanced water detention facility at the eastern 

edge of the redevelopment area, which would not only 

accommodate the stormwater detention requirements of future 

development in the area, but would also provide a major green 

amenity for that portion of the redevelopment area, which over 

time, would spur additional redevelopment of adjacent parcels.   

The preliminary project recommendations include public 

investment in storm water mitigation, transportation 

infrastructure, parks and paths, along with anticipated 

redevelopment of private properties in a manner consistent 

with the metropolitan, mixed-use vision for the area.  The 

current development concept will be evaluated based on 

continued discussion with stakeholders and the County, to 

determine a preferred alternative.  The concept will include 

short and long-term projects and represent the shared vision of 

Gwinnett County, the Gwinnett Place CID, key stakeholders and 

members of the public.  While they do not yet represent specific 

planned or programed investments, initiatives or regulatory 

decisions, the final master plan and project list will be submitted 

to various agencies for funding consideration.  The final project 

list will be based on aesthetic, economic and technical considerations.   
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KEY CHARACTERISTICS OF THE BUILT ENVIRONMENT AT GWINNETT PLACE  

An analysis of the tax parcel database for the Gwinnett Place area, which is roughly coterminous with 

the boundaries of the Tax Allocation District (TAD), shows that the area has the following current 

characteristics: 

 The overall Gwinnett Place area (contiguous to the TAD boundaries) contains approximately 650 

acres.  Roughly 600 to 620 acres are currently developed and taxable.  The balance consists of 

utility ROW and governmental (school) uses. 

 The area contains 208 buildings totaling an estimated 6.1 million SF of commercial space.  

 The area is developed to an average density of 0.23 (FAR).  

 The area contains a minimum of 8 sites, each totaling 15+ acres in single ownership, which 

appear to offer opportunities to support future catalyst projects.   

 Roughly 54% of the area’s total land area and 66% of existing buildings were constructed during 

the 1970s and 1980s. Less than 11% of properties have been developed since 2000. 

 Thirty-one key property owners control 60 tax parcels totaling more than 450 acres and 4.5 

million SF of buildings. 

 Retail land uses dominate the area, but have the lowest average value per building SF ($58) and 

value per developed acre ($647,000).  The vast majority of retail buildings were constructed 

before 1990. 

 Shopping centers, department stores and other general retail uses occupy more than 385 acres 

and nearly 4.3 million SF, or 70% of developed buildings. 

 There are no existing residential land uses in the area.  

 

THE UNIQUE DEMOGRAPHIC CHARACTERISTICS OF THE GWINNETT PLACE AREA 

Who are the people that make up the Gwinnett Place area? The area is unique in that it has both a 

substantial residential population who live in or near Gwinnett Place, and a very large daytime 

population of people who work in and around Gwinnett Place.  Collectively, these two groups represent 

a major marketing opportunity: a large group of current and potential customers for a business or 

services who already have a daily relationship with the Gwinnett Place area.  These groups are already 

the primary consumers, customers, renters and owners of housing, products and services offered in the 

Gwinnett Place area—the central business district (CBD) of Gwinnett.   

In addition to this current base of consumers, it is also helpful to consider the demographics of people 

living in a larger trade area, near to the Gwinnett Place area.  These consumers, if offered the right mix 

of lifestyle, services and environment, could represent a key source of future demand for products at 

Gwinnett Place.  These people have already demonstrated that Gwinnett County works for their 

lifestyles, but may be looking for offerings that currently cannot be found or are not effectively 

marketed in the area. 
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Gwinnett Place Area Map 

 

Source:  BAG 

Summary of Gwinnett Place-Area 

Demographics 

 

Source:  BAG, BLS, Nielsen, Inc. 

In both cases, it is useful to collect data to characterize these 

two major markets— the current residents/workers in the 

area and the residents of the broader trade area– to 

understand who they are, how they live and what they like.  

This data allows a clearer understanding of the people who 

live here, work here, shop here and play here. 

TAPPING INTO THE 160,000+ RESIDENTS AND WORKERS 

OF THE GWINNETT PLACE MARKET 

 The Residents— 97,900 people live within three 

miles of Gwinnett Place.  They tend to be young, 

mobile, and living in small households.  While 

Gwinnett County as a whole is known as the 

quintessential suburban landscape--characterized as 

a great place for families and single-family homes--

the area around Gwinnett Place attracts a population 

that is more mobile, and more likely to live in smaller 

households or apartments.  While household 

incomes tend to be somewhat lower than county 

averages, these households are more likely to be 

smaller, younger and without children, leaving them 

with more disposable income and making them a 

prime audience for restaurants, shopping, and 

entertainment. 

 The Workers– In the Gwinnett Place 3-mile area, 

more than 4,700 companies employ 64,000 people, 

generating an annual payroll of over $3 billion 

annually.  The people who work in the Gwinnett 

Place area work in a wide range of jobs with retail 

workers accounting for just 17% of jobs.  In fact, far 

more people work in the high skill areas of 

professional, scientific, technical, finance and 

insurance--25%--than in retail.  Many of the workers earn relatively high wages, with more than 

40% earning over $40,000 annually.   

 Commuters: An Untapped Market– Every morning 60,000 workers migrate from elsewhere in 

Gwinnett County and the region to jobs at Gwinnett Place:   

o 22,000 commute from elsewhere in Gwinnett 

o 13,500 commute from  adjacent counties 

o 24,500 commute from further out 
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 60,000 commuters drive into Gwinnett Place every day.  These commuters represent a massive 

potential market for new residents to the area.  If just 10% of these commuters were to find the 

Gwinnett Place area an attractive, exciting place to live, thereby ending their commutes, there 

would be demand for 6,000 new residences.   

 Equally important, if existing workers in the area increased their spending at lunch and after 

work at new restaurants, shops and services by an average of $10 per day it would generate 

$166 million in additional spending in the area, enough to support a half million square feet of 

commercial space.  

 Thus, the Gwinnett Place area offers a dual opportunity to tap into the existing workers as a key 

source of residential demand and as a built-in market for the retail, food and lifestyle offerings 

in the area.   

 

2015 RESIDENTIAL CHARACTERISTICS 

The Gwinnett Place area sits in the center of one of the most populous and diverse counties in the 

United States.   

The population in the Gwinnet Place area is large, rapidly growing, highly diverse, and skews toward 

younger, smaller households with relatively few children, compared to Gwinnett County as a whole.  

Households are young and in the early years of their earning potential, with modest but growing 

incomes.  There is also a significant presence of more affluent households. 

 Rapid Population Growth— Within three miles of the Gwinnett Place area, there are over 

95,000 residents living in over 35,000 households. Since 2000, the area has added almost 28,000 

new residents, with nearly 8,000 additional residents projected to be added by 2020. 

 Diversity— Like Gwinnett County, Gwinnett Place is an ethnically and racially diverse area, with 

40% White, 24% African-American, and 17% Asian residents.  Hispanics represent 33% of the 

population. 

 Rising Educational Levels— The residents are well-educated with 30% having a bachelor’s 

degree or higher, another 10% have an associate’s degree and many are active students in 

higher education. 

 Small Households/Few Children— More than half of households, 53%, consist of only one or 

two people—singles account for 27% of households.  Only 41% of households have children 

present.    

 Modest but Diverse Incomes— The median income is $42,744 but given the young age of many 

of the households and that 30%+ are single-earner households, this is a lifecycle phenomenon. 

More affluent households earning $50,000+ represent 27% of all households, those earning over 

$100,000, 10% of households.   
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Age & Generational Cohort, Gwinnett Place Area, 2014 

 

 

 
Source:  BAG, Nielsen, Inc. 

 

 

GENERATIONAL PROFILE  

The Gwinnett Place area captures more 

Millennials (age 13-33) and Generation 

Xers (age 34-47), and a lower proportion 

of Baby Boomers (age 48-71) and seniors 

(age 72+) than Gwinnett County.  The 

Millennials and Gen Xers will dominate the 

consumer market for the coming decade.  

The Gwinnett Place area is already 

appealing to these key demographic 

groups and has great potential to increase 

its attractiveness by creating exciting new 

environments that appeal to these groups.  

Where else in Gwinnett County will it be 

as easy to create the walkable, urban 

lifestyle environment that a substantial 

segment of the Millennials and Gen Xers 

are seeking?   

 

 

 

 

 

TAPPING INTO THE SECOND AND THIRD MARKET RING 

In addition to the residents and workers in the Gwinnett Place area today, the opportunity for the future 

is capturing some of the demand for a vibrant mixed-use commercial district that exists in the broader 

market area.  These consumers do not have a reason to come to Gwinnett Place area today, but could 

be an important part of future demand.  There are an additional 45,100 households located three to five 

miles from the Gwinnett Place area, and the ring five to ten miles from the Gwinnett Place area has 

another 199,200 households.  While the households in these two outer rings have numerous housing 

and retailing options, they provide potential demand for the Gwinnett Place area if a unique urban 

environment can be created.  Woodstock, Avalon, Atlantic Station, Town Brookhaven, Camp Creek 

Marketplace all draws their demand from a 10 to 15 mile trade area, so these estimates of the potential 

trade area are conservative.  
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Millennials in these two outer rings are 

particularly of interest to the future of the 

Gwinnett Place area.  There are 294,000 

Millennials already living in the two rings from 

three to ten miles from Gwinnett Place, with few 

current options in the market area for a walkable 

urban lifestyle anywhere else in the trade area.  

Increasingly, competition will come from the 

town centers being created in Lawrenceville, 

Norcross, Duluth and Suwanee, but they will not 

be able to satisfy all of the demand of suburban 

Millennials for this lifestyle— this is the ultimate 

potential for Gwinnett Place area.   

 

Additional demographic information about Gwinnett Place is included in the appendix of this report.  
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HOW THE GWINNETT PLACE TAX ALLOCATION DISTRICT WORKS     

The Gwinnett County Redevelopment Agency approved a revised Gwinnett County Tax Allocation 

District #5: Gwinnett Place in 2013.  A revised redevelopment plan was prepared in conformance with 

the provisions of Georgia’s Redevelopment Powers Law (O.C.G.A. Title 36 Chapter 44) that governs the 

creation and operation of tax allocation districts (TADs) in the state.   

The Gwinnett County Tax Allocation District #5: Gwinnett Place includes properties in unincorporated 

Gwinnett County adjacent to or near the Gwinnett Place Mall and the intersection of Pleasant Hill Road 

and Interstate 85.  The area is approximately bounded Steve Reynolds Boulevard on the east, Old 

Norcross Road and Satellite Boulevard to the north and east, and Shackleford Road to the south.  This 

boundary of the TAD is designed to capture contiguous office, retail, commercial, and vacant land uses 

with redevelopment potential.  

The TAD Redevelopment 

Area consists of 171 parcels 

totaling 651 acres.  The 

assessed value of the TAD 

Redevelopment Area as of 

2013 is $165.1 million, 

representing 0.68% of 

Gwinnett County’s total tax 

digest. 
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OVERVIEW OF TAX ALLOCATION DISTRICTS IN GEORGIA 

Tax Allocation Districts (TADs) are Georgia’s form of tax increment financing.  This technique is used in 

49 states and the District of Columbia to incent new investment into areas which have potential for 

redevelopment and future growth.  The TAD mechanism is simple in its basic operation.  A community 

like Gwinnett County forms a TAD district and establishes the base property value in the area in the year 

it is formed.  As new investment subsequently occurs in the area, additional property taxes collected 

above the base year amount go into a special fund, which can be used at the County’s discretion to 

support the creation of new and improved infrastructure which will attract new 

development/redevelopment into the area.  The financing for the new infrastructure comes from the 

TAD special fund and is based on a Memorandum of Understanding between the County and a 

successful applicant.  The funds are provided to pay for the project infrastructure either on a pay-as-

you-go basis, through a bank loan or bond as determined by the County.  Once the financing is repaid, 

all property taxes collected in the TAD flows back to the County and County Schools.   

How do TADs work?  TAD revenues are generated from the property taxes paid on the value of new 

improvements in a TAD area.  For example, if a $10,000,000 project is built on a site acquired for 

$2,000,000, the net value of the improvement increases by $8,000,000  The portion of Gwinnett County 

and School property taxes attributed to the increased value are collected in a TAD fund each year.  

These funds are available to support new development in the area to developers who can demonstrate 

that “but for” provision that, if not for these funds, their project would not be financially feasible.  For 

example, a mixed-use development may be feasible but for the cost of demolishing the existing 

structures on the site and building a parking deck.  In this example, a request could be made to the 

County to provide some or all of the cost of the site demolition and parking decks to make the project 

financially feasible to develop consistently with the goals of the Tax Allocation District.   

HOW THE GWINNETT PLACE TAD WILL 0PERATE 

Gwinnett County wishes to stimulate redevelopment in this aging and struggling commercial area.  The 

Tax Allocation District will potentially be instrumental in catalyzing the redevelopment of struggling, 

aging retail properties with new office, retail and mixed-use development, as well as improved and 

upgraded infrastructure and public amenities.  This redevelopment will help create new employment 

and a more balanced economy for Gwinnett County. The housing, retail and commercial redevelopment 

proposed for the Tax Allocation District is intended to spur the growth of the County’s tax digest within 

the proposed TAD. This increase will be captured through the TAD to repay the cost of key infrastructure 

improvements and eligible development costs at no additional cost to county taxpayers. 

ELIGIBLE PUBLIC INVESTMENTS    

Once development is underway, the TAD is designed to help fund the infrastructure improvements 

necessary to create pedestrian-friendly, mixed-use developments consistent with this shared vision.   
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The total public amount of funding available from the Gwinnett Place TAD for implementing the 

potential public improvements, including construction and improvement of the necessary infrastructure, 

is currently estimated up to $130 million, which the County intends to fund through the proceeds of the 

Tax Allocation District, as supported by new development and redevelopment. The types of 

improvements that can be funded by the TAD can include:    

 Site preparation, demolition and/or remediation costs 

 Utility, storm water, and other infrastructure improvements 

 Structured parking  

 Public amenities (parks, plazas, gathering areas, performance space)  

 Transportation infrastructure and streetscaping 

 Other eligible physical investments which support redevelopment vision for the site consistent 

with the vision for the area. 

HOW TO DETERMINE HOW MUCH TAD FUNDING A PROJECT WILL SUPPORT  

TAD funding potential will be different for each type of development.  Typically, the amount of TAD 

funding that could be supported by a particular development is roughly 8% to 10% of the total project 

construction cost.  The actual amount of TAD funds generated by a potential project is driven by the 

assessed value of the new improvements and the tax rate at the time. In addition, the GRA and the 

Gwinnett County Commission will ultimately determine if the project receives TAD funding and the 

amount of funding it should receive.  TAD funding can be received on a “pay as you go” basis (annually, 

as the increment is generated in the fund), by a bank loan between the GRA and a commercial bank, or 

by bond issue.  The GRA and Gwinnett County will determine the preferred financing strategy depending 

on the size of the project and the conditions of the financial market at the time.   

The GRA can assist applicants in estimating the TAD potential for a proposed development.  For any 

questions, please contact:  Robert Long, Economic Development Director at: 

robert.long@gwinnettcounty.com 

TAD FUNDING REQUEST LIMITS  

Applicants may request TAD funds in excess of those that would be supported directly by your project.  

The GRA and County will consider these requests on a case by case basis, but generally these types of 

requests will only be funded if there is a strong public purpose associated with the project— such as 

creating public open space, supporting a public institution or other extraordinary public benefit.  

GWINNETT COUNTY TAD POLICIES    

Gwinnett County has established a policy governing the funding of projects using TAD entitled: Gwinnett 

County, Georgia Tax Allocation District Policies and Guidelines to guide its review and approval of 

projects seeking TAD funding. The policy can be accessed on the County’s website at: 

www.gwinnettcounty.com/   

mailto:robert.long@gwinnettcounty.com
http://www.gwinnettcounty.com/
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Gwinnett County TAD Funding Process 

 

 

SUBMITTING A TAD FUNDING REQUEST 

TAD FUNDING REQUEST APPLICATION AND EVALUATION PROCESS 

Interested development partners are encouraged to submit an application for TAD funding to the 

Gwinnett Redevelopment Agency.   

TAD APPLICATION PROCESS 

The TAD application is described in detail in the GWINNETT COUNTY, GEORGIA TAX ALLOCATION 

DISTRICT POLICIES AND GUIDELINES (attached).  The following summarizes the required elements of the 

application: 

A. 10-year trend analysis of real property values for the site in question.  

B. Three 20-year projections that depict the following information: 

a. Value of the parcels should redevelopment not occur;  
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b. Value of the parcels should a TAD request be approved and the proposed project 

constructed; and  

c. Value of the parcels if the TAD request was not approved but minor redevelopment did 

take place.  

C. The total amount of TAD financing requested (not to exceed 15% of the total estimated project 

value). 

D. Project pro forma.  

E. Demonstration of project feasibility (market analysis, feasibility studies, product demand, 

absorption rates and other supporting documentation). 

F. Detailed development budget that includes uses of TAD bond See example in Attachment 3) 

G. Evidence that  that the applicant:  

a. Has the financial ability to complete and operate the project;  

b. Will contribute equity (i.e., cash and/or subordinate debt) of at least 15% of the total 

cost of the project;  and 

c. Has thoroughly explored alternative financing methods.  

As an additional incentive for the Gwinnett Place area, the GRA will waive the normal $10,000 

application fee for all TAD funding Applications received in 2015 for projects in Gwinnet County TAD 

#5:  Gwinnett Place. 

TAD application evaluation 

Upon receipt and review of requests for TAD funding, the GRA, at its sole discretion, shall determine 

which funding requests merit consideration by the Board of Commissioners for potential TAD funding.  

Proposals will be reviewed by the GRA and its staff. The GRA will conduct an evaluation of any TAD 

funding requests using the following general criteria, which are provided in more detail in the County’s 

TAD Policies and Guidelines: 

A. The experience of the developer or development team in successfully executing comparable 

projects; 

B. The composition and qualifications of development team members, professional staff and 

consultants assembled to execute the proposed development; 

C. The degree to which the proposed development is consistent with the vision developed for the 

Gwinnett Place area for high quality mixed-use development; 

D. Evidence of the financial capability of the developer/development team to execute 

development tasks and secure the necessary project financing; 

E. The financial analysis provided by the development team that “but-for” the provision of TAD 

funds the project would not otherwise be financially feasible; 

F. Your compliance of the proposal with the County’s TAD Policies and Guidelines as approved by 

the County Commission; 

G. Evidence of site control which would allow for development of the proposed project; 

H. An explanation in detail of how the TAD funds would be used in the development of the 

proposed project. 
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Upon completion of its review of application for TAD funding, the GRA Evaluation Committee will notify 

each respondent in writing with respect to whether their request was complete, and whether the GRA 

will recommend to the Gwinnett County Commission that the proposed project be considered for TAD 

funding, the suggested amount of that funding and its application to project components.  Applicants 

should expect that the GRA will take a minimum of 45 days to complete its work depending on the 

number and quality of funding requests received.   

The County Commission will consider the recommendations of the GRA for TAD funding of one or more 

projects and if approved, will direct the GRA to enter into a development agreement with one or more 

selected projects for funding.  The commitment of TAD funds to a given development will only be 

finalized upon the review and approval of a completed Memorandum of Understanding (MOU) between 

Gwinnett County and the selected applicant. 
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THE GREATER GWINNETT PLACE OPPORTUNITY ZONE  

In 2012, the Georgia Department of Community Affairs (DCA) approved the Greater Gwinnett Place 

Opportunity Zone.  An Opportunity Zone is Georgia’s strongest incentive for job creation.  It grants a 

special state tax break to companies who create two or more new jobs within the boundaries of the 

Zone.    

GREATER GWINNETT PLACE OPPORTUNITY ZONE 

 

Local governments which undertake redevelopment and revitalization efforts within designated 

opportunity zones qualify for the state’s maximum job tax credit of $3,500 per job.  The incentive is 

available for new or existing businesses that create two or more jobs.  The job tax credit can be taken 

against the business’ Georgia income tax liability and payroll withholding tax. 

Georgia’s Opportunity Zone program is administered by the Georgia Department of Community Affairs 

DCA.  Program information is available at: 

www.dca.state.ga.us/economic/developmenttools/programs/opportunityzones.asp 

To learn more about the Tax Credits available to businesses locating or expanding within a designated 

Opportunity Zone, contact Dawn Sturbaum at DCA at (404) 679-1585. 

  

http://www.dca.state.ga.us/economic/developmenttools/programs/opportunityzones.asp
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OTHER LOCAL AND STATE INCENTIVES 

In addition to the Tax Allocation District and the Opportunity Zone program, additional local, regional  

and state incentive programs may be available to support a wide variety of development initiatives, 

including business development, housing, parks and greenspace, infrastructure, and other activities.  For 

more information on these programs, please contact Robert Long, Economic Development Director at:  

robert.long@gwinnettcounty.com 

ZONING AND LAND USE POLICIES IN THE GWINNETT PLACE AREA  

Future Development Map: The Gwinnett County 2030 Unified Plan includes a Future Development Map 

for Gwinnett County.  The map shows that all of the Gwinnett Place TAD classified as a Regional Mixed-

Use center. 

The plan states:  

“Regional Mixed-Use Centers should be the County’s most intense concentration and mix of 

commercial, employment and residential developments. The dominant uses of these centers are 

non-residential, preferably office-based employment, but the residential component of these 

centers is significant, taking the form of mid-rise and high-rise development. Mixed-use was a 

relatively new zoning concept in Gwinnett County in 2008 and tends to be accommodated in 

separate zoning districts. These centers are envisioned to become Gwinnett County’s business 

core intermixed with shopping and housing opportunities. 

The mix of structure types may range from single story to high-rise development. High intensity 

development requires higher capacity infrastructure (roads, water and sewer delivery systems); 

therefore, the County must plan carefully for these centers and coordinate development 

approvals with capacity availability. These centers may also serve as the principal Transit 

Oriented Development (TOD) locations should transit services extend to them. To maintain the 

long term growth potential of these regional mixed-use centers and to make the best use of the 

public investment in upgrading infrastructure that may be required to serve them, regulations 

should encourage larger scale, integrated development in these mixed-use centers (and indeed 

also in the Community Oriented Mixed-Use areas). The various sector plans completed for sub-

county areas should provide adequate guidance as to where smaller-scale nonresidential 

development might be encouraged.  

Encouraged uses in the Regional Mixed-Use Centers include: Regional Mixed-Use, Office 

Professional, Ultra High Density Residential, High Density Residential, and Medium Density 

Residential (which may include townhouses). Free standing Commercial/Retail uses are 

acceptable as minor components of these centers, but are preferably mixed vertically or 

horizontally with other uses.”  (Gwinnett County 2030 Unified Plan). 

The zoning district associated with the Regional Mixed-Use land use category is MU-R (Mixed-Use 

Regional).  

mailto:robert.long@gwinnettcounty.com


GWINNETT COUNTY REDEVELOPMENT AGENCY 

Development Opportunities in the Gwinnett Place area      

18 

Current Zoning Map:   The majority of parcels in the Gwinnett Place Tax Allocation District are currently 

zoned C-2 (General Business) or C-3 (Highway Business), with a small number of isolated parcels zoned 

M-1 (Light Industry) or HRR (High-Rise Residence). 

Gwinnett Place -Area Current Zoning (January 2015) 

 

Source:  Gwinnett County GIS 
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Current Zoning District Specifications and Permitted Uses: The following table summarizes building 

specifications and permitted uses for zoning districts currently in use the Gwinnett Place TAD area, or 

appropriate for the Regional Mixed-Use land use category.  For detailed regulations, please refer to the 

Gwinnett County Uniform Development Ordinance. 

http://www.gwinnettcounty.com/static/departments/planning/unified_development_ordinance/pdf/udo_title_2.pdf 

Zoning C-2 C-3 MU-R 

District General Business Highway Business Mixed-Use Regional 

Min Lot Size None None None 

Max FAR None None 0.4 up to 5.0 with bonuses 

Max Height 45 ft. 45 ft. 5 story/75'  up to 25 story/300' 

with bonuses 

Min Lot Width None None 40 ft. 

Min Lot Size None None 15 Acres 

Min Common Area NA NA 15% 

Other Notes:   FAR bonuses allowed with 

approval 

Permitted Uses C-2 C-3 MU-R 

 

Hotel/motel Hotel/motel Dwellings (most) 

 

Industrial (light, office uses) Industrial (light, office uses) Hotel/motel 

 

Institutional (most) Institutional (most) Institutional (most) 

 

Office (most) Office (most) Movie studio 

 

Parking lot or deck Parking lot or deck Offices (most) 

 

Restaurant (drive-through) Restaurant (drive-through) Parking lot or deck 

 

Restaurant (full service) Restaurant (full service) Restaurant (drive-through) 

 

Retail (most, non-auto) Retail (most) Restaurant (full service) 

 

Retail services (most) Retail services (most) Retail (limited) 

 

Schools & universities  Schools & universities Schools & universities 

Permitted with SUP C-2 C-3 MU-R 

 

Check-cashing/pawn Check-cashing/pawn Dormitories 

 

Retail (auto-oriented)   

 

Schools (vocational)   

Prohibited  C-2 C-3 MU-R 

 

Dwellings- all Dwellings- all Check-cashing/ pawn 

 

Industry (heavy) Industry (heavy) Dwellings- mobile homes 

 

Industry (most light) Industry (most light) Industry (light and heavy) 

 

  Retail (auto-oriented) 

Source:  Gwinnett County Uniform Development Ordinance. 

  

http://www.gwinnettcounty.com/static/departments/planning/unified_development_ordinance/pdf/udo_title_2.pdf
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ATTACHMENTS 

We have included three attachments with this document: 

1) Unique Demographics of the Gwinnett Place area 

2) Gwinnett County Tax Allocation District Policies and Guidelines 

3) Sample TAD Funding Potential Analysis  

 

 

In addition, other documents are available for download at the following URL: 

http://www.gwinnettplacecid.com/GwinnettPlaceOpportunity 

 

 Activate Gwinnett Place: Multi-Modal Green Corridor Master Plan 

 Gwinnett LCI Ten-Year Update 

 Zoning and Land Use Maps 

 Gwinnett County Tax Allocation District #5: Gwinnett Place Redevelopment Plan 

 

 

http://www.gwinnettplacecid.com/GwinnettPlaceOpportunity
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ATTACHMENT 1: UNIQUE DEMOGRAPHICS OF THE GWINNETT PLACE AREA 
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ATTACHMENT 2: GWINNETT COUNTY TAX ALLOCATION DISTRICT POLICIES AND 

GUIDELINES 
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ATTACHMENT 3:  SAMPLE TAD FUNDING POTENTIAL ANALYSIS 

 

Below is a hypothetical example of potential TAD funding, using the bonding approach that could be 

generated by a potential project.  It is provided for illustrative purposes.  Proposers will need to make 

specific calculations for proposed projects.  

 

 

 

 

Units/SF Total

Per Acre Units/SF Total Acres 

Land Use Type

Condominiums 70 280 4

Retail 10,000            30,000     0

Parking  1.25/unit; 4/1000 1.25 470 1

Subtotal 5

Circulation/sidewalks 20% 1

Total 6

Development Costs Unit/SF 

Per Unit 118,000$      33,040,000$       

Retail 120$                3,600,000$          

Parking Spaces 15,000$         7,050,000$          

Land Cost per Unit 20,000$         5,600,000$          

Total Development Cost 153,120$  49,290,000$  

TAD Estimate

Market Value 41,896,500$       

Assessed Value 16,758,600$       

Property Taxes @.03135 525,382$              

Bondable at 120% DCR 437,818$              

Semi-Annual Payment 218,909$              

TAD Bond at 5.5% 25 years 5,809,224$          

Cap Interest 697,107$              

Debt Reserve 639,015$              

Issuance Cost 3% 174,277$              

Net TAD Proceeds 4,298,826$    

TAD Impact on Development 

Development Costs 49,290,000$       

TAD Subsidy 4,298,826$          

Net Development Cost 44,991,174$  

GWINNETT PLACE TAD: HYPOTHETICAL CONDOMINIUM DEVELOPMENT


