
���������

��	
���������
�������
��	�

�����

����
��

���������





GWINNETT LIVABLE CENTERS INITIATIVE | 15 YEAR UPDATE
JUNE 2017

PAGE 1

INTRODUCTION
Through the Livable Centers Initiative (LCI) Program, the Atlanta Regional Commission (ARC) partners with the region’s local cities 

and counties to assist major activity centers, town centers, and primary corridors in becoming more walkable and livable 
communities. The Gwinnett LCI area is currently a large area anchored by the I-85 corridor but stretching from north of Old 

Peachtree Road to south of Steve Reynolds Boulevard and encompassing two separate Community Improvement Districts (CID): 
the Gwinnett Place CID, which was formed in the March 2005, and the newly created (in June 2016) Sugarloaf CID. 

With such a large geographical area, various iterations of planning for the LCI area have had different focuses.  Prior to the formation 

of either of the CIDs, the original 2002 LCI plan focused on the then emerging area around Sugarloaf Parkway that included the 
newly opened Discover Mills (now known as Sugarloaf Mills) – an enclosed shopping mall – and a new indoor arena then known 

as the Gwinnett Arena but now known as the Infinite Energy Center.  

A 2012 update was sponsored by the Gwinnett Place CID and thus focused on the more southern half of the LCI area including the

concept of a “Great Lawn” and various initiatives to revitalize the predominately retail oriented area anchored by the enclosed 
Gwinnett Place Mall.

In order to remain eligible for the various benefits associated with being an LCI, ARC requires updates in five year increments.  This 

document is intended to serve as a 15 year administrative update to the Gwinnett LCI and further compile all of the various planning 
and initiatives that have occurred in the area since the previous 2012 LCI plan.  Additionally, given the large geographic area of the 

LCI and administration by two separate CIDs the ten year update recommended that the secondary tier area by made a separate 
LCI area. To implement this, the Sugarloaf CID is in the early stages of preparing a more detailed, major plan update for their 

portion of the LCI to serve as a companion document to this one. The completion of this update is anticipated in 2018.
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UPDATE PROCESS
Primarily administrative in nature, the process to update the Gwinnett LCI consisted of a four phase process as indicated in the 

graphic below.  As this update is being sponsored by the Gwinnett Place CID and primarily addresses the Gwinnett Place focus 
from the Ten Year Update, the update also inherently focuses on the Gwinnett Place area of the LCI study.  Nonetheless, the 

planning team also coordinated with staff from the new Sugarloaf CID to incorporate various efforts and initiatives being investigated
in that part of the LCI area as well as Gwinnett County Planning and Development to incorporate broader efforts being undertaken 

in the area.

Therefore, the initial stages of the process included compiling the various recommendations from the 10 year LCI plan as well as 

reviewing planning initiatives conducted since the completion of that LCI plan in 2012.  This review was used to complete the 
Evaluation & Appraisal report (articulated primarily as a ‘Report of Accomplishments’) which was further conducted in joint work 

sessions with Gwinnett Place CID and Sugarloaf CID staff.  With the progress of various LCI initiatives established, the next phase 
of the process included reviewing the ‘universe’ of projects and initiatives and coordinating again with Gwinnett Place CID and 

Sugarloaf CID staff to consider and develop a new five year action plan to address the items most critical and/or most likely to be 
addressed through the year 2022.  The process also included two briefings to the Gwinnett Place CID Board (the sponsor of the 

update).

FEBRUARY 2017

Initial Data Gathering

APRIL 2017
Draft Recommendations
Complete 5 Year Action Plan

MARCH 2017
Complete Evaluation & 
Appraisal Report

MAY 2017
Consider for Adoption
Coordination with ARC

Work Sessions with CID Staff

Briefings to Gwinnett Place CID Board



GWINNETT LIVABLE CENTERS INITIATIVE | 15 YEAR UPDATE
JUNE 2017

PAGE 3

EVALUATION & APPRAISAL REPORT
The section below summarizes all the activity that has occurred in the LCI area since the completion of the 10 year LCI plan in 

2012.  This includes:

Planning Initiatives

Regulatory Initiatives

Development Initiatives

A summary of the status of 10 year LCI plan recommendations in the form of a ‘Report of Accomplishments’

Planning Initiatives
Below are summaries of planning and project initiatives that have been conducted in the LCI area in the last five years.  Some of 
these planning initiatives are directly related to the LCI plan while others are not.

ACTivate Gwinnett Place Multi-Modal Green Corridor Master Plan
This plan was part of the Gwinnett Place CID effort to determine a strategy to reimagine the Gwinnett Place area to implement the 
existing LCI study and further the LCI’s vision of a walkable, dense, green community. The plan focused on what could be 
accomplished from the public realm since neither Gwinnett County nor Gwinnett Place CID have control over the potential 
redevelopment sites in the area.  The study recommended a series of “catalyst projects” which were designed to enhance mobility 
of all modes while encouraging new development and redevelopment in the area. These projects include a bike and pedestrian 
bridge over Satellite Boulevard, improving connections to McDaniel Farm Park, a Grand Promenade along internal streets 
enhancing bicycle and pedestrian mobility, various improvements to the existing Transit Center to improve service and comfort for 
riders, and the development of a regionwide detention pond that is subsequently being investigated by Gwinnett County.

CONCEPT PLAN OPTIONS 
DEPICTED IN 10 YEAR PLAN

REFINED CONCEPT PLAN DEPICTED IN 
ACTIVATE GWINNETT PLAN
Improvement at Satellite Boulevard and Pleasant Hill Road

McDaniel Farm Park Connections

Potential Mall Redevelopment

Potential Road Diets

Regional Stormwater Facility 
and Park Feature
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Gwinnett Place Connected – Trail Feasibility Study
Following up on a recommendation of the ACTivate Gwinnett, a trail feasibility study was conducted to determine connections to 
and from McDaniel Farm Park.  The resulting plan identified specific and feasible opportunities to connect McDaniel Farm Park to 
nearby Shorty Howell Park to the northwest, options to cross Satellite Boulevard and access Gwinnett Place Mall and Gwinnett 
Prado, and considerations for connecting to points to the east.   Gwinnett County has committed funding for a first phase to be 
constructed along Commerce Avenue.

Feasibility and Scoping Study for Potential Intersection Improvements at Pleasant Hill Road & Satellite Boulevard
The ACTivate Gwinnett Place study recommended an intersection improvement at Pleasant Hill Road and Satellite Boulevard to 
balance the opportunity for ‘place-making’ with the likely need that redevelopment of the area will necessitate traffic improvements.  
This study provided a more detailed assessment of the possibilities for the intersection including analysis of a Continuous Flow 
Intersection (CFI) concept as well as the circular intersection concept initially conceived in the ACTivate Gwinnett Plan. 

Mall Boulevard and Gwinnett Place Drive 
The ACTivate Gwinnett Place study also recommended the removal of one travel lane in each direction on both Mall Boulevard and
Gwinnett Place Drive in order to develop a complete street multi-modal and/or linear park type concept.  In 2016, Gwinnett Place 
CID committed funds to further study the feasibility of these initiatives through Preliminary Engineering.  At this time, conceptual 
plans have been developed and are being coordinated with Gwinnett County DOT, who has also committed funds for construction
and seeking a GTIB grant.

Streetscapes
Gwinnett Place CID has completed several sections of the various pedestrian enhancements and streetscapes recommended on 
Pleasant Hill Road and Satellite Boulevard in the ACTivate Gwinnett Place plan. Others are under construction and the CID has 
also committed Preliminary Engineering funding to complete the remaining segments.
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Corridor Studies
Gwinnett Place CID also conducted a series of corridor studies to address vehicular, pedestrian/bicyclists, and transit needs 
throughout the CID.  Following up from the 2012 LCI Plan, the original study was completed in 2013 and identified several short-,
mid-, and long-term projects for considerations.  A 2016 update expanded the study area, re-accessed previously recommended 
projects, and contemplated the impact of the 2013 opening of the Diverging Diamond Interchange (DDI) at Pleasant Hill Road and
I-85.

Gwinnett Way
Building off of the I-85 Corridor Light Rail Transit Feasibility study from 2010, the Gwinnett Way is a vision for a transportation 
corridor running just north of I-85 from the Infinite Energy Center through Gwinnett Place and on to Atlanta’s transit system. While 
not strictly a plan, the vision created includes high-quality transit service and a collection of linear trails connecting the areas 
greenspaces and economic hubs to the region’s broader trail and transit networks.

Regulatory Initiatives
Additionally, there have been several regulatory initiatives in recent years within the LCI area as depicted in the map below and 

following text.

Venture Drive Redevelopment Overlay District
In October 2016, the Gwinnett County Board of Commissioners approved an overlay zoning district for the area bordered by 
Pleasant Hill Road to the east, I-85 to the south, Steve Reynolds Road to the west, and Satellite Boulevard to the north. The 
district was further expanded in December 2016 to cover a triangular shaped area bordered by Pleasant Hill Road on the west, 
Old Norcross Road to the north, and Satellite Boulevard to the east. This overlay district allows for greater flexibility in density 
and building heights as well as establishing standards for infrastructure improvements in order to encourage redevelopment of 
the area.
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Opportunity Zone
Following an earlier approval by the Gwinnett County Board of Commissioners, in December 2012 the State of Georgia 
Department of Community Affairs designated an area within the Gwinnett Place region as an Opportunity Zone.  Opportunity 
Zones allow for tax credit incentives to spur economic activity including:

Up to $3,500 per new Georgia job created
A low job creation threshold (only 2 jobs)
Use of the job tax credits against 100 percent of income tax liability and withholding
Any business can be considered a “business enterprise”

Tax Allocation District
In 2014, the Gwinnett Place CID and Gwinnett County collaborated to expand the Tax Allocation District (TAD) for Gwinnett Place.
TADs allow a portion of property tax revenue over a set base value to be reserved for larger projects, often related to public
infrastructure. The projects are expected to increase the value of the property so the additional taxes goes towards the TAD fund. 
In this case, Gwinnett County administers the fund and proposed projects within the TAD area can be submitted for eligibility.
Gwinnett’s TAD regulations prohibit the use of TAD funds unless the project can prove that the project is not feasible, “but for” the 
use of TAD financing. In addition TAD financing generally cannot exceed 15% of the project total, and the applicant must provide 
their own 15% funding to be considered- however there are exceptions for public infrastructure projects and “large redevelopments 
that have a significant public benefit”. TAD funds can be used to redevelop failing or underperforming properties, reduce poverty, 
and help implement the County’s economic strategy among other goals. The types of projects in addition to public infrastructure 
includes “medium density and high density residential, mixed-use redevelopment, institutional-public, office-professional, and office-
distribution-technology, light and heavy industrial.”

Development Initiatives
Several development initiatives have either been implemented since the 2012 LCI plan or are in the planning process.   The locations 
of these initiatives is provided below followed by text summaries.

The Prado
The Gwinnett Prado shopping center is currently being considered for a major redevelopment project that will include converting 
the suburban style shopping center to a more walkable development that will include a mix of uses.

Gwinnett Place Mall
The owners of Gwinnett Place Mall are currently considering and developing concept plans for redevelopment.

Mall Corners
The owners of Mall Corners are also currently considering and developing concept plans to redevelop.

Quintus Development
Quintus Development is planning to build 289 apartments as part of a 17 acre proposed mixed use site on Steve Reynolds 
Boulevard that would also include about 40,000 square feet of retail and office space. 

Infinite Energy Arena Development
The campus area anchored by the Infinite Energy Arena is currently undergoing planning for development as a public-private 
partnership that will to include new housing, retail, office, hotel, and restaurants on the site with an emphasis on the area as an 
entertainment district.  Recently, North American Properties was hired to be the lead developer.
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Sugarloaf Walk
Sugarloaf Walk is a 21.7 acre mixed used development that is anticipated to include 302 apartments, 26,783 square feet of 
commercial and retail space, and 100,000 square feet of office space. Bordered by Meadow Church Road, Duluth Highway, and 
Primerica Parkway, the development was approved in April 2017 by the Gwinnett County Board of Commissioners on the conditions
that buildings be at least three stories tall.

Sugarloaf Summit
Sugarloaf Summit is a rental apartment complex with 13 buildings (12 apartment buildings and 1 clubhouse) comprised of 378 
units.  It is located at 1887 Duluth Highway immediately to the south of Sugarloaf Mills. This complex was recently completed in 
early 2017.

The Meadow
The Meadow is currently proposed as a three-building, 186 unit development to be located on a 7.68 acre tract on Meadow Church 
Road. As currently envisioned, the development would include two residential buildings, a medical building, and a parking garage.
A public hearing for the development is anticipated to occur on July 10, 2017.
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Report of LCI Accomplishments
A report of specific accomplishments recommended from the 10 year LCI plan are included in Attachment A.

Evidence of Implementation
Select implemented projects from the 10 year LCI plan are provided on the following pages.

BEFORE AFTER

Pleasant Hill Road Interchange Improvement
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BEFORE AFTER

Pleasant Hill Road Streetscaping

BEFORE AFTER

Pleasant Hill Road Streetscaping
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BEFORE AFTER

Pleasant Hill Road Streetscaping
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DURING CONSTRUCTION AFTER

Satellite Boulevard Streetscaping

DURING CONSTRUCTION AFTER

Satellite Boulevard Streetscaping
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Recommendations
From the ‘universe of projects and initiatives’, projects were reviewed and separated into three separate time frames as indicated 
below and in Attachment B.

5 Year Action Plan – These represent the initiatives deemed to be either the most important and/or have some anticipated 
funding or other mechanism for implementation in the next five years.  As there are several projects on this particular list,

it should be noted that some of these projects may not be entirely implemented in the next five years but early phases of 
development (such as preliminary engineering for transportation projects) may be possible.

Other Initiatives – These include other non-transportation initiatives that should continue to be pursued to support the LCI 

plan.

Mid-Term and Long-Term Improvements – These are other supporting projects that may not be possible to begin 

implementation in the next five years but are nonetheless important to address the long-term goals of the LCI plan.

Other Long-Term Improvements – These are additional projects that should continue to be considered as the LCI plan 
evolves.
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