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1. Introduction 
The Gwinnett Place area has the potential to be one of the nation’s largest and most exciting redevelopment 

projects. Gwinnett County‘s acquisition of the core Gwinnett Place Mall property and adjacent parcels 

slated to become a transit center is a promising step in a decades-long effort to reverse the mall’s 25-year 

trend of disinvestment  

Gwinnett County, the Gwinnett Place Community Improvement District (CID), and local community partners 

have put a great deal of thought and effort into planning and visioning studies for the area. A new 

revitalization strategy is currently underway to determine the next steps in implementing a redevelopment 

strategy for the area around the Gwinnett Place Mall. In addition to the 49 acres of county-owned land at 

the Gwinnett Place Mall and transit center, hundreds of acres of privately-owned adjacent land are primed 

for catalytic change. The redevelopment of the county-owned mall and transit center properties will open 

the door to further investment, growth, and change in this larger area. 

Redevelopment Opportunity 

Although the centerpiece of the Gwinnett Place area is an aging mall, the potential of this project goes far 

beyond the redevelopment of the mall itself. The County owns 49 acres of land directly, including the mall’s 

central core and one anchor parcel, as well as several other nearby parcels. Additional privately-owned 

vacant and underdeveloped parcels in or near the mall’s ring road add another 80 acres of land that is “low 

hanging fruit” for redevelopment, bringing the total to approximately 130 contiguous acres primed for 

redevelopment. Some of the property owners of those key privately-owned parcels have openly expressed 

interest in being partners in the redevelopment process, while others have not openly made declarations of 

support.  

This land area is roughly equivalent to the Buckhead Central Business District in Atlanta, which contains 

8.1 million SF of commercial real estate and over 1,600 housing units. If the 2,000+ acre Gwinnett Place 

Mall area were to be redeveloped at the moderate densities and property values already seen in other 

emerging areas of Gwinnett County (such as Duluth and Suwanee), it could add $1 to $2 billion of new 

development value to Gwinnett County, along with thousands of jobs, thousands of housing units, and 

countless new commercial, civic, and cultural resources. The Greater Gwinnett Place Mall area (encircled 

by Pleasant Hill Road, Satellite Boulevard, and Interstate 85, which represents the logical and natural edge 

of the core area) is over 300 acres, more than doubling the footprint of the long-term redevelopment 

opportunity. 

This report will present an analysis of the tools and programs that might be used to promote the 

redevelopment of the Gwinnett Place Mall and surrounding area. It will present tools and structures 

available right now in Gwinnett and Georgia, as well as select tools that are used in other states and 

jurisdictions but are currently not available to use in Gwinnett County.  

These implementation tools will also be supplemented by a review of tools and structures like these have 

been used in national best-in-class redevelopment projects, including former malls, airports, industrial 

brownfields, and other large-scale projects. These will be reviewed along with a strategic summary showing 

how each project was structured, managed, and funded. 

The Day-to-Day Work of Redevelopment  

It is easy and compelling to oversimplify the redevelopment process- to conceive it as a single task 

undertaken by a single organization, agency, or company. Redevelopment is a complex orchestration of 
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multiple, interdependent moving parts and stakeholders working in concert to achieve a common goal. In 

fact, the most challenging aspect of redevelopment is the day-to-day management of a wide range of 

administrative and executive tasks. In most effective redevelopment scenarios, the project is managed by 

a “quarterback” in the form of a project manager or agency is critical. This quarterback will enlist the 

support of many specialists and partner individuals and organizations, ensuring that those partners are 

working towards a shared vision and desired outcome. 

Redevelopment Quarterback Tasks 

Development Task Sample Task Description 

Site & Property 
Management 

Leasing and management of existing and interim uses, cleanup, 
landscaping; 

Security & Public Safety Security patrols, monitoring vacant land & buildings, trash & graffiti, lighting; 

Communications & Public 
Relations 

Relations with public, neighbors, partners & elected officials, marketing 
towards potential development partners and tenants; 

Community Support Involve and brief community on redevelopment vision and progress. 
Summarize and incorporate feedback in the program; 

Planning & Visioning Master planning, infrastructure planning, implementation planning; 

Funding & Financing For infrastructure, public improvements, and acquisitions, developer 
subsidies; 

Programming Interim uses for interim spaces: movies, food trucks, sports, festivals, 
holiday programming; 

Land Planning & 
Engineering 

Site development, infrastructure, roads, water & power, zoning & land use 
applications, appeals & permits, code revisions, overlay districts; 

Real Estate & Legal 
Administration 

Property acquisition, sales, and assembly; contract administration, land 
platting & subdivision, infrastructure easements and conveyances; 

Infrastructure Facilitate funding, construction, and implementation of infrastructure such 
as water & sewer, stormwater facilities, roads, and sidewalks; 

Implementation & Project 
Management 

Manage and communicate with a wide range of redevelopment partners, 
including elected officials, staff, public & private development partners, and 
community leaders. Manage scheduling, timing, and funding of 
redevelopment elements in a coordinated and timely manner. Provide 
attention, focus, and continuity to the project. 

The role of the redevelopment quarterback can be housed in any one of many organizational structures, 

which will be explored in more detail below. However, in a project of the magnitude of Gwinnett Place, it is 
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crucial to recognize that the job will involve dedicated, hands-on, full-time participation from at least several 

individuals with strong administrative, technical, and business skills, along with a host of specialists and 

consultants. It is also essential to recognize that most redevelopment projects of this scale take not years 

but decades. The roles and responsibilities of the quarterback must outlast the tenure of individual 

participants, economic cycles, and election cycles. Over this time, it is also likely that the initial 

redevelopment vision will change based on evolving market and economic conditions, community vision, 

and county leadership. 

Redevelopment Tools and Structures 

Implementing a long-term, large-scale redevelopment vision requires a wide selection of administrative, 

economic, and financial tools. In most cases, ample tools are available to be used. Often, the bottleneck 

slowing redevelopment progress lies in deciding which tools to use and when to use them, garnering 

community political and financial support, and finally following through with a plan and a commitment to 

utilize those tools. 

It is fair to ask why these redevelopment incentive tools are necessary and why redevelopment should not 

be left to market forces alone. Incentives and subsidies, both financial and practical, are a way that 

organizations with interest in the future long-term economic health of Gwinnett County and the Gwinnett 

Place area can influence the shape, speed, and scope of redevelopment to ensure that the redevelopment 

is consistent with policy goals: 

• Conforming with a master-plan vision; 

• Helping early-phase developers and investors mitigate market uncertainty until a critical mass of 

businesses, amenities, and services provides a more stable real estate market; 

• Provide for public services and amenities that might not be delivered under market-driven 

conditions alone, such as parks, trails transit, or affordable housing; 

• Provide for a higher or better quality of building and design features to ensure long-term value; 

• Create a whole that is greater than its parts by installing a connective framework that creates a 

great place. 

The future of the Gwinnett Place area is an exciting, one-of-a-kind redevelopment opportunity. However, the 

individual processes, tasks, design elements, and funding scenarios–from the financial agreements to the 

design of its buildings, plazas, and public art - are all likely to follow similar tried-and-true processes from 

other precedent projects. Loans, bonds, buildings, infrastructure, and streetscapes will be informed by and 

modeled after prototypes and case studies that have already occurred many times in Gwinnett, in the larger 

Atlanta region, or elsewhere in the United States. 

Gwinnett County has a robust set of redevelopment tools, and it is very likely that all of the tools required 

to achieve the future redevelopment vision of the Gwinnett Place area already exist. The challenge is in 

knowing which of those tools is best suited to each particular element of the overall redevelopment, what 

group or organization is best positioned to manage or implement that tool, and how to structure funding 

for that element.  
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2: Redevelopment Toolbox 
Redevelopment tools can be grouped into four categories:  

• Master Plan;  

• Tools for planning, administration, and construction of land, buildings, and physical infrastructure; 

• Tools to incentivize or support business, quality-of-life, and activity within the redevelopment area 

as it gradually becomes established; 

• Organization structures that have a role in the administration, financing, development, 

construction, or operations within the redevelopment area. 

 

Master plan 

The most important tool of all is a master plan that defines the vision of the community. This plan, which 

should incorporate physical planning and design, aspirational goals, land use goals, and community 

priorities, will be the guiding document that guides all of the far-ranging tasks that make up the steps of 

the overall development process. This master plan should be reviewed and updated regularly to account 

for progress, changing market conditions, and changing community priorities. Master plans are most 

effective when developed with the input and participation from a wide range of community partners and 

stakeholders. 

 

Tools for planning, administration, and construction of land, buildings, and 
physical infrastructure 

These tools can be used to fund, administer, or facilitate the redevelopment area’s physical environment, 

including land acquisitions, silt planning, infrastructure, buildings, and public space. This is the physical 

framework that will later support the homes, businesses, activities, events, and culture that will define the 

spirit of the redevelopment area.  

Tax Allocation Districts (TAD)/Tax Increment Financing (TIF) 

Gwinnett County Tax Allocation District #5: Gwinnett Place was established in 2013. TAD financing, also 

known outside of Georgia as tax increment financing (TIF), allows property value growth within a 

designated TAD area to be captured reinvested back into that area. In this way, the value growth resulting 

from public and private investment can be recirculated to incentivize further growth. Increases in property 

tax, generated by new investment in the TAD, create higher property tax revenues, which are allocated to 

pay infrastructure costs or certain private development costs within the TAD. In the Gwinnett Place TAD, 

an investment that increased underlying property values by $10 million would create TAD revenue of 

$100,000 annually, revenue that could be reinvested in infrastructure, public space, or subsidies that could 

incentivize development partners to achieve public policy goals such as parks, jobs, or affordable housing. 

TAD funding can also be capitalized through debt using TAD revenue bonds or loans to provide additional 

funding in the early phases of a project, with the ensuing TAD revenue dedicated to satisfying those debt 

obligations.  

TAD funding in Gwinnett is overseen by an appointed board called the Gwinnett Redevelopment Agency, 

guided by a set of TAD policy guidelines and a written redevelopment plan. The Gwinnett Place TAD has 

not yet been used as a funding tool since being established in 2013 
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Sales Tax Turn-Back  

These operate similarly to TADs but capture the value of increased sales taxes instead of property taxes. 

As public and private investment drives more retail activity and sales, a share of the incrementally increased 

sales taxes is captured and reinvested into the area. Sales tax turn-back is not currently allowed in Georgia, 

but it could potentially be implemented by the state legislature.  

Bonds 

Bonds can be issued by a variety of entities to support the high costs of early phases of redevelopment, 

backed by the expectation that over time that investment will provide increased revenue or public benefit 

sufficient to cover the costs of repaying that debt over time. 

Revenue Bonds 

A revenue bond is a category of municipal bond supported by the revenue from a specific project, 

such as tolls or user fees. TAD bonds are revenue bonds backed by future revenue flows from the 

Tax Allocation District. In Gwinnett County, revenue bonds can be issued by development 

authorities, transportation authorities, and other agencies empowered by law to do so. 

General Obligation Bond 

A general obligation bond (GO bond) is a municipal bond issued guaranteed by the taxing power of 

a jurisdiction. GO bonds can be issued by jurisdictions and development authorities and can be 

used to raise funds to fund public projects, particularly those not expected to generate revenue. 

These bonds are repaid over time through tax revenues. 

Housing Opportunity Bond 

Housing Opportunity Bonds are designed to provide grants and below-market interest loans to 

developers and builders to incentivize housing-related spending that aligns with public policy goals. 

Funding allocations from these bonds are often used to help public and private development 

partners finance the acquisition, construction, or renovation of housing.  

Tax Credits and Abatements 

Another way to facilitate or incentivize physical development is to alter how property, business, and sales 

taxes are assessed towards projects that align with public policy goals. This generally reduces the tax 

obligations of those participating projects for a period of time, helping to enhance the construction and 

operation cash flows for projects that might otherwise not be economically feasible. 

Low Income Housing Tax Credits (LIHTC) 

The Low-Income Housing Tax Credit (LIHTC) program is a federal subsidy targeted at the 

acquisition, construction, or rehabilitation of affordable rental housing. In Georgia, private or public 

housing developers can apply for the LIHTC credits through the Department of Community Affairs 

(DCA). A limited number of credits are granted each year, so it is a competitive process, and eligible 

projects must meet strict standards for affordability. LIHTC tax credits representing a proportion 

of the total project cost are then issued to the developer over ten years. Developers can capitalize 

those tax credits by selling them to investors on a secondary market. 
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Tax Abatements 

Most Georgia counties have programs that allow abatement of property taxes for projects that 

align with economic development or public policy goals. Georgia state law is very restrictive on 

uniformity of taxation, so in most cases, tax abatements are structured through sale-leaseback or 

bonds for title arrangements. These are structures in which a development authority or similar 

organization issues bonds or other consideration in exchange for full or part ownership of a 

building or property. As a public body, the development authority will be exempt from paying 

property taxes, and the share of the project held by the development authority will be exempt from 

property taxes. Generally, the share of the project owned by the authority is reduced over time until 

the property is 100% privately held and paying its full share of property taxes. The goal of these 

programs is for the public agency to incentivize private projects or buildings that satisfy public 

policy goals or otherwise benefit the public interest.  

Zoning & Entitlements 

Venture Drive Overlay District 

Certain areas in the greater Gwinnett Place area are part of a zoning overlay district called the 

Venture Drive Overlay District. This district does not include most of the area around the Gwinnett 

Place Mall. The overlay district allows for higher densities, unlimited building heights, and a 

streamlined approval process for projects that meet programmatic guidelines.  

Height & Density Bonuses and Overlay Districts 

Height and density bonuses allow jurisdictions to use zoning codes to incentivize development 

projects aligned with local public policy goals. In these cases, the zoning code allows developers 

who meet certain criteria to build more units than would ordinarily be allowed on a site by the 

underlying zoning code (typically by allowing increased density or building height). In exchange, the 

developer will commit to meeting public policy goals, such as including a certain number of below-

market-rate units in residential development. This arrangement enables developers to recoup 

some, or all of the foregone revenue associated with meeting that policy goal.  

For density and height benefits to be effective incentives, the market conditions must be 

sufficiently robust that market pricing would make building beyond the permitted zoning envelope 

economically feasible. Currently, in the Gwinnett Place area, prevailing commercial rents do not 

support the high-rise development patterns that would be required to take advantage of height and 

density bonuses such as those in the Venture Drive Overlay District. 

Expedited Approval Processes 

Delays during any stage of the development process increase overall development costs. 

Expedited approval processes can decrease the time required for pre-development and 

construction, thus reducing the overall costs of development. Expedited approvals also reduce 

uncertainty in redevelopment projects, increasing efficiency and further reducing costs. Expedited 

approvals can include prioritized permit review and approval, the acceleration or reduction of public 

hearing dates for rezoning requests, special use permits, variance requests, and increased 

responsiveness for building inspections during construction.  
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Fee Waivers or Reductions 

Waivers or reductions of development and construction-related fees reduce development costs, 

including permit fees, inspection fees, fire fees, water resources fees, and impact fees (where 

applicable). 

Reduced Parking Requirements 

Most zoning categories in Gwinnett County specify a minimum number of off-street parking spaces 

created for each unit in a new development. Parking, especially structured parking, is costly, and 

minimum parking requirements can drive up development costs. The reduction or elimination of 

parking minimums can reduce the total cost of development. In some cases, public agencies will 

build public parking structures to support commercial and residential uses. However, even with 

reduced parking minimums, market demands require developers to construct adequate parking to 

appeal to potential residential or commercial tenants, so the often potential benefits of reduced 

parking requirements are limited by market forces  

Self-Taxing Districts 

Community Improvement Districts (CIDs) & Business Improvement Districts (BIDs) 

Community Improvement Districts (CIDs) and Business Improvement Districts (BIDs) are 

geographically-defined districts where property owners have agreed to pay for additional services 

within the district, funded by a self-imposed tax (and, in some cases, fees or payments in lieu of 

taxes.). These organizations provide services, administration, and funding for activities that 

enhance their area. Gwinnett Place has had an active CID, the Gwinnett Place CID, since 2006. The 

Gwinnett Place CID manages landscaping and maintenance, security, branding and signage, 

leadership, advocacy, and other services which enhance and benefit the area. The CID also funds 

research, planning and design studies, local infrastructure projects, and other initiatives to benefit 

the area. 

Special Service District (SSD)   

Special Service Districts (SSD) are specific geographically based tax districts authorized by the 

Georgia Constitution. SSDs are created to fund additional services within special districts by 

layering an additional property tax millage on properties within the district. SSDs can support 

redevelopment efforts by raising revenue for infrastructure and other expenses. SSDs, while useful 

as funding tools, can work against redevelopment goals as the revenue generated by the SSD 

comes at the expense of additional tax burdens on local property owners and new development 

growth within the district. 

SSDs differ from CIDs in that while CIDs are created and authorized by the participating property 

owners, SSDs are created and authorized “top-down” by the local municipality or state legislature. 

While CIDs are limited to commercial properties, SSDs may impose taxes on both commercial and 

residential properties.  

Public Spending on Infrastructure 

Direct spending on infrastructure by public agencies directly enhances the property values and 

marketability of adjacent and nearby properties. This is one of the most direct ways that local jurisdictions 
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(including public agencies, development authorities, and organizations such as BIDs or CIDs) can 

incentivize redevelopment projects that align with public policy goals. 

General Fund 

Gwinnett County and its departments and agencies can prioritize regular spending in projects and 

areas that support and enhance redevelopment goals. The County can use normal funding 

channels to direct departments such as transportation, parks, and water resources to build 

infrastructure (such as roads, sidewalks, stormwater infrastructure, and parks) in redevelopment 

areas that lack these amenities. This reduces the burden on private development partners to fund 

these public amenities and increases value and market potential to redevelopment areas 

SPLOST 

A SPLOST is a special purpose local option sales tax targeted to fund specific eligible projects. 

These often include roads, sidewalks and bicycle paths, public buildings, and infrastructure 

improvements. Gwinnett approved its most recent six-year SPLOST in 2017. This SPLOT allocates 

$486 million for transportation projects (including roads, bridges, intersection improvements, and 

sidewalks), $109 million for recreational facilities, and additional funding for public safety facilities, 

libraries, and senior service facilities. This SPOST spending, and future SPLOST spending, could be 

focused on projects and facilities located in county-owned redevelopment areas like the Gwinnett 

Place area. 

Tax Allocation District 

TAD revenue, or bonds or loans secured by anticipated future revenues in the Gwinnett Place TAD 

can be used for infrastructure spending within the TAD district. According to the Gwinnett Place 

TAD redevelopment plan, 30% of spending from Gwinnett Place TAD revenue is to be allocated to 

transportation and mobility enhancements, 20% to area-wide infrastructure improvements, and 

10% to public space and landscaping lighting and other improvements. 

State & Federal funding 

Numerous state and funding programs are available to support transportation, transit, and housing. 

In most cases, these programs are prioritized and managed at the regional and state level. 

Coordination and advocacy at the county level are required to access these resources. The United 

States Department of Transportation recently announced a plan for $2.5 in the 2022 federal budget 

to “advance the construction of 25 rail, bus rapid transit, and streetcar projects as well as other 

projects that may become ready for funding in FY 2022. 

Gwinnett County Transit Funding 

Gwinnett County has unsuccessfully tried to pass a referendum to levy a local transit sales tax and 

partner with other regional transit agencies to provide heavy rail and other transit infrastructure 

and services in Gwinnett County. The most recent referendum anticipated $12 million to be raised 

for transit funding. If a transit funding referendum were to be successfully implemented in 

Gwinnett, that revenue could be targeted on the Bus Rapid Transit line proposed to connect the 

Gwinnett Place area with other activity centers in the region. 
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Development Authorities and Agencies 

Gwinnett County currently has at least three agencies that are legally empowered to exercise 

redevelopment powers, including buying and selling property, issuing loans and bonds, and exercising other 

redevelopment powers such as eminent domain. 

• Gwinnett County Redevelopment Agency  

• Urban Redevelopment Agency of Gwinnett County  

• Development Authority of Gwinnett County  

It is also possible to form additional Urban Redevelopment Agencies or Downtown Development Agencies, 

with similar redevelopment powers, restricted to designated Urban Redevelopment Areas that meet the 

requirements of the State Redevelopment Powers law.  

Any development authority granted with redevelopment powers under state law would be able to offer 

several essential tools to incentivize redevelopment at Gwinnett Place: 

Development Authority Grants 

A development authority grant can fund projects and programs to spur the economy and promote 

economic development priorities. Through their development authorities, local governments can 

issue grants to fund projects that support the construction of infrastructure, facilities, and 

structures that align with public policy goals. 

Development Authority Bonds and Loans  

Development authorities can issue low interest, tax-exempt bonds, and loans to assist developers 

in their efforts to revitalize and enhance targeted redevelopment areas. These bonds and loans are 

typically offered rates lower-than-market rate financing. Loan and bond programs are often 

focused on projects that achieve public benefits or help achieve stated public policy goals for a 

specified area.  

Redevelopment Powers  

Counties, cities, and development authorities in Georgia may exercise redevelopment powers, 

including condemnation and eminent domain, to acquire properties for infrastructure or other 

qualified purposes, which can include redevelopment projects as part of an economic development 

plan. Eminent domain is a complicated and controversial tool: State and local laws and policies 

concerning the use of eminent domain for economic development purposes may limit their 

applicability in certain areas. 

Grant Programs  

Deal-Closing Fund/Regional Economic Business Assistance (REBA) 

The Georgia Department of Community Affairs (DCA) administers grants through local 

development authorities to “help ‘close the deal’ when companies are considering Georgia and 

another state or country for their location or expansion. REBA funds may be used to finance various 

fixed-asset needs of a company including infrastructure, real estate acquisition, construction, or 

machinery and equipment.” [DCA] 
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Community Development Block Grant (CDBG) 

The Community Development Block Grant program is administered by the U.S. Department of 

Housing and Urban Development (HUD) to assist eligible communities in development projects 

that conform with federal and local policy goals. Jurisdictions and eligible nonprofits can apply for 

CDBG funding on a yearly cycle. CDBG grants can be applied to public facilities, infrastructure, 

public services, housing, and blight remediation. 

Livable Centers Initiative (LCI) Planning and Implementation Grants 

The Atlanta Regional Commission’s Livable Centers Initiative (LCI) is a grant program to promote 

communities that are vibrant and walkable. The program offers funding for planning and 

implementation of projects identified in those planning processes. The Gwinnett Place area is 

already designated as an LCI community, with two existing LCI plans and a new master-planning 

process funded by the LCI program underway in 2021. Gwinnett County, as the sponsoring agency, 

can apply for implementation funding for projects identified in any of these plans.  

CDAP Implementation Grants 

Atlanta Regional Commission’s Community Development Assistance program funds planning and 

technical assistance projects for projects that enhance resilience and equity. 

Other Tools and Programs 

Code Enforcement 

Vigorous code enforcement on blighted properties can act as an inducement for owner of those 

properties to improve the quality of their properties. Violations and fines can increase the carrying 

costs of blighted properties, perhaps inducing owners of those properties to sell. 

Land Bank 

A land bank is a government-backed entity that acquires vacant, abandoned, or tax‐delinquent 

properties, clearing lien or title complications and returning them to productive assets. Typically, 

land banks are created as public entities by a local ordinance. A land bank could help the Gwinnett 

Place redevelopment process by acquiring, holding, and assembling key redevelopment parcels to 

facilitate the redevelopment process. 

Community Land Trust 

A community land trust is a nonprofit organization that acquires, retains, and manages scattered 

parcels of land with the goal of maintaining or promoting housing affordability. Land trusts often 

work in partnership with land bank authorities. 

Federal Opportunity Zone Program 

The Federal Qualified Opportunity Zone distinction was created by The Tax Cuts and Jobs Act 

(2018) to incentivize investment and economic growth in low-income communities by allowing 

investors to defer federal taxes by investing in designated areas. When the program was 

announced, the window for eligibility was relatively narrow, and the Gwinnett Place area did not 
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receive Federal Opportunity Zone designation. At this time, there are no plans to expand the 

program. 

Nonprofit Partners 

Organizations such as Park Pride and the Path Foundation can often assist in fundraising, 

administration, and land acquisitions for amenities such as parks and trails, that incentivize and 

enhance private investment in redevelopment areas. 

 

Tools to Support Business and Investment 

While the physical framework of a redevelopment area is crucial, it is also essential to consider the 

businesses that occupy the offices, stores, and restaurants of the redeveloped area. These businesses, 

along with housing and cultural activities, bring life and activity to these areas and generate economic 

activity and public revenues in the county. It is imperative to incentivize businesses that are early adopters 

of a redevelopment area. These early businesses often struggle as a critical mass of other businesses, 

residents, visitors, and activity is gradually built within the redevelopment area.  

Tax Abatements for Business Recruitment 

Tax abatements help reduce the initial costs of opening a business. They are granted by county or state 

economic development departments or development authorities and can provide eligible businesses full 

or partial relief from property or payroll taxes for a specified period, typically between 5 and 10 years. 

Opportunity Zone Tax Credits (OZ) 

Much of the Gwinnett Place area falls within a state-designated Opportunity Zone (which is distinct from 

the aforementioned Federal Opportunity Zone). Businesses establishing net-new jobs within the 

Opportunity Zone can be eligible for state payroll tax credits worth $3,500 per job created for five years. 

The Greater Gwinnett Place opportunity Zone program in place since 2012 is scheduled to expire next year. 

Efforts to have it extended are currently underway by Gwinnett County and the Gwinnett Place CID. 

Less Developed Census Tract (LDCT) 

Portions of the Gwinnett Place area are in census tracts currently designated by the State of Georgia as 

Less Developed Census Tracts. Businesses that create five or more net new jobs in one of these designated 

tracts are eligible for certain state job credits. Tract eligibility is reevaluated each year. 

State Job Tax Credits 

Companies that create 25 or more jobs in key target sectors may be eligible for job tax credits of $1,250 

per job through Georgia Department of Community Affairs (DCA). 

Development Authority Programs 

Grants 

Development authority grants can be used to incentivize targeted business economic development 

as well as physical development.  
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Loans and Bonds 

Development Authority loans for business growth and retention can assist businesses who need 

access to start-up, expansion, and investment capital.  

Revolving Loan Funds 

A revolving loan fund (RLF) provides gap-financing for development and expansion of small businesses. 

RLFs are typically established by development authorities or purpose-built nonprofit corporations. They are 

typically used to fund the acquisition of land or buildings, construction, renovation, and operating capital. 

Initial funding for a revolving loan fund typically comes from public sources, but it can also include 

participation from private financial institutions philanthropic organizations. 

State & Federal programs 

Numerous state and federal programs are available to support small businesses through grants and loan 

programs. 

Reduced or Abated rent 

Often, early-entering businesses are incentivized by receiving reduced or abated rents in the early phases 

of a building or area’s redevelopment. In many cases, a restaurant or store in an emerging redevelopment 

area or building can be considered an amenity or loss leader that drives other residential or commercial 

tenants into a newly-established area. Once the building or area is sufficiently occupied and self-supported, 

the building’s owner can escalate the rent to market rates. 
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3. Organizational Structures 
A large redevelopment project can be structured in many ways. Rarely does a single agency or organization 

take control of a large-scale redevelopment project and accomplish the redevelopment goals single-

handedly. In most successful redevelopment projects, a multi-layered organizational structure is built, with 

different organizational partners handling specialized tasks that they are best suited to manage. These 

tasks include administration, public outreach, communications, financing, design, construction, 

infrastructure, and master planning.  

Control of land 

Ultimately, control and oversight of any element of the redevelopment fall under the authority of whoever 

controls the underlying land. In many cases of large-scale development, the parcels underlying a master-

planned project area will be owned by a blend of public and private owners, sometimes with concurrent 

interests, sometimes with opposing interests. These cases present an opportunity for the “quarterback” 

organization to utilize partnerships to leverage tools (both regulatory and financial) to incentivize all land 

partners to work towards a common interest. 

Land owned by a public agency, such as the county government or one of its development authorities, can 

be conveyed for redevelopment in several ways: 

• Direct ownership: the county or a public development authority can act as owner and developer, 

usually for a public purpose such as a government facility, library, or park. 

• Large-parcel sale: the public owner would convey a large parcel (or assemblage of parcels) to a 

private-sector master developer, typically through a Request-For Proposals (RFP) or Request for 

Qualifications (RFQ) process. In both of these cases, the public-sector agency initiating the project 

would have an opportunity to frame a vision for the resulting redevelopment through restrictions 

to be negotiated through a development agreement. 

• Sale of building pads: a public-sector owner could work through its own internal master-planner to 

install underlying infrastructure on the site to define building pads within the master plan. The 

infrastructure and master plan would add value to the individual building pads. These building pads 

could be conveyed to individual “vertical developers” through a similar RFP or RFQ process. 

• Ground lease: the public sector owner could retain ownership of the underlying land and instead 

lease the right to develop on that land (typically for 99 years) to a master developer or vertical 

developer. While ground lease arrangements allow the public sector owner to maintain ownership 

and control of the underlying land, developers building on leased land frequently encounter more 

difficulty securing financing. 

Redevelopment Structures 

Most successful large-scale redevelopment projects employ a multi-layered redevelopment structure. The 

redevelopment of the Gwinnett Place area would most likely incorporate some combination of the following 

organizations or entities: 

Gwinnett County Government 

Gwinnett County Government could take the role of master developer of County-owned land. This 

structure would give the county the most control of redevelopment. However, this is not a practical 

model for complicated, large-scale redevelopment. County government is not well-situated to 
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manage redevelopment efficiently. Requirements for openness and transparency, the robust public 

participation process, and the speed of government (typically much slower than the speed of 

business) make it difficult for public agencies to conduct real estate transactions. Furthermore, 

County staff and elected officials are often focused on their primary job of governance, preventing 

them from becoming fully engaged with the day-to-day executive tasks of redevelopment. 

Master Developer 

In this model, a master developer acquires the rights to develop for a relatively large area (through 

sale or ground lease). The master developer prepares a site plan and takes responsibility for 

subdividing the land within that master plan into smaller development pads surrounded by 

establishing infrastructure, such as roads, parks, sidewalks, water and sewer, and parking facilities. 

The master developer then oversees a process to transmit ownership of the individual development 

pads to specialized development partners, known as vertical developers, to redevelop individual 

redevelopment sites within the master plan. Sometimes, the master plan and local zoning will limit 

the potential uses of a specific redevelopment pad, such as housing or a hotel. In other cases, the 

market will drive what uses are built. There are numerous ways that the transaction between the 

initial owner (in this case Gwinnett County or its development authorities), the master developer, 

and the vertical developers can be structured. Often, they involve negotiated development 

agreements that control how responsibilities, expenses, and revenues are split between 

participating partners. In some cases, a public agency such as a development authority or a 

nonprofit development corporation can fill the role of master developer. 

Single Developer 

In some cases, a single developer with experience in mixed-use development will become the sole 

development partner, managing both the master and vertical development roles. In many cases, 

the developer will partner directly with vertical development partners to implement vertical 

development. While the single-developer model is the simplest and cleanest structure from a 

practical and legal sense, care must be taken to ensure that the public’s interests in the long-term 

outcomes of the redevelopment process are well-represented, as these can often compete with 

the interests of the developer. 

Urban Redevelopment Agency, Development Authority, Downtown Development 

Authority 

Often large-scale redevelopment efforts are led by public development authorities who are staffed 

and empowered to manage many of the redevelopment administration, funding, and master 

planning roles of a large-scale redevelopment project. In some cases, these are jurisdiction-wide 

authorities that already exist when the redevelopment project is conceived. In some cases, a 

special-purpose agency, such as an Urban Redevelopment Agency or authority, is created 

specifically for the project and empowered to operate only within a designated redevelopment area. 

Development Authorities, Urban Redevelopment Authorities, and Downtown Development 

Authorities must abide by legal requirements for openness and transparency. However, they are 

generally able to manage the business of redevelopment much more nimbly than county staff or 

elected officials. 
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Nonprofit Development Corporation 

In some cases, a nonprofit development corporation can be formed to quarterback the 

redevelopment and handle administrative and executive tasks. Often, a nonprofit corporate 

structure will provide certain practical and legal benefits over a public sector agency or 

development authority, as the development corporation can operate more independently and 

adeptly. The nonprofit status of these organizations can help ensure that the interests of the public 

are well-represented in the redevelopment process. 

Hybrid/Public-Private Partnership (PPP) 

In some cases, a public sector development partner will choose to occupy or operate a significant 

portion of a redevelopment project, such as a government facility or library. In this case, it 

sometimes makes sense for the public sector government or agency to form a public-private 

partnership (PPP) with a private developer, where both entities share aspects of the redevelopment 

project. 

Supporting Organizations 

In many successful cases of large-scale redevelopment processes, additional organizations are 

formed to manage specific process elements to take the best advantage of political, legal, financial, 

or practical constraints. For example, the organizers of the Atlanta Beltline created a separate entity 

called the Atlanta BeltLine Partnership, a nonprofit organization tasked with fundraising and raising 

awareness for the project. This group works closely with, but independent of, Atlanta BeltLine Inc, 

which manages the day-to-day physical development. Similarly, for Portland, Oregon’s South 

Waterfront development, an entity called South Waterfront Community Relations was created to 

manage and promote community-building activities, public outreach and communications 

associated with the project. 

 

Existing Structures and organizations that could be involved in the 
redevelopment of Gwinnett Place 

Who are the players that might be involved in the redevelopment of the Gwinnett Place area? 

Existing Organizations in Gwinnett 

• Gwinnett County Board of Commissioners; 

• Gwinnett County Administration; 

• Gwinnett County Departments (Planning & Development, Parks, Transportation, Water Resources, 

and others); 

• Gwinnett County Redevelopment Agency; 

• Urban Redevelopment Agency of Gwinnett County; 

• Development Authority of Gwinnett County; 

• Gwinnett Chamber; 

• Partnership Gwinnett; 

• Gwinnett Place Community Improvement District; 

• Affiliate organizations such as community arts programs, Park Pride, PATH, ARC, community 

partnerships, business organizations; 

• Local business, community, and advocacy groups; 
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• For-profit private sector master developers; 

• For-profit private-sector vertical developer; 

New organizations that could be created to facilitate redevelopment of Gwinnett Place 

• Geographically-focused Urban Redevelopment Agency; 

• Product or sector-focused authority such as a housing authority or industrial authority; 

• Purpose-built nonprofit development corporation; 

• Fundraising organization; 

• Communications & outreach organization; 

• New community, neighborhood, and business associations representing the local redevelopment 

area. 

 

Ultimately, the redevelopment of the Gwinnett Place area will involve one or more of these organizations 

and structures. In any successful redevelopment scenario, the optimal structure will address several 

questions: 

• How do all parties interested in an efficient and well-managed redevelopment process best balance 

the interests of the county, the interests of local businesses and residents, the interests of property 

owners, and the interests of private sector development partners? 

• How can Gwinnett County, as the owner of the property and the party with the most to gain from a 

successful redevelopment process, maintain oversight of the process and ensure that its goals 

and interests are met while allowing partner agencies and organizations to move the 

redevelopment process forward in the most timely and efficient manner? 

• How can all involved partners balance community and public-policy goals with market realities?  

Gwinnett County, the Gwinnett Place Community Improvement District, and the individuals, businesses, and 

organizations that call the Gwinnett Place area home have important choices ahead, leading to an 

opportunity to create a bright and exciting new business, civic, and community center for Gwinnett County. 

 

 

 

 

 

 

 

 

 

Special thank you to Partnership Gwinnett and Gwinnett County Office of Economic Development for their 

contributions to this document. 
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4. Case Studies 

 

The following pages contain eight case studies of successful large-scale, mixed-use urban redevelopment 

projects that can inform how a Gwinnett Place area redevelopment effort might be structured and financed. 

These case studies are selected to bring a wide range of perspectives to the discussion: 

• Some are let by public sector agencies, some by private developers. 

• Some involve very complicated, layered organizational structures. Others are simple. 

• Some use extensive public financing and investment. Others rely primarily on private investment. 

• Some are redevelopment projects based on struggling malls. Others are industrial redevelopment, 

airports, or brownfields. 

• All have taken decades of planning and implantation, and most are only partially realized. 

• All have produced tangible economic returns and intangible quality of life, and public benefits to 

their respective communities. 

 

Case Studies: 

1. Centennial Olympic Park Association (COPA), Atlanta 

2. Downtown Chattanooga Revitalization (River City Company) 

3. Denver Stapleton Airport/Central Park 

4. Portland, OR South Waterfront 

5. Mueller Community, Austin TX 

6. Downtown Westminster, Westminster CO 

7. Belmar, Lakewood, CO 

8. North Hills, Raleigh NC 
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CASE STUDY| ATLANTA METRO REDEVELOPMENT OF UNDERDEVELOPED LAND 

Centennial Olympic Park Association (COPA) 

Atlanta, Fulton County, Georgia 1996-2001 

170+ acres 

After the construction of the core of Atlanta’s 

Centennial Olympic Park and its use as the 

centerpiece of the 1996 Olympics, a coalition of 

civic leaders banded together to harness the 

moment to continue to promote redevelopment of 

nearby blighted and underdeveloped properties 

and surface parking lots. 

The Centennial Olympic Park Association (COPA) 

was established as a 5-year nonprofit entity 

tasked with harvesting the energy of the Olympic 

games and the newly-built Centennial Olympic 

Park on the west side of downtown. Its goal was 

to promote the continuing revitalization of 

underinvested areas north and west of Atlanta’s 

downtown. COPA was an independent nonprofit 

with limited staff and an extensive and influential 

board of directors from Atlanta’s public and 

private sector institutions, housed within (but 

operated separately from) Central Atlanta 

Progress and the Atlanta Downtown 

Improvement District (ACP-ADID). 

The focus of COPA was the mechanics of 

redevelopment, facilitating land assembly deals, 

land acquisition, and sales, and the management 

of planning, design, and funding programs to 

support both private development and 

community, cultural, and tourism facilities. COPA 

was extended generous lines of credit from local 

and national banks, giving them latitude to be agile 

and proactive as opportunities arose. This also 

allowed them to seize opportunities that would be 

refinanced by private or public funding sources 

upon completion. 

COPA was instrumental in securing private and public financing for redevelopment activities through 

private bank lines of credit, public funding programs, and Atlanta’s west-side Tax allocation district. 

COPA’s strength was its executive staff of experienced real estate, planning finance, and real estate law 

professionals, supported by the commitment of Downtown Atlanta’s corporate and philanthropic 

community, who supported and augmented the activities of the management team as needed. Once the 

original 5-year grant that funded COPA was complete, COPA’s roles were absorbed by the Atlanta 

Development Authority and Central Atlanta Progress (the downtown Atlanta CID.). 
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COPA’s activities conservatively drove $2.4 billion in investment in the area around Centennial Olympic 

Park since 1996. Its activities led to the Georgia Aquarium, World of Coke, the Center for Civil and Human 

Rights, the College Football Hall-of-Fame, a Centennial Olympic Park expansion, and two high-rise office-

hospitality mixed-use districts with seven new hotels and over 800 residential units.  

Organizational Structure 

Quarterback:  

• Centennial Olympic Park Association (COPA),a purpose-built nonprofit development corporation; 

Support & Partner Organizations 

• City of Atlanta; 

• Atlanta Development Authority (now Invest Atlanta); 

• Fulton County Development Authority; 

• Central Atlanta Progress; 

• Atlanta Downtown Improvement District; 

• Georgia World Congress Center; 

• Atlanta Chamber of Commerce (Anchor tenant); 

• Downtown Corporate Partners (Band of America, SunTrust, BB&T, CNN, Coca Cola, Southern 

Company); 

• Philanthropic Partners (Woodruff Foundation, Cox, Coca Cola, Georgia Power). 

Financing: 

• Private investment; 

• TAD bond financing (Westside TAD); 

• Empowerment Zone; 

• Atlanta Development Authority bonds; 

• Fulton County Development Authority tax abatements; 

• Philanthropic & fundraising. 

 

Photos: Central Atlanta Progress  
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CASE STUDY| NATIONAL REDEVELOPMENT OF UNDERDEVELOPED LAND 

Downtown Chattanooga Revitalization (River City Company) 

Chattanooga, Hamilton County, Tennessee  1981-Present 

200+ Acres 

In 1984 Chattanooga’s downtown residents and the economy were cut off from the waterfront by declining 

and polluted former industrial sites. That year, local planners and civic leaders worked with the Urban 

Design Studio to gain nonprofit funding for a collaborative, citizen-based revitalization effort along the 

downtown waterfront dubbed the “Chattanooga Venture.” Over a thousand residents participated with 

public, private, and nonprofit institutions in thirty-two planning sessions that year, culminating in the plan 

Vision 2000.  

By 1986 several of the Vision 2000’s priorities, including a riverside walkway and Chattanooga’s aquarium, 

received initial public funding from city and state agencies and private and philanthropic investors. A 

nonprofit economic development corporation, River City Company, was formed in 1986 to oversee 

redevelopment initiatives. Since 1986, Vision 2000’s initiatives have garnered $100 million in direct private 

investment, and the River City Company has spearheaded further development projects that expand beyond 

the waterfront. 

River City Company’s partnerships with private firms and broad public support have been catalysts for 

redevelopment in downtown Chattanooga. River City oversees an iterative process of continually updating 

and changing Chattanooga’s vision plan to fit the dynamic economy as it evolves. This has allowed the 

continuing redevelopment and rehabilitation of downtown sites, improvements to parks and walkability, 

and the development of a thriving tourism and hospitality industry. Hotel-Motel tax receipts in the 

downtown area have increased from $11 million in 1997 to $27 million today 

Redevelopment activities directed by the River City Corporation and Downtown Chattanooga 

redevelopment partners have driven $4 billion in downtown private investment since 1986. Highlights 

include the Tennessee Aquarium, the Chattanooga Lookouts baseball stadium, riverfront parks, multi-use 

trails, a free electric shuttle, and the Walnut Street Pedestrian Bridge over the Tennessee River. 
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ORGANIZATIONAL STRUCTURE 

Quarterback:  

• River City Company, a nonprofit economic 

development corporation; 

Support & Partner Organizations 

• Philanthropic Community; 

• Chattanooga Downtown Redevelopment 

Corporation (public authority created by the 

city to carry out functions associated with 

the master development plan); 

• City of Chattanooga; 

• The Chattanooga-Hamilton County Regional 

Planning Commission; 

• City of Chattanooga; 

• Hamilton County; 

• Chattanooga Industrial Development board; 

• Downtown Chattanooga Alliance (DCA) 

Business Improvement District; 

• Trust for Public Land; 

• Tennessee Department of Transportation; 

• Chattanooga Tourism Co.; 

• Private Investment & developers. 

 

FUNDING AND FINANCING 

• Revenue Bonds issued by Chattanooga 

Downtown Redevelopment Corporation; 

• Local and state funds for public parks; 

• Public-Private Partnerships with a handful of 

private firms work to create economic 

development projects. Examples include 

Business Improvement Districts, theater 

redevelopments, and the waterfront 

Renaissance Park; 

• Aquarium 100% funded by private and 

philanthropic investment; 

• Tax Increment Financing; 

• General fund infrastructure spending; 

• Federal, state, and local transit funding to 

support free downtown electric shuttle; 

Photos: Chattanooga Tourism Co. 
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CASE STUDY| NATIONAL REDEVELOPMENT OF DECOMMISSIONED AIRPORT TO MIXED-USE NEIGHBORHOODS 

Denver Stapleton Airport / Central Park 

Denver, Denver County, Colorado 1991-Present 

4,700 acres 

In 1985, Colorado’s General assembly announced plans to 

replace Denver’s Stapleton Airport, in use since 1929, with a 

new larger airport. In 1989, the City and County of Denver, 

Stapleton Redevelopment Foundation, and a Citizens 

Advisory Board led a six-year vision and Redevelopment plan 

called the Stapleton Tomorrow Plan. 

The process, which included over 100 community meetings, 

focused on economic development, benefits to existing 

residents, environmental improvement, high design 

standards, a unique identity, civic and educational support, 

and adequate space and mobility options. In 1998 Forest 

City Enterprises (now called Brookfield Properties) was 

named master developer. 

The public-private partnership established with lead 

developer Brookfield Properties empowered them to 

properly carry out the vision and to fund the construction of 

facilities to support the development, by then called Central 

Park. TIF bonds issued by the Denver Urban Redevelopment 

Authority totaling $462M were issued for infrastructure 

including roads, parks, fire stations, and schools to support 

the 12,000 housing units, 3.9 million SF of retail, and 10 million 

SF of office and industrial space called for in the plan.  

Infrastructure gap funding is funded through the Westerly 

Creek Metropolitan District, a locally managed special service 

taxing district created for that purpose.  

More than 20 years into the redevelopment project, Central 

Park boasts partnerships with more than 15 residential 

developers across 12 residential neighborhoods. In addition, 

site preparation has brought in offices for the FBI and Sysco, 

while retailers include Home Depot, Sam’s Club, and small 

neighborhood retail. At build-out, the site is expected to be 

valued at $3.4 billion.  

Redevelopment over the past 20 years has included: 

• 7,000 homes; 

• 2.6 million SF retail space; 

• 1,116 acres of park space. 
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ORGANIZATION STRUCTURE  

Quarterback  

• Central Park Partners, a public-private partnership including: 

o Brookfield Properties (lead developer); 

o City and County of Denver; 

o City of Aurora CO; 

o Stapleton Development Corporation; 

o Stapleton Foundation; 

o Master Community Association; 

o Central Park United Neighbors. 

Support & Partner Organizations 

• Park Creek Metropolitan District; 

• Denver Public Schools; 

• Denver Urban Redevelopment Association (DURA). 

 

FUNDING AND FINANCING 

• Private sector financing; 

• TIF financing issued through DURA; 

• Westerly Creek Metropolitan District Special Service District; 

• General fund financing for roads and parks. 

 

Stapleton Airport/Central park, 2003 (Left) and 2021 (Right). Photos: Brookfield Partners, Google Maps 
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CASE STUDY| NATIONAL REDEVELOPMENT OF VACANT AND UNDERDEVELOPED BROWNFIELDS TO MIXED-USE 

DISTRICT 

Portland South Waterfront  

Portland, Multnomah County, Oregon 1998-Present 

130+ Acres 

Portland Oregon’s Prosper Portland (formerly Portland 

Development Commission) spearheaded the 

redevelopment of 130 acres of former industrial 

brownfields on the east bank of the Willamette River 

into a thriving mixed-use, transit-oriented innovation 

district. 

In 1999, Prosper Portland and the City of Portland 

prepared a vision for the largely vacant site, The North 

Macadam Urban Renewal Plan, established a vision 

and master plan, as well as the North Macadam Urban 

Redevelopment area, a tax-increment financing district 

established with the goal of “realizing the area’s 

potential as an employment center, a vibrant 

neighborhood, and an extension of the Central City 

District.” The URA produced $80 million in public funds, 

which paid for environmental remediation, the removal 

of an interstate ramp, and the development of 

infrastructure and parks. A significant element of the 

redevelopment vision was transportation connectivity. 

City leaders, the local transit authority, and the city’s 

transportation department initiated and funded several 

new transportation investments: a new light rail 

extension connecting the redevelopment area to the 

City core, a new transit and pedestrian bridge providing 

cross-river connectivity, an aerial tramway connecting 

the redevelopment area to the nearby Oregon Health 

Sciences University, a pedestrian bridge crossing 

Interstate 5, and a riverfront multi-use park and path. 

Project leaders worked with local residents, businesses, and community groups to provide a variety of local 

partnerships, including a business improvement district, a business association, and South Riverfront 

Community Relations, a nonprofit tasked with community relations and managing adverse impacts of 

growth. 

Portland’s Housing Bureau provided funding subsidies for 176 new affordable housing units in the area. 

Neighboring Oregon Health Sciences University is a major investor in the area and recently opened a $190 

million cancer research building, with a pledge to commit another $300 million for two additional buildings. 

Since its inception, the assessed value of the South Waterfront district has grown by $1.9 billion and 

Prosper Portland estimates that 90% of the funding for development in the River District/South Waterfront 

area has come from private sources. The success of the South Waterfront project has catalyzed a 30-acre 

privately funded riverfront brownfield redevelopment project immediately to the north, which is currently in 

planning phases. 
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ORGANIZATIONAL STRUCTURE 

Quarterback: 

• Prosper Portland and City of Portland. 

Support & Partner Organizations 

• North Macadam Urban Renewal District;  

• South Waterfront Local Improvement 

District; 

• Oregon Health Sciences University; 

• TriMet (Regional Transit Agency); 

• Oregon DOT; 

• Portland Housing Bureau; 

• Portland Bureau of Transportation; 

• The Oregon Translational Research and 

Development Institute; 

• South Waterfront Community Relations; 

• South Waterfront Local Improvement 

District; 

• Private sector development partners; 

• Portland Housing Bureau; 

• South Portland Business Association; 

• Portland Metro (Regional Planning 

Authority); 

• Oregon Department of Environmental 

Quality. 

 

FUNDING Sources: 

• TIF Funding from North Macadam URA; 

• Private Investment; 

• Investment from OHSU; 

• Transit funding from TriMet, ODOT& FTA; 

• State and local transportation funds; 

• City of Portland Parks Department; 

• Housing bonds issued by Metro; 

 

 

Photos: Brad Schmidt, The Oregonian/Oregon Live, Portland 

Streetcar 
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CASE STUDY| NATIONAL REDEVELOPMENT OF DECOMMISSIONED AIRPORT TO MIXED-USE NEIGHBORHOODS 

Mueller Community 

Austin, Travis County, Texas 1984-present 

711 Acres 

In 1984 the city of Austin planned to close and relocate Mueller airport. The airport was set to close in 1999, 

triggering a visioning and design plan process led by ROMA design 1997. Catellus Development signed as 

master redeveloper in 2004, and the first buildings opened in 2007. Construction of additional phases is 

ongoing. 

Community involvement in planning, design, and master planning involved a variety of organizations, many 

of whom consolidated into the Mueller Neighborhood Coalition. Initial planning commissioned by the City 

of Austin was completed by ROMA design. A Public-Private Partnership was formed between the City of 

Austin and Catellus Development Corporation, with the Mueller Neighborhood Association, and the 

nonprofit Mueller Foundation. Additional partnerships were formed with Pecan Street and Austin Energy to 

develop an innovative energy microgrid.  

To assist in implementing the vision of the Mueller Community, the City of Austin updated local zoning 

regulations to allow denser, small-lot, and mixed-use neighborhoods to enabled denser housing at reduced 

land costs. $50 million in TIF bonds were issued for pre-development costs with a zero base tax value (due 

to the airport being municipally owned). Since then, the area’s value grew to $1.9 billion, even at partial 

build-out in 2019, and the TIF district now generates over $6 million in annual revenue, most of it pledged 

to repayment of bonds. Affordable housing goals have been led and supported by the Mueller Foundation, 

which levies a one-quarter-of-one-percent fee on all real estate transactions inside Mueller. This fee has 

since generated $34 million for affordable housing and allowed Mueller to achieve 25% affordability on 

housing units, including 440 owner-occupied affordable homes. 

As part of a negotiated development agreement, a 

new organization, the New Construction Council, 

was formed and tasked with development review, 

approvals, and administration of master plan and 

design guidelines independent of the City of 

Austin’s review processes. 

So far, 140 acres of parks, 14 miles of trails, and 

bikeable streets have been critical to connecting 

residential neighborhoods with nearby mixed-use, 

retail, and office spaces. Mueller’s office space is 

anchored by the Dell Children’s Medical Center and 

the University of Texas’ Health Research Campus. 

Former hangar space is used as civic space and 

film studios. The success of Mueller today is 

rooted in both local neighborhood support and 

broad regional buy-in across a range of actors and 

institutions. 

Since 2007, the Muller Community has developed 

4,900 new housing units, over one million SF of 

office space, and 720,000 SF of retail space. 
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ORGANIZATIONAL STRUCTURE 

Quarterback: 

• Catellus Development Corp. 

Support & Partner Organizations 

• City of Austin; 

• Mueller Plan Implementation Advisory 

Committee (PIAC); 

• Associa (Joint property owners 

association/POA): 

o Mueller Master Community, Inc.,  

o Mueller EC/TC Community, Inc.,  

o Mueller Mixed-Use Community, Inc 

• Austin Economic Development 

Department; 

• New Construction Council; 

• Mueller Foundation (affordable housing 

nonprofit; 

• Mueller Transportation Management 

District; 

• Dell Children’s Medical Center  

• University of Texas’ Health Research 

Campus; 

• Capital Metro (Light rail planned); 

FUNDING & FINANCING 

• Tax Increment Financing; 

• POA funds maintenance and operations 

of parks; 

• Private financing; 

• City deferred land sale proceeds, 

supported by TIF debt; 

• Sales tax; 

• Public-private split of development and 

land sale profits; 

• 25% of housing dedicated to 80% and 

60% AMI. 

 

Photos: Catellus, Inc.  
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CASE STUDY| NATIONAL DEAD MALL REDEVLEOPMENT 

Downtown Westminster 

Westminster, Adams County, Colorado 2010-Present, Planned build-out 2030 

102 acres 

The Westminster Mall in Westminster, Colorado 

was acquired by the Westminster Economic 

Development Agency for $22 million in 2011 after 

several unsuccessful renovation attempts by the 

mall’s owner. Mall demolition began the following 

year intending to make space for the city’s new 

downtown. One anchor store was preserved and 

repurposed. In 2012 the city conducted a public 

planning process to determine the site’s future, and 

by 2013 consultants were helping to lay out new 

street layouts and public spaces.  

The redeveloped mall site is set to be Westminster’s 

new downtown, programmed to include a mix of 

uses at various heights, with street-facing buildings 

and ground floor retail in the commercial blocks. 

Ample walking space ensures street-level 

walkability to help create a welcoming atmosphere 

that will activate Westminster downtown around the 

clock. The design leverages a planned commuter 

rail stop to promote a transit-oriented approach; 

however, ample below-ground parking and parking 

garages also allow the site to attract regional 

employers for both offices and retail.  

From 2015 to 2018, the city developed the site 

infrastructure for the future downtown, building the 

necessary roadways, sidewalks, and connections to 

water, sewage, and gas. In 2017 the city partnered 

with ENGIE Services Inc. to establish downtown as 

a Reduced Energy District, which would provide 

centralized hot and cold water across downtown 

buildings with the most energy-efficient 

technologies. Although still under WEDA, 

Westminster Downtown now has a dedicated 

management team to promote ready-to-build sites 

to developers willing to take on the city’s mission of 

creating a mixed-use, dense, sustainable 

downtown.  

The redeveloped center is slated to include 2,300 

dwelling units, one million SF of retail space, one 

million SF office space, 300 hotel rooms, and a 

multiplex cinema.  
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ORGANIZATIONAL STRUCTURE 

Quarterback: 

• Westminster Economic Development 

Authority (WEDA). 

Support & Partner Organizations 

• City of Westminster; 

• ENGIE Services Inc. (clean energy); 

• Site-level developers; 
o Mile High Development 
o Koelbel Co; 
o Longs Peak Advisors; 
o Sherman Associates. 

 

FUNDING & FINANCING 

• Tax Increment Financing; 

• WEDA funded infrastructure, 5.5 acre 

Central Square & parking decks, sold 

development-ready pad sites to vertical 

developers; 

• Affordable Housing requirement (60% 

AMI); 

• Private financing. 

Photos: City of Westminster, WEDA 
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CASE STUDY| NATIONAL DEAD MALL REDEVLEOPMENT 

Belmar, Lakewood, Colorado 

Lakewood, Jefferson County, Colorado 1998-Present 

103 Acres 

In 1997, Lakewood, Colorado, voters approved a ballot measure to redevelop the struggling Villa Italia Mall. 

The following year, the City of Lakewood partnered with Continuum Partners to redevelop the mall into a 

project dubbed “Belmar.” Continuum conducted environmental remediation on the site in 2001, preserving 

and refacing some structures and demolishing those not to be reused. The developer built a block grid 

network with infrastructure and development pads on the site, after which the roadways were transferred 

to the city. 

The finance structure for Belmar includes a 

mixture of public and private funds totaling 

$850 million in investment. Over $160 million 

was spent in infrastructure by the developer, to 

be reimbursed over time through public 

financing from a TIF. This includes $35M for 

3,000 parking spaces. Public financing has 

come in two forms, tax increment financing 

and the establishment of a public 

improvement sales tax supplement of 2.5% on 

retail sales inside Belmar. To partially offset 

the increased tax burden on consumers, 

Lakewood dropped 2% of its Local Option 

Sales Tax during the developer payback period.  

Today Belmar has more than 80 stores in a 

retail-oriented downtown center. Outdoor 

music and event spaces, such as the winter ice 

rink, bring in residents from Lakewood who 

find ample on-site parking. Buses are also 

available and connect Belmar to regional train 

lines.  

An economic Impact study from the City of 

Lakewood estimates the redevelopment will 

generate $426 million in new investment and 

over 2,000 new full-time jobs 
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ORGANIZATIONAL STRUCTURE 

Quarterback: 

• City of Lakewood & Continuum Partners. 

Support & Partner Organizations 

• Denver Regional Council of Governments; 

• Lakewood reinvestment Authority; 

• Colorado Department of Local Affairs; 

• Alameda Gateway Community Association; 

• Villa Advisory Committee. 
 

FUNDING & FINANCING 

• Brownfields revolving loan fund loan and grant; 

• Capital Improvement bonds issued by Three newly formed metropolitan districts funded by 

mill levies, covering 60% of public & capital improvements; 

• Tas Increment Financing; 

• Public Improvement Fee; 

• TIF Bonds; 

• Partial sales tax and lodging tax rebate in district. 

Photos: City of Lakewood, Continuum Partners 
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CASE STUDY| NATIONAL DEAD MALL REDEVLEOPMENT 

North Hills 

Raleigh, Wake County, North Carolina 2001-Current 

120 Acres 

North Hills Mall was originally developed in the 

1960s on 31 acres. In the following decade, 

business parks and neighborhoods sprouted 

along Raleigh’s I-440 Beltline. By the late 1990s, 

many of these auto-oriented commercial 

properties had been neglected, and their 

commercial value and tenant rolls waned, even as 

the adjacent residential neighborhoods grew in 

value and household income. When mall was 

offered for sale in 1999, local developer Kane 

Realty acquired the mall and began to assemble 

adjacent sites, creating a plan for what has 

become a 120-acre mixed-use redevelopment. 

Kane’s assemblage of the mall and nearby sites 

allowed three distinct districts at North Hills to be 

established. The intention was to create a 

walkable, urban regional center where people 

would want to live, work, and play. While ample 

parking was key, Kane aimed to maximize 

rentable base area by ensuring each space would 

be used 16+ hours a day through a shared parking 

plan. North Hills’s wide sidewalks and ground-

floor retail invite pedestrian and outdoor activity.  

Kane worked with the local community and city council at the beginning of process to revise local zoning 

requirements in order to allow densities and building heights that make the project economically feasible. 

Finance partners, including small community banks, large national banks, and specialized environmental 

mitigation financiers, enabled the project to grow and be funded in phases. Initial redevelopments included 

a high-end grocery anchor and smaller buildings; however, Kane expects these buildings to be redeveloped 

in the long run as vertical development becomes more profitable in the area.  

In late summer of 2021, Kane Realty announced a new 33-acre phase of the North Hills Project, including 

$1 billion of new mixed-use development and high-rise buildings topping 40 stories, to be called the “North 

Hills Innovation District.” 

Overall, the original mall site and adjacent development catalyzed by the North Hills Mall’s redevelopment 

have included 988,500 SF ‘lifestyle’ and ‘convenience’ retail, dining, and entertainment, one million SF of 

office space, 1,800 residential units, 366 hotel rooms. So far, $2 billion has been invested in the project in 

investment done, with another $1Bil in the pipeline. 

This project is unique in this set of case studies, as it is the only project primarily driven and funded by a 

single private-sector master developer. While public entities such as the City of Raleigh have supported the 

project through zoning, administration, and infrastructure, the bulk of the project’s financing and 

management has been private. 
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ORGANIZATIONAL STRUCTURE 

Quarterback: 

• Kane Realty 

Support & Partner Organizations 

• City of Raleigh 
 

FUNDING & FINANCING 

• Private Financing. 

 

Photos: Kane Realty 
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TERMS AND CONDITIONS GOVERNING THIS RESEARCH AND REPORT 

Accuracy of Report: Every reasonable effort will be made to ensure that the data developed in this assignment reflect 

the most accurate and timely information possible and is believed to be reliable. This consulting assignment will be 

based on estimates, assumptions, and other information developed by KB Advisory Group (“KBA”) from its independent 

research efforts, general industry knowledge, and consultations with the client for this assignment and its 

representatives. No responsibility is assumed for inaccuracies in reporting by the client, its agents or representatives 

or any other data source used in preparing or presenting this study. The research and reports are based on information 

that is current as of the date of the report. KBA assumes no responsibility to update the information after the date of 

the report. The research may contain prospective financial information, estimates, or opinions that represent our view 

of reasonable expectations at a particular point in time, but such information, estimates, or opinions are not offered as 

predictions or assurances that a particular outcome will occur. Actual results achieved during the period covered by 

our prospective analysis may vary from those described in our research and report, and variations may be material. 

Therefore, no warranty or representation is made by KBA that any of the projected values or results contained in the 

work product from this assignment will actually be achieved.  

Usage of Report: The research product may not be used, in whole or in part, in any public or private offering of securities 

or another similar purpose by the client without first obtaining the prior written consent of KBA. 

Termination: Should you determine to terminate this agreement for any reason you agree to so notify KBA via letter and 

agree to pay for work completed by KBA up to the date of the notification of termination.  

The Entirety of Agreement: The terms and conditions of this agreement embody the entirety of the agreement and 

understanding between the parties hereto. There are no other agreements and understandings, oral or written, with 

reference to the matter hereof that are not merged herein and superseded hereby. No alternation, change, or 

modification of the terms of the agreement shall be valid unless made in writing and signed by both parties. 

Limitation of Liability: The client agrees that due to any mediation or legal action resulting from this assignment, KBA’s 

maximum liability is limited to the fees it receives for the assignment.  

Venue, Jurisdiction and Law: The parties hereto consent that venue and jurisdiction for any litigation concerning this 

agreement must be asserted in and determined by the Superior Court of Paulding County, Georgia. (The parties hereto 

also waive any right to object to venue and jurisdiction for any litigation concerning this Agreement which must be 

asserted in and determined by the Superior Court of Paulding County, Georgia.) The parties also agree and consent 

that this Agreement and any litigation concerning this Agreement must be construed and determined pursuant to the 

Laws of the State of Georgia. 

 


