| certify that | am a duly elected and acting Assistant Secretary of the
Atlanta Regional Commission; and | do further Cerfify that the attached
copies are true and correct copies of documents from ARC files relating
fo the review of the Mall of Georgia.

Beverly Rhea
Assistant Secretary
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Atlanta Regional Commission
200 Northoreek, Suite 300

3715 Northside Parkway
Atlanta, Georgia 30327-2600

Harry West
Director

January 22, 1997

Honorable Wayne Hill, Chairman
Gwinnett County Commission

75 Langley Drive

Lawrenceville, GA 302435

RE: Development of Regional Impact
Mall of Georgia & Related Development

Dear Wayne:

[ am writing you to officially transmit the resolution that was adopted by the Commission today
concerning the Development of Regional Impact (DRI) of the Mall of Georgia and Related
Development. Since you were present at the meeting, you know that the Commission’s finding was
that this DRI is in the best interest of the State. You are also aware that the finding is conditioned on
the implementation of the changes which were agreed to by the developer and also conditioned on the
implementation of the County’s proposed actions relating to the Comprehensive Plan, which is subject
to review by the Commission.

Enclosed with this letter are copies of comments we received during the review.

Please feel free to call me if you have any questions or need further information.

Sincerely,
Harry West
Director
Enclosures
¢ Mr. Michael Williams, Gwinnen County Hon. Gary Webster, City of Sugar Hill
Mr. Ben Carter, Buford Acquisition Company, LLC Hoa. Hildred Waits, Barrow' County:
Mr. Wayne Shackelford, GDOT Hon. Bamow Jenkins, City of Lawrenceville
Mr. Harold Reheis, GEPD Mr. Ken Garvin, CRMNBRA
Mr. Rick Brooks, GOCA Ms. Sally Bethez, Upper Chamahooches Riverkesper

Ms. Carolyn Haicher, The Georgiz Conservancy

404 364-2500 » Fax 404 354-2588 « TOD 1-800-255-0056




INTRODUCTION CONCERNING
THE MALL OF GEORGIA AND RELATED DEVELOPMENT

Tne Develepment of Regional Impact (DRI) review of the proposad Mall of Georgia ang
Related Developmant is no doubt 2 vivid erecursor to the kinds of difficult, thoughtiul
and courageous decisions that will be requirsd of the Board of the Atlanta Regicnal
CGommissicn and other regional partners this year and beyond. We have enterad 2 new
=ra in the Atlanta Region--one where circumstancas dictate that every decisiocn be
weighed more carsfully than ever before to snsure our region’s future viabiity,
sustainzbility and position of strength in the global markeinlace.

Tne proposad Mall of Georgia and Realatad Development presents Gwinnett County, the
Atlanta Region and the State of Georgia with an opportunity to rethink region-forming
development practices of the past and Degin to firmly embrace some of the neo-
traditional development concepts introduced by the “Blueprints for Successiyl
Communities” symposia held over the past year and a haif.

The ARC pianning staff initially found this development as submitted to not be in the
cest interest of the State. Subsequent amendments and commitmeants by the
developer and the county presented at 2 joint mesting of the Transportation and Air
Quality Commitise and the Environment 2nd Land Use Committes allowed ARC stafi to
find that the development was in the best interast of the State provided such
commitments were implemented. The Mall of Georgia and Related Development
proposal, with the implementation of these new changes and ccmmitments, has the
cotential to provide a city-center for 2 new order of development that embraces the
pedestrian-friendly, muiti-use, regionally linked, quality communities nesded for futurs
success.

The joint committess then recommended conditional approval of the attached,
rewerded resolution, contingent on the action of the Gwinnatt County Commission to
adopt proposad changes in its long-range land use plan that would support and
cromote the conesive development of 2 range of nousing, recrsational, retail, office and
institutional faciiities, as well as pedssinan-friendly transportation options as a par of
the proposal.



RESOLUTION BY THE ATLANTA REGIONAL COMMISSION
CONCERNING THE MALL OF GEORGIA & RELATED DEVELOPMENT

WHEREAS, pursuant to the Georgia Planning Act of 1288 and DCA Rules for Review
of Developments of Regional Impact (DRI's), the Atlanta Hegional Commission has
reviewed the Mall of Georgia and related aevzlopment preposed on 495 acres near the
intersection of I-£5 and Georgia Highway 20 in Gwinnett County: and

WHEREAS, the original proposal was for 2 1.8 million sq. . regional mail, 1.8 million
sq.ft. of additional retail development, two hotals totaiing 500 rooms, and a nature park:
and

WHEREAS, it is racognized that commerciai and retail use is recommended in the local
future land use plan for the relevant site; and

WHEREAS, during the review, comments wers received from numeraus 2gencies (ss=
attachment #1); and

WHEREAS, the ARC staif analysis concluded that the development as presented
would continue past land use paftems which have led to sprawi, dependence on single-
occupant vehicie travel, and air quality problems which are net in the best interest of the
State;

WHEREAS, however, it was recognizad that with some changes to the mall and relsted
development and additional planning for surrounding areas, the proposed mall and
related deveiopment could serve as the city center for a neo-traditional community that
offers a quality place for citizens to live, work. shop and recreate with innovative
tfransportation modes to ather parnts of the ragion; and

WHEREAS, the developer agreed to make cenain changas to the proposad
development (s2e attachment #2), most significantly to change 289 acres of the
development from retail to office and institutional use and to change 30 acres of the
development to muiti-family development of 300 units; and

WHEREAS, the County proposed actions related to the update of the Comprehensive
Plan in order to promote a well-planned, cohesive mixed-use snviranment designad to
encourage pedestrian modes of transportation, reduce commercial sprawl and establish
elevated design standards for future development in the area (s=e atiachment 23):

NOW, THEREFORE, BE IT RESOLVED that the Atlanta Regional Commission finds
that the project as amended and as supplemented by the County’s proposad actions
relating to the Caomprehensive Plan and as further defined by the ARC attachment (34)
Is in the best interest of the State; and

BE IT FURTHER RESOLVED that this favarable finding is conditioned upen
imelementation of the changes agreed to by the developer and also is conditioned upon
the implementation of the County’s proposzd actions relating to the Comprehensive
Plan, which is subject to review by the Atlanta Regicnal Commission: and

BE IT ALSO FURTHER RESOLVED that the Commission offers its staff assistance to
the developer and the County in furthering these sffons.

VETT - =

L A o




DEVELOPMENTS OF REGIONAL IMPACT

Comments from Affected Parties Form
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CITY OF SUGAR HILL

4388 WERT BADALD 2T. SUGAR HILL, GECAGIA 10518
[al4] 2547148

Dacemper 27, 1596

Beverly Rhes
Atlanta Regional Commissicn

Atlants, Georga

Re: DRI Mall of Georgia
Via Faicisirile

Dear Mz Rhea

We soprecists the opportunity to comment regarding the above reterencad project.

ze Clry of Sugar Hill weicomes futurs commeresal development with the addition of the
Mall of Geargia subject to the widening of Highway 20 fom two lanes 1o four lanes
within the mumicipai fmits of Sugar Hill

Hesvy traffic would be generated ffom Georzia 400 and IBS. Please consider our
comments carefiily. Best Wishes {or the mew year.

wTEn P Nevad
City Manager

ca: Mayor/City Council
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Beveriy Rhea

Adanta Rezmonal Commission
200 MNortheresk, Suize 3CC
3713 Morthside Paricway
Atlanta Georma 30327

Re: Mail of Georcia Develcpment of Regional Impsc? Anaiysis
Dear Bevesiy:

The Georza Conservancy appreciates the opporumity to comment on the
Development of Rezonal Impact analysis for the Mall of Georgia. A5 proposed,
the Consarvancy believes the project is not in the best mierest of the siate. Cur
primary concsrns are air quality, T2NSCOMALon congeston, Slormwater
manacment, scil erosion, wezands protection, housing and the region’s overall
growth pattern. Some of these conc=mns are due 1o e lack of sufiicieat
information on the develcper's siormwalter pian, wedand pian. and soil erosion
control plan.

Air Quaiity

Thae 13<ounty Atana rezoniscl a..slnnu 2% 3 “ienpus” gonatlainment
2raa for oround-level ozone. 1o 1996, the ARC's Transporanion Improvement
Program (TIP) faried 1o mest 2r gualiry standards because of the ramon's severs
oves-reiianc= on road Suiiding to address Transcomanen gesds and an
Tesoensidie prediscesiien oW wards low—lensity, sezrea=ted u=e |and giznming.

Az ifs best, this site znd adiacsat proveraes could Se the locanon for 2
~ew Gov that is pedesmian—crenied and ransi-supporave, thereby conmouing
-0 ;m:::. sir qu-a_i';:_w_; improvements. As froposed the crorest wiil vield ves
ancther mamub:ie-d\..,ﬁu-nh sorawl-inducing acaviry ceater that mil
axacaToalE Many or ioe 1x.__l".l _I'"'D['i'-'ﬂ
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The tanscoration study for the proposed development snows hal TII5C
il reach umacceziably uZa [evels 00 SIS fouie 20 nd 074 DY Zenerinng

'"f‘m.’cmale y 92,000 wezio day oS A8 croposed. the deveiopment worid
-empar the mistikes of the P=meter Cener and Cumcerana-Cailena araos;
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January 3, 1997

*Rhea
..... Rezional Commission

200 Northere=k. Suite 300

7 13 Norhside Parkway

Atlanra, Georziz 30327

ar

RE: Development of Regional Impact - Mall of Georsia i Gwinnes Councy

|

Per vour request for comments. we a2ve reviewed the 3bove-referenced project

-3cre ract in Gwinnett County: 2 1.3 million squars foot remonal mall two horels

a0 r2iail centers, Tes-standing retail stores and road improvemenis. The developer
arocoseas an 30-acre nanural area with waiking ails to mingate for impacts (0 wetlands

and other namural resources in the Ivev Crask watershed.

[vey Cr==k is a major mibutary to Suwanes Cresk. which itself is a sienificant

huch inciudes the following developmeat @ be consiTucted over the next san vaars ona
3

ke A

ibutary 10 the Chamahooches River, According to the state’s Warer Qualicy in Georgin
1

v

ort Suwanes Crezk does not suprort its designatad use due 10 urban

- e
& N

munotf. The Riverkesper organization is verv concemed 3bout the warer guality impacts
1 [vev Cresk. Suwanes Creek and the Chanahooches River which can ke 2xpéciad from

INlS massive consuction project

1he ceveloper, Buford Acquisition Company. has progosed 2 aumber of

mutigalion measurss, such as the “enbancad nature park”. which ars sasically verv zoed

e

i conczpt. We remain concerned. howaver, zcourt the feasibilicy of fandling the storm

runol during and post-construction for such 2 vast site consistng of :2n sub-basins . It is

our ooservanon that the size and numter of the proposad detendeon ponds will not

2rfecuvely conwol contaminants fowing of-site during storm svents ov capmunng the
© dush™.
meciaieiy fpilow this acuvity by o=ading the =nure site, [t s our 5elier that this

W2 are aiso concemned that the developer proposes o clear the 2atire site

acproach wiil leave hundreds of zcres bars and ursiabilized for an sxcassive cenod of

itme 2ad wiil likely result in severe 2rosion prooiems:

W2 recommend thar the developer's detatied plans o conwol 2rosion and

€115, (n dddition © other requirsments af the

sedimentation inciude the following components
‘aw: (1) siaged cisonne and grading zians 10 reduce the dren of disturbed land whieh ¢

=TTE L e R il
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Joyce ¥ Nuszbaum. Esq.
1237 Bramdon ~quare

Lavirenceyille, GA sy

Decempber 31, 1996

Ms. Beverly Rhea

ATLANTA REGIONAL COMMISSION
3713 Northside Parkway

200 Northeresk, Sidte 200

o

Atantz, GA 30327

Re: Proposed Mall of Georgla. at Intersuate 35 and Highway 20

Dlear Ms, Rhea:

Please accept this package as comments from affected parties m connection with the DRI

for the above-referenced project.

We believe that the proposed development would have the following negarive sifects o

Gwirmen County unless protective measures are required by the ARC:

L.

Lad

Gocdlock on Highway 70, The realignmem of Georgia 20 may or may not handle
Xisong trafic after twelve curb curs and standard entrances are added for the mall
Please consider in your review whether grade separatons, limits on curb cuts, and
redesign of inrernal access (o the cumparcels would heip prevem furare maffic congeston.

Clesroymng rather than using anv parking decks. The developer's present plans c

clearcur the site and rely on a mandard asphalt lot with 8,600 paricng spacas will
nnecessarily expose Ivy Cresk o excessive run-ofT and poilumon. The presem:
clearcurtung pian could only worsen Gwinnen County's air guality situation.

Mail sprawi og adiscem properges. Unless ARC recommends immediate implemensacon
of a new type of zoning, zpproval of the mall developmem will inevitaply resuit io
unsigady, vehicle-imensive commercial rezomngs soreading cur from this imrersecdon
ma? the exception of the wastewater trearment site). [t 1s exwemely likely that the mall
will resuit in 2 Pleasant Hill oype deveiopment and congeston probiem on gld Highway
Z0. The develcper's pianned covenant resticuons for the property on either side of new
Highway 20 will not conrrol this probiem.

discussed @ more devall in the enclosed newslexer, but for exampie. Mr. Carter assurad
2 Zroup of homegwners that he planned to retam for a 25-vear storm even though ae (and
many deveiopers) are under the impression that thev are only required to retain for 2

VIT-A-2 p.l
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Nerdeon Carparation
Customer Sariics Carter
11475 Lakefisig Orive
Dulct, Georgia 30136+15711
{E) 247-3777

FAX (eD4) 4973733

1o: ATLANTA REC. COMMISSION FAX # 404-364-2590

FROM: Jo Canipelli / Ext. 3165 FAX # (770) 497-1733
-7 07

DATE: 1-21-97 .

NUMBER OF PAGES (including this covesr shaet): 1

TR AR FE Kd hh Sd A% AR RE A kR 2 G e EFR RE wEH kh =s 2k B4 ww e A ==

TO: HARRY WEST, DIBRECTOR/ARC

Please let this sarve as ppposition to the currant proposed Mzll of
Georgia construction in Gwinnerrs County. This County is already plagued
with traffic gridlock CLying to get across I-85 and other side streets.
Our water supply is overly taxed to keep up with current developments
and in fact the water department has just implemented a Progressive
rate increase. The gas department of Sugar Hill has just snacted

"no further developments" due to gas shortages in that area (close to
mall site). We currently are faced with raised texes to accommodate
further increases ig ogur County school systems. The air pollutants,
drain on natural Tesources, and traffic gridlocks (adding to

increadsed lack of quality of life for al] citizens within this ares)

1s enough to wvote against this proposs]l.

It is plain that Gwinnett Countians cannot be in full favor of this
proposal due to all tha aforementioned and we do not stand to gain

in the quality of life as we know it teday, With the construction of
the Mall, the only thing that can be =een is another mass =xit of the
arsa as has been done in other counties whare people hoped to Bscape
overcongested areas.

The best intersst of our County cannot bes at stake with this proposal.
If our government had our best interest at heart, they would try to
resolve the issues at hand and not crezte new ones to add to the
problems that zlready exists.
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ATTACHMENT 2
T RECCHMMENDED CONDITIONS (AMENDED)
, RE-857-014 & 5UB-27-014
as C-2, O-T and RM-10 with & Specizl Us2 Zsramic o aiie
incrzase for the C-2 and O-I porrions of ch= Sits,
o the following snumerated conditicns:

rastrict the use ‘of the property as follows:

Retail and service commercial and accessory uses for
C-2 zoned properties. The O-I and RM-10 portioas of
the site shall be located to the south of the propose
South Comnector Road, and shall contain approximately
539 acres. No mores than 30 acres shall be zomed EM-10.
Applicant shall submit revised legal descripticns for
the O0-I and RM-10 districts within thirty days of
approval.

Limit the height of the mall complex to a hsight not co

s=d 150 feet. Any hotel or office buildings shall
1

ted to a height of no mors than sicht stories.

B

1m

Provide a 75-foot wide nacural buifer, undisturbed
except for approved perpendicular sccsss and utilicy
crossings, and rsplantings where sparsely vsgetatcad
sdjacent to residentially-zoned propsrty

The buffer may be converted to a landscaped strip

subject to submission to the Department cf Plamning znd
Development of an acceptzable landscape design and

ephancement plan for che Outer Perimetsar frontage.

"
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ten-foot wide landscaped strip cutsids ¢
rights-of-way of &ll road Zreon

"
i

Drovide a five-foot wide landscaped strip adjacent to
21l internal property lines.
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Mall of Georgia
LUpdate of the Comprehensive Plan/Economic & Recreational Opportunities

[{ the mall is w0 be deveicped. the county’s vision for the future of this area shouid adapt 1o promote i
well-pianned. conasive mixed-use snvironment designed o encourags pedesiian mades af
FInsponation, resucse commer cial :L.F"'Wi and =smablish 2levated L.ESJE‘TL siandzrds Tor © futtr=

-

development in the zrea. To achisve these goals. the following recommendations and abjectives ara

On Tuescay, January 2, 1997, the Planminge Commission forwarded a ecommendanion and ser
of conditions for the Board of Commissioner's consideration. Among the recommendatons s
that approximately 39 acres originally requested for commercial zoning be reserved for

nrag feﬁ:.mnal otfice (O-I zoning) and high density residential (RM-10 zoning) development.

. Additionally, the Planning Commission has forwarded a recommendation o the Board of
Commissioners and the Citizen Review Commirttes for the major updare of the Comprehensive
Plan. The recommendation is that the new Land Use Plan reflect 2 wide varierv of uses in the

WICITY of the mail.

* It is expected that the future mix of uses in the immediate area will inciude medium and high
density residenual as well as professional, light industmal and ofﬁc:’disu'ibuﬂurufttchnnlﬂg}'
uses. The land use olan now being formuiated will aiso reflect more instimtional/public usas

and park/recreation/conservauon areas where industrial uses are curreaidy indicarted.

- This mixed use area is envisioned as a cohesive, focal point for furure development in
northeastern Gwinner County. By focusing intense commercial uses within this limired
geographic arsa, surrounded by a logical mix of non-residennal and residenual uses. it is
anticiparad that conventional commercial sprawl may be avoided.

’ Reacommendations for the proposed mall inciude development of a comprehensive plan to
2nsure high qualitv architecrural controls and landscaping, and consisient siznage. The
incorporation of such standards for the mail property will establish 2 ciear precadent for
requiring consistency of design for adjacent and nearby properties through Board imposed

cenditions and private resaiciive covenants.

ks ne rF:S!.lLLJ:'.cr r::_":gnal scale mix of uses will support economic development e Fors and resuit
i1 a2 more balanced =x base for the County through additional salest x: revenue and a
subsiantial increase in non-residennial property taxes.

- 2 DDI‘D‘(iI‘lE*E‘"—' :'-EEI acres of the new Advancad North Gwinnent Water Reciamation Fzeilicr,
will be [ef in its natural state as a gre=n space and passive recrealion area. Plans for the mall
indicate the oreservauon of 30 acres of land as a namre preserve for recreational and
educatonal opgormenities. This offers a unigue opporiunity for 2 linksd public-private
recreational and educational ameniry associated with a large scale commercial development

VIE-A-2




4, Establishing Transportation Management Associations (TMASs) to address the
specific transportation needs in the area. TMAs ars parnerships of businesses
implementing transportation solutions. Tney are formal organizations of employers,
developers, and other businesses working tcgether, often with public agencies, on local
transportation concerns. Most are incorporated nonprofit organizations with structured
business cperations. Although many TMAs receive public funding and offer some services
to the general public, they are primarily private membership organizations suppcred oy,
and attuned to, the specific needs of their members. The vast majority of TMASs are iccatad
in employment settings and focus on the traval needs of employess and employers. The
development of a properly conceived, efiiciently operated and adequately funded TMA can
be an impertant component of an area's sfiorts to combat traffie congestion and shift pecele
out of their drive zlone habits.

S. Encouraging employers in the proposed development to establish Employee
Commute Options programs. Commute Ootions programs are employer-based programs
that provide a variety of commuting aiternatives and programs to reduce single ccoupant
vehicle trips 1o a particular worksite. The pregrams are specialized for each employer
based upen the work schedules, policies and needs of that particular smployer and its
employees. The package of commuting opticns may range fram ridesharing to suggestions
_on flex hours, flextime, guaranteed ride home and telecommuting as well as many others.
"ARC's Committa Connections Program is available to work with individual employers in the
regicn to estabiish such a program free of charge.

8. Using private sector resources to subsidize transit service to employees of this
and other major developments in the area.

7. Identifying and supporting the development of air quality beneficial projects to
reduce congestion on main access routes to proposed development. The propesad
development does not include provisions for alternative ways of accassing the site other
than by vehicle. Opticns such as express lanes and various forms of transit should be
cansidered feasible given the developments proximity to major theroughiares and iis high
density. Transit options can range from shuttle service within the development to express
Dus routes connecting to existing rail stations, park and ride lots. and bus stops to direct rail
and bus service. These cannections to the site allow trips to be made by some mode other
than the car and thus reduce the number of trips and conseguently emissions attributable to
the development.
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