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Challenge: What regulations, procurement practices, policies are impeding design and
construction companies from implementing innovative sustainable, net zero strategies? How
can these barriers be innovatively eliminated?

Summary of Findings 
mTAP Project – Gwinnett Place Mall Redevelopment 

We determined tha t there a re NO regula tions , 
procurement practices , and/ or policies  impacting 
the implementa tion of innovative s us ta inable 
s olutions .  

The only underlying impediment is  a  focus  on 
s hort-term margins  vs  a  long-term renewable and 
regenera tive framework.



Findings: 
1. There are currently very limited considerations given towards incorporating sustainable 

solutions within the Gwinnett Place Mall Redevelopment Plans
2. The focus on multi -family developments creates opportunities for the county to invest in 

sustainable solutions
3. Changing leadership in the county can have an impactful presence on the future of this 

redevelopment
4. Local partners within this community should be included in sustainability efforts

Summary of Findings 
mTAP Project – Gwinnett Place Mall Redevelopment 



 Zero Environmental Consideration
 Almos t 100% Impermeable Surfaces
 Single Us e Zoning
 Auto-Dominated
 Lack of Economic Divers ity and Vita lity 
 Difficult to Adapt to Changing Economic, 

Cultura l, and Environmenta l Development 
Trends  

Summary of Findings 
Existing Conditions: 80s-90s Suburban Expansion

Shutterstock



Summary of Findings - Existing Conditions

Oindio Fan Art: Stranger Things



 7 Villages 
 Developed over 10- to 30-year period
 2,400-3,800 Residential Units
 55,000 sq.ft. of new retail
 50,000 sq.ft. of office
 51,000 sq.ft. cultural and educational center
 12.7 acres of new parks
 750 space public parking garage

Summary of Findings
Proposed Redevelopment - Global Villages



Plan Considerations
 Leverage a multi-faceted approach
 Address both positive and negative 

components of carbon impacts
 Holistic sustainability as a path toward net 

zero
 Implementation of mandatory minimum 

requirements and incentive -based policy 
structures

Next Steps 
Sustainability Action Plan with a broad emphasis approach toward Net Zero

Plan Focus Areas
 Energy
 Buildings
 Trans porta tion 
 Greens pace
 J obs  /  Hous ing
 Education

Presenter Notes
Presentation Notes
The CID should pursue a sustainability action plan for this Development.  
This plan should consider  initiatives aligned with the following areas: 




 Pursue District Level Solutions
 Dis trict Heating and Cooling
 Cogenera tion Facilities

Energy
District Level Facilities

Engie.com: District Heating and Cooling Systems



 On-Site
 Canopy Parking 

 (deck and surface lots)
 Building Rooftop

 On or Off-Site
 Municipal Scale PV

Energy
Photovoltaic (PV) Generation

Presenter Notes
Presentation Notes
On-Site:
On-site solar provides multiple benefits beyond on-site generation including:
heat island reduction
reduced cooling load for buildings
Visible marketing commitment toward sustainability and renewable energy

Municipal Scale Offsite: 
To reach full net zero energy it is likely the CID will need to partner with a municipal scale solar provider. 
Social Circle Silicon Ranch project provides 30 MW of power on 230 acres. 
This form of photovoltaic facility provide scale factor efficiencies and a lower cost per KWH than individual building level installations. Although there are transmission line losses 



 Establish District Level 
Energy Us e Intens ity (EUI) 
Targets  

Energy
Reduced Consumption and Tracking

2003 CBECS Survey Data for USA

Presenter Notes
Presentation Notes
Establish District Level EUI Target
Mandatory District Submetering and Reporting



 Mandatory Energy and Water 
Submetering and Reporting

Energy
Reduced Consumption and Tracking

acotelnet.com: Smart Accounting of Consumption
DOE FEMP Metering Best Practices

Presenter Notes
Presentation Notes
Establish District Level EUI Target
Mandatory District Submetering and Reporting



Buildings
Embodied Carbon Material Technology

Hines T3 Atlantic Station: Cross Laminated Timber
CarbonCure.com : Types of Carbon in Buildings

Presenter Notes
Presentation Notes
Updated zoning requirements
Incentivize use of carbon neutral technologies (cross-laminated timber, existing buildings,)
Maximum building heights (to allow for greater on-site solar offsets) 5 story max height.
Passive building technologies (natural ventilation, shading, district level energy systems) 
Reuse of existing on-site materials (concrete/asphalt recycling, etc.)



Buildings
Passive Building Technologies

Georgia Tech Kendeda Living Building
be-exchange.org : Passive House Principles

Presenter Notes
Presentation Notes
Incentivize use of carbon neutral technologies (cross-laminated timber, existing buildings,)
Updated zoning requirements
Maximum building heights (to allow for greater on-site solar offsets) 5 story max height.
Passive building technologies (natural ventilation, shading, district level energy systems) 
Reuse of existing on-site materials (concrete/asphalt recycling, etc.)



Buildings
Zoning Updates

Taylor & Francis: Zoning for Sustainability

Presenter Notes
Presentation Notes
Incentivize use of carbon neutral technologies (cross-laminated timber, existing buildings,)
Updated zoning requirements
Maximum building heights (to allow for greater on-site solar offsets) 5 story max height.
Passive building technologies (natural ventilation, shading, district level energy systems) 
Reuse of existing on-site materials (concrete/asphalt recycling, etc.)



 Bullet Points (see notes below)

Buildings
Reuse and Recycling of Existing On-site Materials

Science Direct: Closed-Loop Recycling

Presenter Notes
Presentation Notes
Updated zoning requirements
Incentivize use of carbon neutral technologies (cross-laminated timber, existing buildings,)
Maximum building heights (to allow for greater on-site solar offsets) 5 story max height.
Passive building technologies (natural ventilation, shading, district level energy systems) 
Reuse of existing on-site materials (concrete/asphalt recycling, etc.)



Transportation
Net Zero Impacts

• Electric vehicles  have 
higher upfront cos ts  –
but lower tota l life cycle 
cos ts

• Integra ting s ola r energy 
into loca l plans  to 
s upport s us ta inability 

Electrifying 
Transportation

• Promoting walkable 
s pace is  good for the 
environment and hea lth

• Walkable cities  increas e 
home va lues  

Enhancing 
Pedestrian 
Infrastructure 

• Traffic delays  crea te 
conges tion, which 
increas e CO2 emis s ions

• Limited conges tion will 
decreas e CO2 from 
exhaus t 

Reducing 
Congestion along 
Pleasant Hill Rd 

Presenter Notes
Presentation Notes
Transportation accounts for ~30% of carbon emissions.
Local EV Shuttle Service
EV Charging Station Target (20% of parking)
EV Bus Connection to MARTA
Bike and LIT (Low-Impact Transportation – i.e. scooters, e-bikes, etc.) Infrastructure
Municipal E-Bike/Scooter Program
E-Bike/Scooter Charging Stations
Pedestrian Infrastructure 



Transportation
Electrifying Transportation

Consideration: 
Trans porta tion accounts  for 30% of carbon emis s ions . 
Embracing electrica l vehicles  would have a  s ignificant 
impact on the carbon reduction efforts  a round Gwinnett 
Mall.  
• Electric Vehicles  have a  higher upfront cos t, but 

cheaper opera ting cos ts , which would pres ent lower 
overa ll cos ts  a fter the firs t 3.5 years  

• Incorpora ting s ola r energy initia tives  can provide cos t 
controls  and enhance s us ta inability efforts

Options : 
 Introduce EV Bus  Connection
 Advance ins ta lla tion of EV charging s ta tions
 Upgrade exis ting lighting a long Pleas ant Hill Road to 

s ola r powered s treetlights  

Presenter Notes
Presentation Notes
Transportation accounts for ~30% of carbon emissions.
Local EV Shuttle Service
EV Charging Station Target (20% of parking)
EV Bus Connection to MARTA
Bike and LIT (Low-Impact Transportation – i.e. scooters, e-bikes, etc.) Infrastructure
Municipal E-Bike/Scooter Program
E-Bike/Scooter Charging Stations
Pedestrian Infrastructure 



Transportation
Enhancing Pedestrian Infrastructure

Consideration: 
40% of the Gwinnett CID is  parking s pace. With a  focus  
on increas ing multi family res identia l growth, enabling a  
more pedes trian friendly environment would benefit both 
reducing the carbon footprint and impacting 
s ocioeconomic factors  of the community.  
Options : 
 Evalua te zoning laws
 Create protected bike lanes  
 Enhance walkable a reas  s uch as  tra ils  and greens pace 

a reas  

Presenter Notes
Presentation Notes
https://www.climaterealityproject.org/blog/walkable-cities-can-benefit-environment-economy-and-your-health

social economics - Search (bing.com)



Transportation
Reduced Congestion

Consideration: 
Not only does  tra ffic conges tion have a  harmful effect 
a ir,  it nega tively impacts  fuel cons umptions  and travel 
time expecta tions . 
Options : 
 Inves tiga te adapta tive tra ffic control options  –

Optimize flow of tra ffic a long Pleas ant Hill Rd
 Revis it/ Revis e incident res pons e plans  for Pleas ant 

Hill Rd - When incidents  occur on I-85, tra ffic may be 
diverted to Pleas ant Hill Rd, working with GDOT to 
implement the mos t optimal res pons e plan will s upport 
the management of conges tion during thos e times . 

Presenter Notes
Presentation Notes
https://www.climaterealityproject.org/blog/walkable-cities-can-benefit-environment-economy-and-your-health

social economics - Search (bing.com)



 Parks Inherently provide climate and health 
benefits  to the communities
 Cool- green s paces  reduce "hea t Is land" 

effect which protects  people from hea t and 
reduces  energy us age

 Abs orb- Pervious  a rea  in parks  abs orb 
ra infa ll which reduces  flooding and the need 
for irriga tion

 Protect- Parks  provide s afe s paces  for 
outdoor activities  and buffers  from roads  and 
buildings

 Connect- Tra ils , greenways  and park s ys tems  
provide carbon-free trans porta tion options  
and link res idents  to popular des tina tions  
and to one another.

Greenspace
Parks and Access

Presenter Notes
Presentation Notes
Gwinnett currently has the lowest greenspace ratio per resident in the state.
Parks and Access
Tree Canopy (heat island mitigation, carbon negative impacts)
Stormwater Management
Greenways (integration with carbon-free transportation methods)



 Improve access to non -automotive 
trans porta tion through us e of bicycle 
tra ils  and pedes trian walkways

 Improved hea lth through active living

 Abs orbed carbon through trees  and 
plants

 Enhanced cultura l identity

Greenspace
Greenways

Presenter Notes
Presentation Notes
Parks and Access
Tree Canopy (heat island mitigation, carbon negative impacts)
Stormwater Management
Greenways (integration with carbon-free transportation methods)



 Heat Island Mitigation
 Increas ing tree and vegeta tion cover lowers  s urface and a ir tempera tures  by 

providing s hade and cooling. Trees  and vegeta tion can a ls o reduce s tormwater 
runoff and protect aga ins t eros ion.

 The us e of trees  and vegeta tion in the urban environment brings  benefits  beyond 
mitiga ting urban hea t is lands  including:
 Reduced Energy Us age
 Improved Air Quality
 Enhanced Stormwater Managment and 

Water Quality
 Reduced Pavement Maintenance
 Improved Quality of Life

Greenspace
Tree Canopy

Presenter Notes
Presentation Notes
Parks and Access
Tree Canopy (heat island mitigation, carbon negative impacts)
Stormwater Management
Greenways (integration with carbon-free transportation methods)



Jobs 
Net Zero Impacts
Benefits of Net Zero Policy on U.S. Employment
• The US Infla tion Reduction ACT (IRA) of 2022 not only a ims  to reduce emis s ions  by 50% by 

2030, but new res earch s hows  it a ls o has  the potentia l to deliver mas s ive economic 
benefits

• Res earch from the World Res earch Ins titute (WRI) finds  tha t federa l policies  relying on a  
combina tion of tax credits  for low-carbon technologies  and infras tructure inves tments  can 
genera te an additiona l 900,000 jobs by 2035.

• The s tudy a ls o finds  tha t additiona l federa l policies  geared to bring U.S. emis s ions  down to 
net zero by 2050 can crea te an extra  2.3 million net jobs by 2035.

• While net zero policy will not benefit a ll jobs  s ectors , the IRA can ens ure tha t clean energy 
trans ition does  not come a t the expens e of s ome workers  and communities .

Presenter Notes
Presentation Notes
Housing
Affordability targets (20% at 80% AMI, 10% at 60% AMI, etc.)
Municipal tenant targets (teachers, fire, police, etc.)

Jobs
New job creation incentives
Job training for local residents
Jobs focused on environmental sustainability and education



Jobs 
Net Zero Impacts
Effect of Net Zero on Energy Employment Sectors
• The primary benefactors in the energy s pace will

be thos e who work in electricity and buildings .
• The energy s ectors  who will potentia lly face the 

mos t job los s es  as  a  res ult of net zero policy a re in 
trans porta tion and fuels .

Presenter Notes
Presentation Notes
Housing
Affordability targets (20% at 80% AMI, 10% at 60% AMI, etc.)
Municipal tenant targets (teachers, fire, police, etc.)

Jobs
New job creation incentives
Job training for local residents
Jobs focused on environmental sustainability and education



Jobs 
Net Zero Impacts
Job Growth by Employment Sector as a 
result of Net Zero
• Improving the energy efficiency of 

buildings  and advancing building 
electrifica tion a re the mos t labor-
intens ive of a ll clean energy meas ures  
and genera te loca l cons truction jobs  in 
every part of the country.

• The next-bigges t job-crea ting s ector is  
power genera tion, where federa l policies  
and inves tments  to genera te zero-
carbon electricity and modernize the 
electric grid lead to 2.5 million and 4 
million net jobs  by 2035

Presenter Notes
Presentation Notes
Housing
Affordability targets (20% at 80% AMI, 10% at 60% AMI, etc.)
Municipal tenant targets (teachers, fire, police, etc.)

Jobs
New job creation incentives
Job training for local residents
Jobs focused on environmental sustainability and education



Housing
Incentivizing Net Zero Housing
To drive adpotion of the US DOE Zero Energy 
Ready Home Program (ZERH) the following 
incentives could be issued
• Dens ity bonus es  could be awarded for 

developers  who agree to comply with a  
certa in number of the

• In addition to the dens ity bonus , another 
a ttractive incentive tool could be a  tax 
aba tement tha t is  s tructured on a  s liding 
s ca le depending on the number of bes t 
practices  adopted by a  developer. By way of 
example, if a  developer agrees  to adopt 10 of 
the ca tegories  in the new ZERH program, the 
tax aba tement would have a  term of 10 
years .

Presenter Notes
Presentation Notes
Housing
Affordability targets (20% at 80% AMI, 10% at 60% AMI, etc.)
Municipal tenant targets (teachers, fire, police, etc.)

Jobs
New job creation incentives
Job training for local residents
Jobs focused on environmental sustainability and education



Housing
Incentivizing Net Zero Housing (ctd.)

Presenter Notes
Presentation Notes
Housing
Affordability targets (20% at 80% AMI, 10% at 60% AMI, etc.)
Municipal tenant targets (teachers, fire, police, etc.)

Jobs
New job creation incentives
Job training for local residents
Jobs focused on environmental sustainability and education



 Educate Gwinnett Place CID about 
federa l policy opportunities  ava ilable
 Climate Pollution Reduction 

Grant (CPRG) with ARC, including 
a ttending lis tening s es s ions

 Upcoming Greenhous e Gas  
Reduction Fund (GHGRF) 
opportunities  - $27B in clean 
energy funding

 Coordina te with newly es tablis hed 
Gwinnett Sus ta inability Department

Education
Net Zero Impacts

Presenter Notes
Presentation Notes
- Impact of buildings and transportation on carbon emissions (two largest sources of emissions)
Residents and employees become biggest net zero carbon advocates
- Establish CID education group to inform tenants and residents of opportunities for personal improvements that address carbon impacts
Work with trusted community partners like Southface to educate building owners and CID leaders
Educate CID leaders to the policy opportunities coming to decarbonize their building stock and the metro-wide efforts
Technical Assistance programs to advise homeowners and commercial property owners as to the tax credits with the IRA for clean energy improvements (home solar and EV charging)
The ARC’s regional strategy for reducing carbon emissions. They are planning to coordinate with county and municipal governments around the Atlanta MSA to hit targeted goals
The Inflation Reduction Act’s Greenhouse Gas Reduction Fund (what all city’s have their eye on right now)’s recommendations on how they will prioritize and examples of how to decarbonize existing buildings: 
Decarbonization Retrofits of Existing Buildings: Projects, technologies or activities that retrofit an existing building to reduce or eliminate greenhouse gas emissions and air pollution, with that project, technology, or activity consistent with the targets and strategies of net-zero emissions buildings as specified in Executive Order 14057 (Catalyzing Clean Energy Industries and Jobs Through Federal Sustainability) Implementing Instructions. Examples include grid-interactive appliance electrification in affordable multifamily housing alongside energy efficiency, indoor air quality improvements, and solar; school building space and water heating grid-interactive electrification and energy efficiency; replacement of backup diesel generators with battery storage, including paired with distributed power generation; and community facility retrofits with on-site solar, storage, and charging infrastructure. 
A resource that the City of Atlanta is planning to work with to decarbonize their building stock: https://www.blocpower.io/?utm_source=google&utm_medium=cpc&utm_campaign=brand&utm_term=blocpower&gclid=EAIaIQobChMIjsa6jMvH_gIVccrjBx3ATAEbEAAYASAAEgIQMvD_BwE




 Educate commercial property owners 
about federa l tax credit opportunities  
to make clean energy improvements  
and buy electric cars

 Partner with trus ted 
community organiza tions  like 
Southface and USGBC to hos t 
webinars  and educa tiona l works hops

Education
Net Zero Impacts

Presenter Notes
Presentation Notes
- Impact of buildings and transportation on carbon emissions (two largest sources of emissions)
Residents and employees become biggest net zero carbon advocates
- Establish CID education group to inform tenants and residents of opportunities for personal improvements that address carbon impacts
Work with trusted community partners like Southface to educate building owners and CID leaders
Educate CID leaders to the policy opportunities coming to decarbonize their building stock and the metro-wide efforts
Technical Assistance programs to advise homeowners and commercial property owners as to the tax credits with the IRA for clean energy improvements (home solar and EV charging)
The ARC’s regional strategy for reducing carbon emissions. They are planning to coordinate with county and municipal governments around the Atlanta MSA to hit targeted goals
The Inflation Reduction Act’s Greenhouse Gas Reduction Fund (what all city’s have their eye on right now)’s recommendations on how they will prioritize and examples of how to decarbonize existing buildings: 
Decarbonization Retrofits of Existing Buildings: Projects, technologies or activities that retrofit an existing building to reduce or eliminate greenhouse gas emissions and air pollution, with that project, technology, or activity consistent with the targets and strategies of net-zero emissions buildings as specified in Executive Order 14057 (Catalyzing Clean Energy Industries and Jobs Through Federal Sustainability) Implementing Instructions. Examples include grid-interactive appliance electrification in affordable multifamily housing alongside energy efficiency, indoor air quality improvements, and solar; school building space and water heating grid-interactive electrification and energy efficiency; replacement of backup diesel generators with battery storage, including paired with distributed power generation; and community facility retrofits with on-site solar, storage, and charging infrastructure. 
A resource that the City of Atlanta is planning to work with to decarbonize their building stock: https://www.blocpower.io/?utm_source=google&utm_medium=cpc&utm_campaign=brand&utm_term=blocpower&gclid=EAIaIQobChMIjsa6jMvH_gIVccrjBx3ATAEbEAAYASAAEgIQMvD_BwE




Leadership Lessons Learned
mTAP – Investments in sustainability is making a difference

The Central Atlanta Progress, in partnership with the City of 
Atlanta  launched the Atlanta  Better Buildings  Challenges  in 
2011. Since the launch, ABBC has  s aved a  combined 6.75 
trillion Britis h thermal units  of energy and 1.3 billon ga llons  
of water.

The Michigan Department of Trans porta tion
(MDOT) ins ta lled a s olar canopy pilot project in
2012. Since implementa tion, this project ha s
produced 953,378 kWh of energy. This is
equivalent to 747,544 lbs of coal burned.



 Create a district level impact and initiative toward a 2050 Net Zero imperative
 Es tablis h meas urable KPIs  to track performance over time
 Allow 2050 Net Zero ta rget to s erve as  a  meaningful differentia tion in an 

increas ingly competitive marketplace

Leadership Lessons Learned
mTAP



Questions 

mTAP



Appendix - Summary of Recommendations
Table of Strategies

Buildings
Strategy 2.1: Incentivize development plans with passive and embodied building plans
Strategy 2.2: Encourage Implementation of Passive Building Technologies
Strategy 2.3: Update Zoning Guidelines to Support Sustainability Principles
Strategy 2.4: Mandate Reuse and Recycling of Existing On-Site Materials

Energy
Strategy 1.1: Pursue District Level Heating and Cooling and Cogeneration Systems
Strategy 1.2: Incentivize On-Site Photovoltaic Generation – Canopy Parking and Building Rooftops
Strategy 1.3: Organize Off-Site Photovoltaic Generation to Reach District Scale Net Zero Energy
Strategy 1.4: Establish District Level Energy Use Intensity (EUI) Targets
Strategy 1.5: Mandatory Energy and Water Submetering and Reporting



Appendix - Summary of Recommendations
Table of Strategies

Transportation
Strategy 3.1: Review Transit Plan and Investigate the incorporation of EV options
Strategy 3.2: Conduct a Benefit/Cost study on the energy savings from implementing solar panel street 
lightning 
Strategy 3.3: Revisit Bicycle/Pedestrian Suitability Score – Evaluate considerations within project limits 
Strategy 3.4: Validate Gwinnett County engagement with GDOT’s TIM program 
Strategy 3.5:  Revisit GDOT’s incident quick clearance practices within the County Greenspace
Strategy 4.1: Provide for park space in the global village plan
Strategy 4.2: Integrate brown water systems for irrigation of parks and greenways
Strategy 4.3: Establish tree canopy requirements for development
Strategy 4.4: Connect public transportation via greenways
Strategy 4.5: Incentivize developers to include brown water recovers systems in their storm water 
management



Summary of Recommendations
Table of Strategies
Housing / Jobs
Strategy 5.1: Establish CID employment training programs for those who work in industries negatively 
affected by net zero and the Inflation Reduction Act, so that they can transition into industries that have 
growth as a result of net zero
Strategy 5.2: Establish a density bonus incentive for developers who comply with a set amount of the US 
DOE Zero Energy Ready Home Program (ZERH)
Strategy 5.3: Structure a tax abatement incentive that is tied to the number of categories adopted from 
the ZERH program
Education
Strategy 6.1: Establish CID education group to inform tenants and residents of opportunities for personal 
improvements that address carbon impacts
Strategy 6.2: Educate CID leaders to the policy opportunities coming to decarbonize their building stock 
and the metro -wide efforts
Strategy 6.3: Technical Assistance programs to advise homeowners and commercial property owners as 
the the tax credits with IRA for clean energy improvements (home solar & EV charging)
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