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EXECUTIVE SUMMARY
This study creates a specific plan for
the Tennis Center that results in an
economically viable mixed-use and
special events center that will serve
as a focal point of transit service as
well as a catalyst for new growth.

This objective of this study is to create a specific plan
for the Stone Mountain Tennis Center that results in
an economically viable mixed-use and special events
center that will serve as a focal point of transit service
as well as a catalyst for new growth.

Study Area
The study area is the West Park Place corridor immediately south of Highway 78, including the 26-acre Tennis
Center site, the 13.6-acre former Target store site, and
surrounding properties. Certain aspects of the study
address properties to the south, including the 56-acre
“airport” site owned by the Stone Mountain Memorial
Association (SMMA).

velopment opportunity—especially when combined
with dramatically enhanced accessibility. The recommendations put forth by this study for repurposing
these properties have the potential to leverage the
area’s assets and key location to catalyze growth in
the corridor.

The Tennis Center, constructed for the 1996 Olympic
Games, is uniquely positioned at the gateway to the
Evermore Community Improvement District. Decline
on this key site has been symptomatic of the area’s recent decline, with the failure of both the Tennis Center
and the adjacent Target store.

Mixed-Use Transit-Oriented Destination
There is no single “stand alone” use that can be introduced at this location to produce the impacts described above. The main premise of this study is that
the combined impacts of the proposed program of
uses and transportation improvements, in a public/private venture format, will create synergies that
can be transformational.

Although these two properties and land uses have
individually struggled to sustain viable business
activity, together they represent a compelling redeTennis Center Context
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The publicly-funded components of this development
program include (1) the tennis stadium, enhanced to
become a multi-purpose sports and entertainment
venue, (2) a program of roadway improvements to
enhance accessibility to the site and create a walkable
“main street” environment, and (3), the introduction
of transit service.
Privately funded components include (1) the Target
T
store, refitted as a sports training and fitness facility,
adjacent to a village center including (2), shops and
restaurants, (3), new office development, (4), residential uses, and (5) hotels.

Public Investments
Sports and Entertainment Venue
V
The tennis stadium has been vacant and unused for
several years, and its demolition has been contemplated. This study recommends renovating this facility
to create a multi-purpose sports and entertainment
venue, and explores the following improvement
scenarios, which could be implemented as a series of
phases:
•
•
•
•

Baseline renovations to make stadium use viable
Addition of a covered performance stage
Addition of a roof over seating
Full enclosure as a mini arena with perimeter
concourse

Existing Park Place Tax Allocation District boundaries. Note that the
Tennis Center is within the district but not on the tax rolls because it is
publicly owned

refers to the existing stadium and proposed improvements to transform it into a sports and entertainment
facility.

Private Investment

Each level of improvement would expand the venue’s
potential calendar of events, but only in the “full buildout” scenario does the facility approach long-term
financial stability and sustainability. Accordingly, this
study recommends that this improvement program
should be undertaken only if there is a commitment
to eventually achieve full build-out.

Pre-recession declining land values in the project
area, coupled with the difficulty of financing and
selling “mainstream” retail/office/residential development in the current economic climate, are cause
for concern with regard to prospects for near-term
revitalization of the West Park Place Activity Center
and the Evermore CID corridor. However, with the
catalytic impact of the proposed tennis center and
transportation improvements, private development
would become more viable.

Throughout this study, “Tennis
T
Center” refers to the
existing Stone Mountain Tennis
T
Center and “stadium”

Key for the success of this development is the concept
of a Sports Center that would generate synergy with

Evermore Community Improvement District Boundaries
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the stadium and exploit its Olympic legacy. Indoor
sports training and fitness facilities for Olympic hopeful
athletes would occupy the vacant Target store, and a
companion International Tennis Academy would make
use of the existing tennis courts, with both operations
utilizing the stadium for major sports events. An extended stay hotel and sports-oriented retail, services,
and restaurants would be logical redevelopment opportunities adjacent to the Sports Center, around which
other private investments (i.e. residential, office, and
additional hotel development) could be stimulated.
Ideally, this sports-driven development concept would
also include a sizable outdoor component, consisting
primarily of multi-purpose sports fields catering to
league play, which could significantly expand the volume of patrons and hence the economic impact of the
project to the area. The availability of up to 80 acres
of contiguous vacant land nearby—some privately
owned, some owned by Stone Mountain—could be

ideally suited to this purpose. The study recommends
further exploration of the possibility of utilizing some
of this property for this use.

Stone Mountain Concerns
Because the 26-acre Tennis Center property is managed by the Stone Mountain Memorial Association
(SMMA) and is part of Stone Mountain Park, it cannot
be developed for non-recreational uses without approval by SMMA and the state legislature. SMMA has
expressed concern that some of the study recommendations are in conflict with SMMA objectives—specifically the siting of residential or hotel uses on the
Tennis Center site. Furthermore, SMMA has made it
clear that their vacant 56-acre “airport” property, referenced above as potential playfields, is not available
for this purpose. Accordingly, the proposed plan may
only be possible if ownership and/or control of these
properties can be conveyed to another entity.

Artist Rendering of Proposed Revitalization of Tennis Center Area

EXECUTIVE SUMMARY

7

Overall Viability
Since the Olympics, a number of unsuccessful prior
efforts have attempted to demonstrate the viability
of the stadium and / or development / revitalization
of other uses in the “PPAC” (Park Place Activity Center)
project area. This study takes a comprehensive point
of view that proposes that the stadium be transformed
into a multi-purpose sports and entertainment venue
within the context of
• Transportation improvements to make events viable and the stadium more accessible
• An adjacent Sports Training and Fitness Center
that will build on the stadium’s energy and encourage redevelopment
• Area redevelopment that will rebrand the area as
a retail Main Street
• A transit hub that will bring commuters and bus
riders to and through the area
This study concludes that the catalytic impact of
these proposed improvements offers the best available opportunity within the West Park Place Activity
Node to stabilize, and ultimately reverse, currently
declining land values, as well as stimulate broader
future revitalization and development which, due
to the strategic “gateway” location of the project
site, can in turn create significant momentum for a
similar trend throughout the Evermore CID corridor.
Accordingly, the Evermore CID’s available resources
should be concentrated on this project in the near
term.

The catalytic impact of these
proposed improvements offers
the best available opportunity to
stabilize and ultimately reverse
declining land values, as well
as stimulate broader future
revitalization and development.

Property Values

Projected Impact of Proposed Improvements
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absence of public transportation able to serve special
events are three factors that have made the stadium
undesirable. This study recommends a series of transportation improvements that would address these
shortcomings, including:
• A new two-way connection between the Tennis
Center and the Stone Mountain interchange with
Highway 78 to provide direct access to and from
the limited access highway.
• Realignment of Bermuda Road at West Park Place
Boulevard to accommodate a roundabout and
create better intersection spacing.
• Relocation of the Georgia Regional Transportation
Authority (GRTA) regional bus route 424 parkand-ride to the Tennis Center site, with enhanced
connectivity to the Kensington MARTA station
• Establishment of local bus service, initially as an
urban circulator system serving the Park Place
loop and ultimately implementing Concept 3 recommendations for expanded service along the
Highway 78 corridor to Snellville
Using the tennis center site as a hub and transfer
point for regional and local transit service will ultimately deliver significant volumes of user traffic to
the site and provide public transportation access for
Sports Center athletes and Stadium patrons. The
study team also believes that making Stone Mountain
Park accessible to those who use public transit could
significantly increase park visitation and, accordingly,
park revenues.

Transportation Improvements
The failure of the stadium as an event center has been
closely tied with the lack of transportation infrastructure. Limited parking within walking distance, the
lack of easy and direct access to Highway 78, and the
8
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Part 1:
Existing Conditions/
Context Analysis

PREVIOUS STUDIES
A number of studies have been conducted in recent
years in the Highway 78 corridor and Stone Mountain
Tennis Center area. The following briefly summarizes these studies and their relevance to the current
effort.

Park Place Activity Center Study
This 2007 study addressed areas along both sides of
Highway 78 beginning at the Stone Mountain Tennis
Center and running more than 1.5 miles east along
the highway. Through an inclusive public process,
the study addressed key challenges, including traffic
congestion and safety, economic decline, and a lack
of community identity. The study recommended a
number of improvements which have already been
accomplished. These include the following:
•
•
•
•

The Park Place Activity Center study included conceptual plans for a
number of sites, not including the Tennis Center area, that illustrate the
principles of a walkable mix of uses

Traffic signal coordination
Access management strategies
Pedestrian improvements
Additional commuter bus stop

Other recommendations, such as those for multiuse trails, connectivity improvements, and zoning
changes, have not yet been implemented. The land
uses recommended by the study are not consistent
with the Gwinnett County Unified Plan, which was adopted in 2009, subsequent to the completion of the
study. However, the land uses recommended by the
Unified Plan are consistent with the vision put forth in
this current document.

Pedestrian and mobility improvements along Highway 78 recommended by the Park Place Activity Center study have already been
implemented

Park Place Tax Allocation District Study
In 2009, a study was completed to present the rationale, boundaries, fiscal data, and proposed projects
that could result from the formation of a tax allocation district (TAD) in the Park Place vicinity. This plan
meets state requirements for redevelopment plans
and includes the Stone Mountain Tennis Center area.
The study envisions much of the land along Highway
78 as redeveloping into potential mixed-use, higherdensity nodes. Projected tax revenue increases from
this redevelopment could be used for infrastructure
improvements; site assembly, demolition, and clearance; traffic operations and safety improvements;
parks; and other uses totaling $21M. The overall fiscal
impact of the tax district and improvements did not
include the Tennis Center site, which was proposed to
be converted to park space.
EXISTING CONDITIONS/CONTEXT ANALYSIS

The Tax Allocation District Study contemplated more dense, mixed-use
development throughout the Park Place area, but did not consider
development potential of the Tennis Center site
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Tennis Center Economic Impact Report
A Report of the Economic Impact of the Reuse of
Stone Mountain Tennis Center in Stone Mountain, GA
(October 2009)
This study, commissioned by the Stone Mountain
Memorial Association, estimated the economic impact of renovating the Stone Mountain Tennis Center
for use as a concert, sports, and events facility, in
conjunction with an adjacent convention facility. It
also estimated the economic impact of an alternative
scenario to demolish the facility and develop a passive park in its place.
The stadium improvements and convention facility
were projected to generate income during each of
the first ten years of operation and have a $12.6M
impact on the local economy in the first year of operation. These figures do not include the cost of initial
improvements, which were estimated at $47.7M.

The Economic Impact Report concludes that the renovation of the
stadium would provide a much greater economic boost to the area
than a passive park, but at a much greater cost

The passive park scenario was expected to generate
revenues similar to its operational costs and run at a
slight deficit each year, not including initial demolition and landscaping costs which were estimated at
$2.4M.
Following this study, in 2009 Gwinnett County signed
a 50-year least to operate the site as a recreational
tennis facility utilizing 15 of the outdoor tennis courts.
As part of this agreement, SMMA was to demolish the
stadium in January 2010. This agreement has since
been rescinded and a decision regarding demolition
postponed for at least a year, allowing the Evermore
CID to undertake the current study which is expected
to have a bearing on a final disposition strategy for
the property.

12
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PUBLIC TRANSIT CONTEXT
Express Bus Service
Since 2004, the Georgia Regional Transportation
Authority (GRTA) has provided weekday regional
bus service for commuters on more than 28 routes.
Service is not all day, but usually consists of 5-8 service
times in the morning (5:30 to 8:00 a.m.) and afternoon
(3:00 to 6:00 p.m.) peak commute times. Coaches
pick up commuters at suburban park and ride lots
and bring them to major employment centers such
as Downtown and Midtown Atlanta, where they may
transfer for free between transit systems at several
MARTA rail stations. Ridership is 66% female and not
transit-dependent, but by choice. The typical rider is
a federal or state employee working in Downtown
Atlanta, over 40 years in age, and with an average
household income of $70,000.
The Tennis Center sits at the westernmost end of the
Highway 78 corridor in Gwinnett County, which is
served by two GRTA Xpress routes (418 and 424) that
provide service to Downtown Atlanta via Highway 78
to I-285 to I-20.
Route 418 serves two park and ride locations, one in
Downtown Snellville, and one at Hewatt Road. This
route has been in operation since 2007 is a growing
and successful route with 500 parking spaces at the
Snellville park and ride and 200 spaces at the Hewatt
Road facility. This route follows the same route as the
424 but does not stop near the Tennis Center.

Route 424 originates near the Tennis Center at the
“Stone Mountain” park and ride facility located on the
former Cub Foods site on East Park Place Boulevard.
This is a new route started in January 2010 and designed to capture an untapped market of southwestern Gwinnett County commuters who would not drive
east (away from their destinations) to use the existing
route 418. The Stone Mountain Park and Ride facility includes 250 parking spaces leased on an annual
basis by GRTA.

Park and Ride Real Estate Strategy
GRTA’s park and ride facilities are typically located
near highway interchanges with as direct as possible
access. GRTA will purchase or lease park and ride sites
depending on availability, and generally views them
as long-term development sites that will increase in
value. GRTA has in some cases purchased additional
land for future expansion where development options exist for future sale or joint development. GRTA
has also considered joint development with private
developers for structured and shared parking but has
yet to find a financial model that works. The typical
surface park and ride lot has been constructed for
$2,000 per space, in locations where extensive site
work is not required.

Memorial Drive Bus Rapid Transit
MARTA has identified several corridors for the implementation of arterial bus rapid transit (BRT). Arterial
BRT is enhanced bus operations on arterial roadways

Existing Regional Transit Context

EXISTING CONDITIONS/CONTEXT ANALYSIS
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that include traffic signal and roadway design improvements to create more efficient transit service
and shorter travel times. These improvements
typically include exclusive bus lanes, queue-jumper
lanes/signal priority systems that allow busses to
advance through intersections ahead of vehicular
traffic, and enhanced transit stations. MARTA worked
with DeKalb County and the Georgia Department of
Transportation (GDOT) to implement the first arterial
BRT line in the Atlanta region on Memorial Drive.
The Memorial Drive BRT service provides express
service between the Kensington rail station and a
new 200 space park and ride at the intersection of
Memorial Drive and Goldsmith Road (3.5 miles from
the Tennis Center via Highway 78), as well as limited
service between the Kensington rail station and a
terminus at the intersection of Mountain Industrial
Boulevard and East Ponce De Leon Avenue. Phase 1
of this system (Goldsmith to Kensington) is currently
operational. There is a long-term vision to extend the
system west from Kensington to Downtown Atlanta.
Phase 1 Memorial Drive BRT System Components:
• Traffic Signal Priority - The Memorial Drive BRT
service employs traffic signal priority at all intersections, allowing a BRT vehicle to extend the
green phase or to receive an advanced green on
the vehicle’s approach to the intersection.
• Queue Jumpers – Queue-jumper lanes at two intersections (Rockbridge Road and Rays Road) enable BRT vehicles to enter a dedicated lane at the
intersection and activate a special signal phase
for the BRT vehicle only.
• BRT Vehicles - The corridor will utilize specially
branded vehicles different than standard MARTA
buses.
• BRT Stations - The 9 BRT stations along the 5-mile
corridor will include raised platforms, canopies,
and electronic message signs with real time bus
service information. Stations are typically located
at major intersections and where possible are
placed on the “far side” of the intersection allowing buses to cross the intersection before stopping to minimize delay to vehicles.

14

Clifton Corridor Study
MARTA and the Clifton Corridor Transportation
Management Association (CCTMA) are currently conducting a transit alternatives study called the Clifton
Corridor Transit Initiative. This study is evaluating the
need for high-capacity transit connections between
Lindbergh Center, Clifton Road employment centers,
and the City of Decatur. The Clifton Corridor includes
some of the largest employment centers (Emory
University, Emory Healthcare, the Centers for Disease
Control and Prevention, the Veterans Administration
Medical Center & Regional Offices, and the DeKalb
Medical Center) in metro Atlanta without convenient
access to the interstate system or MARTA rail. The
study will result in the selection of a specific alignment and transit technology for further design and
engineering. Three alignment alternatives are under
current consideration along with two transit technologies (Bus Rapid Transit and Light Rail Transit).

Regional Transit Plan: Concept 3
A partnership of local governments, state agencies
and current transit providers formed the Transit
Planning Board (TRB) to discuss the establishment
of a seamless and integrated transit system in the
Atlanta Region. The TRB’s focus was to develop a
regional transit plan, improve regional system coordination, establish system performance measurement
and act as an advocate for increased federal funding.
The resulting regional transit plan (“Concept 3”) is a
long-range transit vision for the Atlanta region. The
Highway 78 corridor from Stone Mountain to Snellville
is identified in Concept 3 as a future BRT corridor that
extends from the Memorial Drive BRT line, connects
through the Park Place Activity Center, and terminates
in Downtown Snellville.

PARK PLACE MULTIMODAL MIXED-USE CENTER LIVABLE CENTERS INITIATIVE STUDY

ROADWAY CONTEXT
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The Tennis Center site in particular has limited accessibility. While sitting directly adjacent to the Highway
78/West Place Boulevard interchange, its only vehicular access is off of Bermuda Road which, to the west is
a dead end access to Stone Mountain Park, and to the
east has only right-in/right-out access to West Park
Place Boulevard. Just one half mile west, the Stone

Highway 78

Ro

The Stone Mountain Tennis Center is centered along
Highway 78 at the point where it transitions from a strip
commercial arterial road to a limited access freeway
(Stone Mountain Freeway). In this transition, Highway
78 is playing two roles; one as a regional highway, the
other as a commercial corridor. In addition, the lack of
local street network alternatives parallel to Highway
78 forces the highway to carry both local and regional
trips, creating unnecessary congestion. The area’s
primary access to Highway 78 occurs at the two intersections of the Park Place Boulevard loop road (West
Park Place Boulevard and East Park Place Boulevard)
with limited supporting network and minimal local
connectivity for area development.

The conjunction of regional roads with Highway 78 near the Tennis
Center creates traffic problems in part because of a lack of local
interconnectivity and intersection design

Mountain Park/Highway 78 interchange is a valuable
piece of existing transportation infrastructure that
provides access only to Stone Mountain Park, leaving
it underutilized during weekday peak times. A oneway frontage road extends along the north side of the
Tennis Center site providing an eastbound exit from
Stone Mountain Park to Highway 78.

Park Place Activity Center Existing Street Network

EXISTING CONDITIONS/CONTEXT ANALYSIS
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LAND USE CONTEXT
The Park Place Activity Center area is already defined
by a mix of land uses. Within a ten minute walk of the
tennis stadium are offices, recreational uses such as
the tennis courts and Stone Mountain Park and golf
course, residences in the Park Springs Retirement
Community, and a number of shopping options.
Despite a mix of uses, however, the area is dominated
by the automobile and a lack of connectivity. These
features, combined with the low density of development, preclude an interesting, walkable area.
Two specific barriers to connectivity are the gated
western portion of Bermuda Road, which does not
allow public access to Stone Mountain Park, and the
drive serving the rear of the former Target building,
which is not a public right of way.
The tennis stadium currently has two bus drop off
areas on its south and west sides, which were used to
transport athletes and spectators during the Olympic
Games. These areas remain usable for full-size buses
and are an important design asset.

Because it is state-owned land, the Tennis Center property itself is exempt from zoning regulations. Current
permissible uses for the property, under the provisions
of the Stone Mountain Memorial Association (SMMA)
charter, are restricted to recreation-related activities.
Other land uses, such as residential, retail, or office,
would require approval from the state legislature.
Similarly, legislative approval is required in order for
the property to be sold. Accordingly, if it is to accommodate mixed-use development, ownership will need
to be transferred to another entity.

Vacant Land
A number of vacant parcels of land exist within the
Park Place Activity Center, as shown on the map on
page 18. These properties are important assets and
may be useful for supporting stadium-area activities
with a mix of redevelopment and parking. The majority of privately-owned vacant land is controlled by a
single owner.

Zoning
Zoning information is not available for the Dekalb
County portion of the activity center area, but most of
the land immediately surrounding the Tennis Stadium
is within Gwinnett County and is zoned M-1 and C-2,
as shown in the map on the following page.
M-1 zoning allows for uses such as offices, non-retail
commercial uses, warehouses or distribution facilities,
or light manufacturing. Buildings are required to be
separated from the street, and no design standards
are provided.
C-2 zoning allows for a wide variety of retail and restaurant uses, offices, and institutions. Residences are
prohibited and buildings are required to be separated
from the street by at least 50 feet.
Neither zoning district allows for the compact mix of
uses envisioned for the activity center area, although
the MUD district currently on the books would allow
more appropriate development.

16
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Existing Zoning Districts

EXISTING CONDITIONS/CONTEXT ANALYSIS
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Currently V
Vacant Property
Key

Current Owner

Acres

1

Stone Mountain Memorial Association

2.16

2

Stone Mountain Memorial Association/Georgia DOT

1.38

3

James M. Williams Jr. Real Estate Company

2.65

4

James M. Williams Jr. et al.

6.82

5

James M. Williams Jr. et al./Williams Contracting Inc.

3.42

6

Jerry Edmond Pounds/

1.76

7

James M. Williams Jr. et al.

3.11

8

Stone Mountain Memorial Association

55.1

9

James M. Williams Jr. et al.

77.3

9
6
5
7

3

2

4

8

1
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INTERVIEW COMMENTS
In order to obtain the most complete picture possible
of the existing conditions and the interests of the
various players in the Tennis Center area, a number of
interviews were conducted with the following entities. The points below summarize the main themes
of the interviews.

Interviewees
• Stone Mountain Memorial Association &
Herschend Family Entertainment
• Transit Agencies (GRTA, MARTA, GCT)
• Georgia Department of Transportation/Gwinnett
Department of Transportation
• Gwinnett County Parks & Recreation
• Gwinnett Convention & Visitors Bureau
• Potential Development Partners (Atlanta DeKalb
International Training Center (ATLANTA DITC): The
Living Legacy Institution of the Atlanta 1996 Olympic
Games, Easton Sports Development Foundation
(ESDF), Alliance Real Estate, Destination Hotel
Partners)
• Principle Adjacent Landowner (Williams Adair
Realty)
• US Tennis Assoc./Atlanta Tennis Championship
• Park Springs retirement community
• Former Tennis Center operator

Transportation Comments
• Concerns about interface of transit services with
Stone Mountain Park and parking revenues
• Potential for additional controlled access to Stone
Mountain Park via Bermuda Road, potential questions about cost of improvements/maintenance
• Proposed realignment of Bermuda Road with
roundabout at West Park Place is a good way to
improve access to site
• Existing full intersection at south end of Target
property also important, especially for egress following an event
• Connection to Stone Mountain Park interchange
might not be needed to accomplish goals related
to event access and/or transit—would costs of
improvements be a wise investment of funds?
• Capacity problem at West Park Place not significant with 4 lanes and intersection improvements—main problem is lack of left turns
• Potential for tennis center site as near-term park &
ride site with potential to be a transfer hub
• Growing demand on Highway 78 bus routes
EXISTING CONDITIONS/CONTEXT ANALYSIS

• Current Highway 78 park & ride facilities: Cub
Foods lease (250 spaces), First Baptist Snellville
(have increased to 500 spaces), Hewitt Road Ford
dealership (200 spaces)
• Untapped West Park Place market for additional
park & ride
• Downtown Atlanta is primary destination for current commuter bus routes
• Unserved Gwinnett County demand for transit
access to Decatur, Emory University, and Centers
for Disease Control and Prevention
• Previously proposed bus transfer point at WalMart (immediately north of study area) for GCT
and MARTA buses
• New MARTA bus technology along Memorial Drive
could be used by GRTA or other buses, or MARTA
bus could in theory be extended to Evermore
• Clifton Corridor transit proposals could allow better connections between east line and Emory to
build on potential bus service to Stone Mountain
• Express bus service: generally big rush hour demand only, so not ideal for transit-oriented development without other transit layers (local bus
service, circulator shuttle, etc.)
• Very little local taxi or private transit availability
• Possible concerns about roundabouts and
seniors
• Local bus service in Highway 78 will make more
sense once there is access to MARTA rail
• Evermore could consider shuttle concept similar
to Buckhead
• Potential transit center should have a sense of
place, branding, “a station, not a park & ride”
• Capital improvements funding potentially available through Federal Transit Administration for
“dedicated, permanent” bus facilities (GRTA currently investing in such improvements in other
locations)
• Local or Regional SPLOST: potential transportation improvement funding sources
• Other transportation funding sources available
for various components

Tennis Center/Stadium Comments
• Concerns over private entity accepting liability of
stadium
• Some uses of tennis center property could negatively impact Stone Mountain Park revenues
• 300 signatures on petition to provide “recreational tennis” at Stone Mountain facility, but no
mandate

19

• Nearby parks serve area tennis needs (Lenora,
Deshong, Yellow River, Mountain Park)
• Demand for baseball/softball down (demographic shift) growing need for soccer, lacrosse, indoor
basketball, badminton, table tennis, cricket
• Gwinnett County’s lease of the tennis center
property terminated in December 2010, so plans
for stadium demolition have been suspended
indefinitely
• Potential Convention & Visitors Bureau interest in
operating stadium if traffic and parking issues are
resolved
• Current stadium open air configuration problematic would compete with other existing venues,
concern about financial viability
• Adding a roof could improve stadium viability but
still needs a niche
• Full stadium enclosure and air conditioning as a
mini-arena: no longer hostage to weather, provides for year-round event calendar, but indoor
venue not ideal for major tennis
• Difficulties with phased stadium construction,
must shut down to refit
• Stadium synergies with Stone Mountain Park,
both would perform better
• Potential sports center clientele: Olympic hopefuls, youth, seniors
• Proposed indoor/outdoor sports center program
(including Target property and nearby land) could
include second tier indoor sports such as archery,
outdoor field sports complex (would generate
hotel demand and stimulate economy), use of
Stone Mountain Park as additional training venue
(for biking, rowing, etc)
• All parties believe in potential of sports center, synergies, and use of Olympic legacy for branding
• Potential support for tennis event at tennis center
in future if obstacles can be overcome
• I-285 a perceived problem for potential tennis
customers from northern suburbs
• Traffic problems with ingress & egress from previous events
• Women’s 1998 hard-court tennis event not
successful
• For tennis center event would need 7,500 seat
main stadium, 2 secondary stadium courts (2,500
seats each), and 4-8 practice courts
• Recreational tennis on its own is a money-loser,
facility would need other revenues
• Juniors regional tournaments lost money but

20

•
•
•

•
•

•

•

generated local economy revenues and park
attendance
Major tennis events dependent upon sponsorships and volunteers
Potential for hosting Davis Cup, Fed Cup, USTA
qualifying events
Potential for a sports complex, including multipurpose play fields on nearby land, as a driver for
Stone Mountain traffic and hotel demand
Sports center would be a compatible land use
and could stimulate the local economy
An entity could be put in place that was committed to improve, fund, implement, and operate the
stadium, perhaps a stadium authority or some
similar quasi-governmental entity, affiliated at
the county or state level
Gwinnett Convention and Visitors Bureau is not
the likely stadium operator, but could work in a
management role to help with operations as long
as there was no financial risk
Stadium should be thought of as a multi-purpose
event venue, intended to accommodate a wide
range of types of events

Other Comments
• Concerns about potential negative impacts of
redevelopment (visual, noise, incompatible uses)
on Stone Mountain golf course
• Support for of mixed use development around
Tennis Center
• Gwinnett Commission will act based on “what is
greater good for community”
• Potential to add 20-30,000 square feet of meeting
space in proposed hotel or on Target site
• Proposed mixed-use development program (on
Tennis Center and adjacent properties) could
include: covered stadium, outdoor tennis courts,
hotel, dormitories, residences, village retail, office
• Adjacent landowners receptive to development
and potential land swap
• Significant amounts of adjacent land held by one
owner
• Potential for outpatient medical facility in mixeduse development
• The “Big League Dreams” sports complex planned
for Lilburn has significant momentum at the
county level and could create competition for
certain aspects of the project.
• The project needs a champion capable of mobilizing political will at county and state levels to
overcome obstacles
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REAL ESTATE MARKET
CHARACTERISTICS
In order to analyze the market opportunity for the
Stone Mountain Tennis Center to act as a catalyst
for the revitalization of the surrounding local area,
Johnson Consulting undertook a comprehensive
review of market conditions in Gwinnett County, as
well as the broader Atlanta metropolitan region. The
key objective of this analysis was to identify structural
factors, and opportunities and weaknesses that may
affect the market’s ongoing competitive situation
with respect to sports and recreation facilities, as well
as traditional real estate uses (residential, retail and
commercial).

Stone Mountain Park draws four million visitors each year to the Tennis
Center area

Center, 13,000-seat Arena, and a Grand Ballroom.
The Convention Center is anchored by a 50,000
square foot exhibit hall, and includes 23 meeting
rooms that can accommodate up to 1,000 attendees, along with the Grand Ballroom, which comprises 21,600 square feet. The Arena is home to
the Gwinnett Gladiators of the East Coast Hockey
League, and the Georgia Force South Division
football team. The venue is also used to host
Broadway shows, sporting events, music concerts,
and various other types of events. The Center,
which was completed in November 1992, with
the Arena added in 2003, hosts between 50 and
70 events annually, with attendance averaging
around 1 million guest per annum the across the
various venues at the Center. In the last decade,
the Center has grown from a busy Civic Center to
an award-winning Convention Center and Arena
complex.
• Children’s Arts Museum – The latest addition
to the Hudgens Center for the Arts, featuring
visual, performing and literary arts for children.
The 20,000 square foot facility can accommodate
school groups of up to 300 children.

Arts, Culture & Entertainment
Gwinnett County and the surrounding area have a
rich supply of cultural, entertainment, and leisure
activities for both residents and tourists. The county
is host to numerous top-tier facilities, attractions and
events including:
• Stone Mountain Park – A 3,200 acre park centered
on Stone Mountain, the park also incorporates
a range of other attractions, including the Sky
Hike family adventure course, Summit Skyride,
Lasershow Spectacular, Ride the Ducks tour, Scenic
Railroad, 18-hole mini golf course, The Great Barn
and a 4D Theater. The Park, which attracts 4 million visitors annually, features Georgia’s largest
camping ground, with over 400 sites, along with
two hotels, the award-winning Stone Mountain
Golf Club (36-hole course), hiking trails, and picnic areas. The Stone Mountain Tennis Center is
located within the Park grounds.
• Gwinnett Center – Located on an 80 acre site
in Duluth, the Gwinnett Center comprises a
Convention Center, 702-seat Performing Arts

Visitation and Direct Spending in the Atlanta Metropolitan Area
Visitation (millions)

2004

2005

2006

2007

2008

Leisure

22.2

25.5

25.7

23.9

23.6

Business

10.5

10.9

12.4

13.1

11.8

Total

32.8

36.4

38.1

37.0

35.4

Direct Spending (billions)

2004

2005

2006

2007

2008

Leisure

$5.2

$5.6

$6.2

$6.1

$5.7

Business

$4.3

$4.6

$5.2

$5.3

$5.3

Total

$9.5

$10.2

$11.4

$11.4

$11.0

Source: Atlanta Convention and Visitors’ Bureau, Johnson Consulting

EXISTING CONDITIONS/CONTEXT ANALYSIS

21

• Gwinnett History Museum – Listed on the
National Register of Historic Places, the Museum
displays artifacts from Gwinnett County’s history.
• Lanier Museum of Natural History – Located in
Buford, the Museum is dedicated to displaying
animals and plants of North Georgia and Gwinnett
County in their natural habitats, and includes both
taxidermy and live displays.
• Special Events – Also important to the fabric of
the community, with the county averaging at least
one special event per month, whether it be an art
festival, music festival, or other type of event.

Hospitality-Related Infrastructure
The Atlanta metropolitan area is a popular destination
for tourists, largely because of its climate, attractions,
and natural and recreation opportunities. The most
recent data from the Atlanta Convention and Visitor’s
Bureau indicates that the area attracted 35.4 million
visitors in 2008. This represents a steady decrease
from 37.0 million visitors in 2007 and 38 million in
2006, in line with the broader downturn in the tourism industry. Nevertheless, visitors in 2009 contributed $11 billion in direct spending to local businesses
and the economy which is consistent with figures
recorded in preceding years.
As a result of significant tourism demand, the area has
developed substantial infrastructure to accommodate visitors, including a strong service industry and
the fifth largest inventory of hotel rooms and other
lodging facilities in the U.S. Data from the Atlanta
Convention and Visitor’s Bureau indicates that there
are 787 hotels throughout the Atlanta metropolitan
area, comprising a total of 94,155 rooms.
Gwinnett County’s hotel inventory comprises 100
properties offering 10,950 rooms, which represents
approximately 11 percent of total rooms throughout
the Atlanta metropolitan area. The largest hotel in the
County is the Marriott Gwinnett Place, which offers
426 rooms and 16,000 square feet of meeting space.
Average daily occupancy averages 53 percent (or
49,288 rooms) throughout the Atlanta metropolitan
area. In Gwinnett County, occupancy rates peaked
during the late 1990s and early 2000s at around 66
to 68 percent, and recorded an all time low of 43 to
45 percent in 2008, a direct consequence of the economic downturn. In June 2010, the occupancy rate
increased to 56 percent, representing an increase of
12 percent over the previous year. Furthermore, the
average occupancy rate during the first six months
22

of 2010 was 8 percent higher than during the same
period of 2009. The continued recovery of conditions
in the hotel market is forecast into 2011.

Residential Market
Gwinnett County’s residential sector has expanded
rapidly over the last 25 years, reflecting demand
from new residents attracted to the County’s many
employment and lifestyle opportunities. However, in
line with the broader economic downturn, residential
development in the County has slowed significantly
over recent years, a trend that is common amongst
many growth areas. Indeed, as of May 2010 there
were 17,250 vacant undeveloped residential lots in
the county, with an estimated absorption of 25 years.
Median single-family home prices in the Atlanta MSA
have generally be trending downwards since 2007, in
line with the broader economic recovery. A slight recovery in prices was observed in the second quarter of
2010 with the median home price in the MSA increasing to $122,700, up from $110,100 in the first quarter
of 2010. This mirrored trends across the nation, where
the median price increased $176,900 in the second
quarter, up from $166,400 in the first quarter of 2010.
Nevertheless, the median single-family home price in
the region remains well below the national average.
In response to slowing conditions in the residential
sector, Gwinnett Chamber of Commerce introduced
a local stimulus for home-buyers as part of a broader
campaign called ‘Let’s Do Business Gwinnett’, aimed
at encouraging local governments and business to do
more business locally. The housing stimulus, which
was introduced to maintain sales momentum after the
federal program expired, offers some buyers $5,000
for a down payment on a new home and mortgage
rates as low as 3.49 percent.

Continued improvements in the economy are expected to drive a
recovery in the Gwinnett County housing market
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Throughout the broader Atlanta metropolitan area,
sold and pending transactions were up by 11 percent and 29 percent respectively in June 2010 over
the previous year. This demonstrates the positive
impact of the federal stimulus package on the housing market, with the expectation that the Gwinnett
County stimulus will have a similar effect, albeit on a
smaller scale. It is anticipated that the stabilization of
the employment and credit markets, will continue to
improve consumer confidence and drive the continued recovery in the housing market over the short- to
medium-term.

Retail Market
Retail trade is one of the major industries of employment in Gwinnett County, providing 315,623 jobs in
2008. The retail sector is anchored by a number of
major centers including the Mall of Georgia (1.7 million square feet), which is the largest mall in Southeast
U.S., and Gwinnett Place Mall (1.2 million square feet).
Additional facilities include Discover Mills, The Forum
Shops at Peachtree Parkway, The Avenue at Webb Gin,
Global Mall, which is the largest mall in metropolitan
Atlanta specializing in Indian culture, shops and businesses, Paragon Mall, Assi Plaza, and Super H Marts.
In 2008, retail sales in Gwinnett County totaled $17.9
million, representing approximately 11.7 percent of
total sales throughout Georgia. When assessed on
a per capita basis, retail sales in the county ($22,737
per capita) were almost 44 percent higher than that
recorded across the state ($15,793 per capita).
Retail vacancy rates in the Atlanta region reached
16.6 percent in the second quarter of 2010, which
was higher than the national average (12.6 percent).
Nevertheless, Atlanta’s retail market achieved positive net absorption in 2010 (908,000 square feet), a
significant improvement from 2009 when a negative
absorption of 5.5 million square feet was recorded,
reflecting the closure of a number of under-performing stores.
With specific regard to the subject site, it is observed
that as the importance of Highway 78 as a primary
transportation route has increased, the vibrancy
of many of the older strip centers along it have decreased. A number of stores have closed or relocated,
including the Target store to the south of the subject
site, which opened in 2008 but closed in 2009.
Although conditions in Atlanta’s retail market are expected to remain relatively subdued over the short- to
EXISTING CONDITIONS/CONTEXT ANALYSIS

Investment in the Stone Mountain
Tennis Center as a catalyst for the
revitalization of the surrounding area
will create significant stimulus for
economic development.

medium-term, in line with broader economic conditions, the strength of underlying demographic and
socio-economic factors, including income, will help
to drive retail sales growth over the longer term.

Office Market
Office vacancy rates in the Atlanta MSA reached 22.1
percent in the second quarter of 2010, which was considerably higher than the national average (14.8 percent), and in fact represents Atlanta’s highest vacancy
since 2004. Although extensive price discounting,
of 30 percent or more, is encouraging sales in some
projects, high vacancies continue to place downward
pressure on prices and lease rates.
Going forward, the surplus of office space will continue
to slow a recovery in occupancy and rental rates, being further exacerbated by weak employment growth
throughout the metropolitan area.

Implications
Gwinnett County is currently suffering from the
impacts of the national recession. Even though it is
difficult to do so with a declining resource base, this is
precisely the time that the community needs to invest
in projects that will help to rebuild visitation and provide new job opportunities for residents. Investment
in the Stone Mountain Tennis Center as a catalyst for
the revitalization of the surrounding area will create
significant stimulus for economic development, and
will be a long lasting demand generator, attracting
even more visitors to the region.
Indeed, Gwinnett County has many of the key characteristics and requirements necessary to support
the Stone Mountain Tennis Center and surrounding
development. These include strong levels of historic
population growth and projected growth, a relatively
high concentration of young people, mid to high
median household incomes, which means that residents are also likely to have relatively high disposable

23

incomes for spending on sports and recreation, and
a strong and growing business community, despite
current economic conditions.
Throughout the project area, various well-placed
tracts of vacant land, aging commercial buildings,
and other underutilized sites, including the subject
site, offer significant opportunities for development
and revitalization. In contrast to the rundown appearance of many of the retail uses along Highway 78,
the adjoining residential areas are, for the most part,
well-established and maintained neighborhoods,
characterized by single-family homes.
With specific regard to the subject site, there is considered to be limited market opportunity to support
a convention or exhibit center due to very high levels
of existing supply, and similarly, a there is limited
near-term opportunity for office uses, reflecting high
vacancies and a weak market outlook. Nevertheless,
it is our opinion that there is significant potential for
the site to support a mix of sports facilities, commercial (hotel and retail) and residential uses, as shown
on page 53.
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Vacant or underutilized land in the immediate vicinity of the Tennis
Center is a significant asset for revitalization
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Part 2:
Proposed Site Concept

INTRODUCTION
Compared to other possible catalytic development
or redevelopment sites within the Park Place Activity
Center, the Tennis Center site offers the best nearterm prospect for generating a viable mixed-use,
transit-oriented activity hub which could shift public
perceptions about the area as a desirable place to live,
work, and/or play.

The synergies that could be achieved
between the recommended
improvements create the most
compelling opportunity for a
catalytic development available
within the Highway 78 corridor.

The rationale for this ‘village center’ concept is based
on the following considerations:
1. Its location and visibility as the ‘front door’ to the
Highway 78 corridor
2. Existing assets, including the stadium and the
vacant Target store, each of which could serve as
an “activity generator”
3. The potential for enhanced accessibility, via the
Stone Mountain Park interchange, for transit and
for events.
4. Abundance of vacant land within a ½ mile (10
minute walk) of the site for compact, transit-oriented development.
5. Abundance of available parking
6. Adjacency of site to the visual and recreational
amenity value of Stone Mountain Park.
7. Cooperation of a motivated group of
stakeholders.
It is anticipated that such a development would happen incrementally, in a phased, market-driven fashion,
over a number of years. The basic program of uses
would include the following key components, which
are described more fully on the following pages.
1. Transformation of the stadium into a multi-purpose sports and entertainment facility with a
year-round event calendar.
2. An appropriate “anchor” use for the Target
building.
3. A sound program for phased development of a
multi-modal transit hub on-site.
4. A sustainable mix of retail, office, residential, and
hotel uses in a compact, walkable, ‘new urbanist’
format.
5. Adequate parking to support the above uses.
6. Transportation improvements to improve connectivity, facilitate transit, and alleviate traffic
congestion.

PROPOSED SITE CONCEPT

Although individually not economically feasible, the
synergy of these combined uses in a well- coordinated and -managed “master planned” development
approach could be compelling.
Because the 26-acre tennis center property is currently
owned by the Stone Mountain Memorial Association
(SMMA), and is part of Stone Mountain Park, it cannot
be developed for certain non-recreational uses without approval by the state legislature.
Accordingly, a key assumption behind this concept is
that SMMA would agree to convey ownership of the
site to another entity, either via a direct sale or a land
swap whereby property contiguous to the park would
be acquired and swapped for the tennis center site.
In the event of a land swap, the result would be that
such other property, which might have a lower current tax valuation but be more suitable for SMMA
purposes, would be added to the park and removed
from the tax rolls as state-owned land; and the highervalue tennis center land, currently not on the tax rolls,
would be added to the Gwinnett County tax base and
could be allocable towards potential TAD development financing.
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STADIUM REVITALIZATION
SCENARIOS
The “tennis center” refers specifically to the stadium
building itself and immediate environs necessary for
spectator and service circulation. The goals of any redevelopment are to encourage use to add economic
stimulus to the Evermore CID and Park Place areas and
to create enough revenue so as to minimize operating
cost shortfalls in the long term. Development of collateral land uses as a result or in parallel with this venue’s redevelopment is anticipated and encouraged.
All scenarios are envisioned to be “stackable” in phases
such that each scenario could be followed by the succeeding one, albeit with construction phases affecting
operations while the next scenario is implemented.

Scenarios 1 and 2 propose the renovation of the existing stadium with
some basic modifications

The study team reviewed these alternatives in detail
with Preston Williams, CEO of the Gwinnett Convention
and Visitors Bureau (GCVB) and of the Gwinnett Arena.
See page 67 for a summary of the GCVB’s views.

Scenario 1
Under this approach, the existing stadium would be
restored to usable status in its current condition, possibly including removal of some lower deck seats (and
their replacement with outdoor suitable telescoping
seats) so that a more easily arrangeable stage position
could be provided. This scenario has a capital budget
of approximately $2M.

Scenario 1 includes a portable stage with a temporary roof

This scenario does not offer much increased range of
event potential and is therefore likely to operate at a
deficit, not being able to pay any debt service either.
Under this scenario, events per year would be limited
to perhaps 5 per year, bringing in 25,000-30,000 new
visitors a year to the Evermore CID area. Its potential
to “energize” the Evermore CID area is thus less likely.
Some public entity would likely be required to guarantee operating costs as well as debt service.

Scenario 2

Scenario 2 includes a permanent stage roof

Under this approach, the existing Stadium would be
restored to usable status as in Scenario 1, although
with the addition of a permanent roof cover/rigging
apparatus over the designated stage location, probably the east side lower level. This arrangement
would echo that of Chastain Amphitheater, without
the Chastain’s tradition and “hominess” but with a
very intimate seating bowl and also be similar in that
28
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Stadium Revitalization Scenario 1

Existing Pro Shop
Public
Entry

New Stadium Fence
New Box Office
Public
Entry

Potential
Expanded
Parking

Hospitality
Tents

Sponsorship
Attraction

Public
Entry
New Covered
Loading Dock Area

Temporary
Stage Portal

Stadium Revitalization Scenario 2

Existing Pro Shop
Public
Entry

New Stadium Fence
New Box Office

Potential
Expanded
Parking

Hospitality
Tents

Public
Entry

Sponsorship
Attraction

Public
Entry
New Covered
Loading Dock Area

PROPOSED SITE CONCEPT

New Stage Roof
Temporary
Stage Portal
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with a covered stage there is no rainout (Chastain’s
policy) even though patrons in the seats get wet in
a rain. This scenario has a likely capital budget of approximately $4M.
This scenario could offer an increased event calendar
as a competitive although smallish amphitheater.
Establishment in a market niche such as that held by
Chastain could prove difficult, and the amphitheater
market is at a low event schedule generally due to the
economy. For this reason, even with an expanded
spring-summer-fall calendar of 15-20 events, this facility would likely operate at a deficit and not be able
to contribute to any debt service. Under this scenario,
approximately 60,000 new visitors to the area might
be anticipated in a year. Its potential to energize
the Evermore CID is greater than Scenario 1, but still
limited. Some public entity would likely be required
to guarantee operating costs as well as debt service.
A hypothetical 20-event calendar for this scenario, as
described by Mr. Williams, along with potential operating revenues and costs, is included on page 67.

Scenario 3 proposes a roof covering the entire stadium, but not the
exterior concourse

Scenario 3
Under this approach, the existing Stadium would be
restored to usable status as in Scenario 1, but with the
addition of a permanent roof cover/rigging apparatus over the designated stage location, probably the
east side lower level, and a roof over all the seating
area, covering the stage (perhaps as an extension of
the roof cover imagined in Scenario 1) the court and
all the seating, but not the exterior concourse. Some
canopy protection over concessions in the exterior
concourse could be considered. This arrangement
would improve on that of Chastain Amphitheater
in that an event scheduled could take place even in
the rain and all the seated spectators would remain
dry, thus reducing “psychological rainouts”- that is,
reduced attendance due to fear of rain. This scenario
has a capital budget in the $18M to $20M range.
This scenario could offer an even more increased
event calendar as a competitive, although smallish, “all-weather” amphitheater. It essentially would
represent all the covered seats in the Aaron Rents
Amphitheater of South Atlanta and be bigger than
Chastain. Establishment in a market niche such as
that held by Chastain could prove difficult, and the
amphitheater market is at a low event schedule due
to the economy. For this reason, even with an expanded spring-summer-fall calendar of 25-30 events,
this facility would likely operate at a deficit, albeit
30

Scenario 4 proposes a roof covering the entire stadium and the exterior
concourse
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Stadium Revitalization Scenario 3

Existing Pro Shop
Public
Entry

New Stadium Fence
New Box Office

Potential
Expanded
Parking

Public
Entry

New Stadium Roof
Public
Entry
New Covered
Loading Dock Area

Temporary
Stage Portal

Stadium Revitalization Scenario 4

Existing Pro Shop
Potential
Expanded
Parking
New Lobby
New Stadium Roof

New Concourse

New Covered
Loading Dock Area

PROPOSED SITE CONCEPT
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smaller than Scenarios 1 and 2, and would not be able
to contribute to any debt service. With this number of
events, focused primarily on outdoor/covered sports
events and concerts, approximately 100,000 patrons
might be expected in a year. With this scenario, the
potential to energize the area is greater, but still limited. Some public entity would likely be required to
guarantee operating costs as well as debt service.

Scenario 4
Under this approach, the existing Stadium would be
improved as described in Scenario 3, but with additional improvements to the perimeter concourse.
The entire perimeter of the facility would be enclosed
and it would be conditioned to allow it to function
in a year-round 7,000 seat, small-arena mode. This
arrangement would vault the facility into a new category and make it an ancillary facility for the Gwinnett
Arena by allowing the county to spread out and book
more events overall, perhaps permitting events that

are not now schedulable. This scenario has a capital
budget in the $40M to $45M range.
This scenario could offer the maximum event calendar as a competitive although smallish arena.
Establishment in a market niche such as that held by
Chastain would prove less difficult, potentially with
the combined marketing power of the Gwinnett
Arena in Duluth. As an arena, it could draw a wider
variety of events and not be as subject to the vagaries
of the amphitheater market, but would compete with
other regional arena facilities (Phillips Arena, Gwinnett
Arena, Fox Theatre and Masquerade). An expanded
calendar may reach 100- 120 events per year. At this
level, a facility of this type would likely operate with
a positive cash flow, but still be unlikely to support
much if any debt service. Its potential to energize
the Evermore CID would be maximized under this
scenario, and could attract 300,000 visitors in a year
to the area (based on an average of 3,000 per event
for a wide variety of events), energizing the economic

Comparison of Improvements Required for Each Stadium Revitalization Scenario
Necessary Improvements
Electrical service repaired
Restrooms restored
New stadium restrooms
Telephone/cable communications repaired
Concession areas restored
Court lighting
Parking available at former Target
Seat demolition east sideline
Locker rooms restored
Areas underneath stadium repaired
Perimeter fences replaced
Stadium cleaning
New stadium directional signage
New retractable seating

Scenarios 1 & 2

Scenario 3

Scenario 4

9
9
9
9
9
9
9
9
9
9
9
9
9
9

9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9

9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9
9

Loading dock improvements
Remove light towers
New roof with rigging grid
Updated show power
New lighting
New seating bowl HVAC
New stadium enclosure
New smoke protection system
New portable stage and rigging grid
32
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conditions in the area. Some public entity would
likely be required to guarantee operating costs, even
though the facility should be able to pay its own way
in that regard.

•

The Gwinnett Arena presently books a variety of nonoptimal Class “B” and “C” events which sometimes
preclude the facility being available for larger, more
profitable Class “A” events. Under Scenario 4, and
assuming GCVB management, a number of these
second- and third-tier events could be comfortably
accommodated in the Stadium facility, freeing up the
Arena to book a more lucrative calendar. This ‘moveover’ business could contribute to the 100-120 event
Stadium calendar, in addition to a range of other types
of events including:
• Sports events affiliated with the Sports Training
Center and the Tennis Academy (likely including a
number of high-profile tennis tournaments such
as the Atlanta Tennis Classic as well as Davis Cup
and Fed Cup events)
• High school basketball tournaments and exhibition games
• Graduations and commencement ceremonies
• Sunrise church services and other faith-based
gatherings
• Monthly fighting (wrestling, boxing, ultimate
fighting)
• A wide range of musical concerts, some targeting
ethnic or other specific audiences
• Small circuses and family shows
• Rehearsals for shows occurring elsewhere

Additional Considerations
• All scenarios assume development of improved
access to Highway 78 and enhanced ingress and
egress toward Atlanta, arranged to carry a large

•
•
•

•

•

•

volume of traffic needed. Budget opinions do not
include costs for roadway improvements, which
are shown on pages 45-47.
Parking availability in the immediate environs for
up to 2,500 cars, with 2,000 of those having “line
of sight” visual access to the stadium not requiring
any shuttle bus or other secondary relay transportation mechanism.
Additional storage/staging area may be required
for Scenarios 1, 3 and 4.
Private suites/VIP seating could be added to any
Scenario, but would increase costs.
All scenarios assume the development of seating
conditions to achieve a 6,000-7,000 seat capacity,
understanding the potential of the overhang area
below the upper deck as well as seat losses due to
stage position.
All scenarios assume the provision of improved
event floor access, possibly including truck access
onto the floor.
An enlarged floor area, up to a maximum of 100
by 200 feet, would allow a greater event calendar,
in parallel with seating capacity and other needs.
An operable roof would enhance certain sporting events in Scenario 3 and allow other covered,
enclosed events.

Stadium Case Studies
The two case studies on the following page provide
examples of stadiums that are similar to the Stone
Mountain Tennis Stadium, in terms of size, seating
capacity, and general market attributes. These case
studies illustrate the feasibility of small stadiums in
attracting a range of different events, as is proposed
at the Stone Mountain Tennis Stadium.

Stadium Revitalization Scenarios Overview
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Estimated Capital Budget

approx. $2M

approx. $4M

$18M to $20M

$40M to $45M

Estimated Events per Year

5

15-20

25-30

up to 100-120

Estimated Visitors per Year

25,000 - 30,000

60,000

100,000

300,000

Positive Cash Flow

No

No

No

Yes

Able to Support Debt Service

No

No

No

Not likely

Marginal impact

Significant impact

Estimated Catalytic Impact

Stabilizes land values

All scenarios assume improved access to Highway 78; these costs are not included in the above budget estimates.
Estimated visitors based on figures provided by the Gwinnett County Convention and Visitors Bureau.
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The Fort Worth Amphitheater is proposed to be located in Gateway Park just east of downtown Fort Worth.
Seating capacity is projected to be a total of 6,500 seats with 3,500 permanent covered seats and a general
admission lawn seating area with a capacity of 3,000. Parking is estimated at 2,000 spaces. The construction
of the amphitheater is expected to provide a significant improvement to the overall appearance and be a
key demand generator to Gateway Park and the surrounding area businesses.
Based on the projected demand and expectations of future performance, a total of 26 events are projected
at the amphitheater in Y
Year 1, and this number is projected to increase to 36 in Y
Year 10. TTotal attendance is
also projected to increase from 77,200 in Y
Year 1 to 118,057 in Y
Year 10 due largely to the facility’s promoter,
ample seating capacity, and wide range of event offerings. This is a competitive level of demand and is
conservative.
Based on the demand projections as well as operating assumptions, the amphitheater’s earnings before
income taxes, depreciation, and amortization (EBITDA) is projected to be ($223,157) in Y
Year 1 and approximately $141,317 in Y
Year 10. Like other venues, operationally the venue will take seeding to get started, but
projects to be operating with a profit by year five. This does not include any fundraising or grants that could
be used to supplement operating revenue.

Case Study: Cedar Park Center Arena – Cedar Park, Texas
The Cedar Park Center is located on a 31-acre site at the corner of the 183A and New Hope Road in Cedar
Park, near Austin, Texas.
T
The Center, which comprises 181,640 square feet and has seating capacity for 6,800
spectators, opened in September 2009. The arena is home to the AHL Texas
T
Stars and host a variety of other
events including concerts, basketball, and ice shows. Development of the Center cost $55 million and was
funded by the City of Cedar Park. The City owns the venue but Texas
T
Stars Hockey leases the facility and is
responsible for managing operations at the Center. The figure below provides a seating chart in ice hockey
configuration.
The first event held at the Cedar Park Center was a sold-out country music concert in September 2009. The
first AHL Texas
T
Stars hockey
game was held in September
2009, with the team playing
22 home games at the Center
during the 2009-2010 season.
In 2010 to date, the Cedar Park
Center has hosted 17 events,
totaling 40 event days. These
events have included sporting
events (hockey and basketball),
concerts, various family oriented events (circuses, Cirque du
Soleil, and Disney on Ice), and
high school commencement
ceremonies. Financial information was not available from the
Seating chart showing arena in ice hockey configuration
facility operators.
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SPORTS TRAINING CENTER
While the stadium improvements outlined above
will be necessary to ensure that the Tennis Center is
viable, part of the challenge for previous stadium operators has been the stand-alone nature of the facility
and consequent lack of synergy with complementary or supporting adjacent uses. The vacant Target
property, which was constructed following the last
attempted event, affords tremendous opportunity to
develop such a companion destination. A variety of
possible uses were initially considered by the study
team as potential “anchor” or “driver” uses for the vacant 180,000 square foot Target store, including:
Conference Center / Trade Show venue – although a
case could be made for this as a possible activity generator, it was rejected primarily because of SMMA’s
concern that it would compete with their existing
conference business.
Educational Facility – community colleges and vocational schools are commonly employed as catalysts
for revitalization strategies. However, the study team
could find no evidence of a demand for such an institution in this location.
Retail – the building was designed for this purpose,
but Target’s departure suggests this location was not
viable for big box retail. In the current market, with a
significant amount of vacant commercial space in the
Highway 78 corridor, this was rejected as a potential
anchor use for the foreseeable future.

Atlanta DeKalb InternationalTraining Center
(ATLANTA DITC): The Living Legacy Institution
of the Atlanta 1996 Olympic Games
One strong possibility has emerged as an appropriate use for the Target property. Atlanta Dekalb
International Training Center (ATLANTA DITC): The
Living Legacy Institution of the Atlanta 1996 Olympic
Games, in collaboration with the Easton Sports
Development Foundation (ESDF) has expressed interest in acquiring the 180,000 square foot Target building to house a multi-sport training facility for Olympic
hopefuls.
A sports training center, if located in the vacant
Target, presents an excellent opportunity for just such
a synergy that could:
• Build on the Olympic legacy,
• Make events at the Tennis Center more viable,
PROPOSED SITE CONCEPT

• Provide needed athletic facilities in southern
Gwinnett County,
• Attract athletes to the area, and
• Spur private development.
The following describes an initial concept for a sports
center developed by the Atlanta DeKalb International
Training Center (ATLANTA DITC). This highlights the
interest of Easton in developing an indoor facility associated with a stadium, and provides a profile of an
existing Easton facility in Newberry, Florida.
In August 2008, during the Beijing 2008 Olympic
Games at Prince Jun Wang Fu Palace, permanent site of
the ATLANTA DITC during the Olympics, the ATLANTA
DITC revealed plans (shown on the following page,
but not built) of the “ATLANTA DITC Sports Complex.”
The following primary facilities, to be known collectively as the Atlanta Sports VillageTM, were included in
the proposed master plan:
• The Fields Complex: 18 full-size lighted fields to be
used for soccer, lacrosse, rugby, field hockey, and
other field-based amateur youth sports for training, community recreation and competitions,
• The Baseball Complex: 20 baseball/ softball fields,
fully lighted and designed to be adjusted to meet
the standards of various governing bodies for
tournaments and events, and provide fields for
local adult and youth recreation leagues,
• The Stadium Complex: Designed to meet standards of U.S. and international Olympic athletes,
and host various international, national and regional championships,
• The Arena: A multi-purpose arena to accommodate indoor competitions including, track and
field, basketball, volleyball, team handball, gymnastics, cheer, martial arts, wrestling, and weight
lifting, along with corporate events and small to
medium-sized trade shows and exhibitions, large
banquets and other community gatherings,
• A Community Center: A community and wellness
center designed to complement the Arena while
meeting the needs of the local community,
• The Natatorium: An indoor swimming facility
designed to meet Olympic training requirements,
while providing for community recreation and
hosting international competitions,
• Specialty Venues: A combination of a museum
and a Hall of Fame,
• A Hotel & Conference Center: An internationally
branded 300+ room, full service hotel with conference, banquet and meeting room facilities,
designed to host Olympic efforts,
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ATLANTA DITC Proposed Sports Complex for Alternate Site

• The Olympic Village: A 300+ room dormitory
designed to be serviced as extended stay hotel
rooms and complement the full service hotel for
athletes and teams,
• Retail/ Office & Entertainment: A mixed-use destination retail development with integrated office
space, family entertainment venues to exploit the
tournament crowds, and sports bars/restaurants
catering to sports fans and league participants,

There are, however, vacant tracts of land near the
project site of sufficient size and suitable topography to accommodate a regionally significant sports
field complex that could dramatically enhance the
economic impact of the sports village concept. Such
properties could, conceivably, be included in a land
swap transaction, as described on page 27. The
transactional and economic feasibility of this option
is beyond the scope of this study.

The figure above illustrates this prior vision for the
ATLANTA DITC project and includes an extensive array of outdoor sports fields. In the case of the Stone
Mountain Tennis Center project, the focus would be
on indoor sports, and outdoor elements could be
considered if additional land were assembled. If such
land were not available nearby, outdoor sports programming could occur on fields off site.

Two potential commitments to partner with the
Atlanta Sports VillageTM were:
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• An International Sports Hall of Fame based in
the U.S. that was seriously considering relocating
from its current location to the Village, and
• The Easton Sports Development Foundation,
which intended to invest in the establishment of an
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International Easton Archery Center of Excellence
in partnership with the ATLANTA DITC.

2008 U.S. Sport Participation Rates
Sport

Participants (000s)

Participation Rate

Easton has expressed serious interest in participating
with ATLANTA DITC in this venture as well. The Sports
Complex proposed for an alternate site and shown
on the previous page is not dissimilar, in concept, to
the mixed-use, sports-themed focus of the redevelopment envisioned for the Tennis Center, albeit on a
much larger scale. The concept of Easton developing
an indoor facility that is associated with a stadium, and
a broader mixed-used development, is a common element between the two proposals. Providing credibility to the project, Easton has already developed other
venues like the one proposed at Stone Mountain. A
description of an existing Easton facility in Newberry,
Florida is provided on the following page.

Basketball

26,254

8.6%

Football

25,495

8.4%

Baseball

15,020

4.9%

Soccer (Outdoor)

14,223

4.7%

Softball (Slow-Pitch)

9,835

3.2%

Opportunities for Synergy

Rugby

Tourist attractions and sports complexes have synergistic opportunities. At this point, Stone Mountain
Park has been reticent to embrace any recent initiative on the Tennis Center site, but a significant opportunity exists for sports and events as a driver to
attraction demand.
The case studies on the following pages demonstrate
how a strong or even mid-market tourist attraction
and sports village work symbiotically. They also demonstrate that facility quality is increasing, incorporating more amenities as well as focused indoor and
outdoor venues.
The more ‘thin’ the market, the greater the necessity to
create a specific plan. At this point, the Easton Sports
Development Foundation has expressed interest to
create a nationally prominent indoor sports complex,
anchored by archery and other table sports. Similarly,
a creditable advocacy group has advanced the idea
for an internationally prominent tennis academy, using the stadium complex as its base.
Specialized niche sports require more planning, more
patron support and usually named star support to be
successful. It is beyond the scope of this study to vet
fully the plans proposed by these groups, but their
proposals fit the intended profile as “anchor” sports
uses to drive the project. These potential development partners hope to advance their proposals upon
receiving a receptive response from SMMA and the
Evermore CID, and further detail will be required of
them to demonstrate proof of tenancy and concept.
However, if SMMA as the landowner is willing to
PROPOSED SITE CONCEPT

Volleyball

8,190

2.7%

Soccer (Indoor)

4,737

1.6%

Gymnastics

3,883

1.3%

Wrestling

3,358

1.1%

Cheerleading

3,104

1.0%

Softball (Fast-Pitch)

2,316

0.8%

Hockey

1,902

0.6%

Lacrosse

1,127

0.4%

Total

690

0.2%

120,134

39.5%

Participation rate based on 2008 US population of 303.8 million
Source: Sporting Goods Manufacturers Association, Johnson Consulting

entertain such a concept, the particulars of these or
other similar proposals are likely to emerge.
Recent discussions regarding the sports center concept suggest that a large portion of the Target facility
(perhaps as much as one-third) might be dedicated
to a fitness club, either as a separate membershipbased facility or as part of the training center. A major
national operator, who believes there might be a significant market for such a facility in this location, has
expressed interest in participating. This would add
an important revenue stream to support the sports
center.

Sports Participation Rates
The table, above prepared by the Sporting Goods
Manufacturers Association, shows national participation rates across various sports. It is noted that this
data does not include tennis, although information
from the Tennis Industry Association indicates that
participation in tennis exceeded 30 million in 2010
across the U.S., representing overall growth of 43 percent since 2000.
These participation rates reflect the fact that the “second tier” Olympic sports likely to be accommodated
in an indoor sports training facility do not generate
the traffic volumes of more “mainstream” outdoor
field sports, underscoring the desirability of including
an outdoor multisport complex.
37

Case Study of Easton Newberry Sports Complex – Newberry, Florida
This $3.5 million multi-use recreation complex opened in November 2009, with $1.5 million of funding provided by the Easton Foundation, and the remainder provided by the local government, non-profit organizations, and local businesses. The 100 acre complex includes a 19,000 square foot indoor facility that houses
the Easton Archery Center, Newberry Parks and Recreation, and the National Alliance for the Development
of Archery. Facilities include:
• Indoor archery range with 20 x 25 meter lanes (up to 50 lanes if combined
with adjacent multi-use gymnasium),
• Multi-use gymnasium for basketball,
volleyball, etc.
• Multi-purpose meeting room,
• Lobby concession stand,
• Office space for staff and Easton’s full
time Archery Coach,
• Baseball diamonds,
• Soccer and football fields,
• Dedicated outdoor archery range,
• Fitness trail, and
• A 40-acre wooded section and 3D
field for archery.

Site plan of the Easton Newberry Sports Complex

Outdoor facilities, including the multi-use
athletic fields, are large enough to accommodate Olympic archery training and
major outdoor competitions.
Easton is responsible for the archery
programs, with all other programs run by
the City of Newberry. The facility regularly
hosts archery classes, leagues, and tournaments for both youth and adults. In
addition, the complex provides a general
recreation center for the City of Newberry,
and hosts a variety of groups from basketball to cheerleading camps.
For the archery programs, staffing includes
two coaches (one elite and one Level 3), a
Indoor archery center floor plan
programs coordinator, and a receptionist,
with some additional employees responsible for other functions, including promotions and accounting.
Easton’s largest tournament attracted more than 1,400 people from across the U.S., creating a substantial
economic impact for Newberry and the broader region. It is understood that Easton’s monthly expenses
related to the Complex are approximately $35,000, with monthly revenues having ranged between $5,000
and $25,000 in their first ten months of operation. It is anticipated that operations will stabilize in Year 3.
Relevance to Stone Mountain: The Newberry Sports Complex is a prime example of a multi-purpose sports
facility, which can prove similar to an Olympic training center at Stone Mountain, with tournaments being
promoted on the fields as well as within the indoor facility.
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Case Study of ESPN Wide World of Sports – Orlando, Florida
ESPN Wide World of Sports is a 220 acre sports complex located at the Walt Disney World Resort in Orlando,
Florida. The venue, which was formally known as Disney Wide World of Sports, was rebranded to ESPN in
February 2010. The venue attracts approximately 200 amateur and professional events annually. Current
admission prices are $13.50 for adults and $10.00 for children, although some events, particularly those
at the Champion Stadium, Milk House and Jostens Center are ticketed. Facilities at the venue, which can
accommodate more than sixty different sports, include:
• Baseball Quadraplex: Four professional-sized fields, two of which are lighted, and one practice infield,
along with 10,000 square feet of batting tunnels, pitching machines, and a pitching area with 10 bullpens. The facility is utilized by the Atlanta Braves for their spring training camp, and also hosts a variety
of other tournaments and training programs throughout the year.
• Champion Stadium: 9,500 seat, double-deck baseball stadium utilized by the Atlanta Braves during their
spring training camp, and by amateur leagues throughout the remainder of the year. Features include
four luxury sky boxes, and multiple open-air suites and patios.
• HESS Sports Fields: Seven grass fields and four convertible fields that can be configured for baseball and
softball. The fields host a variety of outdoor sports including football, soccer, and lacrosse.
• Jostens Center: 44,800 square foot state-of-the-art multi-sport facility. Built to accommodate a variety
of sports, the Center can be utilized for basketball, volleyball, and inline hockey.
• Milk House: 70,000 square foot state-of-the-art indoor facility that incorporates a 5,000 seat arena.
• Softball Diamondplex: Six fields, each of which can be configured for fast pitch softball, slow pitch softball, and youth baseball, with all fields featuring bullpens and dugouts. A centrally located tower overlooking the fields features press facilities, concession stands, and an area for officials and scorekeepers.
• Tennis Complex: Ten clay courts including a 1,000 seat stadium, used for a variety of professional and
amateur tournaments and training.
• Track and Field Complex: Premier competition and training facility for state, national, and international
events. Includes a nine-lane running track, three shot put rings, two discus/hammer rings, javelin runway, two high-jump pits, two interior horizontal jump runways, and two pole-vault landing zones.

Map of facilities at ESPN Wide World of Sports

PROPOSED SITE CONCEPT
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Case Study: Jackson, Tennessee – Baseball Complex / Retail
On a smaller scale, Pringles Park is a minor league baseball stadium located in Jackson, Tennessee. The
Stadium, which opened in 1998, seats 6,000 fans for baseball games, with alternative configurations for
concerts that can seat up to 7,500 guests. The Park was built by the City of Jackson and is home to the West
Tenn Diamond Jaxx, a Class AA Southern League affiliate of Seattle Mariners. The Park will host the 20102012 Ohio Valley Conference Baseball Championship, and the 2011 Southern League All-Stars Game.
In August 2006, the West Tennessee Healthcare Sportsplex was opened on a 70 acre site adjacent to Pringles
Park. The facility includes 17 baseball and softball fields, and was developed through a public/private partnership. The facility is managed by the City of Jackson and guided by an advisory board. The title sponsor, West Tennessee Healthcare, has pledged $1.5 million to the complex of the first 10 years of operation.
Additional sponsors include BancorpSouth, Coca-Cola, and Jackson Energy Authority.
The Sportsplex is used on weekends for regional and national baseball tournaments and regular season
games, and attracts around 300,000 visitors annually. The facility is also used during the week by local
leagues. The overall economic impact of the Sportsplex is estimated at around $12.6 million per annum.
Adjacent to the Park and Sportsplex is the Park Place retail development occupied by restaurants and food
retailers. Tenants include Guthrie’s Chicken, Peking Chinese Restaurant, Los Portales, Sparky’s Pizzeria and
Grill, and a Baskin-Robbins ice cream store. The economic impact from retail spending is estimated to be
approximately $7.3 million annually.
Relevance to Stone Mountain: Despite being an outdoor facility, the Jackson facility demonstrates that
sports facilities, and even retail and other land uses, can be successfully associated with a sports stadium.
An indoor training facility as part of the Stone Mountain Tennis Center redevelopment could be expected to
achieve a similar level of association with the stadium.

Facilities at Pringles Park and the West Tennessee Sportsplex
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Case Study: Boo Williams Sportsplex – Hampton, Virginia (Indoor)
Boo Williams Sportsplex, located in Hampton, Virginia, is a large, privately owned indoor Sports Complex
that hosts events, tournaments, and clinics for a wide range of indoor sports. The 135,000 square foot facility, which opened in March of 2008, includes the following amenities:
•
•
•
•
•
•
•
•

8 tournament basketball courts,
12 competition volleyball courts,
Indoor multi-purpose field,
200 meter, six-lane indoor track with synthetic surface, long
jump, pole vault, triple jump, and shot put areas,
Two separate playing pavilions of 61,000 square feet and
31,000 square feet within the facility,
2 training rooms,
Banquet rooms,
4,238 square foot concession area.

The facility can be configured in multiple ways depending
on the needs of the user. The space is dividable with floor to
ceiling dividers, and can be configured depending on how
many courts or how much space is needed. Further, there is
retractable seating for 4,000 spectators, a registration room, a
dedicated meeting room, and an operation center with high
speed internet access and fax and media capabilities.
The private facility is the creation of Boo Williams, a Hampton
native who played basketball at St. Joseph’s University in
Philadelphia and professionally in Europe. In 1982, he started
a high school AAU basketball program, which today has more
than 165 teams and 2,000 male and female players. Williams
also hosts a summer league, which is sponsored by Nike, and
has produced numerous players that have gone on to play in
college and professionally. The $13.5 million facility was funded
by Williams, other private investors, and the City of Hampton.
The facility typically rents its space out on a per court, per hour basis. Currently prices range from $35
per court/per hour during the week, and $50 per court/per hour Friday through Sunday. Management
indicated that prices change to reflect economic conditions. Rental of the facility accounts for only a small
portion of revenues. The primary driver of revenues is concessions and merchandise that is for sale in the
facility. The Sportsplex also receives a small portion of ticket sales to larger tournaments.
The main driver of demand is basketball tournaments, both from the Boo Williams summer league and from
traveling teams and AAU tournaments. The facility hosted approximately 40 events from March through
August 2010, primarily basketball tournaments. Ticket fees for tournaments range from $3 per person for
AAU tournaments (which goes to the organizer, not the facility) to $75 per person for a three day skills camp.
For events such as gymnastics, boxing, or karate that require special equipment or rings, the expense of
equipment is borne by the organizer. This facility is about 2 years old and is most likely still in its ramp up
phase. As this is a private facility, no financial data was provided.
Relevance to Stone Mountain: Although the Boo Williams SportsPlex provides facilities for a multitude of
sports rather than being focused on a particular niche, it provides an example of an indoor facility similar to
the vision for the Olympic training center as part of the Stone Mountain Tennis Center redevelopment.

PROPOSED SITE CONCEPT
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Case Study: SportsCore One and Two – Loves Park, Illinois (Outdoor)
SportsCore One in northwest Rockford and SportsCore Two in Loves Park combine to form one of the finest amateur sports facilities in the Midwest. Both facilities are owned and operated by the Rockford Park
District, which is the second largest park district in Illinois. SportsCore One was built in 1983 and covers 105
acres. Recreational activities at SportsCore One include soccer, softball, boating and fishing. Facilities at
Sports Core One include the following:
• Eight lighted softball diamonds
• Eight regulation soccer fields
• Attwood Soccer Center - nine soccer fields, plus
concessions and locker facilities
• Two permanent concessions on the softball side
with restrooms
• Two playground
• Boat ramps
• Recreation path
SportsCore Two relates to a 124 acre site developed
in 2001. In 2005, SportsCore Two was named ‘Sports
Complex of the Year’ by the Sports Turf Managers
Association. Recreation activities at SportsCore Two
include soccer, rugby, football, volleyball, golf, softball,
basketball, dodgeball, ultimate Frisbee, and adapted
and wheelchair sports. Facilities include the following:
•
•
•
•
•

Nineteen regulation soccer fields
Fourteen practice soccer fields (outdoor)
Five sand volleyball courts
Stadium with seating capacity for 2,000 guests
Indoor Sports Center – three multi-sport indoor
fields, primarily for indoor soccer, five volleyball /
basketball courts, locker rooms, sports equipment
store, and a restaurant/bar. The 60,000 square foot
venue can also host receptions, consumer shows,
conventions and parties.
Revenues and expenses at both SportsCore venues

Local, regional and national tournaments attract over
source: Rockford Park District, Johnson Consulting
a million visitors to Sports Core One annually, and it
is consistently rated as the area’s number one tourist destination. Sports Core Two is also a major tourist
destination on the weekends, with local clubs hosting tournaments. On weekdays, Sports Core Two is utilized primarily by local teams for practice, training and matches. Events hosted at the stadium include IHSA
State High School Soccer Finals, pro football matches, National Rugby Finals, college rugby championships,
professional soccer games with international teams, and the USSL W. League Soccer Finals.
A number of leagues are offered at Sports Core Two for all ages, including indoor and outdoor soccer, slow
pitch and indoor softball, and volleyball. Other adult leagues offered at the facility include baseball, kickball,
various social sports, dodge ball and basketball.
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Conclusion
Several of the case studies on the previous pages
include indoor, multipurpose, multi-sport facilities.
Sizes can range from small (60,000 square feet) to
large (130,000 square feet of programmed space).
Their orientation is local league play, sporting tournaments, and social events. They can have pro shops
and food and beverage establishments within their
footprint.
Critical to these venues is size and openness of space,
good floor surfaces aimed at the target market and
a good operator. The redevelopment of the Target
facility raises concern with the end quality of space.
If it is aimed at niche markets such as archery, table
tennis and the like it has possibilities. The ultimate
plan should include development of a purpose built
facility with the following attributes.

A sports center could significantly increase the viability of the Tennis
Center and serve as a catalyst for redevelopment

• 60,000 - 120,000 square feet in size
• 500,000 - 1.3 million in attendance (turnstile
counts per year)
• Ability to pay debt service - competition is Parks
and Recreation facilities which usually have
property tax support. To accomplish self funding,
an active promoter combined with local league
commitments is required.
Based on the presence of the Tennis Center and the
vacant Target building, and in the light of similar
facilities elsewhere in the U.S., there is a significant
possibility for a sports training center or indoor/outdoor sports facility that could significantly increase
the viability of the Tennis Center as well as serve as a
catalyst for redevelopment and economic growth in
the Highway 78 corridor.

PROPOSED SITE CONCEPT
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MOBILITY
RECOMMENDATIONS
Transit Gateway to the Hwy. 78 Corridor
The Highway 78 corridor is a critical transportation
route in southern Gwinnett County, connecting to
the region’s interstate highway system at I-285. This
corridor is one of a limited number of east-west connections due in part to Stone Mountain Park’s impact
as a five-square mile transportation barrier between
suburban residential neighborhoods to the east
and employment destinations to the west. Located
on the east side of Stone Mountain Park, the Park
Place Activity Center is Highway 78’s transportation
and transit “gateway” to southern Gwinnett County.
Aligning current transit service (GRTA Xpress) with
short-term (Memorial Drive BRT) and long-term
(Clifton Corridor and Concept 3) transit investment
will position Park Place as an important “transit gateway” to the Highway 78 corridor.
Key Actions:
• Modify/repurpose GRTA Xpress route 424 by using Highway 78 and the Memorial Drive BRT infrastructure to provide direct and efficient access
to the Kensington MARTA Station. This reinforces
the Concept 3 plan by establishing Highway 78
and Memorial Drive as an important transit corridor that can evolve to become a regular service
Bus Rapid Transit line.

• Relocate the “Stone Mountain” park-and-ride
(currently at Cub Foods) to the Tennis Center site,
with direct access to Highway 78 via a modified
Stone Mountain Park interchange. This site provides a long-term parking opportunity that can
be jointly used by the Tennis Center for events
and incorporated into future redevelopment scenarios. This transit facility should not be thought
of as a generic park-and-ride lot, but exploited
as a placemaking opportunity by branding it as
a “Transit Center” with access to restrooms and
other amenities (coffee shop, food, newsstand,
convenience shopping) that will be available
within the adjacent village square.
• Establish local transit service or shuttle within the
Highway 78 corridor potentially between Park
Place and Downtown Snellville and other key
destinations. This can serve as a precursor to bus
rapid transit service in the corridor and connect
to regional transit service at the Tennis Center
park and ride facility.
• Consider future transit service that could connect
directly to the Clifton Corridor (Emory) area from
Park Place via Memorial Drive to North Decatur
Road. MARTA has considered this connection
between the Memorial Drive bus rapid transit
corridor and the Clifton Corridor because of the
strong transit demand from this area of DeKalb
and Gwinnett Counties to the Emory area.

Park Place Transit Gateway
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Tennis Center Access Modifications

Potential Synergy with Stone Mountain
With implementation of the transit recommendations listed above, the Tennis Center site could become a very attractive threshold for accessing Stone
Mountain Park. Although MARTA route 121 currently
stops in Stone Mountain Village, at present there is effectively no public transportation access to the Park.
Most patrons arrive by private automobile and pay an
entrance and parking fee to enter the park. SMMA
depends heavily on this parking revenue.
However, if the envisioned live/work/play destination
can be created with abundant on-site parking, it could
offer an attractive alternative access point for park
patrons arriving either by bus or by car. Were SMMA
to permit a fee-based shuttle bus from the Transit
Station to circulate to Park attractions (including the
Evergreen Conference Center), it would:
1. Provide access for Stadium and Sports Center
patrons to Park attractions;
2. Provide an easy way for Park patrons to also access the Stadium and Sports Center;
3. Make it possible for those who cannot or choose
not to drive to access the Park; and
4. Present potential cross-marketing opportunities
for packaging ‘two-fer’ offers for certain events.
All of these synergies could result in expanded Park
visitation and revenues. Another interesting possiPROPOSED SITE CONCEPT

bility would be a bike rental operation at the Transit
Center, since pedestrians and bikers may enter the
park for free.
There are two potential routes for such a Park connection. One would be along the proposed two-way
frontage road connection to the Stone Mountain Hwy
78 interchange, which ties directly to the main Park
entrance gate. Design (by whom?) for a roadside bike
trail along this route is already underway. The other
possible route is via the existing Bermuda Road extension to the Golf Club, which is currently closed to traffic. This route, which connects from the Park directly
to the proposed Sports Village center, could provide a
number of options for Park access, including (1) installation of a card-activated gate and sale of Park passes
to enable bike, pedestrian, and/or golf cart access to
the Park for village residents and visitors; or (2) this
portal could be part of the shuttle loop.

Tennis Center Access Modifications
A series of transportation improvements are proposed
to improve the Tennis Center’s accessibility and to
catalyze the site’s redevelopment and reuse opportunities. These improvements include new access to the
Highway 78/Stone Mountain interchange to provide
a direct connection to the Tennis Center site and the
realignment of Bermuda Road to create a full access
intersection with West Park Place Boulevard.
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Highway 78/Stone Mountain Interchange
Connection
This new connection would give the Tennis Center
direct access to Highway 78 (for trips to and from
the west) and a “Stone Mountain address” for future
events and redevelopment. In the long-term, it would
provide an additional gateway to the Tennis Center
area, getting tennis center-bound trips off Highway
78 before they reach the signalized intersections of
the arterial corridor.
Additionally, this increased accessibility reinforces the
goal of utilizing of the Tennis Center site as a multimodal transit gateway. This connection would allow
transit vehicles the ability to access Highway 78 without going through a signalized intersection and putting them 3.5 miles (on limited-access highway) from
the Memorial Drive bus rapid transit corridor and 9
miles from the Kensington MARTA station. From this
central location, potential Stone Mountain Park and
Evermore CID shuttles could connect to regional
transit service via Gwinnett County Transit and GRTA
routes, supported by park-and-ride facilities and future mixed use development.

Key Components:
• Convert the existing one-way (eastbound) frontage road to two-way and extend this road to the
Tennis Center site and Bermuda Road. Provide
one-way access eastbound from this road to
the Highway 78/West Park Place Boulevard
interchange.
• Create a new signalized intersection north of the
Stone Mountain Gate to provide eastbound access
to the two-way frontage road, and westbound access from the frontage road to Highway 78.
• Stone Mountain Park ingress and egress remains
the same except for eastbound exiting traffic who
would have a right turn yield condition at the
two-way frontage road and a left turn onto the
Highway 78 interchange ramp at West Park Place
Boulevard.

Bermuda Road Realignment
The realignment of Bermuda Road increases the
distance between this intersection and the Highway
78 interchange to 660 feet to allow for full access to
West Park Place Boulevard. This realigned intersec-

Park Place Activity Center Potential Connectivity
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tion could then be either signalized or designed as a
roundabout to accommodate full access and turning
movements from the Tennis Center.
Importantly, both of these key improvements offer the capability to be managed during peak-flow
periods for special purposes, i.e. stadium events and
enhanced transit mobility. Such managed operations
can be coordinated with peak flows to and from Stone
Mountain Park to ensure that park operations are not
compromised.

• West Park Court - Align this road with the signalized intersection of Bermuda Road (south of the
former Target) and connect to Rockbridge Road,
creating an additional parallel street between
West Park Place Boulevard and Rockbridge Road.
• Bentley Drive – Extend this dead end connection
to West Park Court.
• Centre Park Court – Extend this cul-de-sac to West
Park Court.
• Stone Mountain Interchange – Provide new access
to Highway 78 through the Tennis Center site.

Moreover, it is anticipated that, in the long term, successful implementation of a sports image destination
at this site will complement and enhance park operations by increasing park visitation and by providing
access, via public transit, to a substantial population
of potential patrons who currently cannot or choose
not to visit the park by private automobile This expanded public recreational access would appear to
be consistent with SMMA’s charter and purpose.

These improvements would not only enhance local mobility, but would also provide options for the
high volume of traffic that accesses Highway 78 from
the south via Rockbridge Road and East Park Place
Boulevard. A coordinated program of wayfinding
signage is needed throughout the project area, especially surrounding the West Park Place Boulevard /
Highway 78 interchange, to direct motorists queueing for turning movements.

Park Place Activity Center Connectivity
Building upon the recommendations of the Park Place
Activity Center Livable Centers Initiative Study (2007)
there are a number of opportunities to provide future
connectivity within the Tennis Center area over time
and as redevelopment occurs. The critical value of this
expanded street network is to provide local, parallel
alternatives to Highway 78 so that future redevelopment in the corridor will have added traffic capacity
without depending on Highway 78 alone.
Key Connections:
• Bermuda Road/Sharp Trail – The Sharp Trail extension is a parallel road project adjacent to the Cub
Foods site identified in the Park Place LCI to connect East Park Place Boulevard to Davis Road. The
private drive section through the Stone Mountain
Square Shopping Center between East and West
Park Place Boulevard should be enhanced to include adequate sidewalks. TheBermuda/West Park
Place Boulevard intersection should be realigned
to provide adequate distance from the Highway
78 interchange and allow this intersection to be a
full movement intersection (or roundabout). This
connection creates a parallel street with access to
a new Highway 78 interchange and links the Park
Place Activity Center’s most significant redevelopment opportunities: the Tennis Center, the former
Target site, the Stone Mountain Square Shopping
Center, and the former Cub Foods site.
PROPOSED SITE CONCEPT
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DEVELOPMENT CONCEPT
Based on the foregoing analysis and market conclusions, a preliminary development concept has
emerged for the Tennis Center and the Target properties, built around the idea of a sports and entertainment village. The primary anchor uses would include
the existing stadium and the sports center discussed
above. The Conceptual Diagram on the following
page illustrates suggested principal land uses and
relationships. Numbers refer to the diagram on the
following page.
1. Improve the existing frontage road providing for
two-way access to the Stone Mountain Park interchange. This access would provide direct and
unimpeded bus access to and from Highway 78
to serve a new Park & Ride facility located on the
Tennis Center property.
2. Realign Bermuda Road and provide a roundabout
intersection with West Park Place Boulevard. This
improvement shifts the intersection 660 feet
away from the existing Highway 78 interchange,
to mitigate congestion, accommodate full left
turn movements in all directions, and improve
traffic flow. This roundabout also provides a
powerful gateway and placemaking device,
highly visible from Highway 78.
3. Improve the realigned Bermuda Road to provide an intimately-scaled “Main Street”, and
create a focal “Village Green” to serve as a pedestrian-oriented centerpiece for new mixed-use
development.
4. Use the existing bus drop loop adjacent to stadium for Park & Ride and other future transit
connections.
5. Retain the existing ceremonial arrival circle as a
pick-up / drop-off point for stadium events.
6. Create a drop-off and turnaround to provide for
pick-up and drop-off of Sports Center patrons.
7. Improve the existing stadium and service access
to provide for a broad range of events and uses.
8. Re-fit the Target building as a Sports Training
Facility / Fitness Center and related uses.
9. Retain a portion of the existing tennis complex
as a Tennis Academy.
10. Utilize West Park Place frontage for hotel / dormitory development serving Sports Center athletes, event patrons, and other area users.
11. Develop village-scale retail, restaurant, office,
and residential uses around village green.
12. Develop high-density residential (for-sale or
rental) to support other village uses.
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13. Develop lower-density “golf villa” residential
along the new access drive.
14. Transition from existing surface parking to shared
structured parking as adjacent uses develop.
15. Retain existing surface parking to serve Sports
Center and event uses (potential future infill
development site)
16. Incentivize office development framing the “signature” roundabout on adjoining parcels.
The rationale for this development concept is based
on the following conclusions:
• There is a strong desire, on the part of the Stone
Mountain Memorial Association, the Evermore
Community Improvement District (CID), potential
developers, and other stakeholders, to preserve
the tennis stadium and the Olympic legacy it represents. This legacy, and the site’s adjacency of
Stone Mountain Park, can both be powerful value
generators for a sports- and recreation-driven
community.
• Both the Tennis Center and the Target building
represent major “sunk cost” capital investments
which, if they can be acquired at a realistically discounted price, would provide an ideal platform
for the proposed development program.
• The Atlanta region can support a development of
this kind, based on local demand in combination
with optimal worldwide accessibility afforded by
the airport. Such sports-driven concepts have
proven successful as economic development engines in other markets with fewer assets (see _).
• The synergies that could be achieved between (a)
viable “activity hub” anchor uses, (b) transit, (c) the
Park, (d) collateral real estate development, and
(e) the “branding” impact of such a development,
create the most compelling opportunity for a catalytic development available within the Evermore
CID corridor. Moreover, this opportunity, because
of its unique “themed” character and purpose,
does not rely on “lowest common denominator”
market demand factors, but can instead create a
special niche destination which will have limited
competition in the region.
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Conceptual Diagram Showing Proposed Improvements and Redevelopment
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12.
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16.

Frontage road improvements
Roundabout & Bermuda Rd. realignment
Bermuda Rd. “Main Street” improvements
Park & Ride bus stop
Drop-off point for stadium events
Drop-off for Sports Center patrons
Improved stadium and service access
Sports Training Facility
T
Tennis
Academy
Hotel or dormitory
Mixed-use village and green
High-density residential
Lower density residential
Surface parking and future parking deck
Surface parking
Office buildings
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Buildout of the site concept described above might
take the form illustrated in the plan on page 53. At
completion this plan would yield some 259 residential
units, 300 hotel rooms, 26,000 square feet of streetlevel retail or restaurant space, and 9,000 square feet
of second-floor office space in addition to the existing stadium (with improvements) and the converted
169,000 square foot Target building. Detailed yields
and parking counts are shown in the tables below.

village” setting, that is well-programmed and augmented with improved customer and transit access, is
projected to be feasible. Its success will require careful market strategy and early year tenant incentives
provided by the developer. A sports-themed tenant
mix, heavy on food & beverage and sports merchandise, is expected to be most viable.

Retail

Hotels can be successful in this setting as well. A midpriced, extended-stay offering, catering largely to
sports program participants (and perhaps serving a
‘dormitory’ function for training athletes while in residence), should be targeted initially, possibly followed
in a later development phase by a second full-service
hotel supporting stadium event patrons as well as
regional business and social use.

A number of reasons can be cited for why ‘big box’
retail did not prove sustainable on the Target site,
including (a) lack of visibility from Highway 78, (b) access constraints, and (b) competition with the nearby
Wal-Mart (north of Highway 78). However, limited
sidewalk-oriented retail within a destination “sports

Hotels

Conceptual Development Plan Summary
Yield

Parking Spaces Required

–

2,500*

B. Tennis Academy

13 courts

26

C. Extended Stay Hotel (5 stories)

150 rooms

150

D. Hotel (7 stories)

150 rooms

150

A. Stadium

E. Retail with Office above

17,000 sf

68

F. Restaurant and 3 Live/Work Units

3,200 sf

30

G. Townhomes**

40 units

–

720 spaces

–

I. Sports Center with Corner Retail

169,000 + 3,000 sf

200

J. Retail with Multifamily above

11,000 sf + 59 units

162

157 units

314

664 spaces

–

H. Parking Deck (5 levels)

K. Multifamily
L. Parking Deck (4 levels)
M. Office

32,000 sf

not included in parking count

N. Office

32,000 sf

not included in parking count

259 residential units
300 hotel rooms
26,000 sf retail

1,100 spaces

Totals

*Total to be provided on and off site, not included in total
**2 garage spaces per unit, plus 35 on-street guest spaces provided

Conceptual Development Plan Parking Summary
Spaces Provided
Parking Decks
Surface Parking (Sports Academy)

1,384
228

Surface Parking (Hotels)

70

Village Parking (on-street, surface lots)

72

Grand Total

1,754*

*Includes 300 park & ride spaces, 354 stadium spaces, and the 1,100 required spaces allocated above; the balance of event parking would be provided off site.
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Alternative Conceptual Diagram
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Legend
1.
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4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

Frontage road improvements
Roundabout & Bermuda Rd. realignment
Bermuda Rd. “Main Street” improvements
Park & Ride bus stop
Drop-off point for stadium events
Drop-off for Sports Center patrons
Improved stadium and service access
Sports Training Facility
T
Tennis
Academy
Hotel or dormitory
Mixed-use village and green
High-density residential
Lower density residential (eliminated)
Surface parking and future parking deck
Surface parking
Office buildings
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Residential
The western edge of the tennis center property, facing
the Stone Mountain golf course, offers an attractive
location for a properly-scaled residential offering that
could be marketable in advance of other project amenities and synergies being in place. Such an offering
could provide a much-needed early revenue source
to offset other initial project development costs. Twoto three-story townhomes in this location, well-buffered by existing trees from the golf course and with
a secondary orientation to the tennis complex, could
hold a strong appeal for relatively upscale recreationoriented buyers.
In later project phases, with completion and stabilization of ‘anchor’ stadium, sports center, and transit
uses, and consequent increases in land value, sports
village economics should be able to support higherdensity residential uses, in the form of multi-story
rental apartments or for-sale condominiums which
could be targeted at a range of buyer profiles, notably including (a) young singles and professionals
interested in a more walkable, urban neighborhood
setting than that offered elsewhere in south Gwinnett
County, and (b) empty nesters and other older buyers
who desire an active lifestyle. Both segments would
find the sports, fitness, village retail and dining, and
park recreational amenities extremely appealing.

Office
The ‘driver’ sports and fitness uses described previously can be expected to generate spinoff office and
service provider opportunities in the areas of sports
medicine and therapy, nutrition, and potentially
headquarters for various sports governing bodies. In
addition, as the project matures and market demand
for office space returns, the proposed mix of uses and
transit access will be attractive to mainstream corporate office users seeking a ‘live/work/play’ environment. The bulk of this office demand is anticipated to
occur in latter development phases.

Specifically, they have stated that SMMA may not be
willing to convey ownership of the property if hotel
or residential uses are included in the development
program for the site.
If these objections cannot be overcome, an alternative distribution of uses could be considered, as illustrated in the Alternative Conceptual Diagram shown
on page 51.
Such a plan could capture most of the inherent
real estate potential of the site with two notable
exceptions:
1. The golf-front residential opportunity, which is
seen as a key early-phase revenue generator for
the project, would be lost.
2. Some portion of the hotel inventory would be
shifted off-site to other privately-owned parcels
on the other side of West Park Place Boulevard,
in favor of office use along the tennis center’s
eastern edge. To the extent that this hospitality
function depends on immediate adjacency to
the stadium and sports facilities for viability, the
desirability and land value premiums for hotel
development would be diminished.
For these reasons, the preferred concept plan illustrated on page 49 has been further detailed and modeled, as shown on the following pages, for testing of
potential economic impacts.

Development Phasing
Since certain aspects of this development strategy are heavily dependent on public funding, careful
consideration will need to be given to phasing of
improvements to leverage this funding and minimize
front-loading of development costs while optimizing
momentum. A generalized suggested phasing strategy (which is reflected in Funding and Implementation
assumptions to follow) would include the steps shown
on the following pages.

Potential Land Use Conflicts
In addition to the statutory constraints on non-recreational development occurring on SMMA-owned
land, as described earlier, Stone Mountain Park
management has expressed additional concerns
regarding land uses on the Tennis Center property
that could conflict or compete with Park objectives.
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Conceptual Development Plan
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Stadium
T
Tennis
Academy
Extended Stay Hotel
Hotel
Retail with Office above
Restaurant and Live/Work Units
T
Townhomes
Parking Deck
Sports Center with Corner Retail
Retail with Multifamily above
Multifamily
Parking Deck
Office
Office
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Phase I Stadium Area Development and Improvements
Transportation improvements, including:
• Changes to Stone Mountain Park interchange and
frontage road
• Construction of new golf-front access drive tying
into frontage road
• Realignment of Bermuda Road and utilities
• Roundabout at West Park Place Boulevard
• Motor court in front of Sports Center building “I”

I

Stadium improvements described in Scenario 1 (see
page 28), including:

A

• Renovations
• Covered stage (in Scenario 2)
Private development of a portion of the golf-front
residential “G.” Sales of these units would provide
some near-term revenue.

G

Phase II Stadium Area Development and Improvements
Transportation improvements, including:
• Driveway connection south of Sports Center
building “I”
• Construction of parking structure “H” (to replace
surface parking displaced / required by hotel and
increase available nearby stadium and transit
parking

C
H

Stadium improvements described in Scenario 3 (see
page 30), including:

I
A

B

• Renovations
• Covered stage and seating
Refurbishment of courts and pro shop and operational
improvements for the tennis academy “B.”

G

Private development of extended stay hotel “C” with
access drive, and private development of additional
tennis-oriented residential at “G.”
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Phase III Stadium Area Development and Improvements
Transportation improvements, including:
• Construction of parking structure “L” (to replace
surface parking displaced / required by new construction and further increase available nearby
stadium parking)
Private development, including:
• Village center, including village green, commercial and live/work buildings at “E” and “F” plus
restaurant addition to building “I.”
• Mixed-use building “J” and multifamily residential
building “K.”

K
L
C

E

H

J
I
F

A
B

G

Phase IV Stadium Area Development and Improvements
Stadium improvements described Scenario 4 (see
page 32), including:

Private development, including:
• Addition of stadium restaurant (2,500 sf )
• Construction of extended stay hotel “D”
• Construction of office buildings “M” and “N.”

N

M

• Renovations
• Covered stage and seating
• Enclosed concourse

K
D

C

L
E

H

J
I
F

A
B

G
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DEVELOPMENT ECONOMICS
In order for this revitalization proposal to move
from concept to reality, it must be economically viable and sustainable. Since it is not entirely market
driven—that is, it relies on substantial public investment—it must be demonstrated that this investment
can provide appropriate public benefits and can be
leveraged to create momentum for a broader trend of
redevelopment.
The 2009 Park Place Tax Allocation District Study
(“Evermore Redevelopment Plan”), referenced on
page 11, cites “Strategy 1” of the Evermore CID’s economic development strategy, specifically in reference
to the Park Place Activity Node:
“With a 7-mile long corridor and limited public
funding, it would be very difficult to simultaneously foster redevelopment along the entire
Evermore Corridor. A better approach is to
concentrate available resources on one or more
smaller areas which can jump-start redevelopment. The first task is to identify several redevelopment sites with strong potential and begin the
redevelopment process.”

It would be very difficult to simultaneously foster redevelopment
along the entire Evermore Corridor.
A better approach is to concentrate
available resources on one or more
smaller areas which can jump-start
redevelopment.

A key challenge for full implementation of the proposed concept is that, based on such projections, the
level of required public investment will likely exceed
the available public funding. Sources for closing this
gap will need to be identified.
Similarly, in order for essential synergies between
uses to occur, the concept requires the willingness
of multiple property owners to agree to a land swap
and/or purchase strategy that is mutually beneficial
to all parties.

The proposed site concept illustrates a unique opportunity to pursue this strategy. It proposes to
leverage valuable existing community assets—the
tennis stadium and the vacated Target store—which,
if repurposed, have the potential to promote and
increase visitation to the area and provide new job
opportunities for community residents.
Typically, development of such catalytic sports facilities must be built from scratch. The “sunk cost” investment already made in these existing, relatively new,
fundamentally sound buildings provides a tremendous head start.
Project economics must balance public investment
by and returns to the community against providing
sufficient incentive for a developer to undertake an
acceptable level of risk and justify substantial private
investment. Ultimately, once sufficient detail is available regarding project constraints and relationships,
a more complete financial pro forma can be prepared
to confirm project feasibility. For the purposes of this
study, however, we must rely on a more generalized
valuation process that assigns market values to each
proposed improvement, from which estimated taxable values can be projected.
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Part 3:
Funding and Implementation

IMPACTS TO PARK PLACE TAD
The following table estimates market and taxable
values, at project completion, of all privately-funded
improvements. (Note: Since improvements to the stadium are assumed to be funded publicly, its valuation
represents existing stadium conditions only.)
From these market values totaling $158,772,000 a
total taxable value of $51,691,200 is projected. This
in turn is expected to generate a tax allocation district
(TAD) increment of $14,855,815, which would be
available to help fund required public improvements.

transferred to private ownership, when it is added to
the tax digest it not only adds the increased value of
the projected development itself but it also resets all
base land values for all properties in the TAD to reflect
their reduced valuations, thereby erasing the decrement (i.e. the 15% decline in values since the TAD was
formed in 2009).
The proposed public improvements are eligible
for TAD funding, as explained in the “Gwinnett
County, Georgia Tax Allocation District Policies and
Guidelines.”

A key benefit from this addition to the TAD tax digest
has to do with the fact that the Tennis Center, as a taxexempt, government-owned property, is presently
on the books at a zero valuation. If this property is
Preliminary Estimate of Taxable Value of Proposed Improvements
Units

Value per Unit

Market Value

Assessed Value Taxable Value

A.

Stadium

40,000

$40

$1,600,000

$640,000

$640,000

B.

Tennis Academy

3 acres

$200,000

$600,000

$240,000

$240,000

C.

Extended Stay Hotel

150 rooms

$110,000

$16,500,000

$6,600,000

$6,600,000

D.

Full Service Hotel

150 rooms

$250,000

$37,500,000

$15,000,000

$15,000,000

E.

Retail with Office Above

17,000 sq. ft.

$140

$2,380,000

$952,000

$952,000

F.

Restaurant

3,200 sq. ft.

$140

$448,000

$179,200

$179,200

G.

Townhomes

40 units

$225,000

$9,000,000

$3,600,000

$3,000,000

H.

Parking Deck

720 spaces

$16,000

$11,520,000

$4,608,000

n/a

I.

Sports Center with retail

172,000 sq.ft.

$110

$18,920,000

$7,568,000

$7,568,000

J.

Condos

59 units

$190,000

$11,210,000

$4,484,000

$3,599,000

J.

Retail below Condos

K.

Multifamily

L.

Parking Deck

M/N. Office

11,000 sq. ft.

$140

$1,540,000

$616,000

$616,000

157 units

$190,000

$29,830,000

$11,932,000

$9,577,000

664 spaces

$16,000

$10,624,000

$4,249,600

n/a

62,000 sq. ft.

$150

$9,300,000

$3,720,000

$3,720,000

$158,772,000

$63,508,800

$51,691,200

Total

Preliminary Estimate of TAD Potential With and Without Decrement
Incremental Value of Improvements
Decrement (15% Decline in TAD Base Values, 2009 to 2011)
Net Incremental Value Increase from Improvements
Estimated Property Taxes (at 03503 mills)
Bondable Taxes at 120% Debt Coverage Ratio

With Decrement

Without Decrement

$51,691,200

$51,691,200

$(13,517,411)

n/a

$38,173,790

$51,691,200

$1,337,228

$1,810,743

$1,114,357

$1,508,952

Estimated TAD Bonds Supportable @ 6.5% for 30 years

$14,627,972

$19,807,753

Net Proceeds Available

$10,970,979

$14,855,815

FUNDING AND IMPLEMENTATION
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PUBLIC INVESTMENT NEEDED
The following tables summarize the projected costs
of required public improvements described previously. At full project buildout, including completion
of stadium scenario 4, the total for both stadium and
road improvements is projected to be $48,192,768.
These public costs would not be incurred all at one
time, but incrementally over the life of the project.

For modeling purposes, the phases of development
described on pages 54-55 are assumed to occur over
a five-year period, although it is likely that buildout
would take longer, depending on market absorption.
For illustration purposes, the table at the bottom of
the page reflects the annualized debt service that
might be required to support the stadium with the
proposed improvement scenarios (budget figures
rounded) and phased ramping-up of event capacity.

Stadium Revitalization Scenarios Cost Estimates
Scenario 1

Scenario 2

Scenario 3

Scenario 4

Baseline Repair & Upgrades

$808,623

$808,623

$808,623

$808,623

Site Improvements

$235,725

$235,725

$587,475

$881,475

Stadium Improvements

$782,450

$2,106,773

$14,071,424

$32,067,539

Soft Costs*

$310,556

$535,691

$2,629,479

$5,738,798

Equipment Costs**

$70,670

$128,778

$1,328,188

$1,785,441

Owner Contingency

$64,121

$110,604

$542,910

$1,184,893

$2,272,144

$3,926,194

$19,968,099

$42,466,769

Total

The use of a retractable roof would add approximately $6 million to scenarios 3 and 4.
*Soft costs include architectural and engineering services, construction management, and other fees and expenses
**Equipment costs include operations, concessions equipment, scoreboards, etc.

Cost Estimate: Highway 78/Stone Mountain Interchange Connection
Length (feet)

Total Cost

1,600

$1,660,485

200

$207,561

1,600

$0

New Road from Frontage Road to new intersection

400

$474,424

New road/lane from eastbound exit to new intersection

400

$474,424

New Road on Tennis Center (Bermuda to Frontage Road)
One-Way Connection to Highway 78 Eastbound
Conversion of Frontage Road to two-way

Intersection Signal

$240,000

Total

$3,056,894

Cost Estimate: Bermuda Road Realignment
Length (feet)

Total Cost

New Road (west)

800

$830,242

New Road (east)

700

$726,462

Roundabout

n/a

$1,112,400

Total

$2,669,105

Summary of Public Investment and Stadium Revenue (rounded)
Site
Budget

Stadium
Budget

Total
Capital Cost

Annual
Debt Service

Annual
Operation

Annual
Revenue

Annual
Public Funds

Phase I

$0

$2,500,000

$2,500,000

$187,500

$200,000

$100,000

$287,500

Phase II

$6,000,000

$4,000,000

$10,000,000

$750,000

$650,000

$500,000

$900,000

Phase III

$6,000,000

$20,000,000

$26,000,000

$1,950,000

$1,000,000

$1,000,000

$1,950,000

Phase IV

$6,000,000

$43,000,000

$49,000,000

$3,675,000

$2,500,000

$3,500,000

$2,675,000

Source: Johnson Consulting, Rosser (assumed discount rate of 7.5%)

60

PARK PLACE MULTIMODAL MIXED-USE CENTER LIVABLE CENTERS INITIATIVE STUDY

INVESTMENT AND LEVERAGE
The following tables provide an estimate of economic
costs and returns associated with the revitalization of
the Stone Mountain Tennis Center by phase.
Public improvements include needed transportation
investments for roadways, transit, and parking, as well
as the public investments that would be required to
improve the stadium facility.
Private investments include the private development
that occurs because of the revitalized environment
created by the ‘village center’ concept. These investments would be entirely private, without public
expense, but increase tax dollars and TAD bonding
capacity. Some private development, such as the
sports training center and tennis academy, will serve
as community amenities and will enhance the overall
strength of the site as a tourist and sports-oriented
development.

Public investment in transportation and stadium improvements can
leverage significant private investment in real estate

Summary of Public Investment and Leverage by Phase (Preliminary Estimate)
Total Private Investment

Total Public Investment

Leverage

Phase I

$27,920,000

$7,998,144

349%

Phase II

$17,100,000

$2,016,531

847%

Phase III

$56,032,000

$17,180,716

326%

Phase IV

$46,800,000

$23,639,969

198%

$147,852,000

$50,835,360

291%

Total

FUNDING AND IMPLEMENTATION
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Phase 1 Investment and Leverage (Preliminary Estimate)
Private Investment

Public Investment

Scenario 1 Stadium Improvements

—

$2,272,144

Stadium Operations (annual)

—

$300,000

$9,000,000

—

$18,920,000

—

—

$5,726,000

$27,920,000

$7,998,144*

Townhomes
Sports Center with Retail
Transportation Improvements
Total
Leverage (Private/Public Investment)

349%

Phase 2 Investment and Leverages (Preliminary Estimate)
Private Investment

Public Investment

Scenario 2 Stadium Improvements

—

$3,926,194

Stadium Operations (annual)

—

$300,000

$600,000

—

$16,500,000

—

—

$11,520,000

$17,100,000

$15,446,194*

Tennis Academy
Extended Stay Hotel
Parking Structure
Total
Leverage (Private/Public Investment)

111%

Phase 3 Investment and Leverages (Preliminary Estimate)
Private Investment

Public Investment

Scenario 3 Stadium Improvements

—

$13,267,637

Stadium Operations (annual)

—

$300,000

$2,380,000

—

$448,000

—

Retail with Condos

$12,750,000

—

Condos

$29,830,000

—

Retail with Office
Restaurant

Parking Deck
Total

$10,624,000

—

$56,032,000

$13,267,637*

Leverage (Private/Public Investment)

422%

Phase 4 Investment and Leverages (Preliminary Estimate)
Private Investment

Public Investment

Scenario 4 Stadium Improvements

—

$36,268,431

Stadium Operations (annual)

—

$300,000

Full Service Hotel

$37,500,000

Office

$9,300,000

Total

$46,800,000

Leverage (Private/Public Investment)

$36,268,431*
129%

Source for all tables above: Johnson Consulting, Bleakly Advisory Group
*Does not include annual stadium operating costs
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ECONOMIC IMPACT
This section provides an overview of estimated economic returns and impacts that can be expected
from the revitalization of the Stone Mountain Tennis
Center and adjacent land, based on the ‘village center’
concept described above. This analysis is preliminary,
given the nature of this study.
The following economic impact projections do not
account for all of the business volume created by the
individual operations themselves (stadium, hotels,
retail, tennis academy, or sports center). In addition,
the impact analysis does not include the prospect of
adjacent sports fields or the presence of a major tennis tournament, if it were to occur at the complex.

Impact of Sports and Entertainment
Center Events
This section analyzes the estimated economic impacts
that would be generated by event activities at the
enhanced Stone Mountain Tennis Center, based on
the attendance and annual event figures provided on
page 33. Economic impact is defined as incremental
new spending as a direct result of certain activities,
facilities, or events.
The economic impact of events is measured by the estimated local spending by non-local residents, whose
main purpose of visitation is to attend the events that
are being analyzed. The following levels of economic
impact are measured:
• Direct Impacts represent the spending that occurs as a direct result of the events and activities
that occur at the facility. For example, an event
attendee’s expenditures on hotel rooms and
meals are a direct economic impact.
• Indirect Impacts consist of re-spending of the
initial or direct expenditures, or the supply of
goods and services resulting from the initial

direct spending at the facility. For example, an
attendee’s direct expenditure on a restaurant
meal causes the restaurant to purchase food and
other items from suppliers. The portion of these
restaurant purchases that are within the local,
regional, or state economies is counted as an indirect economic impact.
• Induced Impacts represent changes in local
consumption due to the personal spending by
employees whose incomes are affected by direct
and indirect spending. For example, a waiter at
the restaurant may have more personal income as
a result of the event attendee’s visit. The amount
of the increased income the waiter spends in the
local economy is considered an induced impact.
• Increased Earnings/Personal Income measures
increased employee and worker compensation
related to events. This figure represents increased
payroll, including benefits paid to workers locally.
It also expresses how the employees of local businesses share in the increased outputs.
• Employment Impact measures the number of
jobs supported in the study area related to the
spending generated as a result of the events
occurring at the facility. Employment impact is
stated in a number of full-time equivalent jobs.
The table below shows the estimated economic
impact of sporting events at the Tennis Center and
sports center in a stabilized year of operation, as
the scenarios evolve. The projections are based on
Johnson Consulting’s prior economic analyses of similar facilities, and specific knowledge of the Gwinnett
County marketplace.
Each phase below includes the corresponding stadium revitalization scenario and private development
phase, but it should be noted that stadium revitalization scenarios do not need to occur sequentially but
could begin with scenario 2, 3, or 4.

Economic Impact of Site Concept (Preliminary Estimate)
Phase 1

Phase 2

Phase 3

Phase 4

Direct Spending

$6.9M

$9.7M

$13.8M

$27.7M

Indirect Spending

$2.1M

$2.9M

$4.2M

$8.4M

Induced Spending

$2.8M

$3.9M

$5.6M

$11.3M

$11.8M

$16.6M

$23.7M

$47.3M

$2.5M

$3.5M

$5.0M

$10.1M

102

143

205

410

Total Spending Impact
Personal Income
Full-Time Equivalent Employees
Source: Johnson Consulting
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The project will also have other substantial economic
impacts. Not included in this analysis are:
• Retail, hotel, office, and residential spending not
attributable to sports and entertainment complex
spending. It is our experience that this demand
could at least double if not triple the impacts described above.
• Impacts from “theming” of the area. This sportsthemed development concept can be national
in scope and appeal. An entire cluster of sportsrelated specialty businesses could be attracted,
including sports medicine, performance enhancement, athlete representation, biotech, nutrition,
training equipment, and sports & recreation
apparel.
• Revenue potential from sale of stadium naming
rights, sponsorships, private foundation gifts
and grants. These can be substantial but are not
quantifiable at this time.

Summary of Economic Impacts
Upon completion of the four phases of development
at the Tennis
T
Center project, over $51 million in new
assessed value would be created in the Evermore TAD.
This is equivalent to a 66% increase in the current assessed value of the Evermore TAD district.

Its development would generate sufficient incremental property tax to support $14.9 million in TAD funding to finance public improvements for the project.
In addition, the proposed development would provide the economic catalyst to reverse the decline in
property values which has occurred in the district
since its inception in 2009. The impact that would
result from a combination of the direct investment
in the project and the positive “halo effect” it would
have on surrounding property values, could generate
a $77 million upward swing in assessed values in the
Evermore TAD over the next decade.
• An innovative but realistic mixed-use district built
T
Center
around the special amenity of the Tennis
will help to reverse the decline of the Evermore
Corridor and bring a new sense of vitality at the
entrance into the Evermore Corridor.
• It will result in over $158 million in new investment in the corridor.
• It will generate significant economic benefits for
the corridor and Gwinnett County, with an annual
economic impact of nearly $100 million.
• It will create over 400 permanent jobs and increase tourism and residential options while reusing vacant or underutilized retail buildings.
• The $158 million in private investment will more
than double the current assessed value of the
Park Place TAD.

Potential Impact of Proposed Improvements on Assessed Land V
Values in Park Place Tax
T Allocation District
$150,000
TAD Base Value
TAD Value without Tennis Center

$130,000

TAD Value with Tennis Center

$110,000

$90,000

$70,000

2009
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2010

2011

2012

2013

2014

2015

2016

2017

2018

2019
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• The private investment will generate approximately $15 million in TAD proceeds which can
be used to support the private investment in the
Tennis Center plan and as a match for other transportation and grant dollars.
• The project will generate $10 in private investment for every $1 in TAD funds.

The revitalization plan will result in
over $158 million in new investment
and will generate $10 in private
investment for every $1 in TAD funds.

Although projection of the potential positive economic impact of this development concept upon
Stone Mountain Park is beyond the scope of this
report, the study team strongly believes that this
potential is significant. There is a strong track record
of sports and entertainment venues being associated
with tourism attractions.
Fundamentally, the notion of linking Stone Mountain
Park with a destination sports and entertainment
complex makes sense. Visitors to the Sports Center
complex (for example, families attending a day of
cheerleader tryouts) will patronize Park activities
when they have down time. Conversely, the Park can
build their attendance by affiliating with the sports
and entertainment venue. It would require an active
interface by the managements of both organizations
to develop these synergies, but if the vision is grasped
the cross-marketing possibilities could be regionally
and nationally significant.

Sustainability Considerations
The proposed development program could contribute significantly to advancing sustainability goals at
both project and regional levels. In conformance with
LCI principles, the plan would:
• Reduce automobile trips and vehicle miles
traveled
• Promote use of transit
• Create a compact live/work/play environment
• Promote walking, biking, and access to nature
• Minimize impervious coverage through use of
stacked parking
• Offer significant “greening” opportunities (including the potential for large expanses of green roof
and/or photovoltaic solar arrays

FUNDING AND IMPLEMENTATION
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IMPLEMENTATION
There are a variety of scenarios for how this project
might be developed. In order to define an optimum
scenario, a number of variables must be addressed
which could impact the ‘deal structure’, including:
• Multiple landowners with different objectives and
related land assemblage issues
• Multiple political jurisdictions (i.e. Dekalb County,
Gwinnett County, SMMA, ECID)
• Uncertainty regarding opportunities for and conditions of land swap
• Uncertainty regarding “sports training center”
program and entity
• Questions regarding entity to own, operate, and
maintain stadium facility
More detailed study and further coordination with
stakeholders will be needed in order to resolve these
questions. Should the ECID, SMMA, and the Atlanta
Regional Commission endorse the results of this study,
it is recommended that responsibility for managing
these next steps be assigned immediately so that
momentum is not lost.
Because the Evermore CID does not have staff available to perform this management role, they might
consider contracting this role to a qualified sports
marketing or economic development professional. A
firm specializing in such services could help the CID,
or interim project manager, to identify opportunities
for endorsements, corporate sponsorships, naming
rights etc., and to identify next steps.

can execute itself in some cases or, recruit partners
to deliver the component elements. For the publicly
funded portions of the project, one option would be
to create an independent Stadium Authority to act as
both recipient and administrator of project funds.

Potential Participants
It is apparent that a major impediment to success
in the past has been a lack of coordination between
Dekalb County (which contains all of Stone Mountain
Park except for the Tennis Center site) and Gwinnett
County. Cooperation between County transportation
departments and transit agencies, as well as at executive levels, will be needed to achieve consensus on
project objectives and responsibilities.
Several entities have expressed interest in being part
of the concept. All parties described below have engaged in substantive discussions with CID staff, and
made clear that until this study demonstrates project
viability and is endorsed as described above, they
cannot commit to detailed proposals or feasibility
studies. However, their interests can be summarized
as follows.

Developer Role

Organizational Structure

Hotel developer/operator Destination Hotel Partners
LLC, in affiliation with Atlanta-based Alliance Real
Estate Services, has proposed developing and operating a program for the Tennis Center property
that is very similar to that outlined here. It would
be anchored by a world class tennis academy with a
‘big name’ pro and could include conversion of some
outdoor courts to enclosed Har-Tru (‘clay’) courts.

It is anticipated that we would see some form of
entity that would sponsor the overall development,
organized as shown in the figure below. The entity

They have offered to bring in a qualified operations
and management team to oversee stadium activities,
or will work closely with a separate stadium manage-

Organizational Structure for Stadium Area Redevelopment Sponsor
Sponsor
executes project

Real
Estate

66

Tennis
Academy

Sports Training
Center

Stadium/
Arena

Sports
Fields
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ment entity such as a convention and visitors bureau
to “maximize revenue streams generated by the stadium.” They have stated that they could operate with
the stadium under any of the suggested improvement
scenarios.
This developer role could either apply to a specific
segment of the overall village development program
(i.e. tennis and hotels) or be an umbrella under which
all development, including residential, office, and
other uses occurs.

Sports Training Center Role
ATLANTA DITC’s interest in this aspect of the program,
described on pages 35-37, is very keen, and they have
done preliminary evaluations on the potential of
the Target building to accommodate their intended
indoor program. They would also like to explore the
potential for an outdoor playfields component (starting with the archery program outdoor practice fields)
if there is an opportunity to do so.

Stadium/Arena Management Role
The Gwinnett Convention and Visitors Bureau (GCVB)
has expressed interest in operating the tennis stadium as an event venue if stadium and transportation
improvements are made.

The GCVB is Gwinnett County’s official tourism organization and is dedicated to “strengthening Gwinnett
County’s economy by marketing the county as a
destination for conventions, sporting events, meetings and leisure travel through sales, marketing and
promotion.” The GCVB also runs the Gwinnett Sports
Commission and oversees the management and marketing of Gwinnett Center, including the Arena.
Stadium improvement scenarios 1 and 2 would provide relatively little value to the GCVB in terms of enhancing their operations. Preston Williams, GCVB CEO,
has stated, however, that Scenarios 3 and/or 4 are of
considerable interest, in that having an additional
covered event venue in the county would enhance
the GCVB’s capacity to accommodate a broader and
potentially more profitable array of events.
According to Mr. Williams, a number of for-profit
events that presently are booked at Gwinnett Center
could be a good fit for such a facility. By booking
these events, which may not utilize the full capacity
of the Gwinnett Arena, at a smaller venue, the GCVB
could free up calendar space for larger, more profitable shows at the Arena. Further discussions with
GCVB are need to define the optimum role for them
to play in the project.

Hypothetical Stadium Event Calendar (Assumes Scenario 2 Improvements)
Annual Events

Likely Net Profit*

Assumed Profit*

“B” Events (nationally known music acts)

2

$20-30,000 each

$25,000 each

“C” Events

10

$10-20,000 each

$15,000 each

Religious Conferences or Services

6

$5-6,000 per day

$5,000 each

“Drive & Ride” Events (auto sales promotions)

2

$10,000 each

$10,000 each

Other Miscellaneous Rental Events
Sponsorships (naming rights, other sponsorship revenues)
Annual Revenues

$50,000 total
$100,000 total
$400,000 total

Source: Interview with Gwinnett Convention and Visitors Bureau
* Includes all income streams from ticket sales, food and beverage, merchandise, parking, etc.

Estimated Annual Stadium Operation Costs (Assumes Scenario 2 Improvements)
Annual Cost
Power

$60,000

Event Labor (salaries, assumed $1,200 per event)

$30,000

Insurance (including liability)

$50,000

Management and Security (permanent staff )
Landscape and Maintenance
Total
FUNDING AND IMPLEMENTATION

$200,000
$60,000
$400,000
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ACTION PLAN
Upon endorsement of study conclusions by the ECID,
SMMA, and ARC, these parties will need to assign responsibility for coordinating and managing the next
steps of the process.
This conversation will also need to include the GCVB
and the Gwinnett County Commission, since they are
responsible for administering TAD funding.
Further study will be needed to define a detailed
project business plan and budget, including a phased
work scope for stadium improvements. Budget figures for the stadium improvement scenarios outlined
herein are based on studies conducted by Rosser
International in conjunction with Walter P. Moore,
Structural Engineers, which are available upon
request.
Project cost estimates have been prepared for the proposed transportation projects based on the Atlanta
Regional Commission’s (ARC) Planning Level Cost
Estimation Tool. The tool provides an approximate
cost for a project based on standard and customary

elements typically assumed in engineering. The objective of the tool is to assist in the development of
planning level cost estimation for projects that are
very conceptual with no or minimum design. These
cost estimates should be regarded as planning level
and preliminary in nature. As projects move forward
in the project development process, emerging details
will support the refinement of these costs.
The following is an effort to identify specific public improvements and match those with potential funding
sources and implementation partners. Those projects
listed as potentially receiving LCI funding would need
to be added to the transportation project list in the
previous Park Place LCI study in order to be eligible to
receive LCI funding.
Private funds mentioned below could include stadium naming rights, sponsorships, and other private
entities or foundations. Another potential source of
revenue is sales tax refunds through the proposed
Georgia Tourism Development Act.

Action Plan
Est. Cost

Responsible Party

Potential Funding Sources

$2,272,144
to $42,466,769

ECID

Federal (TAD match), Private

Highway 78/Stone Mountain
Interchange Improvements

$3,056,894

GDOT

LCI

Bermuda Road Realignment and
Streetscape Improvements

$2,669,105

ECID

LCI, Private

TBD

TBD

ECID, SMMA

$11,520,000

Stadium operator

Private, FTA, TAD

$600,000

Tennis Academy

SPLOST

Stadium Revitalization

Circulator Shuttle
Parking Deck H to Serve
Tennis Center
Tennis Court Refurbishing
Parking Deck L to Serve Sports
Center and Private Development

$10,624,000

Private

Private, TAD

Sports Center

$18,920,000

Private

Private

ECID: Evermore Community Improvement District
FTA: Federal Transit Administration
GDOT: Georgia Department of Transportation
LCI: Livable Centers Initiative transportation funds, granted by the Atlanta Regional Commission
SMMA: Stone Mountain Memorial Association
SPLOST: Special Purpose Local Option Sales Tax
TAD: Tax Allocation District

68

PARK PLACE MULTIMODAL MIXED-USE CENTER LIVABLE CENTERS INITIATIVE STUDY

Appendix A:
Demographic Analysis

DEMOGRAPHIC ANALYSIS
While demographic characteristics
are not strict predictors of
performance for sports and
recreation facilities, they provide
insight into the capacity of a market
to provide ongoing support for
facilities and activities.

While characteristics such as population, employment,
and income are not strict predictors of performance
for sports and recreation facilities, they provide insight
into the capacity of a market to provide ongoing support for facilities and activities. In addition, the size
and role of a marketplace, its civic leadership, proximity to other metropolitan areas, and the location
of competing or complementary attractions directly
influence the scale and quality of facilities, and other
traditional real estate uses, that can be supported
within a particular market.

Current Population

Site Context

The table below shows the 2000 and 2009 estimated
populations of Gwinnett County and the Atlanta metropolitan area, which is defined as the Atlanta-Sandy
Springs-Marietta Metropolitan Statistical Area (MSA),
compared to the state of Georgia and the U.S. as a
whole.

Situated in Georgia approximately 30 miles northeast
of downtown Atlanta, Gwinnett County forms part
of the Atlanta metropolitan area. Characterized by
suburban development, the county has experienced
rapid population growth over the last 25 years and
is now one of the most culturally and economically
diverse counties in the Atlanta region.

In 2009 the population of Gwinnett County reached
811,000 persons, representing 15 percent of the total
population of the MSA. Between 2000 and 2009 the
population of the County grew at an average annual rate of 3.6 percent, which was higher than that
recorded across the MSA (3.0 percent per annum), as
well as the state of Georgia (2.1 percent) and the U.S.
as a whole (0.9 percent). Relatively strong population
growth in the County, albeit at a subdued pace relative to the rapid growth during the 1970s and 1980s,
can be attributed to the influx of residents attracted
to new residential subdivisions.

As identified in the Gwinnett County 2030 Unified
Plan, residents and businesses continue to be attracted to the region because of its “favorable quality
of life, mild climate, relatively affordable real estate
prices, diverse and expansive labor market, full spectrum of affordably priced housing, well developed infrastructure (including highways and airport), and the
general perception that it is at the center of a thriving
Southeastern economy.”
The Park Place Activity Center (PPAC), as identified
by the Evermore Community Improvement District
(ECID), covers a substantial portion of southern
Gwinnett County and is the primary economic driver
for the Highway 78 corridor. The Stone Mountain
Tennis Center is located within the western ‘gateway’
to the PPAC and the Highway 78 corridor.

The table below shows the 2000 and 2009 populations
within 10, 15 and 25 mile radii of the Stone Mountain
Tennis Center site. As shown, the primary catchment
area (10 mile radius) had an estimated resident population of 652,000 in 2009, representing an average
annual increase of 1.9 percent per annum over 2000.
This rate of growth is substantially lower than that

Historic and Current Population (000’s)
2000
Population
United States

2009 (estimate)
% of MSA

Population

Annual
Growth Rate*

% of MSA

281,280

-

305,922

-

0.9%

Georgia

8,186

-

9,908

-

2.1%

Atlanta MSA

4,248

100%

5,538

100%

3.0%

588

14%

811

15%

3.6%

Gwinnett County

*Compounded annual growth rate (2000-2009)
Source: US Census Bureau, DemographicsNow, Johnson Consulting
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recorded throughout Gwinnett County during the
same period (3.6 percent per annum), and reflects a
lack of residential development in the immediate area
surrounding the site, along with the location of Stone
Mountain Park, which is a dedicated recreation area,
within the primary catchment.

Population growth within the secondary (25 mile
radius) and tertiary (50 mile radius) catchment areas
is expected to essentially mirror projected growth
throughout Gwinnett County, averaging 2.1 percent
and 2.3 percent growth per annum, respectively,
during 2009-2014. A slightly slower rate of growth is
forecast for the primary catchment (1.4 percent per
annum), although this figure does not include any potential residential development on the subject site.

Projected Population
The latest projections from the U.S. Census Bureau
indicate that the population of Gwinnett County will
reach 900,000 in 2014. This represents relatively subdued growth (2.1 percent per annum), compared to
the 2000-2009 period, but is still higher than the average annual rates of growth forecast across the state
(1.8 percent per annum) and the U.S. (0.7 percent per
annum). During the same period, the population of
the Atlanta MSA is expected to increase at an average annual rate of 2.3 percent. Over the longer-term,
population growth in the MSA and County should
continue to outpace that recorded across the state.
Projected Growth in Population (000’s)
2009 (estimate)
Population
United States

2014 (projected)

% of MSA

305,922

Population

Annual
Growth Rate*

% of MSA

-

317,063

-

0.7%

Georgia

9,908

-

10,821

-

1.8%

Atlanta MSA

5,538

100%

6,191

100%

2.3%

811

15%

900

15%

2.1%

Gwinnett County

*Compounded annual growth rate (2000-2009)
Source: US Census Bureau, DemographicsNow, Johnson Consulting

Existing and Projected Population (000’s) Near Tennis Center
Distance from
Tennis Center

2000
Population

2009 Est.
Population

2014 Proj.
Population

2000-2009
Growth Rate*

2009-2014
Growth Rate*

10 miles

652

774

828

1.9%

1.4%

25 miles

2,716

3,417

3,784

2.6%

2.1%

50 miles

4,389

5,742

6,430

3.0%

2.3%

*Compounded annual growth rate
Source: US Census Bureau, Johnson Consulting

Existing and Projected Median Age in Years
2009
(estimate)

2000

2014
(projected)

% Change
2000-2009

% Change
2009-2014

United States

35.3

37.1

38.0

5.1%

2.4%

Georgia

33.4

35.3

36.6

5.7%

3.7%

Atlanta MSA

33.0

35.4

37.1

7.3%

4.8%

Gwinnett County

32.6

34.5

36.4

5.8%

5.5%

Source: US Census Bureau, Johnson Consulting
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U.S. Age Distribution (2009)

Age Distribution
In 2009 the median age of residents of Gwinnett
County was 34.5 years, which was slightly younger
than the MSA (35.4 years), Georgia (35.3 years) and
national averages (37.1 years). Going forward, the
median age is expected to increase throughout the
County, MSA and state, as well across the U.S., reflecting a broader demographic shift towards an ageing
population.

13%

20-44 years

26%

34%

Gwinnett County Age Distribution (2009)

When considered by age groups, the age characteristics of Gwinnett County are generally similar to
those observed across the MSA, Georgia and the U.S.,
although the County comprises a considerably lower
proportion of older residents aged 65 years and over,
accounting for 7 percent of persons in the County in
2009 compared to 13 percent throughout the U.S. The
County also comprises a slightly higher proportion of
young persons aged 19 years and under (31 percent
or 252,870 persons). A relatively high concentration
of young people is an important consideration in estimating demand for youth activities within the local
area.

7%
0-19 years

31%
26%

20-44 years
45-63 years
65+ years

36%

Existing & Projected Median Age Near Tennis Site
10 miles

As shown in the following table, the age characteristics of the primary, secondary and tertiary catchment areas effectively mirror those observed across
Gwinnett County.

25 miles

10 miles

2000

32.1

32.6

32.8

2009 (estimate)

35.3

35.6

35.2

2014 (projected)

37.1

37.3

36.8

% Change ‘00-’09

10.0%

9.2%

7.3%

% Change ‘09-’14

5.1%

4.8%

4.5 %

25 miles

Percentage

50 miles

Source: US Census Bureau, Johnson Consulting

Age Groups (2009) Near Tennis Center
Number

45-63 years
65+ years

As shown in the following table, the median age of
residents in the primary, secondary and tertiary catchment areas was also consistent with the County, state
and national averages in 2009.

Age
Group

0-19 years

27%

Number

50 miles

Percentage

Number

Percentage

0-4

58,970

7.6%

251,237

7.4%

427,283

7.4%

5-14

114,870

14.8%

491,071

14.4%

843,416

14.7%

15-19

55,974

7.2%

237,652

7.0%

409,319

7.1%

20-24

51,580

6.7%

227,813

6.7%

383,911

6.7%

25-34

101,970

13.2%

471,114

13.8%

789,778

13.8%

35-44

130,634

16.9%

572,564

16.8%

923,805

16.1%

45-54

119,441

15.4%

511,339

15.0%

843,498

14.7%

55-64

79,660

10.3%

365,210

10.7%

608,990

10.6%

65-74

37,314

4.8%

176,308

5.2%

308,188

5.4%

75-84

17,057

2.2%

80,495

2.4%

147,325

2.6%

85+

6,648

0.9%

32,429

0.9%

56,495

1.0%

Total

774,118

100%

3,417,233

100%

5,742,009

100%

Source: US Census Bureau, Johnson Consulting
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The proportion of residents from non-White backgrounds in Gwinnett County is in line with that recorded throughout the Atlanta MSA (42 percent) and
Georgia (38 percent) but considerably higher than the
national average of 26 percent.

Ethnicity / Race
Gwinnett County is ethnically diverse, with close to
40 percent of residents being from non-White backgrounds. Since 2000, the number of Black residents
has increased more than two-fold (120 percent or
94,574 additional residents), and the number of Asian
and Asian Pacific residents has also increased substantially (87 percent or 37,247 new residents). During
the same period, the number of White residents also
increased substantially, in absolute terms (64,920
residents), although the proportion of the population
classified as White has steadily declined, from 72 percent in 2000 to 60 percent in 2009.

The ethnic diversity in the primary, secondary and
tertiary catchment areas is even more pronounced
than Gwinnett County. More specifically, 58 percent
of residents in the primary catchment are from nonWhite backgrounds, with this figure decreasing to 49
percent in the secondary catchment and 41 percent
in the tertiary catchment, but still remaining higher
than the County average.

Gwinnett County Ethnicity/Race (2009)

18%

U.S. Ethnicity/Race (2009)

14%

White
Black

21%

White
Black

12%

Other

61%

Other

74%

Ethnicity/Race: Gwinnett County
2000
Number

2009 (estimate)
%

Number

2014 (projected)

%

Number

%

% Change
2000-2009

% Change
2009-2014

White

427,883

72.7%

492,803

60.7%

556,544

61.9%

15.2%

12.9%

Black

78,224

13.3%

172,798

21.3%

207,069

23.0%

120.9%

19.8%

American Indian/AK Native

1,638

0.3%

4,000

0.5%

6,698

0.7%

144.2%

67.5%

Asian or Pacific Islander

42,623

7.2%

79,870

9.8%

95,302

10.6%

87.4%

19.3%

Some Other Race

25,407

4.3%

38,359

4.7%

21,724

2.4%

51.0%

-43.4%

Two or More Races

12,673

2.2%

23,528

2.9%

12,473

1.4%

85.7%

-47.0%

588,448

100%

811,358

100%

899,810

100%

—

—

Total

*Compounded annual growth rate (2000-2009) Source: US Census Bureau, DemographicsNow, Johnson Consulting

Ethnicity/Race Near Tennis Center
10 miles
Number

25 miles
%

Number

50 miles
%

Number

%

White

321,289

41.5%

1,740,826

50.9%

3,371,080

58.7%

Black

231,581

41.5%

1,239,750

36.3%

1,756,504

30.6%

4,008

0.5%

9,972

0.3%

15,780

0.3%

Asian or Pacific Islander

57,785

7.5%

189,103

5.5%

243,837

4.2%

Some Other Race

38,226

4.9%

139,612

4.1%

207,993

3.6%

Two or More Races

31,228

4.0%

97,894

2.9%

146,665

2.6%

774,117

100%

3,417,157

100%

5,741,859

100%

American Indian/AK Native

Total
Source: US Census Bureau, Johnson Consulting
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Employment
In 2008 the predominant industry of employment
in the Atlanta MSA was Services, accounting for 44.6
percent, particularly Administrative and Waste services, Professional, Technical and Scientific services, and
Healthcare and Social Assistance services. Other key
industries of employment in 2008 were Government
(11.4 percent), Finance, Insurance and Real Estate
(10.6 percent) and Retail Trade (10.0 percent).
Between 2005 and 2008, the strongest growth in
employment occurred in the ‘Other’ sector, primarily Arts, Entertainment and Recreation, and Finance,
Insurance and Real Estate sectors, increasing at
average annual rates of 5.7 percent and 4.9 percent
respectively. During the same period, employment in
the Manufacturing sector decreased at an average annual rate of 1.6 percent. Throughout the MSA, growth
in employment began to slow in 2007 in line with the
broader economic downturn.
Data from the Georgia Department of Labor indicates
that Gwinnett County lost 8,300 jobs between 2007
and 2008, representing a decrease of 2.6 percent

compared to a loss of 1.1 percent of jobs across the
state. The most recent statistics, as at 2009, indicates
that there are 297,291 jobs in the County.

Unemployment
The first table below shows unemployment rates in
the Atlanta MSA, Georgia and the U.S. Since 2001,
the unemployment rate in the MSA has remained
consistently in line with Georgia figures, which have
generally been lower than the national average. In
2009, the unemployment rate in the MSA peaked at
9.6 percent, which was consistent with the state average and slightly higher than the U.S. average, mirroring broader trends throughout the local, regional and
global economies.
The most recent data from the Georgia Department
of Labor indicates that the 2009 unemployment
rate in Gwinnett County is 8.7 percent. This figure is
substantially lower than those recorded for the other
geographies, but nevertheless represents a peak in
unemployment in the County in line with broader
economic conditions.

Non-Farm Employment in the Atlanta Metropolitan Statistical Area (2005-2008)
Annual
Growth Rate*

2005

2006

2007

2008

Construction
% of total

197,789
6.8%

215,756
7.1%

217,866
6.9%

209,526
6.6%

1.9%

Finance, Insurance, and Real Estate
% of total

290,427
9.9%

305,240
10.0%

323,829
10.3%

335,404
10.6%

4.9%

Government
% of total

330,410
11.3%

339,867
11.1%

350,533
11.1%

361,177
11.4%

3.0%

Manufacturing
% of total

186,093
6.4%

186,132
6.1%

182,830
5.8%

177,518
5.6%

(1.6%)

Other
% of total

52,899
1.8%

55,991
1.8%

60,008
1.9%

62,476
2.0%

5.7%

Retail Trade
% of total

305,101
10.4%

315,714
10.4%

323,136
10.3%

315,623
10.0%

1.1%

1,287,311
44.0%

1,344,226
44.1%

1,398,502
44.4%

1,414,881
44.6%

3.2%

Transport and Utilities
% of total

122,450
4.2%

127,298
4.2%

134,585
4.3%

135,031
4.3%

3.3%

Wholesale Trade
% of total

156,527
5.3%

158,300
5.2%

161,019
5.1%

158,560
5.0%

0.4%

Total
% growth rate

2,929,007
4.6%

3,048,524
4.1%

3,152,308
3.4%

3,170,196
0.6%

2.7%

Services
% of total

*Compounded annual growth rate (2005-2008)
**Finance, Insurance & Real Estate
Source: US Census Bureau, DemographicsNow, Johnson Consulting
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Unemployment Rates (2001-2009)
Atlanta MSA
Rate

Georgia

Change

Rate

United States
Change

Rate

Change

2001

3.6%

0.5

4.0%

0.5

4.7%

0.7

2002

4.9%

1.3

4.8%

0.8

5.8%

1.1

2003

4.8%

(0.1)

4.8%

0.0

6.0%

0.2

2004

4.7%

(0.1)

4.7%

(0.1)

5.5%

(0.5)

2005

5.3%

0.6

5.2%

0.5

5.1%

(0.4)

2006

4.6%

(0.7)

4.7%

(0.5)

4.6%

(0.5)

2007

4.5%

(0.1)

4.6%

(0.1)

4.6%

0.0

2008

6.2%

1.7

6.2%

1.6

5.8%

1.2

2009

9.6%

3.4

9.6%

3.4

9.3%

3.5

Source: US Census Bureau, Johnson Consulting

Income
In 2009 the median household income in Gwinnett
County was substantially higher than in the Atlanta
MSA, Georgia, and the U.S. as a whole. Between 2000
and 2009, median household income in the County
increased at a similar average annual rate to the other
geographies.
In the primary, secondary and tertiary catchment
areas, 2009 median household incomes were lower
than the average for Gwinnett County and more in
line with figures for the MSA, but still substantially
higher than the state and national averages.
Going forward, growth in household incomes in
Gwinnett County is expected to occur at a relatively
subdued pace, in line with broader trends throughout
the U.S. Nevertheless, in 2014 the median household
income in the County is projected to be $84,246, which
remains substantially higher than figures for the MSA,
and particularly the state and national averages.

Housing Characteristics
In 2009 there were 301,122 dwellings in Gwinnett
County, representing 14 percent of the total housing stock in the MSA (2.2 million), and a substantial

increase (43 percent) from 2000 when there 209,682
dwellings in the County. In 2009, 84 percent of dwellings within the County were occupied, which was
consistent with figures recorded across the MSA (85
percent) and the state (85 percent) but slightly lower
than the national average (87 percent).
Of these, the majority were owner occupied, with
rental properties accounting for 27 percent of occupied dwellings in the County, compared to 33 percent
throughout the U.S. The proportion of vacant dwellings in the County (16 percent) was slightly higher
than the national average (13 percent), but consistent
with figures for the MSA (15 percent) and Georgia (15
percent).
Existing & Projected Income* Near Tennis Site
10 miles

25 miles

50 miles

2000

$52,411

$52,292

$51,614

2009 (estimate)

$66,080

$67,130

$65,575

2014 (projected)

$70,904

$72,508

$70,505

Growth** ‘00-’09

2.6%

2.8%

2.7%

Growth** ‘09-’14

1.4%

1.6%

1.5%

*Median household income
**Compounded annual growth rate
Source: US Census Bureau, Johnson Consulting

Median Household Income in Gwinnett County
2000

2009
(estimate)

2014
(projected)

Growth Rate*
(2000-2009)

Growth Rate*
(2009-2014)

United States

$42,253

$53,679

$57,994

2.7%

1.6%

Georgia

$42,783

$54,909

$59,453

2.8%

1.6%

Atlanta MSA

$51,889

$65,880

$70,916

2.7%

1.5%

Gwinnett County

$60,625

$77,777

$84,246

2.8%

1.6%

*Compounded annual growth rate
Source: US Census Bureau, DemographicsNow, Johnson Consulting
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Gwinnett County Housing Occupancy (2009)

Corporate Presence
A strong corporate and business presence can be an
important factor in the success of any new development because local businesses can attract residents
to an area, provide disposable income, and support
facilities, including sports complexes, through donations, and advertising. The table below provides a list
of the major employers in Gwinnett County.
Gwinnett County is strategically located between
Georgia Tech, Emory University, Georgia State
University in Atlanta, and the University of Georgia in
Athens. The County is characterized by a high-powered information-based economy, and is home to
more than 60 business parks, comprising 3.1 million
square feet of commercial space.
The latest data from Gwinnett County, as at 2008,
indicates that the County’s largest employer is the
public schools system. Other significant employers
are spread across the government, healthcare, and
retail trade sectors, and include Gwinnett County
Government, Gwinnett Health Care System, and
Wal-Mart.

16%

Owner
Renter

23%

61%

Vacant

U.S. Housing Occupancy (2009)

13%

Owner
Renter

29%

58%

Vacant

Source: US Census Bureau, Johnson Consulting

Major Employers in Gwinnett County (2008)
Employer

Industry

Employees

Education

19,378

Gwinnett County Government

Government

4,797

Gwinnett Health Care System

Healthcare

4,500

Retail

3,990

Publix

Retail (Food)

3,318

U.S. Postal Service

Postal Service

2,613

State of Georgia

Government

2,144

Kroger

Retail (Food)

2,042

Finance

1,858

Scientific-Atlanta

Technology

1,680

The Home Depot

Retail

1,191

Restaurants

1,103

Gwinnett County Public Schools

Wal-Mart

Primerica Financial Services

Waffle House
CheckFree

Finance

926

Atlanta Journal Constitution

Journalism

896

Emory Eastside Medical Center

Healthcare

874

Source: Gwinnett County Forecasting and Research Division, Johnson Consulting
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Appendix B:
Stadium Condition

FIELD OBSERVATION REPORT
OBSERVATION
DATE/TIME:

November 5, 2010

REPORT DATE:

November 18, 2010

PROJECT:

WALTER P MOORE
PROJECT NO.
WEATHER:

PRESENT AT SITE:

DISTRIBUTION LIST:

12:30 PM

FIELD OBSERVATION
REPORT #:

001

Stone Mountain Tennis Stadium
S06.100023.00
60q
Ben Cheplak

Walter P Moore (WPM)

George Bushey

Rosser

INTRODUCTION
This report is intended to supplement the 2006 Structural Assessment Report prepared by Rosser
International, Inc. Walter P Moore observed the structural conditions of the existing structure to assess
any additional deterioration of the facility.
The stadium consists of an upper deck, mezzanine level, plaza level, and court level. The superstructure
is divided in plan into four sections by three expansion joints. The structure uses cast-in-place concrete
combined with precast concrete for the stadia units.
Expansion
Joint

Expansion
Joint

Expansion
Joint

Figure 1 – Overall Site (Courtesy of Google Maps)
As stated in the executive summary of the 2006 report, there appears to be no threat to public safety at
the present time although there are signs of structural deterioration that should be repaired. There are
also several non-structural maintenance issues that were observed, such as blocked storm water drains.
The following observations are in addition to the findings from the 2006 report.
STADIUM CONDITION
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1.

Upper deck Guardrail

Thefrontguardrailontheupperdeckconnectsintothetopoftheprecastconcretetubunit.Thereare
severalinstances(Figure2andFigure3)observedofsignificantcrackingand/orspallingoftheguardrail.
ThedeteriorationisconsiderableatguardrailsintheSEcornerandNEcorneroftheupperdeck.In
Figure2,thereappearstobenoreinforcementalongthetopoftheunitwhichallowedforthe
significantspalling.Itisrecommendedthattheconcretetubbelocallyrepairedattheselocations.At
locationswithsignificantdeterioration,aloadtestshouldbeperformedontherepairedconnectionto
verifythattheguardrailhassufficientcapacitytoresistthecodeͲrequiredhorizontalloadonthetopof
therail.





Figure 2 – Significant Spalling at Guardrail


Figure 3 - Significant Cracking at Guardrail
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2.

Upper Deck Expansion Joints

Theexpansionjointsontheupperdeckhaveclearlytornandgapsinthematerialarelargeenoughto
seethroughtothemezzaninebelow.Itappearsthatthesamejointisusedbetweenprecaststadiaunits
regardlessofwhetherbetweentypicalunitsorbetweenunitsatanexpansionjoint.



Figure 4 - Tear in Precast-to-Precast Unit Joint


3.

Precast Unit Spalling

Inadditiontothespallingatguardrails,spallingwasobservedinseveraloftheprecaststadiaunits.The
spallingappearstobecosmetic,butshouldberepairedforprotectionoftheembeddedsteeland
reinforcingsteel.


Figure 5 - Spalling at Precast Stadia Unit Embed Plate
STADIUM CONDITION
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4.

Damage to Canopy Roof

ThecanopyovertheNEplazaentranceappearstohaveadamagedmetalroofpanel.Thereappearsto
benodamagetothestructuralsteeltubeframingthatsupportstheentryway.
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