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acronyms and definitions

aRC | Atlanta Regional Commission
aRteRial Road | Major arterials are routes that serve the 
major centers of activity with the highest traffic volumes 
and the longest trip lengths. A minor arterial road has 
similar characteristics but is shorter in length and  links 
between major arterials. source: GDOT
as-of-RiGHt zoninG | Development regulations that enable 
direct approval of a project proposal by City staff without 
design review, if the proposal fully meets stipulated 
standards.
atMs | Advanced Transportation Management System
auto-oRiented | Development patterns and street networks 
that are primarily designed to accommodate automobile 
transportation and tend to discourage other types of 
access, such as walking, cycling and using transit. 
Bioswales | Ditches with plantings specifically selected to 
help naturally cleanse and slow the flow of stormwater (see 
Rain Garden).
BollaRds | Posts used to prevent vehicles from traveling 
onto sidewalks and other pedestrian areas.
CoGeneRation | Provision of combined heating, cooling and/
or power generation with equipment that captures waste heat 
from these processes to improve energy efficiency.
ColleCtoR Road | Local roads in an urban area that provide 
low levels of travel mobility (i.e., a subdivision road). source: 
GDOT
CoMplete stReets | Streets that perform a variety of func-
tions, with emphasis on safe, inviting sidewalks; incorpo-
rating street trees and other attractive plantings; and creat-
ing an appealing setting for homes and/or businesses.
dRaw aRea | Areas that households interested in living in 
City Center would come from.
easeMent | A right of use across property. Several adjacent 
private property owners might, for example, grant 
easements for public access along their property frontage 
to make space for a more generous sidewalk. 
foRM-Based Code | An approach to development regulations 
that emphasizes desired qualities of buildings’ forms 
(and focuses less on land use than conventional zoning); 
addresses street design as part of development regulations; 

and is typically presented in a highly graphic format to 
enhance understanding of code intent.    
Gdot | Georgia Department of Transportation
lCi | Livable Centers Initiative
leed© | Leadership in Energy and Environmental Design
leveRaGe | A measure of the amount of private investment 
resulting from each dollar of public funds invested in 
infrastructure or related improvements to attract private 
investment. 
MaRta | Metropolitan Atlanta Rapid Transit Authority
pRo foRMa  | A financial summary of potential develop-
ment projects that addresses major factors such as devel-
opment costs (land, design, demolition, construction) and 
revenues (proceeds from sale and/or rental of new space). 
Rain GaRden | An area landscaped with plantings selected to 
help naturally cleanse and slow the flow of stormwater, as 
well as to serve as a landscape amenity. They may be used in 
planting strips between sidewalks and curbs and on private 
development sites.
Row | Right of way
sHaRRows | Roadway lanes prominently marked to be 
shared by cars and bicycles along streets with relatively 
low traffic speeds.
step BaCk | Building form in which upper-story facades are 
recessed back from lower-story facade.
taRGet MaRket | For housing, the range of households that 
best match the characteristics of those likely to choose 
to live in City Center. For commercial uses, those retail 
stores, office businesses, hotels or other users most likely 
to choose to locate in City Center. 
tdM | Transportation demand management: a system of 
incentives (such as transit pass subsidies and guaranteed 
ride home service for nondrivers) and disincentives (such 
as assigning single-occupant vehicles to less convenient 
parking areas) designed to increase travel by means other 
than individual cars. Typically organized by employers, 
TDM programs often include owners of residential 
buildings, business associations and municipalities.
walkaBle | Development patterns and street networks that 
make walking safe, enjoyable and a principal means of 
moving among a variety of places and activities. 
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executive summary

Key StaKeholderS
In addition to general public meetings, the planning 
process included meetings with stakeholder groups. 
These groups included: 
•	 Property	and	business	owners	(for	example,	the	

Main Street Alliance)
•	 Business	promotion	organizations	(for	example,	the	
Sandy	Springs/Perimeter	Chamber	of	Commerce	
and	Perimeter	Community	Improvement	Districts)

•	 Neighborhood	representatives	(for	example,	the	
Sandy	Springs	Council	of	Neighborhoods	and	
Sandy	Springs	Conservancy)

•	 Homeowners’	associations
•	 Developers
•	 Sandy	Springs	Planning	Commission	
•	 Economic	Development	Advisory	Committee
•	 Sandy	Springs	elected	and	appointed	officials
•	 Partner	government	agencies	(for	example,	GDOT 

and MARTA)

UNLOCKING NEW OPPORTUNITIES
The City of Sandy Springs intends to achieve a variety of 
objectives through the City Center Master Plan. These 
include: 
•	 enhancing	quality	of	life
•	 promoting	economic	development	
•	 strengthening	sense	of	community
The plan focuses on the City Center study area shown 
on the map on page vii, but it also takes into account 
related analysis performed for the larger Livable Centers 
Initiative study area described on page vi. 

This plan establishes a framework for public and 
private action that capitalizes on new demographic 
and market trends. The plan will equip the City to 
fill unmet demand for an active, pedestrian-oriented 
downtown area that includes expanded transportation 
options. The following conditions have unlocked this 
unparalleled level of opportunity to create civic and 
economic value in the study area: 
•	 Real	 estate	market	 interest	 in	walkable,	mixed-use	

development can transform the study area over time 
into a district with significant new housing, job and 
retail options—while enhancing the City’s fiscal 
position. 

•	 Public	interest	in	parks,	walkable	streets	and	cultural	
events that bring people together can shape private 
investment that helps build a welcoming place full 
of life and community. 

•	 The	City’s	interest	in	and	ability	to	make	infrastruc-
ture investments and to update development poli-
cies to attract and support private investment can 
help address the issues of mixed-use development. 

•	 City	Center	can	attract	new	high	value	development	
in ways that preserve and enhance nearby traditional 
residential neighborhoods. 

GOALS
The Sandy Springs City Council outlined the core goals 
that the City Center Master Plan should strive to achieve:

•	 Create	 a	 unique,	 vibrant,	 walkable	 City	 Center	
rich in amenities desired by the community, such 
as commercial retail, recreational and cultural 
facilities.

•	 Catalyze	 significant	 market-driven	 private	
investment in walkable, mixed-use redevelopment 
that introduces substantial new dining, amenity 
retail, and entertainment options. This will both 
achieve City Center development goals and 
strengthen the district’s ability to support Sandy 
Springs’ fiscal goals.

•	 Create	an	appropriate	setting	for	a	new	civic/cultural	
center that functions as a place of community 
activity and identity.

•	 Create	 comprehensive	 infrastructure	 to	 support	
City Center, which would include:  walkable streets, 
stormwater, traffic flow, transit services, bicycling 
facilities, parking, utilities and signage.

• Introduce a green space network that accommo-
dates a variety of activities, draws activity from new  
development, and ties together City Center, Sandy 
Springs’ established neighborhoods, and existing 
open spaces.
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These goals underwent significant discussion and re-
finement with a variety of stakeholders and with the 
general public in a series of forums designed to ensure 
that the final plan represents the broad interests of the 
Sandy Springs community and a balanced approach. 

OUTCOmES
The master plan is intended to guide many individual 
actions in ways that achieve mutual benefits. The City 
has a central role in providing overall plan leadership 
and making strategic infrastructure investments, but 
the majority of new investment should come from 
private sources. The plan will create predictable condi-
tions and policies to help attract this investment. Plan 
illustrations that depict scenarios for reinvestment on 
private and public sites suggest, but do not prescribe, 
the form of new investment. New investment should be 
shaped not only by plan recommendations, but by the 
unique creative perspective each investor offers.

Application of the plan will help Sandy Springs achieve 
important benefits within approximately ten years:
•	 Reinforce	the	City	Center	as	an	attractive	place	to	live	

by establishing a series of internal neighborhoods 
with 1,500 or more units of new housing among them. 

•	 Expand	 Sandy	 Springs’	 retail	 offerings	 to	 include	
districts of restaurants and other pedestrian-
oriented businesses.

•	 Create	 civic	 facilities	 that	 draw	 the	 community	
together in shared activities and convey community 
identity.

•	 Foster	new	business	growth	spurred	by	an	expanded	
workforce, retail choices, and transportation 
options. 

•	 Improve	 the	 quality	 of	 traditional	 neighborhoods	
outside of the study area with new connections to 
City Center amenities and reduced development 
and traffic pressures.

 
PLAN ORGANIzATION
This document provides background on the public par-
ticipation process; describes the market analysis that ad-
vised planning decisions; outlines the resulting plan; and 
outlines implementation strategies to bring about the 
desired changes the plan identifies. Designed as a “living 
document,” the plan will evolve over time to meet chang-

ing conditions, but the basic values and goals within this 
document establish a firm target for future growth. The 
vision for greater community interaction, more green 
spaces, spontaneous fun, a unique local identity, and a 
connected, walkable core will guide Sandy Springs to-
ward creation of an attractive, competitive City Center 
in which all residents can take pride and enjoy. 

COmPANION LIvAbLE CENTERS  
INITIATIvE (LCI) PLAN
The creation of the City Center Master Plan created 
an opportunity to add more depth to the City’s Livable 
Centers Initiative (LCI) with partial funding through a 
grant from the ARC.
 
The City of Sandy Springs developed these plans with 
the help of a consultant team chosen for specific exper-
tise in key areas:
•	 Urban	design	and	planning:	Goody	Clancy	(project	

leadership)
•	 Transportation:	Kimley-Horn	and	Associates
•	 Commercial	market	analysis:	W-ZHA
•	 Housing	market	analysis:	Zimmerman/Volk
•	 Development	regulations:	Farr	Associates 

Roswell Road today (top) has inadequate sidewalks 
and crosswalks in many areas, making it an unpleasant 
pedestrian environment. The popular Sandy Springs 
Farmers Market (above) takes place weekly in the former 
Target store parking lot.

Improve what needS help, expand what worKS
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Sandy Springs City Center
Master Plan & LCI Update

Livable Centers Initiative
Study Area

City Center
Study Area

City-owned property

exhibit 1: City Center Master plan study area

LCI STUdy AREA

CITy CENTER STUdy AREA

CITy-OWNEd LANd
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Housing:	1,500	units	over	7–10	years
•		Lofts,	townhouses
•		55%	rental—many	under	way
•		45%	ownership—priority	around	City	

Green

potentIal for 8–10 blocKS of neIghborhood houSIng

mARKET-dRIvEN INvESTmENT OPPORTUNITy
The City Center Master Plan is built on the premise that 
market-driven private investment will spur economic 
growth	and	provide	community	benefits.	Housing	and	
commercial market analyses focused on opportunity 
over five to ten years. Multifamily housing emerged 
as the dominant market opportunity accounting 
for roughly 80-85% of likely mixed-use demand 

by floor area. Office, hotel and pedestrian-oriented 
retail constituted the remaining projected demand 
and would offer substantial benefits by generating 
pedestrian activity throughout the day and expand 
retail market demand. For further information, see the 
“Market Analysis” section beginning on page 2.

10-year	market	potential:
•	Retail:	120,000-200,000 SF—replaces	
underutilized	retail,	dining,	specialty	
stores

•		Hotel:	60	to	90	room	boutique	hotel—
distinct	from	current	hotels	in	market

•		Office:	28,000–83,000 SF—small	
tenants, emphasis on local customers and 
workforce

potentIal for 3–5 blocKS of walKable retaIl

Participants	in	an	October	4,	2012	Public	
Participation	Visual	Preference	Survey	
provided	their	thoughts	on	development	
precedents. The image at near right 
ranked	among	the	preferred	examples	for	
a residential neighborhood. The image at 
far	right	ranked	among	preferred	examples	
for	a	walkable	setting	with	shops	at	ground	
level	next	to	park	space	and	housing	above.

addIng up to a vIbrant neIghborhood
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CITy CENTER PLANNING PROCESS
The planning process included many opportunities for 
public participation. Solicitation and incorporation 
of ideas from the public helped ensure that the plan 
accurately represents the spectrum of priorities 

APRIL2012 2013AUGUSTJUNE OCTOBERMAY SEPTEMBERJULY NOVEMBER DECEMBER

assess
opportunity

confirm 
vision

develop 
concepts

document/
adopt plan

take 
action

April
Initial Stakeholder 
meetings

May 8
Public Opportunities 
and Challenges 
meetings

June 25–27
Public Vision 
workshops

August
Council, 
Planning 
Commission 
meetings on 
City Center 
location & 
partnership 
criteria

September 19
Draft Vision 
open house

December
Council action

October 4
Development Regulations 
workshop

November 6
Present final plan 
recommendations

October 30
Transportation workshop

among residents and other stakeholders who will 
play important roles in implementing the plan. The 
“Public Process” section that begins on page 6 includes 
additional information.
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PROPOSEd ILLUSTRATIvE mASTER PLAN
The master plan vision builds on a foundation of 
community values and market-based investment 
strategies. The concepts behind the plan grew out 
of public input; research and analysis of economic, 

transportation and urban design factors; and proven 
street and site design approaches. The “Master Plan 
Vision”	 section	 that	 begins	 on	 page	 11	 includes	
a detailed discussion of these concepts and their 
application to City Center.

JOHNSON	FERRy	RD
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ELEMENTARy	SCHOOL

RECREATION
CENTER

LIBRARy

CLIFTwOOD	DR CARPENTER	DR
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ELL	RD

uses
RESIdENTIAL

RETAIL

RETAIL bELOW OThER USE

OffICE

CIvIC/COmmUNITy

CIvIC GREEN SPACE

PRIvATE GREEN SPACE

PARKING STRUCTURE

PARKING LOT
N

Master Plan Goals
• Create unique, vibrant, 

walkable City Center.
•	 Catalyze	private	market-

driven investment.
•	 Create	appropriate	setting	

for a new civic facility.
•	 Create	a	system	of	
appropriate	infrastructure.

•		Introduce	active,	connected	
green	space	network.

Source: SANDY SPrINGS cItY couNcIl
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StrategIeS actIon StepS

create mixed-use neighborhoods designed for people.

1 �Define�neighborhoods 
within�City�Center.

•�Define�unique�neighborhoods�in�the�City�Center�character�area�based�on�their�
activities�and�appearance.�

2 �Bring�a�mix of 
activities�together.

•�Revise�City�Center�development�regulations�to�strongly�encourage�high�value�
mixed-use�development�while�accommodating�improved�single-use�development�
along�Roswell�Road.�

•�Develop�a�zoning�code�that�defines�coordinated�land�use�and�the�design�
standards�for�sites,�buildings�and�streetscapes.�

3 �Support�mixed-use�
neighborhoods�with�a�
network of walkable 
streets.

•�Define�a�range�of�street�types�according�to�their�function.�Use�the�street�type�
definitions�to�indicate�appropriate�land�uses�and�building/site�design�approaches�
along�them.�

•�For�each�street�type,�incorporate�characteristics�of�walkable�streets.
•�Refine�the�existing�road�layout�into�a�finer�grained�network�of�walkable�streets.�
•� Improve�streets�in�ways�that�enhance�mobility�for�both�vehicles�and�pedestrians:
•� Implement�an�access-management�strategy�to�improve�Roswell�Road�traffic�flow,�
pedestrian�safety�and�appearance.

•�Enhance�the�convenience�and�safety�of�bicycling�in�City�Center.
•�Accommodate�and�encourage�the�reduced�parking�and�driving�needs�associated�
with�mixed-use.�

•�Enhance�the�availability�and�convenience�of�transit�services.

4 Take�a cost effective 
approach to�utility�
infrastructure.

•�Manage�stormwater�using�new�retention�facilities�that�serve�whole�areas�within�
the�City�Center.�

•�Bury�or�relocate�overhead�utilities�where�cost�effective�benefits�to�property�value�
and�public�open�spaces�are�possible.�

•�Screen�the�power�substation�along�Hilderbrand�Drive�and�Mt.�Vernon�Highway.
•�Enable�installation�of�district�energy�infrastructure�such�as�cogeneration�facilities.

create places of community that serve all of Sandy Springs.

5 �Expand�Sandy�Springs’�
network�of�parks and 
greenways.

•�Create�a�City�Green�to�serve�as�a�center�of�community�activity�and�identity.�
•�Create�smaller�parks�and�plazas�throughout�City�Center�to�help�enhance�value�
and�sense�of�place.�

•�Create�green�network�connections�among�parks,�plazas�and�greenways.�

6 Attract�more�arts, 
cultural and civic 
events�to�City�Center.

•�Create�a�Civic�Facility�with�a�multipurpose�venue�that�can�accommodate�cultural�
events�as�well�as�city�government�activities.

•�Work�with�local�and�regional�arts�organizations�to�expand�programming.�

encourage investment.

7 Establish�a�clear,�
predictable process 
for development in�
City�Center.

•�Streamline�development�review�and�approval.
•�Create�public-private�partnerships�where�appropriate�to�enable�private�
development�investments.

•�Actively�promote�investment�opportunities�to�potential�developers,�businesses�
and�residents.�Work�with�the�Sandy�Springs�Chamber�of�Commerce�and�other�
organizations�to�promote�City�Center’s�new�opportunities�and�identity.�Recruit�
businesses,�developers�and/or�others�who�would�who�would�add�value�to�the�mix�
of�uses�in�City�Center.

8 Continue�to�focus�on�
key roswell road 
improvements.

•� Improve�infrastructure�by�redesigning�intersections,�burying�electrical�distribution�
lines,�synchronizing�traffic�flow,�and�adding�medians�where�possible.

•�Unlock�business�and�property�reinvestment�with�incentives.
•�Rebrand�Roswell�Road�as�the�City�Center’s�gateway.

ImPLEmENTING ThE  CITy CENTER mASTER PLAN
Eight strategies arranged within three themes lay out 
specific action steps the City and other stakeholders 

should take to make progress on fulfilling the City 
Center	Vision.	The	“Strategies”	section	that	begins	on	
page 20, describes the action steps in greater detail.
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Methodology

The process of creating the City Center Master Plan be-
gan in early spring 2012 with commencement of work 
by the City’s master planning team. The process incor-
porated input from a variety of sources: 
•	 Market analysis specific to the City Center study area, 

including:
>	 Housing	market	 analysis	 of	 demographic	 shifts	

to identify the emerging market for living in a 
City Center setting.

> Commercial market analysis with attention to re-
tail, office and hotel uses in walkable settings.

> Economic analysis with close attention to the 
value and market potential of specific parcels in 
the study area, helping to identify development 
densities, parking configurations, building types 
and other characteristics that both represent at-
tractive investment opportunities and support 
the City Center as a whole through appropriate 
design and character.

•	 public engagement in a variety of formats:
> Multiple public meetings, each incorporating 

opportunities for direct input in small groups 
and one-on-one settings, were held throughout 
the planning process. Initial meetings identified 
community opinion on the core opportunities 
and challenges Sandy Springs faces in the City 
Center study area. Other workshops informed 
stakeholders about market, transportation 
and urban design conditions and invited them 
to collaborate on visions for the study area. 
Subsequent meetings shared vision scenarios for 
feedback. 

> A website documenting the planning process: 
http://sandyspringscitycenter.com/.

> Ongoing meetings with key stakeholders. 
> Close coordination of the planning process with 

City management.

•	 urban design analysis and development scenario testing, 
focusing on these principles: 
> Design characteristics of streets and buildings 

that make streets truly walkable.
> Combinations and proximities of land uses such 

as housing, stores and offices that support each 
other (i.e., connecting jobs and housing, and 
helping retail businesses tap multiple markets); 
that make efficient use of infrastructure (streets, 
parking, parks, etc.); and that keep public spaces 
active and interesting weekdays, weeknights and 
weekends alike.

> Building and site development approaches that 
are market-based and tested to confirm economic 
feasibility.

> Identification of sites for open space, cultural fa-
cilities and civic offices based on relevant prec-
edents and past City study of office space needs.

> Careful analysis of existing conditions to deter-
mine which sites would most likely develop over 
what timeframe. This analysis, in turn, helped de-
termine the priority of coordinated investments 
in development, infrastructure and placemaking.

> Planning approaches that make efficient use of 
energy, water, land and other key resources.

•	 analysis of the study area’s street network, including:
> Current and future traffic flow.
> Existing and missing connections within the 

City Center and to key destinations outside the 
district.

•	 analysis of the study area’s utilities infrastructure, 
including:
> Strategies for implementing district-based 

stormwater management.
> Strategies for improving the appearance of 

overhead utility lines.
This plan integrates all of this information into a coher-
ent set of strategies. 
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The	 analysis	 employed	 Zimmerman/Volk	 Associates’	
proprietary target-market methodology to assess 
the depth and breadth of potential demand. This 
approach has proved particularly effective in defining 
housing potential. It takes into account not only 
basic demographic characteristics, such as household 
income and age, but also less frequently examined 
attributes, such as mobility rates, lifestyle patterns, and 
household compatibility.

overview
The planning team carried out analyses of both the 
housing and commercial markets in the study area 
to build a clear picture of market opportunities. Both 
stakeholder outreach and data guided these efforts. 
Analysis focused on opportunities over the next five to 
ten years, beyond which predictions are typically dif-
ficult to make. A straight line extrapolation of the five 
to ten year results can produce a reasonable projection 
of potential 25-year demand. In addition, the team 
prepared sample pro formas for prototypical redevel-
opment projects on representative sites to determine 
feasible development densities and the formats most 
likely to attract developer interest. 

Multifamily housing emerged as the dominant market 
opportunity, accounting for roughly 80–85% of likely 
mixed-use demand by floor area. This housing would 
contribute significantly to the City’s goals for City Cen-
ter by imparting a stronger sense of neighborhood, 
increasing retail demand, supporting business growth 
by adding workforce, and improving fiscal returns for 
the City. Office and hotel space together could make 
up,	 roughly,	 another	 5–10%	of	 likely	 demand.	While	
modest, these uses would create substantial benefits 
by generating daytime pedestrian activity and ex-
panding retail demand, while allowing complemen-
tary sharing of parking and street infrastructure with 
housing. Pedestrian-oriented retail space could make 

up the remaining 5–10% of likely demand, with em-
phasis on unique eating establishments. The market 
analysis identified feasible development opportunities 
that helped shape the vision process, concept plan and 
strategies described later. 

Housing
bASE mARKET ANALySIS
The master plan team conducted an analysis of hous-
ing-market potential in the study area. The analysis 
combined long-term demographic trends and key pre-
dictors of demand in emerging markets for walkable 
mixed-use neighborhoods (see Exhibit 2 on page 3). 
This analysis assumes that City Center will develop as 
a walkable mixed-use district with a sufficient range of 
housing types (described later) to be a neighborhood 
and not just a string of isolated developments. In the 
absence of this key condition, the analysis projects 
much lower demand. Quality transit service, neigh-
borhood oriented retail, parks and similar amenities 
would enhance housing demand within City Center.

The analysis determined that:
•	 Market	opportunity	exists	 for	approximately	1,155	

housing units over five years, with sustained de-
mand beyond that for as many as 1,500 units over 
ten years.

•	 The	market	 would	 absorb	 1,155	 units	 at	 a	 rate	 of	
approximately 231 units per year, not including 
turnover. 

•	 A	varied	mix	of	unit	 types,	sizes	and	prices	would		
generate	 the	 strongest	 market	 response.	 While	
households from across the age spectrum are inter-
ested in living in City Center, younger singles and 
couples account for more than 85% of the market 
potential. 

•	 New	housing	should	reflect	a	balance	of	rental	and	
ownership units, recognizing that each type has a 
valuable role to play in supporting City Center as 

Market analysis
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a desirable place to live. The rental and ownership 
components of market potential share a desire for 
high quality housing located within convenient 
walking distance of good choices for shopping and 
dining, parks and transit. The rental component 
in particular, reflects growing interest in rental by 
households that may have the means to purchase a 
home but choose to rent to maintain more options 
for where to live and/or in response to a perception 
that ownership may offer only limited financial re-
ward. In the near term, most new housing develop-
ment (roughly two-thirds over the next five years) 
will likely take the form of rental housing due to 
strong market demand and the availability of devel-
opment financing. Developer interest in ownership 
housing appears likely to strengthen as financing 

nuMBeR % of total MaRket-entRy Base unit sizes Rent/pRiCe peR sf

Rental lofts/apartments 790 68% $825–$2,300 per month 550–1,500 SF $1.33–$1.56

Ownership lofts/apartments 150 13% $150,000–$350,000 800–1,800 SF $174–$198

Ownership townhouse/rowhouses/live-work 215 19% $215,000–$375,000 1,200–2,200 SF $170–179

total 1,155
DATA SOURCE: ziMMeRMan/volk assoCiates, inC. 2012

exhibit 2: Housing Market within City Center study area (5 Years)

tiMefRaMe
new units 

(CuMulative)
new 

Residents* new HousinG unit type distRiBution

Existing (2010) 150 225

5 years (2017) 1,265 1,930 • Rental lofts/apartments 68% 
• Ownership lofts/apartments 13% 
• Ownership townhouses/row houses/live-work 19%

10 years (2022) 1,650 2,439

• Rental lofts/apartments 50-65%;  
• Ownership lofts/apartments 15-25%;  
• Ownership townhouses/row houses/live-work 15-25%

15 years (2027) 2,340 3,547

20 years (2032) 3,150 4,654

25 years (2037) 3,900 5,761

* These figures assume an average of 1.5 new residents per new dwelling unit.
DATA SOURCES: FUTURE HOUSING PROJECTIONS, ziMMeRMan/volk assoCiates, 2012; EXISTING HOUSING UNIT COUNT, Goody ClanCy, 2012

exhibit 3: projected 25-year Housing profile of City Center study area

sources recover from the recession. As the City acts 
to promote housing development on its property at 
the heart of City Center, it may need to place special 
emphasis on ownership housing to ensure that this 
form of housing has enough presence to balance the 
rental component. 

PROJECTEd 25-yEAR hOUSING PROfILE IN ThE 
CITy CENTER STUdy AREA
Longer-term projections assume that demand will con-
tinue at a similar level for up to fifteen years beyond 
the initial timeframe because the demographic trends 
driving the market projections will likely continue over 
that period. In addition, once established, a desirable 
City Center neighborhood will likely create new de-
mand as people experience its sense of community, 
amenities and design (see Exhibit 3, below).
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Retail/office/hotel
SUmmARy Of fINdINGS 
Projections of market potential and associated new 
employment include an estimate for 25 years based on 
extrapolation of ten-year projections (see Exhibit 4 be-
low). 
•	 Retail: Market potential exists for 120,000 to 200,000 

square feet (SF) of pedestrian-oriented retail beyond 
existing retail over ten years. Principal types of 
retail within this demand include restaurants, coffee 
houses and specialty stores. To be successful, these 
businesses should be grouped in areas with adjacent 
retail storefronts, a walkable sidewalk network 
extending across multiple blocks, and a mixture 
of complementary uses, including housing and 
workplaces. Careful tenant selection should offer 
retail options that mark City Center as distinct from 
nearby retail centers.

•	 Hotel: Over ten years, the City Center could support 
a 60 to 90 room boutique hotel with a brand that sets 
it apart from other choices now in the market area. 
This potential exists independently of hotel market 
demand that may exist elsewhere in Sandy Springs. 

City Center would offer a unique setting for such 
a boutique hotel compared to other locations in 
the City or Perimeter area, which lack its walkable, 
amenity rich environment. 

•	 office: Market potential exists for approximately 
28,000 to 83,000 SF of office space geared to small 
business tenants over ten years. Businesses focused 
on providing services to the local community 
and businesses drawing a significant number 
of employees from Sandy Springs would likely 
represent the prevalent tenants. Although relatively 
high office vacancy rates would normally discourage 
new office construction, the unique amenities of the 
walkable, mixed-use City Center would carve out 
a distinct market position that could support this 
modest level of development. 

•	 employment: Commercial development projections 
imply the creation of about 580 to 1,120 new jobs in 
the study area over the next ten years.

Methodology
Three sources of information frame the commercial 
market analysis: local fieldwork, third-party sources 

Retail, RestauRants, etC. offiCe Hotel

tiMe-
fRaMe squaRe footaGe sales JoBs squaRe footaGe JoBs RooMs JoBs total JoBs*

Existing 
(2010)

1,707,000** $300 million** 4,800** 477,000** 1,275** 0 0 6,075**

pRoJeCted GRowtH By five-yeaR peRiod (CuMulative additions to 2010 fiGuRes foR eaCH CateGoRy)

5 years 
(2017)

60,000–120,000 $25–45 million 225–450 14,000–41,500 50–175 275–625

10 years 
(2022)

120,000–200,000 $45–75 million 450–750 28,000–83,000 100–325 60–90 30–45 580–1,120

15 years 
(2027)

165,000–275,000 $65–110 million 625–1,025 42,000–125,000 175–500 60–90 30–45 830–1,570

20 years 
(2032)

210,000–350,000 $80–135 million 800–1,325 56,000–166,000 225–675 120–180 60–90 1,085–2,090

25 years 
(2037)

255,000–425,000 $100–165 million 950–1,600 70,000–208,000 275–825 150–225 75–115 1,300–2,540

*Job figures represent estimates based on typical employee counts per unit of floor area. 
**Existing (2010) sales and job figures assume 25% vacancy.
DATA SOURCES: EXISTING DEVELOPED FLOOR AREA, Goody ClanCy; FUTURE DEVELOPED FLOOR AREA AND SALES PROFILE, w–zHa, USING JOB-PROJECTION DATA FROM aRC

exhibit 4: projected 25-year Commercial development and employment profile of City Center study area  
(Extrapolated From 10-Year Commercial Market Potential)
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and	personal	 interviews.	W-ZHA	fieldwork	 evaluated	
existing office supply in Sandy Springs and the 
competitive market area. Data from third-party sources 
steered the discussion of existing conditions and future 
opportunities. The major sources for this information 
were:
•	 Employment	 trends	 and	 projections	 by	 industry:	

U.S.	 Census,	 Atlanta	 Regional	 Commission,	
Moody’s economy.com

•	 Office	supply	data:	Colliers	International,	Dorey’s
•	 Hotel	performance	data:	Smith	Travel	Research

In	addition	to	analyzing	market	data,	W-ZHA	conduct-
ed interviews with real estate brokers, property manag-
ers and developers. These person-to-person and tele-
phone interviews provided valuable insights into the 
nuances of the local office and hotel markets.

development feasibility 
The feasibility analysis, built on sample development 
project pro formas, indicated that multifamily hous-
ing development with density of 40 to 50 units per net 
acre (measured without streets) represents the range of 
strongest development feasibility. This density translates 
into building heights of four to six stories and parking 
configurations of 30-50% surface spaces and 50-70% 
spaces located beneath buildings (“tuck under spaces”) 
or one level of structured parking above grade or adja-
cent to sloping topography. Lower densities fail to add 
enough site value to cover assumed land costs; higher 
densities require more structured parking, whose costs 
begin to diminish the value created by each additional 
unit and reduce investment return. This analysis inten-
tionally relied on conservative assumptions, however, 
and anecdotal accounts suggest that additional struc-
tured parking might work economically, possibly in-
creasing densities to 60 units or more per acre. 
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public process

Well designed 
arts destination

A place to 
come to, not 

through

Cohere 
existing assets, 
build on them Integration and 

walkability

Sandy 
Springs 
identity 

crisis

Gathering 
spaces

Cultural 
presence

More
people

living here

Quality 
restaurants

Places for 
positive 
change

Keep farmers 
market –  

enhance it

Civic center uses – 
arts, entertainment, 

recreation – not 
police station

More green 
space

Representative comments from the thoughts, opinions, 
and vision statements produced by members of the 
community.

exhibit 5: thoughts, opinion, and visions from the Community

The planning process included many opportunities for 
public participation with an eye toward representing 
the breadth of ideas and priorities in the recommenda-
tions. Incorporating public input will help build sup-
port from residents and other stakeholders, who will 
play important roles in implementing the plan. 

•	 a series of public meetings, created opportunities 
for public input in small group and one on one 
settings. Meetings designated below as “two 
sessions” repeated the same agenda at morning 
and evening times to expand the opportunity for 
participation. 

> defining opportunities and Challenges, May 8 (two 
sessions): Meeting included a project overview, 
facilitated breakout groups and a survey 
questionnaire filled out by participants.

> Background factors of Growth and Change workshop, 
June 25: Meeting presented the housing market 
analysis, transportation analysis, and people-
focused planning and design approaches. 

> City Center vision workshop, June 26 (two sessions): 
Workshop	 included	 facilitated	 breakout	 group	
exercises defining strategies and mapping 
improvements in the study area.

> vision open House, June 27: Day-long informal work 
session with one on one discussion opportunities 
with planning team members. 

> draft vision presentation and open House, September	
19: Informal session with periodic presentations 
of the City Center Master Plan concept scenarios, 
single-topic breakout groups, opportunity for 
one on one discussion with planning team 
members and a survey questionnaire filled out by 
participants. 

> development Regulation strategies, October 4:  
Meeting included an overview of existing zoning 
policies and potential alternate tools for devel-
opment review, an image preference survey, and 
discussions of building and street character ap-
propriate for three types of areas: walkable mixed-

use development with ground floor retail; Roswell 
Road; and predominantly residential areas.

> transportation analysis and strategies, October 30: 
Meeting presented potential traffic impacts 
of mixed-use redevelopment and strategies 
to adequately accommodate future needs by 
expanding transportation options, concluding 
with breakout group discussions on specific 
transportation topics.

> draft Master plan presentation at City Council workshop, 
November 6: Overview of Master Plan concepts 
and recommendations including strategies for 
green space and the Roswell Road corridor. 

> draft Master plan open House, November 13: Public 
opportunity to view and comment on draft 
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The public process included presentations, small group exercises and individual preference surveys.

exhibit 6: public involvement through Community Meetings

Master Plan (shown in Exhibit 9 on page 10).
•	 a website documenting the planning process, http://san-

dyspringscitycenter.com/, promoted process trans-
parency by hosting material discussed at the public 
meetings and providing surveys for online input. 
The site received more than 4,800 visitors, including 
3,280 new visits through November 28, 2012; almost 
80% of the traffic originated on the City’s website or 
Facebook page.

•	 Meetings with key stakeholders, including:
> Property and business owners (for example, the 

Main Street Alliance)
> Business promotion organizations (for example, 

the Sandy Springs/Perimeter Chamber of Com-
merce and Perimeter Community Improvement 

Districts)
> Neighborhood representatives (for example, the 

Sandy Springs Council of Neighborhoods and 
Sandy Springs Conservancy)

>	 Homeowners’	associations
> Developers
> Sandy Springs Planning Commission 
> Economic Development Advisory Committee
> Sandy Springs elected and appointed officials
> Partner government agencies (for example, 

GDOT and MARTA) 
•	 Close coordination of the planning process with City 

management staff.
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Each	of	these	scenarios	includes	a	Civic	Facility	
building	next	to	public	green	space	(shown	as	 c ). 
Responding	to	community	interest,	the	Civic	Facility	
would	serve	foremost	as	a	place	for	cultural	and	other	
community	activities	as	well	as	house	City	office	space.	
In	concept,	the	Civic	Facility	would	include	a	hall	that	
could	accommodate	performances,	lectures	and	City	

Council	and	other	public	meetings.	The	facility	would	
also	include	spaces	for	smaller	community	meetings	
and	events.	Scenarios	A,	B	and	D	site	the	Civic	
Facility	to	support	community	activities	on	adjacent	
green	space;	in	Scenario	C,	the	facility	complements	
adjacent	retail	activity	and	Heritage	Green.

Scenario A Scenario B

Scenario C Scenario D

exhibit 7: initial development scenarios

c c

c

c

These scenarios illustrate alternative approaches to locating the Civic Facility and City Green based on input from the  
City and the public. They framed the development of the near-term plan in Exhibit 8, page 9.
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The near-term plan evolved from public reaction to the initial development scenarios (Exhibit 7 on page 8). It combines 
features from those scenarios into one vision showing near-term investments that would do the most to attract further 
reinvestment. Exhibit 19 (page 47) shows a long-term development scenario for the entire City Center, and Exhibit 20 
(pages 48-49) shows how development might progress over time based on the initiative of individual property owners. 

exhibit 8: near-term plan
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Goody Clancy surveyed the community following the 
introduction of the draft master plan in September 2012 
and in November 2012. Community members filled 
out paper surveys at the September 19 public meeting 
and had access to an electronic version of the same sur-
veys posted on the City’s website. These graphs show 

suRveys ReCeived tHRouGH 
nov. 21 (APPROX. 80)

initial suRveys  
ReCeived (APPROX. 40)

strongly agree
agree

disagree
strongly disagree

exhibit 9: public surveys for the preliminary Master plan

Community vision 
The	five	 community	 vision	principles	accurately	 capture	
the	main	goals	Sandy	Springs	community	members	have	
expressed	for	City	Center.	

walkable development focus areas
Appropriate	 development	 in	 the	 focus	 areas	 identified	
will	 generally	 do	 more	 to	 catalyze	 further	 City	 Center	
reinvestment	than	will	development	in	other	areas.

vision illustrations
The	 range	 of	 before/after	 illustrations	 show	 a	 series	
of	 City	 Center	 opportunities	 that	 are	 both	 inspiring	
and	 achievable.	The	 types	 of	 activities	 and	 the	 scale	 of	
buildings,	streets	and	parks	look	appropriate.

development incentives
Public	 investment	 supporting	 City	 Center	 development	
projects	 is	 justifiable	 if	 the	 investment	 results	directly	 in	
compelling	long-term	public	benefits—such	as	public	park	
or	 parking	 infrastructure—as	 well	 as	 economic	 growth	
within	 a	 reasonable	 timeframe	 and	 per	 Master	 Plan	
criteria.

action strategy Balance
The	draft	action	strategies	effectively	cover	the	range	and	
depth	of	areas	where	plan	implementation	needs	to	focus.

60%
32%

8%

61%26%

13%

47%

25%

19%

9%

42%

29%

19%

10%

61%31%

8%

55%28%

12%

5%

61%
26%

11%
2%

62%25%

8%

5%

60%
32%

3% 5%

51%40%

6% 3%

that the percentage of residents who strongly agreed 
with the ideas in the plan held steady or increased as 
the plan evolved.
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COmmUNITy vISION: A fOUNdATION  
IN COmmUNITy vALUES ANd PROvEN 
INvESTmENT STRATEGIES
The City Center Master Plan concepts emerged from a 
combination of public input; research on and analysis 

Master plan vision

of economic, transportation and urban design fac-
tors; and proven approaches to street and site design. 
The plan continues to build on the community vision 
identified during public meetings.
 

COmmUNITy vISION: PROmOTE 
COmmUNITy INTERACTION  
Safe and welcoming to all residents

Plan response
•	 A	wide	variety	of	activities:	culture,	

recreation,	shopping,	dining,	working	
and	living	that	draw	the	entire	Sandy	
Springs	community	together.

•	 Consistent	presence	of	windows	and	
doors	facing	streets	keep	them	visible	
and	safe.

•	 Walkable	streets	and	convenient	parking	
that	are	safe	and	inviting	knit	the	City	
Center	together	and	tie	it	to	surrounding	
Sandy	Springs	neighborhoods.

COmmUNITy vISION: ExPANd 
GREEN SPACES  
Destination parks, neighborhood links, 
a network serving the City

Plan response
•	 A	signature	City	Green	accommodates	

diverse	activities	from	farmers	markets	
to	concerts	to	Frisbee	games.	Active	
restaurants,	shops	and	cultural	
destinations	line	the	Green.

•	 A	series	of	smaller	green	spaces	
provides	an	amenity	and	identity	for	
subneighborhoods	within	City	Center.

•	 A	network	of	safe,	welcoming	sidewalks,	
bike	lanes	and	multiuse	recreational	
paths	connect	City	Center	with	
surrounding	neighborhoods.
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COmmUNITy vISION: INvITE SPONTANEOUS fUN 
Arts, Culture, Activity

Plan response
•	 A	destination	cultural	venue	with	programming	

welcomes	all	Sandy	Springs	residents	and	visitors.

•	 A	concentration	of	residents,	workers	and	visitors	keeps	
City	Center	active	weekdays,	weeknights	and	weekends.

•	 Public	streets,	parks	and	plazas	invite	walking,	outdoor	
dining,	recreation	and	other	visible	activity.

COmmUNITy vISION: NURTURE UNIqUE LOCAL 
IdENTITy 
Civic, Business, Community

Plan response
•	 A	unique	sense	of	place	formed	through	a	walkable	

setting,	varied	topography,	and	thoughtful	grouping	of	

activities	provides	City	Center	a	distinct,	high-value	market	
profile	relative	to	other	development	in	the	region.	

•	 Zoning	and	design	guidelines	encourage	buildings	to	
frame	distinctive,	attractive	streets.

•	 Civic	identity	grows	from	the	shared	experiences	Sandy	
Springs	residents	can	enjoy	in	City	Center.
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COmmUNITy vISION: mAKE IT WALKAbLE 
Inviting, Connected, Healthy

Plan response
•	 Buildings	create	walkable	streets	with	active	retail	and	

other	uses	at	ground	level,	human-scaled	design	and	
numerous	occupants.

•	 A	mix	of	activities	and	destinations	line	walkable	streets,	

making	walking	convenient	and	fun.
•	 On	street	parking	shields	pedestrians	from	traffic	and	

provides	convenient	access	to	retail.	Occupied	buildings	
screen	off	street	parking	from	principal	walking	streets.	

•	 City	Center	offers	easy	access	to	transit	services	that	
conveniently	and	economically	connect	the	district	with	
the	metro	Atlanta	region.
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Vision concepts: Walkable streets

c

b

a

A | bluestone Road: Promenade connecting centers of activity

Community 
interaction

Frame green 
space

New bike 
facilities

TodayCoNCEPT

These illustrations suggest how existing City Center 
locations could change to support the community 
vision with a more walkable setting. Important char-
acteristics and qualities for walkable streets include:
•	 Safe	for	pedestrians,	bicyclists	and	seniors
•	 Attractive	street	environment
•	 Slower	traffic	that	encourages	walking
•	 On-street	parking	for	easy	access	to	parks	and	

businesses

Long-term 
Illustrative 
Development 
Scenario
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C | mount vernon: Walkable, bikeable connection the City Green

Streets for bikes, 
pedestrians and cars

Space for 
farmers market

CoNCEPT

Today

b| bluestone Road: New connection to City Green

Mix of uses 
activates sidewalks

Terraced 
green space

Dining and 
lofts with views

Prominent 
crosswalks

TodayCoNCEPT
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b

c

a

Vision concepts: Mixed uses

A | bluestone Road at City Walk: A new main Street

Buildings 
frame street

Outdoor dining 
brings life to street

TodayCoNCEPT

These illustrations suggest how existing City Center 
locations could change to support the community 
vision with a broader and better integrated mix 
of uses. Important characteristics and qualities for 
mixed-use development include:
•	 Convenience
•	 Distinctive	visual	appeal
•	 Desirable	residential	and	business	location

Long-term 
Illustrative 
Development 
Scenario
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b | Sandy Springs Circle: Transformed into a neighborhood street

Balconies & 
porches provide 
“eyes on street”

Housing and stores/
restaurants create 

activity throughout day

Multiuse path 
network connects 

City Center

Today

CoNCEPT

C | Johnson ferry Road and Roswell Road: 
Walkable center for civic, hotel, business and retail activity

New boulevard on 
Roswell Road

Civic visibility 
and prominence

CoNCEPT

Today

Civic building 
includes other 

public amenities
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b

a

c

Vision concepts: Public squares

A |  City Green: Activated by retail, dining,  
cultural and civic events, and residents 

Green lawn activated 
by event space, 
farmers market

Civic facility 
emphasizes importance 

of community

Adjacent retail and 
dining adds evening/

weekend activity

CoNCEPT Today

These illustrations suggest how existing City Center 
locations could change to support the community 
vision with active public parks and squares. Impor-
tant characteristics and qualities for public places in 
City Center include:
•	 Safe	for	pedestrians,	bicyclists,	 

and seniors
•	 Attractive	street	environment
•	 Slowed	traffic	that	encourages	walking
•	 On-street	parking	for		easy	access	to	parks	and	

businesses

Long-term 
Illustrative 
Development 
Scenario
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b |  Triangle Green: Center of community identity at the historic crossing of 
Roswell Road, Johnson ferry Road and mt. vernon highway

Inviting spaces 
for community 

interaction

Civic spaces 
enlivens 
green

Multiuse trail connects 
residents, neighborhoods 

to City Center

CoNCEPT Today

C | Smaller greens and squares add amenity and sense of place 
throughout the City Center

Smaller green spaces 
spread throughout 

City Center

Public art adds 
unique local 

character

CoNCEPT
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ThEmE: CREATE mIxEd-USE NEIGhbORhOOdS 
dESIGNEd fOR PEOPLE

strategy 1: define neighborhoods within City Center. Creating 
distinctive places amid the relatively anonymous char-
acter of much of the study area’s commercial landscape 
will attract market interest for higher value develop-
ment and provide the clearer sense of identity that 
Sandy Springs residents seek. This approach will also 
enhance quality of life and value in established residen-
tial neighborhoods in several ways:
•	 Focusing	 compact,	 high	 value	 development	 in	 ex-

isting commercial areas will minimize development 
pressures on traditional neighborhoods.

•	 A	 compact,	 mixed-use	 development	 approach	 in	
commercial corridors will minimize traffic impacts 
throughout Sandy Springs and expand ways to travel 
to adjacent neighborhoods, including walking, 
using transit and biking.

•	 A	 critical	 mass	 of	 mixed-use	 development	 will	
create a vibrant downtown environment that Sandy 
Springs residents can enjoy during the day, in the 
evenings, and on weekends.

•	 Adjacent	 neighborhoods	 will	 enjoy	 easy	 access	 to	
new retail, park and cultural amenities thanks to 
better connections that discourage cut-through 
traffic. These connections will include walking and 
biking routes as well as new public parking that 
lets residents park in one place to reach multple 
destinations. This improved access to amenities will 
increase property values in Sandy Springs, especially 
in places within walking distance of City Center.

•	 New	housing	attracting	younger	singles	and	couples	
will, over time, expand the market of people 
interested in purchasing traditional single-family 
homes in established Sandy Springs neighborhoods.

•	 Expanding	 the	 range	 of	 housing	 options	 will	 give	
current households opportunities to shift to a 
different type of housing that responds to changing 
life-cycle needs without having to leave the 
community. 

strategies

stRateGy suMMaRy

tHeMe: CREATEd mIxEd-USE 
NEIGhbORhOOdS dESIGNEd fOR PEOPLE

strategy 1:	Define	neighborhoods	within	City	
Center.
strategy 2: Bring a mix of activities together.
strategy 3:	Support	mixed-use	neighborhoods	
with a network of “walkable streets.”
strategy 4: Take a cost-effective approach to 
utility infrastructure.

tHeMe: CREATE PLACES Of COmmUNITy 
SERvING ALL Of SANdy SPRINGS

strategy 5:	Expand	Sandy	Springs’		network	of	
parks and greenways.
strategy 6:	Attract	more	arts,	cultural	and	civic	
events to City Center.

tHeMe: ENCOURAGE INvESTmENT

strategy 7:	Establish	a	clear,	predictable	process	
for development in City Center.
strategy 8: Continue to focus on key Roswell 
Road improvements.

This chapter outlines the actions that will do the 
most to realize the community vision for City 
Center. The actions are organized as a series of 
eight strategies that fall into three major themes; 
a summary of the actions and themes appears 
below. The strategies reinforce one another, so 
they should be pursued in parallel. They will 
provide clear guidance for City actions while 
giving the City enough flexibility to accommodate 
unforeseen opportunities and challenges.
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•	 Mixed	income	housing	choices	provide	opportuni-
ties for a broader array of residents and families to 
join the diverse downtown community.

aCtiOn steps 

Define unique neighborhoods within City Center accord-
ing to their activities and appearance (see Exhibit 10, page 
22, and Strategy 2, page 23).
•	 City Center, with six component neighborhoods 

along two pairs of street corridors including:
> City green (Sandy Springs Circle/Bluestone 

Road corridor). A multipurpose City Green 
accommodating the farmers’ market, festivals, 
and other community events (and enlivened 
daily by adjacent dining, housing and a cultural 
center), will anchor this neighborhood at City 
Center’s highest point. Street connections linking 
the neighborhood to all corners of Sandy Springs 
make this an especially important focus of civic 
activity and identity. 

> Heritage green (Sandy Springs Circle/Bluestone 
Road corridor). An active area combining the 
events	 and	 tranquility	 of	 Heritage	 Green	 with	
an intense retail “main street” reviving the City 
Walk	 development.	 Significant	 new	 housing	 at	
City	Walk,	an	extension	of	Bluestone	Road	north	
of	Hilderbrand	Drive	 to	 connect	 with	 the	 City	
Green, and development on other sites will bring 
activity to the neighborhood and tie it securely 
into nearby housing, existing and new. 

> gateway west (Sandy Springs Circle/Bluestone 
Road corridor). A redeveloped north edge of 
Hammond	 Drive	 will	 join	 existing	 housing	
and staged redevelopment of large sites to the 
south to create a distinct and highly accessible 
neighborhood. New cross streets and improved 
sidewalks and crosswalks can transform this 
auto-dominated corridor into a place for people. 

> trail CrOssing (Roswell Road/Boylston Drive 
corridor).	 Welcoming	 new	 sidewalks,	 bike	
facilities and pedestrian-oriented buildings 
along	 Mount	 Vernon	 Highway	 and	 Johnson	
Ferry Road link this neighborhood to the Sandy 
Springs Circle/Bluestone Road Corridor and the 

larger city. Intersection investments and green 
space on the “triangle” set the stage for high value 
development on sites to the north and south, 
transforming Roswell Road into a fitting gateway 
for a walkable City Center. The smaller scale 
and	 light	 traffic	along	Hilderbrand	Drive	create	
good opportunities for property and business 
reinvestment that support walkability, whether 
at modest scale in existing buildings or at larger 
scale with more significant redevelopment.

> HaMMOnd CrOssing (Roswell Road/Boylston 
Drive corridor). Improved pedestrian facilities 
along and across Roswell Road, and new housing 
east of the road, establish a mixed-use neighbor-
hood that will grow along Roswell Road, Boylston 
Drive,	 and	 new	 east-west	 connections.	 Highly	
visible and accessible sites with exceptional views 
offer some of the most valuable development op-
portunities in City Center. 

> gateway east (Roswell Road Corridor). 
Walkable	north-south	connections	along	Roswell	
Road and Boylston Drive will introduce a richer 
mix of uses to this important gateway close to I-285 
and create a comfortable transition from highway 
scale	to	pedestrian	scale.	High	value	commercial	
development could occur in a format that takes 
advantage of the combination of convenient I-285 
access and a walkable, amenity-rich setting.

•	 the corridors. Both the Sandy Springs Circle/
Bluestone Road corridor and the Roswell Road/
Boylston Drive corridor provide a helpful 
combination of parallel streets offering opportunities 
for both walkability and convenient auto access. Of 
these, Bluestone Road offers the best opportunity to 
create a strong, positive near-term impact by pairing 
new mixed-use development with park space on 
opposite sides of the street. The other three corridors 
all offer good opportunities for incremental 
introduction of mixed-use development and more 
walkable conditions. The pairs of corridors will 
depend on walkable east-west connections among 
them,	 starting	 with	 Johnson	 Ferry	 Road,	 Mount	
Vernon	 Highway,	 Hilderbrand	 Drive	 and	 Sandy	
Springs Place, and expanding to other streets.
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exhibit 10: Character areas
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Unique Character Areas help define distinct places within the study area.
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•	 north gateway. The northern portion of the 
Roswell Road corridor offers opportunities for 
small business close to City Center’s amenities and 
workforce, and opportunities to reaccommodate 
valued auto-oriented uses that are less desirable 
in the heart of City Center. Building reinvestment 
and redevelopment along Roswell Road should 
emphasize features that enhance the safety and 
appeal of walking. New walking connections could 
link neighborhoods across Roswell Road to each 
other and to amenities.

•	 abernathy. The east-west parkway adds additional 
destination park amenities, biking and walking 
connections to a variety of neighborhoods and an 
important opportunity to route through traffic 
around City Center. Encouraging mixed-use 
redevelopment around the crossroads of Abernathy 
and Roswell Roads would enhance its identity and 
value with an expanded range of housing choices, 
higher education and continued retail presence. 

strategy 2: Bring a mix of activities together. Mixed-use de-
velopment offers a number of advantages that support 
the master plan vision principles:
•	 Places	stay	active	weekdays,	evenings	and	weekends	

alike. This will keep City Center welcoming and 
safe while supporting retail businesses with a more 
diverse customer base.

•	 Investors	can	tap	into	a	variety	of	markets,	depending	
on where the strongest opportunities exist. This will 
help maintain ongoing investment in the study area 
during inevitable market cycles. 

•	 Mixed	uses	can	efficiently	share	infrastructure.	For	
instance, stores, offices and housing have different 
peak times of occupancy through the day and week, 
meaning they can share parking spaces and spread 
out their traffic demands out over time. As a result, 
less road and parking infrastructure is necessary 
than for single-use development. This saves land and 
money while promoting economic development. 

•	 People	can	conveniently	walk	among	many	different	
activities. It is possible to walk from home to a 
restaurant, or among multiple shops, reducing 
the number of car trips, increasing the appeal of 
walking, and further reducing need for road and 
parking capacity.

On some sites, particularly along Roswell Road, single-
use commercial development and/or reinvestment in 
existing commercial properties will likely prove more 
feasible than mixed-use development in the near 
term. Relatively higher commercial property values 
make it harder for mixed-use development to generate 
sufficient economic returns, and creating the larger 
parcels mixed-use buildings typically require presents 
a challenge, given the small parcel sizes in some areas. 
As a result, Sandy Springs should encourage mixed-
use redevelopment along Roswell Road, but it should 
also welcome single-use development or property 
renovation that enhances walkability and strengthens 
character along the corridor.  

aCtiOn steps 

•	 Revise	 development	 regulations	 for	 the	 City	 Cen-
ter area to encourage high value property and busi-
ness reinvestment and redevelopment, emphasizing 
walkable street qualities and mixed-use development 
models. Employ form-based code to clearly define 
development standards tailored to the unique char-
acteristics of neighborhoods and corridors within 
City Center. Standards should encourage preserva-
tion of existing mature trees where possible. Devel-
opment standards should align with the street types 
defined under Strategy 3 and should address:
>  Building height and massing
>  Design of ground floor façades and their 

relationship to sidewalks and other aspects of the 
street edge, including setbacks and landscaping

>  Overall architectural variety of façades
>  Roof forms
>  Allowed land uses
>  Parking and driveways 

 During the Image Preference Survey conducted in 
October 2012, residents weighed in on three types 
of City Center places and the kinds of qualities they 
wanted to see in them: 

pedestrian sHOpping COrridOr

> Continuous building edge along sidewalk with 
variation in façade positions to create a variety of 
active wide sidewalk and plaza spaces, including 
outdoor dining, benches, street trees and other 
plantings. 
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> Variation in long façades created by the use of 
diverse materials, window or bay sizes, and/or 
changes in façade position.

> Significant presence of windows with relatively 
little opaque façade area.

> Building height ranges from three to eight sto-
ries, with a step back above the fourth story.

> Roof forms with prominent horizontal parapets, 
cornices, dormers and other details; gabled forms 
generally discouraged.

> Parking accommodated on street (parallel and/or 
angled) and behind buildings, with walking access 
to/from the street on pedestrian walkways. 

> Variety of uses, including ground-floor retail 
with a mix of housing and offices above. No 
drive-throughs or other auto-oriented uses. 

rOswell COrridOr (focused between Sandy Springs 
Circle	and	Hammond	Drive)
> A building edge running as continuously as pos-

sible along the sidewalk, with variation in façade 
positions to create a variety of active wide side-
walk and plaza spaces, including outdoor dining, 
benches, street trees and other plantings. Out-
door dining will need to be buffered from traffic/
noise. 

> Building height ranges from one to eight stories, 
with a step back above the fourth story.

> Parking located to the side of buildings, at least 
for an interim period, if visibility from Roswell 
Road is necessary for development feasibility. 
Parking access from side or rear streets where at 
all possible instead of from Roswell Road, and 
designated pedestrian walkways linking larger 
parking lots to the sidewalk. 

> Building front doors located at the corner of side 
parking areas and the sidewalk, unless they can 
be located along the sidewalk and connected to 
rear parking with pedestrian walkways. 

adjaCent residential areas

> Variation in long façades created by the use of 
diverse window or bay sizes, and/or changes in 
façade position (changes in material are not as 
important).

> Roof forms with an emphasis on gabled/pitched 
roof profiles.

> Building height ranges from two to four stories.
> Setbacks and landscaping that can be more ur-

ban in feel, except where new development sits 
adjacent to existing housing. In those locations, 
larger setbacks with more plantings should be 
provided. Include courtyards and landscaped 
edges shaped by the buildings.

•	 Develop	 a	 zoning	 code	 that	 defines	 coordinated	
land use and design standards for sites, buildings 
and streetscapes. As-of-right zoning approval can 
expedite investment in City Center by establishing 
more specific development standards requiring little 
or no design review and a clear process for devel-
opment approval. Development prototypes should 
address both land use and design approaches for 
sites and buildings. Definitions of all the prototypes 
should address: 
>	 Use	options	and	mix
> Emphasis on pedestrian access and scale
> Strong relationship between buildings and 

streets, according to street type (see Strategy 3)
•	 Development	prototypes	should	include:

> Mixed housing, hotel or small office over retail
> Multifamily housing (garden apartments)
> Townhouses
> Pedestrian-oriented retail
> Pedestrian-oriented office
> Pedestrian-oriented hotel
> Civic, cultural and institutional uses
> Off-street parking

strategy 3: support mixed-use neighborhoods with a network 
of walkable streets. Walkable	streets	expand	the	range	of	
convenient, safe transportation options beyond driv-
ing.	While	City	Center	will	continue	to	rely	on	driving	
as an important means of access, its success will also de-
pend upon the provision of viable alternatives to driv-
ing such as walking, riding transit and biking. Reduced 
dependence on driving will lower traffic volumes and 
the volume of road and parking facilities needed, mak-
ing the City Center a more welcoming environment for 
people, minimizing impacts on area neighborhoods, 
and reducing costs to both the City and developers. 
Walkable	streets	offer	 the	most	desirable	 locations	 for	
high value, mixed-use, pedestrian-oriented develop-
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ment, and they reserve more land on which that de-
velopment	can	occur.	Walkable	streets	are	also	healthy	
streets, as they enable people to regularly complete the 
modest level of daily walking that research has shown 
can significantly improve individual health. 

aCtiOn steps 

•	 Define	 a	 range	 of	 street	 types	 according	 to	 their	
function (see Exhibits 11 and 12 on pages 26-27). 
Use	the	street	type	definitions	to	spell	out	appropri-
ate land uses and building/site design approaches 
along them (see Strategy 2, page 23). Similarly, use 
street type definitions to guide street improvements. 
Street types should include:
> priOrity walking street (including portions of 

Sandy	Spring	Circle,	Johnson	Ferry	Road,	Mount	
Vernon	 Highway,	 Hilderbrand	 Drive,	 Sandy	
Springs Place, Bluestone Road, and Boylston 
Drive)

> priOrity walking street and aCtive edge (ap-
plied to edges of priority walking streets at select-
ed locations where retail or other active ground-
floor uses are especially important)

> walkable arterial (Or bOulevard) in City 
Center (Roswell Road)

> walkable rOad	 (portions	of	Hammond	Drive,	
Johnson	Ferry	Road,	and	Mount	Vernon	High-
way extending out of study area)

> alley (minor service street to provide rear access 
to properties)

•	 For	each	street	type,	incorporate	these	characteris-
tics of walkable streets as appropriate:
> Blocks should preferably measure about 300 to 

400 feet per side and avoid stretching beyond 500 
feet per side (see Exhibit 13 on page 28)

> Separate pedestrians and traffic (see street sec-
tions in Appendix B on page 50)

> Include street trees and other plantings
> Provide safe, convenient crosswalks
> Assure universal accessibility
> Provide complementary bike and transit facilities

•	 Refine	 the	 existing	 road	 layout	 into	 a	 network	 of	
walkable streets. Invest in new streets and street im-
provements in conjunction with private investment 
on adjacent parcels.

> Timing:
■ Acquisition/construction of a relatively small 

amount of new street length (Bluestone 
Road	between	Mount	Vernon	Highway	and	
Hilderbrand	Drive)	 takes	 priority	 for	 near-
term actions.

■ Create the grid over time as redevelopment 
proceeds. Take care to coordinate parcel-to-
parcel alignment of streets and blocks to en-
sure that the entire network works well for all 
property owners.

> Securing the street right of way:
■ The primary means of securing street right 

of way should occur through public-private 
partnership as major parcels are redeveloped. 
In some instances, property owners and de-
velopers may agree to provide right of way 
to the City, which will pay for construction 
of a street and undertake its ongoing main-
tenance. As an alternative, the developer 
may retain ownership but grant a permanent 
easement for public passage. In either case, 
an agreement must ensure that street design 
meets the City’s standards.

■ Sandy Springs may need to acquire street 
right of way. Conditions warranting this ap-
proach include:

– Acquisition  of the right of way in a time-
ly manner significantly enhances the val-
ue or benefit of adjacent redevelopment, 
but current owners are not motivated to 
redevelop on their own.

– The right of way crosses two or more 
properties and at least one property 
owner is not prepared to offer land for 
additional right of way through redevel-
opment efforts.

– Acquisition of the right of way would not 
displace significant economically viable 
uses.

	•	 Improve	existing	streets	in	ways	that	simultaneously	
enhance mobility for vehicles and pedestrians. As a 
general rule, crosswalks should not extend across 
more	than	five	lanes	of	traffic.	When	longer	cross-
walks are necessary, an intermediate pedestrian 
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exhibit 11: proposed street section key diagram 
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ROSWELL ROAd

5-LANE WITh PATh

5-LANE

4-LANE WITh PATh 

4-LANE

3-LANE WITh PARKING ANd PATh

3-LANE WITh PARKING ANd PATh*

2-LANE WITh PARKING ANd PATh

2-LANE WITh PARKING

NEW ALLEy

mULTI PURPOSE PATh

*	adjacent	to	park

Street sections address both transportation functions and the relationship of adjacent 
buildings and sites to the street.

Near-term priority 
improvements 
facilitate traffic flow 
and walkability.

HAMMOND	DRBloCK lenGtHs
Block	lengths	should	typically	
fall	within	a	range	of	about	 
200 to 500 feet, with any two 
adjacent	sides	adding	to	no	
more than 800 feet. 
200´ 400´ 300´

5
0

0´
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*	adjacent	to	park

NOTE
Appendix b contains a diagram for each street 
section type at full size. Street sections show 
the typical conditions recommended along 
selected streets. Their application may require 
minor variations in elements and dimensions 
to accommodate right of way limitations in 
some locations, special needs at intersections, 
or other specific conditions. Transitions 
between section types along a street or 
at intersecting streets should maintain 
the continuity of travel lanes, sidewalks, 
crosswalks and off-street paths. 

stReet seCtion
Row 

widtH
tRavel 
lanes Median? Bike?

Min ped 
CRossinG 
distanCe

MaX ped 
CRossinG 
distanCe eXaMple stReet appliCation

side-
walk 

widtH

Roswell Road 65’ 4 Yes No 20’ 50’ Roswell Road 9’
5-lane with path 110’ 4 No Off-street path 60’ 60’ Sandy Springs Cir., Hammond Dr. 10’
5-lane 91’ 4 No No 55’ 55’ Johnson Ferry Road 10’
4-lane with path 94’ 4 No Off-street path 48 48’ Sandy Springs Circle 10’
4-lane with path—alternate 76’ 4 No Off-street path 48 48’ Sandy Springs Circle 6’
4-lane 84’ 4 No No 48’ 48’ Sandy Springs Circle 10’
3-lane with parking and path* 86’ 2 Yes Off-street path 11’ 48’ Sandy Springs Circle 8’

3-lane with parking and path 92’ 2 Yes Off-street path 11’ 48’ Sandy Springs Circle 10’
2-lane with parking and path 84’ 2 No Off-street path 20’ 36’ Mt. Vernon Highway 10’
2-lane with parking 74’ 2 No Sharrow 22’ 38’ Hildebrand Drive 10’
new alley 36’ 2 No No 24’ 24’ Where shown on diagram 6’
multipurpose path 20’ N/A No Yes 12’ 12’ Where shown on diagram 12’
* adjacent to park or green space

exhibit 12: street section Comparison

50’ pedestrian 
crossing distance

10’10’ 10’10’10’

65’

10’10’

2’ 2’

9’9’
Landscape

Strip
Landscape

Strip
Travel 
Lane

Travel 
Lane

Travel 
Lane

Right of way
(typical)

Travel 
Lane

Travel 
Lane

Brick 
Pavers

Brick 
Pavers

SidewalkSidewalk

eXistinG Roswell Road CRoss seCtion

pRoposed Roswell Road CRoss seCtion

Where possible, City Center will have “Complete Streets,” an emerging national best practice that maximizes 
travel options by accommodating pedestrians, bicycles, cars, and bus transit (in appropriate locations).

APPENDIX B  pRoposed stReet seCtions

10’10’6’

65’

10’10’

2’ 2’ 2’ 2’

9’9’

Supplemental	
Zone

Travel 
Lane

Travel 
Lane

Median

Existing right of way (typical)

Travel 
Lane

Travel 
Lane

Brick 
Pavers

Brick 
Pavers

SidewalkSidewalk

Supplemental	
Zone

Overhead	
transmission 

line

Trees to be 
planted	9’	from	

back of curb

15’	max.	tree	
height at 
maturity

50’ pedestrian 
crossing distance



2
0

1
2

 S
a

n
D

y
 S

P
R

In
g

S
 c

It
y

 c
E

n
t

E
R

 m
a

S
t

E
R

 P
l

a
n

2 8

exhibit 13: proposed walkable Blocks
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The grid network expands as opportunity allows. In most cases mixed-use redevelopment on 
large sites would create new street corridors through partnership between the parcel owner 
and the City. Lines indicate approximate preferred alignments for street corridors.  (Note:	
Medians,	signals	and	lane	additions	or	realignments		will	require	technical	evaluations	prior	to	
implementation.)

Near-term 
priority street 
network 
investments	
Improving	
traffic	flow	and	
walkability

NEW STREET SEGmENT

NEW STREETSCAPE ImPROvEmENT

NEW PEdESTRIAN SEGmENT

PROPOSEd mEdIAN

PROPOSEd SIGNAL

ExISTING SIGNAL

PROPOSEd INTERSECTION ImPROvEmENT

PROPOSEd REALIGNmENT

PROPOSEd ExTRA LANE

HAMMOND	DRBloCK lenGtHs
Block	lengths	should	typically	
fall	within	a	range	of	about	 
200 to 500 feet, with any two 
adjacent	sides	adding	to	no	
more than 800 feet. 
200´ 400´ 300´

5
0

0´
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refuge in the median, at least six feet wide, should 
break the crossing into shorter segments. Priority 
street improvements include:
> Move forward with the planned double round-

about	at	the	intersection	of	Mt.	Vernon	Highway,	
Johnson	Ferry	Road	and	Boylston	Drive.	Ensure	
safe, convenient pedestrian and multiuse path 
accommodations along the edges of the intersec-
tion, linking Roswell Road to the Sandy Springs 
Library and neighborhoods to the east. Related 
improvements	 at	 the	 intersections	 of	 Johnson	
Ferry	Road	and	Mt.	Vernon	Highway	with	Ro-
swell Road should minimize pedestrian crossing 
distance, incorporating pedestrian refuges in the 
median where necessary.  

> Move forward with the planned intersection im-
provements	 at	 Johnson	 Ferry	 Road	 and	 Sandy	
Springs Circle. 

>	 Consider	operational	improvements	along	Ham-
mond Drive at Roswell Road and Boylston Drive. 
These may include additional left or right turn 
lanes	from	Hammond	Drive	onto	Roswell	Road	
and Boylston Drive.

> Along parts of Sandy Springs Circle, with more 
lanes than needed for anticipated traffic volumes 
(principally	south	of	Hilderbrand	Drive),	convert	
one or more traffic lanes to improved sidewalks, 
landscaping, multiuse paths or other amenity ac-
cording to the street sections. 

> Move forward with planned Roswell Road 
streetscape	 improvements	 between	 Hammond	
Drive and Cliftwood Drive.

•	 Introduce	an	access	management	strategy	along	Ro-
swell Road to improve traffic flow, pedestrian safety 
and corridor appearance (also see Strategy 8, page 
37). Over time, provide incentives to encourage 
removal of Roswell Road curb cuts through the re-
location of driveways to side or rear streets, and/or 
driveway consolidation into new streets. As parcels 
on the road gain access points that do not require 
left turns across the thoroughfare, install a central 
landscaped median in Roswell Road. 

•	 Enhance	bicycle	 convenience	and	 safety	by	 imple-
menting a multiuse path and sharrows linking to 
designated bike routes. (see exhibit 15 on page 32)

> In the core of City Center, create a multiuse path 
to accommodate cyclists, walkers and joggers. 
Connect the path to as many park spaces and 
community destinations (including the library, 
Lake	Forest	Elementary	School	and	Hitson	Cen-
ter) as possible.  

> Mark two-lane streets with lower traffic speeds 
and “sharrows” markings to indicate that bikes 
can ride comfortably with traffic.

> Encourage development to include infrastruc-
ture that serves cyclists (which will reduce ve-
hicle parking needs), including convenient bike 
parking, showers and lockers.

•	 Accommodate	and	encourage	the	reduced	number	
of driving trips associated with mixed-use develop-
ment in a variety of ways:
> Reduce minimum parking requirements to re-

flect the reduced vehicle trips and more efficient 
use of parking spaces typically possible with 
mixed-use development.

> Encourage the use of parking decks that serve 
multiple uses and/or parcels, including creation 
of public parking. 

> Implement transportation demand management 
(TDM) strategies to influence route and mode 
choice, particularly along Roswell and Aberna-
thy roads. TDM strategies come in many forms, 
primarily in incentive programs that focus on 
commuters and changes in physical infrastruc-
ture. Coordination should occur with the Clean 
Air Campaign, which receives federal funding to 
provide TDM support services for employers in 
areas like the Sandy Springs City Center.

•	 Enhance	the	availability	and	convenience	of	transit	
services (see Exhibit 14  on page 30).
> Establish a convenient, distinctively branded 

transit service linking City Center to MARTA rail 
service and nearby job and housing centers. Ex-
plore the potential to operate this service as an 
extension of existing shuttle services in the Pe-
rimeter area. Provide convenient transit stops in 
core areas of City Center.
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tranSIt ServIce actIon StepS
1. Design the shuttle service (and the vehicle itself) to offer a compelling 

alternative to driving. Use the service to enhance mobility for residents, 
employees and visitors. Create seamless transfers between the circulator 
and MARTA. Avoid service duplication. Consider Chattanooga’s electric 
downtown shuttle service as an example.

2. Plan shuttle routes and stops to link parking with activity centers, 
housing concentrations, employment centers, retail districts and other 
key City Center destinations.

3. Operate the shuttle frequently in peak periods. Provide safe and 
comfortable waiting areas at all downtown stops and peripheral parking 
lots.

4. Consider technologies such as Next Bus (www.nextbus.com) to provide 
information on waiting times to enhance ridership appeal of transit 
services.

5. Encourage use of “green” vehicles such as hybrid, electric and biodiesel.
6. Establish a pilot-service phase and progress to longer-term service.
7. Develop shuttle signage consistent with MARTA’s wayfinding system.

exhibit 14: proposed transit service area enhancements

Redevelopment in the City 
Center area should include 
a sufficient concentration 
of people and activities to 
justify additional transit 
service in the future. This 
service, branded distinctly 
from MARTA but offering 
convenient interchange 
with MARTA services, should 
connect City Center to nearby 
MARTA rail stations as well as 
the major job concentrations 
in the Perimeter Center and 
Medical Center.

Chattanooga downtown shuttle offers a 
good model of a well-used, cost-effective 
shuttle system that enhances economic 
development and quality of life.
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#5 bus

#87 bus
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a-400
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> Create a central transit facility in City Center 
that makes transit services highly visible, enables 
convenient access to destinations, and facilitates 
transfers to established MARTA services. In-
clude facilities that support biking. 

> Explore opportunities to introduce priority traf-
fic signals for transit vehicles and to allow buses 
to pass traffic using right turn lanes where they 
occur.

strategy 4: take a cost-effective approach to utility infrastruc-
ture. Solving stormwater management on a parcel-by-
parcel basis results in redundant infrastructure invest-
ments, constrains development options, and undercuts 
creation of stormwater retention ponds that do double 
duty as public amenities. 

Providing power in an uncoordinated parcel-by-parcel 
fashion has created a visually unattractive collection of 
overhead wires along Roswell Road. 

A cost effective approach that centrally manages storm-
water from multiple sites and consolidates power infra-
structure in new, less visible facilities (using new rights 
of way coordinated with redevelopment on multiple 
sites) can be more cost effective and attractive. 

aCtiOn steps 

•	 Stormwater
> Include low impact development (LID) prin-

ciples in requirements for new development 
through options that include:
■ Repairing/increasing stormwater basin ca-

pacities
■ Incorporating best practices, such as bio-

swales and rain gardens into new site and 
street development

■ Increasing tree canopy and vegetation (retain 
existing tree canopy wherever possible)

■ Installing permeable pavement and pavers
■ Terracing sites to minimize extent of steep 

slopes
■ Reducing impervious surface by measures 

such as introducing more greenspace and/or 
requiring green roofs on buildings

> Create new retention facilities to accommodate 
stormwater within City Center and  to reduce the 
challenges of meeting low-impact development 
standards on a site-by-site basis. Design and locate 
these facilities to serve as park amenities. Exhibit 
16 on page 34 shows recommended locations for 
stormwater facilities based on topography and 
drainage patterns.

•	 Overhead	utilities
>	 When	 building	 new	 streets,	 locate	 power	 and	

communications lines in buried conduits and/or 
above grade along parallel alleys behind build-
ings.

>  Improve existing streets, such as Roswell Road, 
by moving distribution lines either to buried 
conduits or to above ground installation in paral-
lel alleys behind buildings. 

> Due to the high cost of burying or relocating 
overhead transmission lines, invest in these im-
provements judiciously. Overhead transmission 
line burial can cost up to 40 times more per lin-
ear foot (according to Georgia Power) than bury-
ing lower grade distribution lines, which tend to 
be more dominant in most peoples’ field of view.
Priority areas for burying transmission lines are 
within one to two blocks of the planned Civic Fa-
cility, along Roswell Road between Sandy Springs 
Circle	and	Hilderbrand	Drive.	Also	consider	the	
less costly alternative of painting transmission 
pylons to match lower pedestrian scale lighting 
fixtures.

•	 Screen	 the	 power	 substation	 along	 Hilderbrand	
Drive	 and	Mount	Vernon	Road.	 Potential	 options	
include adding tall shrubs and/or vine plantings, 
and/or installing public art.

•	 Enable	installation	of	cogeneration	facilities	on	large	
mixed-use redevelopment sites and in public streets 
that link significant mixed-use redevelopment sites, 
if desired by developers.



2
0

1
2

 S
a

n
D

y
 S

P
R

In
g

S
 c

It
y

 c
E

n
t

E
R

 m
a

S
t

E
R

 P
l

a
n

3 2

exhibit 15: proposed off-street Multi-use path network
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PROPOSEd Off-STREET bIKE PATh

NEW ON-STREET bIKE LANE 

NEW STREET SEGmENT

NEW PEdESTRIAN SEGmENT

ExISTING PARK

NEW PARK: NEAR-TERm

NEW PARK: LONG-TERm

NEW STORmWATER AmENITy

ExISTING CIvIC/CULTURAL fACILITy

PROPOSEd CIvIC fACILITy

ExISTING SENIOR hOUSING

ExISTING SChOOL

PROPOSEd TRANSIT CENTER

enHanCed BiCyCle 
networK
•	 Bicycle	lanes	extending	into	
adjacent	neighborhoods	
along	major	streets	connect 
surrounding communities 
to the City Center.

•	 Potential	off	street	bicycle/
pedestrian	network	could	
provide	optimally	safe and 
convenient circulation 
throughout	City	Center’s	
core.

•	 Built	with	bicycles and 
pedestrians as a top 
priority,	new	streets	provide	
opportunities	for	bicycle	
lanes and wide sidewalks.
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ThEmE: CREATE PLACES Of COmmUNITy SERvING 
ALL Of SANdy SPRINGS

strategy 5: expand sandy springs’ network of parks and  
greenways. The City has made significant recent invest-
ments in park space, which residents have used heavily 
and appreciated. The City Center offers a prime oppor-
tunity to create additional park space in a highly acces-
sible and visible location and to enhance connectivity 
among Sandy Springs’ parks. City Center represents a 
unique opportunity to integrate parks into an active, 
mixed-use setting. This differs from less dense areas of 
the City, where natural features and sports use often 
represent a more appropriate emphasis for parks. Ex-
hibits 15 (page 32) and 16 (page 34) summarize green 
space opportunities and program elements, and Ap-
pendix C contains additional detail on the Green Space 
Network and its components.

aCtiOn steps 

•	 Create	a	City	Green	within	City	Center	to	serve	as	
a focal point of community activity and identity. 
Coordinate programming of the Green with mixed-
use redevelopment so that people shopping, eating, 
living and working around the Green activate its 
edges and the City Green simultaneously adds value 
to those uses as an amenity. The Civic Facility (see 
Strategy 6, this page) could be highly appropriate as 
one of these uses. Portions of the City Green should 
accommodate the farmer’s market and other peri-
odic civic events. 

•	 Create	 a	 network	 of	 smaller	 parks	 and	 plazas	
distributed throughout City Center to help 
enhance value and sense of place in all areas (see 
Exhibit 16, page 34). Through zoning or public-
private partnership criteria, offer developers 
incentives to create public spaces within mixed-use 
redevelopment	projects.	Work	with	stakeholders	to	
identify appropriate program goals for each park or 
plaza. Consider adding a playground in early phases 
of implementation.

•	 Create	green	network	connections	among	parks	and	
plazas (see Exhibit 15, page 32). 
>	 Within	 City	 Center,	 create	 these	 connections	

with high quality streetscapes that feature gener-
ous sidewalks, distinctive street trees and other 
plantings, and bike lanes and/or multiuse paths 
where possible. Provide signage to help people 
travel to other parks and neighborhoods within 
City Center. 

> Create connections to neighborhoods beyond 
City Center and to green spaces like the Abernathy 
Road Greenway Corridor. Improve sidewalks 
and bike facilities to make travel easier between 
City Center and these areas. Add signage and 
provide maps that describe the interconnected 
parks network. 

strategy 6: attract more arts, cultural and civic events to City 
Center. Sandy Springs residents seek more cultural 
events and venues near dining and shopping choices. 
A mixed-use City Center offers the prime opportunity 
to bring people together around this variety of uses and 
public spaces. As City Center achieves a “critical mass” 
of active uses and growing residential population, it 
will gain spontaneous cultural activity in addition to 
planned events. 

aCtiOn steps 

•	 Create	 a	 Civic	 Facility	 as	 a	 multipurpose	 venue	
capable of accommodating cultural events as well as 
city government activities.
> Identify and secure a site that enhances city 

identity, invites community members together, 
and catalyzes additional private investment in 
City Center.

> Confirm facility program needs, identify funding  
and build it. 

•	 Work	with	local	and	regional	arts	organizations	to	
expand programming. 
> Find partner organizations to sponsor arts/

cultural events and/or manage operation of the 
Civic Facility.

>	 Help	promote	arts/cultural	events.	
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The proposed green space framework includes varied types of open space: more formal, intimate space lined with active 
uses (City Green) and larger, more passive space for recreation (Heritage Green playground). These appeal to a wide 
range of residents and visitors and allow diverse programming that can appeal to many users.

near-term  
green space
19–20 acreS

Acreage measures publicly 
usable outdoor park and 
plaza space. It excludes 
paved street area.

park precinct
14-15 acreS

city green
3 acreS

ROSw
ELL	RD

JOHNSON	FERRy	RD

MT	V
ERN

ON	H
wy

HAMMOND	DR

HERITAGE 
GREEN

KROGER

LIBRARy

RECREATION 
CENTER

BLuESTONE	RD

BOyLSTON	DR

SA
ND
y	
SP
RI
NG
S	
CI
R

exhibit 16: Green space framework

green space with 
redevelopment
5–10+ acreS

STORMwATER	
RETENTION	&	
PARK	AREA

STORMwATER	
RETENTION	&	
PARK	AREA
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 ThEmE: ENCOURAGE INvESTmENT 

strategy 7: establish a clear, predictable process for develop-
ment in City Center. Property owners, developers and 
other potential investors desire a more predictable pro-
cess for having development projects approved. Pre-
dictability and clarity are especially important given 
the shift in development emphasis toward more com-
plicated mixed-use development and away from con-
ventional forms. 

The planning process involved conversations with 
multiple developers and property owners to help de-
velop interest in plan implementation and spur initial 
actions. Some developers expressed interest in pur-
chasing land in the study area, potentially including 
City owned parcels that may be made available for 
strategic redevelopment (see Exhibit 17, page 36; the 
plan identifies additional parcels for City acquisition 
or public-private partnership redevelopment). These 
conversations built awareness of the market analy-
sis undertaken for the plan, publicized the plan’s key 
strategies, and drew valuable and typically supportive 
input on market economics and other factors affecting 
development feasibility. Experience in other communi-
ties demonstrates that conversations like these during 
a master planning process can prove very effective in 
advancing investments that achieve high quality re-
sults responsive to market opportunity and commu-
nity goals.

aCtiOn steps 

•	 As	 part	 of	 zoning	 code	 revisions	 (see	 Strategy	 2,	
page 23), streamline the development review and 
approval process.

•	 Encourage	 creation	of	 public-private	 partnerships,	
where appropriate, to enable private development 
investments. To determine whether a project merits 
a public-private partnership, evaluate both the de-
veloper and the project against consistent criteria. 
These criteria should include a project’s contribu-
tion to broader City Center redevelopment goals as 
measured by:
> size
> accessibility
> visibility
> adjacency to complementary amenities or other 

uses
> City ownership or initiative on adjacent parcels 

and/or streets. 

publIc-prIvate redevelopment 
partnerShIp crIterIa
The	private	sector	investor:
•	 Appropriate	experience	(2–5	comparable	projects	
by	developer,	designer)

•	 Financial	qualifications
•	 Letters	of	reference	(4-5)
•	 Project	economics
>	Demonstrated	need	for	support
>	Public	sector	leverage	(typical	ranges	from	1:2	
to	1:6)

The	project:
•	 Required	elements:	walkable,	mixed-use,	

appropriate location
•	 Optional	elements:	additional	public	benefits	
such	as	parks,	streets,	jobs	or	other	economic	
development	opportunities

SOuRCE:	w-ZHA



2
0

1
2

 S
a

n
D

y
 S

P
R

In
g

S
 c

It
y

 c
E

n
t

E
R

 m
a

S
t

E
R

 P
l

a
n

3 6

ROSw
ELL	RD

JOHNSON	FERRy	RD

MT	VERNO
N	Hwy

HAMMOND	DR

BLuESTONE	RD

BOyLSTON	DR

SANDy	SPRINGS	CIR

SANDy	SPRINGS	CIR

exhibit 17: parcel Classification

Key 
requireMents 
for tHe oPtiMal 
foCus area
•		Has	the	capacity	

to accommodate a 
substantial, active, 
market driven, 
mixed-use	district

•		Has	the	ability	to	
grow over time 

•		Offers	many	
property	owners	
opportunities to 
invest

•		Includes	a	
prominent	center 
of civic identity

NEAR-TERm mIxEd-USE 
REdEvELOPmENT fEASIbILITy 
bASED	On	lAnD	vAluE	AnD	
OthEr	iSSuES

hIGhER

mOdERATE

LOWER (but	pOtEntiAl	 
fOr	imprOvEmEnt)	

LOW

ChURCh/RESIdENTIAL
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strategy 8: Continue to focus on key Roswell Road improve-
ments The first impression of the Roswell Road corridor 
plays a central role in perceptions of City Center as a 
whole.	While	 qualities	 of	walkable,	mixed-use	 devel-
opment may appear faster in City Center areas outside 
of the corridor, the public realm and adjacent devel-
opment along Roswell Road needs to exhibit some of 
these qualities and demonstrate the road’s compatibil-
ity with them. 

Roswell Road provides vital vehicular access to City 
Center.	While	a	mixed-use	approach	to	redevelopment	
in City Center intentionally minimizes increased traffic 
on Roswell Road (and may actually reduce it), the cor-
ridor remains the most important driving route to the 
City Center. The road’s intersections and signals will 
require continued improvements to facilitate traffic 
flow. Pedestrian enhancements should increase conve-
nience and safety for anyone using the road’s sidewalks.

Roswell Road offers retail choices that complement 
walkable retail in other parts of City Center. The large 
size, high visibility and convenient auto access of par-
cels along the road accommodate large format retail 
stores that would be difficult or impossible to locate 
along smaller scale walkable streets. Customers at re-
tailers, such as supermarkets and home/garden supply 
stores, often purchase volumes or kinds of merchan-
dise that would be impractical to carry on foot or by 
transit or bike. These customers require auto access. 
As the traditional center of retail in the study area, the 
Roswell Road corridor also contains long-established 
local businesses that community residents value. Such 
businesses deserve the opportunity to remain along 
Roswell Road or to relocate elsewhere in City Center at 
the option of the owner. 

aCtiOn steps 

By taking prompt action on these steps, Sandy Springs 
will help business and property owners in the Roswell 
Road corridor prosper while setting the stage for high 
value reinvestment throughout City Center. 

Improve infrastructure
•	 Rebuild	 the	 Roswell	 Road/Johnson	 Ferry	 Road/

Mount	 Vernon	 Highway	 intersections;	 rebuild	
Roswell Road sidewalks and crosswalks on adjacent 
blocks, with bollards at intersections; bury electric 
distribution wires.

•	 Install	 an	 automatic	 traffic	 management	 system	
(ATMS) to synchronize traffic flow.

•	 Offer	street/intersection	improvements	in	return	for	
driveway consolidation that removes Roswell Road 
curb cuts (see Exhibit 18, on page 39). 

Unlock business and property reinvestment
•	 Today,	 property	 owners	 who	 increase	 property	

value by more than 40% must pay for streetscape 
improvements. Revise this policy with incentives 
under which the City invests in sidewalk/streetscape 
improvements in return for the owner’s donation of 
a right of way easement for wider sidewalks.

Traffic management techniques could enhance the visual 
appeal of Roswell Road and create an appropriate gateway 
to City Center.
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•	 Update	development	regulations	to	allow	attractive	
single-use development that supports a walkable, 
mixed-use setting (see Strategy 7, on page 35).

Emphasize Roswell Road as City Center Gateway
•	 Announce	Gateway	points	with	distinctive	signage,	

information and tree/median plantings.
•	 Promote	 Roswell	 Road	 as	 an	 accessible	 retail	

destination:
>	 Highlight	 recent	 and	 planned	 roadway	

improvements.
>	 Join	with	businesses	and	business	organizations	

to market City Center’s retail choices.

•	 Actively	 promote	 investment	 opportunities	 to	
potential investors, businesses and residents. 
Collaborate with the Sandy Springs/Perimeter 
Chamber of Commerce and other organizations 
to publicize City Center’s new identity. Recruit 
businesses and investors that want to be a valuable 
part of City Center.

Above: Examples from the Image Preference Survey.
Right: Expressions of unique community identity as 
gateway opportunities.

Farr associates

Farr associates
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ExISTING TRAffIC SIGNAL

PROPOSEd TRAffIC SIGNAL

PROPOSEd mEdIAN

PARCELS NEEdING NEW OR ImPROvEd 
REAR OR SIdE ACCESS TO ALLOW mEdIAN

exhibit 18: proposed Roswell Road access Management strategies

ROSw
ELL	RDJOHNSON	FERRy	RD

MT	V
ERN

ON	H
wy

HAMMOND	DR

BLuESTONE	RD

BOyLSTON	DR

SA
ND
y	
SP
RI
NG
S	
CI
R

aCCess-ManaGeMent 
strateGies
•		Blue	parcels	depend	solely	on	

Roswell Road for access and 
should	be	priorities	for	creating	
alternative	access	points	so	
medians can be installed.

•		Adding	medians	to	Roswell	Road	
over	time	provides	several	benefits:	
>	reduced	left	turn	movements	

that slow traffic
>	added	pedestrian	refuge	at	

crosswalks
>	improved	visual	appearance	of	

the corridor
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 SITE dEvELOPmENT GUIdELINES fOR ThE 
“TARGET bLOCK”
The	 block	 bounded	 by	 Johnson	 Ferry	 Road,	 Sandy	
Springs	Circle,	Mt.	Vernon	Highway	and	Roswell	Road,	
including the site of a former Target store acquired by the 
City, will play a central role in master plan implementa-
tion as a result of its strategic location and partial City 
ownership. The master planning process determined 
critical goals for the block, based on: (1) public input; 
(2) analysis of opportunity for mixed-use development 
and public park space; and (3) the City Council’s goal 
to include a Civic Facility. These goals, in turn, yielded 
a specific set of guidelines for location of streets, public 
green space, and new development. The City should fol-
low these guidelines as it proceeds with investments in 
parks, streets, parking and the Civic Facility infrastruc-
ture, and as it seeks development partners. 

implementation strategy
This master plan works on two levels. First, it describes 
broad, long-term goals voiced by community members 
that establish the standards for achieving the City Cen-
ter vision. Second, it contains strategies that identify the 
most effective actions the City and partner stakeholders 
can take to realize the community’s vision. As elements 
of the plan are implemented, priority actions may need 
to evolve to address new needs and opportunities. The 
long-term vision goals, however, should remain con-
stant and guide future decisions on priority actions.
   
This section of the plan provides a more detailed look at 
the near-term actions that make the most of City own-
ership of the “Target block.” Strategies for continued 
long-term success of the plan follow the Target block 
discussion. They focus on leadership, community sup-
port, and evaluating progress toward the plan goals.  
 

implementation plan

MasteR plan Goal ResultinG site Guidelines

Include a new Civic Facility that 
accommodates both community serving 
cultural uses and City offices. Locate it 
in a prominent and easily accessible 
location to help activate adjacent 
public spaces and to complement and 
encourage mixed-use development 
nearby including retail, dining and 
housing. 

• locate the Civic facility along Roswell Road, following previous studies that demonstrated 
the value of its prominence and public nature there. Use the building to create a substantial 
separation between public open space on the Target block and Roswell Road traffic. 

• orient the Civic facility to create a strong presence and have direct ground floor entrance (or 
entrances) on at least one side of the public open space.  

• Design the facility to enhance the sense of Mt. vernon Highway as a green corridor 
connecting the Target block’s open space with other public open space opportunities east of 
Roswell Road, including the block bounded by Johnson Ferry Road, Roswell Road and Mt. Vernon 
Highway. Incorporating large areas of windows into the design of buildings near Mt. Vernon 
Highway offers one way to enhance this sense of connection while maintaining the separation of 
open space from Roswell Road traffic. 

Include public open space that 
accommodates activities and that serve 
as a destination. In particular, include 
a Green of about one acre and suitable 
for festivals and  include space for 
the farmers’ market (about 1.5 acres)
featuring predominantly hard surfaces 
with shade trees. Accommodate at least 
one water feature and informal games. 
Line the open space with active buildings 
on at least three sides to make this a true 
City Center  for Sandy Springs. 

• Provide at least 2.5 acres of public open space
• Locate the public open space adjacent to the ridge along Mount Vernon Highway to enhance 

visibility and to offer views and amenities both north and south of the ridge.
• provide public parking in order to make the open space easily accessible to all Sandy Springs 

residents.
• provide safe and inviting walking connections to make the open space accessible to people 

living, working and visiting within several blocks. 

applying tHe Master plan gOals tO develOpMent OF tHe target blOCk
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PROmOTING ThE PLAN’S LONG-TERm SUCCESS
Over the longer term, this plan will prove most effec-
tive if the community and its leaders see that it delivers 
significant value through changes in markets, politi-
cal leadership and private initiative. Several strategies 
for plan leadership, community engagement and plan 
evaluation can help maximize the value the plan pro-
duces for Sandy Springs. 

strategies FOr prOjeCt leadersHip

Actions to implement the plan should reflect a part-
nership between private investors and City leadership. 
The City of Sandy Springs should take the lead on ac-

MasteR plan Goal ResultinG site Guidelines

Include new mixed-use development with 
housing, office and/or hotel space over 
ground floor, pedestrian-oriented retail 
and dining spaces. Based on market 
analysis, housing and pedestrian-
oriented retail appear likely to offer the 
most significant amount of development 
opportunity in the near term. Housing 
should also receive priority to help build 
City Center’s resident population to help 
keep streets, parks and retail active. 
To be economically feasible, mixed-use 
development needs appropriate density, 
parking and building formats.  

• Encourage housing development with a density of at least 40-50 units per acre as part of 
mixed-use development. A review of development economics showed this density would meet 
the threshold of financial feasibility. Combined with ground floor retail where possible, it would 
translate into buildings averaging four to five stories high and potentially ranging from three to six 
stories. 

• Mixed-use development should include ground floor retail spaces that line streets with 
pedestrian-oriented storefronts. Include at least two full adjacent block lengths of ground-
floor retail and/or dining, preferably with some facing the public open space and some facing 
other retail across a street.  

• Organize new development on blocks that typically measure at least 230’ and no more 
than 500’ on each side, with lengths in the 300’ to 400’ range generally preferable. Lengths 
under 500’ enhance walkability by providing waking route choices at reasonable intervals. Lengths 
over approximately 230’ can accommodate residential buildings that screen internal parking with 
occupied units (assumes 120’ core parking depth, flanked on each side by 10’ parking ventilation 
space, 35’ building depth and 10’ front garden setback). Specific site geometry may justify modest 
deviations from these length standards. 

• introduce streets to create blocks with the recommended dimensions. Promote 
opportunities for simultaneous redevelopment on two sides of a street. Provide access, addresses 
and on street parking that serve ground floor retail. Connect to existing or potential development 
on adjacent bocks. New development (and/or public open space) on two sides of a street creates 
more than double the impact of development along a single side because it defines the street 
itself as a distinct public place. Placing a grid of two north-south streets and one east-west 
street running partially across the site accomplishes these goals well. This approach ties into 
the Bluestone Road corridor to the south and with Johnson Ferry Road, to the north, where 
existing businesses and potential redevelopment can both benefit from connection to mixed-use 
development on the Target site. An east-west street makes a similar connection to Sandy Springs 
Circle. 

Help spark private reinvestment on 
nearby sites by connecting them into a 
walkable street network and establishing 
a strong center of amenity and market-
driven investment. Do this by reinforcing 
the character of buildings and walkable 
streets that connect beyond the Target 
block to other portions of City Center. 

• Apply the updated development regulations created as part of the master plan process to shape 
the form of mixed-use buildings. 

• Apply the street section recommendations, created as part of the master plan process, to achieve a 
balance of functions along each street. These guidelines will promote transportation choices, 
create attractive addresses for development, and where possible, allow on street parking. 

tions that benefit all of the City Center area by carry-
ing out the master plan strategies through action steps 
described in the plan. It should also periodically refine 
the plan based on community response to plan results 
to date (see Strategies for Evaluation on page 43). At 
the same time, private land owners, investors, business 
owners, other organizations, and individual consum-
ers will make the majority of investments in the master 
plan. Their decisions will play a central role in mak-
ing the most of opportunities on specific sites. Strong 
City management of the overall plan will provide pre-
dictability and coherence that encourage individuals 
to invest with confidence. The City and private sector 

applying tHe Master plan gOals tO develOpMent OF tHe target blOCk (COntinued)
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GOAl:	Create	a	unique,	vibrant,	walkable	City	
Center rich in amenities desired by the com-
munity,	such	as	commercial	retail,	recreational	
and cultural facilities.

mEASurES	Of	SuCCESS
•		new	choices	for	retail	and	dining,	distinct	
from	traditional	options	in	the	study	area,	are	
present and successful.

•		new	recreation	and	cultural	facilities	are	
present	and	draw	users	from	around	Sandy	
Springs	as	well	as	the	immediate	City	Center	
area.

GOAl:	Catalyze	significant	market-driven	
private	investment	in	walkable,	mixed-use	
redevelopment that introduces substantial 
new	dining,	amenity	retail,	and	entertainment	
options. This will both achieve City Center de-
velopment	goals	and	strengthen	the	district’s	
ability	to	support	Sandy	Springs’	fiscal	goals.

mEASurES	Of	SuCCESS
•		the	City	Center	has	emerged	as	a	walkable	
center	for	living,	working,	shopping	and	
leisure.

•		investments	in	a	walkable	core	attract	
investments on other sites over time.

•		the	overall	level	of	private	investment	is	in	
the range of at least $2 to $6 for every $1 of 
public resources invested.

•		City	Center	emerges	as	a	stronger	center	of	
economic	development	for	Sandy	Springs.

should work together to integrate the efforts of other 
agencies, such as those providing transportation ser-
vices, utilities and other infrastructure, into develop-
ment in City Center.

strategies FOr COMMunity suppOrt

Demonstrating ongoing returns on investment in 
City Center will help ensure continued support by the 
Sandy Springs community and key stakeholders. Fi-
nancial returns will serve as a key measure, but Sandy 
Springs should keep in mind other important but less 
tangible measures of success like community pride 
and identity. Important strategies to earn continued 
support for the master plan include:
•	 rely on objective criteria for strategic city in-

vestments. What	 investments	 will	 best	 promote	
growth in overall economic and community value 
over	 time?	What	 data	 are	 needed	 to	 answer	 this	
question?	 Utilize	 the	 public-private	 partnership	
criteria identified in Strategy 7, page 35, along with 
continuous tracking of private investment result-
ing from public investment, to help address these 
questions.	Key	types	of	public	investments	include:
> Land acquisition for resale for mixed-use 

redevelopment
> Land acquisition for civic park space, cultural 

facility, city offices
> Targeted infrastructure investments, including 

street improvements that support walkability, 
bike and transit use, and needed traffic 
improvements; public parking that serves 
multiple uses; burial or other enhancements 
of above-ground utility lines; and stormwater 
improvements

•	 Continue ongoing communication between the 

City and key stakeholders to address new issues 
and priorities that emerge, as well as day-to-day 
management of City Center:
> Main Street Alliance and/or others engaged 

with issues important across City Center
> Sponsors of specific development projects, as 

they arise
> Partner government agencies such as Fulton 

County, GDOT and MARTA.

•	 actively market the master plan and help recruit 

priority tenants and investors.

•	 Publicize	plan	achievements	through	regular	public	
outreach such as:
> City website postings
> Press releases
> Periodic public meetings

strategies FOr evaluatiOn

The City should periodically evaluate the success 
of plan accomplishments in achieving core goals. 
Consider these measures of success: 
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GOAl:	Create an appropriate setting for a new 
civic/ cultural center that functions as a place 
of community activity and identity.

mEASurES	Of	SuCCESS
•		A	civic/cultural	center,	integrating	a	building	
with	complementary	public	landscaped	areas,	
is prominently in place. It attracts residents 
from	throughout	Sandy	Springs	to	participate	
in a variety of activities throughout the day 
and	week,	with	emphasis	on	cultural	and	
community activities besides day-to-day City 
business.

GOAl:	Create a comprehensive system of 
infrastructure	to	support	City	Center,	including	
walkable	streets,	stormwater,	traffic	flow,	tran-
sit	services,	bicycling	facilities,	parking,	utilities	
and signage.

mEASurES	Of	SuCCESS
•		private	investment	increases	in	response	to	
good	quality	streets,	utilities	and	other	key	
infrastructure.

•		City	Center	includes	places	where	walking	is	
safe and enjoyable – enhancing the value of 
adjacent properties.

•		more	and	better	access	choices	are	present,	
including	new	driving	route	options,	inviting	
bike facilities and convenient transit services.

GOAl: Introduce a green space network that 
accommodates a variety of activities; draws 
activity from City Center development; and 
provides	strong	connections	to	City	Center,	
established	neighborhoods	and	Sandy	Springs’	
open space network.

mEASurES	Of	SuCCESS
•		A	signature	set	of	public	parks	and	plazas	

distinguishes City Center from other portions 
of the City and from other communities in the 
region.

•		City	Center	parks	and	plazas	welcome	a	wide	
variety of activities that serve people from 
throughout	Sandy	Springs	as	well	as	the	City	
Center area. 

•		City	Center	parks	and	plazas	are	
easily accessible from existing nearby 
neighborhoods,	which	gain	value	from	their	
presence.

In sum, the master plan should be evaluated for its 
ability to enhance quality of place in City Center 
in ways that make all of Sandy Springs proud. 
This means preserving existing assets, attracting 
reinvestment where appropriate, and guiding that 
reinvestment to ensure that it meets a high standard 
of value. The plan should establish a context that 
enables as many individuals as possible to participate 
in building City Center in ways that add value for 
everyone. This represents a departure from past 
patterns of development that promoted individual 
investments but did not necessarily coordinate them 
in a way that created mutual value. The City Center 
Master Plan, by contrast, should be held to the higher 
standard of becoming the center of activity and 
identity for every resident of and visitor to Sandy 
Springs.
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exhibit 19: long-term illustrative development scenario
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APPENDIX A  lonG-teRM illustRative plan

The long-term illustrative plan adds more detail south of Hammond to reflect developer interest in the area and 
incorporates an extensive pedestrian network of multipurpose paths and comfortable sidewalks to facilitate 
connections between areas.
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ExISTINg 
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PREPARE 
MASTER PLAN
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exhibit 20: potential development phases

INITIAl 
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APPENDIX A  lonG-teRM illustRative plan

development phases
These plan views illustrate one scenario for sequential 
reinvestment in City Center infrastructure and proper-
ties. The master plan recommends specific near-term 
actions the City can take to achieve the investments 
shown in Step 1; these investments offer the greatest 

likelihood of spurring private investment in nearby 
City Center properties. Steps 2 through 5 illustrate a 
possible sequence of further redevelopment on other 
parcels by property owners at their option. City policy 
should support such reinvestment through companion 
investments such as street improvements.

RESIdENTIAL

RETAIL

RETAIL bELOW OThER USE

OffICE

CIvIC/COmmUNITy

uses
CIvIC GREEN SPACE

PRIvATE GREEN SPACE

PARKING STRUCTURE

PARKING LOT

NOTE: ThIS LEGENd APPLIES TO ALL ILLUSTRATIvE mAPS ON ThIS 

PAGE ANd ThE fACING PAGE.



2
0

1
2

 S
a

n
D

y
 S

P
R

In
g

S
 c

It
y

 c
E

n
t

E
R

 m
a

S
t

E
R

 P
l

a
n

4 9

AS OPPORTUNITy 
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Step 5 is the same as the map on page 47 in Exhibit 19.

APPENDIX A  lonG-teRM illustRative plan
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exhibit 21: proposed street section key diagram

APPENDIX B  pRoposed stReet seCtions

Grid network expansion as opportunity allows	—In	most	cases,	new	street	corridors	would	be	created	
as	part	of	mixed-use	redevelopment	on	large	sites	through	partnership	between	the	owner	and	the	City.	
Lines	indicate	recommended	street	section	type	based	on	existing	right	of	way	and	design	goals.	

Near term priority 
street section 
improvements	
Improving	traffic	flow	
and	walkability

HAMMOND	DRBloCK lenGtHs
Block	lengths	should	typically	
fall	within	a	range	of	about	 
200 to 500 feet, with any two 
adjacent	sides	adding	to	no	
more than 800 feet. 
200´ 400´ 300´
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Green space lawn activated by 
event space, farmers’ market, 
multiuse path, fountain, and 

outdoor games space

Multiuse path and sidewalks 
link the square and green to 
neighborhoods within and 

beyond City Center

Adjacent retail and dining adds 
daytime, evening and  

weekend activity 

public Green space network
A network of public green spaces will play a key role in 
City Center’s success. Exhibit 23 on page 68 identifies 
opportunities to create that network, with green spaces 
that support a variety of activities, in the heart of City 
Center	along	Sandy	Springs	Circle,	Mt.	Vernon	Highway	
and Bluestone Road. In these locations these activities 
will collectively have a dramatic impact. Additional 
areas of green space will be added  as redevelopment 
occurs. More detail on the desired features of priority 
green space appears below.

A City Green, should form the heart of City Center 
and a high-profile center of activity, community and 
identity.
•		 The	City	Green	anchors	the	City	Center	green	

space network, which is connected by multiuse 
paths, sidewalks, and pedestrian-friendly streets.

•		 New	housing	and	dining	opportunities	on	adjacent	
blocks should integrate green space to create a setting 
that stays active weekdays, evenings and weekends.

•		 Public	green	spaces	should	be	dispersed	throughout	
the City Center, with each of its neighborhoods 
having at least one signature green space. This broad 
distribution of green spaces will help attract new 
investment to more locations, and put park amenities 
closer to nearby neighborhoods.

•		 A City Green at the heart of City Center should 
be versatile enough to accommodate a range of 
activities, from the farmers’ market, festivals, and 
concerts to quiet relaxation, evening strolls and 
picnics.

•		 Numerous	opportunities	for	community	interaction,	
coupled with distinctive design, will help create a 
new center of identity for Sandy Springs.

APPENDIX C  puBliC GReen spaCe netwoRk

Civic facility emphasizes 
cultural events, attracting 
the full spectrum of Sandy 

Springs residents
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ROSw
ELL	RD

JOHNSON	FERRy	RD
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y

HAMMOND	DR
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CENTER
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exhibit 23: Green space activity elements

During the planning process, community members identified a series of green space elements they wanted to see 
in City Center. These opinions took different forms and accommodated diverse activities, from farmers’ markets to 
passive people watching. These elements would attract a broad range of people to City Center, helping keep it active 
throughout the day and week.

Outdoor dining along sidewalk

APPENDIX C puBliC GReen spaCe netwoRk

Passive park area

Lawn space for events

Recreation paths

Playgrounds

Game spaces

Fitness stations

Public art

Fountains/water feature

Farmers’ market
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Lawn space for events

Recreation paths

desiRed featuRes 

•	 Larger	and	more	accessible	than	Heritage	Green	
(1/2 acre)

•	 Suitable	for	concerts,	festivals
•	 Flexible	for	informal	use	at	other	times	(FrisbeeTM, 

picnics)

desiRed featuRes 

•	 Multimodal	paths	for	biking,	jogging,	walking	that	
connect school, library, and parks

•	 Connections	to	sidewalks	and	designated	biking	
streets

•	 Connections	to	Sandy	Springs	and	Dunwoody	
MARTA stations

•	 Connection	to	Abernathy	Greenway	Park	and	
other City parks

desiRed featuRes 

•	 In	proximity	to	sidewalk	and	near	or	facing	
programmed public park/plaza spaces and civic 
facility

•	 Active	storefronts	block	to	block,	with	a	critical	
mass of at least four block faces

•	 Convenient	public	parking
•	 Designed	to	take	advantage	of	views	(near	and	far)
•	 Shade	trees
•	 Visibility	and	easy	access

desiRed featuRes 

•	 Integration	directly	into	public	space	elements:	
water features, seating, transit shelters, paving, etc.

•	 Engagement	of	local	artists/community	members	
in concept and production

•	 Integration	throughout	green	space	network

Outdoor dining along sidewalks

Public art

GREEN SPACE ACTIvITy ELEmENTS

APPENDIX C puBliC GReen spaCe netwoRk
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Passive park area

Fitness stations

Playgrounds

desiRed featuRes 

•	 Walking	paths
•	 Quiet	sitting	areas
•	 Significant	tree	canopy
•	 Gardens	and/or	natural	vegetation
•	 Dual	purpose	stormwater	ponds

desiRed featuRes 

•	 Accessible	by	sidewalks,	multiuse	paths	and	streets
•	 Located	within	park	areas
•	 Designed	to	encourage	use	by	all	ages
•	 Shade	trees

desiRed featuRes 

•	 Engaging	play	equipment	(“playable	art”)
•	 A	mix	of	sun	and	shade	and	seating	for	adults
•	 Accessible	along	safe	sidewalks	and	paths
•	 Near	retail	and	convenient	public	parking
•	 Candidate	for	inclusion	in	early	phases	of	

implementation

GREEN SPACE ACTIvITy ELEmENTS

APPENDIX C puBliC GReen spaCe netwoRk
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Fountains/Water Features

Farmers market

Game spaces

desiRed featuRes 

•	 Accommodates	play
•	 Continuing	theme	in	multiple	places
•	 Highlights	topography	where	present
•	 Interpretive	history	of	original	springs
•	 White	noise	opportunity	to	mask	traffic	noise

desiRed featuRes 

•	 1.5	acres	to	accommodate	growth	and	associated	
arts events (1 acre today)

•	 Suitable	surface	for	vehicle	and	heavy	foot	traffic
•	 Shaded	areas

desiRed featuRes 

•	 Variety	of	activities	appealing	to	a	broad	range	of	
people

•	 Located	near	dining,	retail	and	event	spaces
•	 Located	amidst	residential	neighborhood

GREEN SPACE ACTIvITy ELEmENTS

APPENDIX C puBliC GReen spaCe netwoRk




