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EXECUTIVE SUMMARY

This report and t heppatntda cxhoe da rfeT ekcnhoomvinc aals A he A Com
portion of the Sandy Springs Comprehensive Plan. The intent of this document is to provide

information for stakeholders and the general public to consider during visioning workshops and
implementation of other public participation strategies according to the community participation

program (which has been prepared as a separate document).

Relationship to Policy Making and Adopted Plans

This document is not a statement of policy. It is not intended to be adopted by the Mayor and

City Council of Sandy Springs. The information contained in this report and the technical

appendix cannot be cited as policy, precedent, or any other definitive statement, other than as

basic facts and conclusions reachhangstatementsthag ci tyo
might imply policy are, at this time, preliminary and unofficial, and are intended to be vetted in

upcoming public participation processes.

Approval by the Mayor and City Council of Sandy Springs to authorize the transmittal of this

Community Assessment for regional and state review (anticipated on January 16, 2007) does

not imply any acceptance or adoption of policies or final conclusions about the subject matters

contained in this report. As this document enters the regional and state review process as
required by the stateds | ocal pl anning requiremen
the Interim Comprehensive Plan adopted by the Mayor and City Council on June 20, 2006.

Process of Developing and Revising this Document

An initial draft of this document was completed in November 2006 and submitted for review by
the appointed Citizens Advisory Committee (CAC). The CAC met November 27, 2006, and
provided comments on the initial draft. Furthermore, two community meetings on the draft were
held November 29" and 30", with members of the CAC taking lead roles in presenting and
explaining the documents.

Several revisions were made to this document based on reviews by the CAC and comments
from the public during community meetings. In fact, this report was reorganized extensively,
issues and opportunities were added, and factual information was expanded and corrected in
response to those comments. The CAC reconvened December 18, 2006, to consider this
second draft.

The Community Assessment and Community Participation Program were considered by the
Sandy Springs Planning Commission, which held a public hearing on these matters on
December 21, 2006. Additionally, Planning Commissioners attended the November 29" and
30™ community meetings and provided comments that have been incorporated in this revised
draft. This second draft version of the Community Assessment is, nonetheless, still subject to
more revision based on additional input by the CAC and Planning Commission.

The three most important outcomes of this Community Assessment Report are (1) the citywide

vision; (2) the preliminary character areas map (label ed @A Vi si onary)af@lharact e
accompanying text descriptions; and (3) the list of issues and opportunities. These are

introduced in the paragraphs that follow.
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Citywide Vision

Under the statebs | ocal planning obeguionament sT h ec
planning rules contemplate that a citywide vision, if desired by a local government, be

developed during implementation of the formal Community Participation Program (which

includes three visioning forums to be scheduled). In the case of the Sandy Springs CAC, it was

determined early in its deliberations (July-August 2006) that early articulation of a citywide vision

was essential to the planning process. Hence, although not contemplated in state rules to be

included as part of the Community Assessment, this document contains a statement of citywide

vision which has been refined and approved by the CAC. Although considerable input has

already been received from CAC members on the vision, it is preliminary only, and subject to

revision and refinement during implementation of the Community Participation Program.

Visionary Character Area Map and Text Descriptions

This document contains a map titled fAvisionary c¢h
report is devoted to describing the character areas shown on that map. At this stage in the

planning process, the visionary character area map is intended to be merely a preliminary

version, suitable for soliciting more detailed and structured feedback in visioning forums (see

the Community Participation Program). Similarly, the descriptions of the character areas,

provided in this report, are preliminary and intended to be refined during visioning forums.

The Community Agenda, to be completed in 2007, will contain a character area map in order to
comply with minimum state requirements. The primary purpose of the character area map is to
identify general areas that have some common threads (e.g., design features, commonalities of
the built environment, shared natural resources, etc.). It implies that an implementation
framework will be developed as part of the Community Agenda that differs from how plans have
been prepared in the past. Specifically, the intent of the State in developing the local planning
requirements was to steer communities away from thinking about single-function future land use
districts and relying exclusively on conventional zoning schemes to implement land use policy.

Under the stateds | ocal pl anning st anabteomad $n, a ~NnAf
making the future land use plan map an option rather than a requirement, the state hopes that

the character area map (to be adopted as part of the Community Agenda) will form the basis for

reconsidering land use policy and implementation measures.

Although optional under state rules, a future land use plan map is considered essential in the
case of Sandy Springs. The appointed CAC members have expressed eagerness to begin
refining and improving the future land use plan map that was adopted as part of the Interim
Comprehensive Plan. The future land use plan map, upon completion and adoption as part of
the Community Agenda, will remain the most useful map in terms of making zoning decisions
since, unlike the visionary character area map, it will provide specific recommendations and
policies for land uses on a parcel basis. So that there is no misunderstanding of the visionary
character area map and text descriptions, readers should consider the following, in summary:

e They are intended to be revised in February 2007 after structured input in visioning
forums.

e They will not be adopted until refined, as a part of the Community Agenda (phase two
which begins in 2007), which requires approval of the Mayor and City Council of Sandy
Springs (projected to be September 2007).



City of Sandy Springs, Georgia, Comprehensive Plan
Community Assessment Report (January 2, 2007)

e They may form the basis for revising land use policies, but the future land use plan map
is considered more relevant to Sandy Springs in terms of shaping development patterns

and establishing short-term implementation measures,since t he ci ty0s zoni ng
and development regulations will continue to be the primary means of implementation in
foreseeable future.
Issues and Opportunities
The issues and opportunities are intended to capture all of the various subject matters that need
to be addressed in the ACommunity Agkisihpottantpor t i on
to note that, at this stage of the planning pro

opportunity, but not determine how best to frespondotoagiven opportuni tssueor fiso

that needs to be confronted. The identification of issues and opportunities began with an initial
listing, developed by Sandy Springs planning staff and its planning consultants, then reviewed,
modified, and accepted by the CAC. That initial list of issues and opportunities was prepared
prior to completion of the Community Assessment, and the Technical Appendix (attached to this
report) reveals several other issues and opportunities to be considered in the Community
Agenda portion of the comprehensive plan. Other issues and opportunities were added based
on CAC and community input during November 2006. It is important to underscore how the
issues and opportunities listings will be used. Georgiad call planning requirements call for the
initial list to be confirmed, modified, or otherwise revised during implementation of the
Community Participation Program. Hence, the listing of issues and opportunities is preliminary,
and through structured participation exercises beginning in February 2007, the list of issues and
opportunities will be further modified and refined. Upon completion of the public participation
process, the city will begin preparing the plan portion of the comprehensive plan (i.e., the
A Communi t vy),whichevill gtravide policies and programs that respond to a final approved
list of issues and opportunities.

Organization

This Community Assessment Report contains i
planning requirements. The vision is presented following this executive summary and the

nf or me

glossary of planning terms. Under the revised state rules for local planning, thereisnofil an d

useo el ement per se. Rat her , t el use wlarmmisg
considerations, such as an inventory and analysis of development patterns, be included in this
Community Assessment Report. Hence, the inventory and assessment of land use follows the
vision, in order to establish baseline conditions and provide an understanding of how land use
patterns might need to be changed in order to attain the citywide vision. Quality Community
Objectives, which are provided by the State in its local planning requirements, are evaluated
and assessed for their relevance to Sandy Springs in light of the citywide vision. The Quality
Community Objectives are intended to inform the development of character areas by the city;
hence, they are presented prior to the descriptions of character areas. The descriptions of
character areas then follow, with attention to how they can implement the citywide vision.

The Technical Appendix (attached to the Community Assessment Report) is summarized,
including sections on population, housing, economic development, natural resources, historic
resources, community facilities and services, parks and recreation, intergovernmental
coordination, and transportation. Issues and opportunities, organized according to functional
planning elements (e.g., population, housing, economic development, etc.) are listed in
consolidated format at the end of this document, with a brief description of each.

requi i
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OVERVIEW

Sandy Springs incorporated as a city on December 1, 2005. It is located in North Fulton County,
north of the City of Atlanta and south of the City of Roswell (see figure). Its western boundary is

the Chattahoochee River (Cobb County lies on the other side of theri ver ) , and to

are DeKalb County and a small portion of Gwinnett County.

Sandy Springs

ATLANTA

City of Sandy Springs +

Figure 1. Location

Prior to incorporation on December 1, 2005, Sandy Springs was an unincorporated place
included within the Focus Fulton 2025 Comprehensive Plan. Some months after incorporation
as a city, Sandy Springs Community Development Department prepared an interim
comprehensive plan, which was adopted by the Sandy Springs Mayor and City Council on June
20, 2006. That interim plan was prepared and adopted with the understanding that the city
would initiate its own comprehensive planning process.

This document, titled ACommuni ty aAsosre spamretnst
comprehensive plan document. A Community Participation Program is a second major part.
The third part, the ACommunity Agenda, 0 wi

Assessment and Community Participation Program.

t he

aRfe ptolr

I be



City of Sandy Springs, Georgia, Comprehensive Plan
Community Assessment Report (January 2, 2007)

The Community Assessment includes at minimum (per state administrative rules) the following:

e Alist of potential issues and opportunities the community may wish to address;

e Analysis of existing development patterns, including a map of recommended character
areas for consideration in developing an overall vision for future development of the
community;

e Evaluation of current community policies, activities and development patterns for
consistency with the Quality Community Objectives; and

e Analysis of data and information to check the validity of the above evaluations and the
potential issues and opportunities.

The product of the Community Assessment (this report) must be concise and informative report

(like an executive summary), for it will be used to inform decision-making by stakeholders during
development of the Community Agenda portion of the plan. Technical documentation (i.e.,

extensive tables of data and analysis) must be relegated to a separate appendix to the

Community Assessment Report, alsoreferred t o in the Local Pl anning St
Anal ysis of Dat aAtecinital dpmehdix accoenpaniesrhis éeport.
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CITYWIDE VISION

Sandy Springs will continue to be
characterized by residential
neighborhoods of predominantly
single-family, detached homes at low
densities. The City will strive to
ensure that existing single-family
neighborhoods will continue to be
characterized by large lots, substantial
tree cover, and low vehicular traffic.

Representative of Sandy Springs neighborhoods, this
photo shows a detached dwelling at low density with
substantial tree cover and low vehicular traffic

Limited infill development will occur
within the-familyt y és
neighborhoods. Redevelopment within
single-family neighborhoods may take
place through fAtea
smaller homes and replacement with
single-family houses at compatible
densities as provided in the revised
future land use plan. These
neighborhoods will receive a minimal
share of the Citiprd
and employment increases.

A new home on an orome site
along Mt. Vernon Parkway; further right,
another infill home under construction

Sandy Springs will prepare and
implement a comprehensive approach
to reshape and redevelop suburban-
style, auto-oriented land use patterns
along Roswell Road into more
compact, mixed-use, pedestrian-
friendly places that are well served by
bicycle, pedestrian, and public transit
facilities, relieved from traffic
congestion by a defined grid network of
streets, and anchored by civic and e |
institutional land uses, including a new o

Sandy Springs City Hall. —

E =
Representative pedestrian-friendly
redevelopment in Sandy Springs

10
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The City will use principles of place making to build on its prior efforts, such as the Roswell

Road streetscape demonstration project and designation of a Main Street area for a downtown.
As appropriate, transitional residential neighborhoods will be integrated into redevelopment
projects that front on the road corridor. The Roswell Road corridor will be further delineated into
distinct corridor segments, centered on major east-west intersecting roads, guided by
redevelopment plans and specially designed implementing regulations. The corridor will receive
a substantial share of the Citybs pr oj ected population and em

Sandy Springs will concentrate a
majority or substantial share of the
projected population and employment
increases within designated live/work
centers. The City will promote the
increase of its tax base, employment
opportunities, and business growth.
Development and redevelopment in
designated live/work centers will
provide more housing in live/work
centers and will emphasize
connectivity to MARTA stations as
central points of activity and mobility.

One of the entrances to Sandy Springs MARTA Station, to
which employees of multi-story office buildings have
access.

Streams in the City will be protected,
and the forested character of the City
will be maintained. Sandy Springs will
acquire more green and open spaces,
connecting parks, work places,
destinations, and neighborhoods, and
forming a citywide system.

A citywide system of connected parks, Chattahoochee River at Ra
greens and open spaces. in the Powers Ferry area.

11
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ANALYSIS OF EXISTING DEVELOPMENT PATTERNS

With a citywide vision statement now prepared and presented in draft form for further refinement

in the visioning process, i t is i mportant to shift from | ooking
the groundod today. This section of the report su
existing land use, and provides information that addresses various other considerations

specified in the statebs | ocal planning requireme

Historic Development Patterns

Sandy Springsé®6 gr owt
community started in the 1950s with the
construction of ranch-style subdivisions,
followed by strip commercial centers along
Roswell Road to serve this new residential
community. Single-family residential
development has been the largest factor in
shaping the development patterns of the City
of Sandy Springs. Residential developments
have a suburban layout and are characterized
by curvilinear streets, streets with cul-de-sacs,
and limited entry points into subdivisions.

3 f
P o

SO .
One of
neighborhoods, adjacent to Roswell Road

Transportation infrastructure has shaped the development pattern in Sandy Springs. Roswell
Road (State Route 9) was the first catalyst for commercial, office and residential developments.
The construction of 1-285 spurred major office and commercial developments along
interchanges, particularly at Powers Ferry, Roswell Road and along the border with DeKalb
County. The construction of Georgia 400 and the extension of the MARTA rail line led to the
expansion of office, commercial and higher density residential uses in the Perimeter area and
around the Georgia 400 interchanges.

At Northside Drive and Interstate 285, High dehsity, multi-story residential development
office towers rise above the tree canopy. at Georgia 400 near Abernathy Road.

12
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Existing Land Use

This section provides an inventory of existing land uses in the City of Sandy Springs. An
existing land use inventory was completed in 2005 for Sandy Springs as a part of the Focus
Fulton 2025 comprehensive plan. This inventory is presented in both map and text form and
includes a description and depiction of the type, acreage, net density of existing land uses. The
descriptions of existing land uses are based on the categories established by the Local Planning
Requirements. These are:

e Single-Family Residential: Single-family dwelling units and manufactured homes on
individual lots.

e Multi-Family Residential: Residential buildings containing two or more dwelling units,
such as duplexes, triplexes, townhouses and apartments.

e Commercial: Land dedicated to non-industrial business uses, including retail sales,
office, service and entertainment facilities.

¢ Industrial: Land dedicated to manufacturing facilities, processing plants, factories,
warehousing and wholesale trade facilities, mining or mineral extraction activities, and
other similar uses.

e Public/Institutional: State, federal or local government uses, and institutional land uses.
Government uses include city halls, police and fire stations, libraries, prisons, post
offices, schools, military installations, etc. Institutional uses include colleges, schools,
churches, cemeteries, hospitals, etc.

e Transportation, Communication and Utilities: Major transportation routes, public
transit stations, power generation plants, railroad facilities, radio towers, telephone
switching stations, airports, port facilities or other similar uses.

o Park/Recreation/Conservation: Land dedicated to active or passive recreational uses.
These lands may be either publicly or privately owned and may include playgrounds,
public parks, nature preserves, wildlife management areas, national forests, golf courses,
recreation centers, or similar uses.

e Agriculture and Forestry: Land dedicated to farming (fields, lots, pastures, farmsteads,
specialty farms, livestock production, etc.), agriculture, or commercial timber or
pulpwood harvesting.

e Vacant/Undeveloped: Lots or tracts of land that are served by typical urban services
(water, sewer, etc.) but have not been developed for a specific use or where developed
for a specific use that has since then been abandoned.

e Mixed Use: (created and applied at the discretion of the community; not used for
purposes of classifying existing land use)

The existing land uses were determined by Fulton County planning staff using a variety of
sources, including Tax Assessor data, current zoning and use permits, aerial photographs, and
other Geographic Information System data layers. The classification scheme used in the
existing land use inventory is more detailed than that specified in the Local Planning
Requirements, but they can be collapsed into the state-specified standard categories. Table 1
shows the categories used and acreage devoted to each category in 2005. A brief description of
these categories follows.

13
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Table 1
Existing Land Uses, City of Sandy Springs, 2005
Land Use Acres Percent
Low Density Residential (<2 units/acre) 7,048 28.4%
Medium Density Residential (2-5 units/acre) 4,201 16.9%
High Density Residential (5+ units/acre) 999 4.0%
Office 1,173 4.7%
Retalil 715 2.9%
Industrial 17 0.1%
Government 57 0.2%
Other Institutional 292 1.2%
School 263 1.1%
Transportation/Communication/Utilities 3,797 15.3%
Private Recreation 401 1.6%
Public Recreation 678 2.7%
Forest 2,519 10.1%
Agricultural T Vacant 585 2.4%
Floodplain 1,336 5.4%
Lake, Pond, Swamp 735 3.0%
No Data 5 0.0%
Total 24,821 100.0%

Source: Fulton County, in Interim Comprehensive Plan for City of Sandy Springs.

Residential. Approximately 49.3 percent of the
land in Sandy Springs is used for residential
purposes. A total of 28.4 percent of all land is
used for low-density residential uses in the range
of two units per acre or less. Medium-density
residential, ranging from two to five units per acre,
accounts for 16.9 percent of land uses while high
density residential uses, over five units per acre,
comprise 4% of land uses. High-density
residential land uses extend along the Roswell
Road corridor, Roberts Drive, Glenridge Drive
south of 1-285, and in the Perimeter area along
Peachtree-Dunwoody Road, between Georgia
400 and the DeKalb County line.

B e T S R

etched, single-faily suivision.

Commercial. Retail and office uses comprise 1,888 acres or 7.6 percent of the total land area.
Most of the retail and office uses are in three main business areas. Roswell Road, from the
northern limits of the City of Atlanta to the Chattahoochee River, is a corridor characterized by
strip retail-commercial and office uses, built beginning in the 1950s. The largest business area
begins west of Georgia 400 and includes the corridor between Georgia 400 and the DeKalb
County line from the Glenridge Connector north almost to Spalding Drive. Higher intensity office
and retail uses are concentrated there. The third business area, comprised mainly of office uses,
is located at the intersection of I-285 and Powers Ferry/Northside Drive.

14
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Industrial.  Industrial uses comprise 17
acres or less than one percent of total land
uses. The Coca Cola Bottling Plant located
on Dunwoody Place is the only
manufacturing plant in Sandy Springs.
There are some other businesses with
industrial land uses.

I
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(35
<K}
i

=¥

1:
]
]
',
»

R

Coca Cola plant n Dunwoody Place, one of the few
industrially designated properties in Sandy Springs.

Public/Institutional. Public and institutional uses comprise 612 acres, or 2.4 percent of total
land area. These uses include public and private schools, churches and cemeteries, and public
facilities, such as fire stations, police and government facilities, libraries, public health and
mental health facilities, and hospitals. Schools, both public and private, comprise 263 acres,
while 292 acres are devoted to places of worship and other institutional uses. Government uses
comprise 57 acres, or less than one percent of the total land area. Fulton County community
facilities in Sandy Springs include the North Fulton Service Center, fire stations, the Abernathy
Arts Center, the Sandy Springs Regional Library, the Dorothy Benson Senior Center, the Sandy
Springs Health Center and a developmental disability training facility.

Transportation, Communications and Utilities. Transportation, communications and utilities
comprise 3,796 acres, or 15.3 percent of the total land area in the city limits. These land uses
include major utility stations transportation facilities and three MARTA Rail Stations. There are
approximately 124 acres of land dedicated to utilities (electrical power generation, telephone
switching station, electrical substations). The vast majority of the acreage is in road right-of-
ways.

Park/Recreation/Conservation. Private
recreation uses, mainly private golf courses,
consist of 401 acres or 1.6 percent of the
land uses. Public recreation uses cover 678
acres and approximately 2.7 percent of the
total land uses. The largest areas for public
recreation are three sections of the
Chattahoochee River National Recreation
Area. There are eight parks in Sandy
Springs, including Abernathy Park, Allen
Road Park, Big Trees Forest Preserve,
Hammond Park, Morgan Falls, North Fulton
Tennis Center, The Sandy Springs Historic
Site and Ridgeview Park.

Entrance to Island Ford unit of the
Chattahoochee River National Recreation Area
off Roberts Drive in northern Sandy Springs.

15
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Agriculture and Forestry. There are no agricultural uses in Sandy Springs. Forestry accounts
for 2,519 acres or 10.1 percent of the total land area in Sandy Springs. However, the areas
shown as forest are mostly wooded areas on large, private residential lots.

Vacant/Undeveloped. The 2005 existing
land use inventory found there are only 585
acres that are vacant or undeveloped,
constituting only 2.4 percent of the total land
area in the city limits.

Ud Ied Iad, such as this large trct off Ison
Road, is becoming increasingly scarce.
Sandy Springs is approaching buildout

of its vacant land supply.

Areas of Significant Natural and Cultural Resources

Ecologically sensitive areas are not
concentrated in any particular area, but are
found especially along the Chattahoochee
River Corridor, streams, floodplains, and
ridgelines.

Thr ough FulstlaodhuseCaguiatians
and subsequently through city codes,
appropriate means of protecting natural
resources have been put into place, though
others will be considered as may be needed.
As noted in the Technical Appendix Chapter
on Historic Resources, the city has not put into
place a historic preservation ordinance.

The Chattahoochee River forms the northern and
western boundaries of Sandy Springs.

Areas Where Rapid Development or Change of Use is Likely to Occur

Rapid development of additional, vacant land is not an issue for Sandy Springs, since it has few
undeveloped or vacant tracts remaining in the city. Nonetheless, redevelopment has been
occurring in the city and will continue.

In Sandy Springs, there are many possible changes of use that can occur. For instance, a

preliminary list of possible transitional development trends that might be anticipated in the future
in Sandy Springs is provided below:

16
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1. Conversion of single-family residence(s) to office uses.

2. Tear-down of single-family residential dwellings and replacement with higher density
residential uses or larger single-family dwellings.

3. Tear-down of multi-family complexes and redevelopment as condominiums.

4. Rehabilitation and conversion of older apartment complexes for condominiums.

5. Assembly of lots with single-family residential dwellings and redevelopment as

neighborhood-scale, mixed-use developments.

Assembly of lots into redevelopment projects of several acres.

Conversion or redevelopment of single-function, obsolete commercial use(s) to other

viable use(s).

~No

There are residential neighborhoods (or parts thereof) in Sandy Springs that may be susceptible
to a variety of land use changes in the near future and longer term. Some neighborhoods
appear to have begun to transition from detached, single-family residences to higher-density,
multi-family residential uses, low-intensity office uses, and in some cases, neighborhood
commercial uses (see representative photos below).

Areas representative of landusefit r ansi ti on. 0O

Neighborhoods that might be considered transitional in nature are located within the Roswell
Road corridor, most with frontage on Roswell Road. In other cases, neighborhoods that might
be considered transitional in nature are located between high-density residential areas and
nonresidential zones. Such areas are close enough to activity centers and the Roswell Road
corridor to be connected to them with bicycle routes and pedestrian facilities.

Within neighborhoods and areas that might be considered transitional in nature, specific land
use composition or mixes in the future could vary depending on current conditions, and there
are many possible development types that can balance the objectives of neighborhood
protection and economic development. A map of areas that may be susceptible to change was
prepared and included in the initial draft of this Community Assessment Report, with the
intention not of suggesting they will be redeveloped, but rather, to provide a framework for more
careful study of them in the process of designating their future land use(s) on the future land use
plan map. However, the initial map of transitional neighborhoods generated considerable public
concern. So as not to imply any sort of change, the map of transitional neighborhoods was
deleted from this report.

17
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Areas Outpacing Availability of Facilities and Services

The availability, capacity and lack of infrastructure are key factors in determining the shape,
intensity and location of development. Due to its already developed nature, Sandy Springs is
not at risk of being rapidly developed in a way that will outpace infrastructure (with the exception
of the overburdened road network). Fulton County maintains the water treatment facilities
serving the City of Sandy Springs, and thereby regulates the capacity for such treatment. The
degree of capacity in water and wastewater infrastructure is largely monitored by the permitted
capacity (legal limit) levels of the plants. The Fulton County Board of Commissioners may
enforce moratoria when the rate of development threatens to exceed the permitted level of
capacity.

Areas in Need of Redevelopment or Aesthetic Improvement

Residential, commercial, and office development started to increase in the City of Sandy
Springs in the 1960s. Commercial buildings along Roswell Road may lack the needs required

by todaybés tenant s, a n d(forttheenpst gat) @ na b Wwr aonisve ebgdt
standards.
The older, suburban-st y | e Astripd commerci al devel opment a

Springs (see representative photos below) is usually characterized by one-story buildings set
back 30 or more feet from the highway right-of-way with off-street parking in the front.
Development typically is isolated, i.e., not planned in relation to abutting commercial uses nor
connected with nearby developments. Intensities are typically less than 15,000 square feet of
building space per acre (or a floor-area ratio of less than 0.34). The character of these districts
is automobile-dominant, though provisions for accommodating pedestrians are provided in
some cases. These areas are served by bus transit (MARTA) but were not developed in a way
that caters to transit users, such as internal sidewalks connected to the public street sidewalk
system. Many of such developments are proposed by the citywide vision to be redeveloped, or
at minimum, retrofitted to correct for functional and aesthetic issues, such as lack of landscaping,
wide or poorly aligned curb cuts, and lack of pedestrian and transit-oriented amenities.

Representativéd‘lrder,suburban-s tyle Astripd commercial devel opm
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In response to the decline of commercial, office and residential
properties along Roswell Road, Fulton County approved the
Sandy Springs Revitalization Plan in 1992. Sandy Springs
Revitalization Inc. was formed to promote redevelopment along
Roswell Road, to encourage pedestrian oriented development, to
build a streetscape along Roswell Road, and to develop a street
grid network for the downtown. A demonstration streetscape
project was installed along a section of Roswell Road to improve
the pedestrian environment. The Sandy Springs Overlay District
was adopted and the Design Review Board created to ensure that
new development and redevelopment along Roswell Road meets
specified design standards.

A ; 2 5 e
Streetscape Improvements

Moreover, a Livable Centers Initiative
study, conducted in 2001, focused on
creating a Sandy Springs main street
and town center between Abernathy
Road to the north, Glenridge Drive to
the south and east and Sandy Springs
Circle to the west (see accompanying
map). There has been some
redevelopment of properties within this
area, but there are still many
opportunities for older commercial and
office sites to be redeveloped. With
regard to residential uses, some of the
older apartments have been converted
to condominiums while others have
been rehabilitated.

The Zoning Ordinance adopted by
Sandy Springs establishes two overlay
districts, Sandy Springs Overlay and
the Perimeter Community
Improvement District. Both of these
overlay districts are intended in part to
iprotect and enha i
and functional qualites and to —

v 1

h__,_,,,,..,N

stimulate busi nesses. 0 2 Redevelopment area boundary in brown and transitional areas

the Sandy Springs Overlay District are

in yellow. Source: Sandy Springs Central Business District
Economic Analysis and Redevelopment Strategy, December

reviewed by the Sandy Springs Design 9, 2005, by Jordan, Jones and Goulding and Bleakly Advisory
Review Board, which provides Group for Sandy Springs Revitalization, Inc.

comments to the Department of
Community Development prior to the
issuance of a land disturbance,
building or sign permit.
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Abandoned Structures or Sites

Some of the older, strip commercial
centers in Sandy Springs, primarily
along Roswell Road, have declined but
none appear to be completely
abandoned. There is no discernable
pattern of abandonment in Sandy
Springs i there are some properties
scattered along Roswell Road, such as
gas/service stations, with buildings that
have been closed and boarded up.
Other than those scattered service
stations, there is not a significant
problem in Sandy Springs with the
abandonment of structures or sties.

These commercial properties on the northwest corner of
Dalrymple Road and Roswell Road are vacant but not
abandoned. Such vacant properties are not extensive in
Sandy Springs, and prospects for reuse or redevelopment
appear promising.

Areas with Significant Infill Development Opportunities

. — .
This large, detached, single-family residence on Infill development of detached, single-family
Riverside Drive, west of River Valley Road, is dwellings on the north side of Roberts Drive, west of
representative of larger homes that have been built SR 400. Such infill can be appropriate in urban
or are being infilled in established single-family residential character areas, but such density and
areas in many parts of Sandy Springs, including scale would be highly inappropriate in protected
Northside Drive and Heards Ferry Road. neighborhoods.

Infill development (defined in the glossary) occurs in older urbanized and suburban areas that
are mostly developed and where services and infrastructure exist. Infill developments are often
small in scale and are usually located either on previously undeveloped parcels that may have
development challenges or on under-utilized parcels that often have older homes or businesses.
Infill development often occurs at a higher density and intensity than the buildings that were
replaced and the surrounding development. Infill development allows more people to live, work
and conduct business in an area, leads to possible mixes of uses, and results in a more
compact development pattern. Infill development often results in the construction of residential
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units in proximity of employment and commercial centers and in the construction of a diversity of
housing types. Infill development can allow for the efficient use of existing infrastructure, a
reduction of commute distances, and encourage use of alternative modes of transportation. On
the other hand, infill development often leads to loss of vegetation. If not properly controlled,
new housing can be grossly out of scale in size and style with surrounding homes. And
infrastructure is not always adequate in infill areas i the intensity of infill development can place
additional demands on existing infrastructure.

As a part of the assessment process, a map of potential infill development opportunities was
prepared and included in the first draft of this document. That map raised questions and
concerns relative to its ultimate meaning, and therefore, it was deleted from further
consideration.

Areas of Significant Disinvestment

There does not appear to be any discernable pattern of disinvestment in Sandy Springs." There
are several instances where individual property owners may choose not to reinvest in their
property and improvements. For instance, smaller homes built in the 1960s, due to their age
and size, are not very marketable except for lease to renter households. Where whole
neighborhoods of such older homes exist, the filtering cycle of housing begins (i.e., conversion
to rental status, with accompanying lack of investment. While such concentrations of homes
could eventually constitute a neighborhood with significant disinvestment, such disinvestment
has generally not occurred with any degree of concentration or concern. One possible reason
why concentrated disinvestment has not occurred in Sandy Springs is because of the highly
desired location of the city and the maintenance of high property values. When land uses
become obsolete, due to high returns on other development types, these properties are often
put to another profitable use, as opposed to being left in a state of disinvestment.

Sandy Springs also has a number of older multi-family
complexes. As noted elsewhere in this report, some of
these are being redeveloped and others have
converted to condominiums. Again, there is no
discernable pattern with regard to disinvestment,
however.

Finally, many communities that have concentrations of
significant disinvestment have witnessed that trend
because they have obsolete industrial and
manufacturing properties i those that are difficult to
use again because the building was constructed for
one industrial or manufacturing use which is no longer
viabl e in t od-baged £conomyf @Ginam:
Sandy Springs has virtually no industrial and
manufacturing uses, it has not experienced that type of
disinvestment.

A cmplex representative of the older
multi-family housing stock in Sandy
Springs.

! During the review of this Community Assessment Report, disagreement with this conclusion was expressed. An
alternative view is that, when taken as a whole, existing conditions in the Roswell Road corridor in Sandy Springs
represent significant commercial disinvestment.
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ANALYSIS OF CONSISTENCY WITH QUALITY COMMUNITY OBJECTIVES

Quality Communit y Obj ectives (QCOs) are the staopeds el ab
by the Department of Community Affairs and articulated in the local planning standards effective

May 1,2005. They are intended to provide gugodeanmene and p
to achieve in developing and implementing their comprehensive plans. This means that they

are not mandatory requirements.

Policies and devel opment patterns mu st be analy
Community Obj e c tocalmaaning reqQie@ents require this to be done as part of

the professionally prepared Community Assessment (this document); hence the paragraphs that

follow provide a professional and objective evaluation, informed by a general understanding of

stated city policies and desires. This section addresses current policies of Sandy Springs and

the characteristics of its existing development patterns that support, or do not support, the

various QCOs.

Conceptually, the QCOs can be divided into regulatory and non-regulatory, or into three
categories:

(A) Economic development (non-regulatory)
(B) Intergovernmental (mostly non-regulatory)
(C) Physical development and conservation (regulatory)

Economic Development-Related QCOs
Economic development-related QCOs include the following:

1. Appropriate Businesses Objective

2. Educational Opportunities Objective
3. Employment Options Objective

4. Growth Preparedness Objective

1. AAppropri at es OBjedciven dledusinesses and industries encouraged to
develop or expand in a community should be suitable for the community in terms of job
skills required, linkages to other economic activities in the region, impact on the
resources of the area, and future prospects for expansion and creation of higher-skill job
opportunities. 0

Futon Countydés adopted Focus Fulton 2025 comprehen
devel opment el ement. Fulton Countybs economy as
the services, finance, insurance, and real estate (FIRE), Transportation, Communications and

Utilities (TCU), and wholesale trade industry sectors. Fulton County is underrepresented in

terms of manufacturing jobs when compared with the state as a whole (see Table 2-3 of Focus

Fulton plan). The Fulton County Economic Development Department encourages economic
development on a countywide basis. The Focus Fulton plan indicates that the TCU sector

should be encouraged in Fulton County, and it also encourages the expansion of bio-sciences

and bio-technology, computer software/services, and telecommunications. In North Fulton

County, key strategies are to retain existing corporate headquarters and attract
telecommunications firms and technology-oriented companies.
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Sandy Springs is no different from Fulton County or the Atlanta (ARC) region as a whole in the
expectation that future economic activities will be centered on the forecasted increases in jobs
in the services industry sector. Although the Sandy Springs Interim Comprehensive Plan
provides only limited information about economic development in the City, additional data
analysis conducted as a part of this Community Assessment (see Technical Appendix, Chapter

4) reveals that Sandy Springso6 economy is partic
Real Estate (FIRE) sector.

2. iEducational Opportunities Objective: Educati or
be readily available in each community i to permit community residents to improve their
job skills, adapt to technological advances, or to pursue entrepreneurial ambiti ons . 0

Fulton County is well served by institutions of higher learning, including Georgia Institute of

Technology and Georgia State University. Sandy Springs, due to its location in the north central

part of the Atlanta region, is accessible to almost countless opportunities for education and

workforce training. As noted in Chapter 4 of the technical appendix, the resident labor force in

Sandy Springs is majority professional and managerial. The residents in Sandy Springs are

highly educated in comparison with other populations. Unemployment has remained very low in

Sandy Springs. Sandy Springs i s served by Ful
Development with regard to economic development activities, including promotion of small

businesses and entrepreneurial activities.

Objective: A range of job

3. "Empl oyment Options
the diverse needs of the | ocal

community to meet

Limited data are available on employment in Sandy Springs. As noted in Chapter 4 of the
Technical Appendix, the resident labor force in Sandy Springs in 2000 was disproportionately
focused in managerial and professional occupations (a majority) and sales and office
occupations. The types of |jobs rdehrathosd mostoftBandy Sp
found in office parks as opposed to blue-collar type jobs found in industrial parks. The jobs
available in Sandy Springs are considered highly consistent with the largest needs of the local
workforce. Smaller portions of the labor force in Sandy Springs in 2000 are employed in blue-
collar occupations such as construction and production. Sandy Springs has few if any
opportunities to expand the range of job types to accommodate new businesses involved in
production, since it has very little industrially zoned land and not much vacant land available and
suitable for such development. As a result, Sandy Springs cannot put in place any policies that
would significantly change the current or forecasted employment mix within the City.

4. AnGrowth Preparedness Objective: Each community
the prerequisites for the type of growth it seeks to achieve. These may include housing

and infrastructure (roads, water, sewer and telecommunications) to support new growth,
appropriate training of the workforce, ordinances to direct growth as desired, or

|l eadership capable of responding to growth opport

Without much effort, Sandy Springs has received substantial population and employment

growth. Its location in the north-central part of the region has bestowed on the city important

|l ocation advantages that have helped it captur a
growth without concerted policies regarding economic development. A large share ofthe ci t y 6 s
forecasted increases in employment will be filled in vacant office space.
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Sandy Springs is adequately served with water and sanitary sewer facilities by Fulton County
and the City of Atlanta. Those facilities will enable the city to continue and sustain its economic
growth. Telecommunications infrastructure is particularly important in Sandy Springs, since a
larger share of its employment base is in the area of information (see Table 4.7 of the Technical
Appendix) when compared with occupational mixes in the state and nation. City leaders should
continue to explore ways to ensure employers in the city have the best available
communications technology.

As is made evident in the analysis of road capacities in Sandy Springs, traffic congestion places
some limitations on future growth potential. Many roads in Sandy Springs exceed their capacity
(i.e., levels of service are inadequate), and a transportation master plan is being prepared as a
part of this comprehensive plan in order to address transportation needs.

The types of growth Sandy Springs desires to achieve are expressed in its citywide vision
statement (draft, subject to more public review). The city desires to focus and concentrate new
employment opportunities in areas served by MARTA rail transit and bus routes (i.e., in the
transit-oriented regional activity center and along Roswell Road). The city has succeeded in
channeling growth into these areas through rezoning decisions that prevent the spread of
employment uses into stable residential neighborhoods.

The city also desires to obtain high quality development. In establishing a Design Review Board
(continued by the city after establishment by Fulton County), efforts are made to improve the
guality and function of development in growth areas. Although past design review decisions by
the county and city have improved the quality and appearance of development, there is
recognition on the part of citizens, business persons, and community leaders that more and
better guidance would further improve the quality and appearance of development. There is

o~

al so some recogmasednzarhianng difmayn have benefits for

The city desires to engage i n 0 p-briemed, mxeadkuseng o an«
downtown. Strategies will be put in place in the Community Agenda that focus on making
redevelopment happen in the designated downtown redevelopment area (see draft visionary

character areas map in this report). It is acknowledged here that Sandy Springs (less than one

year old as a city) has not yet put into place the institutional machinery needed to make
redevelopment happen in the downtown redevelopment area. A tax allocation district was

created prior to Sandy Springs becoming a city, but initiating a tax increment financing strategy

for downtown redevelopment is considered questionable or dubious at this time in the City.

Regional QCOs
5. Regional Identity Objective

6. Regional Cooperation Objective
7. Regional Solutions Objective

5. i Regi onal lj deecritiivtey @egi ons should promote and
defined in terms of traditional regional architecture, common economic linkages that
bind the region together, or other shared charact

The metropolitan Atlanta region has no particular style or identity in terms of architecture. The

identity of Sandy Springs is one of an affluent suburb within a diverse, fast growing region. The

office towersat1-285 and SR 400, known as the Akingodo and ¢
andits placewithi n t he regionbés economy. I f they exist
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Sandy Springs as a local government to promote a regional identity that either does not exist or
has not been fully articulated regionally.

6. iRegi onal C o ojpativea tRegional cdbperation should be encouraged in
setting priorities, identifying shared needs, and finding collaborative solutions,
particularly where it is critical to success of a venture, such as protection of shared
natur al resources. o0

As a city in its infancy (less than one year old), Sandy Springs has had to rely on assistance of
other local governments in initiating its various public facilities and services. For instance,
Fulton County has provided fire protection in the interim while Sandy Springs gets its own fire
department up and running. 911 communications is another service that has been provided so
far through intergovernmental cooperation. The intergovernmental coordination element (see
Chapter 8 of the Technical Appendix) discusses how Sandy Springs relates with various other
local governments, regional entities, and various state and federal agencies.

One area where regional cooperation is
evident is with regard to the
Chattahoochee River as a natural
resource. Sandy Springs will continue
to participate in Metropolitan River
Protection Act reviews of any
development proposals in the river
corridor for compliance with the river
protection plan adopted by the Atlanta
Regional Commission. Due to the
existence of national recreation areas
alongside the Chattahoochee River,
Sandy Springs may need to play a
prominent role in any efforts to look at
the Chattahoochee River as a whole.

oy CHEmEL— : S Eas S
Forested buffer alongside the Chattahoochee River along
Old Riverside Drive. The Metropolitan River Protection Act
has helped protect the integrity of the river corridor.

For instance, there is some desire that there be a regional/statewide greenway along the
Chattahoochee River from its headwaters in Helen, Georgia, through the metro Atlanta region.

As noted in the Community Facilities Element (see Chapter 7 of the Technical Appendix), Sandy
Springs is reliant upon Fulton County for sewer services, and some of the sewage is treated in
abutting counties (DeKalb and Cobb). This suggests that Sandy Springs will need to continue
participating in regional approaches to sewage treatment. An agreement also exists between
Sandy Springs and Fulton County relative to use of county fire stations.

7. ARegi onal Solutions Obj ect icadeshar®leyg inaethan oneo |l ut i or
local jurisdiction are preferable to separate local approaches, particularly where this will
result in greater efficiency and | ess cost to the

As a city in its infancy, Sandy t$SpEraitn@sn oh ano dled e h ¢
utilized by the city i it has a private company, CH2M Hill OMI, providing many services in the
city. In this sense, Sandy Springs has been a trend setter, and other evolving cities (Milton and
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Johns Creek) have followed this model of service delivery based on high satisfaction levels and
positive initial reports of efficiency and comparative lower costs to taxpayers.

The creation of the Metropolitan North Georgia Water Planning District in 2001 and the adoption
of regional plans for watershed management, water supply, and wastewater treatment are good
examples of how the environment of service delivery is changing in favor of regional solutions.

Sandy Springsd | eaders are aware of t heste regio
participate in them. Community facilities plans for water and sewer, which are now provided by
Fulton County Government, will need to take the recommendations of regional plans into
account and eventually conform to them.
As already noted, Sandy Springs continues to explore avenues for the joint delivery of certain
services, such as 911 communications, with other local governments, and it continues to
maintain city-county service arrangements. The Community Agenda will consider other
possible additional opportunities for the shared delivery of public facilities and services.
Physical Development and Conservation QCOs
The following eight QCOs have substantial or significant opportunities to be implemented
through regulations:

8. Heritage Preservation Objective

9. Open Space Preservation Objective

10. Environmental Protection Objective

11. Transportation Alternatives Objective

12. Housing Opportunities Objective

13. Traditional Neighborhood Obijective

14. Infill Development Objective

15. Sense of Place Objective
8 AHeri tage Preservation Objective: The tradition:
be maintained through preserving and revitalizing historic areas of the community,
encouraging new development that is compatible with the traditional features of the
community, and protecting other scenic or natural features that are important to defining
the communityds character. 0
The center of the historical agricultural community of Sandy Springs was the area bounded by
Roswell Road on the east, Abernathy Road on the north, and Mt. Vernon on the south. However,
today no significant concentration of historic resources survives in this area. Sandy Springs
does have some significant historic resources that are worthy of recognition and preservation,
but no local historic preservation ordinance has been adopted in Sandy Springs. Preservation
ordinances provide some means of protecting historic resources by establishing a Historic
Preservation Commission and/or local historic district.
Whilet hey are not Aihi storico in the pasruedertakemse of

efforts to revitalize the older, commercial center of the city. A redevelopment plan that
established a tax allocation district has been completed. In addition, Sandy Springs ensures
that new development and redevelopment projects within the Roswell Road corridor are
compatible with good design features through a Design Review Board and the application of
design guidelines.
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There are no scenic views or sites designated in the City of Sandy Springs, according to the

adopted interim comprehensive plan for Sandy Springs. However, the Chattahoochee River

and forested areas within the city are considered to be important scenic or natural features that

help define the charact er of Sandy Springs. The Chattahoocht¢
and northern borders. Through community visioning for the Focus Fulton Plan, the
Chattahoochee River was considered to be one of t

The adopted interim plan also notes that ravines and steep hillsides often provide impressive
scenic views.

The sloping, forest land (left) at the corner of Riverside Drive and Jhnson“FerryR
and ravine along Riverside Drive are indicative of the steep drainages
near the Chattahoochee River that help give Sandy Springs its open space character.

There are approximately 687 acres of forested and river frontage land in Sandy Springs under
public ownership, some of which are a part of the Chattahoochee National Recreation Area. In
addition to land acquisition, the Chattahoochee River has been the subject of various planning
and regulatory efforts over time. In 1973, the Georgia General Assembly enacted the
Metropolitan River Protection Act (Georgia Code 12-5-440) to address development pressure
near and pollution of the Chattahoochee River. Under this legislation, the Act established a
2,000-foot river corridor on both banks of the River and its impoundments, including stream
beds and islands, within which development proposals are reviewed for conformance with a
plan to protect the river as adopted by the Atlanta Regional Commission. Fulton County
adopted regulations for wider stream buffers in compliance with the North Georgia Water
Planning District mandate on May 4, 2005. The City of Sandy Springs adopted these
regulations upon incorporation. The regulations require undisturbed buffers and impervious
surface setbacks adjacent to streams. Streams in all watersheds within the City of Sandy
Springs are to be protected with a minimum 50-foot undisturbed buffer on each side of the
stream, and there is an additional 25-foot setback required to be maintained adjacent to the
undisturbed buffer, within which all impervious surfaces are prohibited.
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Most of the forest land in the City is located on
private land. There is one forest preserve. The
John Ripley Forbes Big Trees Forest Preserve
is a 30-acre tree, plant and wildlife sanctuary
in the Morgan Falls area of Sandy Springs
(east of Roswell Road). This previously
threatened urban forest, one of the last in
Sandy Springs, was assembled in three
purchases beginning in 1990. The purchase
was spearheaded by Southeast Land
Preservation Trust in partnership with Fulton
County and the State of Georgia.

Big Trees Forest Preserve

Big Trees is an urban forest including some large 100- and 200-year old white oak trees. The
forest is preserved and protected in a cooperative partnership with Big Trees Forest Preserve,
Inc., Fulton County Parks and Recreation Department and the State of Georgia Department of
Natural Resources.

With regard to the protection of trees and
steep slopes, Sandy Springs has adopted a
tree ordinance which provides standards for
tree preservation during land development,
building construction and timber harvesting.
As part of the land disturbance permit (LDP)
application process, tree protection and
landscape plans must be submitted to the
City Arborist for review and approval. Each
site is walked by the Arborist and visited
periodically  during land  disturbance
activities. The interim comprehensive plan
found there is a need for the City to apply
forest management principles in the tree
preservation ordinance, and the tree
ordinance was undergoing a revision
process at the time this Community
Assessment was being drafted.

Tree preserved during the land development process.

The City of Sandy Springs has no ordinance to protect steep slopes, but it enforces its own Soil
Erosion and Sedimentation Ordinance which addresses slope stability during land development
activities. Since the Soil Erosion and Sedimentation Ordinance does not provide technical
guidelines for preserving and protecting steep slopes, the interim comprehensive plan called for
a policy and ordinance containing technical guidelines for preserving and protecting steep
slopes to be adopted.

9. " Open Space Preservation Objective: New
minimize the amount of land consumed, and open space should be set aside from

development for use as publicpar ks or as greenbelts/ wildlife
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