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4 Redevelopment Sites

North River Village 
Shopping Center

11.2 acres

River Springs 
Center

9.8 acres

Northridge  
Shopping Center

10.5 acres

North Springs 
Center

8.8 acres

4321

SANDY SPRINGS NORTH END



What this Plan IS
•	Conceptual, but feasible, ideas

•	Models for redeveloping underutilized 
commercial centers

•	An understanding the community’s 
preferences for future redevelopment

What this Plan 
ISN’T
•	A zoning exercise (we are not re-

writing the Code, merely making 
recommendations)

•	A final design for all four sites

SANDY SPRINGS NORTH END



Goals 
1.	 Ensure a variety of housing options to accommodate all types of residents.

2.	 Improve multimodal connectivity throughout the North End, starting with the 
four sites and Roswell Road.

3.	 Model how mixed-use (retail, office, housing, and institutional uses, and green 
space) environments can work in Sandy Springs.

4.	 Build upon existing green spaces and parks to create a cohesive public space 
network.

5.	 Attract and support local small businesses in the North End.

SANDY SPRINGS NORTH END



Overall Assumptions
•	 The key to success is changing 

North Roswell Road

•	 Not much demand for retail; 
retail is changing even faster due 
to the pandemic

•	 High demand for a variety of 
housing types and price points

•	 Each site is designed differently 
based on surrounding context

**Street Section from Next Ten Comprehensive Plan 

SANDY SPRINGS NORTH END



Public Engagement Summary

SANDY SPRINGS NORTH END



Outreach
Focus Groups & Stakeholder Meetings (February-April 2020)

Kick-Off Meeting (March 5, 2020) - 200 participants

Virtual Pop-Up (June 2020) - 162 participants

Weekly Virtual Activities for each Site (August - September 
2020) - participation varied by site

5 Advisory Committee Meetings

Final Plan Open House (Virtual) & Farmers’ Market Pop-up

SANDY SPRINGS NORTH END



Overall Feedback Themes
•	Need a mix of housing options that are attainable at many price points, including 

single-family homes and different forms of multi-unit buildings

•	Desire for parks, plazas, green space, and connected parks and trails

•	Desire for mixed-use with residential and retail

•	New buildings should not be taller than 5-6 stories, but can go taller to support 
more housing options on certain sites

•	Support for public funding of infrastructure and parks in order to accommodate 
higher-quality redevelopment, attainable housing, and more green space

SANDY SPRINGS NORTH END



Plan Results

SANDY SPRINGS NORTH END



Recommendations for City

SANDY SPRINGS NORTH END



Striking a Balance
Fiscal 
Impact

Community 
Values

Affordability 
Gap

The City of Sandy 
Springs can benefit 
through one-time & 
continued revenue on 
redeveloped sites.

•	Housing affordability
•	Green space & public 

spaces
•	Quality retail 
•	Limited building 

heights
•	Walkability / trails

•	 Cost to build a typical 
new housing unit is 
$225-260K

•	 To build an affordable 
unit at 80% AMI, cost 
cannot exceed $180K

•	 Gap of $45-80K that 
needs to be made up 

One example 
of where this 

becomes difficult 

SANDY SPRINGS NORTH END



Financial 
Feasibility

Revelopment is 
attractive option

Owner makes 
a return on 
investment

Long-term 
success

Community
Values

Affordable 
housing

Green space

Trail connections

Lower building 
heights

City of Sandy Springs Makes Changes

Policies
The City takes a 

stance on community 
values and defines 

their targets.

Code Changes
The City makes 
changes to the 

development code to 
make redevelopment 

easier.

Incentives
The City offers 

financial incentives 
or other mechanisms 

to help fund 
redevelopment. 

Goal 
Setting Financial 

Analysis

City 
Changes

Site 
Analysis

Public 
InputMarket 

Analysis

Public
Feedback 

Loop

Feedbac
k

Re-designThe Main Point
The City of Sandy Springs 
needs to make changes in 
order to reflect community 

values, attract quality 
and financially feasible 

development, and catalyze 
targeted redevelopment on 

underutilized sites.

SANDY SPRINGS NORTH END



Policies
•	Define what “affordable” or “workforce” housing means for Sandy Springs

•	Use the Housing Assessment and this study to set specific targets and timelines

•	Number of units or percentage of new units

•	Types of units and applications in different types of neighborhoods

•	Support key public infrastructure and site preparation

•	Use previous plans to set specific targets and timelines for parks / public spaces

•	Prioritize Roswell Road streetscape changes and implementing trails

•	Establish Opportunity Zones & GRAD Sites

SANDY SPRINGS NORTH END



Code Changes
•	Expedited permitting

•	Remove the concrete and steel 
construction requirements above 3 
stories in the North End for key sites

•	Change streetscape requirements for 
internal streets in redevelopments 

•	Allow more units types by-right, not just 
as conditional uses

•	Reduce lot size requirements for 
townhomes, live / work, cottage court, 
multi-units to allow a greater diversity of 
unit types

•	Re-zone some sites or change some 
aspects of the mixed-use districts

•	Remove or refine the ground-floor 
commercial requirement in SX- districts

•	Consider options to require or incentivize 
affordable housing in new development

SANDY SPRINGS NORTH END



Development Incentives
•	Mitigate risk

•	Place public uses on or near sites

•	Enhance the public realm

•	Enhance transit / mobility options

•	Offer financing support

•	Tax Allocation Districts

•	Municipal bonds

•	Development Authority

•	Tax abatements and credits

•	Do the hard work ahead of time

•	Buy and assemble small parcels into 
marketable parcels.

•	Buy aging or contaminated sites and 
clean them up 

•	Direct incentives

•	Purchase sites & write down land cost

•	Public Parking Deck

•	CDBG Grants

SANDY SPRINGS NORTH END



Example: Tying it Together
Affordability 

Gap
•	 Cost to build a typical 

new housing unit is 
$225-260K

•	 To build an affordable 
unit at 80% AMI, cost 
cannot exceed $180K

•	 Gap of $45-80K that 
needs to be made up 

Policy
•	Define housing affordability goal 

Code Changes
•	Expedite permits & inspections

•	 Increase density by 10%

•	Address minimum lot size & street width 
requirements

•	Reduce parking requirements by 20%

Incentives
•	Write-down land costs

•	Use TAD to pay for 10% of costs

•	Waive or reduce impact fees

Using all of these:

20 - 
25%

HOUSING COSTS

SANDY SPRINGS NORTH END
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https://www.retainingwallcompanies.com/walls/stone.html
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http://chat.sandyspringsga.gov/
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3000 River Exchange Drive

•

•

•

•

•

•

•

•

•

•
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Registration & Facility Usage
• Program Registrations
• Facility Rentals
• Point of contact for Customer Service

• Program Registrations
• Add Programs to Registration Site

• Registration.SandySpringsGA.gov
• Communication with Customers
• Assist with any registration help

• Facility Rentals
• Process Rental Request
• Send & Track Invoices
• Add Reservations to Department Calendar
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http://spr.gs/housing
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•Proposed 12’ Sidepath and 6’ Landscape

Proposed 10’ Sidepath and 6’ Landscape
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Northwood Drive
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Transition from 10-ft 
Sidepath to 5-ft Sidewalk 
with no landscape strip to 
match sidewalk on bridge

Reduced Landscape Strip 
to avoid relocating major 
Transmission Lines
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http://www.sandyspringsga.gov/city-services/request-assistance
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*All engagement activities took place during Covid-19 pandemic.
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Level of service (LOS) characterizes 
perceived quality of service, based on 
delay and level of congestion. The scale 
starts from A and goes to F, better to 
worse. 

Similar to the volume map, the roadways 
that are currently experiencing congested 
conditions, continue to do so in 2050. Some 
roadways will be at LOS F by 2050, including 
portions of Johnson Ferry Road, Roswell 
Road, Windsor Parkway, and Peachtree 
Dunwoody Road.

New access provided as part of MMIP does 
not appear to have significant negative 
impacts to surface street operations, except 
for the area around the Northside Drive 
general purpose interchange.
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Between 2015-2019, a total of 119 
crashes on surface streets in Sandy 
Springs resulted in a serious injury or 
fatality.  

Locations reviewed in more detail:

• Hammond Drive at Peachtree 
Dunwoody Road

• Roswell Road at Lake Placid Drive

• Roswell Road at Trowbridge Road

• Roswell Road at I-285 EB Ramps

• Roswell Road at I-285 WB Ramps
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Level of Traffic Stress Analysis

• Range of LTS 1 – 4

• Identifies streets that are most 
suitable for bicycling with vehicular 
traffic.

• LTS 1 is suitable for on-street biking 
for most ages and abilities

• LTS 4 is suitable only for the most 
experienced and confident of riders 
unless a sidepath provided.

Most of the City’s primary and 
secondary street network is 
classified as LTS 4.



12 Neighborhood Activity Centers 
were identified to serve as walking 
destinations for residents within a 20-
minute walk (~1 mile).

• Roswell Road/Long Island Drive

• Powers Ferry Village

• Roswell Road/Lake Placid Drive

• City Springs

• North End Commercial

• North Springs MARTA Station 

• Sandy Springs MARTA Station 

• Dunwoody MARTA Station 

• Medical Center Station

• Morgan Falls Athletic Fields

• Dunwoody Club Shopping Center

• Spalding Drive/Holcomb Bridge Road



DRAFT PROJECT LIST
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• Roadway

• Intelligent Transportation 
Systems

• Bicycle, Pedestrian & Trails

• Transit
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