
2023 CITY COUNCIL RETREAT
Monday, January 30, 2023 – 9:00 a.m.
City Springs – Terrace Meeting Room

1 Galambos Way, Sandy Springs, GA 30328
 

Live Stream: www.youtube.com/@CityofSandySprings 

I. Opening Remarks and 2022 Year in Review Recap
(Presented by Eden E. Freeman, City Manager)

II. Priorities Review and Discussion
(Presented by the City of Sandy Springs Senior Leadership Team)

A. Set the standard for excellence in CUSTOMER SERVICE and CITIZEN ENGAGEMENT
B. Deliver the highest quality PUBLIC SAFETY services 
C. Enhance multi-modal TRANSPORTATION ACCESSIBILITY and maintain high COMMUNITY 

APPEARANCE standards
Morning Break

D. Create and support targeted ECONOMIC DEVELOPMENT opportunities, with an emphasis on 
the NORTH END

E. Provide inclusive and diverse RECREATIONAL and CULTURAL ENRICHMENT
F. Promote SUSTAINABLE GROWTH and foster ENVIRONMENTAL STEWARDSHIP
G. Ensure long-term WATER RELIABILITY for all residents and the business community
H. Council Discussion

Lunch

III. CIP Process Review
(Presented by William H. Martin, Jr., AIA, Public Works Director)

IV. Customer Service and Community Engagement Strategies
(Presented by Kristin Byars Smith, Assistant City Manager and Andrew Allison, Communications 
Director)

V. MARTA Major Projects and Operations
(Presented by Colleen Kiernan, Assistant General Manager of External Affairs, MARTA)

Afternoon Break and CIP/TSPLOST Walkthrough

VI. Financial Health of the City
(Presented by Doug Gebhardt/Courtney Rogers, Davenport & Co.)

VII. Development Code
(Presented by Kristin Byars Smith, Assistant City Manager, Christy Dodson, Associate Principal, Code 
Studio, and Lee Einsweiler, Founding Principal, Code Studio)

VIII. Council Discussion

Adjourn
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CIP Process Review
2023 City Council Retreat
January 30,  2023
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COSS Capital Transportation Programs

• TSPLOST
• 59 Active and Completed Projects 
• $183M

• Capital Improvement Program
• 13 Active Projects
• $32M

• Manage 72 projects valued at $215M
• Largest program in City History
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GDOT Plan Development Process

• Standard for Transportation Project Delivery in Georgia
• Overall Project Delivery Includes
• Project Identification and Programming
• Design
• Right of Way
• Utility Coordination
• Construction

• Identifies Three Major Components of Design
• Concept
• Preliminary Design
• Final Design

Page 36 of 139



Page 37 of 139



Page 38 of 139



Page 39 of 139



Page 40 of 139



COSS Project Delivery Process

• Streamlined Version Of GDOT PDP
• Planning, Project Identification, Budgeting, and Programming
• Scope Development
• Consultant Procurement
• Design via PDP

• ROW Acquisition
• Utility Adjustments
• Construction Procurement
• Construction Delivery
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COSS Design Process
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Project Delivery Challenges

• Manage to:
• Approved Scope
• Budget
• Schedule

• Scope – Adjust per studies and other input
• Budget

• Cost growth 
• Scope changes

• Schedule
• ROW
• Utilities
• Scope changes
• Managing multiple projects and associated schedules
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Responses to Project Delivery Challenges

• Scope
• Increased emphasis on project scoping studies in advance of design 

procurement
• Emphasis on supporting plans (Transportation Master Plan, Traffic Studies)

• Budget
• Annual Cost Estimate Updates
• Develop alternative funding sources  (IIJA, GTIB, GDOT Programs, PCID)

• Schedule
• Use on-call consultants where possible (reduce procurement schedule)
• Added utility coordination staff (both staff and field coordination) 
• Added right of way staff (increase support to project teams)
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COSS ROW Process
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COSS Proposed ROW Process

Page 46 of 139



Typical Project Delivery Services    * Denotes On Call    
 Consultant Service Support  Planning  Concept  Preliminary  Final  Construction
Transportation Planner
Traffic Engineer                     
Surveyor
Roadway Design Engineer
Utility Engineer
Traffic Signal Engineer
Structural Engineer 
Lighting Engineer 
ROW Estimator 
ROW Appraiser
ROW Cost to Cure Engineer
ROW Negotiator
Landscape Architect
Construction Engineer Inspection
Hydrology Engineer 
Erosion & Sediment Control
Materials Testing 

Page 47 of 139



Next Steps in Improving Project Delivery

• Conduct Independent Assessment of Project Delivery Process 
• Right of Way Process

• Add Right of Way Plan Approval step to formalize review and acceptance of 
proposed right of way plans

• Add Detailed Right of Way Cost Estimate to the Right of Way Plan Approval
• Reduce schedule delays due to late plan changes from Right of Way revisions 

• Project Controls Specialist 
• Currently over 59 projects being managed to delivery with an overall program 

value of $189M
• Project milestones 

• Consultants
• Utilities
• Right of Way 

• Adds ability to better create and track major project milestones
• Aids in managing project schedules to available budgets 
• Add One Full Time Employee 
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Customer Service and Community 
Engagement Strategies
2023 City Council Retreat
January 30, 2023
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Customer Service Survey
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Survey Overview

• Less than 2 minutes to complete
• What type of assistance?
• Were you satisfied? 
• Who assisted you and would you 

recommend them? 
• Optional comments, questions, 

and contact information
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Survey Promotion

• QR code handouts and targeted 
signage within the Permitting and 
Revenue Lobby
• Automatically added to all City 

Staff email signatures
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2022 Results

• 95% positive
• Noted that staff are courteous, professional, helpful, patient, 

knowledgeable, responsive, and pleasant

“John was very considerate to call me and give me an in-depth 
explanation of what was being done to rectify the issue I reported to 
his department.” 
“Fast response, professional, pleasant, very well informed.”
“I consistently have exceptional service from the city planning and 
permitting employees. Even if they can’t always resolve an issue, they 
are always pleasant and friendly and helpful.”
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2022 Results

"In the last year we've done work in 14 counties and cities around the 
metro area. The experience I've had with Brenda Page and the 
permitting group has been wonderful… The level of cooperation has 
been fantastic and has exceeded all expectations. This level of 
cooperation and concern for the well-being of the process and the 
homeowner has also been delivered by other members of this 
department. 
This is a great team that you have working here. They are a great 
model for level of customer service that should be mirrored by all 
departments."
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Communications
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Telling the Story of Sandy Springs

Customer Service is at the core of our city’s mission. 
We believe that engaging the community through 
both traditional and non-traditional channels will 
help us tell the story of Sandy Springs. 

Our goal is to tell the story of Sandy Springs 
through three key audiences: 
• Sandy Springs Residents 
• The Media
• Internal Stakeholders
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Audience 1: Sandy Springs Residents 

• Revamping “City News” on the City’s Website 
• Rethinking  the "City News” page on website to function as more of a “Newsroom”

• Week in Review Video (Inside Sandy Springs) 
• Providing residents with a video overview to see their city in action and to provide 

updates and news on events happening in Sandy Springs. 

• Social Media Strategic Plan 
• Implementing and maintaining a consistent, accurate and entertaining social media 

presence. 

• Monthly Newsletter
• Including more engaging content and growing readership base. 

Strategies to Grow Engagement and Tell Our Story 
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City News
• Our goal as a communications 

office is to serve as an in-house 
newsroom for the City of Sandy 
Springs.
• We want to be proactive and give 

residents and the media a one-
stop-shop for news. 
• Rethinking what constitutes City 

News and organizing content 
designed for the media and content 
designed for citizens appropriately. 
• Adding video Current City News Layout
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Social Media Strategy 

• Social Media Strategic Plan
• Adoption of a Social Media Plan that includes strategic goals 
• Plan to increase unified branding across City Department Social Media 

Pages
• Implementing Social Media Posting Calendar 
• Providing Social Media Training to Departments 

• City Council Meetings
• Increasing transparency by announcing meetings on social media 
• Pushing out newsworthy Council items via press release/social media

• Inside Sandy Springs (video week in review)
• Posted to all social platforms 
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Inside Sandy Springs (Video Week in Review)

• Branded as “Inside Sandy Springs”
• Recapping the week’s news and 

events in Sandy Springs

• First launched on January 13, 2023
• Since inception, this series has 

resulted in increased engagement 
across all platforms
• Instagram: 105% increase in 

engagement
• Twitter: 11% increase in engagement
• YouTube: 11% increase in 

impressions
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Monthly Newsletter
• The Communications Department distributes a monthly 

newsletter of city news and events. 
• Our distribution list is currently just over 5,000. 
• Our goal is to grow distribution by 10% by the end of Q2
• Tactic 1: Post segmented stories from the newsletter on social media 

and drive traffic back to the newsletter/website.
• Tactic 2: Include video updates and additional photography.
• Tactic 3: Advertise newsletter on social media and in Inside Sandy 

Springs.
• Tactic 4: Rethink newsletter content. 
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Public Meetings

• During 2022, our office helped facilitate public meetings to solicit 
citizen feedback on projects, including:
• Roswell Road Access Management Plan
• City Springs Master Plan Update 
• North End Traffic Safety Analysis 
• Old Riverside Park Master Plan
• Windsor Meadows Park Enhancements

• This year we added Xanthe Tilden to the team, who will assist in 
bilingual outreach. 
• Tailoring audience-specific messages and video updates in Spanish
• Providing translation services to neighborhood meetings
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Audience 2: The Media 

• Direct Relationships
• Press Releases
• Providing Background Information
• Facilitating Interview/Statement Requests 
• Proactive Pitching of Newsworthy Events 
• In conversations with reporters, they want to be notified ahead of time of 

important stories, rather than at the last minute or after the fact. 

• Utilization of Public Relations Firm to Expand Media Coverage
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Public Relations

• Partnered with Visit Sandy 
Springs to engage public 
relations services from TK 
Public Relations
• Secure earned media coverage
• Clients see an average of 52 

national earned media 
placements annually

• Phase I: Development of 12-
month strategic PR plan
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Audience 3: Internal 
Stakeholders
• The Communications 

Departments also serves as an 
in-house creative marketing 
agency and assists other city 
departments with artwork, 
signage, and other printed and 
digital collateral. 
• 2022 Completed Tasks: 1,150 
• Current Tasks in 2023: 246 
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Unified Platform
• SandySpringsGA.gov and affiliated 

websites all operate under Unified Platform

• Improvements coming to 
SandySpringsGA.gov:
• Improved Search Functionality
• Phase 1: Redesign Search Interface 

(Currently Underway)
• Phase 2: Search Integration with 

Civic Clerk
• Embedding Live Video for Public 

Meetings 
• SandySpringsGA.gov/stream

Proposed Search Design
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Internal Goals

• 12-month Strategic Communications Plan (Q1)
• Phase 1 of website search project completed (Q1) 
• Rollout social media and website training for staff (Q1)
• Increase monthly newsletter subscriptions by 10% (Q2)
• Identify target areas and develop public relations campaign strategy 

with TKPR  (Q2) 
• Increase social media following across all platforms by 10% (Q4)
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SANDY SPRINGS 
CITY COUNCIL RETREAT

January 30, 2023 

 Colleen Kiernan
AGM External Affairs
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• MARTA Today
• Lines & Dots 
• Innovation & Modernization

Overview
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MARTA TODAY 
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Designer 

Planner 

Operator

FunderBuilder

Customers

MARTA At a Glance
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4.40 Million

2.29 Million

3.74 Million

2.31 Million

65.3 Thousand
52.3 Thousand

19.5 Thousand
2.2 Thousand

Ridership Recovery 
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Responsible Financial Management 

• Over $550 million FY23 
Capital & Expansion Project 
Budget

• 160+ Active Capital Projects

• No Fare Increase in 11 Years
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Over $100M Committed Federal Support
Bus & Bus Facilities Grant & Earmark
Clayton Operations & Maintenance and 
Police Facility

Low or No Emissions Grant & Earmark 
Electric Buses 

RAISE Grant
Five Points Transformation

Tiger Grant 
Summerhill BRT 

Congressional Earmark
Brookhaven Station 

$33M

$29.4M

   $25M

$12.6M

$1M
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Historic Investment at State Level
GA 400 BRT

AVIS Public Address & Sign Upgrades

Five Points Transformation

Bankhead Station Platform Extension

$100M

$30M

$13M

$6M
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Local Funding - Core Penny
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LINES & DOTS 
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Transit Oriented Development
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Transit Oriented Development

Bankhead Station TOD Concept King Memorial Station Complete TOD

Edgewood Candler Station Complete TOD North Ave Station TOD Concept Avondale Station Phase II

Avondale Station Phase II
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Community Involvement

$1M federal grant received from 
USDA to support MARTA markets
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Track Renovations
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Station 
Manager 
Program 

SMART
Restrooms

AFC 2.0
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INNOVATION & 
MODERNIZATION
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CQ400 Railcars
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Electric Buses
First six began service out of 
Laredo Garage on May 1

Low or No Emissions Grant 
funding will support 10 routes out 
of Perry Garage serving 
disadvantaged communities  

Determining charging and 
operations/maintenance needs 
for new fleet

Page 87 of 139



GA 400 Bus Rapid Transit
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Top End I-285 Bus Rapid Transit
2

Project Scope
Ø Visioning
Ø Conceptual Design Service and Operation Planning
Ø Data Collection and Existing Conditions
Ø BRT Alternatives and Evaluation
Ø Environmental Documentation

Project Objective
Ø The objective of this study is to investigate, analyze, 

and determine the feasibility of implementing BRT 
within the interstate and leveraging the investment 
in Express Lanes infrastructure
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THANK YOU
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Member NYSE|FINRA|SIPC

January 30, 2023

City of Sandy Springs, Georgia

2023 Financial Health Update
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January 30, 2023

Table of Contents

1 Market Update and Credit Rating Review

2 Historical General Fund Operating Performance

3 Historical Reserves and Fund Balance

4 Debt Management and Debt Capacity / Affordability
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Market Update and Credit Rating Review

City of Sandy Springs, Georgia

January 30, 2023 2City of Sandy Springs, Georgia
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January 30, 2023 City of Sandy Springs, Georgia 3

Market Update

Source: Thomson MMD Publication.

Series 2020 and Series 

2020B Bond Issuances.
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Moody's S&P

Aa1 AA+ (Highest)

Aa2 AA (Middle)

Aa3 AA- (Lowest)

A1 A+ (Highest)

A2 A (Middle)

A3 A- (Lowest)

Baa1 BBB+ (Highest)

Baa2 BBB (Middle)

Baa3 BBB- (Lowest)

General Obligation Rating

City of Sandy Springs, GA

BB, B, CCC, CC, C, D
5th - 10th Tiers "Below 

Investment Grade"
Below 

Investment 

Grade

Aaa
Top Tier "Highest Possible 

Rating"
AAA

Considered 

Investment 

Grade

2nd Tier "Very Strong"

3rd Tier "Strong"

4th Tier "Adequate 

Capacity to Repay"

January 30, 2023

Credit Ratings

4City of Sandy Springs, Georgia

In August 2022, Davenport assisted the City in receiving an upgrade from S&P from AA+ to AAA.

With this upgrade, Sandy Springs is now 1 of 6 Cities in Georgia that has a Aaa/AAA designation from 

both Moody’s and S&P.
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January 30, 2023

S&P Observations – Upgraded AAA Rating
August 18, 2022

Credit Overview:

 S&P Global Ratings raised its long-term rating on the Sandy Springs Public Facilities Authority, Ga.'s general obligation (GO) 

equivalent debt, issued for Sandy Springs, to 'AAA' from 'AA+’.

 Sandy Springs has demonstrated fiscal prudence and economic resilience, while continuing to leverage its large, diverse, 

growing tax base over its 15-year life as a city, producing consistently strong financial results and growing its very strong 

financial position. Despite some softening of the broader US economy, S&P believes Sandy Springs will continue to exhibit 

economic and financial strength, with the fiscal capacity and forward-looking financial management strategies to absorb 

budgetary pressures, should any arise. 

Summary Rating Rationale:

 The 'AAA' long-term rating reflects S&P’s view of the city's:

 Consistent and sustainable economic growth, and benefits from access to a broad and diverse metropolitan statistical 

area (MSA);

 Formalized financial management practices and conservative practices facilitate financial and overall credit stability 

and very strong institutional framework score;

 Positive financial results over the last 8 fiscal years, with year-over-year growth in fund balance, demonstrates 

established fiscal strength and prudence; and

 Manageable debt burden with a focus on pay-go capital financing and no near-term debt plans.

 S&P revised their assessment of the city's financial management policies and practices to strong from good following 

receipt of additional policies and planning documentation. 

5City of Sandy Springs, Georgia
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January 30, 2023 City of Sandy Springs, Georgia 6

Moody’s New Methodology

 On November 2nd, 2022, Moody’s Investor Services 

published a revised rating methodology for US Cities 

and Counties which included the following changes:

– 1) Updated Rating Scorecard

– 2) Revised Notching Factors

– 3) Other Considerations

New Moody’s Rating Methodology

Sandy Springs was not one of the 

346 cities that was placed under 

review as part of the new 

methodology.

At this time Davenport does not 

anticipate any changes in the City’s 

ratings as a result of this 

methodology change. 
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Historical General Fund 
Operating Performance

City of Sandy Springs, Georgia

January 30, 2023 7City of Sandy Springs, Georgia
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Fiscal Year Fiscal Year Fiscal Year Fiscal Year Fiscal Year

2018 2019 2020 2021 2022

Total General Fund Revenues $98,687,425 $104,553,442 $106,359,037 $115,442,249 $122,970,825

Total General Fund Expenditures $73,152,133 $81,371,726 $76,209,326 $81,943,567 $85,871,097

Excess (def iciency) of  revenues over 

(under) expenditures
$25,535,292 $23,181,716 $30,149,711 $33,498,682 $37,099,728

Non-Operating Sources/(Uses)

Transfer In / Other Revenues $4,607,152 $5,375,709 $2,721,411 $16,020,200 $2,980,930

Transfers out (29,374,540)       (25,446,975)       (29,386,150)       (29,725,315)       (50,091,807)       

Total other f inancing sources (uses) ($24,767,388) ($20,071,266) ($26,664,739) ($13,705,115) ($47,110,877)

Net change in fund balances $767,904 $3,110,450 $3,484,972 $19,793,567 ($10,011,149)

Fund Balances, Beginning of  Year $42,498,657 $43,266,561 $46,377,011 $49,861,983 $69,655,550

Fund Balances, End of  Year $43,266,561 $46,377,011 $49,861,983 $69,655,550 $59,644,401

Transfer to Capital Projects Fund $15,747,490 $15,695,325 $19,625,000 $6,923,785 $36,533,882

Transfer to PFA (Debt Service) $9,752,050 $9,751,650 $9,761,150 $11,531,724 $12,624,640

Transfer to PFA (One-Time Capital) $3,875,000 $0 $0 $11,269,807 $933,285

January 30, 2023 City of Sandy Springs, Georgia 8

Historic General Fund Results

Source: Sandy Springs ACFRs.

The rating agencies want to distinguish the transfers that are reoccurring from one-time occurrences that could be forgone in the event of 

an unforeseen emergency / shortfall. The transfers out to the Capital Project fund would qualify as a one-time purpose.
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January 30, 2023 City of Sandy Springs, Georgia

General Fund – Budget vs. Actual Results

9

Source: Sandy Springs ACFRs.

Final Budget Actual Results Variance From Final Budget Actual Results

Variance 

From

2021 2021 Final Budget 2022 2022 Final Budget

Total Revenues $103,672,326 $115,442,249 $11,769,923 $114,430,456 $122,970,825 $8,540,369

Total Expenditures $102,181,799 $81,943,567 ($20,238,232) $94,067,905 $85,871,097 ($8,196,808)

Excess (deficiency) of revenues over 

(under) expenditures
$1,490,527 $33,498,682 $32,008,155 $20,362,551 $37,099,728 $16,737,177

Non-Operating Sources/(Uses)

Transfers In / Other Revenues $15,939,011 $16,020,200 $81,189 $1,120,000 $2,980,930 $1,860,930

Transfers out (29,725,316)       (29,725,315)       1                          (50,091,807)       (50,091,807)       -                     

Total other financing sources (uses) (13,786,305) (13,705,115) 81,190 (48,971,807) (47,110,877) 1,860,930

Net change in fund balances ($12,295,778) $19,793,567 $32,089,345 ($28,609,256) ($10,011,149) $18,598,107

The General Fund’s actual results have historically outperformed the Final Budget which 

means that revenues come in over budget and expenditures come in under budget. 
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January 30, 2023 City of Sandy Springs, Georgia 10

Peer Comparison – General Fund Revenues

Source: S&P Capital IQ (2021 Data).
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January 30, 2023 City of Sandy Springs, Georgia 11

Tax Digest – Full Value of Property

Source: Georgia Department of Revenue.

2018 2019 2020 2021 2022

Residential $5,135,578,590 $5,569,524,370 $5,707,436,650 $6,226,269,420 $6,566,498,830

Agricultural 232,280 87,520 97,960 103,080 104,200

Conservation Use 1,363,400 1,109,480 1,003,040 1,991,040 781,260

Brownfield Property 18,985,000 27,403,920 28,111,880 26,122,930 23,077,080

Commercial 3,444,871,510 4,062,572,960 4,116,993,840 4,165,935,530 4,193,729,340

Industrial 8,913,270 10,010,190 10,963,440 13,957,880 13,237,520

Utility 52,462,513 62,154,443 65,922,482 71,512,260 77,336,730

Motor Vehicle 57,197,080 40,913,220 30,398,740 22,570,250 18,835,730

Heavy Equipment 44,529 25,600 96,788 0 33,200

Gross Digest $8,719,648,172 $9,773,801,703 $9,961,024,820 $10,528,462,390 $10,893,633,890

Less Bond Exemptions 0 (268,721,681) (270,593,977) (283,986,180) (270,542,119)

Total Taxable Assessed Value $8,719,648,172 $9,505,080,022 $9,690,430,843 $10,244,476,210 $10,623,091,771

Actual Full Value $21,799,120,430 $23,762,700,055 $24,226,077,108 $25,611,190,525 $26,557,729,428

% Change 14.51% 9.01% 1.95% 5.72% 3.70%

Tax Digest
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January 30, 2023 City of Sandy Springs, Georgia 12

Peer Comparison – Actual Taxable Value (Full Value)

Source: Department of Revenue (2021 Data).

Note: “Full Value” is the actual value of all 

property in the City’s jurisdiction whereas the 

“Assessed Value” is 40% of the Full Value.  

The City levies property taxes based upon 

the Assessed Value. 

Because not all local governments assessed 

at 40%, the rating agencies use the Full 

Value in order to create an apples to apples 

comparison.
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Full Value Per Capita

Source: U.S. Census Bureau and Sandy Springs ACFRs.

Tax Year Full Value Population
Full Value 

Per Capita

2018 $21,799,120,430 106,739 $204,228

2019 23,762,700,055 108,797 218,413

2020 24,226,077,108 110,779 218,688

2021 25,611,190,525 110,664 231,432

2022 26,557,729,428 110,926 239,418

Full Value Per Capita
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Peer Comparison – Full Value Per Capita

Source: Department of Revenue and American Community Survey (2021 Data).
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Historical Reserves and Fund Balance

City of Sandy Springs, Georgia
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Unassigned General Fund Balance

Adopted Policy: The City will maintain a minimum unassigned fund balance in the General Fund to three 

months (25%) of regular, on-going operating expenditures (including transfers out). Furthermore, the City 

implemented a replenishment policy as well as how surplus reserves will be spent.  

Source: Sandy Springs ACFRs.
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Fiscal 

Year

Unassigned 

General Fund 

Balance

General Fund 

Operating 

Expenditures & 

Transfers Out

Unassigned Fund 

Balance vs. 

Operating 

Expenditures & 

Transfers Out

City Policy

2018 $25,373,013 $102,526,673 24.7% N/A - Old Policy

2019 26,616,192 106,818,701 24.9% N/A - Old Policy

2020 45,710,692 105,595,476 43.3% 25.0%

2021 67,349,843 111,668,882 60.3% 25.0%

2022 37,076,382 135,962,904 27.3% 25.0%
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Peer Comparison – Unassigned General Fund Balance as a 
Percentage of Operating Expenditures

City Policy

Note: Please note that 

this comparison excludes 

all transfers out of the 

General Fund.

Source: S&P Capital IQ (2021 Data).
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Fiscal 

Year

Unassigned 

General Fund 

Balance

Assigned 

General Fund 

Balance

Available 

General Fund 

Balance

Capital 

Projects Fund 

Balance

Overall 

Available Fund 

Balance

General Fund 

Operating 

Expenditures & 

Transfers Out

Available General 

Fund Balance as 

a % of  Operating 

Expenditures & 

Transfers Out

Overall Available 

Fund Balance as 

a % of  Operating 

Expenditures & 

Transfers Out

Key A B A + B C (A + B) + C D (A + B) / D ((A + B) + C) / D

2018 $25,373,013 $17,584,554 $42,957,567 $11,812,923 $54,770,490 $102,526,673 41.9% 53.4%

2019 26,616,192       19,616,830       46,233,022       37,336,789       83,569,811       106,818,701     43.3% 78.2%

2020 45,710,692       3,792,605         49,503,297       44,166,751       93,670,048       105,595,476     46.9% 88.7%

2021 67,349,843       1,212,505         68,562,348       37,900,230       106,462,578     111,668,882     61.4% 95.3%

2022 37,076,382       20,929,552       58,005,934       49,466,759       107,472,693     135,962,904     42.7% 79.0%

January 30, 2023 City of Sandy Springs, Georgia 18

Available Fund Balance

The Available General Fund Balance will be the selected peer comparison metric displayed on the subsequent page.

Source: Sandy Springs ACFRs.
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Peer Comparison – Available Fund Balance as a 
Percentage of Operating Expenditures

Note: Please note that 

this comparison excludes 

all transfers out of the 

General Fund.

Source: S&P Capital IQ (2021 Data).
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Use of Reserves in the Budget Process

FY 2022 FY 2023

Adopted Budget Adopted Budget % Change

Sources

Revenue

Taxes $92,200,000 $101,730,000 $9,530,000 10.3%

Licenses and Permits 2,520,000 3,262,000 742,000 29.4%

Charges for Services 475,000 390,000 (85,000) -17.9%

Federal Grants 6,934,152 0 (6,934,152) -100.0%

Other Revenues 3,976,120 4,308,420 332,300 8.4%

General Fund Revenues $106,105,272 $109,690,420 $3,585,148 3.4%

Use of  Prior Year Fund Balance $1,212,506 $20,929,551 $19,717,045 1626.1%

 Total General Fund Funding Sources $107,317,778 $130,619,971 $23,302,193 21.7%

Uses

Expenditures

City Council $231,227 $239,758 $8,531 3.7%

City Manager 1,002,648 1,051,249 48,601 4.8%

City Clerk 811,186 569,047 (242,139) -29.8%

Finance 2,215,145 2,737,997 522,852 23.6%

Legal 1,205,955 1,238,645 32,690 2.7%

Information Technology 2,757,351 3,362,329 604,978 21.9%

Human Resources 618,688 801,438 182,750 29.5%

Facilities 5,352,517 6,213,888 861,371 16.1%

Communications 1,657,232 1,999,320 342,088 20.6%

General Administration 3,135,043 3,046,894 (88,149) -2.8%

Court 1,247,724 1,549,977 302,253 24.2%

Police 22,956,861 27,026,039 4,069,178 17.7%

Fire 14,718,867 16,551,969 1,833,102 12.5%

Emergency Management 1,213,389 1,311,647 98,258 8.1%

Public Works 11,769,690 13,475,951 1,706,261 14.5%

Fleet 321,482 359,135 37,653 11.7%

Recreation and Parks 3,825,164 3,970,339 145,175 3.8%

Community Development 4,115,805 5,781,394 1,665,589 40.5%

Economic Development 352,107 623,630 271,523 77.1%

Other Financing Uses 27,809,697 38,709,325 10,899,628 39.2%

Total General Fund Expenditures $107,317,778 $130,619,971 $23,302,193 21.7%

Total Revenues Over (Under) Exp. $0 $0

Increase/

Decrease

Source: Sandy Springs Adopted 2022 Budget and Adopted 2023 Budget.

The City budgeted 

prior year surpluses 

(i.e. 2021 actual 

results) for capital 

projects in Fiscal 

Year 2023.
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Debt Management and 
Debt Capacity / Affordability

City of Sandy Springs, Georgia
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Issuer Overview

Issuer/Project Original Par

Outstanding 

6/30/2022 Interest Rate Final Maturity Call Date

PFA Revenue Bonds, Series 2015 (Unrefunded) $159,475,000 $13,405,000 2.25 - 5.00% 5/1/2026 5/1/2026

PFA Taxable Revenue Bonds, Series 2020 161,770,000 158,940,000 0.35 - 2.58% 5/1/2047 5/1/2030

PFA Revenue Bonds, Series 2020B 53,170,000 49,770,000 2.00 - 5.00% 5/1/2040 5/1/2030

Total $374,415,000 $222,115,000

January 30, 2023 City of Sandy Springs, Georgia 22

Existing Tax Supported Debt Service

Fiscal Payout

Year Principal Interest Total Ratio

2023 $7,250,000 $5,376,075 $12,626,075 3.26%

2024 7,510,000 5,113,318 12,623,318 6.65%

2025 7,690,000 4,936,133 12,626,133 10.11%

2026 7,975,000 4,645,377 12,620,377 13.70%

2027 8,295,000 4,334,497 12,629,497 17.43%

2028 8,475,000 4,154,571 12,629,571 21.25%

2029 8,675,000 3,954,951 12,629,951 25.15%

2030 8,880,000 3,742,202 12,622,202 29.15%

2031 9,105,000 3,515,738 12,620,738 33.25%

2032 9,285,000 3,331,622 12,616,622 37.43%

2033 9,455,000 3,166,290 12,621,290 41.69%

2034 9,630,000 2,991,435 12,621,435 46.02%

2035 9,820,000 2,806,743 12,626,743 50.44%

2036 10,010,000 2,611,687 12,621,687 54.95%

2037 10,220,000 2,406,007 12,626,007 59.55%

2038 10,435,000 2,189,016 12,624,016 64.25%

2039 10,660,000 1,963,883 12,623,883 69.05%

2040 10,905,000 1,719,271 12,624,271 73.96%

2041 7,660,000 1,469,007 9,129,007 77.41%

2042 7,850,000 1,282,869 9,132,869 80.94%

2043 8,045,000 1,092,114 9,137,114 84.56%

2044 8,245,000 884,553 9,129,553 88.28%

2045 8,460,000 671,832 9,131,832 92.09%

2046 8,680,000 453,564 9,133,564 95.99%

2047 8,900,000 229,620 9,129,620 100.00%

Total $222,115,000 $69,042,374 $291,157,374

Existing Debt Service
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Key Debt Ratio: Debt as a Percentage of Full Value

23City of Sandy Springs, GeorgiaJanuary 30, 2023

Note: Full Values are assumed to grow 2.0% annually beginning in Fiscal Year 2023.

Debt Capacity Available up to City Policy

Source: Sandy Springs ACFRs.

Adopted Policy: The City adopted the following policy that the City’s tax-supported 

debt outstanding shall not exceed 1.75% of the digest full value.
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Peer Comparison – Debt vs. Full Value

Source: S&P Capital IQ (2021 Data).

City Policy
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Key Debt Ratio: Debt Service as a Percentage of Revenues

Note: Governmental Revenues are assumed to grow 2.0% annually beginning in Fiscal Year 2023.

Debt Capacity Available up to City Policy

Source: Sandy Springs ACFRs.

Adopted Policy: The City adopted the following policy that the City’s annual tax-supported 

debt service shall not exceed 15% of the City’s budgeted governmental revenues*.

*Note: Governmental Revenues exclude T-SPLOST Revenues.
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Peer Comparison – Debt Service as a Percentage of 
Expenditures

Source: S&P Capital IQ (2021 Data).

City Policy

Note: Please note that 

this comparison is a 

percentage of 

expenditures and not 

revenues like the City’s 

Adopted Policy.
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 Of the key debt ratios, Debt Service vs. Revenues is the limiting factor for the City.

 Assuming a 20-year level debt service issued at 5.00% and operating revenue growth at 2.00% annually 

beginning in Fiscal Year 2023, the City could issue tax-supported debt up to the amounts shown below 

without exceeding its 15% financial policy not to exceed limit:

January 30, 2023 City of Sandy Springs, Georgia 27

Debt Capacity – 5.00% Interest Rate

Note: Unused amounts can slide out but the amounts in the out years can’t be pulled forward.

Note: In addition to the operating revenues growing at 2.0%, it is assumed the revenues to pay the new debt service are added to the revenue base as well.

2023 2024 2025 2026 2027

Annual 

Capacity 
$104,810,319 $12,617,467 $3,988,110 $3,351,989 $3,105,415

2028 2029 2030 2031 2032

Annual 

Capacity 
$3,194,521 $3,191,844 $3,287,285 $3,208,474 $3,229,871

$127,873,300 $16,111,995 $143,985,295

5% Interest Rate

Future Debt Capacity

First 5 Years

Second 5 Years

First 5 Years Second 5 Years 10-Year Total
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Richmond — Headquarters

One James Center

901 East Cary Street,

Suite 1100,

Richmond, Virginia 23219 

Atlanta Office

515 East Crossville Road

Suite 380

Roswell, Georgia 30075

Contact Information

January 30, 2023 City of Sandy Springs, Georgia 28

Doug Gebhardt

First Vice President

404-825-9467

dgebhardt@investdavenport.com

Courtney Rogers

Senior Vice President

804-697-2902

crogers@investdavenport.com

Ricardo Cornejo

First Vice President

404-865-4040

rcornejo@investdavenport.com

Christopher Holt

Associate Vice President

404-922-7301

cholt@investdavenport.com
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Disclaimer
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The U.S. Securities and Exchange Commission (the “SEC”) has clarified that a broker, dealer or municipal securities dealer engaging in municipal advisory activities outside the scope of

underwriting a particular issuance of municipal securities should be subject to municipal advisor registration. Davenport & Company LLC (“Davenport”) has registered as a municipal

advisor with the SEC. As a registered municipal advisor Davenport may provide advice to a municipal entity or obligated person. An obligated person is an entity other than a municipal

entity, such as a not for profit corporation, that has commenced an application or negotiation with an entity to issue municipal securities on its behalf and for which it will provide

support. If and when an issuer engages Davenport to provide financial advisory or consultant services with respect to the issuance of municipal securities, Davenport is obligated to

evidence such a financial advisory relationship with a written agreement.

When acting as a registered municipal advisor Davenport is a fiduciary required by federal law to act in the best interest of a municipal entity without regard to its own financial or other

interests. Davenport is not a fiduciary when it acts as a registered investment advisor, when advising an obligated person, or when acting as an underwriter, though it is required to deal

fairly with such persons,

This material was prepared by public finance, or other non-research personnel of Davenport. This material was not produced by a research analyst, although it may refer to a

Davenport research analyst or research report. Unless otherwise indicated, these views (if any) are the author’s and may differ from those of the Davenport fixed income or research

department or others in the firm. Davenport may perform or seek to perform financial advisory services for the issuers of the securities and instruments mentioned herein.

This material has been prepared for information purposes only and is not a solicitation of any offer to buy or sell any security/instrument or to participate in any trading strategy. Any

such offer would be made only after a prospective participant had completed its own independent investigation of the securities, instruments or transactions and received all

information it required to make its own investment decision, including, where applicable, a review of any offering circular or memorandum describing such security or instrument. That

information would contain material information not contained herein and to which prospective participants are referred. This material is based on public information as of the specified

date, and may be stale thereafter. We have no obligation to tell you when information herein may change. We make no representation or warranty with respect to the completeness of

this material. Davenport has no obligation to continue to publish information on the securities/instruments mentioned herein. Recipients are required to comply with any legal or

contractual restrictions on their purchase, holding, sale, exercise of rights or performance of obligations under any securities/instruments transaction.

The securities/instruments discussed in this material may not be suitable for all investors or issuers. Recipients should seek independent financial advice prior to making any

investment decision based on this material. This material does not provide individually tailored investment advice or offer tax, regulatory, accounting or legal advice. Prior to entering

into any proposed transaction, recipients should determine, in consultation with their own investment, legal, tax, regulatory and accounting advisors, the economic risks and merits, as

well as the legal, tax, regulatory and accounting characteristics and consequences, of the transaction. You should consider this material as only a single factor in making an investment

decision.

The value of and income from investments and the cost of borrowing may vary because of changes in interest rates, foreign exchange rates, default rates, prepayment rates,

securities/instruments prices, market indexes, operational or financial conditions or companies or other factors. There may be time limitations on the exercise of options or other rights

in securities/instruments transactions. Past performance is not necessarily a guide to future performance and estimates of future performance are based on assumptions that may

not be realized. Actual events may differ from those assumed and changes to any assumptions may have a material impact on any projections or estimates. Other events not taken

into account may occur and may significantly affect the projections or estimates. Certain assumptions may have been made for modeling purposes or to simplify the presentation

and/or calculation of any projections or estimates, and Davenport does not represent that any such assumptions will reflect actual future events. Accordingly, there can be no

assurance that estimated returns or projections will be realized or that actual returns or performance results will not materially differ from those estimated herein. This material may

not be sold or redistributed without the prior written consent of Davenport.

Version 01/13/2014 CH/DJG/RC/CR
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Development Code
2023 City Council Retreat
January 30, 2023
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Development Code Updates

Presented by 
Lee Einsweiler + Christy Dodson

C O D E   S T U D I O
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Project Summary

• Step 1: Consult Stakeholders About Issues with Existing 

Development Code and New Ideas for the City

• Step 2: Confirm Revision Direction with City

• Step 3: Draft Revisions to Development Code

• Step 4: Discuss Revisions with the Community

• Step 5: Make Changes as Needed

• Step 6: Adopt Updated Development Code
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Stakeholder Engagement

• City Council and Planning 
Commission Small Group 
Meetings
• 16 Topical stakeholder meetings 

held to-date
• 12 Additional topical stakeholder 

meetings scheduled
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What We’ve Heard So Far

Part One
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Housing

• More Affordable Homeownership Opportunities
• Currently limited options for first-time home buyers
• Need opportunities for wealth-building

• Market is Demanding More Variety in Housing Choices 
• Need options beyond single-family homes and large-scale apartment 

buildings such as: townhouses, multiplexes, cottage clusters, mid-rise 
buildings 
• Desire to bring children back to Sandy Springs to raise their families
• Allow empty nesters to downsize and remain in their neighborhood
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Height

• More Height is Desired in Select Places
• City Springs
• Roswell Road – Northwood / Prado
• Edges of Perimeter Center
• MARTA North Springs Station Area
• Powers Ferry
• Roswell Road at Chattahoochee River

Page 127 of 139



Bonuses

• Drastic Recent Market Changes and Continued Change Expected
• Example: Rising interest rates and reduced office demand

• Existing Bonuses Inadequate to Incentivize Development
• Example: No use of Perimeter Height Bonuses to-date. The North End Bonus 

Option is under consideration for North River rezoning
• Need to make more height available in select places for bonuses to work
• Be cautious of tying bonuses to restricting conditions such as requiring at-

grade units
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Construction Technology

• “Concrete and Steel” Requirement Stops Development Projects
• Additional cost is a key barrier to development projects that would 

otherwise be possible under the Development Code
• Projects need ability to build additional height, beyond what is allowed in the 

Development Code, to justify additional cost

• ”Concrete and Steel” Limits New Technology 
• Materials such as mass timber (cross-laminated timber) are prohibited 

under the current requirement
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Conversion of Office to Residential

• Investigate Conversion of Office Space to Residential Units
• Powers Ferry
• Perimeter Center

• Anticipate and Foster Replacement of Aging Offices with Residential

• Better Accommodate Incremental Redevelopment
• Modify thresholds in the Development Code to support redevelopment of 

shopping centers and office parks in phases
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What We’ve Heard So Far

Part Two

Page 131 of 139



Parking Standards

• Consider Reducing Parking Standards
• Select Locations

• City Springs
• Perimeter Center-Adjacent
• MARTA Station Areas

• Select Uses
• Affordable Housing
• Commercial buildings built before a certain year
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Gas Stations

• Net New Gas Stations Not Allowed Under Current Rules

• Select Locations may be Appropriate for New Gas Stations
• Many older gas stations do not reflect current market demand
• New gas stations may put pressure on existing stations to “up their game”

• Consider Expansion of Existing Pumps
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Electric Vehicle (EV) Charging

• Challenge Associated with “Sale of Electricity”
• Current state law restricts right to Georgia Power alone

• Need Other Revenue Streams for EV Charging
• Some communities have allowed businesses to advertise on EV charging 

stations in trade for free electricity 

• Standards for EV Charging Stations
• Current chargers often require hours to charge fully 
• Create standards for screening from view along public rights-of-way

• EV Requirements in New Development
• Should EV charging stations be required in new development?
• Some communities require “EV ready” only
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Outdoor Amenity Space

• Outdoor Amenity Space Requirements may not be sufficient
• Currently required everywhere except most residential districts
• Do not require spaces to be dynamic
• Examples: Plazas, dog parks, trails, outdoor grill areas, children’s play areas

Page 135 of 139



Design Guidelines

• Consider Design Guidelines for Areas with Distinct Character

• Design guidelines would help communicate the City’s expectations to the 
development community beyond what is controlled in the Development 
Code

• Examples: Materials, architectural design of specific elements like 
entrances, windows, and doors
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Break-Out Sessions

2 Groups @ 30 Minutes Each
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Housing, Height, Bonuses, Construction 
Technology, and Office to Residential Conversion
• Facilitated by Christy Dodson (Code Studio, Atlanta)

Parking Standards, Gas Stations, EV Charging 
Stations, and Amenity Space  
• Facilitated by Lee Einsweiler (Code Studio, Austin)

Page 138 of 139



Page 139 of 139


	I. Opening Remarks and 2022 Year in Review Recap
	II. Priorities Review and Discussion 
	A. Set the standard for excellence in CUSTOMER SERVIC
	B. Deliver the highest quality PUBLIC SAFETY services
	C. Enhance multi-modal TRANSPORTATION ACCESSIBILITY a
	D. Create and support targeted ECONOMIC DEVELOPMENT o
	E. Provide inclusive and diverse RECREATIONAL and CUL
	F. Promote SUSTAINABLE GROWTH and foster ENVIRONMENTA
	G. Ensure long-term WATER RELIABILITY for all residen
	H. Council Discussion
	I. Priorities Review and Discussion
	Priorities Review and Discussion


	III. CIP Process Review
	A. CIP Process Review
	CIP Process Review


	IV. Customer Service and Community Engagement Strategies
	A. Customer Service and Community Engagement Strategi
	Customer Service and Community Engagement Strategies


	V. MARTA Major Projects and Operations
	A. MARTA Major Projects and Operations
	MARTA Major Projects and Operations


	VI. Financial Health of the City
	A. Financial Health of the City
	Financial Health of the City


	VII. Development Code
	A. Development Code
	Development Code


	VIII. Council Discussion

