
 

Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in a public meeting, or 

who have questions regarding the accessibility of the meeting or facilities should contact the City Clerk at 770-730-5600 promptly for assistance. 

The City will make reasonable accommodations for those persons.  

2023 BOARD OF APPEALS & PLANNING COMMISSION RETREAT 

Wednesday, March 1, 2023 – 9:00 a.m. 

City Springs – Terrance Meeting Room  

 1 Galambos Way, Sandy Springs, GA 30328 

Live Stream: www.youtube.com/@cityofsandysprings 

 

Breakfast 

  I. 
 

City of Sandy Springs: 2022 Year in Review Video 

      (Presented by Kristin Byars Smith, Assistant City Manager) 
        

 

  II. 
 

Planning & Zoning Staff 

      
(Presented by Michele McIntosh-Ross, Planning & Zoning Manager, Matthew Anspach, Senior 

Planner ) 
        

 

  III. 
 

Development Code  

      
(Presented by Matthew Anspach, Senior Planner, Christy Dodson, Associate Principal, Code 

Studio) 
        

 

  IV. 
 

Decision-making process 

      (Presented by Katie Taylor, Attorney at Law) 
        
    

 

  V. 
 

Economic Development/Special Events 

      

(Presented by Caroline Davis, Economic Development Manager, Matthew Anspach, Senior 

Planner, AICP) 

Morning Break 
        

 

  VI. 
 

Metropolitan River Protection Act 

      (Presented by Jim Santo, Atlanta Regional Commission, ARC) 
        

 

  VII. 

 

  Community Development Building Division 

         (Presented by Johnathan Livingston, Building Official, Shelia Quick, Customer Service Permit Manager) 
        

  

VIII. Community Development Block Grant 

    

(Presented by Kimberly Roberts, Cobb County CDBG & NSP Program Offices , Eryca 

Fambro, Senior Project Consultant) 

 

Lunch/Video Show 
 

  IX. 
 

Communications Team Introduction 

      
(Presented by Andrew Allison, Communications Director, Xanthe Tilden, Senior Public Relations 

Specialist, Dan Coffer. Assistant Director of Communications) 
        

 



 

Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in a public meeting, or 

who have questions regarding the accessibility of the meeting or facilities should contact the City Clerk at 770-730-5600 promptly for assistance. 

The City will make reasonable accommodations for those persons.  

  X. 
 

Crossroads Small Area Plan 

      (Presented by Michele McIntosh-Ross, Planning & Zoning Manager ) 
        

 

  XI. 
 

How to conduct a meeting 

      
(Presented by Rusty Paul, Mayor) 

                                               Afternoon Break 
        

 

  XII. 
 

Code Enforcement   

      (Presented by Yvonne Shaw, Code Enforcement Manager) 
        

 

  XIII. 
 

Recreation and Parks 

      
(Presented by Steve Ciaccio, Deputy Director, Jane Jarrett, Program Coordinator, Leisure, Hunter 

Jordan, Coordinator-Athletics) 
        

 

  XIV. 
 

Sustainability  

      
(Presented by Catherine Mercier-Baggett, Sustainability Manager, William Parks, Urban Forest 

Coordinator) 
        

 

 XV. 
 

Roswell Road Access Management Plan 

      (Presented by Catlin Shankle, Senior Transportation Planner) 
        

 

  XVI. 
 

Closing Remarks 

      (Presented by Ginger Sottile, Director of Community Development) 
        

 

                                                                               Adjourn 



2023 Board of Appeals and 
Planning Commission Retreat
March 1, 2023
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https://www.retainingwallcompanies.com/walls/stone.html
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City of Sandy Springs: Zoning 
and Land Use Training



Where We Are

California
Los Angeles – Downtown
Los Angeles – LAX
Los Angeles – Orange County
Sacramento
San Diego
San Francisco – Downtown
San Francisco – Marin County

Connecticut
Hartford

Florida
Tampa

Georgia
Atlanta
Forest Park
Savannah

Indiana
Indianapolis

Kentucky
Lexington

Massachusetts
Boston

New Jersey
Cherry Hill
Newark

New York
New York City

Ohio
Cincinnati
Cleveland
Columbus

Pennsylvania
Philadelphia
Pittsburgh

Rhode Island
Providence

Tennessee
Nashville

Texas
Dallas



Katie Taylor
Assistant City Attorney | 

FMG

Katie.taylor@fmglaw.com



• Georgia Constitution

• State Law

- Zoning Procedures Law—O.C.G.A. §§ 36-66-1 through 36-66-6

- Conflicts of Interest— O.C.G.A. § 36-67A-1 through 36-67A-6

- Role of Department of Community Affairs; Planning & Development 
Act—O.C.G.A. § 36-70-1 

Overview of Legal Authority for Land Use 
Regulations



• City Charter

• City Ordinance

• Zoning map

• Comprehensive Land Use Plan

Land Use Authority at the Local Level



• Mayor and City Council

• Planning Commission

• Zoning Board of Appeals

Roles and responsibilities of the Commissions and 
Boards



Overview of Legal 
Authority For Land Use 
Regulation

The Georgia Constitution

In the 1983 Constitution, the legislature eliminated the prohibition of the
General Assembly’s involvement in land use planning and zoning. The
Constitution, however, reaffirmed the home rule authority of local
governments. The General Assembly was given the authority to enact
laws establishing procedures for local governments to exercise their
zoning authority. Ga. Const. Art. IX, sec. 2, para. 4.

“Paragraph IV. Planning and zoning. The governing authority of each
county and of each municipality may adopt plans and may exercise the
power of zoning. This authorization shall not prohibit the General
Assembly from enacting general laws establishing procedures for the
exercise of such power.”

- Ga. Const. Art. IX, sec. 2, para. 4.

General Assembly established these procedures in the Zoning Procedures 
Law (“ZPL”) in 1985.  O.C.G.A. § 36-66-1, et seq. 



Legal Authority For Land Use Regulation

Major state legislative schemes:

• The Zoning Procedures Act codified in O.C.G.A. §
36-66-1, et seq. 

• O.C.G.A. § 36-67A-1 through 36-67A-6. Conflicts of 
Interest in Zoning Actions

• Planning & Development Act O.C.G.A. § 36-70-1

This Photo by Unknown Author is licensed under CC BY

https://www.arcadiafund.org.uk/
https://creativecommons.org/licenses/by/3.0/


Legal Authority For Land Use Regulation—ZPL

Overview of the Zoning Procedures Act—O.C.G.A. § 36-66-1 through 36-
66-6.

• Provides the framework for local governments’ exercise of the zoning
powers given to them by the Georgia Constitution.

• Purpose of ZPL is to establish minimum procedures for the exercise of
zoning powers by local governments and provide for judicial review of
local government zoning decisions.

• ZPL authorizes governments to pass ordinances and resolutions to:

- delegate quasi-judicial zoning powers to appointed boards, officers,
and commissions; and
- establish “procedures and notice requirements for hearings”
consistent with the ZPL’s minimum standards to ensure due process;
- provide additional procedures beyond the ZPL’s minimum standards.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-3—important definitions.

• “Quasi-judicial” entities are appointed and have been delegated quasi-judicial powers
by ordinance or resolution.

• Quasi-judicial entities in Sandy Springs: Planning Commission and Zoning Board of
Appeals

• Not quasi-judicial: the City Council

• “Quasi-judicial” power:

- Hearing appeals of administrative decisions;

- Render decisions on variances, special administrative permits, special exceptions,
conditional use permits, and other types of permits which are not “zoning decisions”



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-3—important definitions.

“Zoning decisions” are legislative actions which only elected local government can 
take. A zoning decision is a final legislative action which results in:

• Adoption or repeal of zoning ordinance; 

• Adoptions of text amendments to zoning ordinance;  

• Adoption or denial of amendment to zoning ordinance to rezone property; 

• Adoption or denial of city-initiated amendment zoning ordinance to rezone 
property to be annexed; 

• Grant or denial of permit for special use of property; and 

• Grant or denial or variance or conditions concurrent and in conjunction with 
decision on rezoning or decision on special use permit.

Note: the zoning ordinance includes the official zoning map. 



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4(a)—Hearing and Notice Requirements For Zoning Decisions.

• Hearing required for all proposed zoning decisions

• Notice by publication in a local newspaper of general circulation

• Notice must be published at least 15, but not more than 45, days prior to the hearing

• Must state time, place, and purpose of hearing

O.C.G.A. § 36-66-4(b)—Hearing and notice for rezonings initiated by property owners. 

• Hearing required; notice required as above + location of property, present zoning 
classification, and proposed zoning. The additional info is not required for city-initiated 
rezonings. 

• Sign posting required. Not less than 15 days before hearing a sign must be posted 
conspicuously on property containing information required by ordinance.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (c)—Denied Rezonings

• If a rezoning fails, whether city or property owner initiated, then the property cannot be considered for 
rezoning again for at least six (6) months.

O.C.G.A. § 36-66-4 (d) (1) through (4)—Rezoning for Property to Be Annexed into a Municipality. 

• Apply procedures for notice, posting, hearing, except follow O.C.G.A. § 36-36-6 for the final vote before 
adoption of the annexation or effective date of local act annexing property. 

• If the rezoning of property to be annexed is approved, then the classification will become effective on 
the later of:  

- Date zoning approved by city;

- Date annexation is effective; or

- If the county objects to annexation under O.C.G.A. § 36-36-11, the date provided for in that section (28 
calendar days after the completion of annexation and the zoning or rezoning vote by the municipal 
governing authority). 



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (e)—“Qualified Municipality”

• A qualified municipality is one which shares a common zoning ordinance with the county in which it sits
with respect to zoning classifications. A qualified municipality may provide by ordinance that all annexed
property shall be zoned for the same use for which it was zoned immediately prior to annexation.

O.C.G.A. § 36-66-4 (f)—Zoning Decisions Related to Halfway Houses, Drug Rehabilitation Centers, or Drug
Addiction Treatment:

• Hearing at least 6 months, no more than 9, before final action on the zoning decision.

• Post sign on property not less than 15 days prior to the hearing.

• Publish notice at least fifteen (15), not more than forty-five (45), days before hearing. Notice must be at
least six (6) column inches and shall not be in the classified advertisements section.

• Posted and published notice state the zoning decision relates to or will allow the location or relocation
of a halfway house, drug rehab center, or facility for the treatment of drug addiction.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (g)—Hearing and Additional Notice Required for Any Proposed Quasi-Judicial Action.

For any action described as quasi-judicial, a local government is required to provide:

• A hearing.
• Notice of the hearing at least 30 days before the hearing by publication in the newspaper. It must state
the time, place, and purpose of the hearing.
• Additional notice of the hearing must be mailed to the “owner of the property that is the subject of the
proposed action.” This mailed notice requirement specifies that it relates to the subject property and not
affected properties.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (h) Zoning Decisions Which Allow or Expand Multi-Family Housing Uses.

When a zoning decision will:

1. Amend the zoning ordinance to revise classifications or definitions of single-family residential uses
and the amendment will have the effect of:

a. Authorizing multi-family uses of property; or

b. Granting permission for property owners to deviate from existing single family residential zoning
requirements,

Then apply procedures in O.C.G.A. § 36-66-4 (h)(1)(A), (h)(1)(B), (h)(1)(B)(i), (h)(1)(B)(ii), (H)(2), (H)(3)
(next slide)



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (h) Zoning Decisions Which Allow or Expand Multi-Family Housing Uses.

Summary of new procedures:

• Decision adopted at 2 regular Council meetings not less than 21 days apart 

• Before first meeting, must hold 2 public hearings at least 3, not more than 9, month before final 
action. Note: these are in addition to the hearings required under 36-66-4(a), meaning, a total of 4 
public hearings. 

• Sign posting required. Must state that decision related to MF uses

• Published notice required. At least 15, not more than 45, days before the hearing. Must state that 
decision related to MF uses. Must be 9 column inches and cannot be in classified ad section. Must 
state copy of amendment is on file with city clerk. 



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-4 (H)(2).

The new published notice and posted notice requirements apply to:

• Any zoning decision that abolishes all SF zoning classifications; and

• Zoning decisions that result in rezoning all property zoned SF to MF

O.C.G.A. § 36-66-4 (H)(3)

• The new publishing and notice requirements do not apply to zoning decisions for rezoning property
from SF to MF when the rezoning is initiated by the owner or agent of the property.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-5 (a)

• Local governments shall adopt policies and procedures which govern “calling and conducting” the
hearings under O.C.G.A. § 36-66-4. Meaning, ordinance revisions are required if provision is not already
made.

• Includes hearings on zoning decisions and quasi-judicial decisions.

O.C.G.A. § 36-66-5 (b)

• Local governments must adopt standards for exercise of its zoning power to make zoning decisions.

O.C.G.A. § 36-66-5 (b)(1)

• Local governments may adopt “specific standards and criteria” for the exercise of quasi-judicial
decision-making authority delegated to boards, officers, and commissions. If standards are adopted,
they shall include the factors by which the quasi-judicial matter is to be evaluated.



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-5.1. Standards of Review. This section is a part of the newly amended ZPL. It provides for 
the type of judicial review and appeal procedures specific to quasi-judicial zoning powers and legislative 
zoning decisions. 

In sum, this section:
• Requires that all challenges to zoning decisions or quasi-judicial must be brought within 30 days;
• Makes zoning decisions subject to direct constitutional challenge by de novo review in superior court. 
• Creates presumption in favor of government action requires showing of “significant detriment” and 

non-relation to public health, safety, morality, welfare to overcome
• Requires challenges to quasi-judicial decisions subject to appellate review in superior court by 

certiorari. Reviewed on the record 
• Requires local governments to designate quasi-judicial officer to certify petition and accept service and 

elected official to accept service of appeal of quasi-judicial appeal 
• Appeal and challenges stay decision of government. 



Legal Authority For Land Use Regulation—ZPL

O.C.G.A. § 36-66-5.1. Standards of Review. This section is a part of the newly amended ZPL. It provides for 
the type of judicial review and appeal procedures specific to quasi-judicial zoning powers and legislative 
zoning decisions. 

In sum, this section:
• Requires that all challenges to zoning decisions or quasi-judicial must be brought within 30 days;
• Makes zoning decisions subject to direct constitutional challenge by de novo review in superior court. 
• Creates presumption in favor of government action requires showing of “significant detriment” and 

non-relation to public health, safety, morality, welfare to overcome
• Requires challenges to quasi-judicial decisions subject to appellate review in superior court by 

certiorari. Reviewed on the record 
• Requires local governments to designate quasi-judicial officer to certify petition and accept service and 

elected official to accept service of appeal of quasi-judicial appeal 
• Appeal and challenges stay decision of government. 



Legal Authority For Land Use Regulation—Conflicts in Zoning 

O.C.G.A. § 36-67A-1 through 36-67A-6.

• Government officials who know or reasonably should know they have:

1. An interest in property affected by rezoning action;
2. Financial interest in business with property affected by rezoning; or
3. Has a family member with an interest in the rezoning, 

Shall immediately disclose the nature and extent of the interest in writing to the local government. If they 
have an interest as described in 1. or 2., must disqualify himself or herself from voting and shall take no 
further action involving the rezoning. Such disclosure shall be public record. 



Legal Authority For Land Use Regulation—Conflicts in Zoning 

O.C.G.A. § 36-67A-1 through 36-67A-6.

• If rezoning applicant or opponent has donated campaign contribution aggregating $250 or more within 
past 2 years to official who will consider application, applicant must file disclosure report showing 
name of official, dollar amount, and description of each contribution. 

• For applicant, due within 10 days after application filed. For opponent, within 5. 

• Failure to comply is misdemeanor

• If no quorum because of disqualification, must appoint special master through superior court petition 
“immediately”. Special master is appointed by judge and shall make recommendation. Final decision-
making then reverts to governing authority. 



Legal Authority For Land Use 
Regulation—DCA

Role of Department of Community Affairs - Planning & Development 
Act O.C.G.A. § 36-70-1

• In 1989, the General Assembly adopted the state-wide Planning
and Development Act. This legislation required coordinated planning
at the local, regional, and state levels. Counties and their cities are
required to prepare comprehensive plans, which are integrated by
regional development centers (“RDCs”) into regional plans. Local
governments are responsible for implementing local plans and the
Department of Community Affairs (“DCA”) is given the responsibility
for implementing the Act itself.



Legal Authority For Land Use 
Regulation—DCA

Role of Department of Community Affairs - Planning &
Development Act O.C.G.A. § 36-70-1

• State is divided up into 12 different regions – Sandy
Springs is in the Atlanta Regional Commission. Your
comprehensive plan was completed in 2017. On July 19,
2022 the Mayor and City Council approved a resolution to
transmit the Draft Comprehensive Plan, the Next Ten 5-
year Update to the Atlanta Regional Commission (ARC) and
the GA Department of Community Affairs (DCA) for state
and regional review.



Land Use Authority at the Local Level

• City Charter

• City Ordinances and Development Code

• Zoning map

• Comprehensive Land Use Plan

• Regional Development Centers 



Roles and responsibilities 
of Commissions and 
Boards

• City Council

• Board of Appeals

• Planning Commission



Roles and responsibilities of Commissions and Boards

Mayor and City Council. 

• Under ZPL, responsible for all legislative acts/zoning decisions. Must preside over hearings and 
render decisions. 

• Under Charter, may:

- Mayor nominates boards and commissions (including ZBA and Planning Commission) and the 
Council confirms. Sec.    2.13

- Adopts ordinances related to health, safety, and welfare, including “use of property” (Sec. 1.03(12)) 
and has planning and zoning power (Sec. 1.03(24));

• The Development Code, AKA the Zoning Ordinance, adopted pursuant to ZPL gives authority to:

- Review and decide on applications for legislative review (Sec. 11.3.1) and any final plat that involves 
acceptance of public dedication. Sec. 11.1.5. See also Sec. 11.4.2 and 11.4.14 (all final plats 
including dedications must be accepted by Council, Final Plat must be signed by Mayor)



Roles and responsibilities of Commissions and Boards

Mayor and City Council. Cont.

• Legislative Review:

- Text amendments

- Comprehensive Plan Character Area Map Amendments

- Zoning Map Amendments (rezoning) 

- Conditional Use Permits



Roles and responsibilities of Commissions and Boards

Zoning Board of Appeals

• Reviews and decides on applications for:

1. Appeals from Director’s administrative decisions or interpretations of Dev Code, including appeals from 
decisions on administrative variances, LDPs, and other permits 

2. Appeals regarding approval or denial of preliminary plat or final plat (without public dedication)

3. Variances from standards of Dev code. Sec. 11.6.2

Planning Commission

• Recommending body

• Under dev code holds hearings and makes recommendations regarding applications for legislative review, vis 
a vis:

- Text amendments

- Comprehensive Plan Character Area Map Amendments

- Zoning Map Amendments (rezoning) 

- Conditional Use Permits



Commissions and Boards: Meeting Procedures

Board of Appeals. Governed by Article V, Division 2 of City Charter. 

- Nominated by Mayor, confirmed by Council. Must be city residents, must attend two-thirds of meetings in calendar year or risk 
removal

- Chair selected by members. Chair runs meetings

- Secretary keeps minutes, which are public record.

- Monthly meeting or at other such times as the chair calls a meeting.

- Adopts its own by-laws to govern conduct of meetings. 

Planning Commission, Governed by Article V, Division 3 of the City Charter. 

- Nominated by Mayor and confirmed by Council

- Must be resident of City; Must attend two-thirds of meetings in calendar year or risk removal

- Elect a chairperson at first meeting of calendar year

- Agenda items must be published; Meetings must be kept as public records

- Adopts rules of procedure, or bylaws, for conduct of meetings

- Majority of actual members constitutes quorum



Commissions and Boards: Decision-Making Criteria 

Under law, there must be an ascertainable standard in an ordinance for applicant to attempt to meet. The criteria set forth in the Zoning Ordinance/Dev 
Code is the only proper consideration for making decisions. Failure to adhere strictly to the criteria in the Ordinance creates opportunities for legal 
challenges.

BOA. Variance Decision Process:

1. Board of Appeals Public Hearing Following the recommendation of the Director

2. Hearing notice is published in accordance with ZPL

3. Hearing is held. Decision is made. 

Approval Criteria. Variances will ONLY be granted upon showing that:

- application of Development Code would create an unnecessary hardship, not merely an inconvenience; OR

- extraordinary and exceptional conditions due to the size, shape, or topography, specific to the property and not generally found in similar properties 
that prohibit the proposed scope of work from being able to comply with the Dev Code.

- Applicant has burden of showing that such conditions were not caused by current property owner by action or inaction  AND

- The variance request would provide the minimum relief necessary to make possible the reasonable use of the property; AND

- The variance request would result in development that is consistent with the general intent of this Development Code, with the Comprehensive Plan 
policies, and would not be detrimental to the public good, safety and welfare.

*Remember, 1) variances are forever (or until redevelopment) & 2) these decisions are considered final. Any appeal is to the Superior Court. 



Commissions and Boards: Decision-Making Criteria 

BOA Cont.

Administrative Appeals. Sec. 11.6.3.

• Review by Board of Appeals Any appeal received and all papers constituting the record relating to the action appealed will be transmitted 
by the Director to the Board of Appeals. The review by the Board of Appeals is conducted on the record established as part of the Director's 
decision.

• Approval Criteria The criteria for approving or denying the request are the same used for the original decision by the Director, which are…

For Administrative Variance

1. There are practical (not financial) difficulties pertaining to the particular piece of property in question because of its size, shape or 
topography;

2. The requested variance will be in harmony with the purpose and intent of this Development Code and will not be injurious to the 
neighborhood or to the general welfare; and

3. The variance requested is the minimum variance that will make possible the proposed use of the land, building or structure.

For Preliminary Plat

1. Recommendations from internal City Departments and external agencies;

2. Compliance with the applicable requirements of this Development Code; and

3. Substantial conformance with the City's applicable adopted plans and policies.

See Dev. Code regarding permits Sec. 11.5



Commissions and Boards: Decision-Making Criteria 

Planning Commission.

• The PC must apply the same approval criteria as would be applied by the City Council to legislative review. The PC may 
recommend additional conditions for approval to the City Council

• A Text Amendment (“TA”) should be approved if it: 

1. corrects an error or meets the challenge of some changing condition, trend or fact.

2. is in response to changes in State law, as established through amendments to the Georgia General Statutes or by court 
decision.

3. is in response to revised City policies, newly adopted plans, or changes in other City Ordinances.

4. substantially conforms with the Comprehensive Plan, contemporary planning practices, and local, state and federal laws.

5. substantially conforms with the stated purpose and intent of this Development Code.

6. constitutes a benefit to the City as a whole and is not solely for the good or benefit of a particular landowner or owners at
a particular point in time.

7. will not significantly impact the natural environment, including air, water, noise, stormwater management, wildlife and 
vegetation.

8. will not significantly impact existing conforming development patterns, standards or zoning regulations.



Commissions and Boards: Decision-Making Criteria 

Planning Commission Cont.

• The PC must apply the same approval criteria as would be applied by the City Council to legislative 
review. The PC may recommend additional conditions for approval to the City Council

• A Character Area Map Amendment (“CAMA”) should be approved if it: 

1. corrects an error or meets the challenge of some changing condition, trend or fact.

2. substantially conforms with the remainder of the Comprehensive Plan.

3. will reinforce the existing or planned character of the area.

4. will not significantly impact the natural environment, including air, water, noise, stormwater 
management, wildlife and vegetation.

5. will not have a significant adverse impact on property in the vicinity of the subject property.



Commissions and Boards: Decision-Making Criteria 

Planning Commission Cont.

• The PC must apply the same approval criteria as would be applied by the City Council to legislative review. The PC may recommend additional conditions for approval to the 
City Council

• A Zoning Map Amendment (“ZMA”) should be approved if it: 

1. corrects an error or meets the challenge of some changing condition, trend or fact.

2. substantially conforms with the Comprehensive Plan.

3. substantially conforms with the stated purpose and intent of this Development Code.

4. will reinforce the existing or planned character of the area.

5. The subject property is appropriate for the development allowed in the proposed district and the use and development of adjacent properties.

6. There are substantial reasons why the property must not be used according to the existing zoning.

7. There is a need for the proposed use at the proposed location.

8. The City and other service providers will be able to provide sufficient public facilities and services including schools, roads, recreation facilities, wastewater treatment, water 
supply and stormwater facilities, police, fire and emergency medical services, while maintaining sufficient levels of service to existing development.

9. The Zoning Map Amendment will not significantly impact the natural environment, including air, water, noise, stormwater management, wildlife and vegetation.

10. The Zoning Map Amendment will not have a significant adverse impact on property in the vicinity of the subject property.



Commissions and Boards: Decision-Making Criteria 

Planning Commission Cont.

• The PC must apply the same approval criteria as would be applied by the City Council to legislative review

• A Conditional Use Permits (“CUP”) should be approved if the use: 

1. is allowed as a conditional use in the respective zoning district (see Div. 7).

2. complies with the applicable specific use standard listed in Article 7 without the granting of any variance.

3. is compatible with adjacent uses in terms of location, scale, site design, hours of operation and operating 
characteristics; and

4. Any significant adverse impacts resulting from the proposed use in the affected area will be effectively mitigated or 
offset.

5. The City and other service providers will be able to provide sufficient public facilities and services including schools, 
roads, recreation facilities, wastewater treatment, water supply and stormwater facilities, police, fire and 
emergency medical services, while maintaining sufficient levels of service to existing development.



Discussion and Questions



              

Information conveyed in this presentation should not be construed as legal advice or represent any specific or binding policy or procedure of any 

organization. Information provided in this presentation is for educational purposes only. These materials are  written in a general format and not 

intended to be advice applicable to any specific circumstance. Legal opinions may vary when based on subtle factual distinctions. All rights reserved. No 

part of this presentation may be reproduced, published or posted without the written permission of Freeman Mathis & Gary, LLP.
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Protecting the 
Chattahoochee

The Metropolitan River Protection Act 
and Chattahoochee Corridor Plan

Jim Santo

ARC Natural Resources

March 1, 2023



Why Protect the River?

• Water Quality – The river provides over 50% of Region’s drinking 
water

• Recreation – millions of visitors every year between National Park 
and local parks

• Green Space – in a rapidly urbanizing area



How is It Protected?

• Metropolitan River Protection Act (MRPA) – O.C.G.A. 12-5-440 et 
seq.

• Passed in 1973

• Created the Chattahoochee River Corridor

• Required adoption of a Plan to protect the resources of the River



Chattahoochee Corridor

• Extends 2000 feet on both sides of the River and its impoundments, 
including Bull Sluice Lake

• Extends from Buford Dam to the downstream limits of Fulton and 
Douglas County (below Peachtree Creek added in 1998)

• Development in Corridor subject to Chattahoochee Corridor Plan

• Jointly administered by ARC and local governments



The Chattahoochee River Corridor



Chattahoochee Corridor Plan

• Based on 1972 Chattahoochee Corridor Study

• Three Sets of Standards:

• Vulnerability Standards: Limits on land disturbance and 
impervious surface based on vulnerability of land to development 
and apply to all land in the Corridor. Based on vulnerability, land is 
in one of six categories. Applies to all land in the Corridor

• Floodplain Standards: Requirements in the River floodplain only

• Buffer Zone Standards: 50-foot undisturbed buffer and 150-foot 
impervious setback on River, 35-foot buffer on some streams



All Corridor Development Activity Subject to 
Review Against Plan Standards

• Basic requirement for review is a “substantial change” to existing or 
approved amounts of land disturbance and/or impervious surface

• “Substantial change” means an increase in land disturbance and/or 
impervious as defined in the Act and Corridor Plan

• Other circumstances, such as rezonings, may require review

• Proposals must meet all applicable standards to be consistent



Review Process

• Review applications must first be submitted to local jurisdiction

• Sent to ARC with request to review

• ARC reviews, makes finding, sends review out for comment

• Review sent back to local jurisdiction with final finding

• Local jurisdiction votes on approving ARC finding



What Doesn’t Need Review?

• Exemptions specified in MRPA

• Pre-Act properties and previously approved properties
• If there is no increase in land disturbance and impervious surface over 

existing or approved amounts

• At discretion of local jurisdiction



After the Review

• Local jurisdictions monitor development activity after review

• Compare proposals with approved plans

• Changes to design are possible

• Must remain within approved total limits



In Summary

• Act and Plan have been in place for 50 years
• They have continued to work as Region has grown and have withstood several 

legal challenges

• Allow for development while protecting the land and water resources 
of the river

• Have helped to protect our most valuable natural resource and will 
continue to do so in the future



Contact Information

Jim Santo

• Email: jsanto@atlantaregional.org

• Phone: 470-378-1550

mailto:jsanto@atlantaregional.com
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Year January February March April May June July August September October November December Annual

2018 312 358 411 387 394 354 367 479 394 420 385 261 4522

2019 285 342 364 394 393 361 412 387 414 427 289 389 4457

2020 397 351 311 402 349 391 387 412 336 404 349 397 4486

2021 361 411 453 450 464 476 408 497 465 484 337 333 5139

2022 394 374 454 417 464 491 403 490 413 356 316 262 4834

PERMITS APPLIED
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2018 2019 2020 2021 2022

Building 2034 2126 2077 2807 3157

Site 3401 3620 3432 4320 5448

P&Z 2053 2040 2111 2848 3344

Other 960 940 826 1114 2069

Totals 8448 8726 8446 11089 14018

TOTAL PLAN REVIEWS COMPLETED
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YEAR ANNUAL TOTAL

2018 15,647

2019 14,228

2020 11,090

2021 14,145

2022 16,043

TOTAL NUMBER OF INSPECTIONS
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Community Development Block Grant 
Program Basics



CDBG OVERVIEW 

The primary purpose of the CDBG Program is the development of 
viable communities for persons of low and moderate-income by 

achieving the following goals:

▪ Providing decent housing 

▪ Sustaining living environment

▪ Expanding economic opportunities 

All CDBG beneficiaries must have income below 80% Area Median Income, as published by HUD. 



CDBG NATIONAL OBJECTIVES 

(24 CFR 570.483)

▪ Benefiting low and moderate income (LMI) persons

▪ Aid in the prevention or elimination of slums and blight 

(SB)

▪ Meets community development needs having a 

particular urgency (UN) that the unit of local 

government is not able to fund on its own or obtain 

other sources of funding



CDBG ALLOCATIONS
Allocated by HUD and is authorized under Title I of the Housing 
and Community Development Act of 1974

Sandy Springs receives a HUD formula-based annual allocation 
reflective of the population, extent of poverty, housing 
overcrowding, extent of growth, & age of housing.

PY2022 CDBG Allocation: $550,054.00
CDBG Allowable Caps
▪ Public Service Cap: 15% set-aside 
▪ Administrative and Planning Cap: 20% set-aside



PROGRAM ADMINISTRATIVE COSTS
Funds may be used to pay reasonable program administration costs and 
charges related to the planning and execution of the CDBG Program

Costs may include:

▪ Overall program management

▪ Coordination

▪ Monitoring

▪ Reporting & Evaluation

▪ Staff and related costs 

▪ Citizen participation costs

▪ Fair housing activities

▪ Project implementation costs (can 

be charged to specific activity, 

e.g. housing rehabilitation)



CDBG REQUIRED REPORTING-
Con Plan & Action Plan

Consolidated Plan

As a recipient of federal grant funds, the City of Sandy Springs
is required by HUD to produce a 5-Year Strategic Plan known
as the Consolidated Plan to identify the community
development needs and priorities of the City.

Annual Action Plan

Every year HUD also requires an action plan annually that 
provides detailed information about projects and activities 
proposed to meet the strategic needs and goals identified in 
the consolidated plan. 

These plans serve as the application for funding for the federal 

entitlement programs listed below:

◦ Community Development Block Grant

Citizen 
Participation 

and  
Consultation 

Determining 
Needs 

Con Plan

Setting 
Priorities 

Con Plan

Determining 
Resources

Con Plan 

Setting Goals

Con Plan 

Administering 
the Programs 

Action Plan 

Evaluating 
Performance

CAPER 



Analysis of Impediments to Fair Housing Choice Plan

▪ Required by HUD for all CDBG grantees every 5 years during its 

consolidated planning process. 

▪ Assesses equal access to housing as set forth by Title VI of the Civil 

Rights Act of   1964 and Fair Housing Act of 1968, which “protects a 

person’s right to own, sell, purchase, or rent housing of his or her 

choice without fear of unlawful discrimination.” 

▪ Includes data analysis, identification of barriers, and recommended 

actions that can be implemented using CDBG funding. 

CDBG REQUIRED REPORTING - AI



Consolidated Annual Performance and Evaluation Report (CAPER) 
Assess the annual progress the Grantee has made towards achieving the strategic plan goals. The

CAPER is due 90 days after the end of the grantee’s program year.

The performance report includes a description of:

▪ Resources made available,

▪ Investment of available resources,

▪ Geographic distribution and location of investments, 

▪ Families and persons assisted (including the racial and ethnic distribution of persons 
assisted), 

▪ Actions taken to Affirmatively Further Fair Housing,

▪ Other actions indicated in the Strategic Plan and the Action Plan.  

Timely expenditures and accurate performance reports are critical for achieving metrics.

CDBG REQUIRED REPORTING -
CAPER



SAMPLE CDBG ACTIVITIES

Public Services
❑ Employment

❑ Public safety

❑ Childcare

❑ Health education

❑ Senior services

❑ Recreation services

Public Facilities
❑ Infrastructure

▪ Streets & sidewalks
▪ Water & sewer

❑ Neighborhood facilities
▪ Parks & playgrounds
▪ Recreation facilities

❑ Special needs populations
▪ Homeless shelters
▪ Group homes



OTHER CDBG ELIGIBLE ACTIVITIES

▪ Housing Rehabilitation 

▪ Homeownership

▪ Assistance 

▪ Acquisition/Disposition of 

Real Property

Note:  This list is not inclusive of all eligible CDBG activities.

▪ Blight Removal / Site 

Clearance 

▪ Code Enforcement 

▪ Economic Development



CDBG RESOURCES

Guide to National Objectives and Eligible Activities for CDBG Entitlement 

Communities

https://www.hudexchange.info/resource/89/community-development-block-grant-

program-cdbg-guide-to-national-objectives-and-eligible-activities-for-entitlement-

communities/

HUD Exchange

https://www.hudexchange.info/

CDBG Regulations: 24 CFR Part 570

https://www.ecfr.gov/current/title-24/subtitle-B/chapter-V/subchapter-C/part-570

https://www.hudexchange.info/resource/89/community-development-block-grant-program-cdbg-guide-to-national-objectives-and-eligible-activities-for-entitlement-communities/
https://www.hudexchange.info/
https://www.ecfr.gov/current/title-24/subtitle-B/chapter-V/subchapter-C/part-570


QUESTIONS

BluLynx Solutions, LLC
Phone: 404-907-1802

Email: info@blulynxsolutions.com

tel:(404)%20907-1802
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Objective

• The City of Sandy Spring’s Code Enforcement Division enforces the 
provisions of the Development and Property Maintenance Codes 
related to the proper location and structure of signs.

• The goal of the Code Enforcement Division is to educate the public 
about the City’s regulations and to bring about compliance.

• In this presentation, I will discuss the common types of temporary 
and prohibited signs and the potential enforcement outcomes for 
non-compliance with the City’s ordinances.



Safety and Appearance

• Sign regulations help to improve the appearance of communities by 
providing safe and cohesive design standards.

• Additionally, the appearance and location of signs help improve traffic 
safety and reduce blight in communities.



Temporary and Prohibited Signs

1. Prohibited Signs

2. Signs Not Requiring A Permit

3. Sign Placement

• Signs not allowed in right-of away

• How do you measure the right-of-way?

4. Examples of Prohibited and Temporary Signs

5. Violations and Penalties 

• (NOV, Citations, Court Appearance, Fine)



Prohibited Signs
• Sign constructed and maintained wholly upon or over the 

roof a building

• Sign that is not permanently affixed to the ground or to a 
structure (i.e., trailer signs or signs mounted or painted on 
vehicles parked in such a manner to serve the purpose of an 
advertising device)

• Freestanding sign that sits upon a base or pole that is less 
than 75% of the width of the sign face

• Rotating or animated signs involving motion or sound.

• Flashing, blinking, or varying light intensity signs, including 
scrolling messages and video

• Balloons or other air-filled devices.

• Wind signs (temporary signs mounted on a pole and 
intended to flutter in the wind to attract attention)

• Reflective or mirrored sign

• Signs that contain or are an imitation of an official traffic sign 
or signal

• Pennants, streamers and banners, except as expressly 
allowed in Sec. 8.3.5

• Search lights

• Changeable copy signs, except as expressly allowed in this 
Division

• Signs mounted to a tree, traffic sign utility pole or similar 
structure

• Signs advertising illegal activity

• Signs in poor condition or not in good repair (maintenance 
section)

• Abandoned signs

• A sign held by or attached to a human for the purposes of 
advertising or otherwise drawing attention to an individual, 
business

• Rope lighting (typically installed around windows and doors 
openings or along eaves)



Signs Not Requiring a Permit

.

• Public Interest Signs, erected by or on the order of a public officer in 
the performance of their duty, such as public notices, safety sign, 
danger signs, trespassing signs, traffic and street signs, memorial 
plaques and signs of historical interest.

• Signs Not Visible from a street or neighboring property.

• Window Signs, installed inside a window for purposes of viewing 
from outside the premises. Signs must not exceed 25% of the window 
area. An exposed neon window sign stating "open" that is not greater 
than 5 square feet in area and limited to 1 per establishment 
(included in 25% sign area).

• Construction Fence Wraps

• Flags

• Murals A work of visual art 

• Sidewalk Signs

• Temporary Signs

Sidewalk Sign (Sandwich Board/A-Frame Sign)



How is the Right-of-way Measured?

• Right-of-way means, generally, property or any interest therein, whether in 
the form of a strip, which is acquired for or devoted to a public road.

• The width of the required right-of-way varies with the design of the 
roadway. Permanent roadway structures such as pavement, curb & gutter, 
sidewalks, regulatory signage, and guardrails are located within the right-
of-way, as well as roadway shoulders.

• As a rule of thumb, temporary signs shall be placed behind public utility 
poles or devices, with the permission of the property owner. 
Measurements are taken 10-13 feet from the edge of pavement or behind 
curb if present. (Exception for sidewalk signs)

• When temporary signs are placed on private property outside the right-of-
way, permission must be granted from the property owner.



Where are Removed Signs Taken by City Staff?

Removal without Notice

• When unauthorized signs are placed in the public right-of-way or upon 
public property, code inspectors and field services staff are authorized to 
remove them.

• The signs are taken to the Morgan Falls Baseball Park and placed in the 
dumpster.

• Every effort is made to notify owners to remove their signs when located in 
the public right-of-way near their businesses. 

• Additionally, Code Inspectors deliver removed signs to known business 
owners or organizations when the signs are placed in an area close to the 
business, but within the right-of-way. 



Prohibited Signs
Wind sign Sign affixed to traffic device Sign affixed to utility pole



Signs Not Requiring a Permit

Changing Panels for New Business Temporary Sign-All Other Areas (Non-residential) Temporary Sign-Residential



Temporary Signs

• Single Unit Detached, Single Unit Attached

• 1. Up to 2 temporary signs per lot are allowed.

• 2. Maximum total temporary sign area of 6 square feet per lot.

• 3. Maximum height of 6 feet.

• 4. Temporary signs must not be illuminated.

• All Other Uses (Non-residential)

• 1. Maximum temporary sign area of 16 square feet per lot for all temporary signs combined. There is no restriction on the 
number of temporary signs, provided that the sign area, when combined, does not exceed the total allocated sign area.

• 2. Temporary signs may be used for a period not exceeding 60 consecutive days on two separate occasions per year. Additional 
posting time may be allowed by the Director, provided the temporary activity on the site is continuing.

• 3. Temporary signs must not be illuminated.

• Other Types of Temporary Signs

• Temporary signs that do not meet the characteristics above must comply with Sec. 8.3.18. Temporary Sign.

Signs Not Requiring a Permit

https://library.municode.com/ga/sandy_springs/codes/development_code?nodeId=ART8SIDE_DIV._8.3SI_S8.3.18TESI


Banners-All Other Temporary Signs
• The signs shall be restricted to a maximum area of 32 square feet per parcel. 

(Not calculated into total for temporary signs allowed in non-residential 
areas)

• When at grade level, the maximum sign height is five feet, and when placed 
on a building, a maximum height of 24 feet and cannot extend above the 
roofline.

• Signs cannot encroach into the right-of-way or the easement of a private 
road.

• Signs may be displayed on a same lot for a maximum of three, two-week (14-
day) periods per calendar year.



• Noncompliance:  No person may erect any sign which does not comply 
with the City Development Code and/or International Building Code.

• Dangerous or Defective:  No person may maintain or permit to be 
maintained any sign which is in a dangerous or defective condition. Any 
such sign must be removed or repaired by the permittee of the sign, the 
owner of the premises, or as otherwise indicated.

• Separate Violation:  Each sign installed, created, erected or maintained in 
violation of the City Development Code and/or International Building 
Code is considered a separate violation.

Code Enforcement Violations



• Notice:  The permittee or citizen shall be given written notice to correct 
the deficiencies or to remove the signs which are in violation of the City 
Development Code and/or International Building Code. If the permittee or 
citizen refuses to correct the deficiencies or remove the sign, then the City 
will have the sign removed at the expense of the permittee.

• Signs placed in the public-right-of way can be removed by City employees 
without notice and disposed of in a designated area.

• Double Permit Fees:  If any new or replacement sign is installed or in the 
process of being installed without an approved permit, then the owner 
and/or contractor shall be issued a Stop Work Order and immediately 
apply for a building permit and is subject to double permit fees. 

Continued….

Code Enforcement Penalties



• Citations: If any sign is proposed to be erected, constructed, altered, 
converted or used in violation of any provision of the City Development 
Code and/or International Building Code, then the City’s inspections staff 
can issue a citation. Additionally, the City may seek an injunction for a 
continuing violation or take other appropriate action to prevent such 
unlawful erection, construction, alteration, conversion or use to correct or 
abate such violation. 

• Any violation of this Division is a misdemeanor offense, and the violator is 
subject to a fine of up to $1,000.00, imprisonment for up to 6 months, or 
both fine and imprisonment.

Code Enforcement Penalties



• The Code Enforcement Division is partnering with the Building Official and Fire Marshal’s Office to form a joint task force on 
Multifamily Rental Housing inspections (MRH).

• We have made a draft text amendment to the current municipal ordinance, awaiting legal review, then council approval. (105-
118, 105-119, 105-20))

• We will combine efforts to ensure that 100 percent of all MRH inspections are completed annually. (Currently, we only require
inspections of 20 percent of the total number of units.)

• Our separate, Code Enforcement Sweep program will be incorporated into the MRH inspections.

• We anticipate providing required trainings for apartment managers, then third-party inspectors this year.

• We plan to phase in the requirements for all properties within the next calendar year.

• We will continue to use third-party inspectors for interior inspections.

• Our Task Force will inspect the common areas of apartment complexes.

• We will check for compliance with the Property Maintenance, Building, and Fire Codes. 

• A passing inspection report will be required from all properties before an annual business license can be issued.

Multifamily Residential Housing Ordinance



Code Enforcement Division

Contact:

Yvonne Shaw

City of Sandy Springs
Code Enforcement Manager

1 Galambos Way 

Sandy Springs, Georgia 30328

770-206-1589 (office)

yshaw@sandyspringsga.gov

Visit:

• https://www.sandyspringsga.gov/
code-enforcement

• https://www.sandyspringsga.gov/
city-code-and-ordinances

mailto:yshaw@sandyspringsga.gov
https://www.sandyspringsga.gov/
https://www.sandyspringsga.gov/


Questions?
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ian.umces.edu/media-libraryWildlands Engineering, Inc.
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Rank
1A

1B

2

3

4



Rank Midblock Crossing Projects Cost

1 Lake Placid – Northwood Dr With T0019

2 Trowbridge - Cimarron Pkwy $500,000

3 Mystic Place $500,000

4 Northridge Pkwy – Hellenic Tower $500,000

5 Dunwoody Pl - Huntcliff $500,000
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