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SANDY SPRINGS
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PLANNING COMMISSION
Reed Haggard, Chair
Robin Conklin
Elizabeth Kelly
Dave Nickles
Andy Porter
Andrea Settles
Karen Trylovich

Monday, November 13, 2023 Regular Meeting 6:00 p.m.

Planning Commission Special Called meeting will be held in the Studio Theatre at Sandy Springs City Hall
(1 Galambos Way, Sandy Springs, GA 30328).

Live-stream: www.SandySpringsGA.gov/Stream

Public Comment: http://spr.gs/publiccomment

1. Call to Order
II. Roll Call and General Announcements
III. Approval of Meeting Agenda

A. November 13, 2023 Planning Commission Special Called Meeting
(Presented by Samantha Brown, Planning and Zoning Clerk)

IV. Approval of Meeting Minutes

A. October 18, 2023 Planning Commission Meeting Minutes
(Presented by Samantha Brown, Planning and Zoning Clerk)

V. Cases

A.  2023-0003 TA23-0003(a) - Development Code Update to Articles 1 (Introductory
Provisions), 11 (Administration), and 12 (Definitions)

(Presented by Ginger Sottile, Director of Community Development)

B.  2023-0003 TA23-0003(b) - Development Code Update to Articles 2 through 5 (Protected
Neighborhoods, Urban Neighborhoods, Corridors & Nodes, and Perimeter
Center)

(Presented by Ginger Sottile, Director of Community Development)

C.  2023-0003 TA23-0003(c) - Development Code Update to Article 6 (Rules for All Districts)
(Presented by Ginger Sottile, Director of Community Development)

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.

1 Galambos Way, Sandy Springs, Georgia 30328 - 770-730-5600 - SandySpringsGA.gov
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D.  2023-0003 TA23-0003(d) - Development Code Update to Article 7 (Use Provisions)
(Presented by Ginger Sottile, Director of Community Development)

E.  2023-0003 TA23-0003 (e) - Development Code Update to Articles 8 through 10 (Site
Development, Environmental Protection, Streets & Improvements)

(Presented by Ginger Sottile, Director of Community Development)

F. Crossroads Small Area Plan 2023
(Presented by Michele McIntosh-Ross, Planning & Zoning Manager)

VI. Ongoing Business
VII. New Business

VIII. Adjournment

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.

1 Galambos Way, Sandy Springs, Georgia 30328 - 770-730-5600 - SandySpringsGA.gov
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SANDY SPRINGS

GEORGIA

P&Z STAFF REPORT

Planning Commission Meeting, November 13, 2023

Case: TA23-0003 — Comprehensive Development Code Review & Update
Staff Contact:  Matthew Anspach (manspach@sandyspringsga.gov)
Report Date: November 6, 2023

PURPOSE

An Ordinance to amend the Development Code with edits to each article, 1 through 12.

RECOMMENDATION

Department of Community Development

Staff recommends Approval of Text Amendment TA23-0003 in its entirety, grouping (a) through (e).
For clarity and voting purposes, the text amendment is broken down into five (5) groups as follows:

-TA23-0003(a), Articles 1 (Introductory Provisions), 11 (Administration), and 12 (Definitions)
-TA23-0003(b), Articles 2 through 5 (Protected Neighborhoods, Urban Neighborhoods, Corridors &
Nodes, and Perimeter Center)

-TA23-0003(c), Article 6 (Rules for All Districts)

-TA23-0003(d), Article 7 (Use Provisions)

-TA23-0003(e), Articles 8 through 10 (Site Development, Environmental Protection, Streets &
Improvements)

PROCESS

Planning Commission Hearing: Mayor and City Council Hearing:
November 13, 2023 December 5, 2023

1 Galambos Way, Sandy Springs, Georgia 30328 - 770-730-5600 - SandySpringsGA.gov




The following excerpts from the Final Draft are not exhaustive, but simply snapshot
of the more substantive material changes proposed and the more purely sizeable,
proposed changes. For a full account of all proposed changes, be sure to review the
Final Draft document(s).

BACKGROUND

The 5-Year Development Code Update is required per The Next Ten Comprehensive Plan Community
Work Program (CWP) (pg. 224, The Next Ten). The CWP functions as the actionable plan within the
Next Ten for “lay(ing) out the specific activities (Sandy Springs) plans to undertake during the next five
years to address the priority Needs and Opportunities...or to achieve portions of the Community Goals.”
(Rules of Georgia DCA, Ch. 110-12-1, pg. 7)

Item number 10 in the Community Goals (pg. 28, the Next Ten) is “Development Management Tools,”
with the stated action to consist of “Continu(ing) to utilize the Development Code as a tool to manage
development according to the Community Goals of The Next Ten.” and to “Review the development
management tools to ensure continued functionality and consistency (pg. 34, The Next Ten).”

Over the last 13 months, city staff have worked toward execution of this comprehensive review of the
City's Development Code- the 5-Year Development Code Update. Staff, with the assistance of consultant
Code Studio, have received input from a variety of stakeholders including the general citizenry and
neighborhood groups, business owners, and developers, as well as overall policy guidance from the
Mayor and City Council to help formulate a recommended 5-Year Development Code Update. The 5-
Year Development Code Update is a key component of The Next Ten's implementation element, the
Community Work Program.

The code review process consisted of several avenues for participation and engagement for elected
officials and the public at-large, and though the engagement has been throughout the process, the project
has consisted of three (3) distinct phases:

1. For Phase | (Intake) - Hosted more than 25 stakeholder meetings covering a range of topics and
facilitated discussion with Council at the 2023 Retreat; met with residents, business owners, Planning
Commissioners, electric vehicle and gas station representatives, hotel and hospitality industry
representatives, office and medical industry representatives, civic institutions, developers, residential
home builders, automotive dealers, attorneys, and others.

2. For Phase Il (Draft) - Worked amongst relevant staff and the consultants' background and code
expertise to clean up technical aspects of the existing Development Code, as well researching and
proposing edits to the topics deemed by Council to be of particular priority to the City's vitality.

For the Mayor and City Council's September 19 Work Session, City staff and the consultants at Code
Studio presented the initial Development Code Update draft after a thorough input process and direction
from Council earlier in the year. City staff and Code Studio replicated the work session the following
evening with the Planning Commission at their Special Called Work Session on September 20. From
there, Phase 111 (Publication and Adoption) officially began, and was immediately initiated by:

-Online posting of the initial proposed draft Friday, September 22 to the dedicated Development Code
Update webpage (spr.gs/development)

-Online comment form input/submittal period from September 26 through October 18 (in addition to the
traditional forms of available public comment submission)

Community Development TA23-0001
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-Public Open House hosted at City Hall on September 26

The remaining components of this phase are the subject meeting, the special called Planning Commission
meeting (Public Hearing for recommendation); and Mayor & City Council (Public Hearing for adoption)
on Tuesday, December 5.

TA23-0003A, Articles 1 (Introductory Provisions), 11 (Administration), and 12
(Definitions)

Article 1. Introductory Provisions
Section 1.1.3.

Sec. 1.1.3. Effective Date

This Development Code was adopted on August 15, 2017 and became effective on September 15, 2017 (the
“effective date”).

This Development Code was subsequently updated and adopted on December 5,2023 (the “5-Year Development

Code Update”).

Section 1.1.9.

D. For development sites in the CS-, CX-, and SX- districts which received a zoning approval between September
15, 2017 and prior to December 5, 2023, a conditional use permit is not required for any multi-unit housing
component over three (3) stories.

Sec. 1.1.10.
Sec. 1.1.10. Amortization for Mehicle-Related-UsesSpecific Uses and Standards

A. Intent It is the intent of this Section to bring into conformity the parking lot landscaping and perimeter
screening, foundation planting, mechanical and other equipment screening, and site lighting of vehicle-
related uses_and screening requirements for all service areas. It is the intent of the City Council to protect the
investment-backed expectations of property owners, and to accomplish conformity while allowing property
owners a reasonable return on their investment.

B.  Applicability The requirements of this Section apply to all of the following uses, provided they do not meet
the standards referenced in paragraph C. below, where the affected lot abuts Roswell Road, or the lot is
visible from the right-of-way of Roswell Road:

1.  Fuel pumps;

2. Gas-Fuel stations;

Community Development TA23-0001
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Vehicle sales and rental (major and minor); and
4. Vehicle service and repair (major and minor).

C. Standards The following requirements must be met where practicable:
1.  Sec.8.32.2.B.regarding perimeter screening of parking lots;
2 Sec. 8.32.4. regarding foundation planting;:
3 Sec. 8.32.9. regarding screening+=as+;
4, Div. 8.4-5 regarding site lighting—, and
5

Sec. 8.8.9.A. regarding screening for service areas.

D. Time for Compliance

1. The standards in paragraph C.1 through C.4 above must be met within 7 years of the effective date of
this Development Code. The standards in C.5 above must be met within 3 vears of the 5-Year
Development Code Update.

2. Owners of property subject to this Section may apply for an extension of time at any time prior to or
within 30 days after the expiration of the 7-year or 3-vear period. Such application shall contain the
following information:

a.  Name of the property owner making application;

C. A statement from the property owner of how long of an extension is anticipated to be needed to
ensure compliance.

b.  Address and tax parcel number of affected property;

3. Upon receipt of the application, the Director will review the request, including any steps taken to
ensure compliance, and grant or deny the request. In no case may the extension exceed 6 months.

E. Alternative Solutions

1. Where the Director determines compliance with the standards of this Section are infeasible, due to site
limitations or otherwise, alternative standards may be considered that meet or exceed the standards
of this Section.

Section 1.2.1.
Sec. 1.2.1. Districts Established

In order to carry out the purpose and intent of this Development Code, the City is divided into the following zoning
districts, as established on the Official Zoning Map in Div. 1.3. These districts are intended to implement the
specific Character Areas established in the Comprehensive Plan, as set out in the table below.

The creation of new districts must be approved through the Planning Commission and City Council under the
procedures for Legislative Review (see Div. 11.3) as a Text Amendment.

Character Areas and Zoning Districts
Character Area Group Character Areas Implemented Zoning Districts Permitted
Protected Neighborhood Protected Neighborhood Residential Estate:
RE-2, RE-1
Community Development TA23-0001
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Residential Detached:

RD-27, RD-18, RD-15, RD-12, RD-9, RD-7.5

Conservation Area/Park Parks:
PK
Conservation:
CON
Urban Neighborhood Urban Neighborhood Residential Urban:
RU-4, RU-3
Urban Neighborhood, Powers Residential Townhouse:
Ferry RT-3

Residential Multi-Unit:
RM-3, RM-3/8

Residential Mixed Use
RX-3, RX-3/6, RX-4, RX-5

Corridor & Node

Neighborhood Village

Office Neighborhood:
ON-3

Commercial/Mixed Use, Powers

Office Mixed Use:

Ferry, Powers Ferry Village

OX-3, OX-4, OX-5, OX-6, OX-8

Commercial Mixed Use:
CX-3, CX-3/6, CX-6, CX-6/8

Mixed Use, Powers Ferry Village

Shopfront Mixed Use:

SX-3, SX-3/6, SX-4, SX-6, SX-6/10

MARTA Transit-Oriented

Transit-Mixed Use:

Development TX-4, TX-6
City Springs City Springs:

CS-3, CS-4, CS-5, CS-6, CS-6/8

Commercial/Mixed Use

Industrial Mixed Use:

IX-3
Commercial/Mixed Use, Powers | Commercial Corridor:
Ferry Village CC-3

Mixed Use

North End Mixed Use:

NEX-5/6, NEX-5/10/12

Perimeter Perimeter Center Perimeter Residential:
PR-3, PR-5
Perimeter Center, Perimeter Perimeter Mixed Use:
Medical PX-3, PX-5, PX-8, PX-10/12, PX-20/35
Perimeter Medical Perimeter Medical:
PM-5, PM-8, PM-12/15, PM-20/35
Section 1.3.2.

Community Development
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Sec. 1.3.2. Interpretation of Map Boundaries

Where uncertainty exists with respect to the boundaries of any zoning district on the Official Zoning Map, the
Director is authorized to interpret the boundaries using the following methods.

A.  Where a district boundary line is shown as approximately following the centerline of a street or
highway, or an extension of a street or highway, the district boundary is the centerline of that street or
highway.

B.  Where more than one district applies to a property, and the district boundary line is shown as running
approximately parallel at a distance from a street, the distance from the centerline must be
determined by the use of the map scale.

C.  Where a district boundary line is shown as approximately following a lot line, the district boundary is
the lot line.

D. Whenever any street, alley e~ other public way, or un-zoned remnant property is vacated e+
abandoned, or sold by official action of the City Council, or other state or local entity, the |east intense
zoning district adjoining each-cither side of the street, alley,-e+ public way, or public property, will be
automatically exterded-te-the-senterafapplied to the street, alley -e+ public way or public property, as
determined by the Director.

E.  Where a boundary line is shown and its location is not fixed by any of the rules of this Division, its
precise location is determined by scaling from streets, objects or structures shown on the Map.

Community Development TA23-0001
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Article 11. Administration
Sec. 11.6.2.

G.  Approval Criteria

1.  Variances will only be granted upon showing that:

a. The variance request would not result in negating the general intent of this Development Code or
with the Comprehensive Plan policies;

b. The variance if granted will not be detrimental to the public safety, health, or welfare of the
public or injurious to other property;

C. The conditions on which the reguest is based are unigue to the property for which the relief is
sought and are not applicable generally to other property;

d. Because of the particular physical surroundings, shape, size, or topographical conditions of the
specific property involved, an extraordinary hardship would result, as distinguished from a mere
inconvenience, if the strict letter of these regulations is carried out;

€. The variance reguested is the minimum necessary to accomplish the development or building;

f. In the case of an amendment to a buffer or setback required by this Code, the variance
application shows how egual or greater protection will be achieved of the adjacent property or

natural resource affected by the proposed development, should the variance be granted; and.

g. Such conditions are not the result of action or inaction of the current property owner; and

2. Failure of an applicant to obtain a land disturbance, building or any other permit required by this Code
shall not in and of itself constitute a justification for a variance absent a showing of the criteria listed

under Section 1 above furthertheappheationmust-demonstrate-that

H.  Denied Application Decisions of the Board of Appeals are final. Those not satisfied with a decision of the
Board of Appeals may pursue an appeal by-fiinga-wriefeerteras-with the Fulton County Superior Court
within 30 calendar days of the decision. Denial of an application bars resubmittal of the application for 1
year.

Sec. 11.6.4.

Community Development TA23-0001
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Sec. 11.6.4. ReservedStream Buffer Variance

_— Variance Procedures Variances from Stream Buffer requirements as provided in Div. 9.2. abewe
may be granted in accordance with the following provisions:

1. Where a parcel was platted prior to December 12, 2005, and its shape, topography or other existing
physical condition prevents land development consistent with this Division, and the City finds and
determines that the requirements of this Division prohibit the otherwise lawful use of the property by
the owner, the Board of Appeals may grant a variance from paragraph A. above, provided such
variance requires mitigation measures to offset the effects of any proposed land development on the

parcel.

2. The Board of Appeals will follow the procedure set forth in Sec. 11.6.2.

3. Variances will be considered only in the following cases:

a. When a property's shape, topography or other physical conditions existing on December 12,
2005 prevents land development unless a buffer or setback variance is granted.

b. Unusual circumstances when strict adherence to the minimal buffer and setback reguirements in
this Division would create an extreme hardship.

4, Variances will not be considered when actions of any property owner of a given property after
December 12, 2005 have created conditions of a hardship on that property.

5. At a minimum, a variance request must include the following information:

a. A site map that includes locations of all state waters, wetlands, floodplain boundaries and other
natural features, as determined by field survey;

b. A description of the shape, size, topography, slope, soils, vegetation and other physical
characteristics of the property;

C. A detailed site plan that shows the locations of all existing and proposed structures and other

impervious cover, the limits of all existing and proposed land disturbance, both inside and
outside the buffer and setback. The exact area of the buffer and setback to be affected is

accurately and clearly indicated;

d. Documentation of unusual hardship should the buffer and setback be maintained;

€. At least one alternative plan that does not include a buffer or setback intrusion, or an explanation
of why such a site plan is not possible;

f. A calculation of the total area and length of the proposed intrusion;

g. A stormwater management site plan, if applicable; and

h. Proposed mitigation, if any, for the intrusion. If no mitigation is proposed, the request must
include an explanation of why none is being proposed.

6. The following factors will be considered in determining whether to issue a variance:

a. The shape, size, topography, slope, soils, vegetation and other physical characteristics of the
property;
b. The locations of all state waters, wetlands, floodplain boundaries and other natural features on

the property, including along property boundaries, as determined by field survey;

[ The location and extent of the proposed buffer or setback intrusion;

d. Whether alternative designs are possible which require less intrusion or no intrusion;

e. The long-term and water quality impacts of the proposed variance; and

f. Whether issuance of the variance is at least as protective of natural resources and the
environment.

Community Development TA23-0001
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Article 12. Definitions

Tweaks and some new development related definitions

Community Development
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TA23-0003B, Articles 2 through 5 (Protected Neighborhoods, Urban Neighborhoods,

Corridors & Nodes, and Perimeter Center)
Avrticle 2. Protected Neighborhoods
Sec. 2.1.3. (Div. 7.2.)

Sec. 2.1.3. Parks District

The Parks district is intended for publicly-accessible parks and active or passive recreational facilities. Government
facilities are permitted.

Sec. 2.1.4. (Div. 7.2.)
Sec. 2.1.4. Conservation District

The Conservation district is intended for land designated as permanent conservation, passive park or other open
space. Lands within the district are intended to be predominantly unoccupied by buildings or parking; however
government facilities are also permitted.

Sec. 2.6.2.
Sec. 2.6.2. CON Placement and Height

SEC. 2.6.2. PLACEMENT AND HEIGHT

Building Setbacks
| @ | Primary street Afal0’-min
| @__| Side street #fa10’-min
| @__| Side: common lot line #fa-10" min
Rear: common lot line Afa-10' min
Building Height
Maximum height I 15' max
Community Development TA23-0001
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Avrticle 3. Urban Neighborhoods

Sec. 3.1.1. (Div. 7.2.)
Sec. 3.1.1. Residential Urban (RU-)

The Residential Urban districts are intended for neighborhood-scale development including single unit detached

residences on small urban lots. The districts also allow for limited civic, open space and park uses. The districts
include:

A.  RU-4: Residential Urban 4,000 square foot minimum lot size-

B.  RU-3: Residential Urban 3,000 square foot minimum lot size-

Sec. 3.1.2. (Div. 7.2.)
Sec. 3.1.2. Residential Townhouse (RT-)
The Residential Townhouse district is intended for neighborhood-scale development including single unit attached

and neighborhood unit residences on individual lots. The district also allows for limited civic, open space and park
uses, as well as single_unit-fa=ily residences on small urban lots.

A.  RT-3: Residential Townhouse 3 stories maximum height-

Sec. 3.1.3.
Sec. 3.1.3. Residential Multi-Unit (RIV-)
The Residential Multi-Unit district is intended for neighborhood-scale development including residential living in

multi-unit residences. The district also allows for limited commercial, civic, open space and park uses, as well as
single_unit-fasily detached and attached residences.

A.  RM-3: Residential Multi-Unit 3 stories maximum height-

B. RM-3/8: Residential Multi-Unit 3 stories base height, up to 8 stories with bonus

Sec. 3.1.4.
Sec. 3.1.4. Residential Mixed Use_(RX-)
The Residential Mixed Use districts are intended for_neighborhood-scale development including residential living in

multi-unit attached-residences with access to neighborhood-serving commercial uses on no less than 2% of the
development’s ground floor. The districts alse-allows for limited commercial uses, as well as civic, open space and

Community Development TA23-0001
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T
Article 4. Corridors & Nodes
Sec. 4.1.1.

Sec. 4.1.1. Office Neighborhood (ON-)

The Office Neighborhood district is intended for office and related commercial uses. The district- also allows for
civic, open space and park uses_legacy office to residential multi-unit conversions, and age-restricted multi-unit.
Where these districts abut Protected Neighborhood districts, a transition area is required. The districts include:

A.  ON-3: Office Neighborhood, 3 stories maximum height

Sec. 4.1.2.
Sec. 4.1.2. Office Mixed Use (OX-)

The Office Mixed Use districts are intended for office, hotel and related commercial uses, as well as single unit
attached residences, legacy office to residential multi-unit conversions, and age-restricted multi-unit. The districts
also allow for civic, open space and park uses. Where these districts abut Protected Neighborhood districts, &
transition area+s areas are required. The districts include:

A. OX-3: Office Mixed Use, 3 stories maximum height

B. OX-4: Office Mixed Use, 4 stories maximum height

C.  OX-5: Office Mixed Use, 5 stories maximum height

D.  OX-6: Office Mixed Use, 6 stories maximum height

E.  OX-8: Office Mixed Use, 8 stories maximum height
Sec. 4.1.3.

Sec. 4.1.3. Commercial Mixed Use (CX-)

The Commercial Mixed Use districts are intended to provide for a variety of retail, service and commercial uses, as
well as multi-unit residences. The districts also allow for civic, open space and park uses. Where these districts
abut Protected Neighborhood districts, a transition area is required. The districts include:

A. _ CX-3: Commercial Mixed Use, 3 stories maximum height

B. CX-3/6: Commercial Mixed Use, 3 stories maximum base height, up to 6 stories with bonus

CB. (CX-6: Commercial Mixed Use, 6 stories maximum height

D. CX-6/8: Commercial Mixed Use, 6 stories maximum base height, up to 8 stories with bonus

Community Development TA23-0001
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Sec. 4.1.4.
Sec. 4.1.4. Shopfront Mixed Use (SX-)

The Shopfront Mixed Use districts are intended to provide for a variety of retail, service and commercial uses, as
well as upper-story multi-unit residences. In the Shopfront districts, a high degree of interaction between shoppers
and other pedestrians and shopfront uses is desirable. The districts also allow for civic, open space and park uses.
Where these districts abut Protected Neighborhood districts, a transition area is required. The districts include:

A.  SX-3: Shopfront Mixed Use, 3 stories maximum height

B. SX-3/6: Shopfront Mixed Use, 3 stories maximum base height, up to 6 stories with bonus

BC. SX-4: Shopfront Mixed Use, 4 stories maximum height
£D. SX-6: Shopfront Mixed Use, 6 stories maximum height

E. SX-6/10: Shopfront Mixed Use, 6 stories maximum base height, up to 10 stories with bonus

Sec. 4.1.6.
Sec. 4.1.6. City Springs (CS-)

The City Springs districts are intended to implement the Sandy Springs City Center Master Plan, which is formed
around a nucleus of civic facilities. Where these districts abut Protected Neighborhood districts, a transition area is
required. The districts include:

A.  CS-3: City Springs, 3 stories maximum height
B CS-4: City Springs, 4 stories maximum height
C. CS-5: City Springs, 5 stories maximum height
D CS-6: City Springs, 6 stories maximum height

m

CS-6/8: City Springs, 6 stories maximum base height, up to 8 stories with bonus

Community Development TA23-0001
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Div. 4.10.
Sec. 4.10.5. NEX- District Standards

A.  Primary Internal Street

1.  Acontinuous primary internal street must be established in any NEX- District. The street must connect
to Roswell Road.

a.  C-Street Where the development site faces only Roswell Road, the primary internal street must
connect with Roswell Road at a minimum of two points, providing a loop road servicing the entire
development. Additional, or side streets may be necessary depending on whether they meet the
block face lengths found in Sec. 10.3.1.

b.  L/T-Street Where the development site isacerrerotiacingRoswell-Read-atanintersectonwith
acollectororhigherdesighratedstreetfaces multiple streets including Roswell Road, the primary

internal street must connect through the site from Roswell Road to the intersecting street or
streets. At least one street connection to Roswell Road must be considered as a part of the
primary internal street. Additional, or side streets may be necessary depending on whether they
meet the block face lengths found in Sec. 10.3.1.

2. The ground floor of a multi-unit building facing a primary or internal primary street must be

constructed to be retaireadycommercial-ready {buittto-meetorexceed-the-minimumreguirerments

— FRSBAFER aad-en Beo HHead

- H " B o

B.  Phasing of Residential Construction Where construction occurs in phases, each phase that includes multi-
unit residential development must meet the following standards.

1. Each phase must maintain or exceed the required percentage of single unit residential required for the
amount of multi-unit residential proposed.

2. Certificates of occupancy for any multi-unit residential may only be issued after the issuance of
certificates of occupancy of the required percentage of single unit residential associated with the multi-
unit residential.

3.  No additional height associated with an affordable housing bonus is allowed prior to the construction
of the necessary affordable housing units required to receive the bonus.

C.  Structured Parking

1.  Structured parking must not be visible from any shesdiscentpH VISV y-+tesmatstreets of the
development.

Community Development TA23-0001
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Div. 4.11.
Sec. 4.11.5. NEX- District Standards

A.  Primary Internal Street

1.  Acontinuous primary internal street must be established in any NEX- District. The street must connect
to Roswell Road.

a. C-Street Where the development site faces only Roswell Road, the primary internal street must
connect with Roswell Road at a minimum of two points, providing a loop road servicing the entire
development. Additional, or side streets may be necessary depending on whether they meet the
block face lengths found in Sec. 10.3.1.

b. L/T-Street Where the development site faces multiple streets including Roswell Road, the
primary internal street must connect through the site from Roswell Road to the intersecting
street or streets. At least one street connection to Roswell Road must be considered as a part of
the primary internal street. Additional, or side streets may be necessary depending on whether

they meet the block face lengths found in Sec. 10.3.1 a———\Where-the-developmentsitefaces

2. The ground floor of a multi-unit building facing a primary or internal primary street must be

constructed to be setaH-+eadycommercial-ready (See Sec. 6.6.2.F.). 4buit-to-mect-orexcecd-the

oo
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Article 5. Perimeter Center

Sec.5.1.1.
Sec. 5.1.1. Perimeter Residential

The Perimeter Residential district is intended for residential living in attached single unit and multi-unit residences.
The district also allows for limited commercial, and for civic, open space and park uses. Where these districts abut

Protected Neighborhood districts, a transition area is required. The districts include:
A.  PR-3: Perimeter Residential, 3 stories maximum height

B.  PR-5: Perimeter Residential, 5 stories maximum height

Sec. 5.3.3. through 5.5.3.

as

KB] Minimum height

PX-3, PX-5

2 stories
min®

PX-8

34 stories
min*

PX-12

36 stories
min*

*See Div.
576.7 for
Ahrstedablo
Mini
Hegheminimum

height reduction
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TA23-0003C, Article 6 (Rules for All Districts)

Sec. 6.1.1.B.
3. Rear Lot Line

a.  Alotline which is opposite and most distant from the primary street lot line.

b. In the case of a lot that fronts on two streets, a lot may have no rear lot line.

[ Where no lot line is clearly opposite to the primary street |ot line or where there are multiple
primary street lot lines, the lot line having the highest portion of its length serving as the rear lot
line of abutting lots is the rear lot line. When a rear lot line cannot be determined in this manner,

the rear lot line will be determined by the Director.

Sec. 6.1.1.F.
1. Lot frontage is the length of any lot line abutting a primary street, side street, alley (for rear-loaded
townhouses only) or courtyard (for a cottage court).

2. Everylot or unit on a lot must have frontage upon a public street, or private street designed and built

to public standards, or meet the requirements of Development Patterns found in Div. 6.3 requisad
R e S R
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Sec. 6.1.1.1.2.n.

n. _ Pedestrian Amenity Space Allowance
i General
Pedestrian Amenity Space is a type of OQutdoor Amenity Space intended to create a
pedestrian-friendly environment, and therefore has more standards than other Outdoor
Amenity Spaces. In addition to the standards below, Pedestrian Amenity Space is
intended to be publicly accessible and located in close proximity to the public sidewalk.
Examples include patios and plazas.

il Standards
The Director may approve outdoor amenity space meeting the requirements of
pedestrian amenity space to fulfill the outdoor amenity space reguirement. Pedestrian
amenity space requirements include:

a) Each square foot of pedestrian amenity space counts as 2 square feet of the required
outdoor amenity space.

b) Pedestrian amenity space must be accessible and usable by the public.

c) Pedestrian amenity space must have a minimum area of 400 square feet with no
dimension less than 15 feet.

d) At least 25% of the pedestrian amenity space must abut and be directly accessible from
the sidewalk of a primary street or side street.

e) Pedestrian amenity space cannot be separated from the sidewalk by any structure for
more than 40% of the width of the amenity space.

f) The finished elevation of the pedestrian amenity space must be located at the same
r he sidewalk or the groun ry.

g) All building facades abutting the pedestrian amenity space must meet the transparency
and entrance requirements of the zoning district.

h) A minimum of 15% of the pedestrian amenity space must be a planted area with trees
or groundcover and a minimum of 25% of the pedestrian amenity space must be

hardscaped.

i) Pedestrian amenity space cannot be used for vehicle parking or access, except for
emergency access or permitted temporary events.

i) Mechanical equipment cannot be located in a pedestrian amenity space or between the
pedestrian amenity space and the building.

Sec. 6.1.2.A.4.

4.  Irregular Rights-of Way The Director may determine primary or side street setbacks will be measured
from the back of curb when rights-of-way widths vary.
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Sec. 6.1.2.B.3.e.
e. Inallinstances, mechanical equipment must be screened (see Sec. 8.22.9.). and may not be
located between the primary building and a primary street, unless the lot meets the following
exceptions.

i Where the primary building has multiple offsets in the street-facing facade, mechanical
equipment must be located at least 15 feet behind the frontmost street-facing facade.

ii. In Protected Neighborhoods where the primary structure is located more than 100’

from primary street lot line, mechanical equipment can be located between the building
and primary street so long as the equipment is screened with a masonry wall.

Sec. 6.1.2.C.

1.  The build-to zone (BTZ) is an area of a lot or site where building facades, in whole or in part, must be
located to satisfy the required build-to percentage. The build-to zone is the area between a minimum
and maximum primary or side street setback, measured from the edge of the right-of-way or private
street easement. Freestanding walls and opaque fences over 42" in height are prohibited within any
BTZ. Other walls or fences that are part of a landscape design prepared by a licensed landscape
architect may be permitted by the Director.

2. Where the build-to zone lies within a stream buffer or easement that does not allow construction, or
buffers or setbacks as required by zoning conditions, transitional buffers or otherwise, the Director
may waive the build-to requirement, in whole or in part.

3.  Therequired percentage specifies the amount of the building fagade that must be located in the buite-
tezeneBTZ. The percentage is calculated as the width of the street-facing building facade in the BTZ
divided by the total width of the street-facing building facade. Where a proposed building will not fill
the entire street frontage of a site, the longer facade of the building must be street-facing.

4.  The width of a parking entrance into or through a building does not count towards the build-to
requirement. However, in no case will access to an irregularly-shaped parcel that has no alternative
access options be denied due to application of the build-to requirement. In all cases where access is
necessary, a driveway of the minimum acceptable width for fire safety purposes is allowed, even where
it reduces the building width below the required build-to percentage.

5.  Onacorner lot, a building must be placed within or abutting the area where the build-to zones of 2
intersecting streets overlap. The building must extend within the build-to zone for a minimum of 30
feet in both directions. If in neither direction, a proposed development has 30 feet of length, the
building must be placed in the corner of the intersecting streets.

N~
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6.  The build-tezeneBT/ -applies up to the height designated as the minimum height of a building. Upper
stories beyond this point may be set further back or reduced in width.

7. The Director may allow a courtyard, fereeeurt plaza, or other similar pedestrian activated space
Reetng-thereguirementotSee—2-44s meeting the requirements of pedestrian amenity space to be
considered part of the building for the purpose of meeting the build-to requirement. A chamfered
corner on the ground floor of no more than 20 feet in width that extends outside of the build-to zone is
considered part of the building for the purpose of meeting the build-to requirement.

Sec. 6.1.2.G.
H5. Parking Structures

a. _Required parking setbacks apply only to the ground floor of the parking structure.

b. _In order to meet the parking setback requirement, parking structures must adhere to one of the
following standards:

i.___The ground story of a structure parking garage facing any street (not including an alley),
rthe-SX—Districterwhere-the—SH-Frontage-apphes must have active uses (such as, but
not limited to, residential, commercial, office, or civic space, where permitted) within
the parking setback. No active uses are required for portions of the parking structure
located iteriertebehind the minimum parking setback; or

ii. The entire parking structure must be constructed to be adaptable, requiring the floor
plates to be level except to the minimum extent required for drainage, the structure
must be constructed to accommodate standard design loads of office uses according to
the International Building Code, and the floor-to-floor heights must be a minimum of 12
feet.

c.__Parking structure screening is required (see Sec. 8.1.8.K).

Sec. 6.1.3.A.6.

6.  For any building type other than residential single unit detached or attached, there is no restriction on
the number of stories added on a lower, rear portion of a lot. This also applies to developments where
the lower, rear portion of the lot abuts a new street required by the Development Code. When a new
street is required, two additional stories may be constructed along the new street in the rear portion of

the lot. However, any additional buildings fronting on the new street are required to meet the story
maximum for the district.
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Sec. 6.1.3.B.
B.  Minimum Height
1.  Where a minimum height of two or more stories is required, each required story must contain

habitable space_for at least 50% of the floor. A mezzanine can be used in lieu of a second floor upon
request at the director’s discretion.

2. The Director may allow the following buildings to be exempt from minimum height requirements:

a. Buildings internal to a site not directly serviced by on-site parking or a drive-through, such as a
jewel box building or kiosk, so long as it is integrated into the overall site plan.

b3. Buildings with a footprint of 2,000 square feet or less.

d. Buildings with single unit detached, single unit attached, or neighborhood unit uses.
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Sec. 6.1.3.C.

3.  The following accessory structures may exceed the established height, provided they do not exceed the
maximum height by more than 18 feet, do not occupy more than 250% of the roof area,sre-secrecnad
e A s ras Do At eant dcann b b cn St cnan

a. Cabana, pool house, rooftop restaurant, or other amenity, and

b. Pergola, trellis, gazebo, or other similar minor structure architecturally integrated with the
building, and

e Elevator or stairway access to the roof; and

d&.  Mechanical equipment.

Sec. 6.1.3.D.

3. The Director may provide relief to the extent necessary from the maximum ground floor elevation
requirements on sites with significant topography.

Sec. 6.1.3.F.
F.  Building Mass

1.  Street-Facing Building Length_Street-facing building length is the maximum length of a building or
structure facing a public or private street, and located within the build-to zone.

2. Building Break Allowance

Buildings that meet one of the following standards, the Director may allow the maximum street facing-
building length to be exceeded.

a. When a continuous structure provides an open space meeting the following requirements, the
portions of the building on each side of the open space may be considered as a separate building:

i, One building break per street-facing facade is allowed;

ii. The open space must meet the requirements of Pedestrian Amenity Space;

iii. The building break width must be at least 1/4 the width of the widest adjacent street-
facing building length; and

iv. The building break depth must be at least equal to the width of the open space or 20
feet, whichever is less.

b. When a continuous structure provides an articulation to the building facade that meets the
following requirements, each facade articulation may be considered as a separate building:

i. Two portions of the street-facing building facade must have a variation in setback of at least 4
fee. The combined length of the setbacks must total no less than 25% of the length of the building.

ii. Contrasting colors or material is used on the primary facade and the abutting facade setback
to emphasize the articulation and variation along the street-facing building facade.
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Sec. 6.1.4.
Sec. 6.1.4. Activation
A.  Transparency

1.  Transparency is the minimum percentage of windows and glazed doors that must cover a ground or
upper story facade.

2. Transparency applies to primary and side street facing building facades only, and may be reduced or
waived by the Director when particular conditions (such as required buffers or other visual
obstructions) significantly reduce the visibility of the building from the public realm.

a. For single-unit attached, transparency applies to any facade visible from a street or path.

Sec. 6.3.1.
Tweaks to design parameters (see draft).

Sec. 6.3.2.
Creation of additional Design Patterns (see draft).

Div. 6.4.
Moved to Article 8. (see draft).

Sec. 6.5.1.
Sec. 6.5.1. Applicability

Any residential garage, parking, or paving-related constructioned in the RD-, RU-, or RT- zoning districts and all
single -unit attached development after the effective date of this code must meet the following standards. In
addition to the standards provided below, attached and detached garages must meet all applicable requirements
for either principal buildings or accessory structures as specified in this Code._This division also applies to the RE-
zoning districts when specified and when the term “all” is used to describe which residential zones.

Sec. 6.5.2.
Sec. 6.5.2. Single Unit Detached Dwelling
A.  Front and Side Yard Paving

1.  Only one driveway is allowed for every 65 feet of residential frontage on a same lot. Only a single
driveway is allowed on streets with a functional classification of Collector or Arterial.

B. Garage

1. Inallresidential zones, nMo attached garage may encroach into a required setback, except where;

a. _-#An alley provides access, in which case the garage may encroach into the rear setback.

b. A residence with an existing street-facing garage or carport prior to December 1, 2005 may
construct a garage that encroaches into the primary street setback if the following requirements
are met:

i The garage or carport is limited to 1-story in height, with no living space in an attic above
the garage or carport:

ii. The garage or carport must be constructed as a side or courtyard entry garage (see
illustration below):

iii. The garage or carport must be positioned no more than 30 feet in front of the front wall
plane of the house;

iV, The garage or carport can encroach a maximum of 20 feet into the primary street sethack;
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street lot line; and

V. The garage must be at least 30 feet from the prima

existing garage door is a street-facin Or.

Court Entry
Garage

Garage doors or carport entries must be positioned at least 5 feet behind the front wall plane of the
house, extending no more than 40% of any street-facing width of the house. This requirement does not
apply to side-entry garages. Architectural finish and windows must be provided for any side-entry

garage wall facing a primary or side street.

Community Development TA23-0001
Page 24 of 51



5. Parking or storage of a junk or salvage vehicle constitutes an unlawful use, except that no more than 2

junk or salvage vehicles are permitted if parked or stored in a garage or carport not visible from a
street or adjacent residential property.

b. In RX-, Corridor and Node districts, or Perimeter Center districts, all single unit detached development
must be rear-loaded.

D. _ Specialized Vehicles

1. Specialized vehicles such as recreational vehicles, campers, trailers, motor coaches, boats, and boat
trailers, may be parked or stored in all residential zones under the following conditions:

a. The vehicles must not be used as permanent living quarters.

b.  The location of the parking area must be in the buildable area of the lot and not in front of the
principal structure. Also, the surface of the area must be constructed as a parking area as
described in Sec. 6.5.2.C.5. above.

C. Specialized vehicles must be screened from view of adjoining properties and rights-of-way with a
minimum 6-foot tall fence or wall meeting the standards of Sec. 8.32.9. unless they are viewable
for less than 48 consecutive hours as a visitor’s means of transportation. Enhanced screening
standards such as height, materials, or otherwise may be practically necessary to properly screen
and may be requested at the discretion of the Director.

d. For construction trailers, see Sec. 7.9.9.

C.  Parking Design & Location

1. In required front setbacks, no parking pad is allowed, however a turnaround extension of no more than
200 square feet is allowed.

2. In RE- zones, there is a parking setback of twenty (20) feet from any property line, or the gradin
setback, whichever is less. Parking areas may alternatively be screened with evergreen trees (full to the
ground and at least 6-feet tall at time of planting), as long as the surface parking is no less ten (10) feet
from any property line or the grading setback (Sec. 9.4.2.), whichever is more, maintained in

perpetuity.

3. Thevisible storage or parking of more than 4 vehicles at a single-family residence is unlawful.
4. In all residential zones, parking space lines, wheel stops, and other apparatus germane to commercial
parking are prohibited.
Sec. 6.5.3.A.

4. On sites 3 acres or larger, the Director may allow up to 20% of the townhouses in the development to
have front-loaded garages. The front-loaded garages must be located on streets internal to the site.
Townhouses fronting on streets at the perimeter of the development site must be rear loaded.
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Sec. 6.6.2.B.
2. Prohibited

a.  Prohibited exterior building materials include:
. or-buildi o "
ii. non-architectural metal panel systems;

iii. AseastsmeethlUnfinished cast-in-place or precast concrete e~plat-coneretevertical
elements, e.g., walls, columns, exposed elevated slab edges stabs{except as noted in
6.6.2.B.3.b.vii, below);

iv. Ple-Exposed standard concrete masonry units (CMU);

v. Plyweed-erpress—weed-or Softwood plywood grade B or lower, oriented-strand board and
particle boards

vi.  Vinyl siding.

b.  Prohibited exterior building components, include: steel gates, burglar bars and steetroll-down
security curtains. Interior security measures are not regulated.

3.  Required

a.  All exterior walls (not including windows and doors) for all new construction must consist of one
or a combination of the following durable materials in the quantity required below:

i Up to #ten (10) vertical feet from grade: 100% durable materials; and
ii.  Remaining building height: minimum 70% durable materials.
b.  Durable materials include:
i. Clay Brick;
ii. Ceramic and Porcelain Tile;

iii. Dressed Stone with weatheredpolished-erflutedface rusticated, flamed, honed, polished,

bush-hammered or other standard face finish;

iv. TFextured-traditional cement stucco (real stucco);

V. Architectural concrete masonry units (CMU) with fluted, split-face, ground, glazed or
brelenface-other architectural finish; painted standard CMU is not an acceptable finish

vi.  Portland cement plaster and lath systems;

vii.  Architectural (either cast-in-place, pre-cast or tilt-up) concrete eitherfiuted-orwith
exposed-aggregate-finish with a finish proposed by the architect and approved by the

Director; or

viii. Fiber cement-board, painted
iX. Exterior Insulation and Finish Systems (EIFS) which employ a high-impact mesh as a system
component.

C. Sloped roofs (pitch greater than 2:12) must be standing seam metal;; slate, concrete or metal
roof tiles or composition shingles. A decorative parapet or cornice must be constructed along all
flat roof lines_(i.e., roofs with slopes less that 2:12).

d.  Alternate materials may be approved for use by the Director, provided they are considered
equivalent or better than the listed materials.
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2. Articulation in Building FaeadeFacade

a. _For buildings 100 feet or more in length, at least 2 portions of the street-facing building facade must

have a variation in setback of at least 2 feet. The combination of the required variations in setback
must total no less than 15% of the length of the building.

b. The Director may require contrasting colors or materials must be used on the primary facade and
abutting facade setbacks to emphasize the articulation and variation along the street-facing building

facade.

D. Ground Floor Retail Tenant SizetrSize: in the City Springs and Perimeter Districts, no ground floor retail
tenant may occupy more than 30,000 contiguous rentable square feet. No variances to this standard are
allowed; however, the Director may approve renovation of existing tenant spaces so long as the renovation
does not increase the gross square footage of an existing tenant space.

E. Commercial-Active Space Where required by the zoning district or use, the ground story must be
constructed to meet or exceed the minimum requirements for ground floor elevation, ground story height,
transparency, and entrance spacing required for a retail or commercial use. Commercial-active space is
restricted to only commercial use.
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F. Commercial-Ready Space Where required by the zoning district or use, the ground story must be

constructed to meet or exceed the minimum requirements for ground floor elevation, ground story height,

transparency, and entrance spacing required for a retail or commercial use. Commercial-ready space is

allowed to be occupied by any use allowed in the zoning district.

Div. 6.7.

Sec. 6.7.1. Applicability

A. Districts with a bonus height will gualify for additional height based on the Enhanced Community Benefits

Matrix described in this Division. Districts with a minimum height may also qualify for reduced minimum

height requirements based on the Enhanced Community Benefits Matrix and List in the Technical Manual.

B. Credits are allotted for any item included by a developer above the minimum if already required in the

Development Code.

Sec. 6.7.2. Enhanced Community Benefit Matrix

Stories Percent
of Site 30% 40% 90% 60% 70%

Under 4 Reduction | 8 credits 10 credits 26 credits | 50 credits | 75 credits

Under 3 Reduction | 16 credits 20 credits | 52 credits | 70 credits | 100 credits
Under 2 Reduction | 24 credits | -- - - -
Upto3 By right == == == == ==
Upto 4 Bonus 30 credits | 40 credits | 50 credits | 60 credits | 70 credits
Upto 5 Bonus 38 credits | 50 credits | 63 credits | 75 credits | 88 credits
Upto 6 Bonus 45 credits | 60 credits | 75 credits | 90 credits | 105 credits
Upto? Bonus 53 credits | 70 credits | 88 credits | 105 credits | 123 credits
Upto 8 Bonus 60 credits | 80 credits | 100 credits | 120 credits | 140 credits
Upto 9 Bonus 68 credits | 90 credits | 113 credits | 135 credits | 158 credits
Up to 10 Bonus 75 credits | 100 credits | 125 credits | 150 credits | 175 credits
Uptol Bonus 83 credits | 110 credits | 138 credits | 165 credits | 193 credits
Up to 12 Bonus 90 credits | 120 credits | 150 credits | 180 credits | 210 credits
Up to 13 Bonus 98 credits | 130 credits | 163 credits | 195 credits | 228 credits
Up to 14 Bonus 105 credits | 140 credits | 175 credits | 210 credits | 245 credits
Upto 15 Bonus 113 credits | 150 credits | 188 credits | 225 credits | 263 credits
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4 Sec. 6.7.4. Community Benefit Impact Equivalency

A. Many of the Enhanced Community Benefit features are space and size contingent. To measure the impact of

installment of Community Benefits, the following formula will be used and the resulting points will be added
to the total credits established based the list above.

B. Square footage tallied from any items in either “Housing”, “Tenants & Uses”, or any parking related
percentage may not be included in the calculating of the Community Benefit Impact Scale formula.

C. The formula will be calculated as follows:

1. Formula Base Variables

a. Benefit Square Footage (BSF): BSF is the total square footage of amenity space above required QASIS
for a site, and total square footage of community benefit site features above required seating in
QASIS.

b. Total Square Footage of site (TSF)

2. Formula:

a. BSF /TSF = Square Footage Scale (SFS)

b. SFS x 10 = Benefit Credit Equivalency (BCE)

c.  BCE x Initial Benefit Credit = Total Enhanced Community Benefit Credit
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TA23-0003D, Atrticle 7 (Use Provisions)

Article 7. Use Provisions

Sec. 7.3.1.
Sec. 7.3.1. Household Living

A.  Defined Residential occupancy of a dwelling unit by a household. A household means one or more persons

unrelated persons, occupying a dwelling unit and living as a single housekeeping unit.
B. Single Unit Detached
1. Defined One dwelling unit on a single lot.

2. Additienal-Limited Use Standards

a. In PX- and PM- Districts on sites 5 acres or larger, the total gross floor area of single unit

detached, single unit attached, and neighborhood unit uses cannot exceed 50% of the total
square footage of the development footprint.

C. Single Unit Attached

1. Defined Two or more dwelling units attached with common walls where each dwelling unit is located
on an individual lot and has its primary pedestrian access on the ground story.

2. Limited Use Standards

a. In PX- and PM- Districts on sites 5 acres or larger, the total gross floor area of single unit
attached, single unit detached, and neighborhood unit uses cannot exceed 50% of the total
square footage of the development footprint.

Pesarred

D.  Accessory Dwelling, Guest House

A. Defined A dwelling unit accessory to the principal dwelling on a single unit detached or single unit
attached lot.

B. Basic Use Standards

a. A guest house must be located on a lot with a primary dwelling unit, and may be attached or
detached from the primary dwelling unit.

b. No more than one guest house per |ot allowed.

c. A separate kitchen facility is allowed.

d. Total heated floor area (HFA) must be less than 1,500 square feet.

e. When separate from the principal dwelling unit, minimum separation between buildings is 20’.
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f. Principal building setbacks apply.

g. Height must be no greater than 2 stories.

h. When separate from the principal dwelling unit, the location is limited to the rear yard and must
meet all district setbacks.

i. A pguest house may be located over a garage, provided the location and size meet all other use
standards.

E. Neighborhood Unit

1. Defined Two or more dwelling units on a lot designed to be at a scale that blends into a low-density
neighborhood context.

2. Basic Use Standards

a.  No more than one building per lot is permitted.

b. No more than 12 dwelling units per building are permitted, except as listed below.

c. Height must be no greater than 2.5 stories.

d. Buildings with a height greater than 2 stories must have a sloped roof of 6:12 or greater.

e. Street-facing building width must be no greater than 100 feet.

f. Any attached or detached garage or carport located on the same lot must be located behind the
principal building.

3. Limited Use Standard

a. In RU- districts, no more than 4 dwelling units per building are permitted.

b. In ON- districts, Neighborhood Unit uses require a CUP and are only allowed on parcels with
access onto a street with a functional classification as a collector or greater.

c. In PX- and PM- Districts on sites 5 acres or larger, the total gross floor area of single unit
attached, single unit detached, and neighborhood unit uses cannot exceed 50% of the total
square footage of the development footprint.

Freszered
EF. Age-Restricted (55+) Unit

1. Defined Two or more dwelling units on a lot, intended to be occupied by residents 55 year of age or
older.

2. Basic Use Standards

a. Age-restricted units must follow all of the design standards required for multi-unit.

b. New construction or additions must adhere to the Federal Fair Housing Act standards for Age-
Restricted Units, including the following standards:

i. A minimum of 80% of the units must be occupied by at least one occupant who is 55 years of
age or glder;

i The project developer must publish and adhere to policies and procedures that demonstrate
the intent to operate as age-restricted housing; and

iii. The project developer must comply with HUD's regulatory requirements for age verification of
residents.
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c. Limited Use Standards

i In RM- Districts, a new construction or addition project must provide a minimum of 10% of the

total number of units in the development as single unit detached or single unit attached.

A G. Multi-Unit
1. Defined A lot containing two or more attached e+detaeked dwelling units. Multi-unit includes

structures apartments, condeminiumsand-"stackedflats" which are not designed and built to the

Neighborhood Unit use standards.

2. Basic Use Standards

a. In addition to any storage space available within a particular residential unit, any multi-unitfarsily
project with over 20 units must provide a minimum of 16 square feet of additional storage area,
with a minimum height of 8 feet, for each residential unit. The storage space must be internal to
the residential building or within an associated parking structure.

3. Limited Use Standards

a. In RM- Districts, a new construction or addition project must provide a minimum of 10% of the
total number of units in the development as single unit detached or single unit attached.

b. In ON- Districts, multi-unit is only permitted with a Conditional Use Permit and the following
standards apply:

i Multi-unit is only allowed in existing buildings where the building was intended for a
Commercial use for a minimum of 5 years prior to the application for a Conditional Use

Permit.

c. In OX- Districts, the following standards apply:

i. Multi-unit is only allowed in existing buildings where the building was intended for a
Commercial use for a minimum of 5 years prior to the application for a Conditional Use

Permit.

ii. Multi-unit is only permitted on the third floor of a building and above.
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iii. Multi-unit is permitted on the first and second floor of a building with a Conditional Use
Permit.

d. The following districts require a minimum amount of commercial-ready space for street-facing
portions of the development. The percentage determines the minimum amount of the street-
facing building that must be constructed as commercial-ready space. The commercial-ready
space must be a minimum of 25’ deep when measured from the building facade into the interior
of the building. When commercial-ready space is required, 20% must be used for a commercial
use, or commercial-active space. The remaining 80% may have noncommercial uses in the
commercial-ready space. The Director may vary the requirement based on the balance of
commercial uses surrounding the site.

Commercial-Ready Commercial-Active
i. CX- districts: 40% min. 8% min.
ii. SX- districts: 50% min. 10% min.
iii. TX- districts: 50% min. 10% min.
iv. CS- districts: 50% min. 10% min.
V. IX- districts: 60% min. 12% min.
Vi. CC- districts: 50% min. 10% min.
vii. PX- districts: 60% min. 12% min.
viii. PM- districts: 40% min. 8% min.

Sec. 7.5.1.
Sec. 7.5.1. General Standards

D. In RM- and RX- Districts, the following standards apply:

1. In the RM- District, the total gross floor area of commercial uses cannot exceed 25% of the total
square footage of the development footprint.

2. In the RX- District, each commercial tenant space must not exceed 6,000 square feet in gross floor
area, except for Grocery tenants. Grocery tenants must not exceed 15,000 square feet in gross floor
area.

3. Hours of operation limited to 6AM-11PM, including all deliveries.

4, Drive-through or drive-in facilities are not permitted.

E. In all CX Districts located between Abernathy Road and US 285, each commercial tenant space must not

exceed 30,000 square feet in gross floor area.

F. In a SX Districts located between Abernathy Road and US 285, each commercial tenant space must not
exceed 30,000 square feet in gross floor area.

G. In CS District, each commercial tenant space must not exceed 30,000 square feet in gross floor area.
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Sec. 7.5.14.
Sec. 7.5.14. Restaurant

A.  Defined A facility that prepares and sells food and drink for on- or off-premises consumption. Restaurant
includesthefellowing=For information on drive-through facilities, see Sec. 7.8.3.

B. General Restaurant

C. Neighborhood Eatery

1. Defined An establishment that prepares and sells food and drink for on- or off-premises consumption that
is limited in size. Examples include bakery or cake shop, bistro, brewpub (subject to the barrel limitation

prescribed in 0.C.G.A. Sec. 3-5-36.), coffee or tea shop, deli, juice or smoothie bar, ice cream shop, or
similar.

2. Basic Use Standards

a. Each tenant space must not exceed of 3,000 square feet in gross floor area.
b. Drive-through or drive-in facilities are prohibited.
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Sec. 7.5.15.D.

1. Defined A retail facility that sells fuel for motor vehicles, with or without personnel. The facility may or
may not include a convenience or other retail store.

2. Basic Use Standards

a. A fuel pump is considered to be a single fuel pumping apparatus. Fuel pumps are generally two-
sided, with a fueling space on each side.

b. A canopy for fuel pumps or a fuel station must be architecturally-integrated with any associated
commercial building on the site, and must not include any signs. Canopy support columns must
be fully encased with materials that are complementary to those used on the main building. The
canopy band face must be of a color consistent with the main structure. Primary or fluorescent
colors must not exceed 10% of each canopy band face.

C. Any pavement associated with vehicles must be screened from view, except for drive entrances,
using landscaping (see Sec. 8.3.2, Parking Lot Landscaping).

d. Fuel pumps must be located a minimum of 100 feet from the lot line of a Protected
Neighborhood property.

e. Fuel pumps must be located a minimum of 10’ from the build-to zone.

f. A masonry wall may count toward the minimum build-to requirement of the District provided the
following standards are met:

i The building must meet the minimum width requirements of Sec. 6.1.2.C.5;

ii. The masonry wall must have openings meeting the transparency requirements of Div. 6.3.
and must provide similar architectural elements to the building, such as materials, cornices,

and awnings; and

iii. The masonry wall is not required to meet the minimum story requirement of the District so
long as the wall is a minimum of 12 feet in height.

g.  Direct pedestrian access to the building is required for each street frontage.

h. Fuel pumps are permitted in any parking structure, where fuel pumps are a permitted use.

i. Improvements to Existing Fuel Pumps, Fuel Stations
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i. Existing nonconforming stations as of the date of the adoption of this code may be
upgraded, replaced or redeveloped when, as determined by the Director, such upgrade,
replacement or redevelopment is for the purpose of remedying a use that is dangerous to
the general public or to ensure that such use complies with any fire code, life safety code,
or other safety ordinance or regulation.

ii. Fuel pumps or gas-fuel stations may be upgraded, replaced or redeveloped, including an

increase in building size but not an increase in the number of pumps, on the existing site
with the approval of the Director.

j. Expansion of Fuel Pumps at Existing Fuel Stations

i. Existing nonconforming fuel pumps as of the date of the adoption of this code may be
expanded in accordance with this section when, as determined by the Director, such
expansion is for the purpose of remedying a use as that is dangerous to the general public
or to ensure that such use complies with any fire code, life safety code, or other safety
ordinance or regulation.

ii. The Director may approve the addition of up to 4 fuel pumps to an existing site, provided
the following standards are met:

a) The Director determines the site has adequate room for additional fuel pumps and
vehicle spacing;

b) The building fagade and fuel canopy have been brought into compliance with all of
the standards of this Code;

c) The vehicle and pedestrian access points have been brought into compliance with

all of the standards of this Code;

d) All paved areas have been screened in accordance with Sec. 8.3.2. Parking Lot
Screening; and

e) Any nonconforming signs on the property have been removed.

k. Relocation of Existing Fuel Pumps or Fuel Stations—

Existing fFuel pumps or gasfuel stations may be relocated to an alternative site within the CX-,
CC- or IX- districts with a Ceonditional Uuse Ppermit approval by the City Council. Any new fuel
pumps or gas station must be located at least ¥>-mile from any existing fuel pump or gas station.
The %-mile measurement must be taken without regard to the City limits of Sandy Springs and is
measured to the property line, regardless of where the fuel pumps are located on the site.
Conditional Uzse Ppermit approval is predicated on the elimination of an existing site with fuel
pumps or gas-fuel station and the mitigation of the former site such that it is ready for any other
permitted use in the district.
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Sec. 7.5.16.

k. Car vending machines are not permitted on the property.

D. Vehicle Showroom

1. Defined A facility that showcases and sells, rents or leases passenger vehicles, trucks, andfor other
consumer vehicles such as motorcycles, boats and recreational vehicles.

2. Basic Use Standards

a. All vehicles on must be displayed indoors.

[ No vehicle maintenance or repair apparatus can be located on site.

d. Total square footage of the business and its operations must not exceed 5,000 square feet.

Sec, 7.6.3.
D. Film Studios

1. Defined Facilities for the production of film, including stages, exterior sets, sound recording
facilities, related commercial vehicles, and accessory fabrication activities.
2. Limited Use Standards
a. In CX- and OX- districts, film studios are limited to 20% of the site.
b. In PX- districts, film studios must be located on sites with a minimum size of 4 acres and are
limited to 50% of the site.
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Sec. 7.6.4.
Sec. 7.6.4. Research and Development

A.  Defined A facility focused primarily on the research and development of new products. Research and
development includes the following:

1. Laboratories, offices and other facilities used for research and development by or for any individual,

investigate the merits of such a product.

3. Pilot plants used to test manufacturing processes planned for use in production elsewhere.

B. Life Sciences, Bio-Safety Level 1

1. 32— Defined BSL-1 |abs are used to study infectious agents or toxins not known to consistently cause
disease in healthy adults. They follow basic safety procedures, called Standard Microbiological
Practices and require no special equipment or design features. Standard engineering controls in BSL-1
laboratories include easily cleaned surfaces that are able to withstand the basic chemicals used in the
laboratory.

2. Basic Standards
a. Life Sciences, Bio-Safety Level 1 is not permitted on lots that directly abut a Protected
Neighborhood or Urban Neighborhood district.
b. Buildings with Life Sciences, Bio-Safety Level 1 uses are not permitted to be within 100’ from any
Protected Neighborhood, RU-, or RT- district.

C. Life Sciences, Bio-Safety Level 2

1. 2 Defined BSL-2 laboratories are used to study moderate-risk infectious agents or toxins that pose
a risk if accidentally inhaled, swallowed, or exposed to the skin. Design requirements for BSL-2
laboratories include hand washing sinks, eye washing stations in case of accidents, and doors that
close automatically and lock. BSL-2 labs must also have access to equipment that can decontaminate
laboratory waste, including an incinerator, an autoclave, and/or another method, depending on the
biological risk assessment.

2. Basic Standards
a. Life Sciences, Bio-Safety Level 2 is not permitted on lots that directly abut a Protected

Neighborhood or Urban Neighborhood district.
b. Buildings with Life Sciences, Bio-Safety Level 2 uses are not permitted to be within 200’ from any
Protected Neighborhood, RU-, or RT- district.

D. These requirements are in addition to, and do not replace or supersede, any other applicable
requirements established under state law, and approval of or exemption from these requirements does
not constitute approval of or exemption from requirements established under state law or from other
applicable local, county, state, or federal regulations.
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Sec. 7.6.7.
C.  Self-Service Storage, Mini-Warehouse

1. Defined Facilities providing separate storage areas for personal or business use designed to allow
private access by the tenant for storing or removing personal property. May include accessory sales of

2. Basic Use Standards

a. An existing self-storage or mini-warehouse may be upgraded on its existing site with approval of
the Director, provided it meets all the basic use standards.

b.  No outside storage is allowed, including vehicle or trailer leasing.

c. All buildings must be at least two stories tall and have windows srarehitecturaltreatmentsthat
appearas-windowsat 50% transparency for every level. Roller/storage unit doors must not be
visible from any exterior point. The transparency requirement is for the three most visible sides
(from a street or streets) of the building, as determined by the director.

d. Storage buildings must be finished with brick or stone for a minimum of 80% of the three most
visible sides (from a street or streets) of the building.

ed. No activities other than the dead storage or transfer of nonvolatile goods or leasing of storage
space are permitted within the storage establishment or portion of any development.

fe.  Prohibited accessory uses include, but are not limited to, the following:

i Fabrication or repair of vehicles, equipment or other goods;
iil.  Transfer-storage business based on-site;

iiiv. Residential uses (other than the resident manager's apartment); or

iv.  Any use which creates a nuisance due to noise, odor, dust, light or electrical interference.

Sec. 7.8.3.
Sec. 7.8.3. Day Care

A. Defined A facility meeting the definition of Sec. 7.5.5. Day Care.

B. Basic Use Standards

Day care as an accessory use is only permitted when the following standards are met:

1. The day care must be associated with a permitted place of worship or private school (K-12); and

2. The day care must meet all the use standards of Sec. 7.5.5. Day Care.

3. Day care facilities in association with a place of worship do not require a separate conditional use
permit.
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Sec. 7.8.5.
Sec. 7.8.5. EV Charging Facility

A.  Defined A facility that provides electric vehicle infrastructure for the purpose of charging electric vehicles as
an accessory to another primary use.

1. Charging Level The standardized indicators of electrical force, or voltage, at which an electric vehicle’s
battery is recharged:

a. Level 1 The slowest type of charging equipment plugs directly into a standard 120-volt AC outlet
supplying an average power output of 1.3 kW to 2.4 kW.

b. Level 2 Considered medium charging; typically requires a 40-100 amp breaker on a 240-volt AC
circuit.

c. Level 3 or greater Considered rapid charging; typically requires a 60 amp or higher dedicated
breaker on a 480-volt or higher three (3)-phase circuit with special grounding equipment. DC fast
charging uses an off-board charger to provide the AC to DC conversion, delivering AC directly to

the car battery.

2. Electric vehicle infrastructure The structures, machinery, and equipment necessary and integral to
supporting an electric vehicle, including the electrical conduit and wiring requirements for the installation
of electric vehicle charging equipment.

B. Exempt The following EV charging facilities are exempt from these regulations:

a. Single unit residential Charging facilities located on single unit detached or attached lots designated

as private, restricted use only. All installations must comply with the placement and screening

requirements of mechanical equipment found in Sec. 6.1.2.B.3. and Sec. 8.3.9.

b. Enclosed in parking structure Any EV charging facilities located within an enclosed parking structure
or garage. These installations must comply with the signs and maintenance requirements below.

C. Basic Use Standards

a. Signs

i. Signs must be posted identifying voltage and amperage levels and use, fee, and safety

information related to the EV charging facility.

ii. Signs must be posted at public EV charging facilities indicating that the space is reserved for EV

charging purposes only. For purposes of this provision, “charging” means that an electric

vehicle is parked at an EV charging facility and connected to the battery charging station

equipment, otherwise known as “actively charging.”

iii. Prohibited signs (Sec. 8.4.3.) are not allowed.

iv. Level 2 charging facilities must have no more than 25% of the total charger used for signs or an

otherwise illuminated display. Level 2 charging facilities do not require a sign permit but will

instead be verified as a part of the building permit. This sign percentage requirement does not

apply when the charger is located within a parking structure or garage.
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A Level 3 or greater charging facility must have no more than 50% of the total charger used for

signs or otherwise illuminated display. Level 3 or greater charging facilities do not require a

sign permit but will instead be verified as a part of the commercial building permit. This sign

percentage requirement does not apply when the charger is located within a parking structure.

b. No portion of the EV charging facility can impede pedestrian, bicycle, or wheelchair movement, or

create a safety hazard.

c. EV charging facilities, including electrical transformers and other mechanical equipment associated
with the charger, must conform to any applicable screening requirements in Sec. 8.3.9.

d. All proposed or improved on-street parking is required to install conduit for future EV charging

facilities.

e. Alevel 2 charging facility must be no wider than 24 inches at any point, not including the plug handle,

hook, hose, and related components.

f. A group of 6 or more Level 3 or greater EV charging facilities is considered a designation EV

installation and must be an accessory to a primary retail use.

g. An EV charging facility must be located a minimum of 10 feet from the build-to zone. In Perimeter

Districts, the charger must be located a minimum of 20 feet from the build-to zone.

h. A masonry wall may count toward the minimum build-to requirement of the District provided the
following standards are met:

i The building must meet the minimum width requirements of Sec. 6.1.2.C.5;

ii. The masonry wall must have openings meeting the transparency requirements of Div. 6.3.
and must provide similar architectural elements to the building, such as materials, cornices,

and awnings; and

iii. The masonry wall is not required to meet the minimum story requirement of the District so
long as the wall is a minimum of 12 feet in height.

i. EV charging facilities must be maintained, including the functioning of the equipment. A phone

number or other form of contact information must be provided on the equipment to report when it

is not functioning, or other problems are encountered.

j. EV charging facility canopies must be architecturally integrated with any associated commercial

building on the site and not include any signs. Canopy support columns must be fully encased with

masonry materials that are complementary to those used on the main building. The canopy band

face must be of a color consistent with that of the main structure or an accent color. Primary or

fluorescent colors must not exceed 10% of each canopy band face.

k. No charging facility may be located within 50 feet of the lot line of a Protected Neighborhood.

|.  Existing Fuel Pumps or Fuel Stations
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Level 2 charging facilities may be installed at existing fuel pumps on existing parking spaces, so long

as they are at least 10 feet from any build-to zone. Level 3 or greater charging facilities may replace

existing fuel pumps on a site.

Sec. 7.8.8.
Sec. 7.8.8. Fuel Pumps

A. Defined A facility for the sale of motor vehicle fuel, typically located on the same lot and associated with a
retail use.

B. Basic Use Standards

1. Upto 8 fuel pumps may be established as an accessory use to an existing retail use that has a minimum
floor area of 35,000 square feet.

2.  The fuel pumps must not impact the compliance of any other use on the site with any requirement of
this Code.

3.  The fuel pumps must meet all of the requirements of this Code, including build-to, landscape screening,
and signs.

4.  No convenience sales or vending machines are allowed in association with the fuel pumps.

5. The proposed site layout will be reviewed by the Director for compliance with vehicle stacking, vehicle
access, and pedestrian access requirements.

6. Existing Accessory Fuel Pumps

a. Sites with existing accessory fuel pumps may expand to provide a maximum of 8 fuel pumps
without meeting the build-to requirement. All other use standards apply.
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TA23-0003E, Articles 8 through 10 (Site Development, Environmental Protection,

Streets & Improvements)

Avrticle 8. Site Development
Div. 8.1.
ARTICLE 8.
SITE DEVELOPMENT
Div. 8.1. General Provisions
Sec. 8.1.1. Applicability
A. Standards apply based on the type of activity proposed, as shown in the table below. For all zoning
districts, the development standards apply as shown in the table below:
w
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_ | Minor: <1,000 sf o|o| o, o o LI }
_ | Major: >1,000 sf n n n | | ] [ ] [ ] )
| Site Modification )
Remediation Due to
_ | Disaster L] .
(Fire, Flood, etc.) . . E
Re-occupation after
_ | Extended Vacancy S 5 n n | [m] c o )
(Greater than 180 days) 5 5
Site Disturbance
K : - o = =} L
- | <1,000 sf of site c c -
Site Disturbance . o - - o - -
- | 1,000 sf-5,000 sf of site . : c . -
Site Dlsturbarlce o - - - o - -
7 | >5,000 sf of site - . . -
Building Renovation or Expansion
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Renovation Due to
_ | Disaster o L} .
(Fire, Flood, etc.) 5
Re-occupation after
_ | Extended Vacancy n n L] L] L] L] )
(Greater than 180 days) s
Renovation without
_ | Expansion: o ol = | = .
<50% of FMV of building .
Minor Expansion: o o o o o o - 6.1.2
- | <25% of Total Floor Area - -
Substantial Renovation
_ | without Expansion: >50% o o o L] | o )
of FMV of Building s
Partial Expansion
_ | 25%-<>50% of Total Floor o | O = = | ] = 612
Area
S ko KRS Ll Ll L} L} L} L] L] L] 6.1.2
- | >50% of Total Floor Area E—
Facade Modification m
- Compliance with all applicable standards
| required
. Compliance required of only the expanded building or lot area only to the
~ | extent practical
B. Where a section applies according to the table above, the project activity must meet
all of the applicable requirements in that Section. Where a Section is listed as not
applying, no requirements in that Section apply.
C. The general applicability in this Section may be further modified by the detailed
provisions of that Section.
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Article 9. Environmental Protection
Sec. 9.4.2.G.

4, Common, side street, and rear grading setback exceptions

The following may be granted exceptions from common, side street, and rear grading setback
requirements:

a. Where a building setback encroachment is allowed (certain accessory structures and site
elements) for site area within the grading setback, the grading is permitted with the
installation of a mitigation zone (Described under “Mitigation Zone” below), and;

b. Also, where a side or rear yard is the only feasible option for a construction entrance,
grading disturbance may be approved by the Director, so long as the width of the area
of activity within the buffer does not impact an existing tree with a 15” DBH or greater
and is replaced with a mitigation zone.

c. Mitigation Zone: Regardless of the original state of the affected grading buffer area,
mitigation in the form of plantings, a mix of evergreen and deciduous trees, and shrubs
is required per the prescription provided:

i. The mitigation zone must be at least 5 feet deep bordering the entire project
area within the grading setback;

ii. Evergreen trees spaced at 1 per 25 linear feet, minimum of 1, full to the ground
and at least 6 feet tall at the time of planting;

iii. Understory trees spaced at 1 per 25 linear feet, minimum of 1, with a minimum
caliper of 2 inches;

iv. Shrubs spaced 8 per 25 linear feet, minimum of 8, with a minimum size of 3;
and
V. Additional BMPs determined to be necessary by the Director to preserve

existing vegetation.

45, In all districts, resulting graded slopes must not exceed 3 feet (horizontal) to 1 foot (vertical). Steeper
slopes may be approved by the Director upon certification of stability by a soils engineer or geologist.

6.  Any unauthorized clearing and grading must replant the cleared area according to the requirements of
the Mitigation Zone in Sec. 9.4.2.G.4.c.
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Sec. 9.4.3.

iii.  Interior Facing

a) Retaining walls that are entirely interior facing are permitted up to 12 feet in exposed
height. This includes Wing Walls (retaining wall extensions from the building foundation
walls that allow daylighting of a basement and/or egress from a basement) that are
inward facing and finished with a permitted material finish.

1. Setbacks

If they are to encroach into building setbacks and are entirely inward facing the walls
shallmust be a maximum of six (6) feet in exposed wall height and meet the retaining
wall setback requirements found in Sec. 9.4.3.C. below.

2. Length

Maximum length of any wall exceeding the normal maximum retaining wall height is
36 feet (based on the maximum 3:1 allowable grading slope). Any length of wall past
36 feet shalimust meet the requirements of a retaining wall as outlined above.

b) The Director may permit retaining walls that are entirely interior facing on campuses
with civic or institutional uses to have up to 24 feet in exposed height. This includes
wing walls that are finished with a permitted material finish.

iv. Exterior Facing

Retaining walls that are exterior facing and at least 100’ from a street lot line and 75’
from a common lot line are permitted up to 12 feet in exposed height. This includes
wing walls that are finished with a permitted material finish.

Sec. 9.5.3.
C. General Standards
1. The following uses are permitted within the 100-year floodplain:

a.  Agriculture, including forestry and livestock raising, requiring no structure. Agriculture and
forestry access roads are permitted provided they are constructed in conformance with the
development regulations.

b. Dams, provided that they are constructed in accordance with the requirement of this article, the
United States Department of Agriculture Soil and Conservation Service and when applicable,
meet the specifications of the U.S. Army Corps of Engineers and/or the Georgia Department of
Natural Resources.

C. Fences having sufficient open area to permit the free flow of water and/or debris.
d. Identification, regulatory and warning signs.
e. Public and private parks and recreational areas including boat ramps and docks and other

functionally dependent uses not including temporary or permanent structures; provided, such
use is approved by the department of community development and, if applicable, the U.S. Corps

of Engineers.

f. Parking.
g. Utility lines, pipelines, sewers, roads and stream crossings (if no other means of access is

available), and similar features, provided they are constructed in such a manner as to permit the
free flow of waters.
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Sec. 9.5.4.

Sec. 9.5.4. Flood Damage Reduction

A.  General Standards In all areas of special flood hazard and areas of future-conditions flood hazard the
following provisions apply:

1.

New construction and substantial improvements of structures (residential or nonresidential), including
manufactured homes, skatwill not be allowed within the limits of the future-conditions floodplain,
unless all requirements of Sec. 9.5.3 have been met.

If, due to site conditions, an existing single-family residential structure cannot comply with section

Sec. 9.5.4.B.

9.5.4.A.1, the structure may be elevated in accordance with either section 9.5.4.B.1.C or section
9.5.4.B.1.d: provided however, section 9.5.4.A.5 shallwill apply to all elevated structures regardless of
whether section 9.5.4.B.1.c or section 9.5.4.B.1.d applies.

Elevation of existing structures via jacking on existing foundation An existing structure that has

been substantially damaged or is proposed for substantial improvement may be elevated by
jacking, intact, on an existing foundation, provided the criteria of section 9.5.4.A.5 are met in
addition to the following criteria:

i No elevated structure can exceed the original geometric footprint area or horizontally

expand living space into or over the future conditions floodplain;

ii. Foundations must contain a minimum of two openings having a total net area of not less

than one square inch for every square foot of enclosed area subject to flooding as provided

in44 C.F.R. § 60.3;
ii. The bottom of all openings must be no higher than one foot above grade; and

iv.  Openings may be equipped with screens, louvers or other coverings provided they permit
the flow of floodwater in both directions.

Elevation of existing structures via demolition and rebuilding on an equivalent footprint area

An existing structure that has been substantially damaged or is proposed for substantial
improvement may be demolished and relocated on the lot such that the passage of water is
facilitated or the floodplain is otherwise enhanced or protected, provided the criteria of section
9.5.4.A.5 are met in addition to the following criteria:

i. No elevated structure can exceed the original footprint area or increase the net
encroachment into or over the floodplain; and

ii. Foundations must be designed to resist anticipated hydrodynamic loads, potential for
debris impact, and scour pursuant to FEMA Technical Bulletin | (August 2008). Foundations
must be designed with the following criteria:

a. The total area of the walls below the base flood elevation exposed to flood waters
must be at least 50 percent open. Wall openings must be distributed along all walls
exposed to flood waters;

b.  The bottoms of all wall openings must be at grade;

C. Garage doors not allowing the natural flow of floodwaters when closed must not be
considered wall openings; and

Openings may be equipped with grilles, louvers, or bars provided they allow the

natural flow of floodwater in both directions.
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Article 10. Streets & Improvements

Sec. 10.3.1.A.

Block Face

Protected Heishbnrham:ls

RE- n/a
RD-27, RD-18, RD-15, RD-12 1,320' max
RD-9, RD-7.5 660" max
PK, CON nfa
Urban Neighborhoods

RU-, RT, RM-, RX- 660" max
Corridors and Nodes

OX-, CX-, SX-, NEX- 660" max
TX-, C5- 500" max
I1%-, CC- 660" max
Perimeter Center

PRL-, PXL-, PXM-, PXH-, PMH- 500" max

Sec. 10.3.1.B,

Block Perimeter = @+ @+@+@®
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ANALYSIS

This Development Code Update is Comprehensive, with edits in every Article. From Introductory
Provisions and Administration, to District Uses and Site Development, the articles were all reviewed for
their ability to help our community preserve and prosper.

Of the substantive use changes, staff’s proposals were formulated primarily through the lens of the many
changing conditions and trends in the commercial and residential realms. However, some proposed edits,
such as many of those found in Article 11. (Administration) were proposed in response to changes in
State law. All edits ultimately derived their origins from the guiding vision found in The Next Ten
Comprehensive Plan.

Post-2020, much of Sandy Springs® fundamental commercial inventory (office) quickly became less
viable in the new world of remote work. At the same time housing costs and inventory have made finding
a home, especially in an ownership capacity nearly impossible for a significant portion of the population.
Further, the proliferation of the EV and Film industries in Georgia have formed new interest in creating
thoughtful regulations to ensure that their presence in Sandy Springs is developed appropriately. These
are just a few of the seismic shifts we have seen in the local use realm since the Development Code was
adopted in 2017.

With the office market-shattering trend of remote work, one of staff’s main priorities was to help ensure
reasonable development opportunities in areas most affected. One way we look to improve prospects in
these areas is by modifying permitted and conditional use allowances, foremost in the office-centric
zoning districts. Staff proposes commercial uses such as Vehicle Showroom, accessory Film Studio,
relatively low impact Life Sciences (BSL-1 and BSL-2), Office to Residential conversions, Neighborhood
Eateries, as well as allowing or requiring at a minimum, a limited amount of commercial in all the multi-
unit and mixed-use districts.

For housing staff proposes several new household living use types and parameters: Neighborhood Units
(a type of manor home), reduced size requirements for townhouse (Single Unit Attached) width and lot
size, the addition of ‘Shared Court’ to the highly prescriptive Development Patterns, and promotion of
Age-Restricted housing by separating it out as a residential use on its own. These proposals promote at
least four (4) Next Ten goals: 1. Increase housing stock and diversity of options, 2. promote single unit
housing (the most likely type of housing stock to offer ownership opportunities), 3. reduce housing costs
or conversely seek ways to encourage affordability (moderately smaller townhouses reduces per square
foot total, thus reducing down-payment and rent or mortgage amount), and 4. provide opportunities for
downsizing or aging in place.

These proposals seek to increase the diversity of leasing and purchasing options for the City’s business
owners and citizens at-large, creating more walkable, lifestyle-living options. The potential for more
diversity of uses will promote smaller, more curated office, commercial, and localized living offerings-
which ultimately help to create a sense of place which has been found to make general community
development initiatives more achievable.

Staff is fully aware that along with increased flexibility for community and economic development,
should come increased examination and improved controls on impacts and scale, also through the
Development Code. The Code’s overarching purpose is to ensure continuity of proper planning for
development and land use transitions. The Next Ten Comprehensive Plan puts it like this: “(the
Development Code is) designed to implement the vision and goals of the Next Ten Comprehensive Plan,
small area plans, and other planning documents.” The 5-Year Update to the Development Code is
precisely what this reference speaks to.
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One very specific way staff has proposed to improve our community-guiding regulations is to overhaul
the “bonus division” of our code (Div. 6.7.). Beyond incentivizing inclusion of benefits to our community
through additional height, staff now proposes a bonus system that breaks the height down even further by
considering the height for the percentage of the site rather than simply make the bonus height for the
entire site. This gives the City the ability to better consider what is appropriate while continuing to receive
enhanced community benefits in the process. Further, staff proposes increased design standards, as well
as improvements through additional amortization requirements for refuse or commercial dumpster areas.

Staff continues to guard the integrity of the Protected Neighborhood traditional housing stock. These
districts provide a quality of life, and style of housing that is becoming increasingly attractive -if not rare-
so close to the core of the fast-growing Atlanta metropolitan area.

Proper preservation of these districts, which staff recognizes are a major asset to the community,
continues to be a guiding principle of the City’s planning philosophy. With that in mind, staff proposes
only a few adjustments to the code that relate to the Residential Estate and Residential Detached zoning
districts. One of the modifications to Protected Neighborhoods would be to allow for more opportunity
for reinvestment in existing housing stock. Provisions which assist in preservation are truly protecting the
fabric of our Sandy Springs’ neighborhoods. The edit proposed is for limited single-story garage
expansion into the Primary Street Setback for homes existing before Sandy Springs became a city.

The Update, as it pertains to Protected Neighborhoods includes a suggestion for adjustment to fence pier
requirements. Currently fences that run parallel to a street require the installation of piers in both districts.
Staff proposes that only Estate lots continue to be required to install piers when parallel to a street.

Staff also recommends a more contextual approach to construction entrance regulations where there is a
grading setback. The goal with this amendment is to allow for a case-by-case evaluation when necessary
to determine the least-impactful entry to a construction site on a property. From time to time, what is
currently prescribed as the appropriate and permittable entrance is not what is best for the environment.
This edit would not only require additional BMP’s (best management practices such as silt fences, site-
stabilization techniques, additional root protection) but would also ensure abundant replanting
prescription (equivalent to the existing Protected Neighborhood Buffer vegetation standards), regardless
of the amount of vegetation initially disturbed.

It is staff’s belief that the changes brought forward in the following proposals conform with the stated
purpose and intent of the Development Code to “guide the future growth of the City of Sandy Springs in
alignment with the vision set forth by The Next Ten Development Code...to foster more predictable
results and a higher-quality public realm...,” to “balance conservation and development,” to “achieve
design excellence in the built environment,” and to “guide Sandy Springs’ prosperous and sustainable
future.”

DEPARTMENT OF COMMUNITY DEVELOPMENT RECOMMENDATION

Staff recommends Approval of Text Amendment TA23-0003 in its entirety, grouping (a) through (e):

-TA23-0003(a), Articles 1 (Introductory Provisions), 11 (Administration), and 12 (Definitions)
-TA23-0003(b), Articles 2 through 5 (Protected Neighborhoods, Urban Neighborhoods, Corridors &
Nodes, and Perimeter Center)

-TA23-0003(c), Article 6 (Rules for All Districts)

-TA23-0003(d), Article 7 (Use Provisions)

-TA23-0003(e), Articles 8 through 10 (Site Development, Environmental Protection, Streets &
Improvements)
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TA23-0003 Amendment Breakdown

- TA23-0003(a) - Articles 1 (Introductory Provisions), 11
(Administration), and 12 (Definitions)

- TA23-0003(b) - Articles 2 through 5 (Protected Neighborhoods,
Urban Neighborhoods, Corridors & Nodes, and Perimeter Center)

- TA23-0003(c)- Article 6 (Rules for All Districts)

. TA23-0003(d) - Article 7 (Use Provisions)

- TA23-0003(e) - Articles 8 through 10 (Site Development,
Environmental Protection, Streets & Improvements)




TA23-0003(a) (Art. 1, 11, & 12)

Article 1 Introductory Provisions
Article 11 Administration
Article 12 Definitions




TA23-0003(a) (Art. 1,11, & 12)

* Article 1 Introductory Provisions
 Several technical/cleanup items

* Sec. 1.1.10. Added “Amortization” language for Refuse Area screening

* Sec. 1.2.1. Clarified “Districts Established” by adding “Character Area
Group” column
* This especially helps clarify Character Area breakdown in the Use Table (Div. 7.2.)

* Sec. 1.3.2.D. Clarified zoning for remnant pieces abandoned or sold
by public entities




TA23-0003(a) (Art. 1,11, & 12)

e Article 11 Administration

 Several technical/cleanup items

» Updated general variance Approval Criteria - simplified language
and clarification on criteria

* Move Stream Buffer Variance to Division 11.6. from Article 9

» Updated appeals process for BOA and Director decisions to
mirror recent changes to State Law

* Article 12 Definitions
* Minor tweaks and additional definitions







Post-Open House Draft Changes Summary | 118 23

No Substantive Changes from Open House Draft
Article 2, Article 4, Article 5, Article 12

General Changes (Throughout)

-Any cleanup items such as items not removed as intended

-Edits to “shall” and “must”

-Reductions to single unit attached parameters, as originally proposed

-Added (as originally proposed) “Commercial Active” and its distinction from “Commercial Ready”

Art. 1.

Sec. 1.1.3. Added Effective Date for 5-Year Code Update

Sec. 1.1.9. Added language to clarify status of rezonings from 2017 to 2023 as it pertains to 3+ stories of multi-unit in CS,
CX, and SX

Sec. 1.1.10. Added an amortization language concerning screening of Service Areas (refuse)

Sec. 1.3.2.D. Clarified the edit to this section which describes the zoning process for remnant parcels from public entities

Art. 3.

Sec. 3.4.3. Corrected height for RM- 3/8 when adjacent to Protected Neighborhood (flipped)

Sec. 3.5.3. Corrected existing height elements as they were incorrect from their original adoption; added a commercial
minimum and maximum as originally intended

Art. 6.

Sec. 6.1.1.B.3.b. Added clarifying language for setbacks for corner and irregular lots

Sec. 6.1.1.n. Better defined Pedestrian Amenity Space, gave it a minimum amount requirement, clarified need for public
access

Sec. 6.1.2.H. Changed listing order to be a subsection of G.
Sec. 6.1.3.B.2. Added in illustration for Jewel Box development style

Sec. 6.1.3.D.3. Added in ability for administrative relief to floor elevation, taking into account extreme topography, as
originally intended

Sec. 6.1.4.A.2. Added in original proposal for facade requirements for single unit attached end units facing a street or
path, as originally intended

Sec. 6.5.2.B.1. Added graphic to better illustrate allowance; updated text for clarity, and corrected encroachment
allowance setbacks, as originally intended

Sec. 6.5.3.A.4. Added in allowance for up to 20% of single unit attached developments to be front loaded, as originally
intended

Sec. 6.6.2.C.2.b. Added in clarity for max building width options, such as material change and offset

Art. 7.

Div. 7.2 ldentify Cottage Court and Neighborhood Unit both as CUP in ON-

Sec. 7.3.1. Neighborhood Unit use standard in ON-, access from Collector or greater street

Sec. 7.4.1.F. and H. Added allowing 3™ party daycare at private schools and places of worship as permitted accessory uses

1
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Sec. 7.4.1.F.2. Removed proposed edit to Place of Worship setback

Sec. 7.5.1. Moved all “District Standards (Sec. 4.4.5., Sec. 4.5.5., etc.)” to new location at the beginning of Commercial
Section

Sec. 7.5.15.B. Removed Neighborhood Retail from the proposal

Sec. 7.5.15.C. Added in clarifying language for intent of fuel station redevelopment and improvement allowances; also
reinserted % mile distance requirement

Sec. 7.6.3. Added limited use standards for motion picture studios, expanding allowance in limited capacity for PX, OX,
and CX-

Sec. 7.6.4.B. and C. Added restrictions to proposed life sciences based on level, when near and adjacent to single unit
residential

Sec. 7.8.23.A. Removed reference to fuel pumps

Art. 8.

Art. 8. Corrected references throughout Code, with addition of new General Provisions division offsetting former
references

Sec. 8.1(2).8. Corrected parking graphics to show 8 spaces

Sec. 8.2(3).6. and 8.2(3).7. Reverted back to wall only option, with director discretion based on
topography/environmental/neighbor considerations

Sec. 8.3(4).18. Removed Channel Letter Roof Sign

Art. 9.
Div. 9.4. Mitigation requirement added for any clearing/grading violations

Sec. 9.4.2.G.2. and G.3. Added clarifying language for general mitigation planting and grading setback incision allowance,
further restrictions, additional best management practices (bmps). Prohibited tree removal size; added in to include
originally intended rear setback as well as side, as originally intended

Art. 10.
Sec. 10.3.1.B.6. Added graphic to go along with Block Perimeter regulation, as originally intended

Art. 11.

Sec. 11.3.5.). Removed proposed edit which would have added back “concurrent variances”
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Sandy Springs, Georgia, Development Code
ARTICLE 1. INTRODUCTORY PROVISIONS

ARTICLE 1.
INTRODUCTORY PROVISIONS

Div. 1.1. Legal Requirements

Sec. 1.1.1. Introduction

The following districts and standards were designed to preserve existing neighborhoods while promoting
predictable urban development that aligns with the vision and policies set forth by The Next Ten Comprehensive
Plan. This plan defines a vision for growth that strives for a balance between maintaining the quality of existing
neighborhoods and creating urban, mixed-use, walkable, neighborhood-friendly development that contributes to a
high--quality public realm.

Sec. 1.1.2. Title

This document is the Sandy Springs Development Code and is referred to or cited throughout this document as
"this Development Code."

Sec. 1.1.3. Effective Date

This Development Code was adopted on August 15, 2017 and became effective on September 15, 2017 (the
“effective date”).

This Development Code was subsequently updated and adopted on December 5,2023 (the “5-Year Development

Code Update”).

Sec. 1.1.4. Purpose

A.  This Development Code is intended to guide the future growth of the City of Sandy Springs in alignment with
the vision set forth by The Next Ten Comprehensive Plan.

B.  This Development Code was developed to help foster more predictable results and a higher-quality public
realm by prescribing the physical form of buildings and addressing the relationship between building facades
and the public realm, the form and mass of buildings in relation to one another and the scale and types of
streets and blocks.

Sec. 1.1.5. Intent

A.  This Development Code is intended to balance conservation and development by:

Sandy Springs, Georgia, Development Code Created: 2022-07-26 20:40:32 [EST]
(Supp. No. 4)

Page 1 of 421

Page 14 of 558



1. Ensuring conservation of land and natural resources.
2. Promoting the preservation and enhancement of the City's tree canopy.

3.  Guiding reinvestment in established neighborhoods that preserves and reinforces their unique
characteristics.

4, Promoting development along transit corridors that enhance their function as mixed-use, walkable
centers that serve surrounding residential neighborhoods.

5. Providing standards for compatible transitions of use, building scale, and height between existing and
new development.

6. Providing clear and consistent procedures for appropriate and effective public involvement in land use
and development decisions.

B.  This Development Code is intended to achieve-encourage design excellence in the built environment by:

1. Providing building and site design standards that address the public aspects of private development
and how building form, placement, and uses contribute to the quality of the public realm.

2. Providing parking and access standards that appropriately balance pedestrian and vehicular needs and
result in safe pedestrian environments of the highest quality.

3. Promoting quality landscape and building design that advance the function and beauty of Sandy
Springs.

C.  This Development Code is intended to guide Sandy Springs' prosperous and sustainable future by:

1. Providing clear regulations and processes that result in predictable, efficient, and coordinated
development review.

Promoting conservation of land, energy, and natural resources.
Promoting sustainable building and site design practices.

Promoting diverse housing options along the City's major corridors and within its nodes.

vk W

Providing standards for interconnected streets and development patterns that support all modes of

Sec. 1.1.6. Authority

This Development Code is adopted under the authority of the Constitution of the State of Georgia and laws
enacted pursuant to the Constitution, including but not limited to:

A. 0O.C.G.A. Title 36, Chapter 66. Zoning Procedures; and
B. 0.C.G.A.Title 44, Chapter 2. Recordation and Registration of Deeds and Other Instruments.

Sec. 1.1.7. Application

A.  Territorial Application This Development Code applies to all land, uses, buildings and structures within the
corporate boundaries of the City.

B.  General Application In their interpretation and application, the provisions of this Development Code are the
minimum requirements for the promotion and protection of the public health, safety and welfare.

Created: 2022-07-26 20:40:32 [EST]
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Required Conformance All buildings, structures or land, in whole or in part, must be used or occupied in
conformance with this Development Code. All buildings or structures, in whole or in part, must be erected,
constructed, moved, enlarged or structurally altered in conformance with this Development Code.

Control Over Less Restrictive Private Agreements This Development Code does not nullify any private
agreement or covenant. However, where this Development Code is more restrictive than a private
agreement or covenant, this Development Code controls. The City will not enforce any private agreement or
covenant.

Control Over Less Restrictive Laws and Regulations If any condition or requirement imposed by this
Development Code is more restrictive than a condition or requirement imposed by any other law, rule or
regulation of any kind, the more restrictive condition or requirement governs.

Conflicting Provisions If any condition or requirement imposed by this Development Code contains an
actual, implied or apparent conflict, the more restrictive condition or requirement controls.

References to Other Laws Whenever a provision of this Development Code refers to any other part of the
Sandy Springs City Code or to any other law, the reference applies to any subsequent amendment of that
law.

Text and Graphics

1. Illustrations, photographs and graphics are included in this Development Code to illustrate the intent
and requirement of the text. In the case of a conflict between the text of this Development Code and
any illustrations, the text governs. Where no text describes conditions or arrangements illustrated in
graphics, the conditions or arrangements illustrated govern. When subsequent text is developed to
describe conditions or arrangements illustrated in the graphics, that text shall be consistent with the
conditions or arrangements illustrated.

2.  If any section, paragraph, subdivision, clause, sentence or provision of this Development Code is
adjudged by any court of competent jurisdiction to be invalid, that judgment does not affect, impair,
invalidate or nullify the remainder of this Development Code. The effect of the judgment is confined to
the section, paragraph, subdivision, clause, sentence or provision immediately involved in the
controversy in which judgment or decree was rendered.

Sec. 1.1.8. Transitional Provisions

A

Existing Applications and Permits

1. Any subdivision or other project for which a valid and complete application for a land disturbance
permit was received prior to the effective date of this Development Code remains valid and, at the
developer's option, may proceed to completion and building permits may be issued under the
regulations of the City of Sandy Springs in place immediately prior to the effective date of this
Development Code, provided that the land disturbance permit is or can be issued within 90 calendar
days of this Development Code's effective date and all time frames associated with the permit are
observed.

2. Any project for which a land disturbance permit cannot be issued within 90 calendar days from the
effective date of this Development Code must proceed in accordance with these development
regulations.

3. Any subdivision or other project for which a modified or conditional land disturbance permit was
issued, i.e. any permit which may have been issued for clearing and grubbing or grading only purposes
prior to the effective date of this Development Code must be brought into conformance with this

Created: 2022-07-26 20:40:32 [EST]
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Sec.

A.

Development Code prior to issuance of any other land disturbance permit or permit modification that
would authorize additional work on the project.

4.  Administrative modifications will be granted as necessary and appropriate where full compliance is not
feasible or cannot reasonably be achieved because of the stage of development, limitations imposed
by the site, or design parameters.

Land Disturbance Permit This Development Code applies to any land disturbance permit for which an
application is received after the effective date of this Development Code.

Building Permit Nothing in this Development Code should be construed to affect the validity of any building
permit, fence permit, pool permit, retaining wall permit, sign permit or other similar permit lawfully issued
prior to the effective date of this Development Code.

1.1.9. Prior Approval Conditions

The adoption of an Official Zoning Map implementing this Development Code will remove all prior conditions
of rezoning, with the exception of:

1. Buffers or setbacks adjacent to Protected Neighborhoods that exceed the requirements in this
Development Code;

2. Any provision for preservation or donation of park or open space land; and

3. Development of Regional Impact (DRI) transportation conditions that exceed the requirements
imposed by this Development Code.

4.  Any conditions that restrict the provision of ballfield or playground lighting or sound amplification.

5. Any provision in an approved condition or site plan that restricts vehicular access to or from a
particular direction.

Relief from any prior rezoning condition must be granted through the Planning Commission and City Council
under the procedures for Legislative Review (see Div. 11.3.) as a Zoning Map Amendment.

All conditions attached to previously approved Use Permits remain in effect. Relief from any prior use permit
condition must be granted through the Planning Commission and City Council under the procedures for
Legislative Review (see Div. 11.3.) as a Conditional Use Permit.

For development sites in the CS-, CX-, and SX- districts which received a zoning approval between September

Sec.

15, 2017 and prior to December 5, 2023, a conditional use permit is not required for any multi-unit housing

component over three (3) stories.

1.1.10. Amortization for ehicle-Related-UsesSpecific Uses and Standards

Intent It is the intent of this Section to bring into conformity the parking lot landscaping and perimeter
screening, foundation planting, mechanical and other equipment screening, and site lighting of vehicle-
related uses and screening requirements for all service areas. It is the intent of the City Council to protect the
investment-backed expectations of property owners, and to accomplish conformity while allowing property
owners a reasonable return on their investment.

Applicability The requirements of this Section apply to all of the following uses, provided they do not meet
the standards referenced in paragraph C. below, where the affected lot abuts Roswell Road, or the lot is
visible from the right-of-way of Roswell Road:

1. Fuel pumps;

2. Gas-Fuel stations;

Created: 2022-07-26 20:40:32 [EST]
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3. Vehicle sales and rental (major and minor); and
4.  Vehicle service and repair (major and minor).

C. Standards The following requirements must be met where practicable:

Sec. 8.32.2.B. regarding perimeter screening of parking lots;

Sec. 8.32.4. regarding foundation planting;:

1
2
3. Sec. 8.32.9. regarding screening:=ané;
4 Div. 8.4-5 regarding site lighting—; and
5

Sec. 8.8.9.A. regarding screening for service areas.

D. Time for Compliance

1.  The standards in paragraph C.1 through C.4 above must be met within 7 years of the effective date of
this Development Code. The standards in C.5 above must be met within 3 years of the 5-Year
Development Code Update.

2. Owners of property subject to this Section may apply for an extension of time at any time prior to or
within 30 days after the expiration of the 7-year or 3-year period. Such application shall contain the
following information:

a. Name of the property owner making application;

c. A statement from the property owner of how long of an extension is anticipated to be needed to
ensure compliance.

b.  Address and tax parcel number of affected property;

3. Upon receipt of the application, the Director will review the request, including any steps taken to
ensure compliance, and grant or deny the request. In no case may the extension exceed 6 months.

E. Alternative Solutions

1. Where the Director determines compliance with the standards of this Section are infeasible, due to site
limitations or otherwise, alternative standards may be considered that meet or exceed the standards
of this Section.

Div. 1.2. Districts

Sec. 1.2.1. Districts Established

In order to carry out the purpose and intent of this Development Code, the City is divided into the following zoning
districts, as established on the Official Zoning Map in Div. 1.3. These districts are intended to implement the
specific Character Areas established in the Comprehensive Plan, as set out in the table below.

The creation of new districts must be approved through the Planning Commission and City Council under the
procedures for Legislative Review (see Div. 11.3) as a Text Amendment.

Character Areas and Zoning Districts
Character Area Group Character Areas Implemented Zoning Districts Permitted
Protected Neighborhood | Protected Neighborhood Residential Estate:

RE-2, RE-1
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(Supp. No. 4)

Page 5 of 421

Page 18 of 558



Residential Detached:
RD-27, RD-18, RD-15, RD-12, RD-9, RD-7.5

Conservation Area/Park Parks:
PK
Conservation:
CON

Urban Neighborhood Urban Neighborhood Residential Urban:

RU-4, RU-3

Urban Neighborhood, Powers Residential Townhouse:

Ferry RT-3
Residential Multi-Unit:
RM-3, RM-3/8

Residential Mixed Use:
RX-3, RX-3/6, RX-4, RX-5

Corridor & Node

Neighborhood Village

Office Neighborhood:
ON-3

Commercial/Mixed Use, Powers

Office Mixed Use:

Ferry, Powers Ferry Village

OX-3, OX-4, OX-5, OX-6, OX-8

Commercial Mixed Use:
CX-3, CX-3/6, CX-6, CX-6/8

Mixed Use, Powers Ferry Village

Shopfront Mixed Use:

SX-3, SX-3/6, SX-4, SX-6, SX-6/10

MARTA Transit-Oriented

Transit-Mixed Use:

Development TX-4, TX-6
City Springs City Springs:

CS-3, CS-4, CS-5, CS-6, CS-6/8

Commercial/Mixed Use

Industrial Mixed Use:

1X-3
Commercial/Mixed Use, Powers | Commercial Corridor:
Ferry Village CC-3
Mixed Use North End Mixed Use: NEX-5/6, NEX-5/10/12
Perimeter Perimeter Center Perimeter Residential:
PR-3, PR-5
Perimeter Center, Perimeter Perimeter Mixed Use:
Medical PX-3, PX-5, PX-8, PX-10/12, PX-20/35
Perimeter Medical Perimeter Medical:
PM-5, PM-8, PM-12/15, PM-20/35
Zonine DistrictC "
|E|III|Z E.l.l |G| ¢ A ! | ||
- | Neighborl | Distei
Rosi ol E ) 5 Nei I
RE-2RE-1
RD-27,RD-18,RD-15,RD-12RD-9;
RBb-Z5
Pk
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Sec. 1.2.2. Frontages Established

In order to carry out the purposes and intent of this Development Code, the following frontages are established on
the Official Zoning Map in Div. 1.3. These frontages are intended to implement specific character as established in

the Roswell Road and Perimeter Center small area plans of the Comprehensive Plan.

L Pl parkine Limi

BA. Perimeter Center Frontages

(Supp. No. 4)
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Standard
-UL Urban Limited
-UG Urban General

Ll S

-SH Shopfront

Div. 1.3. Official Zoning Map

Sec. 1.3.1. Official Zoning Map Established

A.  The boundaries of the zoning districts and frontages established in Div. 1.2 are shown and established on the
Official Zoning Map The Official Zoning Map for the City of Sandy Springs is incorporated and made part of
this Development Code.

B.  The Official Zoning Map was adopted on August 15, 2017 and became effective on September 15, 2017.

C.  The Official Zoning Map may be kept electronically in a Geographic Information System. Any copy of the
Official Zoning Map published on the web or otherwise portrayed electronically does not constitute the
original Official Zoning Map.

D. The Director may make paper copies of the Official Zoning Map available to the public for a reasonable fee.

Sec. 1.3.2. Interpretation of Map Boundaries

Where uncertainty exists with respect to the boundaries of any zoning district on the Official Zoning Map, the
Director is authorized to interpret the boundaries using the following methods.

A.  Where a district boundary line is shown as approximately following the centerline of a street or
highway, or an extension of a street or highway, the district boundary is the centerline of that street or
highway.

B.  Where more than one district applies to a property, and the district boundary line is shown as running
approximately parallel at a distance from a street, the distance from the centerline must be
determined by the use of the map scale.

C.  Where a district boundary line is shown as approximately following a lot line, the district boundary is
the lot line.

D.  Whenever any street, alley,-e+ other public way, or un-zoned remnant property is vacated,-e+
abandoned, or sold by official action of the City Council, or other state or local entity, the least intense
zoning district adjoining each-either side of the street, alley,-er public way, or public property, will be
automatically extended-to-thecenterofapplied to the street, alley,-e+ public way or public property, as
determined by the Director.

E. Where a boundary line is shown and its location is not fixed by any of the rules of this Division, its
precise location is determined by scaling from streets, objects or structures shown on the Map.
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Sandy Springs, Georgia, Development Code
ARTICLE 11. ADMINISTRATION

ARTICLE 11.
ADMINISTRATION

Div. 11.1. Review Authority

Sec. 11.1.1. Summary of Review Authority

The following table summarizes the review, approval and appeal authority of the various review bodies and

officials that implement and administer the Development Code.

APPROVAL PROCESS APPROVAL AUTHORITY PUBLIC NOTICE
3
] c
3 e} z =
o 5 | 52| 28 =| 32 _ |2
& S T o c E g E 5 Q| Q| £
8 |83 |&8E5|2z3|58|2|3|%|%
8] =) ng|lanolSolosS|=2lalS| &
Legislative Review Div. 11.3.
Text Amendment R - R-PH D-PH — Y — | — 1Y
Character Area Map R - R-PH D-PH |[Y Y Y Y Y
Amendment
Zoning Map Amendment R — R-PH D-PH |Y Y Y Y Y
(Rezoning)
Conditional Use Permit R — R-PH D-PH Y Y Y Y Y
Subdivision Review Div. 11.4
Preliminary Plat D A-PH — — — - | — |- |-
Final Plat without dedication D A-PH — — — - | — |- |-
Final Plat with dedication R — — D-PH — - | = |- |-
Permit Review Div. 11.5
Land Disturbance Permit D A-PH | — — — — Yy |- |-
Building Permit D A-PH | — — — — Yy |- |-
Tree Removal Permit D A-PH | — — — — Yy [—= |-
Temporary Use Permit D A-PH — — — - | = |— | =
Relief Div. 11.6
Administrative Variance D — - - - e B e
Variance R D-PH - - - Y Y Y Y
Appeal of an Administrative R D-PH | — — — Y — | = 1Y
Decision
Peneflelnl e Detommalination R — RPH | BPRH | — y y y y

Sandy Springs, Georgia, Development Code
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KEY: R = Review & Recommendation D = Final Decision A = Appeal PH = Public Hearing
Y = Required Y* = Plan box posted on site at time of application — = Not Required

Sec. 11.1.2. Director

The Director has those powers and duties expressly identified in this Development Code and the Sandy Springs
Technical Manual, including, but not limited to, the following. All other ordinances or regulations referenced in this
Development Code such as the fire prevention and life safety codes, building and other technical codes,
regulations and ordinances, are administered by the Directors of the Departments responsible for such ordinances,
as established by the City Council. The requirements of this Development Code are interpreted by the Director.

A.  Review and Recommendation To review and provide recommendations on applications for:
1. Legislative review;
2. Final plats with dedication;
3. Variances; and
4.  Appeals of administrative decisions.
B.  Decision To review and decide on applications for:
1. All plats without dedication;
2. All permits handled by the Department of Community Development; and
3. Administrative variances.

C. Delegation The Director may delegate any review authority to the Department staff; however, any decisions
remain the responsibility of the Director.

D. Interpretation The Director interprets the provisions of this Development Code, and may use opinions of the
City Attorney and others in arriving at interpretations.

E. Enforcement The Director enforces the provisions of this Development Code. See also Div. 11.8.

Sec. 11.1.3. Board of Appeals

The Board of Appeals has those powers and duties expressly identified in this Article, including, but not limited to:
A.  Decision To review and decide on applications for:

1.  Appeals of the Director's administrative decision or interpretation of this Development Code; as it
pertains to the issuance of Stop Work Orders (SWO).

23. Variance from the standards of this Development Code.

Sec. 11.1.4. Planning Commission

The Planning Commission has those powers and duties expressly identified in this Article, including, but not limited
to, the following.

A.  Review and Recommendation To review and provide recommendations on applications for:

1. Legislative review.
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Sec. 11.1.5. City Council

The City Council has those powers and duties expressly identified in this Article, including, but not limited to, the
following.

A.  Decision To review and decide on applications for:
1. Legislative review; and

2.  Final plats that include any acceptance of public dedication.

Div. 11.2. Common Review Provisions

Sec. 11.2.1. Applicability

The following requirements are common to the procedures in Div. 11.3 through Div. 11.6 and apply to applications
submitted under this Article.

Sec. 11.2.2. Consistency with State Law

A.  This Article is intended to comply with the provisions of the Georgia Zoning Procedures Act, 0.C.G.A. § 36-66
et seq., incorporated by reference in its entirety into this Development Code. This Article is also intended to
comply with 0.C.G.A. § 36-67, pertaining to zoning decisions.

B.  This Article is intended to comply with the provisions of the Georgia Plat Act, O.C.G.A. § 15-6-67 et seq.,
incorporated by reference in its entirety into this Development Code.

C.  Where any provision of this Article is in conflict with any provision of State law, State law controls.

D.  Where this Article is incomplete in having failed to incorporate a provision necessarily required for the
implementation of State law, the provision of State law must be fully met.

Sec. 11.2.3. Application Requirements

A.  Application Submittal
1. All applications must be filed with the City on forms and in such numbers as required by the Director.

2. Application forms are found on the City's website (http://sandyspringsga.gov) or hard copies may be
obtained from the Department.

B.  Application Deadline Complete applications must be submitted in accordance with the published schedule.
Schedules indicating submittal dates are developed each year and made available on-line on the City's
website and to the public at the Department.

C. Fee Schedule

1. Filing fees have been established to help defray the cost of processing applications. The current fee
schedule is available on-line on the City's website and kept on file by the Department and is updated
and adopted by the City Council.

2. Before review of an application, all filing fees must be paid in full.
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3. If review of an application is postponed or delayed due to the applicant's failure to comply with any of
the provisions of this Article, the Director will assess additional fees as may be determined by the
Department to be the additional administrative costs associated with such postponement or delay.

D. Completeness Determination
1.  Allapplications must be complete before the City is required to review the application.

2. In order to be accepted, all applications may require both electronic format and paper copies, as
prescribed by the Director.

3. Anapplication is considered complete when it contains all of the information necessary to decide
whether or not the application will comply with all of applicable requirements of this Development
Code. Additional application materials may be required of the applicant following the initial submittal
where the submittal details are insufficient to make the necessary determination of compliance with
this Development Code.

4.  The presumption is that all of the information required in the City's application form is necessary to
satisfy the requirements of this Article. However, it is recognized that each application is unique, and
more or less information may be required according to the specifics of a particular case. The applicant
may rely on the Director to determine whether more or less information has to be submitted.

5.  Where a Community Meeting is required, no application will be accepted without evidence such
Community Meeting has occurred (see Sec. 11.2.5).

E. Revised Application Materials

1.  Allrevised application materials must be submitted to the Department, which will route the materials
to the appropriate review bodies. No materials may be sent directly to any Board or Commission, or
directly to the Mayor or City Council.

2. No revised application materials, either hard copy or electronic, may be submitted to the Director less
than 30 days prior to a scheduled public meeting or public hearing.

3. An application amended beyond this deadline will be put on administrative hold until the following
regularly scheduled public hearing or public meeting, and the applicant will be responsible for
reimbursing the City for re-advertising fees.

4, No revised, additional or supplementary application materials may be submitted at any board or
commission meeting or hearing.

F.  Withdrawal of an Application An applicant may choose to withdraw their application according to the
following procedures.

1. If an application has not been advertised for public hearing or public meeting, it may be withdrawn.
The applicant must submit a written request for withdrawal stating the reason for the request. The
request must be made to and accepted by the Director. No refund of application fees will be made.

2. Where an application has been advertised, it can be withdrawn prior to the public hearing. The item
will remain on the agenda and noted as "Withdrawn."

3. A withdrawal is not a final action, however, withdrawal of an application bars resubmission of a similar
application for 6 months.

Sec. 11.2.4. Public Hearings and Meetings

A.  Maximum Hearings Scheduled
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1. Legislative Review No more than 5 new and complete applications, of which no more than one may be
a Development of Regional Impact as determined by the Atlanta Regional Commission, will be placed
on the same Planning Commission regular agenda. Those in excess will be placed on the next available
Planning Commission regular agenda, in the order in which they are received.

2. Variance Review No more than 5 new and complete applications will be placed on the same Board of
Appeals regular agenda. Those in excess will be placed on the next available Board of Appeals regular
agenda, in the order in which they are received.

Sec. 11.2.5. Community Meetings

A. Intent The intent of the community meeting is to ensure that applicants pursue early and effective public
participation in conjunction with their applications, to ensure that the citizens of the City have an adequate
opportunity to learn about applications that may affect them, and to ensure ongoing communication
between applicants, adjoining property owners, environmentally stressed communities, community
associations and other organizations, elected officials and City staff.

B. = Community Meeting Required
1.  Where required by this Article, an application must be presented at two community meetings:
a. Following the pre-application meeting, but prior to application; and

b. Following application, but prior to being placed on the Planning Commission public hearing
agenda.

c. Where a rezoning follows an amendment to the Character Area Map, only the second community
meeting is required.

2. Thelocation, date and time of the community meeting must be confirmed with the Department prior
to advertising.

3. If the applicant fails to follow the sequence of events or to advertise according to the rules established
by the Director, the application will be put on hold until the requirements are fully met.

4, Where an application is significantly revised following the initial Community Meeting or Planning
Commission public hearing, the Director may require an additional community meeting on the revised
application prior to placing the application on the Planning Commission or City Council public hearing
agenda, respectively.

C.  Advertisement The applicant is responsible for organizing and conducting the community meeting, in
accordance with rules established by the Director. The community meeting must be advertised by mail and
by a sign posted on the subject property.

1. Sign Posting The applicant must prepare and post a sign on the subject property no later than 15
calendar days prior to the meeting date. The sign must contain the time, place and purpose of the
scheduled meeting, and must be formatted consistent with rules established by the Director.

2. Notice by Mail

a.  The applicant must provide notice by regular mail to all property owners within 500 feet of the
boundaries of the subject property who appear in the City's Geographic Information System
(GIS). Notices must be postmarked at least 15 calendar days prior to the community meeting.
Even If the mail is not delivered, proof of mailing will be considered adequate notice.

b. Mailed notices must contain the date, time, place and purpose of the scheduled meeting, the
location of the subject property, and the nature of the application requested.
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C. Applicant must produce a Certificate of Mailing from the Post Office upon request from staff.

D. Conduct of Community Meeting

1.
2.

The community meeting must be held after the pre-application meeting.

The applicant is responsible for securing a location close to the subject property for the community
meeting.

The applicant is responsible for collecting the names and addresses of all attendees.

The applicant is responsible for conducting the community meeting, allocating at least 30 minutes to
address questions and comments from the audience.

Reserved.

The City will make the project information sheet and the site plan available on the City website once
the community meeting is scheduled.

The applicant must provide a summary of the community meeting, including attendees, at the time of
filing, as part of any application.

Sec. 11.2.6. Public Notice Requirements

A. In General

1.
2.

For public notice requirements, see the summary table in Sec. 11.1.1.

The fact that notice is not received due to an error that was not the fault of the City does not prevent
the public hearing from being held, change any decision made at the public hearing, or prevent the
application from continuing to move forward through the review process.

B.  Web Notice Where web notice is required, notice of the public hearing or public meeting must be posted on
the City's website at least 15 calendar days prior to the date of the public hearing or meeting.

C. Posted Notice

1.

Where posted notice is required, a sign must be posted by the applicant on the property on each public
or private street frontage at a point visible from the nearest public or private street. In the case of
multiple lots, sufficient sighs must be posted to provide reasonable notice to interested persons. Signs
must be posted before 8:30 AM at least 15 calendar days prior to the date of the public hearing.

Property that is not posted as required will be administratively removed from the agenda until all sign
posting requirements have been met. The applicant will be responsible for publishing a new notice and
mailing new notices as required in this Section.

It is the applicant's responsibility to remove or cause to be removed any public notice sign required by
this Section. All public notice signs must be removed within 48 hours of final action on the petition (any
signs not removed within the period will constitute a violation of this Development Code and the
Director will issue a citation).

The failure of an applicant to post notice on two consecutive occasions will be considered willful
disregard of the applicant's obligation to comply with this Development Code. Any related application
will be automatically denied, and subject to all provisions of this Development Code regarding denied
applications.

Posted notice for permit review, when applicable, is only required in the form of a plan box posted on
the project lot at the time of application. The plan box must include a conceptual site plan as well as
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any approved building plans (where applicable). Permits for interior construction are exempt from this
requirement.

6. Public notice signs regulated in this Section are exempt from the requirements of Div. 8.43.

D. Mailed Notice Where mailed notice is required, the applicant must notify by mail all owners of property
included in the proposed application and all owners of property within 500 feet on all sides, as shown on the
Fulton County tax records. Notice must be mailed at least 15 calendar days, but not more than 45 calendar
days, prior to the date of the public hearing.

E. Published Notice

1.  Where published notice is required, notice of the public hearing must be published by the Director at
least once in a newspaper generally circulated within the City at least 15 calendar days, but not more
than 45 calendar days, prior to the date of the public hearing. Published notice is not required when a
public hearing or meeting is deferred by City Council, Planning Commission or Board of Appeals.

2. Where the applicant provides revisions after the deadline or does not provide public notice as required
in this Division, the applicant will reimburse the City for any additional advertisement costs that result.

Sec. 11.2.7. Conduct of Public Hearing

A required public hearing will be conducted in accordance with the bylaws of the applicable hearing body.

Sec. 11.2.8. Notice of Decision

Within 5 working days after the approval of meeting minutes reporting a decision, an approval letter must be sent
to the applicant by the Director. In the case of permit issuance, the permit constitutes written notice of the
decision.

Div. 11.3. Legislative Review

Sec. 11.3.1. Authority

The City Council approves applications for Legislative Review.

Sec. 11.3.2. Applicability

Legislative Review is required for the following.

A.  Text Amendments A request to amend the text of this Development Code or the Comprehensive Plan. This
process may only be initiated by staff or an elected official, receives the Director's review, and does not
require Community Meetings.

B. Comprehensive Plan Character Area Map Amendments A request to amend the Character Area Map of the
Comprehensive Plan. Such requests will be con