
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. 

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 

I. 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)
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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
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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: 

November 13, 2023 

Mayor and City Council Hearing: 

December 5, 2023 
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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 I (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 II (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 III (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) 
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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. 

 
 
Section 1.1.9. 

 
 
Sec. 1.1.10. 
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Section 1.2.1. 
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Section 1.3.2. 
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Article 11. Administration 

Sec. 11.6.2. 

 
 
Sec. 11.6.4. 



Community Development  TA23-0001 

  Page 8 of 51 
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Article 12. Definitions 

 
Tweaks and some new development related definitions 
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TA23-0003B, Articles 2 through 5 (Protected Neighborhoods, Urban Neighborhoods, 

Corridors & Nodes, and Perimeter Center) 
Article 2. Protected Neighborhoods 

Sec. 2.1.3. (Div. 7.2.) 

 
 
Sec. 2.1.4. (Div. 7.2.) 

 
 
Sec. 2.6.2. 
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Article 3. Urban Neighborhoods 

Sec. 3.1.1. (Div. 7.2.) 

 
 
Sec. 3.1.2. (Div. 7.2.) 

 
 
Sec. 3.1.3. 

 
 
Sec. 3.1.4. 
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Article 4. Corridors & Nodes 

Sec. 4.1.1. 

 
 
Sec. 4.1.2. 

 
 
Sec. 4.1.3. 
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Sec. 4.1.4. 

 
 
Sec. 4.1.6. 
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Div. 4.10. 
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Div. 4.11. 
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Article 5. Perimeter Center 

Sec. 5.1.1. 

 
 
Sec. 5.3.3. through 5.5.3. 
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TA23-0003C, Article 6 (Rules for All Districts) 

Article 6. Rules for All Districts 

Sec. 6.1.1.B. 

 
 
Sec. 6.1.1.F. 
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Sec. 6.1.1.I.2.n. 

 

 
 

Sec. 6.1.2.A.4. 
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Sec. 6.1.2.B.3.e. 

 
Sec. 6.1.2.C. 
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Sec. 6.1.2.G. 

 

 
 
Sec. 6.1.3.A.6. 
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Sec. 6.1.3.B. 
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Sec. 6.1.3.C. 

 
 
Sec. 6.1.3.D. 

 
 
Sec. 6.1.3.F. 
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Sec. 6.1.4. 

 
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. 6.5.2. 
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Sec. 6.5.3.A. 
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Sec. 6.6.2.B. 

 

 

 
 



Community Development  TA23-0001 

  Page 27 of 51 
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Div. 6.7. 
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TA23-0003D, Article 7 (Use Provisions) 

Article 7. Use Provisions 

 
Sec. 7.3.1. 
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Sec. 7.5.1. 
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Sec. 7.5.14. 
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Sec. 7.5.15.D. 
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Sec. 7.5.16. 

 
 
Sec, 7.6.3. 
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Sec. 7.6.4. 
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Sec. 7.6.7. 

 

 
 
Sec. 7.8.3. 
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Sec. 7.8.5. 
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Sec. 7.8.8. 
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TA23-0003E, Articles 8 through 10 (Site Development, Environmental Protection, 

Streets & Improvements) 
Article 8. Site Development 

Div. 8.1. 
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Article 9. Environmental Protection 

Sec. 9.4.2.G. 
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Sec. 9.4.3. 

 
Sec. 9.5.3. 
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Sec. 9.5.4. 

 
Sec. 9.5.4.B. 
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Article 10. Streets & Improvements 

 
Sec. 10.3.1.A. 

 
Sec. 10.3.1.B, 
 

 
 

 

 

 

 

 

 



Community Development  TA23-0001 

  Page 49 of 51 

 

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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Planning 
Commission
November 13, 2023
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5-Year Development Code Update

A key component of The Next Ten Comprehensive Plan, 
Community Work Program

Page 6 of 558



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

Article 1 Introductory Provisions
Article 11 Administration

Article 12 Definitions
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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
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TA23-0003(a) (Art. 1, 11, & 12)
• 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
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Post-Open House Draft Changes Summary   |   11 8 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 façade 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 Identify 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 3rd party daycare at private schools and places of worship as permitted accessory uses 
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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 ½ 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.J. Removed proposed edit which would have added back “concurrent variances” 
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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:  
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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.  

2. Promoting conservation of land, energy, and natural resources.  

3. Promoting sustainable building and site design practices.  

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

5. 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. O.C.G.A. Title 36, Chapter 66. Zoning Procedures; and  

B. O.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.  
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C. 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.  

D. 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.  

E. 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.  

F. 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.  

G. 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.  

H. 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 
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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.  

B. 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.  

C. 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.  

Sec. 1.1.9. Prior Approval Conditions 

A. 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.  

B. 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.  

C. 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. 

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. Amortization for Vehicle-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;  
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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:  

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: and;  

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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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 
Ferry 

Residential Townhouse:  
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 
Ferry, Powers Ferry Village 

Office Mixed Use:  
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 
Development 

Transit-Mixed Use:  
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 
Ferry Village 

Commercial Corridor:  
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 
Medical 

Perimeter Mixed Use:  
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 

 

Zoning District Categories 

 Established Zoning Districts Character Areas Implemented 

Protected Neighborhood Districts 

 Residential Estate:  
RE-2, RE-1  

Protected Neighborhood  

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

Protected Neighborhood  

 Parks:  
PK  

Conservation Area/Park  
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 Conservation:  
CON  

Conservation Area/Park  

Urban Neighborhood Districts 

 Residential Urban:  
RU-4, RU-3  

Urban Neighborhood  

 Residential Townhouse:  
RT-3  

Urban Neighborhood, Powers Ferry  

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

Urban Neighborhood, Powers Ferry  

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

Urban Neighborhood, Powers Ferry  

Corridor & Node Districts 

 Office Neighborhood:  
ON-3  

Neighborhood Village  

 Office Mixed Use:  
OX-3, OX-4, OX-5, OX-6, OX-8  

Commercial/Mixed Use, Powers Ferry, Powers Ferry Village  

 Commercial Mixed Use:  
CX-3, CX-6  

Commercial/Mixed Use, Powers Ferry, Powers Ferry Village  

 Shopfront Mixed Use:  
SX-3, SX-4, SX-6  

Mixed Use, Powers Ferry Village  

 Transit-Mixed Use:  
TX-4, TX-6  

MARTA Transit-Oriented Development  

 City Springs:  
CS-3, CS-4, CS-5, CS-6  

City Springs  

 Industrial Mixed Use:  
IX-3  

Commercial/Mixed Use  

 Commercial Corridor:  
CC-3  

Commercial/Mixed Use, Powers Ferry Village  

 North End Mixed Use:    NEX-5/6, 
NEX-5/10/12 

Mixed Use 

Perimeter Center Districts 

 Perimeter Residential:  
PR-3, PR-5  

Perimeter Center  

 Perimeter Mixed Use:  
PX-3, PX-5, PX-8, PX-10/12, PX-20/35  

Perimeter Center  

 Perimeter Medical:  
PM-5, PM-8, PM-12/15, PM-20/35  

Perimeter Center  

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.  

A. Corridor and Node Frontages 

1. -PL Parking Limited  

BA. Perimeter Center Frontages 
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1. Standard  

2. -UL Urban Limited  

3. -UG Urban General  

4. -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, or  other public way, or un-zoned remnant property is vacated, or 
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, or public way, or public property, will be 
automatically extended to the center ofapplied to the street, alley, or  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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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 
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Legislative Review Div. 11.3.           

Text Amendment   R  —  R-PH  D-PH  —  Y  —  —  Y  

Character Area Map 
Amendment  

 R  —  R-PH  D-PH  Y  Y  Y  Y  Y  

Zoning Map Amendment 
(Rezoning)  

 R  —  R-PH  D-PH  Y  Y  Y  Y  Y  

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  —  —  —  —  Y*  —  —  

Building Permit   D  A-PH  —  —  —  —  Y*  —  —  

Tree Removal Permit   D  A-PH  —  —  —  —  Y*  —  —  

Temporary Use Permit   D  A-PH  —  —  —  —  —  —  —  

Relief Div. 11.6          

Administrative Variance   D  —  —  —  —  —  —  —  —  

Variance   R  D-PH  —  —  —  Y  Y  Y  Y  

Appeal of an Administrative 
Decision  

 R  D-PH  —  —  —  Y  —  —  Y  

Beneficial Use Determination   R  —  R-PH  D-PH  —  Y  Y  Y  Y  
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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).  

2. Appeals regarding approval or denial of preliminary plat or final plat without any public dedication; and  

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, O.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 O.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. All applications 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. An application 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. All revised 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. The location, 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. The community meeting must be held after the pre-application meeting.  

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

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

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

5. Reserved.  

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

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

2. 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 signs 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.  

2. 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.  

3. 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).  

4. 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.  

5. 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 considered twice annually, with application in January and July 
for action in April and October, respectively. A Character Area Map Amendment is required prior to a 
rezoning application where the proposed zoning is not allowed in the applicable character area. See the 
District Intent Statement for the proposed district to make this determination.  

C. Zoning Map Amendments (Rezoning) A request to amend the Official Zoning Map from one zoning district 
to another, to change the boundaries of an existing zoning district, or to modify any existing condition of 
rezoning. If a change to the Character Area Map is required in order to maintain consistency with the 
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Comprehensive Plan, the Character Area Map Amendment must be approved prior to initiation of the 
rezoning, and the application for rezoning must be filed within one year of the Character Map decision.  

 

Legislative Review Generalized Procedure 
 

D. Conditional Use Permits A request to change or expand an existing use identified as a conditional use in 
Article 3 through Article 7 or expressly requiring a conditional use permit elsewhere in this Development 
Code. Conditional use may not be used to allow additional height beyond the allocated district or beyond the 
maximum bonus height.  

Sec. 11.3.3. Application Initiation 

A. The City Council, the Planning Commission or the Director may initiate an application for Legislative Review.  
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B. Any person, firm, corporation or agency may initiate a Zoning Map Amendment or Conditional Use Permit 
application, provided they are the owner or the owner's representative of the subject property.  

C. Any zoning map amendment must be consistent with the Character Area Map of the Comprehensive Plan. 
Where a proposed zoning map amendment would be inconsistent with the Character Area Map based on its 
implementing zoning districts, an amendment of the Character Area Map must be approved by the City 
Council prior to submittal of the zoning map amendment.  

Sec. 11.3.4. Submittal Process 

A. Pre-Application Meeting    

1. Before submitting an application, the applicant must schedule a pre-application meeting to discuss the 
request, procedures, standards and regulations required for approval.  

B. Community Meetings    

1. An applicant or authorized representative must organize and participate in at least two community 
meetings to discuss the proposed application. See Sec. 11.2.5.  

2. The intent of this meeting is to inform and initiate discussion with the community.  

C. Application Submittal    

1. A complete application form and any required attachments, along with the required review fee, must 
be submitted to the Department in accordance with the adopted schedule.  

2. Where a Zoning Map Amendment and a Conditional Use Permit are requested simultaneously, two 
separate applications must be filed but will be treated as one case.  

D. Conditions    

1. The City policy is to limit the number of conditions to those deemed essential to the proper 
development and use of the subject property, and to the safety and quality of life of the community.  

2. Applicants for zoning map amendments and conditional use permits may propose conditions. The 
Director will make a recommendation on their adoption to the Planning Commission and City Council.  

3. The Director and Planning Commission may recommend and City Council may adopt any conditions 
deemed necessary.  

Sec. 11.3.5. Application Review 

A. Initial Distribution of an Application Upon determination of a complete application, the Director will 
promptly distribute the application for review by internal City Departments and external agencies.  

B. Public Hearing Notice Legislative Review requires a public hearing before the Planning Commission and 
before the City Council. Notice requirements for public hearings are specified in the Summary of Review 
Authority in Div. 11.1.  

C. Director Review    

1. Reserved.  

2. If, after the internal and external review, the Director finds that the application meets the approval 
criteria in Sec. 11.3.6, the application will be certified as complying with all applicable requirements of 
the Development Code and scheduled for the next available Planning Commission hearing.  
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3. Upon certification by the Director that the application complies with the approval criteria in Sec. 
11.3.6, no changes to the application are permitted prior to the Planning Commission hearing.  

D. Text Amendment Analysis The Director must review the application and make a written recommendation to 
the Planning Commission, based on an analysis of the criteria in Sec. 11.3.6.  

E. Character Area Map Analysis    

1. At the time of the request, the applicant must provide a written analysis of the impact of the proposed 
Character Area Map change with respect to each of the approval criteria in Sec. 11.3.6.  

2. The Director must review any application for a change to the Character Area Map and make a written 
recommendation to the Planning Commission, based on an analysis of the approval criteria in Sec. 
11.3.6.  

F. Zoning Impact Analysis    

1. At the time of the request, the applicant must provide a written analysis of the impact of the proposed 
Official Zoning Map change with respect to each of the approval criteria in Sec. 11.3.6.  

2. The Director must review any application for a change to the Official Zoning Map and make a written 
recommendation to the Planning Commission, based on an analysis of the approval criteria in Sec. 
11.3.6.  

G. Conditional Use Analysis    

1. In the interest of the public health, safety and welfare, the City Council may exercise discretion in 
evaluating the site proposed for a conditional use.  

2. At the time of the request, the applicant must provide a written analysis of the impact of the proposed 
conditional use with respect to each of the approval criteria in Sec. 11.3.6.  

3. The Director must review any application for a conditional use permit and make a written 
recommendation to the Planning Commission, based on an analysis of the approval criteria in Sec. 
11.3.6.  

4. In granting such permits, conditions may be attached as are deemed necessary in the particular case 
for the protection or benefit of neighbors to ameliorate the potential impacts of the proposed 
conditional use.  

H. Planning Commission Public Hearing    

1. The Planning Commission will conduct a public hearing and provide a recommendation to the City 
Council on the application.  

2. The Planning Commission has 65 calendar days from the date of the public hearing to submit their 
recommendations to the City Council. This time period may be extended if both the applicant and the 
Planning Commission agree on an extension.  

3. The pre-application meeting and the Planning Commission public hearing must not be more than 6 
months apart, unless the Applicant submits a written request to the Director, stating the reasons for 
the delay. The Director has the discretion to allow a one-time extension of no more than 3 months.  

I. City Council Public Hearing    

1. Following the recommendation of the Planning Commission, the City Council will conduct a public 
hearing.  
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2. The City Council has 65 calendar days from the date of the public hearing to approve, approve with 
conditions, deny, or send the application back to the Planning Commission for additional consideration. 
This time period may be extended if both the applicant and the City Council agree on an extension.  

J. Concurrent Variances Concurrent variances to Zoning Map or Character Area Map amendment requests are 
not allowed. A separate variance application must be submitted to the Board of Appeals following action by 
the City Council.  

Sec. 11.3.6. Approval Criteria 

Different legislative approvals have different review criteria. The following lists are not exhaustive, but provide 
guidance for making decisions on each type of approval.  

A. For a Text Amendment    

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

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

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

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

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

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

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

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

B. For a Character Area Map Amendment    

1. The Character Area Map Amendment corrects an error or meets the challenge of some changing 
condition, trend or fact.  

2. The Character Area Map Amendment substantially conforms with the remainder of the Comprehensive 
Plan.  

3. The Character Area Map Amendment will reinforce the existing or planned character of the area.  

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

5. The Character Area Map Amendment will not have a significant adverse impact on property in the 
vicinity of the subject property.  

C. For a Zoning Map Amendment    

1. The Zoning Map Amendment corrects an error or meets the challenge of some changing condition, 
trend or fact.  
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2. The Zoning Map Amendment substantially conforms with the Comprehensive Plan.  

3. The Zoning Map Amendment substantially conforms with the stated purpose and intent of this 
Development Code.  

4. The Zoning Map Amendment will reinforce the existing or planned character of the area.  

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

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

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

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

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

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

D. For a Conditional Use    

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

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

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

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

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

Sec. 11.3.7. Denied Application 

A. Decisions of the City Council are final. Anyone not satisfied with a decision may pursue an appeal to Fulton 
County Superior Court, within 30 calendar days of the decision.  

B. No application for Legislative Review affecting the same or any portion of property that was denied by the 
City Council will be accepted for filing within 12 months of the date the application was denied.  

Sec. 11.3.8. Action Following Approval 

Approval of an application for Legislative Review allows applicants to move forward with additional approvals 
applicable to their development.  

A. For information on subdividing property, see Div. 11.4.  

B. Reserved.  
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Sec. 11.3.9. Modification of Conditions 

Any modification of a condition of approval following City Council approval requires full review under this Section 
as a rezoning or conditional use permit, as applicable.  

Div. 11.4. Subdivision Review 

Sec. 11.4.1. Applicability 

Subdivision Review is required for any:  

A. Division of land into 2 or more lots;  

B. Combination of 2 or more lots, when the lots are under different ownership;  

C. Revision or reconfiguration of lot lines;  

D. Extension of public utilities (other than individual service lines) or other municipal facilities;  

E. Dedication of public right-of-way;  

F. Abandonment of existing public right-of-way; and  

G. Extension of public or private streets.  

Sec. 11.4.2. Approval Authority 

All plats are approved by the Director. Where a final plat includes dedications to the City, they must be accepted 
by the City Council.  

Sec. 11.4.3. Lot Size Reduction 

A. When a lot or property is reduced in area, all resulting subdivided lots and all structures must meet the 
minimum requirements of this Development Code.  

B. Where a lot or property is reduced in area to less than the minimum lot size as a result of government action 
(including, but not limited to, right-of-way condemnation), the lot will not be deemed nonconforming.  

Sec. 11.4.4. Application Initiation 

Any person, firm, corporation or agency may initiate an application for Subdivision Review, provided they are the 
owner or the owner's representative of the property for which the application is being submitted.  
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Subdivision Review Generalized Procedure 
 

Sec. 11.4.5. Submittal Process 

A. Schedule a Pre-Application Meeting Before submitting an application, the applicant may schedule a pre-
application meeting with the Department to discuss the procedures, standards and regulations required for 
approval.  

B. Submit Application Following the pre-application meeting, the applicant may start the application process. 
To begin, submit a complete application form and any required attachments, along with the required review 
fee, to the Department.  

Sec. 11.4.6. Application Review 

A. Public Meeting Notice    
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1. A public hearing is not required for approval of a plat without public dedication, therefore, no formal 
notice of the submittal is published, mailed or posted.  

2. Final Plats with public dedication are advertised on the City Council agenda at least 7 days before the 
scheduled meeting.  

Sec. 11.4.7. Preliminary Plat and Conceptual Plan Applicability 

A. Applicability    

1. The Director may consider several existing or proposed parcels as a single development project for the 
purposes of meeting jointly certain requirements of this Code, upon the following findings:  

a. The proposed uses are compatible with and complementary to each other, and  

b. All the parts of the development are interconnected physically by streets, drives, sidewalks or 
trails; and  

c. The development is subject to an approved preliminary plat and conceptual plan.  

B. Requirements    

1. The review process for the preliminary plat and conceptual plan is the same as for a land disturbance 
permit.  

2. The preliminary plant must show all existing and proposed property lines and rights-of-way, building 
setbacks and build-to zones, buffers, easements and areas associated with each proposed parcel.  

3. a. The conceptual preliminary plan must show all proposed site improvements and identify proposed uses.  

b. The conceptualpreliminary plan must be to scale and include all data and dimensions necessary 
to demonstrate compliance with this Code. The use of exhibits in addition to the site plan are 
encouraged.  

c. Primary and side streets must be designated, and their type and frontage (if applicable) must be 
identified.  

d. Conceptual grading and stormwater management strategies must be indicated.  

e. Construction phasing diagrams must be included, if applicable.  

f. The submittal must include data demonstrating compliance of the overall site with zoning 
requirements, in particular, parking, lot coverage, outdoor amenity space, build-to zone and 
protected neighborhood transition (if applicable).  

4. The approval of the preliminary plant and conceptual plan does not constitute approval of a Final Plat 
or a variance or a waiver from any requirements of this Development Code. Rather, it is approval of a 
generalized subdivision layout and is to be used as a guide for the preparation of an application for a 
Land Disturbance Permit.  

5. A traffic impact study may be required before the approval of a conceptual preliminary plan.  

6. The update of the conceptual plan and preliminary plant must proceed in the same manner as the 
original approval. Such update may be required if the change in the proposed development results in 
an increase in the size of the building footprint, a reduction in the provision of outdoor amenity space, 
a change in circulation patterns, or other changes, at the discretion of the Director.  

7. Should an amendment to the Development Code render the conceptual preliminary plan 
nonconforming, the Director may require an update of the conceptual preliminary plan to bring it into 
compliance.  
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Sec. 11.4.8. Approval Criteria 

When reviewing or approving a Preliminary Plant, the Director considers the following:  

A. Recommendations from internal City Departments and external agencies;  

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

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

Sec. 11.4.9. Action Following Preliminary Approval 

Upon approval of a preliminary plat and conceptual plan, plans and specifications for the installation of 
improvements required for a land disturbance permit may be prepared and submitted pursuant to Sec. 11.5.1.  

Sec. 11.4.10. Performance Sureties 

A. When deemed appropriate by the Director, a performance surety may be required prior to approval of 
development conformance for those improvements not yet completed. A performance surety meeting the 
following requirements must be filed by the applicant:  

1. Be conditioned upon the faithful performance by the applicant or developer of all work required to 
complete all improvements and installations for the development, or any approved portion, in 
compliance with this Development Code, within a specified time;  

2. Be payable to, and for the indemnification of, the City;  

3. Be in an amount equal to 125% of the cost of construction of the required improvements not yet 
completed, as calculated by the Director on the basis of yearly contract prices or City contracts, where 
available. When contract prices are not available, the Director may use cost estimates from any source 
deemed reasonable by the Director to approximate the cost of the proposed work;  

4. Where a surety is acceptable it must be issued by a company entered and licensed to do business in 
the State of Georgia; and  

5. The only acceptable form for a surety is:  

a. Cashier's check; OR  

b. Irrevocable letter of credit.  

B. If the applicant fails to complete the work as stated in the surety agreement within the stated time frame the 
City may call the surety and use the proceeds to complete the work.  

C. Additional surety funds may be required for work that is completed within the right-of-way, City easement or 
other City property under a right-of-way/utility permit.  

Sec. 11.4.11. Validity of Preliminary Plat and Conceptual Plan 

A. An approved preliminary plat expires 2 years after the approval date, unless the applicant has filed a 
complete application for a final plat.  

B. An approved conceptual preliminary plan expires 2 years after the approval date, unless an LDP has been 
approved in accordance with the conceptual preliminary plan.  
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C. For phased development, the conceptual preliminary plan expires 2 years after a certificate of occupancy is 
issued for a phase, unless an LDP has been approved in accordance with the conceptual preliminary plan for 
the following phase.  

Sec. 11.4.12. Preliminary Plat Revisions 

A. Minor revisions to an approved Preliminary Plat that reflect the same basic street and lot configurations as 
the original approval may be approved by the Director.  

B. Any request for a revision to an approved Preliminary Plat that increases the number of building lots, 
decreases the amount of common open space, or alters a street or block pattern, must be initiated and 
processed as a new Preliminary Plat application.  

Sec. 11.4.13. Preliminary Plat Denial 

If unsatisfied with the decision of the Director, the applicant may file an appeal within 30 calendar days of the 
decision (see Div. 11.6).  

Sec. 11.4.14. Final Plat Approval 

A. Approval by the Director    

1. Before applying for Final Plat approval, the requirements of Sec. 11.4.8. must be met.  

2. Upon determination of a complete application, the Director will promptly distribute the application for 
review by internal City Departments and external agencies.  

3. If, after the internal and external review, the Director finds that the Final Plat does not meet all the 
applicable requirements of the Development Code or substantially conform with the Preliminary Plat, 
the Director will notify the applicant in writing of the specific provisions that have not been met and 
offer the applicant the opportunity to make changes to the Final Plat.  

4. If, after the internal and external review, the Director finds that the Final Plat meets all applicable 
requirements of this Development Code and substantially conforms with the Preliminary Plat, the 
application will be certified as complying with all applicable requirements of the Development Code.  

5. Where an approved final plat does not require public dedication, the applicant will record the Final Plat 
in the records of the Clerk of the Superior Court of Fulton County and file a copy with the Director.  

6. Where the approved final plat includes public dedication, the application will be scheduled for the next 
available City Council meeting. Upon certification by the Director that the application complies with all 
applicable requirements of the Development Code, no changes to the application are permitted prior 
to the City Council meeting.  

B. Dedication Acceptance by the City Council    

1. The City Council must accept or decline any dedication of land or public improvements. The Final Plat 
must be signed by the Mayor.  

2. Decisions of the City Council are final. Any party not satisfied with a decision of the City Council may 
pursue appeals to Fulton County Superior Court within 30 calendar days of the decision.  

3. Once a public dedication has been approved by the City Council, the applicant will record the Final Plat 
in the records of the Clerk of the Superior Court of Fulton County and file a copy with the Director.  
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Div. 11.5. Permit Review 

Sec. 11.5.1. Land Disturbance Permits 

A. Authority The Director oversees the issuance of Land Disturbance Permits to ensure that site work conforms 
to federal, state and local regulations.  

B. Applicability    

1. A Land Disturbance Permit is required for land disturbance activity, including, but not limited to, 
clearing and grubbing, dredging, grading, excavating, filling, tree removal, storage or transporting of 
materials on or off a site, and the construction of improvements such as streets, surface parking areas 
and drives, stormwater drainage facilities, sidewalks, or other structures permanently placed on or in 
the property except for buildings or other structures requiring the issuance of a building permit. A 
permit is required for all such work, even when it is temporary in nature.  

2. Water and sanitary sewer system improvements must be authorized by the utility provider; however, 
the location and land disturbing activities associated with those facilities will be reviewed and 
permitted by the City to ensure compliance with applicable tree protection, stream buffer, zoning 
buffer or other City standards that may be affected by the construction of utilities.  

3. A major Land Disturbance Permit is required for projects that:  

a. Propose more than half an acre of disturbance; or  

b. Add more than 5,000 square feet of impervious surface; or  

c. More than 1 acre of grubbing; or  

d. The maximum height/depth of excavation or fill over 10 feet; or  

e. The maximum quantity of 50 cy total movement on the site.  

Projects meeting these criteria will likely qualify as major land disturbance projects, but the City will 
consider all factors of the project to make the final determination.  
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Permit Review Generalized Procedure 
 

4. A minor Land Disturbance Permit is required for projects that:  

a. Do not include any work in the right-of-way; or  

b. Have less than half an acre of disturbance;  

c. And/or are adding less than 5,000 square feet of impervious surface;  

d. And/or have less than 1 acre of grubbing;  

e. And/or maximum height/depth of excavation or fill over 10 feet;  

f. And/or maximum quantity of 50 cy total movement on the site;  

g. And/or less than a 15% slope.  

Projects meeting these criteria will likely qualify as minor land disturbance projects, but the City will 
consider all factors of the project to make the final determination.  

5. A land disturbance permit is not required for any proposed ground disturbance that does not exceed 
2,500 square feet, does not result in the need for erosion control BMPs, and does not result in changes 
to topography or stormwater drainage patterns.  

6. It is recommended that you contact The City of Sandy Springs to verify a permit is not required before 
proceeding with any work.  

7. The calculation of the area of disturbance applies to the cumulative disturbed area of a project 
regardless of property boundaries.  
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C. Application Initiation Any person, firm, corporation or agency may submit an application for a Land 
Disturbance Permit, provided they are the owner or the owner's representative of the property for which the 
application is being submitted.  

D. Submittal Process    

1. Schedule a Developer meeting    

a. Before submitting an application for a Major Land Disturbance Permit, the applicant must 
schedule a Developer Meeting with the Director to discuss the procedures, standards and 
regulations required for approval. If it cannot be clearly determined whether the LDP will be a 
Major or Minor LDP under the criteria in 11.5.1.B, this initial meeting will establish what type of 
Land Disturbance Permit is required for the project.  

b. To schedule a Developer Meeting, call, email, or visit the Department.  

2. Submit Application    

a. Following the Developer Meeting, the applicant may start the application process by completing 
an application form and providing plan sets along with the required review fees, to the 
Department.  

b. Expedited review may be available for an additional fee, as established by the City Council.  

E. Application Review    

1. Initial Distribution of an Application Upon determination of a complete application, the Director will 
promptly distribute the application for review by internal City Departments and external agencies.  

2. Public Hearing Notice A public hearing is not required for a Land Disturbance Permit, therefore, no 
formal notice of the submittal is published, mailed or posted.  

3. Developer Meeting The public is allowed to observe the Developer Meeting to enhance the 
transparency and public awareness of the permitting process.  

4. Traffic Impact Study A traffic impact study is required when any development generates 100 or more 
trips during the peak hour.  

5. Director Review    

a. If, after the internal and external review, the Director finds that the application does not meet all 
applicable requirements of this Development Code, the Director will notify the applicant in 
writing of the specific provisions that have not been met and offer the applicant the opportunity 
to make changes to the application. If revised application materials are required, see Sec. 
11.2.3.E.  

b. If, after the internal and external review, the Director finds that the application meets all 
applicable requirements of this Development Code, the Director will accept the application as 
complete.  

F. Approval Criteria The approval of or requirement of revisions to a land disturbance permit application are 
based solely on whether or not the submittal meets or fails to meet the applicable requirements of this 
Development Code.  

G. Denied Application If unsatisfied with the Director's decision, the applicant may file an appeal within 30 
calendar days of the decision with the Superior Court of Fulton CountyBoard of Appeals.  

H. Permit Revisions Revisions to an approved Land disturbance permit may be approved by the Director 
following review by applicable internal and external agencies consistent with this Section.  
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I. Application Expiration An application submitted for a land disturbance permit expires after 6 months from 
the issuance of the latest letter of permit revisions. At this time, the City will issue a written notice of 
expiration of permit application to the applicant and require that comments be addressed or permit be 
resubmitted within 30 days of issuance of the notice.  

J. Permit Validity A land disturbance permit remains valid for the duration of the project subject to the 
following time restrictions:  

1. Land disturbance permits expire 6 months from the date of issuance if no inspection has been 
requested; or  

2. If 1 year elapses between inspection requests.  

K. Permit Extension    

1. Extension by Director    

a. The Director is authorized to grant, in writing, an extension of a land disturbance permit for a 
period not more than 180 calendar days, subject to the qualifying conditions set forth in this 
section. To request an extension by the Director, an application must be submitted to the 
Department at least 30 days prior to the expiration of the land disturbance permit.  

b. No more than one 180-calendar-day extension per land disturbance permit may be granted by 
the Director for any of the qualifying conditions set forth in this section (except a court action 
delay).  

2. Extension by the City Council    

a. Reserved.  

b. To request an extension by the City Council, an application must be submitted to the Department 
at least 30 days prior to the expiration of the 180-calendar-day extension period granted by the 
Director pursuant to this section.  

c. The Department must prepare an analysis and recommendation as to whether the 
documentation in the application is sufficient based on one of the 4 criteria which may validate 
an extension request by the City Council.  

3. Qualifying Conditions In every application for an extension of a land disturbance permit, the applicant 
shall provide an affidavit documenting at least one of the following:  

a. A delay resulting from court actions involving the land disturbance permit or a previous extension 
on the subject property for which an extension is sought. Extensions approved in connection with 
court action shall remain valid for 1 year beyond the granting of an order or the expiration of an 
appeal period before any court with jurisdiction;  

b. Nonavailability of utilities resulting from government and/or private utility inaction. In those 
instances where wastewater and water facilities are available for a fraction of the desired 
capacity, or when capacity was available at some time during the one-year period, but not during 
the 60 days prior to expiration, the City Council shall evaluate such case's qualifications for an 
extension on its individual merits considering any evidence that might indicate a diligent effort to 
proceed with development.  

c. A delay in development resulting from wetlands regulatory procedures requires the applicant to 
provide a copy of the application acknowledgment letter from the Savannah Regulatory Branch 
of the Corps of Engineers as documented evidence. The application must have been filed at least 
6 months before the expiration of the land disturbance permit.  
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d. An inability to obtain financing, despite documentation of the property owner's efforts during the 
3 months prior to the applicant seeking an extension and continuing until 1 week prior to 
consideration of the extension request to the City Council. Documentation must consist of two 
official denials signed by officers of 2 different lending institutions who have final jurisdiction 
over such financial transactions.  

L. Lapse in Construction Activity For the purposes of this Section, a lapse in or suspension of development 
activity, as authorized by a land disturbance permit, as a direct result of action or inaction on the part of the 
City which is completely beyond the control of the developer, will not be considered as a lapse in activity 
causing the development permit to expire. The 180 calendar days within which development activity must 
begin will exclude any such time period during which the activity is prohibited or has been caused to lapse by 
said City's action or inaction. Any action or inaction on the part of the developer which results in a 
suspension of development activity will be counted toward the 12-month time period.  

M. Bonding Infrastructure Improvements Prior to the approval of a Final Plat, a bond is required for right-of-
way infrastructure improvements, landscaping and stormwater improvements that have not been installed. 
The required bond amount will be 125% of the total estimated cost for infrastructure. The City must approve 
any cost estimate used for bond purposes. The bond will be released upon installation and City approval of 
the improvements.  

N. Action Following Work Upon completion of the work required under a Land Disturbance Permit, application 
for Final Plat and Building Permits may be made.  

Sec. 11.5.2. Building Permit 

A. Building Code Building permits, including associated certificates of occupancy, are issued consistent with 
Chapter 105, Article 2 of the City Code.  

B. Other Applicable Codes Building permits for all structures or interior finishes are issued after meeting the 
applicable requirements of the Fire Prevention and Life Safety Codes, and the various health, water, sewer, 
and building codes of the City or utility providers, as well as the provisions of any certificate approved under 
the Chattahoochee River Corridor, if applicable and the provisions of this Development Code.  

C. Sanitary Sewage Disposal    

1. Septic System For any structure for which on-site sewage disposal (septic systems) will be provided, a 
permit issued by the Fulton County Health and Wellness Department must be required prior to 
issuance of a building permit. The permit may first require approval of a plan showing the location of 
the sewage disposal system and other site improvements, in accordance with Fulton County Section 
34-568, Wastewater Discharge.  

2. Connection to Public Sanitary Sewer Any structure that requires a connection to or modification of the 
existing sanitary sewer system requires approval from Fulton County prior to the issuance of a building 
permit.  

D. Potable Water Supply Any structure for which a connection to the potable water system is required must 
provide proof of payment of all applicable fees to the water provider.  

E. Single Family    

1. A building permit for a single-familysingle unit residence may only be issued after the recording of a 
final plat or after the lot on which the building is to be located has otherwise become a buildable lot of 
record.  

2. Reserved.  
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F. Reserved.    

G. Fee-Simple Townhouse Subdivisions A building permit may be issued on a buildable lot of record established 
for each building (containing any number of townhouse dwelling units) through recording of a final plat 
following completion of all required public improvements. Upon completion of the buildings, the final plat 
must be re-recorded to establish individual lots for the townhouse units, based on their actual locations, 
prior to issuance of certificates of occupancy.  

H. Multifamily and Nonresidential Structures    

1. Issuance of a building permit for any principal building other than a single -unit detached (and 
associated accessory structure) requires issuance of a land disturbance permit for the building site, and 
the building permit must be consistent with the land disturbance permit.  

2. Building plans must be received and approved by the Department prior to permitting for all structures.  

3. Fulton County approval may be required prior to the issuance of a building permit for construction 
activities involving, food service, commercial swimming pools, dumpster pads, hotels or motels, grease 
traps, and similar uses requiring review by a department of Fulton County.  

I. Demolition Permits Demolition permits may be required for the partial or complete demolition of the 
interior or exterior of any structure within the City. Pursuant to the State of Georgia's Asbestos Safety Act, an 
asbestos survey is required.  

J. Expiration of Building Permits A building permit remains valid for the time period specified in the building 
codes adopted by the City.  

K. Expiration of Building Permit Application An application submitted for a building permit expires after 60 
days from the issuance of the latest letter of permit revisions. At that time, the City will issue a written notice 
of expiration of permit application to the applicant and require that comments be addressed or the permit 
be obtained within 30 days of issuance of the notice of expiration.  

L. Issuance of Permits Prior to Final Plat Building permits will only be issued on buildable lots of record, as 
defined in this Development Code, except under special circumstances limited to and as specifically 
described in this section.  

1. Single-familySingle unit and two-family residential model homes.  

2. Nonresidential subdivisions. Building permits may be issued on the basis of an approved preliminary 
plat/conceptual plan and after a land disturbance permit has been approved reflecting the site plan 
and construction drawings for specific buildings and associated site improvements. Issuance of the 
building permits will be conditioned on the following:  

a. An approved surety must have been received in a form acceptable to the City Attorney, drawn in 
favor of the City and in an amount not less than 125% of the cost of completing all public 
improvements as authorized and required by the land disturbance permit.  

b. The performance bond or other approved surety must not exceed an aggregate total for all 
required public improvements of $12,000.00 per acre for the total acreage included within the 
subdivision or portion of the subdivision where the improvements are proposed, except by 
approval of the City Council.  

c. Fire Marshal approval is required prior to issuance of any building permit, which may include 
approval of acceptable access and water under pressure for combustible construction.  

d. Approval of the Fulton County Health and Wellness Department for on-site sewage disposal or 
the Fulton County Sewer Department for a building to be served by public sewer is required prior 
to issuance of any building permit.  
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e. Construction of the required public improvements must proceed concurrently with construction 
of the buildings.  

f. No certificate of occupancy will be approved for any structure within the subdivision prior to 
recording of the final plat without the express approval of the Director.  

g. The Director must find that the public interest is best served and that a public purpose is involved 
in the acceptance of the surety.  

Sec. 11.5.3. Certificate of Occupancy 

A. A Certificate of Occupancy indicating that a building, lot and use comply with the Building Code and this 
Development Code is required under provisions of the Sandy Springsadopted Building Code.  

B. The City provides for multi-phased certificates of occupancy when certain criteria are met, as further 
described in established Department policy.  

C. The Certificate of Occupancy must be posted on site where it is visible for inspection for a period of 30 days 
from the date of issuance. After such period, the Certificate of Occupancy must be kept on the premises.  

D. Any owner, authorized agent, or contractor who desires to change the use of a building or structure must 
apply to the building official, obtain the required permits, and obtain a Certificate of Occupancy prior to 
occupying the structure.  

Sec. 11.5.4. Other Permits 

A. Right-of-Way Encroachment/Utility Permit No person or company may perform construction work in the 
street right-of-way without a permit issued by the City. The permit must be posted at the construction site at 
all times. Such construction must conform to the construction/maintenance guidelines and specifications of 
the City or the State Department of Transportation.  

B. Tree Removal Permit When tree removal is anticipated and the activity may result in the removal, damage 
or destruction of any tree, please see Sec. 9.3.3 for permit requirements.  

C. Groundwater Well and Septic Permit No person or company may install or perform construction of 
groundwater wells or septic systems without prior approval from the Fulton County Department of Health 
and Wellness and completion of a pre-construction meeting with the City of Sandy Springs.  

D. Sign Permit    

1. Applicability All free-standing signs require a separate building permit.  

2. Application An application for a sign permit must be completed as required in the Sandy Springs 
Technical Manual.  

3. Incomplete; False Application The Director must, within 30 days of receipt of an application, reject any 
application that is incomplete, that contains false material statements or omissions, or that is for a sign 
which would violate any standard in Div. 8. The Director may reject at any time prior to the expiration 
of the 30-day period, if the application is incomplete or contains false material statements or 
omissions.  

4. Processing Time; Denial The City will process all complete and accurate sign permit applications within 
30 business days of the City's actual receipt of a complete and accurate application and upon 
remittance of the appropriate sign permit fee. The Director will give notice to the applicant of the 
decision by email or mail on or before the 30th business day. If the decision of the Director is to deny 
the application, the decision must state the grounds upon which the denial is based. Failure of the City 
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to act within the 30-day period is deemed a denial of the permit. If notice is mailed in conformity with 
this Section, notice is deemed to have been given upon the date of mailing. Any application meeting 
the standards of this Div. 8.3 will be granted. Any application not meeting the standards of Div. 8.3 will 
be denied.  

5. Resubmission A rejected application later resubmitted in conformity with Div. 8.3 is deemed to have 
been submitted on the date of resubmission, instead of the original submission date. An application 
which is resubmitted must meet all the standards for an original application.  

E. Fence or Wall Permit    

1. Applicability    

a. A wall that retains earth requires a retaining wall permit (see Sec. 9.4.3). A wall that does not 
retain earth is considered a fence for permitting purposes.  

b. Fence permits are required when installing a new fence or wall that does not retain earth, non-
vehicular gate, or when a replacement of an existing fence results in a change in placement, 
height, materials or design.  

c. Electronic vehicular gates require a building permit.  

d. A swimming pool enclosure fence will be approved as part of the pool permit.  

e. A fence permit is not required for temporary security purposes during construction.  

2. Application An application for a fence permit must be completed as required in the Sandy Springs 
Technical Manual.  

F. Trenching Permit    

1. Prohibition No individual, partnership, corporation, or other entity of any kind whatsoever may engage 
in any excavation or trenching except in compliance with the provisions of this Development Code and 
in compliance with any applicable laws of the State of Georgia or of the United States or any rules and 
regulations of the U.S. Department of Labor, Occupational Safety and Health Administration, or any 
other state or federal governmental entity or Department promulgating rules and regulations 
applicable to excavating and trenching.  

2. Adoption of Federal Regulations All safety and health regulations adopted by OSHA with regard to 
excavating and trenching operations, particularly Part 1926, Subpart P-Excavations, Trenching, and 
Shoring, Section 1926.650, 1926.651, 1926.652, 1926.653 of the Code of Federal Regulations, as the 
same now exist or may be amended, are adopted as a part of this Development Code as if quoted 
verbatim here.  

3. Permit Required No excavation or trenching may be performed until a permit or authorization for the 
work has been obtained from the City in accordance with this Article. Applicants are required to 
acknowledge receipt and understanding of safety requirements before any permit will be issued.  

4. Certificate Required No equipment operator or supervisory personnel may participate in any 
excavation or trenching or in any way work in an excavation or trench unless such person holds a valid 
certificate evidencing satisfactory completion of a required educational program on safe 
trench/excavation practices. No other person may participate in or work in any excavation or trenching 
site unless a certificate holder is present at the excavation or trench site where work is being 
performed.  

5. Inspection The City will periodically inspect trench/excavation sites. Such inspectors will, among other 
things, verify the presence of the required permit, verify existence of required certificates, and verify 
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compliance to OSHA safety standards adopted in paragraph B. The inspectors may operate pursuant to 
a contract between the City and a third-party entity.  

G. Swimming Pool Permit Issuance of a permit for a swimming pool as an accessory use to a single-familysingle 
unit residence, whether to be issued at the same time or subsequent to the permitting or construction of the 
house, requires approval of a swimming pool site plan. The plan must show the proposed location of the 
swimming pool, associated deck, pool equipment, pool enclosing fence and gate details, the property 
boundaries, setback lines, topography lines, septic tank and septic tank drain field (if any), and any 
easements on the site, and all requirements of this Development Code and the swimming pool code found in 
the International Swimming Pool & Spa Code. A certificate of occupancy or a certificate of completion will 
not be issued until conformance to the swimming pool site plan and all applicable building codes has been 
field verified by the Department. Additionally, all permitted swimming pools must conform to the swimming 
pool discharge policy.  

H. Administrative Use Permit    

1. Intent Administrative use permits are intended to be used where complex or unusual technical 
determinations are involved and/or in conjunction with temporary uses and structures where the 
matter is not of such a nature as to require public notice and hearing. Such permits shall be processed 
by the community development department.  

2. Authority The Director shall be responsible for processing administrative use permits, making or 
causing to be made all necessary studies and referrals, and deciding thereon.  

3. Conditions In granting administrative use permits, such conditions may be attached as are deemed 
necessary in the particular case to protect the public interest and surrounding properties. Such 
conditions shall generally be of a nature as stated below, in addition to policy or regulations specific to 
the use otherwise required by the City:  

a. Ingress and egress to the property and proposed structure or uses thereon, with particular 
reference to automotive and pedestrian safety and convenience, traffic flow and control, and 
access in case of fire or other catastrophe.  

b. Off-street parking and loading areas where required, with particular attention to the items in a. 
above.  

c. Refuse and service areas.  

d. Appropriate buffering or screening to alleviate such potentially adverse effects as may be created 
by noise, glare, odor, lighting, signs or traffic congestion.  

e. Hours and manner of operations.  

f. Length of time regarding the duration of such permit, if any.  

g. Tree preservation and replacement in accordance with the requirements of the City of Sandy 
Springs Tree Conservation Ordinance (Div. 9.3.).  

4. Applications A property owner, or any other person with notarized written consent of the property 
owners, may file with the Director an application for an administrative use permit on such property, 
provided that such permit is generally authorized in the district in which such purpose is so designated.  
The application shall be filed on a form provided for such purposes and shall be accompanied by plans, 
reports or other information, exhibits or documents as may reasonably be required by the Director to 
make the necessary findings in the case.  

5. Action by Director The Director shall examine the application and supporting materials for 
conformance with the requirements and stated intent of this Code, make such referrals as are called 
for in the circumstances of the case, and within 30 days (unless a longer period is mutually agreed 
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upon) decide on the application.  
The Director may issue the permit as applied for, issue a permit conditional upon changes to the 
application, set forth in writing, as necessary to assure conformance with the requirements and stated 
intent of this Code, or deny the application, with written reasons for such denial.  

6. Withdrawal of application An application for an administrative use permit may be withdrawn at any 
time without limitation on resubmittal.  

7. Appeals of decision made by the Director Appeals of decisions made by the Director shall be 
submitted to the Board of AppealsSuperior Court of Fulton County, as provided in Sec. 11.6.3.  

8. Appeals of decision made by the Board of Appeals Appeals of a decision made by the Board of 
Appeals under the provisions of this section shall be as provided for in Sec. 11.6.3.  

Sec. 11.5.5. ReservedTemporary Use Permit 

A. A. The Director may approve a Temporary Use Permit in accordance with the 

standards of 7.9.10.  

Div. 11.6. Relief 

Sec. 11.6.1. Administrative Variance 

A. Authority The Director is authorized to approve Administrative Variances for up to 10% of any measurable 
standard in this Development Code.  

B. Limitations Variances are not allowed for any of the following:  

1. Minimum lot area, minimum lot frontage on a street or minimum lot width;  

2. Building height;  

3. Sign height, sign area allocation or individual sign area;  

4. Fence and building materials;  

5. Standards for Conditional Use Permits;  

6. Elimination of frontage improvement requirements; and  

7. Permitted or accessory uses.  

C. Application Initiation Any person, firm, corporation or agency may submit an application for an 
Administrative Variance, provided they are the owner or the owner's representative of the property for 
which the application is being submitted.  

D. Submittal Process The process begins with the submittal of fees, plans and supporting documents in the 
application checklist to the Department.  

E. Director Review    

1. If after review, including consideration of any public objections filed, the Director finds that the request 
meets the criteria for approval below, the Director will approve the application.  

2. The Director must issue a decision no later than 21 working days after the date of filing of a complete 
application.  
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F. Approval Criteria The Director will approve an administrative variance where all of the following conditions 
exist:  

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

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

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

G. Denied Application If the Director denies the request, the applicant may file an application for a variance 
with the Superior Court of Fulton CountyBoard of Appeals under Sec. 11.6.32, within 30 calendar days of the 
decision.  

H. Validity An administrative variance runs with the land and remains valid in perpetuity, until such time as the 
land is redeveloped.  

Sec. 11.6.2. Variances 

A variance is a request for relief from the provisions of this Development Code.  

A. Approval Authority Variances are approved or denied by the Board of Appeals.  

B. Limitations Variances are not allowed for any of the following:  

1. Minimum lot area, minimum lot frontage on a street or minimum lot width at the time of subdivision 
(this does not include a nonconforming lot of record platted prior to the effective date of this 
Development Code — see Sec. 11.7.4.);  

2. Building height;  

3. Sign height, sign area allocation or individual sign area;  

4. Fence, wall and building materials;  

5. Standards for Conditional Use Permits;  

6. Elimination of frontage improvement requirements; and  

7. Permitted or accessory uses; and  

8. Construction classification and building height requirements provided in Sec. 6.6.3.  

C. Application Initiation Any person, firm, corporation or agency may submit an application for a Variance, 
provided they are the owner or the owner's representative of the property for which the application is being 
submitted.  

D. Submittal Process    

1. To begin, submit a complete application form, along with the required review fees, to the Department.  

2. The general submittal requirements for all development review applications are listed in Sec. 11.2.3 
and must be followed.  

E. Director Review    

1. After review, the Director will schedule the application for the next available Board of Appeals hearing.  

2. Upon certification by the Director that the application complies with all applicable requirements of the 
Development Code, no changes to the application are permitted prior to the Board of Appeals hearing.  
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F. Board of Appeals Public Hearing Following the recommendation of the Director, the Board of Appeals will 
conduct a public hearing.  

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 request is based are unique 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; 

e. The variance requested 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 equal 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 

a. The application of this Development Code would create an unnecessary hardship, and not merely 
an inconvenience to the applicant; or  

b. There are extraordinary and exceptional conditions due to the size, shape, or topography, which 
are specific to the subject property and not generally found in similar properties that prohibits 
the proposed scope of work from being able to comply with the Development Code.  

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.Further, the application must demonstrate that:  

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

b. The variance request would provide the minimum relief necessary to make possible the reasonable use 
of the property; and  

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

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 filing a writ of certiorari 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.  

I. Validity A variance runs with the land and remains valid in perpetuity, until such time as the land is 
redeveloped.  

J. Noise Variance A noise variance may be requested. See Sandy Springs City Code Article III, Division 2, Noise, 
Sec. 38-86.  
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Sec. 11.6.3. Administrative Appeals 

A. Authority The Board of AppealsSuperior Court of Fulton County has the authority to hear and decide on 
appeals regarding administrative decisions made by the Director. For appeals of Stop Work Orders, which are 
heard by the Board of Appeals, see process requirements below.  

B. Application Initiation Any applicant or immediate neighbor unsatisfied with a decision by the Director on an 
application may file an appeal withwith a writ of certiorarian appeal with with the Fulton County Superior 
Court, or if the appeal is in regards to a Stop Work Order, it must be heard by the Board of Appeals.  

C. Submittal Process    

1. To begin the appeal process, submit a complete application form, along with the required review fees, 
to the Department. The appeal application must be filed within 30 calendar days of the date of decision 
of the Director.  

2. The general submittal requirements for all development review applications are listed in Sec. 11.2.3 
and must be followed.  

D. Notice Notice of a public hearing before the Board of Appeals is required as shown in Div. 11.1.  

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

F. Board of Appeals Public Hearing The Board of Appeals will conduct a public hearing, make findings, and 
render a decision at the public hearing. Alternatively, only once, the Board of Appeals may choose to defer 
the appeal to a future date.  

G. Other Approvals The filing of an appeal means the applicant may no longer move forward with any other 
approvals related to their development project, unless the Director certifies to the Board of Appeals that in 
the Director's opinion, not moving forward would cause immediate peril to life or property.  

H. Approval Criteria The criteria for approving or denying the request are the same used for the original 
decision by the Director.  

I. 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 filing a writ of certiorari with the Fulton County Superior Court 
within 30 calendar days of the decision.  

Sec. 11.6.4. ReservedStream Buffer Variance 

B. Variance Procedures Variances from paragraph AStream Buffer requirements as provided in Div. 9.2. above 
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:  
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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 requirements 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;  

e. 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;  

c. 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.  

 

Div. 11.7. Nonconformities 

When a structure, site element or lot of record becomes nonconforming as a direct result of government 
acquisition of real property through eminent domain or threat of eminent such as of right-of-way, said structure, 
site element or lot of record will be considered conforming. This applies solely to the specific parameters impacted 
by the government action. The application of the requirements of this Code will be based on the original condition 
of the property immediately prior to the government action.  
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Sec. 11.7.1. Nonconforming Use 

A. Defined Any use of a building or land lawfully occupied at the time of passage of this Development Code, or 
any amendment to this Development Code, that does not conform with the use regulations of the zoning 
district in which it is situated.  

B. Continuance A nonconforming use is allowed to continue legally even though such use does not conform 
with the provisions of this Development Code, subject to the following provisions:  

1. The nonconforming use must not be expanded to occupy a greater area of land or building.  

2. The nonconforming use must continue in the original building, structure or on land area that was 
originally occupied by the nonconforming use.  

3. The nonconforming use will not be reinstated after it has been abandoned. It is considered prima facia 
evidence of abandonment for the owner and/or operator of the nonconforming use to:  

a. Discontinue the nonconforming use for 12 months; or  

b. Fail to obtain a new or renew an existing business license, as required under the City Code, for 
the operation of such nonconforming use; or  

c. Fail to declare and remit the sales tax required by State law for the nonconforming use.  

d. Failure to follow any state, federal or local administrative procedure or regulation that is required 
for the nonconforming use.  

4. The nonconforming use must not be changed to another nonconforming use.  

5. The nonconforming use must maintain any screening or buffering that existed prior to the use 
becoming a nonconforming use or that was later voluntarily added.  

6. If the use constitutes a nuisance as defined by state law, the City may revoke the certificate of 
occupancy or business license if the nuisance cannot be extinguished.  

7. Nothing in this Section will be construed to allow a use that is dangerous to the general public to 
continue to exist.  

8. Nothing in this Section will be construed not to require changes to buildings and structures to comply 
with any fire code, life safety code or other safety ordinance or regulation.  

9. Notwithstanding anything in this Div. 11.7 to the contrary, the amortization of any lawful, 
nonconforming adult establishment use shall continue to be governed by Sec. 26-37 of the City Code. 
As established in prior judicial decisions, however, there are no lawful, nonconforming adult 
establishments in the City as of the adoption of this Development Code.  

Sec. 11.7.2. Nonconforming Structure 

A. Defined A building or structure that does not conform with the requirements of this Development Code. For 
the purposes of this Section, any building legally constructed prior to the adoption of this Development Code 
that exceeds the zoning district height limit established in this Development Code will be considered a 
conforming structure, and not subject to the requirements of this nonconforming structure Section.  

B. Continuance A nonconforming structure is allowed to continue legally even though the structure does not 
conform with the provisions of this Development Code, subject to the following provisions:  

1. Regular maintenance and repairs to a nonconforming structure are allowed.  
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2. A nonconforming structure may be expanded, altered or rebuilt where such expansion, alteration or 
rebuilding conforms with all the applicable requirements of this Development Code.  

3. No new nonconformity may be created by any expansion, alteration or rebuilding.  

4. Expansion on the vertical plane, such as the addition of another story to a nonconforming structure 
that does not meet the district setback, is considered an expansion of the nonconformity and therefore 
prohibited. Expansion on the vertical plane in conformance with all the applicable requirements of this 
Development Code is allowed.  

5. The nonconforming structure may not be rebuilt, altered or repaired after damage or deterioration 
exceed 75% of its replacement cost at the time of destruction, except in conformity with this 
Development Code. Where a residential structure is damaged or destroyed through natural 
catastrophe, the Director may allow it to be reconstructed without regard to the extent of damage, 
provided that the extent of any prior structure nonconformity remains the same or is reduced for the 
new structure.  

6. A permit to begin such restoration shall be applied for no later than 6 months from the date the 
damages were incurred. At the request of the applicant, the Director may grant one extension of a 
maximum of 6 months, upon demonstration of extenuating circumstances outside of the owner's 
control. The applicant must request an extension in writing, no later than 30 days prior to the 
expiration of the grace period.  

7. This section does not apply to signs. See Sec. 11.7.5.  

8. A request to expand, alter or rebuild an existing nonconforming structure may be brought before the 
Board of Appeals as a request for a variance.  

Sec. 11.7.3. Nonconforming Site Element 

Where a lot does not conform with the requirements of Article 8, Site Development, the following requirements 
apply:  

A. When a new principal structure is constructed on the lot, the area of the lot that accommodates the building, 
any required stormwater facility, and any parking area must be brought into conformance. On a lot with 
multiple buildings, only that portion of the lot associated with the new construction must be brought into 
conformance with Article 8.  

B. The following requirements apply when the scope of work on a project (façade modification) involves a 
structural change of the building which requires a building permit. Minor upgrade, repair or maintenance 
such as painting, shingling of a roof reroofing, replacing windows or doors do not trigger this requirement.  

1. Short-term bicycle parking;  

2. Parking lot perimeter landscaping;  

3. Foundation planting;  

4. Screening;  

5. Fences and walls (if any are installed);  

6. Signs (all), including elimination of any prohibited signs; and  

7. Site lighting for any new fixtures installed, along with elimination of any prohibited lighting.  

C. When an existing principal structure is increased in floor area by less than 50% cumulatively over 5 years 
from the effective date of this Development Code, the area of the lot that accommodates the expanded 
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building, any required stormwater expansion, and any expanded parking area must be brought into 
conformance with Article 8.  

D. When an existing principal structure is increased in floor area by 50% or more cumulatively over 5 years from 
the effective date of this Development Code, the entire lot, including any building, any required stormwater 
facility, and any parking area must be brought into conformance with Article 8.  

E. When an existing fence or wall is reconstructed or repaired along at least 50% of its length, the entire fence 
or wall must be brought into conformance with Article 8.  

F. When 25% or more of an existing parking lot is reconstructed (excavated or milled and repaved) for any 
reason, the entire parking lot must be brought into complete conformance with the parking and landscaping 
provisions.  

G. Resealing or restriping an existing parking lot does not trigger conformance with Article 8, except with regard 
to the minimum dimensions for striping.  

Sec. 11.7.4. Nonconforming Lot of Record 

A. Defined A lot that was legally platted and recorded in the deed records of Fulton County that no longer 
meets the standards of this Development Code.  

B. Buildable    

1. A nonconforming lot of record that is inadequate in area or width is considered buildable under this 
Development Code, provided it meets all of the other remaining standards of the Code, including 
setbacks. Where relief is necessary to make an existing nonconforming lot of record buildable, a 
variance may be considered by the Board of Appeals.  

2. Where a nonconforming lot of record adjoins another vacant lot of record, it must either:  

a. Be used as a nonconforming lot of record without resorting to a variance of any kind; OR  

b. Be combined with the adjacent lot to create a conforming lot.  

Sec. 11.7.5. Nonconforming Sign 

A. Defined A sign that does not comply with the requirements of this Development Code.  

B. Maintained    

1. All nonconforming signs must be maintained in good repair.  

2. A nonconforming sign must not be replaced by another nonconforming sign, except that the 
substitution or interchange of poster panels, painted boards, or dismountable material on 
nonconforming signs is permitted, provided that the replacement does not constitute a material 
change to the sign.  

C. Repairs    

1. Minor repairs and maintenance of nonconforming signs are permitted; provided that no structural 
repairs or changes in the size or shape of a nonconforming sign are permitted except to make the sign 
comply with the standards of this Development Code.  

2. To the extent that any sign allowable under this Development Code is damaged or destroyed by Act of 
God or by other circumstances beyond control of the owner of the sign, then such sign may be repaired 
without regard to the restrictions of this paragraph B.  
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3. The replacement of an existing sign face utilizing LED, plasma or similar technology is expressly 
prohibited.  

D. Continuance Nonconforming signs may stay in place until one of the following conditions occurs:  

1. The advertised business ceases at that location;  

2. The facade of the associated principal building is modified;  

3. The deterioration of the sign or damage to the sign makes it a hazard or renders it dilapidated, 
unsightly, or unkempt; OR  

4. The sign has been damaged to such extent that more than minor repairs or a material change is 
required to restore the sign.  

5. No structural repairs or change in shape or size are permitted except to make the sign comply with all 
standards of this Development Code.  

Sec. 11.7.6. Burden of Proof. 

The owner of the property upon which exists a nonconforming use, nonconforming structure or nonconforming 
sign carries the burden of demonstrating that the nonconformity was established legally prior to the adoption of 
this Development Code, and, for nonconforming uses, that the use has been continuous since that time.  

Div. 11.8. Violations and Enforcement 

Sec. 11.8.1. Enforcement 

A. It is the duty of the Director to enforce the provisions of this Development Code.  

B. In addition, it is the duty of all officers and employees of the City, especially members of the Code 
Enforcement, Police and Fire Departments, to assist the Director by reporting any seeming violations, 
including violations in new construction, redevelopment or land use.  

Sec. 11.8.2. Violation 

A. Any person, firm, partnership or corporation prosecuted for violating any of the provisions of this 
Development Code may be deemed guilty of an ordinance violation, punishable as prescribed in Section 1-10 
of the City of Sandy Springs Code of Ordinances.  

B. Each day's continuance of a violation may be considered a separate offense.  

C. The prosecution of any owner and tenants of any buildings or premises, or parts of buildings or premises, 
where anything in violation of this Development Code is placed or exists, and any architect, design 
professional, builder, contractor or agent, or the owner or tenants who may have assisted in the commission 
of any such violation may each be deemed guilty of a separate offense.  

 

Sec. 11.8.3. Work in Violation 

In any case in which activities are undertaken in violation of this Development Code, not in compliance with 
the provisions of a permit issued under the authorization of this chapter, or without authorization of a permit 
which would otherwise be required, the Director is authorized to:  
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A. Suspend or invalidate such permits;  

B. Order that all unauthorized or improper work be stopped;  

C. Direct correction of deficiencies;  

D. Issue summonses to any court of competent jurisdiction; or  

E. Take any other legal or administrative action appropriate to the severity of the violation and degree of threat 
to the public health, safety and welfare.  
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ARTICLE 12.  

DEFINITIONS 

 

   

   

Div. 12.1. General 

Sec. 12.1.1. Rules of Interpretation 

A. Words used in this Development Code are defined by their general dictionary meaning unless specifically 
defined in this Article.  

B. The words must, will and shall are mandatory and not discretionary.  

C. When appropriate to the context, words used in the singular include the plural, and the plural the singular; 
words used in the present tense include the future tense, and vice versa.  

Sec. 12.1.2. Abbreviations 

The following abbreviations appear in this Development Code.  

Abbreviation Full Term 

AASHTO American Association of State Highway Transportation Officials  

ADA Americans with Disabilities Act  

AMI Area Median Income  

avg Average  

CPESC Certified Professional in Erosion and Sediment Control  

DBH Diameter at Breast Height  

FEMA Federal Emergency Management Agency  

max Maximum  

min Minimum  

MUTCD Manual for Uniform Traffic Control Devices  

NPDES National Pollutant Discharge Elimination System  

O.C.G.A. Official Code of Georgia Annotated  

OSHA Occupational Safety and Health Administration  

SF Square feet  

STCP Site/Tree Conservation Plan  
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Div. 12.2. Defined Terms 

A 
 

 

Abutting. To share a common border with.  

Access improvement. Any improvement or facility that is planned and designed to provide service or access for a 
particular project and which is necessary for the use and convenience of the occupants or users of the project and 
is not a system improvement. A project access improvement includes but is not limited to: pedestrian access 
improvements; site driveways; new streets; median cuts; right turn lanes, left turn lanes, acceleration lanes, and 
deceleration lanes made necessary to serve site driveways or new streets leading to or from the project; traffic 
control measures made necessary to serve site driveways or new streets; intersection improvements whose 
primary purpose at the time of construction is to provide access to the project; and, necessary right-of-way 
dedications required for any project access improvement.  

Accessory structure. A structure on the same property as the principal structure and the use of which is incidental 
to the use of the primary structure.  

Accidental discharge. Discharge prohibited by this chapter that occurs by chance and without planning or thought 
prior to occurrence.  

Addition. Any walled and roofed expansion to the perimeter or height of a building.  

Adjoining. To share a common border with (See also, Abutting).  

Alley. A minor public or private accessway used primarily for vehicular service access to the back or the side for 
properties otherwise abutting on a street.  

Appeal. See Sec. 11.6.3.  

Area Median Income (AMI). The amount that divides the income distribution of an area into two equal groups, 
half having income above that amount, and half having income below that amount. The US Department of Housing 
and Urban Development (HUD) establishes area median income every fiscal year.  

Area of future-conditions flood hazard. The land area that would be inundated by the one-percent-annual-chance 
flood based on future-conditions hydrology (100-year future-conditions flood).  

Area of shallow flooding. A designated AO or AH zone on a community's flood insurance rate map (FIRM) with a 
one percent or greater chance of flooding to an average depth of one to three feet where a clearly defined channel 
does not exist, where the path of flooding is unpredictable and indeterminate, and where velocity flow may be 
evident. Such flooding is characterized by ponding or sheet flow.  

Area of special flood hazard. The land area subject to a one percent or greater chance of flooding in any given 
year. This includes all floodplain and flood prone areas at or below the base flood elevation designated as zones A, 
A1-30, A-99, AE, AO, AH, and AR on a community's flood insurance rate map (FIRM).  

Arterial. A principal arterial, major arterial, or minor arterial street as defined and designated in the City's 
Transportation Master Plan.  

As-built survey or plan. A sealed survey or other drawing based on a field survey that shows existing features or 
components and horizontal or vertical information (grades or location of improvements).  
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B 
 

 

Barrel. A volume of alcoholic beverage that does not exceed 31 gallons.  

Base flood. The flood having a one percent chance of being equaled or exceeded in any given year, e.g., the 100-
year flood.  

Base flood elevation. The highest water surface elevation anticipated at any given location during the base flood.  

Basement. For the purposes of Article 9, any area of a building having its floor subgrade (below ground level) on all 
sides.  

Best management practices (BMPs). Sound conservation and engineering practices to prevent and minimize 
erosion and resultant sedimentation, which are consistent with, and no less stringent than, those practices 
contained in the "Manual for Erosion and Sediment Control in Georgia" published by the commission as of January 
1 of the year in which the land-disturbing activity was permitted.  

BikeBicycle path. A path that serves to separate bikebicycle riders from vehicle and pedestrian traffic. BikeBicycle 
paths may meander through wooded areas, traverse the edge of open areas, and may (in many instances) parallel 
existing roadways or walks.  

Blank wall. See Sec. 6.1.4.B.  

Block. A piece or parcel, or several parcels of land comprising an area entirely surrounded by public streets, other 
than alleys.  

Brewery/distillery/winery. An industrial facility where malt beverages, wine, or distilled spirits are produced (in 
spaces in excess of the micro-producer limits) on the premises and then sold or distributed for off premises 
consumption in compliance with state law and Department of Revenue licensing requirements.  

Brewpub. A restaurant in which malt beverages are manufactured or brewed, subject to the barrel production 
limitation prescribed in O.C.G.A. § 3-5-36.  

Buffer. A natural undisturbed portion of a lot, except for approved access and utility crossings, that is set aside to 
achieve a visual barrier between the use on the lot and adjacent lots or uses. See also State waters buffer.  

Buildable area. The area of a lot within a given zoning district located outside the minimum required setbacks.  

Building. A type of structure intended for occupancy and enclosed by exterior walls on at least three sides and a 
roof. Several buildings otherwise independent but connected by a breezeway or other partially unenclosed 
structure are consider a single building for the purposes of this Code. Buildings include, as examples, dwellings, 
garden sheds, detached garages. For the purposes of Article 9, the term building has the same meaning as 
structure.  

Building setback. The required minimum distance a building must be set back from a lot line.  

Build-To Zone. See Sec. 6.1.2.C.  

C 
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Cabana. A small building for use as a changing room, accessory to a hot tub or swimming pool.  

Caliper. The trunk diameter measurement of nursery stock trees measured at 6 inches above the ground for trees 
with a trunk diameter up to 4 inches and measured at 12 inches above the ground for trees with a trunk diameter 
of greater than 4 inches.  

Canopy mitigation. Any tree used to meet the minimum canopy requirement or mitigation for landmark trees. 
Trees used for canopy mitigation must be a minimum of 2.5 inches in diameter.  

Canopy requirement. The percentage of tree canopy coverage as set forth in the canopy requirement table 
contained in Sec. 9.3.2. The canopy percentage on any property is the square footage of the total existing tree 
canopy on a property, divided by the total square footage of the property.  

Certified arborist. An arborist certified by the International Society of Arboriculture as possessing the minimum 
level of competency required to practice arboriculture.  

Certified personnel. For the purposes of Div. 9.7 a person who has successfully completed the appropriate 
certification course approved by the Georgia Soil and Water Conservation Commission.  

Channel. A natural or artificial watercourse with a definite bed and banks that conducts continuously or 
periodically flowing water.  

City Arborist. The individual authorized by the Director to administer and enforce the requirements and standards 
of Div. 9.3.  

City separate storm sewer system. Any facility designed or used for collecting and/or conveying stormwater, 
including but not limited to any roads with drainage systems, highways, City streets, curbs, gutters, inlets, 
catchbasinscatch basins, piped storm drains, pumping facilities, structural stormwater controls, ditches, swales, 
natural and manmade or altered drainage channels, reservoirs, and other drainage structures, and which is: (1) 
Owned or maintained by the City; (2) Not a combined sewer; and (3) Not part of a publicly owned treatment 
works.  

Clean Water Act. The Federal Water Pollution Control Act (33 USC section 1251 et seq.), and any subsequent 
amendments thereto.  

Commission. For the purposes of Div. 9.7 the Georgia Soil and Water Conservation Commission (GSWCC).  

Conceptual Plan. A site plan for a proposed development showing the location of improvements, including 
infrastructure, buildings and common space.  

Connection, Illegal. Either of the following:  

1. Any pipe, open channel, drain or conveyance, whether on the surface or subsurface, which allows an 
illicit discharge to enter the storm drain system including but not limited to any conveyances which 
allow any non-stormwater discharge including sewage, process wastewater, and wash water to enter 
the storm drain system, regardless of whether such pipe, open channel, drain or conveyance has been 
previously allowed, permitted, or approved by an authorized enforcement agency; or  

2. Any pipe, open channel, drain or conveyance connected to the city separate storm sewer system which 
has not been documented in plans, maps, or equivalent records and approved by an authorized 
enforcement agency.  

Conservation easement. An agreement between a landowner and the City or other government agency or land 
trust that permanently protects open space or greenspace on the owner's land by limiting the amount and type of 
development that can take place, but continues to leave the remainder of the fee interest in private ownership.  
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Construction activity. Activities subject to the Georgia Erosion and Sedimentation Control Act of 1975 (O.C.G.A. § 
12-7-1 et seq.) or NPDES general construction permits. These include construction projects resulting in land 
disturbance. Such activities include but are not limited to clearing and grubbing, grading, excavating, and 
demolition, and construction.  

Cut. A portion of land surface or area from which earth has been removed or will be removed by excavation; the 
depth below original ground surface to the excavated surface.  

Comprehensive Plan. The adopted City of Sandy Springs Comprehensive Plan.  

Construction, existing. For the purposes of Div. 9.5, any structure for which the start of construction commenced 
before July 5, 2006.  

Cottage court. See Div. 6.3.  

County. Fulton County, Georgia.  

Critical root zone. The minimum rooting volume of a tree necessary to sustain the tree's life, generally defined as a 
circle on the ground corresponding to the tree's drip line or 1.25 feet for every inch DBH, whichever is greater. The 
critical root zone depth is 3 feet.  

D 
 

 

Damage , substantial. For the purposes of Div. 9.5, damage of any origin sustained by a structure whereby the cost 
of restoring the structure to its before damaged condition would equal or exceed 50 percent of the market value 
of the structure before the damage occurred. This term also includes repetitive loss.  

Department. The Community Development Department of the City of Sandy Springs.  

Design professional. A professional licensed by the State of Georgia in the field of: engineering, architecture, 
landscape architecture, forestry, geology, or land surveying; or a person that is a certified professional in erosion 
and sediment control (CPESC) with a current certification by EnviroCert, Inc. Design professionals shall practice in a 
manner that complies with applicable Georgia law governing professional licensure.  

Detention. The temporary storage of stormwater runoff in a stormwater management facility for the purpose of 
controlling the peak discharge.  

Detention, Extended. The detention of stormwater runoff for an extended period, typically 24 hours or greater.  

Detention facility. A detention basin or structure designed for the detention of stormwater runoff and gradual 
release of stored water at controlled rates.  

Developer. A person who undertakes land development activities.  

Development. Any manmade change to improved or unimproved real estate, including but not limited to buildings 
or other structures, mining, dredging, filling, clearing, grubbing, grading, paving, and any other installation of 
impervious cover, excavation or drilling operations or storage of equipment or materials.  

Development, new. A land development activity on a previously undeveloped site.  

Development, single-familysingle unit residential. For the purposes of Div. 9.6, development or redevelopment of 
a lot containing a single one- or two-family dwelling or accessory structures.  
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Development, stand-alone residential. For the purposes of Div. 9.6, development or redevelopment of a single-
familysingle unit dwelling and associated accessory structures on an individual parcel where proposed disturbance 
is less than one acre and not part of a larger common development for which an active NPDES general permit is in 
place.  

Development agreement. A written contract between the City and a property owner or developer, that specifies 
the system improvements to be provided by the developer for a specific project.  

Development of Regional Impact (DRI) Study. A review by the Atlanta Regional Commission and the Georgia 
Regional Transportation Authority of large scale projects that are of sufficient size that they are likely to create 
impacts beyond the jurisdiction in which each project will be located.  

Development plan. The detailed and professional plan showing the layout and design, site work and construction 
activities proposed for a project (other than architectural building plans) and including the preliminary plat or site 
plan (as applicable), grading plan, tree preservation/replacement plan, erosion and sediment control plan, buffer 
and landscape plan, and construction drawings for streets, stormwater drainage facilities, sanitary sewers, water 
supply facilities, and other site improvements.  

Development Site. See Sec. 6.1.1.  

Diameter at breast height (DBH). The diameter of a tree's trunk measured at 4.5 feet above the ground. For multi-
trunk trees, the diameter is measured at the narrowest point beneath the point of attachment of the multiple 
trunks.  

Director. The Director of the Community Development Department.  

Discharge, accidental. A discharge prohibited by this chapter that occurs by chance and without planning or 
thought prior to occurrence.  

Discharge, illicit. Any direct or indirect nonstormwater discharge to the City separate storm sewer system, except 
as exempted in Div. 9.8.  

Discharge, non-stormwater. Any discharge to the storm drain system that is not composed entirely of stormwater.  

District. For the purposes of Article 9, the Region 3 Soil and Water Conservation District.  

Drainage easement. An easement appurtenant or attached to a tract or parcel of land allowing the owner of 
adjacent tracts or other persons to discharge stormwater runoff onto the tract or parcel of land subject to the 
drainage easement.  

Drainage structure. A device composed of a virtually non-erodible material such as concrete, steel, plastic or other 
such material that conveys water from one place to another by intercepting the flow and carrying it to a release 
point for stormwater management, drainage control, or flood control purposes.  

Drainage structure, roadway. A device such as a bridge, culvert, or ditch, composed of a virtually nonerodible 
material such as concrete, steel, plastic, or other such material that conveys water under a roadway by 
intercepting the flow on one side of a traveled roadway consisting of one or more defined lanes, with or without 
shoulder areas, and carrying water to a release point on the other side.  

Driveway. A vehicular access way in private ownership, other than a private street, providing access primarily to 
only one property or project, or to no more than 3 single -unit detached residences.  

Dwelling/Dwelling Unit. One (1) or more rooms of a building constructed with cooking, sleeping and sanitary 
facilities designed for and limited to use as living quarters for one (1) housekeeping unit for periods of more than 
thirty (30) consecutive days.  
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E 
 

 

Easement. Recorded authorization by a property owner of a designated area of real property to another entity for 
a specified purpose or use.  

Ecological compatibility. The suitability and functionality of a given tree species for its growing site based on its 
potential size, slope, exposure, soil, and drainage preferences; growth and structural characteristics; and use in the 
landscape.  

Elevated building. A non-basement building which has its lowest elevated floor raised above the ground level by 
foundation walls, shear walls, posts, piers, pilings, or columns.  

Elevation, ground . The original elevation of the ground surface prior to grading, cutting or filling.  

Erosion and sedimentation control plan. A plan that is designed to minimize the accelerated erosion and sediment 
runoff at a site during land disturbance activities.  

Erosion, sedimentation and pollution control plan. A plan required by the Georgia Erosion and Sedimentation Act, 
that includes, as a minimum, protections at least as stringent as the state general permit, best management 
practices, and requirements in the Development Code of Sandy Springs and amendments to the manual approved 
by the Georgia Soil and Water Conservation Commission, as specified in O.C.G.A. § 12-7-6, adopted herein and 
commonly referred to as the "Green Book."  

Excavation. Any man-made cavity or depression in the earth's surface, including its sides, walls, or faces, formed 
by earth removal and producing unsupported earth conditions as results of the excavation. If installed forms or 
similar structures reduce the depth to width relationship, an excavation may become a trench.  

Existing construction. Means for the purposes of determining rates, structures for which the 'start of construction' 
commenced before the effective date of the Flood Insurance Rate Map (FIRM) (May 7, 2001) or before January 1, 
1975 for FIRMs effective before that date. "Existing construction" may also be referred to as "existing structures."  

F 
 

 

Fill. A portion of land surface to which soil or other solid material has been added; the depth above the original 
ground surface or an excavation.  

Finished grade. The final elevation and contour of the ground after cutting or filling and conforming to the 
proposed design.  

Flood or flooding. 

(a) A general and temporary condition of partial or complete inundation of normally dry land areas from:  

(1) The overflow of inland or tidal waters.  

(2) The unusual and rapid accumulation or runoff of surface waters from any source.  

(3) Mudslides (i.e., mudflows) which are proximately caused by flooding as defined in paragraph 
(a)(2) of this definition and are akin to a river of liquid and flowing mud on the surfaces of 
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normally dry land areas, as when earth is carried by a current of water and deposited along the 
path of the current.  

(b) The collapse or subsidence of land along the shore of a lake or other body of water as a result of 
erosion or undermining caused by waves or currents of water exceeding anticipated cyclical levels or 
suddenly caused by an unusually high water level in a natural body of water, accompanied by a severe 
storm, or by an unanticipated force of nature, such as flash flood or an abnormal tidal surge, or by 
some similarly unusual and unforeseeable event which results in flooding as defined in paragraph (a)(1) 
of this definition.  

Flood elevation, future-conditions. The highest water surface elevation anticipated at any given location during 
the future-conditions flood.  

Flood, future-conditions. The flood having a one percent chance of being equaled or exceeded in any given year 
based on future-conditions hydrology. Also known as the 100-year future-conditions flood.  

Flood insurance rate map or FIRM. An official map of a community, issued by FEMA, delineating the areas of 
special flood hazard and/or risk premium zones applicable to the community.  

Flood insurance study or FIS. The official report by FEMA providing an examination, evaluation and determination 
of flood hazards and corresponding flood profiles and water surface elevations of the base flood.  

Flood protection, extreme. Measures taken to prevent adverse impacts from large low-frequency storm events 
with a return frequency of 100 years or more.  

Floodplain or flood prone area. Any land area susceptible to being inundated by water from any source (see 
definition of 'flooding')  

Floodplain, Future-conditions. Any land area susceptible to flooding by the future-conditions flood.  

Floodproofing. Any combination of structural and nonstructural additions, changes, or adjustments to structures 
which reduces or eliminates flood damage to real estate or improved real property, water and sanitary facilities, 
structures and their contents.  

Floodway or regulatory floodway. The channel of a stream, river, or other watercourse and the adjacent areas 
that must be reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation more than a designated height.  

Floodway boundaries. The width of a floodway is determined from the FIS or FEMA-approved flood study. For all 
streams with a drainage area of 100 acres or greater, the regulatory floodway is provided by the City. If floodway 
data is not available from the City, then it is determined by a licensed professional engineer using a method 
approved by FEMA and the City.  

Floor Area or Gross Floor Area. The sum of all floors of a structure as measured to the outside surfaces of exterior 
walls. Gross floor area is used to determine required parking when floor area is the designated measure for a use.  

Floor Area, Heated. The sum of all heated areas of a dwelling or dwelling unit, as appropriate, measured to the 
inside surfaces of exterior walls, excluding porches, balconies, attics, basements (finished or unfinished), garages, 
patios and decks.  

Freeboard. The distance between the 100-year base flood elevation and the top of a stormwater detention 
structure.  

Front wall plane. The building facade facing the primary street right-of-way. If the facade is articulated, the front 
wall plane is the wall of a conditioned space closest to the right-of-way.  

Frontage. Additional standards that apply to a zoning district, as illustrated on the Official Zoning Map.  
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Fully enclosed. Located within an enclosed structure. May or may not included conditioned space.  

Functionally dependent use. A use which cannot perform its intended purpose unless it is located or carried out in 
close proximity to water. The term includes only docking facilities, port facilities that are necessary for the loading 
and unloading of cargo or passengers, and ship building and ship repair facilities, but does not include long-term 
storage or related manufacturing facilities.  

G 
 

 

Gazebo. A roofed structure open on all sides (may include screening or lattice-work). Often includes seating.  

Grading. Altering the shape of ground surfaces to a predetermined condition; this includes stripping, cutting, 
filling, stockpiling and shaping or any combination of the above, and including land in its cut or filled condition.  

Ground elevation. The original elevation of the ground surface prior to cutting or filling.  

Ground floor elevation. See 6.1.3.D.  

Groundcover. Any of a series of dense, low-growing, spreading, herbaceous plants that form a layer and provide 
protection for topsoil from erosion and drought. Sod, mulch, pine straw and stone do not count as groundcover.  

Grubbing. The removal of stumps or roots from a property.  

H 
 

 

Habitable space. An area within a building, typically a residential occupancy, used for living, sleeping, eating or 
cooking purposes. Those areas not considered to meet this definition include bathrooms, closets, hallways, laundry 
rooms, storage rooms and utility spaces. It is not necessary that a room or area be finished in order to be 
considered habitable space, such as an unfinished basement.  

Height, bonus. See Div. 6.7.  

Height, building. See Sec. 6.1.3.A.  

Height, story. See Sec. 6.1.3.E.  

Highest adjacent grade. The highest natural elevation of the ground surface prior to construction next to the 
proposed walls of a structure.  

Historic structure. Any structure that is:  

(a) Listed individually in the National Register of Historic Places (a listing maintained by the Department of 
Interior) or preliminarily determined by the Secretary of the Interior as meeting the requirements for 
individual listing on the National Register;  

(b) Certified or preliminarily determined by the Secretary of the Interior as contributing to the historical 
significance of a registered historic district or a district preliminarily determined by the Secretary to 
qualify as a registered historic district;  

(c) Individually listed on a state inventory of historic places in states with historic preservation programs 
which have been approved by the Secretary of the Interior; or  

Page 66 of 558



ARTICLE 12. - DEFINITIONS 
Div. 12.2. Defined Terms 

 

 

 

Sandy Springs, Georgia, Development Code    Created: 2022-07-26 20:40:50 [EST] 

(Supp. No. 4) 

 
Page 410 of 421 

(d) Individually listed on a local inventory of historic places by communities with historic preservation 
programs that have been certified either:  

(1) By an approved state program as determined by the Secretary of the Interior or  

(2) Directly by the Secretary of the Interior in states without the approved programs.  

Hotspot. An area where the use of the land has the potential to generate highly contaminated runoff, with 
concentrations of pollutants in excess of those typically found in stormwater.  

Hydrologic soil group (HSG). A natural resource conservation service classification system in which soils are 
categorized into four runoff potential groups. The groups range from group A soils, with high permeability and 
little runoff produced, to group D soils, which have low permeability rates and produce much more runoff.  

Hydrology, future-conditions. The flood discharges associated with projected land-use conditions based on a 
community's zoning maps, comprehensive land-use plans, and/or watershed study projections, and without 
consideration of projected future construction of stormwater management (flood detention) structures or 
projected future hydraulic modifications within a stream or other waterway, such as bridge and culvert 
construction, fill, and excavation.  

I 
 

 

Illegal connection. Either of the following: any pipe, open channel, drain or conveyance, whether on the surface or 
subsurface, which allows an illicit discharge to enter the storm drain system including but not limited to any 
conveyances which allow any nonstormwater discharge including sewage, process wastewater, and wash water to 
enter the storm drain system, regardless of whether such pipe, open channel, drain or conveyance has been 
previously allowed, permitted, or approved by an authorized enforcement agency; or (2) Any pipe, open channel, 
drain or conveyance connected to the City separate storm sewer system which has not been documented in plans, 
maps, or equivalent records and approved by an authorized enforcement agency.  

Illicit discharge. Any direct or indirect nonstormwater discharge to the City separate storm sewer system, except 
as exempted in Section 9.8 

Impervious cover or impervious surface. Any man-made paved, hardened or structural surface, regardless of 
material, that significantly impedes or prevents the natural infiltration of water into soil. The term impervious 
cover includes, but is not limited to, rooftops, buildings, streets, parking lots, driveways, sidewalks, uncovered 
decks and patios, swimming pools and any concrete or asphalt.  

Industrial activity. Activities subject to NPDES industrial permits as defined in 40 CFR 122.26 (b)(14).  

Industrial stormwater permit. A National Pollutant Discharge Elimination System (NPDES) permit issued to an 
industry or group of industries that regulates the pollutant levels associated with industrial stormwater discharges 
or specifies on-site pollution control strategies.  

Infiltration. The process of percolating stormwater runoff into the subsoil.  

Inspection and maintenance agreement. A written agreement providing for the long-term inspection and 
maintenance of stormwater management facilities and practices on a site or with respect to a land development 
project, which when properly recorded in the deed records constitutes a restriction on the title to a site or other 
land involved in a land development project.  
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J 
 

 

Jurisdictional wetland. An area that is inundated or saturated by surface water or groundwater at a frequency and 
duration sufficient to support a prevalence of vegetation typically adapted for life in saturated soil conditions, 
commonly known as hydrophytic vegetation.  

L 
 

 

Land development. Any land change, including, but not limited to, clearing, digging, grubbing, stripping, removal 
of vegetation, dredging, grading, excavating, transporting and filling of land, construction, paving, and any other 
installation of impervious cover.  

Land development project. A discrete land development undertaking.  

Land disturbing activity: Alteration of the land surface by: 

(1) Any grading, scraping, excavating, dredging, transporting or filling of land;  

(2) Any clearing of vegetation; 

(3) Any construction, rebuilding, or alteration of a building, road, driveway, parking area, or other structure, not 
including routine maintenance such as painting or repair of existing structures or surfaces; 

(4) Any substantial activity or use which may result in soil erosion from water or wind and the movement of 
sediments into waters or onto adjacent lands. 

(5) Land disturbing activity shall not include activities such as ordinary maintenance and landscaping operations, 
individual home gardens, repairs of an existing single-family dwelling. 

Larger common plan of development. A contiguous area where multiple separate and distinct construction 
activities are occurring under one plan of development.  

Light fixture, full cutoff. A luminaire where the emission does not exceed 2.5% of the lamp lumens at an angle of 
90 degrees above nadir and does not exceed 10% at a vertical angle of 80 degrees above nadir.  

Limited Use. See Sec. 7.1.5.  

Local issuing authority (LIA). The governing authority of any county or municipality which is certified pursuant to 
subsection O.C.G.A. § 12-7-8(a).  

Lot. See Sec. 6.1.1.A.  

Lot Coverage. See Sec. 6.1.1.H.  

Lot Frontage. See Sec. 6.1.1.F.  

Lot line. See Sec. 6.1.1.B.  

Lot width. See Sec. 6.1.1.E.  

Lowest floor. For the purposes of Div. 9.5, the lowest floor of the lowest enclosed area, including basement. An 
unfinished or flood-resistant enclosure, usable solely for parking of vehicles, building access, or storage in an area 
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other than a basement area, is not considered a building's lowest floor, provided that such enclosure is not built so 
as to render the structure in violation of other provisions of Div. 9.5.  

M 
 

 

Manufactured home. A structure, transportable in one or more sections, which is built on a permanent chassis and 
is designed for use with or without a permanent foundation when attached to the required utilities. The term 
includes any structure commonly referred to as a "mobile home" regardless of the date of manufacture. The term 
'manufactured home' does not include a 'recreational vehicle’ or modular construction..'  

Manufactured home park or subdivision. A parcel (or contiguous parcels) of land divided into two or more 
manufactured home lots for rent or sale.  

Manufactured home park or subdivision, existing. A manufactured home park or subdivision for which the 
construction of facilities for servicing the lots on which the manufactured homes are to be affixed (including, at a 
minimum, the installation of utilities, the construction of streets, and either final site grading or the pouring of 
concrete pads) is completed before July 5, 2006.  

Manufactured home park or subdivision, expansion to existing. The preparation of additional sites by the 
construction of facilities for servicing the lots on which the manufactured homes are to be affixed (including the 
installation of utilities, the construction of streets, and either final site grading or the pouring of concrete pads).  

Manufactured home park or subdivision, new. For the purposes of Article 9, a manufactured home park 
completed on or after July 5, 2006.  

Manufactured home park or subdivision, substantially improved. Means when the repair, reconstruction, 
rehabilitation, or improvement of streets, utilities, and pads equals or exceeds 50 percent of the value of the 
streets, utilities, or pads.  

Mean sea level. The datum to which base flood elevations shown on a community's flood insurance rate map 
(FIRM) are referenced. For purposes of this Division, the term is synonymous with National Geodetic Vertical 
Datum (NGVD) of 1929 or the North American Vertical Datum (NAVD) of 1988.  

Metropolitan River Protection Act (MRPA) Chattahoochee Corridor Plan. State law referenced as O.C.G.A. § 12-5-
440 et seq. that addresses development impacts within 2,000 feet of the Chattahoochee River and its 
impoundments.  

Minor land disturbance activity - exempt. For the purposes of Article 9, activities such as home gardens and 
individual home landscaping, minor repairs, maintenance work, fences, and other related activities, which do not 
require permits for soil and erosion control purposes.  

N 
 

 

National Pollutant Discharge Elimination System (NPDES). Stormwater discharge permit means a permit issued by 
the state EPD under authority delegated pursuant to 33 USC 1342(b) that authorizes the discharge of pollutants to 
waters of the United States, whether the permit is applicable on an individual, group, or general area-wide basis.  

Natural ground surface. The ground surface in its original state before any grading, excavation or filling.  
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Neighborhood transition. See Div. 6.4.Sec. 8.32.6.  

Nephelometric turbidity units (NTU). Numerical units of measure based upon photometric analytical techniques 
for measuring the light scattered by finely divided parts of a substance in suspension. This technique is used to 
estimate the extent of turbidity in water in which colloidally dispersed or suspended parts are present.  

New construction. For the purposes of determining insurance rates, structures for which the 'start of construction' 
commenced on or after the effective date of an initial FIRM (May 7, 2001) or after December 31, 1974, whichever 
is later, and includes any subsequent improvements to such structures. For floodplain management purposes, new 
construction means structures for which the start of construction commenced on July 5, 2006, as adopted by the 
Mayor and City Council, and includes any subsequent improvements to such structures.  

New development. A land development activity on a previously undeveloped site.  

New manufactured home park or subdivision. For the purposes of Article 9, a manufactured home park 
completed on or after July 5, 2006.  

Nonpoint source pollution. A form of water pollution that does not originate from a discrete point such as a 
sewage treatment plant or industrial discharge, but involves the transport of pollutants such as sediment, 
fertilizers, pesticides, heavy metals, oil, grease, bacteria, organic materials and other contaminants from land to 
surface water and groundwater via mechanisms such as precipitation, stormwater runoff, and leaching. Nonpoint 
source pollution is a byproduct of land use practices such as agricultural, silvicultural, mining, construction, 
subsurface disposal and urban runoff sources.  

Nonstormwater discharge. Any discharge to the storm drain system that is not composed entirely of stormwater.  

Nonstructural stormwater management practice or nonstructural practice. Any natural or planted vegetation or 
other nonstructural component of the stormwater management plan that provides for or enhances stormwater 
quantity and/or quality control or other stormwater management benefits, and includes, but is not limited to, 
riparian buffers, open and greenspace areas, overland flow filtration areas, natural depressions, and vegetated 
channels.  

Notice or official notice. For the purposes of Div. 9.7, a written communication by the City to the owner, operator, 
or person conducting land-disturbing activity, including a notice to comply, a stop work order and/or a fine, as 
authorized by this Development Code in Div. 9.7. Notice shall be deemed official when it meets one of the 
following requirements: (1) Communicated in writing to the owner or operator via U.S. mail; (2) Hand-delivered to 
the owner, operator, or person conducting land-disturbing activity; (3) Posted in a conspicuous location on the 
site; or (4) Electronic communications such as email or phone text messages. NOI means a notice of intent form 
provided by EPD for coverage under the state general permit. NOT means a notice of termination form provided by 
EPD to terminate coverage under the state general permit.  

O 
 

 

Off-site facility. A stormwater management facility located outside the boundaries of the site.  

On-site facility. A stormwater management facility located within the boundaries of the site.  

Operator. The party or parties that have (A) operational control of construction project plans and specifications, 
including the ability to make modifications to those plans and specifications; or (B) day-to-day operational control 
of those activities that are necessary to ensure compliance with an erosion, sedimentation and pollution control 
plan for the site or other permit conditions, such as a person authorized to direct workers at a site to carry out 
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activities required by the erosion, sedimentation and pollution control plan or to comply with other permit 
conditions.  

Outdoor amenity space. See Sec. 6.1.1.I.  

Outfall. The location where stormwater in a discernible, confined and discrete conveyance, leaves a facility or site 
or, if there is a receiving water on site, becomes a point source discharging into that receiving water.  

Overbank flood protection. Measures taken to prevent an increase in the frequency and magnitude of out-of-bank 
flooding (i.e., flow events that exceed the capacity of the channel and enter the floodplain), and that are intended 
to protect downstream properties from flooding for the two-year through 25-year frequency storm events.  

Owner. The legal or beneficial owner of a site, including, but not limited to, a mortgagee or vendee in possession, 
receiver, executor, trustee, lessee or other person in control of the site.  

P 
 

 

Parcel. A piece of land that has not yet been subdivided and recorded as a lot of record in the Fulton County deed 
recordsA contiguous portion of land that is assigned a unique identification number by the Fulton County deed 
records.  

Parking structure, commercial. Structure means a building or structure principally used for the parking of motor 
vehicles and includes a building or structure where motor vehicles are stored. 

Path: A pathway physically separated from motor vehicles designed to accommodate the movement of 
pedestrians and bicyclists. 

Permit. The authorization necessary to conduct a land-disturbing activity under the provisions of this Development 
Code.  

Person. Any individual, partnership, firm, association, joint venture, public or private corporation, trust, estate, 
commission, board, public or private institution, utility, cooperative, state agency, municipality or other political 
subdivision of the State of Georgia, any interstate body or any other legal entity.  

Phase or phased. Subparts or segments of construction projects where the subpart or segment is constructed and 
stabilized prior to completing construction activities on the entire construction site. Phased construction is not 
intended to be used in stand-alone residential development.  

Plan, approved. For the purposes of Div. 9.7, an erosion and sedimentation control plan approved in writing by the 
City of Sandy Springs or the Fulton County Soil and Water Conservation District.  

Plan, preliminary. A conceptual site plan for a proposed development showing the location of improvements, 
including infrastructure, buildings and common space. 

Plat. A map indicating the subdivision, re-subdivision, or recombination of land.  

Plat, final. A finished drawing of a subdivision showing completely and accurately all legal and boundary 
information and certifications required by this Development Code.  

Plat, minor. A finished drawing of a subdivision of no more than three lots that, at the time of subdivision, does 
not necessarily, but may involve a land disturbance permit, new streets, the extension of a utility or other 
municipal facility and depicts all legal and engineering information required by this Development Code.  
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Plat, Preliminary. A plat intended to show existing and proposed property lines, in conjunction with a conceptual 
preliminary plan.  

Pollutant. Anything that causes or contributes to pollution. Pollutants may include, but are not limited to, paints, 
varnishes, and solvents; petroleum hydrocarbons; automotive fluids; cooking grease; detergents (biodegradable or 
otherwise); degreasers; cleaning chemicals; nonhazardous liquid and solid wastes and yard wastes; refuse, rubbish, 
garbage, litter, or other discarded or abandoned objects and accumulations, so that same may cause or contribute 
to pollution; floatables; pesticides, herbicides, and fertilizers; liquid and solid wastes; sewage, fecal coliform and 
pathogens; dissolved and particulate metals; animal wastes; wastes and residues that result from constructing a 
building or structure; concrete and cement; and noxious or offensive matter of any kind.  

Pollution. The contamination or other alteration of any water's physical, chemical or biological properties by the 
addition of any constituent and includes, but is not limited to, a change in temperature, taste, color, turbidity, or 
odor of such waters, or the discharge of any liquid, gaseous, solid, radioactive, or other substance into any such 
waters as will or is likely to create a nuisance or render such waters harmful, detrimental or injurious to the public 
health, safety, welfare, or environment, or to domestic, commercial, industrial, agricultural, recreational, or other 
legitimate beneficial uses, or to livestock, wild animals, birds, fish or other aquatic life.  

Postdevelopment. The time period, or the conditions that may reasonably be expected or anticipated to exist, 
after completion of the land development activity on a site as the context may require.  

Predevelopment. The time period, or the conditions that exist, on a site prior to the commencement of a land 
development project and at the time that plans for the land development of a site are approved by the plan 
approving authority. Where phased development or plan approval occurs (preliminary grading, roads and utilities, 
etc.), the existing conditions at the time prior to the first item being approved or permitted shall establish pre-
development conditions.  

Premises. Any building, lot, parcel of land, or portion of land, whether improved or unimproved, including adjacent 
sidewalks and parking strips.  

Primary street. See Sec. 6.1.1.C.  

Project. The entire proposed development project regardless of the size of the area of land to be disturbed.  

Properly designed. Designed in accordance with the design requirements and specifications contained in the 
"Manual for Erosion and Sediment Control in Georgia" (manual) published by the Georgia Soil and Water 
Conservation Commission as of January 1 of the year in which the land-disturbing activity was permitted and 
amendments to the manual as approved by the commission up until the date of NOI submittal or issuance of a 
building permit or land disturbance permit.  

Protected Neighborhood. A character area described and mapped in the City's Comprehensive Plan.  

Protection area or stream protection area. The combined areas of all required buffers and setbacks applicable to 
such stream.  

Q 
 

 

Qualified professional. For the purpose of Div. 9.3, any individual possessing a degree in forestry, urban forestry, 
landscape architecture, or horticulture, trained in the implementation of Div. 9.3 and tree protection in building 
construction.  
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R 
 

 

Redevelopment. A land development project on a previously developed site, but excludes ordinary maintenance 
activities, remodeling of existing buildings, resurfacing of paved areas, and exterior changes or improvements 
which do not materially increase or concentrate stormwater runoff, or cause additional non-point source pollution.  

Regional stormwater management facility or regional facility. Stormwater management facilities designed to 
control stormwater runoff from multiple properties, where the owners or developers of the individual properties 
may assist in the financing of the facility, and the requirement for on-site controls is either eliminated or reduced.  

Repetitive loss. Flood related damage sustained by a structure on two separate occasions during a ten-year period 
for which the cost of repairs at the time of each such flood event, on the average, equals or exceeds 25 percent of 
the market value of the structure before the damage occurred.  

Responsible party. The owner or owner's agent.  

Road. See "Street, public".  

Roadway. The paved portion of a street from back of curb to back of curb (or edge to edge of pavement for streets 
not having curbs), excluding driveway aprons, bridges, and large single and multicell culverts which in a hydrologic 
sense may be considered to function as a bridge.  

Runoff reduction. The interception, evaporation, evapotranspiration, infiltration or capture and reuse of 
stormwater runoff.  

S 
 

 

Sandy Springs Tree Bank. The account established by the City for fines and penalties associated with loss of or 
damage to the tree canopy. Tree bank funding is restricted to the planting of trees and preservation of the Sandy 
Springs tree canopy.  

Setback. See Sec. 6.1.2.A.  

Shed. A simple roofed structure typically made of wood or metal and used for additional storage space.  

Sheet flow. Diffused water running overland to a defined watercourse.  

Side street. See Sec. 6.1.1.C.  

Sign. Any device, fixture, placard, or structure affixed to, supported by, or suspended by a stationary object, 
building or the ground that uses any color, form, graphic, illumination, symbol, or writing to communicate 
information of any kind to the public. See additional details in Div. 8.43.  

Site. The parcel of land being developed, or the portion thereof, on which the land development project is located.  

Site work. Development activity to prepare a property for construction of buildings or finished structures, 
including clearing, grubbing, grading and installation of soil sedimentation and erosion control facilities.  

Site/tree conservation plan (STCP). A plan as required in Div. 9.3 for a Boundary Tree, Setback Tree, Landmark 
Tree or Protected Tree.  
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Sketch plan. See Concept preliminary plan.  

Soil and Water Conservation District approved plan. An erosion, sedimentation and pollution control plan 
approved in writing by the Region 3 Soil and Water Conservation District.  

Stabilization. The process of establishing an enduring soil cover of vegetation by the installation of temporary or 
permanent structures for the purpose of reducing to a minimum the erosion process and the resultant transport of 
sediment by wind, water, ice or gravity.  

Stabilization, final. All soil disturbing activities at the site have been completed, and that for unpaved areas and 
areas not covered by permanent structures and areas located outside the waste disposal limits of a landfill cell that 
has been certified by EPD for waste disposal, 100 percent of the soil surface is uniformly covered in permanent 
vegetation with a density of 70 percent or greater, or landscaped according to the Plan (uniformly covered with 
landscaping materials in planned landscape areas) or equivalent permanent stabilization measures as defined in 
the Manual (excluding a crop of annual vegetation and seeding of target crop perennials appropriate for the 
region). Final stabilization applies to each phase of construction.  

Standard details. Illustrative minimum standards for land development activities authorized under this 
Development Code or other codes of the City. These standards do not supersede more restrictive or prudent 
design requirements or good engineering practices as applied to specific situations on a case-by-case basis. All 
construction must meet or exceed the standards established in this Development Code or those adopted by the 
State Department of Transportation.  

Start of construction (includes substantial improvement). Means the date the permit was issued, provided the 
actual start of construction, repair, reconstruction, rehabilitation, addition placement, or other improvement was 
within 180 days of the permit date. The actual start means either the first placement of permanent construction of 
the structure on a site, such as the pouring of slabs or footings, the installation of piles, the construction of 
columns, or any work beyond the stage of excavation; or the placement of a manufactured home on a foundation. 
Permanent construction does not include initial land preparation, such as clearing, grading, and filling; nor does it 
include installation on the property of accessory buildings, such as garages or sheds not occupied as dwelling units 
or part of the main structure. For a substantial improvement, the actual start of construction means the first 
alteration of any wall, ceiling, floor, or other structural part of a building, whether or not that alteration affects the 
external dimensions of the building.  

State General Permit. The National Pollution Discharge Elimination System (NPDES) general permit or permits for 
stormwater runoff from construction activities as is now in effect or as may be amended or reissued in the future 
pursuant to the state's authority to implement the same through federal delegation under the Federal Water 
Pollution Control Act, as amended, 33 U.S.C. Section 1251 et seq., and O.C.G.A. § 12-5-30(f).  

State waters. State waters include any and all rivers, streams, creeks, branches, lakes, reservoirs, ponds, drainage 
systems, springs, wells, and other bodies of surface or subsurface water, natural and artificial, lying within or 
forming a part of the boundaries of the State which are not entirely confined and retained completely upon the 
property of a single individual, partnership, or corporation, except as may be defined in O.C.G.A. § 12-7-17(8) 
(O.C.G.A. § 12-7-3(16)).  

State waters buffer. Buffer means the area of land immediately adjacent to the banks/points of wrested 
vegetation of state waters in its natural state of vegetation, which facilitates, when properly vegetated, the 
protection of water quality and aquatic habitat (O.C.G.A. § 12-7-3(2)). Also includes stream buffer(s).  

Stormwater better site design. Nonstructural site design approaches and techniques that can reduce a site's 
impact on the watershed and can provide for nonstructural stormwater management. The term "stormwater 
better site design" includes conserving and protecting natural areas and greenspace, reducing impervious cover 
and using natural features for stormwater management.  
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Stormwater management facility. Any infrastructure that controls or conveys stormwater runoff.  

Stormwater management. The collection, conveyance, storage, treatment and disposal of stormwater runoff in a 
manner intended to prevent increased flood damage, stream bank channel erosion, habitat degradation and water 
quality degradation, and to enhance and promote the public health, safety and general welfare.  

Stormwater management measure. Any stormwater management facility or nonstructural stormwater practice.  

Stormwater management plan. A document describing how existing runoff characteristics will be affected by a 
land development project and containing measures for complying with the provisions of this Division.  

Stormwater management site plan. A drawing depicting how and where stormwater management facilities and 
practices will be installed on the site.  

Stormwater management system. The entire set of structural and nonstructural stormwater management 
facilities and practices that are used to capture, convey and control the quantity and quality of the stormwater 
runoff from a site.  

Stormwater retrofit. A stormwater management practice designed for a currently developed site that previously 
had either no stormwater management practice in place or a practice inadequate to meet the stormwater 
management requirements of the site.  

Stormwater runoff or stormwater. Any surface flow, runoff, and drainage consisting entirely of water from any 
form of natural precipitation, and resulting from such precipitation.  

Stream. Any stream, beginning at:  

1. The location of a spring, seep, or groundwater outflow that sustains stream flow;  

2. A point in the stream channel with a drainage area of 25 acres or more; or  

3. Where evidence indicates the presence of a stream in a drainage area of other than 25 acres, the 
Department may require field studies to verify the existence of a stream.  

Stream bank. The sloping land that contains the stream channel and the normal flows of the stream.  

Street, private. An accessway similar to and having the same construction and function as a public street, 
providing access to more than one property, but held in private ownership (as distinct from a "driveway").  

Street, public. A right-of-way dedicated to and accepted by the City for vehicular traffic over which the City may 
hold a prescriptive easement for public access, and including designated and numbered U. S. and State highways. 
For the purposes of this Development Code, the term "public street" is limited to those which afford or could 
afford a direct means of vehicular access to abutting property, and exclude limited access roadways which abut a 
property but from which direct access is not allowed.  

Streetscape. The design of a street, including the sidewalks, landscape planting, lighting and other furnishings 
along the street and street furniture.  

Structural erosion, sedimentation and pollution control practices. Practices for the stabilization of erodible or 
sediment-producing areas by utilizing the mechanical properties of matter for the purpose of either changing the 
surface of the land or storing, regulating or disposing of runoff to prevent excessive sediment loss. Approved 
practices can be found in the publication "Manual for Erosion and Sediment Control in Georgia."  

Structural stormwater control. A structural stormwater management facility or device that controls stormwater 
runoff and changes the characteristics of that runoff including, but not limited to, the quantity and quality, the 
period of release or the velocity of flow.  
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Structure. Any construction attached to the ground or a building, whether permanently or temporarily. Structures 
include, as examples, fences, kiosks, mechanical equipment, pergolas, gazebos, monument signs, gas or liquid 
storage tanks, and swimming pools.  

Subdivision. Any division or re-division of a lot, tract or parcel, regardless of its existing or future use, into two or 
more lots, tracts or parcel.  

1. The term subdivision means the act or process of dividing property. Lots that do not abut or are not 
directly across a public street from other subdivided lots shall be considered a separate distinct 
subdivision with a separate name.  

2. Where appropriate to the context, the term subdivision also may be used in reference to the aggregate 
of all lots held in common ownership at the time of division.  

Subdivision entrance. A public street, or publicly approved private street, that provides access to subdivided lots.  

Substantial Improvement. Means any reconstruction, rehabilitation, addition, or other improvement of a 
structure, the cost of which equals or exceeds 50 percent of the market value of the structure before the 'start of 
construction' of the improvement. This term includes structures which have incurred 'substantial damage,' 
regardless of the actual repair work performed. The term does not, however, include either:  

(1) Any project for improvement of a structure to correct existing violations of state or local health, 
sanitary, or safety code specifications which have been identified by the local code enforcement official 
and which are the minimum necessary to assure safe living conditions or  

(2) Any alteration of a 'historic structure,' provided that the alteration will not preclude the structure's 
continued designation as a 'historic structure.'  

System improvement. Any improvement or facility such as streets, bridges, paths, trails or rights-of-way identified 
on the long range road classification mapin the Capital Improvements Element (i.e. "the System"), and any traffic 
control measures, landscaping or other related features, that is included in the Comprehensive Plan and which is 
further designed to provide service to the community at large.  

T 
 

 

Thoroughfare, major. Any public street, existing or proposed, that carries the functional classification of arterial or 
collector.  

Trail. An extended and usually continuous strip of land established independently of other routes of travel and 
dedicated, through ownership or easement, to recreational travel including hiking, horseback riding, and similar 
activities.  

Transparency. See Sec. 6.1.4.A.  

Tree. A self-supporting woody plant material capable of reaching a minimum DBH of 6 inches and a height of 15 
feet.  

Tree canopy. The square footage of the aggregate of the canopy of all trees 18 inches DBH or larger contained on a 
property.  

Tree, boundary. A tree 10 inches DBH or larger located on a property adjacent to a permitting property whose 
critical root zone or canopy extends into that permitting property.  
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Tree, canopy. A large or medium tree with a crown size and shape that will typically provide at maturity significant 
shade and beneficial effects on temperature, air quality, water quality, and other environmental conditions. A 
canopy tree is also referred to as a "shade tree," and includes, but is not limited to Oak, Birch, Elm and Ash.  

Tree, damaged. A tree that has 25% or more of the critical root zone disturbed.  

Tree, destroyed. A tree which has damage to any of its parts causing, as determined by the City Arborist, the tree's 
survival beyond 3 growing seasons to be unlikely.  

Tree, hardwood. The botanical group of trees that have broad leaves, produce a fruit or nut, and generally go 
dormant in the winter. Hardwood Trees include, but are not limited to, oak, maple, magnolia, beech, ash and 
cherry tree species.  

Tree, hazardous. A tree that is at risk for failure because it is dead or structurally defective, and where that failure 
could result in personal injury or property damage.  

Tree, landmark. Landmark tree means:  

1. Hardwood tree 27 inches DBH or larger;  

2. Pine tree 30 inches DBH or larger; or  

3. Dogwood or redbud tree ten inches DBH or larger being in fair or better condition.  

Tree, protected. A tree 18 inches DBH or larger, other than a landmark tree or setback tree, in fair or better 
condition.  

Tree, setback. A tree 18 inches DBH or larger located in the minimum required yards/setbacks of any property.  

Treehouse. A structure built at least 8 feet above the ground within the branches of a tree. May or may not use 
the tree for support.  

Tree removal permit. A permit as required pursuant to Div. 9.3 issued by the City Arborist for land disturbance or 
the removal of trees.  

Trout streams. All streams or portions of streams within the watershed as designated by the Wildlife Resources 
Division of the Georgia Department of Natural Resources under the provisions of the Georgia Water Quality 
Control Act, O.C.G.A. § 12-5-20, in the Rules and Regulations for Water Quality Control, Chapter 391-3-6. Streams 
designated as primary trout waters are defined as water supporting a self-sustaining population of rainbow, brown 
or brook trout. Streams designated as secondary trout waters are those in which there is no evidence of natural 
trout reproduction but are capable of supporting trout throughout the year. First order trout waters are streams 
into which no other streams flow except springs.  
 

U 
 

 

Urban Neighborhood. A character area described and mapped in the City's Comprehensive Plan.  

V 
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Variance. See Div. 11.6.  

Vegetative erosion and sedimentation control measures. Technical measures approved within the Georgia 
Manual for Erosion and Sediment Control for the stabilization of erodible or sediment-producing areas.  

Vehicle. As used in this Development Code, vehicle may include not just motor vehicles, but also non-motorized 
vehicles such as bicycles used for transport, based on the context of the specific code section.  

Vehicle, recreational. A vehicle which is:  

1. Built on a single chassis;  

2. 400 square feet or less when measured at the largest horizontal projection;  

3. Designed to be self-propelled or permanently towable by a light-duty truck; and  

4. Designed primarily not for use as a permanent dwelling but as temporary living quarters for 
recreational, camping, travel or seasonal use.  

Violation. A violation is any failure to comply with the Development Code.  

W 
 

 

Watercourse. Any natural or artificial watercourse, stream, river, creek, channel, ditch, canal, conduit, culvert, 
drain, waterway, gully, ravine, or wash in which water flows either continuously or intermittently and which has a 
definite channel, bed and banks, and including any area adjacent thereto subject to inundation due to overflow or 
floodwater.  

Y 
 

 

Yard. The land area located between the property line and the principal structure.  
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Planning 
Commission
November 13, 2023
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5-Year Development Code Update

A key component of The Next Ten Comprehensive Plan, 
Community Work Program
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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)
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TA23-0003(b) (Art. 2 - 5)

Article 2 Protected Neighborhoods
Article 3 Urban Neighborhoods

Article 4 Corridors & Nodes
Article 5 Perimeter Center
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TA23-0003(b) (Art. 2 - 5)
• Article 2 Protected Neighborhoods
• Government facilities as permitted use in Parks districts (PK) and 

in Conservation districts (CON)
• Included basic building setback parameters to CON

• Various technical edits
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TA23-0003(b) (Art. 2 - 5) cont’d
• Article 3 Urban Neighborhoods
• Introduced Neighborhood Units
• Reduced Single Unit Attached minimum lot sizes and widths
• Added limited commercial use to RM
• Added a commercial ready minimum to RX 
• Added RX-3/6 as bonus district
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TA23-0003(b) (Art. 2 - 5) cont’d
• Article 4 Corridors & Nodes
• Added option for office to residential conversion in ON and OX
• Added bonus districts to:

• City Springs- CS-6/8
• Commercial Mixed Use- CX-3/6, 6/8, and; 
• Shopfront Mixed Use- SX-3/6, 6/10

• Removal of minimum height in City Springs and Transit Mixed Use
• Reduction in minimum lot size/width for single unit attached
• Updated NEX to include more detail in the conditions
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TA23-0003(b) (Art. 2 - 5) cont’d
• Article 5 Perimeter Center
• Added commercial maximum to Perimeter Residential
• Reduced minimum stories in all Perimeter districts
• Reduced regulations on single unit to allow for more mix of housing 

options
• Subsequently removed Div. 5.7. (Adjusted Minimum Height)
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ARTICLE 2.  

PROTECTED NEIGHBORHOODS 

Div. 2.1. District Intent Statements 

The Protected Neighborhoods districts are intended to maintain the integrity of existing single-familysingle -unit 
detached neighborhoods in Sandy Springs. By retaining the lot area of the former zoning of the City's residential 
areas, the Protected Neighborhoods districts help ensure that these single-familysingle unit areas retain their 
existing character. The corresponding Character Area Map categories for each zoning district are provided in Sec. 
1.2.1.  

Sec. 2.1.1. Residential Estate Districts (RE-) 

The Residential Estate districts are intended for detached single unit residences on large lots. The districts also 
allow for limited civic, open space and park uses. The districts include:  

A. RE-2: Residential Estate    

2 acre minimum lot size.  

B. RE-1: Residential Estate    

1 acre minimum lot size.  

   

Sec. 2.1.2. Residential Detached Districts (RD-) 

The Residential Detached districts are intended for detached single unit residences on typical suburban lot sizes. 
The districts also allow for limited civic, open space and park uses. The districts include:  

A. RD-27: Residential Detached    

27,000 square foot minimum lot size.  

B. RD-18: Residential Detached    

18,000 square foot minimum lot size.  

C. RD-15: Residential Detached    

15,000 square foot minimum lot size.  
No rezoning from another zoning district to RD-15 is allowed.  

D. RD-12: Residential Detached    

12,000 square foot minimum lot size.  

E. RD-9: Residential Detached    

9,000 square foot minimum lot size.  
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F. RD-7.51: Residential Detached    

7,500 square foot minimum lot size.  

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. 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.  

   

   

 

Div. 2.2. Residential Estate (RE-2, -1)1 

Sec. 2.2.1. RE-2 Lot Parameters 

 

SEC. 2.2.1. RE--2 LOT PARAMETERS 
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  RE-2 RE-1 

 Lot 

 Area    

 Single unit detached  2 acre min  1 acre min  

 All other allowed uses  10,000 SF min  10,000 SF min  

 Width    

 Single unit detached  200' min  150' min  

 All other allowed uses  100' min  100' min  

 Coverage 

 Lot coverage    

 Residential use  25% max  25% max  

 All other principal uses  By use permit  

 Canopy coverage    

 Residential use  35% min  35% min  

 All other uses  40% min  40% min  

 

Sec. 2.2.2. RE-2 Placement and Height 

SEC. 2.2.2. RE-2 PLACEMENT AND HEIGHT 
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  RE-2 RE-1 

Building Setbacks 

 Primary street  60' min  60' min  

 Side street  40' min  30' min  

 Side: common lot line  25' min  15' min  

 Rear: common lot line  50' min  40' min  

Building Height 

 Single unit detached dwelling  3 stories/40' max 

 All other principal uses  By use permit  

 

Div. 2.3. Residential Detached (RD-27, -18, -15) 

Sec. 2.3.1. RD-x Lot Parameters 

SEC. 2.3.1. RD-x LOT PARAMETERS 
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  RD-27 RD-18 RD-15 

Lot 

 Area  

 Single unit detached  27,000 SF min  18,000 SF min  15,000 SF min  

 All other allowed uses  10,000 SF min  10,000 SF min  10,000 SF min  

 Width   

 Single unit detached  120' min  100' min  90' min  

 All other allowed uses  100' min  100' min  100' min  

Coverage 

 Lot coverage     

 Residential use  30% max  35% max  38% max  

 All other principal uses  By use permit  

 Canopy coverage     

 Residential use  35% min  35% min  35% min  

 All other uses  40% min  40% min  40% min  

 

Sec. 2.3.2.RD-x Placement and Height 

SEC. 2.3.2. RD-x PLACEMENT AND HEIGHT 
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  RD-27 RD-18 RD-15 

Building Setbacks 

 Primary street  60' min  50' min  Avg.*  

 Side street  30' min  20' min  20' min  

 Side: common lot line  15' min  10' min  10' min  

 Rear: common lot line  40' min  35' min  35' min  

Building Height 

 Single unit detached dwelling  3 stories/40' max  

 All other principal uses  By use permit  

*Average front setback. Measured using 2 lots to either side of proposed site. New building must be no closer 
to the front lot line than the shallowest setback and no further than the deepest setback of the adjacent lots.  

 

Div. 2.4. Residential Detached (RD-12, -9, -7.5) 

Sec. 2.4.1. RD-y Lot Parameters 

SEC. 2.4.1. RD-y LOT PARAMETERS 
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  RD-12 RD-9 RD-7.5 

Lot 

 Area  

 Single unit detached  12,000 SF min  9,000 SF min  7,500 SF min  

 All other allowed uses  10,000 SF min  10,000 SF min  10,000 SF min  

 Width     

 Single unit detached  85' min  70' min  60' min  

 All other allowed uses  100' min  100' min  100' min  

Coverage 

 Lot coverage     

 Residential use  38% max  42% max  47% max  

 All other principal uses  By use permit  

 Canopy coverage     

 Residential use  35% min  35% min  35% min  

 All other uses  40% min  40% min  40% min  

 

Sec. 2.4.2. RD-y Placement and Height 

SEC. 2.4.2. RD-y PLACEMENT AND HEIGHT 
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  RD-12 RD-9 RD-7.5 

Building Setbacks 

 Primary street  35' min  35' min  20' min  

 Side street  20' min  20' min  15' min  

 Side: common lot line  7' min  7' min  5' min  

 Rear: common lot line  25' min  25' min  20' min  

Building Height 

 Single unit detached dwelling  3 stories/40' max  

 All other principal uses  By use permit  

 

Div. 2.5. Parks (PK) 

Sec. 2.5.1. PK Lot Parameters 

SEC. 2.5.1. PK LOT PARAMETERS  
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Lot 

 Area  1 acre min  

 Width  20' min  

Coverage 

 Lot coverage  25% max  

 

Sec. 2.5.2. PK Placement and Height 

SEC. 2.5.2. PK PLACEMENT AND HEIGHT  
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Building Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  10' min  

 Rear: common lot line  10' min  

Parking Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  10' min  

 Rear: common lot line  10' min  

Building Height 

 Maximum height  35' max  

 

Div. 2.6. Conservation (CON) 

Sec. 2.6.1. CON Lot Parameters 

 SEC. 2.6.1. CON LOT PARAMETERS  

 
Lot 

 Area  n/a  

 Width  n/a  

Coverage 

 Lot coverage  10% max  
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Sec. 2.6.2. CON Placement and Height 

SEC. 2.6.2. CON PLACEMENT AND HEIGHT  

 
Building Setbacks 

 Primary street  n/a10’ min 

 Side street  n/a10’ min 

 Side: common lot line  n/a 10’ min 

 Rear: common lot line  n/a 10’ min 

Building Height 

 Maximum height  15' max  
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ARTICLE 3.  

URBAN NEIGHBORHOODS 

 

   

   

Div. 3.1. District Intent Statements 

The Urban Neighborhoods districts are intended to allow enhancement of transitional urban neighborhoods. A 
variety of housing types, including urban single-familysingle unit ownership options such as attached units and 
small lot detached units, are allowed as additional options to neighborhood unit and multi-unit living. The 
corresponding Character Area Map categories for each zoning district are provided in Sec. 1.2.1.  

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. 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-family residences on small urban lots.  

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

Sec. 3.1.3. Residential Multi-Unit (RM-) 

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-family 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. 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 also allows for limited commercial uses, as well as civic, open space and 
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park uses, as well as townhouses. Where these districts abut Protected Neighborhood districts, a transition area is 
required. The districts include:  

A. RX-3: Residential Mixed Use 3 stories maximum height.  

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

BC. RX-4: Residential Mixed Use 4 stories maximum height.  

CD. RX-5: Residential Mixed Use 5 stories maximum height.  

   

   

   

   

   

   

   

 

Div. 3.2. Residential Urban (RU-4, -3) 

Sec. 3.2.1. RU-4 Lot Parameters 

SEC. 3.2.1. RU-4, -3 LOT PARAMETERS  
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  RU-4 RU-3 

Lot 

 Area    

 Single unit detachedResidential use  4,000 SF min  3,000 SF min  

 All other allowed uses  10,000 SF min  10,000 SF min  

 Width    

 Single unit detachedResidential use  40' min  30' min  

 All other allowed uses  100' min  100' min  

 Depth  100' min  100' min  

Coverage 

 Lot coverage  80% max  80% max  

 Canopy coverage    

 Residential use  35% min   

 All other uses  40% min   

Sec. 3.2.2. RU- Building Placement 

 SEC. 3.2.2. RU- BUILDING PLACEMENT  
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  RU-4 RU-3 

Building Setbacks 

 Primary street  15' min  15' min  

 Side street  10' min  10' min  

 Side: common lot line  5' min  5' min  

 Rear: common lot line  20' min  20' min  

 Rear: alley  5' min  5' min  

 Abutting a Protected Neighborhood   see Div. 6.4 Sec. 8.3.6. 

Parking Location 

 Primary street yard  Not allowed  

 Side street yard  Not allowed  

 Side yard   Allowed  

 Rear yard   Allowed  

 Abutting a Protected Neighborhood   see Sec. 8.3.6.Div. 6.4 

 

Sec. 3.2.3. RU- Height and Mass 

 SEC. 3.2.3. RU- HEIGHT AND MASS  
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Building Height 

 Maximum height  3 stories/40' max  

 Within a transition area  2 stories/24' max  

Story Height 

 Ground floor elevation  2' min/5' max  

 

Sec. 3.2.4. RU- Activation 

SEC. 3.2.4. RU- ACTIVATION  

 

Page 104 of 558



 

 

 
    Created: 2022-07-26 20:40:33 [EST] 

(Supp. No. 4) 

 
Page 26 of 421 

Transparency 

 Ground story  20% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

Development Patterns Allowed 

 Cottage Court  see Div. 6.3 

 

Div. 3.3. Residential Townhouse (RT-) 

Sec. 3.3.1. RT- Lot Parameters 

SEC. 3.3.1. RT- LOT PARAMETERS  

 
Lot 

 Area   

 Single unit detached  3,000 SF min  

 Single unit attached  1,800700 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  10,000 SF min  

 Width   

 Single unit detached  30' min  

 Single unit attached  24' 14' min  

 Other residential uses 30’ min 

 All other allowed uses  100' min  

Coverage 
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 Lot coverage  80% max  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

Sec. 3.3.2. RT- Building Placement 

SEC. 3.3.2. RT- BUILDING PLACEMENT  

 
Build-to Zone 

 Primary street  10' min/30' max  

 % of building facade in primary street build-to zone  60% min  

 Side street  10' min/30' max  

 % of building facade in side street build-to zone  30% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 
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Sec. 3.3.3. RT- Height and Mass 

SEC. 3.3.3. RT- HEIGHT AND MASS  

 
Building Height 

 Maximum height  3 stories/40' max  

 Within a transition area  2 stories/24' max  

Story Height 

 Ground floor elevation  2' min/5' max  

 Ground story  11' min  

 Upper story  10' min  

Building Mass 

 Street-facing building length  200' max  

 

Sec. 3.3.4. RT- Activation 

SEC. 3.3.4. RT- ACTIVATION  
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Transparency 

 Ground story  20% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  50' max  

Development Patterns Allowed 

 Cottage Court  see Div. 6.3 

 

Div. 3.4. Residential Multi-Unit (RM-) 

Sec. 3.4.1. RM- Lot Parameters 

SEC. 3.4.1. RM- LOT PARAMETERS  
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Lot 

 Area   

 Single unit detached  3,000 SF min  

 Single unit attached  1,250700 SF min  

 Multi-unit  7,5005,000 SF min  

 Other residential uses 3,000 SF 

 All other allowed uses  10,000 SF min  

 Width   

 Single unit detached  30' min  

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  100' min  

Coverage 

 Lot coverage  70% max  

 Outdoor amenity space  Required  

 Location  at grade  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 3.4.2. RM- Building Placement 

SEC. 3.4.2. RM- BUILDING PLACEMENT  
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Build-to Zone 

 Primary street  10' min/30' 20' max  

 % of building facade in primary street build-to zone  6070% min  

 Side street  10' min/30' 20' max  

 % of building facade in side street build-to zone  3040% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 3.4.3. RM- Height and Mass 

SEC. 3.4.3. RM- HEIGHT AND MASS  
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Building Height 

 Base: maximum height   

 RM-3, RM-3/8  3 stories / 44’ max 

 Adjacent to RE- or RD-  3 stories / 42’ max 

 Within a transition area  2 stories / 28’ max 

 Bonus: maximum height (see Div. 6.7.)*   

 RM-3  No bonus allowed  

 RM-3/8  8 stories / 104’ 112’ 
max 

 Adjacent to RE- or RD-  8 stories / 112’ 104’ 
max 

 Within a transition area  2 stories / 28’ max 

 * See Div. 6.7  

Story Height 

 Ground floor elevation  2' min/5' max  

 Ground story  12' min  

Building Mass 

 Street-facing building length  200' max  

 

Sec. 3.4.4. RM- Activation 

SEC. 3.4.4. RM- ACTIVATION  
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Transparency 

 Ground story  20% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

Development Patterns Allowed 

 Cottage Court  see Div. 6.3 

 

Div. 3.5. Residential Mixed Use (RX-) 

Sec. 3.5.1. RX- Lot Parameters 

SEC. 3.5.1. RX- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  1,250700 SF min  

 Multi-unit  7,5005,000 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  10,000 SF min  

 Width   

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  100' min  

Coverage 

 Lot coverage  70% max  

 Outdoor amenity space  Required  

 Location  at grade  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

 

Sec. 3.5.2. RX- Building Placement 

SEC. 3.5.2. RX- BUILDING PLACEMENT  

Page 113 of 558



 

 

 
    Created: 2022-07-26 20:40:34 [EST] 

(Supp. No. 4) 

 
Page 35 of 421 

 
Build-to Zone 

 Primary street  5' min/30' 20' max  

 % of building facade in primary street build-to zone  6070% min  

 Side street  5' min/30' 20' max  

 % of building facade in side street build-to zone  3040% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 3.5.3. RX- Height and Mass 

SEC. 3.5.3. RX- HEIGHT AND MASS  
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Building Height 

 Base: Maximum height   

 RX-3, RX-3/6  3 stories / 44’ max 

 Adjacent to RE- or RD-  3 stories / 42’ max 

 RX-4  4 stories / 56’ max 

 Adjacent to RE- or RD-  4 stories / 56’ 52’ max 

 RX-5  5 stories / 68’ 70’ max 

 Adjacent to RE- or RD-  5 stories / 70’ 64’ max 

 Within a transition area  2 stories / 28’ max 

 Bonus: maximum height (See Div. 6.7.)  

 RX-3/6 6 stories / 95’ max 

 Adjacent to RE- or RD- 6 stories / 84’ max 

 Within a transition area 2 stories / 28’ max 

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' 16’ min  
 

Building Mass 

 Street-facing building length  200' max  

 

Sec. 3.5.4. RX- Activation 

SEC. 3.5.4. RX- ACTIVATION  
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Transparency 

 Ground story, residential  30% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

Development Patterns Allowed 

 Cottage Court  see Div. 6.3 

 

Sec. 3.5.5. District Standards 

Sec. 3.5.5. District Standards  

 

1. Each commercial tenant space must not exceed 4,000 square feet in gross floor area.  

2. The total commercial tenant space in each building must not exceed 25% of the ground floor.  

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

4. Drive-thru or drive-in facilities are not permitted.  
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ARTICLE 4.  

CORRIDORS & NODES 

 

   

   

Div. 4.1. District Intent Statements 

The Corridors & Nodes districts are intended to allow enhancement of the City's major corridors and those mixed 
use nodes other than Perimeter Center. The corresponding Character Area Map categories for each zoning district 
are provided in Sec. 1.2.1.  

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. 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, a 
transition area is 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. 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 
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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

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  

CD. 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. 4.1.5. Transit Mixed Use (TX-) 

The Transit Mixed Use district is intended to provide for a variety of mixed uses, as well as upper-story multi-unit 
residences in areas served by MARTA or other significant public transit. In the Transit Mixed Use district, a high 
degree pedestrian connection and a focus on transit access is desirable. The district also allows for civic, open 
space and park uses. Where this district abuts Protected Neighborhood districts, a transition area is required.  

A. TX-4: Transit Mixed Use, 4 stories maximum height  
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B. TX-6: Transit Mixed Use, 6 stories maximum height  

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 

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

Sec. 4.1.7. Industrial Mixed Use (IX-) 

The Industrial Mixed Use districts are intended to provide for light industrial uses, limited commercial uses and 
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. IX-3: Industrial Mixed Use, 3 stories maximum height  

Sec. 4.1.8. Commercial Corridor (CC-) 

The Commercial Corridor districts are intended to provide for a variety of retail, service and commercial uses, 
including auto-oriented 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 zones 
include:  

A. CC-3: Commercial Corridor, 3 stories maximum height  

Sec. 4.1.9. North End Mixed Use (NEX-) 

The North End Mixed Use districts are intended for residential living in multi-unit residences, balanced with a 
minimum of 25% of all units provided as single unit residential. In buildings where multi-unit residences are 
provided, neighborhood serving uses are allowed as an option on the ground floor. The NEX- Districts also allow for 
civic, open space and park uses. Where NEX- Districts abut Protected Neighborhood districts, a transition area is 
required. These districts have been crafted for sites of at least 8 acres in area that are located along Roswell Road 
north of Dalrymple, and are not intended to be applied in other portions of the City. The NEX- Districts include:  

A. NEX-5/6: North End Mixed Use 5 stories max height without bonus;  
6 stories max height with all residential, using affordable bonus; OR  
6 stories max height with retail ground floor, using retail bonus.  

B. NEX-5/10/12: North End Mixed Use 5 stories max height plus special allowance for 10 stories max height in 
rear of site without bonus;  
12 stories max height with all residential, in rear of site using affordability bonus; OR  
12 stories max height with retail ground floor, in rear of site using retail bonus.  

Div. 4.2. Office Neighborhood (ON-) 
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Sec. 4.2.1. ON- Lot Parameters 

 SEC. 4.2.1. ON- LOT PARAMETERS 

 
Lot 

 Area   

 Single unit attached 700 SF min 

 Neighborhood unit 3,000 SF min 

 All other allowed uses  7,500 SF min  

 Width   

 Single unit attached 14’ min 

 Neighborhood unit 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  75% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

 

Sec. 4.2.2. ON- Building Placement 

 SEC. 4.2.2.ON- BUILDING PLACEMENT 
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Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  70% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  35% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  Sec. 8.3.6.see Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  Sec. 8.3.6.see Div. 6.4 

 

Sec. 4.2.3. ON- Height and Mass 

 SEC. 4.2.3. ON- HEIGHT AND MASS 
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Building Height 

 Maximum height   

 ON-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 Within a transition area  2 stories/28' max  

Story Height 

 Ground floor elevation  2' min/5'  
max  

 Ground story  14' min  

Building Mass 

 Street-facing building length  300' 200’ max  

 

Sec. 4.2.4. ON- Activation 

 SEC. 4.2.4. ON- ACTIVATION 
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Transparency 

 Ground story  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

 

Div. 4.3. Office Mixed Use (OX-) 

Sec. 4.3.1. OX- Lot Parameters 

 SEC. 4.3.1. OX- LOT PARAMETERS 
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Lot 

 Area   

 Single unit attached  1,3800700 SF min  

 Multi-unit 5,000 SF min 

 Other residential uses 3,000 SF min 

 All other allowed uses  7,5,000 SF min  

 Width   

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 4.3.2. OX- Lot ParametersBuilding Placement 

 SEC. 4.3.2. OX- BUILDING PLACEMENT 
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Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  80% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.3.3. OX- Height and Mass 

 SEC. 4.3.3. OX- HEIGHT AND MASS 
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Building Height 

 Maximum height   

 OX-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 OX-4  4 stories  
max/67'  
max  

 Adjacent to RE- or RD-  4 stories  
max/56'  
max  

 OX-5  5 stories  
max/81'  
max  

 Adjacent to RE- or RD-  5 stories  
max/70'  
max  

 OX-6  6 stories  
max/95'  
max  

 Adjacent to RE- or RD-  6 stories  
max/84'  
max  

 OX-8  8 stories  
max/123'  
max  
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 Adjacent to RE- or RD-  8 stories  
max/112'  
max  

 Within a transition area  2 stories/28' max  

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' min  

Building Mass 

 Street-facing building length  300' 200’ max  

 

 

Sec. 4.3.4. OX- Activation 

 SEC. 4.3.4. OX- ACTIVATION 

 
Transparency 

 Ground story, residential  20% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  
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Div. 4.4. Commercial Mixed Use (CX-) 

Sec. 4.4.1. CX- Lot Parameters 

 SEC. 4.4.1. CX- LOT PARAMETERS  

 
Lot 

 Area   

 Single unit attached  1,3800700 SF min  

 Multi-unit  7,5,000 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  7,500 SF min  

 Width   

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  
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Sec. 4.4.2. CX- Building Placement 

 SEC. 4.4.2. CX- BUILDING PLACEMENT  

 
Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  80% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line  0' min  

 Side: alley  5' min  

 Rear: common lot line  0' min  

 Rear: alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.4.3. CX- Height and Mass 

 SEC. 4.4.3. CX- HEIGHT AND MASS  
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Building Height 

 Base: maximum height   

 CX-3, CX-3/6  3 stories / 53’ max 

 Adjacent to RE- or RD-  3 stories / 42’ max 

 CX-6, CX-6/8  6 stories / 95’ max 

 Adjacent to RE- or RD-  6 stories / 84’ max 

 Within a transition area  2 stories / 28’ max 

 Bonus: maximum height (see Div. 6.7.)  

 CX-3/6 6 stories / 95’ max 

 Adjacent to RE- or RD- 6 stories / 84’ max 

 Within a transition area 2 stories / 28’ max 

 CX-6/8 8 stories / 123' max 

 Adjacent to RE- or RD- 8 stories / 112' max 

 Within a transition area 2 stories / 28’ max 

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' 16’ min  

Building Mass 

 Street-facing building length  2300' max  
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Sec. 4.4.4. CX- Activation 

 SEC. 4.4.4. CX- ACTIVATION  

 
Transparency 

 Ground story, residential  20% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

 

Sec. 4.4.5. CX- District Standards 

 Sec. 4.4.5. CX- District Standards  

 

A1. 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.  

Div. 4.5 Shopfront Mixed Use (SX-) 

Sec. 4.5.1. SX- Lot Parameters 

 SEC. 4.5.1. SX- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  700 SF min  

 All allowed uses  5,000 SF min  

 Width   

 Single unit attached  14' min  

 All allowed uses  50' min  

Coverage 

 Lot coverage  90% max  

 Outdoor amenity space  Required  

 Canopy coverage  40% min  

 

Sec. 4.5.2. SX- Building Placement 

 SEC. 4.5.2. SX- BUILDING PLACEMENT  
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Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  90% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line  0' min  

 Side: alley  5' min  

 Rear: common lot line  0' min  

 Rear: alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.5.3. SX- Height and Mass 

 SEC. 4.5.3. SX- HEIGHT AND MASS  
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Building Height 

 Base: Maximum height   

 SX-3, SX-3/6  3 stories / 53' max 

 Adjacent to RE- or RD-  3 stories / 42' max 

 SX-4  4 stories / 67' max 

 Adjacent to RE- or RD-  4 stories / 56' max 

 SX-6, SX-6/10  6 stories / 95' max 

 Adjacent to RE- or RD-  6 stories / 84' max 

 Within a transition area  2 stories / 28' max 

 Bonus: maximum height (see Div. 6.7.)  

 SX-3/6 6 stories / 95' max 

 Adjacent to RE- or RD- 6 stories / 84' max 

 Within a transition area 2 stories / 28' max 

 SX-6/10 10 stories / 140’ max 

 Adjacent to RE- or RD- 10 stories / 129’ max 

 Within a transition area 2 stories / 28' max 

 Minimum height  2 stories min 

Story Height 

 Ground floor elevation  0' min/2'  
max  

 Ground story  14' min  
 

Building Mass 

 Street-facing building length  2300' max  
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Sec. 4.5.4. SX- Activation 

 SEC. 4.5.4. SX- ACTIVATION  

 
Transparency 

 Ground story  70% min  

 Upper story  20% min  

 Blank wall length  20' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  50' max  

 

Sec. 4.5.5. District Standards 

 Sec. 4.5.5. District Standards  

 

1. Ground floor residential must not be visible from a street and must be located behind space constructed for 
nonresidential occupancy. There are no restrictions on upper floors.  

 

A2.   
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Div. 4.6. Transit Mixed Use (TX-) 

Sec. 4.6.1. TX- Lot Parameters 

 SEC. 4.6.1. TX- LOT PARAMETERS  

 
Lot 

 Area   

 Single unit attached  700 SF min  

 All allowed uses  5,000 SF min  

 Width   

 Single unit attached  14’ min  

 All allowed uses  50' min  

Coverage 

 Lot coverage  90% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 4.6.2. TX- Building Placement 

 SEC. 4.6.2. TX- BUILDING PLACEMENT  
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Build-to Zone 

 Primary street  3' min/10' max  

 % of building facade in primary street build-to zone  90% min  

 Side street  3' min/10' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line  0' min  

 Side: alley  5' min  

 Rear: common lot line  0' min  

 Rear: alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.6.3. TX- Height and Mass 

 SEC. 4.6.3. TX- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 TX-4  4 stories  
max/67'  
max  

 Adjacent to RE- or RD-  4 stories  
max/56'  
max  

 TX-6  6 stories  
max/95'  
max  

 Adjacent to RE- or RD-  6 stories  
max/84'  
max  

 Within a transition area  2 stories/28'  
max  

 Minimum height  2 stories  
min  

Story Height 

 Ground floor elevation  0' min/2'  
max  

 Ground story  14' min  

Building Mass 

 Street-facing building length  150' 300’ max  

 

Sec. 4.6.4. TX- Activation 

 SEC. 4.6.4. TX- ACTIVATION  
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Transparency 

 Ground story  70% min  

 Upper story  20% min  

 Blank wall length  20' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  50' max  

 

Div. 4.7. City Springs (CS-) 

Sec. 4.7.1. CS- Lot Parameters 

 SEC. 4.7.1. CS- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  1,300700 SF min  

 Multi-unit  7,5005,000 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  7,5,000 SF min  

 Width   

 Single unit attached  146' min  

 Multi-unit  750' min  

 Other residential uses 30’ min 

 All other allowed uses  750' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 4.7.2. CS- Building Placement 

 SEC. 4.7.2. CS- BUILDING PLACEMENT  
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Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  70% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line  0' min  

 Side: alley  5' min  

 Rear: common lot line  0' min  

 Rear: alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.7.3. CS- Height and Mass 

 SEC. 4.7.3. CS- HEIGHT AND MASS  
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Building Height 

 Base: maximum height   

 CS-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 CS-4  4 stories  
max/67'  
max  

 Adjacent to RE- or RD-  4 stories  
max/56'  
max  

 CS-5  5 stories  
max/81'  
max  

 Adjacent to RE- or RD-  5 stories  
max/70'  
max  

 CS-6, CS-6/8  6 stories  
max/95'  
max  

 Adjacent to RE- or RD-  6 stories  
max/84'  

 Within a transition area  2 stories/28'  
max  

 Bonus: maximum height (see Div. 6.7.)  

 CS-6/8 8 stories / 123' max 

Page 142 of 558



 

 

 
    Created: 2022-07-26 20:40:36 [EST] 

(Supp. No. 4) 

 
Page 64 of 421 

 Adjacent to RE- or RD- 8 stories / 112' max 

 Within a transition area 2 stories / 28' max 

 Minimum height  2 stories  
min  

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' min  

Building Mass 

 Street-facing building length  200' max  

 Upper floors setback (4th, 5th and 6th)  20' min  

Sec. 4.7.4. CS- Activation 

 SEC. 4.7.4. CS- ACTIVATION  

 
Transparency 

 Ground story, residential  20% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

Development Patterns Allowed 

 Cottage Court All see Div. 6.3 
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Sec. 4.7.5. District Standards 

 Sec. 4.7.5. District Standards  

 

 Each commercial tenant space must not exceed 30,000 square feet in gross floor area.  

Div. 4.8. Industrial Mixed Use (IX-) 

Sec. 4.8.1. IX- Lot Parameters 

 SEC. 4.8.1. IX- LOT PARAMETERS  

 
Lot 

 Area   

 Single unit attached  1,300700 SF min  

 Multi-unit  7,5005,000 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  7,500 SF min  

 Width   

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  
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 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 4.8.2. IX- Building Placement 

 SEC. 4.8.2. IX- BUILDING PLACEMENT  

 
Build-to Zone 

 Primary street  3' min/20' max  

 % of building facade in primary street build-to zone  80% min  

 Side street  3' min/20' max  

 % of building facade in side street build-to zone  450% min  

Side and Rear Building Setbacks 

 Side: common lot line  0' min  

 Side: alley  5' min  

 Rear: common lot line  0' min  

 Rear: alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 
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Sec. 4.8.3. IX- Height and Mass 

 SEC. 4.8.3. IX- HEIGHT AND MASS  

 
Building Height 

 Maximum height   

 IX-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 Within a transition area  2 stories/28'  
max  

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' min  

Building Mass 

 Street-facing building length  300' max  

 

Sec. 4.8.4. IX- Activation 

 SEC. 4.8.4. IX- ACTIVATION  
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Transparency 

 Ground story, residential  20% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 Entrance spacing along primary street  100' max  

 

Div. 4.9. Commercial Corridor (CC-) 

Sec. 4.9.1. CC- Lot Parameters 

 SEC. 4.9.1. CC- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  12,000 SF min  

 Multi-unit  7,500 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  7,500 SF min  

 Width   

 Single unit attached  204' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  70% max  

 Outdoor amenity space  Required  

 Location  at grade  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

 

Sec. 4.9.2. CC- Building Placement 

 SEC. 4.9.2. CC- BUILDING PLACEMENT  
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Build-to Zone 

 Primary street  3' min/320' max  

 % of building facade in primary street build-to zone  670% min  

 Side street  3' min/320' max  

 % of building facade in side street build-to zone  350% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  10' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  10' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.9.3. CC- Height and Mass 

 SEC. 4.9.3. CC- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 CC-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 Within a transition area  2 stories/28'  
max  

Story Height 

 Ground floor elevation, residential  2' min/5'  
max  

 Ground floor elevation, nonresidential  0' min/2'  
max  

 Ground story, residential  12' min  

 Ground story, nonresidential  14' max  

Building Mass 

 Street-facing building length  300' max  

 

Sec. 4.9.4. CC- Activation 

 SEC. 4.9.4. CC- ACTIVATION  
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Transparency 

 Ground story, residential  20% min  

 Ground story, nonresidential  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary street  Required  

 

Div. 4.10. North End Mixed Use (NEX-5/6) 

Sec. 4.10.1. NEX- Lot Parameters 

 SEC. 4.10.1. NEX- LOT PARAMETERS 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Lot 

 Area  

 Single unit attached  1,25800700 SF min  

 Multi-unit  7,500 SF min  
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 Other residential uses 3,000 SF min 

 All other allowed uses  10,000 SF min  

 Width  

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  100' min  

Coverage 

 Lot coverage  780% max  

 Outdoor amenity space, total  15% min  

 Location at grade  10% min  

 

 

Sec. 4.10.2. NEX- Building Placement 

 SEC. 4.10.2. NEX- BUILDING PLACEMENT 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Build-to Zone 

 Primary or primary internal street  5' min/30' max  

 % of building facade in primary internal street build-to zone  670% min  

 Side street  5' min/30' max  

 % of building facade in primary street or side street build-to zone  350% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary or primary internal street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 
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Sec. 4.10.3. NEX- Height and Mass 

 SEC. 4.10.3. NEX- HEIGHT AND MASS 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Building Height 

 Single unit residential  3 stories/40' max  

 All other uses without bonus  5 stories/65' max  

 All other uses with bonus for retail ground floor; OR with bonus for 
affordable housing  

6 stories/80' max  

 All uses within a transition area  2 stories/24' max  

 Required minimum height  2 stories min  

Story Height 

 Ground floor elevation, residential  2' min/5' max  

 Ground floor elevation, retail or retail-readycommercial-ready  0' min/2' max  

 Ground story, residential  11' min  

 Ground story, retail/retail-readycommercial-ready  14' min  

 Upper story  10' min  

Building Mass 

 Street-facing building length  200' max  

 

Sec. 4.10.4. NEX- Activation 

 SEC. 4.10.4. NEX- ACTIVATION 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Transparency 

 Ground story, residential  30% min  

 Ground story, retail-readycommercial-ready  50% min  

 Upper story  20% min  

Page 153 of 558



 

 

 
    Created: 2022-07-26 20:40:36 [EST] 

(Supp. No. 4) 

 
Page 75 of 421 

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary or primary internal street  Required  

 Entrance spacing along primary or primary internal street  100' max  

Development Patterns Allowed 

 Cottage Court All  see Div. 6.3 

Residential Units Required 

 Single unit residential (% of total units)  25% min  

 

Sec. 4.10.5. NEX- District Standards 

A. Primary Internal Street    

1. A continuous 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 is a corner lot facing Roswell Road at an intersection with 
a collector or higher designated streetfaces 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 retail-readycommercial-ready (built to meet or exceed the minimum requirements 
for ground floor elevation, ground story height, transparency, and entrance spacing required for a 
retail use). Retail-ready space is allowed to be occupied by any use allowed in the zoning district. (See 
Sec. 6.6.2.E.). 

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 the adjacent primary or primary internal streets of the 
development.  
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2. No multi-unit building over 3 stories in height may be served by surface parking only. The Director may 
allow a split between surface and structured parking after consideration of the impact on stormwater 
management and availability of project open space.  

Div. 4.11. North End Mixed Use (NEX-5/10/12) 

Sec. 4.11.1. NEX- Lot Parameters 

 SEC. 4.11.1. NEX- LOT PARAMETERS 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Lot 

 Area  

 Single unit attached  1, 25800700 SF min  

 Multi-unit  7,500 SF min  

 Other residential uses 3,000 SF min 

 All other allowed uses  10,000 SF min  

 Width  

 Single unit attached  16' 14' min  

 Multi-unit  75' min  

 Other residential uses 30’ min 

 All other allowed uses  100' min  

Coverage 

 Lot coverage  7080% max  

 Outdoor amenity space  15% min  

 Location at grade  10% min  

 

Sec. 4.11.2. NEX- Building Placement 

 SEC. 4.11.2. NEX- BUILDING PLACEMENT 

   
   
   
   
[Graphic not available]  
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Build-to Zone 

 Primary or primary internal street  5' min/30' max  

 % of building facade in primary or internal street build-to zone  670% min  

 Side street  5' min/30' max  

 % of building facade in side street build-to zone  350% min  

Side and Rear Building Setbacks 

 Side: common lot line/alley  5' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line/alley  5' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

Parking Setbacks 

 Primary or internal street  20' min  

 Side street  10' min  

 Side: common lot line/alley  0' min  

 Rear: common lot line/alley  0' min  

 Abutting a Protected Neighborhood  see Sec. 8.3.6.Div. 6.4 

 

Sec. 4.11.3. NEX- Height and Mass 

 SEC. 4.11.3. NEX- HEIGHT AND MASS 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Building Height 

 Single unit residential  3 stories/40' max  

 Within 400 feet of Roswell Road  

 All other allowed uses  5 stories/65' max  

 All other allowed uses with affordable housing bonus  6 stories/80' max  

 Beyond 400 feet from Roswell Road  

 All other allowed uses  10 stories/  
140' max  

 If adjacent to RE- or RD-  10 stories/  
129' max  

 All other allowed uses with affordable housing bonus or retail 
bonus  

12 stories/  
165' max  

 If adjacent to RF- or RD-  12 stories/  
154' max  
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 All uses within a transition area  2 stories/24' max  

 Required minimum height  2 stories min  

Story Height 

 Ground floor elevation, residential  2' min/5' max  

 Ground floor elevation, retail or retail-readycommercial-ready  0' min/2' max  

 Ground story, residential  11' min  

 Ground story, retail/retail-readycommercial-ready  14' min  

 Upper story  10' min  

Building Mass 

 Street-facing building length  200' max  

 

Sec. 4.11.4. NEX- Activation 

 SEC. 4.11.4. NEX- ACTIVATION 

   
   
   
   
[Graphic not available]  
   
   
   
   
 

Transparency 

 Ground story, residential  30% min  

 Ground story, retail-readycommercial-ready  50% min  

 Upper story  20% min  

 Blank wall length  30' max  

Pedestrian Access 

 Entrance facing primary or internal street  Required  

 Entrance spacing along primary or internal street  100' max  

Development Patterns Allowed 

 Cottage Court All  see Div. 6.3. 

Residential Units Required 

 Single unit residential (% of total units)  205% min  

 

Sec. 4.11.5. NEX- District Standards 

A. Primary Internal Street    

1. A continuous 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 
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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 development site faces 
only Roswell Road, the primary internal street must connect at two points, providing a loop road 
servicing the entire development.  

b. Where the development site is a corner lot facing Roswell Road at an intersection with a collector 
or higher designated street, the primary internal street must connect through the site from 
Roswell Road to the intersecting street.  

2. The ground floor of a multi-unit building facing a primary or internal primary street must be 
constructed to be retail-readycommercial-ready (See Sec. 6.6.2.E.).  (built to meet or exceed the 
minimum requirements for ground floor elevation, ground story height, transparency, and entrance 
spacing required for a retail use). Retail-ready space is allowed to be occupied by any use allowed in 
the zoning district.  

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 the adjacent primary or primary internalany streets of the 
development.  

2. No multi-unit building over 3 stories in height may be served by surface parking only. The Director may 
allow a split between surface and structured parking after consideration of the impact on stormwater 
management and availability of project open space.  

 

Div. 4.15. Corridor & Node Frontages2Reserved 
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Sec. 4.15.1. Parking Limited (-PL) 

The Parking Limited Frontage acts like an overlay that modifies standards in the underlying zoning district. If any 
Parking Limited Frontage requirement is in conflict with the underlying zoning district, the Parking Limited 
Frontage requirements control.  

 

Description 

Intended for areas where access to buildings by automobile is desired but where some level of walkability is 
maintained. Permits a maximum of two bays of on-site parking with a single drive aisle between the building 
and the street.  

Build-to Zone 

 Primary Street  10' min/100' max  

 Side street  10' min/100' max  

Parking Setbacks 

 Primary Street  10' min  

 Side street  10' min  

Additional Parking Limitations 

 A maximum of two bays of on-site parking is allowed between the public 
sidewalk and the primary street-facing entrance of the building.  

 
 

Pedestrian Access 

 Direct pedestrian access is required from the public sidewalk to the primary 
entrance of the building.  

 

Front Yard* 

 Sidewalk  8' min  

 Parking lot configuration   

 90° angle parking  18' min  

 60° angle parking  20' min  

 Parallel parking  8' min  
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 Access lane (2-way)  24' min  

 Landscape strip  10' min  

* see Sec. 8.2.2 for parking lot landscaping requirements  
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ARTICLE 5.  

PERIMETER CENTER 

 

   

   

Div. 5.1. District Intent Statements 

The Perimeter Center districts are intended to allow enhancement of the Perimeter Center. The corresponding 
Character Area Map categories for each zoning district are provided in Sec. 1.2.1.  

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. 5.1.2. Perimeter Mixed Use 

The Perimeter Center districts are intended to provide for an intense office neighborhood, supplemented by 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. PX-3: Perimeter Mixed Use, 3 stories maximum height  

B. PX-5: Perimeter Mixed Use, 5 stories maximum height  

C. PX-8: Perimeter Mixed Use, 8 stories maximum height  

D. PX-10/12: Perimeter Mixed Use, 10 stories maximum base height, up to 12 stories with bonus  

E. PX-20/35: Perimeter Mixed Use, 20 stories maximum base height, up to 35 stories with bonus  

Sec. 5.1.3. Perimeter Medical 

The Perimeter Medical districts are intended to provide for an intense hospital and medical office neighborhood, 
supplemented by 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. PM-5: Perimeter Medical, 5 stories maximum height  

B. PM-8: Perimeter Medical, 8 stories maximum height  
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C. PM-12/15: Perimeter Medical, 12 stories base maximum height, up to 15 stories with bonus  

D. PM-20/35: Perimeter Medical, 20 stories base maximum height, up to 35 stories with bonus  

   

   

   

   

   

   

   

   

 

Div. 5.2. Perimeter Residential (PR-) 

Sec. 5.2.1. PR- Lot Parameters 

 SEC. 5.2.1. PR- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  1,300700 SF min  

 Neighborhood unit 3,000 SF min 

 All other allowed uses  7,500 SF min  

 Width   

 Single unit attached  146' min  

 Neighborhood unit 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 5.2.2. PR- Building Placement 

 SEC. 5.2.2. PR- BUILDING PLACEMENT  
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Building Setbacks 

 Primary street, local  10' min  

 Primary street, all other  20' min  

 Side street  10' min  

 Side: common lot line  10' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line  20' min  

 Rear: single unit attached  5' min  

Parking Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  0' min  

 Rear: common lot line  0' min  

 

Sec. 5.2.3. PR- Height and Mass 

 SEC. 5.2.3. PR- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 PR-3  3 stories/40' max  

 PR-5  5 stories/70' max  

 Minimum height  2 stories min  

Building Mass 

 Street-facing building length  200' max  

 

Sec. 5.2.4. PR- Activation 

 SEC. 5.2.4. PR- ACTIVATION  
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Frontages 

 Applicability  All stories  

 Frontage type  See Div. 5.6 

 

Div. 5.3 Perimeter Mixed Use, Low/Mid-Rise (PX-)3 

Sec. 5.3.1. PX- Lot Parameters 

 SEC. 5.3.1. PX- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached  1,300700 SF min  

 Neighborhood unit 3,000 SF min 

 All other allowed uses  7,5,000 SF min  

 Width   

 Single unit attached  146' min  

 Neighborhood unit 30’ min 

 All other allowed uses  75' min  

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 5.3.2. PX- Building Placement 

 SEC. 5.3.2. PX- BUILDING PLACEMENT  
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Building Setbacks 

 Primary street, local  10' min  

 Primary street, all other  20' min  

 Side street  10' min  

 Side: common lot line  20' min  

 Side: single unit attached, between abutting units  0' min  

 Rear: common lot line  20' min  

 Rear: single unit attached  5' min  

Parking Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  0' min  

 Rear: common lot line  0' min  

 

Sec. 5.3.3. PX- Height and Mass 

 SEC. 5.3.3. PX- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 PX-3  3 stories  
max/53'  
max  

 Adjacent to RE- or RD-  3 stories  
max/42'  
max  

 PX-5  5 stories  
max/81'  
max  

 Adjacent to RE- or RD-  5 stories  
max/70'  
max  

 PX-8  8 stories  
max/123'  
max  

 Adjacent to RE- or RD-  8 stories  
max/112'  
max  

 Within a transition area  2 stories/28'  
max  

 Minimum height   

 PX-3, PX-5  2 stories  
min*  

 PX-8  34 stories  
min*  

 PX-12  36 stories  
min*  
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  *See Div.  
5.76.7 for  
Adjustedable  
Minimum  
Heightminimum 
height reduction  

Story Height 

 Ground floor elevation  0' min/2'  
max  

 Ground story  14' min  

Building Mass 

 Street-facing building length  300' max  

 

Sec. 5.3.4. PX- Activation 

 SEC. 5.3.4. PX- ACTIVATION  

 
Applicable Frontages 

 Applicability  6 stories  

 Frontage type  See Div. 5.6. 

 

Div. 5.4. Perimeter Mixed Use, High-Rise (PX-)4 
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Sec. 5.4.1. PX- Lot Parameters 

 SEC. 5.4.1. PX- LOT PARAMETERS  

 
Lot 

 Area   

 Single unit attached 700 SF min 

 Neighborhood unit 3,000 SF min 

 All other allowed uses 5,000 SF min 

 Width   

 Single unit attached 14’ min 

 Neighborhood unit 30’ min 

 All other allowed uses 75’ min 

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

 

Sec. 5.4.2. PX- Building Placement 

 SEC. 5.4.2. PX- BUILDING PLACEMENT  
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Building Setbacks 

 Primary street, local  10' min  

 Primary street, all other  20' min  

 Side street  10' min  

 Side: common lot line  20' min  

 Side: single unit attached, between abutting units 0’ min 

 Rear: common lot line  20' min  

Parking Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  0' min  

 Rear: common lot line  0' min  

 

Sec. 5.4.3. PX- Height and Mass 

 SEC. 5.4.3. PX- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 PX-10/12  10 stories max/151'  
max  

 Adjacent to RE- or RD-  10 stories max/140'  
max  

 PX-20/35  20 stories max/291'  
max  

 Adjacent to RE- or RD-  20 stories max/280'  
max  

 Within a transition area  2 stories/28'  
max  

 Bonus: maximum height (see Div. 6.7.)*   

 PX-10/12  12 stories  
max/179'  
max  

 Adjacent to RE- or RD-  12 stories  
max/168'  
max  

 PX-20/35  35 stories  
max/501'  
max  

 Adjacent to RE- or RD-  35 stories  
max/490'  
max  

 Within a transition area  2 stories/28'  
max  

 * See Div. 6.7  
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 Minimum height  46 stories  
min*  

  *See Div. 5.76.7 for  
minimum height 
reductionAdjustable  
Minimum Height  

Story Height 

 Ground floor elevation  0' min/2'  
max  

 Ground story  14' min  

Building Mass 

 Street-facing building length  300' max  

 

Sec. 5.4.4. PX- Activation 

 SEC. 5.4.4. PX- ACTIVATION  

 
Frontages 

 Applicability  6 stories  

 Frontage type  See Div. 5.6 

 

Div. 5.5. Perimeter Medical (PM-) 

Sec. 5.5.1. PM- Lot Parameters 

 SEC. 5.5.1. PM- LOT PARAMETERS  
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Lot 

 Area   

 Single unit attached 800 700 SF min 

 Neighborhood unit 3,000 SF min 

 All other allowed uses 7,500 SF min 

 Width (All uses other than as listed below)  

 Single unit attached 14’ min 

 Neighborhood unit 30’ min 

 All other allowed uses 75’ min 

Coverage 

 Lot coverage  85% max  

 Outdoor amenity space  Required  

 Canopy coverage   

 Residential use  35% min  

 All other uses  40% min  

Sec. 5.5.2. PM- Building Placement 

 SEC. 5.5.2. PM- BUILDING PLACEMENT  
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Building Setbacks 

 Primary street, local  10' min  

 Primary street, all other  20' min  

 Side street  10' min  

 Side: common lot line  20' min  

 Side: single unit attached, between abutting units 0’ min 

 Rear: common lot line  20' min  

Parking Setbacks 

 Primary street  10' min  

 Side street  10' min  

 Side: common lot line  0' min  

 Rear: common lot line  0' min  

 

Sec. 5.5.3. PM- Height and Mass 

 SEC. 5.5.3. PM- HEIGHT AND MASS  
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Building Height 

 Maximum height   

 PM-5  5 stories max/81' max  

 Adjacent to RE- or RD-  5 stories max/70' max  

 PM-8  8 stories max/123' max  

 Adjacent to RE- or RD-  8 stories max/112' max  

 PM-12/15  12 stories max/179' max  

 Adjacent to RE- or RD-  12 stories max/168' max  

 PM-20/35  20 stories max/291' max  

 Adjacent to RE- or RD-  20 stories max/280' max  

 Within a transition area  2 stories/28' max  

 B-Bonus: maximum height*   

 PM-12/15  15 stories max/221' max  

 Adjacent to RE- or RD-  15 stories max/210' max  

 PM-20/35  35 stories max/501' max  

 Adjacent to RE- or RD-  35 stories max/490' max  

 Within a transition area  2 stories/28' max  

 Minimum height   

 PM-5  2 stories min  

 PM-8  34 stories min*  

 PM-12/15, PM-20/35  46 stories min*  

  *See Div. 5.76.7 for Adjustable 
Minimum Height minimum 
height reduction  

Story Height 

 Ground floor elevation  0' min/2' max  

 Ground story  14' 16’ min  

Building Mass 
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 Street-facing building length  300' max  

 

Sec. 5.5.4. PM- Activation 

 SEC. 5.5.4. PM- ACTIVATION  

 
Frontages 

 Applicability  6 stories  

 Frontage type  See Div. 5.6 

 

Div. 5.6. Perimeter Center Frontages 

Sec. 5.6.1. Applicability 

The Perimeter Center Frontages act like are overlays that modify standards in the underlying Perimeter Center 
Districts. If any Perimeter Center Frontage requirement is in conflict with the underlying zoning district, the 
Perimeter Center Frontages requirements control.  

Sec. 5.6.2. Standard (-ST)* 

 SEC. 5.6.2. Standard (-ST)*  
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 Nonresidential  

Ground Floor  
Residential  

Ground Floor  

Setbacks 

 (-ST) requirements Applies apply only to 
building within 30' of ROW  

  

 % of building facade in build-to zone  —  —  

 Parking setback  —  —  
Transparency 

 Ground story  50% min  20% min  

 Upper story  20% min  20% min  

 Blank wall length  50' max  50' max  
Pedestrian Access 

 Entrance facing street  Required  Required  
 Entrance spacing along street  —  —  
* Only building facades located within 30 feet of a street are subject to the Standard Frontage requirements.  

 

Sec. 5.6.3. Urban Limited (-UL) 

 SEC. 5.6.3. URBAN LIMITED (-UL)  
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 Nonresidential  

Ground Floor  
Residential  

Ground Floor  

Setbacks 

 Build-to zone  5' min/30' max  10' min/40' 30’ 
max  

 % of building facade in build-to zone  50% min  50% min  

 Parking setback  20' min  20' min  
Transparency 

 Ground story  50% min  20% min  

 Upper story  20% min  20% min  

 Blank wall length  50' max  50' max  
Pedestrian Access 

 Entrance facing street  Required  Required  
 Entrance spacing along street  —  —  

 

Sec. 5.6.4. Urban General (-UG) 

 SEC. 5.6.4. URBAN GENERAL (-UG)  
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 Nonresidential  

Ground Floor  
Residential  

Ground Floor  

Setbacks 

 Build-to zone  5' min/30' max  10' min/340' max  

 % of building facade in build-to zone  75% min  75% min  

 Parking setback  20' min  20' min  

Transparency 

 Ground story  50% min  20% min  

 Upper story  20% min  20% min  

 Blank wall length  50' max  50' max  

Pedestrian Access 

 Entrance facing street  Required  Required  

 Entrance spacing along street  75' 100’ max  125' max  

 

Sec. 5.6.5. Shopfront (-SH)* 

 SEC. 5.6.5. SHOPFRONT (-SH)*  
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 Nonresidential  
Ground Floor  

Setbacks 

 Build-to zone  5' min/30' max  

 % of building facade in build-to zone  100% min  

 Parking setback  20' min or 10’ behind 
building façade, 
whichever is greater 

Transparency 

 Ground story  70% min  

 Upper story  20% min  

 Blank wall length  20' max  

Pedestrian Access 

 Entrance facing street  Required  

 Entrance spacing along street  50 ' max  
*Lots or portions of lots subject to the Shopfront Frontage must contain at a minimum, commercialretail ready or personal service usesunits 
in any building constructed that faces the a street. Shopfront Frontage applies only to the first 125 feet from the street intersection, where 
the two property lines intersect.  

 

Div. 5.7. Perimeter Center Adjusted Minimum HeightReserved 

Sec. 5.7.1. Applicability 

The Perimeter Center Adjusted Minimum Height requirements act like are an overlay that modifies standards in 
the following Perimeter Center Zoning Districts: Perimeter Mixed Use (PX-8, -12, -10/12, -20/35) and Perimeter 
Medical (PM-8, -12/15, -20/35). If any Perimeter Center Adjusted Minimum Height requirement is in conflict with 
the underlying zoning district, the Perimeter Center Adjusted Minimum Height requirements govern.  

Sec. 5.7.2. Standards 

The following uses meeting the following Use Standards within mixed-use infill developments are permitted with 
adjusted minimum heights:  

1. Basic Use Standards    

a. Mixed-use building (a minimum of two (2) stories), provided:  

i. The proposed building square footage is less than 10% of the overall total building square 
footage of the development of contiguous lots, as described in Sec. 6.1.1.A.3.  

ii. Any uses in the first two (2) stories ground level of the building must be personal service, 
office, restaurant, or retail uses.  

iii. Retail, restaurant, or personal service uses must be reasonably located within the 
development so as to be accessible to the general public.  

b. Single unit attached (a minimum of two (2) stories), intended appropriate (?) for home 
ownership, provided:  

i. The total parcel  site area devoted to single unit attached residential uses shall be no more 
than 20% of the total area of contiguous lots, as described in Sec. 6.1.1.A.3.  
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ii. An equivalent area of permitted commercial uses shall be constructed constructed  prior to 
the issuance of permits for residential uses.  

iii. A parking study must be performed to determine if opportunities exist for shared parking 
to reduce the overall number of parking spaces.  

2. Additional Use Standards    

a. Urban General (-UG) frontage requirements apply where streets are internal, whether private or 
public, when no Perimeter Center Frontage is otherwise required.  
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Post-Open House Draft Changes Summary   |   11 8 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 façade 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 Identify 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 3rd party daycare at private schools and places of worship as permitted accessory uses 
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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 ½ 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.J. Removed proposed edit which would have added back “concurrent variances” 
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Planning 
Commission
November 13, 2023
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5-Year Development Code Update

A key component of The Next Ten Comprehensive Plan, 
Community Work Program
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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)
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TA23-0003(c) (Art. 6)

Article 6 Rules for All Districts
(General Rules)
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TA23-0003(c) (Art. 6)
• Article 6 Rules for All Districts (General Rules)
• Div. 6.1.

• Add clarity to lot line determinations, particularly on corner/irregular lots
• Added criteria to Outdoor Amenity Space including Pedestrian Amenity Space 

standards
• Allowance for height min exemptions for mezzanines, single unit, jewel box, and 

buildings under 2,000 square feet
• Expanded rooftop allowance

• Div. 6.2. N/A (Reserved)
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TA23-0003(c) (Art. 6) cont’d
• Article 6 Rules for All Districts
• Div. 6.3.

• Added new development pattern Shared Court, 
very similar to Cottage Court, but with emphasis on 
the path between units

• Div. 6.4.
• Moved PN Transitions sections to Article 8 along 

with other buffer language

• Div. 6.5.
• Added garage encroachment allowance for 

established (pre-cityhood) homes 
• Created additional residential parking design and 

screening standards
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TA23-0003(c) (Art. 6) cont’d
• Article 6 Rules for All Districts (General Rules)
• Div. 6.6.

• Added further design requirements for commercial buildings
• Removed Construction Classification and Building Height Sec. 6.6.3., 

construction materials solely regulated by the International Building Code

• Div. 6.7.
• Overhauled bonus section, to create Enhanced Community Benefit Matrix 

(Accompanying Enhanced Community Benefits List to be placed within the 
Technical Manual)
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Sandy Springs, Georgia, Development Code 
ARTICLE 6. RULES FOR ALL DISTRICTS 

 

 

 

Sandy Springs, Georgia, Development Code    Created: 2022-07-26 20:40:39 [EST] 
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ARTICLE 6.  

GENERAL RULES FOR ALL DISTRICTS 

 

   

   

Div. 6.1. Measurements and Exceptions 

Sec. 6.1.1. Lot Parameters 

A. Density 

 Density is not specifically regulated for any use except neighborhood unit. The maximum number of units 
allowed for single unit detached or attached is directly related to the minimum lot size of the underlying 
zoning district. The maximum number of units allowed for multi-unit residential dwellings is a function of lot 
size, utilities, easements, rights-of-way, stormwater, parking and height.  

 

A. Lot    

1. Defined A parcel of land, either vacant or occupied, intended as a unit for the purpose, whether 
immediate or for the future, of transfer of ownership, or possession, or for development.  

2. Recordation For use as a development site, a lot must be a lot recorded as part of a plat in the Fulton 
County deed records.  

3. Site A development site may include a group of contiguous lots owned or functionally controlled by the 
same person or entity, assembled for the purpose of development. With permission from the Director, 
Such a development site may  shallwill be treated as one lot, even though multiple tax parcels are 
included.  

B. Lot Lines Each lot line must have a designation of primary street, side street, common side or rear as follows.  
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1. Primary Street Lot Line A lot line separating the lot from a primary street.  

2. Side Street Lot Line A lot line separating the lot from a side street.  

3. Rear Lot Line    

a. A lot line 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. 

c. Where no lot line is clearly opposite to the primary street lot 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.  

b. On irregularly-shaped lots, the rear lot line is determined as the line connecting two points each 
measured 10 feet along the side lot lines starting from the intersection of the two side lot lines. 
This rear lot line is intended for the purpose of establishing the rear setback and lot depth only. 
When a rear lot line cannot be determined in this manner, the rear lot line will be determined by 
the Director.  

4. Common Side Lot Line    

a. Any lot line not considered a Primary Street, Side Street or Rear lot line.  

b. In developments governed by a conceptual preliminary plan, there are no common side lot lines 
internal to the site. See Sec. 11.4.7 

C. Primary and Side Street Designation    

1. Where only one street abuts a lot, that street is considered a primary street.  

2. A multiple street frontage lot must designate at least one primary street. A lot may have more than 
one primary street. The Director will determine which streets are primary streets based on:  

a. The pedestrian orientation of the street, existing or proposed;  

b. The established orientation of buildings on the block;  

c. The street or streets abutting the longest face of the block;  

d. The street or streets parallel to an alley within the block;  
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e. The street from which the lot takes its address; and  

f. The street with the highest classification or highest traffic counts.  

3. Where a street, including interstate and other high road classifications, abuts a lot but does not allow 
for direct access to the lot, that street cannot be considered a primary street.  

D. Lot Area Lot area is the contiguous land area included within the lot lines. Lot area does not include existing 
or proposed right-of-way, whether dedicated or not dedicated to public use.  

 

E. Lot Width and Lot Depth    

1. Lot width is the distance between the two side lot lines measured at the primary or side street 
property line along a straight line or along the property line on a curvilinear lot.  

2. Lot depth is the distance between the front and rear lot lines measured along a line midway between 
the side lot lines.  

 

F. Lot Frontage    
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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. Every lot 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.required 
courtyard for a cottage court.  

G. Density   Reserved. 

Density is not specifically regulated. The maximum number of units allowed for single unit detached or attached is 
directly related to the minimum lot size of the underlying zoning district. The maximum number of units 
allowed for multi-unit residential dwellings is a function of lot size, utilities, easements, rights-of-way, 
stormwater, parking and height.  

H. Lot Coverage    

1. Lot coverage includes:  

a. The horizontal area of the building footprint measured within the outside of the exterior walls of 
the ground floor of all principal buildings and any roofed accessory building on the lot; and  

b. Any impervious parking areas, driveways, walkways, steps, terraces, uncovered patios and decks, 
swimming pools, and any similar features. The Director may establish rules for determining the 
extent to which partially pervious materials are exempt from the lot coverage.  

2. In RU- and RT- zoning districts, lot coverage can be assessed at the individual lot level, with each lot 
meeting lot coverage independently, or at the project level, in which case the pervious areas required 
to meet the lot coverage for the whole development must be under common ownership and indicated 
on the recorded plat.  

3. 100% area credit will be given for pervious pavers and 50% area credit for pervious concrete. Other 
materials will be evaluated upon request.  

4. For legal nonconforming lots that are smaller than the minimum lot area required by their respective 
zoning districts, lot coverage is calculated by accounting for the maximum lot coverage allowed in both 
the district and the nearest district  with a smaller minimum lot area. The total area of the lot is divided 
in two parts, one as the minimum lot area of the nearest zoning district, and the other as the 
remainder of the total area. The respective maximum lot coverage is then applied to the two parts. As 
an example, the lot coverage of a lot in RE-1 that is 34,000 sq.ft. in size is calculated as the sum of 
27,000 sq.ft. at 30% and 7,000 sq.ft. at 25%, for a the maximum lot coverage of 9,850 sq.ft.  

5. In RE- and RD- districts, the base maximum lot coverage may be supplemented by 5% if mitigation 
measures are implemented. The mitigation consists of providing stormwater infiltration for the 
additional impervious area beyond the base maximum lot coverage at a rate of 2.4 inches in 24 hours.  
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I. Outdoor Amenity Space Improvement Standards (OASIS)    

1. General    

a. Outdoor amenity space is common outdoor area provided in a development for use by all of its 
occupants for social and recreational activities. Outdoor amenity space may also be provided for 
use by the general public, in addition to patrons or occupants of the development.  

b. Examples of outdoor amenity space include swimming pools, playgrounds, sport courts, dog 
parks, gardens, community gardens, parks, greens, pavilions, seating areas, plazas, common 
balconies, rooftop decks or rooftop gardens.  

2. Standards    

a. Required outdoor amenity space must be provided on the lot and be publicly accessible as 
outdoor space. A required buffer may not be used to meet the outdoor amenity space 
requirement; see paragraph h. below for exceptions.  

b. Required outdoor amenity space may be enclosed on two sides or less by walls (with or without a 
solid roof cover) or enclosed on three sides by walls without a solid roof cover.  

c. Required outdoor amenity space may be located at or above grade. In RM-, RX- and CC- Districts, 
outdoor amenity space must be located at grade.  

d. Required outdoor amenity space may be met in one contiguous outdoor area or in multiple 
outdoor areas on a lot and must have a minimum area of 2400 square feet with no dimension 
less than 150 feet.  

e. Required outdoor amenity space must not be parked or driven upon, except for emergency 
access and permitted temporary events.  

f. At least 50% of the total amount of required outdoor amenity space at grade and 25% of 
required outdoor amenity space above grade must be planted with groundcover, shrubs or trees. 
For the purposes of this Section, turf grass is not considered groundcover.  

g. Seating must be provided at the rate of 1 seat for every 5100 square feet or fraction of 5100 
square feet of required outdoor amenity space. Seats may be permanent or movable. Two linear 
feet of bench or seat wall equals one seat.  

h. When a path is located in a natural setting (such as a state waters buffer) or other greenspace 
that cannot be used as amenity space in its entirety, the path may count towards the outdoor 
amenity space area calculation by using a width of 25 feet, multiplied by the length of the path.  
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i. A multi-unit development of 20 residential units or more must provide a pet relief station at a 
rate of 5 sq. ft. per unit, up to a maximum of 500 sq. ft. required.  

j. The table below provides the requirements for outdoor amenity space (OAS), based on lot size:  

Total Lot Area  % of Lot as OASIS  

Less than 1.0 acre  2%  

1.0 to 1.9 acres  5%  

2 acres and greater  15%  

 

k. A reduction of 1% point from the requirements listed above for lots 1.0 acre and larger may be 
granted for every healthy landmark tree (as defined by Sec. 9.3.6) incorporated into the design of 
the outdoor amenity space.  

l. A reduction of 1% point from the requirements listed above for lots 1.0 acre and larger may be 
granted for every 1,000 sq. ft. of outdoor amenity space accessible and usable by the public. The 
OASIS must be accessed directly from the public right-of-way and be open between 8:00 a.m. and 
8:00 p.m. at a minimum.  

 m. No reduction, based on paragraphs k. and l. above individually or combined, greater 
than 3% points for lots 1.0-1.9 acres and no greater than 5% points for lots of 2 acres and greater 
in size will be granted.  

 
n. Pedestrian Amenity Space Allowance 
 i. General 

Pedestrian Amenity Space is a type of Outdoor 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. 

 
  ii.  Standards 

The Director may approve outdoor amenity space meeting the requirements of 
pedestrian amenity space to fulfill the outdoor amenity space requirement. 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 
grade as the sidewalk or the ground story. 
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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. 

  

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

Sec. 6.1.2. Building Placement 

A. Building Setbacks    

1. Type of Setbacks There are 4 types of setbacks: primary street, side street, common side and rear. 
Building setbacks apply to both principal and accessory buildings or structures except where this 
Development Code explicitly states otherwise.  

 

2. Measurement of Building Setbacks    

a. A primary street setback is measured at a right angle (perpendicular) to the primary street lot 
line.  

b. A side street setback is measured at a right angle (perpendicular) from the side street lot line.  

c. A rear setback is measured at a right angle (perpendicular) to the rear property line or the rear 
lot line.  

d. All lot lines which are not primary street, side street or rear lot lines are considered common side 
lot lines for the purpose of measuring setbacks. Common side setbacks are measured at a right 
angle (perpendicular) from the side lot line.  
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e. All setbacks are drawn using an extension of a line perpendicular to the lot line until they 
intersect with another setback line.  

 

f. Reserved.  

g. Where street right-of-way dedication occurs, all setbacks are measured from the final property 
line.  

3. Irregularly-Shaped Lots The Director will determine how setbacks apply to irregularly-shaped lots. (See 
also Sec. 6.1.1.B)  

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. 

B. Setback Encroachments All buildings and structures must be located at or behind the required setbacks, 
except as listed below. No building or structure can extend into a required buffer, easement (including 
private street easement) or public right-of-way.  

1. Building Features    

a. All Setbacks.  

1. Building eaves, roof overhangs, gutters, downspouts, light shelves, bay windows, and oriels 
less than 10 feet wide, cornices, belt courses, sills, buttresses, or other similar architectural 
features may encroach up to three feet into a required setback, if such extension is at least 
three feet from the vertical plane of any lot line.  

 

2. Chimneys may encroach up to four feet into a required setback, if such extension is at least 
five feet from the vertical plane of any lot line.  
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3. Handicap ramps may encroach to the extent necessary to perform their proper function.  

4. Balconies may encroach no more than 10 feet into a required setback, if such extension is 
at least five feet from the vertical plane of any lot line. Balconies are not required to be set 
back from lot lines in instances where a zero-foot setback is employed.  

5. Awnings/canopies may extend into a required setback if such extension is at least three 
feet from the vertical plane of any lot line.  

b. Primary and Secondary Street Setbacks. Porches, raised entries, and stoops, including steps, may 
encroach no more than 10 feet into a required setback, if such extension is at least five feet from 
the vertical plane of any lot line.  

c. Common Side and Rear Setbacks. Unenclosed patios, decks, terraces, or fire escapes may 
encroach into a common side or rear setback, provided that such extension is at least five feet 
from the vertical plane of any common side lot line and 10 feet from any rear lot line.  

d.  Build-To Zones. Any building feature may be built as close to the minimum build-to line as is 
practically possible, taking into account considerations such as spacing necessary to install 
footings, utilities, and other subgrade or otherwise needed improvements.  

2. Low Impact Stormwater Features    

a. Rain gardens, bioretention areas, and similar features, as determined by the Director, may 
encroach into a required setback, provided such extension is at least three feet from the vertical 
plane of any lot line.  

b. Rain barrels or cisterns of 6 feet or less in height may encroach up to three feet into a required 
setback, if such extension is at least three feet from the vertical plane of any lot line. These 
features are considered ground-mounted equipment and require screening per Sec. 8.32.9.B.4.  

3. Mechanical Equipment and Utility Lines    

a. In Protected Neighborhood districts, mechanical equipment such as HVAC units and generators 
cannot encroach into any required setback.  

b. In Urban Neighborhood districts, mechanical equipment may encroach up to five feet into a 
required rear setback, if such extension is at least five feet from the lot line. No encroachment 
into side building setbacks is allowed.  

c. In any zoning district, mechanical equipment cannot encroach into a setback where the property 
line abuts a property zoned RE- or RD- that is used for residential purposes.  

d. In any zoning district other than described above, mechanical equipment may encroach into a 
required setback, if such extension is at least five feet from the lot line.  

e. In all instances, mechanical equipment must be screened (see Sec. 8.32.9.). 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 façade, mechanical 
equipment must be located at least 15 feet behind the frontmost street-facing façade. 

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. 

C. Build-to Zone    
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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. The required percentage specifies the amount of the building façade that must be located in the build-
to zoneBTZ. The percentage is calculated as the width of the street-facing building façade in the BTZ 
divided by the total width of the street-facing building façade. Where a proposed building will not fill 
the entire street frontage of a site, the longer façade of the building must be street-facing. 

This percentage is calculated as the width of the building façade within the build-to zone divided by the total 
street frontage of the lot.  

 

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. On a corner 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. 
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6. The build-to zoneBTZ  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, forecourt plaza, or other similar pedestrian activated space 
meeting the requirements of Sec. 6.2.4 is 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.  

 

D. Build-to-Zone: New Buildings    

1. All new buildings must be placed in the build-to zone until the required percentage for the entire lot or 
site has been met.  
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2. Once the required percentage has been met for the entire lot or site, new buildings may be placed 
outside of the build-to zone.  

 

E. Build-to Zone: Additions    

1. Front Additions Any addition to the front of an existing building must be placed in the build-to zone. 
The addition does not have to meet the required percentage for the entire lot or site. Front additions 
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no greater than 10% cumulatively of the existing building footprint are allowed outside of the build-to 
zone.  

 

2. Side Additions Side additions no greater than 20% cumulatively of the existing building footprint are 
allowed outside of the build-to zone. Once the required percentage for the entire lot or site has been 
met, side additions of any size are allowed.  

 

3. Rear Additions    

a. Rear additions are allowed outside of the build-to zone.  
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b. Rear additions on corner lots where the side street does not meet the build-to requirement must 
include additional street planting to screen the side street for the length of the existing and 
expanded building. The screening must consist of a 10-foot landscape strip planted with trees 
every 30 feet on center and landscaped with shrubs.  

 

F. Parking Location    

1. All parking spaces must be located consistent with the parking location requirements.  

2. Where parking is allowed in a yard, it may be placed between the principal or accessory building and 
the lot line (but not in a required buffer), in accordance with the parking setback if applicable.  

G. Parking Setbacks    

1. All parking spaces (surface and structured) must be located behind the parking setback line.  

2. Parking below and covered by the ground may encroach into a required parking setback but must not 
extend into a required easement or the right-of-way or within 3 feet of any common side lot line.  

3. The parking setback applies to the ground story only.  

4. Parking setbacks are measured from the right-of-way, private street easement or property line.  

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), 
in the SX- District or where the -SH Frontage applies 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 interior tobehind the minimum parking setback; or 
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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. Height and Mass 

A. Building Height    

1. Building height is measured in both stories and feet from average grade to the average height level 
between the eaves and ridge of a pitched roof, or to the highest point of the roof deck of a flat roof. A 
maximum 6-foot height encroachment for a parapet wall is allowed.  
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2. An attic in a pitched roof form does not count as a story where 50% or more of the attic floor area has 
a clear height of less than 7.5 feet; measured from the finished floor to the finished ceiling.  

 

3. Basements and mezzanines, as defined in the Building Code, do not count as a story. Mezzanines can 
be counted to meet district height minimums, however (See Sec. 6.1.3.B.1. below).  

4. For all buildings with a build-to-zone requirement and all single -unit detached, the average grade is 
determined by calculating the average of the highest and lowest elevation of the finished grade 
measured along the front of the building parallel to the primary street setback.  

For all other buildings, the average grade is determined by calculating the average of the highest and 
lowest elevation of the finished grade measured around the entire perimeter of the building. This 
applies to building in districts that do not have build-to-zones, when a required frontage overrides the 
build-to-zone requirement, and for buildings where no part of the building is within the build-to-zone.  

 

5. For all single unit detached and single unit attached units, where a lot slopes downward from the front 
property line, only one story in addition to the specified maximum number of stories may be built on 
the lower, rear portion of the lot.  

 

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 
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the lot. However, any additional buildings fronting on the new street are required to meet the story 
maximum for the district. 

 

 

 

 

 

 

 

 

 

7. A story is considered that portion of a building included between the upper surface of any floor and the 
upper surface of the floor next above, except that the topmost story means that portion of a building 
included between the upper surface of the topmost floor and the ceiling or roof above.  

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. Up to 20% of the ground floor area of all buildings on a lot (or a development site, where approved by 
the Director - see Sec. 6.1.1) may be single-story, provided the ground story is at least 18 feet in height 
measured to the deck of a flat roof, and 24 feet in height as measured to the top of any street-facing 
parapet wall. This particular allowance does not apply to districts within the Perimeter Center that 
have a minimum height of 6 stories. For adjusted minimum height for districts that require a minimum 
of 6 stories within the Perimeter Center, see Div. 5.7.  

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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C. Height Encroachment Any height encroachment not specifically listed below is expressly prohibited, except 
where the Director determines that the encroachment is similar to a permitted encroachment listed below.  

1. The maximum height limits of the district do not apply to a spire, belfry, cupola, dome, or other similar 
feature that does not contain a habitable space, or public utility facilities which by design or function 
must exceed the established height limits.  

2. The following accessory structures may exceed the established height of the district, provided they do 
not exceed the maximum height by more than 6 feet:  

a. Chimney, flue or vent stack;  

b. Rooftop deck, patio;  

c. Flagpole;  

d. Landscaping;  

e. Skylights;  

f. Parapet wall; and  

g. Solar panels, wind turbines and rainwater collection systems.  
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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, are screened 
(see Sec. 8.2.9) and are set back at least 12 feet from the edge of the roof:  

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 

c. Elevator or stairway access to the roof; and  

db. Mechanical equipment.  

D. Ground Floor Elevation    

1. Ground floor elevation is measured from the top of the adjacent curb, or from the crown of the road 
where no curb exists, to the top of the finished ground floor at the building main entrance.  

 

2. Minimum ground floor elevation applies to the first 30 feet of the lot depth measured from the right-
of-way.  

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

E. Story Height Story height is the height of each story of building, measured from the top of the finished floor 
to the top of the finished floor above. When there is no floor above, story height is measured from the top of 
the finished floor to the top of the wall plate above.  
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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 façade 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 façade that meets the 
following requirements, each façade articulation may be considered as a separate building: 

  i. Two portions of the street-facing building façade 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 façade and the abutting façade setback 
to emphasize the articulation and variation along the street-facing building façade.  

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 façade visible from a street or path. 

3. Glass is considered transparent where it has a transparency higher than 80% and external reflectance 
of less than 15%.  

4. Ground story transparency is measured between 2 and 12 feet above the abutting sidewalk.  

5. Upper story transparency is measured from the top of the finished floor to the top of the finished floor 
above. When there is no floor above, upper story transparency is measured from the top of the 
finished floor to the top of the wall plate above.  
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6. In the SX- District or -SH Frontage, a minimum of 50% of the street-facing, street-level window pane 
surface area must allow viewing into the ground story for a minimum of 8 feet in depth. Windows must 
not be made opaque by non-operable window treatments (except curtains, blinds or shades within the 
conditioned space).  

B. Blank Wall Length    

1. Blank wall length means a portion of the exterior facade of the building that does not include: windows 
or doors; columns, pilasters or other articulation greater than 12 inches in depth; or a substantial 
material change (paint color is not considered a substantial change).  

2. Blank wall length applies in both a vertical and horizontal direction.  

3. Blank wall length applies to ground and upper story primary and side street-facing facades.  

 

C. Pedestrian Access    

1. An entrance providing both ingress and egress, operable to residents at all times and customers during 
regular business hours, is required to meet the street-facing entrance requirements. Additional 
entrances off another street, pedestrian area or internal parking area are allowed.  

2. The entrance spacing requirements must be met for each building, but are not applicable to adjacent 
or abutting buildings. Entrance spacing is measured from the center of one door to the center of the 
next door.  
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3. An angled entrance may be provided at either corner of a building along the street to meet the street-
facing entrance requirements.  

 
 

Div. 6.2. Reserved 

Div. 6.3. Development Patterns: Cottage Court 

Where allowed as a Development Pattern, a cottage court with single unit detached or attached housingmade up 
of the following prescriptive designs may be developed according to the following requirements of this Division.   

Sec. 6.3.1. Cottage Court 

A. General Standards 

1. A cottage court is a group of small buildings centered around a common open space or courtyard. The 
central courtyard enhances the character of the area through the provision of consolidated common 
open space. 

2. Cottage courts are a permitted Development Pattern in all districts other than Protected Neighborhood 
and Office Neighborhood (ON-). In ON- cottage courts require a CUP. 

3. Cottage court lots are not required to provide frontage for every lot or unit as required in Sec. 
6.1.1.F.2. as long as the lot or unit provides frontage on the courtyard. 

Sec. 6.3.1. Lot Parameters 

B. Courtyard Standards 

A cottage court must set aside a portion of the project area as courtyards. The required courtyards must 
meet all the following standards: 

1. Configuration of Courtyard 
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a. The required courtyards must meet the minimum width requirement of this Section. Exceptions 
may be granted by the Director for items such as trail easements, linear parks, and tree 
conservation areas. 

b. Courtyards must meet the minimum contiguous requirement of this Section. 

c. Where feasible, the courtyard should adjoin any neighboring areas of open space, other 
protected areas, and non-protected natural areas. 

d. Access to the courtyard must be provided either by an abutting street or easement not less than 
20 feet in width. 

3.  Allowed Use of Courtyard 

 To the extent not otherwise prohibited, required courtyard may be used for the following: 

a. Conservation areas for natural, archeological, or historic resources; 

b. Meadows, woodlands, wetlands, wildlife corridors, or similar conservation-oriented areas; 

c. Pedestrian or multipurpose trails; 

d. Passive recreation areas; 

e. Active recreation areas, provided that impervious area is limited to no more than 25% of the 
required courtyard; 

f. Water bodies, provided that lakes, ponds, and floodways are limited in area to no more than 50% 
of the required courtyard; 

g. Community gardens; 

h. Stormwater control measures designed as an open space amenity; and 

i. Easements for drainage, access, and underground utility lines. 

5. Prohibited Uses of Open Space 

 Required open space cannot be used for the following: 

a. Individual wastewater disposal systems; 

b. Overhead electric transmission lines or high voltage electric transmission lines; and 

c. Streets and parking areas. 

6. Ownership and Management of Open Space 

Required open space must be owned or maintained by one of the following entities: 

a. Land Conservancy or Land Trust 

A bona fide land conservancy or land trust with the legal authority may own the open space. The 
responsibility for maintaining the open space and any facilities may be borne by a land 
conservancy or land trust. 

b. Homeowners’ Association 

A homeowners’ association representing the residents of the development may own the open 
space. The homeowners’ association must have lien authority to ensure the collection of dues 
from all members. The responsibility for maintaining the open space and any facilities is borne by 
the homeowners’ association. 
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C. Site Parameters 

 SEC. 6.3.1C. LOT SITE PARAMETERS  

 
Site 

 Site area  14,000 
SF min  

 Site width  200120' 
min  

 Site depth  200120' 
min  

Lot 

 Lot area  1,200700 
SF min  

 Lot or unit 
width  

22' 14' 
min  

 Min 
number of 
lots  

3  

 Max 
number of 
lots for 
detached 
units  

12  

 Max 
number of 
lots for 
attached 
units  

18  

Courtyard 
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 Courtyard 
area per 
unit  

6400 SF 
min  

 Courtyard 
width  

430' 
avg/10' 
min  

 % of lots 
abutting 
courtyard 

75% min 

 Contiguous 
area 

60% min 

The courtyard must be one contiguous landscaped open area, open to the street. The courtyard must be 
platted as permanent common open space for the development, and must not be built on, parked on or 
driven upon, except for temporary events.  

Sec. 6.3.2. Building Placement 

D. Building Placement    

 SEC. 6.3.2D. BUILDING PLACEMENT  

 
Building Setbacks and Unit Size 

 Primary street  15' min  

 Site: side common lot line  10' min  

 Site: rear common lot line  10' min  

 Courtyard  0' min  

 Building separation  10' min  

 Unit footprint size  1,200 SF max  

Parking Location 

 Primary street yard  Not allowed  

 Site: side yard  Allowed  
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 Site: rear yard  Allowed  

 Courtyard  Not Allowed  

 

Sec. 6.3.3. Height and Mass 

E. Height and Mass 

 SEC. 6.3.3E. HEIGHT AND MASS  

 
Building Height 

 Principal  3 stories/40' max  

Story Height 

 Ground story elevation  2' min/5' max  

 Along primary and side street 2’ min / 5’ max 

 Along courtyard or alley 0’ min / 5’ max 

 

Sec. 6.3.4. Activation 

F. Activation 

 SEC. 6.3.4F. ACTIVATION  

Page 220 of 558



 

 

 
    Created: 2022-07-26 20:40:39 [EST] 

(Supp. No. 4) 

 
Page 133 of 421 

 
Transparency 

 Ground story  20% min  

 Upper story  20% min  

 Blank wall length  320' max  

Pedestrian Access 

 Entrance or front porch facing primary street  Required for end units  

 Entrance facing courtyard  Required for all interior units  

Sec. 6.3.2. Shared Court 

A. General Standards  

1. A shared court development pattern is a group of small buildings centered around a common shared 
court. The shared court can serve both vehicles and pedestrians while enhances the character of the 
area through the provision of consolidated common open space and site access. 

2. Shared courts are a permitted Development Pattern in all districts other than Protected Neighborhood 
and Office Neighborhood (ON-). In ON- shared courts require a CUP. 

3. Shared court lots are not required to provide frontage for every lot or unit as required in Sec. 6.1.1.F.2. 
as long as the lot or unit provides frontage on the shared court.  

B. Shared Court Standards 

A shared court development pattern must set aside a portion of the project area as shared court. The 
required shared court must meet all the following standards: 

1. Design of Shared Court 

A shared court must front on a street meeting the design specifications of Sec. 10.4.10. Shared Street. 

3.  Allowed Use of Open Space 

 To the extent not otherwise prohibited, required shared court may be used for the following: 

a. Vehicle and pedestrian access; 

Page 221 of 558



 

 

 
    Created: 2022-07-26 20:40:39 [EST] 

(Supp. No. 4) 

 
Page 134 of 421 

b. Pedestrian or multipurpose trails; 

c. Stormwater control measures designed as an open space amenity; and 

d. Easements for drainage, access, and underground utility lines. 

5. Prohibited Uses of Open Space 

 Required open space cannot be used for the following: 

d. Individual wastewater disposal systems; 

e. Overhead electric transmission lines or high voltage electric transmission lines; and 

f. Parking areas. 

6. Ownership and Management of Open Space 

Required open space must be owned or maintained by one of the following entities: 

a. Land Conservancy or Land Trust 

A bona fide land conservancy or land trust with the legal authority may own the shared space. 
The responsibility for maintaining the space and any facilities may be borne by a land 
conservancy or land trust. 

b. Homeowners’ Association 

A homeowners’ association representing the residents of the development may own the shared 
space. The homeowners’ association must have lien authority to ensure the collection of dues 
from all members. The responsibility for maintaining the space and any facilities is borne by the 
homeowners’ association. 

C. Site Parameters 

 C. SITE PARAMETERS  

 

Site 

 Site area  14,000 SF min  
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 Site width  120' min  

 Site depth  120' min  

Lot 

 Lot area  700 SF min  

 Lot or unit width  14' min  

 Min number of lots  3  

Shared Court 

 Shared court width  15’ min  

 % of lots abutting court 75% min 

 

D. Building Placement    

 D. BUILDING PLACEMENT  

 

Building Setbacks and Unit Size 

 Primary street  15' min  

 Site: side common lot line  10' min  

 Site: rear common lot line  10' min  

 Shared court  0' min  

Parking Location 

 Primary street yard  Not allowed  

 Site: side yard  Allowed  

 Site: rear yard  Allowed  

 Shared court  Not Allowed  

 

E. Height and Mass 

E. HEIGHT AND MASS  
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Building Height 

 Principal  3 stories/40' max  

Story Height 

 Ground story elevation   

 Along primary or side street 2’ min / 5’ max 

 Along court or alley 0’ min / 5’ max 

 

F. Activation 

F. ACTIVATION  
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Transparency 

 Ground story  20% min  

 Upper story  20% min  

 Blank wall length  20' max  

Pedestrian Access 

 Entrance or front porch facing primary street  Required for end units  

 Entrance facing shared court  Required for all units  

 

POCKET NEIGHBORHOOD 
 
 
INTERNAL COURT 
 
 
OTHER THAT WE AREN’T THINKING OF RIGHT NOW 
 

Div. 6.4. Protected Neighborhood TransitionsReserved. 

Sec. 6.4.1. ApplicabilityReserved. 

The Protected Neighborhood transition standards apply on lots in an Urban Neighborhood district, Corridor & 
Nodes district, or Perimeter Center district that immediately abut an RE- or RD- district. For the purposes of this 
section, immediately abutting means sharing a property line or separated by an alley. The Director has the 
discretion to waive required transitions to non-residential uses located in RE- or RD- districts.  

Sec. 6.4.2. Lot Width or Depth Up to 200 Feet 

 

 
Buffer Restricted Uses Compatible Massing 

Intended to buffer and screen with 
evergreen landscaping and wall. No 

Does not apply.  Intended to restrict the height of 
development so as to decrease the 
impact of new multi-story structures.  
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buildings, structures or parking are 
allowed.  

Permitted Structures & Activity  Permitted Structures & Activity  Permitted Structures & Activity  

See Sec. 8.2.5 and Sec. 8.2.6 Does not apply.  1.  All activity permitted in Area 1.  

 2.  All permitted uses in the applicable 
zoning.  

 3.  Parking, service areas, mechanical 
equipment, including HVAC, 
generators, loading, dumpsters and 
recycling bins.  

 4.  Accessory structures.  

 These elements must be located as far 
from the Protected Neighborhood as 
site conditions allow.  

Depth  Depth  Depth  

25 feet min  Does not apply.  30 feet min  

 Height  Height  

 Does not apply.  2 stories/24 or 28 feet max, see zoning 
district requirements  

 

Sec. 6.4.3. Lot Width or Depth of 200 Feet and Over 200 Feet 

 

 
Buffer Restricted Uses Compatible Massing 

Intended to buffer and screen with 
evergreen landscaping and wall. No 
buildings, structures or parking are 
allowed.  

Intended to be occupied by open areas 
and low intensity uses, such as surface 
parking, alleys, landscaping, and 
secondary/accessory structures.  

Intended to restrict the height of 
development so as to decrease the 
impact of new multi-story structures.  

Permitted Structures & Activity  Permitted Structures & Activity  Permitted Structures & Activity  

See Sec. 8.2.5 and Sec. 8.2.6 1.  All activity permitted in Area 1.  1.  All activity permitted in Areas 1 
and 2.  

 2.  Alleys, parking and drive aisles, but 
not service areas or mechanical 
equipment, including HVAC, 

2.  All permitted uses in the 
applicable zoning.  
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generators, loading, dumpsters and 
recycling bins.  

 3.  Accessory structures.   

 4.  Single unit detached, single unit 
attached where allowed by the 
underlying zoning district.  

 

 These elements must be located as far 
from the Protected Neighborhood as 
site conditions allow.  

 

Depth  Depth  Depth  

30 feet min  25 feet min  30 feet min  

 Height  Height  

 2 stories/24 feet max  2 stories/24 or 28 feet max, see 
zoning district requirements  

 

Div. 6.5. Residential Parking 

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. 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. In all residential zones, nNo attached garage may encroach into a required setback, except where: 

a.  aAn 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 setback; 
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v. The garage must be at least 30 feet from the primary street lot line; and 

vi. A single-car garage door, 10 feet in width or less, may continue to face the street if the 
existing garage door is a street-facing door. 

  

 

2. 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.  

3. Garage doors facing a street or alley must be either:  

a. Less than 6 feet from the back of sidewalk or back of curb if there is no sidewalk; or  

b. More than 20 feet from the back of sidewalk or back of curb if there is no sidewalk.  

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 grading 
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. The visible 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.  
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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.  

6. 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. 

 

Sec. 6.5.3. Single Unit Attached Dwelling 

For single unit attached dwellings, garage placement must meet the following standards.  

A. Rear-Loaded    

1. Garage must be placed entirely to the rear of the townhouse and beis rear-accessed (loaded). Garage 
may be attached or detached.  

2. Garage doors must face the rear alley or easement.  

 

3. The garage door must be either:  

a. Less than 6 feet from the edge of alley pavement; or  

b. More than 20 feet from the edge of alley pavement.  
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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.

Div. 6.6. Design Standards 

Sec. 6.6.1. Applicability 

A. The standards of Sec. 6.6.2, apply to:  

1. All nonresidential buildings in Protected Neighborhoods;  

2. All buildings in RT, RM- and RX- Districts;  

3. All buildings in Corridors & Nodes districts except CC- and IX-; and  

4. All buildings in Perimeter Center districts.  

B. The standards of Sec. 6.6.3, apply to all buildings in every district except for buildings in the NEX- District.  

Sec. 6.6.2. Building Design 

A. Color Primary or fluorescent colors must are not be employedpermitted except on sign faces, awnings, 
canopies or as accent colors (not to exceed 10% of each building facade exclusive of window and door areas) 
on any side of the building.  

B. Architectural Treatment    

1. Exempt Exterior building walls, decorative elements, parapets and cornices are exempt from the 
architectural treatment requirements when they meet the following conditions:  

a. When the exterior wall is not visible from any public or private street; and  

b. The exterior wall does not include a public entrance.  

2. Prohibited    

a. Prohibited exterior building materials include:  

i. exterior building materials which are not textured;  

ii. non-architectural metal panel systems;  

iii. As-cast smoothUnfinished cast-in-place or precast concrete or plain concretevertical 
elements, e.g., walls, columns, exposed elevated slab edges slabs(except as noted in 
6.6.2.B.3.b.vii, below);  

iv. Plain Exposed standard concrete masonry units (CMU);  

v. Plywood or press-wood; 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 steel roll-down 
security curtains. Interior security measures are not regulated.  

3. Required    
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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 7 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 weathered, polished or fluted face rusticated, flamed, honed, polished, 
bush-hammered or other standard face finish;  

iv. Textured traditional cement stucco (real stucco);  

v. Architectural concrete masonry units (CMU) with fluted, split-face, ground, glazed or 
brokenface 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 either fluted or with 
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.  

C. Building Articulation    

1. Articulation in Building Height For buildings 1050 feet or more in length, at least 15% of the street-
facing roof line must have a variation in height of at least 5 feet. On a corner lot, the variation in height 
must be located at the corner of the building that addresses both street fronts. A parapet that meets 
the requirements of this Development Code may be counted toward this articulation requirement. 
Signs are not allowed above the roof line, and do not count toward this articulation requirement.  
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2. Articulation in Building FacadeFaçade 

 

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 façade and 
abutting façade setbacks to emphasize the articulation and variation along the street-facing building 
façade. 

 

D. Ground Floor Retail Tenant SizeInSize: 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-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.
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Sec. 6.6.3. Reserved 

Sec. 6.6.3 Construction Classification and Building Height 

A. The standards of this Sec 6.6.3, apply to all buildings in every district except for buildings in the NEX- District.  

B. Except as otherwise provided herein for any zoning district in which buildings of 

more than three stories in height are allowed pursuant to this Development Code 

any new building or structure designed or intended to be more than 3 stories in 

height in any respect and which individually or in aggregate with other principal 

buildings or structures on the same site exceeds 100,000 square feet of gross floor 

area (GFA), within the confined exterior walls of the structures whether occupiable 

or non-occupiable, shall, irrespective of any conflicting allowances or provisions of 

any other standard, code or ordinance having force and effect in the corporate 

limits of the City of Sandy Springs, Georgia, be of Type I or Type II construction 

defined in the International Building Code as adopted and amended from time to 

time by the State of Georgia. This regulation shall not be used to relax or reduce any 

requirement in the Allowable Building Heights and Areas table or any other section 

of the current adopted International Building Code or as amended from time to 

time by the State of Georgia.  

Div. 6.7 Height BonusEnhanced Community Benefits Matrix 

Sec. 6.7.1. Applicability 

A. Districts with a bonus height will qualify 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% 50% 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 -- -- -- -- 

Up to 3 By right -- -- -- -- -- 
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Up to 4  Bonus 30 credits 40 credits 50 credits 60 credits 70 credits 

Up to 5 Bonus 38 credits 50 credits 63 credits 75 credits 88 credits 

Up to 6 Bonus 45 credits 60 credits 75 credits 90 credits 105 credits 

Up to 7 Bonus 53 credits 70 credits 88 credits 105 credits 123 credits 

Up to 8 Bonus 60 credits 80 credits 100 credits 120 credits 140 credits 

Up to 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 

Up to 11 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 

Up to 15 Bonus 113 credits 150 credits 188 credits 225 credits 263 credits 

 

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 OASIS 
for a site, and total square footage of community benefit site features above required seating in 
OASIS. 

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 

1. RM- Districts 

A. ApplicabilityAApplicability: A height bonus is allowed in any eligible RM-District, subject to the requirements 
of this Section. The total bonus height in stories (where allowed) is designated on the Official Zoning Map as 
follows:  
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District Base Height 
Without Bonus 

Total Height 
with Bonus 

RM-3  3 stories  No bonus allowed  

RM-3/8  3 stories  8 stories  

 

B. Height Bonus SystemTheSystem The height bonus allows for additional height based on the provision of 
public benefits. An appropriate level of public benefits will be considered by the City Council during the 
review of the development as a conditional use.  

C. Public Benefit ElementsPublicElements Public benefits that the City Council may require in trade for bonus 
height include the following:  

1. Use of single-unit detached or attached residential as a transition to adjacent neighborhoods beyond 
any transition required by this Development Code.  

2. The applicant must provide 10% or more of the total multi-unit gross floor area to households with 
incomes below 80% of the area median income, for a period of 30 years. Alternatively, the applicant 
may provide 5% or more of the total multi-unit gross floor area to households with incomes below 50% 
of the area median income, for a period of 30 years.  

3. Provision of 50% of affordable units sized to accommodate families (2 or 3 bedrooms).  

4. Outdoor amenity space available to the general public (not solely available to residents or tenants).  

5. Public outdoor amenity space in an amount greater than required by this Development Code.  

6. Preservation of trees beyond that required by this Development Code.  

D. Process for Acquiring Additional RightsAnyRights Any additional height must be granted by the City Council 
through the Conditional Use Permit process (see Div. 11.3).  

E. Required FindingsInFindings In approving the conditional use, the City Council must find as follows:  

1. That the proposed project meets the general intent of the Comprehensive Plan.  

2. The adjacent Protected Neighborhoods will enjoy adequate protection from significant impacts that 
additional height might generate.  

3. The proposed public benefits are, on balance, a reasonable trade-off for the additional height — 
benefiting the overall community, taking into consideration improved tax base, quality of development 
and access to affordable housing.  

F. Additional Requirements    

1. Single unit detached or attached housing may be included in a transition area, subject to the 
requirements in Div. 6.4.  

2. No variances to outdoor amenity space or transition provisions may be granted in conjunction with a 
height bonus.  

G. Additional GuidanceTheGuidance: The Director may provide guidance to applicants by publishing additional 
rules that supplement this Section.  

Sec. 6.7.2. Perimeter Center 

A. ApplicabilityAApplicability A height bonus is allowed in any eligible PX- or PM- District, subject to the 
requirements of this Section. The total bonus height in stories (where allowed) is designated on the Official 
Zoning Map as follows:  
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◆ = Proposed building over 20% Nonresidential Uses ◇ = Proposed 
building over 20% Residential Uses  

* Additional height achieved through the bonus system may not exceed the maximum height with 
bonus set in the District.  

b. In no case may the Director approve more than the maximum height with bonus set for the 
applicable district. (For example, 12 stories in the PC-10/12 District.)  

c. Standard public benefits must be provided above and beyond any requirement of this 
Development Code, and must not be "double counted."  

 

2. Discretionary Public BenefitsPublicBenefits Public benefits that the City Council may require in trade 
for bonus height in place of or beyond the available quantity of the bonus for standard public benefits 
include the following:  

a. Mobility enhancement, including specifically, improved access to MARTA facilities, access across 
GA 400, increased frequency of transit during peak hours, improved bicycle or pedestrian 
connections, or other mobility enhancements beyond those required in this Development Code.  

b. Provision for either 10% or more of the total multi-unit floor area affordable to households with 
incomes below 80% of the area median income. Alternatively, the applicant may provide 5% or 
more of the total multi-unit gross floor area affordable to households with incomes below 50% of 
the area median income.  

c. Reserved.  

d. In projects with a residential component, 50% of units sized to accommodate families (2 or 3 
bedrooms).  

e. Outdoor amenity space available to the general public (not solely available to residents or 
tenants) and enhanced with the installation of public art.  

f. Public outdoor amenity space in an amount greater than required by this Development Code.  

g. Provision of space for publicly-accessible neighborhood-serving retail and services, including but 
not limited to indoor recreation, personal services, day care with spaces reserved for non-
employee children, restaurants, retail and artisanal facilities. In addition, the inclusion of satellite 
library, police or fire facilities will be considered.  

h. Use of green roofs, electric vehicle charging stations, green infrastructure and low impact 
development stormwater techniques beyond that required by this Development Code.  

E. Additional GuidanceTheGuidance: The Director may provide guidance to applicants by publishing additional 
rules that supplement this Section.  

Sec. 6.7.4. NEX- Districts 

A. Applicability    

1. A height bonus is allowed in any eligible NEX- District, subject to the requirements of this Section. The 
total bonus height in stories (where allowed) is designated on the Official Zoning Map as follows:  
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District Base Height 
Without Bonus 

Total Height with 
Retail Ground Floor 
Bonus 

Total Height with 
Affordable Housing 
Bonus 

NEX-5/6  5 stories/70'  6 stories, 85'  6 stories, 85'  

NEX-5/10/12     

Base height  5 stories/70'  5 stories/70'  5 stories/70'  

Special allowance in rear of site  10 stories/140'  10 stories/140'  10 stories/140'  

Bonus height  —  12 stories/165'  12 stories/165'  

 

2. A height bonus for retail ground floor may not be used in conjunction with an affordable housing 
height bonus to gain additional height.  

B. Height Bonus System    

1. Retail Ground Floor A bonus will be provided in the NEX-5/6 and NEX-5/10/12 District, in trade 
forwhen an active ground floor occupied by retail uses. The retail ground floor depth must be a 
minimum of 30 feet. One additional story in height is allowed in the NEX-5/6 District and 2 additional 
stories are allowed in the NEX-5/10/12 District Additional design requirements are specified on the 
applicable zoning district pages. This bonus may not be used with an affordable housing bonus.  

2. Affordable Housing    

a. A bonus will be provided in the NEX-5/6 and NEX-5/10/12 District, in trade for making 10% of all 
multi-unit residential affordable to those earning up to 80% of the Area Median Income (AMI), as 
calculated by the US Department of Housing and Urban Development using US Census data. The 
affordability requirement must extend a minimum of 30 years. The available height with bonus is 
defined in paragraph A, above. This bonus may not be used with a retail ground floor bonus. See 
also Sec. 6.6.5, Phasing of Residential Development.  

b. Unit sizes for affordable housing must match the unit sizes proposed for the entire building, as a 
percentage (for example, a building with 60% 2-bedroom market-rate units must include 60% 2-
bedroom affordable units). The affordable units must be identical to the market rate units.  

C. Process for Acquiring Additional Rights Any allowed additional height may be granted by the Director, 
provided the requirements of this Section have been met.  

D. Additional Requirements No variances to outdoor amenity space or transition provisions may be granted in 
conjunction with a height bonus.  
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Post-Open House Draft Changes Summary   |   11 8 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 façade 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 Identify 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 3rd party daycare at private schools and places of worship as permitted accessory uses 
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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 ½ 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.J. Removed proposed edit which would have added back “concurrent variances” 
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Commission
November 13, 2023
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5-Year Development Code Update

A key component of The Next Ten Comprehensive Plan, 
Community Work Program

Page 241 of 558



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)
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TA23-0003(d) (Art. 7)

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

• Sec. 7.3.1. New residential uses
• Neighborhood Unit – similar to manor house – 2 ½ story max with design standards
• Age-Restricted (55+)

• Sec. 7.3.1. Multi-Unit over 3 stories in CS, CX, and SX is a Conditional Use Permit
• Sec. 7.4.1. 3rd Party Day Care to be permitted accessory use in Private Schools and Places of Worship
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TA23-0003(d) (Art. 7) cont’d
• Article 7 Use Provisions

• Sec. 7.5.1. General Standards for Commercial Uses kept but moved to new Section
• Sec. 7.5.14. Neighborhood Eatery option for Office Neighborhood
• Sec. 7.5.15. 1/2 mile distance requirement proposed to remain in place for Fuel Stations
• Sec. 7.5.15. Created code specifically for Electric Vehicle installations
• Sec. 7.5.16. Vehicle Showroom, allowing car sales as retail type of use (max 2 cars, indoors, 5,000 

square feet)
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TA23-0003(d) (Art. 7) cont’d
• Article 7 Use Provisions

• Sec. 7.6.3. Motion Picture Studios allowed as a mix of uses in PX, OX, and CX
• Sec. 7.6.3. Enhanced design standards for Self-Service Storage
• Sec. 7.6.4. Life Sciences as a new separate use that falls under Industrial Uses category
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ARTICLE 7.  

USE PROVISIONS 

 

   

   

Div. 7.1. Use Classification 

Sec. 7.1.1. Principal Uses 

A. In order to regulate a variety of similar uses, use categories have been established for principal uses. Use 
categories provide a systematic basis for assigning uses to appropriate categories with other, similar uses. 
Use categories classify principal uses and activities based on common functional, product or physical 
characteristics.  

B. Where a use category contains a list of included uses, the list is to be considered example uses, and not all-
inclusive. The Director has the responsibility for categorizing all uses.  

C. The allowed use table in Div. 7.2 establishes permitted principal uses by district. No building or lot may be 
used except for a purpose permitted in the district in which it is located. Principal uses not specifically listed 
must be approved by the Director in accordance with Sec. 7.1.3.  

D. Use definitions and use standards for principal uses are specified in Div. 7.3 through Div. 7.7.  

Sec. 7.1.2. Accessory Uses 

A. An accessory use is any use that is subordinate in both purpose and size, incidental to and customarily 
associated with a permitted principal use located on the same lot.  

B. The allowed use table in Div. 7.2 establishes permitted accessory uses by district. Accessory uses not 
specifically listed must be approved by the Director in accordance with Sec. 7.1.4.  

C. Use definitions and use standards for accessory uses are specified in Div. 7.8.  

Sec. 7.1.3. Principal Uses Not Listed 

A principal use not specifically listed is prohibited unless the Director determines the use to be part of a use 
category as described below.  

A. If a proposed use is not listed in a use category, but is similar to a listed use, the Director may consider 
the proposed use part of that use category. When determining whether a proposed use is similar to a 
listed use, the Director must consider the following criteria.  

1. The actual or projected characteristics of the proposed use;  

2. The relative amount of site area or floor area and equipment devoted to the proposed use;  

3. Relative amounts of sales;  
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4. The customer type;  

5. The relative number of employees;  

6. Hours of operation;  

7. Building and site arrangement;  

8. Types of vehicles used and their parking requirements;  

9. The number of vehicle trips generated;  

10. How the proposed use is advertised;  

11. The likely impact on surrounding properties; and  

12. Whether the activity is likely to be found independent of the other activities on the site.  

B. Where a use not listed is found by the Director not to be similar to any other permitted use, the use is 
only permitted following a text amendment (see Div. 11.3)  

Sec. 7.1.4. Accessory Uses Not Listed 

An accessory use not specifically listed is prohibited unless the Director determines the accessory use:  

A. Is clearly incidental to and customarily found in connection with an allowed principal use;  

B. Is subordinate in area to and serving an allowed principal use;  

C. Contributes to the comfort, convenience or needs of occupants, business or industry in the principal 
use served; and  

D. Is located on the same lot as the principal use served.  

E. Use definitions and use standards for accessory uses are specified in Div. 7.8.  

Sec. 7.1.5. Use Table Key 

A. Permitted Use (P) Indicates a use permitted in the respective district, subject to basic use standards (if any) 
referenced in the right-hand column of the use table. The use is also subject to all other applicable 
requirements of this Code.  

B. Limited Use (L) Indicates a use is permitted in the respective zoning district, subject to basic (if any) and 
additional use standards found in the right-hand column of the use table. The use does not require a 
Conditional Use Permit, but is subject to all other applicable requirements of this Code.  

C. Conditional Use Permit (C) Indicates a use may be permitted in the respective district only where approved 
with a Conditional Use Permit by the City Council in accordance with Div. 11.3. Conditional uses are subject 
to all other applicable requirements of this Article, including any applicable use standards, except where the 
use standards are expressly modified by the City Council as part of the conditional use permit approval.  

D. Administrative Use Permit (A) Indicates a use may be permitted in the respective district only where 
approved with an Administrative Use Permit by the Ddirector in accordance with Div. 11.5. Administrative 
Use Permit.  

ED. Use Not Permitted A   ("—)" in a cell indicates that a use is not permitted in the respective district.  
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Div. 7.3. Residential Uses5 

Sec. 7.3.1. Household Living 

A. Defined Residential occupancy of a dwelling unit by a household. A household means one or more persons 
related by blood, marriage, adoption, guardianship or other duly authorized custodial relationship, or up to 4 
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. Additional Limited Use Standards    

a. In the RM- District, new construction of single unit detached is allowed only to implement bonus 
height (see Sec. 6.7.1).  

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. 

Reserved    

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 lot 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 guest 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. 

Reserved    

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 older; 

ii. 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. 

Single Unit Attached    

1. Defined Two or more dwelling units in a row in which each unit is located on an individual lot and has its own 
front and rear access to the outside, no unit is located over another unit, and each unit is separated from any 
other unit by one or more vertical common walls.  

2. Additional Use Standards    

a. In the PX-3, PX-5 and PM-5 districts, single unit attached is not subject to the minimum height standards.  

b. Single unit attached is not allowed in any PX- or PM-district allowing over 5 stories of height unless the 
proposed development meets the requirements provided in Div. 5.7. for Adjusted Minimum Height; in which 
case the single unit attached would have the following minimum lot parameters in addition to other 
applicable lot parameters provided in Article. 5.  

Perimeter Center:  

i. 1,300 SF minimum lot area.  

ii. 16' minimum lot width.  

 

A. G. Multi-Unit    

1. Defined A lot containing two or more attached or detached dwelling units. Multi-unit includes 
structures apartments, condominiums and "stacked flats" 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-unitfamily 
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 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 façade into the interior 
of the building. When commercial-ready space is required, 20% of the required commercial-
ready space must be used for a commercial use. 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. 

i. CX- districts: 40% min. 

ii. SX- districts: 50% min. 

iii. TX- districts: 50% min. 

iv. CS- districts: 50% min. 

v. IX- districts: 60% min. 

vi. CC- districts: 50% min. 

vii. PX- districts: 60% min. 

viii. PM- districts: 40% min. 

 

G. Live/Work    

1. Defined A building or spaces within a building used jointly for commercial and residential purposes.  

2. Basic Use Standards    

a. Live/work is only permitted in units with street level access.  

b. The work area of the live/work unit must not exceed 2,000 square feet or 50% of the total gross 
floor area, whichever is greater.  

c. Hours of operation must begin no earlier than 6 AM and end no later than 10:00 PM, including all 
deliveries.  

d. A minimum of one employee or owner of the business must occupy the live/work unit as their 
primary place of residence.  

e. The live/work unit may employ no more than two persons not living on the premises at any one 
time.  

ef. No business storage or warehousing of material, supplies or equipment is permitted outside of 
the live/work unit.  

fg. The nonresidential use of the unit is limited to office, personal service, retail and artisanal uses as 
defined in this Article and must be permitted uses, limited uses, or conditional uses, except that 
the following uses are prohibited. Any additional limited use standards or use permit 
requirements do apply for limited or conditional uses.  

i. Alternative financial services establishment (such as check cashing, bail bonds, or title loan 
establishments).  

ii. Gas station.  
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iii. Liquor store.  

iv. Open air markets.  

gh. No equipment or process may be used in connection with the live/work unit that creates noise, 
vibration, glare, fumes, odors, or electrical interference detectable to the normal senses off the 
premises.  

i. No more than 5 customers are permitted on the premises at any one time.  

Sec. 7.3.2. Group Living 

A. Defined Residential occupancy of a structure by a group of people that does not meet the definition of 
household living. Generally, group living facilities have a common eating area for residents, and residents 
may receive care or training.  

The Fair Housing Act (42 U.S.C. Section 3604(f)(3)) makes it unlawful to make a dwelling unavailable to a 
person because of race, color, national origin, sex, familial status, handicap or disability. No policy or practice 
of this Development Code is intended to have a disparate impact on a protected class. Further, in order to 
avoid prohibited discrimination, if a person or persons identified as a protected class believes a reasonable 
accommodation can be made to any use restriction, that person or persons are required to make application 
for a conditional use or zoning text or map change.  

B. Boarding/Rooming House    

1. Defined A facility that contains individual rooms without cooking facilities that are rented to the 
general public. The facility may or may not contain shared living areas and cooking facilities.  

2. Basic Use Standards    

a. No boarding/rooming house may be located within 1,320 feet of another boarding house (as 
measured in a straight line from property line to property line).  

b. Every boarding/rooming house must provide resident management. The resident manager's 
name and room number must be placed on the primary entrance of the dwelling.  

C. Hospice    

1. Defined A health care facility for the terminally ill that emphasizes pain control and emotional support 
for the patient and family, typically refraining from taking extraordinary measures to prolong life.  

D. Institutional Residential    

1. Defined An umbrella term that encompasses the following uses as defined below: assisted living 
community, independent living, intermediate care home, nursing home, personal care home and 
skilled nursing care facility.  

a. Assisted Living Facility Residences for the frail elderly that provide rooms, meals, personal care, 
and supervision of self-administered medication.  

b. Independent Living Adults at least 55 years of age or older living within multi-family rental 
properties with central dining facilities that provide residents, as part of their monthly fee, access 
to meals and other services such as housekeeping, linen service, transportation, and social and 
recreational activities. Independent living facilities do not provide, in a majority of the units, 
assistance with activities of daily living such as supervision of medication, bathing, dressing, and 
toileting. There are no licensed skilled nursing beds on the property.  

c. Intermediate Care Home A facility that admits residents on medical referral only, and includes 
the provision of food, and special diets when required, shelter, laundry and personal care 
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services, such as help with dressing, getting in and out of bed, bathing, feeding, medications and 
similar assistance, such services being under appropriate licensed supervision. Intermediate care 
does not normally include providing care for bed-ridden patients except on an emergency or 
temporary basis.  

d. Nursing Home A facility that admits patients on medical referral only and for whom 
arrangements have been made for continuous medical supervision, maintains the services and 
facilities for skilled nursing care, rehabilitative nursing care, and has a satisfactory agreement 
with a physician and dentist who will be available for any medical or dental emergency and who 
will be responsible for the general medical and dental supervision of the home.  

e. Skilled Nursing Care Facility A facility that admits residents on medical referral; it maintains the 
services and facilities for skilled nursing care and has a satisfactory agreement with a physician 
and dentist who will provide continuing supervision including emergencies; it complies with rules 
and regulations of the Georgia Department of Human Resources. The term "skilled nursing care" 
means the application of recognized nursing methods, procedures, and actions directed toward 
implementation of the physician's therapeutic and diagnostic plan, detection of changes in the 
human body's regulatory system, preservation of such body defenses, prevention of 
complications and emotional well-being, including but not limited to the following:  

i. The administration of oral or injectable medications which cannot be self-administered. 
Other examples include the administration of oxygen, the use of suction, the insertion or 
changing of catheters, the application of medicated dressings, the use of aseptic technique 
and preparation of the patient for special procedures;  

ii. Observation in the care of the patient for symptoms and/or physical and mental signs that 
may develop and which will require attention of the physician and a revision in the 
patient's treatment regimen.  

E. Personal Care Home    

1. Defined Any dwelling, whether operated for profit or not, which undertakes through its ownership or 
management to provide or arrange for the provision of housing, food service, and one or more 
personal services for 3 or more adults who are not related to the owner or administrator by blood or 
marriage.  

2. Basic Use Standards    

a. The personal care home must be operated in a manner compatible with the neighborhood and 
must not be detrimental to adjacent properties as a result of traffic, noise, light, refuse, parking 
or other activities.  

b. The operator of the personal care home must comply with all applicable local, state and federal 
laws and regulations. Copies of all applicable licenses and permits, including but not limited to, a 
business license, and other required State licenses must be provided at the time of application.  

c. The personal care home must comply with all applicable building, housing and fire codes.  

d. To prevent the institutional atmosphere created by concentrating or clustering of personal care 
homes, thereby defeating the goal of integrating individuals into the community, each personal 
care home must be located a minimum of ¼-mile from any other personal care home.  

3. Additional Limited Use Standards    

a. If located in a Protected Neighborhood zoning district, the design and or maintenance of the 
structure used for the personal care home must be residential in appearance and in keeping with 
neighboring homes.  
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b. Care provided to 4 residents or more must obtain a Conditional Use Permit prior to applying for a 
business license.  

Sec. 7.3.3. Reserved 

Sec. 7.3.4. Rehabilitation or Treatment Facility 

A. Defined A facility licensed by the State of Georgia that provides treatment for persons who present a direct 
threat to the persons or property of others. Includes persons convicted for illegal manufacture or distribution 
of a controlled substance, sex offenders, and juvenile offenders. Includes facilities that provide transient 
housing related to post-incarceration and social service programs. Includes Rehabilitation Centers and 
Community Living Arrangements.  

Div. 7.4. Public and Civic Uses6 

Sec. 7.4.1. Civic 

A. Defined Places of public assembly that provide ongoing governmental, life safety, educational and cultural 
services to the general public, as well as meeting areas for religious practice.  

B. College/University    

1. Defined An institution of higher education having authority to award associates, bachelors and higher 
degrees.  

C. Place of Assembly    

1. Defined Defined: Facility where a group of persons congregates for civic, cultural, fraternal, political, or 
social purposes, including events centers, auditoriums, and movie theaters. Activities take place 
primarily indoors.  

2. Basic Use Standards    

a. Outdoor areas may be provided as accessory to the primary use.  

D. Government Facility    

1. Defined Any building, structure, or use owned or operated by the federal government, State of 
Georgia, Fulton County, or other county, the City of Sandy Springs or other municipality, or any 
authority, agency, board, or commission of the above governments, that is employed to serve a public 
purpose, including, but not limited to, government administrative buildings, post offices, police, fire 
and EMS stations, public health facilities, public works facilities and community centers.  

E. Library, Museum    

1. Defined A facility having public significance by reason of its architecture or former use or occupancy, or 
a building serving as a repository for a collection of books, natural, scientific, literary curiosities or 
objects of interest, or works of art, and arranged, intended, and designed to be viewed by members of 
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the public, with or without an admission fee, and which may include as an accessory use the sale of 
goods to the public as gifts or for their own use.  

2. Basic Use Standards    

a. In the ON- District, the following Basic Use Standards apply:  

i. Lot area shallmust be a minimum of one (1) acre and a maximum of three (3) acres.  

ii. Access shallmust be from an arterial street.  

iii. The maximum lot coverage and maximum building height shallmust not exceed those in 
the ON- District.  

F. Place of Worship    

1. Defined A building or structure that by design and construction is primarily intended for conducting 
organized religious services. Associated accessory uses include, but are not limited to, schools, 
gymnasiums, meeting halls, indoor and outdoor recreational facilities, clergy house, rectory, day care, 
counseling, and kitchens.  

2. Basic Use Standards    

a. No buildings and use areas/structures other than parking and pedestrian walkways may be 
located within 75100 feet of any Protected Neighborhood district used for residential purposes.  

b. No parking areas may be located within 50 feet of any Protected Neighborhood district used for 
residential purposes.  

c. Any associated day care centers, private schools, recreational fields or other uses requiring a 
conditional use permit as a stand-alone use in that zoning district are allowed only under a 
separately approved conditional use permit for each use.  

d. The maximum lot coverage and maximum building height beyond those of the underlying zoning 
district are determined through the Conditional Use Permit process.  

e.  Day care facilities (see Sec. 7.5.5) in association with (not third party) the place of worship do not 
require a separate conditional use permit. Associated play areas shall be located within a 
courtyard setting or interior to the site. Ultimately, the Director shall consider potential for 
impacts to the neighboring properties. Any other play areas may be granted through the 
conditional use process. 

G. Prison/Correctional Facility    

1. Defined A public or state-licensed privately-owned building, and all accessory uses and structures, used 
for long-term confinement housing and supervision of persons who are serving terms of imprisonment 
for violation of criminal laws. A prison is distinguished from a jail, in that a prison is considered to be 
larger and for longer terms, and is normally operated under the authority or jurisdiction of the State or 
Federal government.  

2. Basic Use Standards    

a. Minimum lot size is 100 acres.  

b. All boundary lines of the property included within the conditional use permit must be at least 500 
feet from the properties listed below:  

i. Any residential use.  

ii. The property line of any public recreational facilities.  
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iii. Public or private institutional uses.  

c. All boundary lines of the property included within the conditional use permit must be located at 
least 10 miles from any other prison/correctional facility.  

d. Together with the application for a conditional use permit, a certified boundary survey of the site 
and the use of adjoining properties should be submitted. If any of the uses or zoning districts 
mentioned above are within 500 feet or another prison/correctional facility is located within 10 
miles, they must be identified by map as part of the use permit application.  

H. School, Private (K-12)    

1. Defined An educational use having a curriculum at least equal to a public school, but not operated by 
the Fulton County Board of Education.  

2. Basic Use Standards    

a. Day care facilities (see Sec. 7.5.5) in association with the school do not require a separate 
conditional use permit.  

b. No buildings and refuse area may be located within 100 feet of a Protected Neighborhood district 
used for residential purposes.  

c. No active outdoor recreation area may be located within 100 feet of a Protected Neighborhood 
district used for residential purposes.  

d. No parking areas may be located within 50 feet of any Protected Neighborhood district used for 
residential [purposes].  

e. Student drop-off and vehicular turn-around facilities must be provided on-site so that vehicles 
may re-enter the street in a forward manner.  

f. Off-site stadium:  

i. Vehicular access is prohibited from a local street.  

ii. A minimum 200-foot buffer and minimum 10-foot improvement setback must be provided 
along all common lot lines adjacent to a Protected Neighborhood or Urban Neighborhood 
district.  

iii. The hours of operation are limited to 6:00 AM and 11:00 PM adjacent to a street right-of-
way or residential district.  

g. In the ON- District, the following Basic Use Standards apply:  

i. Lot area shallmust be a minimum of one (1) acre and a maximum of three (3) acres.  

ii. Access shallmust be from an arterial street.  

iii. The maximum lot coverage and maximum building height shallmust not exceed those in 
the ON- District.  

iv. There shallmust be no more than 150 students per lot area of one (1) to three (3) acres.  

v. There shallmust be no athletic facilities on site. Any requirement for student recreation 
areas shallis be permitted, as is required by the appropriate regulating State Authority.  

vi. Day care facilities associated with K-12 Private schools are limited to:  

a) early childhood education (not elder or senior care);  

b) a location interior to the School facility; and  
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c) shallmust be included in the enrollment cap.  

vii. A school as defined by the state of Georgia, shallmust be located no closer than 200 
yards from any other school from property line to property line. 

3. Additional Limited Use Standards    

a. Minimum lot area is 1 acre.  

b. Permitted curb cut access must not be from a local street.  

c. The maximum lot coverage and maximum building height beyond those of the underlying zoning 
district are determined through the Conditional Use Permit process.  

I. School, Public (K-12)    

1. Defined An educational facility for students in grades pre-kindergarten through 12 operated by the 
Fulton County Board of Education. Includes charter schools.  

Sec. 7.4.2. Recreation and Open Space 

A. Defined Uses focusing on natural areas consisting mostly of vegetation, passive or active outdoor recreation 
areas, and having few structures.  

B. Cemetery/Mausoleum    

1. Defined Any land or structure in the City dedicated to and used for interment of human or pet remains. 
It may be a burial park for earth interments, a mausoleum for vault or crypt interments, a columbarium 
for storing urns containing human or pet remains, or a combination of one or more of the above.  

2. Basic Use Standards    

a. Permitted curb cut access must only be from a major thoroughfare or nonresidential local street, 
unless in conjunction with a place of worship.  

b. No building may be located within 100 feet of a Protected Neighborhood district used for 
residential purposes.  

c. Above ground monuments may not be located within 50 feet of any property line.  

d. All other structures, including earth interments, must meet the minimum setbacks or 10 feet, 
whichever is greater.  

e. No parking areas may be located within 50 feet of any Protected Neighborhood district used for 
residential purposes.  

f. Buildings shallmust not exceed 35 feet in height.  

g. Any security lighting shallmust have a controlled footprint and be screened from adjacent 
residential areas.  

h. The maximum lot coverage is determined through the Conditional Use Permit process.  

i. An undisturbed natural vegetative buffer of 25 feet shallmust be located and maintained along all 
side and rear lot lines.  

j. Copies of applicable local, state, and federal permits must be provided to the Department prior 
to the issuance of a Certificate of Occupancy.  

C. Reserved    

D. Conservation Area    
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1. Defined A tract of land that is protected in order to ensure that natural features, cultural heritage or 
biota are preserved. May include recreation trails, greenways and nature preserves.  

E. Golf Course    

1. Defined A use of land for playing the game of golf. The term does not include miniature golf, but may 
include a clubhouse and a driving range as an accessory use.  

2. Basic Use Standards    

a. Permitted curb cut access must be from a major thoroughfare or nonresidential local street, 
unless shown on the approved preliminary plat of a single -unit detached subdivision.  

b. When located outside of a single -unit detached subdivision, where a golf course is located 
adjacent a Protected Neighborhood district used for residential purposes, Protected 
Neighborhood Transition standards apply (see Div. 6.4Sec. 8.32.6.).  

c. When located adjacent to any street right-of-way or Protected Neighborhood district, hours of 
operation are limited to the hours of 8:00 AM and 11:00 PM.  

d. The need for any accessory netting associated with a driving range, tee, green, fairway or other 
course feature that is proposed to exceed the maximum zoning district height must be reviewed 
by the Director. A report prepared by a qualified engineer or expert documenting that the netting 
is required based upon a safety hazard caused by the driving range, tee, green, fairway or other 
course feature must be submitted with the application in support of the proposed height.  

F. Reserved    

G. Residential Subdivision Amenity    

1. Defined Improved areas designed and intended for the playing of a game such as basketball, volleyball 
or tennis, and indoor or outdoor facilities such as community meeting rooms, picnic areas, swimming 
pools or playgrounds. These facilities serve dwelling units and are owned and/or controlled by a 
neighborhood club, homeowner'’s association, or similar organization. The term "“subdivision 
amenity"” includes fences surrounding the recreational amenity and all surface area inside the fences 
and overhead lighting fixtures (See Sec. 8.5.4) accessory to the same.  

2. Basic Use Standards    

a. Use of the subdivision amenity is limited to residents and guests of the neighborhood in which 
they are located.  

b. Where subdivision amenity is located adjacent to a Protected Neighborhood district that is not 
part of the same subdivision or neighborhood, Protected Neighborhood Transition standards 
apply (see Div. 6.4Sec. 8.32.6.).  

c. The need for any accessory netting associated with a driving range, tee, green, fairway or other 
course feature that is proposed to exceed the maximum zoning district height must be reviewed 
by the Director. A report prepared by a qualified engineer or expert documenting that the netting 
is required based upon a safety hazard caused by the driving range, tee, green, fairway or other 
course feature must be submitted with the application in support of the proposed height.  

D. All swimming pools must be completely surrounded by an enclosure that meets the 
requirements of the International Swimming Pool and Spa Code as well as the requirements in 
Sec. 8.32.10. The enclosure must be in place prior to pool completion. Materials and construction 
must comply with the regulations administered by the Fulton County Health Department.  

H. Reserved    
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I. Recreational Facility    

1. Defined Equipment and areas prepared for use for indoor and outdoor recreational and leisure 
purposes including, but not limited to:to playground equipment, including swing sets and climbing 
structures; recreational courts; swimming pools; recreational fields; community picnic pavilions, 
including covered facilities with grills or fire rings, and community buildings for recreational events. 
Trails and bikebicycle paths through open spaces are not typically considered recreational facilities. 
Recreational facility does not include public park facilities or subdivision amenities.  

2. Basic Use Standards    

a. All swimming pools must be completely surrounded by an enclosure that meets the 
requirements of the International Swimming Pool and Spa Code as well as the requirements in 
Sec. 8.32.10. The enclosure must be in place prior to pool completion. Materials and construction 
must comply with the regulations administered by the Fulton County Health Department.  

b. The need for any accessory netting associated with a driving range, tee, green, fairway or other 
course feature that is proposed to exceed the maximum zoning district height must be reviewed 
by the Director. A report prepared by a qualified engineer or expert documenting that the netting 
is required based upon a safety hazard caused by the driving range, tee, green, fairway or other 
course feature must be submitted with the application in support of the proposed height.  

Sec. 7.4.3. Utilities 

A. Defined Utilities include the following.  

1. Minor Utilities Public or private infrastructure serving a limited area with no on-site personnel, 
including on-site stormwater retention or detention facility, neighborhood serving telephone 
exchange/switching center, gas/ electric/telephone/cable transmission lines, water and waste 
water pump station or lift station, gas gates, reservoir, control structure, drainage well, water 
supply water well, utility and public service uses.  

2. Major Utilities Public or private infrastructure serving the general community, and often 
requiring on-site personnel, including aeration facility, electrical substation, electric or gas 
generation plant, filter bed, transmission towers, waste treatment plant, water tower or tank, gas 
metering and control stations.  

Sec. 7.4.4. Wireless Communication 

A. Defined A facility for the provision of radio waves or wireless service.  

B. Alternative Support Antenna Structure and Roof-Mounted Antenna    

1. Defined Roof-mounted antennas, clock towers, campaniles, free standing steeples, light structures and 
other alternative support structures that camouflage or conceal antennas as an architectural feature 
(man-made trees are prohibited).  

2. Basic Use Standards    

a. New antenna structures must be set back a distance equal to the height of the tower from a 
property line unless the structure is proposed to be located on an existing building.  

b. Above-ground equipment shelters must be surrounded by a minimum 10-foot wide buffer.  

c. Rooftop antennas and associated structures must not project more than 10 feet above roof line.  
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d. Height must not exceed 150 feet from existing grade unless co-located with or replacing an 
existing antenna that is legally non-conforming.  

C. Amateur Radio Antenna    

1. Defined A radio communication facility that is an accessory structure to a single-familysingle unit 
dwelling unit and is operated for non-commercial purposes by a Federal Communication Commission 
licensed amateur radio operator.  

2. Basic Use Standards    

a. All antennas must be located in the rear yard.  

b. The maximum height allowed is 90 feet. Any request to exceed the maximum height requires a 
conditional use permit, as provided in Div. 11.3.  

c. All antennas must be set back from all property lines 1/3 of the height of the antenna or the 
district setback requirements, whichever is greater. The antenna must be located a distance 
equal to or greater than the antenna height from existing residential dwellings, excluding the 
owner'’s primary dwelling or structure.  

d. The antenna must not be lit.  

e. All antennas must be constructed with an anti-climbing device.  

f. All antennas must be painted in a neutral color identical to or closely compatible with 
surroundings, subject to the approval of the Director.  

g. All guy wires must be anchored on-site and outside of any right-of-way.  

D. Tower Antenna    

1. Defined Any structure that is designed and constructed primarily for the purpose of supporting one or 
more antennas, including self-supporting lattice towers, guyed towers and monopoles but not 
alternative antenna support structures. The term includes, but is not limited to, radio and television 
transmission towers, microwave towers, common carrier towers and cellular telephone towers, but 
excludes amateur radio antenna.  

2. Basic Use Standards    

a. New tower and accessory structures must be set back a distance equal to 1.5 times the height of 
the tower from a property line or any street right-of-way or residential district.  

b. Tower and associated facilities must be enclosed by fencing not less than 6 feet in height and 
towers must be equipped with an anti-climbing device, and screened (see Sec. 8.32.9.B).  

c. Height must not exceed 200 feet from existing grade. Height must be calculated to include all 
appurtenances (e.g. light, marking) required by the F.A.A.  

d. No new Tower Antenna may be located within 2,640 feet of any existing Tower Antenna.  

Div. 7.5. Commercial Uses7 
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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. 

Sec. 7.5.21. Adult Establishment 

A. Defined Adult establishment is defined as set forth in Sec. 26-22 of the City Code.  

B. Intent and Findings It is the intent of this Section to regulate the place and manner of the operation of Adult 
Establishments as defined in Sec. 26-22 of the City Code. It is well established and has been the experience of 
other communities in Georgia and throughout the United States that adult establishments have been 
associated with disorderly conduct, prostitution, negative impacts on surrounding properties, and other 
adverse secondary effects. This Section advances the substantial government interest in promoting and 
protecting public health, safety, and general welfare, and maintaining law and order. The Section is narrowly 
constructed to protect the First Amendment rights of citizens of Sandy Springs while furthering the 
substantial governmental interest of combating the secondary effects of adult establishments from areas 
and uses in the community which are incompatible. Areas and uses which are to be protected from adult 
establishments include but are not limited to residential, churches, day care centers, libraries, recreational 
facilities, and schools. The City Council hereby readopts and incorporates by reference the findings and 
secondary effects evidence concerning adult establishments in the legislative record for Chapter 26, Article II 
of the Code of the City of Sandy Springs, Georgia and for ordinances adopting and amending those 
provisions. Specifically, the City Council incorporates here all of the secondary effects evidence and findings 
contained in Sec. 26-21 of the City Code.  

The City Council finds, based upon an October, 1980, study by the Minnesota Crime Prevention Center, Inc., 
Minneapolis, Minnesota, entitled "“An Analysis of the Relationship Between Adult Entertainment 
Establishments, Crime, and Housing Values"”, that adult establishments are significantly related to 
diminishing market values of neighboring residential areas, that adult establishments should not be located 
in residential areas, and that adult establishments should be permitted only in locations that are at least 
1/10 mile, or approximately 500 feet, from residential areas.  

The City Council further finds, based upon a June, 1978, study by the Division of Planning of the St. Paul, 
Minnesota, Department of Planning and Economic Development and the Community Crime Prevention 
Project of the Minnesota Crime Control Planning Board entitled "“Effects on Surrounding Area of Adult 
Entertainment Businesses in Saint Paul"”, that the presence of adult establishments correlates with a 
decreasing market value of neighboring residential areas, that adult establishments tend to locate in areas of 
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poorer residential condition, tend to be followed by a relative worsening of the residential condition, and 
that more than two adult establishments in an immediate area is associated with a statistically significant 
decrease in residential property market value, and that such a concentration of adult establishments in a 
given area should be discouraged. The study also finds that such worsening of residential conditions will 
adversely affect uses found in residential areas or in the proximity of residential areas, such as public 
recreational facilities, public or private institutional uses, churches, schools, universities, colleges, trade-
schools, libraries, and day care centers.  

The City Council further finds, based upon a May 19, 1986, land use study conducted in Austin, Texas, that an 
adult establishment within one block of a residential area decreases the market value of homes, that adult 
establishments are considered a sign of decline by lenders, making underwriters hesitant to approve the 90-
95 percent financing many home buyers require, and that patrons of adult establishments tend to be from 
outside the immediate neighborhood in which the adult establishment is located.  

The City Council further finds, based upon a March 3, 1986, study conducted by the Oklahoma City, 
Oklahoma, Community Development Department entitled "“Adult Entertainment Businesses in Oklahoma 
City -– A Survey of Real Estate Appraisers"”, that an adult establishment will have a negative effect on 
residential property market values if it is located closer than one block to residential uses.  

The City Council further finds that the regulation of adult establishments was carefully considered by a work 
group of Fulton County staff drawn from the areas of law enforcement, land use, land planning, and law; by 
the Planning Commission at public meetings open to the citizens of Sandy Springs where public comment 
was available; and by a committee of citizens with expertise in law, real estate, land use, and other 
disciplines, who have reviewed the effects of adult establishments on market values of residential and other 
property, and that the information gathered and results of this informal study support the need for these 
development standards.  

This portion of the zoning ordinance is intended to be a carefully tailored regulation to minimize the adverse 
land use impacts caused by the undesirable secondary effects of adult establishments, and the City Council 
finds that restricting adult establishments to certain zones and imposing development standards can 
legitimately regulate adult establishments by establishing zones where adult establishments are least 
incompatible with other uses or the surrounding neighborhood, and by requiring minimum distances to be 
maintained between adult establishments and other uses so as to afford the most protection to residential 
uses.  

It is not the intent of the City Council, in enacting this portion to the zoning ordinance, to deny to any person 
rights to speech protected by the United States or Georgia Constitutions, nor is it the intent to impose any 
additional limitations or restrictions on the contents of any communicative materials, including sexually-
oriented films, videotapes, books, or other materials; further, in the adoption of this amendment to the 
zoning ordinance, the City Council does not intend to deny or restrict the rights of any adult to obtain or view 
any sexually oriented materials protected by the United States or Georgia Constitutions, nor does it intend to 
restrict or deny any constitutionally protected rights that distributors or exhibitors of such sexually-oriented 
materials may have to sell, distribute, or exhibit such constitutionally protected materials; finally, in the 
enactment of this portion of the zoning ordinance, the City Council intends to adopt a content neutral 
measure to address the secondary effects of adult establishments in continuation of practices that previously 
applied to the citizens of the now incorporated City of Sandy Springs as when they were formerly citizens 
residing in unincorporated Fulton County.  

The City Council hereby re-adopts and incorporates these pre-enactment findings and evidence into the 
adoption of the following code amendments.  

C. Basic Use Standards    

1. An adult establishment must be located at least 300 feet from the properties listed below:  
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a. The property line of any property in a Protected Neighborhood district, Urban Neighborhood 
district. Or of any property used for residential purposes; and  

b. The property line of any public park, public recreational fields, public recreational courts, public 
golf course, public playground, public playing field, government building owned and/or occupied 
by such government, library, civic center, public or private school, commercial day care facility or 
place of worship.  

c. For the measurements required by paragraph C.1.a. and b., the distance shallmust be measured 
in a straight line from the structure or tenant space of the applicable adult establishment to the 
closest property line of the zoned property or uses outlined in subparts a or b, above. Where 
property conditioned for residential purposes is part of a mixed use development, the distance 
shallmust be measured to the closest boundary of the area shown on the approved site plan as 
conditioned for residential purposes. Where a use listed in subpart b is located in a structure or 
tenant space in a multi-tenant development, the distance shallmust be measured to the structure 
or tenant space of that use rather than the property line of the overall development, so as to 
maximize the number of locations available to adult establishments. The zoning and/or use of 
land in adjacent jurisdictions shallwill not disqualify any location within the City of Sandy Springs 
from being available to an adult establishment.  

2. No adult establishment shall be located any closer than 400 feet from any other adult establishment. 
For the measurement required by this subsection, distance shall be measured in a straight line from 
the nearest public entrance of the structure or tenant space of the adult establishment to the nearest 
public entrance of the structure or tenant space of the other adult establishment.  

3. No adult entertainment establishment shall be located any closer than 50 feet from any establishment 
authorized and licensed to sell alcoholic beverages or malt beverages or wine for consumption on the 
premises. For the measurement required by this subsection, distance shall be measured from the 
nearest public entrance of the structure or tenant space of the adult entertainment establishment to 
the nearest entrance to the public of the structure or tenant space of the establishment authorized and 
licensed to sell alcoholic beverages or malt beverages or wine for consumption on the premises.  

4. Notwithstanding any provision in this Development Code or the Sandy Springs Code of Ordinances to 
the contrary, an adult establishment in a location that satisfies the standards of this Section shall not 
be rendered nonconforming, nor shall the location be deemed non-compliant with this Section or 
Section 26-23 of the City Code, by virtue of the subsequent establishment of a land use or zoning 
district specified in this Section.  

D. Other Regulations    

1. Adult establishments that satisfy the requirements of this Section shall not be required to satisfy any 
discretionary standard under this Development Code or the City of Sandy Springs Code of Ordinances 
to open and engage in protected expression.  

2. See also Chapter 26, Article II, Adult Establishments, of the Sandy Springs Municipal Code.  

E. In the PM- Districts Adult establishments are allowed in the PM-12/15 District. No other PM-Districts allow 
adult establishments.  

Sec. 7.5.32. Animal Care 

A. Defined A facility providing care and boarding of domesticated animals for compensation including animal 
hospital, doggy day care, kennel, pet boarding, pet grooming, pet training facility, veterinary office, and 
horse stables. Animal care includes the following:  
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1. Animal Care, Indoor    

a. Defined A completely enclosed soundproof indoor facility designed or arranged for the care of 
animals without any outdoor activity. No outdoor activity associated with care of animals is 
allowed, including outdoor walking of dogs, for indoor animal care in a multi-tenant building.  

b. Basic Use Standards    

i. In a freestanding, single-tenant building, a fenced, outdoor area not to exceed 25% of the 
building floor area may be created for walking dogs on a leash (provided that no dogs are 
allowed off-leash).  

2. Animal Care, Outdoor    

a. Defined A facility designed or arranged for the care of animals that includes outdoor activity.  

b. Additional Limited Use Standards    

i. All outdoor exercise areas and runs must be fenced for the safe confinement of animals;  

ii. Adjacent to all common lot lines, a District Boundary Buffer applies (see Sec. 8.32.7).  

iii. No animal may be outdoors between 11:00 PM and 6:00 AM; and  

iv. No part of any building, structure or run in which animals are housed may be closer than 
150 feet from any property line, except:  

1. Property owned or occupied by an owner or operator of the facility; or  

2. A completely enclosed soundproof indoor facility, which is allowed to meet 
only the required District setbacks.  

Sec. 7.5.3. Reserved 

Sec. 7.5.4. Reserved 

Sec. 7.5.5. Day Care 

A. Defined A use in which shelter, care and supervision for 7 or more children or adults on a regular basis away 
from their residence for less than 24 hours a day. A day care facility may provide basic educational 
instruction.  

Day care includes adult day care, child care learning center and preschool. See Sec. 7.8.4 for Family Day Care 
Home.  

B. Basic Use Standards    

a. All day care must meet the applicable standards of the Georgia Department of Early Care and Learning, 
or the Georgia Department of Community Health, as applicable.  

Sec. 7.5.6. Reserved 

Sec. 7.5.7. Medical 

A. Defined A facility providing medical or surgical care to patients. Some facilities may offer overnight care.  

B. Hospital    
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1. Defined An institution classified and having a permit as a hospital from the Georgia Department of 
Community Health pursuant to the O.C.G.A. and the rules and regulations of the Georgia Department 
of Community Health.  

Sec. 7.5.8. Office 

A. Defined A facility used for activities conducted in an office/shared office setting and generally focusing on 
business, professional or financial services. Office includes the following:  

1. Business services including, but not limited to, advertising, business management consulting, computer 
or data processing, graphic design, commercial art or employment agency.  

2. Counseling in an office setting.  

3. Financial services including, but not limited to, lender, investment or brokerage house, bank, call 
center, bail bonds, insurance adjuster, real estate or insurance agent, mortgage agent or collection 
agency.  

4. Professional services including, but not limited to, lawyer, accountant, auditor, bookkeeper, engineer, 
architect, sales office, travel agency, interior decorator or security system services.  

5. Radio, TV station, recording studio.  

6. Trade, vocational, technical, business school, cooking school or culinary facility .  

Sec. 7.5.9. Reserved 

Sec. 7.5.10. Overnight Lodging 

A. Defined Accommodations arranged for short term stays, but not including short term rentals.  

B. Bed and Breakfast    

1. Defined A facility where overnight accommodations not exceeding 5 rooms are provided for 
compensation, with or without a morning meal, and which may include an afternoon or evening meal 
for guests, and where the owners of the facility live on the premises. Bed and breakfast does not 
include retail uses, public bar, conference center or special event facilities.  

2. Basic Use Standards    

a. A minimum of 2 guest rooms and a maximum of 5 guest rooms are permitted.  

b. No parking in the minimum front yard.  

c. The Bed and Breakfast is owner-occupied.  

C. Boutique Hotel    

1. Defined A facility not exceeding 30 rooms where overnight accommodations for 15 consecutive days or 
less are provided for compensation.  

2. Basic Use Standards    

a. All guest rooms must be accessed through a central lobby and interior corridors only.  

b. A boutique hotel may include as accessory uses the following: full dining, retail use, and special 
event facilities.  

D. Hotel    
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1. Defined A facility with more than 30 rooms where overnight accommodations for 15 consecutive days 
or less are provided for compensation.  

2. Basic Use Standards    

a. A hotel may include as accessory uses the following: full dining, retail uses, special events and 
conference center facilities.  

b. All guest rooms must be accessed through a central lobby and interior corridors only.  

E. Executive Suites Hotel    

1. Defined A facility with more than 30 rooms where overnight accommodations are provided for 
compensation.  

2. Basic Use Standards    

a. A maximum of 70% of the guest rooms may be equipped with cooking facilities;  

b. A fire suppression system is required in all guest rooms with cooking facilities;  

c. Food preparation areas must be physically separate and distinct from sleeping areas;  

d. All guest rooms must be accessed through a central lobby and interior corridors only;  

e. An attendant must be stationed at the front desk for 24 hours a day;  

f. A limited-service restaurant offering at least two meals daily must be provided;  

g. At least 3 amenities of the following must be provided:  

i. Swimming pool;  

ii. Fitness center;  

iii. Valet service;  

iv. Conference space of minimum 3,000 sq. ft.;  

v. Dog park of minimum 200 sq. ft.;  

vi. Other amenities may be approved by the Director.  

Sec. 7.5.11. Parking Structure, Commercial 

A. Defined A structurefacility, not a lot, that provides parking as a principal use. A fee may or may not be 
charged.  

Sec. 7.5.12. Passenger Terminal 

A. Defined A facility for trains, buses, taxis or limo services, or for utilizing shared transportation options. 
Passenger terminal includes facilities for the following:  

1. Bus transfer facility or bus station.  

2. Car share facility.  

3. Limousine or taxi service.  

4. Light rail station.  

5. Rail station.  
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6. Rapid rail transportation system.  

Sec. 7.5.13. Personal Service 

A. Defined A facility involved in providing personal or repair services to the general public. Personal service may 
include the following:  

1. Beauty, hair or nail salon.  

2. Catering service.  

3. Cleaning establishment, dry cleaning, laundry, laundromat.  

4. Copy center, printing, binding, photocopying, blueprinting, mailing service.  

5. Dance, martial arts, music studio or classroom.  

6. Funeral home, crematory, mortuary and undertaking establishment, pet funeral home in a standalone 
building.  

7. Locksmith.  

8. Gym, health spa, tanning salon, personal trainer or yoga studio.  

9. Optometrist.  

10. Repair of appliances, bikebicycles, canvas product, clocks, computers/tablets, jewelry, mobile phones, 
musical instruments, office equipment, shoes, televisions, watches or similar items.  

11. Tailor, milliner, upholsterer, embroiderer.  

12. Therapeutic massage.  

13. Tattoo parlor, body piercing.  

14. Taxidermist.  

15. Tutoring.  

16. Wedding chapel.  

Sec. 7.5.14. Restaurant 

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

1. Brewpub (subject to the barrel limitation prescribed in O.C.G.A. Sec. 3-5-36).  

2. Bakery, cake shop.  

3. Coffee, tea shop.  

4. Juice bar, smoothie shop.  

5. Restaurant.  

6. Yogurt or ice cream shop.  

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 
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prescribed in O.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.    

Sec. 7.5.15. Retail 

A. Defined A facility involved in the sale, lease or rental of new or used products. Retail includes the following:  

1. Antiques, appliances, art supplies, batteries, bikebicycles, books, building supplies, cameras, carpet and 
floor coverings, crafts, clothing, computers, convenience goods, dry goods, electronics, fabric, flowers, 
furniture, garden supplies, gifts or novelties, groceries, hardware, home improvement, household 
products, jewelry, medical supplies, music, musical instruments, office supplies, package shipping, pets, 
pet supplies, pharmaceuticals, phones, photo finishing, picture frames, plants, pottery, printed 
materials, produce, seafood, shoes, souvenirs, sporting goods, stationery, tobacco, toys, vehicle parts 
and accessories, videos, video games and related products.  

2. Fuel pumps, fuelgas station.  

3. Pawnshop.  

4. Payday/title loans or check cashing.  

B. Reserved    

C. Fireworks Retail Facility    

1. Defined A fireworks retail facility includes:  

a. Fireworks Consumer Fireworks Retail Sales Facility. A permanent or temporary building or 
structure or Consumer Fireworks Retail Sales Stand that is used primarily for the retail display 
and sale of consumer fireworks to the public. Does not include a tent, canopy or membrane 
structure. Primarily means that 80% or greater of the Consumer Fireworks Retail Sales Facility is 
used for the retail display and sale of consumer fireworks to the public.  

b. Fireworks Store. A building classified as a mercantile occupancy that contains a variety of 
merchandise and that is not used primarily for the retail sales of consumer fireworks. Includes 
such buildings with at least 4,000 square feet of retail display space and wherefrom:  

1. No more than 25% of such retail display space is used for consumer fireworks and items or 
products as provided under O.C.G.A. § 25-10-1(b)(2)1; and  

2. Other items or products which are not consumer fireworks or items or products as 
provided for under O.C.G.A. § 25-10-1(b)(2) are sold; and  

3. Provided, further, that such term means a person, firm, corporation, association, or 
partnership with more than one mercantile location, where all such mercantile locations 
are collectively known to the public by the same name or share central management.  

2. Basic Use Standards    

a. A fireworks retail facility must be located at least 200 feet from any Protected Neighborhood 
district.  

D. Fuel Pumps, Gas Fuel Station    
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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 façade 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. 

Fuel pumps or gas stations may be expanded to an adjacent site with conditional use permit 
approval by the City Council. 

k. Relocation of Existing Fuel Pumps or Fuel Stations  

Existing fFuel pumps or gas fuel stations may be relocated to an alternative site within the CX-, 
CC- or IX- districts with a Cconditional Uuse Ppermit approval by the City Council. Any new fuel 
pumps or gas station must be located at least ½-mile from any existing fuel pump or gas station. 
The ½-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 Uuse 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.  

d. Open  

 

 A canopy for fuel pumps or a gas station may be considered to meet the build to requirement of 
this Development Code, provided it is located within the build-to zone, isshall be architecturally-
integrated with any associated commercial building on the site, and does shall not include any 
signs. Canopy support columns shall be fully encased with materials that are complementary to 
those used on the main building. The canopy band face shall be of a color consistent with that of 
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the main structure or an accent color. Primary or fluorescent colors must not exceed ten percent 
(10%) of each façade. 

f. Any pavement associated with vehicles must be screened from view, except for drive entrances, 
using landscaping (see Sec. 8.2.2, Parking Lot Landscaping).  

g. No fuel pumps or gas station apparatus may shall be located within 10050 feet of the lot line of a 
Protected Neighborhood property.  

 

E. Pawnshop    

1. Defined An establishment engaged in a business involved in any part of the pledge, pawn, or exchange 
of any goods, wares, merchandise, or any kind of personal property or title as security for the 
repayment of money lent. See also Sec. 26-186 of the City Code.  

2. Basic Use Standards    

a. A pawnshop must not be located within 5,000 feet of any other pawnshop or title loan or check 
cashing business (measured in a straight line from building entrance to building entrance).  

F. Title Loans, Check Cashing    

1. Defined A facility engaged in the business of making loans in exchange for possession of the certificate 
of title to property or a security interest in titled property. Also includes check-cashing, which is a 
business other than a bank or savings and loan or similar financial institution that cashes checks for a 
fee as a business activity and may or may not also make title loans as part of that business activity.  

2. Use Standards    

a. Where title loan or check cashing is allowed, it must not be located within 5,000 feet of any other 
title loan or check cashing business or pawnshop (measured in a straight line from building 
entrance to building entrance).  

Sec. 7.5.16. Vehicle Sales and Rental 

A. Defined A facility that sells, rents or leases passenger vehicles, trucks, and other consumer vehicles such as 
motorcycles, boats and recreational vehicles. This definition does not include rental options operated 
without on-site customer and support services (such as car-sharing). Vehicle sales and rental includes the 
following:  

B. Minor Vehicle Sales and Rental    

1. Defined Sales, rental or leasing of passenger vehicles, light trucks, vans and motorcycles.  

2. Additional Limited Use Standards    

a. Minor vehicle rental (but not sales) is permitted as an accessory use only, and must be wholly 
enclosed within a parking structure.  

C. Major Vehicle Sales and Rental    

1. Defined Sales, rental or leasing of commercial vehicles, heavy equipment and manufactured homes. 
Includes recreational vehicles, boats, 18-wheelerstractor-trailers, commercial box trucks, high-lifts, 
construction, heavy earthmoving equipment and manufactured homes.  

2. Basic Use Standards    

a. Access points must be provided at no less than the following:  
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i. Roswell Road: minimum spacing 200 linear feet  

ii. All other streets: 100 linear feet  

b. No trailer or mobile building is permitted on the property (other than a temporary construction 
office).  

c. No part of any service buildings may be located between a primary structure and the primary 
street.  

d. Roll-up, garage or bay doors and similar wide openings must not face a primary street.  

e. Vehicles may not be displayed on elevated platforms. All exterior display areas must be located 
at ground level.  

f. Vehicles must be parked in orderly fashion similar to a regular parking lot.  

g. Outdoor display of tires is prohibited.  

h. Outdoor washing and detailing of vehicles is prohibited. All vehicle service must be conducted 
inside a building.  

i. All sites established after the effective date of this Development Code must conduct loading and 
unloading of vehicles on-site, and must not be designed to require maneuvering or parking on 
streets.  

j. Locations with frontage on Roswell Road: Only manufacturer-authorized new vehicle franchise 
dealerships (offering customary service of new and pre-owned automobiles as an accessory 
service only) are allowed. The minimum total acreage of the dealership must be 3 acres. The 
property may include multiple distinct and separate lots, provided they are located within 1,500 
linear feet of each other measured in a straight line.  

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, and/or other 
consumer vehicles such as motorcycles, boats and recreational vehicles. 

2. Basic Use Standards    

a. All vehicles on must be displayed indoors. 

c. 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.  

 

 
 

Div. 7.6. Industrial Uses8 

 

8Editor's note(s)—Ord. No. 2019-07-19 , § VIII, adopted July 16, 2019, repealed Div. 7.6 in its entirety and set out a 
new Div. 7.6 to read as herein set out. Former Div. 7.6, §§ 7.6.1—7.6.8, pertained to similar subject matter 
and derived from an ordinance adopted April 17, 2018 , §§ 7-116—7-120; and Ord. No. 2018-11-32 , §§ IV, IX.  
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Sec. 7.6.1. Artisanal 

A. Defined A facility for small-scale, craft production, with fewer than 5 employees on the premises at any given 
time. The facility must be open for the sale of products, classes, or other form of interaction with the public 
at least 10 days each month. Artisanal includes the following:  

1. Blacksmith, metalwork.  

2. Ceramics manufacturing.  

3. Food processing.  

4. Woodworking, cabinet makers or furniture manufacturing.  

5. Glass blowing.  

6. Jewelry, silverware and plated ware manufacturing.  

7. Musical instrument manufacturing.  

8. Leatherwork.  

9. Cobbler.  

10. Basket weaving; stitchery/quilting

Sec. 7.6.2. Heavy Industrial 

A. Defined A facility that involves dangerous, noxious or offensive uses or a facility that has smoke, odor, noise, 
glare, fumes, gas, vibration, threat of fire or explosion, emission of particulate matter, interference with 
radio, television reception, radiation or any other likely cause. Heavy industrial includes the following:  

1. Animal processing, packing, treating and storage, livestock or poultry slaughtering, processing of food 
and related products, production of lumber, explosives, fireworks, tobacco, chemical, rubber, leather, 
clay, bone, paper, pulp, plastic, stone, or glass materials or products, production or fabrication of 
metals or metal products including enameling and galvanizing.  

2. Bottling plant.  

3. Bulk fuel sales.  

4. Bulk storage of flammable liquids, chemical, cosmetics, drug, soap, paints, fertilizers and abrasive 
products.  

5. Chemical, cosmetics, drug, soap, paints, fertilizers and abrasive products.  

6. Concrete batch plant.  

7. Petroleum, liquefied petroleum gas and coal products and refining.  

8. Prefabricated building manufacturing.  

9. Sawmill, log production facility, lumberyard.  

10. Rubber and plastic products, rubber manufacturing.  

Sec. 7.6.3. Light Industrial/Manufacturing 

A. Defined A facility conducting light manufacturing operations within a fully-enclosed building. Light industrial 
manufacturing includes the following:  
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1. Brewery, winery, cidery, distillery.  

2. Clothing, textile or apparel manufacturing.  

3. Assembly or manufacturing of scientific measuring instruments; semiconductor and related devices, 
including, but not limited to, clocks, integrated circuits, jewelry, medical, musical instruments, 
photographic or optical instruments or timing instruments.  

4. Micro-producers.  

5. Motion picture studio.  

6. Pharmaceutical or medical supply manufacturing.  

7. Recreational equipment manufacturing.  

8. Toy manufacturing.  

9. Sheet metal, welding, machine shop, tool repair.  

10. Furniture upholstery installation or reupholstery.  

11. Woodworking, cabinet makers or furniture manufacturing.  

B. Breweries, Distilleries, Cideries and Wineries    

1. Defined An industrial facility where malt beverages, distilled spirits, alcoholic cider or wine are 
produced on the premises and then sold or distributed for off-premises consumption in compliance 
with State law and Department of Revenue licensing requirements.  

2. Basic Use Standards    

a. Applicants are required to obtain an alcoholic beverage manufacturing license from the City and 
comply with State law and Department of Revenue Rules and Regulations relating to the 
manufacture, sale and distribution of malt beverages, distilled spirits and wine.  

b. No pouring or tasting of any alcoholic beverages is permitted between the hours of 12:00 AM 
and 8:00 AM any day of the week. In addition, no pouring or tasting is permitted on Sunday 
before 12:30 PM and after 11:30 PM, or on any other days or times prohibited by State law. 
Promotional or educational tours of a facility are only permitted during the allowed times for 
pouring and tasting.  

c. All tasting processes and procedures must adhere to and be in strict compliance with state law 
and Department of Revenue Rules and Regulations.  

d. Applicants must comply with Chapter 6, Alcoholic Beverages of the Sandy Springs Code of 
Ordinances.  

e. Parking will be determined by the Director on a case-by-case basis based on conceptual 
preliminary plans and details of the proposed operations provided by the applicant.  

f. For brewpubs, see Restaurant.  

C. Micro-Producers (Malt Beverages, Distilled Spirits and Wine)    

1. Defined A micro-producer is defined as a micro-brewery, micro-winery or micro-distillery.  

2. Basic Use Standards    

a. Production facilities are limited to 20,000 square feet. All activities associated with micro-
producing facilities must be wholly contained within the 20,000 square foot production facility.  

b. Micro-producers must not be located within 500 feet of another similar facility.  
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bc. Applicants are required to obtain an alcoholic beverage manufacturing license from the City and 
comply with State law and Department of Revenue Rules and Regulations relating to the 
manufacture, sale and distribution of malt beverages, distilled spirits and wine.  

cd. No tasting or pouring of any alcoholic beverages is permitted between the hours of 12:00 AM 
and 8:00 AM any day of the week. In addition, no pouring or tasting is permitted on Sunday 
before 12:30 PM and after 11:30 PM, or on any other days or times prohibited by State law. 
Promotional or educational tours of a facility are only permitted during the allowed times for 
pouring and tasting.  

de. All tasting processes and procedures must adhere to and be in strict compliance with state law 
and Department of Revenue Rules and Regulations.  

ef. The sale, by a retail licensee, of malt beverages manufactured at a microbrewery is permitted 
from the premises, provided that the annual quantity sold does not exceed 3,000 barrels.  

fg. The sale, by a retail licensee, of distilled spirits manufactured at a micro-distillery is permitted 
from the premises.  

gh. Applicants must comply with Chapter 6, Alcoholic Beverages of the Sandy Springs Code of 
Ordinances.  

hi. Parking will be determined by the Director on a case-by-case basis based on conceptual 
preliminary plans and details of the proposed operations provided by the applicant.  

 
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.  

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, 
organization or concern, whether public or private.  

2. Prototype production facilities that manufacture a limited amount of a product in order to fully 
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. 1.  Defined BSL-1 labs 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. 
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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.

Sec. 7.6.5. Resource Extraction 

A. Defined A facility that extracts minerals and other solids and liquids from land. Resource extraction includes 
the following:  

1. Borrow pit.  

2. Extraction of phosphate or minerals.  

3. Extraction of sand or gravel, borrow pit.  

4. Metal, sand, stone, gravel, clay mining and other related processing.  

5. Oil and natural gas extraction.  

6. Stockpiling of sand or gravel.  

Sec. 7.6.6. Vehicle Service and Repair 

A. Defined Repair and service to passenger vehicles, trucks, and other consumer motor vehicles such as 
motorcycles, boats and recreational vehicles.  

B. Minor Vehicle Service and Repair    

1. Defined A facility where minor vehicle repair and service is conducted. Includes audio and alarm 
installation, custom accessories, quick lubrication facilities, minor scratch and dent repair, emissions 
testing, bed-liner installation, glass repair or replacement, and auto detailing and car wash.  

2. Basic Use Standards    

a. Vehicles awaiting repair may be stored up to 14 days within a screened storage area.  
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3. Additional Limited Use Standards    

a. Permitted as an accessory use only, and must be wholly enclosed within a parking structure.  

C. Major Vehicle Service and Repair    

1. Defined A facility where general vehicle repair is conducted, including engine, transmission, brake, 
muffler and tire shops, along with body and paint shops.  

2. Basic Use Standards    

a. No trailer or mobile building is permitted on the property (other than a temporary construction 
office).  

b. Roll-up, garage or bay doors and similar wide openings must not face a primary street.  

c. Outdoor display of tires is prohibited.  

d. Outdoor washing and detailing of vehicles is prohibited. All vehicle service must be conducted 
inside a building.  

e. All sites established after the effective date of this Development Code must not be designed to 
require maneuvering or parking on streets.  

f. Vehicles awaiting repair may be stored up to 14 days within a screened storage area.  

Sec. 7.6.7. Warehouse and Distribution 

A. Defined A facility involved in the storage or movement of goods for themselves or other firms. Goods are 
generally delivered to other firms or the final consumer with little on-site sales activity to customers. 
Warehouse, storage and distribution includes the following:  

1. Building materials storage yard.  

2. Contractor storage yard.  

3. Distribution center.  

4. Enclosed storage (includes bulk storage, cold storage plants, frozen food lockers, ice, household 
moving and general freight storage).  

5. Fleet storage.  

6. Furniture transfer and storage.  

7. Newspaper distribution.  

8. Self-service storage, mini-warehouse.  

9. Trailer storage, drop off lot.  

10. Towing/impounding of vehicles.  

11. Tractor trailers and rail cars.  

12. Landscaping Materials 

B. Fireworks Distributor    

1. Defined Any person, firm, corporation, association, or partnership which sells consumer fireworks and 
is properly licensed by the State as such.  

C. Self-Service Storage, Mini-Warehouse    
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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 
boxes, tape and other packing-related materials. Does not include truck rental.  

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 or architectural treatments that 
appear as 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 
of the building, as determined by the director. 

d. Storage buildings must be constructed of  

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. Miscellaneous sales;  

ii. Fabrication or repair of vehicles, equipment or other goods;  

iii. 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. 7.6.8. Waste-Related Service 

A. Defined A facility that processes or stores waste material. Waste-related service includes the following:  

1. Automobile dismantlers/recyclers, junk yard, wrecking yard, salvage yard.  

2. Hazardous household materials collection center.  

3. Hazardous waste facility.  

4. Landfill.  

5. Recycling processing center.  

6. Scrap metal processor.  

7. Waste transfer station.  

B. Recycling Processing Center    

1. Defined Any facility utilized for the purpose of collecting, sorting, and processing materials to be 
recycled including, but not limited to, plastics, glass, paper, and aluminum materials.  

2. Basic Use Standards    

a. A minimum 200-foot buffer and 10-foot improvement setback is required along all common lot 
lines, except rights-of-way. A minimum 50-foot buffer and 10-foot improvement setback is 
required along all rights-of-way.  

b. All recyclable materials must be stored in containers with no stockpiling outside the containers.  
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c. Collection, storage containers, or receptacles are not allowed in required yards. Storage must be 
screened (see Sec. 8.32.9).  

d. The processing of recyclable materials must be conducted within an enclosed building.  

e. Driveways must be designed so vehicles exit the facility in a forward direction.  

f. The recycling center must comply with regulations administered by the Fulton County 
Department of Health.  

Div. 7.7. Open Uses9 

Sec.7.7.1. Agriculture 

A. Defined The production of crops, livestock or poultry. Agriculture includes the following:  

1. Community garden.  

2. Commercial composting.  

3. Plant nursery.  

4. Timber harvesting.  

5. Urban farming.  

B. Community Garden    

1. Defined Areas of land managed and maintained by a group of individuals to grow and harvest crops 
and non-food ornamental crops, for personal or group use, consumption, or donation. A community 
garden is to be primarily used for growing and harvesting food crops and ornamental crops, for 
consumption or donation or for sale off-site. They may be divided into separate plots for cultivation by 
one or more individuals or may be farmed collectively by members of the group and may include 
common areas maintained and used by the group. On-site sales, as regulated below, are permitted in 
nonresidential districts.  

2. Basic Use Standards    

a. On-site sales are not permitted in any Protected Neighborhood or Urban Neighborhood District 
outside of special events, permitted separately. On-site sales may be permitted in the Corridor 
and Node Districts with the approval of a conditional use permit, following the procedures set 
forth in Div. 11.3. Sales are restricted to horticultural and agricultural products produced on the 
premises.  

b. Detached accessory structures such as storage or utility buildings, gazebos, trellises, or accessory 
greenhouse structures are permitted, subject to compliance with the requirements of the zoning 
district and the requirements for accessory structures in Div. 7.8.  

c. If lighting is installed, only motion-detecting fixtures are permitted. All-night lighting is 
prohibited.  
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d. Community gardens must be managed and maintained in compliance with all applicable 
standards of this Development Code and the City Code, including, but not limited to, those 
pertaining to: nuisance abatement, stormwater, site accessibility, signs, soil erosion and 
sedimentation control and any required tree conservation and landscaping.  

e. The raising of animals is subject to the following conditions:  

i. The community garden must be in active use for the growing and harvesting of crops.  

ii. Hoofed animals are prohibited.  

iii. Chickens are permitted. See Sandy Springs City Code Chapter 10, Article I, Section 10-16.  

iv. A maximum of 2 bee hives are permitted.  

v. Any coop, hutch, or other structure for housing animals must be located at least 25 feet 
from any property line.  

vi. No structures are allowed in the required front setback area. Build-to requirements do not 
apply.  

C. Commercial Composting    

1. Defined A commercial processing operation for the treatment of vegetative matter, such as trees, 
leaves and plant material, into a humus-like material that can be recycled as a soil fertilizer 
amendment, for sale to off-site users. Organic animal waste, food, municipal sludge, solid waste, and 
other non-farm or vegetative type wastes are not included.  

2. Basic Use Standards    

a. Lot area must be a minimum of five (5) acres.  

b. Permitted curb cut access must be from an arterial or collector road.  

c. The hours of operation are limited to the hours of 7:00 AM through 6:00 PM.  

d. All operations must maintain a minimum setback of 100 feet from all property lines.  

e. On-site traffic must be limited to an all-weather surfaced area.  

f. Stored materials must be contained in such a manner as to prevent the blowing of any materials 
onto any surrounding property, roadway, or into surface waterways.  

g. The composting facility is required to obtain all necessary permits from the Department of 
Natural Resources, Environmental Protection Division.  

D. Plant Nursery    

1. Defined A business in which the primary operation is the sale of seeds and organic and inorganic 
materials, including, but not limited to, trees, shrubs, flowers, and other plants for sale or 
transplanting, mulch, pine straw, and other organic products for landscaping purposes, and other 
limited retail accessory products for gardening and/or landscaping.  

E. Timber Harvesting    

1. Defined The cutting, harvesting or hauling of timber (softwood or hardwood) for delivery as pulpwood, 
logs, poles, posts or wood chips on a property meeting the state definition of a bona fide conservation 
use property in O.C.G.A. 48-5-7-4.  

F. Urban Farm    
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1. Defined Raising and harvesting of trees (excluding forestry), vines, seeds, plants and crops, as well as 
keeping, grazing or feeding of animals (including fish) for animal products, animal propagation, or value 
increase when located in an urbanized (developed) area. An urban farm may be owned by an 
individual, group or organization and may include intensive agriculture, typical large-scale farm 
equipment, and animal husbandry.  

2. Basic Use Standards    

a. Detached accessory structures such as storage or utility buildings, gazebos, trellises, or 
greenhouses are permitted, subject to compliance with the requirements of the zoning district 
and Div. 7.8.  

b. On-site sales may be permitted upon approval of a conditional use permit under Div. 11.3.  

c. Where lighting is installed, only motion-detecting fixtures are permitted. All-night lighting is 
prohibited.  

d. Livestock raising may be allowed as an accessory use subject to the use table and the district in 
which that use is located.  

e. Poultry raising may be allowed subject to Sandy Springs City Code Chapter 10, Article I, Section 
10-16.  

Div. 7.8. Accessory Uses & Structures10 

Sec. 7.8.1. Amphitheater 

A. Defined A structure having tiers of seats rising gradually outward from a central open space, stage, band 
shell or arena.  

B. Basic Use Standards    

1. Lot area must be a minimum of 10 acres.  

2. The stage must be located a minimum of 600 feet from adjacent properties zoned for residential use.  

3. Permitted curb cut access must be from an arterial street.  

4. A minimum 100-foot buffer and minimum 10-foot improvement setback must be provided along all 
common lot lines adjacent to a Protected Neighborhood or Urban Neighborhood district.  

5. A minimum 50-foot buffer and 10-foot improvement setback must be provided adjacent to all common 
lot lines adjacent to all zoning districts other than Protected Neighborhood or Urban Neighborhood 
districts.  

6. Buffer design must follow the standards of Neighborhood Transitions (see Sec. 8.26.A).  

7. The hours of operation are limited to the hours of 8:00 AM to 11:00 PM when adjacent to a property 
zoned for residential use.  
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Sec. 7.8.2. Car Wash 

A. Defined An accessory facility with mechanical equipment used for cleaning, washing, polishing, or waxing of 
motor vehicles, typically associated with a convenience store with fuel pumps, gas station.  

B. Basic Use Standards    

1. Only one single-bay automatic (not self-service) car wash that is completely enclosed except for 
openings necessary to allow entry and exit of vehicles is allowed.  

2. Neighborhood Transitions standards (see Div. 6.4Sec. 8.32.6.) apply to all common lot lines adjacent to 
Protected Neighborhood and Urban Neighborhood districts.  

3. When abutting a ground floor residential use, the car wash facility must not operate before 7:00 AM or 
after 11:00 PM.  

4. Car washes may be located in parking structures when fully enclosed within the structure. 

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; 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. 

Sec. 7.8.34. Drive-ThruThrough Facility 

A. Defined A facility at which the customer is served while sitting in a vehicle, typically associated with drive-
thruthrough restaurants, banks and pharmacies.  

B. Basic Use Standards    

1. No drive-thruthrough window, lane or order box is allowed within 50 feet of a Protected Neighborhood 
or Urban Neighborhood district (measured from the residential lot line to the closest point of the drive-
thruthrough lane);  

2. All drive-thruthrough areas, including, but not limited to, menu boards, stacking lanes, trash 
receptacles, ordering box, drive up windows, and other objects associated with the drive-thruthrough, 
must be located to the side or rear of the principal building. Drive-thruthrough windows and lanes may 
not be placed between a street (not including an alley) and the associated building; and  

3. Stacking requirements are in Sec. 8.12.8.  

4. Pedestrian crossings must be raised with stamped concrete design or pavers. General pedestrian paths 
must either be raised or installed as a sidewalk. 

C. An existing legal nonconforming drive-thruthrough facility may be relocated, renovated and/or expanded 
within a same development, provided it is associated with a restaurant and located on the outparcel of a 
larger development. Any modification to a nonconforming drive-thruthrough must be in accordance with the 
use standards listed above.  
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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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v. 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. A Level 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.  

l. 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. 7.8.46. Family Day Care Home 

A. Defined A private residence in which a business is operated by any person for pay that provides for 
supervision and care for up to 6 children under 18 years of age who are not residents in the same private 
residence.  

B. Basic Use Standards    

1. The family day care home must operate fewer than 24 hours per day.  

2. The family day care home must be registered with the State of Georgia as a Family Child Care Learning 
Home and licensed by the City of Sandy Springs.  

Sec. 7.8.57. Farmers Market 

A. Defined The outside temporary display and sale of agricultural products sold directly by farmers. A farmers 
market typically consists of booths, tables or stands where farmers sell fruits, vegetables, meats, and 
sometimes prepared foods and beverages and crafted goods.  

B. Basic Use Standards    

1. A farmers market on private property requires a special event permit.  

2. A set of operating rules addressing the governance structure for the market, hours of operation, 
maintenance, security, and the appointment of a market manager must be prepared.  

3. All temporary structures such as umbrellas, tables, and displays must be removed when not in use or 
be stored within a screened storage area.  

4. The on-site presence of a market manager during hours of operation is required.  

5. All waste must be removed from the site each day.  

6. Hours of Operation:  

a. The farmers market may operate between the hours of 7:00 AM and 9:00 PM.  

b. A market cannot operate more than 2 days per week and more than 6 hours per day.  

c. Set-up of market operations may begin no earlier than 6:00 AM and take-down must end no later 
than 10:00 PM.  

7. Inventory:  

If a booth sells farm products or value-added farm products that are not produced by the vendor, the 
booth must explicitly disclose the producer's name and location in writing with lettering that is at least 
2 inches tall and visible to the consumer.  
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Sec. 7.8.6. Guest HouseReserved 

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

lot.  

B. Basic Use Standards    

1. No more than one guest house per lot allowed.  

2. A separate kitchen facility is allowed.  

3. Heated floor area must be less than 50% of the principal dwelling unit first-floor 

heated floor area, or must be less than 1,200 square feet, whichever is less.  

4. Principal building setbacks apply.  

5. Height may be no greater than 2 stories and 24 feet.  

6. The location is limited to the rear yard and must meet all district setbacks.  

7. A guest house may be located over a garage, provided its location and size meet the 

requirements of the use standards above.  

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. Up to 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. 

Sec. 7.8.97. Greenhouse, Non-Commercial 

A. Defined A greenhouse that is not used to raise products for sale.  
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Sec. 7.8.108. Home Occupation 

A. Defined An occupation that provides a service or product that is conducted wholly within a residential 
dwelling, unless classified as "outdoor" below.  

B. Basic Use Standards    

1. General Provisions    

a. No more than 2 home occupations may be established in a dwelling.  

b. A home occupation must be clearly incidental and secondary to the use of the dwelling for 
residence purposes.  

2. Physical Limitations The gross floor area of a dwelling unit devoted to all home occupations must not 
exceed 750 square feet, or 25% of the gross floor area of the dwelling, whichever is less.  

3. Alterations to the Dwelling: The exterior appearance and character of the dwelling must remain that 
of a dwelling.  

4. Vehicles and Parking    

a. Vehicles kept on site in association with the home occupation must be used by residents only.  

b. Only vehicles used primarily as passenger vehicles are permitted in connection with the conduct 
of a home occupation. One limousine or other livery car may be kept on-site, provided it is driven 
by an occupant of the dwelling.  

c. The transport of goods by commercial truck is prohibited.  

5. Equipment, Off-Site Impacts and Nuisances    

a. No home occupation may generate traffic, sound, smell, vibration, light, or dust that is offensive 
or that creates a nuisance.  

b. No equipment that interferes with radio or television reception is allowed.  

c. Home occupations must exclude the use of machinery or equipment that emits sound (for 
example, saws, drills, or musical instruments) detectable beyond the property.  

d. Chemical, electrical, or mechanical equipment that is not normally a part of domestic or 
household equipment which is used primarily for commercial purposes is not permitted.  

6. Visitation    

a. Total client visits are limited to 5 per week in conjunction with the home occupation. The 
following exceptions are made for the purposes of meeting overriding public goals of education 
and the care of children:  

i. Educational tutoring or instruction in music, dance, fitness, arts and crafts, and similar 
subjects, limited to 2 students in the home at one time; and  

ii. A family day care home (see Sec. 7.8.4).  

7. Employees and Licenses Only occupants of the dwelling and one additional employee, consultant, or 
agent or subcontractor are allowed to work on the premises in connection with a home occupation. 
Any occupational licenses, including business registrations, required by State, County, or City 
regulations must be obtained.  

8. Display, Stock-in-Trade, Sales and Storage    
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a. Display, stock-in-trade and any commodity sold or stored on the premises in connection with a 
home occupation is prohibited.  

b. No activity associated with the home occupation may be visible outside the dwelling.  

9. Cottage Food Operator    

a. Cottage food operators are required to have a Cottage Food License issued by the Georgia 
Department of Agriculture annually and comply with Chapter 40-7-19, Cottage Food Regulations, 
of the Rules of Georgia Department of Agriculture Food Safety Division.  

b. Allows production of non-potentially hazardous foods in their home kitchens for sale to the end 
consumer. These foods include: Loaf bread, rolls and biscuits; cakes; pastries and cookies; 
candies and confections; fruit pies; jams, jellies and preserves; dried, fruits; dry herbs, seasonings 
and mixtures; cereals, trail mix and granola; coated or uncoated nuts; vinegar and flavored 
vinegar; and popcorn, popcorn balls and cotton candy.  

10. Uses Specifically Prohibited The following uses are specifically prohibited as home occupations. This 
list is not all-inclusive. The Director may prohibit additional uses that do not meet the intent of these 
home occupation regulations.  

a. Animal care (not a hobby kennel)  

b. Commercial or catering kitchen (except a cottage food operator)  

c. Funeral home  

d. Hotel or motel  

e. Limousine or other car livery service with more than 1 car on site  

f. Machine shop  

g. Personal services  

h. Restaurant  

i. Retail services  

j. Special event facility  

k. Vehicle sales or rental  

l. Vehicle service and repair  

m. Wholesale facility  

C. Home Occupation (Outdoor)    

1. Defined An occupation that provides an outdoor recreational, educational, or instructional service, 
which by its nature, must be conducted outside the principal residential structure. This includes 
swimming lessons and personal athletic coaching.  

2. Basic Use Standards    

a. General Provisions.  

i. No more than two home occupations (total of any indoor & outdoor home occupations) 
may be established on a residential lot.  

ii. No more than one outdoor home occupation may be established on a residential lot.  
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iii. A home occupation must be clearly incidental and secondary to the use of the dwelling for 
residence purposes.  

iv. No activity associated with an outdoor home occupation may conducted between the wall 
plane of a dwelling and a street other than an alley.  

b. Alterations to the residential lot: The exterior appearance and character of the residential lot 
must remain that of a residential lot.  

c. Vehicles and Parking:  

i. All parking needs in association with the outdoor home occupation must be met on the 
residential lot. The outdoor home occupation must provide a transportation plan that 
demonstrates how parking needs can be met on-site. That plan must mark the parking 
spaces to be used by the home business (outdoor), ingress/egress routes, and anticipated 
trip generation.  

ii. In addition to the requirements in Div. 8.1, an outdoor home occupation must provide two 
additional parking spaces on-site. Tandem parking is not allowed for these additional 
parking spaces (see Sec. 8.1.4.D8.21.5.D).  

d. Equipment, Off-Site Impacts and Nuisances.  

i. No home occupation may generate traffic, sound, smell, vibration, light, or dust that is 
offensive or that creates a nuisance.  

ii. No equipment that interferes with radio or television reception is allowed.  

iii. Home occupations must exclude the use of machinery or equipment that emits sound (for 
example, saws, drills, or musical instruments) detectable beyond the property.  

iv. Chemical, electrical, or mechanical equipment that is not normally a part of domestic or 
household equipment which is used primarily for commercial purposes is not permitted.  

v. Any part of a property used for an outdoor home business must be screened from 
adjoining properties with an opaque fence or wall. Said wall or fence must be at least 6 feet 
tall and must meet the standards in Sec. 8.32.10 of the Development Code. In lieu of the 6-
foot fence, an outdoor home business may be screened with a 20-foot buffer similar to the 
standards in Sec. 8.23.7.B of the Development Code.  

e. Visitation.  

i. Total client visits are limited to 2 students being tutored at one time with a maximum of 4 
students per hour.  

ii. Outdoor home occupations are limited to between 8.00 a.m. to 6.00 p.m. on weekdays, 
and to between 8.00 a.m. to 5.00 p.m. on Saturdays. No activity is allowed outside these 
hours, on Sundays, or on legal holidays (New Year's Day (as observed by the City), 
Memorial Day, Independence Day (as observed by the City), Labor Day, Thanksgiving Day, 
and Christmas Day (as observed by the City).  

iii. Outdoor home occupations are limited to a maximum of six hours of operation per day.  

f. Employees and Licenses.  

i. Only occupants of the dwelling are allowed to work on the premises in connection with a 
home business (outdoor). Any occupational licenses, including State, County, or City 
regulations must be obtained.  
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ii. An operator of any outdoor home occupations with clients under 18 years of age must 
possess and maintain Red Cross CPR (cardiopulmonary resuscitation) Certification or a 
similar certification.  

g. Swimming Pools.  

i. For any outdoor home occupation utilizing a swimming pool, the pool, pool deck, and pool 
enclosure must meet the requirements of the International Swimming Pool and Spa Code.  

ii. An operator of an outdoor home occupation utilizing a swimming pool in any capacity must 
possess and maintain Red Cross Swim Instructor Certification or a similar certification.  

Sec. 7.8.119. Horse Stable, Non-Commercial 

A. Defined A structure for sheltering horses for the use and enjoyment of residents of the property.  

B. Basic Use Standards    

1. The horse stable may only be used for non-commercial, personal purposes.  

2. The minimum lot size for the keeping of horses is 2 acres. No more than three horses may be kept on 
the two acres.  

3. An additional 0.5 acre is required for each additional horse beyond 3 horses.  

4. Any accessory building or structure related to the keeping of horses must be located a minimum of 150 
feet from any common lot line of a Protected Neighborhood or Urban Neighborhood district.  

Sec. 7.8.1210. Kennel, Residential 

A. Defined Each premises where there are 4 or more dogs over the age of 4 months kept, maintained or 
harbored for a period of 14 days or longer will be deemed to constitute a kennel.  

B. Basic Use Standards    

1. A business license is required when revenue is generated from the sale of animals.  

2. If the kennel is a non-business operation, its use may be certified by the Fulton County Animal Control 
Office.  

Sec. 7.8.1311. Livestock Raising 

A. Defined Livestock includes any animals of the equine, swine, or bovine class including goats, sheep, mules, 
cattle, hogs, pigs and other grazing animals, and all ratites, including, but not limited to, ostriches, emus and 
rheas.  

B. Basic Use Standards    

1. The minimum lot size for raising livestock is 2 acres.  

2. Any accessory building or structure related to livestock raising must be located a minimum of 150 feet 
from any common lot line of a Protected Neighborhood or Urban Neighborhood district.  

Sec. 7.8.1412. Outdoor Dining 

A. Defined A seating area specifically designed for the consumption of food or drink, typically associated with a 
restaurant, and which is either: (1) located entirely outside the walls of building, or (2) enclosed on two or 
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fewer sides by walls, with or without a solid roof cover, or (3) enclosed on three sides by walls without a solid 
roof cover.  

B. Basic Use Standards    

1. The outdoor dining area must not interfere with the circulation of pedestrian or vehicular traffic.  

2. The hours of operation for the outdoor dining area may be no greater than that of the principal use.  

Sec. 7.8.1513. MuralsReserved 

A. Murals A work of visual art that conforms with the following standards:  

1. Murals must be painted or drawn  onto a facade or wall, without obscuring any windows or doors. 
Building wraps or super graphic wraps are not allowed. Projected-image signs are also not allowed.  

2. No more than 1 mural is allowed per building.  

3. A mural must be installed with the owner's permission. Any visual artwork installed without the 
owner's permission will be considered graffiti and must be immediately removed.  

 

Sec. 7.8.1614. Outdoor Storage, Minor 

A. Defined Minor outdoor storage includes, but is not limited to:  

1. The outdoor storage of merchandise or material in boxes, in crates, on pallets or other kinds of 
shipping containers;  

2. The overnight outdoor storage of vehicles awaiting repair (but not vehicles for sale).  

B. Basic Use Standards    

1. Minor outdoor storage may not be more than 12 feet in height and must be screened from the right-
of-way, public parking areas, and abutting properties using a buffer (see Sec. 8.32.7); and  

2. Vehicles awaiting repair may be stored up to 14 days within a screened storage area.  

Sec. 7.8.1715. Outdoor Storage, Major 

A. Defined Major outdoor storage includes, but is not limited to:  

1. The outdoor storage of contractors' equipment;  

2. The outdoor storage of fleet vehicles; and  

3. The outdoor storage of soil, mulch, stone, lumber, pipe, steel, salvage or recycled materials, and other 
similar merchandise, material or equipment.  

B. Basic Use Standards    

1. Major storage must be screened from view from the right-of-way, public parking areas, and abutting 
properties using a buffer designed to District Boundary Buffer standards (see Sec. 8.32.7).  

Sec. 7.8.1816. Short-Term Rental 

A. Defined The rental of all or part of a dwelling unit including all accessory structures or other curtilage to 

the same guest resident(s) for a period of less than 30 days.  
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B. Basic Use Standards    

1. The dwelling unit, if it is a single-family house, townhouse or condominium, must be Owner-Occupied (as 

demonstrated by proof of Fulton County Homestead Exemption on property taxes).  

2. All parking must be accommodated on the lot.  

3. No more than 4 unrelated persons 18 years of age or older may occupy the short-term rental dwelling 

unit. For Short-Term Rentals with more than 4 unrelated persons, see Sec. 7.9.6. Special Events. 

4.       A maximum of 1 rental is permitted in its residence or on its grounds except as provided below in any 24-

hour period. 

 a.      A maximum of 2 separate rentals may be permitted during a single 24-hour rental period only in scenarios 

where the owner is present for the duration of the rented stays. 

5. A rental may be issued to a single individual, family, or group for a maximum of up to 180 calendar days 

per year. 

6. No more than 1 rental is permitted during a 24-hour period outdoors. If a parcel includes 2 rental units as 

prescribed above in section 4.a., 1 of the units must be located within conditioned, interior space.  

7. No provision for supplemental services shall be allowed for any short-term rental.  

8. For rentals of more than 2 units, see Sec. 7.3.2.A. Group Living – Boarding/Rooming House. 

Sec. 7.8.1917. Poultry Raising 

A. Defined Poultry raising includes the keeping of any domesticated bird, including, but not limited to, chickens, 
ducks, guinea fowl, quail and pigeons.  

B. Basic Use Standards    

1. See Sandy Springs City Code Chapter 10, Article I, Section 10-16.  

Sec. 7.8.2018. Skywalk 

A. Defined An enclosed overhead walkway between buildings, often across a street or connecting to structured 
parking.  

B. Basic Use Standards    

1. A minimum vertical clearance of 16 feet above all streets, and a minimum vertical clearance of 16 feet 
above the walkway must be provided.  

2. Ample space for the free flow of pedestrians with a 12-foot minimum walkway width must be 
provided.  

3. Prior to issuance of a building permit, an Encroachment and Indemnification Agreement must be filed 
with the Department as a condition of approval.  

Sec. 7.8.2119. Solar Panels, Wind Turbines, Rainwater Collection Systems 

A. Defined Renewable energy systems for on-site use such as solar panels and wind turbines, along with 
rainwater collection systems such as rain barrels and cisterns.  
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Sec. 7.8.2220. Swimming Pool, Multi-Unit 

A. Defined A recreational facility designed and intended for water contact activities which serves multi-unit 
residential properties.  

B. Basic Use Standards    

1. All swimming pools must be completely surrounded by an enclosure that meets the requirements of 
the International Swimming Pool and Spa Code as well as the requirements in Sec. 8.32.10. The 
enclosure must be in place prior to pool completion. Materials and construction must comply with the 
regulations administered by the Fulton County Health Department.  

Sec. 7.8.2321. Unmanned Retail Structure 

A. Defined A retail structure that stores or dispenses items for sale, rent or customer pick-up. Includes the 
outdoor placement of soft drink or similar vending machines, propane gas storage racks, ice storage bins, 
automated teller machines (ATM), donation bins, and other similar machines. May be freestanding or 
attached to a principal structure. (For information on electric vehicle charging facilities see Sec. 7.8.5.) 

B. Basic Use Standards    

  

1. General (apply to all types)    

a. Up to 3 unmanned retail structures are allowed per lot.  

b. An unmanned retail structure may not exceed a footprint of 150 square feet and 14 feet in 
height.  

c. The unmanned retail structure is not allowed in any required setback area.  

d. The unmanned retail structure may not encroach on any required site elements such as 
landscaping, buffers, required parking or pedestrian access.  

2. Freestanding  

Wall signs may be applied to the unmanned retail structure, provided that they follow the sign 
requirements in Div. 8.3 and do not cause the lot to exceed its allocation of sign area.  

3. Attached    

a. The unmanned retail structure may not block any windows.  

b. Wall signs may be applied to the unmanned retail structure, provided that they follow the sign 
requirements in Div. 8.3 and do not cause the lot to exceed its allocation of sign area.  

4. Donation Bin    

a. A donation bin may not exceed a footprint of 25 square feet. Larger donation bins have to follow 
the requirements in Sec. 7.9.3. Temporary Use.  

 5. Package Delivery Lockers 

Package delivery lockers may be located outdoors, so long as they are flush with the building and do 
not block any windows, doors, pedestrian passage, or line of sight and they must match the building 
color. 
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Sec. 7.8.2422. Residential Accessory Structures 

A. Residential accessory structures, minor    

1. Defined Improvements typically associated with single-familysingle unit residential uses that are not 
predominately intended for the shelter of humans or goods. Typically, minor residential accessory 
structures are smaller in size than major residential accessory structures, and are unenclosed on three 
or more sides. Examples include:  

a. Pergola, trellis, Gazebo  

b. Outdoor fire place, fire pit  

c. Play structure  

d. Sport court  

e. Outdoor kitchen  

f. Tree house (unconditioned)  

g. Carport, detached  

gh. Swimming pool  

2. Basic Use Standards    

a. No minor residential accessory structures may be located between the main building and a 
primary street.  

b. Minor residential accessory structures may be located between the main building and an interior 
side, side street, or rear lot line. Minor residential accessory structures must be a minimum of 10 
feet or the required setback, from any property line, whichever is less restrictive.  

c. A minor residential accessory structure may not exceed 24 feet in height. If located within the 
required building setbacks, a minor residential accessory structure may not exceed 15 feet in 
height.  

d. All swimming pools must be completely surrounded by an enclosure that meets the 
requirements of the International Swimming Pool and Spa Code as well as the requirements in 
Sec. 8.32.10. The enclosure must be in place prior to pool completion. Materials and construction 
must comply with the regulations administered by the Fulton County Health Department.  

B. Residential accessory structures, major    

1. Defined Improvements typically associated with single-familysingle unit residential uses that are 
predominately intended for the shelter of humans or goods. Typically, major residential accessory 
structures are enclosed on two or more sides. Examples include:  

a. Cabana, pool house  

b. Garage, detached  

c. Shed  

2. Basic Use Standards    

a. No major residential accessory structures may be located between the main building and a 
primary street.  
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b. Major residential accessory structures may be located between the main building and an interior 
side, side street, or rear lot line.  

c. Major residential accessory structures shallmust comply with applicable building setbacks if their 
footprint exceeds 500 square feet. Major residential accessory structures with a footprint of less 
than 500 square feet must be a minimum of 10 feet or the required setback, from any property 
line, whichever is less restrictive.  

d. A major residential accessory structure may not exceed 24 feet in height. If located within the 
required building setbacks, a major residential accessory structure may not exceed 15 feet in 
height.  

e. Guest houses are regulated under Sec. 7.8.6.  

C. Height Calculation. Each façade or element of the accessory structure must comply with the principal 
building maximum height. The height is measured from the average grade directly adjacent to said façade or 
element.  

Div. 7.9. Temporary Uses11 

Sec. 7.9.1. Manufactured Home 

A. While Residence Being Built    

1. Basic Use Standards    

a. The building permit for the principal structure must have been issued and remain valid during the 
period that the manufactured home is on the property.  

b. The manufactured home must be located on the same lot as the principal structure being 
constructed and comply with all zoning district setbacks.  

c. The permit will expire 12 months after issuance or upon occupancy of the principal structure, 
whichever occurs first. Only one renewal for a 1-year period may be issued.  

d. The manufactured home must be occupied by the owner of the principal residence under 
construction.  

Sec. 7.9.2. Cell on Wheels (COWs) Antenna 

A. Defined COWs are typically used to provide additional temporary wireless coverage or capacity for large 
events such as festivals, for emergency situations where existing infrastructure has been damaged, or for 
redevelopment where major renovation is occurring at a building with an existing rooftop-mounted antenna. 
A COW usually consists of a truck with a tall mast that holds up cell antennas and microwave dishes. 
Electrical power may be provided by a nearby building or a generator.  

B. Basic Use Standards    

1. COWs must meet all district setbacks for structures, and may not encroach on any required site 
elements (buffers, transitions and similar requirements).  

 

 

 

Page 298 of 558



 

 

 
    Created: 2022-07-26 20:40:42 [EST] 

(Supp. No. 4) 

 
Page 202 of 421 

2. COWs require approval by the Director.  

Sec. 7.9.3. Donation Bin or Trailer 

A. Defined A donation bin is any enclosed receptacle, container or trailer that is designed or intended for the 
donation and temporary storage of clothing, shoes, books or other salvageable personal property items to be 
used by the operator for distribution, resale or recycling.  

B. Basic Use Standards    

1. Consent of the owner of the property is required prior to placement of the donation bin or trailer.  

2. The bin or trailer may not encroach on any required site elements such as landscaping, required 
parking or pedestrian access.  

3. Maintenance of the bin or trailer, including ensuring overflowing materials are not stacked outside the 
bin or trailer, is the joint obligation of the property owner and the owner of the bin.  

4. Bins and trailers can remain on a same lot no longer than 30 consecutive days and no more than twice 
per year. Bins shorter than 72 inches in height and with a footprint smaller than 25 square feet can 
remain on a same lot no longer than 5 years without approval from the Director.  

5. Allowed in non-residential zoning districts and in residential districts with non-residential uses only.  

Sec. 7.9.4. Goat/Sheep Yard Maintenance 

A. Defined The temporary use of goats or sheep to maintain a yard or other landscaped area.  

B. Basic Use Standards    

1. Allowed for up to 7 days per acre of land to be grazed.  

2. The area to be grazed must be enclosed by a temporary fence adequate to contain the animals.  

Sec. 7.9.5. Model Home 

A. Defined A new single unit detached or single unit attached building in a new subdivision or development, 
used to show the living space and features of other units available or proposed to be constructed.  

B. Basic Use Standards    

1. After approval of a conceptual preliminary plan, an applicant is allowed 1 building permit for each 15 
lots located in the proposed subdivision, provided the applicant submits an Agreement to Install 
Improvements form and a cash surety equal to 125% of the cost of the remaining infrastructure 
improvements, based on written estimates by the design professional for the project.  

2. No more than 10 building permits for model homes are allowed in any one subdivision.  

3. For lots where model homes are proposed, the following conditions must be met prior to the issuance 
of the building permits:  

a. The lots must be located within 300 feet of an active fire hydrant; and  

b. Sanitary sewer and water service for these lots must be installed and approved by the governing 
regulatory authority; and,  

c. The lots must have a minimum 20-foot wide fire access road extending from a paved public 
street to within 100 feet of the proposed structure.  
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4. A certificate of occupancy will not be issued for the completed model home until the final plat 
encompassing the model home building lots has been approved and recorded.  

Sec. 7.9.6. Special Events 

A. Special Event    

1. See Section 50, Article IV of the City Code of Ordinances for requirements for special events not 
specifically defined below.  

B. Party House    

1. Defined A single unit detached, single unit attached, or multi-unit dwelling, including all accessory 
structures and the dwelling unit's curtilage, which is used for the purpose of hosting a commercial 
event. For this definition, commercial event includes parties, ceremonies, receptions or similar large-
scale gatherings where a fee is charged for the use of the dwelling unit, whether or not the attendees 
are charged entry to the event; or parties, ceremonies, receptions or similar large-scale gatherings 
where attendees are charged entry. Criteria for approval shall be outlined in the administrative use 
permit application as established by the Director of Community Development.  

2. Basic Use Standards    

a. It is unlawful for a party house event to occur in the city without having first obtained a permit 
for such event.  

b. An application shall be subject to review of the director of the Community Development 
Department to determine compliance with the City's zoning requirements. Administrative 
exceptions are subject to the approval of the City Manager.  

c. All permits are temporary and shall not vest in the holder any permanent property rights in a 
permit.  

d. Unless specifically provided otherwise, a party house event is subject to and must comply with 
any and all other applicable ordinances of the City.  

e. The location of a party house must comply with all existing zoning requirements of the City, and 
there must be sufficient lawful parking available.  

f. Party house use shall be prohibited within 150 feet of a property zoned RE, RD, PK, CON, RU, RT, 
RM, RX, PR, or a property used for residential purposes measured from property line to property 
line.  

Sec. 7.9.7. Temporary Office 

A. Defined A temporary structure constructed and intended for use as an office, classroom, temporary medical 
facility or similar purpose.  

B. Basic Use Standards    

1. A temporary office is not allowed in any Protected Neighborhood, Urban Neighborhood or the City 
Springs (CS-) District.  

2. The structure must be constructed for its use and certified as such by the Department.  

3. The principal use must exist prior to the issuance of the permit.  

4. A temporary classroom must not be used to increase the capacity or enrollment as limited by zoning 
conditions or other use permit conditions.  
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5. A permit for a temporary office expires 3 years from the date of approval, at which time the structure 
must be removed unless a new permit is obtained within 30 days of the expiration date.  

6. The Structure must not be located within any principal building setbacks or within any required 
landscaping or buffer.  

Sec. 7.9.8. Temporary Fireworks Retail Sales 

A. Defined A temporary structure that is used for the retail display and sale of consumer fireworks to the 
public. Temporary use is defined as a use not to exceed 90 days after issuance of a City license for the 
purpose of this definition.  

B. Basic Use Standards    

1. Temporary Fireworks Retail Sales are allowed only in the CX- and CC- districts.  

2. The floor area of a temporary fireworks retail stand may not exceed 800 square feet.  

3. A permit application must be submitted to the Department no later than 45 calendar days prior to 
commencement of sales. A permit expires 90 calendar days after issuance of any subsequently applied 
for Temporary Consumer Retail Sales Stand License by the Sandy Springs Department of Revenue 
pursuant to O.C.G.A 25-10-5.1(c). The permitted location is not transferable and no more than 2 
permits per year may be issued for any location or lot.  

4. The permit must be posted on the site during the operation of the stand.  

5. Temporary Fireworks Retail Sales must not be located within 1,500 feet of another Temporary 
Fireworks Retail Sales facility.  

6. Temporary Fireworks Retails Sales must be located within 500 feet of a fire hydrant, unless the Fire 
Marshal in writing authorizes operation in excess of 500 feet.  

7. A minimum of 6 parking spaces must be provided adjacent to the vending area for the exclusive use of 
the vending operation and must not occupy minimum required parking spaces for any other use.  

8. Any Temporary Fireworks Retail Sales must maintain a minimum 25-foot setback from the right-of-way 
and not be located within a required landscape strip, buffer or improvement setback. Sales must also 
maintain a minimum setback of 10 feet from any driveway.  

9. The applicant must provide a notarized written permission statement from the property owner or 
lease holder of the subject site. A 24-hour contact number for the property owner or lease holder must 
be provided along with the permit application.  

10. The hours of operation are limited to the hours of 8:00 AM to 9:00 PM.  

11. No distributor equipment, vehicle, display or sales activity may block access to a public facility, 
including but not limited to, a mail box, parking meter, fire alarm box, fire hydrant, traffic control box, 
driveway or other access point.  

12. Vending is not permitted from any vehicle.  

13. Temporary Fireworks Retail Sales must not be located within 150 feet of nursing homes, hospitals, day 
care facilities, schools or residential districts.  

14. Temporary Fireworks Retail Sales must conform to all applicable fire code and building regulations 
including NFPA 1124.  
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Sec. 7.9.9. Other Temporary Structure 

A. Defined Temporary Structures (whether portable toilets, tents, site-built, mobile or manufactured 
structures) used for ticket booths, security guard shelters, storage structures, or site elements and structures  
in association with active construction, declared local, state, or federal states of emergency portable toilets 
and other similar uses may be permitted by the Department in any district.  

B. Basic Use Standards    

1. Temporary structures must be located outside of any required buffers and landscape areas, and must 
maintain the principal building setbacks of the district. Portable toilets must be located within the 
buildable area and cannot be located closer than 50 feet from existing dwellings on adjacent lots.  

2. Temporary structures must be removed prior to the issuance of a certificate of occupancy or within 5 
days of completion of the temporary event or activity for which the structure was approved.  

3. The temporary structure may remain in place for a duration determined by the Director, based on the 
information provided by the applicant, up to a maximum of 3 years. Conditions may be imposed by the 
Director as necessary to ensure land use compatibility and to minimize negative impacts on nearby 
uses. These include, but are not limited to, time and frequency of operation, temporary arrangements 
for parking and traffic circulation, requirement for screening or enclosure, and guarantees for site 
restoration and cleanup following temporary uses.  

4. The Director may allow an approved temporary structure to remain in a same location after the 
original expiration date, provided that the applicant submits a request at least 30 days prior to the 
expiration date. The Director's decision will be based on progress made in the construction of a 
permanent structure, complaints received regarding the structure and other pertinent information.  

Sec. 7.9.10 Other Temporary Uses 

A. Defined Temporary uses are uses established for a short period of time, including seasonal sale of pumpkins 
and Christmas trees. Mobile food units (food trucks) are regulated under Ch. 26, Licenses, Permits and 
Miscellaneous Regulations of the City Code.  

B. Basic Use Standards    

1. Temporary uses must obtain a business license from the City before operating.  

2. Allowed in non-residential zoning districts and in residential districts with non-residential uses only.  

3. A temporary use conducted in a parking lot or structure cannot occupy more than 10 percent of the 
required parking spaces (see Div. 8.1), cannot impede interior circulation, and cannot impede access 
from the street.  

4. Applicants must provide written approval from the property owner to conduct the temporary use.  

5. The duration of the use will be determined by the Director, based on the information provided by the 
applicant, up to a maximum of 30 consecutive days.  

6. A same location cannot accommodate temporary uses more than twice per year (either a same use 
twice, or two different uses once each). Only one temporary use at a time is allowed.  

7. Within 5 days of the expiration date, all materials, products and debris related to the operation of the 
temporary use must be removed from the site.  

8. Only properties with an active primary use can accommodate a temporary use.  
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89. Other conditions may be imposed by the Director as necessary to ensure land use compatibility and to 
minimize negative impacts on nearby uses. These include, but are not limited to, time and frequency of 
operation, temporary arrangements for parking and traffic circulation, requirement for screening or 
enclosure, and guarantees for site restoration and cleanup following temporary uses.  

Sec. 7.9.11 Mobile Services 

A. Defined Service provided out of a motor vehicle or attached trailer that has the ability to move from one 
location to another, such as mobile veterinary clinic.  

B. Basic Use Standards    

1. The motor vehicle or trailer must be parked on private property and cannot occupy more than 10 
percent of the parking spaces (see Div. 8.1), cannot impede interior circulation, and cannot impede 
access from the street.  

2. The motor vehicle or trailer cannot remain on a same lot for more than 7 total days over a period of 3 
months.  

3. A same lot cannot accommodate more than 2 mobile service vehicle or trailer at once.  

4. Allowed in non-residential zoning districts and in residential districts with non-residential uses only.  

  

Page 303 of 558



ARTICLE 7. - USE PROVISIONS 
Div. 7.2. Allowed Use Table 

 

 

 
Page 1 of 4 

Div. 7.2. Allowed Use Table 

Allowed Use Table Protected Neighborhood  
Districts 
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Standards 

Residential Uses 

Household Living                                                             Sec. 7.3.1 

Single unit detached  P  P  —  —  P  P  L P  —  P  P  P  P  P  P  P  P  P  P   PL PL Sec. 7.3.1.B  

Single unit attached  —  —  —  —  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P L PL Sec. 7.3.1.C.  

Accessory Dwelling, Guest House P P — — P P P P P P P P P P P P P P P P Sec. 7.3.1.D.2. 

Neighborhood Unit — — — — L P P P C P P P P P P P P P L L Sec. 7.3.1.D.4. 

Age-Restricted Unit — — — — — — L P P P P P P P P P P P P P Sec. 7.3.1.E. 

Multi-Unit  —  —  —  —  —  —  P  P  —  L  P  P  P  P  P  P  P  P  P  P  Sec. 7.3.1.F.  

Multi-unit up to 3 stories — — — — — — L P C L L L L L L L P P L L Sec. 7.3.1.F. 

Multi-unit above 3 stories — — — — — — L P — L C C P C — — P P P P Sec. 7.3.1.F. 

Live/Work  —  —  —  —  —  —  P  P  —  —  P  P  P  P  P  —  P  P  P  P  Sec. 7.3.1.G.  

Group Living, except as listed 
below: 

—  —  —  —  —  —  P  P  —  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.3.2. 

General group living — — — — — — P P — P P P P P P P P P P P Sec. 7.3.2. 

Personal care home, up to 3 
residents  

L  L  —  —  P  P  P  P  —  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.3.2.E.  

Personal care home, 4 or more 
residents  

C  C  —  —  C  C  C  C  —  C  C  C  C  C  C  C  C  C  C  C  Sec. 7.3.2.E.  

Rehabilitation or Treatment Facility —  —  —  —  —  —  —  —  —  —  —  —  —  —  C  C  —  —  —  —  Sec. 7.3.4. 

Public and Civic Uses  

Civic                     Sec. 7.4.1. 

College/university  —  —  —  —  —  —  —  —  —  P  P  —  P  P  P  P  —  —  P  P  Sec. 7.4.1.B.  

Government facility  C  C  P  — P  C  C  C  C  —  P  P  P  P  P  P  P  P  C  P  P  Sec. 7.4.1.D.  

Library/museum  —  —  —
P 

— —  —  —  —  C  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.4.1.E.  

Place of assembly  —  —  —  —  —  —  —  —  P  P  P  —
P  

P  P  P  P  P  —  P  P  Sec. 7.4.1.C.  

Place of worship  C  C  —  —  C  C  C  C  P  P  P  —
P  

P  P  P  P  P  C  P  P  Sec. 7.4.1.F.  

Prison/correctional facility  —  —  —  —  —  —  —  —  —  —  —  —  —  —  C  —  —  —  —  —  Sec. 7.4.1.G.  

School, private (K-12)  C  C  —  —  C  C  C  C  —L C  L  L  —  P  P  L  L  L  C  P  P  Sec. 7.4.1.H.  

School, public (K-12)  P  P  —  —  P  P  P  P  —  P  P  —  P  P  P  P  P  P  P  P  Sec. 7.4.1.I.  

Recreation and Open Space                     Sec. 7.4.2. 

Cemetery/mausoleum  C  C  —  C  C  C  C  C  —  C  C  —  C  C  C  C  —  C  C  C  Sec. 7.4.2.B.  

Conservation area (up to 1 acre)  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.4.2.D.  

Conservation area (more than 1 
acre)  

—  —  —  P  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.4.2.D.  
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Golf course  C  C  —  —  P  P  P  P  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.4.2.E.  

Recreational facility  —  —  —  —  —  —  —  —  —  P  P  —  C  C  P  P  P  —  C  C  Sec. 7.4.2.I.  

Residential sSubdivision amenity  P  P  —  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.4.2.G.  

Utilities                     Sec. 7.4.3. 

Minor utilities  P  P  P  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.4.3.A.1.  

Major utilities  —  —  —  —  —  —  —  —  —  —  C  —  —  —  C  C  C  —  —  —  Sec. 7.4.3.A.2.  

Wireless Communications                     Sec. 7.4.4. 

Alternative support antenna 
structure and roof-mounted 
antenna  

—  —  —  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.4.4.B.  

Amateur radio antenna (up to 90 
feet)  

P  P  P  —  P  P  P  P  —  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.4.4.C.  

Amateur radio antenna (more than 
90 feet)  

C  C  C  —  C  C  C  C  —  C  C  C  C  C  C  C  C  C  C  C  Sec. 7.4.4.C.  

Tower antenna  —  C  C  —  C  C  C  C  —  C  C  C  C  C  P  C  C  C  C  C  Sec. 7.4.4.D.  

Commercial Uses  

Adult Establishment —  —  —  —  —  —  —  —  —  P  P  P  P  P  P  —  —  —  —  P  Sec. 7.5.1. 

Animal Care                     Sec. 7.5.2. 

Animal care, indoor  —  —  —  —  —  —  —  —  P  P  P  P  P  P  P  P  P  —  P  —  Sec. 7.5.2.A.  

Animal care, outdoor  —  —  —  —  —  —  —  —  —  —  —  —  —  —  C  —  —  —  —  —  Sec. 7.5.2.A.  

Day Care —  —  —  —  —  C  C  P  —  P  P  P  P  P  P  P  P  C  P  P  Sec. 7.5.5. 

Medical, except as listed below: —  —  —  —  —  —  —  —  P  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.7. 

General medical — — — — — — — — P P P P P P P P P — P P Sec. 7.5.7. 

Hospital  —  —  —  —  —  —  —  —  —  C  C  —  —  —  C  C  C  —  —  P  Sec. 7.5.7.B.  

Office —  —  —  —  —  —  L  P L  P  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.8. 

Overnight Lodging                     Sec. 7.5.10. 

Bed and Breakfast  
(up to 5 rooms)  

—  —  —  —  —  P  P  P  P  P  P  —  P  P  P  P  P  —  —  —  Sec. 7.5.10.B.  

Boutique hotel  
(6 to 30 rooms)  

—  —  —  —  —  —  —  P  —  P  P  P  P  P  P  P  —  —  P  P  Sec. 7.5.10.C.  

Executive suites hotel  —  —  —  —  —  —  —  —  —  —  —  —   —  —  —  P  —  P  P  Sec. 7.5.10.E.  

Hotel (more than 30 rooms)  —  —  —  —  —  —  —  —  —  P  —  P  P  P  —  P  —  —  P  P  Sec. 7.5.10.D.  

Parking Structure, Commercial —  —  —  —  —  —  —  —  —  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.11. 

Passenger Terminal —  —  —  —  —  —  —  —  -  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.12. 

Personal Service —  —  —  —  —  —  —  P L  P  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.13. 

Restaurant —  —  —  —  —  —  — P  —  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.14. 

General restaurant — — — — — — L L — P P P P P P P P — P P Sec. 7.5.14.B. 

Neighborhood eatery — — — — — — — — P — — — — — — — — — — — Sec. 7.5.14.C. 

Retail, except as listed below: —  —  —  —  —  —  —  PL  —  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.5.15. 

Fireworks retail facility  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.5.15.C.  

Fuel pumps, gas station  —  —  —  —  —  —  —  —  —  —  P, CC  —  —  —  P, 
C
C  

P, 
CC  

—  —  —  —  Sec. 7.5.15.D.  

Vehicle Sales and Rental                     Sec. 7.5.16. 
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Minor vehicle sales and rental  —  —  —  —  —  —  —  —  —  —  —  —  L  L  P  P  —  —  L  L  Sec. 7.5.16.B. 

Major vehicle sales and rental  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.5.16.C. 

Vehicle Showroom — — — — — — — — — P P P P P P P P P P P Sec. 7.5.16.D. 

Industrial Uses  

Artisanal —  —  —  —  —  —  —  —  P  —  P  P  P  P  P  P  P  —  P  P  Sec. 7.6.1. 

Heavy Industrial —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.6.2. 

Light Industrial/Manufacturing —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  —  Sec. 7.6.3. 

Micro-producer  —  —  —  —  —  —  —  —  —  —  P  P  P  P  P  P  P  —  P  P  Sec. 7.6.3.A.  

Film Studio — — — — — — — — — L L — — — — — — — L — Sec. 7.6.3.D. 

Research and Development —  —  —  —  —  —  —  —  P  P  P  —  P  P  P  P  P  —  P  P  Sec. 7.6.4. 

General research and development — — — — — — — — P P P — P P P P P — P P Sec. 7.6.4. 

Life sciences, up to BSL 1 — — — — — — — — A A A A A A A A — — A A Sec. 7.6.4.B. 

Life sciences, up to BSL 2 — — — — — — — — — A — — — — A A — — A A Sec. 7.6.4.C. 

Resource Extraction —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.6.5. 

Vehicle Service and Repair                     Sec. 7.6.6. 

Minor vehicle service and repair  —  —  —  —  —  —  —  —  —  —  L  —  L  L  L  L  —  —  L  L  Sec. 7.6.6.B. 

Major vehicle sales and 
rentalservice and repair  

—  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.56.16.C. 

Warehouse and Distribution, 
except as listed below: 

—  —  —  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  —  Sec. 7.6.7. 

General warehouse and distribution — — — — — — — — — — — — — — P — — — — — Sec. 7.6.7. 

Fireworks distributor  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.6.7.B.  

Self-service storage,  
mini-warehouse  

—  —  —  —  —  —  —  —  —  —  C  —  —  —  P  P  C  —  —  —  Sec. 7.6.7.C.  

Waste-Related Service, except as 
listed below: 

—  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.6.8. 

General waste-related service — — — — — — — — — — — — — — — — — — — — Sec. 7.6.8. 

Recycling processing center  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.6.8.B.  

Open Uses  

Agriculture                     Sec. 7.7.1. 

Community garden  P  P  P  —  P  P  P  P  P  P  P  —  P  P  —  P  P  P  P  P  Sec. 7.7.1.B.  

Composting  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  —  Sec. 7.7.1.C.  

Plant nursery  P  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  Sec. 7.7.1.D.  

Timber harvesting  P  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.7.1.E.  

Urban farm  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  P  P  —  —  —  Sec. 7.7.1.F.  

Accessory Uses  

Amphitheater  —  —  —  —  —  —  —  —  —  C  C  C  C  C  C  C  C  —  C  C  Sec. 7.8.1. 

Car wash  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.8.2. 

Day Care L L — — — — P P P P P P P P P P P P P P Sec. 7.8.3. 

Drive-thru through facility  —  —  —  —  —  —  —  —  —  —  C  C  —  —  —  P  —  —  —  —  Sec. 7.8.34. 

EV charging facility, up to Level 2 P P P P P P P P P P P P P P P P P P P P Sec. 7.8.5. 

EV charging facility, above Level 2 — — — — — — P P P P P P P P P P P P P P Sec. 7.8.5. 

Family day care home  P  P  —  —  P  P  —  —  —  —  —  —  P  P  —  —  —  —  P  P  Sec. 7.8.46. 
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ARTICLE 7. - USE PROVISIONS 
Div. 7.2. Allowed Use Table 

 

 

 
Page 4 of 4 

 

 

KEY: P = Permitted   |   L = Limited Use   |   C = Conditional Use Permit   |   A = Administrative Use Permit   |   — = Not Permitted  

 

Farmers market  —  —  —  —  —  —  —  —  —  —  P  P  P  P  —  —  P  —  P  P  Sec. 7.8.57. 

Fuel pumps — — — — — — — — — — C — — — C C — — — — Sec. 7.8.8. 

Greenhouse, non-commercial  P  P  —  —  P  P  P  P  —  P  P  P  —  —  P  P  P  P  —  —  Sec. 7.8.97. 

Guest house  P  P  —  —  —
P  

— 
P  

—  —  —  —  —  —  —  —  —  —  P  —  —  —  Sec. 7.8.6. 

Home occupation  P  P  —  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.8.108. 

Home occupation  
(outdoor)  

C  C  —  —  C  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  Sec. 7.8.108. 

Horse stable, non-commercial  P  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.8.911. 

Kennel, residential  P  P  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  —  Sec. 7.8.1012. 

Livestock raising  P  P  —  —  P  P  P  P  —  P  P  P  —  —  P  P  P  —  —  —  Sec. 7.8.1113. 

Outdoor dining  —  —  —  —  —  —  —  P  —  P  P  P  P  P  P  P  P  —  P  P  Sec. 7.8.1214. 

Murals — — A A — — A A A A A A A A A A A A A A Sec. 7.8.15. 

Outdoor storage, minor  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  P  —  —  —  —  Sec. 7.8.1416. 

Outdoor storage, major  —  —  —  —  —  —  —  —  —  —  —  —  —  —  P  —  —  —  —  —  Sec. 7.8.1517. 

Poultry raising  P  P  P  — P  P  P  P  P  P  P  P  —  —  P  P  P  P  —  —  Sec. 7.8.1719. 

Residential accessory structure  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.8.2224. 

Short-term rental  P  P  —  —  P  P  P  P  —  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.8.1618. 

Skywalk  —  —  —  —  —  —  —  —  C  C  C  —  —  C  C  —  C  —  C  C  Sec. 7.8.1820. 

Solar panels, wind turbines, 
rainwater collection systems  

P  P  P  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  P  Sec. 7.8.1921. 

Swimming pool, multifamily multi-
unit 

L  L  —  —  L  L  L  L  L  L  P  P  P  P  P  P  P  P  P  P  Sec. 7.8.2022. 

Unmanned retail structures  —  —  —  —  —  —  —  —  —  —  P  P  P  P  P  P  P  —  P  P  Sec. 7.8.2123. 

Temporary Uses  

Goat/Sheep Yard Maintenance  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.4. 

Mobile Temporary Uses                      

Cell on Wheels (COWs) Antenna  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.2. 

Mobile Services  L  L  L  L  L  L  L  L  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.11. 

Other Temporary Uses L  L  L  L  L  L  L  L  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.10. 

Temporary Structures                      

Donation Bin or Trailer  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.3. 

Manufactured Home  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.1. 

Model Home  P  P  —  —  P  P  P  P  P  P  P  P  P  P  P  P  P  P  L  L  Sec. 7.9.5. 

Other Temporary Structure  A  A  A  A  A  A  A  A  A  A  A  A  A A A  A  A  A  A  A  Sec. 7.9.9. 

Temporary Fireworks Retail Sales  —  —  —  —  —  —  —  —  —  —  A  —  —  —  —  A  A  —  —  —  Sec. 7.9.8. 

Temporary Office  —  —  —  —  —  —  —  —  A  A  A  A  A  A  A  A  A  A  A  A  Sec. 7.9.7. 

Party House  —  —  —  —  —  —  —  —  A  A  A  A  A  A  —  A  A  —  A  —  Sec. 7.9.6.B.  
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Post-Open House Draft Changes Summary   |   11 8 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 façade 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 Identify 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 3rd party daycare at private schools and places of worship as permitted accessory uses 
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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 ½ 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.J. Removed proposed edit which would have added back “concurrent variances” 
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Planning 
Commission
November 13, 2023
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5-Year Development Code Update

A key component of The Next Ten Comprehensive Plan, 
Community Work Program
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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)
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TA23-0003(e) (Art. 8 – 10)

Article 8 Site Development
Article 9 Environmental Protection
Article 10 Streets & Improvements
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TA23-0003(e) (Art. 8 – 10)
• Article 8 Site Development
• Div. 8.1. Added “General Provisions” division (now 8.1.) to Article 8

• Sec. 8.3.5. (formerly 8.2.5.) Added more situational flexibility for 
consideration of buffer installation
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TA23-0003(e) (Art. 8 – 10)
• Article 9 Environmental Protection
• Div. 9.2. Generally reorganized for more chronological read
• Sec. 9.2.3.A. (Formerly 9.2.4.) Adding clarifying language to Stream 

Buffer terms
• Sec. 9.2.3.B. Mentioned in edits to Article 11: moved “Variance 

Procedures” to “Relief” Section in Div. 11.6
• Amended floodplain language concerning floodplain development, for 

consistency with FEMA and the State Regulations
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TA23-0003(e) (Art. 8 – 10)
• Article 10 Streets & Improvements

• Added Shared Street to 10.4. in line with additional Development Pattern in Div. 6.3. 
(Shared Court)
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Sandy Springs, Georgia, Development Code 
ARTICLE 8. SITE DEVELOPMENT 

 

 

 

Sandy Springs, Georgia, Development Code    Created: 2022-07-26 20:40:45 [EST] 

(Supp. No. 4) 
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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:  

Development Activity 
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Parking Area Expansion                       

  Minor: <1,000 sf         ◼ 
     

  Major: >1,000 sf   ◼ ◼ ◼ ◼ ◼ ◼ ◼ ◼     

Site Modification                       

  
Remediation Due to 
Disaster  
(Fire, Flood, etc.)     

◼ 

     

  

  
Re-occupation after 
Extended Vacancy 
(Greater than 180 days) 

  ◼ ◼ ◼    

  

  

  
Site Disturbance  
<1,000 sf of site 

    ◼   ◼ 

  

  

  
Site Disturbance  
1,000 sf-5,000 sf of site 

 

  

◼ ◼  ◼ ◼ 

  

  

  
Site Disturbance  
>5,000 sf of site  

 ◼ ◼ ◼  ◼ ◼ 

  

  

Building Renovation or Expansion                   
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Renovation Due to 
Disaster  
(Fire, Flood, etc.) 

 

   

◼ 

     

  

  
Re-occupation after 
Extended Vacancy 
(Greater than 180 days) 

◼ ◼ ◼ ◼ ◼ ◼   

  

  

  
Renovation without 
Expansion:  
<50% of FMV of building 

 

 

 ◼ ◼ 

     

  

  
Minor Expansion:  
<25% of Total Floor Area 

   ◼ ◼    ◼ 

 

6.1.2 

  
Substantial Renovation 
without Expansion: >50% 
of FMV of Building 

   ◼ ◼    

  

  

  
Partial Expansion  
25%-<>50% of Total Floor 
Area 

 ◼  ◼ ◼ ◼   ◼ ◼ 6.1.2 

  
Major Expansion: 
>50% of Total Floor Area 

◼ ◼ ◼ ◼ ◼ ◼   ◼ ◼ 6.1.2 

 Façade Modification     ◼       

◼ 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. 

   

Div. 8.21. Parking 

Sec. 8.21.1. Applicability 

A. New Construction Any new building or site improvement must comply with the vehicle and bikebicycle  
parking requirements of this Development Code.  
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B. Maintenance and Repair An existing building or site may be repaired and maintained without providing 
additional vehicle or bikebicycle parking, provided there is no increase in gross floor area or improved site 
area.  

C. Additions or Renovations    

1. When an existing building, use or site is increased in gross floor area or improved site area by up to 
25% cumulatively over the pasta period of 3 consecutive years, additional vehicle and bikebicycle 
parking is required for the additional floor or site area only.  

2. When an existing building, use and or site is increased in gross floor area or improved site area by 25% 
or more cumulatively over the pasta period of 3 consecutive years, both the existing and the additional 
floor or site area must conform to the vehicle and bikebicycle parking requirements.  

3. When an existing building, use or site is renovated or reduced in gross floor area or improved site area 
where costs are greater than 25% of the value of the existing building, cumulatively over a period of 3 
consecutive years, additional vehicle and bicycle parking is required for the additional floor or site area 
only.  

4. When an existing building, use or site is increased in gross floor area or improved site area by 25% or 
more cumulatively over a period of 3 consecutive years, both the existing and the additional floor or 
site area must conform to the vehicle and bicycle parking requirements.  

 

D. Change in Use    

1. When an existing building or site changes in use, it must comply with the vehicle and bikebicycle 
parking for the new use unless the parking requirement is the same or lesser than the previous use.  

2. Additional vehicle and bike bicycle parking is only required for the difference between the parking 
spaces required for the former use and the parking spaces required for the new use, 
regardlessregardless of if whether the existing parking provides less spaces than required by code for 
the former use.  

Sec. 8.21.2. Parking Required 

Before a permit is issued for a project that includes required parking, the parking lot layout and area must be 
found by the Director to be in compliance with this Development Code. No certificate of occupancy may be issued 
until parking facilities meet the requirements of this Development Code.  

A. Calculation of Required Parking Spaces    

1. Vehicle and bikebicycle parking spaces must be provided in accordance with the ratios in the tables in 
this Section. Where a use is not specifically listed or only a broad use category is shown, the Director is 
responsible for categorizing the use.  

2. When a site or lot is used for a combination of uses, the parking requirements are the sum of the 
requirements for each use, and no parking space for one use may be included in the calculation of 
parking requirements for any other use, except as allowed in Sec. 8.21.5.B.  

3. In determining the required number of parking spaces, fractional spaces are rounded to the nearest 
whole number, with one-half or more counted as an additional space.  

4. Unless otherwise noted, the parking requirement is based on the gross floor area of the building 
devoted to the particular use specified.  

B. Required Parking Spaces    
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1. Unless specifically provided otherwise in this Division, parking spaces must be provided in accordance 
with the following table.  

2. Where guest parking is shown in the following table, it is required only for development containing 5 or 
more residential units. Guest parking is not required on each lot, but must be provided within the 
subdivision or development site in a manner reasonably accessible to all units.  

3. Alternative parking requirements apply in the Perimeter Center and City Springs districts. See Sec. 
8.21.3.  

4. Parking is required at the site but not required to be located as a part of any unit at the site. 

Unless otherwise noted, parking is based on gross floor area of the building. 

 

 

Required Parking Table  Vehicle (min) 
  

Required Short-
Term 
BikeBicycle Parking 
(min) 
  

Required 
Long-Term 
BikeBicycle 
Parking 
(min) 
  

Residential Uses  

Household Living    

Single unit detached  2 per principal dwelling unit  None  None  

Guest house  1 per guest house  None  None  

Short-Term Rental  None  None  None  

Single unit attached  1.75 per unit + 0.2 per unit for guests  None  None  

Multi-unit: 0-1 bedroom  
Multi-unit: 2 bedrooms  
Multi-unit: 3+ bedrooms  

1 per unit + 0.2 per unit for guests  
1.75 per unit + 0.2 per unit for guests  
2 per unit + 0.2 per unit for guests  

1 per 20 units, 2 
min  

1 per 10 units  

Live/work  see Multi-unit  1 per 20 units, 2 
min  

1 per 10 units  

Group Living    

Boarding/rooming house  0.75 per bedroom  1 per 20 units, 2 
min  

1 per 10 units  

Continuing care 
communityAssisted Living 
Facility:  
 0-1 bedroom unit  
 2 bedroom unit  
 3+ bedroom unit  

0.75 per unit + 0.2 per unit for guests  
1.25 per unit + 0.2 per unit for guests  
1.5 per unit + 0.2 per unit for guests  

1 per 20 units, 2 
min  

1 per 10 units  

Personal care home (up to 4 
residents)  

0.5 per bedroom  None  None  

Personal care home (5+ 
residents)  

0.5 per bedroom  2 min  2 min  

Rehabilitation or Treatment 
Facility 

1 per 4 beds  None  2 min  

Public and Civic Uses  

Civic    
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College/university  1 per 500 SF  1 per 5,000 SF, 10 
min  

1 per 5,000 SF  

Place of Assembly  1 per 500 SF  1 per 5,000 SF, 2 
min  

None  

Government facility  1 per 500 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Library/museum  1 per 500 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Place of worship  1 per 500 SF  1 per 5,000 SF, 2 
min  

None  

Prison/correctional facility  1 per 500 SF  1 per 5,000 SF, 2 
min  

None  

School, private (K-12)  1 per 500 SF  1 per 30 students  1 per 60 
students  

School, public (K-12)  1 per 500 SF  1 per 15 students  1 per 30 
students  

Parks and Open Space    

Cemetery/mausoleum  3 per acre of land used for graves  None  None  

Conservation area  
(up to 1 acre)  

None  None  None  

Conservation area  
(more than 1 acre)  

None  None  None  

Golf course  2.5 per hole  1 per 6 holes  4 spaces  

Recreational facility  Study required  Study required  Study 
required  

Subdivision amenity  1 per 500 SF of usable space + 2 per 
court  

1 per 5,000 SF of 
usable space + 1 per 
2 courts  

None  

Utilities    

Minor utilities  None  None  None  

Major utilities  1 per 300 SF office space  None  None  

Wireless Communications    

Alternative support antenna 
structure  

None  None  None  

Amateur radio antenna (up to 
90 feet)  

None  None  None  

Amateur radio antenna (more 
than 90 feet)  

None  None  None  

Tower antenna  None  None  None  

Commercial Uses  

Adult Establishment 1 per 250 SF  None  None  

Animal Care    

Animal care, indoor  1 per 500 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Animal care, outdoor  1 per 400 SF indoor area  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Day Care 1 per 500 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  
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Medical, except as listed 
below: 

1 per 300 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Hospital  1.5 per bed  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Office 1 per 300 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Overnight Lodging    

Bed and Breakfast (up to 5 
rooms)  

2 + 1 per lodging room  None  None  

Boutique hotel (6 to 30 rooms)  1 per lodging room  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Hotel (more than 30 rooms)  1 per lodging room  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Parking, Commercial None  None  1 per 80 
vehicle spaces  

Passenger Terminal Study required  Study required  Study 
required  

Personal Service 1 per 300 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Restaurant 1 per 150 SF  1 per 2,000 SF, 2 
min  

1 per 5,000 SF  

Retail, except as listed below: 1 per 300 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Convenience store with fuel 
pumps or gas station.  

1 per 300 SF  1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Vehicle Sales and Rental    

Minor vehicle sales and rental  1 per 1,000 SF or  
1 per 4,500 SF outdoor vehicle 
display area, whichever is greater  

1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Major vehicle sales and rental  1 per 1,000 SF or  
1 per 4,500 SF outdoor vehicle 
display area, whichever is greater  

1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Industrial Uses  

Artisanal 1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 5,000 SF, 2 
min  

1 per 5,000 SF  

Heavy Industrial 1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Light Industrial/Manufacturing 1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Micro-producer  1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Research and Development 1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 5,000 SF, 2 
min  

1 per 10,000 
SF  

Resource Extraction None  None  None  

Vehicle Service and Repair    

Minor vehicle service and 
repair  

1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 5,000 SF, 2 
min  

1 per 10,000 
SF  
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Major vehicle service and 
repair  

1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 5,000 SF, 2 
min  

1 per 10,000 
SF  

Warehouse and Distribution, 
except as listed below: 

1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Self-service storage, mini-
warehouse  

1 per 20 storage units  1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Waste-Related Service, except 
as listed below: 

1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Recycling processing center  1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Open Uses  

Agriculture    

Community garden  None  5 min  None  

Composting  None  None  None  

Plant nursery  1 per 300 SF office +  
1 per 2,000 SF additional indoor area  

1 per 10,000 SF, 2 
min  

1 per 10,000 
SF  

Timber harvesting  None  None  None  

Urban farm  None  2 min   

Unless otherwise noted, parking is based on gross floor area of the building. 

Sec. 8.21.3. Perimeter Center/City Springs Districts 

A. No minimum ratio for vehicle parking spaces applies in the Perimeter Center and City Springs Districts. 
Minimum parking ratios for short-term and long-term bicycle parking from the Table in Sec. 8.21.2 apply.  

B. The following maximum parking table applies in the Perimeter Center and City Springs Districts for surface 
parking. Maximum parking does not apply to structured parking.  

Maximum Parking Table  Vehicle Parking (max)  Short-Term 
BikeBicycle Parking 
(min)  

Long-Term 
BikeBicycle 
Parking 
(min)  

Residential Uses  see Sec. 8.21.2 for  
specific use  

see Sec. 
8.21.2 for 
specific use  

Single unit  2.4 spaces per unit  

Multi-unit residential  1.1 spaces per bedroom  

Nonresidential Uses  

Commercial, retail  4 spaces per 1,000 SF  

Hotel, lodging  1 space per lodging room  

Office  2 spaces per 1,000 SF  

Restaurant  8 spaces per 1,000 SF  

Sec. 8.21.4. Parking Reductions 

The standards of the parking table above may be reduced as specified below.  

A. Proximity to Transit A 30% reduction in the number of required parking spaces is allowed for uses with a 
main building entrance within a walking distance of 1,320 feet of an operating transit stop with service from 
6 AM to 8 PM where service intervals are no longer than 10 minutes during peak weekday commute hours.  

B. Affordable Housing    
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1. Required parking for an affordable housing development may be reduced to a rate of 1 parking space 
for each unit.  

2. The affordable housing reduction applies only to required spaces for dwelling units. If required, visitor 
spaces must be provided at the standard rate.  

C. Senior Living    

Senior living is only required to provide 1 space per dwelling or rooming unit.  

1. The senior living reduction applies only to required spaces for dwelling or rooming units. If required, 
visitor spaces must be provided at the standard rate.  

2. The parking reduction for senior living is only available for multi-unit.  

D. Private Car Sharing Program    

1. A reduction in the number of required parking spaces for multi-unit residential or offices is allowed 
where an active on-site car-sharing program is made available for the exclusive use of residents and 
tenants.  

2. The parking requirements for all dwelling units or office floor area may be reduced by 5 spaces for each 
car-share vehicle provided, as long as at least 3 regular spaces remain available. If required, visitor 
spaces may not be substituted.  

E. Parking Utilization Study A parking reduction by the Director of up to 30% is allowed where a parking 
utilization study of 2 similar locations in the region that are similarly situated within the local street network 
and community. The applicant must empirically justify the reduction.  

Sec. 8.21.5. Vehicle Parking Options 

Required vehicles parking spaces must be located on the same lot or site they are intended to serve, except as 
provided below.  

A. On-Street Parking    

1. Where on-street parking spaces exist, 1 on-street parking space may be substituted for every required 
on-site parking space, provided the on-street space immediately abuts the subject property.  

2. Each on-street parking space may only be counted for one property. Where a space straddles an 
extension of a property line, the space may only be counted by the owner whose property abuts 50% 
or more of the on-street parking space.  

3. The Director may determine that to ensure future roadway capacity, the on-street parking credit is not 
available.  

B. Shared Parking    

1. Shared parking allows credit for space utilization by uses that require parking at different times of day.  

2. Applicants wishing to use shared parking as a means of reducing the total number of required spaces 
may submit a shared parking analysis using the Urban Land Institute (ULI) Shared Parking Model (latest 
edition).  

3. The study must be provided in a form established by the Director.  

4. Reductions in the total number of required spaces for shared parking are not permitted unless the 
Director determines a reduction is appropriate on a case-by-case basis through the use of the ULI 
Shared Parking Model (latest edition).  
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5. Uses providing shared parking must have either mutually exclusive or compatibly overlapping normal 
hours of operation. The Director will determine whether hours of operation are compatibly 
overlapping on a case-by-case basis.  

6. A shared parking agreement must be recorded in the Fulton County deed records prior to issuance of a 
certificate of occupancy.  

C. Valet Parking Valet parking may be permitted as a means of satisfying the parking requirements where all of 
the following standards have been met:  

1. An attendant is provided to park vehicles during all business hours of the use utilizing the valet parking; 
and  

2. An equivalent number of valet spaces are available to replace the number required on-site parking 
spaces.  

3. Valet spaces do not require individual striping and may take into account the mass parking of vehicles.  

D. Tandem Parking    

1. Tandem parking is allowed for single unit detached and attached and multi-unit.  

2. Two parking spaces in tandem must have a combined minimum dimension of 9 feet in width by 36 feet 
in length.  

3. Both parking spaces in tandem must be assigned to the same dwelling unit.  

4. Tandem parking may not be used to provide guest parking.  

E. Remote Parking    

1. All required vehicle parking spaces, except required accessible spaces, may be located off-site, 
provided the remote parking spaces are located within 800 feet of the primary entrance of the use 
served and are located within the same or more intense zoning district as the principal use served.  

2. Lease agreements must be for a term of not less than 1 year to serve the use or uses proposed to be 
satisfied by the off-site leased parking. Each year the use is renewed (as shown by the renewed 
application for a business license), the applicant for the business license must show a current lease 
agreement for not less than 1 year for the necessary off-site parking.  

3. The distance referred to above is measured by the most direct route of travel on the ground and are 
measured in the following manner:  

a. From the front door of the principal structure on the applicant's property;  

b. In a straight line to the nearest sidewalk, street, road or highway;  

c. Along a public sidewalk, walkway, street, road, or highway by the nearest route; and  

d. To the edge of the off-site parking area to be used by the applicant to meet parking 
requirements.  

Sec. 8.21.6. Unbundling Parking in Perimeter Center 

A. All new development in the PX- and PM- districts (with the exception of townhouse units) must unbundle 
vehicle parking charges from the rents, sale price, or other fees charged for occupying residential, office, 
commercial or industrial space. Vehicle parking spaces must be leased or sold separately from the rental or 
purchase fees, such that potential renters or buyers have the option of renting or buying a residential unit or 
commercial space at a price lower than if the vehicle parking was included.  
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B. The owner of the property has the option to offer any unused parking spaces to other residential or 
nonresidential tenants or to the general public.  

C. This unbundling requirement does not prohibit landlords from leasing parking spaces to third parties that do 
not lease residential, office, commercial or industrial spaces within the development.  

Sec. 8.21.7. BikeBicycle Parking Design 

A. General    

1. Each required bikebicycle parking space must be at least 2 feet by 6 feet. Where a bikebicycle can be 
locked on both sides of a bikebicycle rack without conflict, each side may be counted as a required 
space.  

2. BikeBicycle racks must be securely anchored, be easily usable with both U-locks and cable locks, and 
support a bikebicycle at 2 points of contact to prevent damage to the bikebicycle wheels and frame.  

3. No fee may be charged for bikebicycle parking where free automobile parking is provided.  

4. BikeBicycle parking must be provided in a well-lit area.  

B. Short-Term Bicycle Parking    

1. Required short-term bicycle parking spaces must be located in a convenient and visible area at least as 
close as the closest non-accessible automobile parking and within 100 feet of a principal entrance and 
must permit the locking of the bicycle frame and one wheel to the rack and must support a bicycle in a 
stable position.  

2. Spacing of the bikebicycle racks must provide clear and maneuverable access.  

3. BikeBicycle facilities may be placed within the right-of-way, provided the encroachment is approved by 
the City.  

C. Long-Term Bicycle Parking    

1. Required long-term bicycle parking spaces must be located in enclosed and secured or supervised 
areas providing protection from theft, vandalism and weather, and must be accessible to intended 
bikebicycle users.  

2. Required long-term bicycle parking for residential uses must not be located within dwelling units or 
within deck, patio areas or private storage areas accessory to dwelling units.  

3. Long-term bicycle parking spaces for nonresidential uses may be located off-site within 300 feet of the 
site.  

Sec. 8.21.8.  Parking Lot Layout and Design 

A. Access All on-site parking must be arranged so that no vehicle is forced to back out on a public street or 
forced to use a street, not including an alley, to gain access from one parking aisle to another parking aisle. 
The City's uninterrupted ingress/egress regulations apply to parking lot design (see Technical Manual Sec. 3: 
Roadway Design and Pavement).  

B. Parking Space and Aisle Specifications    

1. Dimensions Parking spaces and drive aisles must meet the following dimensions in both surface 
parking lots, on-street parking and in parking structures.  
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a. A median island must be provided between every 6 single parking rows.  

b. Parking spaces and drive aisles using dimensions other than those specified may be approved if 
prepared and sealed by a design professional licensed in the State of Georgia with expertise in 
parking facility design, subject to approval by the Director.  

2. Compact Parking    

a. Compact car parking spaces may be used in place of a standard size parking space. The total 
number of compact car parking spaces may not exceed 15% of the total number of required 
parking spaces.  

b. No more than 2 compact parking spaces may be placed side by side. Compact spaces may be 
reduced to 8 feet in width and 16 feet in depth. All compact parking spaces must be clearly and 
visibly striped and labeled for compact car use only.  

C. Accessible Parking Accessible parking spaces must be provided in accordance with the requirements of the 
Americans with Disabilities Act (ADA) (Public Law 101-136), the State Building Code, and the American 
National Standards Institute. See the Sandy Springs Technical Manual for further guidance.  
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D. Electric Vehicles In the Perimeter Center and City Springs districts, and in any parking structure constructed 
in any other district, 5% of all parking spaces must be electric-vehicle (EV) ready, with a minimum of 2 EV-
ready spaces for all parking lots over 20 spaces. Electric-vehicle ready means conduit or other means to 
connect power to each space is installed in advance.  

E. Reserved Parking Parking spaces may be reserved for a specific tenant or unit, provided that the following 
standards are not exceeded.  

1. Residential    

a. 1 space per efficiency or 1-bedroom multi-unit dwelling.  

b. 2 spaces per 2-bedroom or greater multi-unit dwelling.  

2. Nonresidential No more than ⅓ of the total provided spaces may be reserved.  

F. Parking Lot Landscaping All on-site surface parking lots must be landscaped as specified in Sec. 8.32.2.  

G. Visibility at Intersections No parking or loading area may interfere with the safe operations of all users at 
any intersection or along any roadway.  

H. Surfacing    

1. Parking and loading areas must be surfaced with concrete, asphaltic concrete, asphalt, or other dust-
free surface.  

2. Surface parking spaces on lots or sites containing more than the minimum number of spaces required 
by this Division must be of pervious material for any spaces beyond the minimum required.  

3. Porous pavement material may be substituted for standard dust-free pavements subject to the 
approval of the Director. Permitted materials include, but are not limited to, grass, "grasscrete," ring 
and grid systems used in porous or grid pavers.  

I. Curbs and Drainage    

1. Parking and loading areas must be graded and drained to collect, retain and infiltrate surface water on-
site so as to prevent damage to abutting properties or public streets.  

2. Curbing or parking block must be installed as required by the Director. Curbing must have openings to 
allow drainage to enter and percolate through landscaped areas.  

J. Lighting Parking and loading area lighting must be installed in accordance with the Sandy Springs Technical 
Manual.  

K. Parking Structures    

1. All stories of structured parking must be screened so that cars are not visible from ground level view 
from adjacent property, adjacent streets (not including alleys), or other public property.  

2. Exterior elevations for parking floors must appear horizontal, even where ramps occur within the 
building.  

3. Green walls, vertical gardens, architectural grilles, louvers, or opaque material that continues to allow 
natural ventilation is required to screen any vehicles from view from adjacent public streets or 
sidewalks. Where at least 10 feet of planting area exists between the street and the parking structure, 
the Director may approve a landscape area using berms, trees and shrubs in a way that constitutes an 
equivalent or better screen.  

4. Elevator and stair shafts must be topped with an architectural accents using materials, colors, design or 
other features similar to that of the principal building it serves.  
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5. A digital sign demonstrating the remaining spaces available in real-time must be placed at the entrance 
to any parking garage providing spaces available to the general public.  

6. For parking garages containing over 200 spaces, internal signs above each parking space must indicate 
availability of that space.  

L. Specialized Vehicle Parking    

1. Specialized vehicles must not be parked in any required setback area.  

2. Specialized vehicles such as earth-moving equipment, tractors or other heavy construction vehicles, 
may only be stored during construction under an active building permit or land disturbance permit, 
except in the IX- District.  

3. Other specialized vehicles such as recreational vehicles, campers, buses (including school buses), 
trailers, motor coaches, boats and boat trailers, may be parked or stored in all residential districts 
under the following conditions:  

a. The vehicles is not used as living quarters.  

b. The location of the parking or storage area is in the buildable area of the lot and not in front of 
the principal structure.  

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.  

Sec. 8.21.9. Stacking 

A. Applicability Adequate stacking space must be made available on-site for any use having a drive-
thruthrough, control gate or areas having drop-off and pick-up.  

B. Required Stacking Spaces The following number of stacking spaces must be provided for the listed uses. The 
Director may require an individual study for other uses or in particularly congested settings. The individual 
study must be prepared by a Licensed Design Professional with expertise in traffic issues.  

Use Stacking 
Spaces 
Per Lane 

Before Order 
Station 

Bank, drive-thruthrough or ATM  36  —  

Car wash, full-service  10  7 before wash bay  

Car wash, self-service  4  3 before wash bay  

Coffee shop  10  7  

Laundry, dry cleaner  2  —  

Pharmacy  3  —  

Restaurant  10  7  

Vehicle service  3  2 per service bay  

 

C. Dimensions    

1. The number of required stacking spaces includes the space at the window and at the 
communication/mechanical device (e.g., order board, pick up window).  

2. If a drive-thruthrough has multiple order boxes, teller boxes or pick up windows, the number of 
required stacking spaces may be split between each order box, teller box or pick up window.  

Page 330 of 558



 

 

 
    Created: 2022-07-26 20:40:42 [EST] 

(Supp. No. 4) 

 
Page 220 of 421 

3. Each stacking space must be a minimum of 20 feet in length and 10 feet in width along straight 
portions. Stacking spaces and stacking lanes must be a minimum of 12 feet in width along curved 
segments.  

4. Any drive-thruthrough lanes must be separated from drive aisles by a curbed median or other device 
approved by the Director. No drive-thruthrough stacking may block the parking movement for any 
required parking space.  

5. Vehicles may not encroach on or interfere with the public use of drive aisles, streets and sidewalks by 
vehicles, bicycles or pedestrians.  

6. Drive-thruthrough lanes must be separated by striping or curbing from other parking areas. Individual 
lanes must be striped, marked or otherwise distinctly delineated.  

D. Screening    

1. Where drive-thruthrough windows and lanes are allowed to be placed between a street (not including 
an alley) or ground floor residential use and the associated building, the entire length of the drive-
thruthrough lane, including but not limited to menu boards, stacking lanes, trash receptacles, ordering 
box, drive up windows, and other objects associated with the drive-thruthrough must be screened.  

2. Screening must be a continuous compact evergreen hedge. At the time of installation, the screening 
must be at least 4 feet.  

3. In lieu of the compact evergreen hedge, a screening masonry or perforated metal screen wall with a 
minimum height of 4 feet and a maximum transparency of 35% may be installed. The wall must be 
compatible with the principal building in terms of texture, quality, material and color.  

Sec. 8.21.10. Vehicle Loading 

A. Loading May Be Required    

1. A loading area is required for any building providing structured parking.  

2. If determined necessary by the Director, adequate space must be made available on-site for the 
unloading and loading of goods, materials, items or stock for delivery and shipping, otherwise on-site 
loading space is not required.  

B. Size    

1. A loading space must measure no less than 12 feet in width by 35 feet in depth.  

2. All maneuvering space must not include any required parking space, or public or private street right-of-
way.  

C. Location If a loading area is provided or required, it must meet the following:  

1. With the exception of areas specifically designated by the City, loading and unloading activities are not 
permitted in a street, not including an alley.  

2. Loading and unloading activities may not encroach on or interfere with the use of sidewalks, drive 
aisles, stacking areas and parking areas by vehicles, bikebicycles or pedestrians.  

3. Loading areas must be located to the rear of buildings. Loading areas may not be placed between a 
street (not including an alley) and the associated building.  

4. No loading area is permitted within 50 feet of a ground floor residential use (measured from the 
residential lot line to the closest point of the loading area). Loading areas for multi-unit residential 
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buildings may be closer than 50 feet of a ground floor residential use when visually screened from 
nearby windows.  

D. Screening If a loading area is provided or required, it must meet the following.  

1. Where a loading dock designed for tractor-trailers is placed between a street (not including an alley) or 
a shared lot line and the associated building, the entire length of the loading area must be screened.  

2. Screening must consist of either:  

a. An 8-foot high wall compatible with the principal building in terms of texture, quality, material 
and color; or  

b. Evergreen plant material that can be expected to reach a height of 8 feet with a spread of 4 feet 
within 3 years of planting.  

Sec. 8.21.11. Use of Parking and Loading Areas 

Parking and loading areas must be operated and maintained in accordance with the following.  

A. Parking and loading areas must not be used for the repair or dismantling of any vehicle, equipment, 
materials or supplies.  

B. Parking and loading areas must not be used to store vehicles for sale, except in cases where the property 
owner owns the vehicle, provided auto sales is a permitted use in the district in which the property is 
located.  

C. This provision does not apply to the placing of a "For Sale" sign on or in one licensed vehicle, boat, or other 
vehicle located in a private residential driveway and which licensed vehicle, boat or other vehicle is owned by 
an occupant of the private residence.  

D. An attendant's building less than 50 square feet in size that is set back at least than 20 feet from any 
boundary of the parking lot is permitted, provided it is not located in any yard abutting a street.  

E. Upon application, the Director may approve temporary structures and uses such as tent sales within required 
parking spaces that are not used on a continuous basis, provided that such uses are movable from the site 
upon order by the Director. Such activities are allowed to occur on the same site no more than 3 times a year 
and each time for a period not to exceed 10 days (see also Div. 7.9).  

Div. 8.32. Landscaping and Screening 

Sec. 8.32.1. General 

A. Applicability    

1. New Construction Any new building or site improvement (modification of any existing parking area, for 
example) must comply with the landscaping and screening requirements of this Division.  

2. Maintenance and Repair An existing building or site may be repaired or maintained without providing 
additional landscaping or screening, provided there is no increase in gross floor area or improved site 
area.  

3. Additions    
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a. When an existing building is increased in gross floor area or improved site area by up to 25% 
cumulatively over the pasta period of 3 consecutive years, landscaping and screening is required 
for the additional floor or site area only.  

b. When an existing building is increased in gross floor area or improved site area by 25% or more 
cumulatively over the past a period of 3 consecutive years, both the existing building and the 
additional floor or site area must conform to the landscaping and screening requirements of this 
Division.  

4. Change in Use A change in use does not trigger the application of these requirements, except when 
there is a specific use standard requiring landscaping or screening for the new use.  

B. Landscape Plan Required Before a permit is issued for a project that includes required landscaping and 
screening, the site must be found by the Director to be in compliance with this Development Code. No 
certificate of occupancy may be issued until the landscaping and screening meet the requirements of this 
Development Code.  

Sec. 8.32.2. Parking Lot Landscaping 

A. Applicability Parking lot landscaping is required on all on-site surface parking lots created after the effective 
date of this DivisionDevelopment Code. Multiple platted lots contained on a single site plan and any separate 
parking areas connected with drive aisles are considered a single parking area.  

B. Perimeter Screening All surface parking areas as well as drive aisles and other related vehicular use areas 
must be screened from view from the adjacent street using one of the options below. A required landscape 
strip must be located at the outer perimeter of the parking area and must be provided along the entire 
parking area, excluding breaks for pedestrians, bicycles and driveways.  

For screening options that include shrubs, those must be 30 inches tall at the time of planting and 70% of 
them must be evergreen.  

1. Landscape Strip with Shrubs A minimum 10-foot wide landscape strip planted with shrubs. Shrubs 
must be provided to fully screen paved areas and parking lots from the right-of-way within 3 years of 
planting.  

 

2. Landscape Strip with Screening Wall A 2.5-foot high screening wall located within a minimum 4-foot 
planting strip. Screening walls must be closed and be constructed of high quality materials including 
one or a combination of the following: decorative blocks; brick; stone; cast-stone; stucco over standard 
concrete masonry blocks; glass block; or other material approved by the Director.  
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3. Landscape Strip with Berm An earth berm a minimum of 2.5 feet higher than the finished elevation of 
the parking area, planted with 5 shrubs for every 35 linear feet of street frontage, excluding driveway 
openings. The berm must contain a rounded crown suitable for planting, and a stabilized side slope of 
no greater than 3:1.  

 

34. Landscape Strip with Grade Change A 6-foot landscaped strip with a minimum 3-foot grade drop from 
the street to the parking area, planted with 5 shrubs for every 35 linear feet of street frontage, 
excluding driveway openings.  

 

C. Interior Islands    

1. A landscaped interior island must be provided every 8 parking spaces. Interior islands must be 
distributed evenly throughout the parking area. Interior islands may be consolidated or intervals may 
be expanded in order to preserve existing trees.  

2. An interior island abutting a single row of parking spaces must be a minimum of 9 feet in width and 200 
square feet in area. Each island must include 1 shade tree.  

3. An interior island abutting a double row of parking spaces must be a minimum of 9 feet in width and 
400 square feet in area. Each island must include 2 shade trees.  

D. Median Islands    
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1. A landscaped median island must be provided between every 6 single parking rows. Intervals may be 
expanded to preserve existing trees on the lot.  

2. A landscaped median island must be at least 6 feet wide.  

3. At least three shrubs must be planted in the median island for every 80 feet in length.  

 

E. Island Plantings    

1. All required shade trees species must be chosen from the approved list in the Sandy Springs Technical 
Manual.  

2. All required shade trees must have a minimum caliper of 3 inches and be at least 10 feet tall at time of 
planting.  

3. Islands must be installed below the level of the parking lot surface and designed to allow for runoff 
capture.  

Sec. 8.32.3. Residential Front Yard Trees 

All residential front yards for new construction after the effective date of this Development Code must provide 1 
shade tree planted in the front yard for every 40 linear feet of lot frontage along a street. Any site determined by 
the City Arborist to have inadequate area for planting a shade tree may plant an alternate ornamental tree 
approved by the Arborist.  

Sec. 8.32.4. Foundation Planting 

A. Building foundation landscaping is required in all districts for all new construction (including additions) facing 
a street and located more than 5 feet behind the back of sidewalk (or where no sidewalk is present, the edge 
of pavement), except for residential construction in Protected Neighborhoods.  

Page 335 of 558



 

 

 
    Created: 2022-07-26 20:40:42 [EST] 

(Supp. No. 4) 

 
Page 225 of 421 

B. The minimum width of the foundation planting area must be:  

 

C. Foundation plantings must be installed across the entire length of any street-facing facade, except where 
doorways and driveways are located.  

D. Foundation planting areas may be located at grade, in raised planters or in freestanding planters. Any raised 
or freestanding planter must match or complement the adjacent building materials.  

E. Foundation planting materials must be expected to grow to a maximum height of 5 feet. Taller materials 
should be located a minimum of 3 feet from buildings walls. The plant selection and design of foundation 
planting should not obscure any windows.  

F. Foundation plantings must provide seasonal color and interest for at least 8 months each calendar year. 
Perennial flowers or flowering plants are encouraged. Dwarf shrubs, ornamental grasses, spreading 
evergreens and other similar plants are considered appropriate foundation planting materials. Varying plant 
textures increases visual interest and is also encouraged (for example, including both needled evergreens 
and broadleaf plants).  

G. Foundation planting areas must be mulched or include groundcover to cut down on irrigation needs and 
weed growth. Sod, pine straw and stone do not count as groundcover for the purpose of foundation 
planting.  

H. The Director may approve the location of landscaping equivalent to the foundation planting farther away 
from the building if hardscape is preferred adjacent to the façade, for an outdoor seating area, as an 
example.  

Sec. 8.32.5. General Buffer Requirements 

A. Buffers must be located along the outer perimeter of the lot, inside the property line. The buffer must be 
located completely on private property (right-of-way may not be included in the width).  
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B. The Director may determine an alternate location for the requiredor generally modify any buffer 
requirement wall within the buffer based on existing natural vegetation, and  site topography, or other 
environmentally sensitive situation.  

C. The Director may waive the application of any buffer when the protected property is developed with a 
nonresidential use.Reserved.  

D. A fence is allowed within any buffer that does not require a wall, provided the width of the buffer is 
increased by 2 feet.  

DE. A buffer may be crossed by utilities, driveways, sidewalks, trails and similar features, provided the crossing 
occurs as close to perpendicular to the buffer as possible. No utilities or stormwater facilities are allowed 
within the buffer except as described above. Where utilities (or other similarly restrictive easements) must 
parallel the buffer, additional equivalent width must be added to the buffer to mitigate any disturbed area 
that cannot be planted with required buffer materials.  

EF. Clearing of undergrowth from a buffer is prohibited, except when approved by the Director for removal of 
invasive species or correction of a nonconforming situation. Existing vegetation may be incorporated into a 
buffer. The Director will evaluate compliance of the existing vegetation with the planting requirement and 
may require supplemental planting if the existing vegetation does not provide sufficient screening.  

Sec. 8.32.6. Neighborhood Transition Buffers 

Neighborhood Ttransitions Buffers are required a buffer when an RM, RX or any commercial zoning district abuts a 
Protected Neighborhood district (as further described in Div. 6.4). The Director may wave waive the application of 
the transition buffer when the protected property is developed with a place of worship, school or similar civic use.  

The required buffer must include the following components:  

 

A. Lot Width or Depth up to 200'    

1. Buffer must be minimum 25 feet deep.  

2. Wall at least 6 feet tall and not more than 8 feet tall located 25 feet from property (no fence allowed).  

Openings of no more than 4 feet in width, closed off by an opaque gate of the same height as the wall, 
may be provided no less than 300 feet apart, for maintenance access. Outside of maintenance 
activities, the gates must be locked at all times.  

3. At least 8 evergreen trees planted in 2 staggered rows (full to the ground and at least 6-feet tall at time 
of planting), per 100 linear feet of buffer.  

4. At least 4 understory trees (with a minimum caliper of 2 inches) per 100 linear feet of buffer.  

5. At least 25 shrubs a minimum of 3 feet in height at time of planting per 100 linear feet of buffer.  
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Sec. 6.4.2. Lot Width or Depth Up to 200 Feet 

 

 

Buffer Restricted Uses Compatible Massing 

Intended to buffer and screen with 
evergreen landscaping and wall. No 
buildings, structures or parking are 
allowed.  

Does not apply.  Intended to restrict the height of 
development so as to decrease the 
impact of new multi-story structures.  

Permitted Structures & Activity  Permitted Structures & Activity  Permitted Structures & Activity  

See Sec. 8.2.5 and Sec. 8.2.6 Does not apply.  1.  All activity permitted in Area 1.  

 2.  All permitted uses in the applicable 
zoning.  

 3.  Parking, service areas, mechanical 
equipment, including HVAC, 
generators, loading, dumpsters and 
recycling bins.  

 4.  Accessory structures.  

 These elements must be located as far 
from the Protected Neighborhood as 
site conditions allow.  

Depth  Depth  Depth  
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25 feet min  Does not apply.  30 feet min  

 Height  Height  

 Does not apply.  2 stories/24 or 28 feet max, see zoning 
district zoning district srequirements  

 

 
 

B. Lot Width or Depth 200' and More    

1. Buffer must be minimum 30 feet deep.  

2. Wall at least 6 feet tall and not more than 8 feet tall located 25 feet from property. If a fence, the fence 
must be constructed with masonry piers every 24 feet and at every turn or jog. Piers must be at least 
12 inches wide. 

Openings of no more than 4 feet in width, closed off by an opaque gate of the same height as the wall, 
may be provided no less than 300 feet apart, for maintenance access. Outside of maintenance 
activities, the gates must be locked at all times.  

3. At least 8 evergreen trees planted in 2 staggered rows (full to the ground and at least 6-feet tall at time 
of planting), per 100 linear feet of buffer.  

4. At least 6 understory trees (with a minimum caliper of 2 inches) per 100 linear feet of buffer.  

5. At least 30 shrubs a minimum of 3 feet in height at time of planting per 100 linear feet of buffer.  

 
 

Page 339 of 558



 

 

 
    Created: 2022-07-26 20:40:42 [EST] 

(Supp. No. 4) 

 
Page 229 of 421 

Sec. 6.4.3. Lot Width or Depth of 200 Feet and Over 200 Feet 

 

 

Buffer Restricted Uses Compatible Massing 

Intended to buffer and screen with 
evergreen landscaping and wall. No 
buildings, structures or parking are 
allowed.  

Intended to be occupied by open areas 
and low intensity uses, such as surface 
parking, alleys, landscaping, and 
secondary/accessory structures.  

Intended to restrict the height of 
development so as to decrease the 
impact of new multi-story structures.  

Permitted Structures & Activity  Permitted Structures & Activity  Permitted Structures & Activity  

See Sec. 8.2.5 and Sec. 8.2.6 1.  All activity permitted in Area 1.  1.  All activity permitted in Areas 1 
and 2.  

 2.  Alleys, parking and drive aisles, but 
not service areas or mechanical 
equipment, including HVAC, 
generators, loading, dumpsters and 
recycling bins.  

2.  All permitted uses in the 
applicable zoning.  

 3.  Accessory structures.   

 4.  Single unit detached, single unit 
attached where allowed by the 
underlying zoning districtzoning 
district.  

 

 These elements must be located as far 
from the Protected Neighborhood as 
site conditions allow.  

 

Depth  Depth  Depth  

30 feet min  25 feet min  30 feet min  

 Height  Height  

 2 stories/24 feet max  2 stories/24 or 28 feet max, see 
zoning district zoning district 
requirements  

A. Lot Width or Depth up to 200'    

1. Buffer must be minimum 25 feet deep.  

2. Wall at least 6 feet tall and not more than 8 feet tall located 25 feet from property (no fence allowed).  
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Openings of no more than 4 feet in width, closed off by an opaque gate of the same height as the wall, 
may be provided no less than 300 feet apart, for maintenance access. Outside of maintenance 
activities, the gates must be locked at all times.  

3. At least 8 evergreen trees planted in 2 staggered rows (full to the ground and at least 6-feet tall at time 
of planting), per 100 linear feet of buffer.  

4. At least 4 understory trees (with a minimum caliper of 2 inches) per 100 linear feet of buffer.  

5. At least 25 shrubs a minimum of 3 feet in height at time of planting per 100 linear feet of buffer.  

 

B. Lot Width or Depth 200' and More    

1. Buffer must be minimum 30 feet deep.  

2. Wall at least 6 feet tall and not more than 8 feet tall located 25 feet from property (no fence allowed).  

Openings of no more than 4 feet in width, closed off by an opaque gate of the same height as the wall, 
may be provided no less than 300 feet apart, for maintenance access. Outside of maintenance 
activities, the gates must be locked at all times.  

3. At least 8 evergreen trees planted in 2 staggered rows (full to the ground and at least 6-feet tall at time 
of planting), per 100 linear feet of buffer.  

4. At least 6 understory trees (with a minimum caliper of 2 inches) per 100 linear feet of buffer.  

5. At least 30 shrubs a minimum of 3 feet in height at time of planting per 100 linear feet of buffer.  

 

Sec. 8.32.7. District Boundary Buffers 

A district boundary buffer is required when any RM, RX, Corridor & Node district, or Perimeter Center district abuts 
an RT or RU zone. It is also required when an RU or RT district abuts a Protected Neighborhood. A district boundary 
buffer may also be required by a specific use standard in Article 7.  The Director may waive the application of the 
district boundary buffer when the protected property is developed with a place of worship, school or similar civic 
use. The required buffer must include the following components:  
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A. Required    

1. A district boundary buffer is required when any of the following districts share a common lot line:  

a. Any RM- district, Corridor & Node district or Perimeter Center district abutting any RT or RU- 
district.  

2. A district boundary buffer may also be required by a specific use standard in Article 7.  

AB. Buffer Standards    

1. Minimum buffer width of 20 feet.  

2. Wall at least six-feet tall and no more than eight-feet tall that is located three feet from the property 
line (no fence is allowed). Openings of no more than four feet in width, closed off by an opaque gate of 
the same height as the wall, may be provided no less than 300 feet apart, for maintenance access. 
Outside of maintenance activities, the gates must be locked at all times.  

3. At least four evergreen trees (each full to the ground and at least six-feet tall at the time of planting) 
per 100 linear feet of buffer.  

4. At least four understory trees (each with a minimum caliper of two inches) per 100 linear feet of 
buffer.  

5. At least 30 shrubs, each a minimum of three feet in height at the time of planting, per 100 linear feet of 
buffer.  

 

Sec. 8.32.8. Design and Installation 

A. Reserved    

B. Visibility at Intersections Landscaping must not interfere with visibility at intersections and driveways. See 
the Sandy Springs Technical Manual for details.  

C. Plant Material    

1. Plant materials must be hardy to zone 7b in accordance with the U.S. Department of Agriculture's Plant 
Hardiness Zone Map.  

2. Plant materials must be able to survive on natural rainfall once established with no loss of health.  

3. Tree height is measured from the top of the root ball to the tip of the main stem.  

4. No artificial plants, trees, or other vegetation may be installed as required landscaping and screening.  

5. No plant materials listed as Category 1 or Category 1 Alert on the Georgia EPPC Invasive Plant List are 
permitted in required landscaping. Property owners are encouraged to avoid the entire list of invasive 
species when making decisions about plant materials for required or non-required landscaping.  
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D. Maintenance of Landscaping    

1. The property owner is responsible for maintaining all required landscaping and screening in good 
health and condition.  

2. Any dead, unhealthy, damaged or missing landscaping and screening must be replaced with 
landscaping and screening that conforms to this Division within 90 days (or within 180 days where 
weather concerns would jeopardize the health of plant materials).  

3. Landscaped areas must be kept free of weeds and trash.  

E. Soil Erosion    

1. All planting areas must be stabilized from soil erosion immediately upon planting and must be 
maintained for the duration of the use.  

2. Grass areas must be sodded prior to the issuance of a Certificate of Occupancy. If grass seed must be 
used, it must be a variety suitable to the Atlanta region that produces complete coverage.  

F. Pruning and Trimming    

1. All required landscaping must be allowed to reach its required size and must be maintained at no less 
than required size.  

2. To prevent long-term harm to the health of required landscaping, all pruning of shrubs and trees must 
be done in accordance with the International Society of Arboriculture Standards entitled '"ANSI A300 
Standards."  

3. "Topping," defined as removal of more than ⅓ of the leaves and branches of a tree as measured from 
the lowest branch on the trunk of the tree to the top of the tree, is prohibited except where necessary 
to maintain public overhead utilities.  

4. Trees adjacent to accessible routes must maintain a vertical clearance of at least 80 inches.  

Sec. 8.32.9. Screening 

A. Service Areas    

1. Trash collection, trash compaction, recycling collection and other similar service areas must be located 
to the side or rear of buildings and must be screened from view from adjacent property or street (not 
including an alley).  

2. Service areas that are fully integrated into a building must be screened with a roll down door or other 
opaque screen.  

3. Service areas that are not integrated into a building must be screened from three sides by a wall at 
least 6 feet in height and on the fourth side by solid gate at least 6 feet in height. The gate and wall 
must be maintained in good working order and must remain closed except when trash pick-up occur. 
The wall and gate must meet the design standards of Section 8.32.10.C.  

B. Mechanical Equipment    

1. Exemptions Free-standing or roof-mounted sustainable energy systems such as solar panels are 
exempt from these screening requirements.  

2. Roof-Mounted Equipment    

a. Roof-mounted equipment must be screened from ground level view from adjacent property or 
adjacent street (not including an alley).  
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b. New buildings must provide a parapet wall or other architectural element that screens roof-
mounted equipment from view.  

c. For existing buildings with no or low parapet walls, roof-mounted equipment must be screened 
on all sides by an opaque screen compatible with the principal building in terms of texture, 
quality, material and color.  

3. Wall-Mounted Equipment    

a. Wall-mounted equipment must not be located on any surface that directly faces a street (not 
including an alley).  

b. Wall-mounted equipment located on any surface that is visible from a street (not including an 
alley) must be fully screened by landscaping or an opaque screen compatible with the principal 
building in terms of texture, quality, material and color.  

4. Ground-Mounted Equipment    

a. Ground-mounted equipment screening must be as high as the highest point of the equipment 
being screened.  

b. Screening must consist of landscaping or an opaque screen compatible with the principal building 
in terms of texture, quality, material and color.  

C. Utility Service Areas    

1. Utility service areas located outside of the right-of-way that exceed 42 inches in height and 42 inches in 
any other dimension must be screened from the street.  

2. Screening must consist of landscaping or a wall or fence compatible with the principal building in terms 
of texture, quality, material and color.  

3. Utility service areas must be located an adequate distance from the street to allow for any required 
screening to be installed without encroaching into the public right-of-way.  

4. Screening is not required for utility service areas located more than 50 feet from a street.  

Sec. 8.32.10. Fences and Walls 

A. Height    

1. FResidential fences and walls located between the primary street and the front wall plane of the  a 
house may contain a solid or opaque fence or wall no more than 4 feet in height. A fence may exceed 4 
feet in height where designed with a spaced picket design approved by the Director. The gap between 
pickets must be a minimum of 2 inches. The picket to opening ratio must be at least 2:1 for vertical 
pickets and 1:1 for horizontal elements.  

2. All other fences and walls, including side and rear yard residential fences and walls, may contain a solid 
or opaque fence or wall provided they do not exceed a height of 8 feet above grade.  

3. Height is measured from the finished grade to the highest point of the fence or wall between columns 
or posts.  
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4. Column and ornament heights are permitted to exceed the maximum height by no more than 3 feet.  

B. Placement    

1. Setback Fence and wall footings must be entirely contained within the property and cannot encroach 
onto a property line.  

2. Obstruction Fences, walls, hedges and other vegetation must not obstruct the minimum sight distance 
requirements and must not:  

a. Prohibit proper lines of sight for public safety and law enforcement;  

b. Impede the flow of water or the normal pattern of natural wildlife; or  

c. Impair or block the vision of vehicle drivers so as to constitute a safety hazard.  

C. Design Standards    

1. Applicability The requirements of this Section do not apply to IX- Districts or stormwater facilities.  

2. Materials    

a. General Provisions    

i. Fences shallmust be constructed of wood, and/or metal/ornamental metal. Wor walls 
shallmust be at their base (no less than a foot in exposed height)  opaque, and made of 
brick, stone, stucco or other durable opaque material-with possible use of metal or wood 
pickets for ornamentation. must be constructed of wood, brick, stacked stone, stucco, 
ornamental metal or other dDurable materials not specifically listed must be approved by 
the Director in all zoning districts. Chain-linked fencing is allowed only in side and rear 
yards (provided they are not parallel to a street), and must be vinyl-coated.  

ii. Solid Vinyl fencing is prohibited, except that existing vinyl fences may be replaced in kind.  

iii. Barbed wire, razor wire and concertina wire are prohibited.  

iv. Walls and fences must be constructed with the finished side facing towards the street and 
adjoining properties, away from the improvement it is meant to screen.  

b. Parallel to a street The following regulations apply to all fences parallel to a street and located 
between the right-of-way and building setback line.  

i. Where the fence or wall is at least 6 feet in height, a minimum 3-foot landscape strip must 
be provided between the fence or wall and any street.  

ii. All street-facing fences in Residential Estate districts must have masonry (brick stone, or 
stucco finish) piers separating fence panels with a maximum length of approximately 24 
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feet. Piers are required at any point where the fence changes direction. Piers must be at 
least 12 inches wide.  

iii. All street-facing walls must provide architectural variations such as columns to eliminate 
large expanses of blank areas, approximately every 24 feet.  

D. Color Only black, white or earth tones are permitted. Primary and neon colors are prohibited.  

E. Retaining Walls See Sec. 9.4.3.  

F. Electrical Permit Any fence that includes electrical equipment requires an electric (building) permit.  

G. Gates    

1. Gates, whether electronically or manually operable, are allowed on individual properties. Gates must 
open inwardly (doors opening towards the property) and must be located a minimum of 30 feet from 
the edge of pavement.  

2. Public and private streets cannot be gated.  

3. Gates must follow all design standards of this article, they may however be up to 3 feet taller in height 
than the fence or wall it is attached to.  

4. Stand-alone gates, such as those on a private driveway, must have masonry (brick, stone or stucco) 
piers on either side.  

5.  Gates serving private residential driveways must be provided with a means of access for emergency 
responders approved by the fire marshal’s office. 

H. Pool Enclosures Pool enclosures must meet the standards of this Division and comply with the International 
Swimming Pool and Spa Code.  

Div. 8.43. Signs 

Sec. 8.43.1. Applicability 

No sign may be erected, altered, refurbished or otherwise modified after the effective date of this Development 
Code except in accordance with the requirements of this Division.  

Sec. 8.43.2. Sign Permit Required 

A. Except as specifically excluded in this Division, it is unlawful for any person to post, display, substantially 
change, or erect a sign or advertising device in the City without first having obtained a sign permit.  

B. An application for a sign permit must be filed with the Director.  

Sec. 8.43.3. Prohibited Signs 

The following types of signs or advertising devices are prohibited.  

A. Any sign constructed and maintained wholly upon or over the roof of a building, other than one meeting the 
standards found in Sec. 8.43.18..  

B. Any sign that is not permanently affixed to the ground or to a structure, including but not limited to trailer 
signs or signs mounted or painted on vehicles which are parked in such a manner as to serve the purpose of 
an advertising device, except sidewalk signs.  
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C. Any permanent freestanding sign that sits upon a base or pole that is less than 75% of the width of the sign 
face.  

D. Rotating or animated signs involving motion or sound.  

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

F. Balloons or other air-filled devices.  

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

H. Any reflective or mirrored sign.  

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

J. Pennants, streamers and banners, except as expressly allowed in Sec. 8.43.5 

K. Search lights.  

L. Changeable copy signs, except as expressly allowed in this Division.  

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

N. Signs advertising illegal activity.  

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

P. Abandoned signs.  

Q. A sign held by or attached to a human for the purposes of advertising or otherwise drawing attention to an 
individual, business, commodity, service or product, mere costumes without wording or logos are not be 
considered a sign.  

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

S.    Any freestanding sign at a property on which the façade of the principal structure is forty feet 
(40’-0”) or less from the right-of-way. 

Sec. 8.43.4. Signs Not Requiring a Permit 

The following types of signs do not require a sign permit from the City. An electrical and/or building permit may 
still be required.  

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

B. Signs Not Visible Any sign internal to a development and not visible from a street or neighboring property.  

C. Window Signs    

1. A sign installed inside a window for purposes of viewing from outside the premises. Signs must not 
exceed 25% of the window area.  

2. An exposed neon window sign stating "open" that is not greater than 5 square feet in area and limited 
to 1 per establishment (included in 25% sign area).  

D. Construction Fence Wraps    

1. Wraps are allowed on fences securing new construction sites for the duration of the construction 
activity.  

2. The wrap must be removed prior to issuance of a Certificate of Occupancy.  
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3. The fence wrap must be maintained in good condition and be properly attached to the fence.  

4. Messages, logos, renderings or similar information shallmust not exceed 30 percent of the total fence 
wrap area.  

E. Flags Any fabric or other flexible material designed to be flown from a permanent flagpole.  

1. A maximum of 3 flags are permitted per lot.  

2. The flag area must not exceed 1.5 times the height of the pole. For example, a 40-foot tall flag pole 
yields a maximum 60 square foot flag.  

3. The maximum height of a flagpole is 40 feet, measured from the highest point of the flagpole to 
average adjacent grade.  

4. A freestanding flagpole must be set back from a property line a distance equal to the height of the 
pole. For example, a flagpole 40 feet in height must be set back at least 40 feet from a property line.  

5. A flagpole attached to building may encroach over the sidewalk but not over any street, parking area, 
driveway or alley. All flags must be a minimum of 18 inches inside the curb line or edge of pavement, 
whichever is greater.  

F. Murals A work of visual art that conforms with the following standards:  

1. The mural must not be located in a Protected Neighborhood or Urban Neighborhood District.  

2. Murals must be painted or drawn on to onto a facade or wall, without obscuring any windows or doors. 
Building wraps or super graphic wraps are not allowed. Projected-image signs are also not allowed.  

3. No more than 1 mural is allowed per building.  

4. A mural must be installed with the owner's permission. Any visual artwork installed without the 
owner's permission will be considered graffiti and must be immediately removed.  

G. Sidewalk Signs A movable sign not secured or attached to the ground or surface upon which it is located. A 
sidewalk sign must meet the following requirements:  

1. The sign must be placed along a building facade with a customer entrance to a tenant space.  

2. The sign must must be placed no more than 12 feet from the building facade.  

3. The sign must be located at least 25 feet from any other sidewalk sign.  

4. The sign must be removed and placed indoors at the close of each business day.  

5. The sign must not obstruct vehicular, bicycle, or pedestrian traffic and must comply with ADA clearance 
and accessibility.  

6. The sign must not be illuminated.  

7. The sign must not exceed 6 square feet in area, 3 feet in height and 2 feet width.  

H. Temporary Signs    

1. Single Unit Detached, Single Unit Attached    

a. Up to 2 temporary signs per lot are allowed.  

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

c. Maximum height of 6 feet.  

d. Temporary signs must not be illuminated.  

Page 348 of 558



 

 

 
    Created: 2022-07-26 20:40:43 [EST] 

(Supp. No. 4) 

 
Page 238 of 421 

2. All Other Uses    

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

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

c. Temporary signs must not be illuminated.  

3. Other Types of Temporary Signs    

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

Sec. 8.43.5. Signs in the Right-of-Way 

A. Wall signs, awning signs, canopy signs, projecting signs, crown signs, shingle signs and sidewalk signs may 
encroach over the sidewalk, but not over any street. All signs must be a minimum of 18 inches inside the 
curb line or edge of pavement, whichever is greater. Vertical height clearances must be maintained per the 
MUTCD, ADA and the Sandy Springs Technical Manual.  

B. All signs must be placed on private property, and require the property owner's consent. No signs are allowed 
to be placed in the right-of-way, except those placed by the City, County, State or federal government.  

Sec. 8.34.6. Changeable Copy Signs 

Changeable copy signs are not allowed, except on monument signs permitted with fuel pumps or gas stations are 
allowed to have changeable copy as provided for by the laws and regulations of the State of Georgia.  

Sec. 8.43.7. Identification Labels, Inspection 

A. Sticker With each sign permit, the Director will issue a sticker bearing the same number as the permit with 
which it is issued. It is the duty of the permittee to affix the sticker to the sign in the lower right hand area so 
it is easily seen. The absence of a proper sticker is considered prima facie evidence that the sign has been, or 
is being, erected or operated in violation of the standards of this Division.  

B. Inspection The Director will regularly inspect existing signs in the City to determine if such signs conform to 
the standards of this Division.  

 

Sec. 8.43.8. Signs Requiring a Permit 

Signs are allowed by district as shown below. Specific requirements for each sign are shown on the following 
pages. All of the following sign types require a sign permit.  

 Protected 
Neighborhood  

Urban 
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Awning 
Sign  

—  —  —  —  —  —  —  ◇  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  —  ♦  

Canopy 
Sign  

—  —  —  —  —  —  —  ◇  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  —  ♦  

Crown Sign  —  —  —  —  —  —  —  —  —  ♦  —  ♦  ♦  ♦  —  —  —  ♦  

Monument 
Sign  

♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  —  —  ♦  ♦  ♦  ♦  ♦*  

Projecting 
Sign  

—  —  —  —  —  —  —  —  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  

Shingle 
Sign  

—  —  —  —  —  —  —  ◇  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  —  ♦  

Wall Sign  —  —  ♦  —  —  —  —  ◇  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  

Subdivision 
Entrance 
Sign  

♦  ♦  ♦  —  ♦  ♦  ♦  ♦  ♦  ♦  ♦  —  —  ♦  ♦  ♦  ♦  ♦*  

Temporary 
Sign  
(Section 
8.31.18.)  

♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  ♦  

 

Key: ♦ = Allowed ◇ = Allowed for Nonresidential Uses Only — Not Allowed ♦* = Not Allowed on -SH Frontage  

 

Sec. 8.43.9. Sign Area Allocation 

A. Allocation Not Transferable Sign area allocation must be used on the building facade used to measure the 
allocation, and may not be transferred to any other building facade.  

B. Awning, Canopy, Projecting and Wall Signs    

1. Primary Building Facade Awning signs, canopy signs, projecting signs and wall signs are allocated a 
combined sign area of 1 square foot of per linear foot of primary building facade, or 32 square feet if 
the primary building facade is less than 32 feet in length.  

2. Side or Rear Building Facade Awning signs, canopy signs, projecting signs and wall signs are allocated a 
combined sign area of 0.5 square feet per linear foot of side and rear building facade, or 32 square feet 
if the building facade is less than 32 feet in length.  

C. Crown Signs    

1. No more than 2 crown signs are allowed per building, and no more than 1 crown sign per building 
facade is allowed.  

2. A crown sign must not exceed 180 square feet in area, unless otherwise stated under Sec. 8.43.12.  

D. Monument Signs    

1. One monument sign is allowed per 500 feet of street frontage of the subject lot. Where more than one 
monument sign is allowed, signs along the same street frontage of the subject lot must be spaced a 
minimum of 500 feet apart.  

2. Monument signs may not be placed at the same driveway entrance where an entrance sign is located, 
and must be a minimum of 250 feet from an entrance sign.  
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3. Monument or other freestanding signs are not allowed where a principal structure’s façade is located 
ten feet (10’-0”) or less from a right-of-way. 

E. Shingle Signs A shingle sign must not exceed 9 square feet in area and only 1 shingle sign is allowed per 
ground floor tenant space.  

F. Entrance Signs    

1. An entrance sign must not exceed 32 square feet in area and up to 2 entrance signs are allowed per 
entrance.  

2. Entrance signs may not be placed at the same driveway entrance where a monument sign is located, 
and must be a minimum of 250 feet from a monument sign.  

Sec. 8.43.10. Awning Sign 

 SEC. 8.43.10. AWNING SIGN  

 

 

Description 

A sign where graphics or symbols are painted, sewn, or otherwise adhered affixed to the material of an awning 
as an integrated part of the awning itself.  

General Provisions 

1.  Only awnings over ground-story doors or windows may contain awning signs.  
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2.  An awning sign may be placed on the face or the valance of the awning, but must not extend outside the 
awning.  

3.  An awning sign must not be illuminated.  

 

 

 

Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Max area of signs per awning  12 SF  

 

 

Sec. 8.43.11. Canopy Sign 

 SEC. 8.43.11. CANOPY SIGN  
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Description 

A sign attached to a canopy with a display surface parallel to the plane of the building facade.  

General Provisions 

1.  A canopy sign may extend above or below the canopy; however, it must not extend outside the overall 
length or width of the canopy.  

2.  Only a canopy over ground-story doors or windows may contain a canopy sign.  

3.  A maximum of one sign is allowed per canopy.  

4.  A canopy sign may be externally and internally illuminated in accordance with Sec. 8.43.21.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Area of individual sign (max)  32 SF  

 Height (max)  3'  

 Depth (max)  8"  

 Clear height above sidewalk (min)  9'  

 Clear height above parking area or driveway (min)  14'  

 

 

Sec. 8.43.12. Crown Sign 

 SEC. 8.43.12. CROWN SIGN  
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Description 

A sign attached to the upper portion of the wall of a building or structure at least 4 stories in height.  
"High visibility facades" refers to the facades of buildings of at least 10 stories in height, clearly visible from at 
least one direction on SR-400 or I-285, and located on property abutting SR-400 or I-285 right-of-way.  

General Provisions 

1.  A crown sign is only allowed on buildings at least 4 stories in height  

2.  A crown sign must not be placed below the start of the 4th story, and of the 10th story on high visibility 
facades.  

3.  A crown sign must not extend above the roof line.  

4.  A crown sign must not cover windows or architectural details.  

5.  No more than 2 crown signs are allowed per building and no more than 1 crown sign per building facade 
is allowed.  

6.  Both a wall sign and a crown sign are permitted on the same facade.  

7.  A crown sign may be externally or internally illuminated in accordance with Sec. 8.43.21.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Area of individual sign (max)  180 SF  

 Height (max)  10'  

 Projection - measured from building facade (max)  2'  

 Width (max % of facade width)  75%  

Dimensions for High Visibility Facades 

 Area of individual sign (max)  360 SF  

 Height (max)  15'  

 Projection - measured from building facade (max)  2'  

 Width (max % of facade width)  50%  

 

 

Sec. 8.43.13. Monument Sign 

 SEC. 8.43.13. MONUMENT SIGN  
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Description 

A permanently affixed sign which is wholly independent of a building for support and attached to the ground 
along its entire length.  

General Provisions 

1.  Monument signs located within 100 feet of a street must display the street address of the property. 
Where multiple addresses exist, the highest and lowest street address numbers must be identified. This 
provision applies only to monument signs located on the street where the property address is assigned. 
Numbers must be located on the top half of the sign at a minimum of 8 inches in height and be visible 
from both directions of travel.  

2.  A monument sign must be set back at least 15 fooeet from any front lot line and 10 feet from a common 
lot line. and sit upon a base. Any base, pole, or sub sign face portion of a monument sign shallmust be no 
less than 75% of the width of the sign face.   

3.  The base of a monument sign must be constructed of durable materials Sec. 6.6.2.B.3.  

4.  A monument sign may be externally or internally illuminated in accordance with Sec. 8.43.21.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Area of individual sign (max)   

 Up to 500 feet of frontage  32 SF  

 501—1,000 feet of frontage  48 SF  

 1,001 or more feet of frontage  64 SF  

 Height, including base (max)  8'  

 Depth (max)  2'  

 Sign base height (min/max)  1'/4'  

 

 

Sec. 8.43.14. Projecting Sign 

 SEC. 8.43.14. PROJECTING SIGN  
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Description 

A sign attached to the building facade at a 90-degree angle, extending more than 1 foot from the outside wall of 
the building or structure.  

General Provisions 

1.  A projecting sign must be at least 20 feet from any other shingle sign or projecting sign.  

2.  A projecting sign may be erected on a building corner. Allocation of sign area from both streets may be 
used.  

3.  A projecting sign must be placed no higher than 24 feet above the sidewalk, measured from the highest 
point of the sign to the top of the sidewalk below.  

4.  The top of a projecting sign must be no higher than the top of the building. However, on one story 
buildings, the top of a projecting sign may have a maximum of 2 feet of the sign height above the top of 
the building.  

5.  A projecting sign may be externally or internally illuminated in accordance with Sec. 8.43.21.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Size of individual sign (max)  48 SF  

 Height (max)  12'  

 Spacing from building facade (min/max)  1'/2'  

 Projection width (max)  6'  

 Depth (max)  1'  

 Clear height above sidewalk (min)  9'  

 Clear height above parking area or driveway (min)  14'  

 

 

Sec. 8.43.15. Shingle Sign 

 SEC. 8.43.15. SHINGLE SIGN  
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Description 

A sign attached to the building facade at a 90-degree angle that hangs from a bracket or support extending 
more than 1 foot from the outside wall of the building or structure.  

General Provisions 

1.  The hanging bracket must be an integral part of the sign design.  

2.  A shingle sign must be located below the window sills of the 2nd story on a multi-story building or below 
the roof line on a single-story building.  

3.  A shingle sign must be located within 5 feet of a ground story tenant entrance.  

4.  A shingle sign must be located at least 20 feet from any other shingle sign.  

5.  A shingle sign must not be illuminated.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Area of individual sign (max)  9 SF  

 Height (max)  3'  

 Spacing from building facade (min/max)  6"/1'  

 Projection width (max)  3'  

 Sign depth (max)  6"  

 Clear height above sidewalk (min)  9'  

 Clear height above parking area or driveway (min)  14'  

 

 

Sec. 8.43.16. Wall Sign 

 SEC. 8.43.16. WALL SIGN  

 

Page 362 of 558



 

 

 
    Created: 2022-07-26 20:40:44 [EST] 

(Supp. No. 4) 

 
Page 252 of 421 

 

Description 

A sign attached to the wall or surface of a building or structure, the display surface of which does not project 
more than 1 foot from the outside wall of the building or structure.  

General Provisions 

1.  A wall sign must be placed no higher than 24 feet above average grade adjacent to the wall, measured 
from the highest point of the sign if the building is one story in height.  

2.  No portion of a wall sign may extend above the roof line or above a parapet wall of a building with a flat 
roof.  

3.  A wall sign must not cover windows or architectural details.  

4.  A wall sign may be externally or internally illuminated in accordance with Sec. 8.43.21.  
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Total Sign Area Allocation 

See Sec. 8.43.9 

Dimensions 

 Size of individual sign (max)  180 SF  

 Projection - measured from building facade (max)  1'  

 

 

Sec. 8.43.17. Subdivision Entrance Sign 

 SEC. 8.43.17. SUBDIVISION ENTRANCE SIGN  
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Description 

A permanently affixed sign that is wholly independent of a building for support attached along its entire width 
to a continuous pedestal or wall that is used to identify entry to a development.  

General Provisions 

1.  An entrance sign must be set back at least 10 feet from the right-of-way.  

2.  An entrance sign must not encroach on a sight visibility triangle (see Sandy Springs Technical Manual)  

3.  An entrance sign may only be externally illuminated.  
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Total Sign Area Allocation 

64 SF per entrance  

Dimensions 

 Size of individual sign (max)  32 SF  

 Signs allowed per entrance (max 1 per side of entrance)  2  

 Height (max.)  8'  

 

 

Sec. 8.43.18. Temporary Sign 

A. Description    

A sign that is not permanently mounted and intended to be displayed for a finite period of time.  

For temporary signs not requiring a permit, see Sec. 8.3.4. Signs Not Requiring a Permit.  

B. Banners on New BuildingsTemporary Signs Not Requiring a Permit    

1. Banners are allowed on new buildings that are 3 stories in height or greater and are not located in a 
Protected Neighborhood district.  

2. A banner is allowed one time for a period not to exceed 6 months.  

3. The banner must be affixed to the building.  

4. The banner may not exceed 120 square feet in total area.  

5. The banner must be mounted so as not to extend above the line where the building wall and roof 
meet.  

1.  Sidewalk Signs 

a. The sign must be placed along a building facade with a customer entrance to a tenant space.  

b. The sign must must be placed no more than 12 feet from the building facade. 

c. The sign must be removed and placed indoors at the close of each business day. 

d. The sign must not obstruct vehicular, bicycle, or pedestrian traffic and must comply with ADA 
clearance and accessibility. 

e. The sign must not be illuminated. 

f. The sign must not exceed 6 square feet in area, 3 feet in height and 2 feet width. 

D. Signs Located on Single Unit Properties 

a. Up to 2 temporary signs per lot are allowed.  

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

c. Maximum height of 6 feet.  

d. Temporary signs must not be illuminated.  

3. Signs Located on All Other Use Properties 

a. Maximum temporary sign area of 16 square feet per lot for all temporary signs combined. There 
is no restriction on the number of temporary signs, provided that the sign area, when combined, 
does not exceed the total allocated sign area.  
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b. Temporary signs may be used for a period not exceeding 60 consecutive days on two separate 
occasions per year. Additional posting time may be allowed by the Director, provided the 
temporary activity on the site is continuing.  

c. Temporary signs must not be illuminated.  

C. Banners on New Buildings    

1. Banners are allowed on new buildings that are 3 stories in height or greater and are not located in a 
Protected Neighborhood district.  

2. A banner is allowed one time for a period not to exceed 6 months.  

3. The banner must be affixed to the building.  

4. The banner may not exceed 120 square feet in total area.  

5. The banner must be mounted so as not to extend above the line where the building wall and roof 
meet.  

DC. All other banners or temporary signs    

1. The signs shall beis restricted to a maximum area of 32 square feet per parcel.  

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

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

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

Sec. 8.43.19. Sign Measurements 

A. Computation of Sign Area The area of all signs is determined as follows:  

1. For wall signs, awning signs, canopy signs and crown signs consisting of freestanding letters or logos, 
sign area is calculated as the total area of the rectangle, circle or square that fully encloses all the 
letters or images.  

 

2. For signs on a background, the entire area of the background is calculated as sign area, including any 
material or color forming the sign face and the background used to differentiate the sign from the 
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structure on which it is mounted. For monument signs, projecting signs, shingle signs and sidewalk 
signs, sign area includes the face of the structure that the message is affixed to, not including any 
supports, bracing or street number.  

 

3. The sign area of a three-dimensional sign is calculated as total area of the smallest rectangle, circle or 
square that fully encloses the largest profile of the three-dimensional sign.  

 

4. The area for a sign with more than one face is computed by adding together the area of all sign faces 
greater than 60 degrees; if the sign face angle is less than 60 degrees, only the area of the largest sign 
face is computed as part of the sign area.  

 

B. Measurement of Sign Height The total height of a monument sign is measured from the highest point of the 
sign or supporting structure to the top of the abutting sidewalk.  

 

C. Sign Variances The Board of Appeals will not consider any variance to either sign area or sign height. For all 
other relief, see Div. 11.6.  
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Sec. 8.43.20. Sign Maintenance 

A. All signs must be maintained in good condition and present a neat and orderly appearance. The Director may 
cause to be removed after due notice any sign which shows gross neglect, becomes dilapidated, or if the 
ground area around it is not well maintained.  

B. The Director will give the owner 10 days written notice to correct the deficiencies or to remove the sign or 
signs. If the owner refuses to correct the deficiencies or remove the sign, the City will have the sign removed 
at the expense of the owner.  

 
C. Any legal nonconforming pole sign (sign which rests on a pole that is less than 75% of the width of the face of 

the sign) may not be altered in anyway before coming into complete compliance with the requirements of a 
monument sign as provided in Sec.  8.43.13. The sign shallcan only be repaired of damage or wear, but not 
altered or improved in any way before coming into compliance.

Sec. 8.43.21. Sign Materials 

Permanent signs (other than awning signs) must be constructed of wood, metal, masonry or glass. Plastic and 
other synthetic materials may be approved by the Director for lettering or as accent materials.   

Sec. 8.43.22. Sign Illumination 

Illumination of signs must be in accordance with the following requirements.  

A. Prohibited Light Sources    

The following light sources are not allowed:  

1. Blinking, flashing and chasing.  

2. Bare bulb illumination.  

3. Colored lights used in any manner so as to be confused with or construed as traffic control devices.  

4. Direct reflected light that create a hazard to operators of motor vehicles.  

B. Brightness    

The light from any illuminated sign must not be of an intensity or brightness that will interfere with the 
peace, comfort, convenience, and general welfare of residents or occupants of adjacent properties.  

C. Internal Illumination    

1. Channel letters may be internally lit or back-lit.  

2. For internally illuminated signs on a background, the background must be opaque and a contrasting 
color.  

3. Neon window signs stating "Open" are allowed as specified in Sec. 8.43.4.C.  

4. Light emitting diodes (LED)'s are allowed as a light source in a manner that the LED is behind acrylic, 
aluminum or similar sign face and returns in such a manner that the LED modules are not visible from 
the exterior of the sign.  

D. External Illumination    

1. Lighting directed toward a sign must be shielded so that it illuminates only the face of the sign and 
does not shine directly onto the right-of-way or adjacent properties.  
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2. Projecting light fixtures used for externally illuminated signs must be simple and unobtrusive in 
appearance, and not obscure the sign.  

 

E. Raceways and Transformers    

1. If a raceway is necessary, it must not extend in width or height beyond the area of the sign.  

2. A raceway must be finished to match the background wall or canopy, or integrated into the overall 
design of the sign.  

3. Visible transformers are not allowed.  

Sec. 8.43.23. Violations, Penalties 

A. Noncompliance No person may erect on any premises owned or controlled by that person any sign which 
does not comply with the standards of this Division.  
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B. Dangerous or Defective No person may maintain or permit to be maintained on any premises owned or 
controlled by that person any sign which is in a dangerous or defective condition. Any such sign must be 
removed or repaired by the permittee of the sign, the owner of the premises, or as otherwise provided for in 
this Division.  

C. Separate Violation Each sign installed, created, erected or maintained in violation of this Division is 
considered a separate violation when applying the penalty portions of this Section.  

D. Public Nuisance Any violation of this Division is hereby declared to be a public nuisance.  

E. Notice The Director must give the permittee 10 to 30 days written notice, based on the practical 
considerations of completing measures to comport with the standards of this Division, to correct the 
deficiencies or to remove the signs which are in violation of this Division. If the permittee refuses to correct 
the deficiencies or remove the sign, the Director will have the sign removed at the expense of the permittee.  

F. Citations If any sign or other device covered by this Division is, or is proposed to be, erected, constructed, 
altered, converted or used in violation of any provision of this Division, the Director will issue a citation. 
Additionally, the City may seek an injunction for a continuing violation or take other appropriate action to 
prevent such unlawful erection, construction, alteration, conversion or use to correct or abate such violation. 
Any violation of this Division is an offense, and the violator is subject to a fine of up to $1,000.00, 
imprisonment for up to 6) days, or by both fine and imprisonment.  

Sec. 8.43.24. Removal of Signs 

The following requirements apply to removal of unlawful or dangerous signs.  

A. Removal    

1. The City may order the removal of any sign in violation of this Division by written notice to the permit 
holder and the owner of the property.  

2. If a permit has been issued, such notice will operate to revoke the permit.  

B. Procedure Following Removal Order If the sign is not removed within the time allowable pursuant to this 
Division, the City will remove or cause to be removed the sign and collect the costs for the removal as 
provided below.  

C. Removal without Notice    

1. The City will remove any sign in violation of this Division without giving notice to any party, if:  

a. The sign is upon the public right-of-way or upon other public property; OR  

b. The sign poses an immediate safety to members of the public.  

D. Removal After Court Determination    

1. Other than signs located in a public right-of-way and signs constituting an immediate threat to the life 
or health of the public, a sign will be removed by the City after a final determination by a court that the 
sign is unlawful and should be removed.  

2. If the applicant or owner fails to remove the sign, the sign may be immediately removed and disposed 
of by the City.  

E. Removal of Abandoned Signs Any sign associated with a business which has ceased operations for 60 days or 
more must be removed by the property owner of record within 2 weeks of notification from the Department. 
The Department is required to provide official written notification to the property owner indicating the type 
and location of signs that require removal.  
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Div. 8.54. Site Lighting 

Sec. 8.54.1. General 

A. Purpose and Intent The purpose and intent of this Section is to provide a regulatory strategy for outdoor 
lighting that will permit reasonable uses of outdoor lighting for nighttime safety, utility, security, 
productivity, enjoyment and commerce; curtail and reverse the degradation of the nighttime visual 
environment and the night sky; preserve the dark night sky for astronomy; minimize glare, obtrusive light 
and artificial sky glow by limiting outdoor lighting that is misdirected, excessive or unnecessary; conserve 
energy and resources to the greatest extent possible; and help to protect the natural environment from the 
damaging effects of night lighting from man-made sources.  

B. Conformance With Applicable Codes All outdoor illuminating devices must be installed in conformance with 
the provisions of this Development Code, the Building Code and the Electrical Code as applicable and under 
appropriate permit and inspection.  

Sec. 8.54.2. Applicability 

A. New Fixtures All lighting fixtures installed after the effective date of this Development Code must conform to 
all applicable standards and requirements of this Division.  

B. Existing Fixtures    

1. Routine maintenance, including changing the lamp, ballast, starter, photo control, fixture housing, lens 
and other required components, is allowed for all existing fixtures.  

2. The installation of site lighting, replacement of site lighting and changes to existing light fixture 
wattage, type of fixture, mounting or fixture location must be made in compliance with this Division.  

C. Additions When an existing building, use or site is increased in gross floor area or improved site area by 
more than 25% cumulatively over the past a period of 3 consecutive years, both the existing building, use or 
site and the additional floor or site area must conform to the lighting requirements of this Division.  

D. Change in Use A change in use does not trigger application of this Division.  

E. Exempt Lighting The following luminaires and lighting systems are exempt from these requirements:  

1. Lighting for swimming pools used at night;  

2. Underwater lighting used for the illumination of swimming pools and fountains;  

3. Temporary holiday lighting (for a period of no more than 30 days before the holiday and no more than 
7 days after the holiday);  

4. Lighting required and regulated by the Federal Aviation Administration, or other federal, state or local 
agency;  

5. Emergency lighting used by police, fire, or medical personnel, or at their direction;  

6. All outdoor light fixtures producing light directly from the combustion of fossil fuels; and  

7. Security lighting controlled and activated by a motion sensor device for a duration of 10 minutes or 
less.  

Page 372 of 558



 

 

 
    Created: 2022-07-26 20:40:44 [EST] 

(Supp. No. 4) 

 
Page 262 of 421 

F. Light Level Measuring    

1. Light levels are specified, calculated and measured in footcandles. All footcandles values are 
maintained footcandles.  

2. Measurements are to be made at ground level, with the light-registering portion of the meter held 
parallel to the ground pointing up.  

Sec. 8.54.3. Prohibited Lighting 

The following lighting systems are prohibited:  

A. Aerial lasers;  

B. Temporary searchlights and other high-intensity narrow-beam fixtures;  

C. Mercury or sodium vapor lamps and other light sources that lack color correction or do not allow for uniform 
site lighting;  

D. Cobra-head-type fixtures having dished or drop lenses or refractors, which contain sources that are not 
incandescentLED;  

E. Blinking or flashing lights, rope lights or lights outlining architectural features (other than temporary holiday 
lighting); and  

F. Spotlights or floodlights mounted on any tree (other than temporary holiday lighting).  

Sec. 8.54.4. Outdoor Lighting Design 

A. Design and Installation    

1. The maximum light level of any light fixture cannot exceed 0.5 footcandle measured at the property 
line of any Urban or Protected Neighborhood zoning district and 2.0 footcandles measured at the right-
of-way line of a street.  

2. Lighting must not be oriented onto adjacent properties, streets or sidewalks.  

3. Service connections for all freestanding lighting fixtures must be installed underground.  

B. Parking and Pedestrian Areas    

1. Light fixtures within vehicle parking areas may be no higher than 30 feet.  

2. Light fixtures within pedestrian areas may be no higher than 15 feet.  
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3. Light fixtures located within 50 feet of the property line of a Protected Neighborhood may be no higher 
than 15 feet. When pedestrian lighting is required along a street, light fixtures may be no heigherhigher 
than 17  15 feet.  

4. Light fixtures within 25 feet of a street right-of-way (not including an alley) must be forward throw 
fixtures.  

5. All light fixtures must be full cutoff, except as listed in paragraph F. below.  

 

C. Non-cutoff (unshielded) fixtures may be used when the maximum initial lumens generated by each fixture is 
less than 9,500 lumens. These fixtures generally feature globes or vertical glass planes and must be coated 
with an internal white frosting to diffuse light.  

 

D. Floodlights Floodlight fixtures must either be aimed down at least 45 degrees from vertical, or the front of 
the fixture shielded so that no portion of the light bulb extends below the bottom edge of the shield.  

 

E. Vehicular Canopies Lighting under vehicular canopies must be less than 24 footcandles and be designed to 
prevent glare off-site. Acceptable lighting designs include the following:  

1. Recessed Recessed fixture incorporating a lens cover that is either recessed or flush with the bottom 
surface of the canopy;  

 

2. Shielded Light fixture incorporating shields or is shielded by the edge of the canopy itself, so that light 
is restrained to 5 degrees or more below the horizontal plane;  
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3. Surface Mounted Surface mounted fixture incorporating a flat glass that provides a cutoff design or 
shielded light distribution; or  

 

4. Indirect Indirect lighting where light is beamed upward and then reflected down from the underside of 
the canopy, provided the fixture is shielded so that direct illumination is focused exclusively on the 
underside of the canopy.  

 

F. Building Lighting    

1. Lighting fixtures must be selected, located, aimed and shielded so that direct illumination is focused 
exclusively on the building facade, plantings and other intended site features and away from adjoining 
properties and the street right-of-way.  

2. All wall pack fixtures must be full cutoff fixtures.  

 

3. Only lighting used to accent architectural features, landscape or art may be directed upward, provided 
that the fixture is located, aimed or shielded to minimize light spill into the night sky.  

Sec. 8.54.5. Special Uses 

All lighting not directly associated with the special use areas designated below must conform to the lighting 
standards described in this Division.  
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A. Outdoor Sports, Recreation Fields, or Performance Areas Lighting of outdoor recreational facilities (public or 
private), such as, but not limited to, outdoor athletic fields, courts, tracks, special event or show areas must 
meet the following requirements:  

1. Facilities designed for municipal leagues, elementary to high school levels of play, and training fields for 
recreational or social levels of play, college play, semi-professional, professional or national levels of 
play must use luminaires with minimal uplight consistent with the illumination constraints of the 
design. Where fully shielded fixtures are not used, acceptable luminaires include those which:  

a. Are provided with internal or external glare control louvers or lenses, and are installed so as to 
minimize uplight and offsite light trespass and glare; and  

b. Are installed and maintained so as to avoid aiming more than 2.5 times the mounting height.  

2. All lighting installations must be designed to achieve the illuminance levels for the activity as 
recommended by the Illuminating Engineering Society of North America (IESNA RP-6).  

3. The installation must also limit off-site spill (off the lot containing the sports facility) to the maximum 
extent possible consistent with the illumination constraints of the design. For all recreational or social 
levels of play and training fields, as well as, performance areas, illumination levels must not exceed 1.5 
foot-candles at any location along any nonresidential property line, and 0.5 foot-candles at any location 
along any residential property line.  

4. All events must be scheduled to complete all activity no later than 10:30 PM. Illumination of the 
playing field, court or track may be permitted after the curfew only to conclude a scheduled event that 
was unable to conclude before the curfew due to unusual circumstances. Field lighting for these 
facilities must be turned off within 30 minutes after the last event of the night.  

5. All light poles must be set back the greater of 50 feet or 1 foot for every foot in height from any 
residential property line or right-of-way.  
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ARTICLE 9.  

ENVIRONMENTAL PROTECTION 

 

   

   

Div. 9.1. Wetlands 

Sec. 9.1.1. Wetland Regulations 

A. National Wetland Inventory Maps The National Wetland Inventory Maps, prepared by the United States Fish 
and Wildlife Service, show the general locations of wetlands and should be consulted by persons 
contemplating activities in or near wetland areas. These maps should be used as a guide only. Field 
verification is required to determine the existence or absence of any jurisdictional waters.  

B. Plans Design professionals, after consulting the National Wetland Inventory maps and conducting 
appropriate field studies, must indicate wetlands or jurisdictional waters on plans required for land 
disturbance permit applications.  

C. Design Professional Statement Prior to the issuance of a land disturbance permit, the design professional 
who prepared the required plans accompanying the permit application, must add a statement to the plan 
sheet indicating land disturbance and the statement must read as follows:  

Wetland certification:  

The design professional, whose seal appears hereon, certifies the following: (1) the National Wetland 
Inventory maps have been consulted and appropriate field studies have been conducted; and, (2) the 
appropriate plan sheet [__] DOES/[__] DOES NOT (mark appropriate box) indicate wetlands as shown 
on the maps; and, (3) if wetlands are indicated, the land owner or developer has been advised that 
land disturbance of protected wetlands or jurisdictional waters must not occur unless the appropriate 
federal wetlands alteration ("Section 404") permit has been obtained.  

D. ACOE Coordination The issuance of Land Disturbance Permits by the City may be coordinated with the U.S. 
Army Corps of Engineers Section 404 permitting process. If the "wetland certification" above indicates the 
presence of wetlands or jurisdictional water as shown on the NWI generalized wetlands maps or by field 
study, a land disturbance permit that identifies alterations of designated wetlands or jurisdictional waters 
may not be issued by the City until a Section 404 Permit or Letter of Permission is obtained from the U.S. 
Army Corps of Engineers.  

Div. 9.2. State Waters Buffer Protection12 
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Sec. 9.2.1. Findings and Purposes 

A. Findings The Community Development Department of the City finds that buffers adjacent to state waters 
provide numerous benefits, including:  

1. Protecting, restoring and maintaining the chemical, physical and biological integrity of streams and 
their water resources.  

2. Removing pollutants delivered by urban stormwater runoff.  

3. Reducing erosion and controlling sedimentation.  

4. Protecting and stabilizing stream banks.  

5. Providing for infiltration of stormwater runoff.  

6. Maintaining base flow of streams.  

7. Contributing organic matter that is a source of food and energy for the aquatic ecosystem.  

8. Providing tree canopy to shade streams and promote desirable aquatic habitat.  

9. Providing riparian wildlife habitat.  

10. Furnishing scenic value and recreational opportunity.  

11. Providing opportunities for the protection and restoration of greenspace.  

B. Purposes The purpose of this Division is to protect the public health, safety, environment and general 
welfare; to minimize public and private losses due to erosion, siltation and water pollution; and to maintain 
stream water quality by provisions designed to:  

1. Create buffer and setback zones along state waters within the City for the protection of water 
resources; and  

2. Minimize land development within such buffers and setbacks by establishing buffer and setback 
requirements and by requiring authorization for any such activities.  

Sec. 9.2.2. Applicability 

A. Generally This Division applies to all land development activity on property containing a state waters buffer 
as defined in Article 12 and an additional impervious surface setback. In this Division, "setback" refers to the 
additional 25' impervious surface setback described in Sec. 9.2.4.A.2. These requirements are in addition to, 
and do not replace or supersede, any other applicable buffer and setback requirements established under 
state law, and approval of or exemption from these requirements does not constitute approval of or 
exemption from buffer and setback requirements established under state law or from other applicable local, 
state or federal regulations.  

B. Legal Nonconforming Structures This Division does not apply to the following existing structures:  

1. Work consisting of the repair or maintenance of any lawful use of land that is zoned and approved for 
such use on or before December 12, 2005.  

2. Existing development and ongoing land disturbance activities including but not limited to existing 
agriculture, silviculture, landscaping, gardening and lawn maintenance, except that new development 
or land disturbance activities on such properties will be subject to all applicable buffer and setback 
requirements.  
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3. A variance from the requirements of the Sandy Springs portion of any state waters buffer or additional 
(which includes the 50’ vegetative buffer or 75’ impervious surface setback (see Sec. 9.2.3.4)) is not 
required for:  

a. Repair or replacement in kind of any legally approved principal structure located in the buffer 
that existed prior to December 12, 2005, provided that the footprint of the pre-2005 structure is 
not exceeded and engineering analysis indicates that no rise in flood elevation will occur. All 
required permits are still necessary prior to construction.  

b. Repair or replacement of any structure or improvement located in the 75’25-foot impervious 
surface setback and approved prior to December 12, 2005, provided that the area of 
imperviousness in square feet remains the same or is reduced, and that the new structure or 
improvement is not located any closer to the 50’-foot vegetative buffer than the existing one.  

c. Removal of a principal or accessory structure or otherwise reducing the amount of impervious 
surface in the state waters buffer or the setback, provided the state waters buffer is restored 
using native vegetation in accordance with revegetation standards in "Buffer Zone," starting on 
page 6-15 of the GSWCC's Manual for Erosion and Sediment Control in Georgia: 2016 Edition.  

d. All required permits are still necessary prior to demolition and/or construction.  

C. Exemptions The following specific activities are exempt from this Division. Exemption of these activities does 
not constitute an exemption for any other activity proposed on a property.  

1. Activities for the purpose of building one of the following:  

a. A stream crossing by a driveway, transportation route or utility line;  

b. Public water supply intake or public wastewater outfall structures;  

c. Intrusions necessary to provide access to a property;  

d. Public access facilities that must be on the water including boat ramps, docks, foot trails leading 
directly to the river, fishing platforms and overlooks;  

e. Trails and paths, paved or unpaved, provided that:  

i. They are maintained by the City of Sandy Springs or its designee, and  

ii. They are built of pervious material, and  

iii. Their alignment and construction minimize intrusion into the buffer and impervious surface 
setback, and they disturb land no more than 25' in width during grading and construction, 
unless approved by the Director due to drainage, topography, other physical conditions, or 
other reasons deemed acceptable to the Director, and  

iv. They are no more than 14' in width, and  

v. Associated gathering spaces, such as sitting areas and viewing platforms, do not exceed 
350 square feet each, and  

vi. The disturbed buffers are stabilized and restored to the maximum possible extent, in 
accordance with the standards set forth in the Restoration Standards in the City of Sandy 
Springs Technical Manual.  

f. Activities to restore and enhance stream bank stability, vegetation, water quality or aquatic 
habitat, so long as native vegetation and bioengineering techniques are used.  

2. Public sewer line easements paralleling the stream, except that all easements (permanent and 
construction) and land disturbance should be at least 25 feet from the top of the bank. This includes 
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such impervious cover as is necessary for the operation and maintenance of the utility, including but 
not limited to manholes, vents and valve structures. This exemption must not be construed as allowing 
the construction of roads, bikebicycle paths or other transportation routes in such easements, 
regardless of paving material, except for access for the uses as specifically cited in paragraph 1 above.  

3. Land development activities within a right-of-way existing on December 12, 2005 or approved under 
the terms of this Division.  

4. Within an easement of any utility existing on December 12, 2005 or approved under the terms of this 
Division, land disturbance activities and such impervious cover as is necessary for the operation and 
maintenance of the utility, including but not limited to manholes, vents and valve structures.  

5. Emergency work necessary to preserve life or property. However, when emergency work is performed 
under this Division, the person performing it must report such work to the City on the next business 
day after commencement of the work. Within 10 days, the person must apply for a permit and perform 
such work within such time period as may be determined by the City to be reasonably necessary to 
correct any impairment such emergency work may have caused to the water conveyance capacity, 
stability or water quality of the protection area.  

6. Forestry and silviculture activities on land that is zoned for forestry, silvicultural or agricultural uses and 
are not incidental to other land development activity. If such activity results in land disturbance in the 
buffer or setback that would otherwise be prohibited, then no other land disturbing activity other than 
normal forest management practices will be allowed on the entire property for 3 years after the end of 
the activities that intruded on the buffer or setback.  

7. Projects defined in O.C.G.A. § 12-7-17(3) as minor land-disturbing activities that are exempt from the 
Georgia Erosion and Sedimentation Act: "Such minor land-disturbing activities as home gardens and 
individual home landscaping, repairs, maintenance work, fences, and other related activities which 
result in minor soil erosion."  

D. Minor Land Disturbing Activities The following land-disturbing activities are examples of projects not 
specifically listed in O.C.G.A. § 12-7-17(3) that would be considered minor land-disturbing activities and are, 
therefore, exempt from the Georgia Erosion and Sedimentation Act and the applicable buffer requirements 
for state waters:  

1. Elevated structures such as decks, gazebos, patios, walkways, viewing platforms or open picnic 
shelters, provided that:  

a. The floor or decking is built in a pervious manner to allow for the infiltration of stormwater;  

b. No more than 100 square feet of footprint of the elevated structure extends into or over the 
buffer, with an exception for structures compliant with the Americans with Disabilities Act (ADA);  

c. No grading, cutting, filling or similar land-disturbing activities occurring as a part of the site 
preparation, construction or subsequent development;  

d. The structure is built on posts, concrete blocks or similar supports;  

e. Permanent protective vegetative cover remains or protective measures (for example, mulch or 
gravel) are installed within the footprint of the elevated structure to prevent post-construction 
soil erosion;  

f. A natural canopy is left in sufficient quantity to keep shade on the streambed; and  

g. No concrete or asphalt slabs, pads or foundations are constructed or placed as a part of the site 
preparation, construction or subsequent development.  

2. A pervious ground-level walkway approach to a dock or similar structure, provided that:  
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a. No more than 100 square feet of the constructed walkway extends into the buffer, with an 
exception for structures compliant with the Americans with Disabilities Act (ADA);  

b. No grading, cutting, filling or similar land-disturbing activities occur as a part of the site 
preparation, construction or subsequent development;  

c. No concrete or asphalt slabs, pads, supports or foundations are constructed or placed as a part of 
the site preparation, construction or subsequent development; and  

d. All ground preparation and walkway material placement is completed with the use of hand-held 
equipment.  

3. Restoration of buffer area after the removal of an existing structure, provided that the buffer area 
must be replanted with native vegetation.  

4. Maintenance or repair of existing structures, the failure of which would result in a threat to human 
health or state waters, such as sewer lines, water lines, dams or gas lines. Total disturbance must be 
less than 100 square feet.  

5. Placement of rock riprap within the buffer not to exceed 100 square feet on any one property, 
provided that:  

a. The placement of the riprap does not result in soil disturbance outside the placement area; and  

b. No grading, cutting, filling or similar land-disturbing activities occur as part of the site 
preparation, construction or subsequent development.  

E. Activities Not Considered Minor The following land-disturbing activities are examples of projects that are 
not considered minor land-disturbing activities and are, therefore, not exempt from the Georgia Erosion and 
Sedimentation Act and the applicable buffer requirements for state waters:  

1. Any land-disturbing activity utilizing wheeled or tracked machinery and equipment resulting in soil 
erosion within the buffer;  

a. Paving with poured or prefab concrete or asphalt;  

b. Any project or combination of projects occurring within the same calendar year on the same 
property resulting in more than 100 square feet of any elevated structures or pervious ground 
level walkways within or extending into the buffer;  

c. Construction of a barbeque pit on a concrete or asphalt slab or pad within the buffer;  

d. Construction of a ground-level patio within the buffer;  

e. Construction of a swimming pool within the buffer;  

f. Construction of a decorative or structural retaining wall within the buffer;  

g. Construction of a new seawall with land-disturbing activities occurring within the buffer; and  

h. Backfilling any new seawall construction within the buffer.  

F. Prohibited Activity Any land development activity within a buffer established under this Division or any 
impervious cover within a setback established under this Division is prohibited unless a variance is granted 
pursuant to Sec. 9.2.4.B and Sec. 11.6.2.  

Sec. 9.2.3. Inspections 

A. The Department may cause inspections of the work in the buffer or setback to be made periodically during 
the course thereof and must make a final inspection following completion of the work. The permittee must 
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assist the Department in making such inspections. The Department has the authority to conduct such 
investigations as it may reasonably deem necessary to carry out its duties as prescribed in this Division, and 
for this purpose to enter at reasonable time upon any property, public or private, for the purpose of 
investigating and inspecting the sites of any land development activities within the protection area.  

B. No person may refuse entry or access to any authorized representative or agent who requests entry for 
purposes of inspection, and who presents appropriate credentials, nor may any person obstruct, hamper or 
interfere with any such representative while in the process of carrying out official duties.  

Sec. 9.2.34. Land Development Requirements 

A. Buffer and Setback Requirements All land development activity subject to this Division must meet the 
following requirements:  

1. 50’ Vegetative Buffer An undisturbed natural vegetative buffer is maintained for 50 feet, measured 
horizontally, on all banks of the state waters as measured from the point of wrested vegetation.  

2. 75’ Impervious Surface Setback All impervious surfaces are prohibited from an additional setback of 25 
feet, measured horizontally from the 50-foot’ undisturbed vegetative buffer.  

a. Purpose The purpose of the setback is to prohibit all newly proposed impervious surfaces and to 
prevent increases in stormwater runoff caused by grading or other land disturbance activities 
within the impervious surface setback.  

b. Exceptions Land development activities in the impervious surface setback may be approved by 
the Director if they maintain or decrease the existing stormwater runoff rates.  

3. Septic No septic tanks or septic tank drain fields are permitted within the buffer or the setback. Septic 
tanks and septic tank drain fields must be coordinated with the Fulton County Health Department and 
comply with its regulations.  

B. Variance Procedures Variances from paragraph A. above 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 requirements 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;  
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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;  

e. 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;  

c. 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.  

Sec. 9.2.45. Compatibility with Other Buffers 

A. Minimum requirements This Division is not intended to interfere with, abrogate or annul any other chapter, 
rule or regulation, statute or other provision of law. The requirements of this Division should be considered 
minimum requirements, and where any provision of this Division imposes restrictions different from those 
imposed by any other chapter, rule, regulation or other provision of law, whichever provisions are more 
restrictive or impose higher protective standards for human health or the environment are considered to 
take precedence.  

B. Additional standards that apply and will be enforced by the City are as follows:  

1. Metropolitan River Protection Act (MRPA) and Chattahoochee Corridor Plan:  

a. Requires a 50-foot’ (undisturbed) vegetative buffer;  

b. Requires a 150-foot’ impervious surface setback on the Chattahoochee and its impoundments; 
and  

c. Requires a 35-foot’ undisturbed vegetative buffer (all measured from the edge of the water) on 
perennial tributary streams in a corridor extending 2,000 feet from either bank of the river and 
its impoundments.  
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d. The corridor extends from Buford Dam to the downstream limits of the Atlanta region (Douglas 
and Fulton Counties). Streams in the basin of the Corridor are required to be protected by 
buffers, but no required width is specified. (O.C.G.A. § 12-5-440 et seq.)  

2. DNR Part 5 Criteria for small (under 100 square miles) water supply watersheds:  

a. Authorized under O.C.G.A. § 12-2-8, these criteria require 100-foot undisturbed buffers and 150-
foot setbacks on all perennial streams within seven miles upstream of a public water supply 
reservoir or public water supply intake.  

b. Beyond 7 miles, the required buffer is 50 feet and the required setback is 75 feet. Equivalent 
protection measures may be adopted with approval from the state Department of community 
affairs and the Department of natural resources (DCA and DNR).  

3. DNR Part 5 Criteria for river protection authorized under the Metropolitan River Protection Act, these 
criteria require a 100-foot buffer along rivers with average annual flows of greater than 400 cubic feet 
per second (cfs) excepting the portion of the Chattahoochee referenced in subsection (1) of this 
section. The buffer is measured from the top of the stream bank.  

4. Other such state and federal regulations as may be adopted from time to time. While the requirements 
of this Division are intended to apply to all state waters in the City, special conditions may exist that 
require greater protection. Nothing in this Division should be construed as preventing the 
establishment of wider and/or more restrictive buffers and setbacks as required under any other 
existing or future legislation. In addition, nothing in this Division should be construed as preventing the 
establishment of wider buffers or setbacks for purposes of protecting greenspace, preserving habitat 
or other goals that may not be specifically mandated by legislation.  

Sec. 9.2.56. Additional Information Requirements 

Any permit applications for property requiring buffers and setbacks under this Division must include the following:  

A. A site plan showing:    

1. The location of all state waters on the property;  

2. Limits of required state waters buffers and required setbacks on the property;  

3. Buffer zone topography with contour lines at no greater than five-foot contour intervals;  

4. A tree survey;  

5. Detailed plans of all proposed land development in the buffer and setback and of all proposed 
impervious cover within the setback.  

B. Scope A description of all proposed land development within the buffer and setback.  

C. Supporting documents Any other documentation that the City may reasonably deem necessary for review of 
the application and to ensure that this Division is addressed in the approval process.  

D. Memorialization All buffer and setback areas must be recorded on the final plat of the property following 
plan approval.  

Sec. 9.2.6. Inspections 

A. Frequency The Department may cause inspections of the work in the buffer or setback to be made 
periodically during the course thereof and must make a final inspection following completion of the work. 
The permittee must assist the Department in making such inspections. The Department has the authority to 
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conduct such investigations as it may reasonably deem necessary to carry out its duties as prescribed in this 
Division, and for this purpose to enter at reasonable time upon any property, public or private, for the 
purpose of investigating and inspecting the sites of any land development activities within the protection 
area.  

B. Access No person may refuse entry or access to any authorized representative or agent who requests entry 
for purposes of inspection, and who presents appropriate credentials, nor may any person obstruct, hamper 
or interfere with any such representative while in the process of carrying out official duties.  

Sec. 9.2.7. Responsibility 

Neither the issuance of a development permit nor compliance with the conditions of the permit, nor with the 
provisions of this Division relieves any person from any responsibility otherwise imposed by law for damage to 
persons or property; nor will the issuance of any permit under this Division serve to impose any liability upon the 
City, its officers or employees, for injury or damage to persons or property.  

Sec. 9.2.8. Violations, Enforcement and Penalties 

In addition to the provisions of Div. 11.8, the following provisions apply.  

A. Violations Any action or inaction which violates the provisions of this Division or the requirements of an 
approved site plan or permit may be subject to the enforcement actions outlined in this section. Any such 
action or inaction that is continuous with respect to time is deemed to be a public nuisance and may be 
abated by injunctive or other equitable relief. The imposition of any of the penalties described in paragraph 
C. of this section does not prevent such equitable relief.  

B. Notice of Violation    

1. If the City determines that an applicant or other responsible person has failed to comply with the terms 
and conditions of a permit, an approved site plan or the provisions of this Division, the Director will 
issue a written notice of violation to the applicant or other responsible person.  

2. Where a person is engaged in activity covered by this Division without having first secured the 
appropriate permit for the work, the notice of violation is served on the owner or the responsible 
person in charge of the activity being conducted on the site.  

3. The notice of violation must contain:  

a. The name and address of the owner or the applicant or the responsible person;  

b. The address or other description of the site upon which the violation is occurring;  

c. A statement specifying the nature of the violation;  

d. A description of the remedial measures necessary to bring the action or inaction into compliance 
with the permit, the approved site plan or this Division and the date for the completion of such 
remedial action;  

e. A statement of the penalty or penalties that may be assessed against the person to whom the 
notice of violation is directed; and  

f. A statement that the determination of violation may be appealed to the City by filing a written 
notice of appeal within 30 days after the notice of violation (except that in the event the violation 
constitutes an immediate danger to public health or public safety, 24 hours' notice is sufficient).  

C. Penalties    
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1. In the event the remedial measures described in the notice of violation have not been completed by 
the date set forth for completion in the notice of violation, any one or more of the following actions or 
penalties may be taken or assessed against the person to whom the notice of violation was directed.  

2. Before taking any of the following actions or imposing any of the following penalties, the City must first 
notify the applicant or other responsible person in writing of its intended action, and provide a 
reasonable opportunity, of not less than 10 days (except that in the event the violation constitutes an 
immediate danger to public health or public safety, 24 hours' notice is sufficient) to cure the violation.  

3. In the event the applicant or other responsible person fails to cure such violation after such notice and 
cure period, the City may take any one or more of the following actions or impose any one or more of 
the following penalties:  

a. Stop work order. The Department may issue a stop work order that is served on the applicant or 
other responsible person. The stop work order will remain in effect until the applicant or other 
responsible person has taken the remedial measures set forth in the notice of violation or has 
otherwise cured the violation or violations described therein, provided the stop work order may 
be withdrawn or modified to enable the applicant or other responsible person to take necessary 
remedial measures to cure such violation or violations.  

b. Withhold certificate of occupancy. The City may refuse to issue a certificate of occupancy for the 
building or other improvements constructed or being constructed on the site until the applicant 
or other responsible person has taken the remedial measures set forth in the notice of violation 
or has otherwise cured the violations described therein.  

c. Suspension, revocation or modification of permit. The City may suspend, revoke or modify the 
permit authorizing the land development project. A suspended, revoked or modified permit may 
be reinstated after the applicant or other responsible person has taken the remedial measures 
set forth in the notice of violation or has otherwise cured the violations described therein, 
provided such permit may be reinstated (upon such conditions as the City may deem necessary) 
to enable the applicant or other responsible person to take the necessary remedial measures to 
cure such violations.  

d. Civil penalties. In the event the applicant or other responsible person fails to take the remedial 
measures set forth in the notice of violation or otherwise fails to cure the violations described 
therein within ten days (or such greater period as the City deems appropriate) (except that in the 
event the violation constitutes an immediate danger to public health or public safety, 24 hours' 
notice is sufficient) after the City has taken one or more of the actions described above, the City 
may impose a penalty not to exceed $1,000.00 (depending on the severity of the violation) for 
each day the violation remains unremedied after receipt of the notice of violation.  

e. Criminal penalties. For intentional and flagrant violations of this Division, the City may issue a 
citation to the applicant or other responsible person, requiring such person to appear in 
(appropriate municipal, magistrate or recorders) court to answer charges for such violation. Upon 
conviction, such person is guilty of a violation of this Code. Each act of violation and each day 
upon which any act of violation occurs constitutes a separate violation of this Code.  

Div. 9.3. Tree Conservation 

Sec. 9.3.1. Purpose 

A. The purpose of this Section is to recognize the importance of trees to the environment within the City for the 
purposes of health and welfare, beauty, safety, history, and general well-being, and to promote:  
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1. Tree conservation;  

2. The increase, renewal and proliferation of trees and the tree canopy; and  

3. The protection of existing trees.  

B. This Section is designed to provide reasonable minimum standards regarding the preservation, planting, 
protection and maintenance of trees within the City. The provisions and regulations contained here, along 
with the Technical Manual, will guide practices to accomplish this Section's purpose.  

C. The City further recognizes benefits derived from the conservation, proliferation, and renewal of trees and 
increased tree canopy including but not limited to:  

1. The improvement of air quality by providing filtration of dust and fumes;  

2. The conservation of energy and mitigation of the urban heat island effect through shading and 
transpiration;  

3. The reduction of stormwater runoff and flooding by dissipating rainfall and absorbing moisture;  

4. The reduction of soil erosion, and improved water quality;  

5. The improvement of habitat for desirable wildlife by providing diversity for food, shelter, and nesting 
sites;  

6. The reduction of health risks to residents due to improved environmental conditions;  

7. The improvement of community aesthetics and quality of life by having a diverse environment;  

8. The reduction of ambient noise levels;  

9. The mitigation of conditions in areas of vehicular use by providing buffering and shading; and  

10. The general enhancement of economic value to properties.  

D. The requirement of a high level of quality in the maintenance and development of land is consistent with 
community standards and the economic necessity of maintaining the City as a desirable place to live and 
conduct business.  

Sec. 9.3.2. Standards 

A. Canopy Requirements By Land Use All sites within the City must contain the following minimum tree canopy 
cover. Canopy cover is calculated as a percentage of the entire lot or subdivision.  

Land Use Canopy Required 

Residential  35%  

Nonresidential, Commercial, Industrial  40%  

 

B. Canopy Calculation A Recommended Species List may be found in the Technical Manual, with trees assigned 
to the following categories:  

1. Large Canopy Trees are calculated as 1,000 square feet credit.  

2. Medium Canopy Trees are calculated as 500 square feet credit.  

3. Small Canopy Trees are calculated as 250 square feet credit.  
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Sec. 9.3.3. Tree Removal 

A. Tree Removal Permit Required    

1. Except as set forth in Sec. 9.3.3.B, a Tree Removal Permit is required when any of the following trees 
are removed or 25% or more of the critical root zone is disturbed by any intentional activities of the 
property owner or the owner's agent or employees:  

a. Any Protected Tree, Setback Tree, Boundary Tree or Landmark Tree;  

b. Any tree located within 2,000 feet of the banks of the Chattahoochee River; and  

c. Any tree in a required stream buffer.  

2. All permit requirements in this Article are deemed cumulative, with the most restrictive being 
operative regarding any particular application.  

3. For Tree Removal Permits not associated with building or land disturbing activities, the applicant 
shallmust submit to the City Arborist documentation (e.g., photographs, drawings, or similar 
documentation deemed acceptable by the City Arborist) showing the location of all existing trees on 
the property. Such documentation shallmust show the location, species, and approximate diameter at 
breast height (DBH) of all existing trees, noting with specificity the Landmark Trees, Protected Trees 
and Buffer Trees that are proposed to be removed pursuant to this section.  

B. Tree Removal Permit Not Required No Tree Removal Permit is required in the following circumstances:  

1. Normal tree maintenance, including the removal of dead wood and branches or limbs that endanger 
life or property, provided that the tree is not limbed, topped or pruned in a manner so as to deprive 
the tree of continued viability.  

2. Removal of a hazardous tree, provided the owner of the property must immediately notify the City 
Arborist of the removal of the tree and provide documentation that the removed tree was a hazardous 
tree. Hazardous tree means a tree that is at risk for failure because it is dead or structurally defective, 
and where that failure could result in personal injury or property damage.  

C. Site/Tree Conservation Plan    

1. As part of the application for a Tree Removal Permit, a Site/Tree Conservation Plan is required in 
conjunction with any activity requiring the issuance of a building permit (other than a building permit 
for a deck, open air patio, fence or interior renovations), demolition permit, land disturbance permit, 
or erosion and grading permit by the City.  

2. Whenever an application for a building permit or land disturbance permit requires a Site/Tree 
Conservation Plan, the process is as follows:  

a. Concurrently with the building permit, or land disturbance permit application, the applicant must 
submit a Site/Tree Conservation Plan prepared by a qualified professional for review by the City 
Arborist.  

b. The Site/Tree Conservation Plan must document the following:  

i. Tree species, DBH, critical root zone, and location of all existing trees and existing tree 
canopy on the property;  

ii. The location, species, and caliper size of all proposed mitigation planting  trees;  

iii. The location of all proposed building construction and land development activities, 
including grading, drainage, proposed utility locations and all proposed tree protection 
measures;  
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iv. All trees proposed for removal; and  

v. Calculation of the tree canopy on the property prior to and following the implementation 
of the tree removal/replacement activity set forth in the Site/Tree Conservation Plan.  

c. If the proposed tree removal causes the canopy to fall below the minimum canopy requirement, 
the applicant is required to:  

i. Pay into the Tree Bank for the deficient canopy as set forth in Sec. 9.3.8.D; and  

ii. Install trees of a similar species to bring the site into compliance with the minimum canopy 
requirement.  

d. The Site/Tree Conservation Plan must document standard details for tree protection and 
tree planting in compliance with the Technical Manual.  

e. The Site/Tree Conservation Plan must document compliance with the parking and 
landscape requirements of this Development Code in compliance with the Technical 
Manual.  

f. The Site/Tree Conservation Plan must document all Boundary Trees, their critical root 
zones, and the calculated percentages of impact to the critical root zones.  

D. Replanting Location Incentive When meeting canopy requirements with replanted trees, the Site/Tree 
Conservation Plan must document compliance with the following:  

1. Each large canopy tree planted along the street frontage receives mitigation credit for 1.25 trees.  

2. Each large canopy tree planted between 50 feet and 75 feet of a stream buffer receives mitigation 
credit for 1.25 trees.  

E. Payment and Assurances Required A Site/Tree Conservation Plan approval will not be issued until both:  

1. Payment of any required amounts by cashier's check have been received by the Sandy Springs Tree 
Bank; and  

2. The City has been provided adequate assurances of any required canopy replacement (such as a tree 
planting schedule).  

F. Field Verification    

1. The qualified professional submitting the Site/Tree Conservation Plan must field verify the accuracy of 
the Site/Tree Conservation Plan prior to submittal.  

2. A certificate of occupancy may be issued after final site inspection by City Staff to verify compliance.  

3. The City Arborist must validate submitted Site/Tree Conservation Plans for field accuracy and 
compliance as deemed appropriate by the Director.  

Sec. 9.3.4. Boundary Tree 

A. Boundary Tree means a tree 10 inches DBH or larger located on a property adjacent to a permitting property 
whose critical root zone or canopy extends into that permitting property.  

B. Where a Tree Removal Permit is required for a Boundary Tree, the City Arborist must determine whether the 
proposed land disturbance or construction activity will deprive the Boundary Tree of continued viability.  

1. If there is not sufficient evidence to show that the proposed activity will deprive the Boundary Tree of 
continued viability, the Tree Removal Permit may be issued allowing the proposed activity.  
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2. If there is sufficient evidence to show that the proposed activity will deprive the Boundary Tree of 
continued viability, the Tree Removal Permit must not be issued in a manner allowing the proposed 
activity relating to the Boundary Tree.  

C. If the City Arborist determines that it is uncertain whether the proposed land disturbance or construction 
activity will deprive the Boundary Tree of continued viability, prior to the issuance of a Tree Removal Permit 
allowing the proposed activity relating to the Boundary Tree:  

1. The applicant must provide two or more estimates from professionals that are determined to be 
sufficient to offset the removal and replacement costs of the Boundary Tree, and an average will be 
used to determine the amount of funds the applicant must provide into an account established by the 
City. Notice must be provided to the property owner whose property contains the Boundary Tree and 
must include notice of the deposited funds and a copy of this Section.  

2. In establishing the escrow amount required pursuant to Sec. 9.3.8.F, the proposed replacement tree 
upon which payment is computed must be comparable to the Boundary Tree in species and size 
potential, be ecologically compatible with the intended growing site, and at maturity fully mitigate the 
loss of the entire canopy area of the Boundary Tree.  

3. For the purposes of this section, credit will be granted to applicants for the entire tree canopy of a 
Boundary Tree protected, as calculated pursuant to the Technical Manual.  

Sec. 9.3.5. Setback Tree 

A. Setback Tree means a tree 18 inches DBH or larger located in the minimum required setbacks of any 
property.  

B. The City Arborist may decide to approve the removal of a Setback Tree by weighing the following factors:  

1. The size and configuration of the property;  

2. The physical condition of the tree;  

3. The total tree canopy on the property;  

4. Pedestrian or vehicle traffic on or adjacent to the property;  

5. The configuration of buildings, structures and utilities on or adjacent to the property;  

6. Cost effectiveness of potential alternatives to tree removal;  

7. Whether the tree contributes to meeting any of the requirements set forth in this Article or other 
requirements set forth by the City;  

8. Generally recognized good forestry practices;  

9. Canopy coverage;  

10. Necessary grading; or  

11. The construction of structures allowed in setback areas.  

C. For removal or destruction of trees approved pursuant to paragraph A. above, on property not meeting the 
canopy requirements, or on property on which removal of the Setback Tree will cause the tree canopy to fall 
below the canopy requirements, the Setback Tree must be replaced by the planting of new trees comparable 
to the Setback Tree in species and canopy potential within the minimum required setback of the property.  

D. If the City Arborist determines that replacement of the Setback Tree is not practical based upon: (1) the size 
and configuration of the Property; or (2) undue hardship for the applicant, payment may be made into the 
Sandy Springs Tree Bank in lieu of replacement planting. The compensation for the lost tree canopy below 
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the canopy requirements is calculated on a square foot lost/replaced basis as set forth in the canopy and 
cost assignment table contained in Sec. 9.3.8.D.  

Sec. 9.3.6. Landmark Tree 

A. Landmark Tree means:  

1. Hardwood tree 27 inches DBH or larger;  

2. Pine tree 30 inches DBH or larger; or  

3. Dogwood or redbud tree ten inches DBH or larger being in fair or better condition.  

B. The destruction or removal of Landmark Trees pursuant to this subsection is permitted only in the following 
instances:  

1. If the Landmark Tree is located within the building footprint of the proposed construction, as permitted 
by the City; or  

2. If the Landmark Tree is located outside of the permitted building footprint, and the City Arborist 
determines that the permitted land disturbance or construction activity will require the removal of the 
Landmark Tree based upon:  

a. The size and configuration of the property;  

b. A tree assessment by an International Society of Arboriculture certified arborist indicating that 
the tree is dead, dying or hazardous;  

c. The total tree canopy on the property;  

d. The configuration of buildings, structures and utilities on or adjacent to the property;  

e. Cost effectiveness of potential alternatives to tree removal;  

f. Whether the tree contributes to meeting any of the requirements set forth in this Article or other 
requirements set forth by the City;  

g. Generally recognized good forestry practices; or  

h. Other factors creating undue hardship for the applicant; or  

3. If the Landmark Tree's health is poor or the Landmark Tree is dead.  

C. All Landmark Trees removed pursuant to Sec. 9.3.3.A. must be replaced by the planting of new trees on the 
property of a comparable species and with a canopy potential of 150% of the canopy of the Landmark Tree 
to foster the enhancement of the tree canopy. Canopy mitigation is computed using the actual measured 
canopy of the Landmark Tree.  

D. If the City Arborist determines that replacement of the Landmark Tree is not practical based upon the size 
and configuration of the property, payment may be made into the Sandy Springs Tree Bank in lieu of 
replacement planting. The compensation for the lost tree canopy below the canopy requirements is 
calculated on a square foot lost/replaced basis as set forth in the canopy and cost assignment table 
contained in Sec. 9.3.8.D.  

E. In calculating a Tree Removal Permit, the preservation of existing Landmark Trees in the side, front and rear 
yards will receive 1.25 square feet of mitigation credit for each lot of canopy planted.  
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Sec. 9.3.7. Protected Tree 

A. Protected Tree means a tree 18 inches DBH or larger, other than a Landmark Tree or Setback Tree, in fair or 
better condition.  

B. The destruction or removal of a Protected Tree on any property must comply with the Site/Tree 
Conservation Plan provisions of Sec. 9.3.3.C.  

C. The removal or destruction of Protected Trees on property not meeting the canopy requirements, or that 
will cause the tree canopy to fall below the canopy requirements, is permitted only if the Protected Trees 
are:  

1. Located within the building footprint of the proposed construction, as permitted by the City; or  

2. Outside of the permitted building footprint, and the City Arborist determines that the permitted land 
disturbance or construction activity will require the removal of the Protected Tree based on the 
provisions of Sec. 9.3.5.B.  

D. The City Arborist may decide to approve the removal of a Protected Tree by weighing the following factors in 
order to determine the extent of the impact of the removal of the Protected Tree upon adjacent properties 
and only allow such removal if it is determined that such impact is minimal:  

1. The size and configuration of the property;  

2. The physical condition of the tree;  

3. Cost effectiveness of potential alternatives to tree removal;  

4. Whether the tree contributes to meeting any of the requirements set forth in this Article or other 
requirements set forth by the City;  

5. Generally recognized good forestry practices; or  

6. Other factors creating undue hardship for the applicant.  

E. For removal or destruction of trees approved pursuant to paragraphs C. and D. above, on property not 
meeting the canopy requirements, or on property on which removal of the Protected Tree will cause the tree 
canopy to fall below the canopy requirements, the Protected Tree must be replaced by the planting of new 
trees comparable to the Protected Tree in species and canopy potential.  

F. If the City Arborist determines that replacement is not practical based upon:  

1. The size and configuration of the property;  

2. Unavoidable site modifications resulting from grading, utility work, and construction activities that will 
result in destruction or irreparable damage to the tree, or wherein site plan modifications to prevent 
destruction or irreparable damage to the tree are impossible or unduly burdensome on the applicant;  

3. The tree canopy of common areas appurtenant to the property; or  

4. Other factors creating undue hardship for the applicant including but not limited to: pedestrian or 
vehicle traffic on and adjacent to the property; the configuration of buildings, structures and utilities 
on or adjacent to the property; cost effectiveness of potential replacement; whether the tree 
contributes to meeting any of the requirements set forth in this Division or other requirements set 
forth by the City; or generally recognized good forestry practices;  

5. Then payment may be made into the Sandy Springs Tree Bank in lieu of replacement planting. The 
compensation for the lost tree canopy below the canopy requirements is calculated on a square foot 
lost/replaced basis as set forth in the canopy and cost assignment table contained in Sec. 9.3.8.D.  
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6. The compensation for the lost tree canopy below the canopy requirements is calculated on a square 
foot lost/replaced basis as set forth in the canopy and cost assignment table contained in Sec. 9.3.8.D.  

7. All trees removed pursuant to this Section must be replaced by the planting of new trees on the 
property of a comparable species and canopy potential.  

Sec. 9.3.8. Administration 

A. Technical Manual The Technical Manual was prepared in conjunction with this Article and, as it exists and 
may be amended from time to time, it is incorporated here, and a copy of it is maintained in the office of the 
City Clerk. If any term of the Technical Manual is deemed to conflict with the terms of this Article, the terms 
of this Article control.  

B. Appeals    

1. Any applicant under this Article aggrieved by an action of the City Arborist, or any adjacent property 
owner directly impacted by a decision made under this Article, may appeal and be heard by the Board 
of Appeals in accordance with the rules and regulations as set forth by this Article and the Board. See 
Sec. 11.6.3.  

2. Appeals may only be granted for errors of interpretation, application, or where the unique natural 
features of the site are such that it is impractical or impossible to apply the terms, conditions or 
standards of this Article, resulting in an undue hardship to the property owner.  

C. Establishment of Tree Bank    

1. There is hereby established a Sandy Springs Tree Bank for the maintenance and disbursement of funds 
required to be paid pursuant to the terms of this Article.  

2. Where it is determined by the City Arborist that payment into the Sandy Springs Tree Bank is required 
by this Article, the required funds must be paid to the Sandy Springs Tree Bank prior to issuance of any 
related permit.  

3. Funds maintained in the Sandy Springs Tree Bank are administered by the Director pursuant to the 
rules and regulations regarding the funds as established by the Sandy Springs City Council for the 
purposes of replacing tree canopy or canopy preservation.  

D. Cost Assignment    

1. For the purposes of calculation of required payment into the Sandy Springs Tree Bank, an assessed 
value of $5,000.00 per 1,000 square feet of canopy will be used when canopy replacement cannot be 
achieved by replanting on the site.  

a. Large Canopy Trees are calculated as 1,000 square feet credit.  

b. Medium Canopy Trees are calculated as 500 square feet credit.  

c. Small Canopy Trees are calculated as 250 square feet credit.  

2. When proposed construction causes the canopy to fall below the minimum canopy requirement, an 
assessed value of $1,200.00 per 1,000 square feet of canopy is used to determine the payment for the 
deficient canopy.  

3. For any unauthorized tree removal, an assessed value of $7,500.00 per 1,000 square feet of canopy 
removed will be used to determine payment into the Sandy Springs Tree Bank.  

E. Potentially Damaged Trees-Escrow Fund    
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1. Where the City Arborist determines that due to approved construction or land disturbance activity an 
applicant may remove a tree pursuant to the terms of this Article, and the applicant is required to pay 
for the lost tree canopy of the removed tree, the applicant may, at its election, propose alternative 
construction or site design methods to attempt to preserve the continued viability of the tree. Should 
the City Arborist determine that the proposed alternative construction or site design methods will 
reasonably result in the survival of the tree, that portion of the funds required to pay for the lost tree 
canopy of the tree pursuant to this Article must be paid into an escrow fund maintained by the City.  

2. After 3 years from the date of receiving a certificate of occupancy or certificate of completion, the 
applicant has the right to petition the City Arborist for the return of all escrow funds held for the 
protection of the tree. Within 30 days of the petition, the City Arborist will make a determination as to 
whether the tree has failed to survive or is in a state of irreversible decline due to the permitted 
activity. Should the City Arborist determine that the tree has survived and is not in a state of 
irreversible decline, the funds must be paid to the applicant. Should the City Arborist determine that 
the tree has failed to survive or is in a state of irreversible decline, the escrow must be transferred into 
the Sandy Springs Tree Bank.  

3. If funds are required to be paid into escrow pursuant to paragraph 1. above, at any time prior to a 
determination authorizing the return of the escrow funds to the applicant pursuant to paragraph 4. 
below, the property owner (petitioner) whose property contains the tree may petition the City Arborist 
for the payment of the escrow funds to be used for the removal and replacement of the tree on the 
grounds that the permitted activity has caused the tree to fail to survive or be in a state of irreversible 
decline.  

4. Upon receipt of such petition, notice of the petition is provided to the applicant hereunder at the 
address provided at the time of the tree removal permit application, or at any alternative address 
subsequently designated by the applicant to the City Arborist in writing, via first class and certified 
mail, within 30 days of mailing of the notice. The City Arborist will make a determination as to whether 
the tree has failed to survive or is in a state of irreversible decline due to the permitted activity. Notice 
of the decision is provided to the petitioner and the applicant by certified and first class mail as set 
forth in this paragraph. Either party may appeal the City Arborist's determination pursuant to this 
Article. Should the City Arborist determine that the tree failed to survive or is in a state of irreversible 
decline due to the permitted activity, and no appeal has been timely filed, or the applicant has fully 
exhausted his or her appellate rights, the escrow funds will be paid to the petitioner to offset any costs 
incurred in removal and replacement of the tree. The petitioner's rights pursuant to this section may 
not be exercised more than once in any 18-month period.  

5. Any funds not collected by either an affected property owner or the applicant within a period of 4 6 
years of the establishment of the escrow fund are deposited in the Sandy Springs Tree Bank.  

6. No party is entitled to receive interest on any escrow funds required pursuant to the provisions of this 
Article.  

F. Enforcement    

1. The Director will enforce the terms of this Article.  

2. No certificate of occupancy may be issued on any property without compliance with the terms of this 
Article.  

3. Examples of violations include, but are not limited to:  

a. Land disturbance or building construction without a permit.  

b. Improperly installed or maintained tree protection.  

c. The removal of applicable trees prior to the issuance of a permit.  
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d. Non-approved encroachment of tree protection zones.  

e. Other violations of the terms, provisions and standard of this Article.  

4. The Director has the authority to issue a Notice of Violation, a Stop Work Order and a citation to 
enforce the provisions of this Article.  

5. Where it is deemed necessary, the Director will require sureties to assure compliance to the terms, 
conditions and standards of this Article.  

G. Fines and Penalties    

1. Any person, firm, corporation or other entity violating any of the provisions of this Article is guilty of a 
violation of this Development Code. Each act of violation and each day upon which any act of violation 
occurs constitutes a separate violation of this Development Code.  

2. Each owner of any property where a violation exists is jointly and severally responsible for the 
violation.  

3. Unauthorized removal of a tree protected under the terms of this Article without compliance with the 
terms of this Article will result in an assessment for payment into the Sandy Springs Tree Bank at a 
calculated rate of $7,500.00 per 1,000 square feet of canopy removed.  

 

Div. 9.4. Natural Grade Protection13 

Sec. 9.4.1. Purpose 

A. The purpose of this Division is to protect topographic features and natural grades in order to prevent one or 
more of the following negative impacts:  

1. Erosion affecting the structural integrity of steep slopes and natural grades.  

2. Stormwater and erosion-related impacts on adjacent properties.  

3. Stormwater and erosion-related impacts to environmentally sensitive areas.  

4. Increased stormwater velocity due to loss of vegetation.  

5. Decreased groundwater recharge due to changes in site hydrology.  

6. Loss of natural or topographic features that contribute substantially to the natural beauty and visual 
quality of the community.  

B. The standards of this Division do not apply to steep slopes in the CS- or Perimeter Center Districts.  

Sec. 9.4.2. Standards 

A. Definition For purposes of this Division, "slope" means the ratio of elevation change to horizontal distance, 
expressed as a percentage. Slope is computed by dividing the vertical distance ("rise") by the horizontal 
distance ("run"). For example, a 3-foot rise in a 20-foot run results in a 15% slope.  

 

13Editor's note(s)—An ordinance adopted April 17, 2018(7) , § 9-32, changed the title of Div. 9.4 from "Steep 
Slopes" to read as herein set out.  
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B. Applicability All construction, including renovations and additions, must comply with the requirements of 
this Division.  

C. Designation on Plans Moderate and steep slopes of 1,000 square feet and greater in area must be 
designated on any Land Disturbance Permit or Building Permit application.  

D. Moderate Slopes of 15% and Up to 35% Building and site preparation may occur upon demonstration of 
specialized site design techniques and approaches that meet the requirements in F. below.  

E. Steep Slopes of 35% or Greater These areas are generally unsuitable for development. Land disturbance 
must not exceed ¼ of the area containing slopes of 35% or greater in areas of 1,000 square feet or more, 
except that where an existing lot of record does not have a reasonable building site with less than 35% slope 
or natural grade, the Director may approve the site, subject to any necessary mitigation measures.  

F. Construction Techniques Construction activities on slopes of 15% or greater must comply with the following:  

1. All plans must show provisions for reducing and minimizing stormwater runoff during construction on 
steep slopes and cut and fill slopes.  

2. All swales and all slopes must be provided temporary or permanent stabilization with ground cover 
sufficient to restrain erosion as soon as practicable, but in any event, within 7 calendar days of any 
phase of grading.  

3. All other disturbed areas must be provided temporary or permanent stabilization with ground cover 
sufficient to restrain erosion as soon as practicable, but in any event, within 14 calendar days of 
termination or completion of any phase of grading.  

4. Prior to issuance of a certificate of occupancy, vegetation must be reestablished.  

5. Where irrigation is not provided, the exposed soil must be planted with species that survive without 
irrigation.  

6. Vegetative ground cover or any alternative cover (rock, masonry, or similar materials) must be 
maintained in perpetuity.  

G. Grading In order to protect trees and vegetation on sites, and to protect the character of the neighborhood, 
the following limits on grading are required.  

1. Mitigation measures Any grading in side building setbacks in RE-, RD- and RU- districts, must be 
mitigated following the measures listed below.  

a. For each tree of 10 inches DBH or greater removed or damaged by grading in the side setback, 
one tree must be planted;  

b. If no tree of 10 inches DBH or greater is removed or damaged, at least one large canopy shade 
tree must be planted for every 1,000 square feet of area disturbed in the side setback;  

c. Replacement tree species must be of comparable canopy size at maturity as those of the trees 
removed or damaged;  

d. Replacement trees must be at least 2 inches caliper at time of planting;  

e. Planting must take place in the graded area. If this is not possible, the replacement trees may be 
located elsewhere on the property. If this is not possible, recompense provisions (see Sec. 9.3.8) 
of the Tree Ordinance apply;  

f. This mitigation is required in addition to any other provisions of the Tree Ordinance, including 
those that apply to Setback Trees (see Sec. 9.3.5).  

2. In the common side and side street building setbacksCommon side and side street grading setback    
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a. In all RE- districts, grading may encroach up to 10 feet into the required side building setbacks.  

b. In all RD- and RU- districts, grading may encroach into the required side building setbacks.  

3. Rear grading setbackIn the rear building setbacks    

a. In all RE- districts, no grading is allowed within 20 feet of the rear lot line.  

b. In the RD-27, RD-18, and RD-15 districts, no grading is allowed within 15 feet of the rear lot line.  

c. In the RD-12, RD-9, RD-7.5, and RU- districts, no grading is allowed within 10 feet of the rear lot 
line.  

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. 

H. Variance from Standards In granting a variance from the standards of this Section, the Board of Appeals may 
determine that some features or areas may not be disturbed. These include, but are not limited to:  

1. Large stands of trees;  

2. Areas containing state waters, floodplain, or wetlands or in the Nancy Creek Declared Sensitive Area;  

3. Rock outcroppings; and  
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4. Slopes of 35% or greater.  

Sec. 9.4.3. Retaining Walls 

Where retaining walls are necessary, they are limited as follows:  

A. Design    

1. Height    

a. Measurement Total retaining wall height is considered to be:  

i. Structure Height (Building Code)—The vertical distance measured from the bottom of the 
footing to the top of the wall at the same section.  

ii. Exposed Height (Zoning Code)—The vertical distance measured from finished grade at the 
bottom of the front (exposed) side of the wall to the top of the wall at the same section.  

b. Maximum Height    

i. Retaining Walls 

Up to six (6) feet in exposed wall height as a single wall in RE-, RD-, and RU zoning districts. 
Up to eight (8) feet in exposed wall height as a single wall in all other districts, except when 
abutting a Protected Neighborhood.  

ii. Tiering Walls 

Over the maximum exposed wall heights for a single wall in each district, requires tiering. 
Each wall tier must adhere to the maximum wall height as described above. See Sec. 
9.4.3.A.2.a. below for horizontal spacing requirements.  

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 shallmust 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. 
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c. Elevation Marks Wall height elevations marks shallmust be demonstrated on the grading plan 
through callouts at various locations along the retaining wall using the following or similar: TW-
Top of Wall; BW-Bottom of Wall (at Grade); BF-Bottom of Footing.  

d. Fences or Walls on Top of Retaining Walls Fences or walls extending on top of retaining walls are 
subject to the requirements of Sec. 8.32.10.  
Within Setbacks at Any Point 
For retaining walls and tiered wall systems which begin in or enter into a building setback, the 
combined height of the retaining wall and an extension fence or wall shallmust not exceed the 
maximum height of retaining walls, per Sec. 9.4.3.D. and Sec. 9.4.3.E., unless required in order to 
comply with applicable life safety regulations. In a tiered retaining wall system, an extension 
fence or wall shallmust only be located on the highest tier.  

2. Spacing    

a. Distance Retaining walls must be separated horizontally by at least four (4) feet from other 
retaining walls (measured from the back of the lower wall to the front of the upper wall). This 
horizontal separation area must be graded to capture stormwater and not sloped such that 
stormwater will run off. The stormwater design must be included with the retaining wall permit 
plans.  

b. Design Each tier between retaining walls, and any retaining wall within a building setback, must 
be vegetated and maintained with a mix of native, evergreen, and deciduous shrubs, one (1) 
shrub every four (4) linear feet to be approved by the City Arborist.  
The Director may waive this landscaping standard for retaining walls that slope back (are inward 
facing) and contain natural planting.  

3. Materials    

a. Material and Finish All retaining walls must be finished with stucco, brick, or stone. No beveled 
modular block, plain unfinished concrete masonry units, or other similar materials are allowed. 
Retaining walls which meet the description of Garden Walls below in Sec. 9.4.3.B.3. may also use 
cross ties, landscape timbers, or similar as a wall, material finish.  

B. Permits and Other Requirements    

1. All Retaining walls, whether in commercial or residential settings, regardless of height:  
Require a retaining wall permit and a professional engineer's certification of the design of the wall if 
they support a surcharge.  
Surcharge is defined as any vertical load imposed on the retained soil that may impose a lateral force in 
addition to the lateral earth pressure of the retained soil. Examples of surcharges include:  

a. Sloping retaining soil;  

b. Structure footings supported by the retained soil;  

c. Adjacent vehicle loads supported by the retained soil;  

d. Tiered retaining wall systems.  

2. Permit Required All retaining walls over four (4) feet in structure height require a retaining wall permit 
and a professional engineer's certification of the design of the wall.  

3. No Permit Required All other retaining walls four (4) feet or less in structure height do not require a 
permit but do require an indemnification letter. This includes retaining walls otherwise known as 
"Garden Walls" which for the purposes of this code have a maximum exposed height of three (3) feet, 
while also not exceeding four (4) feet of structure height.  
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4. Global Stability During the permit review process, the global stability of any series of tiered retaining 
walls will be reviewed. A safety factor of at least 1.5 is required.  

5. Impact Where a retaining wall or wing wall might impact (either visually or structurally) an existing 
structure, adjacent property, street, buffer, utility, or other similar significant interest, the Director 
and/or Building Official may require plans, details, cross-sections, and professional engineer 
calculations beyond those cited in this Section.  

C. Setback Encroachment In order to protect trees and vegetation on sites and the character of the 
neighborhood, the following setback standards apply:  

1. Side Setbacks In the side building setbacks:  

a. In all RE- districts, retaining walls may encroach up to 10 feet into required side building setbacks.  

b. In all RD- districts, retaining walls may encroach up to half the depth of the required side building 
setbacks.  

c. In all RU- districts, no encroachment for retaining walls is allowed into the required side building 
setbacks.  

d. All other districts, retaining walls may encroach into the side setbacks so long as they are at least 
three (3) feet from the vertical plane of any lot line.  

2. Rear Setbacks In the rear building setbacks:  

a. In all RE- dDistricts, no retaining walls are allowed within 20 feet of the rear lot line.  

b. In the RD-27, RD-18, and RD-15 districts, no retaining walls are allowed within 15 feet of the rear 
lot line.  

c. In the RD-12, RD-9, RD-7.5, and RU- districts, no retaining walls are allowed within 10 feet of the 
rear lot line.  

d. All other districts, retaining walls may encroach into the rear setbacks so long as they are at least 
three (3) feet from the vertical plane of any lot line.  

D. Maintenance and Replacement Existing legally permitted and constructed retaining walls may be 
maintained and repaired, provided the maintenance and repair is structurally sound and does not result in an 
increase in the height of the wall above grade.  

Div. 9.5. Floodplain Management 

Sec. 9.5.1. In General 

A. Purpose The purpose of this Division is to protect, maintain, and enhance the public health, safety, 
environment, and general welfare and to minimize public and private losses due to flood conditions in flood 
hazard areas, as well as to protect the beneficial uses of floodplain areas for water quality protection, 
streambank and stream corridor protection, wetland preservation, and ecological and environmental 
protection by provisions designed to:  

1. Require that uses vulnerable to floods, including facilities which serve such uses, be protected against 
flood damage at the time of initial construction;  

2. Restrict or prohibit uses which are dangerous to health, safety and property due to flooding or erosion 
hazards, or which increase flood heights, velocities, or erosion;  
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3. Control filling, grading, dredging, and other development which may increase flood damage or erosion;  

4. Prevent or regulate the construction of flood barriers which will unnaturally divert floodwaters or 
which may increase flood hazards to other lands;  

5. Limit the alteration of natural floodplains, stream channels, and natural protective barriers which are 
involved in the accommodation of floodwaters; and  

6. Protect the stormwater management, water quality, streambank protection, stream corridor 
protection, wetland preservation, and ecological functions of natural floodplain areas.  
(In Sec. 9.5.1.D. and following)  

B. Applicability This Division shall beis applicable to all areas of special flood hazard within the City. For the 
purposes of defining and determining areas of special flood hazard, areas of future-conditions flood hazard, 
areas of shallow flooding, base flood elevations, floodplains, floodways, future-conditions floodplains, 
potential flood hazard or risk categories as shown on FIRM maps, and other such terms used in this Division, 
the following documents and sources may be used for such purposes and are adopted by reference thereto:  

1. The flood insurance study (FIS) for the county, dated May 7, 2001, with accompanying maps and other 
supporting data and any revision thereto.  

2. Other studies which may be relied upon for the establishment of the base flood elevation or 
delineation of the base or one-percent (100-year) floodplain and floodprone areas, including:  

3. Any flood or flood-related study conducted by the United States Corps of Engineers, the United States 
Geological Survey, or any other local, state or federal agency applicable to the City; and  

4. Any base flood study conducted by a licensed professional which has been prepared utilizing FEMA-
approved methodology and approved by the Director.  

5. Other studies which may be relied upon for the establishment of the future-conditions flood elevation 
or delineation of the future-conditions floodplain and floodprone areas including:  

6. Any flood or flood-related study conducted by the United States Army Corps of Engineers, the United 
States Geological Survey, or any other local, state, or federal agency applicable to the City; and  

7. Any future-conditions flood study conducted by a licensed professional engineer which has been 
prepared by utilizing FEMA-approved methodology approved by the Director.  

8. The repository for public inspection of the FIS, accompanying maps and other supporting data is 
located at the City hall.  

C. Compatibility with Other Regulations This Division is not intended to modify or repeal any other chapter, 
rule, regulation, statute, easement, covenant, deed restriction or other provision of law. The requirements of 
this Division are in addition to the requirements of any other chapter, rule, regulation or other provision of 
law, and where any provision of this Division imposes restrictions different from those imposed by any other 
chapter, rule, regulation or other provision of law, whichever provision is more restrictive or imposes higher 
protective standards for human health or the environment shallmust control.  

D. Severability If the provisions of any section, subsection, paragraph, subdivision, or clause of this ordinance 
shallmust be adjudged invalid by a court of competent jurisdiction, such judgment shallwill not affect or 
invalidate the remainder of any section, subsection, paragraph, subdivision, or clause of this ordinance.  

E. Warning and Disclaimer of Liability The degree of flood protection required by this Division is considered 
reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods 
can and will occur; flood heights may be increased by manmade or natural causes. This Division does not 
imply that land outside the areas of special flood hazard or uses permitted within such areas will be free 
from flooding or flood damages. This Division shallwill not create liability on the part of the City or by any 

Page 402 of 558



 

 

 
    Created: 2022-07-26 20:40:45 [EST] 

(Supp. No. 4) 

 
Page 292 of 421 

officer or employee thereof for any flood damages that result from reliance on this Division or any 
administrative decision lawfully made thereunder.  

F. Violations, Enforcement, and Penalties Any action or inaction which violates the provisions of this Division 
or the requirements of an approved stormwater management plan or permit may be subject to the 
enforcement actions outlined in this section. Any such action or inaction which is continuous with respect to 
time is deemed to be a public nuisance and may be abated by injunctive or other equitable relief.  

G. Notice of Violation If the Department determines that an applicant or other responsible person has failed to 
comply with the terms and conditions of a permit, an approved stormwater management plan, or the 
provisions of this Division, it shallmust issue a written notice of violation to such applicant or other 
responsible person. Where a person is engaged in activity covered by this Division without having first 
secured a permit therefor, the notice of violation is served on the owner or the responsible person in charge 
of the activity being conducted on the site. The notice of violation shallmust contain:  

1. The name and address of the owner, the applicant, or the responsible person;  

2. The address or other description of the site upon which the violation is occurring;  

3. A statement specifying the nature of the violation;  

4. A description of the remedial measures necessary to bring the action or inaction into compliance with 
the permit, the stormwater management plan, or this Division and the date for the completion of such 
remedial action;  

5. A statement of the penalty or penalties that may be assessed against the person to whom the notice of 
violation is directed; and  

6. A statement that the determination of violation may be appealed to the Department by filing a written 
notice of appeal within 30 days after the notice of violation.  

H. Penalties In the event the remedial measures described in the notice of violation have not been completed 
by the date set forth for such completion in the notice of violation, any one or more of the following actions 
or penalties may be taken or assessed against the person to whom the notice of violation was directed. 
Before taking any of the following actions or imposing any of the following penalties, the Department 
shallwill first notify the applicant or other responsible person in writing of its intended action and shallwill 
provide a reasonable opportunity, of not less than 10 days (except that in the event the violation constitutes 
an immediate danger to public health or public safety, 24 hours' notice is sufficient), to cure such violation. In 
the event the applicant or other responsible person fails to cure such violation after such notice and cure 
period, the Department may take any one or more of the following actions or impose any one or more of the 
following penalties:  

1. Stop Work Order The Department may issue a stop work order which is served on the applicant or 
other responsible person. The stop work order shallwill remain in effect until the applicant or other 
responsible person has taken the remedial measures set forth in the notice of violation or has 
otherwise cured the violation or violations described therein, provided the stop work order may be 
withdrawn or modified to enable the applicant or other responsible person to take the necessary 
remedial measures to cure such violation or violations.  

2. Withhold Certificate of Occupancy The City may refuse to issue a certificate of occupancy for the 
building or other improvements constructed or being constructed on the site until the applicant or 
other responsible person has taken the remedial measures set forth in the notice of violation or has 
otherwise cured the violations described therein.  

3. Suspension, Revocation or Modification of Permit The City may suspend, revoke or modify the permit 
authorizing the land development project. A suspended, revoked or modified permit may be reinstated 
after the applicant or other responsible person has taken the remedial measures set forth in the notice 
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of violation or has otherwise cured the violations described therein, provided such permit may be 
reinstated (upon such conditions as the Department may deem necessary) to enable the applicant or 
other responsible person to take the necessary remedial measures to cure such violations.  

4. Civil Penalties In the event the applicant or other responsible person fails to take the remedial 
measures set forth in the notice of violation or otherwise fails to cure the violations described therein 
within ten days, or such greater period as the Department shallwill deem appropriate (except that in 
the event the violation constitutes an immediate danger to public health or public safety, 24 hours' 
notice is sufficient) after the Department has taken one or more of the actions described in Sec. 
9.5.1.G, the Department may impose a penalty not to exceed $1,000.00 (depending on the severity of 
the violation) for each day the violation remains unremedied after receipt of the notice of violation.  

5. Criminal penalties For intentional and flagrant violations of this Division, the Department may issue a 
citation to the applicant or other responsible person, requiring such person to appear in court to 
answer charges for such violation. Upon conviction, such person shallwill be guilty of a violation of this 
Code.  

Sec. 9.5.2. Administration and Enforcement 

A. Designation of Administrator    

1. Appointed The Director or his designee is hereby appointed to administer and implement the 
provisions of this division.  

2. Duties and Responsibilities Duties of the Director shallwill include, but not be limited to:  

a. Review all land development applications and permits to assure that the requirements of this 
Division have been satisfied and to determine whether proposed building sites will be reasonably 
safe from flooding;  

b. Review proposed development to assure that all necessary permits have been received from 
those governmental agencies from which approval is required by federal or state law, including 
Section 404 of the Federal Water Pollution Control Act Amendments of 1972, 33 USC 1344;  

c. Require the applicant to obtain, review, and reasonably utilize any base flood elevation and 
floodway data available from a federal, state, or other source, when base flood elevation data or 
floodway data have not been provided, in order to meet the provisions of Sec. 9.8.4. and Sec. 
9.8.5.;  

d. Review and record the actual elevation in relation to mean sea level (or highest adjacent grade) 
of the lowest floor, including basement, of all new or substantially improved structures;  

e. Review and record the actual elevation, in relation to mean sea level to which any substantially 
improved structures have been flood proofed;  

f. Obtain certification of design criteria from a registered professional engineer or architect when 
flood proofing is utilized for a structure;  

g. Notify affected adjacent communities and the state Department of Natural Resources (DNR) prior 
to any alteration or relocation of a watercourse, and submit evidence of such notification to the 
federal Emergency Management Agency (FEMA);  

h. Make the necessary interpretation where interpretation is needed as to the exact location of 
boundaries of the areas of special flood hazard (e.g., where there appears to be a conflict 
between a mapped boundary and actual field conditions). Any person contesting the location of 
the boundary is given a reasonable opportunity to appeal the interpretation, as provided in this 
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Division. Where floodplain elevations have been defined, the floodplain is determined based on 
flood elevations rather than the area graphically delineated on the floodplain maps.  

i. Coordinate all Flood Insurance Rate Map (FIRM) revisions with the Georgia DNR and FEMA.  

j. Review variance applications and make recommendations to the appointed board.  

3. Records    

a. All records pertaining to the provisions of this Division is maintained in the office of the Director, 
and is open for public inspection.  

b. Lowest floor means the lowest floor of the lowest enclosed area, including basement. An 
unfinished or flood-resistant enclosure, usable solely for parking of vehicles, building access, or 
storage in an area other than a basement area, is not considered a building's lowest floor, 
provided that such enclosure is not built so as to render the structure in violation of other 
provisions of adopted City building code.  

B. Permit Requirements    

1. No owner or developer shallwill perform any land development activities on a site where an area of 
special flood hazard or area of future-conditions flood hazard is located, without first meeting the 
requirements of this division prior to commencing the proposed activity.  

2. No land development permit will be approved for any land development activities that do not meet the 
requirements, restrictions and criteria of this division.  

C. Additional Requirements    

1. An application for a development project with any area of special flood hazard located on the site 
shallmust include a floodplain management/flood damage prevention plan. This plan shallmust include 
the following items:  

2. Site plan drawn to scale, which includes but is not limited to:  

a. Existing and proposed elevations of the area in question and the nature, location and dimensions 
of existing and/or proposed structures, earthen fill placement, amount and location of excavation 
material, and storage of materials or equipment;  

b. For all proposed structures, spot ground elevations at building corners and 20-foot or smaller 
intervals along the foundation footprint, or one-foot contour elevations throughout the building 
site;  

c. Proposed locations of water supply, sanitary sewer, and utilities;  

d. Proposed locations of drainage and stormwater management facilities;  

e. Proposed grading plan;  

f. Base flood elevations and future-conditions flood elevations;  

g. Boundaries of the base flood floodplain and future-conditions floodplain;  

h. If applicable, the location of the floodway; and  

i. Certification of the information required in this subsection by a licensed professional engineer or 
surveyor.  

3. Building and foundation design detail, including but not limited to:  

a. Elevation in relation to mean sea level (or highest adjacent grade) of the lowest floor, including 
basement, of all proposed structures;  
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b. Elevation in relation to mean sea level to which any nonresidential structure will be 
floodproofed;  

c. Certification that any proposed nonresidential floodproofed structure meets the criteria in Sec. 
9.5.4.B.2;  

d. For enclosures below the base flood elevation, location and total net area of flood openings as 
required in Sec. 9.5.4.A.5; and  

e. Design plans certified by a licensed professional engineer or architect for all proposed 
structure(s).  

4. Description of the extent to which any watercourse will be altered or relocated as a result of the 
proposed development;  

5. Hard copies and digital files of computer models, if any, copies of work maps, comparison of pre-
development and post-development conditions base flood elevations, future-conditions flood 
elevations, flood protection elevations, special flood hazard areas and regulatory floodway, flood 
profiles and all other computations and other information similar to that presented in the FIS;  

a. Copies of all applicable state and federal permits necessary for proposed development, including 
but not limited to permits required by Section 404 of the Federal Water Pollution Control Act, 
Amendments of 1972, 33 U.S.C. 1334; and  

b. All appropriate certifications required under this Division.  

6. The approved floodplain management/flood damage prevention plan shallmust contain certification by 
the applicant that all development activities will be done according to the plan or previously approved 
revisions. Any and all development permits and/or use and occupancy certificates or permits may be 
revoked at any time if the construction and development activities are not in strict accordance with 
approved plans.  

D. Construction Stage Submittal Requirements    

1. New Construction and Substantial Improvements For all new construction and substantial 
improvements on sites with a floodplain management/flood damage prevention plan, the permit 
holder shallmust provide to the Director a certified as-built elevation certificate or floodproofing 
certificate for nonresidential construction, including the lowest floor elevation or floodproofing level 
immediately after the lowest floor or floodproofing is completed. A final elevation certificate is 
provided after completion of construction including final grading of the site. Any lowest floor 
certification made relative to mean sea level is prepared by or under the direct supervision of a 
licensed land surveyor or professional engineer and certified by same. When floodproofing is utilized 
for nonresidential structures, said certification is prepared by or under the direct supervision of a 
professional engineer or architect and certified by same, using the FEMA floodproofing certificate. This 
certification shallmust also include the design and operation/maintenance plan to assure continued 
viability of the floodproofing measures.  

2. Failure to Obtain a Permit or Certification Any work undertaken prior to approval of these 
certifications is at the permit holder's risk. The Director shallwill review the referenced certification 
data submitted. Deficiencies detected by such review are corrected by the permit holder immediately 
and prior to further work being allowed to proceed. Failure to submit certification or failure to make 
the corrections required hereby is cause to issue a stop work order for the project.  

E. Appeals and Variances The following variance and appeals procedures shallwill apply to an applicant who 
has been denied a permit for a development activity, or to an owner or developer who has not applied for a 
permit because it is clear that the proposed development activity would be inconsistent with the provisions 
of this Division.  
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1. The Board of Appeals shallwill hear and decide requests for appeals or variances from the 
requirements of this Division. At a minimum, such procedures shallwill include notice to all affected 
parties and the opportunity to be heard.  

2. The Board of Appeals shallwill hear and decide appeals when it is alleged an error in any requirement, 
decision, or determination is made by the Director in the enforcement or administration of this 
Division. At a minimum, such procedures shallwill include notice to all affected parties and the 
opportunity to be heard.  

3. Variances may be issued for the repair or rehabilitation of historic structures upon a determination 
that the proposed repair or rehabilitation will not preclude the structure's continued designation as a 
historic structure and the variance issued is the minimum necessary to preserve the historic character 
and design of the structure.  

4. Variances may be issued for development necessary for the conduct of a functionally dependent use, 
provided the criteria of this Division are met, no reasonable alternative exists, and the development is 
protected by methods that minimize flood damage during the base flood and create no additional 
threats to public safety.  

5. Variances shallwill not be issued within any designated floodway if any increase in flood levels during 
the base flood discharge would result.  

6. In reviewing such requests, the Board of Appeals shallwill consider all technical evaluations, relevant 
factors, and all standards specified in this and other sections of this Division.  

7. Conditions for variances:  

A variance is issued only when there is:  

a. A finding of good and sufficient cause;  

b. A determination that failure to grant the variance would result in exceptional hardship; and  

c. A determination that the granting of a variance will not result in increased flood heights, 
additional threats to public safety, extraordinary public expense, or the creation of a nuisance.  

8. The provisions of this Division are minimum standards for flood loss reduction, therefore, any deviation 
from the standards must be weighed carefully. Variances shallwill only be issued upon determination 
that the variance is the minimum necessary, considering the flood hazard, to afford relief.  

9. Any applicant to whom a variance is granted is given written notice specifying the difference between 
the base flood elevation and the elevation of the proposed lowest floor and stating that the cost of 
flood insurance resulting from the lowest floor elevation being placed below the base flood elevation 
will be commensurate with the increased risk to life and property, and that such costs may be as high 
as $25.00 for each $100.00 of insurance coverage provided.  

10. The Director shallwill maintain the records of all variance actions, both granted and denied, and report 
them to the Georgia Department of Natural Resources and the Federal Emergency Management 
Agency upon request.  

11. Any person requesting a variance shallmust, from the time of the request until the time the request is 
acted upon, submit such information and documentation as the Board of Appeals shallwill deem 
necessary for the consideration of the request.  

12. Upon consideration of the factors listed in this section and the purposes of this Division, the Board of 
Appeals may attach such conditions to the granting of variances as it deems necessary to further the 
purposes of this Division.  

13. Variances shallwill not be issued "after the fact."  
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Sec. 9.5.3. Development Standards 

A. Definition of Floodplain Boundaries    

1. "A" zones, as identified in the FIS, are used to establish base flood elevations.  

2. For all streams with a drainage area of 100 acres or greater, the future-conditions flood elevations are 
provided by the City. If future-conditions elevation data is not available from the City, then it is 
determined by a licensed professional engineer using a method approved by FEMA and the City.  

B. Definition of Floodway Boundaries The width of a floodway is determined from the FIS or FEMA-approved 
flood study. For all streams with a drainage area of 100 acres or greater, the regulatory floodway is provided 
by the City. If floodway data is not available from the City, then it is determined by a licensed professional 
engineer using a method approved by FEMA and the City.  

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. 

21. No development shallwill be allowed within any area of special flood hazard or area of future-
conditions flood hazard that could result in any of the following:  

a. Raising the base flood elevation or future-conditions flood elevation equal to or more than 0.01 
foot;  

b. Reducing the base flood or future-conditions regulatory flood storage capacity;  

c. Changing the flow characteristics as to the depth and velocity of the waters of the base flood or 
future-conditions flood as they pass both the upstream and the downstream boundaries of the 
property; or  

d. Creating hazardous or erosion-producing velocities, or resulting in excessive sedimentation.  

32. Any development within any area of special flood hazard or area of future-conditions flood hazard 
allowed under Sec. 9.5.3.C.1 shallmust also meet the following conditions:  
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a. Compensation for storage capacity shallmust occur between the average groundwater table 
elevation and the base flood elevation for the base flood, and between the average groundwater 
table elevation and the future-conditions flood elevation for the future-conditions flood, and lie 
within the boundaries of ownership of the property being developed and is within the immediate 
vicinity of the location of the encroachment. Acceptable means of providing required 
compensation:  

i. Include lowering of natural ground elevations within the floodplain, or lowering of 
adjoining land areas to create additional floodplain;  

ii. Storage. In no case shallwill any required compensation be provided via bottom storage or 
by excavating below the elevation of the natural (pre-development) stream channel unless 
such excavation results from the widening or relocation of the stream channel;  

b. Cut areas are stabilized and graded to a slope of no less than two percent;  

c. Effective transitions are provided such that flow velocities occurring on both upstream and 
downstream properties are not increased or decreased;  

d. Verification of no-rise conditions (0.01 foot or less), flood storage volumes, and flow 
characteristics are provided via a step-backwater analysis meeting the requirements of Sec. 
9.5.3.D;  

e. Public utilities and facilities, such as water, sanitary sewer, gas, and electrical systems, are 
located and constructed to minimize or eliminate infiltration or contamination from floodwaters; 
and  

f. Any significant physical changes to the base flood floodplain is submitted as a conditional letter 
of map revision (CLOMR) or conditional letter of map amendment (CLOMA), whichever is 
applicable. The CLOMR submittal is subject to approval by the Department using the FEMA 
community concurrence forms before forwarding the submittal package to FEMA for final 
approval. The responsibility for forwarding the CLOMR to FEMA and for obtaining the CLOMR 
approval is the responsibility of the applicant. Within six months of the completion of 
development, the applicant shallmust submit as-built surveys and plans for a final letter of map 
revision (LOMR).  

D. Engineering Study Requirements for Floodplain Encroachments An engineering study is required, as 
appropriate to the proposed development activities on the site, whenever a development proposes to 
disturb any land within the future-conditions floodplain, except for a residential single-lot development on 
streams without established base flood elevations and floodways. This study is prepared by a licensed 
professional engineer and made a part of the application for a permit. This information is submitted to and 
approved by the Department prior to the approval of any permit which would authorize the disturbance of 
land located within the future-conditions floodplain. Such study shallmust include all requirements specified 
in the Sandy Springs Technical Manual:  

1. Description of the extent to which any watercourse or floodplain will be altered or relocated as a result 
of the proposed development;  

2. Step-backwater analysis, using a FEMA-approved methodology approved by the Department. Cross 
sections (which may be supplemented by the applicant) and flow information will be obtained 
whenever available. Computations will be shown duplicating FIS results and will then be rerun with the 
proposed modifications to determine the new base flood profiles and future-conditions flood profiles;  

3. Floodplain storage calculations based on cross sections (at least one every 100 feet) showing existing 
and proposed floodplain conditions to show that base flood floodplain and future-conditions floodplain 
storage capacity would not be diminished by the development;  
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4. The study shallmust include a preliminary plat, grading plan, or site plan, as appropriate, which 
shallmust clearly define all future-conditions floodplain encroachments.  

E. Floodway Encroachments Located within areas of special flood hazard are areas designated as floodways. A 
floodway may be an extremely hazardous area due to velocity floodwaters, debris or erosion potential. In 
addition, floodways must remain free of encroachment in order to allow for the discharge of the base flood 
without increased flood heights. Therefore, the following provisions shallwill apply:  

1. Encroachments are prohibited, including earthen fill, new construction, substantial improvements or 
other development within the regulatory floodway, except for activities specifically allowed in 
[subsection] (2) below.  

2. Encroachments for bridges, culverts, roadways and utilities within the regulatory floodway may be 
permitted provided it is demonstrated through hydrologic and hydraulic analyses performed in 
accordance with standard engineering practice that the encroachment will not result in any increase to 
the pre-project base flood elevations, floodway elevations, or floodway widths during the base flood 
discharge. A licensed professional engineer must provide supporting technical data and certification 
thereof; and  

3. If the applicant proposes to revise the floodway boundaries, no permit authorizing the encroachment 
into or an alteration of the floodway is issued by the City until an affirmative conditional letter of map 
revision (CLOMR) is issued by FEMA or a no-rise certification is approved by the Department.  

F. Maintenance Requirements The property owner is responsible for continuing maintenance as may be 
needed within an altered or relocated portion of a floodplain on the property so that the flood-carrying or 
flood storage capacity is maintained. The City may direct the property owner, at no cost to the City, to 
restore the flood-carrying or flood storage capacity of the floodplain if the owner has not performed 
maintenance as required by the approved floodplain management plan on file with the Department.  

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, shallwill not be allowed within the limits of the future-conditions floodplain, 
unless all requirements of Sec. 9.5.3 have been met.  

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

32. New construction and substantial improvements shallmust be anchored to prevent flotation, collapse, 
and lateral movement of the structure.  

43. New construction and substantial improvements shallmust be constructed with materials and utility 
equipment resistant to flood damage.  

54. New construction and substantial improvements shallmust be constructed by methods and practices 
that minimize flood damage.  

65. Elevated building. All new construction and substantial improvements that include any fully enclosed 
area located below the lowest floor formed by foundation and other exterior walls are designed so as 
to be an unfinished or flood-resistant enclosure. The enclosure is designed to equalize hydrostatic 
flood forces on exterior walls by allowing for the automatic entry and exit of floodwater.  
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a. Designs for complying with this requirement must either be certified by a licensed professional 
engineer or architect to meet or exceed the following minimum criteria:  

i. Provide 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;  

ii. The bottom of all openings are no higher than one foot above grade; and  

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

b. So as not to violate the lowest floor criteria of this Division, the unfinished or flood-resistant 
enclosure shallmust only be used for parking of vehicles, limited storage of maintenance 
equipment used in connection with the premises, or entry to the elevated area; and  

c. The interior portion of such enclosed area shallmust not be finished or partitioned into separate 
rooms.  

76. All heating and air conditioning equipment and components (including ductwork), all electrical, 
ventilation, plumbing, and other service facilities are designed and/or located three feet above the 
base flood elevation or one foot above the future-conditions flood elevation, whichever is higher, so as 
to prevent water from entering or accumulating within the components during conditions of flooding;  

87. Manufactured homes are anchored to prevent flotation, collapse, and lateral movement. Methods of 
anchoring may include, but are not limited to, use of over-the-top or frame ties to ground anchors. This 
standard is in addition to and consistent with applicable state requirements for resisting wind forces;  

98. All proposed development shallmust include adequate drainage and stormwater management facilities 
per the requirements of the City to reduce exposure to flood hazards;  

109. New and replacement water supply systems are designed to minimize or eliminate infiltration of 
floodwaters into the system;  

110. New and replacement sanitary sewage systems are designed to minimize or eliminate infiltration of 
floodwaters into the systems and discharges from the systems into floodwaters;  

121. On-site waste disposal systems are located and constructed to avoid impairment to, or contamination 
from such systems during flooding;  

132. Other public utilities such as gas and electric systems shallmust be located and constructed to avoid 
impairment to them, or public safety hazards from them during flooding;  

143. Any alteration, repair, reconstruction or improvement to a structure which is not compliant with the 
provisions of this Division is undertaken only if the nonconformity is not furthered, extended or 
replaced;  

154. If the proposed development is located in multiple flood zones or multiple base flood elevations cross 
the proposed site, the higher or more restrictive base flood elevation or future-condition elevation and 
development standards shallmust take precedence;  

165. When only a portion of a proposed structure is located within a flood zone or the future conditions 
floodplain, the entire structure shallmust meet the requirements of this Division; and  

176. Subdivision proposals and other proposed new development, including manufactured home parks or 
subdivisions, shallmust be reasonably safe from flooding:  

a. All such proposals shallmust be consistent with the need to minimize flood damage within the 
flood-prone area;  
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b. All public utilities and facilities, such as sewer, gas, electrical, and water systems shallmust be 
located and constructed to minimize or eliminate flood damage; and  

c. Adequate drainage shallmust be provided to reduce exposure to flood hazards.  

B. Building Standards for Structures and Buildings within the Future-Conditions Floodplain    

1. Residential Buildings    

a. New Construction New construction of principal residential structures shallmust not be allowed 
within the limits of the future-conditions floodplain.  

b. Substantial Improvements Substantial improvements of any principal residential structure 
shallmust have the lowest floor, including basement, elevated no lower than three feet above the 
base flood elevation or one foot above the future-conditions flood elevation, whichever is 
highest. Should solid foundation perimeter walls be used to elevate a structure, openings 
sufficient to automatically equalize the hydrostatic flood forces on exterior walls shallmust be 
provided in accordance with the standards of Sec. 9.5.4.A.  

c. 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 
in 44 C.F.R. § 60.3; 

iii. 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.  

d. 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 I (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  
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d. Openings may be equipped with grilles, louvers, or bars provided they allow the 
natural flow of floodwater in both directions.  

 

2. Nonresidential Buildings    

a. New Construction New construction of principal nonresidential structures shallmust not be 
allowed within the limits of the future-conditions floodplain unless all of the requirements of Sec. 
9.5.3 are met.  

If all of the requirements of Sec. 9.5.3 have been met, all new construction shallmust have the 
lowest floor, including basement, elevated no lower than one foot above the base flood 
elevation or at least as high as the future-conditions flood elevation, whichever is higher.  

Should solid foundation perimeter walls be used to elevate the structure, openings sufficient to 
automatically equalize the hydrostatic flood forces on exterior walls shallmust be provided in 
accordance with the standards of Sec. 9.5.4.A.  

New construction that has met all of the requirements of Sec. 9.5.3 may be floodproofed in lieu 
of elevation. The structure, together with attendant utility and sanitary facilities, must be 
designed to be watertight to one foot above the base flood elevation, or at least as high as the 
future-conditions flood elevation, whichever is higher, with walls substantially impermeable to 
the passage of water and structural components having the capability of resisting hydrostatic and 
hydrodynamic loads and the effect of buoyancy. A licensed professional engineer or architect 
shallmust certify that the design and methods of construction are in accordance with accepted 
standards of practice for meeting the provisions above, and shallmust provide such certification 
to the Director using the FEMA floodproofing certificate along with the design and 
operation/maintenance plan.  

b. Substantial Improvements Substantial improvements of any principal nonresidential structure 
located in A1-30, AE, or AH zones may be authorized by the Director to be elevated or 
floodproofed.  

Substantial improvements shallmust have the lowest floor, including basement, elevated no 
lower than one foot above the base flood elevation or at least as high as the future-conditions 
flood elevation, whichever is higher.  

Should solid foundation perimeter walls be used to elevate the structure, openings sufficient to 
automatically equalize the hydrostatic flood forces on exterior walls shallmust be provided in 
accordance with the standards of Sec. 9.5.4.A.  

Substantial improvements may be floodproofed in lieu of elevation. The structure, together with 
attendant utility and sanitary facilities, must be designed to be watertight to one foot above the 
base flood elevation, or at least as high as the future-conditions flood elevation, whichever is 
highest, with walls substantially impermeable to the passage of water, and structural 
components having the capability of resisting hydrostatic and hydrodynamic loads and the effect 
of buoyancy. A licensed professional engineer or architect shallmust certify that the design and 
methods of construction are in accordance with accepted standards of practice for meeting the 
provisions above, and shallmust provide such certification to the Director using the FEMA 
floodproofing certificate along with the design and operation/maintenance plan.  

c. Accessory Structures and Facilities Accessory structures and facilities (i.e., barns, sheds, gazebos, 
detached garages, recreational facilities and other similar non-habitable structures and facilities) 
which meet the requirements of Sec. 9.5.3 and are permitted to be located within the limits of 
the future-conditions floodplain shallmust be constructed of flood-resistant materials and 
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designed to provide adequate flood openings in accordance with Sec. 9.5.4.A and be anchored to 
prevent flotation, collapse, and lateral movement of the structure.  

d. Recreational Vehicles All recreational vehicles placed on sites must either:  

i. Be on the site for fewer than 180 consecutive days and be fully licensed and ready for 
highway use (a recreational vehicle is ready for highway use if it is licensed, on its wheels or 
jacking system, attached to the site only by quick disconnect type utilities and security 
devices, and has no permanently attached structures or additions); or  

ii. Meet all the requirements for residential buildings—substantial improvements set forth in 
Sec. 9.5.4.B.1.b, including the anchoring and elevation requirements.  

e. Manufactured Homes    

i. New manufactured homes shallmust not be allowed to be placed within the limits of the 
future-conditions floodplain unless all of the requirements of Sec. 9.5.3 have been met, all 
new construction and substantial improvements shallmust have the lowest floor, including 
basement, elevated no lower than three feet above the base flood elevation or one foot 
above the future-conditions flood elevation, whichever is higher. Should solid foundation 
perimeter walls be used to elevate the structure, openings sufficient to automatically 
equalize the hydrostatic flood forces on exterior walls shallmust be provided in accordance 
with the standards of Sec. 9.5.4.A.  

ii. Manufactured homes placed and/or substantially improved in an existing manufactured 
home park or subdivision are elevated so that either: (a) The lowest floor of the 
manufactured home is elevated no lower than three feet above the level of the base flood 
elevation, or one foot above the future-conditions flood elevation, whichever is higher; or 
(b) The manufactured home chassis is elevated and supported by reinforced piers (or other 
foundation elements of at least an equivalent strength) of no less than 36 inches in height 
above grade.  

iii. All manufactured homes must be securely anchored to an adequately anchored foundation 
system to resist flotation, collapse and lateral movement in accordance with the standards 
of Sec. 9.5.4.A.7.  

C. Building Standards for Structures and Buildings Authorized Adjacent to the Future-Conditions Floodplain    

1. Residential Buildings For new construction of and substantial improvement to any principal residential 
building or manufactured home, the elevation of the lowest floor, including basement and access to 
the building, is at least three feet above the level of the highest base flood (100-year) elevation 
adjacent to the building or at least one foot above the future-conditions flood elevation, whichever is 
higher. Should solid foundation perimeter walls be used to elevate the structure, openings sufficient to 
automatically equalize the hydrostatic flood forces on exterior walls shallmust be provided in 
accordance with the standards of Sec. 9.5.4.  

2. Nonresidential Buildings For new construction of and substantial improvement to any principal 
nonresidential building, the elevation of the lowest floor, including basement and access to the 
building, is at least three feet above the level of the highest base flood elevation adjacent to the 
building or at least one foot above the future-conditions flood elevation, whichever is higher. Should 
solid foundation perimeter walls be used to elevate the structure, openings sufficient to automatically 
equalize the hydrostatic flood forces on exterior walls shallmust be provided in accordance with the 
standards of Sec. 9.5.4. Nonresidential buildings may be floodproofed in lieu of elevation.  

D. Building Standards for Residential Single-Lot Development on Streams without Established Base Flood 
Elevations and/or Floodway (A zones) For a residential single-lot development not part of a subdivision that 
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has areas of special flood hazard, where streams exist but no base flood data have been provided (A zones), 
the Director shallwill review and reasonably utilize any available scientific or historic flood elevation, data, 
base flood elevation floodway data or future-conditions flood elevation data available from a federal, state, 
or other source in order to administer the provisions and standards of this Division. If data are not available 
from any of these sources, the following provisions shallwill apply:  

1. No encroachments, including structures or fill material, shallmust be located within an area equal to 
twice the width of the stream or fifty feet from the top of the bank of the stream, whichever is greater.  

2. In special flood hazard areas without base flood or future-conditions flood elevation data, new 
construction and substantial improvements shallmust have the lowest floor of the lowest enclosed 
area (including basement) elevated no less than three feet above the highest adjacent grade at the 
building site. Flood openings sufficient to facilitate automatic equalization of hydrostatic flood forces 
shallmust be provided for flood-prone enclosures in accordance with Sec. 9.5.4.A.5.a.  

E. Building Standards for Areas of Shallow Flooding (AO zones) Areas of special flood hazard may include 
designated AO shallow flooding areas. These areas have base flood depths of one foot to three feet above 
ground, with no clearly defined channel. In these areas the following provisions apply:  

1. All new construction and substantial improvements of residential and nonresidential structures 
shallmust have the lowest floor, including basement, elevated to no lower than one foot above the 
flood depth number specified on the flood insurance rate map (FIRM), above the highest adjacent 
grade. If no flood depth number is specified, the lowest floor, including basement, is elevated at least 
three feet above the highest adjacent grade. Flood openings sufficient to facilitate automatic 
equalization of hydrostatic flood forces shallmust be provided in accordance with the standards of Sec. 
9.5.4.A.5.a;  

2. New construction and substantial improvement of a nonresidential structure may be floodproofed in 
lieu of elevation. The structure, together with attendant utility and sanitary facilities, must be designed 
to be watertight to the specified FIRM flood level plus one foot above the highest adjacent grade, with 
walls substantially impermeable to the passage of water, and structural components having the 
capability of resisting hydrostatic and hydrodynamic loads and the effect of buoyancy. A licensed 
professional engineer or architect shallmust certify that the design and methods of construction are in 
accordance with accepted standards of practice, and shallmust provide such certification to the City 
using the FEMA floodproofing certificate along with the design and operation/maintenance plan; and  

3. Drainage paths shallmust be provided to guide floodwater around and away from any proposed 
structure.  

F. Standards for Subdivisions of Land and Other Development    

1. All subdivision proposals shallmust identify the areas of special flood hazard and areas of future-
conditions flood hazard therein and provide base flood elevation data and future-conditions flood 
elevation data;  

2. All residential lots in a subdivision proposal shallmust have sufficient buildable area outside of the 
future-conditions floodplain such that encroachments into the future-conditions floodplain for 
residential structures will not be required;  

3. All subdivision plans will provide the elevations of proposed structures in accordance with Sec. 9.5.2.C.  

G. Standards for Utilities    

1. All new and replacement water supply and sanitary sewerage systems are designed to minimize or 
eliminate:  

a. Infiltration of floodwaters into the systems; and  
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b. Discharges from the systems into floodwaters.  

2. On-site waste disposal systems are located outside the floodplain to avoid impairment to them, or 
contamination from them during flooding.  

Div. 9.6. Stormwater Management 

Sec. 9.6.1. Purpose 

The purpose of this Division is to protect, maintain and enhance the public health, safety, environment and general 
welfare by establishing minimum requirements and procedures to control the adverse effects of increased post-
development stormwater runoff and non-point source pollution associated with new development and 
redevelopment by focusing on the types of frequently occurring storm events that generate the most water quality 
impacts. Proper management of post-development stormwater runoff will minimize damage to public and private 
property and infrastructure, safeguard the public health, safety, environment and general welfare of the public, 
and protect water and aquatic resources. This Division seeks to meet that purpose through the following 
objectives:  

A. Establish decision-making processes surrounding land development activities that protect the integrity of the 
watershed and preserve the health of water resources;  

B. Require that new development and redevelopment maintain the pre-development hydrologic response in 
their post-development state as nearly as practicable in order to reduce flooding, stream bank erosion, non-
point source pollution and increases in stream temperature, and maintain the integrity of stream channels 
and aquatic habitats;  

C. Establish minimum post-development stormwater management standards and design criteria for the 
regulation and control of stormwater runoff quantity and quality and to preserve and/or restore natural 
hydrologic conditions on development sites;  

D. Establish design and application criteria for the construction and use of structural stormwater control 
facilities that meet the minimum post-development stormwater management standards;  

E. Encourage the use of nonstructural stormwater management and stormwater better site design practices, 
peak rate and/or runoff reduction, and the preservation of greenspace and other conservation areas, by 
establishing minimum post-development stormwater management standards and design criteria for the 
regulation and control of stormwater runoff quantity and quality. Coordinate site design plans, which include 
greenspace, with the City's greenspace protection plan;  

F. Establish provisions for the long-term responsibility of operation, inspection, maintenance and repair of 
private structural stormwater control facilities and private commitments for nonstructural stormwater 
management practices to ensure that they continue to function as designed, are maintained, and pose no 
threat to public safety or the environment;  

G. Establish administrative procedures for the submission, review, approval and disapproval of stormwater 
management plans, and for the inspection of approved active projects, and long-term compliance; and  

H. Protect public health and safety by reducing the risk of localized flooding and reducing the amount of runoff 
entering streets.  

Sec. 9.6.2. Violations, Enforcement, Penalties 

Any action or inaction which violates the provisions of this Division or the requirements of an approved 
stormwater management plan or permit may be subject to the enforcement actions outlined in this section. Any 

Page 416 of 558



 

 

 
    Created: 2022-07-26 20:40:45 [EST] 

(Supp. No. 4) 

 
Page 306 of 421 

such action or inaction that is continuous with respect to time is deemed to be a public nuisance and may be 
abated by injunctive or other equitable relief. The imposition of any of the penalties described in Sec. 9.6.2.B 
shallwill not prevent such equitable relief.  

A. Notice of Violation If the Department determines that an applicant or other responsible person has failed to 
comply with the terms and conditions of a permit, an approved stormwater management plan or the 
provisions of this Division, it shallwill issue a written notice of violation to such applicant or other responsible 
person. Where a person is engaged in activity covered by this Division without having first secured a permit 
therefor, the notice of violation is served on the owner or the responsible person in charge of the activity 
being conducted on the site. The notice of violation shallwill contain:  

1. The name and address of the owner or the applicant or the responsible person;  

2. The address or other description of the site upon which the violation is occurring;  

3. A statement specifying the nature of the violation;  

4. A description of the remedial measures necessary to bring the action or inaction into compliance with 
the permit, the stormwater management plan or this Division and the date for the completion of such 
remedial action;  

5. A statement of the penalty or penalties that may be assessed against the person to whom the notice of 
violation is directed; and  

6. A statement that the determination of violation may be appealed to the Department by filing a written 
notice of appeal within 30 days after the notice of violation (except that in the event the violation 
constitutes an immediate danger to public health or public safety, 24 hours' notice shallwill be 
sufficient).  

B. Penalties In the event the remedial measures described in the notice of violation have not been completed 
by the date set forth for such completion in the notice of violation, any one or more of the following actions 
or penalties may be taken or assessed against the person to whom the notice of violation was directed. 
Before taking any of the following actions or imposing any of the following penalties, the Department 
shallwill first notify the applicant or other responsible person in writing of its intended action, and shallwill 
provide a reasonable opportunity, of not less than ten days (except that in the event the violation constitutes 
an immediate danger to public health or public safety, 24 hours' notice is sufficient), to cure such violation. In 
the event the applicant or other responsible person fails to cure such violation after such notice and cure 
period, the Department may take any one or more of the following actions or impose any one or more of the 
following penalties:  

1. Stop Work Order The Department may issue a stop work order that is served on the applicant or other 
responsible person. The stop work order shallwill remain in effect until the applicant or other 
responsible person has taken the remedial measures set forth in the notice of violation or has 
otherwise cured the violation or violations described therein, provided the stop work order may be 
withdrawn or modified to enable the applicant or other responsible person to take the necessary 
remedial measures to cure such violation or violations.  

2. Withhold Certificate of Occupancy The Department may refuse to issue a certificate of occupancy for 
the building or other improvements constructed or being constructed on the site until the applicant or 
other responsible person has taken the remedial measures set forth in the notice of violation or has 
otherwise cured the violations described therein.  

3. Suspension, Revocation or Modification of Permit The Department may suspend, revoke or modify 
the permit authorizing the land development project. A suspended, revoked or modified permit may 
be reinstated after the applicant or other responsible person has taken the remedial measures set 
forth in the notice of violation or has otherwise cured the violations described therein, provided such 

Page 417 of 558



 

 

 
    Created: 2022-07-26 20:40:45 [EST] 

(Supp. No. 4) 

 
Page 307 of 421 

permit may be reinstated (upon such conditions as the City may deem necessary) to enable the 
applicant or other responsible person to take the necessary remedial measures to cure such violations.  

4. Civil Penalties In the event the applicant or other responsible person fails to take the remedial 
measures set forth in the notice of violation or otherwise fails to cure the violations described therein 
within ten days, or such greater period as the Department shallwill deem appropriate (except that, in 
the event the violation constitutes an immediate danger to public health or public safety, 24 hours' 
notice is sufficient) after the City has taken one or more of the actions described above, the 
Department may impose a penalty not to exceed $1,000.00 (depending on the severity of the violation) 
for each day the violation remains unremedied after receipt of the notice of violation.  

5. Criminal Penalties For intentional and flagrant violations of this Division, the Department may issue a 
citation to the applicant or other responsible person, requiring such person to appear in municipal 
court to answer charges for such violation. Upon conviction, such person shallwill be guilty of a 
violation of this Code. Each act of violation and each day upon which any act of violation shall occurs 
shallwill constitute a separate violation of this Code.  

Sec. 9.6.3. Standards 

A. Applicability    

1. This Division is applicable to all land development, including, but not limited to, site plan applications, 
single family residential applications, subdivision applications, and grading applications, unless exempt 
pursuant to subsection (2) of this section. These standards apply to any new development or 
redevelopment site that meets one or more of the following criteria, or as otherwise required by the 
Director:  

a. New development that creates or adds 1,000 square feet or greater of new impervious surface 
area or that involves land disturbing activity of 5,000 square feet acre of land or greater; 

b. Redevelopment (excluding routine maintenance and exterior remodeling) that creates, adds, or 
replaces 1,000 square feet or greater of new impervious surface area or that involves land 
disturbing activity of 5,000 square feet or more; 

c. Any new development, redevelopment, addition or replacement that involves the creation of 
impervious cover, of any quantity, that is located within any Declared Sensitive Area.  

i. NANCY CREEK BASIN SENSITIVE AREA 

1. Single-FamilySingle unit Residential: 

a. Water quality in the form of runoff reduction is required on all projects of land 
disturbance, including additions to existing structures, according to the 
following:  

b. Infiltrate on site the first 1.2 inches of rainfall within 24 hours falling within the 
Limit of Disturbance Area shown on the construction documents. 

c. Infiltrate on site an additional 1.2 inches of rainfall within 24 hours falling on 
impervious areas contained within the Limit of Disturbance Area shown on the 
construction documents. No less than 90% of a site’s impervious area must be 
directed to an infiltration area, unless otherwise approved by the Direction of 
Community Development.  

2. Exempt: The Maintenance, repair or replacement of any impervious surface 
footprint up to 500 square feet shall beis exempt from this Division.  
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Maintenance, repair or replacement activities shallwill be cumulative for a 
period of three (3) years. 

d. New development and redevelopment if: 

i. Such new development or redevelopment is part of a subdivision or other common plan 
of development; and 

ii. the sum of all associated impervious surface area or land disturbing activities that are 
being developed as part of such subdivision or other common plan of development 
meets or exceeds the threshold in (a) and (b) above; 

e. Any commercial or industrial new development or redevelopment, regardless of size, that is 
within a declared sensitive area; and 

f.  Linear transportation projects that exceed the threshold in (a) or (b) above. 

2. The following activities are exempt from this Division:  

a. Agricultural or silvicultural land management activities within areas zoned for these activities; 
and  

b. Repairs to any stormwater management facility or practice deemed necessary by the Director.  

c. Minor improvements to public parks involving less than 5,000 square feet of land disturbance 
and less than 1,000 square feet of impervious surface.  

d. Utility installations, repairs or modifications outside of stream buffers.  

e. Installations or modifications to existing structures to accommodate Americans with Disability 
Act (ADA) requirements.  

f. Installation of pervious pavers (City detail) less than 5,000 square feet.  

g. Maintenance, repair and resurfacing of existing paved surfaces, except within a Declared 
Sensitive Area. 

h. Addition of sidewalks along streets.  

i. Stream bank stabilization or restoration.  

j. Land disturbance required for environmental cleanup or remediation.  

k. Residential driveway replacement, except within a Declared Sensitive Area. 

3. Minimum Requirements Except for repairs to existing stormwater facilities or stormwater facilities in 
the right-of-way, all developments and redevelopment activity, including single-familysingle unit 
residential and those which are otherwise exempt from this Division, the following minimum 
requirements shall apply:  

a. Lots and buildings shallmust be developed in a manner to ensure that stormwater exiting 
individual parcels or lots under post-development conditions does not adversely impact the 
adjacent parcels or lots as a result of concentrated flows, flooding, erosion or deposits of silt or 
sediment;  

b. The stormwater discharge from a downspout, cistern, or any water collection device shallmust 
be located no closer to a property line than ten feet and oriented so direction of flow is away 
from any downstream improvements. Discharge from any outlet must be dissipated, infiltrated 
or diverted such that flows will not be concentrated; and  
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c. No person shallmust erect, construct, or otherwise permit any obstruction that prevents the 
natural or contained flow of water to or from any component of the stormwater system of the 
City unless such obstruction is allowed as a part of a permit approved pursuant to this Division.  

d. Lots and buildings shallmust be developed to provide Green Infrastructure/Low Impact 
Development best management practices. Single Family - Single Lot Development that is not part 
of a larger common development shallwill be exempt from this requirement.  

B. Designation of Administrator The Director or a designee is hereby appointed to administer and implement 
the provisions of this Division.  

C. Compatibility With Other Regulations This Division is not intended to modify or repeal any other chapter, 
rule, regulation or other provision of law. The requirements of this Division are in addition to the 
requirements of any other chapter, rule, regulation or other provision of law, and where any provision of this 
Division imposes restrictions different from those imposed by any other chapter, rule, regulation or other 
provision of law, whichever provision is more restrictive or imposes higher protective standards for human 
health or the environment shallwill control.  

Sec. 9.6.4. Stormwater Design Manual 

The City will utilize the policy, criteria and information including technical specifications and standards in the latest 
edition of the 2016 Georgia Stormwater Management Manual and any relevant City addenda (or equivalent City 
stormwater management design manual) for the proper implementation of the requirements of this Division. The 
manual may be updated and expanded periodically, based on improvements in science, engineering, monitoring 
and local maintenance experience.  

Sec. 9.6.5. Permit Application Requirements 

A. No owner or developer shallwill perform any land development activities without first meeting the 
requirements of this Division prior to commencing the proposed activity.  

B. Unless specifically exempted by this Division, any owner or developer proposing a land development activity 
shallmust submit to the Department a permit application on a form provided by the City for that purpose.  

C. Unless otherwise exempted by this Division, a permit application is accompanied by the following items in 
order to be considered:  

1. Stormwater concept plan and consultation meeting certification in accordance with Sec. 9.6.7;  

2. Stormwater management plan in accordance with Sec. 9.6.8;  

3. Green Infrastructure Feasibility Form in accordance with Sec 9.6.7;  

4. Inspection and maintenance agreement in accordance with Sec. 9.6.8, if applicable;  

5. Performance bond, if applicable; and  

6. Permit application and plan review fees in accordance with Sec. 9.6.10.  

D. The approved stormwater management plan shallmust obligate the responsible party to accomplish all land 
clearing, construction, development and drainage in accordance with the stormwater management plan. Any 
and all permits for development activities may be revoked at any time if the construction of stormwater 
management facilities is not conducted in substantial conformity with approved plans.  

E. Applicant or responsible party shallmust obtain all state and federal permits required for the proposed 
development activity in addition to the plans and permits required by the City.  
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F. Upon completion of the project the applicant or responsible party shallmust submit the engineer-of-record's 
certification and as-built plan that includes the global positioning system coordinates of the stormwater 
management facilities. If the as-built plan differs substantially from the approved plan but is still acceptable 
to the City, then the applicant or responsible party shallmust update the recorded inspection and 
maintenance agreement upon approval by the City.  

Sec. 9.6.6. Application Procedure 

A. Applications for land development permits are filed with the Department.  

B. Permit applications shallmust include the items set forth in Sec. 9.6.5. Two copies of the stormwater 
management plan and the inspection maintenance agreement, if applicable, are included.  

C. The Department shallwill inform the applicant whether the application, stormwater management plan and 
inspection and maintenance agreement are approved or disapproved.  

D. If the permit application, stormwater management plan or inspection and maintenance agreement is 
disapproved, the Department shallwill notify the applicant of such fact in writing. The applicant may then 
revise any item not meeting the requirements hereof and resubmit the same, in which event this section and 
Sec. 9.6.6.C shallwill apply to such resubmittal.  

E. Upon a finding by the Department that the permit application, stormwater management plan and inspection 
and maintenance agreement, if applicable, meet the requirements of this Division, the Department may 
issue a permit for the land development project, provided all other legal requirements for the issuance of 
such permit have been met.  

F. Notwithstanding the issuance of the permit, in conducting the land development project, the applicant or 
other responsible person is subject to the following requirements:  

1. The applicant shallmust comply with all applicable requirements of the approved plan and this Division 
and shallmust certify that all land clearing, construction, land development and drainage will be done 
according to the approved plan;  

2. The land development project is conducted only within the area specified in the approved plan;  

3. The Department is allowed to conduct periodic inspections of the project;  

4. No changes may be made to an approved plan without review and written approval by the 
Department; and  

5. Upon completion of the project, the applicant or other responsible person shallmust submit the 
engineer's report and certificate and as-built plans required by Sec. 9.6.13.  

Sec. 9.6.7. Stormwater Concept Plan 

A. Discussion of post-development stormwater management. Before any stormwater management permit 
application is submitted, it is recommended that the landowner or developer shallmust meet with the 
Department for a consultation meeting on a concept plan for the post-development stormwater 
management system to be utilized in the proposed land development project. This consultation meeting 
shallmust take place at the time of the preliminary plan of subdivision or other early step in the development 
process. The purpose of this meeting is to discuss the post-development stormwater management measures 
necessary for the proposed project, as well as to discuss and assess constraints, opportunities and potential 
ideas for stormwater management designs before the formal site design engineering is commenced.  

B. Information to be submitted. To accomplish this goal, the following information is included in the concept 
plan that is submitted in advance of the meeting:  
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1. Existing Conditions Proposed site plans. Existing conditions and proposed site layout sketch plans 
which illustrate, at a minimum, existing and proposed topography; perennial and intermittent streams; 
mapping of predominant soils from soil surveys (when available); boundaries of existing predominant 
vegetation and proposed limits of clearing and grading; and location of existing and proposed roads, 
buildings, parking areas and other impervious surfaces.  

2. Natural Resources Inventory A written or graphic inventory of the natural resources at the site and 
surrounding area as it exists prior to the commencement of the project. This description should include 
a discussion of soil conditions, forest cover, topography, wetlands, and other native vegetative areas 
on the site, as well as the location and boundaries of other natural feature protection and conservation 
areas such as wetlands, lakes, ponds, floodplains, stream buffers and other setbacks (e.g., drinking 
water well setbacks, septic setbacks, etc.). Particular attention should be paid to environmentally 
sensitive features that provide particular opportunities or constraints for development.  

3. Stormwater Management System Concept Plan A written or graphic concept plan of the proposed 
post-development stormwater management system including: preliminary selection and location of 
proposed structural stormwater controls; location of existing and proposed conveyance systems such 
as grass channels, swales, and storm drains; flow paths; location of floodplain/floodway limits; 
relationship of site to upstream and downstream properties and drainages; and preliminary location of 
proposed stream channel modifications, such as bridge or culvert crossings. Local watershed plans, the 
City greenspace protection plan (if applicable), and any relevant resource protection plans will be 
consulted in the discussion of the concept plan.  

4. Green Infrastructure Feasibility Form The standard City form will be provided with required 
documentation for Linear or Non-linear projects determining whether the installation of Green 
Infrastructure best management practices are feasible or infeasible for the proposed project based on 
soil infiltration rates, water table or bedrock conditions, setbacks, landmark trees, endangered species, 
brownfield site conditions, on-site contaminants, historic resources, steep slopes, utility conflicts or 
practicability hardships.  

Sec. 9.6.8. Stormwater Management Plan 

A. The stormwater management plan shallmust detail how post-development stormwater runoff will be 
controlled or managed and how the proposed project will meet the requirements of this Division, including 
the performance criteria set forth in Sec. 9.6.12.  

B. This plan is in accordance with the criteria established in this section and must be submitted with the stamp 
and signature of a design professional licensed in the state, who must verify that the design of all stormwater 
management facilities and practices meet the submittal requirements outlined in the current Georgia 
Stormwater Management Manual 2016 Edition (here and henceforth all references to this manual assume 
the 2016 edition, including all amendments as may be forthcoming from time to time) and the City's 
submittal requirements for commercial and single-familysingle unit residential development.  

C. The stormwater management plan must ensure that the requirements and criteria in this Division are being 
complied with and that opportunities are being taken to minimize adverse post-development stormwater 
runoff impacts from the development. The plan shallmust consist of maps, narrative, and supporting design 
calculations (hydrologic and hydraulic) for the proposed stormwater management system. The plan 
shallmust include all of the applicable design requirements and forms found in the Georgia Stormwater 
Management Manual and the City's submittal requirement for commercial and single-familysingle unit 
residential development. This includes but is not limited to:  

1. The common address and legal description of the site.  

2. Vicinity map.  
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3. Existing conditions and proposed site plans. Existing conditions and proposed site layout plans which 
illustrate at a minimum: existing and proposed topography; perennial and intermittent streams; 
mapping of predominant soils from soil surveys; boundaries of existing predominant vegetation and 
proposed limits of clearing and grading; and location of existing and proposed roads, building parking 
area and other impervious surfaces.  

4. Infiltration rates. Infiltration rates shallmust be determined by soil surveys, on-site soil analysis or a 
percolation test. If the site has been previously developed or graded or contains urban soil types, a 
percolation test is required.  

5. Natural resources inventory. A written or graphic inventory of the natural resources in existence prior 
to the commencement of the project. This inventory shallmust address resources both on the site and 
in the surrounding area that are or may be impacted by the project. This inventory shallmust also 
include a description of the soil conditions, forest cover, topography, wetlands, and other native 
vegetative areas on the site, as well as the location and boundaries of other natural features protection 
and conservation areas such as wetlands, lakes, ponds, floodplains, stream buffers and other setbacks, 
including but not limited to drinking water well setbacks and septic setbacks. Particular attention 
should be paid to environmentally sensitive features that present constraints for development.  

6. Existing conditions hydrologic analysis. The existing condition hydrologic analysis for stormwater runoff 
rates, volumes, and velocities in accordance with the current Georgia Stormwater Management 
Manual, which shallmust include: a topographic map of existing site conditions with the drainage basin 
boundaries indicated; acreage, soil types and land cover of areas for each subbasin affected by the 
project; all perennial and intermittent streams and other surface water features; all existing 
stormwater conveyances and structural control facilities; direction of flow and exits from the site; 
analysis of runoff provided by off-site areas upstream of the project site; and methodologies, 
assumptions, site parameters and supporting design calculations used in analyzing the existing 
conditions site hydrology. For redevelopment sites, pre-development conditions are modeled using 
guidelines established by the Director for the portion of the site undergoing land development 
activities.  

7. Postdevelopment hydrologic analysis. The post-development hydrologic analysis for stormwater runoff 
rates, volumes, and velocities shallmust be calculated in accordance with the Georgia Stormwater 
Management Manual and include: a topographic map of developed site conditions with the post-
development drainage basin boundaries indicated; total area of postdevelopment impervious surfaces 
and other land cover areas for each subbasin affected by the project; calculations for determining the 
runoff volumes that need to be addressed for each subbasin for the development project to meet the 
post-development stormwater management performance criteria in Sec. 9.6.12; location and 
boundaries of proposed natural feature protection and conservation areas; documentation and 
calculations for any applicable site design credits that are being utilized; methodologies, assumptions, 
site parameters and supporting design calculations used in analyzing the existing conditions site 
hydrology. If the land development activity on a redevelopment site constitutes more than 50 percent 
of the site area for the entire site, then the performance criteria in Sec. 9.6.12 must be met for the 
stormwater runoff from the entire site. For a subdivision of land or planned development, post-
development runoff volumes, rates, and velocities shallmust be calculated based on the built-out 
conditions of the entire parcel to be subdivided, regardless of future ownership of individual lots. 
Estimates of impervious surfaces shallmust be made based on maximum allowable lot coverage in 
accordance with the City's Development Code when meeting the performance criteria. The developer 
of said subdivided parcel may provide runoff reduction and water quality measures for individual lots, 
which must be reflected accordingly on the final plat.  

8. Stormwater management system. The description, scaled drawings and design calculations for the 
proposed post-development stormwater management system, which shallmust include: A map and/or 
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drawing or sketch of the stormwater management facilities, including the location of nonstructural site 
design features and the placement of existing and proposed structural stormwater controls, including 
design water surface elevations, storage volumes available from zero to maximum head, location of 
inlet and outlets, location of bypass and discharge systems, and all orifice/restrictor sizes; a narrative 
describing how the selected structural stormwater controls will be appropriate and effective; cross 
section and profile drawings and design details for each of the structural stormwater controls in the 
system, including supporting calculations to show that the facility is designed according to the 
applicable design criteria; a hydrologic and hydraulic analysis of the stormwater management system 
for all applicable design storms (including stage-storage or outlet rating curves, and inflow and outflow 
hydrographs); documentation and supporting calculations to show that the stormwater management 
system adequately meets the post-development stormwater management performance criteria in 
section 109-195; drawings, design calculations, elevations and hydraulic grade lines for all existing and 
proposed stormwater conveyance elements including stormwater drains, pipes, culverts, catchbasins, 
channels, swales and areas of overland flow; and where applicable, a narrative describing how the 
stormwater management system corresponds with any watershed protection plans and/or local 
greenspace protection plan.  

9. Post development downstream analysis. A downstream peak flow analysis that includes the 
assumptions, results and supporting calculations to show safe passage of post-development design 
flows downstream. The analysis of downstream conditions in the report shallmust address each and 
every point or area along the project site's boundaries at which runoff will exit the property. The 
analysis shallmust focus on the portion of the drainage channel or watercourse immediately 
downstream from the project. This area shallmust extend downstream from the project to a point in 
the drainage basin where the project area is ten percent of the total basin area. In calculating runoff 
volumes and discharge rates, consideration may need to be given to any planned future upstream land 
use changes. The analysis is in accordance with the stormwater design manual.  

10. Construction-phase erosion and sedimentation control plan. An erosion and sedimentation control 
plan in accordance with the Georgia Erosion and Sedimentation Control Act of 1975 (O.C.G.A. § 12-7-1 
et seq.) or NPDES permit for construction activities. The plan shallmust also include information on the 
sequence/phasing of construction and temporary stabilization measures and temporary structures that 
will be converted into permanent stormwater controls. Prior to the approval of the stormwater 
management plan, the applicant or responsible party shallmust submit a proposed staged construction 
and inspection control schedule for approval; otherwise, the construction and inspection control 
schedule will be for the entire drainage system. No stage work related to the construction of 
stormwater management facilities or BMPs shallwill proceed until the next proceeding stage of work, 
according to the sequence specified in the approved stage construction and inspection control 
schedule, as inspected and approved. Runoff reduction and water quality measures shallmust be 
installed in the final phase of construction to prevent clogging.  

11. Landscaping and open space plan. A detailed landscaping and vegetation plan describing the woody 
and herbaceous vegetation that will be used within and adjacent to stormwater management facilities 
and practices. The landscaping plan must also include: the arrangement of planted areas, natural and 
greenspace areas and other landscaped features on the site plan; information necessary to construct 
the landscaping elements shown on the plan drawings; descriptions and standards for the methods, 
materials and vegetation that are to be used in the construction; density of plantings; descriptions of 
the stabilization and management techniques used to establish vegetation; and a description of who 
will be responsible for ongoing maintenance of vegetation for the stormwater management facility and 
what practices will be employed to ensure that adequate vegetative cover is preserved.  

12. Operations and maintenance plan. Detailed description of ongoing operations and maintenance 
procedures for stormwater management facilities and practices to ensure their continued function as 
designed and constructed or preserved. These plans will identify the parts or components of a 
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stormwater management facility or practice that need to be regularly or periodically inspected and 
maintained, and the equipment and skills or training necessary. The plan shallmust include a narrative 
describing how the stormwater management system is designed to function, including capture, runoff 
control, water quality treatment, channel and flood protection, and ongoing operations and 
maintenance procedures for all stormwater management facilities and practices shown on the 
stormwater management site plan. The plan shallmust include an inspection and maintenance 
schedule, maintenance tasks, responsible parties for maintenance, funding, access and safety issues. 
Provisions for the periodic review and evaluation of the effectiveness of the maintenance program and 
the need for revisions or additional maintenance procedures are included in the plan.  

13. Maintenance access easements. The applicant must ensure access from right-of-way to stormwater 
management facilities and practices requiring regular maintenance at the site for the purpose of 
inspection and repair by securing all the maintenance access easements needed on a permanent basis. 
Such access is sufficient for all necessary equipment for maintenance activities. Upon final inspection 
and approval, a plat or document indicating that such easements exist is recorded and shallwill remain 
in effect even with the transfer of title of the property.  

14. Inspection and maintenance agreements. Unless an on-site stormwater management facility or 
practice is dedicated to and accepted by the Department as provided in Sec. 9.6.9, the applicant must 
execute an easement and an inspection and maintenance agreement binding on all subsequent owners 
of land served by an on-site stormwater management facility or practice in accordance with Sec. 9.6.9.  

15. Evidence of acquisition of applicable local and nonlocal permits. The applicant shallmust certify and 
provide documentation to the Department that all other applicable environmental permits have been 
acquired for the site prior to approval of the stormwater management plan.  

Sec. 9.6.9. Inspection, Maintenance Agreements 

A. Prior to the issuance of any permit for a land development activity requiring a stormwater management 
facility or practice hereunder and for which the Department requires ongoing maintenance, the applicant or 
owner of the site must, unless an on-site stormwater management facility or practice is dedicated to and 
accepted by the Department, execute an inspection and maintenance agreement, and/or a conservation 
easement, if applicable, that is binding on all subsequent owners of the site.  

B. The inspection and maintenance agreement, if applicable, must be approved by the Department prior to 
plan approval, and recorded in the deed records upon final plat approval.  

C. The inspection and maintenance agreement shallmust identify by name or official title the person 
responsible for carrying out the inspection and maintenance. Responsibility for the operation and 
maintenance of the stormwater management facility or practice, unless assumed by a governmental agency, 
shallwill remain with the property owner and shallwill pass to any successor owner. If portions of the land 
are sold or otherwise transferred, legally binding arrangements are made to pass the inspection and 
maintenance responsibility to the appropriate successors in title. These arrangements shallmust designate 
for each portion of the site the person to be permanently responsible for its inspection and maintenance.  

D. As part of the inspection and maintenance agreement, a schedule is developed for when and how often 
routine inspection and maintenance will occur to ensure proper function of the stormwater management 
facility or practice. The agreement shallmust also include plans for annual inspections to ensure proper 
performance of the facility between scheduled maintenance and shallmust also include remedies for the 
default thereof.  

E. In addition to enforcing the terms of the inspection and maintenance agreement, the Department may also 
enforce all of the provisions for ongoing inspection and maintenance in Sec. 9.6.14.  
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F. The Department, in lieu of an inspection and maintenance agreement, may accept dedication of any existing 
or future stormwater management facility for maintenance, provided such facility meets all the 
requirements of this Division and includes adequate and perpetual access and sufficient area, by easement 
or otherwise, for inspection and regular maintenance.  

Sec. 9.6.10. Application Review Fees 

The fee for review of any stormwater management application is based on the fee structure established by the 
Department and is made prior to the issuance of any building permit for the development.  

Sec. 9.6.11. Modifications for Off-Site Facilities 

A. The stormwater management plan for each land development project shallmust provide for stormwater 
management measures located on the site of the project, unless provisions are made to manage stormwater 
by an off-site or regional facility. The off-site or regional facility must be located on property legally 
dedicated for the purpose, must be designed and adequately sized to provide a level of stormwater quantity 
and quality control that is equal to or greater than that which would be afforded by on-site practices and 
there must be a legally obligated entity responsible for long-term operation and maintenance of the off-site 
or regional stormwater facility. In addition, on-site measures are implemented, where necessary, to protect 
upstream and downstream properties and drainage channels from the site to the off-site facility.  

B. A stormwater management plan must be submitted to the Department that shows the adequacy of the off-
site or regional facility.  

C. To be eligible for a modification, the applicant must demonstrate to the satisfaction of the Director that the 
use of an off-site or regional facility will not result in the following impacts to upstream or downstream 
areas:  

1. Increased threat of flood damage to public health, life, and property;  

2. Deterioration of existing culverts, bridges, dams, and other structures;  

3. Accelerated stream bank or streambed erosion or siltation;  

4. Degradation of in-stream biological functions or habitat; or  

5. Water quality impairment in violation of the state water quality standards, and/or violation of any 
state or federal regulations.  

Sec. 9.6.12. Performance Criteria 

A. For new developments, the following performance criteria shallwill be applied to the area of the site 
impacted by the proposed work. For redevelopment, the following performance criteria shallwill be applied 
to the area of the site impacted by the proposed work, provided that the impacted area does not exceed 35 
percent of the previously developed area. If the impacted area exceeds 35 percent of the previously 
developed area, the following performance criteria shallwill be applied to the entire development, including 
previously developed area:  

1. Water Quality/Runoff Reduction: All stormwater runoff generated from a site shallmust provide 
runoff reduction of the first 1.2 inches of rainfall or shallmust be adequately treated for water quality 
before discharge. With the exception of single lot residential developments that are not part of a 
common development, this shallmust be accomplished by the use of Green Infrastructure Best 
Management Practices unless determined to be infeasible in accordance with Sec. 9.6.7.B.4. of this 
code.  
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It will be presumed that a stormwater management system complies with this requirement if it 
satisfies the stormwater reduction criteria in this section. However if any of the stormwater runoff 
volume generated by the first 1.2 inches of rainfall cannot be reduced or retained on site due to 
constraints such as a high water table, rock, low infiltration rates or the presence of a hotspot, the 
remaining volume shallmust be increased by a multiplier of 1.2 and shallmust be intercepted and 
treated in one or more stormwater management practices that provide at least an 80 percent 
reduction in total suspended solids loads in accordance with the following criteria:  

a. It is sized to treat the prescribed water quality treatment volume from the site, as defined in the 
Georgia Stormwater Management Manual;  

b. Appropriate structural stormwater controls or nonstructural practices are selected, designed, 
constructed or preserved, and maintained according to the specific criteria in the Georgia 
Stormwater Management Manual or constitutes an alternative practice responsibly designed and 
documented by the design professional to reproduce the intent of the Georgia Stormwater 
Management Manual; and  
c. Runoff from hotspot land uses and activities identified by the Department are adequately 
treated and addressed through the use of appropriate structural stormwater controls, 
nonstructural practices and pollution prevention practices.  

2. Stream Channel Protection Protection of stream channels from bank and bed erosion and degradation 
is provided by using all of the following three approaches:  

a. Preservation, restoration and/or reforestation (with native vegetation) of the applicable stream 
buffer;  

b. Twenty-four-hour extended detention storage of the one-year, 24-hour return frequency storm 
event;  

c. Erosion prevention measures such as energy dissipation and velocity control.  

d. For redevelopment projects that create, add, or demolish and replace less than 5,000 square feet 
of impervious surface and meet the performance criteria of this section, stream channel 
protection is not required.  

3. Overbank Flooding Protection    

a. Downstream overbank flood and property protection is provided by controlling (attenuating) the 
post-development peak discharge rate to the pre-development rate for the 25-year, 24-hour 
return frequency storm event. If control of the one-year, 24-hour storm under subsection (a) of 
this section is exempted, then peak discharge rate attenuation of the two-year through the 25-
year return frequency storm event must be provided. For redevelopment projects overbank flood 
and property protection shallmust be provided by reducing the peak discharge rate up to the 25-
year, 24-hour storm event in accordance with the following formula:  

b. %PIC/2 = %PDRR  

c. PIC = Predevelopment Impervious Cover  

i. PDRR = Peak Discharge Rate Reduction  

d. For sites where previous demolition has removed impervious surfaces, pre-development peak 
discharge rate calculations and percentage of impervious coverage shallmust be calculated based 
on pre-demolition conditions. For sites that have been demolished and have remained fallow and 
stabilized with vegetation for a minimum of five years, they shallmust be considered as having 
pre-development conditions of 20 percent impervious cover for purposes of calculating peak 
discharge rate reduction.  
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e. For land development permitted after 2005 and served by appropriate stormwater management 
facilities, subsequent redevelopment of the same area is not required to further reduce the peak 
discharge rate, provided that the site continues to meet the reduction previously achieved.  

f. For redevelopment projects that create, add, or demolish and replace less than 5,000 square feet 
of impervious surface and meet the performance criteria of this section, overbank flooding 
protection is not required.  

4. Extreme Flooding Protection    

a. Extreme flood and public safety protection is provided by controlling and safely conveying the 
100-year, 24-hour return frequency storm event such that flooding is not exacerbated.  

b. For redevelopment projects that create, add, or demolish and replace less than 5,000 square feet 
of impervious surface and meet the performance criteria of this section, extreme flooding 
protection is not required.  

5. Structural Stormwater Controls All structural stormwater management facilities are selected and 
designed using the appropriate criteria from the Georgia Stormwater Management Manual. All 
structural stormwater controls must be designed appropriately to meet their intended function. For 
other structural stormwater controls not included in the Georgia Stormwater Management Manual, or 
for which pollutant removal rates have not been provided, the effectiveness and pollutant removal of 
the structural control must be documented through prior studies, literature reviews, or other means 
and receive approval from the Department before being included in the design of a stormwater 
management system. In addition, if hydrologic or topographic conditions, or land use activities warrant 
greater control than that provided by the minimum control requirements, the City may impose 
additional requirements deemed necessary to protect upstream and downstream properties and 
aquatic resources from damage due to increased volume, frequency, and rate of stormwater runoff or 
increased non-point source pollution loads created on the site in question. Applicants shallmust consult 
the Georgia Stormwater Management Manual for guidance on the factors that determine site design 
feasibility when selecting and locating a structural stormwater control.  

6. Stormwater Credits for Nonstructural Measures The use of one or more site design measures by the 
applicant may allow for a reduction in the water quality treatment volume required under Sec. 
9.6.12.A.1. The applicant may, if approved by the Department, take credit for the use of stormwater 
better site design practices and reduce the water quality volume requirement. For each potential 
credit, there is a minimum set of criteria and requirements that identifies the conditions or 
circumstances under which the credit may be applied. The site design practices that qualify for this 
credit and the criteria and procedures for applying and calculating the credits are included in the 
Georgia Stormwater Management Manual.  

7. Drainage System Guidelines Stormwater conveyance facilities, which may include but are not limited 
to culverts, stormwater drainage pipes, catchbasins, drop inlets, junction boxes, headwalls, gutters, 
swales, channels, ditches, and energy dissipaters, are provided when necessary for the protection of 
right-of-way and private properties adjoining project sites and/or rights-of-way. Stormwater 
conveyance facilities that are designed to carry runoff from more than one parcel, existing or 
proposed, shallmust meet the following requirements:  

a. Methods to calculate stormwater flows are in accordance with the stormwater design manual;  

b. All culverts, pipe systems and open channel flow systems are sized in accordance with the 
stormwater management plan using the methods included in the Georgia Stormwater 
Management Manual; and  

c. Design and construction of stormwater conveyance facilities are in accordance with the criteria 
and specifications found in the Georgia Stormwater Management Manual.  
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8. Dam Design Guidelines Any land disturbing activity that involves a site that proposes a dam shallmust 
comply with the Georgia Safe Dams Act of 1978 (O.C.G.A. § 12-5-370 et seq.) and rules for dam safety 
as applicable.  

 
9. Declared Sensitive Area Guidelines In accordance with the Georgia Stormwater Management Manual, 
Volume 2 Section 2.2.2.1, the City reserves the right to establish more stringent standards for sub-basin areas that 
may cause significant adverse water quality, quantity and discharge rates due to numerous small developments.  
The sub-basin areas shallmust be Declared Sensitive Areas.  Any development within a Declared Sensitive Area 
shallmust comply with the design and construction standards as set forth in the Technical Manual Section 10.M 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Sec. 9.6.13. Construction Inspections 

A. Inspections to ensure plan compliance during construction. Periodic inspections of the stormwater 
management system construction is conducted by the staff of the Department or conducted and certified by 
a professional engineer who has been approved by the Department. Construction inspections shallmust 
utilize the approved stormwater management plan for establishing compliance. All inspections are 
documented with written reports that contain the following information:  

1. The date and location of the inspection;  

2. Whether construction is in compliance with the approved stormwater management plan;  

3. Variations from the approved construction specifications; and  

4. Any other variations or violations of the conditions of the approved stormwater management plan.  

5. If any violations are found, the applicant is notified in writing of the nature of the violation and the 
required corrective actions.  
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B. Final inspection and as-built plans. Upon completion of a project, and before a certificate of occupancy is 
granted, the applicant is responsible for certifying that the completed project is in accordance with the 
approved stormwater management plan including the global positioning system coordinates of all 
stormwater management facilities. All applicants are required to submit actual "as-built" plans for any 
stormwater management facilities or practices after final construction is completed. The plan must show the 
final design specifications for all stormwater management facilities and practices and must be certified by a 
professional engineer. A final inspection by the Department is required before the release of any 
performance securities can occur.  

Sec. 9.6.14. Ongoing Inspection, Maintenance 

A. Long-Term Maintenance Inspection of Stormwater Facilities and Practices    

1. The absence of an inspection and maintenance agreement shallwill not relieve the owner or 
responsible party from performing proper maintenance and inspection of the stormwater 
management facility. If the owner or responsible party fails or refuses to meet the requirements of this 
Division, the City may correct the violation at the owner's expense.  

2. For facilities constructed prior to the effective date of this Division the owner or responsible party 
shallmust perform proper maintenance of the stormwater maintenance facility as required by the 
indemnification agreement. If the owner or responsible party fails or refuses to meet the requirements 
of this Division, the City may correct the violation at the owner's expense.  

3. Stormwater management facilities and practices included in a stormwater management plan which are 
subject to an inspection and maintenance agreement must undergo ongoing inspections to document 
maintenance and repair needs and ensure compliance with the requirements of the agreement, the 
plan and this Division.  

4. A stormwater management facility or practice is inspected on a periodic basis by the responsible 
person in accordance with the approved inspection and maintenance agreement or in the absence of 
an inspection and maintenance agreement, in accordance with the requirements of this Division. In the 
event that the stormwater management facility has not been maintained and/or becomes a danger to 
public safety or public health, the Department shallwill notify the person responsible for carrying out 
the maintenance plan who is specified in the inspection and maintenance agreement by registered or 
certified mail. The notice shallwill specify the measures needed to comply with the agreement and the 
plan and shallwill specify the time within which such measures are completed. Failure of the City to 
provide such notice shallwill not relieve the owner or responsible party from performing proper 
maintenance and inspection of the stormwater maintenance facility. If the responsible person fails or 
refuses to meet the requirements of the inspection and maintenance agreement, the Department may 
correct the violation as provided in Sec. 9.6.14 hereof.  

5. An annual inspection shallwill be performed and attested to by a professional engineer with results 
reported to the City. Any deficiencies noted in either operation or maintenance of the facility must be 
included in the report along with the proposed remedies required and a time table for their 
implementation. If substantial deficiencies are found, a follow-up inspection to confirm correction of 
said deficiencies shallmust be performed and reported to the City.  

6. Inspection programs by the Department may be established on any reasonable basis, including but not 
limited to: routine inspections; random inspections; inspections based upon complaints or other notice 
of possible violations; and joint inspections with other agencies inspecting under environmental or 
safety laws. Inspections may include, but are not limited to: reviewing maintenance and repair records; 
sampling discharges, surface water, groundwater, and material or water in stormwater management 
facilities; and evaluating the condition of stormwater management facilities and practices.  
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B. Right-of-Entry for Inspection The terms of the inspection and maintenance agreement shallmust provide for 
the City to enter the property at reasonable times and in a reasonable manner for the purpose of inspection. 
This includes the right to enter a property when it has a reasonable basis to believe that a violation of this 
Division is occurring or has occurred and to enter when necessary for abatement of a public nuisance or 
correction of a violation of this Division.  

C. Records of Maintenance Activities Parties responsible for the operation and maintenance of a stormwater 
management facility shallmust provide records of all maintenance and repairs to the Department.  

Sec. 9.6.15. Failure to Maintain 

If a responsible person fails or refuses to meet the requirements of the inspection and maintenance agreement, 
the Department, after 30 days' written notice (except that in the event the violation constitutes an immediate 
danger to public health or public safety, 24 hours' notice is sufficient), may correct a violation of the design 
standards or maintenance requirements by performing the necessary work to place the facility or practice in 
proper working condition. The Department may assess the owners of the facility for the cost of repair work that is 
a lien on the property, and may be placed on the ad valorem tax bill for such property and collected in the ordinary 
manner for such taxes.  

Sec. 9.6.16. Marsh Creek Watershed Regional Detention Pond 

A. Purpose The purpose and intent of this section is to protect the public health, safety, environment and 
general welfare through the establishment of a policy and procedure for the protection and maintenance of 
the water quality and flood storage capacity being controlled by the Marsh Creek Watershed Improvement 
Project and the Stormwater Best Management Practice (Marsh Creek BMP) for present and future 
development and redevelopment within the drainage basin of the Marsh Creek BMP. The following policy 
and procedures seek to meet that purpose and shallmust be known as the Marsh Creek Watershed Regional 
Detention Pond Ordinance:  

1. This section will apply to the developed parcels that lie, in whole or in part, within the drainage basin 
area boundaries of the Marsh Creek BMP.  

2. The applicant shallmust be any property owner and/or developer proposing to develop or redevelop 
sites within the Marsh Creek BMP.  

3. The applicant shallmust submit the site plan with the proposed development addressing all application 
requirements for review by the Department to determine the availability of stormwater detention 
capacity within the Marsh Creek BMP.  

4. Should capacity within the facility be available, the applicant will have the option to:  

a. Utilize the Marsh Creek BMP facility for stormwater detention and submit a fee to the City for the 
cost and maintenance of the facility; or  

b. Provide onsite detention through the use of underground storage facilities in accordance with 
the City's stormwater management plan requirements.  

5. Upon approval of the application by the City, acceptance of the utilization of the Marsh Creek BMP by 
the applicant, and payment of the fee, a license shallwill be granted to the applicant; however, the 
responsibility for operation, maintenance and regulation of the stormwater management services 
within the Marsh Creek BMP shallmust be owned, operated and maintained by the City of Sandy 
Springs in accordance with the SWMP and stormwater management services performed, owned and 
operated or maintained by the City of Sandy Springs.  

B. Application Requirements    
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1. A certified topographic map of existing conditions that delineate the drainage area boundaries of the 
applicant's parcel defining the areas within and outside the Marsh Creek BMP drainage basin as well as 
the existing impervious area within and outside the basin;  

2. A site plan of the proposed improvements, including a delineation of new and/or redeveloped 
impervious areas within the applicant's parcel;  

3. A hydraulic analysis of the downstream public stormwater conveyance system of the applicant's parcel, 
to verify the capacity of the system to carry the proposed stormwater flows in compliance with the 
development regulations;  

4. Confirmation of onsite erosion and sediment control which applicant will utilize during the course of 
the construction project to protect the Marsh Creek BMP from any construction related damage;  

5. A fee in the amount of $180,000.00 per impervious acre of applicant's parcel (measured to the nearest 
one-hundredth of an acre) shallwill be charged and assessed to the applicant for the cost of utilizing 
stormwater detention services and ongoing maintenance to the stormwater management system and 
facility of the Marsh Creek BMP.  

6. Conformity by the applicant with onsite water quality requirements through the use of green 
infrastructure or low impact development (LID) practices, or other approved structural practices as 
directed by the City;  

7. Applicant shallmust comply with the City development regulations ordinance, floodplain management 
ordinance, and any other City and state rules, regulations or permits, which regulate the development 
of land.  

8. If the parcel is to be developed in phases, then a separate application process shallwill be required for 
each phase.  

C. Application process    

1. Immediately upon receipt of all application requirements, the Department shallwill review the plans 
and determine the capacity feasabilityfeasibility of the Marsh Creek BMP facility as to the proposed 
development. The Department shallwill be expected to complete its review of the application within 35 
days of receipt of all documents required from the applicant.  

2. Availability will be determined based on the impervious area of the parcel proposing to drain to the 
facility, as well as the capacity of the existing and to be installed conveyance system to carry the 
proposed stormwater discharge to the facility.  

3. An application may be rejected if the applicant has had two or more violations of previous permits or 
the Erosion and Sedimentation Act permit requirements within three years prior to the date of the 
application.  

4. Upon final approval, the applicant shallwill be granted a license allowing utilization of the Marsh Creek 
BMP for the site's stormwater control within the drainage basin area.  

5. The applicant shallwill be responsible for the installation and maintenance of all required onsite 
erosion and sediment control during the course of the construction project to protect the Marsh Creek 
BMP and the related drainage system from any construction related damage.  

6. Should the applicant not select utilization of the Marsh Creek BMP, or should the proposed conveyance 
system be found inadequate to carry the proposed development or redevelopment of the parcel, the 
applicant shallwill be required to conform to all stormwater management ordinance, development 
regulations ordinance, floodplain management ordinance, and any other ordinances, rules, regulations 
or permits, which regulate the development of land within the City.  
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Div. 9.7. Soil Erosion and Sedimentation Control 

Sec. 9.7.1. Title and Findings 

A. Title This Division will be known as "The City of Sandy Springs Soil Erosion, Sedimentation and Pollution 
Control Ordinance."  

B. Findings The City of Sandy Springs finds that soil erosion and sediment deposition onto land and into water 
within the watersheds of the City are a result of failure to apply proper soil erosion and sedimentation 
control practices in land clearing, soil movement, and construction activities and that such erosion and 
sediment deposition result in pollution of state waters and damage to domestic, agricultural, recreational, 
fish and wildlife, and other resource uses. It is therefore declared to be the policy of the City of Sandy Springs 
and the intent of this Division to strengthen and extend the present erosion and sediment control activities 
and programs of the City of Sandy Springs and to provide for the establishment and implementation of a 
City-wide comprehensive soil erosion and sediment control program to conserve and protect the land, 
water, air, and other resources of the City of Sandy Springs.  

Sec. 9.7.2. Exemptions 

This Division shallwill apply to any land-disturbing activity undertaken by any person or any land except for the 
following:  

A. Surface mining, as the same is defined in O.C.G.A. § 12-4-72, "The Georgia Surface Mining Act of 1968";  

B. Granite Quarrying and land for such quarrying;  

C. Such minor land-disturbance activities as home gardens and individual home landscaping, repairs, 
maintenance work, fences, and other related activities. If such activities cause excessive erosion an official 
notice shallwill be provided to implement a best management practice (BMP) to stop continued erosion;  

D. The construction of single-familysingle unit residences, when such construction disturbs less than one acre 
and is not a part of a larger common plan or development or sale with a planned disturbance of equal to or 
greater than one acre and not otherwise exempted under this paragraph; provided, however:  

1. Construction of any such residence (single-familysingle unit) shallmust conform to the minimum 
requirements as set forth in Sec. 9.7.3.C of this Division.  

2. For single-familysingle unit residential construction covered by the provisions of this paragraph, there 
shallmust be a buffer zone between the residence and any state waters classified as trout streams 
pursuant to Article 1 of Chapter 5 of the Georgia Water Quality Control Act. In any such buffer zone, no 
land-disturbing activity shallmust be constructed between the residence and the point where 
vegetation has been wrested by normal stream flow or wave action from the banks of the trout waters. 
For primary trout waters, the buffer zone shallmust be at least 50 horizontal feet, and no variance to a 
smaller buffer shallmust be granted. For secondary trout waters, the buffer zone shallmust be at least 
50 horizontal feet, but the Director may grant variances to no less than 25 feet. Regardless of whether 
a trout stream is primary or secondary, for first order trout waters, which are streams into which no 
other streams flow except for springs, the buffer shallmust be at least 25 horizontal feet, and no 
variance to a smaller buffer shallwill be granted.  

3. The minimum requirements of Sec. 9.7.3.C of this Division and the buffer zones provided by this 
section shallwill be enforced by the City;  

Page 433 of 558



 

 

 
    Created: 2022-07-26 20:40:46 [EST] 

(Supp. No. 4) 

 
Page 323 of 421 

E. Agricultural operations as defined in O.C.G.A. §1-3-3, "definitions," to include raising, harvesting or storing of 
products of the field or orchard; feeding, breeding or managing livestock or poultry; producing or storing 
feed for use in the production of livestock, including, but not limited to, cattle, calves, swine, hogs, goats, 
sheep, and rabbits or for use in the production of poultry, including, but not limited to, chickens, hens and 
turkeys; producing plants, trees, fowl, or animals; the production of aquaculture, horticultural, dairy, 
livestock, poultry, eggs and apiarian products; farm buildings and farm ponds;  

F. Forestry land management practices, including harvesting; provided, however, that when such exempt 
forestry practices cause or result in land-disturbing or other activities otherwise prohibited in a buffer, as 
established in Sec. 9.7.3.C of this Division, no other land-disturbing activities, except for normal forest 
management practices, shallwill be allowed on the entire property upon which the forestry practices were 
conducted for a period of three years after completion of such forestry practices;  

G. Any project carried out under the technical supervision of the Natural Resources Conservation Service (NRCS) 
of the United States Department of Agriculture;  

H. Any project involving less than one acre of disturbed area; provided, however, that this exemption shallwill 
not apply to any land-disturbing activity within a larger common plan of development or sale with a planned 
disturbance of equal to or greater than one acre or within 200 feet of the banks/points of wrested vegetation 
of any state waters, and for purposes of this paragraph, "state waters" excludes channels and drainage ways 
which have water in them only during and immediately after rainfall events, however, that any person 
responsible for a project which involves less than one acre, which involves land-disturbing activity, and which 
is within 200 feet of any such excluded channel or drainageway, must prevent sediment from moving beyond 
the boundaries of the property on which such project is located and provided, further, that nothing 
contained herein shallwill prevent the local issuing authority from regulating any such project which is not 
specifically exempted by paragraphs A., B., C., D., E., F., G., I. or J. of this Section;  

I. Construction or maintenance projects, or both, undertaken or financed in whole or in part, or both, by the 
Georgia Department of Transportation, the Georgia Highway Authority, or the State Road and Tollway 
Authority; or any road construction or maintenance project, or both, undertaken by any county or 
municipality; provided, however, that construction or maintenance projects of the Georgia Department of 
Transportation or the State Road and Tollway Authority which disturb one or more contiguous acres of land 
shallwill be subject to provisions of O.C.G.A. § 12-7-7.1; except where the Georgia Department of 
Transportation, the Georgia Highway Authority, or the State Road and Tollway Authority is a secondary 
permittee for a project located within a larger common plan of development or sale under the state general 
permit, in which case a copy of a notice of intent under the state general permit shallmust be submitted to 
the local issuing authority, the local issuing authority shallwill enforce compliance with the minimum 
requirements set forth in O.C.G.A. § 12-7-6, as if a permit had been issued, and violations shallwill be subject 
to the same penalties as violations by permit holders;  

J. Any land-disturbing activities conducted by any electric membership corporation or municipal electrical 
system or any public utility under the regulatory jurisdiction of the Georgia Public Service Commission, any 
utility under the regulatory jurisdiction of the Federal Energy Regulatory Commission, any cable television 
system as defined in O.C.G.A. § 36-18-1, or any agency or instrumentality of the United States engaged in the 
generation, transmission, or distribution of power; except where an electric membership corporation or 
municipal electrical system or any public utility under the regulatory jurisdiction of the Georgia Public Service 
Commission, any utility under the regulatory jurisdiction of the Federal Energy Regulatory Commission, any 
cable television system as defined in O.C.G.A. § 36-18-1, or any agency or instrumentality of the United 
States engaged in the generation, transmission, or distribution of power is a secondary permittee for a 
project located within a larger common plan of development or sale under the state general permit, in which 
case the local issuing authority shallwill enforce compliance with the minimum requirements set forth in 
O.C.G.A. § 12-7-6, as if a permit had been issued, and violations shallwill be subject to the same penalties as 
violations by permit holders; and  
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K. Any public water system reservoir.  

Sec. 9.7.3. Minimum Requirements 

A. General Provisions Excessive soil erosion and resulting sedimentation can take place during land-disturbing 
activities if requirements of the ordinance [from which this Division derived] and the NPDES general permit 
are not met. Therefore, plans for those land-disturbing activities that are not exempted by this Division 
shallwill contain provisions for application of soil erosion, sedimentation and pollution control measures and 
practices. The provisions shallmust be incorporated into the erosion, sedimentation and pollution control 
plans. Soil erosion, sedimentation and pollution control measures and practices shallmust conform to the 
minimum requirements of Sec. 9.7.3.B and Sec. 9.7.3.C of this Division. The application of measures and 
practices shallwill apply to all features of the site, including street and utility installations, drainage facilities 
and other temporary and permanent improvements. Measures shallmust be installed to prevent or control 
erosion, sedimentation and pollution during all stages of any land-disturbing activity in accordance with 
requirements of this Division and the NPDES general permit.  

B. Minimum Requirements/BMPs    

1. Best management practices as set forth in this section of this Division shallwill be required for all land-
disturbing activities. Proper design, installation, and maintenance of best management practices 
shallwill constitute a complete defense to any action by the Director or to any other allegation of 
noncompliance with Sec. 9.7.3.B.2 or any substantially similar terms contained in a permit for the 
discharge of stormwater issued pursuant to O.C.G.A. § 12-5-30(f), the "Georgia Water Quality Control 
Act." As used in this section, the terms "proper design" and "properly designed" mean designed in 
accordance with the hydraulic design specifications contained in the "Manual for Erosion and Sediment 
Control in Georgia" specified in O.C.G.A. § 12-7-6(b).  

2. A discharge of stormwater runoff from disturbed areas where best management practices have not 
been properly designed, installed, and maintained shallwill constitute a separate violation of any land-
disturbing permit issued by a local issuing authority or of any state general permit issued by the 
division pursuant to O.C.G.A. § 12-5-30(f), the "Georgia Water Quality Control Act," for each day on 
which such discharge results in the turbidity of receiving waters being increased by more than 25 
nephelometric turbidity units for waters supporting warm water fisheries or by more than ten 
nephelometric turbidity units for waters classified as trout waters. The turbidity of the receiving waters 
shallmust be measured in accordance with guidelines to be issued by the Director, EPD. This paragraph 
shallwill not apply to any land disturbance associated with the construction of single-familysingle unit 
homes which are not part of a larger common plan of development or sale unless the planned 
disturbance for such construction is equal to or greater than five acres.  

3. Failure to properly design, install, or maintain best management practices shallwill constitute a 
violation of any land-disturbing permit issued by a local issuing authority or of any state general permit 
issued by the division pursuant to O.C.G.A. § 12-5-30(f), the "Georgia Water Quality Control Act," for 
each day on which such failure occurs.  

4. The Director may require, in accordance with regulations adopted by the Board of Natural Resources, 
reasonable and prudent monitoring of the turbidity level of receiving waters into which discharges 
from land-disturbing activities occur.  

5. The local issuing authority (LIA) may set more stringent buffer requirements than stated in Sec. 
9.7.3.C.15 and Sec. 9.7.3.C.16, in light of O.C.G.A. § 12-7-6(c).  

C. The rules and regulations, ordinances, or resolutions adopted pursuant to O.C.G.A. § 12-7-1 et seq. for the 
purpose of governing land-disturbing activities shallwill require, as a minimum, protections at least as 
stringent as the state general permit and best management practices, including sound conservation and 

Page 435 of 558



 

 

 
    Created: 2022-07-26 20:40:46 [EST] 

(Supp. No. 4) 

 
Page 325 of 421 

engineering practices to prevent and minimize erosion and resultant sedimentation, which are consistent 
with, and no less stringent than, those practices contained in the "Manual for Erosion and Sediment Control 
in Georgia" published by the Georgia Soil and Water Conservation Commission as of January 1 of the year in 
which the land-disturbing activity was permitted, as well as the following:  

1. Stripping of vegetation, regrading and other development activities shallmust be conducted in a 
manner so as to minimize erosion;  

2. Cut-fill operations must be kept to a minimum;  

3. Development plans must conform to topography and soil type so as to create the lowest practicable 
erosion potential;  

4. Whenever feasible, natural vegetation shallmust be retained, protected and supplemented;  

5. The disturbed area and the duration of exposure to erosive elements shallmust be kept to a practicable 
minimum;  

6. Disturbed soil shallmust be stabilized as quickly as practicable;  

7. Temporary vegetation or mulching shallmust be employed to protect exposed critical areas during 
development;  

8. Permanent vegetation and structural erosion control practices shallmust be installed as soon as 
practicable;  

9. To the extent necessary, sediment in runoff water must be trapped by the use of debris basins, 
sediment basins, silt traps, or similar measures until the disturbed area is stabilized. As used in this 
paragraph, a disturbed area is stabilized when it is brought to a condition of continuous compliance 
with the requirements of O.C.G.A. § 12-7-1 et seq.;  

10. Adequate provisions must be provided to minimize damage from surface water to the cut face of 
excavations or the sloping of fills;  

11. Cuts and fills may not endanger adjoining property;  

12. Fills may not encroach upon natural watercourses or constructed channels in a manner so as to 
adversely affect other property owners;  

13. Grading equipment must cross flowing streams by means of bridges or culverts except when such 
methods are not feasible, provided, in any case, that such crossings are kept to a minimum;  

14. Land-disturbing activity plans for erosion, sedimentation and pollution control shallmust include 
provisions for treatment or control of any source of sediments and adequate sedimentation control 
facilities to retain sediments on site or preclude sedimentation of adjacent waters beyond the levels 
specified in Sec. 9.7.3.B.2 of this Division;  

15. Except as provided in paragraph (16) of this section, there is established a 25-foot buffer along the 
banks of all state waters, as measured horizontally from the point where vegetation has been wrested 
by normal stream flow or wave action, except where the Director, EPD determines to allow a variance 
that is at least as protective of natural resources and the environment, where otherwise allowed by the 
Director, EPD pursuant to O.C.G.A. § 12-2-8, where a drainage structure or a roadway drainage 
structure must be constructed, provided that adequate erosion control measures are incorporated in 
the project plans and specifications and are implemented; or along any ephemeral stream. As used in 
this provision, the term "ephemeral stream" means a stream: that under normal circumstances has 
water flowing only during and for a short duration after precipitation events; that has the channel 
located above the groundwater table year round; for which groundwater is not a source of water; and 
for which runoff from precipitation is the primary source of water flow, unless exempted as along an 
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ephemeral stream, the buffers of at least 25 feet established pursuant to Part 6 of Article 5, Chapter 5 
of Title 12, the "Georgia Water Quality Control Act", shallwill remain in force unless a variance is 
granted by the Director, EPD as provided in this paragraph. The following requirements shall apply to 
any such buffer:  

a. No land-disturbing activities shallwill be conducted within a buffer and a buffer shallmust remain 
in its natural, undisturbed state of vegetation until all land-disturbing activities on the 
construction site are completed. Once the final stabilization of the site is achieved, a buffer may 
be thinned or trimmed of vegetation as long as a protective vegetative cover remains to protect 
water quality and aquatic habitat and a natural canopy is left in sufficient quantity to keep shade 
on the streambed; provided, however, that any person constructing a single-familysingle unit 
residence, when such residence is constructed by or under contract with the owner for his or her 
own occupancy, may thin or trim vegetation in a buffer at any time as long as protective 
vegetative cover remains to protect water quality and aquatic habitat and a natural canopy is left 
in sufficient quantity to keep shade on the streambed; and  

b. The buffer shallwill not apply to the following land-disturbing activities, provided that they occur 
at an angle, as measured from the point of crossing, within 25 degrees of perpendicular to the 
stream; cause a width of disturbance of not more than 50 feet within the buffer; and adequate 
erosion control measures are incorporated into the project plans and specifications and are 
implemented: (i) stream crossings for water lines; or (ii) stream crossings for sewer lines;  

16. There is established a 50-foot buffer as measured horizontally from the point where vegetation has 
been wrested by normal stream flow or wave action, along the banks of any state waters classified as 
"trout streams" pursuant to Article 2 of Chapter 5 of Title 12, the "Georgia Water Quality Control Act," 
except where a roadway drainage structure must be constructed; provided, however, that small 
springs and streams classified as trout streams which discharge an average annual flow of 25 gallons 
per minute or less shallmust have a 25-foot buffer or they may be piped, at the discretion of the 
landowner, pursuant to the terms of a rule providing for a general variance promulgated by the Board 
of Natural Resources, so long as any such pipe stops short of the downstream landowner's property 
and the landowner complies with the buffer requirement for any adjacent trout streams. The Director, 
EPD may grant a variance from such buffer to allow land-disturbing activity, provided that adequate 
erosion control measures are incorporated in the project plans and specifications and are 
implemented. The following requirements shall apply to such buffer:  

a. No land-disturbing activities shallwill be conducted within a buffer and a buffer shallmust remain 
in its natural, undisturbed, state of vegetation until all land-disturbing activities on the 
construction site are completed. Once the final stabilization of the site is achieved, a buffer may 
be thinned or trimmed of vegetation as long as a protective vegetative cover remains to protect 
water quality and aquatic habitat and a natural canopy is left in sufficient quantity to keep shade 
on the streambed; provided, however, that any person constructing a single-familysingle unit 
residence, when such residence is constructed by or under contract with the owner for his or her 
own occupancy, may thin or trim vegetation in a buffer at any time as long as protective 
vegetative cover remains to protect water quality and aquatic habitat and a natural canopy is left 
in sufficient quantity to keep shade on the streambed; and  

b. The buffer shallwill not apply to the following land-disturbing activities, provided that they occur 
at an angle, as measured from the point of crossing, within 25 degrees of perpendicular to the 
stream; cause a width of disturbance of not more than 50 feet within the buffer; and adequate 
erosion control measures are incorporated into the project plans and specifications and are 
implemented: (i) stream crossings for water lines; or (ii) stream crossings for sewer lines.  
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17. Nothing contained in O.C.G.A. § 12-7-1 et seq. shallwill prevent any local issuing authority from 
adopting rules and regulations, ordinances, or resolutions which contain stream buffer requirements 
that exceed the minimum requirements in Sec. 9.7.3.B and Sec. 9.7.3.C of this Division.  

18. The fact that land-disturbing activity for which a permit has been issued results in injury to the 
property of another shallwill neither constitute proof of nor create a presumption of a violation of the 
standards provided for in this Division or the terms of the permit.  

Sec. 9.7.4. Application/Permit Process 

A. General The property owner, developer and designated planners and engineers shallmust design and review 
before submittal the general development plans. The local issuing authority shallwill review the tract to be 
developed and the area surrounding it. They shallwill consult the zoning ordinance, stormwater management 
ordinance, subdivision ordinance, flood damage prevention ordinance, this Division, and any other 
ordinances, rules, regulations or permits, which regulate the development of land within the jurisdictional 
boundaries of the local issuing authority. However, the owner and/or operator are the only parties who may 
obtain a permit.  

B. Application Requirements    

1. No person shallwill conduct any land-disturbing activity within the jurisdictional boundaries of Sandy 
Springs, Georgia, without first obtaining a permit from the Department to perform such activity and 
providing a copy of notice of intent submitted to EPD, if applicable.  

2. The application for a permit shallmust be submitted to the Department and must include the 
applicant's erosion, sedimentation and pollution control plan with supporting data, as necessary. Said 
plans shallmust include, as a minimum, the data specified in Sec. 9.7.4.C of this Division. Erosion, 
sedimentation and pollution control plans, together with supporting data, must demonstrate 
affirmatively that the land-disturbing activity proposed will be carried out in such a manner that the 
provisions of Sec. 9.7.3.B and Sec. 9.7.3.C of this Division will be met. Applications for a permit will not 
be accepted unless accompanied by three copies of the applicant's erosion, sedimentation and 
pollution control plans. All applications shallmust contain a certification stating that the plan preparer 
or the designee thereof visited the site prior to creation of the plan in accordance with EPD Rule 391-3-
7-10.  

3. In addition to the local permitting fees, fees will also be assessed pursuant to paragraph O.C.G.A. § 12-
5-23(5)(a), provided that such fees shallwill not exceed $80.00 per acre of land-disturbing activity, and 
these fees shallwill be calculated and paid by the primary permittee as defined in the state general 
permit for each acre of land-disturbing activity included in the planned development or each phase of 
development. All applicable fees shallmust be paid prior to issuance of the land disturbance permit. In 
a jurisdiction that is certified pursuant to O.C.G.A. § 12-7-8(a), half of such fees levied shallwill be 
submitted to the division; except that any and all fees due from an entity which is required to give 
notice pursuant to O.C.G.A. § 12-7-17(9) or (10) shallmust be submitted in full to the division, 
regardless of the existence of a local issuing authority in the jurisdiction.  

4. Upon receipt of an application and plan for a permit, the City shallwill review and approve or 
disapprove concerning the adequacy of the erosion, sedimentation and pollution control plan. The City 
shallwill approve or disapprove a plan within 35 days of receipt. Failure of the City to act within 35 days 
shallwill be considered an approval of the pending plan. No permit will be issued unless the plan has 
been approved by the City, and any variances required by Sec. 9.7.3.C have been obtained, all fees 
have been paid, and bonding, if required as per Sec. 9.7.4.B, has been obtained.  
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5. If a permit applicant has had two or more violations of previous permits, this Division section, or the 
Erosion and Sedimentation Act, as amended, within three years prior to the date of filing the 
application under consideration, the local issuing authority may deny the permit application.  

6. The local issuing authority may require the permit applicant to post a bond in the form of government 
security, cash, irrevocable letter of credit, or any combination thereof up to, but not exceeding, 
$3,000.00 per acre or fraction thereof of the proposed land-disturbing activity, prior to issuing the 
permit. If the applicant does not comply with this section or with the conditions of the permit after 
issuance, the local issuing authority may call the bond or any part thereof to be forfeited and may use 
the proceeds to hire a contractor to stabilize the site of the land-disturbing activity and bring it into 
compliance. These provisions shallwill not apply unless there is in effect an ordinance or statute 
specifically providing for hearing and judicial review of any determination or order of the local issuing 
authority with respect to alleged permit violations.  

C. Plan Requirements    

1. Plans must be prepared to meet the minimum requirements as contained in Sec. 9.7.3.B and Sec. 
9.7.3.C of this Division, or through the use of more stringent, alternate design criteria which conform to 
sound conservation and engineering practices. The "Manual for Erosion and Sediment Control in 
Georgia" is hereby incorporated by reference into this Division. The plan for the land-disturbing activity 
shallmust consider the interrelationship of the soil types, geological and hydrological characteristics, 
topography, watershed, vegetation, proposed permanent structures, including roadways, constructed 
waterways, sediment control and stormwater management facilities, local ordinances and state laws. 
Maps, drawings and supportive computations shallmust bear the signature and seal of the certified 
design professional. Persons involved in land development design, review, permitting, construction, 
monitoring, or inspections or any land-disturbing activity shallmust meet the education and training 
certification requirements, dependent on his or her level of involvement with the process, as 
developed by the commission and in consultation with the division and the stakeholder advisory board 
created pursuant to O.C.G.A. § 12-7-20.  

2. Data required for site plan shallmust include all the information required from the appropriate erosion, 
sedimentation and pollution control plan review checklist established by the commission as of January 
1 of the year in which the land-disturbing activity was permitted.  

3. Stand-alone residential development permit and procedures.  

4. All building permits for a stand alone residential development or redevelopment shallmust be 
submitted for review and approval that includes an erosion control plan and details.  

5. The building permit shallmust include a site erosion control plan, sealed by a Georgia registered 
Engineer, Landscape Architect, Certified Person in Erosion and Sediment Control (CPESC) or Land 
Surveyor, to accompany the building plans. No permit shallwill be issued by the local issuing authority 
unless the erosion, sedimentation and pollution control plan has been approved by the local issuing 
authority pursuant to Sec. 9.7.3.C. All proposed BMPs on the site erosion control plan shallmust be 
designed per requirements and specifications contained in the "Manual for Erosion and Sediment 
Control in Georgia."  

6. At the time of the preconstruction meeting the owner, operator or applicant shallmust sign the 
memorandum of understanding titled "Erosion Control Responsibilities." This document is on file with 
the Department.  

7. Self-inspections and rain event logs.  

a. The on-site operator, owner or applicant shallmust perform self-inspections of the erosion 
control BMPs daily when land disturbing is underway and at a minimum of once per week when 
the site is stabilized.  
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b. An inspection be conducted after every rain event of 0.5 inches or more within a 24 hour period.  

c. Any problems noted during these inspections should be logged and corrected immediately.  

d. A log of the self-inspections and remedial measures undertaken must be available for review by 
the City of Sandy Springs at any time during the development and up to the final site 
stabilization.  

8. Permits  

a. Permits shallwill be issued or denied as soon as practicable, but in any event not later than 45 
days after receipt by the local issuing authority of a completed application, providing variances 
and bonding are obtained, where necessary, and all applicable fees have been paid prior to 
permit issuance. The permit shallwill include conditions under which the activity may be 
undertaken.  

b. No permit shallwill be issued by the local issuing authority unless the erosion, sedimentation and 
pollution control plan has been approved by the district and the local issuing authority has 
affirmatively determined that the plan is in compliance with this Division, any variances required 
by Sec. 9.7.3.C.15 and Sec. 9.7.3.C.16 are obtained, bonding requirements, if necessary, as per 
Sec. 9.7.4.B.6 are met and all ordinances and rules and regulations in effect within the 
jurisdictional boundaries of the local issuing authority are met. If the permit is denied, the reason 
for denial shallwill be furnished to the applicant.  

c. Any land-disturbing activities by a local issuing authority shallwill be subject to the same 
requirements of this Division and any other ordinances relating to land development, as are 
applied to private persons, and this Division shallwill enforce such requirements upon the local 
issuing authority.  

d. If the tract is to be developed in phases, then a separate permit shallwill be required for each 
phase.  

e. The permit may be suspended, revoked, or modified by the local issuing authority, as to all or any 
portion of the land affected by the plan, upon finding that the holder or his successor in the title 
is not in compliance with the approved erosion and sedimentation control plan or that the holder 
or his successor in title is in violation of this Division. A holder of a permit shallmust notify any 
successor in title to him as to all or any portion of the land affected by the approved plan of the 
conditions contained in the permit.  

f. The local issuing authority may reject a permit application if the applicant has had two or more 
violations of previous permits or the Erosion and Sedimentation Act permit requirements within 
three years prior to the date of the application, in light of O.C.G.A. § 12-7-7(f)(1).  

Sec. 9.7.5. Inspection and Enforcement 

A. The Director will periodically inspect the sites of land-disturbing activities for which permits have been issued 
to determine if the activities are being conducted in accordance with the plan and if the measures required 
in the plan are effective in controlling erosion and sedimentation. Also, the local issuing authority shallwill 
regulate primary, secondary and tertiary permittees as such terms are defined in the state general permit. 
Primary permittees shallwill be responsible for installation and maintenance of best management practices 
where the primary permittee is conducting land-disturbing activities. Secondary permittees shallwill be 
responsible for installation and maintenance of best management practices where the secondary permittee 
is conducting land-disturbing activities. Tertiary permittees shallwill be responsible for installation and 
maintenance where the tertiary permittee is conducting land-disturbing activities. If, through inspection, it is 
deemed that a person engaged in land-disturbing activities as defined herein has failed to comply with the 
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approved plan, with permit conditions, or with the provisions of this Division, a written notice to comply 
shallwill be served upon that person. The notice shallwill set forth the measures necessary to achieve 
compliance and shallwill state the time within which such measures must be completed. If the person 
engaged in the land-disturbing activity fails to comply within the time specified, he shallwill be deemed in 
violation of this Division.  

B. The local issuing authority must amend its ordinances to the extent appropriate within 12 months of any 
amendments to the Erosion and Sedimentation Act of 1975.  

C. The Director shallwill have the power to conduct such investigations as it may reasonably deem necessary to 
carry out duties as prescribed in this Division, and for this purpose to enter at reasonable times upon any 
property, public or private, for the purpose of investigation and inspecting the sites of land-disturbing 
activities.  

D. No person shallwill refuse entry or access to any authorized representative or agent of the local issuing 
authority, the commission, the district, or division who requests entry for the purposes of inspection, and 
who presents appropriate credentials, nor shallwill any person obstruct, hamper or interfere with any such 
representative while in the process of carrying out his official duties.  

E. The district or the commission or both shallwill semi-annually review the actions of counties and 
municipalities which have been certified as local issuing authorities pursuant to O.C.G.A. § 12-7-8(a). The 
district or the commission or both may provide technical assistance to any county or municipality for the 
purpose of improving the effectiveness of the county's or municipality's erosion, sedimentation and pollution 
control program. The district or the commission shallwill notify the division and request investigation by the 
division if any deficient or ineffective local program is found.  

F. The division may periodically review the actions of counties and municipalities which have been certified as 
local issuing authorities pursuant to O.C.G.A. § 12-7-8(a). Such review may include, but shallwill not be 
limited to, review of the administration and enforcement of a governing authority's ordinance and review of 
conformance with an agreement, if any, between the district and the governing authority. If such review 
indicates that the governing authority of any county or municipality certified pursuant to O.C.G.A. § 12-7-8(a) 
has not administered or enforced its ordinances or has not conducted the program in accordance with any 
agreement entered into pursuant to O.C.G.A. § 12-7-7(e), the division shallwill notify the governing authority 
of the county or municipality in writing. The governing authority of any county or municipality so notified 
shallwill have 90 days within which to take the necessary corrective action to retain certification as a local 
issuing authority. If the county or municipality does not take necessary corrective action within 90 days after 
notification by the division, the division shallwill revoke the certification of the county or municipality as a 
local issuing authority.  

Sec. 9.7.6. Penalties and Incentives 

A. Failure to Obtain a Permit for Land-Disturbing Activity If any person commences any land-disturbing activity 
requiring a land-disturbing permit as prescribed in this Division without first obtaining said permit, the 
person shallwill be subject to revocation of the work permit or other authorization for the conduct of a 
business and associated work activities within the jurisdictional boundaries of the local issuing authority.  

B. Stop-Work Orders    

1. For the first violation of the provisions of this Division, the Director, EPD or the local issuing authority 
shallwill provide official notice to the violator. The violator shallwill have 48 hours to correct the 
violation. If the violation is not corrected within 48 hours, the Director, EPD or the local issuing 
authority shallwill issue a stop-work order requiring that land-disturbing activities be stopped until 
necessary corrective action or mitigation has occurred. In cases where there is danger of damage to 
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state waters, stormwater systems or adjacent property a stop work order may be issued and the 
violator shallwill correct the violation immediately.  

2. All stop-work orders shallwill be effective immediately upon issuance and shallwill be in effect until the 
necessary corrective action or mitigation has occurred.  

3. When a violation in the form of taking action without a permit, failure to maintain a stream buffer, 
failure to follow the approved plan, failure to maintain required BMPs or significant amounts of 
sediment, as determined by the local issuing authority or by the Director, EPD or his or her designee, 
have been or are being discharged into state waters, offsite or streets and where best management 
practices have not been properly designed, installed, and maintained, a stop-work order shallwill be 
issued and citation may be issued, by the local issuing authority or by the Director, EPD or his or her 
designee. All such stop-work orders shallwill be effective immediately upon issuance and shallwill be in 
effect until the necessary corrective action or mitigation has occurred. Such stop-work orders shallwill 
apply to all land-disturbing activity on the site with the exception of the installation and maintenance 
of temporary or permanent erosion and sediment controls.  

C. Bond Forfeiture If, through inspection, it is determined that a person engaged in land-disturbing activities 
has failed to comply with the approved plan, a written notice to comply shallwill be served upon that person. 
The notice shallwill set forth the measures necessary to achieve compliance with the plan and shallwill state 
the time within which such measures must be completed. If the person engaged in the land-disturbing 
activity fails to comply within the time specified, he shallwill be deemed in violation of this Division and, in 
addition to other penalties, shallwill be deemed to have forfeited his performance bond, if required to post 
one under the provisions of Sec. 9.7.4.B. The local issuing authority may call the bond or any part thereof to 
be forfeited and may use the proceeds to hire a contractor to stabilize the site of the land-disturbing activity 
and bring it into compliance.  

D. Monetary Penalties Any person who violates any provisions of this Division, or any permit condition or 
limitation established pursuant to this Division, or who negligently or intentionally fails or refuses to comply 
with any final or emergency order of the Director may be cited for the violation of this Division. Any person 
who violates any provisions of this Division, or any permit condition or limitation established pursuant to this 
Division, or who negligently or intentionally fails or refuses to comply with any final or emergency order of 
the Director issued as provided in this Division shallwill be liable for a civil penalty not to exceed $2,500.00 
per day, except that the penalty for violations associated with stand alone residential development shallwill 
be pursuant to Sec. 1-10 of the City Code. For the purpose of enforcing the provisions of this Division, 
notwithstanding any provisions in any City Charter to the contrary, municipal courts shallwill be authorized 
to impose penalty not to exceed $2,500.00 for each violation, except that the penalty for violations 
associated with stand alone residential development shallwill be pursuant to Sec. 1-10 of the City Code for 
each violation. Notwithstanding any limitation of law as to penalties which can be assessed for violations of 
county ordinances, any magistrate court or any other court of competent jurisdiction trying cases brought as 
violations of this Division under county ordinances approved under this Division shallwill be authorized to 
impose penalties for such violations not to exceed $2,500.00 for each violation, except that the penalty for 
violations associated with stand alone residential development shallwill be pursuant to Sec. 1-10 of the City 
Code for each violation. Each day during which violation or failure or refusal to comply continues shallwill be 
a separate violation.  

Sec. 9.7.7. Education and Certification 

A. Persons involved in land development design, review, permitting, construction, monitoring, or inspection or 
any land-disturbing activity shallmust meet the education and training certification requirements, dependent 
on their level of involvement with the process, as developed by the commission in consultation with the 
division and the stakeholder advisory board created pursuant to O.C.G.A. § 12-7-20.  
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B. For each site on which land-disturbing activity occurs, each entity or person acting as either a primary, 
secondary, or tertiary permittee, as defined in the state general permit, shallmust have as a minimum one 
person who is in responsible charge of erosion and sedimentation control activities on behalf of said entity or 
person and meets the applicable education or training certification requirements developed by the 
commission present on site whenever land-disturbing activities are conducted on that site. A project site 
shallwill herein be defined as any land-disturbance site or multiple sites within a larger common plan of 
development or sale permitted by an owner or operator for compliance with the state general permit.  

C. Persons or entities involved in projects not requiring a state general permit but otherwise requiring certified 
personnel on site may contract with certified persons to meet the requirements of this Division.  

D. If a state general permittee who has operational control of land-disturbing activities for a site has met the 
certification requirements of O.C.G.A. § 12-7-19(b)(1), then any person or entity involved in land-disturbing 
activity at that site and operating in a subcontractor capacity for such permittee shallmust meet those 
educational requirements specified in O.C.G.A. § 12-7-19(b)(4) and shallwill not be required to meet any 
educational requirements that exceed those specified in said subsection.  

Sec. 9.7.8. Administrative Appeal, Judicial Review 

A. Administrative remedies The suspension, revocation, modification or grant with condition of a permit by the 
local issuing authority upon finding that the holder is not in compliance with the approved erosion, sediment 
and pollution control plan; or that the holder is in violation of permit conditions; or that the holder is in 
violation of any ordinance; shallwill entitle the person submitting the plan or holding the permit to a hearing 
before the Board of Appeals within 30 days after receipt by the local issuing authority of written notice of 
appeal.  

B. Judicial Review Any person, aggrieved by a decision or order of the local issuing authority, after exhausting 
his administrative remedies, shallwill have the right to appeal denovo to the Superior Court of Fulton County, 
Georgia.  

Sec. 9.7.9. Effectivity, Validity and Liability 

A. Effectivity This Division became effective on the twentieth day of April, 2010.  

B. Validity If any section, paragraph, clause, phrase, or provision of this Division shallwill be adjudged invalid or 
held unconstitutional, such decisions shallwill not affect the remaining portions of this Division.  

C. Liability    

1. Neither the approval of a plan under the provisions of this Division, nor the compliance with provisions 
of this Division shallwill relieve any person from the responsibility for damage to any person or 
property otherwise imposed by law nor impose any liability upon the local issuing authority or district 
for damage to any person or property.  

2. The fact that a land-disturbing activity for which a permit has been issued results in injury to the 
property of another shallwill neither constitute proof of nor create a presumption of a violation of the 
standards provided for in this Division or the terms of the permit.  

3. No provision of this Division shallwill permit any persons to violate the Georgia Erosion and 
Sedimentation Act of 1975, the Georgia Water Quality Control Act or the rules and regulations 
promulgated and approved thereunder or pollute any waters of the state as defined thereby.  

Div. 9.8. Illicit Discharge and Connection 
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Sec. 9.8.1. General Provisions 

A. Purpose and intent The purpose of this Division is to protect the public health, safety, environment and 
general welfare through the regulation of nonstormwater discharges to the City separate storm sewer 
system to the maximum extent practicable as required by federal law. This Division establishes methods for 
controlling the introduction of pollutants into the City separate storm sewer system in order to comply with 
requirements of the National Pollutant Discharge Elimination System (NPDES) permit process. The objectives 
of this Division are to:  

1. Regulate the contribution of pollutants to the storm sewer system by any person;  

2. Prohibit illicit discharges and illegal connections to the storm sewer system;  

3. Prevent nonstormwater discharges, generated as a result of spills, inappropriate dumping or disposal, 
to the storm sewer system; and  

4. Establish legal authority to carry out all inspection, surveillance, monitoring and enforcement 
procedures necessary to ensure compliance with this Division.  

B. Compatibility with Other Regulations This Division is not intended to modify or repeal any other chapter, 
rule, regulation, or other provision of law. The requirements of this Division are in addition to the 
requirements of any other chapter, rule, regulation, or other provision of law, and where any provision of 
this Division imposes restrictions different from those imposed by any other chapter, rule, regulation, or 
other provision of law, whichever provision is more restrictive or imposes higher protective standards for 
human health or the environment shall control.  

C. Responsibility for Administration The Department shall administer, implement, and enforce the provisions 
of this Division.  

Sec. 9.8.2. Violations, Enforcement, Penalties 

A. Violations    

1. It is unlawful for any person to violate any provision or fail to comply with any of the requirements of 
this Division. Any person who has violated or continues to violate the provisions of this Division may be 
subject to the enforcement actions outlined in this section or may be restrained by injunction or 
otherwise abated in a manner provided by law.  

2. In the event the violation constitutes an immediate danger to public health or public safety, the 
Department is authorized to enter upon the subject private property, without giving prior notice, to 
take any and all measures necessary to abate the violation and/or restore the property. The 
Department is authorized to seek costs of the abatement as provided herein.  

B. Notice of Violation Whenever the Department finds that a violation of this Division has occurred, the 
Department may order compliance by written notice of violation.  

1. The notice of violation shall contain:  

a. The name and address of the alleged violator;  

b. The address, when available, or a description of the building, structure or land upon which the 
violation is occurring, or has occurred;  

c. A statement specifying the nature of the violation;  

d. A description of the remedial measures necessary to restore compliance with this Division and a 
time schedule for the completion of such remedial action;  
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e. A statement of the penalty or penalties that shall or may be assessed against the person to whom 
the notice of violation is directed; and  

f. A statement that the determination of violation may be appealed to the Department by filing a 
written notice of appeal within 30 days of service of notice of violation.  

2. Such notice may require, without limitation:  

a. The performance of monitoring, analyses, and reporting;  

b. The elimination of illicit discharges and illegal connections;  

c. That violating discharges, practices, or operations shall cease and desist;  

d. The abatement or remediation of stormwater pollution or contamination hazards and the 
restoration of any affected property;  

e. Payment of costs to cover administrative and abatement costs; and  

f. The implementation of pollution prevention practices.  

C. Appeal of Notice Any person receiving a notice of violation may appeal the determination of the 
Department. The notice of appeal must be received within 30 days from the date of the notice of violation. 
Hearing on the appeal before the Director or his designee shall take place within 15 days from the date of 
receipt of the notice of appeal. The decision of the appropriate authority or designee is final.  

D. Enforcement Measures After Appeal If the violation has not been corrected pursuant to the requirements 
set forth in the notice of violation, or, in the event of an appeal, within 30 days of the decision of the 
appropriate authority upholding the decision of the Department, then representatives of the Department 
may enter upon the subject private property and are authorized to take any and all measures necessary to 
abate the violation and/or restore the property. It is unlawful for any person, owner, agent or person in 
possession of any premises to refuse to allow the government agency or designated contractor to enter 
upon the premises for the purposes set forth in this section.  

E. Costs of Abatement of Violation Within 60 days after abatement of the violation, the owner of the property 
will be notified of the cost of abatement, including administrative costs. The property owner may file a 
written protest objecting to the assessment or to the amount of the assessment within 30 days of such 
notice. If the amount due is not paid within 30 days after receipt of the notice, or if an appeal is taken within 
30 days after a decision on said appeal, the charges shall become a special assessment against the property 
and shall constitute a lien on the property for the amount of the assessment.  

F. Civil Penalties In the event the alleged violator fails to take the remedial measures set forth in the notice of 
violation or otherwise fails to cure the violations described therein within ten days, or such greater period as 
the Department shall deem appropriate, after the Department has taken one or more of the actions 
described in Sec. 9.8.2.E, the Department may impose a penalty not to exceed $1,000.00 (depending on the 
severity of the violation) for each day the violation remains unremedied after receipt of the notice of 
violation.  

G. Criminal Penalties For intentional and flagrant violations of this Division, the Department may issue a 
citation to the alleged violator requiring such person to appear in municipal court to answer charges for such 
violation. Upon conviction, such person shall be guilty of a violation of this Code. Each act of violation and 
each day upon which any act of violation shall occur shall constitute a separate violation of this Code.  

H. Violations Deemed a Public Nuisance In addition to the enforcement processes and penalties provided, any 
condition caused or permitted to exist in violation of any of the provisions of this Division is a threat to public 
health, safety, welfare, and environment and is declared and deemed a nuisance, and may be abated by 
injunctive or other equitable relief as provided by law.  
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I. Remedies not Exclusive The remedies listed in this Division are not exclusive of any other remedies available 
under any applicable federal, state or local law and the Department may seek cumulative remedies.  

J. Recovery of Fees and Costs The Department may recover attorney's fees, court costs, and other expenses 
associated with enforcement of this section, including sampling and monitoring expenses.  

Sec. 9.8.3. Prohibitions 

A. Prohibition of Illicit Discharges No person shall throw, drain, or otherwise discharge, cause, or allow others 
under his control to throw, drain, or otherwise discharge into the City separate storm sewer system any 
pollutants or waters containing any pollutants other than stormwater.  

B. Exemptions The following discharges are exempt from the prohibition provision above:  

1. Water line flushing performed by a government agency, other potable water sources, landscape 
irrigation or lawn watering, diverted stream flows, rising groundwater, groundwater infiltration to 
storm drains, uncontaminated pumped groundwater, foundation or footing drains (not including active 
groundwater dewatering systems), crawl space pumps, air conditioning condensation, springs, natural 
riparian habitat or wetland flows, and any other water source not containing pollutants;  

2. Discharges or flows from firefighting, and other discharges specified in writing by the Director as being 
necessary to protect public health and safety;  

3. The prohibition provision above shall not apply to any nonstormwater discharge permitted under an 
NPDES permit or order issued to the discharger and administered under the authority of the state and 
the Federal Environmental Protection Agency, provided that the discharger is in full compliance with all 
requirements of the permit, waiver, or order and other applicable laws and regulations, and provided 
that written approval has been granted for any discharge to the City separate storm sewer system.  

C. Prohibition of Illegal Connections The construction, connection, use, maintenance or continued existence of 
any illegal connection to the storm sewer system is prohibited.  

1. This prohibition expressly includes, without limitation, illegal connections made in the past, regardless 
of whether the connection was permissible under law or practices applicable or prevailing at the time 
of connection.  

2. A person violates this Division if the person connects a line conveying sewage to the storm sewer 
system, or allows such a connection to continue.  

3. Improper connections in violation of this Division must be disconnected and redirected, if necessary, to 
an approved onsite wastewater management system or the sanitary sewer system upon approval of 
the Public Works Department.  

4. Any drain or conveyance that has not been documented in plans, maps or equivalent, and which may 
be connected to the storm sewer system, is located by the owner or occupant of that property upon 
receipt of written notice of violation from the Department requiring that such locating be completed. 
Such notice will specify a reasonable time period within which the location of the drain or conveyance 
is to be completed, that the drain or conveyance be identified as storm sewer, sanitary sewer or other, 
and that the outfall location or point of connection to the storm sewer system, sanitary sewer system 
or other discharge point be identified. Results of these investigations are to be documented and 
provided to the Department.  
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Sec. 9.8.4. Industrial, Construction Discharges 

Any person subject to an industrial or construction activity NPDES stormwater discharge permit shall comply with 
all provisions of such permit. Proof of compliance with said permit may be required in a form acceptable to the 
Department prior to allowing discharges to the City separate storm sewer system.  

Sec. 9.8.5. Access, Inspection 

The Department is permitted to enter and inspect properties and facilities at reasonable times as often as may be 
necessary to determine compliance with this Division.  

A. If a property or facility has security measures in force that require proper identification and clearance before 
entry into its premises, the owner or operator shall make the necessary arrangements to allow access to 
representatives of the Department.  

B. The owner or operator shall allow the Department ready access to all parts of the premises for the purposes 
of inspection, sampling, photography, videotaping, examination and copying of any records that are required 
under the conditions of an NPDES permit to discharge stormwater.  

C. The Department shall have the right to set up on any property or facility such devices as are necessary, in the 
opinion of the Department, to conduct monitoring and/or sampling of flow discharges.  

D. The Department may require the owner or operator to install monitoring equipment and perform 
monitoring as necessary, and make the monitoring data available to its designees. This sampling and 
monitoring equipment is maintained at all times in a safe and proper operating condition by the owner or 
operator at his own expense. All devices used to measure flow and quality is calibrated to ensure their 
accuracy.  

E. Any temporary or permanent obstruction to safe and easy access to the property or facility to be inspected 
and/or sampled is promptly removed by the owner or operator at the written or oral request of the 
Department and shall not be replaced. The costs of clearing such access is borne by the owner or operator.  

F. Unreasonable delays in allowing the Department access to a facility is a violation of this Division.  

G. If the Department has been refused access to any part of the premises from which stormwater is discharged, 
and the Department is able to demonstrate probable cause to believe that there may be a violation of this 
Division, or that there is a need to inspect and/or sample as part of a routine inspection and sampling 
program designed to verify compliance with this Division or any order issued hereunder, or to protect the 
overall public health, safety, environment and welfare of the community, then the Department may seek 
issuance of a search warrant from any court of competent jurisdiction.  

Sec. 9.8.6. Notification 

A. Notwithstanding other requirements of law, as soon as any person responsible for a facility, activity or 
operation, or responsible for emergency response for a facility, activity or operation has information of any 
known or suspected release of pollutants or nonstormwater discharges from that facility or operation which 
is resulting or may result in illicit discharges or pollutants discharging into stormwater, the City separate 
storm sewer system, state waters, or waters of the U.S., said person shall take all necessary steps to ensure 
the discovery, containment, and cleanup of such release so as to minimize the effects of the discharge.  

B. Said person shall notify the authorized enforcement agency in person or by phone, facsimile or in person no 
later than 24 hours of the nature, quantity and time of occurrence of the discharge. Notifications in person 
or by phone are confirmed by written notice addressed and mailed to the Department within three business 
days of the phone or in-person notice. If the discharge of prohibited materials emanates from a commercial 
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or industrial establishment, the owner or operator of such establishment shall also retain an on-site written 
record of the discharge and the actions taken to prevent its recurrence. Such records are retained for at least 
three years. Said person shall also take immediate steps to ensure no recurrence of the discharge or spill.  

C. In the event of such a release of hazardous materials, emergency response agencies and/or other 
appropriate agencies are immediately notified.  

D. Failure to provide notification of a release as provided above is a violation of this Division.  
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ARTICLE 10.  

STREETS & IMPROVEMENTS 

 

   

   

Div. 10.1. General Provisions 

Sec. 10.1.1. Purpose and Intent 

This chapter is intended to serve the following purposes.  

A. To protect and promote the public health, safety, and general welfare.  

B. To provide a system for the subdividing of lands and the accurate recording of land titles.  

C. To provide assurance that, lots shown on recorded subdivision plats are usable by the purchasers for their 
intended and permitted functions.  

D. To encourage economically sound and orderly land development in accordance with the policies and 
objectives of the City of Sandy Springs, Georgia, Comprehensive Plan.  

E. To assure the provision of required streets, utilities, and other facilities and services to new land 
developments in conformance with public improvement policies of the City.  

F. To assure adequate provision of safe and convenient traffic access and circulation, both vehicular and 
pedestrian, within new land developments and the surrounding City thoroughfares.  

G. To assure the provision of needed open spaces and public facility sites in new land developments through 
the dedication or reservation for purchase of land for public purposes.  

H. To assure equitable review and approval of all subdivision and site plans by providing uniform procedures 
and standards for the developer.  
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Sec. 10.1.2.  – Complete Streets Policy 

A. This policy applies to all new construction and reconstruction of roadways within the limits of the City 

of Sandy Springs; 

B. Roadway projects should balance the transportation operational and safety needs of all users 

regardless of mode, for commercial and non-commercial travel, as well as access and mobility to 

adjacent land use; 

C. Roadway projects should consider the unique needs of vulnerable road users including pedestrians, 

bicyclists, persons using transit, persons with disabilities, older adults and youth; 

D. Roadway projects should make use of the latest and best design standards, policies, and guidelines; 

E. Complete Streets solutions shall be developed based on adopted standards (Division 10.4 – Street 

Standards of the Development Code and Section 2 – Street Framework and Mobility Maps: Typical 

Sections and Details  of the Technical Manual) to fit within the context of the community, and these 

solutions shall be flexible so that the needs of the corridor can be met without wasting resources; and 

F. All departments shall collaborate to ensure the implementation of the policy through all public capital 

improvements and, maintenance and private development projects. 

Sec. 10.1.3. Suitability of Land 

A. Land subject to flooding, improper drainage or erosion, and any land deemed to be unsuitable for 
development due to steep slopes, unsuitable soils or subsurface conditions, or similar conditions, must not 
be subjected to development for any uses as may continue such conditions or increase danger to health, 
safety, life, or property, unless steps are taken to eliminate or abate these conditions.  

B. Land within a proposed subdivision or development that is unsuitable for development must be:  

1. Incorporated into the buildable lots as excess land,  

2. Established as a conservation area, common area; or  

3. Legally disposed of in a manner which would prevent the potential sale or transfer of the lot as 
potentially buildable lot of record.  

Div. 10.2. Subdivision 

Sec. 10.2.1. Lots 

A. Lots must conform to minimum requirements of the applicable zoning district.  

B. The size, shape, arrangement and orientation of every lot is subject to the approval of the Director for the 
type of development and use contemplated.  

C. Lots not served by public sewer or community sanitary sewage system or public water must meet the 
minimum dimension and area requirements of the Fulton County Health Department in addition to the 
minimum dimension and area requirements of this Development Code.  

D. Reserved.  
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E. Each lot must have direct access to an abutting, existing public street,  or to a street contained within the 
proposed subdivision, or follow the requirements of a Development Pattern (Div. 6.3.). A connection through 
an approved private drive may be permitted by the Director.  

F. When subdividing land adjacent to or surrounding an existing or proposed lake, the lots abutting the lake 
must be drawn to the center of the lake, except when the lake is proposed for recreational or stormwater 
management purposes and will be contained on an individual lot of record and maintained by the 
homeowners' association.  

Sec. 10.2.2. Exempt Lots 

Lots that do not comply with the requirements of the applicable zoning district are prohibited, except as follows:  

A. Signage, Landscape Features The creation of an unbuildable lot in a proposed subdivision for the exclusive 
purpose of subdivision identification signagesigns or subdivision entrance landscape features is authorized 
only under the following circumstances (no waiver, exception or variance is allowed):  

1. The lot must be located at an entrance to the subdivision as an "island" in the right-of-way of a local or 
minor collector street;  

2. A mandatory homeowner's property owners’ association is required for the subdivision for ownership 
and maintenance of the lot as common area;  

3. Landscape planting within the right-of-way must comply with the Sandy Springs Technical Manual.  

B. Stormwater Management Facilities The creation of an un-buildable lot for the exclusive purpose of 
providing and maintaining a stormwater management facility is authorized.  

C. Private Streets The creation of an un-buildable lot for the exclusive purpose of providing and maintaining a 
private street is authorized.  

D. Conservation Areas The creation of an un-buildable lot for the exclusive purpose of conserving land from 
development is authorized and must be recorded as such.  

E. Common Areas The creation of an un-buildable lot, in common ownership, for the exclusive purpose of 
providing neighborhood amenities such as swimming pools or outdoor amenity space is authorized.  

Sec. 10.2.3. Offers of Land Dedication 

Where an applicant proposes the dedication of land to public use, and the Director or the appropriate agency finds 
that such land is neither required nor is it suitable for public use, the Director will require the rearrangement of 
lots to include such land in private ownership.  

Sec. 10.2.4. Public Dedication 

A. No land dedicated as a public street or any other public purpose will be opened or accepted, and no 
subdivision of land may be recorded before obtaining final plat approval from the Director.  

B. Approval must be entered in writing on the final plat by the Director.  

C. The Director is authorized to accept dedications of land and public facilities on behalf of the City and to cause 
such dedications to be recorded by the Clerk of Superior Court of Fulton County, subject to ratification by the 
City Council.  
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Sec. 10.2.5. Transfer of Land Ownership 

A. The City will not recognize any transfer of title to land in the City by any person, firm, partnership, 
association, corporation, estate, trust, developer, subdivider or any other owner or agent and no building 
permit may be issued on said land, unless:  

1. Legal access to the land is provided to a public or private street or accessible shared or public open 
space approved under the terms of this Development Code; and at least one of the following 
conditions is met:  

a. The land existed as a single parcel of ownership, recorded as such in its entirety and present 
boundaries with the clerk of Superior Court of Fulton County prior to the effective date of the 
2007 development/subdivision regulations and at the time of recording was in compliance with 
the zoning and subdivision regulations in effect at that time; OR  

b. The land is shown in its entirety and present boundaries on a final plat as approved (under this or 
any previous applicable ordinances or regulations) and duly recorded with the clerk of Superior 
Court of Fulton County; OR  

c. The land is shown in its entirety and present boundaries on a plat authorized by the Director and 
recorded with the Clerk of Superior Court of Fulton County pursuant to the ordinances governing 
subdivision exemptions contained in this Development Code; OR  

d. The land is an aggregation of properties for land assembly purposes, and no building permit will 
be requested prior to the filing of an application for an issuance of a land disturbance permit, 
pursuant to this Development Code.  

B. No person, firm, partnership, association, corporation, estate, trust, developer, subdivider or any other 
owner or agent may transfer title to any property by reference to, exhibition of, or any other use of any map 
of plat illustrating the subdivision of land without a final plat of said land showing the property first having 
been duly approved under the procedures of this Development Code or any previously applicable ordinances 
or regulations and recorded with the clerk to Superior Court of Fulton County.  

C. The division of property by court order, including, but not limited to, judgments of foreclosure or 
consolidation and disbursement of existing lots by deed or other recorded instruments, are not be 
considered a subdivision for purposes of, and do not obviate the necessity for compliance with, this 
Development Code.  

Sec. 10.2.6. Survey Monuments 

A. At least two permanent monuments must be accurately set and established to tie with the City GIS 
monuments or as required by the Director.  

B. The monuments must consist of a permanent material such as steel, concrete, iron or stone. The monuments 
must be set so that the top is 6 inches above the ground level, unless otherwise approved by the Director.  

C. The accurate location, material and size of all existing monuments must be shown on the final plat, as well as 
the future location of monuments to be placed after street improvements have been completed.  

Sec. 10.2.7. Standard Details and Specifications 

The Department maintains a set of standard details and specifications on file illustrating details of construction and 
design of streets, stormwater drainage facilities, site improvements and other elements related to the 
development of land in accordance with this Development Code and under the jurisdiction of the Department for 
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consultation and distribution. These details and specifications are contained in the Sandy Springs Technical 
Manual.  

Sec. 10.2.8. Plan and Plat Specifications 

The City's plan and plat specifications are contained in the Sandy Springs Technical Manual.  

Sec. 10.2.9. Open Space in River Corridor 

Open space provided in projects located in the Chattahoochee River Corridor must meet the following 
requirements:  

A. Open space must be permanent and must remain in its natural state, undisturbed and unoccupied by any 
structures or impervious surfaces, including septic tanks and septic tank drain fields, and except for approved 
access or utility crossings.  

B. Pedestrian access in open space is subject to the review and approval of the Director.  

C. Buffers, floodplains and wetlands may be used as open space.  

D. Open space provided in a development must be owned and maintained by the property owner, or in the 
case of a subdivision, by a property owner's association. The association must be established prior to or 
concurrent with the recording of the final plat of the subdivision. The association bylaws must include all of 
the following provisions:  

1. Automatic (mandatory) membership of all purchasers of lots in the subdivision and their successors;  

2. Conditions and timing of transferring control of the association from the developer to the lot owners, 
which must not exceed 4 years from the date of recording of the final plat of the subdivision;  

3. Responsibility for maintenance, insurance and taxes;  

4. Sharing of the costs of maintenance among the lot owners with shares defined by the association 
bylaws;  

5. Authority to place liens on the real property of members who fail to pay their dues or assessments; and  

6. Prohibition on the dissolution of the association without the approval of the City Council.  

E. The property owner, or the property owner's association, is responsible for the maintenance of open space. 
Open space must be kept in reasonable order and condition and maintained free from refuse, junk and 
debris.  

Sec. 10.2.10. Addresses and Names 

Addresses and names must meet the requirements set out in the Sandy Springs Technical Manual.  

Div. 10.3. Blocks and Access 

Sec. 10.3.1. Blocks 

A. Maximum Block Face The block standards below are required for all subdivision and major land 
development permits for sites exceeding the stated block face length. No block face or perimeter, when 
measured for the specific development, is allowed to exceed the thresholds of the following table, except as 
otherwise specified in this Section.  
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Connections to existing roads are required in all districts, except as described in Sec. 10.3.2.C.  

 Block Face  Maximum Block Perimeter 

Protected Neighborhoods  

RE-  n/a  n/a 

RD-27, RD-18, RD-15, RD-12  1,320' max  3,960’ max. 

RD-9, RD-7.5  660' max  2,400’ max. 

PK, CON  n/a  n/a 

Urban Neighborhoods  

RU-, RT, RM-, RX-  660' max  2,000’ max. 

Corridors and Nodes  

OX-, CX-, SX-, NEX-  660' max  2,000’ max. 

TX-, CS-  500' max  2,000’ max. 

IX-, CC-  660' max  2,000’ max. 

Perimeter Center  

PRL-, PXL-, PXM-, PXH-, PMH-  500' max  2,000’ max. 

 

B. Block Measurement    

1. A block face is bounded by a public or private street (not including an alley).  

2. All public right-of-way or private easement proposed as part of a development must be improved with 
a street.  

3. Block face is measured along the edge of the property adjoining the public right-of-way or private 
easement.  

4. The Director may modify the block face requirements when steep slopes in excess of 35%, freeways, 
railways, waterways, tree protection areas, stream buffers, cemeteries, open space or easements 
would make the provision of a complete block infeasible. When block length is modified by the 
Director, bicycle and pedestrian connections must be provided in place of the required street.  

5. When a newly created street results in a new block face greater than the dimensions established under 
Sec 10.3.1.A, additional streets intersecting the new block face are required.  
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6.  Block perimeter is the total length measured along all lot lines abutting public or private streets. 
 

Sec. 10.3.2. Access Standards 

A. Required Access Improvements Every developer of lands within the jurisdiction of this Development Code 
must provide access improvements as required by this Development Code and other pertinent codes, 
ordinances, and regulations of the City. The improvements and associated lands must be provided at no cost 
to the City, and must be dedicated or otherwise transferred, as required, to the public in perpetuity and 
without covenant or reservation, except as otherwise provided in this Division.  

B. Type of Improvements If no new street is required per Sec. 10.3.1. Blocks, any development project of at 
least 3 acres in size, 100,000 sq. ft. in gross floor area, or 25 residential units, whichever is less, or subject to 
Sec. 11.7.4. Preliminary Plat and Conceptual Plan Approval must provide a street (and not a drive) through 
the site. The street type and frontage, if applicable, must be determined by the Director, based on the 
proposed use and layout.  

C. Access to Adjacent Properties No subdivision or development may be designed to completely eliminate 
street access to adjoining parcels of land. Every development must be designed to facilitate access to 
adjoining properties which are developed or anticipated to be developed in a manner substantially similar to 
the subject property.  
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1. Exceptions    

a. In all districts, this requirement may be modified by the Director in cases of serious topographical 
hardship, dissimilar zoning which would create unacceptable land use conflicts between the two 
developments, or otherwise.  

b. In Protected Neighborhood Character Area zoning districts where a neighborhood street already 
exists and an extension or connection of said street to adjacent property, proposed for 
development or otherwise, would be to a road of collector or arterial classification, the street 
shall not be extended to connect to the collector or arterial road. Equally, if the development is 
proposed to be accessed from the collector or arterial road it shall not connect to the existing 
neighborhood street.  

2. Mitigation In all cases where the requirement for street access to adjacent properties is modified, 
prohibited, or waived by the Director as described in Sec. 10.3.2.C.1. above, bicycle and pedestrian 
connections must be provided in place of the otherwise required street.  

D. Cross-Access Easement In the RM- or RX- District, any Corridors & Nodes district or Perimeter Center district, 
the property owner must grant a cross-access easement as described in this Section to each adjoining 
property that is in the RM- or RX-District, any Corridors & Nodes district or Perimeter Center district, unless a 
street is provided as required in Sec. 10.3.1. The purpose of the easement or inter-parcel access is to 
facilitate movement of residents and customers and their vehicles from location or establishment to another 
establishment (lot to lot) without generating additional turning movements on a public street.  

When required by this Section, cross-access easements must be recorded in the office of the Clerk of 
Superior Court, Fulton County, and reference to deed book and copy of the recorded easement provided to 
the Director.  

 

1. Access Easement Provisions    

a. The cross-access easement must permit vehicle access from the adjoining property to driveways 
and parking areas intended for customer or tenant use.  

b. On-site parking spaces may be restricted to use by the owner's customers and tenants only.  

c. Upon the availability of access to driveways and parking areas of the adjoining lot, the pavement 
or other surfacing of the owner's driveways and parking areas must be extended to the point of 
access on the property line.  

d. Where cross-access arrangements exist that predate the provisions of this Ordinance, this access 
may not be blocked by any party,  

2. Location of Cross-Access Connections The location of vehicular connections across a property line 
should be mutually determined and constructed by both property owners, with priority given to the 
rear of the lot. In the case of coordination problems or any factors preventing construction of a cross-
access connection, the Director will determine the location of the connection to be constructed by 
property owners.  

3. Stub When an abutting owner refuses in writing to allow construction of the cross-access circulation on 
their property, a stub for future cross-access must be provided as close as possible to the common 
property line.  

4. Relief    

a. The Director may grant relief from this cross-access requirement, in whole or in part, provided 
the relief is deemed reasonable due to one or more of the following:  
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i. Topographic changes are too steep;  

ii. The presence of existing buildings, a stream or other natural features;  

iii. Site layout of developed properties;  

iv. Adjoining uses or their vehicles are incompatible; or  

v. Strict compliance would pose a safety hazard.  

b. When cross-access is waived by the Director, bicycle and pedestrian connections must be 
provided between abutting properties, except where there is a stream crossing greater than 15 
feet in width that interferes with such access.  

E. Vehicular Access to Lots All lots must provide vehicular access directly from a public street along the 
frontage or along another property line that abuts a public street. 

Div. 10.4. Street Standards 

Sec. 10.4.1. General 

A. Improvements Along State Highways    

1. For any development that abuts a State highway or other right-of-way controlled by the State of 
Georgia, improvements to the roadway and the location and design of any street or driveway providing 
access from the State highway must comply with the standards and requirements of the Georgia 
Department of Transportation.  

2. An approved permit for proposed access or improvements is required by Georgia Department of 
Transportation and must be incorporated into the construction drawings for the project prior to the 
issuance of a Land Disturbance Permit.  

Sec. 10.4.2. Street Types 

Streetscape improvements on all street frontages are required with major LDPs:  

a. On sites smaller than 2 acres;  

b. On sites at least 2 acres in size and with disturbance of at least 25% of the total site area;  

c. On sites at least 2 acres in size and less than 25% of the area disturbed, a determination will be made 
by the Director on which, if any, streetscape improvements will be required.  

The 25% threshold is calculated as cumulative disturbance over the past 3 years.  

For information on the requirements, see Div. 10.4.2.  

A. Applicability    

1. When a Preliminary Plat, Final Plat, or Major Land Disturbance Permit proposes the construction of a 
new street, the requirements of this Division apply.  
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2. When constructing a public or private street or reconstructing an existing street, sidewalks, bike lanes, 
curb and gutter, street trees, landscape areas, and other applicable improvements must be installed 
and constructed in accordance with this Division and the Sandy Springs Technical Manual.  

3. Existing streets may continue serving existing development in their current configuration; however, 
they must not be extended or substantially rebuilt except in conformance with this Division.  

4. A Major Land Disturbance Permit triggers both required street and streetscape improvements. These 
required improvements may be waived where the Director determines that a City project for these 
improvements is underway. This waiver does not include a waiver of the obligation to provide the 
required street right-of-way.  

B. Mobility Maps The City has created a series of maps included in the Sandy Springs Technical Manual that 
implement the Comprehensive Plan and Transportation Plan. The maps describe the required attributes for 
all streets throughout the City, including total right-of-way, lane width, sidewalk and sidewalk width, trails, 
bicycle facilities and pedestrian lighting. See also Appendix: City-wide Street Framework Map.  

C. Street Right-of-Way Width    

1. Street right-of-way or private easement width must be dedicated as specified in the Sandy Springs 
Technical Manual.  

2. Applicants must dedicate sufficient right-of-way to the City for streets and sidewalks. Generalized 
street right-of-way widths are illustrated in this Division. For further details, see the Sandy Springs 
Technical Manual.  

3. The Director may require turn lanes, and additional right-of-way beyond that shown in the applicable 
typical street cross-section to accommodate these lanes.  

4. City Projects do not need to dedicate right-of-way, and may be granted relief from this Division when 
deemed appropriate for the good of the community and general public, with the approval of the 
Director.  

D. Streets The streets included here describe a range of dimensions appropriate for each street type. A 
summary map is included in the Appendix. For additional details (including required dimensions and 
designations), see the Sandy Springs Technical Manual. City-initiated projects may differ from these typical 
sections.  

1. Type A: Two-Lane, No Parking  

2. Type B: Two-Lane, Parking  

3. Type C: Two-Lane, Median, No Parking  

4. Type D: Two-Lane, Median, Parking  

5. Type E: Four-Lane, Median, No Parking  

6. Type F: Two-Lane, Residential  

7. Roswell Road  

8. Powers Ferry Road  

9. Mount Vernon Highway  

8. Shared Street 

E. Accessways Accessways are not considered streets. They cannot be used to meet the lot width requirements 
as required by Articles 2, 3, 4 and 5.  
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1. Alley, Residential  

2. Alley, Mixed Use  

3. Pedestrian Passage  

4. Multi-Use Trail  

5. Commuter Trail  

F. City Center Network The City Center has a specific set of typical street standards, which are included in the 
Sandy Springs Technical Manual.  

G. Perimeter Center Improvement Districts (PCIDs) Network In addition to the remaining requirements of this 
Division, all development located within the Perimeter Community Improvement District, regardless of the 
Sandy Springs zoning district applied, must conform to the Public Space Standards issued by the District, 
except where they are less stringent than the City's own requirements.  

H. Street, Pedestrian Lights and Landscaping Street, pedestrian lighting and landscaping requirements are set 
out in the Sandy Springs Technical Manual.  

Sec. 10.4.3. Two-Lane, No Parking 

Type A  

 

Public Realm 

 Right-of-way, total  62' to 88' min  

 Right-of-way to centerline  31' to 44' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 12' min  
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 Street tree planting zone*  6' to 8' min  

Curb to Curb  

 Curb and gutter   

  Collector  24"  

  Arterial  30"  

  Bike facility  5' to 8' min  

  On-street parking  Not  
Required  

 Travel lane  11' to 12'  

*A reduced landscape strip of 2' may be allowed for existing single-family residential units within Protected 
Neighborhoods on streets classified as Collector or lower.  

 

Sec. 10.4.4. Two-Lane, Parking 

Type B  

 

Public Realm 

 Right-of-way, total  80' to 96' min  

 Right-of-way to centerline  40' to 48' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 8' min  

 Bike facility  5' to 8' min  

 Street tree planting zone*  6' to 8' min  

Curb to Curb  
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 Curb and gutter   

  Collector  24"  

  Arterial  30"  

 On-street parking  Required  

 Parking lane width  8'  

 Travel lane  12'  

*A reduced landscape strip of 2' may be allowed for existing single-family residential units within Protected 
Neighborhoods on streets classified as Collector or lower.  

 

Sec. 10.4.5. Two-Lane, Median, No Parking 

Type C  

 

Public Realm 

 Right-of-way, total  76' to 98' min  

 Right-of-way to centerline  38' to 49' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 10' min  

 Bike facility  5' to 8' min  

 Street tree planting zone  6' to 8' min  

Curb to Curb  

 Curb and gutter   

  Collector  24"  

  Arterial  30"  
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 On-street parking  Not  
Required  

 Travel lane  11' to 14'  

 Turn lane/median  
(including curb and gutter)  

14' min.  

 

Sec. 10.4.6. Two-Lane, Median, Parking 

Type D  

 

Public Realm 

 Right-of-way, total  94' to 114' min  

 Right-of-way to centerline  47' to 57' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 10' min  

 Bike facility  5' to 8' min  

 Street tree planting zone  6' to 8' min  

Curb to Curb  

 Curb and gutter   

  Collector  24"  

  Arterial  30"  

 On-street parking  Required  

 Parking lane width  8'  

 Travel lane  12'  
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 Turn lane/median  
(including curb and gutter)  

14' min.  

 

Sec. 10.4.7. Four-Lane, Median, No Parking 

Type E  

 

Public Realm 

 Right-of-way, total  105' to 134' min  

 Right-of-way to centerline  52.5' to 67' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 12' min  

 Bike facility  8' to 12' min  

 Street tree planting zone  6' to 8' min  

Curb to Curb  

 Curb and gutter  30"  

 On-street parking  Not  
Required  

 Travel lane  11' to 12'  

 Turn lane/median  14' min.  
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Sec. 10.4.8. Two-Lane, Residential 

Type F  

 

Public Realm 

 Right-of-way, total  50' to 80' min  

 Right-of-way to centerline  25' to 40' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' min  

 Street tree planting zone*  6' min  

Curb to Curb  

 Curb and gutter  24"  

 Bike facility  0' to 5' min  

 On-street parking  Optional  

 Parking lane width  
(if provided)  

8'  

 Travel lane  10' to 12'  

*A reduced landscape strip of 2' may be allowed for existing single-family residential units within Protected 
Neighborhoods on streets classified as Collector or lower.  
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Sec. 10.4.9. Roswell Road 

 

 

 

Public Realm 

 Right-of-way, total  130' 175’ min  

 Right-of-way to centerline  65' 87’-6” min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  910' min  

 Bike facility (reserved)  5' min N/A 

 Street tree planting zone  10' min In Supplemental Zone 

Curb to Curb  
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 Curb and gutter  1830"  

 On-street parking  Not  
Required  

 Travel lane  11' min  

 Turn lane/median  
(including curb and gutter)  

10' 15’ min  

 

Sec. 10.4.10. Powers Ferry Road 

 

Public Realm 

 Right-of-way, total  76' to 98' min  

 Right-of-way to centerline  38' to 49' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 10' min  

 Bike facility  5' to 8' min  

 Street tree planting zone  6' to 8' min  

Curb to Curb  

 Curb and gutter   

  Collector  24"  

  Arterial  30"  

  On-street parking  Not  
Required  

 Travel lane  11' to 12'  

 Turn lane/median  
(including curb and gutter)  

14'  
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Sec. 10.4.11. Mount Vernon Highway 

 

Public Realm 

 Right-of-way, total  98' to 122' min  

 Right-of-way to centerline  49' to 61' min  
 

Streetscape  

 Maintenance strip  1' min  

 Walkway width  6' to 10' min  

 Bike facility  5' to 8' min  

 Street tree planting zone  6' to 8' min  

Curb to Curb  

 Curb and gutter   

  Collector  24"  

  Arterial  30"  

  On-street parking  Not  
Required  

 Transit lane (reserved)  11' to 12'  

 Travel lane  11' to 12'  

 Turn lane/median  
(including curb and gutter)  

14'  

 

Sec. 10.4.10. Shared Street 
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Public Realm 

 Right-of-way, total  24’-36’ 

 Right-of-way to centerline  12’-18’ 
  
 

  Maximum Length <600’ 

 Maintenance strip  1' min  

 Walkway width  N/A  

 Bicycle facility (reserved)  N/A  

 Street tree planting zone  Vvaries  

 Curb and gutter  Flush/none  

  On-street parking  Allowed   

 Travel lane  9’-10’  

 Turn lane N/A  

  Paving Materials Unit Pavers, Flamed Granite 
Slab or cobbles, Brick, 
Textured and/or Tinted (not 
stamped) Concrete 
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Sec. 10.4.12. Alley, Residential 

   

   

   

 

Public Realm 

 Right-of-way  20' min  

Streetscape  

 Utility zone  2' min  

Travelway  

 Lane Width  14'  

 Flush Curb  1' min  

 

Sec. 10.4.13. Alley, Mixed Use 
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Public Realm 

 Right-of-way  26' min  

Streetscape  

 Utility zone  2' min  

Travelway  

 Lane Width  16' min  

 Curb (unspecified)  —  

 

Sec. 10.4.14. Pedestrian Passage 

   

   

 

Public Realm 

 Right-of-way  20' min  

Streetscape  

 Utility zone  5' min  

 Paved pedestrian zone  6' min  

 Walkway type  Sidewalk  
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Sec. 10.4.15. Multi-Use Trail 

 

Public Realm 

 Right-of-way  20' min  

Streetscape  

 Utility zone  4' min  

 Paved pedestrian/bike zone  12' min  

 Walkway type  Pathway  
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Sec. 10.4.16. Commuter Trail 

 

Public Realm 

 Right-of-way  28' min  

Streetscape  

 Utility zone  4' min  

 Paved pedestrian/bike zone  12' min  

 Walkway type  Pathway  

 

Sec. 10.4.17. Alternative Streets 

A. Private Streets    

1. Private streets and accessways may be approved by the Director. Private streets must be platted as a 
separate lot. Such lots do not need to meet the zoning district dimensional requirements.  

2. Private streets and accessways must be designed and constructed to the roadway construction and 
right-of-way standards of the City, both aboveground and belowground, as contained in this Division 
and the Sandy Springs Technical Manual. The Director will determine the applicable street type per Sec. 
10.4.2.D.  

3. Private streets are not dedicated to the public and will not be publicly maintained.  

4. In residential subdivisions where private streets are proposed, the Director may require a public street 
for cross-access connectivity to adjacent lots.  
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5. Private streets must be maintained by a mandatory homeowners association and documents of 
incorporation must be submitted to the Director for review and approval prior to the recording of the 
final plat. Private streets must be clearly designated on the final plat.  

B. Gated Access Gated public or private streets are not allowed.  

C. Vehicular Access Easements Vehicular access may be provided from a public street indirectly via easement in 
any of the following circumstances:  

1. The property is not required to provide a minimum frontage by the applicable zoning district, provided 
that the easement must be in a location and the access driveway must have a width and alignment 
acceptable to the Fire Department and the Department.  

2. The property is a buildable lot of record, as defined in this Development Code, but does not meet the 
minimum frontage requirement of the applicable zoning district. The property must be served by an 
exclusive access easement which is limited to the provision of access to only one principal use or 
structure.  

3. The access easement serves a single-family residence on a lot that is otherwise a buildable lot of 
record, and is sharing a common driveway with no more than 2 other single-family residences.  

4. The access easement was lawfully established as such under the code or ordinances of the City, prior to 
the adoption of this Development Code.  

5. The access easement coincides with a private roadway approved under the code, ordinances, or 
regulations of the City. All new private roadways must be constructed to the roadway standards of this 
Article, and their ownership and maintenance responsibility by private parties. The access easement 
width must be the same as required for right-of-way on a similarly classified public road, for example, 
the easement on a local street within a residential subdivision must be the same width as the right-of-
way for a public, local residential street.  

Sec. 10.4.18. Additional Street Standards 

A. Total Dwelling Units with Single Entrance    

1. A maximum of 50 residential dwelling units is allowed to be constructed with only one street outlet to 
an existing public street.  

2. A modified maximum may be approved by the Director, provided that alternative mitigation that 
ensures life safety is provided.  

3. A modified maximum may be approved by the Director where extreme topography prohibits an 
additional connection.  

B. Visibility at Intersections Where a driveway intersects a public or private right-of-way or where property 
abuts the intersection of two public or private rights-of-way, unobstructed sight distance must be provided 
at all times within the sight triangle area on the property adjacent to the intersection in order to ensure that 
safe and adequate sight distance is provided. For calculation of the appropriate sight triangle, see the Sandy 
Springs Technical Manual.  

C. Dead-End Streets    

1. General Dead-end streets are permitted only with the approval of the Director. Dead-end streets that 
exceed 150 feet in length must provide an adequate turn-around as approved by the Fire Marshal. 
Street length is measured from the end of the improved surface to the center of the intersection with 
the connecting street.  
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2. Alternative Designs Alternative designs may be approved at the time of subdivision. Sample alternative 
designs are included in the Sandy Springs Technical Manual.  

3. Traffic Calming Measures Where existing residential streets are longer than 600 feet, traffic calming 
devices may be required by the Director. These measures may include green space, median islands, 
roundabouts and or other traffic calming devices. Any traffic calming must be consistent with the City's 
adopted traffic calming policy.  

 

Div. 10.5. Improvements 

Sec. 10.5.1. Sandy Springs Technical Manual 

A. The Sandy Springs Technical Manual contains improvement requirements, including but not limited to:  

1. Plan and Plat Specifications.  

2. Street Design and Construction Standards.  

3. Access and Driveway Spacing.  

4. Utilities and Easements.  

5. Grading and Drainage.  

6. Water Conservation.  
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Post-Open House Draft Changes Summary   |   11 8 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 façade 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 Identify 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 3rd party daycare at private schools and places of worship as permitted accessory uses 
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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 ½ 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.J. Removed proposed edit which would have added back “concurrent variances” 
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TO: Honorable Planning Commission Members 
    
FROM: Michele McIntosh-Ross, Planning & Zoning Manager 
    
DATE: November 10, 2023 Submission for the November 13, 2023 Meeting 
    
ITEM: Crossroads Small Area Plan 2023 
     
  
Recommendation: 
  
Approval 
  
Background: 
  
The Crossroads area was studied as part of the Roswell Road Small Area Plan in 2017, a component of 
the City’s Next Ten Comprehensive Plan 2017. During the 2022 5-year Update of the Next Ten, the 
Crossroads area was identified as an area to study and update small area plan. In late 2022, the City 
retained the professional consulting services of RHI to oversee development of the Plan Update and RKG 
& Associates for the economic analysis, to assist the staff planning team and the community with 
identifying the appropriate projects, policies and programs. 
  
The Crossroads Small Area Plan Update kicked off in January of 2023 with focus group meetings and a 
site visit to assess the area. Public engagement opportunities included two in-person public open houses, 
two online engagement activities, stakeholder discussions with commercial property owners, business 
owners, and residents in the area. The feedback gathered from these events has informed the 
recommendations for the Crossroads Small Area Plan Update. 
  
Discussion: 
  
The Crossroads Small Area Plan Update provides an action plan with policies and programs that are 
meant to meet the vision and goals identified in the Plan to guide future development and growth for the 
Crossroads area. 
  
Alternatives: 
  
The Planning Commission may recommend to deny or to defer this case. 
  
Attachments: 
  
1. Crossroads Presentation 
2. Crossroads Small Area Plan 
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Roswell Road (looking north) along the Crossroads area with rolling topography
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The Crossroads Small Area Plan Update focuses on protecting the area’s assets and existing 
communities while positioning the area for limited redevelopment that leverages its prime location 
at a key “crossroads” within the City of Sandy Springs. The plan envisions a green and more-
connected area with a mixed-use core that serves as a destination and gathering place for the city 
while adding a variety of new housing options. The vision for the Crossroads area updates and 
advances Roswell Road’s ongoing transformation into a multimodal boulevard that connects vibrant 
mixed-use neighborhoods through the heart of the city. 

Create a connected network of parks, open spaces, 
and natural areas that leverages existing natural 
resources, including the Long Island Creek corridor and 
offers new recreational amenities for residents. Additional 
neighborhood-serving open spaces will be constructed as 
part of redevelopment.    

Establish a connected network of streets, 
sidewalks, trails, bicycle routes, and transit to 
provide additional  transportation options and potential 
routes through the area, while also providing safe 
connections to area destinations. 

Promote strategic redevelopment based on market 
feasibility while ensuring compatible transitions between 
existing and new development. The vision for redevelopment 
focuses on establishing a context-appropriate and mixed-
use core for the area based on properties immediately west 
of Roswell Road, including The Prado, while promoting 
contextually appropriate residential development along 
Northwood Drive and Lake Forrest Drive. 

Encourage protection, preservation and 
rehabilitation of existing workforce housing. The 
plan aims to preserve housing affordability while promoting 
improved conditions through maintenance and upgrades of 
existing housing, supported by exploration of housing tax 
credits and other federal, state and local funding.

PROTECTION, PRESERVATION & REHABILITATION OPEN SPACE & NATURAL AREAS

CONNECTIVITYSTRATEGIC REDEVELOPMENT

FIGURE: 1.1

THE VISION
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The planning process was structured in four phases, as follows:

EXISTING CONDITIONS ANALYSIS
The planning process began with an existing conditions 
analysis phase, during which the planning team conducted site 
visits, met with key stakeholders and City Council members, 
and reviewed relevant plans, studies and data on current 
conditions.

PRELIMINARY CONCEPTS AND PREFERRED CONCEPT
A second phase of the planning process focused on developing 
preliminary concepts and identifying a preferred concept. 
This phase began with an online community survey (in 
English and Spanish) and a series of pop-up events to share 
information about the planning effort and solicit community 
input via the survey. Subsequently, the City hosted the first 
of two community meetings, during which the public had 
an opportunity to provide input on the existing conditions 
documentation as well as issues and opportunities identified to 
date. Based on the input received through these activities and 
through City Council work sessions, the planning team began 
exploring preliminary concepts for the area before coalescing 
around a preferred concept.

DRAFT PLAN
During the third phase of the planning process, a draft urban 
design plan, based on the preferred concept, was shared with 
the public at a second community meeting. A presentation, to 
introduce the draft urban design plan, and meeting exhibits, 
showcasing the draft plan and its components, were shared 
in both English and Spanish during the meeting. Based on 
feedback provided at the meeting, via a community comment 
form, and from City Council members in work sessions, the 
team refined the urban design plan and developed it in further 
detail (see Figure 1.1).

FINAL PLAN AND PLAN ADOPTION
The final phase of the planning process included public 
review of the draft plan, City Council work session, Planning 
Commission meeting, and a City Council public hearing to 
consider the plan for adoption. 
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A.	 Encourage housing protection, preservation, 
and rehabilitation efforts within core residential 
multifamily communities east and west of Roswell 
Road. 

Protection, preservation, and rehabilitation efforts 
should focus on multifamily communities located 
furthest from Roswell Road ensuring a stronger, more 
diverse Crossroads community. These multifamily 
properties include those located south of Northwood 
Drive (west side of Roswell Road) and south of I-285 
(east side of Roswell Road).

B.	 Pursue existing federal and state incentives for 
housing rehabilitation; augment with city-based 
programs/policies.

In addition to Federal and State programs such as 
LIHTC, HOME, and CDBG (if eligible), the City may 
consider additional City-based programs and policies 
as part of a future Housing Action Plan. This future 
plan should include exploration of additional programs 
and policies such as a Housing Rehabilitation Fund, a 
Housing Opportunity Bond program, tax abatements, 
etc.

C.	 Pursue enhanced Code Enforcement programs and 
private inspections of all multifamily rental units 
on an annual basis.

Beginning in 2023, the City will begin enhanced 
enforcement programs approved by Council as 
part of new Multifamily Rental Housing program, 
including third party inspections of all units annually. 
These efforts will help ensure healthy and safe living 
conditions in existing multifamily residential units.

A.	 Update the City’s Development Code for identified 
redevelopment parcels to implement the plan’s 
vision. 

The Development Code revisions should reflect options 
for land uses, building typologies and heights for the 
redevelopment properties, as envisioned within this 
small area plan. 

B.	 Transform The Prado into a cohesive, context-
appropriate, and well-connected mixed-use 
development.

Encourage redevelopment and transformation of 
The Prado with new retail destinations, housing 
options, and a central open space, leveraging existing 
commercial destinations as anchors.

C.	 Encourage mixed-use development on the site of 
the existing Highland Circle 

Incorporate neighborhood-serving commercial uses, a 
variety of market-rate and workforce housing options, 
and access to a newly-created Long Island Creek 
greenway. 

D.	 Encourage development of owner-occupied 
townhome or cottage-court-style communities 
along the east side of Lake Forrest Drive.

Include central green spaces, interior courtyards, alley 
access, porches along primary roads and pedestrian 
connections to major roads, and trails along 
greenways.

A.	 Through redevelopment of adjacent private 
properties, encourage construction of a greenway 
system along Long Island Creek and its tributaries, 
consisting of multi-use trails and boardwalks.

The greenway should serve as a central organizing 
element for the Crossroads area; its multi-use trail 
and boardwalk areas should be accessible from future 
residential and mixed-use development as well as 
from existing neighborhoods.

PROTECTION, PRESERVATION & REHABILITATION STRATEGIC REDEVELOPMENT OPEN SPACE AND NATURAL AREAS CONNECTIVITY

A.	 Study the feasibility of constructing a new north-
south pedestrian bridge across Long Island Creek 
connecting The Prado to existing residential 
communities north of Long Island Creek and to the 
future Highland Circle redevelopment.

The pedestrian bridge is an important strategy for 
establishing a connected street grid in the Crossroads 
area; a feasibility study should be completed by the 
City, either in the short term or as redevelopment 
occurs.

B.	 Implement planned/ongoing pedestrian safety 
upgrades along Roswell Road at Northwood Drive 
and Lake Placid Drive. 

These planned and ongoing safety improvements 
will address pedestrian safety needs identified by 
the community and will lay the groundwork for future 
pedestrian safety and connectivity improvements 
identified in the plan.
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FIGURE 2.1	  

STUDY AREA
The “Crossroads” area is located along Roswell Road just south 
of I-285. Because of its proximity to I-285 and GA 400, it acts 
as one of the important gateways from the south side of the 
city to its core area - City Springs. The area is also close to the 
Perimeter business district, medical center, and MARTA stations 
(both Medical Center and Dunwoody stations). 

The northern sides of the study area (see Figure 2.1) is 
primarily multi-family residential - a combination of apartments 
and condominiums - with a diversity of residents. East-west 

A view of Roswell Road looking north showing commercial uses A multi-family residential within the study area

STUDY GOALS

As recommended in the Next Ten Five-Year Update, the Crossroads Small Area Plan Update will:

•	 Revisit and expand on development concepts for the “Crossroads” area that were included in the 
Roswell Road Small Area Plan (2017). 

•	 Result in a vision for the future of the area both in the short term and long term. 

•	 Include detailed land use and urban design concepts as well as recommendations for achieving a 
workable, equitable and inspired vision for the area. 

aligned roads, such as Northwood Drive and Lake Placid 
Drive NE, provide access to these residential areas. The Prado 
shopping center occupies the southwestern portion of the 
study area (west of Roswell Road). The frontage of Roswell 
Road consists of low intensity commercial uses - primarily gas 
stations, restaurants, and single-story strip commercial centers. 

Long Island Creek is a major stream corridor through this area. 
It creates a natural east-west corridor perpendicular to Roswell 
Road. 
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FIGURE 2.2	  

Residential community on the west side of study area

Commercial (large lot): The Prado development

Roswell Road Interchange at I-285 - the gateway to the “Crossroads” area

Residential community on the east side of Roswell Road

Residential community along Kingsport Drive

Commercial character (small-scale) along Roswell Road
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FIGURE 2.3	  The planned land use is based on the Character Area Map 
developed for the The Next Ten Comprehensive Plan. The 
Comprehensive Plan Update (2022) and the companion Roswell 
Road Small Area Plan (2017) both envision the “Crossroads” 
area as a mixed-use node consisting of retail and professional 
office closer to and along Roswell Road as well as urban 
residential away from Roswell Road. In the 5-Year Update, the 
proposed land uses are to be organized around public gathering 
and open space areas. Following are the three (3) character 
areas within the study area boundary (see Figure 2.3).

•	 Mixed Use: Identified as “special places,” the mixed use 
character area is recommended to have the highest 
allowable minimum and maximum building heights with a 
mix of uses that include residential, office and ground floor 
retail/commercial.

•	 Commercial / Mixed Use: This designation includes existing 
commercial sites along Roswell Road. New development 
and/or redevelopment within this character area is 
recommended to include a vertical mix of uses as well as 

free-standing commercial buildings along a pedestrian-
friendly streetscape environment. Uses can range from 
mixed use including residential, office, and ground-floor 
retail/commercial to standalone commercial (with building 
heights equivalent to at least two stories), as well as hotels 
and office. 

•	 Urban Neighborhood: Given the predominance of multifamily 
residential uses within this character area, provision 
of similar densities and expanded opportunities for 
homeownership are encouraged. Uses may include small-
lot single family, townhome residential, two-family units, 
multifamily, as well as schools or places of worship that 
supports the residential uses.

The character areas within the study boundary provide 
opportunities to redevelop as nodal mixed use destinations with 
higher intensities close to Roswell Road, while transitioning 
to higher to medium intensity residential neighborhoods 
away from Roswell Road. Based on the vision of this planning 
and design initiative, the implementation section of this 
plan recommends development code changes to assist in 
implementation of the vision. 
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The regulatory framework is based on the Sandy Springs 
Development Code, 2017. The Development Code is a legal tool 
to define how a piece of property can be used as well as types 
and sizes of structures, and the location of such structures/
buildings within a property. The study area consists of several 
commercial, residential and mixed-use designations (see 
Figure 2.4). Refer to the Development Code for details regarding 
each of the districts. Generally, the commercial or mixed-use 
districts are located along Roswell Road while the residential 
districts are located away from that corridor. All of the districts 
allow civic, open space and park uses. Following are the major 
locational and building placement regulations for each of the 
districts within the “Crossroads” study area: 

•	 SX-3 (Shopfront Mixed Use): Primarily consists of the 
current commercial use parcels along the west side of 
Roswell Road including the Prado shopping center. This 
district is intended to provide for a variety of retail, service 
and commercial uses, as well as upper-story multi-unit 
residences a high degree of interaction between shoppers, 
and other pedestrians, and shopfront uses is desirable. 
Allowable maximum height is 3 stories or 53’.

•	 CX-3 (Commercial Mixed Use): This district covers primarily 
the frontage parcels on Roswell Road on the northern edge 
of the study area along I-285. Additionally, this designation 
also consists of the parcel on the southern edge of the 
study area and on the east side of Roswell Road. This 
district is intended to provide for a variety of retail, service 
and commercial uses, as well as multi-unit residences. 
Allowable maximum height is 3 stories or 53’.

•	 ON-3 (Office Neighborhood): This district is located on the 
southern side of the study area and along the east side of 
Roswell Road. This district is intended for office and related 
commercial uses. Allowable maximum height is 3 stories or 
53’.

•	 RX-5 (Residential Mixed Use): This district is located 
between Northwood Drive and Lake Placid Drive on 
the west side of Roswell Road. The district is intended 
for residential living in multi-unit attached residences 
(including townhouses) with access to neighborhood-
serving commercial uses on up to 25% of the ground floor. 
Allowable maximum height is 5 stories or 68’.

•	 RM-3/8 (Residential Multi-Unit): This district covers 
multifamily areas on both sides of Roswell Road. This 
district is intended for residential living in multi-unit 
residences as well as single-family detached and attached 
residences. Allowable maximum height is 3 stories or 44’ 
(without bonus) to 8 stories or 104’ (with bonus). The height 
bonus allows for additional height based on the provision of 
public benefits, as determined by City Council review.

•	 RM-3 (Residential Multi-Unit): This district covers 
multifamily areas on the west side of Roswell Road in close 
proximity to Lake Forrest Drive. The district is intended 
for residential living in multi-unit residences, as well as 
single-family detached and attached residences. Allowable 
maximum height is 3 stories or 44’.

•	 RE-2 (Residential Estate): This district covers single-family 
residential parcels along Lake Forrest Drive. This district is 
intended for detached single unit residences on large lots. 
Allowable maximum height is 3 stories or 40’.

The regulatory districts within the study area boundary 
generally guide the intent of creating urban neighborhoods, 
with commercial and mixed-uses along Roswell Road 
transitioning to multifamily residential and detached/semi-
detached residential. However, if any changes to the districts 
are needed based on the vision for this area, either rezoning 
and/or revisions to development code / zoning map changes 
will be required. 

FIGURE 2.4	  
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The existing land uses map (see Figure 2.5) shows the uses 
within the buildings/structures. 

•	 Commercial buildings line Roswell Road with the Prado 
comprising of the largest footprint. Smaller-scale strip 
commercial centers are located within the northern end of 
the study area. The remainder of the Roswell Road frontage 
is primarily occupied by commercial pads consisting of gas 
stations, standalone restaurants, and convenience stores.

•	 Large portions of the study area are occupied by multifamily 
residential units including apartments and owner-occupied 
condominium communities.

•	 Single-family residential homes are located along Lake 
Forrest Drive.

•	 An office building is located on the southern end of the 
study area along Roswell Road, currently occupied by a 
professional office use.

It is desirable to promote a vertical mix of uses (commercial, 
office, residential) with higher intensity/taller buildings along 
Roswell Road. Redevelopment opportunities should be explored 
to promote a variety of housing choices. 

Residential: An apartment community along Northwood Drive Residential: An apartment community on the east side of Roswell Road

Commercial: The Prado shopping center Commercial: Neighborhood shopping center on Northwood Drive

FIGURE 2.5	  
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H

Several projects are planned and underway in and around the 
“Crossroads” area (see Figure 2.6). A majority of the planned 
projects are related to transportation and mobility-related 
safety improvements. The following is a list of these planned 
projects (note: the alphabets for each project corresponds to the 
map on the next page; see Figure 2.6):

A.	 Northwood Drive from Roswell Road to Lake Forrest Drive: 
Repaved and restriped with bicycle lanes; additionally, City 
has another project to add curb ramps, pedestrian lighting, 
and potentially a mid-block crossing between Kingsport 
Drive and Roswell Road.

B.	 Roswell Road at Lake Placid Drive: Pedestrian safety and 
signal improvements. 

C.	 Roswell Road Sidewalk/Streetscape and Transit Access: 
(Project #T0019) Pedestrian safety improvements including 
sidewalk improvements, a raised median (for specific 
section of this roadway), and a signalized pedestrian 
crossing. Funded by FTA with MARTA sponsorship. 
Additionally, a federally-funded Community Block 
Development Grant is being utilized to construct sidewalk/
streetscape on the west side of Roswell Road between 
Northwood Drive and Lake Placid Drive.

D.	 Mini roundabout: Proposed mini-roundabout at Lake Forrest 
Drive and Allen Road for intersection improvement. 

E.	 I-285 Express Lanes: Innovative interchange improvements 
with elevated express lanes to relieve congestion and 
address safety concerns (GDOT-funded project).

F.	 I-285 BRT: MARTA is exploring BRT options along I-285 
express lanes; would need to cross over Roswell Road, with 
potential station at Roswell Road. 

G.	 The Prado redevelopment: Exploration of higher intensity 
residential uses along Lake Placid Drive in close proximity 
to Life Time fitness center.

H.	 Stormwater Management Improvements: Planned dredging 
of the pond located within the Lake View multifamily 
community.

While planned improvements will assist in achieving safer 
connections and mobility enhancements, additional connectivity 
and redevelopment activities throughout the “Crossroads” area 
have the potential to create an expanded grid of streets with a 
mix of uses along with a diversity of housing choices, thereby 
creating an urban neighborhood. New developments should 
also promote affordability and provide amenities that can 
benefit neighborhood residents. Additionally, explore leveraging 
the potential location of a BRT station area to connect 
Crossroads area to Allen Road via a bridge.

I-285 Top-End project (image credit: GDOT) Roswell Road safety improvements (image credit: Kimley Horn)

PLANNED 
EXPRESS LANES

FIGURE 2.6	  
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The “Crossroads” area is advantageously located, with 
proximity to I-285, GA-400, and City Springs, as well as being 
a short distance away from the medical center area and the 
Medical Center and Dunwoody MARTA stations. As mentioned 
within the “Planned Development Projects” section, several 
connectivity and mobility-related projects are in progress. 

The Connectivity and Transit map on the opposite page (see 
Figure 2.7), shows existing sidewalk connections, trails within 
Allen Road Park, a planned trail along the alignment of planned 
I-285 express lanes, on-street bicycle infrastructure, and a bus 
line along with bus stop locations along Roswell Road.

Additional connectivity and mobility improvements should 
be implemented, specifically as the area redevelops. Needed 
sidewalk and bicycle connections should continue to be 
included within the city’s community work program. Any 
property redevelopment should also include connectivity 
improvements with accessible sidewalks, bicycle infrastructure, 
trails, etc. 

Streetscape at the interchange of Roswell Road with I-285 Sidewalk treatment along Northwood Drive

FIGURE 2.7	  
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Long Island Creek is an east-west aligned creek that flows 
through the middle of the study area. While some portion of 
the creek is under a culvert, specifically in close proximity to 
Roswell Road, the majority of the creek provides a great natural 
resource area for the residential neighborhoods lined along 
both sides (see Figure 2.8). Floodplain areas, both 100-Year* 
and 500-Year**, are found along the western sections of the 
study area.

Several retention/detention ponds are also found within the 
apartment communities located on the east side of Roswell 
Road. There is a plan to dredge the northern stormwater pond. 

Opportunities should be explored to utilize the Long Island 
Creek and stormwater ponds as natural resource amenities for 
the adjoining residential and commercial communities. Stream 
bank restoration, non-disturbance of the assigned buffer areas 
on either side of the creek and the reduction of impervious 
surfaces are encouraged, as is the policy of encouraging 
additional environmentally sensitive development.

Definitions:
*100-Year Floodplain: flood boundary having a 1% chance of being 
equaled or exceeded in any given year (also known as “base flood”)

**500-Year Floodplain: flood boundary having a 0.2% chance of 
being equaled or exceeded in any given year

A dam/embankment across Long Island Creek 

Trail and pedestrian bridge crossing Long Island Creek

Stream bank condition along Long Island Creek Stream bank conditions along Long Island Creek

FIGURE 2.8	  
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A majority of the tree canopy is located along the Long Island 
Creek as well along significant areas on the west side of the 
study area (see Figure 2.9). 

With redevelopment, additional planting of trees should be 
explored, specifically within the public realm areas, including 
streets, parks, plazas, etc.

Roswell Road with street trees

Dense tree canopy areas toward the west side of the study boundaryWooded areas within residential communities

Tree canopy along a neighborhood roadway

FIGURE 2.9	  
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The northern portion of the study area is generally gently 
sloping while steeper sloped areas exist toward the southern 
side of the area on both sides of Roswell Road (see Figure 
2.10). 

Redevelopment should be carefully considered within 
topographically challenged areas - by taking into consideration 
several factors including availability of buildable areas, 
feasibility of construction, costs, etc. 

Residential communities with challenging slopes adjoining 
Roswell Road (foreground) Steep slope areas within residential communities

Roswell Road (looking south) with rolling topography Challenging topography between adjoining residential structures

FIGURE 2.10	  
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In order to determine the potential development areas, a 
constraints and challenges map was developed showing 
hydrological constraints and topographical challenges (see 
Figure 2.11).

Hydrologically constraining features include: 

	– Surface Water
	– 100-Year Floodplain (Base Flood)
	– 500-Year Floodplain
	– Stream Setbacks (25ft-50ft-75ft) on both sides of the creek
	– Current & Future Floodways

The topographically challenging areas include: 

	– Steep Slopes greater than 15% gradient

Redevelopment potential was then explored outside of the 
above-mentioned environmentally constrained areas.

FIGURE 2.11	  
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36 CROSSROADS SMALL AREA PLAN UPDATE

DRAFT

The intent of this effort is to understand the community vision, 
assess the market viability for rehabilitation and reinvestment, 
and revise the existing long-term plan that connects the 
vision with viable solutions. Since both rehabilitation and 
redevelopment would involve a considerable financial 
investment, the team including RKG Associates evaluated these 
costs and assessed the financial realities to help guide short-
term and long-term strategies within the Crossroads market. 

RKG’s comprehensive analysis involved conducting market 
research, interviewing stakeholders, and working with City to 
understand the financial sensitivity of various redevelopment 
scenarios and design interventions. The detailed market 
analysis is included as an appendix to the small area plan 
report. The detailed market analysis includes the methodology 
to evaluate the financial feasibility, model inputs (such as, rent 
structure, residential and non-residential factors, expenditures, 
etc.), and scenario analysis (including existing conditions and 
different levels of density/intensity of development.

SUMMARY OF FINDINGS
Based on the results of the analysis, there are three primary 
conclusions that should be considered as the City plans the 
long-term future for the Crossroads area.

A.	 The existing developments are viable

Each of the communities within the Crossroads marketplace 
is financially strong. Based on market research, occupancy 
in the Crossroads study area is more than 97%. This is 
above the city and regional average. Simply put, most of 
these communities offer comparatively lower-cost housing 
in a well-positioned location in North Fulton County. As such, 
workforce households continue to seek availability in these 
communities. This makes these properties very profitable, 
and therefore very costly for acquisition. From a planning 
perspective, the acquisition costs are prohibitive for a 
market-based repositioning of the area.

MARKET ANALYSIS OVERVIEW

EXISTING CONDITIONS

B.	  Workforce housing / Naturally Occurring Affordable Housing 
(NOAH) is scarce within the City of Sandy Springs

The Crossroads area has significant amount of workforce 
housing compared to other areas within the City. However, 
the overall amount of such housing within the City is not 
sufficient for current market demand levels for Sandy 
Springs workers. Redevelopment of some of the workforce 
housing in Crossroads area will have a far-reaching impact 
on residents, as they most likely will not be able to find 
other price-appropriate housing opportunities in the City. 

C.	 Rehabilitation of developments off of Roswell Road is a 
better short-term strategy

Market data indicate that the most likely location within the 
Crossroads study area to accommodate new development in 
the short-term is along Roswell Road (the road frontage and 
the Prado property). Communities further west from Roswell 
Road (and closer to Lake Forrest Drive) are less strategically 
located, being at a lower elevation and thus less visible 
from both Roswell Road and Interstate 285. Further, the 
community’s desires for [1] preservation of affordability and 
[2] limiting building heights off of Roswell Road supports 
this approach to focus on rehabilitation.

D.	 Repositioning of commercial assets are viable

The financial strength of the residential market in Sandy 
Springs does not translate for commercial assets (e.g., 
retail, office, or residential). Not only are vacancy rates 
higher for commercial uses, but development intensities are 
also much lower in the Crossroads area. To this point, the 
commercial assets fronting Roswell Road have the lowest 
financial challenge for reinvestment/redevelopment in the 
short term. Focusing catalytic strategies on the commercial 
assets west of Roswell Road makes the most financial and 
economic sense within the Crossroads study area.
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FIGURE 3.1	  

 KEY ISSUES AND CONSTRAINTS INCLUDE:
•	 Hydrological constraints and wooded areas along Long 

Island Creek and its tributaries, including 100- and 500-year 
floodplains and current and future floodways.

•	 Topographical constraints related to steep slopes along 
much of the southern portion of the study area.

•	 The impacts of I-285, including air pollution and noise on 
adjacent parcels as well as the highway’s role as both a 
physical and psychological barrier affecting north-south 
connections to destinations to the north.

•	 Existing homeownership patterns, including those in 
condominium areas.

OPPORTUNITIES FOR FUTURE DEVELOPMENT AND 
CONNECTIONS INCLUDE:
•	 Identified developable areas located outside of 

hydrologically and topographically constrained areas.

•	 Opportunities to create stronger east-west connections 
across Roswell Road, such as opportunities for potential or 
planned intersection improvements.

•	 The potential to create a more welcoming gateway from 
I-285, including a potential future bus rapid transit stop 
along I-285.

KEY ISSUES AND OPPORTUNITIES

An issues and opportunities framework, based on the existing conditions analysis and input from 
stakeholders, served as a guide for developing preliminary concepts (see accompanying Figure 3.1 
that summarizes the issues and opportunities).
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The existing conditions analysis was informed by a series of 
group stakeholder interviews. Interviews were conducted to 
identify the issues and opportunities within the study area 
across a range of topics in order to understand the unique 
and shared needs of community members. 

•	 The interviews were conducted in January 2023.

•	 Several community members were interviewed. They 
include the Sandy Springs government leadership, City 
staff, residents, business owners, property owners, 
representatives from local non-profits etc.

STAKEHOLDER INTERVIEWS KEY TAKEAWAYS

The following summarizes the key takeaways from those 
meetings.

HOUSING
Housing Affordability and Quality

•	 There is a lack of affordable housing opportunities in the 
area.

•	 The quality of the most affordable housing stock is poor and 
deteriorating. 

•	 Rents are continuously increasing, but the quality of the 
housing units is not improving. 

•	 Code enforcement is difficult as trust needs to be built 
between the community and City. 

Displacement Concerns

•	 Residents are concerned about being pushed out of the 
area. 

•	 Displacement would have implications for the local 
economy, as area businesses depend on the workforce 
members (e.g., service employees) who live in the area’s 
existing multifamily housing. 

•	 There are opportunities within the study area to redevelop 
with affordability in mind while, at the same time, preserving 
current community character. 

CONNECTIVITY
General Connectivity Constraints

•	 The area has limited public transportation options.

•	 Car ownership is very low among residents, and many 
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EXISTING PLANNING DOCUMENTS
RELEVANT RECOMMENDATIONS ABOUT THE CROSSROADS AREA 

Strategic Economic Development Plan 
City of Sandy Springs, Georgia 

Prepared by: 

RKG Associates, Inc. 

235 Peachtree Street NE 
Suite 400 
Atlanta, GA 30303 
www.rkgassociates.com 

STRATEGIC ECONOMIC 
DEVELOPMENT PLAN
Relevant Recommendations:

•	 Develop vertically-integrated 
mixed-use in the Prado.

•	 Offer much-needed housing options 
to support economic growth.

202020192017, 2022 2021

 

 

TRANSPORTATION MASTER PLAN
Relevant Recommendations:

•	 Connectivity, intersection, and BRT 
studies are proposed for the I-285 
and Roswell Rd intersection.

•	 Sidewalk connectivity and trail 
improvements are recommended 
throughout the city.

COMPREHENSIVE PLAN
SANDY SPRINGS, GEORGIA

2017

ADOPTED FEBRUARY 21, 2017

THE NEXT TEN

NEXT TEN COMPREHENSIVE 
PLAN (2017) & 5-YEAR UPDATE 
(2022)
Relevant Recommendations:

•	 Promote transitional density along 
Roswell Rd to accommodate diverse 
housing needs. 

•	 Develop a mixed-use corridor of 
retail, office, and urban residential 
around public gathering spaces.

SANDY SPRINGS
RECREATION & PARKS SYSTEM
COMPREHENSIVE PLAN
FEBRUARY 2019

Nature Camp at Lost Corner Preserve. Photo credit: City of Sandy SpringsNature Camp at Lost Corner Preserve. Photo credit:  City of Sandy Springs

RECREATION AND PARKS 
MASTER PLAN
Relevant Recommendations:

•	 Connect trails: Lake Forrest Drive via 
Long Island Creek and Northam Lane 
for east-west trail development.

•	 Proposes neighborhood and 
community parks with larger service 
areas extending east of Lake Forrest 
and west of Glenridge Drive.

SANDY SPRINGS 
HOUSING NEEDS ASSESSMENT

DECEMBER 2020

HOUSING NEEDS ASSESSMENT
Key Findings:

•	 Renters earning less than $50K 
annually are leaving the city 
because the housing supply below 
80% AMI is decreasing.

•	 Building code restrictions limit 
multifamily development.

•	 Service employees are difficult to 
recruit due to high housing costs.

COMMUNITY ENGAGEMENT
STAKEHOLDER ENGAGEMENT
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residents rely on public transportation, walking, and shared 
rides / taxi service to reach destinations. 

•	 There is a need for better pedestrian connections from 
residential areas to jobs and commercial centers.

•	 Some streets lack sidewalk connections (e.g., Lake Placid 
Drive, Kingsport Drive). 

•	 East-west connectivity is limited, including west of Lake 
Forrest Drive and between Calibre Springs and the Prado. 

Connections Along and Across Roswell Road

•	 Roswell Road is a barrier that divides neighborhoods east 
and west. 

•	 Better streetscaping that buffers traffic and encourages 
walking is desired. 

•	 Roswell Road sees heavy traffic regularly. 

•	 Ingress and egress are difficult along Roswell Road and 
within The Prado, which affects local businesses. 

•	 Safety improvements at Roswell Road and Northwood Drive 
need to be enhanced. 

•	 MARTA Bus stops are being moved to make them safer to 
access.

•	 There are concerns about access to/from properties along 
Roswell Road. 

Access to The Prado

•	 The Prado is disconnected from surrounding neighborhoods. 

•	 Access in and out of the Prado is inconvenient and 
sometimes dangerous.

Northwood Drive is a Focal Point and Connector

•	 Northwood Drive is a key connection between residential 
areas and the Roswell Road commercial corridor. 

•	 Pedestrian safety is a major concern along Northwood 

Drive; there is an opportunity to build on current pedestrian 
and traffic safety improvements already underway along 
Roswell Road. 

I-285 is a Barrier

•	 I-285 is very difficult to cross and is viewed as a dividing 
line between the planning area and points north. 

•	 Pedestrians do not usually travel north to south across 
I-285. 

•	 Opportunities for new north-south connections across I-285 
should be considered. 

•	 I-285 is currently being widened for express lanes (I-285 
Top End Express Lanes), presenting coordination challenges 
for future BRT and adjacent development. 

•	 I-285 generates air quality and noise impacts for adjacent 
development.

Lake Forrest Drive as a North-South Connector

•	 Lake Forrest Drive is a frequently-used alternative to 
Roswell Road for north-south connections. 

•	 Lake Forrest Drive is a key connection for residents to 
destinations outside the planning area, including Lake 
Forrest Elementary School, Solidarity Sandy Springs, and 
Allen Road Park. 

•	 There are limited east-west connections to and across Lake 
Forrest Drive, particularly on its west side. 

•	 Pedestrian access from the western portion is minimal. 

ENVIRONMENT AND NATURAL RESOURCE AREAS
Environmental Constraints

•	 The floodplains and stream buffers of Long Island Creek.

•	 Segments of Long Island Creek are not visible. 

•	 Steep slopes and wooded areas limit development potential.

Natural Resources as Opportunities 

•	 The creek can serve as an identity for the area and can 
promote environmental wellness. 

•	 Restore existing streams and make them amenities. 

•	 Identify viable places for trails and walking paths.

OPEN SPACE AND COMMUNITY FACILITIES
Desire for Community Amenities

•	 There is currently a lack of open space and green space 
amenities in the area. 

•	 Few playgrounds exist in the area. 

•	 There is significant need for community gathering spaces; a 
community center; and other family-oriented amenities. 

•	 Develop recreational facilities in parallel with natural 
amenities. 

•	 Incorporate additional open space amenities as part of 
redevelopment. 

•	 Enhance Allen Road Park, which currently is popular and 
used for sports.

BUSINESSES, AMENITIES, AND SERVICES
Competing in Changing Conditions

•	 Demand for existing amenities and service options is 
limited. 

•	 People are going to other areas, such as City Springs and 
Buckhead, for certain services. 

•	 The City Springs redevelopment has changed the business 
dynamics of the area by drawing customers away from the 
Crossroads area.

Long-term Vision for the Prado

•	 Redevelop the Prado with more walkable streetscapes to 
benefit shoppers. 

•	 Develop family-friendly experiences would serve 
surrounding neighborhoods better.

IMAGE/IDENTITY
Identity and branding of the Crossroads Area

•	 Sandy Springs is perceived as an older community and 
less “hip” than surrounding cities, making it difficult to lure 
restaurants and other businesses.

•	 Develop an attractive area in which restaurants and 
businesses can thrive. 

•	 Prioritize development for residents so they can live and 
work in the area.

•	 Identify a brand for the “Crossroads” area that residents and 
businesses relate to; residents know it as “Northwood”.

•	 The community is young, active in schools, and values 
education.
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STAKEHOLDER ENGAGEMENT

Page 519 of 558



0 40 80 120 160 200

Other 32

I visit family or 
friends in the area 57

I shop, visit restaurants 
and businesses in the area 176

I work in the area 76

I live in the area 140

What is your connection to the Crossroads Small 
Area Plan Study Area? (Responses: 297)

If you live in the area, why did you choose 
to live here? (Responses: 184)
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What are the top 3 things you LIKE about the 
Crossroads Small Area Plan study area?

What are the top 3 things you DISLIKE about 
the Crossroads Small Area Plan study area?
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COMMUNITY SURVEY RESULTS

The following graphics summarize the responses to various questions included in the Crossroads Community Survey. This online questionnaire 
was open to the public between April 8 and May 9, 2023 and was available in both English and Spanish. Questions addressed topics that included 
respondents’ connection to the area, likes and dislikes regarding the Crossroads planning area, and the types of improvements respondents 
would like to see in the area. In total, the questionnaire resulted in 303 responses, including 217 responses to the English survey and 86 
responses to the Spanish survey.

0
15

30
45

60
75

To
 li

ve
 c

lo
se

 to
 

fa
m

ily
 a

nd
 fr

ie
nd

s

39

Ac
ce

ss
 to

 jo
bs

48

Ac
ce

ss
 to

 
tr

an
sp

or
ta

tio
n 

op
tio

ns

52

Ho
us

in
g 

af
fo

rd
ab

ili
ty

39

Qu
al

ity
 o

f l
ife

77

90

Ot
he

r

N/
A 

- 
I d

o 
no

t l
iv

e 
in

 
th

e 
ar

ea

18

67

Nu
m

be
r o

f R
es

po
ns

es

RESPONDENTS’ CONNECTION TO THE AREA 

COMMUNITY SURVEY RESULTS

Participants were asked to describe their top three likes and dislikes about the study area. The word clouds below represent the 
quantity of responses by topic. Larger words indicate a greater quantity while smaller words indicate a lesser quantity of associated 
comments. 

LIKES AND DISLIKES
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55% IMPROVEMENTS TO 
EXISTING HOUSING AFFORDABILITY (42)

QUALITY OF EXISTING HOUSING (30)

PREVENT DISPLACEMENT (14)33% MORE HOUSING CHOICES

52% ENVIRONMENTAL 
(e.g., streams, pollution)

TRASH (8)

STREAM RESTORATION (3)

TREE CANOPY (2)

64% PARKS & GREEN SPACES
MORE/BETTER PARKS & OPEN SPACES (22)

PLAY SPACES (7)

BENCHES (3)

42% SHOPPING & SERVICES
RETAIL OPTIONS (25)

RESTAURANT OPTIONS (7)

GROCERY STORE (3)

Which types of improvements would you 
most like to see in the area?

Please explain up to three improvements 
that you think are most critical.

3% OTHER
SECURITY (e.g. surveillance/police response) (13)
LIGHTING IMPROVEMENTS(11)

PLACES FOR KIDS & SCHOOL IMPROVEMENTS (8)
Other

65% TRANSPORTATION 
(e.g., walk, public transit, car travel)

TRAFFIC CONGESTION (33)

PEDESTRIAN CROSSINGS/SAFETY (23)

PEDESTRIAN FACILITIES (33)

TRAFFIC SIGNAL IMPROVEMENTS (6)

BIKE ROUTES/FACILITIES (6)

Housing and Affordability 

•	 Maintaining housing affordability for area workforce 

•	 Concern about rising rents 

•	 Code enforcement / housing quality issues 

Displacement concerns and retaining existing community 

•	 Retaining existing affordable housing 

•	 Maintaining existing community and social fabric 

•	 Retaining Charleston Square community 

•	 Apartment rental requirements (e.g., social security number, 
citizenship) 

Redevelopment 

•	 Some want to see redevelopment of existing apartments 
and shopping centers 

•	 Some concerned about redevelopment and mixed-use 
designation, especially east of Roswell Road 

Beautification 

•	 Improve the appearance of the area 

Safety and security 

•	  Lighting 

•	 Traffic safety

Businesses and services 

•	 Limited service options

•	 Loss of grocery store in area

•	 Changing business dynamics and competition from 
businesses in other areas 

Green space 

•	 Lack of open space, green amenities, playgrounds 

•	 Need for community gathering spaces 

•	 Opportunity for trails and walking paths 

•	 Enhancements to Allen Road Park 

Pedestrian improvements 

•	 Slowing traffic 

•	 Pedestrian connections and safety improvements 

•	 Grade changes/accessibility 

Traffic 

•	 Timing of traffic lights on Roswell Road 

•	 Traffic congestion (e.g., Roswell Road at the Prado, Lake 
Placid Drive) 

•	 Lake Forrest Drive connections 

•	 Connections to and from the Prado 

•	 I-285: concerns about impact of widening; connections 
across I-285 

Transit 

•	 Bus shelters/shade at bus stops 

•	 Shuttle bus service 

•	 Dedicated alignment for BRT 

•	 Community center 

Environmental

•	 Stream bank restoration
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COMMUNITY SURVEY RESULTS

Respondents were asked to 
indicate the broader types of 
improvements they would like to 
see in the Crossroads area. They 
also had the opportunity to list 
up to three specific categories of 
improvements they think are most 
critical. Responses are summarized 
in the accompanying graphic. 
The most frequently-mentioned 
subcategories of improvements 
are listed to the right, with the 
corresponding number of comments 
in parentheses.

DESIRED IMPROVEMENTS

COMMUNITY ENGAGEMENT SUMMARY
PUBLIC MEETING #1 (APRIL 2023) - MAJOR THEMES FROM PUBLIC FEEDBACK
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Major Themes

Based on comments provided during the map exercise and via 
the comment form, public feedback on the urban design plan 
centered on a set of broad themes described below.

Housing Affordability and Displacement Concerns
A significant amount of feedback expressed concerns about 
the impact of the Crossroads small area plan on housing 
affordability and the ability of current residents to remain in 
their homes. These comments addressed the following:

•	 Several residents requested confirmation of the City’s 	
commitment to preserving affordable housing and 		
preventing displacement. 

•	 Concerns about displacement and losing access to area 
schools and employment were mentioned repeatedly in 
comments.

•	 Comments also included the need for zoning code updates 
to preserve affordability.

Housing Conditions and Management  

Many respondents described the poor condition of existing 
housing and unhealthy living conditions:

•	 Residents cited specific complaints about living conditions 
including mold, a lack of air conditioning, flooding, and 
trash collection issues as well as concerns about drug use 
in apartment complexes.

•	 Numerous residents also cited concerns about property 
management, including refusal to address reported issues 
and repair requests, and a general lack of empathy from 
management.

Pedestrian Safety and Walkability
Numerous comments addressed pedestrian safety concerns, 
including:
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COMMUNITY ENGAGEMENT SUMMARY

The goal of the second round of public engagement in 
August and September 2023 was to share progress with plan 
development and receive feedback on a draft urban design 
plan. Building on feedback received at the April 25, 2023 open 
house and via an online survey, the urban design plan provided 
a vision for how the area could evolve in the next 10-15 years. 
At an in-person public meeting on August 30, 2023 at City Hall, 
participants had the opportunity to review and provide feedback 
on the draft urban design concept. The public had an additional 
opportunity following the meeting to provide comments on the 
draft urban design plan via an online comment form. 

The purpose of the meeting was to share progress updating 
the “Crossroads” node from the Roswell Road Small Area Plan. 
Building on feedback received at the April 25, 2023 open house 
and via an online questionnaire, the project team prepared 
a draft urban design concept that provided a vision for how 
the area could evolve in the next 10-15 years. At the meeting, 
participants had the opportunity to review and provide feedback 
on the draft urban design concept as well as speak with 
members of the project team. 

In total, 45 people attended the public meeting. The meeting 
included a bilingual presentation followed by an opportunity to 
view exhibits summarizing prior public feedback to date and 
describing aspects of the urban design plan in detail.

FEEDBACK OPPORTUNITIES
Urban Design Plan Map Activity 

During the public meeting, attendees were asked to complete 
a live feedback activity. This activity involved drawing, writing, 
and commenting on enlarged prints of the proposed urban 
design plan for the Crossroads area. Meeting participants 
provided feedback on the plan, including aspects they liked 
and disliked as well as specific concerns and ideas related to 
several topics as mentioned below.

Overall, 27 total map comments addressed a variety of topics 
including housing affordability, redevelopment, transportation 
and connectivity issues, and green space. Specific feedback on 
these and other topics are summarized under “Key Takeaways” 
below.

Comment Form

Comment forms were distributed to all participants during 
the meeting. An online version of the same form was made 
available on the project website and was open for additional 
comments from September 1st through September 25th, 2023. 
In total, 52 comment forms were submitted by members of the 
public, including 25 submitted at the meeting and 27 submitted 
via the online form. 16 of 25 comment forms submitted at the 
meeting were in Spanish, while all of the online comment forms 
were submitted in English.

In addition to asking for optional identification information 
(first name, last name, and email address), the comment form 
contained two questions:

•	 The first question asked if respondents were comfortable 
with the draft concepts for the Crossroads Small Area Plan. 
Responses were provided by checking a box beside the 
preferred option of “Yes”, “No”, or “I am not sure”.

•	 The second question was open-ended and asked 
respondents for any additional comments. 

KEY TAKEAWAYS
Question 1 from the comment form yielded 15 responses for 
“Yes”, 14 responses for “No”, and 17 responses for “I am not 
sure”. Two comment forms that were recorded left this question 
unanswered.

Those respondents expressing support for the urban design 
plan noted that they generally liked extent of affordable housing 
recommended for protection, the increased amounts of parks 
and green space, and the goal of increasing walkability to area 
destinations. A number of respondents who marked “I am not 
sure” expressed similar sentiments.

Of those respondents who indicated that they were not 
comfortable with, or were not sure but had some concerns 
about, the urban design plan, 12 of 14 responses focused 
exclusively or in part on concerns regarding the density of 
proposed housing development in the vicinity of Lake Forrest 
Drive as well as potential impacts on traffic and property 
values. Other concerns noted included concerns about 
affordability and potential displacement, traffic and road design 
concerns on Northwood Drive and just outside the study area, 
and mitigating the impact I-285 on air and noise pollution.

COMMUNITY ENGAGEMENT SUMMARY
KEY THEMES FROM PUBLIC FEEDBACKPUBLIC MEETING #2: AUGUST 2023
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•	 Other comments articulated concerns about construction 
feasibility, traffic and parking.

Public Safety and Security
Many comments from residents addressed public safety and 
security concerns, including: 

•	 The need for improved street lighting.

•	 Requests for increased police surveillance.

•	 The need to address high traffic speeds.

Retail and Service Options
Several residents noted the lack of retail and service options in 
the area: 

•	 Commenters cited specific needs including a reliable 
grocery store and more diverse shopping options generally 
as well as family entertainment options.

Other Topics
While not mentioned as frequently as the themes described 
above, comments also addressed the following topics:

Public Transportation 

•	 Better pedestrian connectivity to bus stops. 

•	 More/better bus service options.

•	 Bus stop improvements such as better benches and shelters.

Business Displacement

•	 Concern about displacement of businesses along Northwood 
Drive and Roswell Road.

Tree Preservation

•	 Preserving existing trees and canopy cover throughout the 
area.

•	 Preserving trees during the construction process.

•	 Concerns about traffic speeds along Northwood Drive and 
Roswell Road.

•	 Concerns about unsafe pedestrian crossings.

•	 A desire for walkability to destinations in the area.

Specific locations cited as safety concerns included the 
following: intersections of Roswell Road and I-285, Northwood 
Drive and Roswell Road, and Lake Placid Drive and Roswell 
Road, as well as the entrance to and exit from The Prado.

Housing Types and Development Intensity

Numerous commenters raised concerns about the development 
intensity of housing proposed in the urban design plan. 

•	 Most of these comments focused on the intensity of 
housing development near Lake Forrest Drive and related 
concerns about potential impacts on traffic, property 
values, and infrastructure.

Parks, Green Spaces, and Playspaces
Comments related to parks and open space addressed a range 
of related considerations, including:

•	 Favorable comments about the urban design plan and its 
inclusion of proposed parks and green spaces.

•	 The need for more parks, green spaces, and playspaces 
generally, including the specific needs for communal 
gathering spaces and spaces for children.

•	 A desire for supporting facilities in parks and playspaces, 
such as shade structures and seating.

Future of The Prado 
Comments expressed mixed perspectives on the proposed 
redevelopment of The Prado:

•	 Several comments indicated it would be positive for the 
community generally and for the supply and affordability of 
housing. 
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COMMUNITY ENGAGEMENT SUMMARY
COMMUNITY ENGAGEMENT IMAGES

COMMUNITY ENGAGEMENT SUMMARY
KEY THEMES FROM PUBLIC FEEDBACK

Pop-Up Event Public Meeting #1: Community Discussions

Public Meeting #2: Interactive ExercisePublic Meeting #2: Presentation

Public Meeting #1: Interactive Exercise Public Meeting #2: Interaction with Draft Urban Design Plan
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The following properties have been assessed to understand 
the feasibility and extent of potential redevelopment. The 
assessment is based on market and financial feasibility as well 
and for placemaking, connectivity and environmental factors.

A.	 HIGHLAND CIRCLE

General Property Attributes

Highland Circle is a multifamily rental complex that stretches 
between Lake Placid Drive and Northwood Drive. The complex 
is equipped with approximately 130 rental units, distributed 
amongst several two-story, garden-style walk-up buildings. The 
garden-style design reflects a prototypical multifamily rental 
complex developed several decades ago. While “modern” at 
the time it was built, the development standards for Highland 
Circle have become increasingly outdated. The complex lacks 
contemporary household and community amenities typical for 
recent apartment buildings—stainless steel appliances, in-unit 
washer/dryers, manicured outdoor terraces, etc. Moreover, 
the community lacks walkability to nearby retail and services, 
including the Prado. 

Market Assessment

Highland Circle’s low walkability levels and outdated property 
conditions limit its market performance. Redevelopment of 
the existing buildings, designed to contemporary construction 
standards, can enhance the property’s marketability. Moreover, 
given the heightened demand for mixed-use apartment living in 
Sandy Springs, co-locating retail and services on the property, 
along with the commercial parcels to the east that front 
Roswell Road, will attract prospective investors. All that said, 
pursuing redevelopment can lead to unintended consequences. 
As a Naturally Occurring Affordable Housing (NOAH) property, 
Highland Circle offers rents that cater to low-to-moderate 
income households. Redevelopment could cause existing 
residents to have to relocate. 

Financial Feasibility

Like all of the residential communities in the Crossroads study 
area, Highland Circle is financially viable, having low vacancy 
rates, increasing rent levels, and being well capitalized. 
That said, the opportunity to assemble the Highland Circle 
community with the commercial assets to the east for a mixed-
use development opportunity at a higher density level than 
the current project makes reinvestment there more feasible. 
The potential investment to accommodate a new project at 
this location is comparably lower than other properties in the 
Crossroads study area.

Connectivity

While being close to Roswell Road, access to Highland Circle 
is from Northwood Drive across from the Center Ice Arena. 
Opportunities exist to connect this area more effectively with 
pedestrian pathways and multimodal trails to Roswell Road and 
environmental resources along Long Island Creek.

Environmental Constraints

Long Island Creek, including both its open stream channel 
as well its culverted portions, is located on the southern 
side of the site. Some sections of the buildings are within 
hydrologically constrained areas.

B.	 THE HARRISON 

General Property Attributes

The Harrison is located near the southeast corner of I-285 
and Roswell Road. Encompassing over 500 rental units 
distributed across 40 acres, The Harrison is by far the largest 
multifamily rental complex in the Crossroads study area. Other 
than Monarch Villas, the Harrison’s monthly rents are priced 
the highest in the Crossroads study area. The price premium 
may largely reflect The Harrison’s upgraded in-unit features, 
including stainless steel appliances, granite countertops, and 
in-unit washer/dryers. Moreover, the Harrison is equipped with 
several recreational amenities, including a swimming pool, 
athletic courts, and a fitness center. 

Market Assessment

Due to The Harrison’s existing in-demand, in-unit features 
and community amenities, it seems unnecessary to invest 
in a major redevelopment program. But rather, the more 
desirable option points to investing in cost-effective 
rehabilitation programs to sustain its market performance if 
consumer preferences shift overtime. Furthermore, enhancing 
the property’s surrounding environment can be effective 
for improving The Harrison’s marketability. This includes 
redeveloping the existing commercial properties on the 
northwest corner of The Harrison’s property (Chevron, Food 
Mart) into mixed use with retail establishments. Further, the 
property’s proximity to both Roswell Road and Interstate 285 
make it a stronger location from a market perspective.

Financial Feasibility

The Harrison faces two primary challenges. First, it is one of the 
most valuable assets within the Crossroads study area due to 
its size and performance. Second, it is substantially impacted 
by environmentally sensitive land area (100-year floodplain). 
As a result, the redevelopment potential is severely limited. 
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THE HARRISON

To these points, the Harrison has the highest potential cost 
for reinvestment of all ten residential communities within the 
Crossroads marketplace.

Connectivity

Access to the Harrison is via a private road and Lake Placid 
Drive from Roswell Road. The buildings are placed along the 
east-west aligned loop road. 

Environmental Constraints

Several natural resource areas exist within this area - Long 
Island Creek flows through the middle of the site while there is 
an existing stormwater pond connected to Long Island Creek. 
The community is characterized by rolling topography and 
significant topographically challenged areas are located toward 
the southern side.
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C.	 THE WHITNEY 

General Property Attributes

The Whitney is located east of the Prado, across Roswell Road. 
Along with Sierra Creek, The Whitney is the most densely 
developed rental community in the Crossroads study area, 
scaled at approximately 21 units per acre. Like The Harrison, 
The Whitney is owned and managed by the Venterra Realty 
group, who invested to provide similar upgraded features such 
as stainless steel appliances, granite countertops, and in-unit 
washer/dryers. The Whitney is located on a steep slope, making 
potential reuse more challenging. 

Market Assessment

The Whitney benefits from its relative proximity to the Prado 
and frontage along Roswell Road. However, accessibility to the 
site is limited. Tenants are unable to walk directly eastward 
to the Prado’s main entrance on Prado Place due to restrictive 
natural barriers, including the steep slopes and the retention 
pond. While the Whitney’s regional location has made it a 
very successful site for residential development, its natural 
and physical barriers limit its marketability for reinvestment. 
Cost-effective interventions to improve connectivity, such as 
integrating walking routes, may improve its desirability. Since 
The Whitney is located on restrictive slope gradients (15% or 
higher), a redevelopment program may be financially infeasible. 

Financial Feasibility

Like the Harrison, the Whitney is a very successful residential 
community facing substantial limitations for reinvestment. As 
such, the financial feasibility for reinvestment is very limiting. 
Only Charleston Square (ownership challenges) and Calibre 
Springs (financial and market limitations) are less financially 
feasible for redevelopment.

Connectivity

The Whitney has limited access from Roswell Road via Lake 
Placid Drive. There is an internal loop network that provides 
access to individual buildings. 

Environmental Constraints

Most of the Whitney is located within steep slopes and 
topographically challenged areas (where slopes are greater 
than 15%). This provides a challenge for redevelopment efforts 
as it will incur higher construction costs. 

D.	 LAKE PLACID VILLAGE 

General Property Attributes

Lake Placid Village is located south of Northwood Drive and east 
of Kingsport Drive. The complex constitutes roughly 100 rental 
units, distributed amongst six two-story, garden-style walk-up 
buildings. Rents at Lake Placid Village are among the lowest 
in the Crossroads Study Area, which may reflect its lack of 
comprehensive modern unit features and substandard building 
conditions. According to the Fulton County Board of Assessors, 
the property’s buildings were appraised at the lowest value per 
square foot relative to all other multifamily rental communities 
in the Crossroads study area. Typically, low value appraisals are 
associated with buildings in poorer condition. 

Market Assessment

Like the other communities off Roswell Road, Lake Placid 
Village’s location is considered to be less competitive within 
the Crossroads study area. Nestled between adjacent rental 
communities, such as Prado North to the east and Sierra 
Creek to the south, its structures do not face any commercial 
development and lack convenient walkability to activity centers 
such as the Prado. While its inconvenient location doesn’t 
justify a redevelopment program, improving Lake Placid 
Village’s living conditions can benefit existing residents. This 
is essential as the complex is likely home to critical segments 
of the city’s workforce, especially those employed in service-
based industries.  

Financial Feasibility

The lower rental rates and market value of the Lake Placid 
Village makes it ma better candidate for reinvestment 
compared to other communities within the Crossroads study 
area. While Lake Placid offers a comparable value, Lake Placid 
Village being located in the ‘middle’ of the Crossroads study 

area makes it more challenging as a location to initiate catalytic 
investment in the area. Properties closer to Roswell Road likely 
offer stronger financial opportunity in the short-term.

Connectivity

Lake Placid Village is connected through Northwood Drive to 
both Roswell Road and Lake Forrest Drive. North-south aligned 
Kingsport Drive provides access to the south of Long Island 
Creek and to the Prado area via Lake Placid Drive. Internally, it 
is connected via driveways/alleys and adjoining parking lots.

Environmental Constraints

The majority of the property is generally in flat terrain while 
the southern portion of the site is near the Long Island Creek 
floodplain areas.
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E.	 CALIBRE SPRINGS 

General Property Attributes

Calibre Springs is located on the southwest corner of 
Crossroads study area just west of The Prado. After The 
Harrison, Calibre Springs is the second largest multifamily 
rental complex in the Crossroads study area with nearly 340 
units distributed across 3-story garden-style walk-ups. The 
property boasts several community-based amenities, including 
a swimming pool, tennis courts, and fitness center. Similar 
to the Whitney, Calibre Springs is adjacent to the Prado but is 
largely inaccessible on foot due to restrictive barriers. Not only 
is Calibre Springs fenced in as a gated community, but an active 
creek runs parallel between Calibre Springs and the Prado. 

Market Assessment

Despite its inconvenient location, Calibre Springs boasts 
the largest two-bedroom units on average throughout the 
Crossroads at roughly 1,300 square feet. These deluxe-sized 
units are suitable for young families or working professionals 
in a roommate situation. While current amenities and features 
seem to align with Calibre’s present target market, a long-term 
strategy could involve implementing cost-effective upgrades as 
consumer preferences evolve. 

 Financial Feasibility

Calibre Springs’ comparatively higher value and revenue levels 
make it a more challenging option for reinvestment from a 
financial perspective. In addition, it is located the furthest from 
Roswell Road and is bounded by environmentally sensitive 
lands, making improved accessibility difficult, if not impossible. 
As a result, the potential to develop a sufficient program that 
will overcome the existing capitalized value is challenging.

Connectivity

Calibre Springs community is located at the western end of 
Lake Placid Drive through a series of loop roads and internal 
streets. It is a gated community with limited sidewalk 
infrastructure.

Environmental Constraints

The property lies within topographically challenged areas.

F.	 SIERRA CREEK 

General Property Attributes

Sierra Creek’s apartment buildings are located just north of 
Long Island Creek and just south of Lake Placid Village. Sierra 
Creek consists of approximately 83 units distributed across 
garden-style walk up buildings. Alongside Lake Placid Village, 
Sierra Creek reports the lowest rents on a square foot basis in 
relation to other rental communities throughout the Crossroads 
study area. This is largely attributable to the community’s lack 
of modern day amenities and in-unit upgrades. 

Market Assessment

Sierra Creek is in the ‘middle’ of the properties within the 
Crossroads area geographically and for market viability. The 
lack of access to Roswell Road, the elevation restriction of 
gaining access to Lake Placid Drive, and being located off of 
Northwood Drive inhibit the market potential of the site. Further, 
much of the land area encompassing Sierra Creek Apartments 
is environmentally sensitive due to having Long Island Creek 
run through the property. As a result, any redevelopment 
strategy would likely not replace the existing units.

Financial Feasibility

The property’s physical condition and comparatively lower rent 
rates have kept its market value low. A redevelopment strategy 
that maximizes the developable land with 5-story buildings is 
more financially feasible than any other residential property 
(this excludes Highland Circle combined with the commercial 
frontage and The Prado shopping Center). However, it has the 
same challenges as the other communities further off Roswell 
Road from a potential reinvestment timing perspective.

Connectivity

Primary access to Sierra Creek is via Kingsport Drive which 
connects to Northwood Drive to the north and Lake Placid Drive 

to the south. Internally, it is connected via driveways/alleys and 
adjacent parking lots.

Environmental Constraints

The southern portion of the site is adjacent to Long Island 
Creek. Some buildings are situated very close to the creek and 
are within the floodplain areas.
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G.	 MONARCH VILLAS 

General Property Attributes

Monarch Villas is located on the northwest corner of Crossroads 
study area, between I-285 and Northwood Drive. The apartment 
community was developed in 1969 and consists of 130 units 
in two-story garden-style walk up buildings. Its buildings and 
in-unit features resemble typical multifamily rental complexes 
developed in the late 1960s and early 1970s. 

Market Assessment

Given Monarch Villas’ outdated structures and lack of 
community amenities, its buildings are ripe for redevelopment. 
This includes redevelopment of its existing buildings into 
owner-occupied townhomes which continue to increase 
in-demand throughout the City of Sandy Springs. While the 
property’s frontage along I-285 may lower market desirability, 
other developments in similar locations have performed well. 
That said, developing units at a higher livable square footage 
(4 stories instead of 3 stories) may recompense for exposure to 
traffic views and noise concerns along Interstate 285. 

Financial Feasibility

While the location is not the most logical from a short-term 
market perspective, the financial gap is relatively lower to 
encourage new investment. That said, this action might require 
5-story buildings to achieve financial feasibility, which may not 
be considered preferable. Further, this site is more appropriate 
for ownership development due to its location and adjacent 
uses. However, ownership (townhouse) development has a 
lower valuation than does a 5-story multifamily development.

Connectivity

Monarch Villas are located along Northwood Drive and have 
easy access to Lake Forrest Drive as well as to Roswell Road. 
The acoustic sound wall for I-285 is located at the north side of 
the property which provides buffers from I-285 noise impacts.

Environmental Constraints

The site is generally within a rolling topography and sits in a 
slightly higher elevation compared to the grade of Northwood 
Drive.

H.	 PRADO NORTH 

General Property Attributes

Prado North is a mixture of condominium and rental units 
located between Sierra Creek and Northwood Drive. The 
community consists of approximately 100 units distributed 
across garden-style walk up buildings. Similar to other 
multifamily rental complexes located in the Crossroads study 
area (e.g., Sierra Creek, Monarch Villas, Highland Circle etc.), 
Prado North lacks community amenities and upgraded in-
unit features. Given the Prado North community’s outdated 
development structure, most units are reserved as rental units 
that are affordable to low-to-moderate income households. 

Market Assessment

Prado North is located to the west of Highland Circle. While 
it does not have access to Roswell Road, it is the ‘next 
closest’ behind Highland Circle and the communities that 
have direct frontage (The Whitney and The Harrison). As such, 
it is comparably more market viable than many of the other 
communities. However, its greatest market value is remaining 
as a naturally occurring affordable housing (NOAH) community.

Financial Viability

Prado North is comparatively more viable from a financial 
perspective than other communities in the Crossroads study 
area. The community’s comparatively lower rent rates and value 
make reinvestment more viable financially. Only Highland Circle 
(when assembled with the Roswell Road frontage) and Sierra 
Creek (lower existing value) have better financial viability. 
Further, Prado North’s adjacency to Highland Creek creates a 
market potential to be included in a larger assemblage with the 
commercial frontage along Roswell Road. This would positively 
impact the financial feasibility of the property.

Connectivity

Prado North is connected through Northwood Drive to both 
Roswell Road and Lake Forrest Drive. North-south aligned 
Kingsport Drive provides access to the Prado area via Lake 
Placid Drive. Internally it is connected via driveways/alleys and 
adjoining parking lots.

Environmental Constraints

The majority of the property is generally on flat terrain while 
the southern portion of the site is near the Long Island Creek 
floodplain areas.
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I.	 HIGHLAND SPRINGS

General Property Attributes

Highland Springs is located on the far west side of the 
Crossroads study area, located along the south side of 
Northwood Drive. The complex is the smallest among other 
rental communities in the Crossroads study area, with only 
66 rental units distributed amongst 2-story brick buildings. 
Highland Springs is similar to other rental communities in 
the Crossroads study area, especially those located between 
Lake Placid Drive and Northwood Drive. Highland Springs was 
developed in the late 1960s, lacking community amenities 
and in-unit upgraded features. Rehabilitation of these units 
can enhance the living conditions for existing residents, while 
reducing the vulnerability of displacement. 

Market Assessment

Highland Springs has a similar situation to Sierra Creek 
Apartments. The parcel is relatively smaller than other 
communities in the Crossroads study area, and the property 
is impacted by a body of water bisecting the site. As a result, 
the potential ‘reusable’ land is limited. Further, the Highland 
Springs community is the furthest west in the study area (along 
with Monarch Villas), making it the least desirable for larger 
scale redevelopment in the short term. Finally, the community 
is adjacent to Charleston Square, a mostly intact individual-
owner community in the Crossroads area. Assemblage will be 
challenging, making a continued progression of investment 
west from Roswell Road unlikely to reach Highland Springs.

Financial Feasibility

Despite its comparatively low market viability, Highland Springs 
is comparatively strong in financial feasibility due to its lower 
development density and comparatively weaker revenue levels. 
However, this calculation was done for a 5-story multifamily 
development, which conflicts with the stated goals of unit 
preservation and the development density for the western 
side of the Crossroads study area. Using a lower density level 
consistent with the stated vision would make the financial 
feasibility fall more in line with other properties where a 5-story 
structure is more suitable.

Connectivity

Located along Northwood Drive, Highland Springs is well 
connected to major roads that connect it to adjacent local 
destinations.

Environmental Constraints

Highland Springs is located within the hydrologically 
constrained areas related to one of the stream channels leading 
to Long Island Creek.

J.	 THE PRADO AND ROSWELL ROAD COMMERCIAL 
FRONTAGE

General Property Attributes

Roswell Road south of Interstate 285 within the Crossroads 
study area is fronted with commercial uses. The commercial 
space closest to Interstate 285 primarily consists of strip 
commercial frontage parcels that include gas stations, 
restaurants, and other smaller commercial uses. None of these 
lots is substantial in size. At the southern end of Roswell Road, 
with the Crossroads study area, is The Prado. The Prado is a 
large retail center located on the west side of Roswell Road. 
The development is home to Target and Lifetime Fitness, which 
serve as its primary anchor tenants. Developed in 1973, the 
Prado has faced competition from other retail centers built 
since then, especially north of Interstate 285. The increased 
competition has led to an over saturated marketplace, leaving 
The Prado with underperforming assets and vacated retail 
spaces (particularly along Lake Placid Drive). According to REIS, 
The Prado was 25% vacant as of 2023. The site has substantial 
grading, and a central parking structure with 4 floors of parking 
is the only connector between the Roswell Road frontage (a 
converted Publix grocery store into a Lifetime Work facility) and 
the rear of the site (a Lifetime Fitness facility.)

Market Assessment 

The retail marketplace is changing, as increasing competition 
elsewhere in the City and rising eCommerce demand are 
adversely impacting businesses in the Crossroads area and 
along Roswell Road in general. Based on feedback from 
existing retailers in The Prado, business is shifting and 
those businesses that cater to niche markets are performing 
better than others. While the Target remains a strong draw to 
Crossroads, the lack of connectivity between other commercial 
parcels—and even within The Prado development—are 
affecting market potential to retain a commercial-only focus. 

That said, re-visioning Roswell Road’s commercial frontage 
and The Prado’s product concept can increase market demand 
for commercial space (by adding new consumers), improve 
interconnectivity (through improved streetscaping and design 
along Roswell Road), and preserve commercial activity (through 
mixed-use development). From a market perspective, The 
Prado reimagined as a catalytic work-live-play destination that 
includes infilling high-density multifamily through mixed-use 
development, and preserving most of the existing commercial 
space are logical initial investments in the Crossroads study 
area. The site is the only large parcel that can accommodate 
the critical mass needed to refocus the Crossroads area. 
Additional retailers can be added on the ground-floor of new 
residential development to create the opportunity for dual 
incomes (rental and commercial) for developers. 

Financial Feasibility 

Due to the more modest financial performance of commercial 
development (compared to multifamily residential 
development), the revenue potential for reinvestment (Roswell 
Road commercial frontage lots) and infill development (The 
Prado) create positive financial feasibility. In other words, the 
reimagined uses for these commercial sites create sufficient 
value to encourage owners to reposition these properties. 
These are the only properties in the Crossroads study area that 
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MATRIX ELEMENTS
To help determine the sites most appropriate for 
development, as opposed to preservation and rehabilitation, 
the planning team assessed individual properties based on a 
set of site selection criteria. These criteria included a general 
assessment of property attributes (property description), the 
findings of a market assessment, the results of a financial 
feasibility analysis, factors affecting site connectivity, and the 
presence of environmental constraints. Each property was 
assigned a score for each criterion (the lower the score, the 
higher the property rated), and each score was subsequently 
weighted based on the relative importance of individual 
criteria for redevelopment potential. Under this “weighting” 
approach, financial feasibility, market assessment 
and connectivity were weighted more strongly than 
environmental constraints and general property attributes 
due to their importance as indicators of redevelopment 
potential. 

A final weighted total was calculated for each property 
based on scores for all criteria, with higher weighted totals 
corresponding with higher redevelopment potential, and 
lower weighted totals indicating lower redevelopment 
potential. 

The three highlighted properties (The Prado, Highland 
Circle, Monarch Villas) scored highest for higher 
redevelopment potential, providing the basis for a master 
plan level vision and concepts that explored redevelopment 
options on these properties while prioritizing other properties 
for preservation and rehabilitation. 

have a positive financial feasibility (meaning the market would 
likely implement the changes without any cost savings of public 
offsets). Further, the reinvestment of these properties will also 
improve the quality of life for existing Crossroad residents with 
increased commercial offerings and better connectivity along 
Roswell Road.

Connectivity

The Prado is situated at the highest elevation within the study 
area. It is well connected from both Roswell Road and Lake 
Placid Drive. However, because of significant grade changes, 
the internal connections are confusing to visitors. As part of 
the Roswell Road frontage located on the west side of Roswell 
Road, establishing safe pedestrian connections should be part 
of future redevelopment plans. 

Environmental Constraints

The front portion of the Prado site (near Roswell Road) sits 
around 40 feet above the back portion (Lifetime Fitness area) 
of the site – this difference in elevation creates challenges 
for interconnectivity within different parcels. During 
redevelopment, accessible pedestrian ramps/stairs/elevators 
should be provided for interconnectivity between the site 
parcels and related buildings.
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COMMUNITY / SITE GENERAL 
ATTRIBUTES

MARKET 
ASSESSMENT

FINANCIAL 
FEASIBILITY

CONNECTIVITY 
FACTORS

ENVIRONMENTAL 
CONSTRAINTS WEIGHTED TOTAL

WEIGHTING 0.05 0.25 0.35 0.25 0.10 1.00

HIGHLAND CIRCLE 3 2 2 2 5 0.43

THE HARRISON 2 3 9 8 7 0.10

THE WHITNEY 7 4 8 8 7 0.15

LAKE PLACID VILLAGE 8 8 5 2 3 0.20

CALIBRE SPRINGS 5 10 9 10 10 0.11

SIERRA CREEK 6 7 3 5 8 0.19

MONARCH VILLAS 7 5 6 1 1 0.25

PRADO NORTH 4 6 6 5 5 0.18

HIGHLAND SPRINGS 10 9 4 3 8 0.18

THE PRADO & ROSWELL ROAD 
COMMERCIAL FRONTAGE

1 1 1 2 1 0.80
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For each category of recommendations, the plan provides a 
series of broad recommendations that are accompanied by a 
set of specific actions to fulfill each recommendation. 

For certain recommendations, additional information is 
provided to expand on both the recommendations and 
their associated actions. The Protection, Preservation, and 
Rehabilitation recommendations are accompanied by additional 
details regarding recommended policies, programs, and funding 

This section summarizes the overall recommendations of the plan (see Figure 4.1 for the concept 
plan). Recommendations are organized according to four overarching categories, representing major 
themes that emerged through the planning process. These categories include:

A.	 Protection, Preservation, and Rehabilitation

B.	 Open Space and Natural Areas

C.	 Connectivity

D.	 Redevelopment

strategies to implement housing rehabilitation, along with 
examples of how the federal Low-Income Housing Tax Credit 
program was utilized to preserve and rehabilitate workforce 
housing in other jurisdictions. In addition, the Redevelopment 
recommendations include a detailed “Redevelopment 
Approach” summarizing site-specific redevelopment context 
and strategies for each identified redevelopment site. 

FIGURE 4.2	  
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RECOMMENDATION A1

Encourage the protection, preservation, and rehabilitation 
of existing workforce housing in the Crossroads area (see 
Figure 4.2). Retaining these housing units is necessary to:

•	 Support and maintain existing communities with ties to the 
area.

•	 Support local businesses in the Crossroads area and the 
broader Sandy Springs/North Fulton economy, which rely on 
employees who live in the area’s 1,400 workforce units.

•	 Maintain the substantial economic and ethnic diversity of 
the Crossroads area.

ACTIONS
a.	 Focus housing protection, preservation and 

rehabilitation efforts on communities located 
furthest from Roswell Road. As these communities 
have the lowest market and financial feasibility for 
reinvestment, targeting their protection, preservation, 
and rehabilitation is the most logical approach 
for ensuring a stronger, more diverse Crossroads 
community.

b.	 Consider the Crossroads area within any future 
Housing Action Plan or other housing policy 
discussions, with particular focus on evaluating 
the following tools which would directly benefit the 
implementation of this Small Area Plan:

i.	 Pursue existing federal and state incentives 
for housing rehabilitation, such as Low Income 
Housing Tax Credits (LIHTC), Community 
Development Block Grants (CDBG), and HOME 
Investment Partnership Program (HOME).	

ii.	 Creation of a Housing Rehabilitation Fund to help 
defray the costs of improving the condition of 
existing properties by offering low/no interest 
loans or forgivable loans for the rehabilitation of 
units occupied by income-qualifying households.

iii.	 Creation of a Housing Opportunity Bond to 
subsidize the development and/or rehabilitation 
of deed-restricted housing, providing gap 
assistance to new/existing housing communities 
that will commit to long term (e.g., 15 years) cost 
controlled (e.g., prices set at 60% of Area Median 
Income) housing.

FIGURE 4.3	  
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iv.	 Offer tax abatements to property owners to defray 
the cost of property rehabilitation in exchange 
for a long-term commitment (e.g., 15 years) from 
property owners to maintain affordability based 
on a defined level of Area Median Income (AMI).

See accompanying summary of programs, policies and funding 
strategies.

RECOMMENDATION A2

Enhance quality of life for residents of existing rental units 
through improvements to the condition of existing housing units 
and other improvements in the broader community that serve 
existing residents.

ACTIONS
a.	 Foster collaboration between property owners 

and the City to enhance quality of life for existing 
residents. Through a collaborative partnership, work 
with existing property owners to implement open 
space and connectivity improvements that benefit 
the residents of existing workforce housing by 
incorporating and connecting to these residential 
communities. For detailed recommendations and 
actions related to open space and connectivity, see 
Recommendation Themes B and C below.

b.	 Pursue enhanced enforcement of existing codes. 
Beginning in 2023, the City will begin enhanced 
enforcement programs approved by Council as part 
of new Multifamily Rental Housing program, including 
third party inspections of all units annually. 

RECOMMENDATION A3

Encourage replacement of workforce housing units as 
reinvestment and redevelopment occurs to ensure that Sandy 
Springs residents contributing to the community’s economy 
will continue to have access to price-appropriate housing in the 
Crossroads area.

ACTIONS
c.	 Enact a strategy to require minimum replacement of 

workforce housing as part of reinvestment efforts. 
The financial analysis indicates that requiring a 
minimal (e.g., 10% of units at 80% of AMI) component 
of workforce housing replacement does not have 
a substantial impact on financial feasibility. This 
strategy could be incentivized through height bonuses 
and consideration of options during rezoning to 
require replacement. 
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Literature on the federal and state incentives for housing 
rehabilitation is robust. Programs such as Low Income 
Housing Tax Credits (LIHTC), Community Development 
Block Grants (CDBG), and HOME Investment Partnership 
Program (HOME) have clearly defined parameters 
around [1] how to access these resources, [2] how these 
resources can be implemented, and [3] how to qualify 
for these resources. To this point, this section focuses on 
programs and policies that Sandy Springs could consider 
implementing, in order to augment these other programs.

CREATION OF A HOUSING REHABILITATION FUND
Naturally Occurring Affordable Housing (NOAH) generally 
has three consistent characteristics. First, these 
communities are typically much older, offering obsolete 
features and amenities. Second, they tend to be in modest 
condition, as much of the interior and exterior are decades 
old. Finally, they are not locationally advantageous. 
These communities often do not have strong multimodal 
connectivity or direct access to support services. The 
cost of rehabilitation of these communities is often [1] 
infeasible for communities that cannot attract higher rents 
or [2] will trigger substantial rent increases in well-situated 
NOAH communities. One way Sandy Springs can address 
these challenges is to create a Housing Rehabilitation Fund 
(HRF). 

An HRF offers a financial vehicle for money to further 
the City’s protect, preserve, and rehabilitate goals for the 
Crossroads study area. In this case, the fund would offer 
low/no interest loans or forgivable loans for the proper 

rehabilitation of units occupied by income-qualifying 
households. Money leveraged through other funding 
sources can be applied to this program (e.g., LIHTC 4% 
credits, CDBG funds, HOME funds, etc.). Establishing an 
HRF can serve as a ‘carrot’ to property owners by helping 
to mitigate price-appropriate housing rehabilitation. 
Considerations for creating a HRF fund include:

a.	 Establishing parameters for the terms of loans

The HRF is intended to be a loan to property owners 
to help defray costs of property condition issues. This 
loan can take several forms, ranging from low interest 
or no interest loans to partially forgivable or 100% 
forgivable loans. The parameters of which loan types 
to use is dependent on the intent of the rehab program. 
For example, will the city make the resources available 
to non-deed restricted units? If so, do deed restricted 
units have differing terms from non-deed restricted 
units? The city’s intent of the program will help define 
the approaches to how—and what—resources are 
available to each applicant.

b.	 Determining how to capitalize the fund

The potential rehabilitation costs in the Crossroads area 
can be substantial. Simply put, the City does not have 
the resources to address all needs. To this point, there 
are limitations to how much money Sandy Springs can 
commit to housing rehabilitation investment. Creating 
a Housing Rehabilitation Fund can be costly. The City 
Council will need to determine how much it is willing 
to invest in housing issues and where to allocate those 
resources. 

TOOLS
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c.	 Funding Sources

Bonding is one source of revenue for a housing 
program, but it is a single infusion that may or may not 
provide subsequent funds in the future (e.g., recouping 
an investment when that investment is sold). Continued 
resources are not guaranteed and do not come in at 
regular intervals. Many communities commit a small 
portion of the real estate tax millage to a housing trust 
fund. This commitment ranges from one penny (per 
$100 dollars) to a fraction of a penny. The decision on 
how much to commit oftentimes is determined by how 
much annual revenue the community wants to invest in 
its housing program. Further, many communities work 
with local, regional, and state partners to inventory 
and identify potential grant resources to help augment 
an HRF. Sources can be public (e.g., Community 
Development Block Grants), non-profits (e.g., The Blank 
Foundation), or private (e.g., community benefactors). 
Grants are a good one-time infusion of funds since 
they generally do not have perpetual commitments. A 
dedicated housing staff position within City government 
can manage the ongoing administrative requirements 
for an HRF.

CREATION OF A HOUSING OPPORTUNITY BOND
The most substantial barrier to maintaining NOAH and 
deed restricted housing units is the financial differential 
between the operation of these units and the revenue 
potential. Simply put, market dynamics make developing 
and maintaining deed restricted housing infeasible without 
some form of cost subsidy. While these subsidies can 
come in many forms, financial assistance is the most 
common and direct. 

One of the most flexible tools that communities in Georgia 
can utilize to support housing initiatives is a Housing 
Opportunity Bond (HOB). The City of Atlanta recently issued 
a HOB in the amount of $150 million and previously issued 
one for $75 million. NOAH community owners can use HOB 
funds in several ways. A HOB can be utilized for design 
costs to address rehabilitation needs. They have also 
been used as subordinate debt for multifamily affordable 
development rehabilitation projects. A portion also could 
fund the Housing Rehabilitation Fund as amortizing loans 
with the repayments typically reserved for other affordable 
housing projects.

A HOB is a publicly sponsored bond where the principal 
value is used to subsidize the development and/or 
rehabilitation of deed restricted housing. Effectively, the 
bond amount is used to provide gap assistance to new/
existing housing communities that will commit to long 
term (e.g., 15 years) cost controlled (e.g., prices set at 60% 
of Area Median Income) housing. A HOB fund creates a 
vehicle where the bond proceeds are retained until they 
can be deployed to the next development/rehabilitation 
project.

USE OF TAX ABATEMENTS
Another tool communities can employ is the ability to 
commit future tax revenues to mitigate the cost of property 
rehabilitation. In these cases, the property owner is 
abated (or reimbursed) real property tax expenditures to 
defray the cost of property rehabilitation. In exchange, 
the property owner commits to a long-term (e.g., 15 
years) price point (typically benchmarked to a defined 
AMI level). Most common arrangements maintain existing 

affordability thresholds in the community. One avenue for 
this is the bond-lease program. The City of Sandy Springs 
is familiar with the use of bond-lease arrangements 
through its Development Authority. The Development 
Authority provides catalytic funding for desirable projects 
in Sandy Springs by providing access to capital and other 
financial incentives. The goal of the Authority is to market 
Sandy Springs as a prime location for new and expanding 
businesses, which is achieved by working with city 
staff, government leaders and other regional economic 
development organizations to attract development and 
promote job growth and the public good in the City of 
Sandy Springs. The Authority provides both taxable and 
tax-exempt bond financing opportunities pursuant to the 
Georgia Development Authorities Law. 
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CASE STUDY B

Location: 308 Scott Street SW, Atlanta, GA

Number of Units: 194 (180 units will be for 60% of AMI, 
and 14 market-rate units)

Condition Before LIHTC: market-rate co-op community 
facing foreclosure

Amount of LIHTC dedicated to the project: $1,278,900 

Other Funding Sources: 

Berkadia, Atlanta Housing, Atlanta Housing Bridge Loan, 
Atlanta Housing Authority’s 15-year HomeFlex program 
for 150 units (PBRA, not Section 8)

Rescued from the brink of foreclosure, when developer 
stepped in and purchased the delinquent note.

Project preserved almost 200 affordable housing units 
that would have been lost and redeveloped as market 
rent apartments.

Developer engaged Atlanta Housing and Invest Atlanta 
to map out the plan to finance the redevelopment and 
subsidize rents in the community. 

The $40 million renovation will include an updated 
infrastructure, energy-efficient appliances, inviting 
outdoor living spaces, and other new amenities.

LIHTC requires at least 30 years of affordability 
commitment.

RECOMMENDATIONS

CASE STUDY A

Rehabilitation structured to preserve affordability for 
residents earning between 40 and 70 percent area 
median income (AMI).

GA LIHTC requires at least 30 years of affordability 
commitment.

Developed through partnerships with key stakeholders, 
including the City of Atlanta, Invest Atlanta, Enterprise 
Community Partners, Atlanta Housing, Partners for 
Home, Bank of America, and through a pre-development 
grant from The Annie E. Casey Foundation.

Location: 1191 Metropolitan Pkwy SW, Atlanta, GA

Number of Units: 120 (will be 100% affordable)

Condition Before LIHTC: market-rate, substandard 
apartment

Amount of 4% LIHTC dedicated to the project: 
$777,122

Other Funding Sources:

Suntrust, Freddie Mac, DCA HOME, Housing Opportunity 
Bonds (from Invest Atlanta), Partners for Home (PBRA, 
not Section 8), Historic Rehab Credit

RECOMMENDATIONS
PROTECTION, PRESERVATION, AND REHABILITATION CASE STUDY
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RECOMMENDATION B1

Utilize existing natural resource areas as opportunities for 
community amenities. Long Island Creek and its adjoining 
floodplain areas are a great natural resource and create a 
central organizing element for the urban design plan. The 
plan envisions future greenways along Long Island Creek. 
Creation of such greenways should be developed when 
individual properties are redeveloped (see Figure 4.3).

ACTIONS
a.	 Restore and naturalize Long Island Creek to enhance 

the ecological function of the creek and its riparian 
areas.

b.	 Through redevelopment of adjacent private properties, 
encourage the construction of a greenway system 
along Long Island Creek and its tributaries, consisting 
of multi-use trails and boardwalks.

c.	 Through redevelopment, encourage the construction 
of a secondary greenway along the north side of the 
stream channel that extends from Kingsport Drive, 
southeast of Lake Placid Drive, to Roswell Road.

d.	 Enhance the visual and ecological quality and 
accessibility of existing stormwater retention ponds 
east of Roswell Road to create community amenities.

RECOMMENDATION B2

Expand open space and recreational options. Explore 
opportunities for new parks, open spaces, and recreational 
amenities as redevelopment occurs. 

ACTIONS
a.	 Work with property owners and developers to ensure 

that parks, neighborhood open space, and/or other 
outdoor public amenities are incorporated into new 
residential and mixed-use development, providing 
a variety of new active and passive recreational 
amenities near residences.

b.	 Construct a central public space and gathering place 
as part of the redevelopment of the Prado to serve as 
a community focal point with a range of programmed 
activities. 
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Pedestrian bridge over stream providing access to residential development.
(Source: streetlife.nl)

Greenway with pedestrian bridge across stream.
(Source: RHI)

Restored creek with pedestrian bridge connecting 
adjacent housing. (Source: GreenWorks PC)

Restored creek with adjacent public promenade.
(Source: Groundwork USA)

(Source: landperspectives.com)(Source: RHI)

Examples of streetscapes with integrated stormwater management facilities.

c.	 Pursue opportunities for new playspaces and other 
child-friendly spaces to serve families who live in the 
area.

d.	 Connect existing Allen Road Park and Lake Forest 
Elementary School (north of I-285) and Northwood 
Park with improved sidewalks and crosswalks for safe 
access. As new parks and green spaces are added 
along with new developments, provide safe walking 

and bicycling connections to these green spaces 
from the residential and mixed-use neighborhoods 
via sidewalks/multi-use trails and crosswalks across 
roadways.

e.	 Incorporate green infrastructure, such as rain gardens 
and stormwater planters, along streetscapes and in 
public spaces to capture and filter stormwater runoff 
before it enters Long Island Creek and its tributaries.
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RECOMMENDATION C1

Establish a connected street grid. Connect and expand the 
network of streets to provide additional routes and street 
connections for all modes of transportation, with an emphasis 
on providing more east-west connections through the planning 
area.

ACTIONS
a.	 Through redevelopment, encourage the creation 

of internal networks of streets with connections to 
existing roadways by constructing new streets and 
converting existing internal access drives into public 
streets:

•	 Establish a connected street network within 
the Prado, redevelopment north and south of 
Northwood Drive, and east of Roswell Road at 
north and south ends of the study area. 

•	 Design streets according to the street typologies 
in the accompanying diagram and corresponding 
typical street cross-sections.

•	 Ensure careful design of on-street parking to 
ensure clear lines of sight at intersections, 

particularly in areas where an increase in 
pedestrian traffic is anticipated.

b.	 Study the feasibility of constructing a new north-south 
bridge connection across Long Island Creek to provide 
a connection between the Prado and Highland Circle 
redevelopment. 

RECOMMENDATION C2

Enhance pedestrian and bicycle connections to and from 
destinations, parks and open spaces, and transit facilities. 
Construct new sidewalks, bicycle facilities and trails, while 
enhancing the quality and safety of existing facilities, to provide 
both more and higher-quality routes through the area and 
improved access to transit. 

ACTIONS
a.	 As part of redevelopment, construct new sidewalks 

and bicycle facilities, and fill existing gaps in the 
pedestrian and bicycle network to ensure a connected 
environment.

b.	 Create a connected network of pedestrian-friendly 
streetscapes that incorporate dedicated spaces 

FIGURE 4.5	  
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for pedestrian travel, plantings, and stormwater 
management facilities as well as special pavers to 
highlight parks and major destinations. Implement 
streetscapes as redevelopment occurs and through 
phased retrofits of existing sidewalks. 

c.	 Construct a system of greenways along stream 
corridors, as described in Theme B above , accessed 
via a trailhead where Long Island Creek meets the 
southwestern corner of the study area (east of 
Lake Forrest Drive and west of the Calibre Springs 
residential development).

d.	 Provide trail and/or sidewalk connections to 
commercial uses in the Prado, along Roswell Road, 
and along Northwood Drive. 

e.	 Provide trail and/or sidewalk connections to and 
between existing or potential open spaces and/or 
parks as well as to the Long Island Creek greenway 
and secondary greenway connections.

f.	 Partner with MARTA and GDOT to identify placement 
of the future BRT station, ideally situated on the 
GDOT-owned property on the southeastern side of the 
Roswell Road/I-285 interchange. Provide pedestrian 
and bicycle connections between the Crossroads area 
and a potential future bus rapid transit (BRT) station in 
the vicinity of I-285. 

g.	 Establish pedestrian and bicycle connections to 
regional trails, such as a potential regional trail 
associated with I-285 improvements, to the extent 
feasible. 

h.	 Provide bike and scooter parking and maintenance 
hubs in proximity to bus stops, in a location near the 
west side of the study area, and where significant 
redevelopment occurs within the Prado and Highland 
circle. 

RECOMMENDATION C3

Improve the safety and comfort of the pedestrian 
environment through a combination of traffic calming 
measures, pedestrian crossing improvements, and public realm 
enhancements.

ACTIONS
a.	 Implement on-going intersection and pedestrian 

crossing improvements along Roswell Road and 
Northwood Drive as identified through prior studies.

b.	 Explore opportunities to consolidate curb cuts along 
Roswell Road to improve pedestrian safety and 
accessibility. 

c.	 Study and, as needed, implement measures to slow 
traffic and improve pedestrian crossings where 
safety concerns exist. Specific examples include 
addition of crosswalks across Northwood Drive at the 
intersections with Kingsport Drive and Lake Forrest 
Drive.

d.	 Improve street lighting along highly traveled 
pedestrian routes and at pedestrian crossings.

e.	 In coordination with GDOT and MARTA, enhance 
pedestrian connections across I-285 through a 
separate bicycle/pedestrian bridge across I-285 in 
conjunction with future I-285 projects including BRT 
and the I-285/Roswell Road Innovative Interchange 
Study. 

f.	 Improve access to and amenities at bus stops, in 
coordination with MARTA. Improvements may include 
sidewalk improvements, crossing improvements, ADA 
compliance, and the addition of or improvements to 
bus shelters.

STREET TYPOLOGY A

Street Typology A includes two travel lanes, two 
protected bike lanes, and two on-street parking 
lanes. Outside the curbs, the streetscape is the most 
expansive of the four street typologies (along with 
Street Typology B), including a furniture/planting/
stormwater management zone, sidewalk, and a building 
zone that is wide enough to accommodate outdoor 
dining.

STREET TYPOLOGY B

Street Typology B includes two travel lanes, shared by 
automobiles and bicycles, and two on-street parking 
lanes. Outside the curbs, the streetscape is the most 
expansive of the four street typologies (along with 
Street Typology A), including a furniture/planting zone/
stormwater management, sidewalk, and a building zone 
that is wide enough to accommodate outdoor dining.
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Streetscape with sidewalk, outdoor seating in the building zone, and a planting/
amenity strip along the curb. (Source: Kopley Wolff)

Redevelopment incorporating a connected street grid and multimodal 
transportation options. (Source: Complete Streets via Flickr)

Protected bike lane and parking adjacent to streetscape with trees in the planting 
strip. (Source: Gillian Burgess, Greater Greater Washington)

Streetscape with (from right to left) building zone, sidewalks and amenity zone/
planting strip, and parking lane. (Source: Terrain.org)

STREET TYPOLOGY C

Street Typology C includes two travel lanes, shared by 
automobiles and bicycles, and two on-street parking 
lanes. Outside the curbs, streetscape elements 
include a sidewalk and furniture/planting/stormwater 
management zone.

STREET TYPOLOGY D

Street Typology D includes two travel lanes, shared 
by automobiles and bicycles and located immediately 
adjacent to the curb (with no parking lanes). Outside 
the curbs, streetscape elements include a sidewalk 
and furniture/planting/stormwater management zone. 
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RECOMMENDATION D1

Encourage redevelopment in select locations to create a 
series of context-appropriate and mixed-use nodes near 
Roswell Road and Northwood Drive while providing a 
range of new housing options and recreational amenities. 
The form and character of redevelopment (see Figure 4.5) 
should be guided by strategies detailed in the accompanying 
“Redevelopment Approach,” which includes detailed strategies 
aimed at promoting placemaking, compatible transitions 
between land uses, a well-connected transportation network, 
and environmental sustainability through each redevelopment 
opportunity.

ACTIONS
a.	 Encourage redevelopment and transformation of The 

Prado into a cohesive, context-appropriate, and well-
connected mixed-use development with new retail 
destinations, housing options, and a central open 
space, leveraging existing commercial destinations as 
anchors.

b.	 Encourage mixed-use development on the site of the 
existing Highland Circle incorporating neighborhood-
serving commercial uses, a variety of market-rate and 
workforce housing options, and access to a potential 
Long Island Creek greenway. 

c.	 Encourage development of owner-occupied townhome 
or cottage-court-style communities (single-unit-
attached residential) along Lake Forrest Drive.

d.	 Encourage infill mixed-use and residential (single-
unit-attached and multifamily) development along the 
north side of Northwood Drive, incorporating a variety 
of context-compatible, market-rate and workforce 
housing as well as neighborhood-serving commercial 
uses. Residential development should transition 
from multifamily buildings closest to Roswell Road 
to single-unit-attached/townhomes closest to Lake 
Forrest Drive. 

e.	 Encourage the development of neighborhood-scale 
mixed-use clusters along the east side of Roswell 
Road that accommodate a mix of professional office 
space, live/work opportunities, and workforce housing. 

FIGURE 4.6	  
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THE PRADO

Mixed-use development with central open space and anchored by “big-box” retail 
such as Target at Mosaic District, Northern Virginia (Source: Terrain.org)

RECOMMENDATION D2

Undertake a series of City-led actions to incentivize and 
implement redevelopment on identified sites, including policy 
updates, outreach to property owners, and other initiatives.

ACTIONS
a.	 Update the City’s Development Code to reflect options 

for land uses, building typologies and heights for the 
redevelopment properties based on the vision of this 
small area plan update. 

b.	 Work with current property owners and/or their 
representatives to understand their current plans and 
gauge interest for redevelopment.  

c.	 Explore economic development and project funding 
initiatives. Discuss associated funding/financing 
initiative, if applicable, to implement potential 
redevelopment.

d.	 Discuss and review potential detailed site master 
plans with property owners.

e.	 In tandem with future plan updates, update the City’s 
Community Work Program to reflect the action items 
for redevelopment areas, including streetscape 
improvements and new streets, to help implement 
projects should City funding or participation be 
needed.

REDEVELOPMENT APPROACH

The site-specific recommendations for the strategic 
redevelopment areas organized as:

•	 Overall vision for the specific area

•	 Existing Character

•	 Challenges/Constraints

•	 Concept

A.	 REDEVELOPMENT AREAS AND LAND USE

1.	 THE PRADO

Vision

The area, with its excellent location and access from 
Roswell Road and I-285, is envisioned to evolve into a 
premier mixed-use development with retail, shopping 
and new residential anchored by the current commercial 
establishments such as Target and Lifetime Fitness & 
Work. 

Existing Character

The Prado Shopping Center is located on the southern side 
of the study area along the western edge of Roswell Road. 
As a shopping and food destination, it is anchored by retail 
establishments such as Target, Lifetime Fitness and Lifetime 
Work. The area includes a range of restaurants as well as 
health and fitness related businesses. 

The site has a rolling topography with the southern end, at 
Roswell Road, at the highest elevation. The site slopes west 
and north toward existing wooded areas and Long Island 
Creek. The site has direct access from Roswell Road and 
from Lake Placid Drive. A large parking garage dominates 

the site’s core area. The Lifetime Fitness area, which sits 
at a much lower elevation compared to buildings closer to 
Roswell Road, can be accessed via Lake Placid Drive as well 
as via access ramps within the parking garage structure. 

Challenges / Constraints

	– There are topographical constraints between the front 
and back half of the site: elevation drops significantly 
(40 feet+) from the garage/restaurant/Target to Lifetime 
Fitness. Similarly, the site slopes towards Lake Placid 
Drive and Long Island Creek.

	– The internal circulation of the site is currently confusing. 
Once within the site, there is a poor sense of place, and 
orientation is difficult. 

	– There are numerous vacant commercial areas on site.

	– A high-voltage transmission line goes through the site 
along a north-south alignment close to the eastern 
façade of the garage building.

REDEVELOPMENT APPROACH - THE PRADO
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Mixed-use redevelopment with connected street network 
and ground floor retail. (Source: pikenotes.com)

Mixed-use redevelopment with active storefronts 
on the ground floor. (Source: apartments.com)

Central green with programmed activities. 
(Source: Mosaic District via Facebook)

Central green with adjacent mixed-use 
development. (Source: Visit Austin)

Concept

The redevelopment concept for this area (see Figure 4.6) 
is based on discussions with both the community and the 
current property owners’ representatives. This is a high-
level concept, and future development proposals can be 
expected to vary from this concept.

	– The envisioned future site would be organized around 
a central green at its core. This will provide a public 
amenity that can be utilized for multipurpose urban 
outdoor uses covering a wide range of active to passive 
recreational opportunities – ranging from community 

gathering events, such as concerts or movie nights, 
access to retail kiosks in a park setting, to casual 
relaxation in a park. The streetscape areas around the 
park would be treated with special paving to help create 
a better sense of place and a memorable public realm. 

	– The proposed new central park is envisioned to be 
surrounded by mixed-use buildings (residential above 
commercial / retail uses). Visitors would frequent 
this area, providing benefits for both retailers and 
commercial tenants. The residents of the residential 
properties will be able to use the park for family-
oriented recreational uses. Most importantly, the central 

REDEVELOPMENT APPROACH - THE PRADO REDEVELOPMENT APPROACH - THE PRADO
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HIGHLAND CIRCLE

The Prado: Massing Diagram looking south

park/green space will open up a substantial portion of 
the site to create a strong sense of place – visitors will 
be able to orient themselves within the site and will have 
better visibility and access to its park, public spaces and 
building amenities. 

	– A strong grid of multimodal streets is further envisioned 
for this area – providing a stronger connection within 
the site. Because of the topographical constraints of the 
site, the front section of the site along Roswell Road and 
the central green is conceptualized at a higher elevation 
than the back half – the location of the Lifetime Fitness 
facilities. Outdoor steps/ramps and elevator cores (with 

see-through/transparent facades to ensure safety of 
users) will provide access between the two levels. 
Additional access to the back portion of the site would 
be provided via existing Lake Placid Drive and the road 
that currently exists behind the existing Target building.

	– Building heights are envisioned as generally mid-rise 
(4-5 floors) along Roswell Road while they would 
generally be higher around the central green and 
along Lake Placid Drive to take advantage of the 
view corridors. Heights would transition down on 
both the west and south sides of the site in order to 
be contextually compatible with adjacent existing 
residential neighborhoods.

	– Appropriate buffers and transitions – both architectural 
(through building step downs and stepbacks) as 
well as landscaped (via trees and vegetation) – are 
provided between existing neighborhoods and proposed 
redevelopment areas.

	– To accommodate the higher intensity of growth, multiple 
parking garages would be included. 

	– Additional green infrastructure elements are included 
as appropriate, including sustainable stormwater 
management facilities along streetscape areas, green 
roofs, etc. Lighter colored pavements and street trees 
are recommended for shaded public spaces and to 
provide a cooler overall setting.

	– Integration of public art within public spaces, such as 
the central green and entry plaza areas, will help to 
create a meaningful place for the redeveloped Prado.

2.	 HIGHLAND CIRCLE

Vision

As a gateway to the Northwood area, Highland Circle will 
grow into a diverse neighborhood-oriented mixed-use 
development that will incorporate existing and future 
commercial establishments based on varied demographic 
needs, and will promote a variety of market-rate and 
workforce housing options along the revitalized Long 
Island Creek greenway along with associated recreational 
amenities.

Existing Character

Located near the I-285 interchange, this area includes 
smaller-scale commercial establishments along Roswell 
Road including gas stations, restaurants, convenience uses, 
and most notably the Copeland Village Shopping Center 
along Northwood Drive – home to shopping for the area’s 
Latino communities. Center Ice Arena is located on the 
north side of Northwood Drive with a surface parking lot 
occupying the prime corner of Roswell Road and Northwood 
Drive. Apartment communities are located just west of the 
retail/commercial establishments. 

Challenges / Constraints

	– Provide additional market-rate and workforce housing 
while protecting current affordable housing to allow 
existing residents to continue living in this area.

	– While the businesses along Roswell Road cater to a 
diversity of needs, the disparate nature of building types 
promotes an incoherent feel along Roswell Road. 

	– There is a lack of additional amenities within this 
area, including shopping, neighborhood recreation and 
community facilities.

	– Numerous curb-cuts and fragmented sidewalks along 
Roswell Road create mobility challenges for pedestrians. 

	– There is, in general, a lack of proper east-west 
connections within this area as well as to the east side 
of Roswell Road.
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Above: Examples of mixed-use development with active 
storefronts on the ground floor. 

Examples of mixed-use developments 
incorporating workforce housing, community 
uses, and spaces for local businesses. 
Above: La Placita Cinco (Santa Ana, CA) and 
Right: Plaza Roberto Maestas (Seattle, WA).

(Source: Brian Peterson Art)

(Source: SMR Architects)

(Source: Pappas Properties)

(Source: Turner Construction)

(Source: Doug Dun, BAR Architects)

Concept

Redevelopment of this area to create the following: 

	– A mixed-use community in a neighborhood-scale with 
shops and diversity of housing (both market-rate and 
workforce housing) (see Figure 4.7).

	– Building heights along Roswell Road that are 3-4 floors 
while the core of the redevelopment area is 4-5 floors. 
The height would transition down to 2-3 stories along 
the western edge of the site to be compatible with 
existing residential neighborhoods.

	– The Center Ice Arena parking lot, at the corner of Roswell 
Road and Northwood Drive, would be redeveloped as a 
gateway (near I-285 interchange) mixed-use building 
with residential above commercial ground floor spaces. 
The building also provides a framing for both sides of 
the street as one enters Northwood Drive from Roswell 
Road, thereby creating a gateway feel near the I-285 
interchange. Parking for this new building as well as 
replacement parking for existing off-street parking 
should be considered as part of garage parking in 
conjunction with Highland Circle development.

	– An internal grid of new streets would connect to existing 
Roswell Road, Northwood Drive and a north-south 
aligned unnamed roadway along the western edge of 
the redevelopment area. These new 300’ – 400’ block 
lengths would create a walkable urban fabric with 
multimodal streets and pedestrian-oriented streetscape 
areas. This internal network of streets would provide 
alternative connections to commercial areas along 
Roswell Road, thereby reducing traffic on Roswell Road.

	– These changes would leverage planned Roswell Road 
improvements and would create a safe pedestrian 
environment along and across Roswell Road.

	– Potential improvements would include a pedestrian 
bridge connecting the redeveloped Highland Circle to the 
Prado via Lake Placid Drive.

	– Inter-parcel connections and shared parking would 
promote optimal usability of parking areas located 
behind buildings along Roswell Road.

	– Higher intensity buildings would include parking garages 
to accommodate parking needs for building tenants. 

	– Ground floor activation along primary streets would help 
to create welcoming outdoor social spaces.

	– Appropriate green infrastructure elements are to be 
included – they consist of sustainable stormwater 
management facilities along streetscape areas, green 
roofs, etc. Lighter colored pavements and street trees 
would be included to help in providing shade resulting in 
a cooler public realm environment.

	– Integration of context-compatible public art within public 
realm areas, including pedestrian plazas and streetscape 
areas, will help to create a memorable and identifiable 
“place” for the community. 

FIGURE 4.8	  
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THE PRADO HIGHLAND CIRCLE
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Neighborhood Mixed Use

3.	 Along the north side of Northwood Drive

Vision

Develop targeted sites for infill mixed use and a variety of 
housing types to fulfill additional commercial, community 
and residential needs.

Existing Character

The area along the north side of Northwood Drive is 
characterized by small-scale commercial buildings and 
strip commercial centers (including a Super Mercado) as 
well as a few apartment communities punctuated by a 
relatively new storage building that houses the community’s 
non-profit organizations within the ground floor areas. 
Northwood Park has been a great addition to this area 
providing family-oriented recreation amenities for the 
Northwood area.

Challenges / Constraints

	– The area has the potential for higher and better uses 
with additional intensity of development since this area 
is in proximity to the I-285 interchange with Roswell 
Road.

	– The area offers the opportunity to provide a variety of 
additional housing types.

Concept

	– Consider a new 3-4 story infill mixed use building 
between Center Ice Arena and the new storage building. 

	– Targeted properties would be redeveloped into a variety 
of housing types including apartments and townhomes 
(see Figure 4.8).

	– Buildings would front Northwood Drive while off-street 
parking lots would be located behind these buildings.

	– Continued improvement of Northwood Drive would 
include pedestrian friendly streetscape with sidewalks 
along with dedicated planting and stormwater 
management areas. 

	– Green/open spaces would be integrated within new 
residential development.

	– Building heights would generally vary within 3-4 floors 
and would be compatible with adjacent residential 
neighborhoods.

REDEVELOPMENT APPROACH - ALONG NORTHWOOD DRIVE REDEVELOPMENT APPROACH - ALONG NORTHWOOD DRIVE

FIGURE 4.9	  

NORTH OF NORTHWOOD DRIVE

(Source: liveinthepearl.com)

Above: Examples of townhomes and mixed-use 
development

(Source: bouldercolorado.com)
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LAKE FORREST REDEVELOPMENT AREA

Above: Examples of townhome development.

(Source: EYA)

(Source: Duncan Prime Realty)

(Source: Mews on Butler)

4.	 Along Lake Forrest Drive

Vision

Encourage development of owner-occupied townhome or 
cottage-court-style communities (single-unit-attached 
residential) with highly-valued quality of life amenities 
including open spaces/parks as well as trails along Lake 
Forrest Drive.

Existing Character

Single family detached homes are located on large lots 
along Lake Forrest Drive, which can be utilized as a parallel 
north-south aligned connection and can provide access 
to the City Springs area for communities located on the 
south side of I-285. A new single-unit attached townhome 
development would be located on the northeast side of the 
intersection of Lake Forrest Drive and Northwood Drive.

Challenges / Constraints

	– Address the opportunity to add residential uses 
compatible with newly-developed townhomes.

	– Resolve topographical challenges along Long Island 
Creek. Preserve the residential and wooded character of 
this area. 

Concept

	– Single-unit attached townhome or cotteage-court-style 
communities would be developed as separate clusters 
organized around neighborhood green/open spaces (see 
Figure 4.9). 

	– Building typology and character would be compatible 
with newly-developed townhomes along Lake Forrest 
Drive. 

	– Building heights would vary between 2-3 floors 
with lower heights closest to existing residential 
neighborhoods. 

	– Trail access to potential multiuse paths/trails would be 
located along Long Island Creek.

	– Create tree-lined neighborhood streets with pedestrian 
amenities, such as benches, with existing vegetation in 
order to preserve the charm of the neighborhood and 
provide quality of life amenities.

REDEVELOPMENT APPROACH - LAKE FORREST REDEVELOPMENT APPROACH - LAKE FORREST

FIGURE 4.10	  
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(Source: nashvilleguru.com)

Examples of mixed-use development with active storefronts and 
mix of uses on upper floors (Source: Broken Sidewalk)

ROSWELL ROAD FRONTAGE PARCELS

5.	 East of Roswell Rd.

Vision

Develop clusters of mid-rise, neighborhood-scale mixed-
use developments with commercial/professional office 
spaces with live/work opportunities with market-rate and 
workforce housing.

Existing Character

The potential redevelopment areas east of Roswell Road 
are located in two clusters – one on the north side of the 
study area across Northwood Drive and is the site of a 
storage building and gas station; while the other cluster is 
located toward the southern side and is currently home to 
professional office spaces, healthcare and retail including a 
bookstore. 

Challenges / Constraints

	– Numerous curb-cuts create a fragmented streetscape 
environment.

	– There is a lack of appropriate building massing along 
Roswell Road to help frame the roadway.

Concept

	– Mixed-use buildings with residential above ground floor 
retail/commercial/professional office spaces located 
along Roswell Road.

	– Off street surface parking lots that would be located 
behind buildings away from Roswell Road (see Figures 
4.10 and 4.11).

	– Building heights would vary between 3-4 floors.

REDEVELOPMENT APPROACH - EAST OF ROSWELL ROAD REDEVELOPMENT APPROACH - EAST OF ROSWELL ROAD

FIGURE 4.11	  FIGURE 4.12	  
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Building Massing, Stepdowns and Stepbacks Diagram

PROPOSED 
DEVELOPMENT

EXISTING 
NEIGHBORHOODS

B.	 BUILDING FORM AND CHARACTER

1.	 HEIGHTS, MASSING, STEPDOWNS AND 
STEPBACKS

	– Mid-rise buildings (3-5 floors) are recommended along 
Roswell Road. While the building heights rise to 5-10 
floors, one property deep, from Roswell Road, the 
heights would step down to lower heights (2-3 floors) to 
be context-compatible with existing neighborhoods (see 
Figure 4.12).

	– Buildings massing variations would include step-backs 
and terracing. These variations create visual interest, 
promote variety, allow light to permeate down to the 
street adjacent to the building, and create usable 
outdoor terraces. Building step-backs, specifically 
above second or third floor, would be considered for 
building heights beyond 5 floors. Such step-backs are 

to be encouraged along the side of the buildings facing 
residential communities.

	– Façade modulations should help break up large 
horizontal and vertical massing, and create a sense of 
rhythm along streets. Architectural projections façade 
breaks, roof line modulations and recesses could be 
employed to achieve building façade modulations. 
Ground/first floor of mixed-use buildings with 
commercial uses would be at the same level as adjacent 
sidewalks for ease of access. The ground/first floor level 
of residential buildings (plinth level) would be elevated 
above sidewalk level for privacy of residents.

	– Livable balconies for residential units should be included 
within building facades above the first floor of mixed-
use buildings to enhance façade modulations.

	– Activated rooftops and green roofs should be 
incorporated into mixed-use buildings above five floors.
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FIGURE 4.13	  
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2.	 LANDSCAPING

	– Landscaping, including trees and understory plantings, 
and street furnishings will assist to create a walkable 
pedestrian environment and enhance public realm by 
creating a sense of enclosure, providing shade and 
creating cooler outdoor spaces. 

	– Streetscape, public plaza areas and rooftops should 
incorporate sustainable stormwater management 
systems.

	– Residential developments, including townhomes, would 
incorporate landscaping in front setback areas to create 
an attractive streetscape environment while promoting 
privacy for residents. Landscaped areas can include 
plantings, berms and low height architectural walls/
fences with high-quality materials and aesthetics.

3.	 BUFFERS

	– Buffers should be provided between different types of 
land uses as well as between existing neighborhoods 
and new developments. Such buffers can be high-quality 
landscaped areas or architectural treatments such as 
screens, etc.

	– Trees, shrubs and low height plantings would be used 
to create landscape buffers between different types of 
land uses as well as between sidewalks and off-street 
surface parking lots.

4.	 ACTIVE STOREFRONTS AND STOREFRONT 
TRANSPARENCY

	– Buildings with active storefronts (e.g., outdoor dining 
areas) would be located close to or fronting the street 
with minimal to zero setbacks from sidewalks (see 
Figure 4.13).

	– Ground/first floor transparency is recommended for 
mixed-use buildings with commercial establishments 
occupying ground floors along sidewalk areas. Such 
transparency can be achieved via storefront windows 
and doors. This helps to create a safe and walkable 
pedestrian environment. 

	– Storefronts with retail/shopping should have visible 
signage, where possible.
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The accompanying implementation matrix consists of a series 
of Actions identified in the Recommendations, organized 
according to the four recommendation Themes (Protection, 
Preservation, and Rehabilitation; Open Space and Natural Areas; 
Connectivity; and Redevelopment). 

The matrix consists of the following:

•	 Themes

•	 Recommendations

•	 Description of the Actions

•	 Responsible Party

•	 Timeframe

•	 Potential Funding Sources

IMPLEMENTATION MATRIX 

The plan recommendations and related actions provide guidance for realizing the vision for 
the Crossroads area. This chapter details the phasing of key projects and initiatives, roles and 
responsibilities for implementation, and potential funding sources.

Key actions that should be prioritized are listed in Chapter 1, Vision and Key Actions.

IMPLEMENTATION

# RECOMMENDATIONS & ACTIONS RESPONSIBLE PARTY TIMEFRAME POTENTIAL FUNDING 
SOURCE/S

A1: Encourage the protection, preservation, and rehabilitation of existing workforce housing in the Crossroads area.

A1-a Focus housing protection, preservation and rehabilitation efforts on communities 
located furthest from Roswell Road. Engage with property owners.

City, property owners Immediate (engage 
property owners) and 
ongoing (maintain 
relationships)

City staff time

A1-b Consider the Crossroads area within any future Housing Action Plan or other housing 
policy discussions, with particular focus on evaluating the following tools which would 
directly benefit the implementation of this Small Area Plan: existing federal and state 
incentives for housing rehabilitation, such as Low Income Housing Tax Credits (LIHTC), 
Community Development Block Grants (CDBG), and HOME Investment Partnership 
Program (HOME); a Housing Rehabilitation Fund (HRF); a Housing Opportunity Bond 
program; and tax abatements.  

City, Sandy Springs 
Development Authority, 
Housing Commission 
(new, created for HRF), 
property owners

Immediate (seek regional/
state partnerships) 
and ongoing (allocate 
existing and pursue new 
resources)

City, Local 
Foundations, Housing 
Advocacy Groups 
(fundraising), LIHTC 
(State), CDBG (City, 
County, State), HOME 
(City, County, State), 
Housing Tax Credits 
(State)

A2: Enhance quality of life for residents of existing rental units through improvements to the condition of existing housing units and other improvements in the broader 
community that serve existing residents.

A2-a Through a collaborative partnership, work with existing property owners to implement 
open space and connectivity improvements that benefit the residents of existing 
workforce housing by incorporating and connecting to these residential communities.

City, property owners Immediate (relationship 
building) and ongoing 
(relationship management)

City staff time; 
flexible resource 
matching program 
from City in 
conjunction with 
rehabilitation funding

A2-b Pursue enhanced enforcement programs approved by Council as part of new 
Multifamily Rental Housing program.

City Immediate and ongoing City staff time

A3: Encourage replacement of workforce housing units as reinvestment and redevelopment occurs to ensure that Sandy Springs residents contributing to the 
community’s economy will continue to have access to price-appropriate housing in the Crossroads area.

A3-a Enact a strategy to require minimum replacement of workforce housing as part of 
reinvestment efforts. This strategy could be incentivized through height bonuses and 
consideration of options during rezoning to require replacement. 

City Immediate City staff time

THEME A: PROTECTION, PRESERVATION & REHABILITATION

IMPLEMENTATION MATRIX
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THEME B: OPEN SPACE AND NATURAL RESOURCES

IMPLEMENTATION MATRIX

# RECOMMENDATIONS & ACTIONS RESPONSIBLE PARTY TIMEFRAME POTENTIAL FUNDING 
SOURCE/S

C1: Establish a connected street grid. Connect and expand the network of streets to provide additional routes and street connections for all modes of transportation, 
with an emphasis on providing more east-west connections through the planning area.

C1-a Through redevelopment, encourage the creation of internal networks of streets with 
connections to existing roadways by constructing new streets and converting existing 
internal access drives into public streets. 

Property owners, City With redevelopment 
initiatives

Private funds

C1-b Study the feasibility of constructing a new north-south pedestrian bridge across Long 
Island Creek connecting The Prado to existing residential communities north of Long 
Island Creek and to the future Highland Circle redevelopment.

City Within 2-5 years or with 
redevelopment initiatives

City staff time

C1-c Through redevelopment of adjacent private properties, encourage the construction of 
a greenway system along Long Island Creek and its tributaries, consisting of multi-use 
trails and boardwalks.

Property owners; City Within 5-10 years or with 
redevelopment initiatives

City funds 
and potential 
transportation 
enhancements grant 
funding

C2: Enhance pedestrian and bicycle connections to and from destinations, parks and open spaces, and transit facilities. 

C2-a As part of redevelopment, construct new sidewalks and bicycle facilities, and 
fill existing gaps in the pedestrian and bicycle network to ensure a connected 
environment.

City, property owners, 
transportation/mobility 
advocates

Ongoing (planned projects) 
and with redevelopment 
initiatives

Private funds

C2-b Create a connected network of pedestrian-friendly streetscapes that incorporate 
dedicated spaces for pedestrian travel, plantings, and stormwater management 
facilities as well as special pavers to highlight parks and major destinations. 
Implement streetscapes as redevelopment occurs and through phased retrofits of 
existing sidewalks.

City Ongoing (with 
redevelopment initiatives)

Private funds

C2-c Construct a system of greenways along stream corridors with trailhead access to Long 
Island Creek at the southwestern corner of the study area.

City Start exploration 
in short term (2-3 
years); implement with 
redevelopment initiatives

City funds; City staff 
time

C2-d Provide trail and/or sidewalk connections to commercial uses in the Prado, along 
Roswell Road, and along Northwood Drive.

City, property owners Ongoing (planned projects) City funds, TSPLOST

# RECOMMENDATIONS & ACTIONS RESPONSIBLE PARTY TIMEFRAME POTENTIAL FUNDING 
SOURCE/S

B1: Utilize existing natural resource areas as opportunities for community amenities. The plan envisions future greenways along Long Island Creek. Creation of such 
greenways should be developed when individual properties are redeveloped.

B1-a Restore and naturalize Long Island Creek to enhance the ecological function of the 
creek and its riparian areas.

City Immediate (explore 
feasibility) and ongoing 
(seek funding and 
implement)

City funds

B1-b Through redevelopment of adjacent private properties, encourage the construction of 
a greenway system along Long Island Creek and its tributaries, consisting of multi-use 
trails and boardwalks.

City Short Term (start in the 
next 2-3 years) and 
ongoing in phases

Transportation grants, 
TSPLOST, GOSP 
grants, City & private 
funds

B1-c Through redevelopment, encourage the construction of a secondary greenway along 
the north side of the stream channel that extends from Kingsport Drive, southeast of 
Lake Placid Drive, to Roswell Road. 

City With redevelopment 
initiatives of adjacent 
properties

Transportation grants, 
TSPLOST, GOSP 
grants, City & private 
funds

B1-d Enhance the visual and ecological quality and accessibility of existing stormwater 
retention ponds east of Roswell Road to create community amenities.

City Short Term (start in the 
next 2-3 years)

City funds

B2: Expand open space and recreational options. Explore opportunities for new parks, open spaces, and recreational amenities as redevelopment occurs. 

B2-a Work with property owners and developers to ensure that parks, neighborhood open 
space, and/or other outdoor public amenities are incorporated into new residential and 
mixed-use development, providing a variety of new active and passive recreational 
amenities near residences.

City, property owners With redevelopment 
initiatives

City staff time

B2-b Through redevelopment, construct a central public space and gathering place as part 
of the redevelopment of the Prado to serve as a community focal point with a range of 
programmed activities. 

Property owner With redevelopment 
initiatives

Private funds

B2-c Pursue opportunities for new playspaces and other child-friendly spaces to serve 
families who live in the area.

City, property owners With redevelopment 
initiatives (short term)

City staff time

B2-d Connect existing Allen Road Park and Lake Forest Elementary School (north of I-285) 
and Northwood Park with improved sidewalks and crosswalks for safe access. 

City, property owners, 
GDOT

Ongoing and with 
redevelopment initiatives

City funds; City staff 
time

B2-e Incorporate green infrastructure, such as rain gardens and stormwater planters, along 
streetscapes and in public spaces to capture and filter stormwater runoff before it 
enters Long Island Creek.

City, property owners Ongoing and with 
redevelopment initiatives

Environmental and 
City funds

THEME C: CONNECTIVITY
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C2-e Provide trail and/or sidewalk connections to and between existing or potential open 
spaces and/or parks as well as to the Long Island Creek greenway and secondary 
greenway connections.

City Ongoing (explore 
feasibility) and implement 
with redevelopment 
initiatives

City funds; City staff 
time

C2-f Partner with MARTA and GDOT to identify placement of the future BRT station, ideally 
situated on the GDOT-owned property on the southeastern side of the Roswell 
Road/I-285 interchange. Provide pedestrian and bicycle connections between the 
Crossroads area and a potential future bus rapid transit station in the vicinity of I-285.

City, MARTA, GDOT Discuss with GDOT in short 
term (0-2 years)

City funds, TSPLOST, 
Transportation/
Mobility grants

C2-g Establish pedestrian and bicycle connections to regional trails, such as a potential 
regional trail associated with I-285 improvements, to the extent feasible. 

City Discuss with GDOT in short 
term (0-2 years)

City funds, TSPLOST

C2-h Provide bike and scooter parking and maintenance hubs in proximity to bus stops, in 
a location near the west side of the study area, and where significant redevelopment 
occurs within the Prado and Highland circle.

Property owners With redevelopment 
initiatives

Private property 
owners/developers

C3: Improve the safety and comfort of the pedestrian environment through a combination of traffic calming measures, pedestrian crossing improvements, and public 
realm enhancements.

C3-a Implement ongoing intersection and pedestrian crossing improvements along Roswell 
Road and Northwood Drive as identified through prior studies.

City Ongoing (with planned 
projects)

City funds

C3-b Explore opportunities to consolidate curb cuts along Roswell Road to improve 
pedestrian safety and accessibility.

City, property owners Ongoing (with planned 
projects) and with 
redevelopment initiatives

City funds, private 
funds, TSPLOST

C3-c Study and, as needed, implement measures to slow traffic and improve pedestrian 
crossings where safety concerns exist. 

City and private sector Immediate (explore need 
and feasibility in the next 
1-2 years) 

City funds, private 
funds (private-public 
investment)

C3-d Improve street lighting along highly traveled pedestrian routes and at pedestrian 
crossings.

City Immediate (explore need 
and feasibility in the next 
1-2 years) 

City funding

C3-e Enhance pedestrian connections across I-285 through a separate bicycle/pedestrian 
bridge across I-285 in conjunction with future I-285 projects including BRT and the 
I-285/Roswell Road Innovative Interchange Study. 

City, GDOT, MARTA Discuss with GDOT and 
MARTA in short term (0-2 
years)

City funds, TSPLOST

C3-f Improve access to and amenities at bus stops, in coordination with MARTA. 
Improvements may include sidewalk improvements, crossing improvements, ADA 
compliance, and the addition of or improvements to bus shelters.

City in coordination 
with MARTA

Ongoing; continue 
discussing with MARTA

MARTA, City funds

THEME C: CONNECTIVITY

IMPLEMENTATION MATRIX
THEME D: REDEVELOPMENT

IMPLEMENTATION MATRIX

# RECOMMENDATIONS & ACTIONS RESPONSIBLE PARTY TIMEFRAME POTENTIAL FUNDING 
SOURCE/S

D1: Encourage redevelopment in select locations to create a series of mixed-use nodes near Roswell Road and Northwood Drive while providing a range of new housing 
options and recreational amenities. 

D1-a Encourage the redevelopment and transformation of The Prado into a cohesive and 
well-connected mixed-use development with new retail destinations, housing options, 
and a central open space

City; property owners Phased redevelopment 
starting in short term (1+ 
year)

Private funds; 
redevelopment by 
property owner

D1-b Encourage mixed-use development on the site of the existing Highland Circle 
incorporating neighborhood-serving commercial uses and a variety of market-rate and 
workforce housing options.

City; Housing 
Commission (new); 
property owners

Start in 3-5 years City’s housing 
opportunity bond

D1-c Encourage development of owner-occupied townhome or cottage-court-style 
communities (single-unit-attached residential) along Lake Forrest Drive.

City; property owners Short term (start in next 
1-2 years)

Private funds

D1-d Encourage infill mixed-use and residential (single-unit-attached and multifamily) 
development along the north side of Northwood Drive.

City; Housing 
Commission (new); 
property owners

Infill mixed-use: 2+ years; 
Monarch Villas: 8+ years

City’s housing 
opportunity bond

D1-e Encourage the development of neighborhood-scale mixed-use clusters along the east 
side of Roswell Road.

Property owners Long term (8+ years) Private funds

D2: Undertake a series of City-led actions to incentivize and implement redevelopment on identified sites, including policy updates, outreach to property owners, and 
other initiatives.

D2-a Update the City’s Development Code based on the vision of this small area plan 
update.

City Immediate, following 
approval of this plan

City staff time

D2-b Work with current property owners and/or their representatives to understand their 
current plans and gauge interest for redevelopment. 

City with property 
owners

Immediate (0-2 years) and 
ongoing with development 

City staff time

D2-c Explore economic development and project funding initiatives. Discuss associated 
funding/financing initiative, if applicable, to implement potential redevelopment.

City, Sandy Springs 
Development Authority

Immediate (0-2 years) 
ongoing with development 

City staff time; Bond-
Lease Program

D2-d Discuss and review potential detailed site master plans with property owners. City with property 
owners

Immediate (0-2 years) and 
ongoing with development 

City staff time

D2-e Update the City’s Community Work Program to reflect the action items for 
redevelopment areas, including streetscape improvements and new streets, to help 
implement projects should City funding or participation be needed.

City Immediate, following 
approval of this plan

Transportation & 
infrastructure grants; 
City funding
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