
2025 CITY COUNCIL RETREAT
Wednesday, February 5 – Thursday, February 6, 2025 

City Springs – Terrace Meeting Room
1 Galambos Way, Sandy Springs, GA 30328

Live Stream: www.sandyspringsga.gov/stream 

Wednesday, February 5, 2025

9:00 am I. Opening Remarks and 2024 Highlights
(Presented by Eden E. Freeman, City Manager)

9:10 am II. 2024 Priorities Review and Discussion
(Presented by the City of Sandy Springs Senior Leadership Team)

10:30 am Morning Break

10:45 am III. Demographic and Housing Trends – Regionally and in Sandy Springs
(Mike Alexander, COO, Atlanta Regional Commission)

12:00 pm Lunch and Open Discussion

12:30 pm IV. Development Trends – What’s Happening, What’s Not, and Why?
(Eric Hines, Jamestown; Lance Patterson, Patterson Real Estate; John Kelly, Toro)

2:00 pm V. Economic Development in Sandy Springs – What’s on the Horizon?
(Chris Burnett, Economic Development Director)

3:30 pm VI. Design Guidelines Group Exercise

4:30 pm VII. Council Discussion

Adjourn

Thursday, February 6, 2025

9:00 am I. Financial Health of the City
(Presented by Walter Goldsmith, President and COO, First Tryon; David Cheatwood, 
Managing Director, First Tryon)

9:45 am Morning Break

10:00 am II. Sandy Springs: The Power of Responsive Services
(Presented by Eden E. Freeman, City Manager; Keith McMellen, Director of Data Strategy, 
Analytics, and AI Implementation)

11:00 am III. Council Discussion

Adjourn
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• Execute Plan for City's 20th Anniversary
• Create Homeowner Permitting Assistance Program for Simple Projects
• Expand Responsible use of Artificial Intelligence and Data Analytics
• Increase Community Engagement and Grow Following on Social Media 

Platforms
• Facebook: 10% of followers
• Instagram: 50% of followers
• LinkedIn: 20% of followers

• Increase Subscribers 
• The Scoop: 10% of subscribers 
• Everbridge: 10% of subscribers 

• Launch a Customer Service and Employee Engagement Campaign

6
Page 7 of 275



Page 8 of 275



Page 9 of 275



• Complete Construction of the New Police Headquarters and Municipal 
Court Building

• Complete Scoping Study for Training Facility 
• Retention and Recruitment
• Enhance Coordination with District Attorney’s Office and U.S. Attorney’s 

Office
• Community Engagement

• Serious Injury Crash Campaign
• Aggravated Assault Campaign
• Crime Prevention Education

• Reduce Serious Injury Crashes by 2% 
• Reduce General Theft by 2%
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• Complete Feasibility Study for Fire Station 1
• Launch Multi-Year Accreditation Process 
• Reduce Work Related Injuries 
• Launch Multi-Year Process to Build a Comprehensive Community 

Risk Assessment 
• Grow Community Paramedicine Program 
• Revamp AED Program 
• Train at least 700 people in CPR 
• Prepare Medical Response Unit for Service 
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• Continue Advancing TSPLOST and CIP Projects
• Update the Transportation Master Plan
• GDOT LAP Recertification
• Finalize Traffic Engineering Studies
• Construct Signal Improvements
• Field Services Improvements and Beautification Enhancements
• Construct and Install Landscaping in Burdett Park
• Ring B Fiber Expansion
• Implement ATMS-5 Adaptive Signal Timing at 12 Intersections
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• Complete Abernathy Arts Center Ceramic Studio Building
• Advance Key Capital Projects 

• Including Springway 2C, Morgan Falls Dog Park, Old Riverside Park, Abernathy 
South Greenway, Ridgeview Park Restroom, and Morgan Falls Athletic Complex 

• Expand Recreation and Parks Programming  
• Implement City Hall Interior Art Plan
• Enhance Performing Arts Center Programming and Increase Ticket Sales 
• Reduce Cost of Signature Events Through Efficiencies 
• Revise Catering Menu and Adjust to Market Pricing
• Organize and Execute Fundraising Initiatives
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• Continue Advancing Stormwater Projects
• Complete Internal Cistern Repairs
• Award contract to begin Next Ten Comprehensive Plan 10-Year Update 
• Rehabilitate Windsor Meadows Park
• Review and Update Landscaping Plans at Existing Parks
• Conduct Nancy Creek Flood Study Analysis 
• Conduct Stormwater Infrastructure Phase I Assessment 
• Increase Presence of the Eco-Stewards 
• Plant 200 Trees
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• Further redevelopment initiatives within the City Springs District
• Complete Perimeter Small Area Plan Supplement 
• Advance creation of Citywide Design Guidelines
• Identify ways the Development Authority can be most Effective in Fostering Quality 

Development 
• Work with Developers to Advance Projects within the City 
• Enhance and Accelerate Business Outreach and Marketing
• Form a Business Education and Mentoring Program
• Foster Engagement with Small Businesses and Start Ups 
• Enhance Engagement with Large Employers
• Review Incentive Programs
• Launch Select Sandy Springs Website and Newsletter
• Achieve Another Major Corporate Relocation 
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1

Sandy Springs Council Retreat 2025

Regional Growth Trends and Changing Demographics
Focus on the City of Sandy Springs

The Atlanta Regional Commission

Mike Alexander, COO

malexander@atlantaregional.org

Atlanta Regional Commission Page 26 of 275
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To Download the 
Deck

Use your phone 
(camera)

Point the Camera at 
the QR code and 
select the link 
when it pops up 
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Demographic/SocioEconomic

Comparisons Misc Fulton
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Population Landscape (source: ESRI BAO) 2024

4

2029 Total Population 1,128,719 388,540 237,783 66,115 545,402 80,745 41,315 547 92,322 107,513 5,353,794 6,649,097
11,473,7

75
344,873,41

1

2024-2029 Population: Compound 
Annual Growth Rate 0.5% -0.2% 0.9% -0.1% 0.8% -0.4% -0.1% -1.4% -0.1% -0.3% 0.7% 0.8% 0.6% 0.4%

2024 Total Daytime Population 1,485,998 530,219 216,007 121,669 855,733 79,324 39,655 432 104,359 184,790 5,347,164 6,401,650
11,067,8

18
336,786,41

3
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Source: ESRIAge
Variable

Fulton 
County

North 
Fulton 
County

South 
Fulton 
County Alpharetta Atlanta

Chattahooc
hee Hills

College 
Park

East 
Point Fairburn Hapeville

Johns 
Creek Milton

Mountain 
Park Palmetto Roswell

Sandy 
Springs

South 
Fulton Union City

ARC 11 
Counties

ARC 21 
Counties

Atlanta 
Metro MSA Georgia

United 
States

Age 0-4 
(%) 5.1% 4.9% 6.0% 4.8% 4.8% 3.9% 6.6% 6.5% 6.0% 5.7% 4.3% 4.8% 3.6% 6.4% 5.5% 4.8% 5.7% 6.4% 5.6% 5.6% 5.6% 5.7% 5.5%

Age 5-9 
(%) 5.3% 5.6% 6.4% 5.8% 4.7% 4.8% 6.1% 6.6% 6.8% 5.6% 5.8% 6.3% 4.1% 6.5% 6.1% 4.7% 6.2% 6.8% 6.0% 6.1% 6.1% 6.1% 5.9%

Age 10-14 
(%) 5.5% 6.3% 6.6% 6.8% 4.4% 4.8% 5.8% 6.0% 6.6% 6.1% 7.5% 7.9% 6.5% 7.1% 6.1% 4.5% 6.9% 7.1% 6.4% 6.5% 6.5% 6.4% 6.0%

Age 15-19 
(%) 6.2% 6.5% 6.6% 6.9% 5.7% 5.1% 5.6% 5.6% 6.8% 6.2% 8.0% 8.5% 9.0% 7.2% 6.0% 4.7% 7.0% 7.2% 6.7% 6.8% 6.8% 6.8% 6.4%

Age 20-24 
(%) 7.7% 6.6% 6.6% 6.6% 9.3% 4.0% 7.0% 6.4% 7.2% 7.1% 6.6% 7.1% 5.8% 6.5% 5.8% 7.0% 6.5% 7.0% 7.1% 7.0% 7.0% 7.2% 6.8%

Age 25-29 
(%) 9.1% 6.5% 7.0% 5.7% 12.0% 5.1% 7.5% 8.0% 7.6% 6.8% 4.6% 5.0% 3.2% 6.1% 5.6% 9.9% 6.6% 7.1% 7.3% 7.1% 7.0% 6.7% 6.5%

Age 30-34 
(%) 9.3% 7.3% 7.7% 6.0% 11.6% 5.2% 8.5% 9.0% 7.5% 8.4% 4.6% 5.5% 2.7% 7.0% 6.7% 11.2% 7.2% 8.1% 7.6% 7.4% 7.4% 7.0% 7.0%

Age 35-39 
(%) 7.7% 7.0% 7.3% 6.8% 8.6% 5.5% 7.4% 8.1% 7.2% 8.0% 5.7% 5.9% 4.4% 6.6% 7.1% 8.4% 7.1% 7.6% 7.2% 7.1% 7.0% 6.7% 6.7%

Age 40-44 
(%) 7.1% 7.3% 7.2% 7.6% 6.9% 6.1% 6.7% 6.9% 7.0% 7.4% 7.5% 7.5% 5.3% 6.4% 7.4% 7.1% 7.5% 7.3% 7.1% 7.0% 7.0% 6.7% 6.6%

Age 45-49 
(%) 6.4% 7.2% 6.8% 7.7% 5.7% 5.5% 6.0% 6.2% 6.8% 7.1% 8.1% 8.2% 7.3% 6.4% 7.0% 6.0% 7.1% 6.7% 6.6% 6.5% 6.5% 6.2% 5.9%

Age 50-54 
(%) 6.6% 7.8% 7.0% 8.1% 5.4% 7.2% 7.2% 6.3% 6.7% 7.0% 9.1% 9.2% 7.2% 6.9% 7.4% 6.3% 7.3% 6.7% 6.9% 6.8% 6.8% 6.5% 6.2%

Age 55-59 
(%) 5.7% 6.8% 5.8% 7.5% 4.8% 7.3% 6.7% 5.2% 6.2% 6.4% 7.7% 7.6% 9.6% 6.3% 6.4% 5.6% 5.9% 5.2% 6.1% 6.1% 6.2% 6.1% 6.0%

Age 60-64 
(%) 5.2% 5.9% 5.5% 6.6% 4.4% 8.5% 6.2% 5.3% 5.7% 6.3% 6.7% 6.0% 8.2% 6.1% 5.9% 5.0% 5.4% 4.8% 5.7% 5.8% 5.8% 6.1% 6.3%

Age 65-69 
(%) 4.3% 4.7% 4.6% 4.6% 3.8% 7.7% 4.9% 4.7% 4.6% 4.9% 5.2% 3.9% 7.9% 5.2% 5.3% 4.3% 4.5% 3.8% 4.6% 4.8% 4.8% 5.2% 5.7%

Age 70-74 
(%) 3.4% 3.7% 3.8% 3.3% 3.0% 6.7% 3.9% 4.0% 3.3% 3.2% 3.6% 2.6% 6.1% 3.4% 4.4% 3.7% 3.9% 3.3% 3.6% 3.8% 3.8% 4.2% 4.7%

Age 75-79 
(%) 2.6% 2.8% 2.6% 2.3% 2.3% 5.6% 2.2% 2.7% 2.0% 1.9% 2.6% 1.9% 4.1% 2.6% 3.4% 3.0% 2.8% 2.3% 2.7% 2.8% 2.8% 3.2% 3.6%

Age 80-84 
(%) 1.5% 1.7% 1.4% 1.6% 1.4% 3.8% 1.1% 1.5% 1.0% 0.9% 1.4% 1.1% 3.2% 1.4% 2.0% 2.0% 1.4% 1.4% 1.5% 1.6% 1.6% 1.8% 2.2%

Age 85+ 
(%) 1.4% 1.6% 1.1% 1.6% 1.4% 3.2% 0.8% 1.1% 0.9% 1.1% 1.2% 1.0% 1.7% 1.9% 2.0% 2.0% 1.0% 1.3% 1.3% 1.3% 1.3% 1.5% 2.0%
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Race and Ethnicity Source: ESRI

Variable

Fulton 
Count

y
North Fulton 

County

South 
Fulton 
County Alpharetta Atlanta

Johns 
Creek Milton Mountain Park Roswell Sandy Springs

ARC 21 
Counties Atlanta MSA Georgia United States

2024 White Non-Hispanic Population 36.4% 53.9% 6.8% 52.6% 37.4% 45.2% 60.5% 81.4% 61.8% 52.0% 41.2% 42.0% 48.4% 56.3%

2024 Black/African American Non-Hispanic Population 42.7% 12.9% 82.1% 10.6% 46.8% 10.3% 9.5% 2.1% 11.9% 18.7% 33.4% 33.6% 30.9% 12.1%

2024 American Indian/Alaska Native Non-Hispanic Population 0.1% 0.1% 0.2% 0.2% 0.2% 0.1% 0.2% 0.2% 0.1% 0.1% 0.2% 0.2% 0.2% 0.7%
2024 Asian Non-Hispanic Population 8.1% 16.3% 0.7% 21.7% 4.9% 32.1% 16.9% 3.9% 5.4% 10.3% 7.1% 7.1% 4.9% 6.3%

2024 Pacific Islander Non-Hispanic Population 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.1% 0.2%

2024 Other Race Non-Hispanic Population 0.6% 0.7% 0.6% 0.8% 0.5% 0.6% 0.6% 1.0% 0.7% 0.7% 0.6% 0.6% 0.5% 0.5%

2024 Multiple Races Non-Hispanic Population 3.7% 4.3% 2.6% 4.3% 3.8% 4.3% 4.7% 6.5% 4.5% 4.2% 3.9% 3.9% 3.8% 4.3%
2024 Hispanic Population 8.4% 11.6% 6.9% 10.0% 6.4% 7.3% 7.7% 5.0% 15.6% 13.9% 13.5% 12.7% 11.2% 19.6%
2024 Diversity Index 71.1 71.0 39.3 70.2 66.5 70.9 63.1 36.5 67.4 73.4 75.6 74.8 71.0 72.5
2010 White Non-Hispanic Population 40.9% 63.1% 10.1% 65.0% 36.6% 59.9% 72.4% 94.7% 65.7% 58.7% 50.3% 51.0% 55.9% 63.8%

2010 Black/African American Non-Hispanic Population 43.5% 12.6% 79.9% 10.6% 52.9% 9.0% 8.8% 0.7% 11.4% 19.3% 31.5% 31.7% 30.1% 12.2%

2010 American Indian/Alaska Native Non-Hispanic Population 0.2% 0.1% 0.2% 0.1% 0.2% 0.1% 0.2% 0.4% 0.2% 0.2% 0.2% 0.2% 0.2% 0.7%
2010 Asian Non-Hispanic Population 5.6% 10.6% 0.9% 13.3% 3.3% 23.3% 10.4% 0.4% 4.0% 5.0% 4.8% 4.8% 3.2% 4.7%

2010 Pacific Islander Non-Hispanic Population 0.0% 0.0% 0.0% 0.1% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.1% 0.2%

2010 Other Race Non-Hispanic Population 0.3% 0.5% 0.2% 0.4% 0.2% 0.3% 0.5% 0.0% 0.4% 0.7% 0.3% 0.3% 0.2% 0.2%

2010 Multiple Races Non-Hispanic Population 1.7% 1.9% 1.6% 2.0% 1.6% 2.1% 1.8% 0.7% 1.8% 1.9% 1.7% 1.7% 1.6% 1.9%
2010 Hispanic Population 7.9% 11.1% 7.2% 8.5% 5.2% 5.2% 6.0% 3.1% 16.6% 14.2% 11.2% 10.4% 8.8% 16.4%
2010 Diversity Index 66.1 59.2 42.1 55.9 60.5 58.0 46.2 10.8 58.2 64.4 66.8 65.9 62.0 60.2

Change,  White Non-Hispanic Population, 2010-2024 -4.5% -9.2% -3.2% -12.4% 0.8% -14.7% -11.9% -13.3% -3.9% -6.7% -9.1% -9.0% -7.4% -7.4%
Change,  Black/African American Non-Hispanic Population, 2010-
2024 -0.8% 0.3% 2.2% 0.0% -6.1% 1.3% 0.7% 1.3% 0.5% -0.6% 1.9% 1.9% 0.9% -0.1%
Change,  American Indian/Alaska Native Non-Hispanic 
Population, 2010-2024 0.0% 0.0% -0.1% 0.0% 0.0% 0.0% 0.0% -0.2% -0.1% 0.0% 0.0% 0.0% 0.0% -0.1%

Change,  Asian Non-Hispanic Population, 2010-2024 2.5% 5.7% -0.1% 8.3% 1.6% 8.8% 6.6% 3.6% 1.4% 5.4% 2.3% 2.3% 1.6% 1.6%

Change,  Pacific Islander Non-Hispanic Population, 2010-2024 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

Change,  Other Race Non-Hispanic Population, 2010-2024 0.3% 0.3% 0.4% 0.4% 0.3% 0.3% 0.1% 1.0% 0.4% 0.0% 0.4% 0.4% 0.3% 0.3%

Change,  Multiple Races Non-Hispanic Population, 2010-2024 2.0% 2.4% 1.1% 2.2% 2.2% 2.2% 2.9% 5.8% 2.7% 2.3% 2.2% 2.2% 2.3% 2.3%

Change,  Hispanic Population, 2010-2024 0.5% 0.5% -0.3% 1.5% 1.2% 2.1% 1.7% 1.8% -1.0% -0.3% 2.3% 2.3% 2.4% 3.3%
Change,  Diversity Index, 2010-2024 5.0 11.8 -2.8 14.3 6.0 12.9 16.9 25.7 9.2 9.0 8.8 8.9 9.0 12.3Page 31 of 275



Income and Housing Source: ESRI

Variable Fulton County

North 
Fulton 
County

South Fulton 
County Alpharetta Atlanta

Johns 
Creek Milton

Mountain 
Park Roswell

Sandy 
Springs

ARC 11 
Counties

Atlanta 
MSA Georgia

United 
States

2024 Median Household 
Income $94,350 $131,422 $72,312 $153,603 $85,782 $161,939 $158,455 $197,069

$127,00
6 $104,378 $91,576 $89,276 $77,086 $79,068

2024 Average Household 
Income $141,313 $184,607 $95,234 $197,857

$132,96
3 $204,197 $209,526 $226,730

$179,37
9 $163,385 $128,693 $123,829

$107,84
6 $113,185

2024 Per Capita Income $60,834 $73,127 $37,161 $76,338 $62,679 $69,654 $72,914 $102,919 $70,946 $75,746 $48,513 $46,327 $40,933 $43,829

2022 Households Below the 
Poverty Level (%) 12.2% 5.7% 12.6% 5.1% 16.5% 3.4% 5.0% 4.3% 5.3% 7.6% 10.1% 10.4% 13.2% 12.4%

2024 Total Housing Units 520,343 163,477 96,534 26,748 278,639 29,158 15,083 279 38,380 53,836 2,078,383 2,547,947
4,610,90

4
145,184,82

6

2024 Owner Occupied Housing 
Units (%) 52.1% 63.8% 60.0% 66.0% 42.4% 79.3% 74.5% 93.6% 68.9% 47.2% 62.7% 64.9% 65.0% 64.4%

2024 Vacant Housing Units (%) 9.0% 4.8% 7.8% 4.4% 11.8% 3.5% 4.0% 4.7% 4.2% 6.3% 6.2% 6.2% 8.7% 10.0%

2024 Median Home Value $477,230 $587,367 $298,162 $591,928
$505,07

6 $557,710 $706,264 $577,303
$526,55

0 $643,672 $399,260 $377,141
$321,50

3 $355,577

2024 Average Home Value $586,996 $659,405 $358,627 $637,576
$638,13

6 $606,261 $771,278 $690,763
$584,04

5 $753,617 $474,958 $445,077
$377,42

8 $459,105
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Education Source: ESRI

Variable Fulton County
North Fulton 

County
South Fulton 

County Alpharetta Atlanta Johns Creek Milton
Mountain 

Park Roswell Sandy Springs
ARC 11 

Counties
Atlanta 

Metropolitan Georgia United States

Age 25+: Less than 
9th Grade (%) 1.9% 1.8% 2.1% 1.5% 1.8% 1.7% 1.3% 0.0% 2.3% 1.7% 3.1% 3.1% 3.6% 4.1%

Age 25+: 9-12th 
Grade/No Diploma 
(%) 3.6% 1.7% 4.8% 1.3% 4.5% 1.5% 1.9% 0.2% 2.5% 1.4% 4.2% 4.9% 6.4% 5.5%

Age 25+: High 
School Diploma (%) 13.9% 8.5% 22.1% 7.3% 14.3% 6.7% 5.4% 3.9% 10.9% 9.5% 18.0% 19.7% 22.5% 22.9%

Age 25+: 
GED/Alternative 
Credential (%) 2.1% 1.1% 3.4% 1.0% 2.3% 1.0% 0.5% 0.2% 1.2% 1.3% 2.9% 3.6% 4.9% 4.1%

Age 25+: Some 
College/No Degree 
(%) 12.7% 11.1% 17.8% 10.6% 11.5% 11.0% 9.4% 12.2% 11.2% 11.8% 15.7% 16.6% 17.7% 17.7%

Age 25+: 
Associate's Degree 
(%) 6.7% 5.2% 11.4% 5.4% 5.9% 5.9% 3.2% 6.6% 6.6% 4.3% 8.8% 8.9% 9.3% 9.5%

Age 25+: Bachelor's 
Degree (%) 34.7% 42.1% 23.9% 43.9% 33.7% 40.6% 43.4% 43.7% 40.7% 42.7% 29.2% 26.8% 21.9% 22.3%

Age 25+: 
Graduate/Professio
nal Degree (%) 24.4% 28.7% 14.4% 29.0% 26.0% 31.6% 34.9% 33.2% 24.7% 27.4% 18.1% 16.5% 13.9% 13.9%
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Income & Net Worth (Red is Higher on This Slide, for Some Reason!) Source: ESRI

Variable Fulton County
North Fulton 

County
South Fulton 

County Alpharetta Atlanta Johns Creek Milton Mountain Park Roswell Sandy Springs South Fulton ARC 11 Counties Atlanta MSA Georgia United States

2024 Median Net 
Worth $179,695 $537,611 $152,653 $659,217 $102,614 $950,433 $865,775

$1,440,32
1

$590,80
1 $200,200 $268,820 $262,788 $264,860 $208,453 $225,545

2024 Average Net 
Worth (Index) 106 182 64 197 73 233 222 312 188 130 89 109 106 91 100

2024 Household 
Income less than 
$15,000 (%) 9.0% 3.6% 8.5% 2.9% 12.6% 2.5% 4.3% 2.6% 2.8% 5.1% 6.3% 6.3% 6.4% 8.5% 8.6%

2024 Household 
Income $15,000-
$24,999 (%) 4.6% 2.3% 5.8% 2.3% 5.5% 1.5% 1.6% 1.5% 2.9% 2.5% 4.4% 4.5% 4.7% 6.4% 6.3%

2024 Household 
Income $25,000-

$34,999 (%) 5.3% 3.2% 7.9% 2.9% 5.5% 1.9% 1.1% 1.9% 3.8% 4.1% 6.5% 5.2% 5.4% 6.8% 6.7%

2024 Household 
Income $35,000-
$49,999 (%) 7.8% 5.7% 11.5% 4.7% 7.5% 5.4% 4.3% 4.1% 6.1% 6.5% 9.1% 9.0% 9.4% 10.5% 10.1%

2024 Household 
Income $50,000-
$74,999 (%) 13.6% 11.5% 17.6% 8.6% 13.2% 8.4% 6.8% 2.6% 12.0% 15.7% 17.5% 15.6% 15.6% 16.3% 15.7%

2024 Household 
Income $75,000-
$99,999 (%) 12.0% 10.9% 15.4% 10.4% 11.3% 7.2% 12.2% 7.9% 9.6% 13.8% 15.8% 13.0% 13.4% 13.4% 12.8%

2024 Household 
Income $100,000-
$149,999 (%) 16.8% 18.0% 17.2% 16.6% 15.8% 17.5% 17.0% 13.2% 20.1% 17.7% 19.5% 19.1% 19.6% 17.8% 17.6%

2024 Household 
Income $150,000-
$199,999 (%) 10.7% 13.5% 8.2% 15.4% 9.9% 18.2% 12.3% 16.9% 13.5% 10.4% 10.0% 11.2% 10.9% 9.1% 9.5%

2024 Household 
Income $200,000 or 
greater (%) 20.3% 31.3% 7.9% 36.1% 18.5% 37.4% 40.3% 49.2% 29.2% 24.2% 10.9% 16.1% 14.6% 11.2% 12.6%
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Public School Enrollment Change  2019 to 2024
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Public School Enrollment Change  2023 to 2024
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School Enrollment Change 2022 to 2023
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2023 School Enrollment Source: GA DOE
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NAME Tot Pop 2024
Pop Change 

2000-24 Med Age Diversity InX Med HH Inc
Med Home 

Value MHV/MHI % HH Poverty Own Occ HU
Information 

Jobs Fin&Ins Man of Comp Real Estate
Prof Sci 

Technical Trans/Ware Manuf Bachelor's+

Barrow 92,516 46,376 37.2 66.0 $82,273 $264,160 3.21 9.95% 80.25% 0.92% 1.71% 0.03% 2.54% 5.52% 1.05% 9.09% 22.57%

Bartow 115,558 39,564 39.2 54.0 $85,215 $312,199 3.66 11.54% 70.71% 0.93% 2.17% 0.06% 2.08% 2.51% 3.06% 20.31% 22.34%

Carroll 125,909 38,641 36.9 58.1 $76,168 $287,347 3.77 16.18% 69.34% 1.72% 1.83% 0.00% 1.83% 3.18% 2.04% 6.86% 22.77%

Cherokee 292,824 150,904 39.9 54.7 $104,564 $451,021 4.31 6.82% 77.92% 1.31% 2.83% 0.03% 4.76% 6.68% 0.99% 9.25% 41.46%

Clayton 304,277 67,722 35.2 61.4 $61,384 $230,099 3.75 15.66% 51.95% 1.12% 2.00% 0.04% 2.64% 4.83% 9.49% 4.54% 22.06%

Cobb 785,427 177,694 37.7 75.4 $101,747 $428,456 4.21 8.06% 66.17% 3.10% 4.51% 0.12% 3.85% 9.02% 1.96% 7.42% 51.86%

Coweta 156,373 67,159 39.9 58.1 $92,550 $347,995 3.76 8.03% 74.57% 0.92% 1.85% 0.01% 2.90% 3.70% 0.84% 5.79% 35.95%

Dawson 31,530 15,554 44.0 33.9 $92,417 $369,671 4.00 8.84% 78.74% 1.11% 2.34% 0.00% 1.45% 2.91% 0.76% 4.71% 37.63%

DeKalb 776,301 110,419 36.8 71.5 $81,472 $373,165 4.58 11.62% 55.52% 1.93% 2.61% 0.05% 2.57% 5.68% 1.74% 2.99% 48.88%

Douglas 149,831 57,587 38.1 70.6 $84,699 $317,828 3.75 11.11% 68.10% 0.94% 1.94% 0.05% 2.04% 4.36% 1.31% 13.07% 31.57%

Fayette 124,495 33,232 44.5 67.1 $114,701 $413,764 3.61 5.44% 80.94% 1.55% 3.06% 0.05% 3.04% 5.79% 1.85% 8.64% 49.05%

Forsyth 282,889 184,498 39.5 65.1 $134,729 $571,755 4.24 4.55% 83.10% 2.13% 2.96% 0.15% 3.01% 7.67% 1.03% 11.01% 58.30%

Fulton 1,103,812 287,828 36.2 71.1 $94,350 $477,230 5.06 12.19% 52.09% 4.34% 6.12% 0.10% 3.98% 12.17% 11.24% 5.11% 59.17%

Gwinnett 1,004,880 416,423 36.7 85.0 $86,853 $394,721 4.54 9.51% 66.66% 2.92% 4.34% 0.09% 2.72% 8.18% 2.28% 7.86% 40.99%

Hall 218,157 78,848 38.2 74.8 $80,756 $384,932 4.77 12.18% 70.93% 1.23% 2.31% 0.44% 2.30% 5.92% 1.76% 16.04% 27.56%

Henry 257,756 138,341 38.1 66.7 $86,188 $317,206 3.68 7.57% 74.75% 0.86% 2.10% 0.01% 2.98% 4.57% 2.66% 4.04% 28.90%

Newton 120,077 58,076 38.3 65.1 $78,264 $249,215 3.18 12.91% 71.38% 1.20% 2.65% 0.26% 2.30% 4.23% 1.27% 12.61% 24.01%

Paulding 184,510 102,885 36.9 62.1 $92,568 $297,955 3.22 6.69% 81.14% 1.18% 2.26% 0.02% 2.54% 4.43% 2.83% 3.76% 28.13%

Rockdale 96,381 26,270 40.1 64.9 $78,400 $271,335 3.46 9.98% 70.08% 1.04% 2.69% 0.02% 2.03% 7.08% 2.45% 10.45% 29.93%

Spalding 69,442 11,025 41.2 62.5 $56,727 $228,155 4.02 17.97% 64.39% 0.97% 2.97% 0.00% 1.78% 4.12% 1.81% 7.38% 19.50%

Walton 105,196 44,509 40.2 54.7 $89,062 $365,699 4.11 11.35% 77.55% 1.11% 3.10% 0.01% 2.44% 4.54% 1.06% 6.66% 25.89%

Atlanta 525,050 101,660 34.0 66.5 $85,782 $505,076 5.89 16.51% 42.37% 3.22% 3.91% 0.08% 3.02% 9.58% 13.68% 3.56% 59.98%

Johns Creek 82,470 20,809 42.0 70.9 $161,939 $557,710 3.44 3.42% 79.32% 2.60% 3.89% 0.04% 5.05% 15.72% 1.61% 1.42% 72.57%

Roswell 92,987 11,669 40.7 67.4 $127,006 $526,550 4.15 5.29% 68.92% 2.41% 4.14% 0.11% 4.75% 12.80% 0.96% 3.51% 65.59%

Sandy 

Springs 109,123 23,321 36.9 73.4 $104,378 $643,672 6.17 7.63% 47.18% 4.74% 11.20% 0.16% 5.29% 14.50% 2.25% 3.88% 69.49%

South Fulton 115,341 70,159 37.7 22.9 $82,935 $315,066 3.80 9.56% 72.69% 1.19% 1.39% 0.04% 1.86% 8.09% 6.15% 18.56% 43.48%

Atlanta MSA 6,399,274 2,130,784 37.6 74.8 $89,276 $377,141 4.22 10.40% 64.94% 2.81% 4.17% 0.08% 3.25% 8.35% 5.19% 6.50% 42.84%

Georgia 11,128,319 2,941,865 38.1 71.0 $77,086 $321,503 4.17 13.17% 65.03% 2.33% 3.62% 0.11% 2.76% 6.60% 3.93% 7.66% 35.47%

United States 338,440,954 57,019,048 39.3 72.5 $79,068 $355,577 4.50 12.42% 64.36% 2.62% 3.98% 0.23% 2.79% 7.68% 2.61% 7.62% 36.79%
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NAME
Tot Pop 

2024

Pop Change 

2000-24

Med 

Age

Diversi

ty InX

Med HH 

Inc

Med Home 

Value

MHV/M

HI

% HH 

Poverty

Own Occ 

HU

Informati

on Jobs Fin&Ins

Man of 

Comp

Real 

Estate

Prof Sci 

Technical Trans/Ware Manuf

Bachelor's

+

Atlanta 6,399,274 2,130,784 37.6 74.8 $89,276 $377,141 4.22 10.40% 64.94% 2.81% 4.17% 0.08% 3.25% 8.35% 5.19% 6.50% 42.84%

Austin 2,550,817 1,301,061 35.5 79.8 $98,368 $506,370 5.15 9.91% 58.03% 4.49% 3.60% 0.21% 3.48% 9.18% 1.88% 6.67% 51.95%

Baltimore 2,867,112 314,114 39.3 68.8 $96,253 $431,254 4.48 10.29% 66.11% 2.51% 3.34% 0.28% 3.20% 10.50% 1.80% 4.83% 45.55%

Boston 4,982,394 591,116 39.5 63.1 $108,918 $688,517 6.32 9.91% 59.87% 4.04% 5.31% 0.26% 2.89% 9.79% 2.03% 6.94% 51.95%

Charlotte 2,851,936 1,109,417 38.4 69.2 $81,494 $373,787 4.59 10.29% 65.56% 2.28% 3.77% 0.63% 3.16% 6.98% 2.99% 8.94% 41.57%

Chicago 9,280,082 331,343 38.9 79.1 $87,746 $326,272 3.72 11.33% 64.28% 2.43% 5.58% 0.38% 2.74% 8.89% 2.91% 8.26% 42.46%

Cincinnati 2,284,819 275,182 38.8 46.2 $79,242 $277,638 3.50 11.66% 67.40% 2.30% 5.48% 0.30% 2.38% 9.71% 2.15% 10.94% 38.89%

Columbus 2,209,888 535,157 36.9 55.2 $79,635 $311,182 3.91 11.43% 60.66% 2.28% 5.88% 0.43% 2.72% 7.05% 2.69% 6.62% 42.23%

Dallas 8,195,415 3,039,133 36.1 83.2 $88,391 $370,937 4.20 10.06% 59.57% 2.59% 4.79% 0.27% 3.14% 9.73% 3.20% 7.53% 41.32%

Denver 3,081,342 902,002 37.5 71.2 $104,506 $632,420 6.05 8.03% 61.50% 4.07% 5.40% 0.22% 3.62% 9.57% 2.15% 5.75% 50.91%

Detroit 4,364,290 -88,267 40.5 58.4 $76,092 $271,203 3.56 12.94% 70.73% 2.19% 4.14% 0.29% 2.57% 10.14% 2.26% 11.40% 35.44%

Fresno 1,191,199 269,268 34.6 86.9 $73,366 $405,789 5.53 18.06% 56.96% 2.66% 3.16% 0.09% 2.39% 6.45% 2.68% 5.73% 25.10%

Houston 7,624,200 2,908,803 36.1 86.8 $80,537 $309,553 3.84 12.69% 61.32% 1.58% 3.38% 0.21% 2.90% 9.35% 3.52% 6.68% 38.43%

Indianapolis 2,173,541 534,521 37.6 58.8 $79,790 $278,339 3.49 10.79% 66.36% 2.24% 4.92% 0.20% 2.67% 8.67% 2.25% 8.37% 39.72%

Jacksonville 1,737,832 615,082 40.0 66.1 $82,603 $378,437 4.58 11.49% 66.01% 2.81% 4.68% 0.21% 3.54% 7.53% 3.89% 5.38% 37.55%

Kansas City 2,246,258 435,006 38.3 58.7 $80,044 $299,710 3.74 10.05% 63.96% 2.29% 5.28% 0.41% 3.45% 8.49% 3.03% 6.88% 40.47%

Las Vegas 2,387,864 1,012,126 38.6 85.5 $76,033 $445,490 5.86 13.13% 58.84% 1.82% 3.15% 0.10% 3.98% 6.10% 3.19% 2.32% 27.29%

Los Angeles 12,940,761 575,424 38.7 88.1 $94,047 $885,925 9.42 12.80% 47.93% 3.68% 4.54% 0.33% 3.69% 9.70% 3.10% 8.30% 39.85%

Louisville 1,385,677 231,839 39.9 52.2 $72,654 $270,061 3.72 11.75% 68.44% 2.05% 5.18% 1.21% 2.53% 6.76% 2.88% 9.89% 34.25%

Miami 6,257,826 1,250,262 42.8 85.9 $76,390 $471,920 6.18 14.00% 59.01% 3.02% 4.88% 0.48% 5.22% 10.13% 2.78% 4.09% 38.39%

Minneapolis 3,790,663 774,104 38.1 53.8 $96,864 $397,588 4.10 8.17% 68.08% 3.16% 5.33% 0.16% 2.44% 8.45% 2.63% 10.91% 45.65%

Nashville 2,189,414 808,154 37.2 58.7 $83,639 $432,404 5.17 10.36% 65.07% 2.41% 4.07% 0.19% 2.73% 10.43% 2.32% 6.86% 41.48%

New York 19,954,881 1,678,068 39.4 82.9 $96,850 $640,026 6.61 12.55% 49.41% 4.15% 6.12% 0.26% 3.80% 10.24% 2.77% 5.07% 44.92%

Orlando 2,884,681 1,240,120 38.6 82.8 $75,807 $396,885 5.24 11.60% 61.18% 2.24% 3.33% 0.25% 3.53% 9.33% 2.88% 3.17% 37.88%

Philadelphia 6,307,532 620,376 39.6 67.2 $89,278 $381,561 4.27 11.89% 66.19% 2.83% 4.84% 0.15% 2.91% 8.99% 2.92% 7.12% 43.23%

Phoenix 5,149,752 1,897,876 38.2 78.0 $87,166 $462,805 5.31 10.45% 67.75% 2.91% 4.11% 0.06% 4.68% 7.05% 1.86% 5.72% 36.28%

Pittsburgh 2,447,995 -77,718 43.1 34.8 $73,985 $256,535 3.47 11.47% 69.54% 4.09% 3.01% 0.54% 2.17% 6.78% 2.43% 7.75% 38.82%

Portland 2,593,190 666,383 39.4 61.7 $94,993 $615,038 6.47 9.48% 60.88% 2.63% 3.39% 0.16% 3.20% 6.98% 2.85% 8.75% 43.45%

Raleigh 1,552,570 755,560 37.4 69.5 $100,032 $452,038 4.52 8.45% 65.88% 3.88% 3.40% 0.17% 6.72% 10.00% 1.61% 4.75% 52.73%

Riverside 4,719,812 1,464,972 37.0 87.1 $86,112 $566,249 6.58 12.24% 64.79% 1.48% 2.64% 0.13% 3.09% 5.81% 3.17% 6.31% 25.77%

Sacramento 2,466,648 669,787 38.9 79.8 $94,611 $616,840 6.52 11.46% 61.92% 2.22% 4.39% 0.08% 3.50% 7.98% 2.09% 4.51% 38.72%

Salt Lake City 1,312,144 373,101 33.6 64.9 $100,888 $573,781 5.69 8.05% 66.03% 3.47% 4.59% 0.12% 2.51% 8.64% 2.09% 7.31% 39.78%

San Diego 3,299,130 485,297 37.9 83.7 $104,597 $877,370 8.39 10.00% 53.66% 3.00% 3.35% 0.13% 3.25% 9.91% 1.89% 6.95% 44.34%

San Francisco 4,746,767 623,040 39.8 83.5 $134,234 $1,232,601 9.18 8.77% 52.99% 6.01% 5.18% 0.26% 3.10% 12.26% 2.92% 6.20% 55.28%

San Jose 1,990,196 254,364 38.5 82.6 $158,995 $1,496,466 9.41 6.87% 53.44% 11.73% 2.96% 0.20% 2.67% 10.25% 1.55% 15.30% 57.46%

Seattle 4,176,271 1,132,393 38.0 70.2 $113,257 $774,215 6.84 8.02% 60.01% 4.06% 3.94% 0.15% 3.22% 9.20% 2.63% 9.05% 47.96%

St. Louis 2,824,501 149,162 40.2 50.7 $79,002 $264,189 3.34 10.78% 68.77% 2.23% 4.46% 0.23% 2.41% 7.54% 2.95% 8.20% 38.68%

Tampa 3,356,667 960,676 43.0 71.7 $73,773 $382,682 5.19 12.50% 66.20% 2.34% 5.38% 0.28% 4.22% 8.96% 1.88% 4.87% 36.46%

Virginia Beach 1,804,873 211,102 38.0 67.5 $78,865 $369,743 4.69 10.53% 62.85% 2.32% 2.48% 0.04% 2.86% 6.81% 2.69% 11.50% 36.50%

Washington DC 6,429,395 1,666,504 37.9 80.6 $122,325 $618,875 5.06 7.57% 62.89% 4.02% 3.39% 0.18% 3.39% 17.18% 1.67% 2.74% 56.10%

Georgia 11,128,319 2,941,865 38.1 71.0 $77,086 $321,503 4.17 13.17% 65.03% 2.33% 3.62% 0.11% 2.76% 6.60% 3.93% 7.66% 35.47%

United States 338,440,954 57,019,048 39.3 72.5 $79,068 $355,577 4.50 12.42% 64.36% 2.62% 3.98% 0.23% 2.79% 7.68% 2.61% 7.62% 36.79%
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Comparing Answers: “Crime #1” vs. “Neighborhood is Safe” 
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Sandy Springs Economics
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Job Growth Over Time: Sandy Springs Zips*
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Average Wage Trends: Sandy Springs Zips*
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Job Concentrations: Sandy Springs Zips*
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Industry Jobs: Sandy Springs Zips* (Source: Lightcast)
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Industry GRP: Sandy Springs Zips* (Source: Lightcast)
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Jobs by Occupation: Sandy Springs Zips* (Source: Lightcast)
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Industry & Occupation Job Growth: Sandy Springs Zips*
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Mobility
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The 
Morning 
peak has 
changed
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Source: RITIS Probe Data Analytics

Significant Congestion Bottlenecks Have Returned to Our Interstates
- and Exceed Pre-Pandemic Levels Along I-20 West, I-75 South, and I-285 East
Congested Interstate segments with average delays of 3 hours… or more

Pre-Pandemic
3/1/2019 – 2/29/2020

After-Pandemic
4/1/2022 – 3/31/2023

The Last Year
4/1/2023 – 3/31/2024

During the COVID-19 pandemic, none
of the interstate corridors averaged 

over three hours of daily delay for an 
entire year:

3/1/2020 - 2/28/2021
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Population Growth
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30 Years In 
A Blink of 

An Eye

30

Source: Census
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Change in 
Population from 

2000 to 2020 
(Net) Geography 

ARC Super 
Districts

3 Superdistricts 

lost population 

in Fulton County 

between 2000 

and 2020. No 

Areas of 

Gwinnett lost 

population. 
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Change in  
Populations, 
2010-2020

32

Blue dot = 
Addition of 10 

Persons

Red dot = Loss 
of 10 Persons

Source: Census

White 

Black

Hispanic 

Asian 
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Maps!
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Median Household Income
Source: American 
Community Survey, 
2017-2021

39

The wealthiest 
neighborhoods in the 

region tend to cluster in 
northern parts… 

particularly in the 
“inverted triangle area”

https://data.neighborhoodnexus.org/ Page 60 of 275
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Educational Attainment
Source: American 
Community Survey, 
2017-2021

40

The most educated 
neighborhoods in the 

region also tend to 
cluster in northern 

parts… particularly in 
the “inverted triangle 

area”

https://data.neighborhoodnexus.org/ Page 61 of 275
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Poverty
Source: American 
Community Survey, 
2017-2021

41

The most impoverished 
neighborhoods in the 

region tend to cluster in 
the “heart”-shaped area
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Access to Broadband Internet
Source: American 
Community Survey, 
2017-2021
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Same basic pattern for 
households with access 
to broadband internet
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3rd Grade Reading Proficiency
Source: GA DOE, 18-
19 School Year

43

Same basic pattern for 
3rd Grade Reading 

Proficiency
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Life Expectancy
Source: CDC, for 
children born 
between 2010-2015

44

And, unfortunately, 
overall life expectancy 

follows the same spatial 
pattern as well.

https://data.neighborhoodnexus.org/ Page 65 of 275
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The Long-Term
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The Great Flattening 
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The IHME 
Projection

47

https://www.visualcapitalist.com/wo

rld-population-2100-country/

Institute for Health Metrics 
and Evaluation

Know this: 
2017 to 2100-

China’s 
Population 

will DECLINE 
by twice the 

total 
population of 

the United 
States
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US Regions Growth 2020-2050 Big Numbers in Millions
W

o
o

d
s
 &

 P
o

o
le

 E
c
o

n
o

m
ic

s
, 

In
c
. 

(B
E

A
 

re
g

io
n

s
)

4

15

13

21

22 3
.9

In Thousands

NAME 2020 2050 Change % Change

UNITED STATES 331,473 392,768 61,296 18%

SUM OF METRO COUNTIES 
(IN MSA OR MICRO) 313,239 374,094 60,854 19%

SUM OF NON-METRO 
COUNTIES (NOT IN MSA OR 
MICRO) 18,234 18,675 441 2%

NEW ENGLAND 14,946 15,841 894 6%

MIDEAST 49,261 51,975 2,714 6%

GREAT LAKES 47,144 48,807 1,663 4%

PLAINS 21,580 24,068 2,488 12%

SOUTHEAST 85,816 107,248 21,432 25%

SOUTHWEST 42,856 58,148 15,292 36%

ROCKY MOUNTAIN 12,511 16,626 4,115 33%

FAR WEST 57,359 70,057 12,698 22%

ALABAMA 4,932 5,455 524 11%

ARKANSAS 3,049 3,535 487 16%

FLORIDA 21,801 29,876 8,076 37%

GEORGIA 10,731 14,026 3,295 31%

KENTUCKY 4,507 4,962 455 10%

LOUISIANA 4,691 5,009 318 7%

MISSISSIPPI 3,009 3,267 258 9%

NORTH CAROLINA 10,584 13,657 3,073 29%

SOUTH CAROLINA 5,176 6,553 1,377 27%

TENNESSEE 6,869 8,258 1,389 20%

VIRGINIA 8,656 10,764 2,109 24%

WEST VIRGINIA 1,812 1,884 72 4%

NEW
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Forecast: Strong Growth, More Diverse, Older, and Good Job Opportunities

49Source: DRAFT ARC Series 17 Forecasts Page 70 of 275



Population & Employment Forecasts
Source: ARC Series 17 Forecasts

50

Population

2050:
4,578,900

2050:
7,934,000

Employment
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Source: ARC Series 17 Forecasts Draft

Employment Forecasts

341,904

357,100

335,430

346,355

283,151

242,743

243,688

227,895

221,235

188,779

190,570

212,912

161,399

91,356

72,270

112,283

89,893

83,343

129,917

101,950

104,172

13,467

49,569

86,869

69,007

40,710

36,456

66,354

36,369

1,492

13,881

33,007

48,878

777

9,320

8,315

0 50,000 100,000 150,000 200,000 250,000 300,000 350,000 400,000 450,000 500,000

Professional, scientific, tech

Health care and social assist

Admin and waste mgmt

Retail trade

State and Local Government

Accommodation and food services

Transportation and warehousing

Other services

Construction

Manufacturing

Real estate and rental and leasing

Finance and insurance

Wholesale trade

Educational services; private

Arts, entertainment, and recreation

Information

Other (Federal, Util, Mining, Farm/Forest/Fish, Mining)

Management of companies and enterprises

Forecast Job Growth by Industry, 2020-2050

2020 Change, 2020-2050

51

Professional, 
Scientific, Technical 

job sector will 
overtake Health Care 

as the region’s 
largest industry by 

2050.

Source: DRAFT ARC Series 17 Forecasts
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Race and Ethnicity Composition Forecasts
Source: ARC Series 17 Forecasts

52Page 73 of 275



Age Forecasts Source: ARC Series 17 Forecasts
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ARC’s Series 17 
Forecasts: Maps!
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Forecasts by County Source: ARC Series 17 Forecasts

55Page 76 of 275



Directions of Growth

56

Source: ARC  Series 17 Forecasts, 2023
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Total Population Change, 2020-2050
Source: ARC Series 17 Forecasts

57https://data.neighborhoodnexus.org/ Page 78 of 275
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Population Change Per Square Mile, 2020-2050
Source: ARC Series 17 Forecasts

58https://data.neighborhoodnexus.org/ Page 79 of 275
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Total Job Change, 2020-2050 Source: ARC Series 17 Forecasts

59https://atlantaregional.org/atlanta-region/population-employment-forecasts/ Page 80 of 275
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Video
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Fertility Trends: US
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Migration Trends: US

63
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Population Size Population Size

Difference

State 2023 2024 

2024 minus 
2023

1 California 39,198,693 39,431,263 232,570 

2 Texas 30,727,890 31,290,831 562,941 

3 Florida 22,904,868 23,372,215 467,347 

4 New York 19,737,367 19,867,248 129,881 

5 Pennsylvania 13,017,721 13,078,751 61,030 

6 Illinois 12,642,259 12,710,158 67,899 

7 Ohio 11,824,034 11,883,304 59,270 

8 Georgia 11,064,432 11,180,878 116,446 

9 North Carolina 10,881,189 11,046,024 164,835 

10Michigan 10,083,356 10,140,459 57,103 

11New Jersey 9,379,642 9,500,851 121,209 

12Virginia 8,734,685 8,811,195 76,510 

13Washington 7,857,320 7,958,180 100,860 

14Arizona 7,473,027 7,582,384 109,357 

15Tennessee 7,148,304 7,227,750 79,446 

16Massachusetts 7,066,568 7,136,171 69,603 

17 Indiana 6,880,131 6,924,275 44,144 

18Maryland 6,217,062 6,263,220 46,158 

19Missouri 6,208,038 6,245,466 37,428 

20Wisconsin 5,930,405 5,960,975 30,570 

21Colorado 5,901,339 5,957,493 56,154 

22Minnesota 5,753,048 5,793,151 40,103 

23South Carolina 5,387,830 5,478,831 91,001 

24Alabama 5,117,673 5,157,699 40,026 
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Regional Growth
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Hot off the Press

66

https://www.census.gov/newsroom/press-releases/2024/population-estimates-

more-counties-population-gains-2023.html
Page 87 of 275
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Metro Population Change

67

Metro

2024 Total 

Population

Change in Population 

2010 to 2024 Metro

2024 Total 

Population

Change in Population 2010 

to 2024

Dallas 8,195,415 1,828,868 Columbus 2,209,888 307,914

Houston 7,624,200 1,677,400 Indianapolis 2,173,541 307,691

New York 19,954,881 1,115,136 Kansas City 2,246,258 236,910

Atlanta 6,399,274 1,100,929 Oklahoma 1,486,341 233,352

Phoenix 5,149,752 956,865 Salt Lake City 1,312,144 224,347

Washington 6,429,395 881,932 San Diego 3,299,130 203,817

Austin 2,550,817 834,544 Richmond 1,365,279 178,633

Orlando 2,884,681 750,270 Baltimore 2,867,112 156,623

Seattle 4,176,271 736,464 Cincinnati 2,284,819 154,669

Miami 6,257,826 693,191 San Jose 1,990,196 153,285

Charlotte 2,851,936 608,302 Grand Rapids 1,174,989 122,146

San Antonio 2,733,998 591,490 Los Angeles 12,940,761 111,954

Tampa 3,356,667 573,424 Virginia Beach 1,804,873 111,013

Denver 3,081,342 537,886 Louisville 1,385,677 110,930

Nashville 2,189,414 518,524 Fresno 1,191,199 109,884

Riverside 4,719,812 494,961 Providence 1,687,337 86,485

Minneapolis 3,790,663 457,030 Detroit 4,364,290 68,041

Las Vegas 2,387,864 436,595 Birmingham 1,195,462 67,415

Boston 4,982,394 430,012 St. Louis 2,824,501 36,802

Raleigh 1,552,570 422,161 Buffalo 1,166,952 31,443

San Francisco 4,746,767 411,376 Memphis 1,344,037 19,208

Jacksonville 1,737,832 392,236 Milwaukee 1,571,006 15,098

Portland 2,593,190 367,185 Pittsburgh 2,447,995 620

Philadelphia 6,307,532 342,189 Cleveland 2,165,812 -12,951

Sacramento 2,466,648 317,521 Chicago 9,280,082 -14,597
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The Rise and Fall of Metros

http://www.peakbagger.com/pbgeog/histmetropop.aspx

Rank in Total Population (Top 20) 1790-2020
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Metro Atlanta Employment Compared to US
YoY % Change (June 24)
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Published on Sep 24, 2024 by Dante DeAntonio of Moody's Analytics

Recent Performance. Atlanta-Sandy Springs-Roswell’s economy is back on track. After a slow start to the year, employment growth has reaccelerated and is once again 

in line with the region and nation. Logistics has turned a corner and is leading the growth charge along with healthcare and leisure/hospitality. Meanwhile, construction 

payrolls in the metro area have tanked in recent months even as growth continues nationally. The unemployment rate remains near an all-time low but has edged higher in 

recent months as labor force growth strengthened. House price appreciation has slowed but remains in positive territory with gains in line with the national market. Price 

gains have not been enough to reenergize building activity as single-family permitting remains well below recent highs. 

Factory and freight. Manufacturing and logistics will remain important drivers of local economic growth. Recent headwinds in logistics have faded as the industry has 

started to recoup payroll losses incurred in 2023. The metro area’s outsize reliance on logistics served it well in the wake of the pandemic, but that strength turned to 

weakness as a slowdown in goods spending led logistics firms to cut costs. Amazon was the poster child for this trend as the company pulled back on new investment after 

rapidly expanding warehouse capacity in 2020 and 2021. However, normalizing spending patterns and geographic advantages will allow ATL to attract new investment.  On 

the manufacturing front, secular headwinds will be offset by near-term investment. While major electric-vehicle assembly plants are headed elsewhere in the state, Hyundai 

and SK On will invest $5 billion in a new battery manufacturing facility in outlying Bartow County. The plant is expected to employ several thousand workers when 

operational in the second half of 2025.

Technical difficulties. While tech has faced increasing headwinds in the current economic climate, ATL is still poised to take advantage of its status as a burgeoning tech 

hub. The high interest rates in recent years have put a damper on tech investment. Local startups have been particularly vulnerable as their valuations have taken a hit, and 

venture capital funding is harder to come by, though major tech players have also not been immune from cost-cutting. As a result, high-tech payrolls declined throughout 

2023 before mounting a comeback beginning in the first half of this year. 

Longer term, Georgia Tech University provides an anchor and a pipeline of talent for local tech firms. This is evident at ATL’s Technology Square, an innovation district that 

brings together university research facilities, startup companies, and established tech players.

Lifeline. Healthcare will continue to account for an outsize share of near-term growth. Industry employment is more than 15% higher than its pre-pandemic peak, ranking in 

the top 10 among the 25 largest metro areas and divisions. Despite a tightening labor market, ATL’s healthcare providers have been more successful than most in staffing 

up. Investment in new healthcare facilities will fuel an appetite for further hiring. Hospital systems within the metro area are adding capacity. Northside Hospital is building a 

new patient tower while Children’s Healthcare of Atlanta is set to complete an expansion by year's end.

Atlanta-Sandy Springs-Roswell’s economy will return to above-average performance over the next year. Rebounding growth in logistics and tech will provide a 

lift, along with steady contributions from healthcare thanks to strong demand and investment. Longer term, a deep talent pool, impressive demographics, and 

a well-established business base will ensure ATL’s economy remains a stellar performer.

MOODY'S ANALYTICS / IUSA_MATL / Copyright © 2024, Moody's 
Analytics, Inc. All Rights Reserved. 1 / Page 92 of 275
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Published on Dec 19, 2024  by Tyler Case of Moody's Analytics 

Recent Performance. Atlanta-Sandy Springs-Roswell’s economy has downshifted. Payroll employment has pulled back as white-collar industry losses swamp healthcare 

and leisure/hospitality gains. Manufacturing and logistics have given up ground, with durable goods producers hardest-hit. The unemployment rate has stabilized after rising 

in the middle of the year, but the stability comes from a contraction in the size of the labor force rather than stronger hiring. House price appreciation has slowed to a crawl, 

and residential construction is flat, below last year’s levels. Construction job growth has rebounded from losses sustained in the second quarter, putting builders’ payrolls 

back on trend. 

Precious cargo. Manufacturing and logistics will return to growth next year, remaining important economic drivers. Logistics hiring has proceeded in fits and starts this 

year, but Hartsfield-Jackson Atlanta Airport will lift northern Georgia’s logistics cluster. Cargo freight has taken off this year, approaching levels last seen during the 

pandemic’s logistics snarls, and passenger counts have returned to levels last seen in 2019. Normalizing spending patterns and ATL’s status as a distribution hub will allow 

the metro area to entice new air and ground logistics investments. Investment in facilities for the production of electric vehicles and advanced semiconductors will benefit 

manufacturing in the near term. CHIPS and Science Act funding has been distributed for a manufacturing facility in outlying Newton County to produce glass substrates for 

integrated circuits. Combined with recent investments in electric-vehicle battery facilities, the metro area will benefit from synergies between the local technology cluster 

and advanced manufacturing. The job gains from these capital-intensive facilities will be measured in the thousands, with considerable spillover gains in technical, 

professional and consumer services. 

White-collar comeback. A resumption of growth in white-collar industries such as professional and technical services and management will help put ATL’s economy on a 

firmer trajectory in the coming year. The high interest rates in recent years have pinched corporate purses and put a damper on tech investment. Easing monetary policy 

will reinvigorate tech investment and provide relief to large corporate employers accessing debt markets. Longer term, higher-ed powerhouses Emory University and 

Georgia Tech University will supplement the already well-educated workforce, providing an enviable talent pipeline for local firms. This is evident at Technology Square, an 

innovation district that brings together university research facilities, startup companies, and established tech players. 

Speed bump. Strong demographics will be fundamental to ATL’s bright prospects as one of the South’s largest and most diverse economies. With uneven job growth this 

year, the unemployment rate and wage advantages that the metro area had enjoyed relative to the region have narrowed. As a result, high-frequency Equifax data indicate 

that net domestic migration slowed precipitously this year, particularly in the 18 to 34 age cohort that includes many college-educated young professionals. Next year, 

recovering job growth in higher-wage white-collar industries will reignite in-migration, powering above-average population growth. 

Atlanta-Sandy Springs-Roswell’s setback will be short-lived, and the economy will return to above-average performance over the next year. Rebounding 

logistics and tech will boost growth. Thanks to strong demand and investment, healthcare will contribute steadily as well. In the long term, a deep talent pool, 

impressive demographics, and a well-established business base will ensure ATL’s economy remains a stellar performer.

MOODY'S ANALYTICS / IUSA_MATL / Copyright © 2024, Moody's 
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Atlanta has the most data center capacity under 
construction in the US (1,289.1 MW). 

4x Increase in data 

centers under 
construction compared 
to total existing inventory
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Location Trends: 
Majority of 
proposed 

locations are in 
the more southern 

parts of Metro 
Atlanta
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https://www.economist.com/special-report/2024/10/14/the-american-economy-has-left-other-

rich-countries-in-the-dust Page 97 of 275
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https://www.mckinsey.com/mgi/our-research/rekindling-us-productivity-for-a-new-era?stcr=83643D82618447A48E303F8BA57A660F&cid=other-eml-nsl-mip-

mck&hlkid=a6f974b926d0468a97ab6f62dd3ba7a6&hctky=14519391&hdpid=0a5a3649-3876-4749-ac70-2e8ec040aef6#story-of-haves-and-have-nots 
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Economy/Workforce
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3M
Consistent Employment Growth in Metro Atlanta Since
Pandemic

Source: Bureau of Labor Statistics
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Metro Atlanta Employment Slowing Down (Year-Over-Year)

Source: Bureau of Labor Statistics Page 101 of 275
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Source: Bureau of Labor Statistics

Change in Employment (June to June)
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Job Trends 
from BLS, by 
County
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84

Source: Bureau of Labor Statistics

But Check Out What’s Been Happening Lately…
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0 5,000 10,000 15,000 20,000 25,000 30,000 35,000 40,000

Registered Nurses
Retail Salespersons

Software Developers
First-Line Supervisors of Retail Sales Workers

Heavy and Tractor-Trailer Truck Drivers
Computer Occupations, All Other

Customer Service Representatives
Sales Representatives, Wholesale and Manufacturing, Except Technical and Scientific Products

Laborers and Freight, Stock, and Material Movers, Hand
General and Operations Managers

Maintenance and Repair Workers, General
Secretaries and Administrative Assistants, Except Legal, Medical, and Executive

First-Line Supervisors of Office and Administrative Support Workers
Fast Food and Counter Workers

Food Service Managers
Project Management Specialists

Sales Managers
Financial Managers

Data Scientists
Medical and Health Services Managers

Sales Representatives of Services, Except Advertising, Insurance, Financial Services, and Travel
Waiters and Waitresses

Marketing Managers
Home Health and Personal Care Aides

Accountants and Auditors
Janitors and Cleaners, Except Maids and Housekeeping Cleaners

Automotive Service Technicians and Mechanics
First-Line Supervisors of Food Preparation and Serving Workers

Sales Representatives, Wholesale and Manufacturing, Technical and Scientific Products
Production Workers, All Other

Labor Demand: Job Postings, June 2023 - May 2024

What Employers Are Seeking…

Page 105 of 275



What Employers Are Seeking MORE of Today
Source: Lightcast
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What Employers Are Seeking MORE of Today
Source: Lightcast

Cashiers
Construction Managers
First-Line Supervisors of Food Preparation and Serving Workers
First-Line Supervisors of Mechanics, Installers, and Repairers
Home Health and Personal Care Aides
Licensed Practical and Licensed Vocational Nurses
Medical Assistants
Physical Therapists
Shipping, Receiving, and Inventory Clerks

These Occupations Weren’t in the Top 50 Pre-Pandemic
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Housing Buying 
Activity 
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Homebuying Activity Source: HMDA
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Home Purchase Loan Amount Source: HMDA
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Wages Not Keeping Up With Rent or Price Appreciation

Source: BLS (Wages); ApartmentList (Rents); Zillow (Home Prices)
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Characteristics of Housing
Page 112 of 275



Owner-Occupied

Source: 2022 ACS Page 113 of 275



Renter-Occupied

Source: 2022 ACS Page 114 of 275



Single-Family Stock

Source: ParclLabs Page 115 of 275



Condos (owned)

Source: ParclLabs Page 116 of 275



Housing Size

Source: ATTOM Page 117 of 275



Quick (Visual) History Of 
Housing Development
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Median 

Year Built:

Pre 1950

Source: Parcl Labs
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Median 

Year Built:

1950s-

1970s

Source: Parcl Labs
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Median 

Year Built:

1980s

Source: Parcl Labs
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Median 

Year Built:

1990s

Source: Parcl Labs
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Median 

Year Built:

2000s

Source: Parcl Labs
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Median 

Year Built:

2010s

Source: Parcl Labs
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Median 

Year Built:

All 

Together

Source: Parcl Labs
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Housing Demographics

Page 130 of 275



AGE
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Household Size

11
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Housing Type

11
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# of Bedrooms

11
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We’re getting older…

Source: 2022 ACS and 2000 Census
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Household sizes are getting smaller…

Source: 2022 ACS and 2000 Census
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…Yet houses are getting bigger

Source: 2022 ACS and 2000 Census
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…But we’re still building the same stuff

Source: 2022 ACS and 2000 Census
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Wages Not Keeping Up With Rent or Price Appreciation

Source: BLS (Wages); ApartmentList (Rents); Zillow (Home Prices)
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Housing and TRANSPORTATION Costs Combined

12

2

For a household at 50%-100% of Area Median Income

32
30

36
33

35
34

33
40

35
35

31
34

33
32
32

31
34

33
33

37
41

37
43

45

17
21

17
20
19

19
21

17
22
22
26
23
24
26
27
28
25
27

29
27
24
28
23

25

25 30 35 40 45 50 55 60 65 70 75

Washington
Minneapolis

San Francisco
Baltimore

Boston
Seattle
Denver

New York
Chicago

Philadelphia
St. Louis, MO

Portland
Dallas

Atlanta
Detroit

Charlotte
Houston
Phoenix

San Antonio
Tampa

San Diego
Orlando

Los Angeles
Miami

Housing Transportation

Source: Center for Neighborhood Technology https://htaindex.cnt.org/glossary/

Total
71
70
66
65
65
64
62
60
60
59
59
58
58
57
57
57
57
57
54
54
54
53
53
51
48
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3

https://acrobat.adobe.com/id/urn:aaid:sc:va6c2:7958b39e-e443-4fc7-aba4-7e88e9ec1469
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Sandy Springs Housing
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Sandy Springs: Housing Submarkets 2024

MAHS Toolkit Updates 
2024

• Census Tracts

• Data and Submarkets

• Submarket Names

• Detailed Action Steps

• Resource Library

• Data Explorer City and 
County View

https://metroatlhousing.org/cities/sandy-springs/
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Sandy Springs: Updated City Snapshot

Median home sale price $550,000

• Increased from $430,000 in 2020

Change in Median Home Sale Price: +48% (2018-2023)

• Increased by 54% (2013-2020)

Home Sale Price Per Sq Ft. $249/sf

• Increased from $207/sf in 2020

Median Building Area of Homes Sold 2,007 sq ft

• Decreased from 2,019 sq ft in 2020

https://metroatlhousing.org/
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Sandy Springs: Top Action Steps Across Submarkets

Increase Supply

• Identify areas appropriate for higher density

Preserve Affordable Supply

• Create preservation programs and partnerships

Expand Capital Resources

• Establish local housing funding resources and programs

Promote Housing Stability

• Reduce evictions and homelessness

Reduce Housing & Transportation Costs

• Increase walkability

Develop Leadership & Collaboration on Affordability

• Support local leaders through regional education programs

https://metroatlhousing.org/
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MAHS Action Items and Resource Library

https://metroatlhousing.org/ Page 148 of 275
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MAHS Data Explorer Indicators

• Ability to show indicators 
on map

• Ability to change 
indicator

‣ Housing Tenure

‣ Demographics

‣ Home Sale Price

‣ Income and Jobs

‣ Housing Types

‣ Housing Cost

‣ Many more…

• Ability to add Highways, 
Marta Routes, Map 
Layers

• Download Census Tract 
Data census tracts may 
extend outside of city 
boundary in that 
submarket

MAHS Data Explorer
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Sandy Springs Zips* --SF Closings Last 12 Mos. (as of Dec ’24)

13

0

* 30328, 

303250, 

30342

https://marketnsight.com/
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SS Zips* --Inventory Surplus/ Deficit Last 12 Mos. (as of Dec ’24)

13

1

*30328

30350, 

30342

https://marketnsight.com/
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SS Zips* --Market Share New, Resale Last 12 Mos. (as of Dec ’24)

13

2

*30328

30350, 

30342
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SS Zips* --New and Resale by Zip: Last 12 Mos. (as of Nov. ’24)

13

3

*30328

30350, 

30342

Resale

New
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How is Affordability 
Defined?

Page 154 of 275



Area Median Income 

(AMI)
1 Person 2 Person 3 Person 4 Person 5 Person 6 Person

120% AMI $85,800 $98,040 $110,280 $122,520 $132,360 $142,200 

115% AMI $82,225 $93,955 $105,685 $117,415 $126,845 $136,275 

100% AMI $71,500 $81,700 $91,900 $102,100 $110,300 $118,500 

80% AMI $57,200 $65,360 $73,520 $81,680 $88,240 $94,800 

60% AMI $42,900 $49,020 $55,140 $61,260 $66,180 $71,100 

50% AMI $35,570 $40,850 $45,950 $51,050 $55,150 $59,250 

30% AMI $21,450 $24,510 $27,570 $30,630 $33,090 $35,550 

2023 HUD FMR Area Income Limits

Atlanta-Sandy Springs-Roswell, GA Metropolitan Statistical Area (MSA)

Workforce Housing Owner Maximums

Workforce Incomes

Maximum Home 

Cost Levels at 

Workforce AMI:

The maximum home 

price a family in the 

“workforce” income can 

afford if they are 

spending no more than 

30% of household 

income on housing cost, 

inclusive of utilities.

Max Sales Price at: Efficiency 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

120% AMI $257,400 $275,760 $330,840 $382,320 $426,600 

100% AMI $214,500 $229,800 $275,700 $318,600 $355,500 

80% AMI $171,600 $183,840 $220,560 $254,880 $284,400 

60% AMI $128,700 $137,880 $165,420 $191,160 $213,300 

2023  Owner Housing Maximums
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Workforce Housing Rental Maximums

Workforce Incomes

Maximum Rent 

Levels at 

Workforce AMI:

The maximum rent a 

family in the 

“workforce” income 

can afford if they are 

spending no more 

than 30% of 

household income 

on housing cost, 

inclusive of utilities.

Max Rent at: Efficiency 1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom

100% AMI $1,788 $1,915 $2,298 $2,655 $2,963 

80% AMI $1,430 $1,532 $1,838 $2,124 $2,370 

60% AMI $1,072 $1,149 $1,378 $1,593 $1,777 

50% AMI $893 $957 $1,148 $1,327 $1,481 

30% AMI $536 $574 $689 $796 $888 

2023 Rental Housing Maximums
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Extremely Low

30% AMI

Very Low
60% AMI 

Low
80% AMI 

Middle
100% AMI 

Elementary 

School 

Teacher

$67,850

Food Service 

Manager

$65,250

Registered 

Nurse

$80,122

Paramedic

$47,507

Firefighter

$46,696

Food 

Service 

Host

$22,547

Cashier

$23,275

Retail 

Salesperson

$29,411

Painters, 

Construction 

& 

Maintenance

$39,291

Postal 

Worker

$54,267

Dental 

Hygienist

$79,685

What Does this Mean for People …

Homelessness
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Building Permits
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Building Permits

14

0https://33n.atlantaregional.com/data-diversions/better-in-dark-mode-introducing-the-regional-permit-tracker

https://hud-building-permits-9bc72ea17f10.herokuapp.com/
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Sandy Springs
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Fulton Cities Permits
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Residential Construction by Decade

14

3

- 2010s saw the fewest number of new residential units in at least 60 years

 -

 5,000
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 15,000

 20,000

 25,000

 30,000

 35,000

Before 1950 50s 60s 70s 80s 90s 2000s 2010s

# of Residential Units Built During...
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Housing Price and 
Ownership
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(As of May) Clayton Cobb DeKalb Fulton Gwinnett

2019 $   164,000 $        325,500 $        336,800 $        409,800 $        281,800

2020 $   167,900 $        318,700 $        315,700 $        401,100 $        285,500

2021 $   188,200 $        360,800 $        360,000 $        440,600 $        323,900 

2022 $   228,200 $        417,100 $        389,900 $        495,800 $        392,600 

2023 $   247,800 $        453,900 $        425,700 $        532,600 $        435,300 

2024 $   251,000 $        476,200 $        440,000 $        555,000 $        455,100 
% Growth, 2019-
2024 53.0% 46.3% 30.6% 35.4% 61.5%

The Numbers 

Source: MarketNSight
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10,000
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40,000

50,000

60,000

Less Than 20K $20K - $35K $35K-$50K $50K-$75K $75K-$100K $100K-$150K $150K+

Homeowners by Household Income: DeKalb

2012 2022

Homeownership… But For Whom?
2012 Population: 707,089 2022 Population: 762,820

+55,700 New Residents

Source: 2012 & 2022 American Community Survey
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2013

14

7

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2014

14

8

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2015

14

9

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2016

15

0

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2017

15

1

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2018

15

2

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2019

15

3

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2020

15

4

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2021

15

5

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2022

15

6

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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2023

15

7

Median 

Home Sale Price

≤ $106,500

≤ $200K

≤ $300K

≤ $400K

≤ $500K

≤ $750K

≤ $1.5M

≤ $2.5M
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Rentership
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Source: Zumper

Atlanta Rents On the Decline
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2BR Rent % Change, Year-Over-Year (July-July)
50 Cities With Highest Rents
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County
All Renter 
Households

All Cost-
Burdened 
Renter 
Households

% All Renter 
Households 
Cost-Burdened

All Severely Cost-
Burdened Renter 
Households

% All Renter 
Households 
Severely Cost-
Burdened

Clayton County 48,160 24,390 50.6% 12,715 26.4%

Cobb County 96,980 42,850 44.2% 20,700 21.3%

DeKalb County 125,695 64,755 51.5% 32,790 26.1%

Fulton County 201,475 93,500 46.4% 50,330 25.0%

Gwinnett County 100,495 51,290 51.0% 25,935 25.8%

Total: 5-County Area 572,805 276,785 48.3% 142,470 24.9%

About Half Of All Renters Considered to be Cost-Burdened…

Source: American Community Survey
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Clayton County Cobb County DeKalb County Fulton County Gwinnett County

Severely Cost Burdened By AMI Levels

% ELI Renter Households Severely Cost-Burdened (30% AMI) % VLI Renter Households Severely Cost-Burdened (31-50% AMI) % LI Renter Households Severely Cost-Burdened (51-80% AMI)

Source: American Community Survey

Practically All Extremely Low Income Renters Are SEVERELY- Cost Burdened
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Renter Households At or Below 30% HAMFI (ELI)
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(31,920)
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Clayton County Cobb County DeKalb County Fulton County Gwinnett County

Deficit or Surplus of Units Affordable and Available At or 
Below 30% HAMFI (ELI)

Practically NO Inventory for Those Considered to Be Extremely Low Income

Source: American Community Survey
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We’re Going In The Wrong Direction…

Source: American Community Survey
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(26,135)

36,486 
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Less Than $800 Rent Between 800-1500 More than 1500

Change in Rental Units by Price Point, 2017-2022 
(DeKalb)
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Total Units, Year Built and Rent Levels, DeKalb County

Pre 1950 1951-1970 1971-1990 1991-2010 2011+

$1,341

$1,337

$1,344

$1,572

$1,715

Rental Stock, (Also, Naturally Occurring Affordable Housing)…

Page 183 of 275



Built Environment
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Central Perimeter Office
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Central Perimeter Industrial/ Flex

17
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Central Perimeter Industrial/ Flex

17
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Sandy Springs/ North Central Retail
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Sandy Springs/ North Central Retail

17

4Page 189 of 275



Sandy Springs Multifamily
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Sandy Springs Multifamily
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25,436 

35,127 

38,450 

43,344 

67,246 

48,711 

12,948 

21,787 

11,841 

8,537 

9,501 

13,116 

36,423 

 -  20,000  40,000  60,000  80,000  100,000  120,000

Dawson

Barrow

Walton

Spalding

Paulding

Rockdale

Newton

Fayette

Bartow

Carroll

Coweta

Forsyth

Douglas

Henry

Cherokee

Clayton

Gwinnett

Fulton Minus Atlanta

Cobb

DeKalb

Atlanta city

Total 2000 2000-2011 2012-2022

Multi-Family Construction Increased in Most Jurisdictions, Especially in the Core

Row Labels Total 2000 2000-2011 2012-2022

Share 
Comparison 

2010s to 2000s

Atlanta city 48,711 21,787 36,423 167%

DeKalb 67,246 12,948 13,116 101%

Cobb 43,344 3,649 9,501 260%

Fulton Minus Atlanta 38,450 6,527 8,537 131%

Gwinnett 35,127 6,278 11,841 189%

Clayton 25,436 3,161 662 21%

Cherokee 4,375 2,518 4,579 182%

Henry 3,165 3,661 2,302 63%

Douglas 5,363 2,377 541 23%

Forsyth 970 841 5,345 636%

Coweta 2,985 1,357 1,878 138%

Carroll 2,703 1,305 203 16%

Bartow 2,473 1,043 543 52%

Fayette 2,614 615 774 126%

Newton 1,497 1,052 1,422 135%

Rockdale 2,771 364 250 69%

Paulding 916 1,098 1,034 94%

Spalding 2,328 72 289 401%

Walton 1,008 508 202 40%

Barrow 792 167 411 246%

Dawson 313 36 865 2403%
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182

Economy is the Biggest Problem in 2024
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183

The Biggest Problem Over the Last Three Years
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Biggest Problem Over Span of Survey
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A Lot of Skepticism About Expanding Transit…
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Housing Affordability a Major Issue

188Page 198 of 275



Global Climate Change in Next 10 Years

192

Thinking about climate change, how serious of a global threat do you feel 
it will be in the next 10 years? Will climate change be ....
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Optimism for Future Increasing (Slightly)…
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• Utilizing the recommendations of the 2020 Strategic Economic 
Development Plan and considering current developments “in the 
queue”, Staff analyzed past data and current market conditions to 
set goals for 2025 in two key areas: 
• 5 goals regarding real estate development
• 5 goals regarding business promotion, retention, and recruitment

2
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• Recommendations regarding Business Promotion, Retention, and 
Recruitment within the SEDP fell within four key categories: 

1. Business Expansion, Retention, and Recruitment
2. Asset Development and the “Tools” Required
3. Outreach, Communication, and Marketing
4. Organization and Coordination

3
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1. Enhance and Accelerate Business Outreach and Marketing
2. Form a Business Education and Mentoring Program
3. Seek More Engagement Between City Leadership and Large 

Employers
4. Analyze and Enhance the City’s Current Incentive Programs, 

Where Appropriate
5. Achieve Another Major Corporate Relocation in 2025

4
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• Energize local business outreach through business-to-business social 
media that profiles successful companies of all sizes

• Roll out the new “Select Sandy Springs” website that focuses on the 
business community and economic development 

• Re-introduce quarterly newsletters that profile local businesses and 
provide helpful information to the local business community

• Go live with Select Sandy Springs and successfully publish at least 
four newsletters

5
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• Create the Sandy Springs Business Council as a division of the 
Greater Perimeter Chamber to focus specifically on the City, with 
particular attention to the six major commercial nodes 

• Provide small business training and mentoring opportunities
• Consider an Economic Advisory Board of successful business 

leaders to serve as mentors to local business owners
• Implement business training courses for local entrepreneurs and 

host at least one event within each of the six business nodes

6
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• Encourage strong relationships between the City and large 
employers 

• Schedule meetings with the senior leadership of six to eight of the 
largest companies in Sandy Springs 

7
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• Review incentive packages from other comparable Metro Atlanta 
cities 

• Meet with local economic development leaders to discuss 
different incentive packages

• Form deeper partnerships with other organizations to identify 
incentive opportunities outside of the City

• Engage with the Development Authority, as appropriate, in 
incentive options that support community development

• Make recommendations to Mayor and Council if updates to the 
Sandy Springs incentive packages are warranted

8
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• Our “big, hairy, audacious goal” – a term coined by Jim Collins and 
Jerry Porras in their book, “Built to Last: Successful Habits of Visionary 
Companies”

• “The best BHAGs require both building for the long term AND exuding 
a relentless sense of urgency: What do we need to do today, with 
monomaniacal focus, and tomorrow, and the next day, to defy the 
probabilities and ultimately achieve our BHAG?” (jimcollins.com)

9
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1. Citywide Design Guidelines
2. Perimeter Small Area Plan
3. Further redevelopment initiatives within the City Springs District
4. Identify ways the Development Authority can be most effective in 

fostering quality development in the City
5. Work as a liaison between the City and developers to move new 

projects forward in 2025 that are currently under discussion

10
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• Address aging buildings through Citywide Design Guidelines 
project

• Implement a pilot building improvement program to incentivize 
owners to make property enhancements
• As an alternative to grant funding, the Development Authority may 

consider a loan program that allows qualified building owners to obtain 
loans at attractive terms to fund building improvements that meet the 
City’s objectives for the revitalization of the City Springs corridor.

• Consider options for a Building Improvement Incentive Program

11
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• Complete the Perimeter Small Area Plan Supplement with 
Rhodeside & Harwell by end of 2025
• Evaluate trail activation, including potential for opening container-based 

business concepts along the trails in Perimeter 
• Hold Perimeter stakeholder meeting with commercial brokers, building 

owners, and developers in coordination with the Atlanta Board of Realtors 
and PCID to discuss what is needed to decrease vacancy rates and fuel 
redevelopment initiatives.

• Define and begin early-stage implementation of one or more 
catalytic projects in the Perimeter as a stimulant to the economic 
resurgence of the market 

12
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• Advance progress on City Springs Phase II
• Complete concept drawings and developer agreements, and assist 

the developer with acquisition of funding if appropriate 

13
Page 213 of 275



• Explore funding program opportunities, like that of a pilot building 
improvement program

• Utilize Development Authority funding for at least one development 
project

14
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• Facilitate meetings and events with developers in the Metro Atlanta 
region to discuss new development and redevelopment

• Host or attend at least one meeting or networking event per month 
with a developer

15
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The 2020 Strategic Economic Development Plan identified 7 key 
districts with potential for new development, infill development, and 
redevelopment:

• City Springs District
• Northridge District
• North Springs MARTA
• Medical District
• Perimeter District
• Powers Ferry Road
• Roswell Road South

17
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• Possible sites noted for future development within the SEDP included: 
• Centre Court
• The Balconies
• Infill development at City Walk
• Hammond/Parkside
• Parcels on Cliftwood

• Redevelopment Projects in the queue include: 

18
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• 36 condominiums

• Moving forward with 
permitting, likely 2025

Page 219 of 275



• Under construction

• 18 luxury condo units
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• Property rezoned in 2021

• Developer considering 
modifications to original site 
plan
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• Redevelopment Projects in the queue include: 
• 5/3 Bank
• 6400-6410 Roswell Road (Potential Condos)
• Peach State Academy (Steak and Shake site)
• US. Foods Chef’Store

22
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• Possible sites noted for future development within the SEDP 
included: 
• Surface parking fields for the Northridge office buildings offer room for 

structured parking to free developable land
• Warehousing along Dunwoody Place  - under contract

• Redevelopment Projects in the queue include: 

23
Page 223 of 275



• Permitted – No 
construction

• 56 Condominiums

24
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• 273 Multi-Unit

• 10 Single Unit

• Street Grid

• Live Work

25
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• Possible sites noted for future development 
within the SEDP included: 
• Park and ride MARTA station east of SR-400
• Opportunity for a transit-oriented development 

with housing, office, and retail space
• Redevelopment of Lake Ridge office 

condominiums

• The MARTA Corridor and Transit Oriented 
Development Study provides 
recommendations for the Peachtree 
Dunwoody corridor and potential future 
development of the site

26
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• Possible sites noted for future development within the SEDP included: 
• Medical Center has an undeveloped parcel
• The Pavilion at Lake Hearn has potential for mixed use infill development
• The Medical Quarters has potential for infill development or redevelopment

• Redevelopment Projects in the queue include: 

27
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• 341 Multi-Unit
• Abundant Amenity Space
• Medical Center MARTA/Lake Hearn

28
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• Possible sites noted for future development within the SEDP included: 
• Cox site - undeveloped land
• 2 large parcels located on the southeast quadrant of the Abernathy Road and GA 

400 intersection – possible development opportunity with entrance to the Sandy 
Springs MARTA station

• Potential for infill or redevelopment
• Embassy Row office park
• Retail parcel across Peachtree Dunwoody Road from Eleven Seventeen Perimeter Center West

• Eleven Seventeen Perimeter Center West – centrally located parcel in the 
Perimeter District commercial node with potential for redevelopment

• Retail parcel across Peachtree Dunwoody Road from Eleven Seventeen 
Perimeter Center West has potential for infill development.

29
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• Redevelopment Projects in the queue include: 

30
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• 367 Multi-Unit

• Retail and Restaurant Space

• Permitting anticipated in Q1 
or Q2 of 2025

31
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• 100 Embassy Row (Separate owner 
from remainder of site) - 341 Multi-
Unit

• 300 Embassy Row - 362 Multi-Unit

• Both will offer some commercial 
and amenity space

32
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• 100 full-spectrum, assisted 
living

• In Permitting

• Anticipated to finish permitting 
2025
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• In permitting

• 18 townhouses

• Shared Court

• First segment of new 
east/west street

34
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• The SEDP noted two potential sites for infill development
• Voya Financial site
• River Edge Parkway

• Preliminary discussions are underway regarding two sites in the 
Powers Ferry Road

35
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• The SEDP noted the potential for vertically integrated mixed-use 
development at both The Prado and Fountain Oaks 

• Some smaller projects are currently underway or in discussion 
with the planning team, including:
• Mystic Townhomes
• Puppy Haven
• Windsor Eye Care

36
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DESIGN GUIDELINES FOR THE 
CITY OF SANDY SPRINGS

CITY COUNCIL RETREAT
FEBRUARY 5, 2025

RHODESIDE HARWELL
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2

AGENDA

	} Progress to Date

	} Process

	} Design Guideline Examples 
+ Discussion

	} Application of Design 
Guidelines

	} Activity - Visual Preference
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3

PROGRESS TO DATE

	} Leadership feedback

	} Site visits - November, 2024 

	} Stakeholder meetings 

	} Research on design 
guidelines approaches and 
precedents

	} Initial discussions about 
guidelines structure/format
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STAGE 1OVERALL FRAMEWORK STAGE 2 DRAFT 
GUIDELINES

PROJECT 
KICKOFF

Public 
Engagement 
Opportunity

Public 
Engagement 
Opportunity

Public 
Engagement 
Opportunity

Public 
Engagement 
Opportunity

Public 
Engagement 
Opportunity

Draft 
Guidelines

PC 
Hearing

Council 
Adoption

DESIGN GUIDELINES 
FRAMEWORK AREA-SPECIFIC GUIDELINES

Public 
Engagement 
Opportunity

4

PROCESS

2024 2025 2026

	- Introduce design 
guidelines

	- Define common design 
elements (citywide)

	- Develop area-specific 
guidelines for:
•	 North End
•	 Greater City Springs
•	 Central Perimeter

	- Develop area-specific 
guidelines for
•	 Crossroads
•	 Powers Ferry
•	 Neighborhood 

Village
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URBAN STRUCTURE

DENSITY

SITE / STREETSCAPE 

MIX OF USES

FAÇADE

MASSING + HEIGHT

DETAILS & MATERIALS

DEVELOPMENT 
CODE

DESIGN 
GUIDELINES

5

HOW DESIGN GUIDELINES SHAPE PLACES

Development 
code emphasizes 
these.

Development 
code provides 
some general 
standards for 
these, without 
detailing their 
application.

Design guidelines 
emphasize these 
elements. 

They help 
illustrate the 
intent of the code 
while providing 
additional layers 
of detail and 
examples.
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14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

6

DESIGN GUIDELINE EXAMPLES: RANGE OF APPROACHES

LIGHT
	} Intended to be a communication 

tool for staff to developers

	} Generally more concise and 
graphics-based

	} Helps visualize the code and City 
expectations through images and 
examples.

BALANCED
	} Provides greater specificity and 

detail, while still offering flexibility

	} Addresses specific locations or 
conditions 

	} Allows for more nuance in design 
approaches

PRESCRIPTIVE
	} More prescriptive and less 

flexible 

	} Very detailed; specifies 
architectural styles and building/site 
elements

	} Includes design standards that 
could be incorporated into code

Question to consider: What is your preferred level of detail, specificity, and flexibility for design guidelines?A?
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7

DESIGN GUIDELINE APPROACH

Midtown Owner’s Manual 
Atlanta, GA

LIGHTA1

PRECEDENT IMAGES

CASE STUDIES

DIAGRAMS
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DESIGN GUIDELINE APPROACH

Midtown Owner’s Manual 
Atlanta, GA

LIGHTA1
ILLUSTRATIONS
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9

DESIGN GUIDELINE APPROACH

San Francisco Urban Design Guidelines
San Francisco, CA

LIGHTA1

DESIGN PRINCIPLES VISUAL EXAMPLES
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10

DESIGN GUIDELINE APPROACH BALANCEDA2

The Roswell Unified Development Code
 & The Design Guidelines

Roswell, GA

GUIDELINES FOR 
SPECIFIC CONDITIONS

MENU OF APPROACHES
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11

DESIGN GUIDELINE APPROACH

Urban Design Guidelines for Fairfax Commercial 
Revitilization Districts and Areas

Fairfax, VA

BALANCEDA2

SPECIFIC ELEMENTS AND BUILDING TYPES
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GEOGRAPHIC VARIATIONS

MATERIALS AND SPECIFICATIONS

DESIGN GUIDELINE APPROACH BALANCEDA2

Richmond Highway District Design Guidelines 
Fairfax, VA
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14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

13

DESIGN GUIDELINE APPROACH

Punta Gorda Land Development Regulations
Punta Gorda, FL

PRESCRIPTIVEA3

ARCHITECTURAL STANDARDSBUILDING STANDARDS
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PRESCRIPTIVEA3

14

DESIGN GUIDELINE APPROACH 

Punta Gorda Land Development Regulations
Punta Gorda, FL

ARCHITECTURAL STYLES
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14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

14

PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change

15

LIGHT BALANCED PRESCRIPTIVE

DISCUSSION

What is your preferred level of detail, specificity, and flexibility 
within the spectrum of design guideline approaches?A?
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16

APPLICATION OF DESIGN GUIDELINES IN SANDY SPRINGS

RETROFIT
	} Existing commercial properties 

across from Veterans Park (Mt 
Vernon Highway)

REDEVELOPMENT
	} North River Shopping Center

Page 254 of 275



CONTEXT

17

RETROFIT EXAMPLE: EXISTING COMMERCIAL

ACROSS FROM VETERANS PARK

SITE

VETERANS 
PARK

MT VERNON HWY

R
O

SW
EL

L 
R

D

Page 255 of 275



18

RETROFIT EXAMPLE

RETROFIT CONCEPT DIAGRAM

BUILDING IMPROVEMENTS
- Façade materials & colors
- Doors & windows
- Canopy
- Signage

DEFINITION OF SPACE
- Wall heights & materials
- Planting heights & species

OUTDOOR AMENITY SPACE
- Paving materials
- Site furnishings
- Lighting
- Planting

PEDESTRIAN 
ACCESS & 

SAFETY

PUBLIC REALM PLANTING
- Species
- Height & spacing
- Installation methods
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RETROFIT EXAMPLE

RETROFIT RENDERED CONCEPT

Page 257 of 275



20

RETROFIT EXAMPLE: BUILDING ELEMENTS

1.	 Façade Materials

2.	 Building Activation (Doors & Windows)

3.	 Canopy 

4.	 Signage

5.	 Lighting

DESIGN ELEMENTS

1

4 53

2
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RETROFIT EXAMPLE: SITE ELEMENTS

Outdoor Amenity Space
1.	 Paving Materials

2.	 Site Furnishing

3.	 Lighting

Definition of Space
4.	 Wall

5.	 Site Planting

6.	 Pedestrian Access & Safety

7.	 Street Planting

DESIGN ELEMENTS

1 3

5

6 7

4

2
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2215

REDEVELOPMENT EXAMPLE - BEFORE

 } North River 
Site

 } Prefferred option

22

REDEVELOPMENT EXAMPLE 

	} North River Site
•	 Preferred option
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16

REDEVELOPMENT EXAMPLE - DIAGRAM

 } Main Street Building 
With Bottom Floor Retail 
Elements

 } Awning for shade

 } large shopfront windows for 
retail visibility

 } Massing Standards

 } Facade Break every 60’

 } Architectural Detail or 
Material Change to 
Distinguish Ground Floor 
and floors above 4 stories

16

REDEVELOPMENT EXAMPLE - DIAGRAM

 } Main Street Building 
With Bottom Floor Retail 
Elements

 } Awning for shade

 } large shopfront windows for 
retail visibility

 } Massing Standards

 } Facade Break every 60’

 } Architectural Detail or 
Material Change to 
Distinguish Ground Floor 
and floors above 4 stories

23

REDEVELOPMENT EXAMPLE - DIAGRAM

	} Main Street 
Building With 
Bottom Floor 
Retail Elements
•	 Awning for shade
•	 Large shopfront 

windows for retail 
visibility

	} Massing 
Standards
•	 Façade break every 

60’
•	 Architectural detail 

or material chang to 
distinguish ground 
floor and floors above 
4 stories
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REDEVELOPMENT EXAMPLE
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REDEVELOPMENT EXAMPLE
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REDEVELOPMENT EXAMPLE -  BUILDING ELEMENTS

DESIGN ELEMENTS 1

6

3

245

1.	 Building Articulation

2.	 Building Activation

3.	 Façade Materials

4.	 Alignment of Features

5.	 Canopy

6.	 Signage 
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REDEVELOPMENT EXAMPLE -  SITE ELEMENTS

1.	 Paving Materials

2.	 Site Furnishing

3.	 Lighting & Branding

4.	 Pedestrian Access & Safety

5.	 Signage & Wayfinding

6.	 Street Planting

DESIGN ELEMENTS

1 2

6

354
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ACTIVITY - VISUAL PREFERENCE

SEE EXHIBITS FOR 
ACTIVITY AND 
DISCUSSION
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
1

1.	Façade Materials
2.	Building Activation 

(Doors & Windows)
3.	Canopy 
4.	Signage
5.	Lighting

Outdoor Amenity 
Space
1.	Paving Materials
2.	Site Furnishing
3.	Lighting

Definition of Space
4.	Wall
5.	Site Planting
6.	Pedestrian Access & 

Safety
7.	Street Planting

BUILDING ELEMENTS SITE ELEMENTS

CONTEXT MAP BEFORE / SITE DIAGRAM

AFTER

1

5

2

1

43

32

4
5

6
7

RETROFIT EXAMPLE

JOHNSON FERRY RD
R

O
SW

EL
L 

R
D

MT VERNON HWY

SITE

VETERANS 
PARK
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
2

RETROFIT EXAMPLE
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
3

15

REDEVELOPMENT EXAMPLE - BEFORE

 } North River 
Site

 } Prefferred option

1

3

245

4

6

1.	Building Articulation
2.	Building Activation
3.	Façade Materials
4.	Alignment of 

Features
5.	Canopy
6.	Signage

1.	Paving Materials
2.	Site Furnishing
3.	Lighting & Branding
4.	Pedestrian Access & 

Safety
5.	Signage & 
Wayfinding

6.	Street Planting

BUILDING ELEMENTS

SITE ELEMENTS

6

2

3

16

REDEVELOPMENT EXAMPLE - DIAGRAM

 } Main Street Building 
With Bottom Floor Retail 
Elements

 } Awning for shade

 } large shopfront windows for 
retail visibility

 } Massing Standards

 } Facade Break every 60’

 } Architectural Detail or 
Material Change to 
Distinguish Ground Floor 
and floors above 4 stories

CONTEXT MAP

MASSING DIAGRAM

1

5

REDEVELOPMENT EXAMPLE

R
O

SW
EL

L 
R

D
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
4

REDEVELOPMENT EXAMPLE
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
5

VISUAL PREFERENCE ACTIVITY | LOW-RISE BUILDINGS
PLACE      dots on elements of images that show DESIGN character that you like 
PLACE      dots on elements of images that show DESIGN character that you dislike

ACTIVITY: TELL US WHAT DESIGN ELEMENTS YOU LIKE AND DISLIKE

COMMENTS

A B C

D E F

G H I
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
6

VISUAL PREFERENCE ACTIVITY | MID-RISE BUILDINGS
ACTIVITY: TELL US WHAT DESIGN ELEMENTS YOU LIKE AND DISLIKE

PLACE      dots on elements of images that show DESIGN character that you like 
PLACE      dots on elements of images that show DESIGN character that you dislike

COMMENTS

A B C

D E F

G H I
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
7

VISUAL PREFERENCE ACTIVITY | PUBLIC REALM
ACTIVITY: TELL US WHAT DESIGN ELEMENTS YOU LIKE AND DISLIKE

PLACE      dots on elements of images that show DESIGN character that you like 
PLACE      dots on elements of images that show DESIGN character that you dislike

A B C

D E F

G H I

COMMENTS
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
8

VISUAL PREFERENCE ACTIVITY | PRIVATE REALM
ACTIVITY: TELL US WHAT DESIGN CHARACTER YOU PREFER AND PLACE 

DOTS ON THE IMAGES
PLACE      dots on elements of images that show DESIGN character that you like 
PLACE      dots on elements of images that show DESIGN character that you dislike

COMMENTS

A B C

D E F
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CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
9

Cornice

Double Hung Windows

Mid-Level Cornice

Mid-Level Cornice

Inset Sign Area

Bulkhead

Window Frame

Display Window

Transom Bar

Transom Windows

Pier

Parapet Cap

Window Parts:
Window Frame
Window Sash
Window Sill

DoorDoor FrameBulkhead Panel

Lintel

Pier

CITY COUNCIL RETREAT
SANDY SPRINGS URBAN DESIGN GUIDELINES |  FEBRUARY 5, 2025

EXHIBIT
9

TYPICAL BUILDING ELEMENTS AND TERMS
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