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DESIGN GUIDELINES FOR THE 
CITY OF SANDY SPRINGS

BOARD OF APPEALS & PLANNING COMMISSION RETREAT
MARCH 14, 2025

RHODESIDE HARWELL
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AGENDA

	} Progress to Date

	} Process

	} Design Guideline Examples 

	} Application of Design 
Guidelines
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PROGRESS TO DATE

	} Leadership feedback

	} Site visits - November, 2024 

	} Stakeholder meetings 
(February/March 2025) 

	} Public open house (March 
13, 2025) 

	} Online survey 
(sandyspringsga.gov/
designguidelines)
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FOCUS AREAS

Central Perimeter

Crossroads

Neighborhood Village

City Council District 	

City Boundary

Major Roads

Streets

MARTA

Powers Ferry

City Springs

North End

Sandy Springs Design Guidelines Districts
Legend

1

M

Council District Number

MARTA Station

285

400

9

6

3
4

2 1
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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
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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



URBAN STRUCTURE

DENSITY

SITE / STREETSCAPE 

MIX OF USES

FAÇADE

MASSING + HEIGHT

DETAILS & MATERIALS

DEVELOPMENT 
CODE

DESIGN 
GUIDELINES
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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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PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change
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PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change
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PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change
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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

PREFERRED BY MAYOR & COUNCIL
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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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DESIGN GUIDELINE APPROACH

San Francisco Urban Design Guidelines
San Francisco, CA

LIGHTA1

DESIGN PRINCIPLES VISUAL EXAMPLES
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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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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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PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change
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PRESCRIPTIVE GUIDELINES

 } Specific Architectural 
Standards

 } Facade Standards

 } Building Articulation Standards

 } Centerlines

 } expression lines

 } Material Change
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DESIGN GUIDELINE APPROACH

Punta Gorda Land Development Regulations
Punta Gorda, FL

PRESCRIPTIVEA3

ARCHITECTURAL STANDARDSBUILDING STANDARDS



PRESCRIPTIVEA3
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DESIGN GUIDELINE APPROACH 

Punta Gorda Land Development Regulations
Punta Gorda, FL

ARCHITECTURAL STYLES



APPLICATION OF DESIGN GUIDELINES IN SANDY SPRINGS

RETROFIT
	} Existing commercial properties 

across from Veterans Park (Mt 
Vernon Highway)

REDEVELOPMENT
	} North River Shopping Center



CONTEXT
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RETROFIT EXAMPLE: EXISTING COMMERCIAL

ACROSS FROM VETERANS PARK

SITE

VETERANS 
PARK

MT VERNON HWY

R
O

SW
EL

L 
R

D
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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
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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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REDEVELOPMENT EXAMPLE - BEFORE

 } North River 
Site

 } Prefferred option

22

REDEVELOPMENT EXAMPLE 

	} North River Site
•	 Preferred option
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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
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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
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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



REDEVELOPMENT EXAMPLE



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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DISCUSSION



Comprehensive Planning Overview
City of Sandy Springs
Planning Commission and Board of Appeals Retreat
March 14, 2025
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Purpose
Review planning fundamentals
Understand state requirements and overall framework
Discuss observations and answer questions

3



Background and Fundamentals

4



Community Planning

“A process that seeks to engage all members of the 
community to create a more prosperous, convenient, 
equitable, healthy, and attractive places for present and 
future generations”

    - American Planning Association

5



Constitutional Authority to Plan
Home Rule Provision
GA Const. Art. 9, §2, Para. IV
Legal foundation for planning & zoning in Georgia

“The governing authority of each county and of each municipality may adopt 
plans and may exercise the power of zoning. This authorization shall not 
prohibit the general assembly from enacting general laws establishing 
procedures for the exercise of such power." 

6



Foundations of Planning

1989 Georgia Planning Act 
(O.C.G.A. 45-12-200, et seq., and 50-8-1, et seq.) 
Legal foundation for community and regional planning in Georgia

“Coordinated and comprehensive planning by all levels of government within the 
State of Georgia is of vital importance to the state and its citizens.  The state has 
an essential public interest in promoting, developing, sustaining and assisting 
coordinated and comprehensive planning by all levels of government.  This article 
is intended to provide for the coordination of planning, at the direction of the 
Governor, by departments, agencies, commissions, and other institutions of the 
state, and this article shall be liberally construed to achieve that end." 

7



Foundations of Planning
1989 Georgia Planning Act 
(O.C.G.A. 45-12-200, et seq., and 50-8-1, et seq.) 

 Followed similar legislation in Florida
 Required local, comprehensive planning under rules managed by the Georgia 

Dept. of Community Affairs (DCA)
 Ground-up approach (local to regional to state)
 Plans must be updated every 5 years

8



Foundations of Planning

Georgia Zoning Procedures Law , O.C.G.A 36-66
 Rules local governments must follow in exercising their zoning authority

Rules of the Georgia Dept. of Community Affairs, Ch. 110-12-1
Minimum Standards and Procedures for Local Comprehensive Planning
 Rules local governments must follow in preparing and updating their comprehensive plans

9



Foundations of Planning

Good planning informs the actions of local government as a 
collective action of its citizenry:

 Guide for public sector investments – local budgets, improvement projects, 
and other community initiatives

 Regulation of private sector investments – local policy, zoning, and land 
development ordinances

10



Why plan?
Identify and document community vision
Promote understanding of local issues and challenges
Help preserve and improve quality of life
Protect private property rights
Strategically address and support community needs
Coordinate decision-making and allocation of resources

…and in Georgia…

Because the state requires it!
Compliance with DCA Local Planning Rules  Qualified Local Government (QLG) Status
QLG Status  Access to certain Funding and Assistance Programs

11



Programs and Funding Linked to QLG Status

https://www.dca.ga.gov/node/2561

12

https://www.dca.ga.gov/node/2561


What happens if we don’t plan?
 Disjointed, sprawling development patterns
 Incompatible land uses may locate near one another
 Harm to environmentally sensitive areas and resources
 Poor provision and utilization of infrastructure
 Inefficient, more costly allocation of resources
 Potential quality of life and traffic impacts
 The list could go on...

13



Who plans?
Elected Officials
Appointed Boards & Commissions
Local Staff
Regional planning commissions
State departments
Federal agencies 
Community Improvement Districts
Downtown Development Authorities
Private Development Interests

14



Tools of Planning 
Comprehensive Plan & Special Studies – Policy Documents
Zoning, Subdivision & Development Regulations – Legislation
Other ordinances & codes – Additional Legislation

15



CIDs/TADs

SPLOST

Redevelopment Incentives 

Tools of Planning

Comprehensive Plan

Special Studies

Development 
Regulations

Small Area Plans/Downtown Master Plans/LCI Plans

District Plans

Corridor Plans

Community Goals

Community Needs

Community  Work Program

Zoning Ordinance

Subdivision Regulations

Site and Design Regulations

=
=
=

Investment Tools =
16



State Requirements for Comp Plans

17



Required Plan Elements

NEEDS & 
OPPORTUNITIES

VISION & 
GOALS BROADBANDCOMMUNITY 

WORK PROGRAMRequired for all

Required for some LAND USECIE TRANSPORTATIONECONOMIC 
DEVELOPMENT

HOUSING

18



GREENSPACE 
OR RECREATION

PUBLIC 
SAFETY

HUMAN 
SERVICESEDUCATION

INFRASTRUCTURE 
& FACILITIES

SOLID WASTE 
MANAGEMENT

HISTORIC & 
CULTURAL 

RESOURCES
COMMUNITY 

SUSTAINABILITY
DISASTER 

RESILIENCE

NATURAL 
RESOURCES

TARGET 
AREAS

INTER-GOVT 
COORDINATION

Optional Plan Elements

19



Elements Requiring Update Every 5 Years
Needs and Opportunities
Broadband
Land Use
Report of Accomplishments (ROA)
Community Work Program (CWP)

20



Needs & Opportunities
Needs – Community challenges or issues to be addressed
Opportunities – Community assets or strengths to build upon

21



Community Goals
Long-term actions to maximize community well-being and address Needs & Opportunities
Detail overarching concepts to guide local day-to-day decision making

22



Future Land Use
Provides outline for how jurisdiction intends to grow
Should be desired, realistic image of future

23



Community Work Program
Specific activities the community plans to undertake to address its Needs and Opportunities and 
therefore achieve its Community Goals.

Short-term projects, initiatives, studies, programs, imperatives that will require direct attention from 
the community in the next five years.
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CIDs/TADs

SPLOST

Redevelopment Incentives 

Tools of Planning

Comprehensive Plan

Special Studies

Development 
Regulations

Small Area Plans/Downtown Master Plans/LCI Plans

District Plans

Corridor Plans

Community Goals

Community Needs

Community  Work Program

Zoning Ordinance

Subdivision Regulations

Site and Design Regulations

=
=
=

Investment Tools =
25



Small Area Study Benefits
Provides

Need & justification for land use changes

Details to prepare or revise ordinances

Greater certainty for area owners, residents, and developers 

Identifies specific infrastructure needs & costs

Establishes 

Public support for plan

Definition for and acceptance of new developments

More informed and often supportive elected officials

26
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The Bottom Line
Plans are policy guides

Codes & ordinances are law

Plans and codes are living documents and must adjust to changing conditions

Implementation and enforcement are vital

29



• ARC Roles
– Coordinate regional and state 

reviews

– Intergovernmental coordination

– Provide direct assistance on 
request

• Updates: Every 5 years

• Local planning rules
– Required elements
– Menu of optional elements
– Single deliverable

Regional Commission (RC) Involvement

2012
Rules 

Revised

BEFORE AFTER 

• ARC Role
– Coordinate regional and state 

reviews

– Intergovernmental coordination

• Updates
– Every 10 years (minor at 5 yrs)

• Local planning rules
– Data-heavy
– One-size fits all 
– 3 deliverables
– Challenging & expensive

30



Early Discussion Topics
Recent/relevant planning efforts

Efforts the city has undertaken in last 5 years? 
Issues that have continued or arisen in last 5 years?

Conflicts/tensions
Hot button issues? (elections, equity, politics, taxes, annexation, etc.)
Things we should be aware of before starting?

Community engagement
Who have you been unable to engage with?
Are there any community groups/non-profits we should include?
How do you typically reach your community?
How engaged are they?

31



Observations

32



Observations
Adaptability of local standards to capacities and challenges of different communities

Existing conditions and data
Required vs. Optional Plan Elements
Parcel-based FLUM vs. Character Area Map approach
Single deliverable and simplified review process

Advantages (and Disadvantages) of Georgia’s framework
Customization, flexibility, not overly prescriptive or proscriptive (“Too easy?”)
Focus on connections b/w Needs  Goals  Implementation (“Not visionary enough?)
RC Assistance Option (Limited RC bandwidth)
Joint Plans (Annexation and Home Rule)

Ground-up framework: local  regional  state

33



Helpful Resources
DCA Local Planning Main Page

https://www.dca.ga.gov/local-government-assistance/planning

DCA Governing Statutes and Regs (incl. Local Planning Rules)

https://www.dca.ga.gov/local-government-assistance/planning/governing-statutes-regulations-guidance

Local Planning Due Date Status and Other Resources

https://apps.dca.ga.gov/dcacommunity/default.aspx/default.aspx

Programs and Funding Linked to Qualified Local Government (QLG) Status

https://www.dca.ga.gov/node/2561

34

https://www.dca.ga.gov/local-government-assistance/planning
https://www.dca.ga.gov/local-government-assistance/planning/governing-statutes-regulations-guidance
https://apps.dca.ga.gov/dcacommunity/default.aspx/default.aspx
https://www.dca.ga.gov/node/2561


Thank you!
Andrew Smith
Planning Coordinator
ARC Community Development Department
asmith@atlantaregional.org

35
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Community Engagement and Culture



COMMUNITY ENGAGEMENT + CULTURE 
INITIATIVES

ARTISTS

COMMUNITY 

DEVELOPMENT 

TRAINING

CDAP

LCI

COMMUNITY 

FORUMS

COMMUNITY-

CENTERED

DESIGN

COMMUNITY 

ENGAGEMENT

FELLOW

NEWSLETTER















GAVIN
BERNARD



SPILLER PARK COFFEE INTERIOR DESIGN 



PITTSBURGH YARDS INTERIOR DESIGN + ART CONSULTING 



WONDER FARM WONDER FARM LARGE SCALE INSTALLATION



WONDER FARM LARGE SCALE INSTALLATION



WONDER FARM EVENT CURATOR



ART ON THE BELTLINE LARGE SCALE WOVEN INSTALLATION



GOAT FARM ART CENTER LARGE SCALE WOVEN INSTALLATION



GOAT FARM ART CENTER ILLUMINE 2023



OAKLAND CEMETERY LARGE SCALE INSTALLATION



BROOKHAVEN WALKING PATH BOUNDLESS DREAMS



Sandy Springs ???

Questions and Thoughts?



Equitable Greenway 
Planning in the Most 
Diverse Square Mile in the 
United States

March 14, 2025  |  11:00 AM

Sandy Springs Planning Commission 
Annual Retreat 2025
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Nice to Meet You!

Sarah McColley, 
Senior Urban Designer

Perkins&Will

Ed Caddell, 
Community Engagement 

Specialist
Sycamore Consulting



Perkins&Will

» Project Management

» Public Engagement

» Design

Sycamore Consulting

» Public Engagement Lead

Perez Planning + Design

» Trail Design Lead

Trail Connection

» Trail Design

Purpose Possible

» Funding Plan Lead

Project Team
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What We’ll Talk About

Key TakeawaysPlaceRegional 

Significance

People

Engaging Diverse Communities in Rethinking the Public Realm



Regional Significance
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• Metro Atlanta continues to attract large numbers 
of people from across the country and around the 
world.

• ARC projects the region will add approximately 1.8 
million people and 650,000 jobs by 2050.

• Developing a more walkable and bikeable region 
is key to ARC’s goal of creating healthy, safe, and 
livable communities.

• ARC invests in the Livable Centers Initiative (LCI) 
and safe streets programs while coordinating the 
build-out of a regional trail network.

• In 2020, ARC developed the Regional Trail Vision 
for the purpose of fostering the creation of a 
comprehensive interconnected trail system across 
the Atlanta Region. 

Regional Bike Network Vision
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• Communities want to 
connect to the Atlanta 
BeltLine

• Trails are a destination and 
a means of connectivity

• Community ownership 
through art, placemaking

Atlanta’s 
Transformation

Map: The PATH Foundation
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A Diverse 
Community in the 
Atlanta Region

• Clarkston is part of the “Welcoming 
Communities” network 

• More than half the population is 
refugees or immigrants

• Dozens of languages are spoken
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The Intersection of Trails and Desirable Outcomes

Affordable Housing EnvironmentPublic Health

• Offsetting displacement concerns

• Recognizing the public health benefits of trails and access to nature

• Building trails can benefit and encourage stormwater management and 

environmental clean-up

• Significant funding and champions are needed



10Clarkston City Council Work Session – May 28th, 2024
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Previous Planning Efforts & Clarkston Greenway
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• Willing to try new, innovative things at 
both the private and public level

• High quality investment in infrastructure 
and public spaces

Image from Saporta Report, Kelly Jordan



People
Engagement

Diverse Needs
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Clarkston Partners & Community Organizations
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Engagement Principles

Open Information 

and Transparency

Clear connections 

between feedback and 

decisions

Diverse Settings & 

Sources

Meet people where they 

are

Recognize the 

importance of diverse 

perspectives

Process Design

Engagement drives the 

design process at all 

levels

Process design is as 

important as the 

outcome



16

A Unique Approach for 
Clarkston

• Ensuring marginalized and historically excluded 

communities feel welcome

• Building trust through community partnerships

• Employing community members for translation, 

interpretation, and spreading the word

• Creating an interactive online presence parallel 

to in-person events

• Engagement evolved as the project progressed
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Engagement Drives the Process
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Our Great Ambassadors Team



Case Study | Clarkston Greenway Feasibility Study

20

Photo: Refuge Coffee, Olivia Bowdoin
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Feedback Results
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City of Clarkston, GA
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Feedback Results



Nature & the 
Environment

Parks & Green
Spaces

Connecting 
Places

Affordability 
and Equity

Trails and 
Greenway 

Design

CONNECTIVITY

PARKS & 
NATURE

COST & 
FEASIBILITY

EQUITY & 
RESILIENCE

+

Physical & 
Mental Health

HEALTH AS AN 
OVERARCHING 

THEME

25Clarkston City Council Work Session – May 28th, 2024

Co-Creating Project Goals
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“Walk With Us” Storytelling Project

Final video was revealed at the 

final public event at the 

Juneteenth Festival!

.

30-second Ambassador videos on the project website



27Swahili Spanish

Somali Pashto

Nepali French Dari Burmese

Arabic Amharic

Translated Executive 
Summary (10 languages)



Place: City of Clarkston
Analysis

Prioritization

Implementation



29

Detailed 
Analysis



GOAL #1: 
CONNECTIVITY

Trails should provide 
connections throughout 

Clarkston, giving the 
opportunity to commute to

work, home, daily needs,
and important civic 

institutions, while also 
connecting other places in 

the Atlanta region.

GOAL #2: PARKS &
NATURE

Trails provide access to 
natural resources and 

existing and new parks, 
ensuring a high-quality, 

comfortable, healthy, and 
safe experience.

GOAL #3: EQUITY &
RESILIENCE

New trails should be 
accessible to all Clarkston 
residents and should be 

designed to facilitate 
equitable access to nature

and destinations while
promoting public health

and environmental 
resilience.

GOAL #4: COST & 
FEASIBILITY

The construction of new 
trails should consider 

community preferences, 
future operations and 

maintenance based on City
capacity, cost, and the need

for land acquisition.

...each of these have 3 to 5 individual metrics scored on a scale of 0 (worst) to 5 (best)

30Clarkston City Council Work Session – May 28th, 2024

Goals for the Greenway



31

Evaluation Matrix and Methodology
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scale to match 
Proposed Trail 
Map

Proposed Segments 

Scored Map
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Preliminary Route
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Proposed Trail



35Clarkston City Council Work Session – July 30th, 2024

Before

Montreal RoadPlantation
Condominiums

South Fork
Peachtree Creek



36Clarkston City Council Work Session – July 30th, 2024

After

Montreal RoadPlantation
Condominiums

South Fork
Peachtree Creek

Clarkston Greenway



37Clarkston City Council Work Session – July 30th, 2024

Montreal Road Today



38Clarkston City Council Work Session – July 30th, 2024

Montreal Road After
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Green Space

City-owned

City-owned



40Clarkston City Council Work Session – July 30th, 2024



Key Takeaways
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Key Takeaways

Engagement

• Ask the community for the best ways to 
engage

• Tap into existing networks of 
communication

• Respect people’s time and compensate 
them for real work

• Show direct connections between 
feedback and goals / recommendations
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Love for the City of Clarkston 

Patrick Kasele

Executive Director 

Twende Porini 

Foundation



Thank you!

Discussion 

Sandy Springs Planning Commission 
Annual Retreat 2025





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

• Adoption or repeal of zoning ordinance;

• Adoptions of text amendments to zoning ordinance;

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

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

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

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

NOTE: THE ZONING ORDINANCE INCLUDES THE OFFICIAL ZONING MAP.



"Quasi-judicial officers, boards, or agencies" means an officer, board, or 

agency appointed by a local government to exercise delegated, quasi-judicial zoning 

powers including hearing appeals of administrative decisions by such officers, boards, 

or agencies and hearing and rendering decisions on applications for variances, special 

administrative permits, special exceptions, conditional use permits, or other similar 

permits not enumerated herein as a zoning decision, pursuant to standards for the 

exercise of such quasi-judicial authority adopted by a local government.



Appeal of Legislative Decisions – Planning Commission; Mayor & City Council

• Direct Appeal (often Declaratory Judgment) - must be brought within 30 days of the 
decision

• Zoning decisions subject to direct constitutional challenge by de novo review in Superior 
Court

• Presumption in favor of government action overcome by clear and convincing evidence, 
that the zoning at issue presents a significant detriment to the landowner and does not 
substantially advance the public health, safety, morality, and welfare. 

Diversified Holdings, LLP, 302 Ga. 597, 612 (2017)



• Grounded under Due Process and Equal Protection

• DUE PROCESS: guarantees against arbitrary exertion of the police power

• EQUAL PROTECTION: 

(1)  intentionally treated differently from others similarly situated, and 

(2)  that there is no rational basis for the difference in treatment.  

{See: Village of Willowbrook v. Olech, 528 U.S. 562, 564 (2000)}



(1) existing uses and zoning of nearby property;
(2) the extent to which property values are diminished by the particular zoning restrictions;
(3) the extent to which the destruction of property values of the plaintiffs promotes the health, safety,

morals or general welfare of the public;
(4) the relative gain to the public, as compared to the hardship imposed upon the individual property owner;
(5) the suitability of the subject property for the zoned purposes; and
(6) the length of time the property has been vacant as zoned considered in the context of land development

in the area in the vicinity of the property. Guhl v. Holcomb Bridge Road Corp., 238 Ga. 232, 324 (1986)

• Comprehensive Plan: Whether current zoning is consistent with the policies and long-range planning goals
for the area is a particularly relevant factor where the zoning ordinance at issue was adopted after extensive
study and public debate. Diversified Holdings, LLP, 302 Ga. 597, 612 (2017)



• To be similarly situated, the comparators must be prima facie identical in all 
relevant respects.  Foley v. Orange County, 638 F. App’x 941, 945 (2016)

• Difficult to prove in Georgia, but recent decisions in other zoning cases before the 
body are relevant. 



• Petition for Review - 7must be brought within 30 days of the decision

• Quasi-judicial decisions subject to a review of the record from the lower tribunal in 
Superior Court

• Presumption in favor of lower tribunal’s findings unless “clearly erroneous” and 
decision was an “abuse of discretion” and final judgment was not supported by 
“sufficient evidence”
• Previous review by Writ of Cert. referred to “substantial evidence” which the courts 

interpreted to be an “any evidence” standard. 



• 2022 Amendment to Superior and State Court Appellate Practice Act

• Writ of Certiorari repealed

• All requests for review even if styled as notice of appeal, writ of cert., and writ of 
mandamus are now classified as a Petition for Review

• Only applies to Quasi Judicial decisions in a land use/zoning context but includes all 
decisions on special use permits/CUPs {O.C.G.A. § 36-66-5.1 (a)(2)}. 



• Rules are same as City Council.  

• Quorum of at least four (4) members required to conduct business 

• Meeting must be advertised 

• Conflicts of interest disclosed to City Clerk (in writing)

• SECTION 4: The Chair shall preside over the Planning Commission and shall not 
have the right to vote unless: 

(a)  the Chair is necessary to meet the required number for a quorum to transact      
business, or 

(b)  there is a tie vote of the other members.



• Rules are same as City Council

• Quasi-Judicial Board 

• Enforce existing standards of Development Code

• Ex-Parte Communications prohibited

• Quorum of at least four (4) members required 

• Meeting must be advertised





• Amending Text of the Development Code

• Comprehensive Plan Character Area Map Amendments

• Zoning Map Amendments (Rezoning)

• Conditional Use Permits



• Make recommendations for approval, denial or deferment/postponement of 
applications for legislative review that have been certified complete by the Director. 

• Must make a recommendation to the City Council within sixty-five (65) days from the date 
of the public hearing.  

• Propose zoning conditions.
• Adopt, deny or modify conditions recommended by Staff.
• Initiate an application for legislative review

PLANNING COMMISSION DOES NOT HEAR APPLICATIONS FOR 
VARIANCES UNLESS BROUGHT IN CONJUNCTION WITH REZONING OR 

CUP APPLICATION.  



• 1.

• Corrects an error or meets the challenge of some changing condition, trend or fact.
• Is in response to changes in State law, as established through amendments to the Georgia 

General Statutes or by Court decision.
• Is in response to revised City policies, newly adopted plans, or changes in other City Ordinances.
• Substantially conforms with the Comprehensive Plan, contemporary planning practices, and 

local, state and federal laws.
• Substantially conforms with the stated purpose and intent of this Development Code.
• 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.
• Will NOT significantly impact the natural environment, including air, water, noise, stormwater 

management, wildlife and vegetation.
• Will NOT significantly impact existing conforming development patterns, standards or zoning 

regulations.



• Corrects an error or meets the challenge of some changing condition, trend or fact.

• Substantially conforms with the remainder of the Comprehensive Plan.

• WILL reinforce the existing or planned character of the area;

• WILL NOT significantly impact the natural environment, including air, water, noise, stormwater 

management, wildlife and vegetation.

• WILL NOT have a significant adverse impact on property in the vicinity of the subject property.



•

• Corrects an error or meets the challenge of some changing condition, trend or fact.
• Substantially conforms with the Comprehensive Plan.
• Substantially conforms with the stated purpose and intent of this Development Code.
• WILL reinforce the existing or planned character of the area.
• Subject property is appropriate for the development allowed in the proposed district and the use and 

development of adjacent properties.
• Substantial reasons why the property must not be used according to the existing zoning.
• A need for the proposed use at the proposed location.
• 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.

• WILL NOT significantly impact the natural environment, including air, water, noise, stormwater 
management, wildlife and vegetation.

• WILL NOT have a significant adverse impact on property in the vicinity of the subject property.



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

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

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

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

• 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.

https://library.municode.com/ga/sandy_springs/codes/development_code?nodeId=ART7USPR




• 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 Sect. 11.7.4.)

• Building height;
• Sign height, sign area allocation or individual sign area;
• Fence, wall and building materials;
• Standards for Conditional Use Permits;
• Elimination of frontage improvement requirements; 
• Permitted or accessory uses; and
• Construction classification and building height requirements provided in Sect. 6.6.3 



• WILL NOT result in negating the general intent of this Development Code or with 
the Comprehensive Plan policies;

• WILL NOT be detrimental to the public safety, health, or welfare of the public or 
injurious to other property;

• Conditions are unique to the property for which the relief is sought and are not 
applicable generally to other property;

• 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.



• Is the minimum necessary to accomplish the development or building;

• 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

• Such conditions are not the result of action or inaction of the current property 
owner.

----------------------------------------------------------------------------------------------------------------------

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.



• 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.

• The Board of Appeals will follow the procedure set forth in Sect. 11.6.2.

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

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





• Staff will review the approval and advise the applicant of those.

• Applicant prepares the permit packet.
• Application

• Affidavits

• Drawings (Civil, Architectural, Landscape)

• Engineering reports (Structural reports, Infiltration Test) 

• Apply via the Sandy Springs Portal
• https://sandyspringsga.portal.opengov.com/

• Pay applicable permit fees

March 14, 2025

https://sandyspringsga.portal.opengov.com/


• In this presentation, I will discuss the required documents 
needed to apply for a permit compliant with the City’s 
ordinances. Most applications will need to provide the following:

• Existing conditions survey.

• Site plan showing all engineering related work:
• Grading, stormwater, erosion control.

• Architectural drawing of the proposed structure(s).

• Landscaping and Tree Preservation Plan

March 14, 2025



• Single Family Residential Projects

• 5 business day turnaround

• Minor Land Disturbance Projects

• 5 business day turnaround

• Commercial Projects

• 10 business day turnaround

• Major Land Disturbance Projects

• 10 business day turnaround

March 14, 2025



• The permit software will automatically create the permit card 
cover letter, permit card, and noise ordinance

March 14, 2025



March 14, 2025



Contact:

Sheila Quick
Permit/Customer Service Manager

Jonathan Livingston

Building Division Manager/Building 
Official

Jesus Davila 

Land Development Manager

Visit:

• https://www.sandyspringsga.gov

squick@sandyspringsga.gov  

770-206-1425

jlivingston@sandyspringsga.gov  

770-206-1545

jdavila@sandyspringsga.gov  

770-206-1569

March 14, 2025

https://www.sandyspringsga.gov/
mailto:squick@sandyspringsga.gov
mailto:jlivingston@sandyspringsga.gov
mailto:jdavila@sandyspringsga.gov
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https://www.sandyspringsga.gov/build-seminars
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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:

• Real Estate development
• Business promotion, retention, and recruitment



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



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





The 2020 Strategic Economic Development Plan identified 7 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











Redevelopment projects in the queue include:

• 5/3 Bank
• 6400-6410 Roswell Road (potential condos)
• Peach State Academy (Steak and Shake site)
• U.S. Foods Chef’Store















• 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 the entrance to the 
Sandy Springs MARTA station

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

West
• Eleven Seventeen Perimeter Center West – centrally located parcel in the 

Perimeter District commercial node wit potential for redevelopment
• Retail parcel across Peachtree Dunwoody Road from Eleven Seventeen 

Perimeter Center West has potential for infill development.













• 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



• 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







MARTA
Transit Oriented 
Development 

March 14, 2025

Michael Rafshoon

mrafshoon@itsmarta.com

Spoke Apartment @ Edgewood/ Candler Park Station



Agenda
MARTA TOD Program



3

MARTA & TOD

What is Transit Oriented Development (TOD)?

Vibrant, pedestrian-oriented development that’s genuinely integrated with transit.

What is TOD at MARTA?

✓ Development that benefits transit and 

transit that benefits from development 

✓ Development on MARTA owned land 

and air rights

Uptown Atlanta by Lindbergh Center Station 



4

TOD STRATEGIC GOALS

MARTA’s role in TOD

✓ Sponsor/ “Joint Development”

✓ Stakeholder

✓ Advocate

Goals:

✓ Generate ridership

✓ Promote sustainable & affordable 

growth

✓ Provide ROI
One Atlantic Station circa 1987: MARTA’s first TOD 

(disposition via ground lease executed 1983)



5

TOD PRINCIPLES AND GUIDELINES

Principles

✓ Compact/ dense station areas

✓ Mix of land uses

✓ A great public realm

✓ New approach to parking

MART 2010 TOD 

Guidelines 

Guidelines

✓ Access to stations (Pg. 54) – multimodal access

✓ Parking (Pg. 98-99) 

✓ Affordable housing (Pg. 48) – 20% affordability goal

✓ Building practices (Pg. 72)

https://itsmarta.com/uploadedFiles/More/Transit_Oriented_Development/MARTA-TOD-Implementation-Policies-Adopted-Text-November-2010.pdf
https://itsmarta.com/uploadedFiles/More/Transit_Oriented_Development/MARTA-TOD-Implementation-Policies-Adopted-Text-November-2010.pdf


Agenda
Completed TOD 



EDGEWOOD-CANDLER PARK STATION

7

Phase I: 2017

✓ 202 Market rate units

✓ 22 affordable units

Phase II: 2020

✓ 8K SF Commercial space

✓ 21K SF Cultural space

Phase III: 2022

✓ 155 Market rate units

✓ 53 Affordable units

▪ 6.3 Acre site

▪ $95M Development Cost

▪ $418K in property taxes paid 2023



AVONDALE STATION

8

Phase I: 2018

✓ 92 Units Affordable Senior 

Housing Units

Phase II: 2020

✓ 378 Market rate units

✓ 41.5K Commercial & retail 

space

▪ 7 Acre Site

▪ $116M Development Cost

▪ $2.3M in property taxes paid 2023

▪ Additional TOD potential of 5 acres



CHAMBLEE STATION

9

Phase I: 2018

✓ 70K SF Office space

✓ 10K SF Commercial & retail 

space

▪ 2 Acre Site

▪ $25M Development cost

▪ $80K in property taxes paid 2023

▪ Additional TOD potential constrained due to 

Airport Runway Protection Zone



BROOKHAVEN CITY HALL UNDER CONSTRUCTION 

10

▪ $78M investment

▪ Complete Summer 2025



Agenda
SANDY SPRINGS TOD MASTER 
PLAN



NORTH SPRING STATION 

12

✓ End of line “collector” station

✓ 2,300 space parking garage

✓ 2,208 entries/ 2,177 exits avg. daily

✓ 15/38 highest ridership station



STATION SITE CONCEPT

13

“New, walkable, mixed-use development 

on the 13 acres of the undeveloped 

MARTA site, while respecting natural 

features like the creek, mature trees, and 

areas with steep topography, as well as the 

existing transit operations and proposed 

Bus Rapid Transit at North Springs 

Station.” 



STATION SITE CONCEPT EXAMPLES

14

The Aria: Multifamily in Sandy Springs 865: Apartments in Summerhill 

Retail Adjacent to Lindbergh Center Peachtree Creek Greenway 



MARTA PLACEMAKING 

15



Thank You
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https://storymaps.arcgis.com/stories/285c8b0df688476888e4f53c7719dbcc
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