
 

 Individuals with disabilities who require certain accommodations in order to allow them to observe and/or participate in a public meeting, or 
who have questions regarding the accessibility of the meeting or facilities should contact the City Clerk at 770-730-5600 promptly for assistance. 

The City will make reasonable accommodations for those persons. 

CITY COUNCIL 
Rusty Paul, Mayor 

John Paulson – District 1 
Melody Kelley – District 2 
Melissa Mular – District 3 
Frank Roberts – District 4 

Mary Ford – District 5 
Andrew J. Chinsky – District 6 

 
Tuesday, April 21, 2026 Work Session 6:00 PM 

 
The City Council Work Session will be held in the Studio Theatre at Sandy Springs City Hall  

(1 Galambos Way, Sandy Springs, GA 30328). 
 

Live-stream: www.SandySpringsGA.gov/stream  
 
I. Staff Discussion Items 
    
  A. 2026-090 Tree Canopy Assessment Presentation 
      (Presented by Bridget Lawlor, GIS Manager) 
        
  B. 2026-091 Design Guidelines Draft Update 
      (Presented by Matthew Anspach, Senior Planner) 
        
II. City Council Discussion Items 
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TO: Eden Freeman, City Manager  
    
FROM: Bridget Lawlor, GIS Manager 
    
DATE: March 31, 2026 Submission for the April 21, 2026 City Council Work Session 
    
ITEM: Tree Canopy Assessment Presentation 
     
  
Recommendation: 
  
No action is needed from Council at this time. 
  
Discussion: 
  
GIS Staff will provide an overview of the canopy study process. Staff will also present the latest canopy 
study results and compare to previous years' canopy studies. 
  
Financial Impact: 
  
There is no pending financial impact to the City. 
  
Review: 
Kristin Byars Smith, Assistant City Manager Created/Initiated - 4/14/2026 
Kristin Byars Smith, Assistant City Manager Approved - 4/14/2026 
Toni Carlisle, Chief Financial Officer Approved - 4/16/2026 
Dan Lee, City Attorney Approved - 4/16/2026 
Eden Freeman, City Manager Final Approval - 4/17/2026 
 
Attachments: 
  
1. Tree Canopy Presentation 
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Tree Canopy Study Update

Canopy Data 2025

Beyond the Pixels: Comparing Traditional ISO Clustering to AI-Derived Canopy Analysis in Sandy Springs
Beyond the Pixels: Comparing Traditional ISO Clustering to AI-Derived Canopy Analysis in Sandy Springs
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History of Tree Canopy Studies in Sandy Springs

• 2008 Natural Resources Spatial Analysis Lab at UGA. Four band, 
30 m Landsat 5 data 

• 2010, 2013, 2015, 2017 National Agriculture Inventory Program. 
Four band, 1 m.

• 2019 – National Agriculture Inventory Program. Four band, 0.6 m.
• 2021 – Satellite imagery. Four band, 0.75 m

Iso Cluster Unsupervised Classification in ArcGIS software
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Iso Cluster Unsupervised Classification Process
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Tree Canopy Studies

• 2008 Natural Resources Spatial Analysis Lab at UGA. Four band, 
30 m Landsat 5 data 

• 2010, 2013, 2015, 2017 National Agriculture Inventory Program. 
Four band, 1 m.

• 2019 – National Agriculture Inventory Program. Four band, 0.6 m.
• 2021 – Satellite imagery. Four band, 0.75 m and Nearmap AI 

Vegetation
• 2023 – Nearmap AI Vegetation (2017 comparison)
• 2025 – Nearmap AI Vegetation
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Accuracy Assessment

Overall Model Accuracy
2013  83.8%
2015  88.8%
2017  92.3%
2017 AI >95%
2019  92.4%
2021  90.1%
2021 AI >95%
2023 AI >95%
2025 AI >95%

Iso Accuracy

AI Accuracy
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Tree Canopy Study 

• Nearmap 2025 imagery and AI vegetation
• Medium-High Vegetation for Canopy (greater than 2 meters)
• Percent Canopy by Council District, Zoning, 50-foot Stream 

Buffer
• Compared to 2023 Canopy by Council District, Zoning, 

285/400 project
• Anomaly tile in panhandle
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Image Anomaly
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Image Anomaly
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Image Anomaly
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Estimated Area of Canopy

Year 2013 2015 2017 2019 2021 2023 2025

ISO 58.7% 58.6% 60.3% 58.1% 58.1%

AI 56.5% 55.0% 54.5% 56.3%
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Tree Canopy Comparison

City Canopy Year City Size

Alpharetta 53% 2018 27 sq mi

Atlanta 47% 2018 136 sq mi

Brookhaven 48% 2021 12 sq mi

Chamblee 36% 2017 7.7 sq mi

Decatur 57% 2019 4.6 sq mi

Johns Creek 57% 31 sq mi

Roswell -- -- 42 sq mi

Sandy Springs 56% 2025 38.5 sq mi
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Canopy Analysis

• Stream Buffer
• Council Districts
• Zoning
• Transform 285/400 Project Area

Page 20 of 60



Stream Buffer (50ft) Canopy Coverage

AI percent canopy within the 100 ft stream corridor
Non-canopy area is a result of open water and low vegetation as well as 
impervious surfaces.

Watershed AI 2021 AI 2023 AI 2025

Crooked Creek 79.8% 80.5% 81.0%

Long Island 
Creek

80.5% 78.2% 81.1%

Marsh Creek 68.7% 69.7% 71.4%

Nancy Creek 74.9% 71.8% 74.9%
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Council 
District 1

Council 
District 2

Council 
District 3

Council 
District 4

Council 
District 5

Council 
District 6 City -wide

2025 Canopy 
Acreage

3,296 2,086 1,813 1,030 1,409 4,342 13,980

2023 3,271 2,054 1,733 1,013 1,321 4,166 13,564
2025 Council 

District 
Acreage 5,382 3,778 3,732 2,132 2,940 6,865 24,830

2025 Percent 
Canopy

61% 55% 49% 48% 48% 63% 56%

2023 61% 54% 46% 48% 45% 61% 55%

2025 AI Acreage of Canopy by Council District
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Council 
District 1

Council 
District 2

Council 
District 3

Council 
District 4

Council 
District 5

Council 
District 6 City -wide

CC 26 (24) 37 (35) 21 (20) 36 (34) 30 (29)
CON 97 (97) 52 (49) 53 (52) 90 (89) 86 (82) 97 (97) 83 (82)

CS 22 (19) 7 (8) 66 (55) 22 (19)
CX 33 (33) 32 (31) 22 (20) 25 (24) 29 (26) 23 (20) 28 (27)
IX 40 (41) 40 (41)

NEX 10 (9) 10 (9)
ON 43 (39) 41 (38) 42 (39)
OX 45 (45) 47 (47) 33 (30) 44 (43) 50 (47) 67 (66) 54 (52)
PK 42 (41) 63 (60) 62 (59) 70 (68) 66 (66) 94 (92) 68 (66)

PM 31 (28) 31 (28)
PR 46 (42) 24 (17) 40 (34)
PX 34 (31) 52 (54) 29 (26) 37 (36)
RD 62 (61) 73 (73) 61 (59) 60 (58) 58 (55) 61 (57) 63 (61)
RE 68 (68) 46 (46) 64 (61) 49 (51) 62 (59) 70 (67) 65 (64)

RM 58 (57) 60 (59) 43 (41) 52 (50) 45 (41) 41 (36) 54 (52)
RT 52 (51) 59 (58) 49 (45) 45 (41) 48 (43) 55 (50) 52 (49)
RU 52 (50) 35 (36) 35 (31) 26 (36) 48 (44) 80 (73) 48 (45)
RX 23 (14) 17 (15) 18 (15)
SX 45 (44) 24 (22) 21 (21) 6 (5) 24 (22) 24 (23)
TX 30 (29) 35 (35) 57 (56) 38 (37)

No Zoning 36 (35) 26 (25) 23 (22) 21 (20) 28 (27) 35 (32) 30 (28)
Total 61 (61) 55 (54) 49 (46) 48 (48) 48 (45) 63 (61) 56 (55)

2025 percent canopy
(2023 percent canopy)

No zoning – right of way, Bull Sluice

2025 AI Percent Canopy by Council District and Zoning
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Canopy Changes in I-285/SR 400 Project Area

• Mount Vernon Highway to eastern city limits
• Glenridge Connector to Pitts Road

Canopy
• 2017: 106 acres
• 2021: 22 acres
• 2023: 20 acres
• 2025: 27 acres
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I-285/SR 400 Project 2023 Canopy

2017 Canopy
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I-285/SR 400 Project

2025 Canopy

2023 Canopy

2017 Canopy
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I-285/SR 400 Project 2023 Canopy

2017 Canopy
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I-285/SR 400 Project

2025 Canopy

2023 Canopy

2017 Canopy
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I-285/SR 400 Project 2023 Canopy

2017 Canopy
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I-285/SR 400 Project

2025 Canopy

2023 Canopy

2017 Canopy
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Conclusion

2017: 14,048 acres (56.5%)
2021: 13,679 acres (55%)
2023: 13,564 acres (54.5%)
2025: 13,980 acres (56.3%)

AI produces high accuracy data

Staff focuses on analysis rather 
than pixel classification
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TO: Eden Freeman, City Manager  
    
FROM: Matthew Anspach, Senior Planner 
    
DATE: April 6, 2026 Submission for the April 21, 2026 City Council Work Session 
    
ITEM: Design Guidelines Draft Update 
     
  
Recommendation: 
  
No recommendation is needed at this time. The work session is an update to the Design Guidelines Draft, 
and feedback is appreciated. 
  
Discussion: 
  
The Design Guidelines project is formalizing the proposed draft as the project enters its final stages. Staff 
and consultant, Rhodeside & Harwell, will update Mayor and City Council on progress and welcome 
feedback and further direction. 
  
Financial Impact: 
  
No financial impact is anticipated at this time. 
  
Review: 
Matthew Anspach, Senior Planner Created/Initiated - 4/16/2026 
Ginger Sottile, Director of Community Development Approved - 4/16/2026 
Kristin Byars Smith, Assistant City Manager Approved - 4/16/2026 
Toni Carlisle, Chief Financial Officer Approved - 4/16/2026 
Dan Lee, City Attorney Approved - 4/16/2026 
Eden Freeman, City Manager Final Approval - 4/16/2026 
 
Attachments: 
  
1. Design Guidelines Presentation 
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DESIGN GUIDELINES 
CITY OF SANDY SPRINGS, GA

MAYOR AND CITY COUNCIL - PROGRESS UPDATE 
APRIL 21, 2026

RHODESIDE HARWELL
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2

AGENDA

	} Introductions

	} Focus of Design Guidelines

	} Draft Guidelines: Organization 
and Components

	} What We’ve Heard
	- Draft Guidelines: Organization and 

Components

	} Discussion
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3

FOCUS AREAS

Stage 1 Areas

Stage 2 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

M MARTA Station
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STAGE 1OVERALL FRAMEWORK STAGE 2 DRAFT 
GUIDELINES

PROJECT 
KICKOFF

Public 
Engagement

Public 
Engagement

Public 
Engagement

Public 
Engagement

Public 
Engagement

Draft 
Guidelines

PC 
Hearing

Council 
Adoption

DESIGN GUIDELINES 
FRAMEWORK AREA-SPECIFIC GUIDELINES

Public 
Engagement

WE ARE 
HERE

DESIGN GUIDELINES 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

4
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PROGRESS TO DATE

	} Kickoff and Site Visits - Nov ‘24 

	} Leadership Feedback

	} Stakeholder Meetings (Feb/Mar ‘25, Mar ‘26) 

	} Public Meetings (5 Rounds)
	- Round #1 (Mar ‘25)

	- Public Meeting (Mar 13, 2025) + Online Survey #1

	- Round #2 (May ‘25)
	- Public Meeting #2 + Online Survey #2
	- Pop-Up Meetings (May 17-18, 2025)

	- Round #3 (Aug ‘25)
	- Public Meeting #3 + Online Survey #3
	- Pop-Up Meetings (Aug-Oct, 2025)

	- Round #4 (Nov ‘25)
	- Online Comment Form

	- Round #5 (Apr ‘26)
	- Online Comment Form

POP-UP MEETING
MAY 17, 2025

PUBLIC MEETING #1
MARCH 18, 2025

5
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CITY SPRINGS, PERIMETER, NORTH END, CROSSROADS, NEIGHBORHOOD VILLAGE, POWERS FERRY

GUIDELINES: DOCUMENT ORGANIZATION

OBJECTIVES
GUIDELINES

SPECIAL CONDITIONS

PUBLIC REALM

OVERALL VISION AND FRAMEWORK

PRIVATE REALM BUILDINGS

	- STREETSCAPE
	- PAVING
	- FURNISHINGS
	- TREES & PLANTING
	- WAYFINDING SIGNAGE
	- UTILITIES

	- INTERSECTION
	- MIDBLOCK CROSSING
	- PARKING (ON-STREET)

	- MASSING
	- ARTICULATION
	- MATERIALITY
	- TRANSPARENCY
	- BUILDING STYLE + FORM
	- AREA-SPECIFIC GUIDELINES

	- BUILDING ZONE
	- PUBLICLY ACCESSIBLE OPEN 

SPACES
	- ALLEYS & WALKWAYS
	- PLACEMAKING FEATURES
	- SIGNAGE
	- PARKING & ACCESS

COMPONENTS

1 DESIGN PRINCIPLES

2 OBJECTIVES + GUIDELINES

3 AREA-SPECIFIC GUIDELINES

6
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WHAT WE’VE HEARD

Create clear and consistent design guidelines: support a shared framework to guide development 
while allowing flexibility and creativity

Recognize the distinct character of different areas: the six districts should each reinforce their own 
identity while including unifying elements of Sandy Springs

Make streets more walkable and comfortable: wider sidewalks, keep and add shade trees, benches, 
lighting, and safe, well-designed crossings were frequently mentioned as essential improvements

Elevate the quality of the public realm: landscaping, public art, durable materials, and well-designed 
streetscapes can create a more welcoming and timeless environment

Strengthen connections and gathering places: better pedestrian links, trails, wayfinding, and 
outdoor spaces for lingering can help unify districts and support local businesses

Encourage better building design without overregulating development: façade quality and 
materials can improve character without requiring major changes to building layouts

A

B

F

E

D

C

7
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CHARACTER-DEFINING NODES
Greater City Springs

Perimeter

EMERGING IDENTIFIABLE PLACES 
North End, Crossroads, 
Neighborhood Village, 
Powers Ferry

Corridors: Continuity 
& Coherence

Primary Intersections

PERIMETER
GREATER 

CITY 
SPRINGS

POWERS 
FERRY

NEIGHBORHOOD 
VILLAGE

CROSSROADS

NORTH END

DESIGN GUIDELINES: OVERALL FRAMEWORK

Create clear and consistent 
design guidelines

A

Recognize the distinct 
character of different areas

B

8
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GUIDELINES: KEY CONSIDERATIONS

	} Flexibility and adaptability to accommodate a range of 
development types, scales, and future conditions

	} Establishing a distinct and recognizable visual identity that is 
“of Sandy Springs,” while allowing for creativity and innovation 
within individual private sites

	} Leveraging existing spatial elements to enhance the city’s 
aesthetic quality, consistent with Comprehensive Plan vision

	} Streamline implementation by clearly illustrating the character 
of place, supporting staff, property owners, and developers.

	} Reinforcing connectivity and cohesiveness between public and 
private realms, supporting a unified public experience (paving, 
furnishings, and planting, etc.), while allowing area-specific 
variation (building design, site furnishings, etc.)

9
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GUIDELINES: KEY CONSIDERATIONS

Sidewalk
Pedestrian travel 
zone with no 
obstructions

Right-of-Way

Amenity Zone
Paved area for 
seating, bike racks, 
and street furnishing

Landscape Strip
On-grade planting 
area for street 
trees, shrubs, and 
groundcovers

Travel Lane
Vehicular travel and 
turning movements

2 3 41

1

3

Private Realm

Building

3

2

4

10’ min.

10’ min.

Make streets more walkable 
and comfortable

C

10
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GUIDELINES: KEY CONSIDERATIONS

Make streets more walkable 
and comfortable

C

EXAMPLES OF GOOD STREETSCAPE

11
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GUIDELINES: KEY CONSIDERATIONS

Elevate the quality of the 
public realm

D

FURNISHINGS

12
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GUIDELINES: KEY CONSIDERATIONS

Elevate the quality of the 
public realm

D
St

re
et

St
re

et

Large Canopy Tree A

Large Canopy Tree B

Large Canopy Tree C

Medium / Small Canopy Tree D

Medium / Small Canopy Tree E

Landscape Strip

CORRIDOR TREE PLANTING PATTERN AREA DEFINING  TREE PLANTING PATTERN

KEY

Si
de

wa
lk

Si
de

wa
lk

Si
de

wa
lk

Si
de

wa
lk

35
' ty

pic
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:

Sm
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 3

5f
t

Select three species of
large canopy trees.
Alternate between
groups of three or five of
the same species.

Select two large and two
medium / small canopy
tree species. Alternate
between groups of three
or four large and
medium / small canopy
trees. Sets of three to be
of same species. Sets
of four to include two
species as shown.

STREET TREE IMAGES

NORTH END, NEIGHBORHOOD VILLAGE, POWERS FERRY

PERIMETER

Blackgum
Nyssa sylvatica

Overcup Oak
Quercus lyrata

Scarlet Oak
Quercus coccinea

Shumard’s Oak
Quercus shumardii

Willow Oak
Quercus phellos

Dawn Redwood
Metasequoia glyptostroboides

TREES & PLANTING

13
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GUIDELINES: KEY CONSIDERATIONS

Strengthen connections and 
gathering places

E
Solar panels

Information 
Kiosk

Public Realm 

Permeable Paving
Incorporate into 
parking stalls 
where possible

Pedestrian 
Walkway
Connect parking 
to storefronts and 
to sidewalks

Planting Areas
Incorporate 
stormwater 
management 
where possible

Micromobility
Locate near 
building entrances

Vehicular Zone
Vehicular 
travel aisles

2

2

3

3
3

3

4

4

5

5

5

1

1

EXAMPLES OF PUBLIC ART & WATER 
FEATURES

Series of sculptures activate an outdoor space 
(4.C.1.-A3)

Sculpture highlights entrance into development 
(4.C.1.-A3)
Artwork is integrated into planting bed and site 
design (4.C.1.-A3)

Fountains activate the space invites people in 
(4.C.1.-A3)

1

1

1

1

1

1

2

2

14
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GUIDELINES: KEY CONSIDERATIONS

Encourage better building design 
without overregulating development

F

1

2

3

6

7

9

8

10

MATERIALS, MASSING, ARTICULATION, TRANSPARENCY

15
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GUIDELINES: KEY CONSIDERATIONS

Encourage better building design 
without overregulating development

F

16
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EXISTING SMALLER-SCALE BUILDINGS, RETROFITS AND ADJACENT SITE IMPROVEMENTS

GUIDELINES: KEY CONSIDERATIONS

Encourage better building design 
without overregulating development

F

17
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IMPLEMENTATION

Clear Expectations = Better Outcomes Why It Matters, The Benefits
	► Start Early

Align projects at pre-application before major 
costs are locked in

	► Built into City Decisions
Guides rezonings, site plans, and Leadership 
actions

	► Consistent, Staff-Led Review
Clear graphical direction of OASIS and 
Development Code alignment

	► City Sets the Standard
Applied to streetscapes and public investments

	► Flexibility with Incentives
Height bonuses and design flexibility for better 
projects

	► Predictable Approvals
Less redesign; greater certainty for applicants 
and developers

	► Reduced Risk for Investment
Clear expectations; stronger community and 
leadership support

	► Stronger, More Cohesive City
High-quality development that reinforces Sandy 
Springs’ identity

18
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NEXT STEPS

	}Planning Commission Work 
Session (April 22, 2026)

	}Public Meeting #5 (Final) (April 23 
2026)

	}Publish Draft Guidelines
	» April 2026

	} Incorporate Comments and 
Refine Draft Guidelines 
Document

	}Guidelines Adoption Process

19
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spr.gs/designWEBSITE

THANK YOU!

20
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WHAT IS THE FOCUS OF THE DESIGN GUIDELINES?

BUILDING

PUBLIC 
REALM

PRIVATE 
REALM

RIGHT-OF-WAY
RIGHT-OF-WAY

BUILDING
•	 Massing
•	 Articulation
•	 Materiality
•	 Transparency
•	 Style and Form

PRIVATE REALM
•	 Building Zone
•	 Outdoor Amenity 

Spaces (including 
Publicly Accessible 
Plazas and 
Courtyards)

•	 Alleys, Walkways
•	 Placemaking 

Elements including 
Public Art

•	 Signage
•	 Parking and Access

PUBLIC REALM
•	 Sidewalk
•	 Intersection
•	 Mid-Block Crossings
•	 Parking
•	 Paving
•	 Furnishings
•	 Trees and Planting
•	 Public Art
•	 Wayfinding Signage
•	 Utilities
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RELATIONSHIP WITH PLANS AND REGULATIONS

THE NEXT TEN
COMPREHENSIVE PLAN

DESIGN GUIDELINES

DEVELOPMENT CODE
TECHNICAL MANUAL

	-Overarching vision

	-Broad policies for achieving 
this vision

	-Guidance towards 
implementing the policies 
of the Comprehensive 
Plan
	-Expands upon standards 
in the Development Code 
and Technical Manual
	-Additional details - 
design of buildings, 
streetscapes, and public 
spaces.

	-City’s legal requirements

	-Standards for development

	-More-detailed design 
standards

22
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GUIDELINES ORGANIZATION: FOR EACH OF THE 3 REALMS

INTRODUCTION PRINCIPLES

23
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DEFINITION

OBJECTIVE

STRATEGIES

RELATION 
TO CODE + 
TECHNICAL 

MANUAL

SPECIAL 
CONDITIONS

GUIDELINES ORGANIZATION: FOR EACH OF THE 3 REALMS

24
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GUIDELINES ORGANIZATION: FOR EACH OF THE 3 REALMS

PRECEDENT IMAGES

25
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COMMUNITY ENGAGEMENT: RECURRING THEMES

Design characters favored by meeting 
participants and survey respondents

26
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GUIDELINES: KEY CONSIDERATIONS

Strengthen connections and 
gathering places

E

EXAMPLES OF PUBLIC ART & WATER FEATURES

Series of sculptures activate an outdoor space (4.C.1.-A3)Artistic facade treatment and mural adds vibrancy to intersection (4.C.1.-A2)

Sculpture highlights entrance into development (4.C.1.-A3)
Artwork is integrated into planting bed and site design (4.C.1.-A3)

Fountains activate the space invites people in (4.C.1.-A3)

1

1

1

1

11

11

2

2

 PUBLIC ART AND WATER FEATURES

Public art and water features can serve as recognizable icons that define the character of a place. These features add life and character to spaces and places, and in some cases may become 
recognized as a landmark that people use to locate themselves or meet up with others. To the newly acquainted, it may become the gateway or the reason for entering or further exploring a 
site. All of these functions result in the creation of a more vibrant and welcoming city.

Objective A	  

Create unique destinations and landmarks in the city such that 
encourage tourism and exploration of the city

STRATEGIES:

1.1.1.-A1	 Consider opportunities for the location of and funding for public art early in 
the project. Coordinate with arts organizations including Art Sandy Springs.

1.1.1.-A2	 Incorporate art into site features including but not limited to paving, utilities, 
furnishings, and blank building walls.

1.1.1.-A3	 Integrate art into site and planting design to create focal points, moments 
of discovery, and vibrant gathering spaces while ensuring proper sight lines.

1.1.1.-A4	 Ensure proper clearance for pedestrian circulation around art and water 
features.

PUBLIC ART AND 
WATER FEATURES: 
RELATED STANDARDS
ART IN PUBLIC PLACES PLAN
	» Public art

PUBLIC ART

PUBLIC ART 
RELATED 

STRATEGIES

27
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STYLE STYLE

GUIDELINES: KEY CONSIDERATIONS

Encourage better building design 
without overregulating development

F

INTERPRETATION 
+ APPLICATION

INTERPRETATION 
+ APPLICATION

28
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