


• “BUILD: SANDY SPRINGS” is a series of seminars presented by the 
Community Development department of the City of Sandy Springs, GA. 

• It is intended to educate the public on the current policies, procedures 
and expectations of the City of Sandy Springs, GA as it relates to 
construction within the jurisdiction.

• The information presented in these seminars is subject to change with 
new Code adoptions, changes in City ordinances and zoning, and 
changes in office policy as it relates to current construction trends.
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THE EASY PATH TO GETTING A PERMIT
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INTRODUCTION



”Success in Permitting Starts Before You Ever Hit Submit.”

What we’re covering today

• The permitting process from submission to approval

• Where delays typically occur

• How to move through the process more efficiently

Tools Available to You

• Developer Meetings (Thursdays)

• QLess and in person support

• Access to City staff and resources

What drives Success

• Completing due diligence upfront

• Providing clear and coordinated plans

• Using available tools before submission



Available Resources

• We can help you navigate  these regulations so that you can have 
a successful permitting experience  without unnecessary delays 
before you apply  for a permit.  

• In-Person Resources

• Development Meeting

• EasyBuild

• Planner of the Day

• Build Sandy Springs Seminars

•  

• Online resources

• Website

• Qless

• GIS

• Development Code

• Technical Manual

• Plan Sandy Springs

• OpenGov



“Common Questions We Hear.”

You guys are so difficult?

• We understand the process can feel complicated

• Our role is to uphold city, state, and federal regulations

• Complete and accurate plans help move your project forward efficiently

Why does it take so long to issue a permit?

• Timelines are often impacted by incomplete or unclear submissions

• Reviewing and addressing all City comments thoroughly helps avoid future delays

• Clear, coordinated responses move applications forward

Why do new comments keep getting added?

• Changes to plans can trigger additional review comments

• Each review cycle may identify items that weren’t previously provided, coordinated, or addressed

• Consistency across revisions is key to minimizing repeat comments

I didn’t have to do this before?

• Requirements vary between municipalities

• Sandy Springs has unique site conditions (topography, water, etc.) 

• These conditions may require additional state and/or local compliance



APPLICATION



Apply in Person
• You can apply for a permit in -person at City 

Hall located at:

           1 Galambos Way

           Sandy Springs, GA 30328

• All in -person applications are by appointment 
only usung the City's online queue 
management system called Qless .

• To schedule an appointment online, go to 
the  following website to register:

           Spr.gs/chq

• The City only accepts electronic PDF files 
and all construction drawings shall be a 
single PDF file.

https://city-of-sandysprings-gov-qless.auth.us-east-1.amazoncognito.com/login?client_id=2tssicpnjpeahbophel037vgdd&response_type=code&redirect_uri=https%3A%2F%2Fsandyspringsga.app.qless.com%2Faccount%2Fcognito-authentication&state=f37965e0-c37a-4a78-a053-3172cf59e605_https%253A%252F%252Fsandyspringsga.app.qless.com%252Fconsole%252Fcore%252Fserving


Apply Online
What is OpenGov?

• OpenGov is the City's online and back office 
permitting software that allows all applicants 
(such as homeowners, design professionals, 
contractors, etc.) to do the following:

• Apply for various building permits, 
planning & zoning applications, special 
events, and more.

• Upload construction documents

• Download City review comments

• Request inspections

• Pay invoices

• Create a Contact Registration

• and more…



The Application Process
“From your perspective, it may feel like you hit submit… and then nothing happens.” 
But behind the scenes, your application is moving through multiple steps before it ever 
gets approved.

Process Flow

• You submit you application

• We intake it and check for completeness

• It gets routed to the appropriate division

• Each division reviews based on their scope

• Once everything is addressed, we move to approval

And this is why each step matters. Because what happens at submission impacts everything that 
follows

Submit Intake Route Review Revise Approve 



Common Challenges & Delays
“Most delays don’t happen at the end; they start at the beginning.”

Where We Typically See Delays

• Incomplete submissions – “We’ve received applications that are missing key details or plan 
sheets, and we can’t move forward until everything is complete.”

• Incorrect permit types – “Sometimes the wrong permit type is selected, which means we 
have to stop and redirect the application  before review can even begin.”

• Missing or unclear documentation – Documents may be uploaded, but if they’re unclear or 
don’t align with the plans, it creates confusion and slows down the review.”

• Unresolved or partially addressed comments – “We’ll issue comments, and when it comes 
back, not everything is addressed, which leads to another review cycle.

“And each time that happens, it adds time to the process.”



Best Practices for a Successful Submission
How to Set Your Application Up for Success

Before you Submit

• Complete all required documents and plan sheets

• Clearly define the scope of work

• Ensure consistency across all plans

During Submission

• Select the correct permit type

• Upload clear and accurate documentation

• Confirm all required information is included

After Submission

• Review all comments carefully

• Respond to each comment completely

• Submit coordinated revisions

• Update the sheet index



What is OpenGov?

• OpenGov is the City's online and back office 
permitting software that allows all applicants 
(such as homeowners, design professionals, 
contractors, etc.) to do the following:

• Apply for various building permits, 
planning & zoning applications, special 
events, and more

• Upload construction documents

• Download City review comments

• Request inspections

• Pay invoices

• Create a Contact Registration

• and more…



Accessible
• Accessible  from anywhere with an 

internet connection, 24 hours a day, 
7 days a week . 

• It is mobile device friendly!

• Can work on multiple web browsers: 
(                                )

• Home screen is icon based

Online Permitting Portal Link:

https://build.sandyspringsga.gov



OpenGov Features

• All permit applications are online  (no more paper/PDF applications) 

• Help expedite the permitting process

• All permit applications includes smart logic that adapts the questions to your answers

• Customizes each permit application to your project and minimizes unnecessary 
data entry

• Inspections  have been separated into construction phases  

• Minimizes the chance of missed inspections

• The list of available inspections are customized  for your specific permit

• No more unnecessary or missed inspections

• Permit Card is issued automatically  

• Reduces unnecessary delays



OpenGov Features

• Certificate of Occupancy/Completion is issued automatically

• Eliminates unnecessary requests and reduces unnecessary delays

• You can select multiple parcels  on one application

• Great for larger developments

• New Contact Registration  feature

• Eliminates notarized affidavits for each permit

• One time registration to verify professional and business license.

• Contact is searchable by the applicant to auto populate in the application

• License renewal reminder

• New chat feature  to communicate directly with staff at any workflow step

• Easily connect with staff to discuss application questions, plan review 
comments, inspection clarifications, etc.

To access OpenGov, please Click Here

https://sandyspringsga.portal.opengov.com/
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How Applications Are Assigned & Routed
Routing Process

• Applications are reviewed for completeness at intake

• Assigned to the appropriate divisions

• Routed based on project scope

Review Process

• Each division reviews based on its discipline 

• Comments are issued and must be addressed

• Application move forward once all requirements are met

“Your application doesn’t go to just one person, it moves through multiple divisions, 
which is why coordination and completeness matter from the start.”



Coordination is Key 
Set Clear Expectations

• Share all City requirements with your design team

• Ensure plans are complete before submission

Delegate Effectively

• Assign comments to the appropriate discipline

• Track responses to ensure nothing is missed

Stay Coordinated

• Avoid submitting partial or uncoordinated revisions

• Ensure all updates align across the full plan set

“Your design team plays a critical role making sure they’re aligned from the start prevents a 
lot of back-and-forth.”



PLAN REVIEW



• Due Diligence up 
front will save time 
and money

• Our intent is not to 
slow down projects, 
but the help move 
them forward 
correctly the first 
time.

• We are here for you!

Benefits of Planning



Visit the Sandy Springs
Building and Construction Website:

http://www.sandyspringsga.gov/business/building-
and-construction/construction-utility-permits









-  Know your current zoning requirements
 a) setbacks
 b) lot coverage
-  ARC/MRPA vulnerability categories provided
-  Tree canopy calculations
-  Buffer requirements
-  Provide location of water service, gas service, and sewer 
    lines/cleanouts; mark them for re-use or new service
-  Show all existing infrastructure and easements on the property.
-  Include location  of storm structures (drywell etc…)

Deficiencies On Site Plan Reviews



-  Know if you are in a Declared Sensitive Area
-  Know if additional permits are required (retaining wall, pool, 
etc…)
-  (Water/Sewer): additional jurisdictions may need to approve 
your
    plan (Fulton County Water Resources, City of Atlanta Water, 
Fulton    County Health) 

Deficiencies On Site Plan Reviews cont.



-  The GSMM has put in place several regulations within the North 
Georgia Metropolitan Water Planning District to help maintain the 
health of our waterways, including establishing protected stream 
buffers and defining erosion control measures to be taken during 
construction. 

-  Stormwater is no exception; the GSMM requires that the first one 
inch of rain to fall within a 24-hour span be infiltrated on-site, for 
projects that disturb over 5,000 square feet of land. This is called 
“runoff reduction”.

Deficiencies On Site Plan Reviews cont.



The City of Sandy Springs is committed to the natural environment 
as well and has enacted more stringent regulations. Our 
Development Code (Sec. 9.6.12) requires the reduction of the first 
1.2 inches of rainfall, for projects where any new development, 
redevelopment, addition or replacement that involves the creation 
of 1,000 square feet or more of impervious cover, or that involves 
other land development activities of 5,000 square feet or more 
(Dev. Code Sec. 9.6.3). Projects located within a Declared Sensitive 
Area, such as the Nancy Creek watershed, are subject to additional 
requirements

Deficiencies On Site Plan Reviews cont.



Site Plan Modifications/Revisions

Why do I need to submit revisions ?
• The State of Georgia requires municipalities to review all permitting activity.
• Sandy Springs must verify compliance with State and local ordinances

What is the City’s  Process ?
• Revisions can be processed by setting up an appointment with the Permit office 
• Set up the appointments via https//:www.spr.gs/chq 

How much does it cost to revise my drawings ?
• Plan revision are a flat rate of $200



Site Plan Modifications/Revisions

 How long does it take to review my plans ?
• Reviews are completed with 5 business days of submittal.

What are the consequences if I do not revise my plans ?
• Stop Work Order issued
• Citation Issued
• Delay in receiving of Certificate of Occupancy/Completion



Thank you again for meeting 
with us today and for taking 
the time to walk us through 
everything. We appreciate it 
and look forward to working 
with you and your team.

 (1/30/2026)

Thank You!

It was a pleasure meeting you 
and thank you so much for 
taking the time to assist me 
with this. I really appreciate it. 

01/29/2026

Thank you and everyone else (I don’t 
have their emails) for your help with 
submitting my permit. I received my 
permit on my first submittal, that's 
extremely helpful for us. I met with 
y’all twice before I submitted and 
you were very helpful in getting my 
building plans correct. Thank you!

(01/21/2026) 



Plan Review
•  



What We Can Discuss

• We can discuss and answer any questions  you may have regarding 
your project  focusing on the design restrictions:

• Building Setbacks

• Zoning Regulations

• Lot Coverage

• Tree Canopy Coverage

• Easements

• Water Quality

• And more…



PERMIT CARD



Permit Card
•  



INSPECTIONS



Plan Modifications
•  



Inspections
•  



PLAN MODIFICATIONS



Plan Modification
•  









SUMMARY



Summary
•  



Build: Sandy Springs Seminars

• The City has presented 30 seminars of various topics to date. Some 
examples are:

• Residential Inspections 101 & 102
• Permitting Online Portal & Residential Inspection List
• Land Development 101
• Intro to Planning & Zoning
• Exterior Construction 101
• OpenGov - The New Online Permitting Portal
• 2024 International Building Code
• GA Energy Code Compliance

• Upcoming seminar topics for next year include:
• From Concept to Completion :  Navigating  the Four Phases of 

Construction (4 -part mini-series)



FROM CONCEPT TO COMPLETION:  Navigating the 
Four Phases of Construction

PLANNING PERMITTING CONSTRUCTION COMPLETION

(Develop Construction 
Documents)

(Application &
Plan Reviews)

(City Inspections)
(Certificate of

Occupancy/Completion)

02/03/26 Seminar: 04/14/26 Seminar: 04/14/26  Seminar: 04/14/26  Seminar:

Permit Smarter,
Not Harder :
The Ultimate

Pre-Permitting 
Playbook

From Upload
to Approval :

The Easy Path to 
Getting a Permit

Inspection
Ready!:

How To Pass 
Your Inspections 

the First Time

Navigating Final 
Approval with 

Confidence :
 Your Roadmap
to Occupancy



Questions?



Director Ginger Sottile gsottile@sandyspringsga.gov

Customer Service Permit Manager Sylvie Germana sgermana@sandyspringsga.gov

Planning and Zoning Manager Michele McIntosh -Ross mmcintosh-ross@sandyspringsga.gov

Land Development Manager Jesus Davila jdavila@sandyspringsga.gov

Building Division Manager Jonathan Livingston jlivingston@sandyspringsga.gov

Code Enforcement Manager Yvonne Shaw yshaw@sandyspringsga.gov

If you have any questions, 
please feel free to contact us!

mailto:gsottile@sandyspringsga.gov
mailto:sgermana@sandyspringsga.gov
mailto:mmcintosh-ross@sandyspringsga.gov
mailto:mmcintosh-ross@sandyspringsga.gov
mailto:mmcintosh-ross@sandyspringsga.gov
mailto:jdavila@sandyspringsga.gov
mailto:jlivingston@sandyspringsga.gov
mailto:ysmith@sandyspringsga.gov
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