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3.1 Public Process
The	2010	Downtown	Master	Plan	LCI	utilized	a	number	of	public	
outreach	 tools	 and	 techniques	 to	 solicit	 community	 involvement	
from	 nearly	 300	 people	 between	August	 2010	 and	 March	 2011.	
These	 included	 interviews,	 core	 team	 meetings,	 public	 notices,	
an	 image	preference	survey,	a	community	charrette,	 three	public	
presentations,	and	a	website.	

Interviews and Surveys

At	the	beginning	of	the	study	the	consultant	team	used	anonymous	
one-on-one	 interviews	 and	 on-line	 surveys	 so	 that	 stakeholders	
could	 share	 their	 thoughts	 on	 the	 area	 as	 it	 is	 today,	 as	 well	 as	
its	 future	 potential	 Participants	 included	 residents,	 developers,	
community leaders, local officials, and representatives of 
organizations	 in	 and	 around	 the	 study	 area.	 In	 total,	 124	 people	
participants	offered	their	thoughts.	Their	efforts	provided	key	input	
into	 both	 the	 inventory	 and	 analysis	 phase	 of	 the	 plan,	 and	 the	
creation	of	its	recommendations.	

The Core Team

To	guide	the	planning	process	and	to	facilitate	outreach,	a	Core	Team	
of	stakeholders	was	also	established	early	in	the	study	process.	The	
Core	Team	consisted	of	property	owners	and	developers,	elected	
officials, Doraville staff, Chamblee staff, DeKalb County staff, 
MARTA,	 GDOT,	 GRTA,	 business	 owners,	 neighborhood	 leaders,	
and	other	 leaders	within	 the	 community.	Nearly	 60	people	either	
expressed	interest	in	the	Core	Team	or	were	invited	to	participate.

The	Core	Team	met	 four	 times	during	 the	planning	process.	The	
following	are	brief	summaries	of	these	meetings:	

Core Team Meeting #1	(August	16,	2010):	At	this	meeting	the	
consultants introduced the process to the Core Team, defined 
the	Core	Team’s	 role,	provided	an	update	on	 inventory	work,	
and	answered	planning	process	questions.	
Core Team Meeting #2	 (September	13,	2010):	At	 this	meet-
ing final inventory findings were presented, preliminary ideas 
for	bridging	the	MARTA	and	freight	rail	were	reviewed,	and	the	
upcoming	workshop	was	discussed.
Core Team Meeting #3	(October	19,	2010):	At	this	meeting	the	
consultant	 team	presented	 ideas	discussed	at	 the	community	
workshop	for	review	and	comment.	This	included	a	preliminary	
Framework	 Plan,	 rough	 GM	 and	Town	 Center	 concepts,	 and	
emerging	market	and	economic	development	ideas.		
Core Team Meeting #4	(March	15,	2011):	At	this	meeting	con-
sultants	provided	an	overview	of	next	steps	and	implementation	
efforts,	and	answered	outstanding	questions.	The	Core	Team	
also	voted	to	support	plan	adoption.		

•

•

•

•

Rough site concept plans were 
presented at Core Team Meeting #3
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Summary of Survey Comments

Following	completion	of	stakeholder	interviews	and	surveys,	a	Wordle	was	prepared	for	strengths,	
challenges,	and	opportunities.	A	Wordle	is	a	tool		for	generating	“word	clouds”	from	text	that	give	
greater	prominence	to	words	that	appear	more	frequently	in	the	source	text.	Wordles	can	be	used	
to	quickly	and	graphically	identify	major	themes.

Study Area Strengths Wordle

Study Area Challenges Wordle

Study Area Opportunities Wordle
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Public Meetings

In	addition	to	the	Core	Team	meetings,	four	public	meetings	were	
held	to	ensure	that	all	interested	parties	were	given	an	opportunity	to	
be	involved	in	shaping	the	community’s	future.	Summaries	of	these	
meetings	are	provided	below.	Complete	agendas	are	available	 in	
the	Appendix.	

Kickoff Meeting 

On	August	 16,	 2010,	 a	 public	 meeting	 was	 held	 at	 the	 Doraville	
Civic	Center	to	commence	the	public	portion	of	the	planning	effort.	
The	meeting	began	with	an	exercise	that	allowed	participants	to	put	
red	and	green	dots	on	a	map	to	show	where	they	thought	negative	
and	 positive	 things	 were	 happening.	 Following	 this,	 attendees	
were	introduced	to	the	project	team,	the	LCI	program,	the	planning	
process,	 current	 planning	 principles,	 and	 LCI	 successes	 in	 other	
communities.	As	 the	 meeting	 closed,	 participants	 were	 given	 an	
opportunity	 to	 visit	 different	 stations	 to	 share	 their	 thoughts	 on	
transportation,	housing/marketing,	land	use,	and	other	issues.	They	
were	asked	to	tell	the	project	team	what	they	liked	most	and	least	in	
the study area, as well as specific needs for change. 

Workshop

Through	 an	 evening	 charrette	 held	 at	 the	 Hightower	 Elementary	
School	 on	 September	 22,	 2010,	 the	 consultant	 team	 shared	 the	
results	 of	 inventory	 work	 and	 the	 image	 preference	 survey	 with	
attendees.	 They	 then	 conducted	 breakout	 sessions	 to	 further	
define the community’s desires on seven different topics: the 
GM	 Assembly	 site,	 the	 MARTA/town	 center	 area,	 market	 and	
economic	development,	area-wide	land	use	and	design,	area-wide	
transportation,	 community	 linkages,	 and	 sustainability	 and	 open	
space.	

Specifically, workshop attendees brainstormed various ideas for 
each	topic,	encouraged	not	to	limit	their	thoughts	at	this	point	in	the	
planning	effort.	At	the	conclusion	of	the	sessions,	a	representative	
for	each	topic	presented	the	highlights	of	the	ideas	discussed.	

Draft Plan Open House

The	 draft	 master	 plan	 recommendations	 were	 made	 at	 an	 open	
house	held	on	January	26,	2011,	at	the	Doraville	Civic	Center.	At	the	
meeting,	boards	showing	all	plan	recommendations	were	available	
for	review	and	comment;	this	informal	format	allowed	participants	
to	 focus	 on	 the	 areas	 of	 most	 interest	 to	 them.	 In	 addition,	 they	
could	share	 their	most	and	 least-liked	 recommendations	with	 the	
consultant team, and fill out a detailed worksheet with specific 
comments.		Following	the	open	house,	materials	and	the	worksheet	
were	also	available	on-line	for	review	through	February	18,	2011.	

Stakeholders discuss the area’s 
future at the workshop

Stakeholders review draft plans at 
the open house

Area stakeholders are listening to a 
presentation at the kickoff meeting
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Final Plan Presentation

The final master plan recommendations were presented to the 
public	on	March	2,	2011.	At	 this	meeting,	comments	on	 the	plan	
were heard and later incorporated into the finished plan document. 

Other Meetings and Presentations

Supplemental	presentations	were	also	made	at	various	points	in	the	
planning	process.	These	 included	presentations	to	 the	Chamblee	
Business	Association	and	MARTA

Individual	meetings	were	also	held	with	area	stakeholders	at	various	
points to discuss specific project concerns and ideas. 

Communication Tools

Recognizing	 the	 importance	 of	 communication	 to	 the	 public	
involvement	efforts,	 the	planning	effort	utilized	a	number	of	 tools	
to	keep	stakeholders	 informed	of	upcoming	meetings	and	project	
information.	

One	critical	tool	was	the	project	website,	which	provided	access	to	
the project maps, meeting presentations, meeting minutes, flyers, 
plan	documents,	and	other	information	pertaining	to	the	study.	The	
website	also	 included	an	online	 listserv	which	was	used	 to	 keep	
members	updated	on	the	planning	process.	

In	addition	to	the	website,	various	print	media	were	distributed	to	
inform	residents	and	property	owners	of	upcoming	meetings.	Flyers	
were	posted	at	area	businesses,	government	buildings,	and	other	
high traffic locations to inform the community of upcoming events; 
these	 were	 printed	 in	 English,	 but	 included	 phone	 numbers	 to	
request	further	information	in	Spanish	and	Mandarin	Chinese.	Core	
Team	members	also	assisted	in	spreading	the	word	through	word-
of-mouth	and	neighborhood	associations.	

Draft Plan Open House
Wednesday, January 26, 2011
6:00 - 9:00 pm, at your leisure

Doraville Civic Center
3770 Central Avenue
Doraville, GA 30360-3112

Come help us finalize the...

Doraville Livable Centers Initiative Study

For several months the consultant team has 
been shaping your ideas for the future of greater 
downtown Doraville into a plan for its future.   We 
are now ready to share these ideas with you before 
they are finalized. 

Please join us at an open house to review:
A vision for establishing a quality, mixed-use 
employment center on the GM site
Concepts for the existing Doraville town center,
Sidewalk, roadway, and transit upgrades
Open space and greenway projects
Economic development strategies
Zoning, land use, and design concepts
And much more!

Your feedback will help shape the final master plan.

•

•
•
•
•
•
•

www.tunspan.com/doraville

Para información en español, llame al 404-873-6730 y pida a Woody Giles

欲了解中文详情,请电话联系 Jia Li, 号码 404-873-6730

Flyers were posted throughout study 
area businesses prior to public 
meetings

The website was a valuable tool for 
distributing information to the public
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3.2 Image Preference Survey
A	key	visioning	tool	of	the	Doraville	Town	Center	Master	LCI	Study	
was	 the	 use	 of	 an	 image	 preference	 survey	 (IPS).	 Using	 an	 on-
line	 format	 accessed	 from	 the	 project	 website,	 the	 public	 was	
given	the	opportunity	to	score	a	variety	of	images	for	their	level	of	
appropriateness	for	the	future	of	the	study	area.	Categories	included	
Transportation,	 Parks	 and	 Open	 Space,	 Retail	 and	 Restaurants,	
Mixed-Uses,	 Multifamily	 Housing,	 and	Townhouses/Single-Family	
Houses.	Possible	scores	ranged	from	-5	(extremely	inappropriate)	to	
+5	(extremely	appropriate).	A	score	of	0	indicated	no	preference.	

The	IPS	was	available	on-line	from	August	16,	2010,	to	September	
19,	2010,	and	was	completed	by	42	people.	Demographic	information	
collected	during	the	survey	indicated:

32%	of	respondents	lived	in	the	LCI	study	area
38%	lived	in	the	City	of	Doraville	(excluding	the	study	area)
5%	lived	in	the	City	of	Chamblee	
20% lived somewhere else in DeKalb County
5% lived outside of DeKalb County

Following	the	survey,	the	most	and	least	appropriate	images	were	
identified by taking the average (mean) score for each image. In 
addition,	 agreement	 between	 respondents	 was	 determined	 by	
looking	 at	 the	 standard	 deviation	 of	 image	 scores.	The	 following	
summarizes key findings. 

Transportation

Transportation	 images	 showed	 many	 different	 facilities,	 including	
roadways,	 bicycle	 lanes	 or	 tracks,	 multi-use	 paths,	 sidewalks,	
pedestrian	bridges	and	tunnels,	rail	transit,	buses,	and	more.	Except	
for	 two	 images	 showing	 missing	 sidewalks	 in	 the	 study	 area,	 all	
images	 in	 this	category	 received	positive	scores,	suggesting	 that	
people	want	to	expand	the	range	of	transportation	offerings.	

The	top	rated	images	in	this	category	showed	a	strong	desire	for	
well-designed,	pedestrian-friendly,	multi-modal	facilities,	especially	
safe	and	user-friendly	sidewalks	and	multi-use	paths.	Among	 the	
latter,	there	was	even	support	for	the	idea	of	a	path	in	the	middle	of	
a	street,	something	that	exists	nowhere	in	the	region.	For	sidewalks,	
images	 that	scored	better	 than	others	were	 those	showing	street	
trees,	landscaping	and	on-street	parking	to	buffer	pedestrians	from	
traffic. 

Finally,	 in	 the	 scope	 of	 all	 the	 images	 used	 in	 this	 survey,	 it	 is	
important	 to	note	 that	 the	 two	 images	 that	 scored	highest	 in	 this	
category	 were	 also	 the	 highest-scoring	 ones	 in	 the	 survey.	 This	
suggests	 that	 transportation	 improvements	 are	 a	high	 priority	 for	
the	community.	

•
•
•
•
•

This image of a tree-lined multi-use 
path in the middle of a street scored 
the second-highest, at 3.59

This image of on-street bike lane 
also scored well, at 3.22

With an average score at -3.71, 
this was the second-lowest scoring 
image in the survey
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Parks and Open Space

This	image	category	showed	a	series	of	open	spaces	ranging	from	
parks	and	plazas,	 to	 curb	markets	and	 community	 gardens.	The	
study	 area	 currently	 lacks	 such	 facilities,	 but	 survey	 responses	
suggest	a	desire	to	increase	the	amount	of	quality	open	space	in	
the	future.	To	this	end,	all	images	in	this	category	scored	well.	

It	is	of	note	that	the	highest	scoring	image	in	this	category	was	of	
a	lively	plaza	in	a	mixed-use	setting;	this	image	is	shown	at	right.	
Another	 image	 that	 scored	 high	 was	 of	 the	 community	 park	 at	
Glenwood	Park	 in	Atlanta.	This	park,	shown	at	right	below,	 is	not	
only	a	neighborhood	focal	point,	but	also	serves	as	a	stormwater	
retention pond and infiltration area during major rain events. A third 
notable	image	was	of	an	amphitheater	in	Duluth,	Georgia.	

This	category	also	included	images	of	community	gardens,	which	are	
becoming	popular	around	the	nation.	Though	favored	in	Doraville,	
they	did	not	rank	as	high	as	other	types	of	open	spaces,	probably	
because	 people	 do	 not	 see	 them	 as	 a	 long-term	 aspiration,	 but	
rather	a	temporary	use.	

Retail and Restaurants

There	are	currently	many	stores	and	restaurants	in	the	study	area,	
especially	 along	 Buford	 Highway,	 whose	 diversity	 and	 unique	
services	draw	many	customers	from	outside	the	city.	However,	they	
are	all	auto-oriented	and	not	easy	 to	access	on	 foot.	The	survey	
results	suggest	a	desire	to	improve	and	expand	these	offerings	in	a	
mixed-use,	compact,	and	pedestrian-friendly	setting.	

Within	 this	 category	 the	 highest	 scoring	 images	 were	 those	 of	
businesses located on the ground floor of mixed-use buildings with 
sidewalk	activity.	High	scoring	 images	 included	tree-covered	cafe	
dining	 in	 Portland,	 Oregon,	 and	 the	 village	 center	 of	 the	 Vickery	

With adjacent auto-oriented land 
uses, this image scored 3.12

This photo of the community park 
at Glenwood Park in Atlanta scored 
well at 3.20

This image showing a tree-lined sidewalk with landscape buffer and on-street parking was the highest-scoring 
image in the survey, at 3.8. 
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This photo of cafe dining in Portland, Oregon, scored 
well at 3.44

This image of the village center of the Vickery 
neighborhood  near Cumming scored 2.39

This image of mixed-use at  Atlanta’s 
Edgewood Retail District scored high 
at 2.68

neighborhood	 in	 Cumming,	 Georgia.	 Although	 the	 scale	 and	
design	of	these	places	are	drastically	different,	both	provide	quality	
buildings,	a	pleasant	walking	experience,	and	cafe	dining.	Both	are	
also	human-scaled	spaces	with	a	strong	sense	of	place.	

This	 category	 also	 included	 images	 of	 food	 trucks,	 which	 are	
becoming	increasingly	popular	across	the	nation.	While	welcomed	
in	 many	 communities,	 they	 appear	 to	 not	 be	 favored	 here,	 with	
an	average	score	of	 -1.93.	The	verdict	on	 food	 trucks	 is	still	out,	
however,	as	many	people	ranked	them	extremely	high,	even	though	
the	overall	score	was	still	negative.	

Mixed-Use

A	key	element	of	 the	LCI	program	 is	 the	promotion	of	mixed-use	
development,	 both	 vertically	 and	 horizontally.	 However,	 in	 the	
greater	 Doraville	 community	 survey	 responses	 suggest	 a	 desire	
to	ensure	 that	mixed-use	development	 is	also	well	designed	and	
pedestrian	 friendly.	 To	 this	 end,	 the	 two	 highest	 scoring	 mixed-
use	 images	 were	 of	 the	 Edgewood	 Retail	 District	 in	Atlanta	 and	
downtown	Smyrna,	Georgia.	These	images	showed	two	and	three	
story	 traditionally-styled	 brick	 and	 clapboard	 buildings	 containing	
shops, housing, and offices. More significantly, they included green 
space	 and	 landscaping	 that	 minimized	 the	 visual	 impact	 of	 the	
higher	density	development.	

Images	of	modern	building	designs	and	 tall	 buildings	 (six	 stories	
and	up)	received	 less	agreement,	but	appear	 to	generally	still	be	
favored	in	parts	of	the	study	area.	In	comparison,	an	existing	low-
rise,	vaguely	traditional	mixed-use	building	on	New	Peachtree	Road	
was	the	only	image	scoring	negative	in	this	category.	

Overall, the survey confirmed that there is a role for high-quality, 
higher	density	mixed-use	development	in	the	study	area’s	future.	

These food trucks only scored -1.93
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Multifamily

The	 study	 area	 currently	 has	 two	 aging	 multifamily	 apartment	
complexes	 serving	 low-income	 residents,	 and	 no	 for-sale	
condominiums.	The	survey	 results	suggest	a	desire	 to	 redevelop	
existing	complexes	into	higher-quality	multifamily	housing,	as	well	
as	 increasing	 such	 in	 other	 parts	 of	 the	 study	 area.	 The	 survey	
did	 not	 ask	 if	 such	 housing	 should	 be	 owner-occupied	 or	 rental,	
nor	whether	it	should	have	an	affordable	housing	component,	but	
concurrent	stakeholder	interviews	generally	expressed	support	for	
a	mixture	of	types,	provided	they	were	well-designed.		

The survey was very effective in defining what character new 
multifamily	 housing	 should	 take.	 The	 highest	 scoring	 images	
showed	 buildings	 with	 porches,	 stoops,	 and	 interesting	 facades.	
The	least	appropriate	images	were	those	of	conventional,	suburban	
multifamily	 complexes	 with	 large	 frontal	 parking	 areas	 and	 little	
landscaping.	Among	the	latter	was	a	photo	of	one	of	the	two	existing	
apartment	complexes	in	the	study	area.

Townhouses/Single Family

As	 the	 region’s	 population	 ages	 and	 residents	 choose	 to	 down-
size	from	their	big-lot	single-family	houses,	townhouse	and	small-
lot	 single-family	 houses	 are	expected	 to	 become	 an	 increasingly	
popular	 housing	 option,	 especially	 in	 and	 near	 activity	 centers.	
While	 these	 options	 in	 the	 study	 area	 will	 be	 limited,	 there	 may	
be	 opportunities	 for	 such	 uses	 as	 part	 of	 large,	 master	 planned	
developments.	

If	townhouses	and	single-family	houses	are	ever	provided,	survey	
results	 suggest	 that	 the	 conventional	 approach	 to	 cookie-cutter	
houses	that	provide	higher	density	living,	but	without	the	amenities	
that	make	it	desirable	(including	parks,	sidewalks,	and	a	true	“town”	
environment)	are	inappropriate	for	the	future	of	the	study	area.	

This image of downtown Smyrna scored the highest in the mixed-use category, at 2.66

The highest scoring multifamily 
image was this building, at 2.24

This multifamily image received the 
second highest score in this category, 
at 1.98
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Both	 townhouse	 and	 single	 family	 images	 that	 scored	 well	 were	
of	 traditional	 or	 modern	 facades	 with	 quality	 design	 features	
and	 small	 landscaped	 yards.	These	 homes	 fronted	 on	 tree-lined	
sidewalks,	and	alluded	to	a	setting	that	was	truly	walkable.	Parking	
was	provided,	but	to	the	rear	of	buildings	so	as	to	not	disrupt	the	
pedestrian-oriented	building	front.	

General Findings

The	 images	 selected	 as	 most	 appropriate	 represent	 places	 from	
around	 the	 nation;	 regardless	 of	 origin,	 all	 share	 certain	 design	
elements.	 Most	 notable	 is	 that	 all	 show	 a	 vibrant,	 human-scaled	
downtown	environment;	survey	participants	rejected	the	images	of	
sprawling	suburban	areas	and	endless	high-rise	canyons	equally.	
Furthermore,	 all	 share	 a	 common	 respect	 for	 the	 pedestrian,	
landscaping,	and	well-designed	buildings.	Another	key	indication	is	
that	people	think	the	study	area	should	provide	facilities	that	serve	
a range of people. This is reflected in terms of business types, 
housing	 types,	 open	 space	 types,	 transportation	 facilities,	 and	
architectural	styles.

Results	also	suggest	that	the	residents,	businesses,	and	property	
owners	in	and	around	the	study	area	are	yearning	for	a	place	that	
is	different	from	what	has	been	offered	in	recent	decades,	and	that	
the	area	has	the	opportunity	to	become	a	vibrant	mixed-use	center.	
While	much	talk	recently	has	focused	on	the	potential	 to	achieve	
this	on	the	former	GM	site,	survey	results	suggest	the	entire	area	
has	the	opportunity	to	redevelop	into	a	new	growth	model	for	the	
city	and	the	region	by	offering	something	different.	Namely,	it	could	
become	a	high	quality,	mixed-use	town	center	with	transit-oriented	
development	and	improved	connectivity	and	accessibility,	as	well	as	
expanding	its	diversity	and	uniqueness.	In	this	way	the	entire	study	
area	 would	 truly	 be	 improved,	 rather	 than	 focusing	 improvement	
into	one	or	two	key	sites.	

This traditional-styled townhouse in Woodstock, Georgia, another LCI community, scored high in the category, at 
1.93 

This image of modern  townhouses 
with small front yard and landscaping 
also scored well, at 2.13

At 2.85, this was the highest scoring 
single-family house image
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