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place-based development
“Suburbanites want 

the amenities of 
an urban lifestyle 
(without actually 

living downtown).” 
source: Ten Principles for 

Developing Successful Town 
Centers
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attracting & retaining talent
“A community without 

place amenities 
will have a difficult 
time attracting and 

retaining talented 
workers and 

entrepreneurs, or 
being attractive to 

business.”
- gov. rick snyder
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attracting & retaining talent
“Quality of place is a 
deep driver of talent 
and where it settles. 

You can’t separate 
the two. Talent and 
quality of place go 

hand in hand.” 

- CAROL COLETTA, ARTPLACE
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attracting & retaining talent

SOURCE: “Young, Underemployed and 
Optimistic”, Pew Research Center

2/3 
of college 
educated 24 to 
35 year olds 
choose where 
they want to 
live first and 
then look 
for a job.
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WALKABLE URBAN PLACES
“Walkable urban 

development has pent 
up market demand 

that will take most of 
the next generation to 

satisfy.”

- Christopher Leinberger, 
Brookings Institute



oak park strategic economic development plan  |  hamilton anderson associates 22 November 2013

WALKABLE URBAN PLACES
“The new workforce 

no longer wants to be 
located in single-use 
office “parks”… they 
want to be located in 

dynamic mixed-use 
urban settings where 

they can mix and 
mingle, have multiple 

destinations to eat 
lunch or have dinner, 
(and) live nearby...”

- Geoff Dyer, Better! Cities & TownS
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character and density comparison of retail amenities within a 1/4-mile of the center of competitive regional downtown areas

oak park identity

oak park
Character: TBD

royal oak
Trendy mix of local, regional, 

and national retail

birmingham
Upscale, specialty, and 

traditional retail

ferndale
Retro-artistic retail

4th ave. & main
144 retail amenities

pierce & merrill
96 retail amenities

9 mile & woodward
81 retail amenities

9 mile & coolidge
36 retail amenities

?
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oak park within the metro-detroit region

Centrally located 
within Metro-Detroit

Benefits from 
convenient freeway 

access

regional context

15 mile radius

Detroit

Windsor

Ferndale

Royal Oak

Madison 
Heights

Hamtramck

Dearborn 
Heights Dearborn

SouthfieldFarmington 
Hills

West 
Bloomfield

Troy

Pontiac

Bloomfield 
Hills

Birmingham

Redford

Westland
Garden City

Livonia

Novi

Sterling 
Heights

Warren St Clair 
Shores

Auburn 
Hills
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oak park is bordered by detroit to the south and other suburban municipalities to the north, 
east, and west.

HISTORY:
 The city was incorporated in 1945, and 

with a residential population of over 32,000 
is known for its tight-knit neighborhoods, 

tree-lined streets and high quality municipal 
services. The city spans 5.17 square miles 
and is predominantly comprised of single-

family residences. 

With a stable population and central location 
in the Metro-Detroit area, Oak Park is an 

appealing location for new commercial 
development, and the community desires to 

attract businesses and firms amenable to the 
needs of residents and able to lure consumer 

demand from throughout the region. 
Furthermore, the community wishes to build 
upon assets such as affordable housing and 

convenient freeway access to offer amenities 
that will retain and attract young, talented 

individuals.

almost all of oak park’s 
residents are within 2 

miles of the city center.

local context

Ferndale

Royal Oak

Madison 
Heights

Southfield

Birmingham

Detroit

Huntington 
Woods

Lathrup 
Village

Beverly Hills

Pleasant 
Ridge

Bloomfield 
Twp

Clawson
5 mile radius

2 mile radius
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primary trade area, nearby neighborhood trade area, and oak park study areas.

primary trade area:
The primary trade area is defined by 

topography, vehicular access, strength of 
retail competition and residential growth 
patterns instead of standardized “drive-

times.”  The potential of large development 
at the Armory site presents broadens the 
primary trade area to the west and south. 

Due to the strong retail gravitational pull east 
and north of the site in Ferndale, Royal Oak, 

and along Telegraph Road north of I-696, the 
primary trade area is limited by Woodward 

Avenue and 12 Mile Road.

Consumers inside the 
primary trade area will 

account for 70 - 80% of 
the total sales captured 

by retailers in the 
Armory site as well as 
the other study areas. 

near neighborhood trade area:
The near neighborhood trade area contains 

the consumers most likely to frequent 
retailers in the 9 Mile & Coolidge, 9 Mile East, 
North Coolidge, and Industrial Corridor study 

areas.

trade areas

primary trade area

nearby neighborhood trade area

Oak Park

north 
coolidge

east 9 mile

industrial 
corridorarmory 

site

9 mile & 
coolidge

W
oodw
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ld
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y 

(m
-3

9)
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schoolcraft st
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Caption

primary trade area demographics
$75K+ Incomes median ageeducationPopulation median household income

268,200 2013

262,700 2018 
predicted population  

40,200 2013

48,900 2018
Predicted hh income  

Bachelor’s degree 
or higher

LIFESTYLE TYPES

EMPLOYMENT SECTORS
6.2% FINANCE, INSURANCE & REAL ESTATE
5.3% WHOLESALE TRADE
4.9% GOVERNMENT
4.6% CONSTRUCTION
2.7% TRANSPORTATION
1.6% COMMUNICATION
1.0% AGRICULTURE AND MINING
0.3% uTILITY

ECONOMIC BOOST FROM NEW RETAIL COULD CREATE POSITIVE DEMOGRAPHIC CHANGES

SERVICE SECTORRETAIL 
TRADE

MANUFAC-
TURING

FAMILY FOUNDATION
42.3% PRIMARY TRADE AREA MARKET SHARE

116,900 POPULATION

38,400 MEDIAN HOUSEHOLD INCOME

0.8% NATIONAL MARKET SHARE 

METRO CITY EDGE
10.1% PRIMARY TRADE AREA MARKET SHARE

29,200 POPULATION

29,200 MEDIAN HOUSEHOLD INCOME

0.9% NATIONAL MARKET SHARE 

MODEST INCOME 
10.1% PRIMARY TRADE AREA MARKET SHARE

26,700 POPULATION

20,500 MEDIAN HOUSEHOLD INCOME

0.9% NATIONAL MARKET SHARE 

COZY & COMFORTABLE
8.1% PRIMARY TRADE AREA MARKET SHARE

21,800 POPULATION

59,200 MEDIAN HOUSEHOLD INCOME

2.2% NATIONAL MARKET SHARE 

EX-URBANITES
3.9% PRIMARY TRADE AREA MARKET SHARE

10,600 POPULATION

82,000 MEDIAN HOUSEHOLD INCOME

2.5% NATIONAL MARKET SHARE 

incomes greater 
than $75,000

years old
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source: oak park market study (Gibbs planning group, november 2013)

The median household 
income of $40,200 in the 

primary trade area 
is modest compared 

to regional and state 
levels; however, it is 

estimated to increase 
at an annual rate of 

3.98 percent to $48,900 in 
2018. 

median household income
2013 median household income

Near Neighborhood Trade Area $ 47,800

Primary Trade Area $ 40,200

Macomb/Oakland/Wayne Counties $ 50,100

Michigan $ 46,300

$ 48,900Primary Trade Area, 2018
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source: oak park market study (Gibbs planning group, november 2013)

employee expenditure 

new retail development + 
filled vacancies within 5 
study areas could 
Potentially capture: 

$

51.4 million in annual sales from 
10-minute drive time employees in 
2013 

**GPS estimates that new retail development and filled vacancies 
in the five study areas could potentially capture as much as $51.4 
million in annual sales from 10-minute drive time employees in 
2013, growing to $55.3 million by 2018. 

$

growing to 55.3 million by 2018

134,530 employees 
within 10-minute drive 
time from armory site

$193.4 M   prepared food & beverages**

   $69.6 M   retail goods** 

   $22.2 M   grocery purchases**

   $33.8 M   convenience items** 

$319.1 million is total annual impact 

$

**Information based on 134,530 employees within a ten-minute drive time from primary trade area and 
Armory site. 



507,500 sf
supportable in 2013

retail totals 440,700sf 33-50434,600sf

General Merchandise

Department Stores

Grocery & Food Stores

Pharmacy

Hardware Store

Miscellaneous Stores

Electronics & Appliance

Sporting Goods Stores

Furniture & Home 
Furnishings Store 

Office $ Gift Stores

Apparel & Shoe Stores

Auto Parts & 
Accessories Stores 

Lawn & Garden Stores 

Books & Music Stores 

203,500sf 

46,100sf

83,400sf

17,300sf

 15,600sf 

14,300sf

12,100sf 

10,200sf

8,900sf

7,500sf

5,500sf

4,600sf

2,400sf

2,100sf

206,400sf 

46,700sf

84,600sf

17,500sf

 15,800sf 

14,500sf

12,300sf 

10,300sf

9000sf

7,600sf

5,600sf

4,700sf

2,500sf

2,100sf

2-4

1

3-5

2-3

 2-3 

4-6

5-8 

1-2

2-3

2-4

4-5

1

1

1-2

restaurant
totals 

73,800sf 13-1972,800sf

Full-Service Restaurants

Limited-Service 
Eating Place

Special Food Services

Bars & Pubs

35,400sf 

29,800sf

4,200sf

3,400sf

 

35,900sf 

30,200sf

4,300sf

3,400sf

5-7

6-8

1-2

1-2

 

2013 supportable 2018 supportable No. of stores 2013 supportable 2018 supportable No. of storesretail restaurant

514,600 sf
supportable in 2018

46-69
NO. OF STORES

estimated supportable retail

total supportable retail summary
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Caption

supportable retail 514,600 sf
$189.9 million

sales by 2018 

restaurants:    66,100 sf apparel & shoes:  5,600 sf general merchandise:  203,500 sf

pharmacy:     17,500 sf department stores:     46,700 sf groceries:     84,600 sf

retail analysis
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supportable retail types

250K

200K

150K

100K

50K

0
10,300 SF

supportable retail 
Top three retail types:

general merchandise
This demand could be bet by attracting a large-format retailer 

such as Costco, Sam’s Club or Walmart to the Armory Site. 

grocery stores
A local grocer with a willingness to offer kosher products 

would be best. Potential tenants include Busch’s, Hillers, or 
Hollywood Market. One grocery store should be located at 

the Armory with another in the Arts & Culture district. Or the 
second grocer may be a combination of small, niche grocers 

as found in the Nine Mile and Coolidge study area. 

Restaurants
Full service restaurants totaling 35,900 SF could include 

Applebee’s, Bagger Dave’s, Buddy’s Pizza, IHOP, Noodles & 
Company, Olive Garden, Ram’s Horn, Red Lobster, Salvatore 

Scallopini, and What Crepe? Limited service restaurants 
totaling 30,100 sf could include Boston Market, Bruegger’s, 
Chicken Shack, Fazoli’s, Jimmy John’s, Potbelly’s or Qdoba. 
Two-thirds of this demand should be placed in the Armory, 

with the remainder spread throughout the other study areas. 12,300 SF 17,500 SF

46,700 SF
66,100 SF

84,600 SF

206,400 SF

source: Oak park economic development plan, retail market analysis prepared by gibbs 
planning group



oak park strategic economic development plan  |  hamilton anderson associates 22 November 2013

Caption

goals & objectives

FIVE CATALYst DEVELOPMENT PROPOSALS MUST ALIGN WITH RETAIL AND COMMERCIAL IDENTITY 
OF OAK PARK 

ARMORY SITE ELEVEN MILE +
COOLIDGE 
HIGHWAY

INDUSTRIAL
DISTRICT

NINE MILE +
COOLIDGE 
HIGHWAY

NINE MILE 
EAST

SQUARE FEET 
OF SUPPORTABLE RETAIL

SQUARE FEET 
OF SUPPORTABLE RETAIL

SQUARE FEET 
OF SUPPORTABLE RETAIL

SQUARE FEET 
OF SUPPORTABLE RETAIL

SQUARE FEET 
OF SUPPORTABLE RETAIL

•	 promote walkability 

•	 attract young professionals 

•	 attract families

•	 provide attractive amenities within walking distance of residential areas, create affordable 
housing 

•	 better wayfinding and signage from freeway, better freeway connections and establishment of 
destination shopping for residents and region. 
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Caption

Source: 

1 2 4 MILEs

2013 Retail Potential 

45 + 70 New Restaurants & Retail 

Oak Park is a vibrant community 
with retail potential.

$ 174.8M
507,500 SF of additional space with 

potential to generate over:

2018 Retail Potential 

$ 187.9M
514,600 SF of additional space with 

potential to generate over:

source: oak park market study (Gibbs planning group, november 2013)
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The top 5 Tapestry 
Lifestyle groups 

portray a cluster of 
aging residents and 

established, community-
oriented families in the 

primary trade area.

“tapestry” lifestyles

43% 
family foundations

10% 
metro city 

edge

10% 
modest 
income 
homes

8%
cozy and 

comfortable

4%
exurbanites

source: oak park market study (Gibbs planning group, november 2013)
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city of oak park and the five study areas

study areas

north 
coolidge

east 9 mile

industrial 
corridor

armory 
site

Oak Park’s main neighborhood 
shopping cluster

9 mile & 
coolidge

Most potential for a 
walkable shopping cluster

Potential market to serve 
daytime workers

Potential for new, large-
scale development with 

regional attraction

Could serve the neighborhood 
with some revitalization
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est. supportable retail:
30,000 - 40,000 SF

10 - 12 stores

9 mile rd

co
ol

id
ge

 h
w

y

Shopping Plaza
Big Box Retail

Shopping Plaza
Gas Station

Tim Hortons 
Drive-Thru

Auto-
oriented 
strip of 
retail

A b

A

b

existing retail mix:
•	 Shopping plazas

•	 Auto-oriented, convenience retail
•	Drive-thru
•	Gas station

•	Dollar stores
•	 Supermarket
•	Restaurants
•	 Auto repair

•	 Liquor stores
•	 Laundromat

•	 Check cashing
•	 Pharmacies
•	 Thrift store

•	 Personal service

9 mile & coolidge

source: gpg, google earth
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est. supportable retail:
20,000 - 30,000 SF

5 - 10 stores

9 mile rd

Mix of restaurants, 
offices, childcare 

facilities, local shops

A B

A b

9 mile east
existing retail mix:

•	 Traditional neighborhood retail
•	Hardware store

•	 Auto parts
•	Dollar store
•	 Laundromat
•	Gas stations

•	Medical/dental offices
•	 A number of full- and limited-service 

restaurants
•	Offices

•	 Childcare facilities
•	 Local shops

source: google earth
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est. supportable retail:
20,000 - 30,000 SF

5 - 10 stores

11 mile rd

co
ol

id
ge

 h
w

y

I-696

c

c

a

a

b

b

Shopping Plaza

Convenience 
Retail

Stand-Alone 
Buildings

existing retail mix:
•	 Several stand-alone buildings

•	 Personal service
•	Medical/dental offices
•	Neighborhood retail

•	 Auto repair
•	 Liquor stores

•	Daycare facilities
•	 Private schools

•	Restaurants  
•	 Vacant anchor store in Parkwoods Plaza

north coolidge hwy

sources: google earth, bing maps
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est. supportable retail:
10,000 SF

2 - 4 stores

capital street

co
ol

id
ge

 h
w

y

A b

New retail could be 
supported along Coolidge

existing retail mix:
•	 Light industrial uses
•	 Convenience store

industrial district

sources: google earth

A

Ernie’s 
Market

b
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Potential for 
new, large-scale 

development with 
regional attraction

8 mile rdgr
ee

nf
ie

ld
 r

d

A b

A

b
110,000 vehicles per day 
pass through intersection

character:
The brownfield site is located near Eight 

Mile and Greenfield Roads and is the most 
eminent location available for new retail 

development within the city.  Regional 
connectivity is available from both M-39 

(Southfield Freeway) and M-10 (The 
Lodge), with local access from Eight Mile 

Road and Greenfield Road. The large 
site has the potential for critical mass 

development, which could attract consumers 
from throughout the region, but existing 

conditions should be studied to determine 
how vehicular access and visibility could be 

improved around the site.

The site was remediated to light industrial 
standards after the Armory building was 

demolished. 

the armory

Source: Google earth
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est. supportable retail:
350,000 - 420,000 SF

26 - 33 stores

8 mile rdgr
ee

nf
ie

ld
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d

A b

A
b

Northland Mall

Big Box 
Retailer

existing retail mix:
None (Vacant)

the armory

Source: Google earth

Vacant Site
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Neighborhood areas 
within walking distance 

to existing/future 
commercial clusters 

and parks are likely to 
be the most desirable 

homes in terms of 
proximity to amenities.

walking distance to parks and commercial areas

neighborhood walkability

0.25 0.50 1 MILE

LEGEND

5 Minute Walking 
Distance (1/4-Mile)

Oak Park 
Neighborhoods
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citizen engagement & priority assessment
oak park overall score: 67

michigan (mi) overall score: 61

The City has very solid performance when 
compared against MI, regional, and national 

benchmarks.  

areas where improvement can have 
significant impact:

Parks / Recreation
Public Schools

Economic Health
City Government Management
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Oak Park
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MI Medium Cities
Midwest
Midwest Medium Cities
US
US Medium Cities

source: city of oak park citizen engagement & priority assessment (june 2012 draft, cobalt 
community research cobalt community research)

community image components

Oak Park is rated more enjoyable for seniors and 
families than for married couples and children.
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source: buxton retail leakage and surplus analysis

what is it?
A quantitative analysis of a community’s 

retail opportunities.  The analysis is 
sometimes called “a gap analysis” or “a 

supply and demand analysis” .

“RETAIL LEAKAGE” means...
...that residents are spending more for 

products than local businesses capture. 
Retail sales leakage suggests that there is 
unmet demand in the trade area and that 

the community can support additional store 
space for that type of business.  However, 

retail leakage does not necessarily translate 
into opportunity. For example, there could 

be a strong competitor in a neighboring 
community that dominates the market for 

that type of product or store.

“RETAIL surplus” means...
...that the community’s trade area is 

capturing the local market plus attracting 
non-local shoppers. A retail surplus does 
not necessarily mean that the community 
cannot support additional business. Many 

communities have developed strong clusters 
of stores that have broad geographic appeal. 
Examples of these types of retailers include:

sporting goods stores, home furnishing 
stores, restaurants, and other specialty 

operations that become destination retailers
and draw customers from outside the trade 

area.

retail leakage/surplus analysis
leakage / surplus index by major store types

Motor Vehicle Parts & Dealers

Furniture & Home Furnishing Stores

Electronics & Appliance Stores

Building Material & Garden Equip’t & Supply Dealers

Food & Beverage Stores

Health & Personal Care Stores

Clothing & Clothing Accessories Stores

Sporting Goods, Hobby, Book, & Music Stores

General Merchandise Stores

Miscellaneous Store Retailers

Food Service & Drinking Places

TOTAL

0.25 0.25 0.75 1.00 1.25 1.50 1.75 2.00 2.25 2.50

There is 0.80 total leakage, meaning demand 
exceeds sales by 20% and consumers are 

leaving the area for some of their retail needs.

Leakage Surplus

Balance
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source: oak park community visioning (march 2013)

major assets:
+ Good restaurants that have been around 

for years
+ Good businesses - not too expensive

+ Book Beat – best independent book store 
in Oakland County

+ Vaccination clinics encourage community
+ Good # of parks

+ David Shepard park is central and very big
+ 4th of July parade is top in the tri-county

+ Winterfest is great for families
+ Oak Park HS’s new track

+ Neighbors cut grass of empty homes 
+ Block clubs 

major concerns:
- Bedroom community

- People work and play in other places
- Schools not as good as they used to be

- Houses are small/potentially unattractive
- Parks need maintenance and patrolling
- Better communication needed for block 

clubs 
- Panhandling at 696 and Greenfield

- Rodent issues 
- Shoes on power lines signify drug dealings
- Disconnect between North & South Oak Park

- Currently no sidewalk cafes or sandwich 
boards allowed

- Too many dollar stores
- New Master Plan needed

- Without things to do, young people (with / 
without families) will leave

community visioning results
What is oak park to you?

Friendly! 
Neighbors get 
to know each 

other.

High 
quality city 
services.

Close to other
cities with amenities; 
a convenient location 

in the region.

A “family city” 
with affordable, 

great starter 
homes.

What should oak park be?

A showcase 
for art in public 

areas and in 
galleries.

High 
quality city 
services.

Attractive to
young professionals 
and young couples 

with kids.

Pedestrian and 
bicycle friendly with 
more quality paths 
and destinations.

who attended?

Young couples w/o kids
parents w/ young kids

older, long-time 
residents

some business owners




