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Plante Moran Realpoint “PMR”  was engaged by the City of 
Oak Park to perform a residential and retail market study 
for property located on 11 mile. The purpose of the study is 
to assess potential demand for new retail and residential 
development at the subject area along 11 Mile Road. Based 
upon the findings, we have included actionable strategies 
and recommendations to help the City prepare to explore 
implementation.

PMR’s approach uses real data, coupled with market field 
work, to analyze the current state of the subject site and 
surrounding market, past trends and metrics as well as 
comparable communities to assess the potential for new 
development at the subject site. 

Sources include Realpoint’s development, construction and 
architectural staff, a broad network of developers and 
brokers in the market as well as data sources including 
SEMCOG, Experian, ESRI, ACS (American Community 
Survey) or census.gov, Bureau of Labor Statistics, Lightcast, 
FBI Crime Data, Placer AI, Co-Star, municipal planning 
departments, and Construction Connect.

Scope of Work
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The subject area is outlined above in white. The area is approximately 4.8 acres including the Garden Street right of way and Kinston Street frontage and has 4 points of ingress and egress. The area 
is bordered by Tulare St. to the west, Garden street to the east, 11 Mile to the north and Kingston St. to the south. 

Subject Area



Definition of the Market Area: Residential Housing
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The Subject Area is influenced by the physical, demographic, 
socioeconomic trends and market conditions present in its Market 
Area. A market area is identified for the purpose of giving the 
study of the Subject Area context geographically. Attention is 
given to physical, political and other factors when establishing a 
market area. For example, county boundaries define the south 
and east Market Area limits, the Southfield Freeway on the west 
and 12 Mile Road to the north. The intent is to try to analyze the 
most relevant information and draw reasonable conclusions about 
the Subject Area and its successful reuse.

This is not to suggest that the Subject Area is bound solely by the 
Market Area’s characteristics, however, its trends and conditions 
are the most indicative of what to expect for the Subject Area and 
the basis for the study.

Throughout the study the Market Area is defined as the 
combination of both the Primary and Secondary market 
areas. The Secondary Market Area (SMA - Red) includes the 
Primary Market Area (PMA – Blue/Grey).

Data has been accumulated from both areas separately, as well as 
from Oakland County (OC) and the region (defined as the Detroit 
MSA for the purposes of this report) and is drawn upon as needed 
to support the study.

LEGEND

MARKET AREA

PRIMARY MARKET AREA (PMA)

SECONDARY MARKET AREA (SMA)

Subject Area



Definition of the Market Area: Retail
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The retail market area, also referred to as the Oak Park retail market area, outlined below is defined as the area within a 5- minute drive of the subject site on 11 Mile Road. Access to retail is 
generally not constrained by municipal boundaries.  A 5-minute drive time is a more accurate metric for defining a retail specific trade area and the demographics of the consumer base within it. 

In the case of the subject area, the market for retail consumers spans beyond just the immediate area. To build sustainable retail, it is important to consider the neighboring communities that could 
currently be providing consumers and how to draw them into the subject area in Oak Park (i.e., Berkley). 

Subject Area

The teal shaded area in the map represents the geography 
accessible within a 5-minute drive of the subject area. 

It covers most of the city of Oak Park, and portions of the 
neighboring communities of Royal Oak, Berkley, Lathrup 
Village, Southfield, Pleasant Ridge

OAK PARK RETAIL MARKET AREA
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Outline
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Executive Summary 
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PMA
193 Units

Potential demand exists 
for rental product in 

the highest AMI segment

Potential demand exists in 
the for-sale market in the 
highest AMI segment

SMA
3,966 Units

Potential demand exists for 
rental product in the lowest 

and highest AMI segments

Potential demand exists in the 
for-sale market in the lowest 
and highest AMI segments

A breakout of the potential demand for new housing in the PMA and SMA is summarized below.  Potential demand is expressed as units overall in relation to rent versus own and based upon income 
segments. Demand is allocated by keeping the market share of owner vs renters by income bracket constant to today’s market mix. Demand is also allocated by income segments using the PMA’s and 
SMA’s area median incomes. Area Median Income (AMI)* is the midpoint of a specific area's income distribution and is calculated on an annual basis by the Department of Housing and Urban 
Development (HUD). AMI income brackets were calculated for both the PMA and the SMA below.

RENT

TOTAL- 12 UNITS

0 - 80% AMI: (80) Units

81 – 120% AMI: (4) Units

121% + AMI: 96 Units

OWN

TOTAL- 181 UNITS

0 – 80% AMI: (36) Units

81 – 120% AMI: (118) Units

121% + AMI: 335 Units

RENT

TOTAL- 1,300 UNITS

0 - 80% AMI: 724 Units

81 – 120% AMI: (427) Units**

121% + AMI: 1,003 Units

OWN

TOTAL- 2,666 UNITS

0 – 80% AMI: 465 Units

81– 120% AMI: (630) Units

121% + AMI: 2,831 Units

TOTAL 
UNMET 

POTENTIAL 
DEMAND

POTENTIAL MARKET FOR RESIDENTIAL HOUSING 2

*Minor differences in totals may occur due to rounding
**See note on page 15
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Executive Summary 
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1. Food Stores are undersupplied compared to peer communities. The area could use an addition of new retail in this 
category to better serve the residents within the subject area.

2. Eating and Drinking Places are undersupplied compared to peer communities. The current supply of restaurants is 
under serving the residents within the subject area.

3. Miscellaneous Retail is undersupplied compared to peer communities. The area could use an addition of new retail in 
this category to better serve the residents within the subject area.

Potential demand for retail is identified using comparable urban areas to recognize retail types that are underrepresented in the retail market area. The comparable areas shown below were deemed 
MOST similar to the retail market area for the Oak Park subject area based on income, age, and downtown characteristics for the 5- Minute Drive Time around their designated downtowns (also 
known as their retail market areas). The following retail types were studied, and the results are presented below by comparable area in relation to the subject area:

RETAIL MARKET AREAS (5 MIN DRIVE TIMES) FROM THE DOWNTOWNS / 
AREAS NOTED BELOW

CLAWSON ST CLAIR 
SHORES FERNDALE GP PARK OAK PARK 

SUBJECT AREA

OAK PARK 
SUBJECT AREA 
VS AVERAGE

Subject area has X fewer/ 
more X stores than the comparable areas

Home Improvement 159% 126% 240% 59% 1 -46% 46% fewer home improvement stores

General Merchandise Stores 121% 53% 131% 71% 1 +9% 9% more General Merchandise stores

Food Stores 102% 126% 246% 101% 1 -38% 38% fewer food stores

Auto Dealers & Gas Stations 321% 242% 473% 127% 1 -190% 190% fewer Auto Dealers & Gas Stations

Apparel & Accessory Stores 32% 46% 118% 74% 1 +39% 39% more Apparel & Accessory stores

Furniture & Home Furnishings 167% 66% 150% 44% 1 +8% 8% fewer Furniture & Home Furnishings

Eating & Drinking Places 157% 148% 327% 92% 1 -76% 76% fewer eating and drinking places

Miscellaneous Retail 143% 105% 198% 87% 1 -31% 31% fewer Miscellaneous Retail

% Relative to Oak Park Subject Area

<0% The area is likely currently under served

0-25% The area could use addition of new retail 

> 25% The area is likely currently served appropriately

The following retail types were underrepresented and may represent potentially demanded retail in the subject area:

POTENTIAL MARKET FOR RETAIL3
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Executive Summary 
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SUBJECT AREA OPPORTUNITY TYPE OF PRODUCT PRICING CITY PRIORITIES AND NEXT STEPS

Develop residential product to attract 
potential demand from owners and 

renters from the PMA and SMA

Develop multifamily rental product Rents should range between 
$1,300 to $2,000 per month

(subject to market comparables and perceived product 
value proposition)

The City should determine its priorities 
with regard to the type and style of 

housing it would like to support. 

SUBJECT AREA OPPORTUNITY TYPE OF PRODUCT PRICING CITY PRIORITIES AND NEXT STEPS

Develop retail product Develop small scale destination retail that 
focuses on neighborhood needs

Rents should range between $14/sf and 
$18/sf triple net

(subject to lease terms/conditions)

The City should determine its priorities 
with regard to inducing new retail 

development and ongoing support of 
these use types at the subject site.

Residential Conclusion

Retail Conclusion

An opportunity exists to shape the future of the subject area.  Potential demand is favorable for new residential and retail opportunities. National and local trends are driving development for 
additional and enhanced urban living. Regional economic growth exists to support new investments in residential and retail. 

Relative affordability, proximity to employment opportunities, low vacancy, and other positive community attributes all indicate a current positive potential demand for new housing. 

Analyses of the existing retail market area identified the potential demand for new retail businesses. Two opportunities for new retail product are as follows: the development of new retail spaces that 
would allow the market to fill in gaps within existing local retail and the attraction of new strategic destination retail establishments. Inducing the development of both types of retail to augment 
activity and facilitate growth is likely to succeed in redefining the subject area.

STRATEGY4
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Executive Summary 

S E C T I O N  B   |   E X E C U T I V E  S U M M A R Y

SHORT TERM

INTERMEDIATE TERM:

LONGER TERM

1. Identify availability of 11 Mile Road frontage buildings and parcels
2. Determine terms and conditions of possible acquisition or partnership for redevelopment
3. Identify existing resources to mitigate funding gaps 
4. Identify and commence development of tools needed to support new businesses including:

a. City controlled tax recapture opportunities to support infrastructure improvements and reduce new development capital risks
b. Other sources of gap funding including grants or incremental tax recapture tools available to developers to reduce new development capital risks
c. Planning and zoning support to mitigate political risks for new development
d. Programming initiatives to level the playing field and market risks for business 

1. Identify City priorities and preferences for new development of residential and retail including:
a. Location of new development
b. Use of parking lots
c. Identification of potential gap funding sources
d. Criteria for development partners

2. Develop an RFI or RFP to solicit conceptual plans for review and discussion with developers

1. Prepare and market a formal RFP for development proposals
2. Manage developer selection process
3. Negotiate a development agreement with selected developer including City responsibilities
4. Oversee implementation of development plan

Oak Park has an opportunity to take advantage of a favorable climate now. Success requires a commitment of local resources and the technical ability to leverage tools and resources to facilitate the 
evolution of the 11 Mile corridor. Special tax capture zones, community development dollars, and incentives may be necessary to fund improvements. Implementing planning that promotes a diversity 
of uses and boosts density will contribute to the critical mass and vibrancy of the subject area.  

STRATEGY4
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Executive Summary 
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NOTE REGARDING TOTAL POTENTIAL UNMET DEMAND:

**Total Potential Unmet Demand (“demand”) projections reflect a measurement of current potential demand and future potential demand.  Future potential demand uses 5-year projections for 
household growth and future supply. Demand is therefore an estimation for a full 5-year period.

Where demand appears negative in this study, it may be the result of a shift in households between AMI (average median income) segments which accumulates over the 5-year period. Looking at the 
aggregated shift over a 5-year period as opposed to annually is a conservative approach to the estimate. If these shifts are assumed to occur evenly on an annualized basis, demand may exist for a 
period before appearing negative. Similarly, if future supply is assumed to occur evenly over the 5-year period, demand may exist for a period before appearing negative.

An example of the “negative” demand described above is seen in the SMA Rental demand results for 0-80% AMI segment on page 10 where demand is reflected as (427) units. The current potential 
demand is 932 units, but the 5-year projection for household growth is (595), which when combined with the future supply of 764 units results in a projection of (427) units of potential demand (932-
595-764= -427). Instead, if the loss of households is assumed to occur evenly over the 5-year period or is (119)/year, then after year 1 demand is positive as demonstrated by the following example: 932-
119-764= 49.  

Additionally, please note that the estimates assume owners / renters seek housing that is 30% of their income which is not always true and may distort potential positive or negative demand for an 
AMI segment.
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SECTION 1: Outline

S E C T I O N  1   |   S I T E  A N D  M A R K E T  C O N D I T I O N S

SITE AND MARKET CONDITIONS

PHYSICAL CONTEXT

DEMOGRAPHIC DATA

SOCIOECONOMIC DATA

CURRENT RESIDENTIAL AND RETAIL SUPPLY CONDITIONS

1

The site and market conditions section looks at the current state of the market. This section aims to understand the physical context of the subject area, demographic data in the PMA, SMA and 
county, socioeconomic data within the PMA and SMA and current residential and retail supply within the PMA and SMA in order to provide insight and further context into the current state of the 
area. 
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SITE AND MARKET CONDITIONS: 
PHYSICAL CONTEXT



Locational Context
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The subject area is located within the city limits of Oak Park. Oak park is a city in Oakland 
County in the U.S. state of Michigan and is deemed an inner-ring suburb of Detroit.

Oak Park is bordered to the south by 8 Mile Road (M-102), to the north by 11 Mile Road, to 
the Northeast by Coolidge Highway and 10 Mile Road/I-696, to the west by Greenfield Road, 
to the east by Sherman Street and Forest Street, and to the southeast by 9 Mile Road, 
Republic Street, Northend Avenue, and Meyers Avenue. Oak Park is adjacent to the cities 
of Detroit to the south, Southfield to the west, Pleasant Ridge, Ferndale, and Royal Oak 
Township to the east/southeast, Huntington Woods to the northeast, and Berkley to the 
north.  Downtown Oak Park is located at 9 Mile and Coolidge.

Oak Park enjoys a mix of traditional single-family neighborhoods, multifamily housing, 
retail and a sizable industrial and commercial property base that draws employees from 
neighboring communities.  Neighboring communities including Pleasant Ridge, Huntington 
Woods, Lathrup Village, Berkley are largely residential in nature while Southfield has a 
diverse base of residential, office and retail uses.  The nearby Woodward corridor provides 
easy access to popular traditional downtowns with a mix of uses serving southern Oakland 
County including Birmingham, Royal Oak and Ferndale as well as the City of Detroit’s New 
Center, Midtown and Central Business District.

















































































































































































































pmrealpoint.com

3000 Town Center, Suite 100
Southfield, MI 48075

(248) 223-3500
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