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The Big Beaver Corridor is a major east-west 
thoroughfare that runs through Oakland County and 
connects the City of Troy with Macomb County to the 
east and Woodward Avenue, Bloomfi eld Township 
and Birmingham to the west.

The Big Beaver Corridor Study Area includes a 
primary study area that matches the boundaries of the 
Downtown Development Authority (DDA) District 
and a secondary area that extends to complete the six 
mile segment along Big Beaver Road from Adams Road 
to Dequindre Road.  Also included are intersections 
with major thoroughfares such as Coolidge, Crooks, 
Livernois, Rochester and John R, as well as intersections 
with a number of collector and local streets within the 
Corridor.

The following is an inventory of Corridor components 
for Analysis from which conclusion are offered in the 
following pages.

- Corridor, streets and traffi c
- Pedestrian circulation
- Lighting, landscape and maintenance
- Driveway access
- Parking
- General land use
- Buildings and the Public Space

The Big Beaver Corridor represents a one of a kind 
premier district in the region but as will be revealed, 
its suburban planning and development principles 
severely limit its ultimate potential.

Inventory and Analysis 



Corridor, Streets and Traffi c Excellent connector and collector traffi c systems 
defi ne the Corridor as primarily an automobile 
dominated world. 
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Analysis Conclusions
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Pedestrian Circulation Pedestrians out for a stroll is not an experiential feature of the Corridor
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Analysis Conclusions

8



Lighting, Landscape
and Maintenance

Effi cient and practical, missing an opportunity to add character and 
interest to the corridor
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Analysis Conclusions
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Driveway Access Managing highway traffi c and property access issues is a planning priority
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Analysis Conclusions
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Parking The prominent land use component of the Corridor

13



Analysis Conclusions
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General Land Use Autonomous and independent variety of single use parcels

15



Analysis Conclusions
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Buildings and the Public Space Building height, volume and placement 
reinforce the Corridor’s open, unconnected 
suburban style space

Analysis Conclusions
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Buildings and the Public Space Building height, volume and placement 
reinforce the Corridor’s open, unconnected 
suburban style space

Analysis Conclusions

17 1818



Part One/Economic and Market Context
The residential market in Troy and surrounding areas are the driving force for economic 
activity.  They purchase the retail goods and services, provide the labor force for the offi ce 
and other activity, and they provide demand for professional and personal services along 
Big Beaver and in Troy.  Furthermore, in viable downtowns, urban centers and mixed-
use corridors, residential is a necessary component associated with “24-7” activity.  Thus, 
existing activity along the corridor and trends in residential development are often the 
cornerstones upon which to build the future.

• Troy has grown signifi cantly in terms of population and households for many years.  
For example, the population in the city increased from about 67,100 to 80,500 between 
1980 and 2000 census periods.

• SEMCOG projects a continued increase in household growth for Troy through 2030 
and potentially beyond, with continued declines in the size of the average household.

• More people work in Troy than reside in the city. Troy employment is in excess of 
100,000 persons.  The 2000 census indicated that 29% of all Troy residents work in the 
city. 

• According to census information, 18% of the population of Troy was non-White in 
2000, with 13% of the population being Asian.  Of the minority groups, the Hispanic 
population and those originating in India are the two fastest growing segments.

• The population in the city is highly educated. At least 60% of the city’s adult population 
has at least a Bachelor’s Degree, and 75% of all residents have some college.

• The population is not only highly educated, but is also relatively affl uent. The most 
recent census indicated that about three-fourths of the households that reside in Troy 
have annual household incomes in excess of $50,000.  Almost four in ten (37%) of 
all residents live in households with annual incomes above $100,000.  The median 
household income for Troy, derived from the 2000 census information, was $77,500.
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• In 2000, 72% of all housing in Troy was single-family detached.  Another 5% was 
single-family attached. There is a shift in housing within the city as 44% of all new 
permits were single-family detached units and 35% were single-family attached units 
between 2000 and 2005. Between 2003 and 2005, a total of 980 new housing units and 
lots have been approved or are pending in Troy.  Of these, all but 11 are condominium 
related development.

• More than 90% of all land that could be developed with existing regulations in Troy 
has developed.  Thus, redevelopment has an increased probability of both occurring 
and generating growth for the community.  This is likely to be of benefi t to the Big 
Beaver corridor.

• Troy is one of the principal areas for offi ce space in the Greater Detroit area, with over 
14 million square feet of offi ce space having been constructed. 

• Big Beaver contains a range of retail activity, from some of the fi nest department stores, 
apparel and restaurant establishments in the country, to the largest and best known, 
off-price, discount, and outlet merchandisers.  Well more than a million square feet of 
retail calls the study area “its home”. 

• “Baby boomers” are a large share of the Troy population.  SEMCOG indicates that as 
these “boomers” age, the number and proportion of seniors will more than double in 
Troy by 2030.

• Retail and offi ce are major area attractions for the study area.  However, so too are 
municipal services, with local government being headquartered in the center of the 
Corridor.

20



The Inventory and Analysis presented on the previous pages tells a 

classic story of post World War II suburban development.  Characterized 

by a high volume traffi c highway and standardized single-use zoning 

of adjacent properties, it represents the planning philosophy of that 

era and creates places that seriously limit development potential for 

the 21st Century.

Enlightened communities and planners now embrace planning 

concepts with mixed-use form based codes with eons of historical 

precedent which created places where people have congregated for 

many years.  Part two of this document defi nes one component of a 

comprehensive urban plan for the City of Troy – changing Big Beaver 

from highway to World Class boulevard.  This is a strategy advocated 

by the DDA to reignite the development potential for this premier 

area in the region.

Part One/Summary of Inventory and Analysis

The Existing Corridor
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The Future Boulevard?



Part One/Conclusions 
Traffi c volumes along Big Beaver create exciting opportunities; however, they also present signifi cant, but solvable 
challenges to the world class boulevard idea.

The existing Corridor is about automobiles, not pedestrians; while a world class boulevard is about many things, 
including an emphasis on the pedestrian.

The existing lighting and landscape is designed in context to the Corridor’s traffi c thoroughfare function.  The 
lighting and landscape of the future boulevard will defi ne a human scale and an attractive place, and will become 
a major reason why people will want to be there.

Existing property access driveways will fundamentally change in response to the future world class boulevard 
street design.

The existing parking fi elds create an environment of isolated parcels with no opportunity for interaction, civic life 
or sense of community.  The world class boulevard strategy includes, as a requirement, mixed uses and adjacencies, 
as well as new parking policies to accommodate them.

The Big Beaver Corridor’s existing suburban land use pattern offers immense development opportunities if mixed 
use and residential urban planning principles are introduced as part of the world class strategy.

Existing building heights, volumes, placements, and the zoning requirements that dictate them, severely limit the 
potential opportunities and implementation of the world class boulevard strategy.

Corridor, Streets and 
Traffi c

Pedestrian Circulation

Lighting, Landscape 
and Maintenance

Driveway Access

Parking

Land Use

Buildings and the 
Public Space

Existing Corridor versus Future Boulevard
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The Big Beaver Corridor Study process included the following opportunities for public input and comment:

Web Site
A project web site was maintained at www.bigbeavercorridor.com.  This site provided project updates, drafts of 
background materials, stakeholder summaries, and plans.  It also provided an opportunity for email input to the 
City of Troy Planning Department.

Vision Fair
On January 18, 2006, a Vision Fair open house was held at the City of Troy Community Center.  This provided 
an opportunity for members of the public, Corridor property owners, and interested parties to chat with City 
staff and provide input via written surveys and informal discussions.   A summary of the Vision Fair participant 
comments is found in the Appendix. 

Stakeholders Meeting
On January 26, 2006, a group of property owners and business representatives from the Big Beaver Corridor 
were invited to a workshop at the City of Troy Community Center.  This workshop provided a roundtable-type 
discussion of the evolution of the Big Beaver Corridor into a world-class boulevard.

The stakeholders discussed several questions posed by the Consultant Team as part of the process. 

Question 1 was, “Identify the existing assets of the Corridor that should be preserved and enhanced within the 
future World Class Boulevard.”  The response receiving the most support was “redevelopment opportunities.”  
This was followed by “Somerset Collection” and “presence of major employers.”

Question 2 was, “What critical elements should be given high priority to begin the transformation of the 
Big Beaver Corridor into a World Class Boulevard?”  The number one response was “nightlife,” followed by 
“creation of distinct districts,” “catalytic uses (public and private),” “convention center,” and “walkability.”

Question 3 was, “How can the City assist the private sector (property owners, businesses, and developers) in 
order to achieve the World Class Boulevard vision?  Response #1 was, “ordinances that attract and maintain 
businesses,” followed by “form-based code (zoning revisions),” “expand the role of the DDA,” and “incentive 
funding from the DDA.”

Part One/Stakeholder Summaries
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Experts Meeting
A meeting with design professionals with experience in world-class development projects was held on 
February 8, 2006 at the City of Troy Community Center.  This workshop included a bus tour of the Big Beaver 
Corridor and a workshop session on the future of the Corridor.

Experts commented on key results envisioned for the Big Beaver Corridor Study.  These included the 
following:

• Evaluate Business Improvement District
• Empower great design
• Unifi ed vision
• Active fi rst fl oor spaces
• Predictable outcomes for developers
• Transit service
• Pedestrian connections
• Destination
• New zoning policy
• New master plan
• Experiential place
• Regional destination
• Vision and leadership
• Embrace new development
• Phased approach
• Slow traffi c on Big Beaver

Transportation Stakeholders Meetings
Meetings were also held with representatives of the Road Commission for Oakland County (RCOC) and the 
Suburban Mobility Authority for Regional Transportation (SMART), to gain input on transportation issues.

Conclusions
The public input received during the planning process provided the City and Consultant Team with 
inspiration, enthusiasm, history, and direction.    
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What Makes a World • They are regional, national and worldwide destinations

• They are authentic, timeless and create long term value

• They are vibrant and interactive people places

• They are all season, day and night, working, living, community experiences

• They are a diverse mix of components and shared uses

• They celebrate the role of architecture, landscape and civic art as placemakers

• They generate human interaction

• They are NOT suburban

• They are NOT automobile dominant

• They utilize public transit (of some sort)

• They are simply places people want to be 

Class Boulevard?
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• HIGHLIGHTED GATEWAYS - explicit sense of arrival

• DRAMATICALLY STAGED BOULEVARD - formal placement of trees and landscape - fl anked by highly energized mixed 
use community

• ICONIC PEDESTRIAN BRIDGES - important architectural pieces by renowned architects and engineers 

• LARGE PUBLIC AREAS - with signifi cant civic art (i.e. fountains, sculpture, etc.)

• NIGHTTIME IS MAGIC - a one of a kind in Metro Detroit

• THE WALK EXPERIENCE IS CELEBRATED - strategic planning utilizing pedestrian scale and intriguing devices promotes 
the “Boulevard Stroll”

• WORLD CLASS RESIDENTIAL AND RETAIL

• POCKET PARKS AND AMPLE GREENSPACE - provide pacing to the overall experience

• BUILDING ARCHITECTURE DEFINES THE SPACE - both at the Boulevard level and for building occupants as well

• THE I-75 GATEWAY IS A “FORESTED PORTAL” - i.e. The Washington D.C. Beltway

Experiential 
Moments
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The Existing Thoroughfare
vs. A World Class Boulevard

Transforming an automobile based design into a 
pedestrian-friendly world class boulevard
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Housing Market Analysis 10,000 housing units over the next 25 years
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Years Above $2,500 Below $2,500 TotalAbove $2,500 Below $2,500

1,2001,200
TotalTotal 2,0402,040 8,1608,160 10,20010,200

1,200
10,200
1,200

 

“Big Beaver could potentially capture 10,000 
new dwelling units over the next 25 years.”
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Commercial / Business Analysis Business and commercial growth requires 
residential growth



34

“The market analysis shows that the Corridor could 
capture 650,000 square feet of new retail space over 
the next 10 years.  This growth is directly linked to 
new housing growth, not from capturing other uses 

currently located elsewhere.”

“Based on new housing growth, Big Beaver could 
capture up to one million square feet of offi ce and R&D 

space over the next 10 years.”
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GOAL: PROMOTE REDEVELOPMENT OPPORTUNITIES ALONG THE BIG BEAVER CORRIDOR.  

GOAL: PROMOTE REDEVELOPMENT WITH A GREATER MIX OF LAND USES, PARTICULARLY NEW 
RESIDENCES.   

GOAL: TRANSFORM BIG BEAVER CORRIDOR INTO A DESTINATION OR “PEOPLE PLACE” 
CHARACTERIZED BY ROUND-THE-CLOCK ACTIVITY AND AN EXCITING NIGHTLIFE. 

GOAL: MAINTAIN A UNIFIED VISION FOR TRANSFORMING BIG BEAVER ROAD INTO A WORLD-
CLASS BOULEVARD, WHILE IMPROVING THE CORRIDOR BY FOCUSING ON EACH OF ITS 
NEIGHBORHOODS.      

GOAL: MAINTAIN AND IMPROVE EXISTING BUSINESSES ALONG BIG BEAVER CORRIDOR.    

GOAL: TRANSFORM THE CORRIDOR INTO A PEDESTRIAN-FRIENDLY ENVIRONMENT.  

GOAL: CONTINUE TO PROVIDE CONVENIENT PARKING FOR USES ALONG THE CORRIDOR, BUT 
PROMOTE PARKING THAT IS UNOBTRUSIVE AND OCCUPIES THE SMALLEST POSSIBLE LAND 
AREA.    

GOAL: PROMOTE TRANSIT USAGE ALONG THE CORRIDOR AND TRANSIT CONNECTIONS TO THE 
WIDER REGION.    

GOAL: BEAUTIFY THE BOULEVARD THROUGH THE ADDITION OF NEW LANDSCAPING AND 
ENHANCEMENT OF EXISTING LANDSCAPING. 

GOAL: EMPOWER GREAT DESIGN.       



37

Key Concepts of the Big Beaver Boulevard



1.  GATEWAYS, DISTRICTS AND TRANSITIONS
 - organize and contain the Boulevard as a distinct place
  • Sensitivity and buffering to existing residential at edges
  • Linear parks and landscape buffers as transition
  • Variations in building height (massing) from the boulevard to the north and south edges of the Corridor
  • Variations in urban form along the Corridor, from district to district

2.  TREES AND LANDSCAPE AS “CEILINGS AND WALLS”
 - plantings symbolize and encapsulate the Boulevard experience
  • Boulevard landscaping
  • Forested portals
  • Linear parks
  • Pocket parks
  • Large public squares

3.  WALKING BECOMES ENTERTAINMENT
 - Much to observe and engage in
  • Sidewalk as gathering place and public space
  • Pulses of activity along the boulevard
  • Storefronts and streetscape that engage and attract pedestrians
  • Iconic pedestrian bridges

4.  MIXING THE USES TURNS ON THE LIGHTS
 - the energetic dynamic of Mixed Uses with a focus on residential
  • Infusion of residential units to create lively, vibrant new neighborhoods
  • Diverse housing stock with a variety of price points
  • Linkages to restaurants, retail, parks, and places of employment

5.  THE AUTOMOBILE AND PARKING ARE NO LONGER #1
 - important components but do not dominate the experience
  • Variety of transportation choices including transit, bicycle, pedestrian, and motor vehicle
  • Ride sharing and transit incentive programs
  • Access management and transportation demand management to improve capacity without widening Big Beaver
  • Grid street pattern in urban core to disperse traffi c
  • Public parking decks, placed along parallel collector and local streets to relieve Big Beaver traffi c
  • Service lanes with parallel parking in urban core

6.  CIVIC ART AS THE WISE SAGE OF THE BOULEVARD
 - telling stories, creating memories, making us smile and informing us along the way
  • Civic art at Corridor gateways 
  • Public art at pulse points and in public squares
  • Sleek and elegant street furniture
  • Iconic footbridges
  • Bold design of farmers’ market structure

38



District Plan Unique districts and pulses of activity defi ne the corridor
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Gateways will announce that you have arrived at a unique placeCorridor Gateways
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Typical Boulevard Plan
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Typical Boulevard Cross-Section
Pedestrian Zone Service Lanes Big Beaver Boulevard Service Lanes Pedestrian Zone



Pedestrian Circulation and Greenspace 
Pedestrians out 
for a stroll will be  
an experiential 
feature of the 
Corridor
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Building Use Plan The corridor will embrace a variety of land uses and activities
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Building Height Plan Building height will be modulated North and South, East and West, 
considering adjacencies
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Development Pulsing
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Defi ning Human Scale



Traffi c Circulation Plan Traffi c will mean pedestrians, bicyclists, buses, automobiles, 
and other vehicles

53

Beaver area to an area east of Livernois.  Ridership will increase with the further development of the world-class boulevard, and it will ideally be 
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Corridor Parking Parking will be contained, convenient, accessible and unobtrusive

55



56



Conceptual Plan The Corridor will be a sustainable, fl exible people place
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Troy City Center The heart of the City

59

Troy City Center
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Key Concepts of the
Big Beaver Boulevard

1.  GATEWAYS, DISTRICTS AND TRANSITIONS
 - organize and contain the Boulevard as a distinct place
  • Sensitivity and buffering to existing residential at edges
  • Linear parks and landscape buffers as transition
  • Variations in building height (massing) from the boulevard to the north and south edges of the Corridor
  • Variations in urban form along the Corridor, from district to district

2.  TREES AND LANDSCAPE AS “CEILINGS AND WALLS”
 - plantings symbolize and encapsulate the Boulevard experience
  • Boulevard landscaping
  • Forested portals
  • Linear parks
  • Pocket parks
  • Large public squares

3.  WALKING BECOMES ENTERTAINMENT
 - Much to observe and engage in
  • Sidewalk as gathering place and public space
  • Pulses of activity along the boulevard
  • Storefronts and streetscape that engage and attract pedestrians
  • Iconic pedestrian bridges

4.  MIXING THE USES TURNS ON THE LIGHTS
 - the energetic dynamic of Mixed Uses with a focus on residential
  • Infusion of residential units to create lively, vibrant new neighborhoods
  • Diverse housing stock with a variety of price points
  • Linkages to restaurants, retail, parks, and places of employment

5.  THE AUTOMOBILE AND PARKING ARE NO LONGER #1
 - important components but do not dominate the experience
  • Variety of transportation choices including transit, bicycle, pedestrian, and motor vehicle
  • Ride sharing and transit incentive programs
  • Access management and transportation demand management to improve capacity without widening Big Beaver
  • Grid street pattern in urban core to disperse traffi c
  • Public parking decks, placed along parallel collector and local streets to relieve Big Beaver traffi c
  • Service lanes with parallel parking in urban core

6.  CIVIC ART AS THE WISE SAGE OF THE BOULEVARD
 - telling stories, creating memories, making us smile and informing us along the way
  • Civic art at Corridor gateways 
  • Public art at pulse points and in public squares
  • Sleek and elegant street furniture
  • Iconic footbridges
  • Bold design of farmers’ market structure
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Big Beaver Boulevard from Somerset
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I-75 Gateway
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Typical Service Lane



65
Typical Streetscape
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Urban Park
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Farmer’s Market
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The Promenade



Civic Art and Landmarks
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Amenity and Signage Benchmarks
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Lighting Benchmarks
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Landscape/Hardscape Benchmarks
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Implementation Plan
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Topic Action Item Responsible Body



Implementation Plan
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Topic Action Item Responsible Body
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Topic Action Item Responsible Body
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The Team
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Years Above $2,500 Below $2,500 Total

Total 2,040 8,160 10,200
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ix

Type of BusinessType of Business

Used Car DealersUsed Car Dealers
Furniture StoresFurniture Stores
Camera and Photographic Supplies StoresCamera and Photographic Supplies Stores
Paint and Wallpaper StoresPaint and Wallpaper Stores
Camera and Photographic Supplies Stores
Paint and Wallpaper Stores
Camera and Photographic Supplies Stores
Confectionary and Nut StoresConfectionary and Nut Stores
Paint and Wallpaper Stores
Confectionary and Nut Stores
Paint and Wallpaper Stores
News Dealers and NewsstandsNews Dealers and Newsstands
Confectionary and Nut Stores
News Dealers and Newsstands
Confectionary and Nut Stores
Gift, Novelty, and Souvenir StoresGift, Novelty, and Souvenir Stores
Used Merchandise StoresUsed Merchandise Stores
Gift, Novelty, and Souvenir Stores
Used Merchandise Stores
Gift, Novelty, and Souvenir Stores

Passenger Car RentalPassenger Car Rental
Truck, Utility Trailer, and RV (Recreational Vehicle) Rental and LeasingTruck, Utility Trailer, and RV (Recreational Vehicle) Rental and Leasing
Formal Wear and Costume RentalFormal Wear and Costume Rental
Truck, Utility Trailer, and RV (Recreational Vehicle) Rental and Leasing
Formal Wear and Costume Rental
Truck, Utility Trailer, and RV (Recreational Vehicle) Rental and Leasing



x

Type of BusinessType of Business

Construction and Mining Machinery & Equip. Merchant WholesalersConstruction and Mining Machinery & Equip. Merchant Wholesalers
Outdoor Power Equipment StoresOutdoor Power Equipment Stores
Construction and Mining Machinery & Equip. Merchant Wholesalers
Outdoor Power Equipment Stores
Construction and Mining Machinery & Equip. Merchant Wholesalers
Beer, Wine, & Liquor StoresBeer, Wine, & Liquor Stores
Musical Instrument and Supplies StoresMusical Instrument and Supplies Stores
Beer, Wine, & Liquor Stores
Musical Instrument and Supplies Stores
Beer, Wine, & Liquor Stores
Warehouse Clubs & SupercentersWarehouse Clubs & Supercenters
Musical Instrument and Supplies Stores
Warehouse Clubs & Supercenters
Musical Instrument and Supplies Stores

Art DealersArt Dealers

Offi ces of Real Estate Agents & BrokersOffi ces of Real Estate Agents & Brokers
Veterinary ServicesVeterinary Services
Offi ces of Real Estate Agents & Brokers
Veterinary Services
Offi ces of Real Estate Agents & Brokers
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xii

Sub-category
2006 
sales 2006-2010 sales 2006-2015 slaes 2006 space

2006-2010 
space

2006-2015 
space

FoodFoodFood
Sub-category
Food
Sub-categorySub-category
Food
Sub-category

   $129,471,000    $129,471,000    $129,471,000    $129,471,000 
sales

   $129,471,000 
sales

       $7,109,000        $7,109,000        $7,109,000        $7,109,000 
2006-2010 sales
       $7,109,000 

2006-2010 sales
     $15,995,000      $15,995,000      $15,995,000      $15,995,000 

2006-2015 slaes
     $15,995,000 

2006-2015 slaes
     241,794      241,794 
2006 space
     241,794 
2006 space

       13,277        13,277 
space

       13,277 
space

       29,872        29,872 
space

       29,872 
space

       6,473,550        6,473,550           355,450           355,450           799,750           799,750        18,496        18,496          1,016          1,016          2,285          2,285 
Eat/DrinkEat/DrinkEat/Drink     232,164,000     232,164,000 

       6,473,550 
    232,164,000 
       6,473,550 

      12,747,000       12,747,000 
          355,450 
      12,747,000 
          355,450 

      28,681,000       28,681,000 
          799,750 
      28,681,000 
          799,750 

     580,410      580,410 
       18,496 
     580,410 
       18,496 

       31,868        31,868 
         1,016 
       31,868 
         1,016 

       71,703        71,703 
         2,285 
       71,703 
         2,285 

General MerchandiseGeneral MerchandiseGeneral Merchandise     588,001,000     588,001,000 
    232,164,000 
    588,001,000 
    232,164,000 

      32,285,000       32,285,000 
      12,747,000 
      32,285,000 
      12,747,000 

      72,641,000       72,641,000 
      28,681,000 
      72,641,000 
      28,681,000 

  1,918,004   1,918,004 
     580,410 
  1,918,004 
     580,410 

     105,310      105,310 
       31,868 
     105,310 
       31,868 

     236,948      236,948 
       71,703 
     236,948 
       71,703 

       9,408,016        9,408,016           516,560           516,560        1,162,256        1,162,256        42,764        42,764          2,348          2,348          5,283          5,283 
Furniture Furniture Furniture     220,569,000     220,569,000 

       9,408,016 
    220,569,000 
       9,408,016 

      12,111,000       12,111,000 
          516,560 
      12,111,000 
          516,560 

      27,249,000       27,249,000 
       1,162,256 
      27,249,000 
       1,162,256 

     692,609      692,609 
       42,764 
     692,609 
       42,764 

       38,030        38,030 
         2,348 
       38,030 
         2,348 

       85,564        85,564 
         5,283 
       85,564 
         5,283 

    Radios,TV, etc.    Radios,TV, etc.       34,188,195       34,188,195        1,877,205        1,877,205        4,223,595        4,223,595        97,681        97,681          5,363          5,363        12,067        12,067 
Transportation & UtilitiesTransportation & UtilitiesTransportation & Utilities
    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.

    680,480,000     680,480,000 
      34,188,195 
    680,480,000 
      34,188,195 

      37,362,000       37,362,000 
       1,877,205 
      37,362,000 
       1,877,205 

      84,066,000       84,066,000 
       4,223,595 
      84,066,000 
       4,223,595 

  1,980,105   1,980,105 
       97,681 
  1,980,105 
       97,681 

     108,719      108,719 
         5,363 
     108,719 
         5,363 

     244,621      244,621 
       12,067 
     244,621 
       12,067 

    106,154,880     106,154,880        5,828,472        5,828,472       13,114,296       13,114,296      286,905      286,905        15,753        15,753        35,444        35,444 
DrugstoreDrugstore     118,152,000     118,152,000 

    106,154,880 
    118,152,000 
    106,154,880 

       6,487,000        6,487,000 
       5,828,472 
       6,487,000 
       5,828,472 

      14,596,000       14,596,000 
      13,114,296 
      14,596,000 
      13,114,296 

     236,304      236,304 
     286,905 
     236,304 
     286,905 

       12,974        12,974 
       15,753 
       12,974 
       15,753 

       29,192        29,192 
       35,444 
       29,192 
       35,444 

ApparelApparelApparel
Drugstore
Apparel
DrugstoreDrugstore
Apparel
Drugstore

    120,361,000     120,361,000 
    118,152,000 
    120,361,000 
    118,152,000 

       6,609,000        6,609,000 
       6,487,000 
       6,609,000 
       6,487,000 

      14,869,000       14,869,000 
      14,596,000 
      14,869,000 
      14,596,000 

     374,529      374,529 
     236,304 
     374,529 
     236,304 

       20,565        20,565 
       12,974 
       20,565 
       12,974 

       46,268        46,268 
       29,192 
       46,268 
       29,192 

          842,527           842,527             46,263             46,263           104,083           104,083          3,240          3,240 
HardwareHardwareHardware     157,628,000     157,628,000 

          842,527 
    157,628,000 
          842,527 

       8,655,000        8,655,000 
            46,263 
       8,655,000 
            46,263 

      19,473,000       19,473,000 
          104,083 
      19,473,000 
          104,083 

     670,073      670,073 
         3,240 
     670,073 
         3,240 

       36,792        36,792        82,779        82,779 

      78,341,116       78,341,116        4,301,535        4,301,535        9,678,081        9,678,081      356,096      356,096        19,552        19,552        43,991        43,991 
Vehicle ServiceVehicle ServiceVehicle Service     140,237,000     140,237,000 

      78,341,116 
    140,237,000 
      78,341,116 

       7,700,000        7,700,000 
       4,301,535 
       7,700,000 
       4,301,535 

      17,325,000       17,325,000 
       9,678,081 
      17,325,000 
       9,678,081 

     341,404      341,404 
     356,096 
     341,404 
     356,096 

       18,746        18,746 
       19,552 
       18,746 
       19,552 

       42,177        42,177 
       43,991 
       42,177 
       43,991 

    Garage, Repairs    Garage, Repairs       92,556,420       92,556,420        5,082,000        5,082,000       11,434,500       11,434,500      308,521      308,521        16,940        16,940        38,115        38,115 
MiscellaneousMiscellaneous
    Garage, Repairs
Miscellaneous
    Garage, Repairs    Garage, Repairs
Miscellaneous
    Garage, Repairs

    373,505,000     373,505,000 
      92,556,420 
    373,505,000 
      92,556,420 

      20,508,000       20,508,000 
       5,082,000 
      20,508,000 
       5,082,000 

      46,142,000       46,142,000 
      11,434,500 
      46,142,000 
      11,434,500 

  1,442,594   1,442,594 
     308,521 
  1,442,594 
     308,521 

       79,207        79,207 
       16,940 
       79,207 
       16,940 

     178,216      178,216 
       38,115 
     178,216 
       38,115 



Sub-category 2006 2006-2010 2006-2015 2006 2006-2010 2006-2015
FoodFoodFood
Sub-category
Food
Sub-categorySub-category
Food
Sub-category

  $1,829,688,000   $1,829,688,000   $1,829,688,000   $1,829,688,000 
2006

  $1,829,688,000 
2006

$52,429,000 $52,429,000 $52,429,000 $52,429,000 
2006-2010

$52,429,000 
2006-2010

$117,966,000 $117,966,000 $117,966,000 $117,966,000 
2006-2015

$117,966,000 
2006-2015

  3,417,045   3,417,045        97,914        97,914      220,308      220,308 

       91,484,400        91,484,400        2,621,450        2,621,450        5,898,300        5,898,300      261,384      261,384          7,490          7,490        16,852        16,852 
Eat/DrinkEat/DrinkEat/Drink   1,816,498,000   1,816,498,000 

       91,484,400 
  1,816,498,000 
       91,484,400 

      52,051,000       52,051,000 
       2,621,450 
      52,051,000 
       2,621,450 

    117,116,000     117,116,000 
       5,898,300 
    117,116,000 
       5,898,300 

  4,541,245   4,541,245 
     261,384 
  4,541,245 
     261,384 

     130,128      130,128 
         7,490 
     130,128 
         7,490 

     292,790      292,790 
       16,852 
     292,790 
       16,852 

General MerchandiseGeneral MerchandiseGeneral Merchandise   2,379,913,000   2,379,913,000 
  1,816,498,000 
  2,379,913,000 
  1,816,498,000 

      68,196,000       68,196,000 
      52,051,000 
      68,196,000 
      52,051,000 

    153,441,000     153,441,000 
    117,116,000 
    153,441,000 
    117,116,000 

  7,763,053   7,763,053 
  4,541,245 
  7,763,053 
  4,541,245 

     222,449      222,449 
     130,128 
     222,449 
     130,128 

     500,510      500,510 
     292,790 
     500,510 
     292,790 

       38,078,608        38,078,608        1,091,136        1,091,136        2,455,056        2,455,056      173,085      173,085          4,960          4,960        11,159        11,159 
Furniture Furniture Furniture   1,279,463,000   1,279,463,000 

       38,078,608 
  1,279,463,000 
       38,078,608 

      36,663,000       36,663,000 
       1,091,136 
      36,663,000 
       1,091,136 

      82,491,000       82,491,000 
       2,455,056 
      82,491,000 
       2,455,056 

  4,017,642   4,017,642 
     173,085 
  4,017,642 
     173,085 

     115,125      115,125 
         4,960 
     115,125 
         4,960 

     259,031      259,031 
       11,159 
     259,031 
       11,159 

    Radios,TV, etc.    Radios,TV, etc.      198,316,765      198,316,765        5,682,765        5,682,765       12,786,105       12,786,105      566,619      566,619        16,236        16,236        36,532        36,532 
Transportation & UtilitiesTransportation & UtilitiesTransportation & Utilities
    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.

  5,059,436,000   5,059,436,000 
     198,316,765 
  5,059,436,000 
     198,316,765 

    144,977,000     144,977,000 
       5,682,765 
    144,977,000 
       5,682,765 

    326,199,000     326,199,000 
      12,786,105 
    326,199,000 
      12,786,105 

 14,722,276  14,722,276 
     566,619 
 14,722,276 
     566,619 

     421,863      421,863 
       16,236 
     421,863 
       16,236 

     949,196      949,196 
       36,532 
     949,196 
       36,532 

     789,272,016      789,272,016       22,616,412       22,616,412       50,887,044       50,887,044   2,133,168   2,133,168        61,125        61,125      137,533      137,533 
DrugstoreDrugstore      994,928,000      994,928,000 

     789,272,016 
     994,928,000 
     789,272,016 

      28,509,000       28,509,000 
      22,616,412 
      28,509,000 
      22,616,412 

      64,146,000       64,146,000 
      50,887,044 
      64,146,000 
      50,887,044 

  1,989,856   1,989,856 
  2,133,168 
  1,989,856 
  2,133,168 

       57,018        57,018 
       61,125 
       57,018 
       61,125 

     128,292      128,292 
     137,533 
     128,292 
     137,533 

ApparelApparelApparel
Drugstore
Apparel
DrugstoreDrugstore
Apparel
Drugstore

     821,569,000      821,569,000 
     994,928,000 
     821,569,000 
     994,928,000 

      23,542,000       23,542,000 
      28,509,000 
      23,542,000 
      28,509,000 

      52,969,000       52,969,000 
      64,146,000 
      52,969,000 
      64,146,000 

  2,556,493   2,556,493 
  1,989,856 
  2,556,493 
  1,989,856 

       73,257        73,257 
       57,018 
       73,257 
       57,018 

     164,824      164,824 
     128,292 
     164,824 
     128,292 

         5,750,983          5,750,983           164,794           164,794           370,783           370,783        22,119        22,119          1,426          1,426 
HardwareHardwareHardware   1,075,955,000   1,075,955,000 

         5,750,983 
  1,075,955,000 
         5,750,983 

      30,831,000       30,831,000 
          164,794 
      30,831,000 
          164,794 

      69,370,000       69,370,000 
          370,783 
      69,370,000 
          370,783 

  4,573,856   4,573,856 
       22,119 
  4,573,856 
       22,119 

     131,062      131,062      294,890      294,890 
         1,426 
     294,890 
         1,426 

     534,749,635      534,749,635       15,323,007       15,323,007       34,476,890       34,476,890   2,430,680   2,430,680        69,650        69,650      156,713      156,713 
Vehicle ServiceVehicle ServiceVehicle Service      957,242,000      957,242,000 

     534,749,635 
     957,242,000 
     534,749,635 

      27,430,000       27,430,000 
      15,323,007 
      27,430,000 
      15,323,007 

      61,717,000       61,717,000 
      34,476,890 
      61,717,000 
      34,476,890 

  2,330,389   2,330,389 
  2,430,680 
  2,330,389 
  2,430,680 

       66,778        66,778 
       69,650 
       66,778 
       69,650 

     150,249      150,249 
     156,713 
     150,249 
     156,713 

    Garage, Repairs    Garage, Repairs      631,779,720      631,779,720       18,103,800       18,103,800       40,733,220       40,733,220   2,105,932   2,105,932        60,346        60,346      135,777      135,777 
MiscellaneousMiscellaneous
    Garage, Repairs
Miscellaneous
    Garage, Repairs    Garage, Repairs
Miscellaneous
    Garage, Repairs

  2,628,646,000   2,628,646,000 
     631,779,720 
  2,628,646,000 
     631,779,720 

      75,323,000       75,323,000 
      18,103,800 
      75,323,000 
      18,103,800 

    169,478,000     169,478,000 
      40,733,220 
    169,478,000 
      40,733,220 

 10,152,656  10,152,656 
  2,105,932 
 10,152,656 
  2,105,932 

     290,920      290,920 
       60,346 
     290,920 
       60,346 

     654,579      654,579 
     135,777 
     654,579 
     135,777 

  2,102,917   2,102,917        60,258        60,258      135,582      135,582 
TOTALTOTAL $18,843,338,000 $18,843,338,000 $18,843,338,000 

     525,729,200 
$18,843,338,000 
     525,729,200      525,729,200 

$18,843,338,000 
     525,729,200 

  $539,951,000   $539,951,000 
      15,064,600 
  $539,951,000 
      15,064,600       15,064,600 
  $539,951,000 
      15,064,600 

$1,214,893,000 $1,214,893,000 $1,214,893,000 
      33,895,600 
$1,214,893,000 
      33,895,600       33,895,600 
$1,214,893,000 
      33,895,600 

 56,064,511  56,064,511 
  2,102,917 
 56,064,511 
  2,102,917 

  1,606,514   1,606,514 
       60,258 
  1,606,514 
       60,258 

  3,614,669   3,614,669 
     135,582 
  3,614,669 
     135,582 

xiii



Sub-category 2006 2006-2010 2006-2015 2006 2006-2010 2006-2015
FoodFoodFood
Sub-category
Food
Sub-categorySub-category
Food
Sub-category

  $201,266,000   $201,266,000   $201,266,000   $201,266,000 
2006

  $201,266,000 
2006

       $5,767,000        $5,767,000        $5,767,000        $5,767,000 
2006-2010

       $5,767,000 
2006-2010

     $12,976,000      $12,976,000      $12,976,000      $12,976,000 
2006-2015

     $12,976,000 
2006-2015

     375,876      375,876        10,770        10,770        24,234        24,234 

      10,063,300       10,063,300           288,350           288,350           648,800           648,800        28,752        28,752          1,854          1,854 
Eat/DrinkEat/DrinkEat/Drink     199,815,000     199,815,000 

      10,063,300 
    199,815,000 
      10,063,300 

       5,726,000        5,726,000 
          288,350 
       5,726,000 
          288,350 

      12,883,000       12,883,000 
          648,800 
      12,883,000 
          648,800 

     499,538      499,538 
       28,752 
     499,538 
       28,752 

       14,315        14,315        32,208        32,208 
         1,854 
       32,208 
         1,854 

General MerchandiseGeneral MerchandiseGeneral Merchandise     261,790,000     261,790,000 
    199,815,000 
    261,790,000 
    199,815,000 

       7,502,000        7,502,000 
       5,726,000 
       7,502,000 
       5,726,000 

      16,878,000       16,878,000 
      12,883,000 
      16,878,000 
      12,883,000 

     853,935      853,935 
     499,538 
     853,935 
     499,538 

       24,470        24,470 
       14,315 
       24,470 
       14,315 

       55,054        55,054 
       32,208 
       55,054 
       32,208 

       4,188,640        4,188,640           120,032           120,032           270,048           270,048        19,039        19,039          1,227          1,227 
Furniture Furniture Furniture     140,741,000     140,741,000 

       4,188,640 
    140,741,000 
       4,188,640 

       4,033,000        4,033,000 
          120,032 
       4,033,000 
          120,032 

       9,074,000        9,074,000 
          270,048 
       9,074,000 
          270,048 

     441,941      441,941 
       19,039 
     441,941 
       19,039 

       12,664        12,664        28,493        28,493 
         1,227 
       28,493 
         1,227 

    Radios,TV, etc.    Radios,TV, etc.       21,814,855       21,814,855           625,115           625,115        1,406,470        1,406,470        62,328        62,328          1,786          1,786          4,018          4,018 
Transportation & UtilitiesTransportation & UtilitiesTransportation & Utilities
    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.    Radios,TV, etc.
Transportation & Utilities
    Radios,TV, etc.

    556,538,000     556,538,000 
      21,814,855 
    556,538,000 
      21,814,855 

      15,948,000       15,948,000 
          625,115 

      15,948,000 
          625,115 

      35,882,000       35,882,000 
       1,406,470 
      35,882,000 
       1,406,470 

  1,619,450   1,619,450 
       62,328 
  1,619,450 
       62,328 

       46,407        46,407 
         1,786 
       46,407 
         1,786 

     104,413      104,413 
         4,018 
     104,413 
         4,018 

      86,819,928       86,819,928        2,487,888        2,487,888        5,597,592        5,597,592      234,648      234,648          6,724          6,724        15,129        15,129 
DrugstoreDrugstore     109,442,000     109,442,000 

      86,819,928 
    109,442,000 
      86,819,928 

       3,136,000        3,136,000 
       2,487,888 
       3,136,000 
       2,487,888 

       7,056,000        7,056,000 
       5,597,592 
       7,056,000 
       5,597,592 

     218,884      218,884 
     234,648 
     218,884 
     234,648 

         6,272          6,272 
         6,724 
         6,272 
         6,724 

       14,112        14,112 
       15,129 
       14,112 
       15,129 

ApparelApparelApparel
Drugstore
Apparel
DrugstoreDrugstore
Apparel
Drugstore

      90,373,000       90,373,000 
    109,442,000 
      90,373,000 
    109,442,000 

       2,590,000        2,590,000 
       3,136,000 
       2,590,000 
       3,136,000 

       5,827,000        5,827,000 
       7,056,000 
       5,827,000 
       7,056,000 

     281,215      281,215 
     218,884 
     281,215 
     218,884 

         8,059          8,059 
         6,272 
         8,059 
         6,272 

       18,133        18,133 
       14,112 
       18,133 
       14,112 

          632,611           632,611             18,130             18,130             40,789             40,789          2,433          2,433 
HardwareHardwareHardware     118,355,000     118,355,000 

          632,611 
    118,355,000 
          632,611 

       3,391,000        3,391,000 
            18,130 
       3,391,000 
            18,130 

       7,631,000        7,631,000 
            40,789 
       7,631,000 
            40,789 

     503,124      503,124 
         2,433 
     503,124 
         2,433 

       14,415        14,415        32,439        32,439 

      58,822,435       58,822,435        1,685,327        1,685,327        3,792,607        3,792,607      267,375      267,375          7,661          7,661        17,239        17,239 
Vehicle ServiceVehicle ServiceVehicle Service     105,297,000     105,297,000 

      58,822,435 
    105,297,000 
      58,822,435 

       3,017,000        3,017,000 
       1,685,327 
       3,017,000 
       1,685,327 

       6,789,000        6,789,000 
       3,792,607 
       6,789,000 
       3,792,607 

     256,343      256,343 
     267,375 
     256,343 
     267,375 

         7,344          7,344 
         7,661 
         7,344 
         7,661 

       16,528        16,528 
       17,239 
       16,528 
       17,239 

    Garage, Repairs    Garage, Repairs       69,496,020       69,496,020        1,991,220        1,991,220        4,480,740        4,480,740      231,653      231,653          6,637          6,637        14,936        14,936 
MiscellaneousMiscellaneous
    Garage, Repairs
Miscellaneous
    Garage, Repairs    Garage, Repairs
Miscellaneous
    Garage, Repairs

    289,151,000     289,151,000 
      69,496,020 
    289,151,000 
      69,496,020 

       8,286,000        8,286,000 
       1,991,220 
       8,286,000 
       1,991,220 

      18,643,000       18,643,000 
       4,480,740 
      18,643,000 
       4,480,740 

  1,116,791   1,116,791 
     231,653 
  1,116,791 
     231,653 

       32,004        32,004 
         6,637 
       32,004 
         6,637 

       72,004        72,004 
       14,936 
       72,004 
       14,936 

      57,830,200       57,830,200      231,321      231,321          6,629          6,629        14,914        14,914 
TOTALTOTAL $2,072,768,000 $2,072,768,000 $2,072,768,000 

      57,830,200 
$2,072,768,000 

      57,830,200       57,830,200 
$2,072,768,000 

      57,830,200 
   $59,396,000    $59,396,000 
       1,657,200 
   $59,396,000 
       1,657,200        1,657,200 
   $59,396,000 
       1,657,200 

   $133,639,000    $133,639,000    $133,639,000 
       3,728,600 

   $133,639,000 
       3,728,600        3,728,600 

   $133,639,000 
       3,728,600 

  6,167,097   6,167,097 
     231,321 
  6,167,097 
     231,321 

     176,720      176,720 
         6,629 
     176,720 
         6,629 

     397,618      397,618 
       14,914 
     397,618 
       14,914 

xiv
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