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I. Process 
The Shelby Town Center Plan was adopted in 1999, creating a focal point for future development and community 
activities in Shelby Township. Since then, a number of improvements have occurred including the formation of the 
DDA and construction of several new buildings that fit the vision of a mixed-use, walkable center. As a result of 
slowing residential demand and shifts in retail and office over the past several years due to the recession, new 
strategies are needed to stimulate development opportunities in Shelby Township.  It is a very competitive 
environment and requires an aggressive approach combined with a creative vision to induce new development. This 
report summarizes key recommended updates to the Town Center Plan and related documents to strengthen 
implementation strategies with a “developer perspective.”  
 
Developer Interviews 
Throughout this process, the consultant team met with the DDA, business and property owners in the Van Dyke 
corridor to help identify key opportunities and challenges confronting project implementation. Some of the 
developers and real estate professionals interviewed by the consulting team include: Michael Torres and Dr. Chow, 
Michael Furnari, Laith Jonna, Eddie Mancini, Jeff English, Paul Aragona, and a real estate broker, Boyd Kraft from 
Pilot Property Group. To respect the opinions of the individuals interviewed, comments will not be specifically 
associated to any one person but instead are summarized below. 
• There is strong interest in kick-starting development in the Town Center area. 
• The lack of a realistic, cohesive vision/plan for the center is a negative. 
• Financing is still a big issue for developers, with many projects in the region being self-funded. 
• Township assistance with specific projects would certainly induce implementation by eliminating the “gap” 

between project cost and rent structure. 
• The lack of residential in the center is a deterrent. 
• Rents are still low and have not fully recovered from the recession. 
• Reduced land costs are helping with potential project development. 
• Deterrents to developing within the Center are blight, land control, marginal traffic counts, weak rents and the 

lack of a cohesive, tangible plan. 
• There is a substantial oversupply of undistinguished neighborhood retail driving down rents and deterring 

reinvestment. 
• Tenants are willing to pay a premium to assure they are located within viable properties with solid neighboring 

tenants – this generally is pressing them into new centers in proximity to larger users or well-anchored 
properties.   
 

II. Goals/Priorities 
In order to spur implementation of the Town Center Vision the 
following priorities have been identified from the above 
meetings/interviews and consulting team analysis: 

• Coordinate future development plans across all four 
quadrants 

• Develop an overall district parking & traffic strategy 
• DDA/Township leadership-identify DDA Roles and 

responsibilities 
• Promote diverse residential uses and a mix of commercial 

uses 
• Locate community/civic uses in the Towns Center 
• Promote connectivity 

Key Town Center “Ingredients” 
 Distinct Design 
 Mixture of land uses 
 Engaging, Vibrant, Walkable 
 Attractive buildings, public space 
 Simple to navigate and park 
 Adaptable Space 
 Financially Viable 
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III. Market Snapshot 
 
Residential: 
Residential permits in Shelby Township, comprised of permits for single-family, duplex, attached condo, and multi-
family units, averaged approximately 373 units per year for the past 15 years and 514 units per year over the course 
of the past 25 years.  In 2014 residential permits are approaching 300 total units, with a majority of those being 
attached or multi-family units, as has been the case for the past 7-8 years.  
 
The uptick in permits since the onset of the recession has been facilitated by the stabilization of the economy as well 
as deflation in construction and land/lot prices precipitated by the recession.  The overall decline in permits (25 
versus 15 years) is a function of underlying economic conditions in the State, principally the decline in employment 
beginning in 2000, prevailing demographic/lifestyle shifts and to some degree physical constraints within the 
Township.  
 
The relative increase in permits for multi-family residential product is a byproduct of all of the above and in mature 
bedroom communities, like Shelby Township, represents an opportunity to strategically diversify housing stock.  
Included in this class of residential product are multifamily rentals and attached condominiums which provide a 
degree of affordability and ease of maintenance appealing to newly formed households as well as households that 
are downsizing.  The combination of these types of products in neighborhoods with commercial uses has been a 
bright spot within the overall residential marketplace. 
 
Commercial/Retail: 
From 2005 through 2014 rental rates have fallen from an average of over $16/SF to under $10/SF while vacancies 
have increased from 8% to 18% in the Township.  The rapid evolution of commercial development including the 
advent of lifestyle centers, power centers and big box retail in combination with the proliferation of online shopping 
and the recession economically pressed urban centers and neighborhood retail.   New single tenant retail 
development (i.e. CVS, Dunkin Donuts, Tim Horton’s), which has represented a significant source of new ground up 
development the past several years, is focused on heavily travelled commercial corridors where parking is ample.   
 
As we have all witnessed, many urban centers or downtowns have benefitted during this period from the 
uniqueness of their infrastructure/built environment and density of the surrounding traditional neighborhoods.   
While not attracting the regional or national tenants found in lifestyle and power center, local specialty retail can 
flourish in older urban areas in concert with a mix of entertainment uses especially when accompanied by 
programming through a DDA or other organized and funded commercial business alliance.  Rents and vacancies 
have stabilized and begun to improve in downtown Rochester and Utica, however undistinguished and /or 
marginally located neighborhood strip retail is readily available and represents the bottom rung of the retail rates 
previously mentioned.  These rates will generally not support the reinvestment in or redevelopment of older existing 
properties nor induce ground up development. 
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IV. Overall Recommendations 

 
• Revise the master plan future land use designations and goals/objectives to 

encourage long-term, higher-density redevelopment in surrounding built 
neighborhoods. The goal is to encourage more residents within walking 
distance to attract the desired uses.   

• Physical improvements (such as a shared stormwater system rather than 
each property owner needing to accommodate on each site, one concept 
was a shared use/expansion of the existing detention at the SE quadrant 
which could be enhanced to become an attraction/enhancement overlook 
for retail/restaurants,   

Placemaking components: 
 median 
 bike racks 
 pockets of parking 
 sitting areas 
 brick retaining areas 

Va
n 

Dy
ke

 

24 Mile 
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• Economic incentives/gap funding; many options were discussed but given the DDA’s current limited availability 
of tax increment capture, this will require more creative township participation.    

• Possible Township participation through property acquisition strategy (SE corner), providing municipal parking 
or  establishing a parking authority, or a strategy for developing a public-private recreation facility 

• Expansion of  DDA activities to include programming of existing open space, the development of program 
activities,  business recruitment, and outreach to stimulate  façade improvements on Van Dyke, further south of 
the Town Center. 

• Solicit for-profit, large-scale uses to bolster  tax revenue for 
redevelopment 

 
Street Recommendations: 
1. Calm traffic on Van Dyke first; then develop off Van Dyke. 
2. Explore 24 Mile for alternative road design options 
3. Potential alternative: 5 lanes with median and a frontage 

road 
4. Involve the youth 

 

V. Recommendations by Quadrant 
The below separates the Shelby Town Center into quadrants in order to provide the basis for a development/ 
redevelopment vision for each individual area.  The recurring themes for the vision of each quadrant are listed 
below.  The quadrants are interdependent - the success of the Center and the pace of development can be best 
expedited through a multipronged implementation approach addressing each of the below simultaneously in each 
quadrant.  Underlying all of the aforementioned is the need for the creation of a parking and traffic infrastructure 
plan for Van Dyke and 24 Mile Roads as well as further development of the DDA’s role and functionality.  
Additionally, the Township should expedite site plan approvals for property within a reasonable distance of the 
Center (approximately 1 mile) which contribute to population growth within walking/biking distance.   
 
• Develop unique infrastructure to induce commercial development   
• Control/participate in redevelopment through PPP’s  
• Focus community investment in public services on the Town Center to drive traffic  
• Actively promote the development of a diverse housing stock  
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• Build upon and connect assets and program activities 
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SE Corner –Retail/restaurant, community and governmental 
The evolution of redevelopment in the southeast quadrant of the Shelby Town Center should be driven by the DDA 
and Township through a combination of property acquisition, public infrastructure development, and commercial 
redevelopment through public private partnerships. The Township’s existing investment in infrastructure, public 
buildings, and open / recreational space provides a foundation for redevelopment and revitalization of the built 
environment fronting both Van Dyke and 24 Mile Road.   Recommendations are as follows: 
 
 Purchase properties fronting 24 Mile Road in order to influence and induce future development 
 Develop an active public space (alter ego of the existing passive pond) – an active water feature, square, etc as a 

backdrop for the redevelopment of the intersection  
 Develop a plan to integrate other Township community services within this quadrant including a recreational 

building/senior center  
 Consider redeveloping a portion of the golf course to facilitate the development of lifestyle housing for active 

adults/empty nesters 
 Develop a plan for public parking in this quadrant to support redevelopment of the quadrant and the balance of 

the Center 
 Develop a plan to connect existing public assets 

in this quadrant 
 
Uses: Retail and restaurant 
 Residential (golf course) 
 Community related 
 

1) Parking 
2) Storm/water feature 
3) Recreational /Civic 

  
Catalysts: Property acquisition 
 Community facilities (golf course 

residential, recreation or senior center) 
 Infrastructure (parking, public space 

feature, connectivity) 
 DDA programming 
   
Implementation: DDA organization and funding 
   Infrastructure and site planning 
   PPP‘s with private developers 
 
(Re-format “Implementation” above and in the sections below) 
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SW Corner – Downtown anchors, traditional neighborhoods, mixed uses 
The SW quadrant will provide the DDA and Township with a unique opportunity to promote the development of 
meaningful employment anchors that will serve to fortify the financial wherewithal of the DDA while injecting the 
Center with daytime traffic. Simultaneously, the scope of the quadrant provides for a meaningful opportunity to 
plan a mix of residential uses which will diversify 
the planned offerings being built or already 
approved in the Center.  A master plan that 
secures anchor uses and integrates residential 
products that do not already exist in the market 
will strengthen existing commercial/retail within 
the quadrant and promote new development 
along Van Dyke.   
 
Uses: Commercial employment anchors - 

office, senior living 
 Single-family residential 
 Multi-family residential 

Retail and restaurant  
  
Catalysts: Employment anchor projects 
     
Implementation: Master planning 
   PPP with developer 
 

    

“Cottage” Residential may be an appropriate new housing type to introduce into the Town Center to provide smaller 
single-family housing options  

Va
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NW Corner –   Mixed use and residential 
Infrastructure within this quadrant has been installed to facilitate the approved 
site plan, which includes unique residential product and office, both of which 
will immediately contribute to the success of the Center. 
 
Uses:  Office and residential   
  
Catalysts:  Residential development 
   Office development 
   
Implementation: PPP with developer  
 
 
 
NE Corner – Mixed use and residential 
Infrastructure within this quadrant has been installed to facilitate ongoing development of the approved site plan, 
which includes new rental product and future mixed-uses at the intersection of Van Dyke and 24 Mile.  The 
acquisition of property within this quadrant should be planned in order to provide for public space and or parking 
within the Center while assuring the focus of new commercial in the most strategic locations to support the overall 
success of the Center. 
 
Uses: Residential 
  Mixed uses – retail, office 
  Public space 
  
Catalysts: DDA programming  
  Property acquisition  
   
Implementation: DDA organization and funding 
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Next Steps 
1. Update the  DDA Development and Tax Increment Financing Plans  to include: identification of  financial barriers 

to implementation; strategies to overcome obstacles;  updated projects including shared or municipal parking, 
infrastructure improvements, a public-private township recreation center, tax incentives, etc.; and possibly an 
extension of the DDA boundary. We may want to “reset” the TIFA base to address the lowered values during the 
recession so that the increment will be higher. This will be conditioned upon the likelihood that there will be 
opposition from any of the taxing jurisdictions. 

 
2. Meet with the County Roads Department staff (may want to include County Planning too) to discuss potential 

for changes to Van Dyke (medians, pedestrian crossings) and possibly 24 Mile that would retain good through 
traffic flow but lower speeds to make a more pedestrian friendly, walkable center. From our initial contacts, 
given the road commissions recent investment in widening Van Dyke and the high traffic volumes, I believe we 
should focus on traffic calming like medians and pedestrian crossings and not a lane reduction or on-street 
parking (but we can sketch that up if it is preferred by most).  The more practical options: 
• Changes to Van Dyke (traffic calming, medians, pedestrian crossings) 
• Changes to 24 Mile Road where we might have more potential to change to road 
• Internal roads and/or a parallel slip road or service drive with on-street parking along Van Dyke  

3. Meet again with the property owners and developers to get a reaction on the alternative concepts and 
preferences. 

4. Hold a public open house to describe the benefits of Shelby Center, show images of the goals and present the 
draft plan. It is important to build public support for the changes recommended in this report. 

5. DDA meeting to agree on any final changes. 
6. Next, look at properties in the DDA, outside the Shelby Town Center Area. 
7. Make commercial development more exclusive and differentiated—look at master plan/zoning changes to 

reduce amount of land that is designated for commercial use and clarify retail versus heavy commercial and 
office use.   


