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As zoning is used to 
manage how land uses 

develop in the community, 
analysis of existing land 
use patterns are a more 
accurate representation of 
the actual distribution of 
various activities. 
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CHAPTER 10
INTRODUCTION
The distribution of land uses throughout Escanaba is the result of a number of factors.  Some of these 
factors include, but are not limited to, the proximity to the lakeshore, transportation routes, location of 
regional shopping centers, and zoning.  As Escanaba has started to rely less on shipping and industry, a 
number of changes have occurred in the land use patterns allowing for new uses to be developed and 
planned for.  

  Land Use & Zoning



Escanaba Master Plan - 200678

Chapter 10 - Land Use & Zoning

ZONING AND LAND USE 

Existing Zoning
While zoning has played a role in how communities organize specific land uses, it does not necessarily 
represent the actual use that exists in a particular area.   Under the current zoning, (highlighted in Map 
9.1), districts are broken into nine classifications:  single family residential, two family residential, multiple 
family residential, local business, commercial, light manufacturing, heavy manufacturing, planned 
commercial, and industrial park.  A review of Map 9.1 reveals the spatial patterns of these distinct zoning 
districts and begins to reveal the relationship of zoning and land use distribution.   The northern half 
of Escanaba constitutes the majority of the heavy manufacturing district including the area known as 
the north shore.  The primary area of light manufacturing is located at the Delta County Airport site.  
Commercial and Local Business districts are focused primarily in the downtown with the exception of 
a large area along Lincoln Road.  Residential districts are located primarily south of 3rd Avenue North in 
addition to some residential areas to the north, east of Lincoln Road.   

Table 9.1 shows the amount of land contained within each zoning district.   The existing zoning ordinance 
does not contain a number of districts which may be incorporated to allow for uses which are important to 
the community.  One such district would include the classification of institutional uses such as schools and 
hospitals.  Another zoning classification would be a recreation and resource district to preserve the natural 
areas in the community.       

Table 10.1: Existing Zoning

Zoning Type Acres % of Total
Single Family Residential 1,166.59 21.86%

Two Family Residential 232.96 4.37%

Multiple Family Residential 83.20 1.56%

Local Business 131.93 2.47%

Commercial 156.11 2.93%

Light Manufacturing 1,267.81 23.76%

Heavy Manufacturing 1,320.19 24.74%

Planned Commercial 5.30 0.10%

Industrial 160.84 3.01%

Public/ROW 811.60 15.21%

TOTAL 5,336.53 100.00%
Source: Beckett & Raeder Inc. 2005. 
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Existing Land Use
As zoning is used to manage how land uses develop in the community, analysis of existing land use patterns 
are a more accurate representation of the actual distribution of various activities.  Land use differs from 
zoning in that land use is the actual activity that is presently taking place on a given parcel of land.  While 
land use patterns may resemble that of the zoning map, the existing land use map (Map 9.2) shows how 
specific land uses have developed in Escanaba.  Furthermore, table 9.2 represents the existing land uses by 
total acreage in the city. 

Both the table and map show residential uses as the primary activity in the City of Escanaba.  With the 
exception of vacant and under used areas, the second and third most prominent uses are Travel/Movement 
and Industrial/Manufacturing/Waste, respectively.  While a large percentage of commercial activity is still 
located in the downtown area along Ludington Street, a more intense concentration of commercial activity 
is shown in the regional shopping centers and big box locations along Lincoln Road.  The industrial areas in 
the land use map differ greatly from the zoning, showing a much smaller area being utilized for industrial 
activities. The majority of the existing industrial activity occurs along the stretch of lakeshore known as the 
North Shore as well as the area to the west located in and around the Delta County landfill.  The distribution 
of residential uses closely relates to the residential zoning districts south of 3rd Avenue North, and the area 
just north of the Delta County Airport.  
    
Table 10.2: Existing Land Use

Land Use Types Acres % of Total
Residential 1318.83 24.71%

Shopping/Business/Trade 429.25 8.04%

Industrial/Manufacturing/Waste 657.36 12.32%

Social/Institutional/Infrastructure 369.54 6.92%

Travel/Movement 774.38 14.51%

Mass Assembly 134.09 2.51%

Leisure 504.51 9.45%

Vacant/Non Classifiable 1148.59 21.52%

TOTAL 5336.55 100.00%
Source: Beckett & Raeder Inc. 2005
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Map 10.2: Existing Land Use
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LAND USE ISSUES
Observing the spatial distribution of existing land use and zoning patterns presents possible opportunities 
to plan for areas that have seen significant and unexpected change, as well as locate areas which may be 
disconnected and under utilized.  Furthermore, a comparison of the zoning and land use maps presents 
important land use issues.  These issues will be addressed and highlighted in the development of the 
Master Plan and will support the development of a future land use plan and map. 

Commercial Development Along Lincoln Road
The first observation that is made regarding the existing land use in Escanaba is the concentration of 
commercial activity along the linear corridor on Lincoln Road.  A number of big box retail stores have been 
established on the north side of 1st Avenue North east of Lincoln Road.  This area has become a regional 
shopping center offering retail and services at a scale that will support not only Escanaba residents, but 
the surrounding region as well.  However, the development of this commercial hub has been the leading 
factor in the decline of retail and service businesses in the downtown along Ludington Street.  Big box 
retail development is characteristic of many small towns in Michigan and has led to declining downtowns 
nationwide.  Escanaba residents support the revitalization of the historic downtown.  Therefore, the 
continued commercial sprawl along Lincoln Road must be managed in order to allow for a market that can 
support local businesses and services.  

Downtown Ludington Street
Land use along downtown Ludington Street has become much less focused around retail and 
entertainment and more focused on office and service activities.  The 22 blocks along Ludington Street 
which make up Escanaba’s downtown have developed a severe disconnect with the businesses and 
residents in and around this area.  The length and magnitude of the downtown inhibits pedestrian 
interaction along the entire retail and entertainment corridor.  Furthermore, while a large percentage of 
commercial buildings are occupied, the specific uses are primarily specialty retail and office.  A lack of daily 
goods and services such as a grocery or neighborhood markets is lacking in the downtown.  Additionally, 
with the development of the commercial strip along Lincoln Road, local businesses, which once supported 
the daily needs of residents, have been forced to close their doors because they are unable to compete 
with the chain and big box retail operations.  Downtown Ludington Street once served as the primary 
commercial center of Escanaba, providing residents with all the necessary goods and services.  Revitalizing 
the downtown to a thriving commercial core is the goal of the residents and a primary focus of this Master 
Plan.  



Escanaba Master Plan - 200683

Chapter 10 - Land Use & Zoning

North Shore
Land use along the lakeshore of Escanaba has historically been industrial due to the access to the 
connection of the rail system and Great Lakes shipping.  The area of lakeshore lying north of 1st Avenue 
North, and east of Stephenson Avenue is used primarily for industry, with the exception of neighborhoods 
south of 3rd Avenue North, and neighborhoods on the eastern edge of Stephenson Avenue.  This 397-
acre industrial area is positioned along one of Escanaba’s premier locations.  The lakeshore is a valuable 
resource that, out of necessity, has been used for industrial activities which inhibit the full use of the 
area by residents and visitors.  Reclaiming some of this area for residential and retail uses is of interest 
to the community creating an attractive mixed-use element along Escanaba’s greatest asset.  Although 
the property in this area is environmentally distressed, federal and state incentives, which encourage 
brownfield redevelopment, are available and can assist with this transition.  




