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Locating areas for   
new development and 

growth allows the City of 
Escanaba to determine 
how the community will 
be shaped in the future.  
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CHAPTER 12
INTRODUCTION
Determining the spatial distribution of land uses within a community provides direction for managing new 
growth and development.   Locations of specific land uses have direct impacts on economic growth, resident 
interaction, natural resource conservation and community character.  The future land use framework develops 
a pattern of proposed land uses that are the result of recommendations and public input throughout this 
Master Plan.   Locating areas for new development and growth allows the City of Escanaba to determine 
how the community will be shaped in the future.  One of the primary elements of the future land use plan is 
the Future Land Use Map.  This map provides the basis for determining land use policies that directly impact 
how and where land uses are located in the City of Escanaba.  Therefore, this chapter will develop a land use 
framework concurrent with the Future Land Use Map located at the end of the chapter (Map 12.2).

BUILDOUT ASSESSMENT 
Due to the natural feature limitations of Little Bay De Noc to the east, and wetlands to the west, buildable area 
in and around Escanaba is limited.  Furthermore, the City of Escanaba is primarily built out with the exception 
of a few areas which may support infill development.  Escanaba is presented with the difficult task of making 
land use policy decisions that will determine new locations for future development.  Analysis of existing land 
use and zoning provides the initial input for determining the buildable area within the City of Escanaba.  
Areas that are not zoned residential and are currently built out are removed from potential buildable areas.  
Secondly, natural features such as wetlands are subtracted from the buildable area due to the vulnerability 
and restrictions on development of these areas.   It is important to mention that Escanaba will be pursuing 
wetlands mitigation training and education to look at developing some of the lesser quality wetlands and 
enhancing those wetlands that are considered to be of greater quality.  The buildout map (Map 12.1) shows 
the areas of Escanaba that may be utilized for future residential development.  Future growth of Escanaba 
may require the development of some areas of poor quality or highly disturbed wetlands in order to meet 
the needs and demands of Escanaba’s future while at the same time maintaining the integrity of wetlands in 
general.  Planning for dense residential areas and infill development will help to limit the demand for large 
tracts of land and, therefore, should be implemented in future residential development.  Table 12.1 reflects 
the buildable area within Escanaba that has excluded all developed land, vacant non-residential zoned land, 
wetlands (until a banking program is established), and areas with steep slopes (no significant acreage).

Table 12.1 Buildout Analysis

Buildout Analysis Acres % of Total
Built-Out Land 3,497.89 65.55%

Vacant Non-Residential Zoning 270.23 5.06%

Wetlands* 4,686.20 87.81%

Buildable Area 301.35 5.65%
*Wetlands overlap some existing built out areas creating a skewed total acreage.  

Source: Beckett & Raeder Inc. 2005. 

  Future Land Use
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FUTURE LAND USE FRAMEWORK
As previously mentioned, the future land use framework is outlined graphically in Map 12.2, the Future Land 
Use Map.  The following is a break down of each of the specific land uses that are proposed on the map, 
which are summarized in Table 12.2.  The proposed land uses are the result of the public participation, as 
well as the detailed analysis of the existing conditions.  Furthermore, these proposed land uses are designed 
to meet an increased demand for new development in Escanaba.  

RESIDENTIAL
Residential areas of Escanaba are the primary uses that require the greatest amount of space.  As seen in Table 
12.2, this trend remains within the future land use proposal.  Within the residential classification, three sub-
categories have been defined based upon housing density and types of uses permitted.  The three categories 
include Residential (Moderate Density), Residential (Medium Density), and Residential (Mixed Use).  

Residential (Moderate Density)  
Residential areas classified under the 
Moderate Density category are composed 
of traditional single-family homes, located 
on lots of approximately 6,000 to 7,000 
square feet.  This category is the largest 
within the future land use framework, 
making up 23.17% of the total area in 
the City of Escanaba.  Consequently, the 
housing density in these areas ranges 
from one to seven units per acre, with the 
majority being at the denser end of this 
range, from four to seven units per acre.  
Few areas in the heart of the residential 
neighborhoods are available for future development.  Therefore, new residential neighborhoods, depicted in 
light yellow on Map 12.2, have been proposed for the southwestern portion of the city that lies just north of 
the Delta County Airport.  As these neighborhoods develop, it is important to make sure that neighborhood 
features such as parks, sidewalks and local shopping nodes be incorporated.  

Residential (Medium Density)
Medium density residential development 
allows for eight or more dwelling units 
per acre.  Residential development of 
this density provides areas in which to 
locate apartments, townhomes, and 
condominiums for multiple family uses.  
Five main areas are classified under this 
designation comprising over one hundred 
sixty acres of land.  These five areas are 
centrally located in the southeastern 
portion of the city as depicted in the bright 
yellow tone in Map 12.2.  Availability of 
multiple family housing opportunities is 
critical for retaining and attracting young 
adults, as well as retirees who are not interested in maintaining a larger lot and home.  Escanaba has a 
strong desire to attract more of these individuals, resulting in a need to further develop this housing type.  
Furthermore, locating this residential development in close proximity to traditional neighborhoods will create 
greater connectivity between residential areas.  
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Residential (Mixed Use)
Traditional development trends have created a distinct separation between different land uses, such as 
residential and commercial.  This type of land use framework has led to greater dependency on automobiles 
and disconnects between residents and businesses throughout many communities.  Incorporating a multitude 
of uses, which do not impose hardships on one another, creates areas that are self-supporting and retain a 
greater sense of community.  Two primary areas of Escanaba have been proposed for residential mixed-use 
development in this Master Plan.  These areas will provide opportunities for development that incorporates 
residential, retail, office, and commercial uses.  The first area that is considered for residential mixed-use 
development is the stretch of Ludington Street between Lincoln Road and 15th Street.  Incorporating a mix 
of residential and commercial uses within this traditional downtown stretch will provide an opportunity 
for new residential development, as well as begin to focus development in downtown Escanaba within 
a more centralized location.  The second area that is considered for residential mixed-use development is 
the area along the lakeshore that is currently being utilized for industrial purposes, between 6th Avenue 
North and 14th Avenue North.  This area provides an ideal opportunity to develop lakeshore townhomes 
mixed with retail and entertainment activities.  Development of this nature would become an attractive area 
for retirees and young residents to have a location in which they can live and work without the need for 
lengthy commutes to work or shopping.  Lakeshore development of this type is typical of many Great Lakes 
communities and is proving to be a very viable reuse of industrial waterfronts.

COMMERCIAL
Commercial development in Escanaba has been typical of most communities nationwide.  Commercial 
concentration in the traditional downtown has been relocated along major thoroughfares resulting in a 
sprawling commercial strip.  Strip commercial development is a critical issue and is the leading cause for 
Escanaba’s declining downtown.  Limiting sprawl is a primary concern of residents and officials alike.  In 
order to address this growing problem three commercial areas have been designated in Escanaba.  The three 
commercial classes differ in intensity and include the following; Commercial (General Retail), Commercial 
(Mixed Use) and Commercial (Regional Retail). 
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Commercial (General Retail)
As with most communities, downtown 
Escanaba has seen a dramatic decline in 
the activity of the traditional downtown-
shopping district.  Residents have voiced 
strong interest in revitalizing this area by 
creating a strong thriving business and 
shopping district along Ludington Street.  
In order to accomplish this task, the 
downtown district of Ludington Street 
has been broken down into four sections 
which will become four distinct sub-
districts within the lengthy downtown.  
General retail will be included as one 
of these districts between 9th and 15th 
Streets.  Additional general retail areas for 
local business are proposed for the areas along North 30th Street, U.S. 2 west of Lincoln Road and along 1st 
Avenue North.  General retail will comprise the greatest percentage of commercial space in the community 
and should be focused within the downtown shopping district of Ludington Street.  

Commercial (Mixed Use)
As previously mentioned under Residential (Mixed Use), incorporating a number of uses in a specific area 
creates a greater sense of community through increased interaction of people and community features.  This 
Master Plan identifies two areas where these uses are to be implemented.  These two areas will support 
retail businesses and second level dwellings, resulting in areas where residents can live and interact with local 
businesses and removing the need for automobile travel for daily goods and services.  Development of this 
nature is quickly becoming the trend for traditional downtowns similar to Escanaba.  One of the two areas 
planned to develop as Commercial (Mixed Use) is the district of Ludington Street lying between 6th and 9th 

Streets.  Additionally, commercial mixed 
use development includes the utilization 
of the waterfront area lying north of 1st 
Avenue and south of 6th Avenue North, 
(if 6th Avenue were extended east to the 
lake).  These two areas are located at the 
heart of the downtown and waterfront 
districts.  If developed in this nature, 
these areas will have the full potential 
to attract young residents, as well as 
retirees who would likely support local 
downtown businesses and bring in much 
needed economic enhancements to the 
community.  

Commercial (Regional Retail)
Commercial (Regional Retail) refers to the typical big box retailers that locate along primary road networks.  
While development of this type is a primary concern of the community, allocating space for this development 
is critical for the management and control of future demands.  Furthermore, with existing commercial strip 
along Lincoln Road it is not feasible to halt this type of development all together.  However, it is important 
to manage and plan how and where it occurs in the future.  The area east of North 30th Street, south of 
9th Avenue North has been designated in this Master Plan as a regional retail hub concentrating big box 
development within this nearly two hundred acre parcel.  However, Escanaba has been approached by 
additional big box retailers and has shown interest in developing the parcel east of North 30th Street north 
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of 9th Avenue North.  This site is currently paved and terribly under utilized.  The existing road network along 

North 30th Street would provide ample traffic through the area and allow plenty of space for a large regional 
retail store and the associated parking.  The primary Commercial (Regional Retail) area in the Future Land Use 
Plan is depicted in the dark red tone on Map 12.2.  The additional area mentioned along North 30th Street 
is classified as industrial but marked as a potential retail hub site as noted.
RETAIL/OFFICE
Retail/Office is another of the four downtown Ludington Street districts that are classified in the Future 
Land Use Plan.  The focus of this land use would be to allow for governmental and private office space in 
conjunction with traditional retailers downtown.  This area is the eastern most district along Ludington Street 
between 6th and 2nd Streets, depicted in the light pink tone of Map 12.2.  Retail/Office uses are combined 
to allow for retail space on the first level and office space above on the upper levels.  Combining office and 
retail uses will not only encourage local business patronage, but also discourage a sprawling office district 
that has been the trend as Escanaba’s downtown has lost retailers.  Once again, it is important to mention 
the value of a mixture of uses, which enhance the sense of community and encourage interaction between 
office employees, local retailers and restaurants. 

INDUSTRIAL
Historically Escanaba has been an industrial center for Michigan’s Upper Peninsula serving as a major port in 
the export of goods.  A decline in regional industries has led to a decrease in job opportunities and economic 
support.  While Escanaba desires a less industrial future, demand for jobs and economic support create a 
need for such activities.  In support of Escanaba’s efforts to maintain industrial activities, this Master Plan 
designates almost seven hundred acres of land for industrial purposes.  All of the proposed industrial areas 
focus around existing industrial sites.  These include the northern shoreline of Escanaba from 14th Avenue 
north.  All of the other industrial areas are concentrated adjacent to this site in the northern portion of the 
city.  The city should not discourage industrial uses within these designated areas to ensure other industrial 
sites do not develop in areas which are designated for less intensive uses.  
     
MASS ASSEMBLY and INSTITUTIONAL
These two future land use categories are combined due to the similar nature of the activities performed in 
each.  Churches, hospitals, schools and community gathering facilities all fall within these categories.  The 
future land use plan does not designate new locations for these land uses due to the nature in which they 
develop.  As new schools and churches are needed, evaluation needs to be done to determine the best 
location for them in order to serve the greatest number of residents.  The blue and magenta areas depicted 
in Map 12.2 are currently used for these purposes and will remain for similar uses in the future.  
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RECREATION/RESOURCE SENSITIVE 
Recreation opportunities in Escanaba are of major importance to the residents and overall well being of the 
community.  Open space and outdoor recreation areas provide an opportunity for residents to get outdoors, 
as well as preserve natural environments.  Designating areas for new growth while maintaining these natural 
areas is a critical part of any master plan.  Escanaba has a number of large tracts of land that are included as 
recreation/resource sensitive in this Master Plan.  This future land use category is the second largest, comprised 
of a total of 1133.49 acres of land, and are presented in the light green tone in Map 12.2.  Future recreational 
areas may be developed at the current site of the Delta County Landfill following its termination as an active 
dumping site.  Of course, proper landfill closing procedures would need to be implemented to ensure safety 
of the site, but this large tract of land may become a very usable recreation feature for future residents.  
Additionally, resource sensitive areas include the extensive wetlands in Escanaba.  Detailed wetland studies 
will be carried out to determine those wetlands that are of greater value and, therefore, will be protected.  
Following the conclusion of that study, the resource sensitive areas may change in the Future Land Use Plan.  
Consequently, areas that are designated as resource sensitive may become viable residential land.  Furthermore, 
it is important to acknowledge the efforts 
local officials have made to become 
educated on implementing a wetlands 
banking strategy.

TRANSPORTATION   
The Future Land Use Plan includes 
transportation recommendations to 
increase connectivity and alleviate traffic 
concerns within Escanaba.  Additionally, 
the transportation designation includes 
the Delta County Airport facility that 
comprises approximately seven hundred 
sixty eight acres.  It is important 
to note that this also includes the 
Escanaba Renaissance Zone which 
has been developed to accommodate 
manufacturing and light industrial activities.  The Future Land Use Plan includes proposed road connections 
to enhance the transportation network in the city.  The dashed black lines extending from existing roads in 
Map 12.2 designate these proposed connections.  All of the proposed connections are located in the western 
half of the city, which has and will continue to be the direction of future development.  Extending the north 
south and east west grid will ensure efficient neighborhood development, as well as attract commercial 
development.  
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Table 12.2 Future Land Use Acreage 

Future Land Use Acres % of Total
Residential (Moderate Density) 1236.66 23.17%

Residential (Medium Density) 163.24 3.06%

Residential (Mixed) 65.92 1.24%

Commercial (General Retail) 224.52 4.21%

Commercial (Mixed Use) 139.52 2.61%

Commercial (Regional Retail) 199.47 3.74%

Retail/Office 12.55 0.24%

Industrial 699.61 13.11%

Mass Assembly 34.66 0.65%

Institutional 398.54 7.47%

Recreation/Resource Sensitive 1133.49 21.24%

Transportation 768.03 14.39%

R.O.W 260.34 4.88%

Total 5336.55 100.00%
Source: Beckett & Raeder Inc. 2005. 
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What Does This Mean For Escanaba
The Future Land Use Plan provides a framework for the City to determine how and where land uses develop 
as they are needed.  Within each future land use classification, specific projects and developments are also 
explained in the next chapter.  It is important for Escanaba to stay the course and locate land uses where they 
have been determined to meet the needs of the community in the most desirable manner.  The future land 
use plan is summarized in the following list of recommendations.

Residential
• Moderate Density

o Provide for traditional neighborhood development and the preservation of historic 
residential communities within Escanaba.

o Encourage new residential development that grows in the traditional fashion and ties into 
existing neighborhoods.  

• Medium Density
o Create housing opportunities for young adults and retirees who are not looking for a single 

family home.
o Concentrate housing for residents with similar needs in areas where alternative 

transportation and accessibility can be focused.
• Mixed Use

o Incorporate a multitude of uses to encourage community interaction with local businesses 
and provide a greater connection between residents and their neighborhoods.

o Provide daily goods and services in areas where people live, decreasing the need for 
automobile transit to outlying commercial hubs.

Commercial
• General Retail

o Implement a general retail-shopping district along Ludington Street to initiate a more 
manageable downtown retail area.

o Concentrate retailers in central locations to allow for greater pedestrian access and 
connectivity of similar land uses.  

• Mixed Use
o Reverse the traditional land use development by allowing differing uses that serve one 

another through a multitude of retail, residential, and commercial activities.
o Implement a mixed-use district along Ludington Street to establish a resident population 

downtown that can rely on downtown businesses.  
• Regional Retail

o Provide an area to locate “big box” retailers, while limiting strip development along Lincoln 
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Road.
o Encourage the use of under utilized sites that have sufficient parcel size and road access for 

large retail stores.

Retail / Office
• Concentrate government and private office operations within a designated district on Ludington 

Street that will serve the needs of local businesses, while limiting sprawling office uses in the 
downtown.

• Allow for office buildings to accommodate retail operations at street level in order to encourage 
another level of interaction among businesses and residents.

Industrial
• Utilize existing industrial sites and areas that have access to railways for new light industrial and 

manufacturing activities.
• Discourage industrial development along the lakeshore in areas that are planned for residential/

mixed use development.
• Continue to utilize the existing Renaissance Zone for new industrial businesses looking to set up 

operations in Escanaba.

Mass Assembly / Institutional
• Continue to use these areas for their intended purposes.

Recreation / Resource Sensitive
• Implement a wetlands banking program following an evaluation study of the conditions of existing 

wetlands and natural areas.
• Protect valued natural areas and open space to be used for recreational and leisure sites.
• Evaluate the feasibility of using the Delta County Landfill as a reclamation site for future 

recreational needs.

Transportation
• Execute proposed roadway connections in areas that will observe increased development resulting 

in greater traffic volumes.
• Continue to build on Escanaba’s grid pattern transportation network in new residential areas to 

preserve neighborhood character and walkability.




